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ABSTRACT

Inner city blighted industrial sites are primarily associated with the general phenomenon of
deindustrialization within the postdustrial inner city tht is caused by spatial and functional
restructuring of the industrial activitglighted industrial sites are vacant, obsolete, or underutilized
industrial buildings, facilities and other related industrial functions and areas. Such blighted areas may
hawe physical, functionalsocial, economic, and environmental impact problems both within the site, as
well as on surrounding properties. Brownfield sites represent a severe form oédlgjtaswhich

include real or perceived environmental contaminatiddrownfield redevelopment requise
environmental cleanp to acceptableegulatory standardshich may result in a costly process

The general research goal is to achieve an understanding of this complex problem context as
well asto establish the pertinérplanning framework for redevelopment of blighted industrial sites
within the Canadian inner cityThe researclprocessincludes three parts. Part One includes an
extensive preliminary literature review of brownfield redevelopment case studies in Chlinitdd,

States, adh the United Kingdom. It also includes an outlinegeheral planning theory and related
interdisciplinary theories. Thpreliminary findings of literature review reveal a multiptmponent
interactive problem context that indicates addor an integrative planning framewoskidresmg

multiple problem components. The preliminary research findings for the planning framemnerk

further studied andxaminel in four empirical case studies indkd in Part TwoThe specific research
objectves and research questions addressettonstituent parts ahe planning framework incliwg

the nature othe problem contextpotential policy directions, andhe planning processThe central
research guestion i s i w h amework and apgpmachafgr porownfieldi at e
redevelopment giveamultiple componeninteractiveproblem context?

Part Three synthesizes the findings of Parts One and Two, which highlights the proposed
planning framework for brownfield redevelopmeinicluding an atline of major problems and policy
directionsbased on impact evaluation by key participants in the empirical case stasliegll as
outlining the main characteristics athe planning process Some of the main problems and issues
includesite contaminabn and related legal liabilities, cost of site remediation that may exceed property
value, stakeholdedls conf | i ct,isocigl stigrhg asssodiatedt with brownfiglddarity and
consistency ofthe environmental approval process as, community supgdré proposed policy
directionsalso represent multiple compongand they are mainly as follows:

To prepae an inventory of brownfield sites,

To establish pblic-private partnership for project financing especially for site remediation,
To develop séHfinancing mechanism (like TIF/TIEF) to finance cost of site remediation,
To establish a redevelopment authority that is directly responsible for the process,

To foster publieprivatecommunitycollaboration angbartnership,

To secure accessibility édcal residents to newly provided opportunitfie jobs)

To adopt multiplecomponent integrative planning framework to link majproblem
components and planning splocesses

=A =4 =8 -8 -8 -89

The research findingalsohighlight the planning process being manifesaiédwo main poles
including the project developer and his consulting team, the public approval authority, in addition to
community residents and interest groups that are involved in the public consultation process. The
development approval processthe ommon organizational setp and i nterface for
involvement in the process.The main characteristics of th@roposedplanning process include
multiple-componenimulti-disciplinary contextconsistingof interactive planningubprocesses within
each componentmulti-level spatial contexts, involvement ahulti-stakeholders with conflicting
objectives and visionncrementdlyy adaptive critical time and timing context, and mixeakionality
comprehensive planningsion. This research assertetheed for addressing the multiple components
of environmental, physical, economic, social, and political planning without prior bias or predominance
to any of these components. This also asserts the need foistakéholder publiprivatecommunity
collaboration and partnership.
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PART ONE: PRELIMINARY LITERATURE REVIEW AND GENERAL
CASE STUDY ANALYSIS

Part Oneincludes a preliminary literature review and general case study analysis of

blighted/contaminated industrial st€brownfields) reuse and redevelopment. The litara

review includesapplied reuse and redevelopment planning in additigeteral planning theory

and other related interdisciplinary theories. The main objective is to develop an understanding of
the nature of the problerontext its complexily, connetivities among componentand how
planning as a problem solving framewadnbe utilized in such a problem context. The theme

is to match substantive issues with theory in order to identify commonalities and then to develop
an understanding amalannirg frameworkto this problem. Also, Part One aims at setting the
basis for empirical research. The preliminary outcomes of Partifi@zhede substantive and
theoretical findingdo be considered as proposkgpoothesegshat arefurther examine in an
empirical setting in Part Two. Part One includes the following:

Chapter One:  Introduction and Thesis Organization

ChapterTwa Problem Context and Planning Issues Associated with Blighted/
Contaminated Industrial SitéBrownfields)

ChapterThree  Contributionsof Planning Theory and Related Interdisciplinary Theories

ChapterFour:  Preliminary Research Findings/Hypotheses Research Objectives, and
Research Questions

Chapter Rve: Empirical Research Method and Process

General
Literature
Review of
Theory

Preliminary
Findings

Research

Hypotheses,
Objectives,
Analysis of Questions &
General Research Process
Pool of Case

Studies

Exhibit 11: Prelimnary Framework for the Research ProcaBart One




CHAPTER ONE: INTRODUCTION AND THESIS ORGANIZATION

The problem ofblighted industrial sites emerged within the inner city asesult of the
phenomenon of deindustrialization within the postustrial imer city (Bourne, 1982; Jakle &
Wilson, 1992; Yeates, 1998; Ley & Frost, 20@@lams et al, 2000 The spatial restructuring of
industrial activity, especially the move of manutatg functions to suburban @rperipheral
locations, resulted in the abamuent of obsolete industrial sites within the inner c8tafford,
1982; Yeates, 1998; Filion & bunting, 2006; Ley & Frost, 2006). The nature of some of the old
industrial production processes caused critical environmental contamination that affected huma
and natural ecosystems resulting in what so calledwnfield sites Environmental
contamination added to the complexatiythe physicatfunctional and socigbroblens of blighted
industrial sites and consequenttytheir redevelopment (Baxth & Collabn, 1997; Howland,
2002a; De Sousa, 200&owever, blighteftontaminatedndustrial sitegbrownfields)within
the inner city may also be seen as development opportunities rather than planning problems
(Adams et al, 20LONRTEE, 2003. Inner citybrownfidd sitesare either vacant or eaunder
utilized and their redevelopmertan contribute to theredudion in pressure onGreenfield
development and suburban sprawgeneral NRTEE, 2003)

Thisresearchs an attempt to study the dynamics of this compi@blem ando provide
a planningramework and visioffior addressing this multiple component problem cont&xten
though this research focuses on brownfield site redevelopment within the Canadian context, the
preliminary literature review and analysatso include general case studies within the United
States, United Kingdom, and Canada. This allows for observing a wider contextual spectrum of

related issues so that potential commonalities can be identified.

1.1 RESEARCH GOAL, OBJECTIVES, AND QUESTIONS

The primary area ofmy interest is to studythe context ofinner city revitalization and

transformation focusing on the reuse and redevelopment of bligatedminatedndustrial sites
(brownfields) The generatesearctgoal is to achieve an understandingho$ complex problem
context as well aw establish the pertinent planning framewéoskredeveloping those areas

! Controlling urban growth is a central objective of smart growth and sustainable development strategy which partly
includes urban infill redevelopment like the transformation of a-utilized/underutilized brownfield site into an
acti ve and Bvamnthectare devetoped is & browifield project can save an estimated minimum of 4.5
hectares of greenfield land froneing developed in an outlying a@éNRTEE, 2003).
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In essence, a planning framework addresses the problem cantigpdtential courses of

action that respond to those problenihe findirgs of preliminary literature review outline a
multiple component problem context for brownfield redevelopm®@nt.this basisthree main
areas will bethe focusin the targeted planning framewoikcluding the problem context with
multiple components, paly directions and guidelines, in addition to ttlearacteristics of the
overall planning process. The research objectives and pertinent central questemntshese
threemainareasand as follows:

1. Problem Context:The main objective is to exploreehmultiple component problem
context ofbrownfield redevelopmerdnd to examine in an empirical setting how these problem
components and their linkages impingetlo@process. The pertinent research questions include:

1 What are the main problem componentsd aissues of brownfield redevelopment
planning? What is the impact evaluation of the proposed list of problem components and
issues in a given context of brownfield redevelopment?

1 How are multiple component problems manifested in brownfield redevelopomeixt?
How do these problem components and their interactive linkages impinge on the
individual planning suprocesses and on the overall redevelopment process?

2. Potential Policy Directicns: The main objective is to explore and develogtential
policy directions addressing problem components and the overall planning process. Alse, there
an attempt to study thaability of a key policy direction of tax increment financing (TIF/TIEF)
to financethe cost of site remediatidiThe pertinent research quests are as follows:

1 What are theotentialpolicy directionsfor applicatior? What is the impact evaluation of
the proposed policy directions in a given context of brownfield redevelopment?

1 How are potential policy directions related to the overall m@tq@mponent context? Is
tax increment financing (TIF/TIF) viable to finance site remediation cost?

3. Overall Planning Process:The main objective is to explonglanning approaches for
brownfield redevelopment and to examihe viability of the hypotheticahultiple component
integrative planning framework. Also, the objective is to delineate the main characteristics of the
overall planning process including the main linkages among problem components and planning
subprocessesThe pertinent research quessare as follows:

1 What is the appropriate planning framework for brownfield redevelopment?

2 Tax increment financing (TIF/TIEF) may be considered asf®lhcing tool to cover the cost of site remediation
phase of redevelopment, because it is based on using the added property value duelapreent and as
exemplified by the increased future taxes.
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1 How are multiple component problems and related planningosadesses represented in
a brownfield redevelopment project? What are the main interactive dynamics and
linkages within and among components?

1 Is multiplecomponent integrative planning viable foownfield redevelopmeft

1 What are the main characteristics thfe overall planning process for brownfield
redevelopment?
In essence, the nature of this reseaschider in breadthbecause ohAddressing multiple

components and linkages, as well@aser in depthregarding each componefthile traditional
research usually focuses on a certain component or element and delves déep riesearch

focus In otherwords this research may be characterized as relatively being more horizontal
rather than vertical research, looking at the wide spectrum of the planning process and focusing
more on linkages among components.

1.2 BRIEF OUTLINE OF LITERATURE REVIEW

The researth analysis includes literature review of the applied problem context of brownfield

redevelopment planning as well as general planning theory andrethtadinterdisciplinary
theories.This will allow for contribution from both the practical and thewadt contexs of
brownfield redevelopmemtianning inaddressinghe research goabbjectives and questions

1.2.1 Applied Context of Brownfield Redevelopment

This literaturereview highlights issues in three main areas includhmg problem contexpolicy
directions andthe overall planning process fotighted site reuse and redevelopmemtbout
forty general case studiés Canadathe United States anthe United Kingdom are uskas one
mainbasis for this analysis, in additiondtherrelatedliterature on brownfield relevelopment

Problem Context The analysis includean outline ofcontextual definitions of the main

termsfor thethesis subject topic, the main factors causing or affecting inner city industrial blight
and decline, as well aslentifying the main problem components of blighted industrial areas.
Contextual definitions included the main issues of blight and blighted aneas,city context,
reuse and redevelopment of existing settings, and planning and the planning prbeess.
literature review highlights similar terms and evolvidgfinition of blighted industrial sitelgke
derelictland (mostly in the U.K.)Jand contaminated sitegorownfields) (Adams et al, 2010;
NRTEE, 2003; Page, 1997; Cairney, 19%3sentially, the core defirin of blight andblighted
sitesis severe deterioration represented in vacant/abandoned, obsolete, or undebuiilitregls

and sitesThe definition of brownfield sitesn addition to being a blighted araacludes the

presence or potential presendecontamination(Adams etal, 2010; USEPA, June 2009; De

4



Sousa et al, 2009; NRTEE, 20@artsch& Collaton, 1997).The literature reviewrovidesa
historical backgroundbr emerging phenomenast derelict landand its reclamation in the U.K
since the 198s and the problem intensified in the 1970s as a result of inner city
deindustrialization(/Adams et al, 2010)In the U.S. and Canada tteownfield phenomenon
emergé in the 1970s and became more critical in the 1980s especially after environmental
legislation was enacted to address the problem of contaminatidnrequired cleaap. In
general, the extent of contamination problem in derelict lands i€iigigsl in the U.K. context

as compared withrownfield sites irthe U.S. and Canadian conteg#glams et al, 2010)

The definition of the inner city varied among different references and some acknowledge
that there is no specific definition for this term (Ley & Frost, 2006; Bourne, 198®2)this
research, a close definition of the inner city is @teby Filion and Bunting (2006) as an area
thatoimci des with the central city, a metropol
which occupies it centce.

The definition of the reuse and redevelopment process highlipbt importance of
utilizing existingresources includinguildings, heritage valuessiteand infrastucture resources
in addition to inner city locatiarThe exisience of theseesources differentiage brownfield site
from a greenfield siteln applicable contextshe literature highlights thenportance of heritage
planning and adaptive reuse of historical buildings and sites as a value to be captured and
preserved in the redevelopment process (Bliek & Gautb@€x7; Burchell & Listokin, 1981).

The essence of planning setting a course of action to achieve objectivsst of the
literature adheres to planning as a commegiatpolitical-organizatiomal activity (Fischler &
Wolfe, 2006; Alexander, 1992)involving multi-stakeholdersand addressingmultiple
componentsncludingthe physical, environmentahstitutionaland social components (Fischler
& Wolfe, 2006; Kaiser et al, 1995Hodge & Gordon (2008) outline that the community plan
making process includesvo processes a normative procesdiasically a communyt based
participatory process to define their needs, objectives and acceptable courses oémrdtiom,
technical process guided by the professional planners.

The definition ofthe planningprocess highlightsational decisionrmaking as the core
which is outlired in a comparative analysis of the proceds/mdifferent referencefExhibit 2.4
- Hodge & Gordon, 2008Brooks, 2002Kaiser et al, 1995; Alexander, 1992; Litchfield et al,
1975). The rational decisiomrmaking processis consolidated in fivemain stagesincluding

analysisdesignsynthesis, evaluation, implementation, and monitoring.
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The literature review also reveals criticism of the ratiatedision makingprocess in the
context of comprehensive plannifgased onthe difficulty for a human mind to handle
complexityanduncertainty(Brooks, 2002; Beauregard, 2003; Lindblom, 203; Alexander, 1992)
However, the analysis of the literature revdhist the actual criticism isot on the notion of
rationality as much as it isn the difficulty in dealing with complexity as well as aentralized
technical comprehensive planniagd decision making that is characterized as beingdimpn
process and the technical planner played a central\Wiide in realitythe processs a multt
stakeholder multi-disciplinary decision making process and including multiple component
planning sukprocessesComplexity may beanalyzedby its components and planning solutions
may be phased incrementallyhe rational process is still applicable to the planning- sub
processes at the compondetrel and to a certain extent tbhe aggregate overall planning
processHowever, t is a mixed rationality context in terms of multiple disciplines and multiple
stakeholders with different values and objectivAtso, there is noconflict in combining
rationality and incremental planning within a comprehensive vision.

Factors Affecting Inner Citylndustrial Decline Inner city industrial decline has been

mostly the result of deindustrialization within the postustrid city and for various factors
including suburbanization of manufacturing functiéesving obsolete buildings within the inner
city (Filion & Bunting, 2006; Ley & Frost, 2006; Yeates, 1998; Stafford, 198Rift from
manufacturing to tertiary sector (services)l guaternary sector (office@ourne, 2006 & 1991,
Filion & Bunting, 2006; Yeates, 19983ging of industrial buildingslating to thé9" century
(Jakle & Wilson, 1992; Bourne, 1982and environmental contaminatioresultingfrom some
previous industrialunctions and associated legal liabilities for clea(ide Sousa, 200& 2006;
Thornton et al, 2007; Alberini, 200BRTEE, 2003; NRTEE & CMHC, 1997)

Problem Components of Blighted/Contaminated Industrial Sites (BrownfieldEhe

literature review focusd on identifying theessential manifested forms bfight andblighted
industrial sites The analysigevealed variousorms includingfunctional blightrepresented in
vacant, underutilizetuildings and sitephysical blightrepresented idilapidation(Adams et al,

2010; Jakle & Wilson, 1992; Bourne, 1982pvironmental blight represented in contamination
and associated health risks (NRTEE, 2003; De Sousa, 2008 & 2006; Thornton et al, 2007),
economic blightrepresented imleclining property values andx base(De Sousa et al, 2009
Chapin, 1965; Berry, 196330cial blightrepresented ifoss of jobs and amenities and impact of

socialstigmaon existing neighbourhoodblowland, 2007; Chapin, 1955n addition topolitical
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concerns andonflicting objed¢ivesamong stakeholder$he analysis for thproblem context as
well as for the pertinent planning spbocessess based on the five consolidated components
including the functionaphysical, environmental, economic, social, and political components

1.2.2 Pdlicy Directions for Brownfield Redevelopment

The analysis of favourable circumstances and baraersused in developing potential policy
directions for brownfield redevelopmenthis is primarily based on the analysis about40
generalcase stugks of brownfield redevelopmenprojects in Canada, U.S. and U.gExhibit
2.1). The review also includedthe analysis of government policies arelatedresearchon
brownfield redevelopment (NRTEE, 2003; OCETA, 2008; De Sousa, 200 .literature
review revebed the followingfive main area$or potential policy directions

1 Project financing and redevelopment incentives,

1 The role ofthepublic sector, private sector and community groups,
1 Environmental concerns and legal liability of contaminated sites,
1 Project marketability, and

1 The planning process with a clear vision.

The identified &vourable circumstances are synthesized within each of the above areas
based on the analysis of their representation in the general case studies (Appeneotehfial
policy directions are derived from the list of favourable circumstances and according to the
mentioned area components (Exhibif)2.

The potential functional themes for blighted site reuse and redevelopment are also
analyzed in the general case $3dThe mixed use residenti@bmmercialoffice-recreational
complexes are most prevalent among case stugxsht 2.12 & Appendix 2.1.6).

1.2.3 Reuse and Redevelopment Process of Blightétdustrial Sites(Brownfields)

The reviewis primarily based on thanalysisof general case studies in Canada, U.S. and the
U.K. (Exhibit 21), as well as other related research literatlitee findingsreveal a planning
process with two main implementation packagesphasesthe firstis site remediation and
preparation and theecond is site reuse and redevelopméhese two packages are supported
by the fact that there is an environmental approval prdcessite remediatioralong with the

site reuse and redevelopment approval prodésstwo packages may heerformedby the same
projectdeveloper oby different developers or stakeholders (public and/or privatey.finding

of literature review of general case studiegeals that the most prevaleatievelopment path for

% In this research, a policy is a miel@vel planor a main planning decisiosith primary focus orachievingcertain
objectives) within certain component (or componen®&)policy direction hghlights the main objective(s) to be
achieved without outlining the overall policy plan.
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st a k e hredpahshility @& public sector intention or taking responsibility of the first
package of site remediation attien private sector devel@p taking the responsibility ofhe
second packag#f site reuse and redevelopméBkhibit 29).

The analysis of the overall planning process aleeals planning suprocesseghat
address the problem context within each of gveblem components These include hie
environmentaplanning sulprocesqprimarily focusing orsite remediatiol, physicatfunctional
planning subprocess(mainly land use [anning, urban design, architectural design,),etc
economic planning suprocess (represented by financial planning and markeYingocial
planring subprocess(like social equity and social safety planningolitical/organization
planning sukprocess ifcluding stakeholde® organizational planning, collaborative/
communicati ve pl anning, and ).plhdese planniregl subst a k e |
processes are integrative components that constitute the overall planning process.

1.2.4 Review ofGeneral Planning Theory & Related Interdisciplinary Theories

This literaturereview highlights contribution of general planning theoincluding an outline of
historical evolutiorof planning paradigmslhe reviewalsoincludes an analysis of contribution
from applied panning and other relatedterdisciplinary theoriesFor tabulated contributions
from individual theories, see Appendices A3.1 and A3.2

General Planning Theory

The lterature reviewoutlines generaland contextuabefinitions for some of the terms used
including planningtheory, planningparadigmandplanningmodel Planning theory isan elusive
subject of study that draws from different disciplines and there is no saggked upon
definition nor is there any consensus on what it includes (Alexari®®2; Campbell &
Fainstein, 2003)Being multidisciplinary in nature, the definition of planning theory may be
placed at its intersection with its various interrelated disciplines including normal and social

sciencesTwo main aspects of planning theomperge including the substantive aspect in terms

“*A paradigm i s def iapattein, éxampls, ormpdele |tterims ads ofi de&i ned i n
philosophical and theoretical framework of sciéintschool or discipline within which theories, laws and
generalizations and the experi ments Apdrhfeormed si dedu mped!
plausible or scientifically acceptable general principle or body of principles offeredfmeai n a pAenomenon
mod el i s ad epfaitnteedr nasori an exampl(eWefbosrt eirndist aQniloinn eo rDiecnuil oal
2010) In this research, the term planning paradigm is used to characterize each of the main three contextual
categoris of planning models or theories, namely mainstream planning that emphasizes the-pbygsioalic
context, the socigolitical context, and the ecological contekhe term model is used for the specific planning
approach or theory within each of the #hparadigms. The reason for using planning model instead of theory is
because the status of general planning theory at this point is a mosaic of various planning approaches and each
having its pertinent rationalized principles as well as critical argunagatisst each approach. Also, there is no
consensus on a unified definition of planning theory in a general (Campbell & Fainstein, 2003:1; Brooks, 2002:22).
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of its potential constituem@omponen{physical, social, environmental, economic, etc.) as well as
the procedural aspect in terms of its representation as a process (Alexander, 1992; Campbell &
Fainstein, 203).

Planning was originally rooted in the context of city buildpignningand during the late
nineteenth century and early twentieth centylgnning was in response to emerging social,
environmental, physical and health problems associated with thestiral city (Alexander,
1992; Beauregard, 2003; Fishman, 2003; Hodge & Gordon, 2008). New visions for public health
reform and for an ideal city emerged includin
Cityo, and ABr oad Ramstetn, 2003;tFghinan( Z0@BPapnimg ihcluded
concerns over the city appearanibgng conditions, environment, and city efficiency (Hodge &
Gordon, 2008)In general, thditerature review indicates théfhe dominant emphasis in those
planningideasand visionswas on the physical built environment as the major component in
addressing economic, social, aa/ironmental problems and needs

The Iterature reviewalso outlinesplanning approaches and modelsat addresghe
procedural aspects of plangi decision makingincluding rational comprehensive planning,
disjointed incremental planningand mixed scanningHudson, 1978; Briassoulis, 1989;
Alexander 1992; Brooks, 2002; Campbell & Fainstein, 2003, Beauregard; Blo@igle &
Gordon, 2008) In addiion, the review includesterature thahas relatively more emphasis on
individual sectoral/component theories includiagvocacy planning (Davidoff, 20p3social
equity planning Krumholz, 2003) participatory/transactive planning (Friedmann, 1987 &300
collaborative communicative planning (Healey, 2003; Ind€85), ecologicabasedplanning
(McHarg, 1969; Slocombe, 1998locombe & Hanna, 2007; Hannaakt2007).

The analyss for general planning theory outlines an evolutionary context of a \aioiger
of planningapproacheandmodelswhich can be classifiethto three mainnteractivecategories
including a mainstream plannirthatis more inclined to physical and economic development
planning paradigm ecological based planning paradigm and the sccio-political planning
paradigm(Exhibit 32). Each of these planning paradigms has relatively more emphasis on their
pertinentdiscipline(s) andcontext. The rational comprehensive mod&CM) evolved from
physical planning and was the prevailing msiream planning paradigm during the 1920s thru
the 1960s with emphasis on physical and economic development pldAmexgnder, 1992)

The disjointed incrementahodel (DIM) emergedn response to critical shortcomings of (RCM)

andasa more practical appach for decision making on an incremental piece meal beses.
9



sociapolitical contextof planning paradigms is represented by adepgdanning socialequity
planning, collaborative planning, and community based planfimg thirdcategory of plannig
paradigmss represented by the ecological context with emphasis on the natural ecosystems. The
second and third categories of planning paradigms emangedponse to the shortcomings of
themain streammational comprehensive aatningparadigm

The iterature reviewof general planning theoryndicates a direction toward a hybrid
planning paradigm combining the three main categories of planning pargdghmisit 3.2)

Applied Planning an®RelatedinterdisciplinaryTheories

Literature review includeshe pertinent theories and concepts in urban geogrdphy use
planning, urban desigand other related disciplines (Appendix A3.2). This analysis includes

1 Inner city functional transformationas a result of economic and spatial restructuring of
indudrial activity (Stafford, 1982; Bourne, 1982 & 1991; Jakle & Wilson, 1992; Broadway,
1995; Yeates, 1998; Filion & Bunting, 1993 & 2006),

1 Inner city decline and regenerationutlined in explanatory hypotheses (Bourne, 1982)
and representedin districts of identifiable change including areas of decline, stability,
revitalization and massive redevelopmg@my & Frost,1991 &2006),

1 The eolving intra-urban form and developmentepresentedn terms ofincreasing
densities ande-urbanization mixed land usesncreasing social heterogeneity, equitable access
to public goodsand cooperative governance with local empowerment, and increasing sense of
community (Barnett, 2003;Bourne, 1996). Physical urban form theorie:i c | udi ng A goocCc
f or mdo f ocluam and prosegsaand irgerrelationship between behavioral and physical
settings Barnett, 2003Kaiser et al, 1995; Lynch, 1984; Alexand&®87; Trancik, 1986).

1 Heritage conservation planningor historic districtsand buildingsand the notion of
balaning urban renovation and intensification on one side and preserving the built and natural
heritage on the other side (Bliek & Gauthier, 2007; Barnett, 2003; Hodge & Gordon, 2008).

1 Integrating Social, Economi& Environmental Values- Feasibility & Sustaindility:
Balancing values and objectivamong the environmental, economic and social components has
been the mairroncept fortheories concerning land ugéanning sustainable developmeras
well as ecologybased planning (Kaiser et al, 1995; Brehen®g2t Slocombe, 1993; Campbell,
2003; Hanna et al, 2007)Pr oj ect feasibility should not b e

® Campbell (2003) outlines that it is only through resolving the conflicting issues betwe®aithgoals of social
equity, economic growth, and environmental protection that we can approach sustainable development.
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feasibility but should also addresspublic cost and benefitsncluding quantifiable and non
guantifiable values of the social and/ganmental components.

An Emerging Planning Paradigm

Contributionsfrom general planning theory and related interdisciplinary theoniéisate an
emerging hybrid planning paradigm characterized as holisttegrated, multidisciplinary,
collaborative,and incrementally adaptivéhat aims at sustainable developméltargerum,
1997; Briassoulis, 1989; Slocombe, 1993; Slocombe & Hanna, Z&biipbell, 2008

1.3 BRIEF OUTLINE OF THE RESEARCH PROCESS & METHOD FOR
EMPIRICAL STUDY

The overall research process hasolved during the course of my work. In the beginning, the

research includes a comprehensive literature review of the problem contegrivoffield sites,

as well asgeneralplanning theoryand related interdisciplinary theorie$he main core of
literature reviewis the analysis ofgeneralcase studies of brownfield redevelopmprijectsin
Canada, the United States, and the United King@xhibit 2.1) The preliminary findings of
literature reviewinclude an outline of the main problem componentsemtal policy directions,

as well as outlining the main characteristicsbobwnfield redevelopmenplanning process.
These findings representesearch hypothesdsr a preliminary planning framework thate
further explored and examined in an empiricgdaarch studyExhibit 1.1) Specific research
objectives and questions are developed to guide the design and application of empiricdl resea

1.3.1 Empirical Research Method and Process

The literature review includes a comparative analysis of the masardds paradigms, namely,

the quantitative and the qualitative reseanmchaddition to the mixed quantitathgualitative
research (Creswell, 1994 & 2009; Robson, 2@®tton, 199 In a quantitative researgheality

is considered objective, singular,dampart from the research (Creswell, 2009). Winilea
gualitative researchreality is subjective and multiple as seen by participants in a study and the
researcher interacts with the research context (Creswell, 1994 & 2009). The qualitative research
is dso characterized ding valudaden, informal, evolutionary, inductive, holistic and pattern
oriented to establish understanding. The mixed quantitgtieditative research is an emerging

paradigm where elements of batre included.

® Creswell (2009) outlines that the qualitative and quantitative research should not be seen as isolated poles but
different ends of @ontinuum and a study tends to be more qualitative or quantitative.
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The main objecties for empirical researds to explore the multiple component problem
and policy context of brownfield redevelopment, to examine the main patterns of linkages within
and among components, as well as delineating the main characteristics of the ovenatigpla
processThese objectiveplace tle empiricalresearclwithin the qualitative than the quantitative
paradigm. However, a level of quantification may be applicable to some specific vgthias
this researclike impact evaluation of main problemsdgpotential policy directions

The Case Study Strategys defined asa research strategy that investigates a

contemporary phenomenon within its réfd context and where the boundaries between the
phenomenon and the context are not clear (Yin, 2003sé&pt2002). Yin (2003) also outlines

t hat t he c a scepesswithutlieyechsitally @istiectivg sitiiation in which there will be
many more variables of interest than data painfhe case studgtrategy as a contextual study

of a phenomenon, imtrinsically embedded in the nature of this research, which in essence is
case specificAccordingly, the case study strategy is selected for empirical research.

The case study desigis based on the following components: research objectives and
guestios, hypothetical propositions, the units of analysis, the logic of linking the data to the
propositions, and the criteria for interpreting the findigGgms, 2003) Yin outlines a matrix of
four major typesof case study research design based balistic single unit of analysis versus
embedded multiple units of analysis and on single case study versus multiple case studies
(Exhibit 5.3) Given that research objectives addrets® multiple componentontext of
brownfield redevelopmenthenembedded multig units of analysis is selectetllso, multiple
case study desigis selected becauseatiows for exploringvariability among cases ' his also
allows for cross case study evaluation and potemtigdlication of patterns and converging
evidencehat may ncrease external validity

In addition to the holistic casstudy, the units of analysis are represented by the major
five problem componeniscludingtheir pertinent planning syrocessesAlso, implementation
planning and a key policy direction are kxted as units of analysidue to their relative
importance in the site redevelopment proc&beresearch units of analysis are as follows:

1. EnvironmentalLegal Component: Primarily environmental site remediation planning
subprocess and related enviroantal issues

2. Physicalfunctional Component: Including land use planning, site planning, urban and
building design

" In addition, multiple case study design allows for variability in the selected cases in terms of suanéssful
unsuccessful implementation as well as case studies within mediunrgadilee inner city context (Exhibit 5.4).
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3. Economic Component: Financigvestment planning and marketing sutmcesses

4. SociatPsychological Component: Primarily social equity and safemunity planning

5. PoliticakFOr gani zati on Component : Stakehol der so
collaboration and partnerships

6. Project ImplementatioRlanning and Phasing

7. Key Policy Direction: Potential policy directions with emphasis tar incremat
financing (TIF/TIEF)to cover site remediation cost.

8. TheHolistic Case 8dy: Multiple-component contex& overall planning process

Case_Study SelectionFour case studies are selected for ieicgd research which

representssuccessful implementationn@ unsuccessful cases (not implemented or partially
implemented) as well as considering cases witdige size city like Toronto and medium size
citieslike Mississauga and Hamilton. This will allow for studying the reasons for success and for
failure aswell as examining the effect of city size on site redevelopment (Appes@b.1 &

A5.2). The specific casstudiesinclude:

1 The Gooderham & WortBroject Toronto

1 Port Centre Development Project, Port Industrial District, Toronto

1 Cooksville Quarry and Bek Factory Site, Mississauga

1 West Harbourfront Development Study Area including Bayfront Park, Hamilton

Structure and Content for Case Study Analysi$he main source®f information

include questionnaire fok ey parti ci pant sdé i ninvavwedin thevasewh o w
studies in addition toavailable literaturesite visits and archived informatiomformation from
the literature includes all project plans and related information available from the project
developer and from the municipality anther governmentreities involved in the projecThe
empirical case study analysis includes a brief background, case study plans by project developer
and by public approval aut hority, a nfiadingss i s o f
learred lessons froreachcase study.

Key Par ti ci pain®@uesionnhine tDesignw The wsestionnaire for key

parti ci panihciude open ¢énded guestioms well asstructured question8oth sets

of questions ardocused onthe eight researchunits of analysis mentioned earlier. Thpen

ended questioraire aims a t getting participantsd views abc
planning sukprocesses within each component as well as the overall planning process
(Appendix A52, Exhibit 5a) These interviewsre recordedThe structured questionnaiagms

at evaluating the impadevel of each item othe proposed hypothetical list of main problems

and policy directions within each component on the pertinent case study jairges viewed

by the key participants in the actual redevelopment pra@ggsendix A52, Exhibits 6b & 7b).
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The evaluation framework includes five impact levels/weights includiregy Strong {/-5),
Strong (-4), Moderate # -3), Weak [ -2), andvery Week §-1)0. The rankimg also includes
i ntermedi at e Hlewel sStiriokney & Sviluationaffdrdeivdrk imclndes t
fiNot Applicable (NAO)O t o t he per t i nEaimpactkewels aresrépresegtedinr oj e «
symbols to allow for easily capturing the highdalow values in visual termg\lso, numeric
valuesare usedo allow for obtaining the mean for participaitesponses for eadomponent
within eachcase study as well as for the overall average for all case studies.
Selection of Key Participants Selection of key participants is based on inclusive

representation of all categories of primary stakeholders including the public sector, private
sector, and community residents and grodjpe potential list withirthe public sectomcludes
representativesrdm the municipal approval authoritipJOE, in addition to related provincial

and federal authoritiesIhe potentialparticipantswithin the private sector include the project
developer investors financial institution, planningnd other related consult&és The potential
participantsalso include representatives from local community residents and interest groups. A
range of ten to fifteen participants are interviewed for each case whidly is based on their
availability and willingness to participat8ome of thepotential list of participantdeclined or

were not accessibl@nly the interviewed participantsave codenumbes whichare used as the

key in the impact evaluation exhibifer each case studyee Appendix AAZ. for the list of
participantdor each of the four case studies.

1.4 THESIS ORGANIZATION

Thethesis is organized in three Parts. Part Goersliterature review angreliminary research

findings, which forms the hypothetical propositiand basis for further empirical researéfart
Two covers empirical case study analysis includaognparativeevaluation And Part Three
outlines the proposed planning framework, in addition to conclusions and recommendations.
Part Oneincludes five ChapterChapter One is thesisintroducton which provides a
brief outline ofthe literaturereview including research objectives and questjansaddition to
thesis organizatianChapterTwo outlines the research problem context including contextual
definitions and problem componentsirrent policy contexianalysis of general case studies that
highlight favourable circumstances for reuse and redevelopasewell agthe main issues about
the reuse and redevelopment planning process. Champteeificludes contributions of general
planning theory and relateinterdisciplinary theoriesThe preliminary findings of literature

review are discussed @hapter-our which als@rovidesdirections forempirical researchtudy
14



including research objectives and research questibns preliminaryresearchfindings ae
considered as the proposed hypothetical planning framewatiuding the main problems,
potential policy directions, and general characteristics of the planning process. The proposed
preliminaryplanning framework iso be further explored and examinedhe empirical research

which is outlined irChapter Fve andcoversthe research methadcluding case studgesign

Part Twocovers empirical case studies aaldo includes five chapterChaptersSix
throughNine provide a comprehensive analysis andleation for theselectedfour empirical
case studies. Chapt&en includescross case stydcomparative analysis and conclusions. The
research units developed in ChaptereFof PartOne are used as the basis for wdlial case
study analysisas well agor comparative evaluation.

Part Threeoutlines the proposed planning framework armdudes two chapter€hapter
Elevenincludes an outlin@nd discussn of the planning framework for the redevelopment of
blighted/contaminated industrial sites. Thicludes the main characteristics of a multiple
component interactive problem context, the pertinent policy directamnwell as the theoretical
representation for the multip@mponent planningrocess Chapter Twelve includes a brief
outline of main coalusions for tis thesis asvell as recommendations for further research.

The proposed planning framework and theoretical representation for the general planning
process is an attempt to introduce a new consolidated compreheissdreand approachior
planning, namely multiple component integrative planmiaglel Further research is required to
verify and define the parameters of the new planmogdel
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CHAPTER TWO: PROBLEM CONTEXT AND PL ANNING ISSUES ASSOCIATED

WITH BLIGHTED/ CONTAMINATED INDUSTRIAL S ITES

This Chapter outlines the substantive aplied issues related to the problem context of

blighted industrial sites and associated planning issues. It is based on literaturamnelvieing

general case study analysisatWout fortycases of bligh@'contaminated industrial site reuse and

redevelopment in Canada, United States, and the United Kingdom (EX&jbitThis Chapter

includes the following sections:

2.1.1 Contextual Definitions

1 Researclproblemcontext

1 Favourable circumstances for reuse and redevelopment of bligidasdtrial sites

1 Reuse and redevelopment planning process for blighted industrial sites
2.1 RESEARCH PROBLEM CONTEXT

The topic of this researalequires thecontextualdefinition of at least the followig terms and

phenomena

The

1
1
1
1

Blightin general andblighted industrial sitegn specific

Inner city context

Reuse and redevelopment

Planning

Blight and Blighted Industrial Sites

term Abl i

ghto literally

means death or

conditions constiting its contexf In the context of commercial blight, Berry (1963: 179)

proposes thatblight constitutes an abnormalitya malignant deviation from the healthy state of

an

underutilized industrial buildings, facilities, and other related industrial functions and areas. Such

organi sm. 0

As a phenomenon,

blighted industrial sites are vacant/abandasteblete, or

blighted areas may have social, econgrpitysica) and/or environmental impact problems on

the site itself and/or on surrounding propest{(Bourne, 1982; NRTEE, 2003ieberle &
Wernstedt, 2006; De Sousa, 2008)

® The I TP Nel son
resulting in sudden wilting and dying of affected parts; an adverse environmental condition, such aslair ut i on 0 .

Other definitions of blightinclud@ any t hi ng

on

a (cWeblbygtoer 6s

Canadi an

New Worl d
16

t hat

Di ct i on anyof numdr@u® pant dideds8s)

Coll ege

destroys,

Dictionary,

prevents

1997:

S €

defines

growt h,
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Exhibit 2.1: List of Case Studies in Canada, U.S.A & Britain Representing Blighted Industrial Site Reuse & Redevelopment

U.S. Case Studies

1.

2.

e

©~No O

©

10.

11.

12.

13.

14.

15.

Pure Oil and Gas Farm Project-
Minneapolis, Minnesota

Soo Line Rail Yard - Minneapolis,
Minnesota

Wilensky Salvage Yard- Minneapolis,
Minnesota

(Bartsch & Collaton, 1997; Schwartz, 1995)

U. S. Repeating Arms Complex New Haven,

Connecticut.

BF Goodrich Plants- Akron, Ohio

AES Business Campus Akron, Ohio
Sears in Lawndale Chicago, lllinois
Uniroyal Tire Factory - Commerce,
California

Avtex Synthetic Fiber Plant- Meaduville,
Pennsylvania

World Class Steel, Inc.- Ambridge,
Pennsylvania

Lone Star Steel Comp. Plant Fort Collins,
Colorado

Williams Air Force Base - Mesa, Arizona

(Bartsch & Collaton, 1997)

The Fort Worth Stockyards - Fort Worth,
Texas (Bright et al, 199%

The Charlestown Navy Yardi Boston,
MassachusettgGordon, 1997)

The Industri-plex Site in Woburn,
MassachusettgBrooks, 2006: 229)

British Case Studies

1.

Regenerating Industrial River Sides in
N.E. England Tyne and Wear
Development Corp. (TWDC),

1.1 NewCastle Business Park

1.2 Central Quayside

1.3 Hanover Hanging Gardens
1.4 St . Peterds H
1.5 Walker Riverside Park

1.6 Walker Offshore Technology Park
1.7 Little Haven

1.8 Hylton Enterprise Park

1.9 Deptford Shipyard

(MacPherson, 1993)

A Sub-Regional Economic Development
Initiative: The Leeds and Liverpool Canal
Corridor Project.

2.1 Clayton Industrial Park
2.2 Blackburn Waterside

(Tattersall, 1993)

Salford Quays 1: The Context
(Law & Grime, 1993

Salford Quays 2: Development &
Planning Procedures

(Hindle, 1993)

Salford Quays 3: The Urban Design ...
(Pidwill, 1993)

The London Docklands,(Gordon, 1997)

Canadian Case Studies

1. Toronto
1.1 The Ataratiri Area
(City of Toronto, 1991; Allester, 1992 NRTEE &
CMHC, 1997a)
1.2 Toronto Harbourfront
(Gordon, 1997; Royal Commission, 1992)
1.3 The Port Industrial District
- Port Centre Development
- Toronto Hydro
(TEDCO, 1996Munson, 1990; Royal Commission, 199
1.4 The Gooderham & Worts Complex
(Toronto, 1994, Poplack, 1997)
2. Montreal
2.1 The Lachine Canal Revitalization Program
(London, 1998; NRTEE & CMHC 1997a; Bliek &
Gauthier,2007)
2.2 Sporadic industrial reuse
(Germain & Lessard, 1989)
3. Vancouver
3.1 Pacific Place (Former Expo 86 Site)
(NRTEE & CMHC 1997a)
4. Mississauga
4.1 Cooksville Quarry/Brick Factory
(Jannock Properties, 1998a; NRTEE & CMHC 1997a)
5. Kitchener
5.1 The Breithaupt Street Industrial Area
(City of Kitchener, 1994; Schultz & Curtis, 1996
(Dillon Associates, 1988).
5.2 Sporadic casefCity of Kitchener, 1997)
6. Waterloo
6.1 Seagram Site(City of Waterloo, 1996)
7. Guelph
7.1 IMICO Site, (City of Guelph. 1998)
8. Hamilton
8.1 West Harbourfront Development Study
(City of Hamilton, 1995)
8.2 Bayfront Park (City of Hamilton, 1995)
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Other terms have been used to expeesignilar or related maningto blighted sitedike
derelict landbrownfield sites, or contaminated sife8ontaminated sites represent a severe form
of blight The definition of brownfield sites and derelict land may have some variations in
different country contexts like ¢hU.S., Canada, and the U.Kvhich hal different policy
implications and haedvolved over timé®

In general, h e t brromvnii i el d €anaderdo andi.S. econtextsnmeans a
ficontaminated site whether the result of industrial or commercialouseg TRER 2003: 1;
NRTEE, 1997a: 30; Bartsch and Collaton, 199h).Canada, brownfields are definexs
Afabandoned, vacant , or underutilized industri
havecaused knowmr suspead environmentalkcontamination but tere is an active potential
for redevelopment (NRTEE, 2003:ix).** In the U.S., he Environmental Protection Agency
(EPA) definesthe termfibbrownfield sit@® as fireal property, the expansion, redevelopment, or
reuse of which may be complicated by the preseor potential presence of a hazardous
substance, pollutant, or contaminarif The definitiors of brownfield sites in the Canadian and
U.S. contexts are essentiaflynilar; however there is an added potential fsite redevelopment
in the NRTEE definibn, which indicates a positive sign

I n the U. K., the use of the term Abrownf i e
originally on derelict landwhich isd e f i ned i n lard rs@ damaged by grevidus
industrial or other development that itirscapable of beneficial use without treatm@ent ( Ad a ms
et al, 201078)."® Derelict land reclamation was an instrument of regional policy in the 1960s

attempting to treat damaged mining and industrial site. The impactinmodr city

° In this research, blighted industrial areas may inclugiéagninated and non contaminated sites

9 The term brownfields was used in order to attenuate the negative connotations and liability associated with the

term Acontaminatedo especially in the U.S. wiaere feder
investment in any property suspected of contamination (Adam et al, 2010: 79).

“pPrevious definit ialsandoned orible industridl or edmthercialand whére reuse, expansion

or redevelopment of the land is complicated by envimmmt a |l ¢ o n (NBRTRE,1997ai 30)n 0

12 The definition is obtained from the web page of the U.S. Environmental Protection Agency
(http://epa.gov/brownfields/glossary.Htraccessed on June 2009. Addingto this web pagehe fiBrownfields

Sited definition is found in Public Law 10718 (H.R. 2869} "Small Business Liability Relief and Brownfields

Revitalization Act" ggned into law January 11, 2002. A Previous definition by EPA when it formalhchead its
Brownfields National P ar t nabandohed,pdled) or undeyused Adustriallaad i n 1995
commercial facilities where expansion or redevelopment is complicated by real or perceived environmental

cont ami(DRBEPA AIDD).

3 |n Scotlandthe definition ofderelict landva s si mi | ar but mandwhicphasbednsce | y st at e
damaged by development or use that it is incapable of development for beneficial use without rehabilitation and

which is not being used for the parse for which it is held or for use acceptable in the local plan or land which is

not being used wher e cont(Adamsretald0n i s known or suspect
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deindustrialization of he mid 1970s resulted in derelict land grants being userk as an
instrument of urban rather than regional policy. As a result, the definitidbrofvnfieldd was
also changing toward emphasis previously developed land with potential for redevelopment
and as t heGreppd%Aedutined by Adams et £010) the evolving definition
of brownfields was not referring to contamination since this represented a relatively smaller
portion of the total brownfield sites and the objective wasnttberage redevelopment of such
sitesregardless of contamination

In essenceyrownfields(contaminated sitegjose a critical environmental health problem
that needs to be addressed before any site redevelopment can proceed. Furthermore, the legal
contextfor redeveloping such sites makes it mandatory to address and resolve environmental
contamination as part of the redevelopment process.

Extent and Location of BlightefContaminatedndustrial Sites(Brownfields)

Blighted industrial sites(brownfields) are associated with the general phenomenon of
deindustrialization within the postdustrial inner city (Bourne, 1982: 239; Jakle & Wilson,
1992: 86; Stafford, 1982: 82; De Sousa, 2006:-398). Brownfieldsmay be found irmost of
the urban and sometimes ttegional areas dhe industrialized nation@Exhibit 2.2).*°

Exhibit 2.2: The Extent of Land Contamination

Country No. Of Contaminated Sites
Denmark 10,500
France 75,000 square kilometers
Germany 144,000
The Netherlands 110,000
United Kingdom 50,006100,000
United States 400,000600,000
450,000HUS-EPA, 2009 De Sousa, 2008
Source Meyer, et al, 1995: 15
Canada 20,000i 30,000
(NRTEE, 2003: 2; NRTEE & CMHC, 1997: 2)

Spatially speaking, blighted industrial sites can be found within the intyeasiwell as
in suburban areas or industrial parks within the city fringe. The focus of this research will
primarily be on blighted industrial sites within or near to the inner city. However, the general

4 The evolving definition of brownfields &previously developed land that is unused or im@yvailable for

developmentt includes both vacant and derelict land and land currently in use with known potential for

redevelopment. It excludes land that was previously developed where the remains have blended into the landscape
over time(Adams, etl, 20L0: 79)

"AVirtually every city in the nationés industrial regi
manufacturing facil i t(Batsch&QCollators 19872 i ndustrial sitesbo
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case study analysis includes national and inteynaticases from the two spatial contexts for
comparative analysis purposes.

Inner City Context

The notion of the inner city has no specific definiti@ourne, 1982; Ley & Frost, 2006)
Fi | i o nthe(inhe® @dtycan bé @epdasothetcity proper whidha t

busi ness

Bunting and

comprises the CBD, the adjacent factory belt and x e d acti viti

transition6, an ddensityfesidentigh ei g h & b {Exhibik2@)s bi g h

Metropolitan Development Land-Use Patterns (1945-75)

indusirial,
b Basin L

s 5
Exurban Fring® |-

Amonily
Shopping

A Depiolad CBD

ﬁ Factory Bolt
a Higher Income Housing
b Lowor Inceme Housing i
d Alornaiiva Dovolopmanl Housing

=+ Transil

Exprossway

Park/ Opon Space
Urbanizod Parimator
Environmontally Sensliive
Policy Aroa

(Source: Bunting and Filion, 1996: 11)

Legend

(Source: Filion & Bunting, 2006: 15)

Exhibit 2.3: Defining the Inner City

In a later publication and in the context of outlining the evolution of Canadian urban
form, Filion & Bunting (2006: 8 & 11Yefer tofiCity Development before 194a swhdt we

today <call

boundari es

of

centr al

ét lin rmanydolder metropolitan arga$) the inner city coincides with the
t he

city (a metropol it

16 Bourne (1982: 225) outlines thatte inner city may béhe older portion of an urban area immediately

surrounding th
the CBD and th

e central
e ring

busi
daey&tFnost @0B : n €li9g2h) b gouwvhifetherese,t b e yhoart d -

ness district (CBD) é 1t m

undoubtedly, important themes shared by the ring of old neighbourhoods around the central business district (CBD)
that we call the inner city, no single criterion, nor even a combination of criteria, permits boesmttabe drawn

around wurban

areas

any

claim to total adequacy. 0



whi ch occupilt@rsthisiressarch ianer cityeblges industrial sites will primarily
include those within the CBD as well as within the surrounding transitional*zone.

While the focus of this paper is on the industrial component of inner city blight, other
land use functional components may have erpeed decline like commercial functions,
warehouses, and residential functidns.

Reuse and Redevelopment

Reuse and redevelopment is usually associated with physical planning and tékignste or
land development usually refers to transforming vir@reenfieldto a desired us®, site
redevelopmenapplies topreviously developed land (PDLhat is characterized ljeterioration,
obsolescencendbr underutilization. Site redevelopment usually involves clearing thersite f
on-grade facilities, stretures, and buildings while reusingr upgrading the existing
infrastructure for the new functions. This is as if starting again from a cleaf'land.

The term fASite Reuseo asewpgteneabytessting within thes o me
blightedarea(or surrounding areasgnd the aim isnoptimal utilization of existing resources. In
general, site resources include any element that has value and can be utilized for new planning
purposes.They may include various types of values, both quantitative andéaditgtive.
Resources may include physidahctional resources such as land area and site location, existing
buildings, structures and facilities, infrastructure services, and proximity to resources/amenities
like transportation routes and networks in grah, downtown, and other amenitié&esources
may also include cultural heritage valudike historical, architectural, and industrial heritage.
Environmental resources may characterize the site such as natural scenery and heritage which
would include riers, parks, and significant natural landscapes. Site context may include social

resources such as existing communities, social patterns/organization, and amenities.

"Regardi ng tMetmpolian Développmentf 194860 , Fi | i o (2008)mB o ht bsulputbdna t  fi
areas developed over this-§0e ar peri od ar e nownagteunreerda |lolry ar,ienfweerirrde ds iutdou a
different area from the inner city (Exhibit 2.3).

18 |n the case of Cooksville Quarry site in Mississauga, the location was originally within a suburban area and part
of a growing edge city. However, the project siteow near to the vibrant city centre of Mississauga.

19 Residential blight is exemplified in the vacant (abandoned) or underutilized residential buildings, and declining
residential neighborhoods (Bourne, 1982:-2301; Keating, et al, 1996: 1).

2 | anddevelopment (of Greenfieldjsually requires both new infrastructure services as well as new on ground
structures, facilities, and/or buildings.

2L Urban redevelopment of inner city slums and declining areas was based on clearing the whole area from alll
structures/buildings and to start all over again from vacant land. This has been the case with the controversial urban
renewal program in the United States (19494 approximately)(Holcomb & Beauregard, 1981110
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The reuse of existing resources requires adaptation to the newly proposed redevelopment
in specific, as well as to the cultural, socioeconomic and biophysical settings in general. For
example, the reuse of an inner city vacant factory requires adaptation to the newly proposed
function. Also, if such a factory has recognized historical and taathral character, then the
new function(s) may have to adapt to the inherent qualities and vahteleast the physical
buil ding or elements of it T h oo redouragshdsiarg h't s
essential element in the planning @ess for blighted site reuse and redevelopment. In the
context of neighbourhood revitalization, Burchell and Listokin (1981: 1) define adaptive reuse as
Athe revitalization strategy which employs a
acquire, manage and reuse put us or ab and dineg autline tha ddaptve iteuse e . 0
process to subsume the following phases:

1 Planning, Inventory

1 Property Control

1 Property Management and Disposition

1 Physical revitalizatior(Burchell and Listokin, 198141-43)

The adaptive reuse of buildings and sites may include a level of site redevelopment, and
hence may take any of the following forii@urchell and Listokin, 1981: 43)

1 Retention of structures in another ustere, the adaptive reuse concept emphasiees
importance of the physical component as in the case of industrial sites with significant
architectural and historical heritage. This includes building/structure rehabilitation, reuse
and conservation as a central theme for the project.

1 A combinationof partial retention and partial removal of building/structur&his
approach is to balance the adaptive reuse of existing resources and innovative
redevelopment.

1 Building/structure removal and site redevelopmeit this approach, the adaptive reuse
corcept is limited to land, infrastructure, and location resources. An example of this
approach is the urban renewal and slum clearance programs in the United States, Britain,
and other countries.

Capturing the value of industrial heritage through an adapéuse process can be a
positive added value to brownfield redey@nent and providesnotherareafor public policyto
utilize (Bliek & Gauthier, 2007: 40% Bliek & Gauthier propose a process of urban

morphologieswhich focuses on the historical evoluti@f built form and space over time in

% |n a study on mobilizing urban indmigl heritage of brownfield landscapes, Bliek & Gauthier propose that
firecognizing and leveraging the heritage value of brownfield sites may open the door to new solutions to planning,
policy, and design challengesmmon to regeneration projeotsThey further point outhatfipublic policy and

planning could benefit from an approach that studies the industrial landscape as a component of an active urban
material culture(Bliek & Gauthier 2007: 40)
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order to understand and define underlying qualities of urban herfthgg.alsooutline that this
approachaddressemdustrial landscapand heritageass a component of an active urban material
culture®® Given this famework the adaptive reuse of industrial heritagite andbuilding)
within the context ofbrownfield redevelopment requires a sensitive protesachieve an
acceptabldalance betweelneritageconsenationand built innovation

Planning and PlanningProcess

In essenceplanning is setting a course of action to achieve goals. Alexander (1992:73) defines
p | a n n ithe deliberate social or organizational activity of developing an optimal strategy of
future action to achieve a desired set of goals,sfulwing novel problems in complex contexts,

and attended by the power and intention to commit resources and to act as necessary to
i mpl ement t he AlexXaaer eutlines therfaldawimgycharaoteristics tH@rming as a

decision making process:

T "Goal orientedo

T AFut ur e hutrmayaddressdsdues and objectives of all times

T A social or or gandgoleciveiofonuleslt ak ethiou idtey sthei n g

T Commi ttewsd ooft hevdilable and potenti al resc

T AA probl em s addresing rpvelprolmems is cmplex contexts

T AA compl ex deci s congistingna ktagaesgandpmulbpte elecisians and
decision making suprocesses

T AAdaptoveari ati on sc oonpdre xtidtmyee rdtuaei ntoy d

T ACycl i cal awithfeedeacktardrifead forwael dbops

T AA cont i nuothrsughpseting esceudse of action as well as course

implementation and monitoring (Alexander, 1992:729.

Fischler & Wolfe (2006: 338) outline thafiplanning may be defined as the collective
management of development, that is, the use of foresight to influence the evolution of society
through the built, natural, and, to a lesser extent, social environments, according to shared
values and collective interests. It is a political activity in whiodmmunities,rbm the local to
the national scale, enunciate visions of a better future, elaborate policies, plans, and programs

to realize them, and organize processes and institutions to facilitate decision making and

% Bliek & Gauthier outline that urban morphologyfia research tradition focusing on the evolution of urban forms

(i.e. morphologies), examining the consistency and resilience of built space in the face of social, political, and

economic systems and structures. It also addresses the historical sedimeritatimanaartefacts by unveiling the

mechani sms of transformation and conser Vhaytpoimoutthath at af f
theprocess of urban morphology consists of multiplepartsia 6r eadi ng6 of trdevwalngat er i al
its latent, underlying logic, and a work of decodification or interpretation of the city through its cartographic
reconstruction over time, revealing the constitutive el
(Bliek & Gauthig, 2007: 47).
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i mpl ement Indteicdefsitiom planning is a mukstakeholder political activity that
addresses thevuilt/physical, natura)] and socialenvironmentsfomponents. The economic
component is not explicitly mention&dthis definition however, it is indirectly implied through
physial development.

In the context of land use planning, Kaiser et al (1995: 35) describe planning as a
fiturbulent activity due to the complexity and dynamism of its social, physical, institutional, and
policy environmentdNo single theory of planning for lban change adequately describes the full
range and compl exi ty ofThey se@manning &ctivip/lasacombiningg pr a
analysis, synthesis, and consensus building among main stakeholders in the process in order to
achieve balance among tereompeting sets of values incing the social, economic, and
environmental. They also outline thalue to this complexity and uncertainty, the planning
process has to combine rational and adaptive techniques to achieve the goals that best benefit the
community. In essence, this definition addresses the multiple components of planning and the
rational decision making processan adaptive mode and witheanmultistakeholder setting

In the context of planning Canadian communities, Hodge & Gordon (20W3:outline
thati t h e ¢ o mmmakingtpyocess lcamprises, essentially, two planning processes. One is
the normative processhat a community, usually through its municipal government, undertakes
to determine its needs, objectives, acceptable cowkestion, and whom to involve in the
deliberations regarding its plan. The other is tteehnical processprimarily followed and
guided by the professional planners, or their counterparts, of studying the community and
desi gni n gThda conemumtyplanningdgrocess is not only a logical process for decision
making; it is also a participatory process including the planners, policy makers, developers and
the community. In essence, the conceptual theme for the community planning process follows
the ratonal decisiomma ki ng f r a me wo ibdundedhation&itg e ( Hotd ges &A Gor ¢
2008: 176). Also, the process is in the context of community participatiorpifing isdone
for andby the community In general, community planning is partly ddmethe public approval
authority fmunicipal and provincidlthat sets the regulatory framework for project approval, and
by the devel operbdés team which includes profes

Planning, as a decision making processssts of stages similar to those of the rational

decision making model basically analysis, synthesis, evaluatiomplementation and
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monitoring (Alexander, 1992: 74: Hodge & Gordon, 2008: 1B5ooks, 2002: 162** In
essence, planning is the human imation toward apping some sort of reasoning in decision
making?® The planning process is seenaasequential, multi staged process in wheelsh stag

is interlinked withits previous or subsequent stages by feedback and/offdesdrd loops
(Hodge & Gordon, 2008: 176; Brooks, 2002: 162; Alexand®92) In other words, decisions

are interdependent and recursive throughout the planning process. The stages of the planning
process can have various levels of articulation. ExRidiprovides an outlinef five models of

the planning process taken from (Hodge & Gordon, 2008: Bitiyks, 2002Kaiser et al, 1995:

38; Alexander, 1992: 74; and Litchfield et al, 1975: 20), in additidhéproposed consolidated
model. The reasoning fahe consolidated maal is the need to conceptualize tbemplex

overall plaaning process in its simplifidlut essential stageShe consolidated conceptual model

is useful for quick scanning/scoping the overall process, and the articulate form of the process is
useful when doking at a specific stage or issue in the procelss.consolidated model for the
planningdecision making process may be represented in the following five stages:

1. Analysis (of problem context including articulation of problems, goals and objectives,
stekeholders and concerned parties, time context, and priorities)

Design Synthesif alternative plans, policies, or courses of action)

Evaluation(of alternative plans/courses of action and selecting the desired alternative)
Implementatior(of selected pla/course of action in a real world context)

Monitoring (or operational management of adopted decisions, implemented plans, and
courses of action over time)

abrwn

Each of the major stages the consolidated modebnsists of its own level of decision
making pr@esses and pertinent objectives. Hence, each consolidated stage may be engisioned a
a mini planning sukprocess that consists of its own pertinent stagethefrational decision
making processAn important factor in finalizing decision making is the ¢imvailable and

timing of activities.

#|'n reference to fiRational Decision Makingo as one of
outl i me dtimatctii outgrowth of professional pl annersdé root
reason as a mews to determine solutions to community planning problems. Planning also grew up at the time of

civic reform movements that stressed the use of rational administrative and management approaches to local
governmenb

“1n this research, méamti omaddonisngsandd making senseod r

solution/decisiono based on complete knowledge. Reasoni
criterial/lcomponents and accordingstowmukchi pmpl seakébkab¢
rationalityd as defined by Al exander, 1992: 40. Al so, |

sense. Review of the traditional rational planning process and its limitations as well as other decisiomflieories
be discussed in Chapter Three.
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Exhibit 2.4: Five Models of the Planning Process and a Proposed Consolidated Mod@zsed on the Rational Decision MakindgProcess

Hodge & Gordon
(2008: 176)

Brooks (2002: 162)

Kaiser, Godschalk,
& Chapin (1995:38)

Alexander (1992: 74)

AApproaches

Litchfield, Kettle, &
Whitebread (1975:20)

Proposed
Consolidated Model for
Stages of the Planning

fiPlanning Canadian | APlanning Theory for | fiUr b an L a n ¢Introducing Current fiEval uati on Process
Communitie® Practit i oner so|Pl anningo |Planning Thj|PlanningProces s 0
Community Note: Process includes 1. Problem Diagnosis| 1.Preliminary Recognition| 1. Analysis
Express Need to | Feedback from Definition of Problems of problemcontext ncluding
Improve the Pl anner ds § 2.Decision to Act and 1 Problem Definition Survey

Environment

Political Environment

Problem

Definition of the
Planning Task

3.Data Collection,
Analysis, & Forecasting

Community Participation
9 Goals & Objectives
9 Design/Evaluation Gteria

1. Identify Problem
& Articulate Goals

. Define the Problem

Operationally

. Goals and Objective

2. Goal Articulation
3. Prediction/

4.Determination of
Constraints & Objectives

1 Predesign synthesis of

& Priorities

ideas and patterns relating

2. Survey Projection 5.Formulation of to specific issues or
Community Operational Criteria for problems but not
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2.1.2 Factors Causing or Affecting Inner City Industrial Decline and Blight

Inner city decline and rejuvenation can affect the redevelopment potential of blighted industrial
sites. During the period after World Wam& many posindustrial inner cities experienced
decline visavis suburban areas both in terms of population and raetwring jobs (Broadway,
1995; Bourne, 198& 2008 Stafford, D82; Filion & Bunting, 2006; Ley & Frost, 20p&° In a

study on twentfirst century urban stature, Filion & Bunting (200Boutline three periods for

the evolution of Canadian urban form including city development (before 1945), metropolitan
development (1948975), and suburban domination (193®sent). They point out thduring

the second period (194875), manufacturing was relocating in suburban industrial parks, there
was heavy dependence on trucks, and an increasing importance attached to the service sector
which translated into more service centres in suburbs din# afevelopment in both the CBD

and suburbs. In the context of the Canadian imitgr Ley & Frost (200% outline that not all
districts were showing declinandpoint outvariations among districtsith identifiable change
including districts in declie, stability, revitalization, and districts in massive redevelopffdnt.

the context of the American inner city, Bourne has outlined the following hypotheses that may
explainsome ofthemaincauses for inner city decline:

Natural Evolution:human ecologial succession and down filtering

Pull factor: preference for suburban living and location

Obsolescencaleterioration of the built environment and social infrastructure
Unintended Policygovernment policies favoring suburbs like housing and transpartatio
Exploitation: unequal development in favor of suburbs

Structural Changedeindustrialization and economic decline

Fiscal Crisis:declining resource base and rising costs of services

Conflicts: social class polarization (Bourne, 1982: 23H.).
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Inner cily industrial decline has mostly been the result of the phenomenon of
deindustrialization within the postdustrial inner city (Bourne, 1982: 240; Jakle & Wilson,

% |n a study of 22 Canadian CMAs, Broadway (1995: 7) outlines that inner city population of (21) CMAs was
declining during the period 19711981, and it was declining in (15) CMAs during 198491. He outlines that,

fi Te forces behind innatity decline and rejuvenation are part of the postustrial phase of modern capitalism

The shift from a manufacturing to a service econbag/resulted in disproportionate losses of blue collar jobs in

the inner city and a bifuracae d wor k f or c e wi.Héalsmouttinbseghatderingwthe peeiod499 t or O

1991fit he | argest percentage reductions in inner city pop
upon primary resources or manufacturingo.
“"Regardiy di stricts in decline within Montreal 6s inner ci't

of the economic base in the industrial southwest that resulted in unemployment of over 20 per cent and demographic
flight, as the population fell bgne half during the period from 1961 to 1986 (Ley & Frost, 2006).
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1992; Stafford, 1982: 82; Yeates, 1998: 274; Ley & Frost, 2006: 195). There were various
factors that caused or affected industrial blightlecline They are brieflyas follows

1 The spatial restructuring of industrial activity, especially the move of manufacturing
functions to suburban and peripheral locations (e.g., industrial parks), resaolteéde
abandonment of obsolete industrial buildings and sites within the inner city (&ilRutherford,

1996: 260; Filion & Bunting, 2006: 9; Ley & Frost, 2006: 206; Staff 1982; Yeates, 1998

1 The restructuring of industrial activity in the pastlustrial city resulted in a shift from
the manufacturing sector to the tertiary sector (services) and to quaternary functions (offices)
(Bourne, 1991: 187; Bourne, 2006: 451; Stafford, 1982: 81). The inner city has been more
attractive for the service actikes and office functions than for manufacturing (Stafford, 1982:
81; Yeates, 1998: 292; Filion & Bunting, 2006: 9).

1 The aging of some of the industrial buildings and sites, which date back to the nineteenth
century, in addition to physical abuse and laik maintenance, resulted in the physical
deterioration of those buildings and their related environments creating visual blight (Bourne,
1982: 237; Jakle & Wilson, 1992: &0).

1 The nature of some of the old industrial production processes in varioustriabdu
countries caused critical environmental contamination which has been a major human health
hazard and resulting in what are so cabedwnfield site$® (Bartsch and Collaton, 1997:3t
Meyer, et al, 1995: 15; NRTEE & CMHC, 1997: 2). Environmentgislation holding specified
parties legally liable for the cost of decontamination further exacerbated the problem of
brownfieldsand their redevelopment because investors were hesitant to take the risks of their
redevelopment (Alberini et al, 2004: 32%dFnton et al, 2007: 439.

% geveral factors fostered the suburbanization of manufacturing functions including:
(i) Technological advances in the industrial process (large horizontal production lines) required siggadct
ample space plants, which favored accessible suburban locations (Stafford, 1982: 83).
(i) The limitedaccess highway network and the rapid growth of truck hauling encouraged suburban manufacturing
location in terms of accessibility and availabilityspface for trucks and required parking (Ibid.).
(i) Land is less expensive and in greater supply in peripheral locations (Yeates, 1998: 281).
(iv) Advances in telecommunication and information processing technologies made centrality less critical and
fostered the deentralization process of manufacturing industry (Holcomb and Beauregard, 1981: 9).
(v) Government programs helped in the-outnigration of industrial activity by providing investment incentives
and subsidies for new suburban locations (Jakle aitgbwy 1992: 70).
% In the U.S., the National Priority List (NPL) of severely contaminated sites includes 1300 sites that are qualified
for federal funding for site remediation/decontamination under the Superfund Program (CERCLA); and the overall
numberof contaminated sites is estimated at about 500,000 sites nationwide (Bartsch and Collaton, 1997: vii).
% Greenfield development has become economically more attractive than inner city brownfield site redevelopment
(Bartsch and Collaton, 1997: 3).
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1 The suburbanization of population, jobs, and some of the inner city functions (like
commercial activities in the form of bigox retailing) further added to inner city economic
market decline visvis suburban economic marketogvth (Bourne, 1982: 232; Broadway,
1995: 7), as in the case of Kitchener (Filion and Bunting, 1993"'12).

Blighted industrial sites can affect and are affected by declining inner city conditions.
is an interactive settingndany solution for blightd industrial sites has to address the problem
components associated witibsesites in specific and the inner city conditions in general.

2.1.3 Problem Components of Blighted/Contaminated Industrial Sites (Brownfields)

The problem ofblighted industrial sites can be manifested and viewed as the decline,
deterioration, and/or obsolescence of one or more components including the physical, functional,
environmental, economic, and social components (Jakle and Wilson, 1992: 86; Bourne, 1982:
236; Chapin, 1965: 311Berry, 1963: 181). In the context of pestlustrial cities and
deindustrialization, Jakle and Wilson (1992:-@® focus on the physical and functional
components of blighted industrial sites (or derelict industrial landscapes), and outline the

following dereliction types:

1 Vacant (no longer active) plant, but good physical condition of building/facility,
(functional blight).

1 Underutilized factory that is not fully maintained physically although operations may
continue. This results in physical deteriovatand functional (economic) underutilization
(minor physicatfunctional blight).

1 Buildings that are structurally abused as new functions are fitted in spaces poorly
designed to receive thefphysicalvisual blight).

1 Abandoned structures without maintenarmr direct supervisioriphysicatfunctional
blight).

91 Factory under demolitio(severe form of physicaunctional-visual blight).

Bourne (1982: 23@37) outlinesobsolescencas one hypothesis for inner city decline,
which can take several forms:

1 FEunctional when the existing structure is no longer economically usable because of
design, location, or demand

Physicalwhen the structure is uninhabitable

1
1 Socialwhere preferences are no longer in demand

In the context of commercial blight, Berry (1963: 1&fgntifies the following four types
of blight as well agheir composite form of blight:

3L Filion and Bunting (1993: 12) outline that in Kitchener, the CBD retail share of the metropolitan region was
59.7% in 1961, 26.3% in 1971 and 11.6% in 1990. Over the same period, the share of Fairview Park Mall increased
from 11% to 45.8%.
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Physical blightoccurs when the structure occupied by the business deteriorates
Functional blight occurs when a certain function is technologically obsolete
Economicblight exists when there are losses of markets due to changes in demand
Frictional blight exists when a business has a deleterious effect on surrounding land use
functions, or conversely when the surrounding functions adversely affect this bifsiness
Compgaite form of blightoccurs when more than one form of blight is manifested in a
particular case, and this is the prevalent situation

In the context of measuring structural and environmental quality to define certain

treatment areas, Chapin (1965: 31@ntffies the following two major forms of blight:

T

(2008:

Simple forms of blighinclude:

Physicalcharacteristics such as structural deterioration, missing sanitation facilities,
presence of trash and rubbish accumulations in yards, environmental influences such
noise, odors, dust, and missing community facilities.

Social and Economicindicators are also associated wirhysicalblight. Economic
indicators of blight include tax delinquent properties, declining property values, and
presence of an abnormally largnumber of building vacancies. Such declining
environment@areconducive to social problems like vandalism and crime.

Complex forms of blightexist when an area contains a mixture of incompatible land
uses, unsafe or unhealthful conditions like landsesiltp floods, marshiness, or tidal
flows. These represent physidahctional and environmental indicators of blight. A
good example of this is tHermerwest Don Land site in TorontoAtaratiri project.

In a study on Brownfields Redevelopment and thee€p for Sustainability, De Sousa
8) outlines théollowing major types of brownfields risks
Health Risks: High probability, low consequences, ongoing, chronic (human health

focus)

Ecological/Environmental Risks:Subtle changes, complex interacgpriong latency,
macraimpacts (habitat impact focus)

Public Welfare/Goodwill RisksPerceptions, properyalue concerns, aesthetics (value
focus).

The phenomenon of contaminated sitesoynfieldg emphasizes the environmental

legal component of blightwhere environmental contamination poses threats to human and

ecological health. Environmental legislation made it mandatory to-cleaontamination prior

to site

redevelopment (NRTEE, 2003: 11; NRTEE & CMHC, 1997; Bartsch & Collaton, 1997,

Howland, 2@7: 91). High costs ddite clearup and legal liabilities resulted in the physical and

functional abandonment of such sites. Ttusdition has resulted in declining property values

and tax base. This is referred to as the negative multgliehaineffect of a problem

%2 A good examplef frictional blight is the case of abandoned/contaminated industrial sites. They pose human and
ecological health problems as well as a potential source of social problems like crime, vandalism, and fire hazards.
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Conclusions
As outlined above, urban industrial blight indicators may be represented in multiple problem
components including the environmental, physical, economic, social, and political components.
Thornton et al tiheznéed Gor new brpwnfielspecifici sastainability and
indicator framework (encompassing social, economic, environmental, and institutional aspects)
that can be used to benchmark the success of redevelopmefith e impgoltaade iof\these
componentsndi cat or s of bl ight can be influenced
functional processes, technological advances, changing preferences, changing markets, and/or
aging structures. Stakeholders priorities, conflicting interests, and who has therdewing
power are detrimental factors. This highlights tim@ortanceof the political component in this
problem context. However, it is important to view and evaluate all problem components
collectively and integratively since there are linkages ambami® The problem compomes

are mutually interactivand areboriefly characterized as follow&xhibit 2.5)*

Physical/
Functional

Component

Environmental
Legal
Component

Economic
Component

Political

Social
Component

Component

Exhibit 2.5: Interactive Problem Components of Blightet
Contaminated Sites Reuse & Redevelopment Process

% |n a study on rasing industrial aas within European inner cities, Vrijthoff (20067 outlines the complexity

of spati al i nt dhene & ofteri acseriesabksmdller,lcdnmmeeted probfems, between which interaction
occurs. These smaller problems cannot be solved eitiparately or one after the other, because the solution to

one partial problem affects a series of other partial problems. All these smaller problems therefore have to be
approached as a totality of linked parts, because integrated partial problems regdireigr al sol uti ons.
% The doublesided arrows in Exhibit 2.5 represent the interactive nature between components.
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91 Physical Blightincludes structural deterioration, lacking or deterioration of sanitation
facilities and other netw services (Jakle and Wilson, 1992: 88; Bourne, 1982: 237). This often

leads to visual blight (visual eyesore) like in the case of industrial buildings along rail corridors.

1 Eunctional Blight exists when the structure or facility is no longer economiagbble

because of design (like limited area or size of spaces), location or technological obsolescence
(Jakle and Wilson, 1992: 86; Bourne, 1982: 237). This may occur even though the building
structure is still sound like in the case Gooderham & Wortgptexrin Toronto.

1 Environmental Component of Blighappears when the industrial facility has an adverse

impact on human health, the surrounding areas, or the environment in general like in the case of
contaminated buildings and sitdsrdwnfields) (Bartsch& Collaton, 1997: 2; Page, 1997: 1;
Heberle & Wernstedt, 2006: 485; Beusa, 2006: 393).

1 Economic_Component of Blightis manifested in declining property values, tax

delinquent properties, and declining markets in general. Also, it is reflected iredenpe of an
abnormally large number of building vaaes (Chapin, 1965; Berry, 196; De Sousa, 2008
Economic blight in terms of declining property values may affect and be affected by blighted
industrial sitesas well as affecting their reuse and redemmentproces{De Sousa, 2009°°

1 The Social and Political Componentsf blighted industrial sites are manifested as a

consequence of vacant/abandoned buildings and sites, which withtbetialtarget areas for
social abuse, crime, and fostering profeof social inequities and social stigma (Chapin, 1965:
311). Also, it may be the result of other interrelated socioeconomic disparities like the relatively
high unemployment rate, lower skills, and accessibility to jobs by local residents that are
assocated with such areds.

The problem components of industrial blight are interactive in nature and hence imply an
integrative approach for the composite forms of bleyidto deal with the problem collectively.
In reference to sustainablerownfield redevelopmentand integrating multiple components
Heberl e & Wernstedt edco bovnfielddré&d@velopmemti dacisionatself t h a

% In a study on the effect of publicly assisted brownfield redevelopment on surrounding property values in two US

cities (Milwaukee and Min@apolis), De&Sousg2009:103f ound t hat firedevel opment of tfF
11.4% net increase in nearby housing prices in Milwaukee and 2.7% net increase in Minneapolis .

% |n a study on employment effects of brownfields, Howland (2007: 97) euslin tbécause tHe most toxic sites

often correlate with the most distressed neighbourhoods, policy makers are likely to faceddftradieeir pursuit

of both environmental justice and economic development. Several researchers have documentethtuenéo

communities and minorities tend to reside in closer proximity to hazardous waste sites, industrial facilities releasing

toxic pollutants, and facilities using toxic chemicals in industrial produdiion.
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can spur discussion over the leteym vision of a community, spanning threats to public health

and nature, assesy] the prospects for the betterment of economic livelihood , and enhancing

social equity and public participation. Addressing these concerns in an integrated fashion at the

intersection of social, economic and environmental forces could provide a modaktamable

practiced Thorntonet al(2006 propose a framework for sustainablewnfield regeneratioro

assess redevelopmentccesswhich includessocial,environmental, economic, and institutional

dimensionsof sustainability’” In essencethe four dimensions of sustainabilitpddressthe

problem components of brownfield redevelopment. The phy&icational component is

missing in this frameworkvhich needs to be added since it is the core of the redevelopment

processThe main issues and problemegarding each component are outlined in Ex\al6it

Exhibit 2.6: Problem Components and Their Respective Isstreblemsand Barriers

Problem Components |

Main Interactive Issues Problems and Barriers

1. | Environmental- 1 Environmenal contamination of sites and buildings
Legal Component |  Environmental health hazard for both human and natural ecosystems
9 Legal liabilities of contamination and decontamination (current and future liabilit
as well as real and perceived liabilitees perceived by priva developens
2. | Physical 9 Vacant, abandoned, or underutilized buildings and sites
Functional 1 Structural/physical dilapidation of buildings, and
Component 1 Deterioration of physical infrastructure networks
1 Declining environmental image of the area resgliin social & economic problems
9 Lack of brownfield site inventory makes planning on a site by site basis
3. | Economic 1 High cost of site remediation and preparation which may exceed site real estate
Financing & 1 High cost of buifling renovation and restoration
Marketing  Scarcity of public funding and high cost of traditional private financing
Component 1 Declining property values and tax base. Also, declining economic market of the
1 High costs and risks make project perception as economicallgasibfe and drive

developers & investors to Greenfield development rather than Brownfield redev:

3" Thornton et al (2006: 47) define sustaimablb r o wn f i e | d the mapagenemt,achabititationarsd i

return tobeneficial usef the brownfields in such a manner as to ensure the attainment and corgatiséalction

of humameeddor present and future generations in environmentally seasiconomically viable, institutionally

robust, socially acceptable and baladogay within the particular regional context. Essenti al | vy,

brownfield regeneration addresses the following multiple dimensions/components collectively:

1 AEnvironmental Sustainability resource use does not exceed regeneration rate; consumption-oémeawmable
resources decreases; there are no negative ecological impacts.

1 Social Sustainability actual community needs are met; equal access to benefits, resourcegantition is

social disparities are reduced; i mprovemen

1 Economic Sustainability direct and attractive economic benefits are experienced by all stakeholders; fully
internalized costs and benefits are dise

avail abl e;

1 Institutional sustainability compatibility with local culture, moral issues and ethics; responsibilities are shared

through participation; impacts on involved organizations and institutions are visible-spidad involvement
in decisioamaking; legit at i ve and f.i scal framewor ko
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4. | Sociat 1 Abandoned buildings and sites are potential areas for social abuse, vandalism,

Psychological crime (no mandés | and)

Component 1 Declining envronmental image and stigmatization of the area especially when cl
to residential communities

1 Negative socioeconomic impacts on surrounding residential communities and ¢
problems of social inequities and social injustice

1 The existing low educathal and skill levels and high unemployment rate among
residents further enhances the problem of accessibility to newly generated
socioeconomic opportunities.

5. | Political- 1 Conflicting/competing goals, interests davalues of primary stakeholders
Institutional, 1 Imbalances of power distribution in the decision making process
Organizational 1 Insufficient or lacking trust among stakeholders
Component 1 Lack of organizational and collaborative commitment among stakeholders towa

resolving the problem
1 Delays inregulatory review approval process increase project time and cost

The problems and issuesitlined abovdorm a general base and understanding for the
overall problem context. However, certain problems rfayn critical barriess in a given context
of brownfield redevelopmeniThe report for the National Brownfield Redevelopment Strategy
(NRTEE, 2003: B outlines the following barriers that should be addresseda policy
recommendation context
fiLack of access to capital
Regulatory liability risk
Civil liability risk
Limited access to insurance protection
Regulatory delays

Stigma and risk perceptions
Lack of awareness among many key public sector and private sector@roups
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This frameworkdoesnot address some of the redevelopment barriers within thtecalol
and soci al components | i ke stakeholdersé conf
inequity issues regarding local community residénts.

The findings of a study on brownfield redevelopment for housing prepared for CMHC
(April 2005)revealed the same traditional barriers as tlyeseerallyexperienced by bromfield
redevelopment includinkgbility, regulation, financial issues, technological innovatiplanning

process, and stignid

% In some cases, local unemployed residents were former employees of the blighted/abandoned factory, which
raises the notion of fairness of accessibility to the newly created jobs. This is discussed in the following section.
39 Social inequity issues in terms of accessibility of local residents to newly generated opportunities (jobs) may not
be a critical issue in the Canadian context of brownfield redevelopment. However, this issue is evident in the U.S.
context since mostfahe brownfields are close to low income areas (Howland, 2007).
0" As outlined in the CMHC study report (April 2005), the barriers for brownfield redevelopment are as follows:
9 Liabilty: J oi nt and sever al l'iabilipgysétrict interpretatdi
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Given the above outline, theain barriers tobrownfield redevelopmenare evident in all

problem componestwhich are in a way represented in the generic list of problems and issue

outlined in Exhibit 2.6. The redevelopmenbarriers will require policyrecommendationso

address and resolve the peetnt problemsThis will be discussed in the following section.

2.2

FAVOURABLE CIRCUMSTANCES FOR REUSE & REDEVELOPMENT OF

BLIGHTED /CONTAMINATED INDUSTRIAL SITES (BROWNFIELDS)

The literature review and analysis of general case studies of blighted industsahsCanada,

us,

and U.K. reveal common prevailing favourable circumstances for the reuse and

redevelopment of blighted industrial sites. These favourable circumstances can be categorized in

the followingmainareas*

1
1
1
1
1

Project financing and redevelopntencentives

The role of government authorities, the private sector, and community residents
Environmental concerns and the legal liability of contaminated sites cleanup
Project marketability

The planning process with a clear vision

The pool of favourableircumstances will fornthe main basis for developing potential

policy directiondfor brownfield redevelopment.

2.2.1 Project Financing and Redevelopment Incentives

The central and critical issue for reuse and redevelopment of blighted industrial sites is how to

finance such project3he main favourable circumstances are briafiyfollows:

=A -_a_a_-a_-a_-2

Availability of public startup funding to prepare blighted &s for reuse and redevelopment
Accessibility to Government programs (e.g., grants) that castér the redevepment process
Availability of tax and other redevelopment incentives

Availability of low-interest rate loans for private developers and investors,

Availability of government funds for backing the redevelopment process in critical times;

The existence oh selffinancing mechanism that has the potential to recover initial costs as wt
as having a continuous rolling effect on financing other blighted sitéik€ tax increment
financing i TIF or tax increment equivalent financing TIEF)

f
f
f

1

Regulation:Costly generic remediation criteria versus risk assessment and management approaches that are
relatively more cost effective; direct regulator siffi lack of better tools for better risk assessment; lack of
better science in generiteanup standards; timely reviews for environmental approval

Financial: Access to private finance; affordable environmental insurance; availaififiyblic incentives
Technologyl ack of available information on alternative remediation technologies

Planning: complexity and time required for approval process; not supportive land use policies; ample supply
of Greenfield land for residential development

Stigma, Education and Awarenedack of easily accessible and understood infoiromabn brownfield
redeelopment(CMHC, April 2005)

1 SeeExhibit 2.1for list of general case studies and see Appendix A2.1 for a detailed outline of favourable
circumstances categorized by area components and applied to the general case studies in Canada, U.S., and the U.K.
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1 Blighted sites witlin special district zoning are provided with tax and/or redevelopment incenti
(e.g., enterprise zones).

1 Shared publieprivate sector financing of site remediation and preparation costs

9 Other financial incentives like preiding mortgage guarantees and removing liens & arrears

Availability of Public Startup Funding Including Public Programs and Grants

The primary critical issue that facésownfield redevelopment is the availability of stanh
funding to clearup and prepare such sites for redevelopneiNRTEE, 2003: 6; Heberle &
Wernstedt, 2006: 490; D®&ousa, 2006: 39Rdams et al, 2010: 90In many cases, this initial
stage was ndtinancially feasible because the cost of site environmental remediation exiceed
the economic market value of the s#tter clearup, which isa phenomenorreferred to as
negative value larfd (Bartsch & Collaton, 1997: 3; NRTEE & CMHC, 1997a: 37; NRTEE,
2003: 5; Brooks, 2006: 234). This has been one main reason why private investors a
developers are hesitant to get involved in brownfield redevelopment and prefer choosing
greenfield sitesthat cost relatively less for site preparatiin.n addition brownfield
redeelopment underlie a relatively higher risk in terms of real and peddegal liabilities of
contaminationand decontamination, which make private investment less likely available in the
beginning of the process (Bartsch & Collaton, 1997: 5; Gordon, 1997; NRTEE & CMHC, 1997a:
33, NRTEE, 2003: 6). This is whyublic startup funding becomes crucialn general, public
funds can be ithe form ofgovernment programs/grants and/or {mterest loans, which may be
provided at different levels of government.

The availability of government programsnd/or_grantsthat are focust on blighted

contaminated areas is widely prevalent amoage study projects in thedJ) U.K., and to a
certain extent in CanadaThe U.S. EPA Brownfield Program provides grants for environmental
site assessment, cleap, lowinterest rate revolvinghn fund, job training, and for research and
technical assistang@artsch & Collaton, 1997 For the period 1993004, the U.S. EPA has

“2These funds are needed to cover the cost of site decontamination and cleanup, upgrading infrastructure networks
and services, and in some cases the cost of site acquisition/purchase.

3 In the case of the 245 acre Indugtiéx Site in Woburn, Massachutse(Superfund Site), the total cost of site
remediation was $90 million and the sale value of the land was $17 million (Brooks, 2006: 234).

*4 Bartsch & Collaton (1997: 3) point out thatlaveloper of an innegity parcel in Clevelan¢who converted an
industrial warehouse site into a small neighborhood shopping cespEht nearly $225,000 per acre for site
testing, remediation, and preparation; he estimated that similar activities for comparable project at a suburban
greenfield site would have costlg $40,000 per acré.

5 Eleven out of fifteen U.S. case studies covered in the literature review of this research included a form of a
government program or a grant that provided stpriunding (Appendix A2.1.1)All U.K. cases were supported by
public startup funds because such redevelopment projects were predominantly initiated by the public sector
(Colenutt & Tansley, 1990: 14).
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funded 320 brownfield assessments pilot projects with an average of approximately $200,000 per
pilot in order to supparplanning efforts associated with brownfield redevelopment (Lange &
McNeil, 2004: 101). The American Recovery and Reinvestment Act signed on February 2009
include $100 million in EPA brownfield grants for cleap, revitalization, and sustainable reuse
of contaminated propertié8.

In the U.K, the reuse and redevelopment of derelict sites is predominantly initiated by
the public sector and through government grants like the Derelict Land Grant (Mabey, 1991:
19)” The Engl i sh Par t nerban hegemesation ggencyd was mieargedonith u
developing a comprehensive national strategy for brownfield land and allocated over £500
million over three years to find and assemble housing sites (Adams et al, 2010: 90).

In Canada,lte Quebec Rex®ol progam, introduced in 2000, provided funds up to 70%
of site assessment and clagm costs (De Sousa, 2006: 395). The Lachine Canal Revitalization
Program in Montreal (1992002) included $33 $38 million from Park Canada to revitalize the
Canal for recreatimal and tourism facilities, $40 million from the City of Montreal to improve
municipal public spaces and roads alongside the Canal (London, 1998: 16). In Hamilton,
Ontario, theAiEnvi r onment al Remedi ati on and Site E
Improvement P a nlrafted by the City in 1997 and approved in 2001 provided grants for 50%
of cost of environmental studies, development charge reduction, and for completed site
remediation and other eligible costs (De Sousa, 2006: 40Bpe i Nat i onal Br own
Redee | opment (S\tRTaEtEe gyd00 3) i ncluded PApplyingcy r ec
StrategicPublic Investment to Address Upfront Casts the first action area among three and
included provision for AGrants for Qualifying Brownfield Sités As a result of tis
redevelopment strategy, sevegalvernmentprogramsincluding grantswere established at the
national, federal, and provincial/territorial levels (OCETA, 2008:*10).

0 U.S. EPA websitéttp://epa.gov/brownfields/announcg.htfaccesed on August 30, 2009)

“"The Eleven Urban Development Corporations that were established in the 1980's in the U.K. derive their funds
from the central government (MacPherson, 1993: 31; Colenutt & Tansley, 1990: 35).

“8 The ERASE plan includes the follovgnl. Study GranProgram (SGP), 2. Redevelopment Grant Program
(RGP), 3. Educational Tax Assistance Program (TAP), 4. Municipal Acquisition and Partnership Program (MAPP),
and 5. Development Charge Reduction Program (D@Rken from City of Hamilton webite
http://www.investinhamilton.ca/brownfieldseraseprogram.aspessed on June 2009)

49" Someexample includethe following:

Nationat FCMb6 s Gr een Muni ci p aolhelgcaverdhe estoof feadikelis studiesaand fisld tests
that demonstrate the potential of projects to improve community sustainability, including brownfield sites.
Federal:t $33 billion Building Canada Fund (200%)r infrastructure priorities intuding brownfield.
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The availability of lowinterest rate loansusually provided by the public sectorprks

as an incentive to attract potential private developers and can be a revolving fund, or part of an
interrelated government program (NRTEE, 2003: 22; Bartsch & Collaton, 1997: 83). In 2005,
the Canadian Federal government provided $150 million in alwieg fund through the
Federation of Canadian Municipalities (FCM) Green Municipal Fund (GMF) for qualifying
brownfield projects (OCETA, 2008: 9More than half of the U.S. general case studmsred
in the literature reviewncluded lowinterest ratéoans fordevelopergAppendix A2.1.).

Another favourable condition ithe availability of government funds for backing the
redevelopment process in critical timegke during recessions and the downward period of the
cyclical nature of the real estatearket (Gordon, 1996: 262.

The availability of tax incentives and other redevelopment incentiveare other

favorable conditions to fostdmrownfield redevelopment. They represent workable and flexible
incentive that helps influence private investmaetision. They can be in the form of reductions

in, or exemption fromax liabilities that are granted for a specified amount of time. They may
include property taxes as well as sales, inventory, and equipment taxes (Bartsch & Collaton,
1997: 87). ThéiNational Brownfield Redevelopment Stratégycluded policy recommendations

for the federal and provincial governments to amend the pertinent sections of the Income Tax
Act in order to allow remediation expenses to be treated as a deductible expense itngomput
income taxes (NRTEE, 2003: 19).

The Existence ofSelf-financing Mechanisn (like tax increment financingTIF /TIEF)

The self-financing mechanism is to cover the cost of site remediatiwough the added value

from the redevelopment process itselfx Tiacrement financing (TIF/TIEF) is one form of a self

- The Federal government committed leiegm funding of $3.5 billion for federal contaminated sites plus $500
million for sharedresponsibility sites in 2004 as part of the Federal Contaminated Sites Action Plan (FCSAP).

- The Canad&ntario Affordable Housing Program, created in 2005, is funding eight projects being built on
cleaned up brownfield sites.

Provincial/territorial

- British Columbia announced (2008) the development of a Brownfield Renewal Strategy that will include grants
for qudifying brownfields.

- Manitoba announced a $39 million plan to clean up contaminated sites across the province. (2007)

- Ontario provided $11 million in 2007 to Hamilton, Cornwall, Brantford, St. Catharines, and the University of
Ottawa for community brownfig projects.

- Quebec launched the ClimatSol Program in 2007 to provide grants for brownfield redevelopment project with a
focus on cl (OGETAQ00& NaANge. O

* In all three cases of London Docklands, Charlestown Navy Yard (Boston), and Torontmitfrartt, the

concerned public development agency needed government grants to back up their projects (Gordon, 1996).

®! This specific reemmendation was not implementédbwever, several provinces and municipalities have

developed alternate tébased incetive programs to encourage brownfield redevelopment (OCETA, 2008: 7).
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financing mechanism that was utilized in some U.S. case studies. It is based on capturing the
increment on future property tax due to redevelopment and improvements of a site (and
sametimes surroundingropertiesiand to pay back the initial capital cost of site remediation and
cleanup (Bartsch & Collaton, 1997; Schwartz, 1p96 is applied \thin certain districts
designated by the concerned city authority for the purpose of financing the targgtading
and redevelopment of those aréak.has been proven to be a good example of afiselficing
mechanism to recover the initial costs as well as having a continuous rolling effect by providing
a revolving fund for revitalizing other blightesites®

A similar adaptation to tax increment financing (Tax IncemmnEquivalent Financing/
GrantsTIEF) has been considered by some Ontario municipalities like London, Thunder Bay,
and Hamilon (MMAH, 2000a and 200QbThese municipalities have set up (T)E#ans that
provide property owners with grants equivalent to a deemed tax increment for a specified period
of time and through the community improvement provisions of Section 28 of theidnta
Planning Act (MMAH, 2000h

T h eNatidnal Brownfield Redelopment Strategy pr epar ed by NRTEE
includeda policyr e ¢ 0o mme nTo anplentemt Taikk System Changes to Promote Brownfield
Re dev el Apamesuttof.thee Redevelopment Strategy, several provincial governments like
Ontario and Alberta took ¢hneeded action to allow implementing a form of tax increment
financing (TIFTIEF) program (OCETA, 2008

The findings of a study on assessing the effect of publicly assistednfield

redevelopment on surrounding property values in two U.S. citiear¢vat there is significant

%2|n the U.S.states authazelocal governments to pursue TIF prograr dcal government or redevelopment

agency establishes a TIF authority to defameappropriate district. Locahssessors then freeze property values in

the designated district in order to establish a revenue base line for the area. This base is in effect for a specific

length of time, often ten to 25 years. Generally, TIF authorities must prepare a redeveloaméhaplays out

proposed projects, their costs, and a timetable for activiBestsch & Collaton, 1997: 85). Initial capital needed

for the project stattip is obtained from selling city bonds, which will be paid back from proceeds of the tax
incrementsPeriod of application of the (TIF) is usually restricted to covering the bond obligation.

*3|n the Minneapolis case studies,stap f undi ng was partly from selling bon
fund tax, and Voluntary Investigation and Clepquogram (VIC) (Bartsch & Collaton, 1997: 97).

*Some of the provincial governmentsd action regarding
- Alberta began to forego the education tax component of property taxes to allow municipalities to nudike use
TIF. (2005)

- Ontario amended the Planning Act to allow municipalities to offer Tax Increment Grants and make exemptions
on development permit fees. (2006)
-Ontario introduced T.(QGCE®AN2008:7pi | ot basis. (2006) 0
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increase in property values (De Sousa et al, 2009:*2fese findings support the use of tax
increment financing (TIF). One main obstacle facing the TIEF plan in Ontario is that it is based
on providing development grantadathe Ontario Municipal Act prohibits municipalities from
giving grants/bonuses except for cases allowed in the Municipal Act or other Acts like Ontario
Planning Act or Ontario Heritage At.

Special Zoning Districts with Tax and other Redevelopment Intbees

Blighted contaminated sites within designated special zoning districts receive special
government treatment by providing tax and other development incentives to attract potential
developers (Bartsch & Collaton, 1997: 68)good example in the U.Ss i Eriterprise Zonds

which can be applied in different functional areas including industrial, commercial, and
residential areas to foster development and redevelopment as well as encourage existing
industries and businesses to stay in those afeZaxction28 of the Ontario Planning Act 1990
allows municipalities to designate community improvement areas and to offer grants as
incentives for private sector development within such designated areas. While such grants (or
bonusing) are not allowed by the Ontaklunicipal Act in other areas (MMAH, 2000b: 4).

Shared PubliePrivate SectofFinancing of Site Remediation and Preparation Costs

Given the high risks and uncertainties involvediownfield redevelopment (usually negative
value land), as well as the @ntelated mutual codtenefit attributed for both the public sector
and the private sector, it is imperative that both sectors need to contribute to the financial
initiative for brownfield redevelopment. This partnership leads to the sharing of andtssks

as well ascollaboration to resolve the most critical obstacles of financial feasjlabtyeciallyin

% The study shows an increadeld.4% in nearby housing prices in Milwaukee and 2.7% in Minneapolis. The

study also concludes that public investment in Brownfield redevelopment helps cities restore and raise their property

tax base on and around Brownfield sites (De Sousa et al, 208% 107).

*5 OntarioMunicipal Act [Subsection 111(1)fprohibits municipalities from directly or indirectly assisting any

manufacturing business or other industrial or commercial enterprise through the granting of bonuses (bonusing

rule)... Notwithstaxing the bonusing rule, subsection 111(2)of the Municipal Act permits, with the Municipal

Af fairs and Housing ministerés approval, certain finani
improvement plan that has been adopted under theigioms of Section 28 of the Planning Act. Section 28 of the

Planning Act sets out the authority for municipalities to designate community improvement project areas and adopt
community improvement plans. .. | n Actatlosvs nunicipalitieSto Sect i on
make grants or loans to owners of heritage designated properties. These grants or loans are to pay for all or part of

the cost of alteration (i.e., restoration, renovation and repair) of the designated property, on ternosditidrts

established by municipal counc{iMMAH, 2000b: 45).

" The Industrial Enterprise Zone in Atlanta, Georgia, aimed at retaining the existing industries and jobs in the area

by offering tax exemptions over a period of twenty five years (Nelsdfil§room, 1995: 15).
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the initial stages of the proce¥sin the case of the Indusilex site project in Woburn,
Massachusetts, a Superfund National Priority List (NRLwas only through publiprivate
financial partnership that it became possible to implement this projebts form of partnership
establishes a strong base for consensus bui
valuesandinteress, as in the case of Toronto Hydro Project (TEDCO, 1998).

Providing Mortgage GuaranteefRemoving Lies & Tax Arrears for QualifyingBrownfields

Given the uncertaintiesind risks associated withrownfield redevelopmentprovision of
mortgage guaraaesby the public sector will create a favorable condition for private financial
institutions to provide the needed loans foownfield redevelopment (NRTEE, 2003: 22;
Heberle & Wernstedt, 2006: 489; Bartsch & Collaton, 1997: 88pording to the OCETA
report(2008) CMHC began offering mortgage loan insurance to brownfield sites in Ontario in
2005 and by 2008 it was available in other provinces. This is potentially another form of public
private partnership where the public sector is sharing the finarskavith the private lender.
Removing federal and provincial liens and tax arrears for qualifying brownfields may
potentially reduce upfront costs to developers and may represent a higkdyfeoste approach
to delivering financial assistance wownfields( NRTE E, 2003: 2NMRTEE | n
collaborated with the Canadian Brownfields Network (CBN) to develop A National Framework
for Encouraging Redevelopment of Qualifying Brownfields through the Removal of Crown Liens
and Tax Arrear8 ( OC E@8A8)®° 2 0

2.2.2 The Role of Government Authorities, the Private Sector, and Community Residents

The main stakedidersin the brownfield redevelopmenprocessinclude three main groups

including the project developer and his team of consultémspublic apppval authorities and

local community residents and groups. The project approval process is the organizing element

among stakeholdersh& main favourable circumstandaghisregardareas follows:

%8 |n general, economic feasibility framework by the developer is not sufficient to resolve the problem of brownfield
redevelopment, because it does not addresses the social and environmental costs as well as the ecenomic costs
benefis of the public sector and the local community. A more realistic feasibility framework should consider the
social, economic, and environmental ebshefit as viewed by multakeholders (public, private & community).

%9 This partnership was representsdestablishing a third party Custodial Trust that assumed property ownership

d

2 C

with the beneficiaries being USEPA, City of Woburn, and potentially respongibteppi es ( PRP®8)s) ( Br ook

€ Little progress has been made in this regard and accordihg@C E T A r €he Bedera) government and
several provinces will remove tax liens from contaminated sites on dygasese basis, however only the Province
of Ontario has a formal process in place to remove crown liens and tax arrears from browrdigddties that

have failed a tax satg OCETA, 2008).
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1 The existence of a specialized government (or pubplitvate) authority that is directly
responsible for initiating action on blighted sites (like Toronto Economic Development
Corporation TEDCO)

Collaboration and partnership among the different level government agencies (Putliglic)
Collaboration and partneship between the public sector and the private sector (PuBtivate)

Collaboration and partnership among the public sector, private sector and community
residents/groups (Publi®rivate-Community)

Commitment of stakeholders to project success
Cases of ower/developer facilitate decision making & the overall process

= = E ]

The existence of a specialized government authotityat is directly responsible for

initiating action orbrownfield redevelopmerappeas to be instrumental ifosteing theprocess

The imprtance of this role arises from the high economic risk and legal liabilities that
charaterize brownfield redevelopment, whiahake private developerand investors more

hesitant in taking on redevelopment initiatives by themselves (Bartsch & Collaten; 39

Meyer et al, 1995: 21; Heberle & Wernstedt, 2006: 486; NRTEE, 20Q0#dzms et al,2 01):

Il n the context of brownfield pol i athreedteage el o p me
O0policy maturityd model t dnd wnderstandingl the dreownfield i r st
problem; secondly, recognizing the potential it contains and securing pol{ticalernment)
commitment to action; and, thirdly, generating engagement from the private cs&cithis

policy framework requirepolitical/govenmentinitiative andcommitment to actionincluding

application of resources in order to attract private sector engagement in brownfield
redevelopmentThese tasks argetter achieved through a public (or pukpiivate) development
corporation ratheian through the normal municipal agencies.

In the Canadian contexthe City of Toronto Economic Development Corporation
(TEDCO) has been responsible for fostering economic development of Toronto Port Lands and
was the initiator or a partner in the redlpment of several projects like Toronto Hydro Service
Centre (TEDCO, 1998).

In the United States, almost every major city has its own developmesdlevelopment

authority that is responsible for urban revitalization and redevelognmnting brownfelds®

®1 The threestage policy maturity model was proposed in a comparative study of brownfield development

approaches in North America and Britain. In reference to the British experience, they point ah#iheal test of

its O6brownfield firstd approach was not its apparent c¢
and resources to effective intervention in the land marke{ Adams et al, 2010: 90) .

%2 In seven out of fifteen reviewdd.S. case studies, a public development authority was directly responsible for

initiating site remediation and a pubficivate corporation was directly responsible in one case $Amjyendix

A2.1.2). The City of Minneapolis Community Development Agen®yCDA) is a good example of a public
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In the U.K, the central government established eleven Urban Development Corporations
(UDC6s) during the 1980's that were responsi |
declining areas and derelict lan¢Golenutt & Tansley, 1990: 145.In referenceo brownfield
redevel opment in Engl and, A dawsgerventonis apprgachO 1 O :
involved Onew strategic roled for English Pa
agency) to find and assemble land, esbc brownfield and publicly owed land, for
sustainable developméntThese indicate the importance of pubtievelopment corporations
and their direccommitment in brownfield redevelopment.

Collaboration and partnership_ among the various stakeholslenay fosteragreement

andcommi t ment t o a objecteeseThiswas repeesenteddby thescéllaboration
among public authorities at various levetlflic-public), andwith private sector developers,
organizations and institutionpuyblic-privatg, as well as with locatommunity residentsand
groups public-private.community).®®> The NRTEE2003 fiNational Brownfield Redevelopment
Strategpi ncl uded a pol i thatalldegets ofrgovernmuetrastcoopenate with the

private sector and nefor-profit sectors to establish a National Brownfield Association to

authority in facilitating the initial stages of brownfield site purchase, site-tclpamd environmental remediation, as
well as securing private developers and tenants in some cases (Bartsch and Collaton, 1857: 113
% The passing of the Local Government, Planning and Land Act in 1980 gave powers to Ministers to declare Urban

Devel opment Corporations (UDC6s). The jurisdictional p
derived from the central governmaegftBritain and not from local or regional municipalities. The main objective of
( UD C 6 s yegeneratettheir oivdJrban Development AreddDAG6 by taking over | ocal au

powers while receiving direct Government grant for land purchasé@metion and other means of making the
UDA more attractive Thope i VBT a&s dievell wpe:rr so
1 First Generation 1981 - London Docklands Development Corporation (LDDC)
- Merseyside Development Corporation (MDC)
1 Second Generation 1987 - Trafford Park Deelopment Corporation (TPDC)
- Black County Development Corporation (BCDC)
- Teesside Development Corporation (TDC)
- Tyne and Wear Development Corporation (TWDC)
- Cardiff Bay Development Corporation (CBDC)
9 Third Generation 19889 - Central Manchester Developmébrporation (CMDC)
- Leeds Development Corporation (LDC)
- Sheffield Development Corporation (SDC)
- Bristol Development Corporation (BDQZolenutt & Tansley, 1990: 14)

“Long & Arnol d ( 1lpg®nérshipsajeolontary tollahoeationshbatweeviio or more
organizations with jointhd e f i ned agenda focused on a discrethe, attain
the context of achieving environment al govallntary, Long & A
jointly-defined advities and decisioimaking processes among corporate, 4poafit, and agency organizations that

aim to improve environmental quality or natural resource utilization.

®Stakehol dersd collaboration and par t nmeentsnhmapy casesr e key
including: the Cooksville Quarry Site in Mississauga, the Pacific Place (former Expo 86 site) in Vancouver, B.C.
(NRTEE & CMHC, 1997a: 6%7), as well as in the transformation of the U.S. Repeating Arms complex in New

Haven, Connecticunto a science park (Bartsch & Collaton, 1997: 102).
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coordinate efforts to build Canadian capacity to undertake the redevelopment of brownfields

( NRTEE, 2003: 31) . The aim of stakehol der so
acheve common goals and objectives. Partnership groups may include the public sector, private
sector, noffor-profit, and community organizations. Basedtbecommon goals and objectives,
stakehol dersd <coll aborati on anious famsrinclodng s hi p
environmentaleconomicfinancial, and socipolitical partnerships.

Public-Public Collaboration andPartnership

Collaboration and partnership among the different levels of government authquitielec-(
public) was essentiain expedting the redevelopment process in many case study projects
(Appendix A2.1.2) In the Lachine Canal Revitalization Program in Montreal, there was
collaboration and partnership among the federal, provincial, and city authBtifies.National
ContaminatedSites Remediation Program (NCSRP), approved by the Canadian Council of
Ministers of Environment (CCME), was a 50/50 esikared federgbrovincial program, which
ran for five years (1990995) (NRTEE, 1997d: 20). According to the OCETA report
( 2 0 0 8 thé@ Eederal government committed letegm funding of $3.5 billion for federal
contaminated sites plus $500 million for sharedponsibility sites in 2004 as part of the
Federal Contaminated Sites Action Plan (FCSAB)*®

In the U.S. case of the Soo L& Railyard in Minneapolis, the Minnesota Pollution
Control Agency (MPCA) and the regional office of the federal Environmental Protection Agency
(EPA), signed a memorandum of understanding that exempted new purchasers ofugeaned
sites from past contamitian liability once the State authority approved the cleanup process
(Bartsch and Collaton, 1997: 115).

Public-Private and Public-Private-CommunityCollaboration andPartnerships

Collaboration and partnership among public authorities and private sectoiers, investors,
institutions public-private), as well as with local community residents and groupsbl{c-

private-community) created stakeholderd a g r ane metenntination tcachiewe stated

% The revitalization Program included an investment of $338 million by Parks Canada, $44 million in public

works improvements by the City of Montreal, as well as a‘smgding municipal progran subsidize industrial
development (PROCIM) and a new municipabvincial program to help fund decontaminatiorbadwnfields

(London, 1998: 16).

®” The program would provide approximately $200 million for the actual algeof priority sites, $50 millio for

the development of new technologies. In addition, $25 million was set aside by Environment Canada to assist other
federal agencies in conducting site invento(MBRTEE, 1997l

%] n a d @tie Provinee offOntario provided $11 million in 2007 tarkilton, Cornwall, Brantford, St.

Catharine, and the University of Ottawar tommunity brownfield projec@d{OCETA, 2008).
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objectives The Hamilton ERASE Plan that was provingiadipproved in 200ivas a form of
public-private partnership which included several prograighe NRTEE National Brownfield
Redevel opment Strategy (2003: 3 1that all revdisuotl e d a
government cooperate with the private and -footprofit sectors to establish a National
Brownfield Association to coordinate efforts to build Canadian capadtyrdertake the
redevelopment of brownfields The OCETA report (2008: 17) thi
of the NRTEE2003 policy recommatationsmentiore d tOCRBTA, imicollaboration with the

Province of Ontario, has worked with the private sector and municipalities to develop the
Ontario Brownfields Redevelopment Toolbox (2004) and the Ontario Service Station
Redevelopment Framework (@ made available in 2008) to provide municipalities and other
stakeholders with the knowledge needed to cl e

In the case of the Leedsverpool Canal Corridor Project (U.K.), the Strategic
Development Initiative (SDI) waa good example of pubHgrivatecommunity collaboration
and partnershipThe objective was to achieve economic development through tourism initiatives
and environmental initiatives by revitalizing the canal environment and the derelict lands along
its sides, as well as a socioeconomic upgrading initiative through training programs for local
residents in the region (Tattersall, 1993:58).”

In the case of the Industpiex site project in Woburn, Massachusgttsvas only through
public-privatecommurity collaboration and partnership that made it possible to implement this
project’ USEPA reached an agreement for a site elgamplan with twenty two potentially
responsi ble parties (PRP6&6s) for contaminatio
owners. USEPA allowed the original developer to contribute his property in exchange for relief

from legal liability for the clearup. A third party Custodial Trust was established to take site

% The programs includeiannual grants to brownfield owners to pay for remediation and other eligible costs using
tax increment fiancing; a study grant for landowners or purchasers covering up to 50 percent of environmental
studies; a rebate on planning and development fees; a marketing/database program for the ERASE program; and a
municipal property acquisition, investment, and parship program that helps promote public/private partnerships
and pilot projecté  (Sbusa, 2006: 403J.he results in the first year of the ERASE Plan included the

redevelopment of 11.3 acres of industrial land and the leveraging of $15 million iteprivastments through $1

million in city grants (NRTEE, 2003: 14).

" Training programs for local residents were to bridge the educational skill gap and to improve access to the newly
generated jobs by the development program. Programs included traingapfpanies, future skills, new and small
business, and training for priority groups (Tattersall, 1993

™ The projectanked thes™ most hazardous site on the USEPA Superfund National Priority List (NPL). Not

knowing the nature of environmental contaation& required remediation cost, the original developer was unable

to proceed with redevelopment and the project came to a halt. There was a $400 million civil suit against main
polluting companies filed by community residents that were severely affegteahtaminatior{Brooks, 2006)
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ownership from the original developer. The beneficiaries of t&ddial Trust were the City of
Woburn, the Remedi al Trust (PRPO6s) and USEPA.
with the local community, which was empowered by a clear understanding of their options. This
alliance was key to secure state aedefral support and funding for the major new infrastructure
projects (Brooks, 2006: 235j.

St akehol der sé commi is ongialtespecally ptrdiffiguletones thatu ¢ ¢ e s

require perseverance and determination to find solutions for emergiolgems until
experiencing final success. This has been the case whether projects were publicly or privately
sponsored. In the case of the Fort Worth Stockyards (Texas), the Stockyard Area Restoration
Committee, together with the city, was keen about sgithe main problems of crime by
establishing a police station within the Stockyard area and through a-pubéite partnership

(Bright et al, 1995: 141). In the case of the Indysiex site in Woburn, Massachusetts, the
USEPA, the City of Woburn, theopt ent i al l'y responsi bl e parties
well as the local community, were all committegtoject succes@Brooks 2006: 231).

The ownerdevelopersituation facilitated site redevelopment in many cases. This was

because complex deamsimaking is within one main stakeholder domain and thus reduces
conflicts of objectives and visioridIn the case of the Cooksville Quapsoject in Mississauga,

the ownerdeveloper was able to overcome the complex environmental and physical problems
andto develop the site into a residential communitihout government fundin’

2.2.3 Environmental Concerns & Legal Liability of Contaminated Sites Cleanup Cost

Not addressingnvironmental contamination amequiredcleanup planin the beginningnay
result in underestimating the cost of site remediation and hence affecting project financial

feasibility and viability” The main favourable circumstandashis regardareas follows:

9 Addressing environmental contamination problems and remediation in the fgigg of
the process and tpreparean appropriate site remediation plan.

2 The Custodial Trust helped secure $50 million in public capital for three major infrastructure projects. This level

of public investment created significant property value as well as lifted the market stigma, whiel iasu

attracting potential private developers and invegtreoks, 2006: 235)

3 In the case of the BF Goodrich Plants (Akron, Ohio), the owners managed to redevelop the rubber tire plant into a
business p&rwithout government assistance. The owrsgant $4 million for site remediation and cleanup (38
acres/15.2 hectares) in addition to building renovation (Bartsch and Collaton, 1997).

“I'nterview with the project developer (Key Participant :
5 n the case of the West Don Landsd¥sttiri Project), the City of Toronto expropriated the land (80 acres) in 1988

for revitalization and prepared the physical plan and urban design scheme without having environmental
investigation. After realizing the magnitude of environmental contamiméitoding problems and implied

remediation costs, the province cancelled the project in 1992 (Allester, 1992).
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A clear definition of legal liability for previous contamination, cleanup cost, and futu
liabilities after decontamination with partial relief of liability

Conditional lift of future liability on new purchasers of ateady cleaneeup sites.
Ensuring a consistent approval process

Developing new guidelines and standards that are based on site risk assessment ar
management reduced the costsife remediation and cleanup.

Establishing an inventory of blighted sites within the city can help in planning for t
problem as a whole and thus utilizing resource more efficiently.

Contaminated sites that are within governmental inventory priority list may have acce:
govermment funds and assistance

Availability of environmental liability insurance to cap site decontamination cost as well
resolving uncertainty of future liabilities of site contamination

Clear Definition of Legal Liability for Environmental Contanmation

The clear definition of legal liability for environmental contamination eledrrup cost made it

easy for public agencies in back tracking previous polluters and recovering contaminatien clean

up costs’? In Canada and the United States, legaliligtfor contaminated sites clearp cost is

based on the principle of Apolluters payo
2003: 6; NRTEE & CMHC, 1997: 20; Bartsch & Collaton, 1997: 5; Howland, 2007: 92).

However, the principle is apld differently.

Liability Act (CERCLA or Superfund, 1980) is the most significant federal statute, under which

present and previous owners and operators have stricttliagpdintly and severally) for the

costs of cleaning releases of hazardous substar@stsch & Collaton, 1997:-5). In some

ways, strict liability, jointly and severally, made it easy to recover elgaoosts from previous

known polluters (deep poclgt at the same time, it had negative impacts on brownfield

redevelopment in terms of increasing legal liability risks and lowering the perceived investment

returns (Howland, 2007: 92; Heberle & Wernstedt, 2006: 480; NRTEE & CMHC, 1997: 26;
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site (35 acres) to be redevedmpby a private developer as a mixgk commercial, hotel and offices. The City
agency managed to retrieve some of the decontamination costs ($3 million) from the previous owner (Uniroyal)
(Bartsch & Collaton, 1997: 105).

"The (CERCLASuperfund)wasfist enacted in 1980 and based on
severally and including any person or entity that is related to the contaminated site (previous and current owners,

In the case of the Uniroyal Tire Factory (Commerce, California), the City development agency purchased the

Wi

In the United States, the Comprehensive Environmental Response, Compensation, and

Apol |l ut

1

purchasers, operators, developers and financial institsio e ngaged i n tBeéirrctembanadi 6p mgQ
it does not require the demonstration of wrong doing on part of the polluter (Howland, 2007: 92; Bartsch &
Col | at on  JoinflysaAdkeverdly) .meflans t hat gover nmatotcleanapfropane sue r e

or all parties, even remotely associated with the pollution. The Act was amended in 1986 to exempt new property
o wn ewha didfnot know and had noreasontokbowo f any contamination at
bankinginstitutions with limited involvement in the property, either as creditors or as owners following foreclosure
(Bartsch & Collaton, 1997:-3).
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Meyer et al, 195: 84). This made such redevelopment areas less attractive to potential
developers and investors than greenfield locaffogalberini et al, 2005: 349; Bartsch &
Collaton, 1997: 3 & 31). Throughout the 1990s, U.S. federal legislation and regulatorysreform
aimed at reducing the barriers imposed by CERCLA and EPA Brownfields Program had
supported environmental assessment and remediation of numerous pilot projects that were based
on competitive application (Heberle, 2006: 481; Bartsch & Collaton, 1997A82).relief from
the stringent environmental regulation, EPA relaxed the notion that contaminated sites should be
cleaned to their natural condition and the less seriously contaminated sites were removed from
the National Priority List (NPL). Ko, they rdéinquished authority over the cleaip standards of
sites participating in many stakevel nonSuperfund Voluntary Cleanup Programs (VCP)
(Howland, 2007: 92}° Economic viability was established as a key factor in the granting of
federal EPA brownfielgbilot grant With economic development becoming a goal of brownfield
clearrup, the Small Business Liability Relief and Brownfields Act signed in 2002 expanded both
liability protection and funding (Heberle & Wernstedt, 2006: 481).

In Canada, brownfield llality legislation is mostly within provincial jurisdiction and
gui ded @agadian lCeunciii of Ministers of the Environment (CQMinciples on
Contaminated Site Liability(NRTEE & CMHC, 1997a: 20; NRTEE, 2003: 11; CCME, 2006:
4). The original CCMEeport, including thirteen principles, was first approved by Council in the
spring of 1993 (NRTEE & CMHC, 1997a: 2a0)he CCME undertook a studly 2003andit was
concluded thafithe CCME (13) principles, although not uniformly adopted across Canada,

continued to be appropriate for addressing contaminatedsiteas nd CCME added a

"8 In a study on the role of liability, regulation and economic incentives in brownfield redevelopment aiad from
survey of 293 international developers, Alberini (2005: 349) found that contaminated sites are generally less
desirable to developers as compared to pristine sites. The results of the survey indicate that only 22.23% of all
developers would prefer a lwafield site over a pristine site when there are no policy incentives and without

liability relief and flexible clearup standards. This percentage would increase to 27.33% and 33.10% with 10% and
20% financial assistance respectively. With liability fedione, this percentage would increase t033.67% and with
flexible cleanup standards alone this percentage would be 27.64%. However, with a combination of 20% financial
assistance, liability relief, and flexible cleap standards, the percentage of depets that would prefer selecting a
brownfield site over a pristine site would increase to 53.98% (Alberini, 2005: 346).

“BForty eight states have authorized VCP6s and several
to assume authority oveleanup standards. The general framework of most state programs includes: (1) relaxed
liability for purchases of contaminated properties in which the owner is not responsible for the contamination, (2)
increased reliance on voluntary cleanup rather tigmvernment enforcement, (3) more flexible cleanup standards
allowing parcels to be cleaned to standards appropriate to future use, and (4) the provision of financial ircentives
(Howland, 2007: 92).
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principl e Transfdrroé kiaviith g ( 8 CME, 22Th® GCME-28Q6 report
endorsethe principlsofi Po | | ut andi FPaaiyrswith thes view that liabilityshould be
allocated on the basis of relative fault based on the particular circumstances, although it does
retain the concept of joint and several liability where the allocation process fails

New provincial legislation was introduced and directed aimmting brownfield
redevel opment by addressing key barriers to
Law Amendment Act, 2001 and Quebec amendment of the Environmental Quality Act in 2003.
The Ontario brownfield legislatiowas designedito encourge brownfield redevelopment by
clarifying environmental regulatory liability and providing municipalities with more flexibility in
planning and financing ( NRTEE, *@0®0&8r i d®3 . Regul ati on 153/ 0
against regulatory liability thrayh the filing of a Record of Site Condition (OCETA, 2008: 12).
Quebec a me BEndirerunental hQuialityi Aét i n 2003 t o clarify r
allocation (CCME, 2006: 12; OCETA, 2008: 12).

In the U.K., there is strict liability on responsible {8, but not retroactive as it is in the
U.S. and Canada, and the law takes into consideration the financial hardship of responsible
parties, which implies that the government shares part of the cost at the end (Meyer et al, 1995).
Also, the notion of pulx-private responsibility for contamination cleap is a major
characteristic of the liability law in the Europeanith (EU) (Meyer et al, 1995However, the
other details of liability issues are differently enacted in the U.K. (Metyal, 1995; Pag#997).

®These Principles were p RecammentdedCriddiples ah Cantamirated Sitesnt i t | ed |
Liability -20060 whi ch i nc or p cCordamieaed Site diabilityeRepodRecendmerided Principles
for Consistent Approach Across Canad93' (CCME, 2006). Briefly, the CCME principles includb: Polluter
pays; 2)Fairness; 3)Openness, accessibility, and participation characterizing the site remediation process; 4)
Beneficiary pays; 5pustainable development; €onditional exemptions of lenders receivers, receivanagers,
and trustees; 7lRecovery of public funds from parties responsible for contaminatioRp8)-stage process to
discourage excessive liability litigation atalpromote alternative dispute resolution including voluntary, mediated,
or directed allocation, with joint and sevéi&bility as the last resort; 9).iability allocation factors; 10)
Alternative Dispute Resolution (ADR) procedures including a-§bep allocation process including Voluntary,
Mediated, and Directed, with default Joint & Several liability as last reBmiy 11) Contaminated sites designation
based on risk to human health and extent of environmental risiCelfljicate of compliance and exemption from
future liability; 13) Benchmark standards on a s$gecific basisand 14) Transfer of regulatory efronmental
liability (CCME, 2006: 412).

8 On t a rBrowrffialds Statute Law Amendment Act, Z0ffkates a new regime for addressing regulatory
liability. Thi legislation clarifies and limits environmental liability, providing greater certaintyifose involved

in redevelopment. Clear rules are legislated fosite assessment and cleanup standardise-year liability
protection from environmental orders for municipalities, secured creditors, receivers, trustees in bankruptcy,
fiduciaries and property investigatorsliability protection from environmentarders for owners who follow the
prescribed site assessment procedures and file a rexfeside condition stating that a site meets the appropriate
standardsp quality assurance through mandatory use of certifiedd#aning professionals, mandatoriirfg of a
record-of-site condition to a publicly accessible registry, acceptance of risk assessments by the Ministries of
Environment and Energy, and an enhanced auditing pro¢ddRTEE, 2003: 12).
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Environmental Remediation Guidelines Based Site SpecificRisk AssessmefSSRA)

Developing environmental remediation guidelines and standards that are based on site risk
assessment and risk managenmeatie the process more flexible and effesty reduced the cost

of site remediation and clearfdqgCMHC, 2005; Alberini et al, 2003 RTEE & CMHC, 1997a:

67; Bartsch & Collaton, 1997: 10). In the U.S., and in order to remove barriers of the
environmental act (CERCLA and its 1986-awethorization),the EPA relaxed the notion that
contaminated sites should be cleaned to their natural condition and relinquished authority over
the cleanup standards for sites participating in many -k&eét nonSuperfund Voluntary
Cleanup Programs (Howland, 2007: 9Phe MOEE (1997)Guideline for Use at Contaminated

Sites in Ontario"outlines three approaches to site remediation and restoration, which may be
used for contaminated sites:

1 The background approachinvolves the restoration of a site to naturally occurring
background conditions, or ambient soil concentrations.

1 Thegeneric approacf? involves the use of generic soil and groundwater criteria, which
are based on the effect of a contaminant on human health and/or the environment.

1 Thesitespecific risk assessméapproach(SSRA) provides a process and administrative
mechanism to develop and use criteria based on environmental and human health at a
specific sit§ MOEE, 1997: 1a11).

On a relative scale, the cost of site remediation is expected to be highdst in t

background approach than the others because of being complete decontamination cleanup. And
the SSRA is the most cestfective approach especially in heavily contaminated sites because it

is aimed at identifying risks to human health and the environarahimanaging those risks by
protecting humans from direct contact with contaminants (NRTEE & CMHC, 1993139

T he NRNd&dhal Brownfield Redevelopment Strategy i ncl udes a recomm
fiapply sitespecific assessment and approach regime ( BER T2003: 18). The CCME
fiRecommended Principles on Contaminated Sites Liabilistuded the use of benchmarks that

will allow remediation plans or orders to be tailored on aspecific basiCCME, 2006: 11)

82 The site specific risk assessment (SSRA) and riskagement approach for site remediation proved to be cost
effective in many cases like in transforming the former Expo 86 Site into a mixed use development including
residential, parks, schools, office and retail space (NRTEE & CMHC, 1997a: 67), as wala$siooderham &

Worts project in Toronto (see Chapter Six for more details on G&W project).

8 The generic approach offers special restoration criteria options to match certain site attributdddite'l6e
(agricultural, residential/parkland, indusal/commercial); (i) restoration of groundwater quality (potable/ron

potable); (iii) depth of soil restoration; (iv) soil texttireMOE, 1997: 11).

% The case of the West Don Lands (Ataratiri project, 19882) in Toronto is a good example of hovOR

regulations at that time requiring complete cleanup to generic numeric criteria implied a cost obstacle that halted the
project (NRTEE & CMHC, 1997:30). Another cost factor was mitigation measures for flooding potential.
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Having flexible clearup standards also maattract more developers to brownfield
redevelopment instead of greenfield redevelopment (Alberini et al, 2005°°346).

Conditional Lift of Future Liability on New Purchaser®f alreadyCleanedup Sites

Another favourable circumstandéer brownfield re@velopments the conditional lift of future
liability on new purchasers of already cleangusites that gained approval from the concerned
authority®® This reduces uncertainty of potential future liabilities and expedites the site
remediation approval pcess. The NRTER 0 0 Natiofial Brownfield Redevelopment Strategy
included a pol iteayprovircesand tegitorebaestabbsh legislation providing
for clear and unequivocal termination of all -site and offsite regulatory liabilities upo
issuance of regulatory approval of remediation, subject only to specified reopeners ar fraud
(NRTEE, 2003: 26). The National Strategy also included another policy recommendation to
fiprovide for termination of civil liability after a limitation peria@lin response to the National
Brownfield Redevel opment Strategy, Ont ari obs
regulatory liability through the filing of a Record of Site Condition (OCETA, 2008: 12). In
addition, this condition of future liabilityelief may better attract potential developers/investors
to brownfield redevelopment instead®feenfielddevelopment (Alberini et al, 2005: 348).

Brownfield | nventoryL ist

High risk contaminated sites that are within a governrnmemntory listhavethe opportunity for
accessing public cleanup funds and assistance. In fBethé fedeal National Priority List
(NPL), identified by the EPA, includes 1300 hazardous waste sites that are eligible for federal
cleanup funds under the CERCiSuperfund (Basch & Collaton, 1997 In Canada, the
National Contaminated Site Remediation Program (NCSRP) was-gefare(19891995) $250
million program initiated by the CCME with three primary objectives:

1 To identify highrisk contaminated sites and carry out raii@ action through a
Apol |l uter payso principle

8 The results of a study ohé role of liability, regulation and economic incentives in brownfield redevelopment,

reveal that the probability of developers selecting a contaminated séevigis pristine site would increase from

22.23% for no policy incentive to 27.64% when fldgibleanup standards are employed (Alberini et al, 2005: 346).

8 In the cases of the Soo Line Railyard and Wilensky Salvage Yard (Minneapolis, Minnesota), a memorandum was
signed between EPAO6s Regional Di vi si @&nthaterethptsMi nnesot a P
purchasers of cleanagp sites from past contamination liability at a federal level provided that State Agency has

i ssued a ficertificate of completiono, fino further acti
87 The results of a study on the role of liability, regulation and economic incentives in brownfield redevelopment,

reveal that the probability of developers selecting a contaminated s#ée/igs pristine site would increase from

22.23% (for no policyricentive) to 33.67% when there is liability relief (Alberini et al, 2005: 346).

8 In addition to the (NPL), the States have identified 70,000 hazardous sites (that fall below the federal threshold),

and targeting 22,000 of those sites for remediationimvMoluntary Cleanup Programs (Bartsch & Collaton, 1997).

51



f To provide resour &aighrigksitescdndan for phaned?d
1 To work with private industry to develop and demonstrate new and innovative
remediation technologi€S(NRTEE, 1997b: 34).

In the U.K., while S143 of theEnvironmental Protection Act (1990) requires preparation
of public registers of contaminated land, it was found politically unacceptable and controversial
because of the belief that listed properties will decrease in value leading to more (fleatje,

1997: 172; Meyer et al, 1995: 1423)?" However, establishinguchan inventory wagound
essential for planning purposegven the evolving definition of brownfield sites as previously
developed land including various conditions of vaeard crelict land, which was the basis for
establishing the National Land Use Database (NLUD) in England and the Scottish Vacant and
Derelict Land Survey (SVDLS) (Adams et al: 81).

Having an inventory of brownfield sites including locations, may allow &omore
comprehensive areaide approach to the redevelopment process where multiple sites are
simultaneously considered instead of a site by site redevelompprdach This approach has
several advantages in terms of potential coordinated redevelaptedetrie & Wernstedt (2006:

493) outline that in the context of numesossmall brownfield properties:

fithe linkage of brownfields and sustainable practice may require that practitioners move
beyond a propertpy-property approach and place brownfields in larger-scale
endeavour that seeks to revitalize multiple properties across a wider area of the
community. Rather than leave brownfields redevelopment to a tyranny of small decisions,
an areawide approach that explicitly treats multiple brownfield profesrtas a system

and tackles them en masse rather than each in isolation could improve the prospects for

communi ty revitalizati®n in several i mportant
¥fHAn orphan contaminated site is one for which viable
parties may have gone bankrupt, left the country, or simply be unwilling or unablesiat agsponsibility, but the
bottom Iine is that they are not ava(NRTEHE 1967a:t34). cl ean up

% The costs of cleaning orphan sites were to be shared between Environment Canada and provincial environment
depatments. The federal government committed $100 million to this program, divided among provinces and
territories. Also, for developing new methodologies to remediate contaminated sites, the federal government
contributed $25 million to be matched by the pnoes (NRTEE, 1997b: 34).

1 In 1994 the U.K. (DOE) published tfieF r a me wor k f or Cpopdsiagnilegigatioat L and o
strengthen the national framework for remedial and regulatory action and to repeal (S.143) of the 1990 Act (Meyer
et al, 1995:14B8

92 The NLUD was launched in 1998 and updated in 2001, which categorizes entries under five headings including:
fis previously developed land which is now vacan¥acant buildingsp Derelict land and buildingsy Land or

buildings currently in use anallocated in the local plan and/or having planning permission; ahdnd or

buildings currently in use where it is known there is potential for redevelopment (but the sites do not have any plan
allocation or planning permission)Adams et al, 2010: 81).

9 Multiple brownfield site redevelopment may improve prospects of community revitalization in the following
ways:s Coordinated fashion redevelopment can be financially appealiMgy allow larger dollar investments in
cleanup & redevelopment which ctake advantage of economies of scale in infrastructure for redevelopment or of
risk-sharing opportunities across multiple sitesnay make environmental insurance financially viablarea

wide redevelopment of distressed areas can continue to beoefit - (Heberle & Wernstedt, 2006).
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T he CRddmniended Principles on Contaminated Sites Liabilityy nc |l uded t
discretion shold be retained by member governments to designate contaminated sites with
classification (high, medium or low) based on risk to human health and extent of environmental
risk (CCME, 2006: 10). Regarding federally owned contaminated sites, the managelegnt po
issued by the federal Treasury Board in 2002, requires all federal departments and agencies (with
a f ew e x calgréss thbemmsgtffected sités first priority determined by the Canadian
Counci | of Ministers of allClessifEationiSystetn mg NR T E E,C M
2003: 16). The CCME recommended principle and Treasury Board management policy
requirement imply a need to prepare an inventory of contaminated sites.

Environmental Liability | nsurance

The provision ofenvironmental liabity insuranceat acceptable terms to developers was crucial

in overcoming the problems of risks and uncertainties of project financial feasibility for
brownfield redevelopment (Meyer and Lyons, 2000: 53; NRTEE & CMHC, 1997:49, Heberle &
Wernstedt, 2005: 48 CMHC, 2005. This insurance also controlled the problem of real and
perceived legal liabilities of brownfield redevelopmé&htThe coverage of environmental
liability insurance may include protection against impact on human health and ecosystem
damage de to onsite contamination, capping site remediation cost, covering future liabilities of
unknown site contaminatiofi.Within the private sector, insurance companies have expanded
their insurance and risk management resources for brownfield projects (QQET&\ 14).

2.2.4 Project Marketability

The key element in marketingownfield site reuse angdevelopment is to identify existing and
potential resources within the site as well as its surrounding and inner city cantu¢sng

location The main favoutale circumstances are briefyg follows:

“I'n a study on brownfields regeneration i envibdhmental. S. , H

insurance is useful in closing a brownfield redevelopmentaleal n a st udy covieateisettgr t hi rt ee
firms involved in brownfield redevelopment in theS) Meyer& Lyons (2000:53) found that twelve firms rated

fithe availability of insurance as a major tool in risk management, with 5 of the 10 actively redeveloping brownfields
describngthepol i ci es as O6essential 60.

®Meyer and Lyons (2000: 53) out !l i nigentirdnmenelliapiity or c| asse
coverage, for professionals and owsagyerators, that protects against claims for ecosystem damage, health

problems enauntered by neighbors or workers, and loss of property value by nearby owners deste on

contamination or its-caipocovyesyspdopPioiveralgeanhmpticests a m
mitigation expense for a brownfield redevelopnmniect by providing up to 200% of the original estimated
cleanup cost in insurance coverage; and (iii) prospect.i

claims for damage due to contaminants remaining in place during the course of a opdestt or due to changes
in cleanup standards, leading regulators to reconsider cleanups which they had previously approved
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1 Auvailability of potential resources within the site that may attract investaevelopers (e.g.,
natural/cultural heritage, riverfront/scenic value, existing facilities/networks)

9 Proximity to the city core funtions (CBD) and its amenities

9 Accessibility to major transportation routes (e.g., expressways) as well as availability of
multiple transport modes

1 Identifying an existing demand for certain uses, competitive growing functions, or renew:
economic actiity in the area

1 Availability and identifying linkages wittexisting institutions,interrelated development (e.g
university or an industry)

9 Securing developer(s) and tenants in the early stages together with the site cleanup prou
complete the redelopment and marketing package

Existing and Potential Resourcewithin the Site& Its Surrounding Inner City Contexts

Blighted industrial sites are usually within favourable inner city locations and may occupy
relatively large areas of land, which isare and valuable asset in such locations. Also, such
industrial sites are sometimes located at waterfront locations for various reasons, including water
transportation, which give such sites natural settings of unique ecological and scenit®values.

The ste and area resources may vary in type and valb®th quantitatively and
gualitatively. The marketing theme revolves around capturing the characteristic values of the site
and its context in an overall reuse and redevelopment package in order to paitestial
stakeholders for a potentially viable and feasible redevelopment. Site resources may include
existing buildings and facilities that can be adaptively reu¥efihese sites may also have
historical, architectural, cultural and/or natural heritagties that can be significant locally,
provincially, and/or nationally§ometimes internationally® In such cases, heritage preservation
and conservation become a central objective and theme within the planning and design process
(Bliek & Gauthier, 200746). Preserving building and city heritage reflects the identity of a place
and conveys some aspects of its evolution over time. Alssepving leritage values can
positively impact the tourism industry especially within inner city areas, and this aadds

economic component to heritage planning.

% In the U.K., the whole Tyne and Wear redevelopment areas along the sides of the two rivers are appealing
locations and rtaral settings (MacPherson, 1993). Similarly, the Lachine Canal redevelopment area in Montreal
represents an existing natural setting to be utilized for tourism and recreational. In addition, the historical site and
buildings represent a cultural heritagsource to be utilized for the same functional theme (London, 1998).

" In the case of the Deptford Shipyard (Sunderland, U.K.), a crane manufacturer purchased the largest part of the
site to reuse the existing major construction hall and the previqugasth cranes (MacPherson, 1993: 41).

% The site and historical buildings of the G&W project in Toronto is a good example of industrial architectural
heritage. Also, the buildings are physically sound for conservation and adaptive reuse as a hidgteni@tedlage

in an overall mixed use redevelopment. The site is also used as a historical setting for the film industry. The old
complex was registered as a national historic site (City of Toronto, 1994).
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Proximity to the Central Business District (CBD)

Being within the inner city, brownfields are in proximity to the central business district (CBD)
and part of its market forces. Alsthey have better access t® iservices and amenities. The
CBD and its surrounding inner city context is a mixed land use setting which is more likely to be
active during most of the day cycle. In addition to having the financiarecemd unique
commercial retail, the CBD area magciude residential, entertainment, and government
functions that create a lively urban setting. An active city core is a unique resource and impetus
for brownfield redevelopment potenti&.

Accessibilityto Major Transportation Routesind Public TransportNetworks

Accessibility to major transportation routes and public transport networks are key factors for
locating certain land use functions lig#ice/business and commercial uses as well as mixed use
developments and residential communities. Such tratajmwm routes and networks may include
expressways, rail transit, buses and other forms of public mass traff$pBrawnfield
redevelopment sites that are in proximity to main transit stations/connections are more likely to
be considered as transit oriedtdevelopment (TOD), which is characterized by relatively more
intensve development

Identifying Market Demand forGrowing Land Use Functions

Identifying an existing or growing demand for certain land use functions will make them
potential targets for & reuse functional themé®. The renewed development activity in the
project overall area will work as a favourable marketing circumstance and impetus to attract
developers and investors for site redevelopm&nalso, identifying existing and potential

ecaomic linkages between the proposed site reuse functions and the major growing functions

% The Gooderham and Worts complex, Torontolidarfront, and the Port Land area are part of Toronto inner city
and within walking distance from the City financial district.

190 Accessibility to major transportation networks played an important role in the redevelopment of the Salford
Quays (U.K.) intca mixeduse complex (housing, offices, leisure) (Law and Grime, 1993: 76), and the
transformation of the Williams Air Force Base (Arizona, U.S.A) into a civilian airport and an educaéiseaich
training (ERT) facility (Bartsch &Collaton, 1997: 106).

191 This is the basic economic principle of supplying commodities to match demand. In the Salford Quaysaixed
redevelopment (U.K.), there was an increasing demand for office space in the whole area, which instigated the
allocation of considerable officgpace within the project (Law and Grime, 1993: 76).

192 1n the case of the World Class Steel (Ambridge, Pennsylvania), the whole industrial region was declining and
then a renewed economic activity started to pick up but for a more advanced steel mangf@ansch

&Collaton, 1997: 106). Also, sites within regional or large area redevelopment will share an interactive marketing
potential due to the size of the overall redevelopment. This was exemplified in the cases of The Lachine Canal
Revitalization Pogram in Montreal (London, 1998), the regeneration of derelict industrial sites along the sides of
the Tyne and Wear rivers in Newcastle, U.K. (MacPherson, 1993), and thegsoibal economic development of

the Leedd.iverpool Canal Corridor (Tattersall993).
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within the surrounding area and the city as a whole may work as a factor in fostering project
marketing and redevelopméeifit.

Securing Developer(s)|nvestors, and Sortimes Tenantén the Beqginning

Securing a developer(s), investors, and sometimes tenants, in the early stages of the process will
complete the redevelopment packalfeThis will not be achieved by mere traditional market
forces, but by deliberate collabtivee action and partnership among the major stakeholders
including the public sector, private sector, fonprofit organizations, anthelocd community

2.2.5 _Planning Process with a Clear Vision

The main favorable circumstances hriefly as follovs:

Having a clear vision/plan for the project
Commitment to planning especially in dealing with large sites or area redevelopment
Adaptive reuse of potential resources

The possibility of adopting a gradual phasing strategy for redevelopment edpefalarge
sites or partially contaminated

Adopting aincrementalstrategy for implementing small projects first to build momentum
and then the bigger projects

1 Site within an overall redevelopment area have the incentive for a better resource iniegr:
and market image

= =4 -4 A

]

Having a clear planning visionfor brownfield redevelopment projects is essential,
especially when the current site condition and image is depré$3ifige planning vision should
address the main problem components and objectivesavgémeral conceptual resolution which
may include, but not be limited to, future environmental aspirationssimaondition, viable
land use functional themes for the site and its relation to the surrounding context, financing

approach (especially fonte i ni t i al site remedi aftdlaboratignh ase) ,

103 case examples of such linkages include: Yale University research program and the proposed Science Park in the
former U.S. Repeating Arms Complex (New Haven, Connecticut) and; Arizona State University and the proposed
educational research traigifERT) facility in the former Williams Air Force Base (Mesa, Arizona) (Bartsch
&Collaton, 1997); and the Nissan Plant in relation to the Hylton Enterprise Park (Sunderland, U.K.), which was
within a business industrial area (MacPherson, 1993).

1%1n transbrming the Uniroyal Tire Factory (Commerce, California) into a minse complex of retail commercial
mall, offices and a hotel, the City of Commerce Redevelopment Agency (CRA) managed to arrange a8hse (65
years) with a private developer where (CRAI e responsible for site preparation and clegrand the private
developer will be responsible for the remaining redevelopment (Bartsch &Collaton, 199705p2n the

Newcastle Business Park (U.K.), the Tyne and Wear Development Corporation (TMéD&yed to secure several
prestigious organizations as tenants like British Airways, AA Insurance, and Cellnet (MacPherson, 1993).

195 Here, a planning vision is referred to as an idea(s) or concept that addresses and responds, as a solution, to a
certainset of problems and issues. Also, a planning vision may address the grouping of various visions for
interrelated sets of problems and issues in order to form an overall vision.
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and partnershipand potential social programs. The conceptual vision has to be viable before
working out the planning details.

Commitment taPlanning

Commitment to planning, espeltya in dealing with complex problems and large area
redevelopment that includes several sites, was instrumental in integrating the overall
redevelopment process and making an optimal use and exchange of re$8@ites.within a

large overall redevelopmérarea have an interactive advantage among each other, while single
site projects work individually in the redevelopment cont€in addition to physicafunctional
sitesd i ntegr aftreaplanningcneenspto entiuelen the mtegration of soecial
economic, and environmental plannitff§in essence, the context of brownfield redevelopment is
complex in terms of multiple components and hence planning becomes indispensable.

The adaptive reusef buildings, site contextfacilities, and other availableresources

(material and nomaterial) was a central plannkagsign theme for sites having such resources,
and in specific, for sites characterized by historical, architectural, and cultural heritage values.
The concepts opreserving industrial heritagend historical contexts and evolution are central
planningdesign themes for the adaptive reuse of ditesdings, and industrial artifacts. The aim
was to preserve the old industrial physical setting as much as possible and adapt it to potential
new furctions. An important issue during this procegs how to balance levels of heritage
conservation, financial cost, and intensity of site redevelopment and innotftion.

In a studyon fiMobilizing urban heritage to counter tleemmodification of brownfield
landscapes | essons from Moatr 8ali @& Ka Ghiuneri €Ean 12

furban morphology a s a toumderstamds whban evolution and poesere industrial

1% |n the Tyne Riverside redevelopment area, the design of the Centrali@@upsgject was integrated with the

Hanging Gardens project in order to form a continuous link with the CBD area; and the whole riverside
redevelopment had a common public walkway; also, the soil taken from the excavated Marina project was reused as
an infll for an old rail cut in another project within the same area (MacPherson, 1993).

YWHeberle & Wernst edt ana@é&wdé apprdach3hpt explicitlyltréats enultiple erawnfiald
properties as a system and tackles them en masse ragreeach in isolation could improve the prospects for
community revitalization in several important wals.

|1 n a study on employment effects of brownfsicessd redeve
involves largescale planning that intgrates site cleanup with wider community development;terrg and

substantial government resource commitments, a linking of jobs on brownfield sites to local residents, increasingly
sophisticated subsidies and incentives, the importance of designttbites redevelopment with the existing
neighbourhood, and social programs that tackle school quality and job training.

199 This balance included the architectural perception of the resulting environment, as well as balancing the
economic/financial fesibility of heritage conservation, a relatively higher cost to revenue generation, with new
building additions to increase the floor area of revenue generating uses. The case of the Gooderham and Worts
project in Toronto is a good example (City of Tororit®94).
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heritage of brownfield sites withirtheir historical, economic, social, andleual contextover

time. This planning process adds another dimension of heritage preservation and adaptive reuse

of not only individual heritage buildings of brownfield sites, but also their historical urban

context represented by surrounding communégwell as city context.

Adopting A Gradual Phasing Strategy For Redevelopment

The pssibility of adopting a progressiyghasing strategy for redevelopment of contaminated

sites was instrumentah the implementation ofelatively large sitesIn such caes, phasing of

redevelopmeninade it possible to implement first the plans on cleaner sites (or portion of the

site), while site remediation is carried out on contaminated &f®aBhis incremental

redevelopment made the process more time efficient, éfestiee, and ultimately financially

viable due to th@rogressivageneration of revenues uskctover other redevelopment costs.

2.2.6 Potential Policy Directions as Derived from Favorable Circumstance®

The favourable circumstances for brownfield redevetmmnt outlined in the previous sectipn

are used as the basis for developing tentative policy direcfidres favourable circumstances

form the main objectives fothe policy directions. Some of the policy directions may be
considered as planning guidelmeExhibit 2.7 provides anoutline of the tentative policy

directionsin relation to the pertinetivorable circumstances for brownfield redevelopment

Exhibit 2.7: Potential Policy Directions Derived from Favourable Circumstaifog®roblemComponents

Favourable Circumstances Classified by Problem
Components(As applied to general case studies)

Potential Policy Directions in Relation to
Favourable Circumstances &Components

1. Project Financing and Redevelopment Incentives
(Economic Componen}

1 Availahility of public startup funding

1 Accessibility to government financial programs/grants

1 Availability of tax and other redevelopment incentives

1 Availability of low-interest rate loans

1 Existence of seHfinancing mechanism (Like TIF/TIEF)

1 Blighted sites withi special district zoning with incentives

9 Shared publigrivate sector financing

1 Other financial incentives (mtguarantees & removing lien

1 To develop a selfinancing mechanism (like tax
increment financing TIF) that is tailored to the
Canadian contexin order to finance the first
package of site remediation and restoration

1 To develop financial and other redevelopment
incentives in order to create an attractive
redevelopment package

1 To foster publieprivate financial partnership for
site remediation ahfor site redevelopment.

19 1n the case of the Soo Line Rail yard project (Minneapolis, Minnesota), the city development agency (MCDA)

divided the site into clean parcels and contaminated parcels in order to proceed with the redevelopment on clean
parcels first, whilggoing through the cleanup of contaminated parcels (Bartsch & Collaton, 1997: 113).
11 Another example of progressive redevelopment is the case of Tyne and Wear redevelopment areas, when the

Development Corporation (TWDC) started the redevelopment of grsils firsts to achieve initial success and to

support in the
|l ater (MacP

publ i c
projects

gain
Shipo

order t o

42) .

beginning in
her son, 1993:

112 1n this research policy is a majoplanningdecision or objective regarding certain component(s) within the

planning process. In some ways a politgy represent a micilevel plan for a certain issue or component that is

part of the overall plan and planning procésgolicy direction is the mairssue statement or objective that
represents the core of the policy. However, further research is required to develop the final policy plan.
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2. Role of Government, Private Sector, & Community
Residentsi (Political Component)

1 Existence of specialized government development authol

1 Collaboration and partnership among different governme
levels (federaprovinciaktlocal) (PublicPublic)

1 Collaboration and partnership between the public sector i
private sector (Publi®rivate)

1 Collaboration and partnership among the public sector, p
sector, and community residents (Pu#ligGvate Community)

TSt akehol der sofprojecosotoeisst me n t

1 Cases of ownedeveloper facilitate decision making

9 To establish network linkages among
stakeholders (public, private, and community) i
order to foster collaboration and partnerships
throughout thedifferent stages of the process
(Public-Public, PubliePrivate, and Public
Private Community)

1 To establish a special redevelopment authority|
that is directly responsible for the reuse and
redevelopment process of blighted/contaminat
sites.This may be in the form of a public authof
or aform of (Public-Private) partnership.

1 To secure access of local residents to newly
provided opportunitie§obs)

3. Environmental Concerns & legal liability of
Contaminated Sites(Environmental Component)

9 Addressing environmental contamination problem$ian t
beginning and to set an appropriate site remediation plan

1 Clear definition of legal liability for previous contaminatiof
andpartial relief of liability after decontamination

1 Conditional lift of future liability on new purchasers of
already cleanedp sites

1 Ensuring a consistent environmental approval process
(Process)

9 Developing new guidelines and standards that are based
risk assessment and risk management

9 Establishing an inventory of brownfiesites (Physical)

9 Contaminated sites within a goverant inventory priority
list may have access to government funds and assistanci

1 Availability of environmental liability insurance to cap site
remediation cost (Economic)

1 To address environmental contamination and <
remediation in the beginning of the paess in
order to arrange for an optimal and legally viab
site remediation plan

1 To define and confine legal liability to viable
limits

9 Conditional lift of future liability on new
purchasers of already clearnag sites

EnvironmentalPhysicalComponent

9 To prepare an inventory of blighted
contaminated sites

EnvironmentalEconomic Component

9 To provide environmental liability insurance to
cap site remediation cost

EnvironmentalPlanning Process

1 Ensuring a consistent and expedited
environmental approval process

4. Project Marketability (Economic Componen}

1 Availability of potential resources within the site that may
attract investors/developers (like natural/cultural heritage
historic value, riverfront scenic value, existing
facilities/networks) (Physical)

9 Proximity to city core functions (CBD) and its amenities

9 Accessibility to major transportation routes (expressways
availability of multiple transport modes

1 Identifying an existing demand for certain uses, competiti
growing functions and/or renewed econonttiaty

1 Availability/identifying linkages withinstitutions and/or
interrelated growing functions (like university or an indus

1 Securing developers and tenants in the early process sta

9 To arrange for project marketing in the early
stages of the pr@ss in order to secure potentia
developers and investors for different package
the process

9 To secure potential developers and tenants in
early stages

5. Planning with a Clear Vision (Overall Planning Proces$

1 Having clear vision/plan for the project

1 Commitment to planning especially in dealing with large ¢

1 Adaptive reuse of potential resources (Physkaatctional)

1 Adopting a gradual phasing strategy for implementation

1 Adopting a strategy for implementing small projects first t
build momentum tén the bigger projects

1 Sites within an overall redevelopment area

1 Having clear vision for the project

1 Commitment to planning especially in dealing
with large sites

1 Adopting a gradual phasing strategy for
implementation

PhysicaiFunctional

1 Adaptive reuse fopotential resourceimcluding
sites and buildings

These policy directions and guidelines are considere@ralgminary findings to be

further studiedn the empirical case studies (Part Two)
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2.2.7 Related Policy Recommendations for Brownfield Redevelopmefit
The NRTEE2003 National Brownfield RedevelopmentStrategy (NBRS) was primarily

prepared for public policy and included three strategic direc{iériibit 2.8). The emphasis of

the first group of policy recommendations was primarily on the financiatentc component
addressing upfront cost of site remediation and preparation, which included financial incentives
like tax credits, grants, low interest loans, mortgage guarantees, etc. While the second group of
policy recommendations focused on the envimentatlegal component addressing definitioh

and putting limits on legal liability of contamination as well as supporting site specific
environmental assessment approaches. The third group of policy recommendations focused on
cooperation among the pudli private and noffor-profit sectors to establish a National
Brownfield Association, developing innovative environmental technologies, educational strategy
to raise awareness about the econoandsocial and environmental benefits of brownfields.

Exhibit 2.8: Summary othe National Brownfield Redevelopment StratdfyBRS)
Policy Recommendatior{Prepared bNRTEE, 2003: 18, Table 1)
Strategic direction Recommendations

Responsibility

1. Applying 1.1 Implement tax system changes to promote brownfield Federal
Strategic Public redevelopment Provincial/Territorial
Investments to Municipal
Address Upfronf 1.2 Remove Liens and tax arrears against qualifying brownfield Federal
Costs sites Provincial/Territorial
Municipal
1.3 Provide mortgage guarante&sr qualifying brownfield sites |Federal
1.4 Provide revolving loans for qualifying brownfield sites Federal
Provincial/Territorial
Municipal
1.5 Provide grants for qualifying brownfield sites Federal
Provincial/Territorial
Municipal
2. Establishing an | 2.1 Allow binding contractual allocation of liability Provincial/Territorial
effective public | 2.2 Provide for termination of regularity liability Provincial/Territorial
policy regime | 2.3 Provide for ermination of civil liability after a limitation Federal
for period Provincial/Territorial
environmental | 2.4 Create an insurance fund for pdgibility termination claims |Federal
liability and risk Provincial/Territorial
management 2.5 Apply sitespecific assessment and approval regime Federal
Provincial/Territorial
Municipal
2.6 Provide for regulatory approvals of remediation Federal
Provincial/Territorial
Municipal
3. Building 3.1 Increase Capacity to undertake brownfield redepetent Federal
WThis section i ncl uNheosal Browtfield RedevetpmieSirategee OXNB R®)X @fFir epar ed
NRTEE in 2003. Also, the analysis inclgthefi St at e o fronwtfizldRedeecedgmerB ndustryo prepar
by Ontario Centre for Environmental Technology Advancem&@KETA)i n 2008 as a regwessew of C

in response to the NRTEEDO3 NBFS.
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capacity for and| projects Provincial/Territorial

community Municipal
awareness of | 3.2 Facilitate the demonstration of innovative environmental |Federal

brownfield technologies and remediation processes Provincial/Territorial
redevelopment Municipal

3.3 Raise awareness of the benefits of brownfieldveddpment |Federal
Provincial/Territorial

The findings of the OCETA&R008 Study indicated that considerable action had been
taken in Canada since the release of th&kS8EBn 2003'** The OCETA Sudy pointed out that
effective public-private collaboratiorhas played a major role in the developmentwfcessful
brownfield strategies andhé importance of private sector engagement should be stressed at all
levels of governmentAlso, the OCETA Study asserted the importance thiatlevels of
governmentollaborate andcoordinate their approaches in order to remove bamigismprove
brownfields redevelopmer{public-public collaboration and partnershipy addition, he Study
pointed out that further research is required to identify areas to motivaterthdi&@abrownfield
redevelopment industry(OCETA, 2008: 3). This is an indicationthat the policy
recommendations of tHéBRS did not cover albroblemcomponents

Almost all of the policy recommendations of the NBR&I€ast in conceptre included
in one way or another in the policy directigmeposedn this thesis andutlined in Exhibit 27.
However,the NBRS did not explicithaddress some problem componentsane areawithin
certain components likethe social component (social equiigsue$ and physicafunctional
componentlike lacking information/inventory of brownfield sites and conservation of industrial
heritage) Regarding the political component, the policy recommendatibtiee NBRSincluded
cooperation of all levels of governmewith private and notfor-profit sectors to establish a

14 The key findings from the OCETA market research study include the following:

1. The NRTEBrownfield Strategy has been wediceived by both the public and private sectors and has been
used as key guidance document regarding what is needed to remove the batii@wnfield redevelopment.

2.The Definition of Abrownfieldsd used by NRTEE has
definition has often been modified to meet the particular needs of various regions or sectors.

3. There has been a repritization regarding the important barriers identified by the NRTEE as well as the
addition of new barriers that are considered to be an impediment to redevelopment in Canada.

4. Effective communication and cooperation between the public and private deasoptayed a major role in the
development of successful brownfield strategies. The importance of private sector engagement should be
stressed at all levels of government

5. Itis important thatall levels of government work together to coordinate theireaghes in order to remove
barriers and improve the brownfields redevelopment process

6. Brownfield redevelopment is directly linked to reducing greenhouse gas emissions and act as a catalyst in
creating revitalized sustainable communities. Brownfields shbelan important component of government
policy objectives in the areas of climate change and sustainable communities.

7. Barriers to brownfield redevelopment are often inatelated and by removing one barrier, there can be a
positive impact on other barnig (OCETA, 2008: 3)
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National Brownfield Association to foster brownfield redevelopment, which is a form of public
private collaboration and partnership (Item 3.1, Exhibit 2.8; NRTEE, 2003: 31). However,
community resideist and groups are in a way left out from this partnership. fifliengs of
thesis literature review so far indicates the importance of including community resahehts
groups in brownfield redevelopment possibly in the form of pugozatecommunity
collaboration and partnership (see previous Section thedetailg.

In general, and even though policy may address more than one componénis
important to classify policgirections orecommadations bythe pertinentproblem componest
in order b see the wholenultiple componenipicture and to help identify linkages among

policieswithin differentcomponents

2.3 BLIGHTED/CONTAMINATED SITE REUSE & REDEVELOPMENT PROCESS
2.3.1Main PackagesStageso f t he Process and Primary Stakeh

Gererally speaking, the reuse and redevelopment process of blighted industrial sites imelude
major packagesr stagesthe firstpackage igroject initiation andsite remediation/preparation
and the secon site reuse and redevelopmeS8ite remediatin and preparatiohas its own
environmentabpproval procesby the concerned public authorities, and this process is part of
the overall site redevelopmentapproval process™®> The two approval processeare
interdependent on each other becahsdevel ¢ site environmental cleanp may bedependent

on the type of proposed land use functibfig.he mainpackages and stagem as follows:

PackageA: Environmental Site Remediation and Preparation:
1. Project Initiation (Site purchase/acquisition in case thewner is not the project initiator):
1 Project monitoring
1 Project financing (for PackageA)
2. Site remediation/cleanup and preparation which include:
1 Community consultation and involvement,
1 Site environmental investigation and remediation, (for contamiated sites),
1 Infrastructure upgrading and service installation,
1 Approval of site environmental remediation by concerned public authorities.

115 |n Canada, the environmental approval process is primarily regulated/monitored by environmental authorities at

the provincial level (Ministry of EnvironmeiMIOE). However, the environmental approval process is carried

through the loal municipality. The Public Health Officer at the municipality (or the Environmental health officer),

who is linked with the MOE, gives t hThe GRYWPmjedv)a.l Tlhe si t
MOE is informed at each stage in the psxeln the U.S. the approval process is at the federal level (EPA,

especially for the National Priority List for brownfields) and at state level, unless an agreement is made between the
federal and state agency as in the Voluntary GlgaRrogram (VCP)hat is performed at state level.

1% For instance, cleanup criteria for residential functions are relatively less stringent than those for commercial and
industrial functions. Also, the sispecific risk assessment (SSRA) approach for site remediatiteh lze related to

the design and planning of the proposed project (MOE, 1997).
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PackageB: Site Reuse and Redevelopment:
3 Project Marketing: ™’

1 Potential sale or lease of the site to a delaper/investor or public-private partnership

1 Marketing for project tenants (preferably in the beginning or after site redevelopment)

1 Project financing (for PackageB, which may also be done at project stajt

4. Site reuse and redevelopment:

1 Community conaultation and involvement,

1 Physical planning and design for the proposed project on site, which may include: land ut
planning, urban design, site planning and landscape design, architectural design, adapti
reuse of existing buildings/facilities and hetage planning and design,

1 Development approval by concerned public authorities,

f Tenantsb6é occupancy.

In the majority of the case study projectspwnfield siteswere originally privately
owned**® Legal liability risks of contaminated sites were usuabyried to new owners and
purchasers unless exempted by new regulation, agreement or indemnification against such risks.
In some cases, and because of liability risks and castvafonmentatlearrup that may exceed
the real estate value of the land (NRELE2003: 5), private owners had abandoned their
propertesand potential developers were reluctant to take on the risks of such redevelopment (De
Sousa, 2006: 393; Bartsch & Collaton, 1997: 3). In some other cases, default on paying property
taxes led to mperty title transfer to the municipality. This brownfield perspective made it less
likely feasible for the private owner or developer to initlatewnfield redevelopment

As a resultand as exemplifiechimost of thegeneralcasestudies the goverment had to
initiate brownfield siteredevelopment by providing financial incentives as well as through
redevelopment agencies or special governmental btdi@he main objective of th@ublic
redevelopment agency was to prepare the site and servicekeotimaredevelopment package
attractive for marketing to potential private developer(s) and investor(s). Private developers

would purchase, lease, or form a partnership withpthielic authority to take responsibility for

17 Here, marketing is referred to as a transaction stage rather than actual timing of the work. As outlined earlier,
favourable circumstances exist when marketing is plannggeariormed in the beginning of the process to secure
potential developers, investors, and project tenants. Also, in very few case studies the owner, private or public, was
solely responsible for the entire process, including site remediation/preparatisitearedevelopment. The

majority of case studies included marketing a package or the entire project to a stakeholder other than the original
owner, or a form of partnership with the owner.

18 Among fifteen U.S. cases, only the Williams Air Force Basegd) Arizona) was publicly owned. Also, some

of the sites within Toronto Port Lands are owned by TEDCO but operated under lease by the private sector. Also
parts of certain sites within the canal corridor in Montreal and in the U.K. cases were puktiely. o

19 In most U.S. cases, the redevelopment authorities, linked with local municipalities, were primarily responsible
for initiating BR. In all cases in the U.K., the development corporations established by the central government were
primarily resposible for initiating BR. In most of the Canadian case studies, the municipality was primarily
responsible for initiating BR. The Toronto Economic Development Corporation (TEDCO), Owned by the City, was
responsible for initiating the Port Land projects yGif ToronteTEDCO, 1998).
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site redevelopment. This marketingtage and publiprivate partnershigagreementsare
preferably done in the beginning of the proc
stage are known from the beginnitf§.Also, given that bljhtedcontaminated industrial sites

were in proxmity to residential areas, community involvement within a public consultation
process was essential from the beginning and throughout the process; this is in addition to the
legal requirement for public consultation for brownfield redeveloprifént.

Thedstri bution of stakeholdersod responsi bi ||
outlined in Exhibit 2.9 The thick black line representse most prevalent path for primary
stakehol dersd responsibility for Thisd&xhibitwo pac
outlines that in the majority of case studies, the site was privately owned. The public sector (or
public-private partnership) was primarily responsible for the first package of project initiation
and site remediation, then the cleaned sie marketed to the private seati@veloperthat was
primarily responsible for the second package of site reuse and redevelopment. In successful
cases, there was a prior pubtidvate agreement for the designated responsibilities for each
package and befe actual implementation of a site remediation pfAnOne important
conclusion is that government involvement is needed to facilitate brownfield redevelopment

especially in early stages of project initiation and site remediation.

120 These publigrivate agreements/partnerships represent the ground stone for success in many cases like the
Toronto Hydro Project within Toronto Port Lands. The thpaety agreement between TEDCGhe landowner,

Shell Caadai the former user of land, and Toronto Hydrthe future user and developer of the land, was the

major ground stone for project success.

21 In some cases, community residents were former employees of the shut down facility on the property under
redevéopment, like in the cases of the U.S. Repeating Arms Complex (New Haven, Connecticut), and Sears in
Lawndale, Chicago. Community involvement was also carried in the stockyard area revitalization in Fort Worth,
Texas, where crime problems existed and ¢loallcommunity participated in the safe community program (Bartsch

& Collaton, 1997). In Ontario, public consultation is legally mandatory for contaminated site remediation (MOE,
1997), and for projects that require Official Plan amendment and rezonitayigORlanning Act, R.S.0., 1990).

122 The case of the Uniroyal Tire Factory (Commerce, California) was a success story resembling thjgipatsic
partnership. The City of Commerce Redevelopment Agency (CRA) purchased the contaminated tire factory from
Uniroyal. Then (CRA) agreed with a private developer on a-teng lease with (CRA) would be responsible for

site remediation and preparation, while the developer would be responsible for site redevelopment. The selection of
the developer was based onaanpetitive bidding offer for retail commercial complex that included a factory outlet
mall, office buildings, and Hotel (Bartsch and Collaton, 1997: 102).
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Exhibit 2.9: Blighted/Contaminated Site Rese and Redevelopment Proces$ackages& Stages
with Potential Distribution of Primary Responsibility among Main Stakeholders

Publicly Owned Site Community Consultation Privately Owned Site
& Involvement
T |
il I | H
1 :
Package-A: Project Initiation & 1 | ‘ v * \ 4
Site Remediation/Restoration ! . .
n Public Sector Private Sector
1 Redev. Authorit i
Stage-1 1 I Site Acguiz\i{tionuor(::l)rlchase Site/Parcel Sold
Site Initiation 1 I or Public-Private Partnership to Developer
Site Purchase/Acquisition 1
" ;
____L-— — - -- ————————————————é ——————
r ' i l '.
Stage-2 Yy v | \A 4 A 4 A 4 v
Comm. Consultati . . . .
E Sﬁg’geas_”uSp‘;R:sgdiaﬁon Public Sector | ! Public Sector Private Sector Private Sector
 Infrastructure Upgrading Original Owner y | Or Public-Private Partnership | |Site Sold to Developer Owner-Developer
1
1
. T
Package-B: Site Reuse & ¢ \ 4 \ 4 ¢
Redevelopment & Marketing Publicly Sector Public Sector Private Sector | P Private Sector
Stage-3 Private Sector Private Sector SI';fleS;fr;’D'e'S;?pde? Site Sold to
Redevelopment Marketing/ w\[ Partn—erShIQ I;ZY/‘ZIS(EOZr
Partnership —gPartnershl P

T H H H
[ H H H H H
v lvv l v V‘ v v v

Site Reuse, Redevelopment, and Tenants Occupancy

Public Sector Responsibility
.............. Private Responsibility
= = = = Community Involvement

Stage-4

Note: Community consultation & involvement was primarily carried in cases
where the industrial site was in proximity to the residential areas.

] MostPrevalenPat h of Redevel opment a == MostPrevalent Responsibility Path
according to General Case Studies

2.3.2Problem Components and Pertinent Planning Suiprocesses

As outlined earlier, the context of blighted industrial sites includes multiple pratdemonents
(Exhibit 2.5) The pertinentproblems and issuesre manifested ircase study projects ia
composite form.In a study on measuring sitevel success in brownfield redevelopment,
Wedding & CrawfordBrown (2006: 487) propose a mditiceted indicator framework for
project plan evaluatiorbased on four components or sets of indicatetsich include
ernvironmentalhealth financial social and livability indicators. Indicators may have multi
functionality in terms of linkages to the different components and the research findings reveal
that the indicators that scored high level of importanceare th@e thatpossess muki
functionality (more linkages) This evaluation framework reflecesmultiple componentinter-
relatedproblemcontextof brownfield redevelopment.

Interactive problem linkages may be manifested améagors within the same
component pdifferent components. For examphate environmental contamination may have
an impact orseveral issues includinguman and ecological health that results in environmental
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risks and legal liabilities; together, they may have impact on the current amd fand use
functiors. In some cases, sigmdbuilding contamination led to the abandonment of the property.
Also, environmental contamination and its legal liabilities havengact on site remediation

cost and project economic feasibill&. Politicaly, level of site remediation and related cost

af fect stakehol dersd deci si wncenflicting gnternestisandd g s i

objectivesThe following outlinegheseinteractive problem linkages among components.

PhysicalFunctional Component
PhysicatFunctional Decline & Abandonmen

) Economic Component
Environmental Component High cost of decontamination, declining

Environmental contamirt@n market, and economic feasibility
(Site and building)

Legal liabilities of contamination

Social Component

Declining environmentamage resulting in
An Example of Intesctive Problem social inequities and social stigma
Linkages among Components

Political Component
Stakeholdersé6 confl
and objectives regarding site environmenta
contamination, remediation & legal liabilitieq

Similarly, econmic feasibility may affect and be afet ed by st akehol der

especiallyi n projects with conflicting stakehol der

heritagecorservation and related costs ver§inancial profit from the projecf* This interactive
nature implies an interactive setting among components with linkages at both the problem
context level and consequently at the polidgnning level as well.

In any specific case study project, there is a spgiaining subprocess, primarily
responding to the pertinent set of problems, issues, and objectives of the respective component.
At the same timegach planning suprocessaddresses relatdithkages toother components. In
mostof the case studieprojectplanning and desigmcludeda form of the following main sub

processethat mayrepresentifferentbut interrelatedcomponents

123 1n many cases the property had a negative real estate value, i.e. the cost of site remedidtigher than real

estate value after site remediation as in the case of Ingilestrin Woburn, Massachusetts (Brooks, 2006).

124 A good example is the case of the G&W project in Toronto, when there were special conditions by the City and
heritage grops to have heritage conservation at a considerable level. In order to get to an agreement with the private
Developer, the City allowed for an added development density to balance the added cost of required heritage
conservation (Keys ®a0).tici pantsé I nterview
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1 Environmental ComponentMainly site environmental remediath and restoration
planning

1 PhysicalFunctional componenttand use planning, community planniraqnd urban
design, architectural and landscape design, adaptive reuse of existing site/building
resources including heritage conservation

1 Economic ComponenEinancial planning and marketing
Social ComponentSocial planning including social equity and isbsecurity plannintf®

1 Political Component: Stakeholde® organizational planning and partnerships,
Stakeholder@collaboration and involvement including the public consultation process

=

Each planning suprocesss interrelated to other sytwrocessebasedn linkages within
and among problem componenEr instance, site remediatios interrelatedwith land use
planning and design, financial planning, and social equity planfimg publicapproval process
for site remediation and site redevelopment iaterrelated, and hence need to be conducted
integrally. Al s o, stakeholdersd organization p-lannin
process that affects decistomaking in all other planning syirocessesin essence, these
planning subprocesses a their pertinent problem componentsye interrelated and
complementary to each othattogether, they form the evall planning process
In the majority of case studies, there was a composite form of redevelopment issues
relating to the various impingg problem componentd® The key issue was to identify the
linkages among components in ordeirtegratecourses of action and to resolve the interactive
problem linkages such as site contamination and decontamination cost, reuse functional themes
fordlapi dated areas and marketability, and stake
The potential planning sdbrocesses, their main interactive problems and issues, as well
as their potential objectives are outlined in Exhibif0. Each case study gject has its unique
composite form of planning sytrocesses and pertinent issues due to its unique problem context.

Accordingly,the specific nature of planning spbocesses is variable andsespecific case.

125 gocial planning may include a wide range of issues; however, in brownfield redevelopment social equity and
social safety/security planning represent outstanding problems that potentially take priority.

126 n the case of the Lachine Canal Reliation Program, the aim was a multifaceted, miued project in order

to allow the Canal area e A place ofrecreational and tourist activit®. A spine to the network g@ublic spaces

parks, squares, and promenades, 3. An area wihiety ofuses’ industrial, residential, and commercial, 4. An
importantheritage site5. A catalyst foeconomic revitalizationf the area and job creation, targeting the local

¢ 0 mmu r{LiortdgnH1998: 17). In the case of Leddgerpool Canal Corridor projecthe development program
included economic development (job creation), required skill training of local residents to access new jobs, derelict
land reclamation, as well as environmental remediation, restoration and enhancement (Tattersal56993:52
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Exhibit 2.10: Problem Components, RespeetPlanning Sulprocesses, Main Interactive Problems/Issues, ar

Their Potential Objectives

Problem Components and
Planning sub-process

Main Interactive Issues and Problems

Potential Objectives

1. |Environmental- Legal 1 Environmental contamitian of sites/ 9 To secure hetily environments,ite
Component buildings posing health risks for both humal remediation and mitigating risks g

1 Site remediation and and natural ecosystems human health and ecological setti
restoration planning 1 Legal Iiabillitiefs of contamination and 1 To e_:nhance and su_stain

1 Watershed planng Qecgqtam|nat|on (current an_d futL.JI’e. N enwror_‘\mental qua!lty/v-alu.g

 Ecosystem planning I|ab|I|t|§s and real and perce!ved -I|ab|I|t|es) ' To define and confine liability to

1 Sometimes watershed flooding risks viable limits
2. |PhysicalFunctional 1 Vacant, abandoned, or underutilized 9 To revitalize the site
Component buildings and sites a lost urban space 1 To reintegrate the site physically

1 Physicakfunctional 1 Structural/physical dilapidation of buildings and functionallywithin its
planning and design, 1 Deterioration ophysical infrastructure surrounding and inner city contex
which may include: 1 Declining environmental imagend 9 To achieeland use compatibility

f Land use planning perception of the site and buildingvisual i To achieve a sense of place and

§ Community planning & eyesores and dereliction community
urban design, 9 Land use functional incompatibilities 9 Adaptive reuse of sit& buildings

{ Architectural design and between site and surrounding including heritage conservation
adaptive reuseenovation | 1 Urban physicafunctional fragmentation 9 To achieve an added value projeq
of existing buildings planning and design

3. |[Economic Financing & 9 High cost of site remedtion and preparation]  To secure financing for project

Marketing Component which may exceed real estate value of the packages (site remediation & site

- . . 9 High cost of building renovatio& restoratior| reuse/redevelopment)

T Project Financialand | ¢ scarcity of public funding and high cost of | 1 To achieve economically feasible
investment planning traditional private financing project(for various stakeholders:

1 Project Marketing  Declining property values and tax base public, private, and community)

 Declining economic marketf the area I To market project packages to
1 High costs and risks makeownfield redeva  Potential stakeholders.
economically not feasiblavouring I To create jobs
Greenfield development 1 To enhance property valu#ax bas
4. |SocialPsychological 91 Abandoned buildingsiteshavepotential for | 1 To secure socially appropriate
Component social abusevandalisnic r i me ( no environments (including safe
9 Declining environmental image and community & defensible space)

9 Social equity planning stigmatization of the area especially when | 1 To secure social equity and socia|
(socioeconomic close to residential communities justice (including accessibility of
development and 1 Negative socioeconomic impacts on local residents and disadvantageg
accessibility to newly surrounding resighntial communities and groups to new socioeconomic
generated opportunities) creating problems of social inequitfiegusticel ~ opportunities like jobs and

1 Safe community/ 1 The existing low educational and skill levelj  affordable housing)
environment planning and high unemployment rate among reside 1 Skill upgrading to improve access

further enhances the problem of accessibill to jobs
newly generated socioeconomic opportunii  To secure a sense of place
5. |Political- Institutional , 1 Conflicting/competing goals, interests, and| { To secure stakeholders collabora
Organizational Component values of primary stakeholders and involvement in the process

1 St akehol der g1 Imbalances of power distribution in the including public consultation
& partnerships decision making process 1 To secure stakeholders consensu

1 This includes publigublic, T Insufficient or lacking trust among building taking into consideration
public-private& public- stakeholders different valuesk objectives
privatecommunity 1 Lack of organizational and collaborative 1 To arrange fostakeholdei®
collaboraion & commitment among stakeholders toward partnership to fosteredevelopment
partnerships/agreements resolving the problem (public-privatecommunity
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2.3.3 Functional Themes for Blighted Site Reuse and Redevelopment

The functional themes for blighted site reuse covered a wide range of multiple functions. Those
functional themesaimed at creating a mix of places for working, shopping, liviagd
recreatim. Therewere overlaps among the functional themes. However, eagipositetheme

had a predominant functional element that characterized that theme. In the majority of case
studies, site and building reuse included new functions other than the originatrial use,

which explains the functional land use transfation within the inner city?’ From general case
studies, he main functional themesebriefly as follows'?®

1 Mixed-use redevelopment including residential, commercial, and offices
1 Residentiabuilding, community/neighbourhood

1 Office use.

1 Tourism, parks, and recreation

1 Business parks

The approachn the majority of case studies was the adaptive reuse of resaurdes
multiple aspects of heritage conservation including industrial,iteotbrd, cultural, and/or
natural heritage. Theadaptive reuse included the utilization of the physical, economic,
environmental, and social resources available within the site and surrounding areas.

Mixed-use redevelopmenwas the most prevalent functiondleme among the general
case studies. The mixeeconsisted o combination of places for working, living, shopping,
and recreation(including office, commercial, residential, cuhal, hotels, parksand sports
functiong. Based on the relative sizetbese functions, one may put mixese themginto two
major categorietncluding predominantly commercial and offe¢like the G&W project and
predominantly residential and recreational utiks Cooksville Quarry project, Mississa)da’

Some of he main factors that affect decisgoon appropriatenew functiors include site
characteristics and existing resources, locati@iure of contamination and site remediation,
financial feasibility andmarketability, generation of jobs and social benefilend use
compatibility, and overal/l st ak elthiodvideatrtratd v i s i
developing an appropriatsite functional theme is a complex decision making process that

relatesto the same multiple compongrbblem context.

127 This was partly because of appropriateness (social, economic, and environmental) for inner city revitalization as
well as the move of heavy industrial functions to suburban anatten locations (see Section 2.1.2).

128 SeeAppendix A2.1.6for more detds.

129 The tourism function may also overlap with mixesk redevelopment, especially in cases that include heritage
resources as in the G&W Project in Toronto, as well as recreational facilities as in the WHDS, Hamilton.
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CHAPTER THREE: CONTRIBUTION OF GENERAL PLANNING THEORY AND
RELATED INTERDISCIPLINARY THEORIES

Two categories of theories are addressed here, namely: (1) general planning theory and (2)

applied planning theory and relevant interdisciplinary thedrfes.

3.1 GENERAL PLANNING THEORY
Theoryis basically the general or abstract principiest explain a phenomendn® Alexander

(1992:2) definesheoryas fia way of understanding the world, a framework to organize facts and
experience and interpret them in a systematigowahis is a scientific definitionvhich may be
applied to a specialized disciplifit needs to be adjusted when applied tocoeplex multi-
disciplinary contextPlanning theoryand as conveyed by the literatuieanelusivesubject of
studythatdraws on a variety of disciplines, and there is no single agreed upon defimitias

there any consensus on what it includes (Alexander, 1992; Brooks, 2002; Campbell & Fainstein,
2003). Alexander (1992) outlines the following four major aspects or groopsssues that are
addressed by planning theory:

1 Definitional Aspectwhat is planning?

1 Substantive Aspect: what we are planning and for whom we are plarfinigyaddresses
the functional sectors/componentphysical, social, public policg economic phnning.

1 Process: how planning takes plaaad how plans are implementedfis is the core of
planning theory.

1 Normative: How do we plan and why should we plah® addresses norms of planning
behavior and rationale for planning decision making and by who.

Brooks (2002: 22) outlines two types of theories that may be applicable to planning including:

1. Positive Theoris: attempt to explain the relationship between two or more variables in
order to generate predictions about a phenomeron example is urban delopment
models predicting impact of alternative transportation patterns.

2. NormativeTheories prescribe what the relationship between the variables should be in
order to produce results that are deemed desirableese can be divided into two parts
a) An Ethical Normative Theoryprescribes a given relationship because of its
Arightnessd in viewéob)samBurgtieonal por ma
is complete in itselind thus requires no external principle.

Brooks furtheroutlinesthat positive theories relate to the subject matter or content of
planning while normative theories relate to the process of planfihg is basically the

classification into substantive and procedural planning theory.

130 Contribution of planning theg and related interdisciplinary theories are outline in Appendix A3.1 and
Appendix A3.2 respectively.
131 See Section 1.2.4, Chapter One for related definitions of theory, model and paradigm.
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Campbell and Fainstein (2003) point déuh ad sindile paradigm defines the foundation
of planning theory **? Given the conditions that limit a clear definition of planning, Campbell
and Fainstein place planning theory tato main intersectios: the first betweeriipolitical
economy and intellegal historyd and the second is that @he city and region as a phenomenon
and planning as a human activty Basically, this approach to planning addresses the
substantivgmultiple componentand procedural aspects of planning with relative emphasis on
the city and the region.

From the different viewsutlined aboveseveral common themes and concepts emerge
and may form the basis for characteriziagdefinition for planning theory. The first is that
planning is strongly linkedo and supported by sevérdisciplines which imply amulti-
disciplinary definition for planning. The second is thprocedural aspectof planning that
characterizeg as adecision makingrocess. The third is that plannjrag a human activitgnd
decision makingprocessjs contolled by multi-stakeholdersand the professional planner(s) is
only one groupHere, | would like to add another dimension to planning and that isntige
componentwhich is usually left out in the theoretical analysis especially in its early stages.
Esentially, planning addresses the substantive, procedural, and temporal dimemsidng
responds to the following theme of questiofsvho decides whatvhy, how,whereand wter?

3.1.1 Brief Notes onPlanning History

The notion of planning was originally real in the context of citpuilding/planning andduring
the late nineteentand early twentieth centyrplanningwas appliedin responsdo emerging
social, environmentaphysicaland healthproblems of the industrial citfAlexander, 1992: 15;
Beauregad, 2003: 109; Fishman, 2003: 21; Hodge & Gordon, 2008:M&) visions fompublic
healthreform and foran ideal city emergedncluding thefiCity Beautifub mo v €Daeieh t
Burnham as one main advocatie fiGarden Citp (combiningtown and countryby Ebenezer

132 They outline four principal reasons for the difficulty in itérig planning theory and they are briefly as follows:

1T é Planning theory appears to overlap with theory in
limit its scope or to stake out a turf specific to planning.

T € The boundar yrs andrelates profespohadsr{suah as real estate developers, architects, city
council members) is not mutual | ylamersalsapbahn.ve: pl anner s

T é The field of planning is divi debpct@@nousegatterismfstte wh o d
built & natural environments) and those who do so by its methods (process of decision making). The result is
two largely separate sets of theoretical questi@nriorities that undermine a singular definition of planning.

T é Planning commonly borrows diverse methodol ogies fr
cannot be easily drawn from its tools of analysis ... (Campbell & Fainstein, 262)3: 1
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Howard, thei Ra d i a nrassscaledydense| vertical and hierarchidsf)the Architect Le
Corbusi er, and ABroadacr e Ci t y opraifie saburbanism) ur e o
by the Architect Frank Lloyd Wright (Campbell & Fainste2003: 19 Fishman, 2003)Modern
planning was also influenced bsecommendations fronCIAM (Congres Internationauz
do Ar chi t e c twhichenclMeddrehitatts and planners mostly in the physical planning
and design fi el d. ofC33%dd@rsnendrighreus sepai@tiora of larel uses
and their connection by higépeed transportation, making use of automobiles on exclusive
roadways, electric railroads isubways, and aircraftsThe historical citywas regardedas
inefficient and obsole, and planningfor a new kind of citywas in the vision for he
reconstruction after World War (Hodge & Gordon, 2008: 78Even thoughhosevisionsfor
city planningincluded some environmentahd sociaissuesthe dominart emphasisvason the
physcal built environment as the major componant resolving social, environmental,
economicand physical problem@ishman, 2003: 21)°

In the context of planning Canadian communities, Hodge & Gordon (2008: 113) outline
t h Evolidtion of Canadian Planngnldea® si nce the | ate nineteenth
from the following four basic planning concerns: concern over the city appeacéydesing
conditions, the environment, and city efficiency (Exhibit 3.1). Hodge & Gordon assert that
current panning themes including comprehensive planning continue to echo the four basic
planning concerns outlined more than a century &goessence, those concerns about city
conditions represent the substantive components setting for planning and as follows:

1 Concern over City AppearangeCi t y Beauti ful, Urban Design)

1 Concern over City Living ConditofsHousi ng Ref orm, Soci al Pl anr
1 Concern over the EnvironmefitPar ks Movement , Ecosystnmalm Pl an
1 Concern over City EfficiendfPublic Work, Infastructure Planning) ....EconomiePhysical

The outline of planning evolution by Hodge & Gordon is primarily meant to show
planning ideas rather than outlining planning models and paradigms. Howevehart includes
a mix of planning ideas and some of the plannapproaches/modelske comprehensive
planning, ecosystem planning, social planning, and sustainable developalemthich may
contribute to certain planning paradigms. This outlinglafning evolution does not address the

procedural decision making setting except for the notion of comprehensive planning.

133 It is important to note that these planning visions weostly generated or influenced by architects and/or city
planners (like Daniel Burnham, Frank Lloyd Wright and LeCorbusier) whose inclinations are primarily focused on
the physicaffunctional component.
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CONCERN OVER Public Pubic ____| L city 4 _ Traffic
CITY EFFICIENCY  Hoaith Works Scientific Engl

tinue to echo the four basic planning concerns of more than a century ago

\:},gﬁ L2 Evolution of Canadian Planning Ideas, 1945-2000

NIP

Today's planning themes of comprehensive planning, sustainable development, Smart Growth, New Urbanism, and Hea thy Communities con

Exhibit 3.1: Evolution of Canadian Planning Ideb®@ge & Gordon, 2008: 11Fig. 5.9

In a capitalist democracy (like Caraadr U.S.), planning action is primarily controlled by

the property owner/developer (usually private settbryho has the right to develop and seek

profit. It is also controlled by a public sector approval authority that primarily performs

regulatory planimg and presumably represents the public interest of the community

(Klosterman, 2003; Foglesong, 2003). In essence, the interaction between private

owner/developer planning and public sector regulatory planning, in addition to community

involvement forms the combined planning context in a given projéxi. v e n

context, the competingrimary objectives appear to be the economiofit makingpursuedby

the property owner/developer versus the social and environmental objgutireesedby the

public approval authority and community residents.

t hi

S

st ake

In conclusion, tis historical backgrounchighlights two major characteristic settings of

planning namely the procedural decision making setting and the substantive setting including

the physical,environmental, economic, social and politicadetting Also, planning history

highlights an inclinatiormore towards the physicaconomic componen@&s the main core of

planning. One explanation may be theain strong poles of planning and decision making

represented by the property owstgveloper that emphasigthe economic component and the

public regulatory planning authority that follows curretanning trend and ideas that are more

focused on the physic@linctional component (like land use plamgiand urban design

134 Sometimes property owner/developer is represenyetie public sector or publigrivate partnership

135 Klosterman (2003:95) outlinge need for public planninfo perform four vital functions promoting the
common or collective interests of the community, considering the external effects dfiaddivid group action,

improving the information base for public and private decision making, and considering the distributional effects of

public and private action 0
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3.1.2 Planning ApproachegModels and Paradigms

The context of planning theory constitutes a myriad of planr@pgroaches/modeland
paradigms that have been imé@auous evolution, integraticto form mainstream plannirid® In
order to undrstand the contribution of each individual planning model or paradigm, it is helpful
to chart the evolution of planning theory to form a contextual perspective. Exhbit

diagrammatically outlines this evolutionary perspectit/e.

Origin of Planning Focusing on City Planning
City Beautiful Garden CityLate 19 - Early 20 Century Radiant CityBroadacreCity

Rational Comprehensive Planning Model (Scientific/Expériven)
1950s & 1960s

Physical/Economic Development Planning
(e.g., Land Usklanning and Urban Design)

mwg ——————————————————————————— > <---\ Environmental & Resource PIannin
Disjointed Incremental - - - - - - - > (1960s & 1970s
Radical Planning Model (Lindblom)
(Alinsky) Cybernetics - - -3
l (Context)
Advocacy Planning —mggg (SEC;%?]';] 9 ------ >
(DavidoffArnstein- - - - N\c - - - = 2o - oS- N < - - - - EnvironmentalPlanning Ecological
K " McH
SociePolitical (McHarg Context
Context Participatory/Transactive ----- >
Planning(Friedmann) PSSR VPR Ecological Planning
Equity Planning - - - - oo N\cmmmmmmm e >
(Krumhol3 r. .
Collaborative/Communicative - -y --mmmm-- Ecosystem Planning——> Ecosystem Sciences
Planning(Innes, Healey) /
<« - -- Watershed Planning
Communitybased Planning “-f----------------- >
Communitybased Stakeholders Multi -disciplinary Integrated Sustainable  Ecosysterrbased
Approaches Collaboration/Partnership Planning Development Approaches

Exhibit 3.2 Evolution of Planning Paradigms

(Figure is based on information from the following sources: Alexander, 1992; Briass#®@isCampbell & Fainstein 2003; Davidoff 2@i3joni1973;
Friedmann1987, 1995 & 2003; Hodge & Gordon, 20B&oks, 2002; Inng4995,1996 & 1999Healey, 2003<rumholz & Forestet990; Krumholz 2003;
Lindblom1973 & 2003Margerum, 1997; McHarg, 1969; Nelson & Serafin,1996; Slocombe, 1993)

A paradi gm aphilosbphital ametideoretisal fraimework of scientificaator discipline within

which theories, |l aws and generalizations andAthe exper.|
t heory i saplkuwsible onszidntifigadly aéceptable general principle or body of principles offered to
explaina phenome mone | i sa dpeaftitneerdn aosr flan exampl(eWefbosrt eirmbist at i

Online Dictionary, June 5, 2010h this research, the term planning paradigm is used to characterize each of the
main three contextual categories adimhing models or theories, namely mainstream planning context, the socio
political context, and the ecological contekhe term model is used for the specific planning approach or theory,
because the status of general planning theory at this point isaoad various planning approaches and there is no
consensus on a unified definition of planning theory (Campbell & Fainstein, 2003:1; Brooks, 2002:22).

137 The pertinent planning models, their main characteristics, as well as their contributions wethistrare

outlined in Appendix A.3.1.
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The evolution of planningnodelsshowsvarying and complementary decision making
themesplanning approachea,nd pl annersé roles (Al exander, ]
2003: 9 & 170 Brooks, 2002: 8D Brooks (2002: 80) classifies planninigeories/models in
t er msMoaefof Hlanning R4dtional versus Non Rational a hatus df Planning
(CentralizedversusDecentralizedl which are represented in a matrix of four paradigms:

Centralized Rationality: The Planner as Applied Scieiit@bmpehensive Rationality
Centralized NofRationality: Planner Confronts Politids Incrementalism
Decentralized Rationality: Planner as Political ActivisAdvocacy

Decentralized NotRationality: Planner as CommunicatorCommunicative Action

1
1
1
1
Brooks furthe out | i eehsof theh faur pafadigms has made a significant
contribution to the planning profession, but none has been gmwalérful, in its explanations of
planning and in its advice to plannernlig as t
par adoiTghne. 6c | as s i fCentradizedversusDecentradizedi pl anni ng par a
makes sense in terms of primary stakehol der
community involvement® However , c | a s Ratidnal veastisiNorFRationaibt o A
paradigms seems to be arbitrary because every paradigm/model has certain rationality including
Alncrementalisr a rcdmmuhicative Action. Accordingly, the mentioned classification
representsnore thespecific planning models rather than paradigm
Planningmodelsplayed a very important role in defining the general framework and
parameters for the pertinent planning process. Also, the different plamnotels and
approachediave shown varying emphasis with respect to particular substamtimponent(s)
resulting in a bias toward that component in terms of setting priority objetiives.
In general, the evolutionary perspective of plannapgroachesand models may be
groupal in three main interactive categories or contexts of paradigmsctrabine the
substantive/component setting as well as the procedural decision making setting:

1 Mainstream Planning Paradigiffiocusing on the physical and economic component)
1 Sociepolitical Planning Paradigm

1 Ecological Planning Paradigm

1

Mainstream Planning Rirradigm- Models and Approaches

138 KCentralized impliesless community nv o | v e nDederntralizzd d i 8 t he opposite.

139 For instance, physical planning like traditional land use planning and urban design, focused more on the physical
environmehas a main component and product in the process, and dealt with other components, like social and
environmental issues, as interrelated and complementary factors (Alexander, 1992: 103).
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Mainstreamplanning represents the central and main prevailing paraciguoiting from a major
theory (or theories) as well as input from othgaradigms The substantivefocus of this
paradigm was primarily on physical amtonomic development as represented by aitg
regionalplanningWi t hi n mai n st raticmahcomprehensiviplanging - RGPe i
model evolved from the physical planning model that prevailed in the 1920 dn@ 193 0s 0
(Alexander, 199p During the 1950s and 1960s, physical and economic development planning
were predominant and theanningapproach was primarily based on REP model, in which

the planner played e@entralrole & an expert in dedmn-making (Alexander, 1992; Beauregard,
2003.° In addition to the physicalevelopmentationale, the process followed an economic
rationale and was markdtiven This isexemplified in the use of economic models such as
financial costbenefit analysis and evaluation (Alexander, 1992). Those tteadisevere social

and environmental impacts in terms of social segregation and social inequities leading to the
social deprivation of the lower incomdasses (Keating, et al, 199&ratz, 1994;Hodge &

Gordon, 2008Holcomb & Beauregard, 1981; Jacobs, 20Davidoff, 2003.

The RCP model was primarily based on the rational decision making process, which
relied heavily on fsci amtnclddeddnterelated tsthgeshkstepsafnd ap
analysis, synthesis, evaluation of alternative solutimnglementatiorof the selected alternative,
and monitoringAlexander, 1992; Beauregard, 20@0oks, 2002Hudson, 1979'*! Based on
the premise that individual problems and issues in planning were interrelated, the rational
comprehensive modattempte toinclude all relevant variables and alternative courses of action
to achieve the stated objectives in a stamgous and systematic approathe process was
primarily topto-bottom where the planner or planning group played an important role as
techncal experts to the executive decision makers (in public and private institutions), and the
local community people werén many aspectsoutside the process (Friedmann, 1987,

Beauregard, 2003*? In the process, the historical, social and cultural conteplasfning was

140 Similarly, after World War Two, urban redevelopment planning asigi, mainly urban renewal programs in

the United States, Canada and European Cities, predominantly emphasized thenadegysical environment,

trying to resolve problems of urban slums and deterioration through physical clearance of the existingl hist

community contexand rebuilding a new communifératz, 1994; Hodge & Gordon, 2008:114).

141 see definition of planning as a rational decision making process in Section 2.1.1, Chapter Two. Also, see Exhibit

2.4 for an outline of five models highlighy the rational decision making process.

“2Beauregard (2003:108) out |l i n@)sbringreason andlenocreoytebeanonst pl a
capital urbanization, (2) guide state decision making with technical rather than political aditigr(3) produce a

coordinated and functional urban form organized around collective goals, and (4) use economic growth to create a
middleclass society. Beaur egar d f baththe eractice ant theony ef mmodertisaglanning revolves
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not properly considered. THRCP modelwas in a way attempting to produce a comprehensive
blue print solution for complexurban problems throughprimarily physical and economic
development rationality. This wasthe expense of social andveenmental issues.

The RCP model as it was conceived and practiced, was criticized for being too ideal and
complex in requiring a massive base of informatanrd simultaneously and systematically
consideringall impinging variables and alternative cees of actiorthat were beyond human
capabilities and naturfAlexander, 1992: 48; Beauregard, 2003: 1Bdiassoulis, 1989: 384,
Brooks, 2002: 91Lindblom, 2003: 197; Etzioni, 1973: 218nh addition, he decision process
did not address uncertainty anglas atop-down approachexcluding the less powerful
community in the procesginally, it was deemed négasible in terms of implied time and cost.

Brooks (2002: 91) criticizethe RCP modelfor being centralizeénddepending on the
technical rationalplanner that is notelatively more powerful decision maker Also, some
affectedstakeholdersre excluded from the procedde points out that there is tension between
rational planning and the political system and asserts the need for taking thalpmiiteess into
account.In essencethis criticismis mt h e f ¢ e ntéchnadla, n dmeerxec | usi,onar yo
rather thanont he fAr ati onal 0 as p eBrookswefv of tplanaingimpliesn ni n g
addressingpolitical (multiple stakeholderyatiorality in the process in additioto technical
rationality. This is basically part of applying the political component in the process.

In a comparative evaluation between modernist planning and post modern planning,
Beauegard (2003: 18) points out tlat modernist planningvas underminedyy postmodernist
plannersfor having a unitary notion of urban development, political neutrality of the technical
planner, conflicfree public interest, and master narrative (rational comprehensive master

plan)** He alsopoints out thathte modernistmaster narrative/plan, as a blue pristrelatively

around the use ofmaster narrativesFor practice, the narrative synthesizes development processes and the built
environment into a coherent urban form that fulfills the functional necessities of the city. The tertdstdreplan
For theory, it involves th formulation of a dominant paradigincomprehensive rationalisri that focuses the

nor mal science of theoristsé I n essence, modernist pl a
& o mp r e hsolntieristhaeh@ve a unitaryvalde ( Beaur eda.r d, 2003:
143 Beauregard u t | i ntleesmadtehreamrrativé of modernist planning is incompatible with a spatially

problematic and flexible urban form whose articulations are intrinsically confrontational and whose purposes are

more and more the ephemeral sred consumption. Subsequently, a modernist striving for orderliness, functional

integration, and social homogeneity is unlikely to succeed, as is the desire on the part of planners to maintain a

critical distance and apply technical rationalismThe postradernist cultural critique is a complex one. It includes

a turn to historical allusion and spatial understandings, the abandonment of critical distance for ironic

commentary, the embracing of multiple discourses and the rejection of totalizing onegicisskeépward master

narratives and general social theories, a disinterest in the performativity of knowledge, the rejection of notions of

progress and enlightenment, and a tendency toward political acquiescenteBe aur egar d, 200 3: 117
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of fixed/rigid nature andan be incompatible witthe continuously evolving flexible urban form

that is intrinsically associated with uncertainfyhe counter argument ithat if the master

narrative is considerednd viewed as an overall maerision that is flexible and adaptable to

change and uncertainty, then it can be a positive integral part to-lenvelgplanning. In essence,

the criticism is moreagainstthe fifixed rigid blue prind aspect of thefimodernist master
narrative/plao rather than on the notion é&€omprehensivee s s 6 i n p |IRagardingn g Vv i S
the rational approach, the criticism is also mangtemerefit e c h(hp lcah me,rather vi e w)
thant heafii onal 0 a s ldosvever, he ifclinatibnaisnnmore nogrard multiple/mixed
rationality, which appears to be acceptable professionladith in terms of theory and practice.

In the context of planning Canadian communities, Hodge and Gordon: (PZE®)®utline
t hat comprehensive planning is one of today?o
makingis one of the values of plannind. They propose a general model for the community
planning process and adopt the rational decision makingetivéthin a participatory process
acknowledging h at bdundediragiondlty ( Hodge & Gor don, 2008: 1
indication that it isexclusivefit ec hni c al instrumental 0 rational
planner that is the point of adtsm, and rationality in plural terms and within a participatory
process is acceptable. Also, a form of comprehensiveness in planning is still prevailing.

In conclusion, the main criticism against tREP model is essentially on the notions of
centralizd decision making (ted own approach), exclusive planne
and fixed blue print master plans, and exclusiorca@hmunity residents in decision making
Given this outline, the notions of rationality and comprehensivenessnnipéamay be applied
if the above criticized issues are resolved.

Disjointed | ncrementalPlanning Model (DIP)

T h e n o tsatigicingoo fwatdsemerging as a decision making apprqaghich meas that
p e o pdisemverfiand consider options one at a tinging as an evaluation standard a flexible
6aspiration level o6 ratheér (Aharand#iWthnltgs® 2de 4 8

14 Inreferencetdi Rat i onal Decision Makingo, Hoadligetougrooafdon (200
professional pl annersd roots in utilitarian philosophy
solutions to community problems. Plannailgo gew up at the time of civic reform movements that stressed the use

of rational administrative and management approadidocal government. As planning has evolved, its method

have become focused on providing informatmd conducting logical analysén order to evaluate planning

proposals. With increased @ n par ti ci pat i onnghas diten bgeh shown ® refiest a pagialaro n
rationale that could ke at odds with othersd anal yses.
“WAccording to Brookstok2002e 98y, asabius sieciofigaics in t ha
the purposes at haad.
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streamof planning disjoifited incrementalplanning - DIP0 model was developed by

Lindblom in the late 1950syhich considered fewer variables and included fewer shorter term
alternative courses of action that were slightly different from the status quo (Lindk0@&,
197, Alexander, 1992: 48 Quick decisions were made, evaluated, and revised on a continual
basisly t he executives and the fAplsuctessive gmiteelx per t
comparison6 among the alternative couatosheirsmargifal act i o
differences(Lindblom, 2003: 200; Brooks, 2002: 99§ This planning approactvas primarily
applied in policyplanningwithin well-defined government and corporate institutions, mainly in
the United States (Alexandel992; Friedmann, 1987 This planning model represented a
starting shift from the positivist model 8&CPto a nornative modelthat maintairs the planner
as atedhnical expert

TheDIP. modelwas criticized for lacking an overall contegéntralized antiased to the
interests of the powerful, being more short term than promoting future societal goals (Etzioni,
1973: 220; Alexander, 1992: 49Brooks, 2002:102).}*" Brooks (2002: 104) outlines that
filncrementalism may indeed describe the way in which certain decisions (typically those that are
relatively routine) are made, but it hardly presents a model to be emudlated

The notion of incremental decision making and impletaigon has merits in terms of
addressing complexity and uncertaibty focusing on specific micrtevel objectivesHowever,
DIP was lacking overall contexAs a result, several models emerged, liké eybefhetio
model, which addressed the ovem@dicisioncontext (Alexader, 1992 Also, mixed scanning

was proposed by Etzioni in the mid 1963sa type of contingen@perational levebf decision
makingthat focused on key elements and thatcouel undert aken i n an Ainc

well as the highelevel decision makingwhich requiredscanning the broader and more strategic

146 The adaptations or tactics that decision makers use in podgyng were briefly as followss iCompare and
evaluate increments only Consider only restricted nureb of policy alternativess Consider only a restricted
number of important consequences for any policy alternatimgage in reconstructive analyssCarryout their
analysis and evaluations seriallyHave a remedial orientatio(Brooks, 2002: 100).

147 Brooks outlines the following arguments abowt thfidi sj oi n tnodeb s MR ewechad ||l ittl e e
evidence to support the assertiporis It can hardly apply to situations where there is substantial public
dissatisfaction with current polies or when new problems arise that require new methodo)agiesrementalism

is politically conservative for being reliant on past traditions and institutions and therefore an unattractive strategy
in case of fundamental changelncrementalism is seeas favoring the powerful members at the expense of the
politically weak and underepresenteds Incrementalism contains its own political risks because it tends to offer
small solutions for large problems Seen as discouraging activities, while closabgociated with rationalitys

While intended to be prescriptive, it is devoid of behavior rulésefficient when correcting a course of action that
proves to beBrooks2@p:d02)pr i at eo
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vision (Etzionj 1973; Alexander, 1992; Brooks, 2Q00Brooks mints out that the mixed
scanning strategy was intenced asfia compromise between the rational and incremental
approaches athedkey elementwas its distinction betweerficontextuatingd deci si ons
(fundamental policy makingg n dito i d e cthaswere fo@ised more on implementatidn
sum the mixed scaning planning model considered the midewvel and nacralevel contexts of
planning;it was addressing comprehensiveness as a vision rather than blfiggatintplan.
The centralized topgown approaads of incrementalism(DIP) and mixed scannin@s
well as theRCP modeldid not proactively address and define sit@keholders the process and
would most likely exclude théess powerful (Brooks, 200Zampbell & Fainstein, 2003

2. SocioPolitical Planning Paradigm

The Sociopolitical planning paradigmewlved in response to the shortcomings of ¢eatral
top-down main stream planning addressing social objectives, especially those of the lower

income communityParallel to the evolutiomf main streamRCP models, social planning

evolved in the 196Q9ocusingmoreon the social needsnd social interactiofwelfare, health,
education, and laborthan the physical rvironment (Alexander, 1992 The traditional cost
benefit evaluation model, that used to incledelusiveeconanic criterig started to inorporate
social criteria to combine economic efficienejth social costs and benefits (Alexand&992;
Litchfield, 1996. In the beginning, acial planning still assumed central authority and therapist
plannerwhich in a way undermined the potential faublic participation in decision making.
However, social planning had a great impact on achieving social objectives.

In addition, the negative impacts ahainstreamplanning on the disadvantaged local

residents and other interest groupésed the imprtance ofocial equity planningandadvocacy

planning for such groupsas well agaisingthe notion of citizen participation in deciding the
future of their emironments (Alexander, 1992Arnstein, 1969 Davidoff, 2003 Friedmann,
1995; Krumholz, 2008 In theseplanning moded, the role of the planner started to shift from the
technical expert toward an advocate for the disadvantaged groups and a mediator between them
and the dier stakeholders in the proc£8%

In the context ofadvocacy planning Davidoff (2003: 212) called for pluralism in

planning i ncl udi ng al | represent at i Undary dPlarmiogp s I n

M8 Arnstein (1969 :citiz2niparlicpaton is h ¢ategorical terimdot citifen power. It is the
redistribution of power that enables the hawa citizens, presently excluded from the political and economic
processes, to be deliberately included in the future.
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performedmerelyby the governmentde asserted that advocacy of alternative plansterest
groups outsidéhe governmentwould stimulate planning ia number ofwaysincluding better
informing the public of alternative choices, forg the public agenesto compete with other
planning groups to wimolitical support, and impraxg planning practice by making critical
groups more conducive tproducingbetter plansrather than just being criticaHe outlined the
expectedsets of organizations to be engaged in plural plannimgluding local political
organizations,special interest groups, and ad hoc protest associati@ismay form in
opposition to some proposed policy. Furthermore, Davidoff (2003: 219) advocated for an
inclusive definition of the scope of plannitg include social, economic, and political planning
in additionto the traditionally useghysical plannig that was emphasized with bids

Brooks (2002:114) p 0 i n tremaionsuatstrohghelermentandheo c a c y
language and culture of the planning profession, even if it appears in forms that depart rather
sharply from those originally conceivéy Davidoffo H o w e viedoes nofi provide us with a
planning strategy, complete with a set of instructiois conclusion, advocacy planniignot a
standalonepproachbut a sociepolitical component thas part ofthe overall planning process.

Along the path of Advocacy Planningrumholz (2003) addressesocial equityand
social justiceas objectivein local economicdevelopmenplanning focusing on fostering socio
economic benefits fofower incomelocal residentsKrumholz outlines that local economic
development(LED), even though may seem successfulgeneral,may fail to improve the
guality of life of many local residentsspecially the low income poor unless deliberate planning
and linkage programs are sap to achieve equitable redigiution of socieeconomic benefits
resulting from LED*°

In essence, equity planning has emphasztain sociceconomicand socio-political
objectives and pertinent processegthin local economic developmenitiowever, it did not

entirely change the delopment planning proces3he proposed ideas are relatively more

199 1n the context of city plarinn g, Dav i d o fafcitydsiits dedphe;eheir prabtiaes; arfil their political,
social, cultural, and economic institutions as well as other things. The city planner must comprehend and deal with
all these factors An expanded scope reaching altters of public concern will not only make planning a more
effective administrative tool of local government, it will also bring planning practice closer to the issues of real
concernto thecitizens ( Davi doff, 2003: 220).

150 A major element of redistrution of socieeconomic benefits was to establish linkage programs (especially in
publicly assisted development) and the approval authority would require, as part of approval, the fulfillment of the
desired socigeconomic objectives like provision of satihousing and jobs for local residents (Krumholz, 2003:
230).Krumholzpo i nt s oesotrces dna gowen are concentrated among political and civic elites who prefer
to control development for their ends within a centralized,down economic develogmt mode) .

81



applicable to public planning which may also require some legal amendments to allow for broad
inclusionary participation in the planning processconclusion,social equity planning is oy
another component that needs to be adddisgheoverallplanning process

Along similar lines of advocacy and equiptanning there have been emerging planning

models in the direction gilanning as socialearning andsocial mobilization advocaing for a

bottomup approach to planning and focusing more on the social and political contexts of

planning (Friedmanr003 76; Friedmann, 198 181).Patrticipatory ortransactive plannings

an example of the social learning model, which focuses omiplg@s social practice amidks
knowledge with action in social learning context

The transactive planningmodel is characterized lie local task groufs participation,

collective decision making, an interactive and cumulative social learninggsrgbrough the

intact experience and fate-face contact, including cognitive and experiential aspects of
learning Friedmam, 1987 159,186). The role of the planner, as well as of each of the task
group members, is both as artax and learner in therpcess This approach has more emphasis

on processes of personal and organizational development, potentially for community residents
and their involvemennithe planning process!

Even though the emphasis is sepmlitical that is inclusive of the disengwered
groups, Friedmann acknowledges the multiple compgmeiiem contexbf planning the need
for combi ni ng teehrigalkmowledgephdaxperientiad ksnowledge resulting from
all parties involved irthe participatory processas well aghe critical feedback from evaluation.

In conclusion, prticipatory planningepresents the soemlitical stage which is a component in
the planning process.

Within the general framework of planning as social learning, the importance of
interactive andcollective decision makingmong concerned parties foster@@mmunicativé

collaborativeplanning and the need fostakeholdes 6ollaboration and partnershigncluding

the public sector, privatsects and communitygroups (Margerum, 199Healey, 2003Innes,

“IEriedmann (2003: 7-FE)i ddaochbdse b broRMoamtie-nhg ieals bfat i s
inclusive democracy, giving voice to the disempowered, integrating disempowered groups into the mainstream of
economic and social life whiler e ser vi ng c u lsnnovaivéi Idokingéoward ctegtiveéglutions

the social, physical, and environmental problems that rise to politicalcamusness in the public domain,

Political 1 planning takes place in real time, knowledge and action are so tightly looped that they appear not as two
separate processes bus ane,s Transactivei two kinds of knowledge are especially pertinent in the search for
solutions: expe and experiential knowledges, Based on Social Learningi an open process with two main
characteristics: critical feedback and a strong institutione¢ mo r y . 0
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1995; Briassoulis, 19891In the context of research in human ecology and planning, Nelson
asserts and outlines the need for iateractive and adaptive approach to planning and
research which is characterized by the involvement of an array ofested/concerned groups
bearing different values, and with frequent changes in tleares context (Nelson, 1992

In the context ofcommunicative planningand its implications for spatial strategy

formation, Heaky (2003 asserts the need for paipiatory collective decision making in
planning rather than the intuitive instrumental technical rational plantihglealey provides
ten characteristipoints for the emergingcommunicativeplanning model™* For ttis model
Heaky proposes the followingfive sets ofquestionideasfor participants to addreskrough an
inclusionary argumentatigorocess, which shadmit that there is parallel with the stbp-step
models of conventiwal rational planning processes:
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Healey also mentions théa strategic policy discourse needs to be subjected to continual
reflexive critique06 whis cBi mi | ar t that if &ppliedntthe ratiomaj planning
processimpleme nt at i onodo i s n odsedamndunieatve @adningpnmocessh e pr op

It appears that it is only the participatory decision making setting for all the stages
mentioned above that is different from tla¢ional decision process. Therefore, the disagreement
with the rational planning modelppears to be with the A4 nstrul

downo aspect sratiomatoh ears pteltan otf hd he pl anning pro

152 This approach highlights the importance of an interactive research setting with concerned groups to incorporate
various types of knowledge including social knowledge as well as adapting the research context to the ideas,

concerns, and valued the concerned groups (Nelson, 1991: 114).

S Healeypr i ef | y oRultadnmiensg,t haast afin expl icit exercise in imag
the possibility of changedé, i magi ni ng ksorathettian,édsint art o u
the ideas of the urban designer planners, 6dreaming thi
dream, of a democratic society which respects difference but yet collaborates, and which can live sustdiirably wi

its economic and soci al p os s (Hbaley 20@3i2é23. and environment al
The ten characteri st i @& Ampinterantivesandantesretlve proeesiunderiaken f ol | o ws :
among diverse and f | wicdlturésd.i ic waryse who mmu mietgues&s Oor esp
and intercultural discussiorand focuses our attentionoi:t he ar enas wher e publb5 ¢ di scus
multiple c¢cl ai ms ma d.evay$a devefpung a &icygl, redlexiveecapacityavhich @éas both
evaluative and T7cwapsaftopenirg oy suthstrategicaliscéurse in forms whiehs

inclusionary as possiblé , 8. participants will learn new things about themselves, their relations, inggresiues,

and under skpaanrdtiincgispaént s wil |l col | ab ol0&lmingt as ancekplch ge t he
exercise in i magoi(healeyg003:.242) future, €.
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applies multiple/mixed rationality context rather than mere technical, individualistic,
authoritativerationality. As outlinedthis planning model is part of the political component.

Also, Healey advocates for a democratic planning pradbisedoes not outline whether
it is within a capitalist or socialist democracy government systém.pfoposed commicative
planning modeboes not address apgationin a realworld (like brownfield redevelopmehbr
whetherit 6t o be applied to the déovirelpablicéappiosal pl ann
authority) planning process, or bathn either case, anelpeciallywithin a capitalist democracy,
it would require major legal changes/adjustments in the planning system in order to
institutionalize the proposed communicative planning madelvever, me potentially viable
area of applicatiomay be withinthe public participationprocess.

In brief, the main issues that emerge from thieove outline of thesociopolitical
paradigm include the need foa collaborative democratic process involving the main
stakeholderqpublic, private and community), an organipatl setup for the collaborative
process, and to include the sociabonomic, environmental and political components of
planning in addition to the traditional physical planning.

3. Ecological Planning Paradigm

The Ecological planning paradigm emerged iesponse to shortcomings of the main stream

planning paradigmEnvironmental and resource planningvhich emerged in the late 1960s and

early 1970s as a result of the rising importaaod concern about the natural environment and
the ecological impacts afevelopmentiAlexander, 1992Hodge & Gordon, 2008Slocombe,
1993 McHarg, 1969.*>° The aim of avironmental planningvas to ensure ecological systems
were considered in development plannilmgthe context of environmental and resmuplanning

in Canada,Nelson and Serafin assert the need focivacd spproach which stresses the

understanding and active involvement of concerned people with varying backgrounds, interests
and values and within a participatory, interactive and adaptivegsgNelson & Safin, 1996.

The growing knowledge in ecology in general, and ecosystem sciences in particular,
advanced an impetus towards the adoption cdasystem approacio development planning,
which wasaimed at the integration of biophysical and seeiconome activitieswith input from

many disciplinesn orderto support sustaability (Slocombe, 1993; Royal Commission, 1292

%5 |n the U.S. and Canada, the ecological paradigm was triggered éyatied mandatory requirement for an
environmental impact assessment/statement (EIA and EIS) for special projects (Hodge & Gordon, 2008; Slocombe,
1993; Alexander, 1992).
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The ecosystem approadio planning placesmore emphasison theecological settingnatural
environmenk as the dominant componentdontrol development and the so@oonomic setting

(built environment) as a complementary component. Even though it considers people being
within a participatory process, it does not explicitly define and incltie political
organizational satig for sakeholders

The planning concept ddustainable developmergmerged as a result tiie critical

environmenal impact of development aralcrucial needo achieve environmental sustainability
along with the sociceconomic development processThe aim was to achievebalanceand
integration among community interests, economic development, and environmental
sustainability with an ultimate goal of healthy environment (Slocomb&3;1%Royal
Commission, 1992Breheny, 1992 Campbell, 2003Hodge & Gordon, 2008 Exhibit 3.3). The
concept evolved with the aito achievea balance ofamongthe goals and sustainability for the

three components @nvironmental, economic and social sustainability.

ECONOMY
| COMMUNITY | | Economy

\ ENV'T. | T

COMMUNITY ENVIRONMENT

Traditions Ecosysiem Approach

Exhibit 3.3: The Shift from Traditional to EcosysteBased DecisinMaking
(Royal Commission, 1992:35)

Several definitions emerged for the elusive concept wdtasnable development

addressing thalesired objectivesncluding social, economic, and environmentabjectives;
however,there waso clear definition of a @nning strategy for how to achiesastainability

The United Nations World Commission on Environment and Development Brandtland Report
(1987) def i nes s us tdevelapraent| treat nebatsvtieel needsnoé the preaest i
without compromising the aliif of future generations to meet their own ne€d8The basic

156 Another definition that is focused on agriculture and natural resources statesiffiainable development is the
management and conservation of the natural resource base and the orientation of technological and institutional
change in such a manner as to ensure the attainment and continued satisfaction of human needs for present and
future generation. Such sustainable development (in the agriculture, forestry and fisheries sectors) conserves land,
water, plant and animal genetic resources, is environmentallydegnading, technically appropriate, economically
viable and socially acqeabled ( FAO 1988) .
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criterion for environmental sustainability is the carrying capacity of the ecosystem to withhold

certain leve(s) of developmentvithoutanymajor irreversible impact.

In this regard, Camplbel

(2003:

4i4f7 )6 csrtiastiessd tihsatd eif i ned

system to reproduce, then sustainability is the opposite: thetéyng ability of a system to

reproduce. This criterion applies not only to natural ecosystems, but to economiclgicdlpo

systemsaswel Campbel |l

depicts

sustainable devel

op

three corners being the three major components (social, economic, and environmental) with their

pertinent sets of goals of social justice/equity, econompowth and efficiency, and

environmental protection (Exhibit 3.4). The sides of the triangle represent the resulting

interactive conflicts between each two components/goals as follows:

1 Property Conflict: Economic Growth versus Sodtglity/Justice (Capial-Labor)
1 Resource Conflict: Economic Growth.¥nvironmental Protection (Capitdkesource)
1 Development Conflict: Social Equity versus Environmental Protection (LRbsource)

the property
conflict
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The triangle of conflicting goals for planning, and the three associated conflicts. Planners
define themselves, implicitly, by where they stand on the triangle. The elusive ideal of sustainable
development leads one to the center.

Exhibit 3.4: The Triangle of Conflicting Goals for Plannit@ampbell, 2003Fig. 24.])

Sustainable development will be in the middle of the triangle representing the balance of

the three goals and a form of tragld f

for

conflict resol wot i on.

achieve complete sustainability across all sectors andfioplaces, however, requires such

complex restructuring and redistribution that the only feasible path to global sustainability is

likely to be a long, incremental accumulation of local and induspgcific advances |
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words, sustainable developnias a longterm ideal goal or condition and the aim is to approach
it rather than achieve iCampbell proposegeneralprocedural and substantive paths towards
sustainable development. The procedural paths include

1 Conflict Resolutionby establishing ammon grounds at the negotiation table

1 Redefining theLanguage of theConflict by bridging the chasms between tlaguages of
economics (incentives and marginal rates), environmentalism (carrying capacity and
biodiversity), and social justice/equity (hoogirights, empowerment, and discrimination)

Political Pluralism by letting the political arena decide conflicts either directly or indirectly
DevelopMarketMechanismgo link economic and environmental priorities/goals

= =4

The substantive paths to sustaimatiévelopment include:

1 LandUse andDesign given thatplanners have substantive knowledge of how cities, economies,
and ecologies interact

Bioregionalism givena comprehensive vision of sustainable land use is bioregionalism
Technological Improvementaich as alternative fuels and conservation mechani@aspbell,
2003: 448)

Campbell outlines that the individual approaches have shortcommnittat combining

= =4

procedural and substantive strategies can achieve both political and substantive propeess in t
environmentakconomiesocial crisis.

As outlined above, sustainable development addresséifple interactivecomponents
(social, economic, and environmentabut it does not explicitly address the political
organizationalcomponent as well as thehysical/functional component! The political and
physicatfunctional components are relatively big and cannot be easily reduced and fused within
the three components setting for sustainable developmddtessing these two components
individualy and togéher with the other three componentsill yield more potential
connectivities amorgj components It is important to note that the goals of all three components
of sustainable development, even though competitive in nature, are considered without
dominane of one component ate others with the aim ochievingbalance and integration
among componentsd6 goals and sustainability.

3.1.3 Notes andConclusions onthe Evolution of Planning Models and Paradigms

The variousstreams ofplanning paradigms represented the procedural andsubstantive
settings includingphysicateconomic development planning, saepolitical plannirg, and
environmental ecosystem baspldnning, each has relatively more emphasis orpétsinent

setting However, thesparadigmsare also iterrelated and complementary to each othethe

157 Some notions of the political component are mentioned imémeraprocedural path toward sustainability (like
conflict resolution and political plurality). Also, some aspects of the phykioational component are mentioned
in the generakubstantive path to sustainability (like land use planning and urban design).
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evolutionary process leading 8 common stream in planning represented by the emerging

integrated multi-disciplinary planning paradigmthat combines the various sectors and which

has been characterized bsing holistic, participatory, interconnected, goal oriented, multi
disciplinary aml strategic (Margerum, 1997; Nelson & Serafin, 1996; Slocombe, ;1993
Briassoulis, 198p(Exhibit 3.2). This emerging paradigm is an inclination backhe notion of

comprelensivaess inplanning

3.2 APPLIED PLANNING & OTHER RELATED INTERDISCIPLINARY THEORIES
Contributions of theories and concepts in urban geogragpjied planning, as well dseories

from other related disciplines are included Appendix A3.2. The followng is a synoptic
synthesis of the main contributions of those theori¢sisoresearch

3.2.1 Inner City Functional Transformation

The problem ofnner cityblighted industrial sites can be explained by the spatial and functional
restructuringof industrial activity. Basically the manufacturing function that used to be within
the inner city has been moving to the suburbs and peripheral locations, leaving old and obsolete
industrial plantsvacant/abandonedithin the inner city (Jakle & Wilson 1992; Stafforti982;
Yeates, 1998). Furthermore, there has been an industrial shift in share from the manufacturing
sector to the tertiary sector (services, public and private) and quaternary sector (offices). Inner
cities are becoming more attractive to service andceffunctions than to manufacturing
functions. This inner city functional transformation is important in establishing the site reuse and
redevelopment strategy and in selecting the appropriate and viable functions.

Another critical problemespecially fosome medium size citieis the lower competitive
economic market of the inner city wasvis a more competitive suburb (Broadway, 1995; Filion
& Bunting, 1993& 2006). This will be an obstacle to site reuse and redevelopment in attracting
some functions.The added cost of environmental cleanup biifjhted contaminatedites
(brownfields) will further exacerbate the problem déwer competitive market forsite
redevelopment vistvis greenfield development.

3.2.2 Inner City Decline and Regeneration

Inner cities have been going through a cycle of decline and regeneration (Bourne, 1982;
Broadway, 1995) . Ley & Fr os tcity (hélgbboréoods tligolay) poi
considerable diversity and classify inf@ty districts into four areas according to pesses of
identifiabl e c¢hange dedihg sthbility, redtdlizaton, ar rmassise o f
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redevelopmem Thi s cycl i cal context can affect the
and redevelopment. And vigeversa, successful inner giprojects may play an important role

in fostering the inner city redevelopment market. Generally speaking, the inner city is a macro
level context in relation to the mictevel context of a brownfield site. This interactive setting
between macrtevel and micrelevel spatial and functional contexts represents an important
theme in planning for revitalizing each context individually or collectively.

3.2.3 Intra-urban Form and Development

Intrasurban form is evolving, in actual development or in planningowmisiinto relatively
increasing densities and -vebanization, mixed land uses, increasing social heterogeneity,
equitable access to public goods, reintegrating labor markets, cooperative governance with local
empowerment, increasing sense of communitysamse of place (Bourne, 1996). Physical urban
form theori es, gooddty formbiane goncerhed with delsigning ad assessing
spatial form and process with emphasis on the interrelationship between human behavioral and
physical settings (Kaer et al, 1995: 42; Lynch, 1984; Alexander, 19Bd@rnett, 2008 Lynch

(1984) outlines performance dimensicasd process o Go éd Ci t igcluding: rplace
vitality, senseof place and evenfjt between spatial/temporal and behavioral patteansess

control, efficiency and justice®® For redesigning cities and urban areBsrnett (2003 4)
proposes five p r Camemunpyl elLsvability, n kldbilityd i Bggty, &nd
Sustainabilitg *>° Trancik (1986) asserts the need for reclaiming and reimiag lost urban

space witin the existing urban fabric through the application of urban design theories that
emphasize physical urban form and sense of place. Those evolving characteristicsudbamtra

form, urban design theories and performance dsioms represent important themes in overall
contextual planninglesign guidelines for site reuse and redevelopment.

3.2.4 Heritage Conservation Planning

Historical evolution of urban #ings and heritage sedimentation is a value that has to be

consideredand realized in planning for redevelopment within urban areas. In general, heritage

¥The definition of t ho sGo opde rdidisyasdlowsplbdaitatity (sustaimales f or A
safe, biologically consonangenseidentity of place, event and structurdit, (between spatial/temporal patterns and

human behavioral patterrgccesgto people, activity, place, and resourceshtrol (of human space, rights and
regulation).efficiency(internal and externalgnd justice(equity, eaqial access) (Lynch, 1984).

159 The main featuring elements of each principle are as follbw@ommunity life takes place on foot

(walkability); 2. Livability i urbanism old and nevieritage preservatigi8. Mobility i parking, transit & urban

form, transit oriented desigrt. Equityi deconcentrating poverty, affordable housing, & environmental justice; 5.
Sustainabilityi smart growth versus spraviBarnett, 2003).
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preservation was ignored by the modernist movendening the twentieth centurgnd many
historical buildingsstructureswere demolishedn urban redevelopmentHowever, hetage
advocates with public support managed to preserve threatened heritage buildingsverkich
then incorporated withithe redevelopment process (Hodge & Gordon, 2008; Bhrnett,

2003: 36. Conservation of heritage buildings and sites may be adhidw®ugh heritage
easements between the municipal approval authority and the developer; however, this agreement
has to include a form of financial bonus provided for the developer in order to balance the cost of
heritage conservatiolt® Also, historic disticts were preserved throudbderalregulationthat
included guidelines for tle establishment and the preservation of individual buildiagd a
National Register of Historic Placesas established accordingl{Barnett, 2003: 266) An
important theme irthe reuse and redevelopment of blighted sites that have heritage values is a
balance between heritage conservation and new development innovation.

3.2.5 Smart Growth

The planning concepind approacho f SmartGr owt ho emerged i n respon

urban spawl, infrastructure inefficiency and energy consumption, declining air quality
increasing road congestions, and ultimately consequential impacts on global wannairvgay
ASmart Growtho was t he sust@nshleletelopmént, NesWrbarism,i ng i d
and infrastructure expensest was established in the mi#l990s by the US Environmental
Protection Agency and Congress for the New Urbanri@iNU*** (Hodge & Gordon, 2008: 126)
Smart Growth includs three essential elementsfirst, policies todiscourage the continued
conversion of rural land at the edges of metropolitan areas; sedmuilhg ways to make infill
development and the restoration of older areas more attractive to investors and consumers;
third, knitting the metropolitan region d¢ether with transportation systems that reduce
dependency on automobile trpgBarnett, 2003: 79).iSmart Growtld advocates for urban
intensification including brownfield redevelopment, and compact suburban development and

preservation of ecological sgshs, as well as a direction toward more emphasis on mass transit

180 The financial bonus may be in the form of added development density given to lihkanost of desired level

of heritage conservation.

181 New Urbanisn emerged in 1993 in response to problems of inner city decline and senseless suburban sprawl.
New Urbanisnstand for restoration of existing urban centers and towns within coherent mitaopegions,
recognizethat physical solutions by themselves will not solve social and economic problems, and adepcate
neighborhoods to be diverse in use and population, communities to be designed for the pedestrian transit as well as
for the carcities and towns to be shaped by physically defined and universally accessible public spaces and
community institutions, and urban places to be framed by architecture and landscape design that celebrate local
history, climate, ecology, and building praetigCNU, 2001).

90



and less reliance on the private automofiledge & Gordon, 2008: 1265o0me metropolitan
areas (like Portland Oregon) have adopted an urban growth boundary program which in a way
controlledurban growth within certain limits at the metropolitan fringe (Barnett, 2003:TT@).
State of Ma r y | Rriordy, Funting Q\reasiaPéFAsp t & 91 d forscontaeihge g y
urban growth by directing state spending to areas designated by locaimgewés and reviewed
by the state (Lewis et al, 2009: 457). The attempt was to consolidate and intensify existing urban
areas and to control suburban sprawl.

Giventhsout | i ne, Dbrownfield redevelopment i s

terms of relucing urban spravend potential approach for urban intensificatith

3.3 CHARACTERISTICS OF AN EMERGING PLANNING PARADIGM & MODEL
The synthesis of main contributions of general planning theor related interdisciplinary

theoriesconveys an emerginganning paradignand model that is in the direction of combining

the three main contexts of planning paradigms including the main stream physical and economic
development planning, socio political planning and environmental planning. The main
characterisgcs of the emerging planning model are as follows

9 In general, the emerging planningnodelis a hybridthat is holistic, multidisciplinary,

integrative, and adaptive planningrhe emerging planningnodel is combiningcertain key

elements fromthe three mia contexts of planningparadigms and models. The proposed
planning modelincludes the main five components of the reuse/redevelopment of blighted
industrial sitesnamely,physical,ecologdcal/ environmental, economic, social, and politicaheT
classificdion into these components reflects the distinct issues within each component, and the
pertinent planningubprocesées)required for each componeitowever,planningneed to be
addresseat the component stfirocess level and thmverall multiple compmentprocess level.
The emergingplanning modelis multidisciplinary includingmultiple fields of planning and
design as they relate to the different componehissocial sciencesn general engineering
sciences, well asnormal sciences.

The noton of integrative planning reflects the need to link the planning/decision making

processes within the different disciplines as well as within components so that related goals and

162 As outlined in the NRTEE 2003 National Brownfield Redevelopment Stréagyy hectare developed in a
brownfield project can save a minimum of 4.4 hectares of greenfield land from being developed in an outlying
areap a every higctaref brownfield redeveloped for residential purposes can save as much as $66,000 a year in
transportation costs (relative to equivalent greenfield developmdntN RTEE, . 2003 : 3)
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objectives are achieved simultaneously. In a complex planning realitynwitterousfactors
including time limitation, it is difficult, if not impossible, to design perfect linkages amdng al
planning/decision processesiowever, when looking at the overall analytical planning
framework, the major interrelated issues and probleammong components usually emerge,
which indicates a point of emphasis for integration. The intermittent objective will be to define
major linkages among problems/objectives within planning components.

The notion of being adaptive relates hoeemajar areas of application. The first anesa
to adapt to uncertainty within the planning process, which includes adapting to newly emerging
or unforeseen factors, as well as adapting to variability of factors over time and place contexts.
The second area application is to adapt to and/or preserve contextual values as in the adaptive
reuse of existing resources of blighted industrial sité® third area is to adapt to views and
values of the main stakeholders in the process which may be conflicting.

i The danning approach employs mixed rationalist different dimensions

In terms of reasoning, planning follows the rational decision making pratelesast at the
component or subomponent levelAt this level,the planning process includes the consolidated
stages of analysis, synthesis, evaluation, implementation, and monit@ingn multiple
componentgmulti-disciplinary) context multi-spatial contextand multistakeholder context,
the planning approach is based on mixed rationality #umiresseshese three multiplicity
dimensions of the problem contg&t

9 The planning approach is incrementally adaptive problem solving process with a

comprehensive visionThis has some relevance to the mixed scanning model and partly to the

comprehensive modé&!* The notion of being adaptive, as mentioned earlier, relates to
uncertaintyo f I mpi ngi ng fact or s, aswvelladtetheadaptivesduse bfe h o | ¢
building and site resources in relation to all componthts.

The process is implemented irciemental and progressive phases in order to handle the

overall complex problem components in smaller scale and manageable packages, to build

183 mixed rationality includegechnical rationality of planners in the pertinemiltiple disciplinary, as well as mutti
stakehol dersé rationality including the public sector,
184 See Etzioni, (1973)li xed Scanning: A 6Thirddé Approach to Decisic
1% For instance, the process is adaptiv the architectural heritage of existing buildings and sitesstoring the

natural environment, to the surrounding social context, to the economic context in terms of optimal utilization

resourcesind project feasibilityas well ago differentsti e hol der s6 vi ews (puhblic, priva
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development momentum and to complete the other packages (both financially and socio
politically), as well as to feter the marketability of the whole project.

1 The approach is interactive and integrative in_terms of the nature of impinging

problem components as well as their alternatiganning sub-processesThis drawspartly

from the rational comprehensive modetarartly from the concept of sustainable development.
The problem components of blighted industrial sites are interactive in féaréhe problem of
environmental contamination and legal liabilities -&igis economic feasibility, project
marketability availability of starup funding in addition to the different values and objectives of
main stakeholders. Having an interactive problem context necessitates an integrative planning
approach in resolving the complex problem collectively, taking intoidereation the nature of
linkages among different problem componetiiat will be the main basis for integrating the
pertinent planning suprocess

M The approach is collaborative and participatory in terms of formirstiakeholders

partnerships among theublic sector, private sector, and the communifhis draws from the

transactive participatory model as well as from the interrelated commugicatodel
emphasizing the importance sft ak e ho| d e r s dcollaborationuand partmershif’ n |
Stakeholdes 6 ollaboration andpartnershipmay include various forms like, publipublic,
public-private, and publiprivatecommunity.Thisincludess t a k e hcorndtmantstadne or
more ofvarious issues relating to the reuse and redevelopment process likeniinanarketing,
redevelopment, anekpediting the approval process

Collaboration and partnership among the puphligatecommunity is in essence a blend
of and resemblance® capitalist democracy. Even though there @eflicting objectives/values
between the private property owner/developer and commugribyips like property conflict
(Campbell 2003),and disparities in their relative decision making power regarding project
planning, the public sectoras a regulatoryplanning and approval authority shHd address
bridging ths gap to achieve the collective partnership. Anyway, the original mandate of the

public sector is to serve the public interiesplural terms:®’

186 See Brooks (2002), Friedmann (1987), Healey (2003), Innes (1995), (1996), and Innes and Booher (1999).
187 In reallity there is a considerable gap between public sector achievements in the publicisténes real
community interests and needs. That was the reason for advocacy planning and equity planning movement that
emerged in the 1960s and continued (Davidoff, 2003; Krumholz, 2003). This is also the same reason now for
emphasizing the role of camunity in a publieprivatecommunity collaboration and partnership.
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CHAPTER FOUR: PRELIMINARY RESEARCH FINDINGS & DIRECTIONS
FOR EMPIRICAL RESEARCH

41 PRELIMINARY CONCEPTUAL PLANNING FRAMEWORK:

The research goal is tchieve an understanding of the complex problem context of brownfield

site reuse andedevelopmenias well as to develophe pertinentplanning framework and
approach for redevelopmentin general, and for a given brownfield redevelopment project,
planning is pimarily carriedout by the project developdiprivate or/and publicand related
consulting team|lt is also carried ouby the public sector approval authoritynginly the
municipality) which includespublic planners and other professionalowahe primarily involved
in the development approval procassluding environmental remediation approvdhe public
sector municipalityor related public development corporatiomay take the e of the project
developer for part of the project (like site remediatiar)for the entire site redevelopment
process Local community residents and groups are maimyolved during the public
participationand consultatioprocess

The planning famework for brownfield redevelopment may be represented in the
pertinent problem context, potential policy directions, and characteristics of the overall planning
process.The following researchfindings address the holistic plannipgocessas collectively
performed by theproject developer, public approval authority, and community residents and
groups.Thesefindings may be envisioned as preliminary hypotheses tiurieer studied and
examired within empiricafield studies. The findings may be summadan the followingmain
characteristics of the problem context, main policy directions, and planning process

Multiple-Component Interactive Problem Context

Multiple Planning Sukprocesses within Components Constituting the Overall Process
TentativePolicy Directions within Problem Components Representing Strategy Solutions
ThePlanning Process Employs Mixed Rationality

Implementation PackagesmdDi st ri buti on of Primayy Stakeh
Planning Processat Two-Leveb

Multiple-Component Integtive Planning Approacts Necessary

= =4 -8 -8 -9 _9_-°

4.1.1 Multiple -Component Interactive Problem Context:

Preliminary research findings reveal thhe tcontext of blightedbntaminated industrial sites
congsts of interactive problem componentsvhich may be consolidated ithe physical
functional, environmentakgal, economic, social, and political components (Extat&}. Each
problemcomponent may consist of sebmponerg that can be significant in a given context
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like built heritageas part of the physical componemthich may beaddresseds aseparate
componentin an existing brownfield site context, the interactive prolsienplies a continuous
added cost (negativenpac) for all major stakeholdergcluding economic loss of use and
negative fiscal impact, threat environmental contaminatiospcialinequity issues anstigma

On the other handhe redevelopment of a brownfield site would potentially add value, given
proper packaging for the proje@ihe mainplanningissues taonsider in this regandclude:

1 Identifying major linkages both intercomponent as well as intemmponent

1 Addressg all problem components individual& collectively including major linkages

1 Addressing (@ the beginning the five components orequal basis.After multiple
componentontextualanalysisyelative importance of main linkages/factors will emerge.

Identifying the major_linkages will give a better understanding of the problem context

and will be thebasis for setting a course of action. Intemponent problem linkagékke type

of environmental contamination, cost of site remediataomd project economic feasibilitgan

be as important as intreomponent problem§élike environmental contaminatioversuslegal

liabilities). The causal relationships are Aorear, but ratler multidirectional and interactive.

One major example of such linkages is the problem of contamination that can affect legal
liabilities, project cleanup casf i nanci al feasi bil it yobjectises ak ehol
proposed land use functions)dasocial equity and justice. The type, nature, and magnitude of
interactive linkages may vary accordingthe project contextAccordingly, it is importantto

definethe contextual interactive linkagesnong components order to seup a package plan

for the given problem context.

An analogy ofmultiple component contexis sustainable development thatusually

referred to as addressirigree componentscluding the environmentaleconomic and social
component | would argue that adding the physifahctional and the politicabrganizational
componergto the problem contexs critically important because they represent relatively large
number of issuedNot addressing them explicitly in the component analgsid synthesiwill

most likely conceamany important linkage¥® Addressing the political component explicitly

¥ Eor instance, f Casputlinedih FoglésongD83nis aniimpartgndeconomiolitical

concept and link that represents a given constitutional setting in courkei€sdnada and the U.Bowever, itis

not clearly reflected in the triangular diagram of sustainable developEdnib{t 3.4by Campbell 2003: 237) that

includes the three main goals of economic growth and efficiency, social/aggtite, and environmeal

protecton] n Campbel | GiCagpiid@lamt Democracyo is reduced to tt
of AEconomic Growth and Ef f ialsdasimplifieyto capitalabor Goftic) Tha | Equity/
entire political componérns reduced and embedded within the social component. Hovearaewhere else,
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will allow clearer vision tointer-component linkagesas well as intra&aomponent issues like
s t a k e horganizational 8etupndpartnership amonghe private sector (developepublic
sector (approval authority) and commumggidents and groups

In the beginningof the planning processit is important to addressall problem
components on equal basldnlike mostplanningapproachdsodels outlined in the Chapter
Three the poposd multiple component integrative planning framewisrko address multiple
components without prior bias predominancef certain component(s) on the ré&tHowever,
multiple componentontextual analysis may reveal certain issues or components fie¢atively
more importantin a given projecitontext and in this caseit makes sense to consider them
accordinglyPart of the contextual anal ysis woul d be
and objectives in a participatory/communicative pssc

4.1.2 Multiple Planning Sub-processeswithin Components that Constitute the Overall
Planning Process

In response to the problenandissues of each component, there is a specific planning sub
procesgor subprocesseshat aim at resolving thpertinenproblems as well as achieving other
related objectives. The planning spibcesses of all components a@mea wayinterrelated and
complementary to each othand all togetherthey form the overalplanningprocess ’® The
major planningsubprocesseandthe pertinent problem componerdaseoutlined in Exhibit 4.1

Exhibit4.1: Problem Components, aih Interactive Issues/ProblefsTheir Respective Planningus-
processes
Problem Main Interactive Issues and Problems Planning Sub-processes,
Components Potential Plans and Visions
1. Environmental § Environmental contamination of sites and buildings 9 Site remediatior& restoration
Legal 9 Environmental health hazard for hum&matural planning
Component ecosystems 1 Watershed plan/planning
9 Legal liabilities of contamination and decontamination | { Ecosystem planning in genera
(current& future liaklities andreal and perceived liabilitie

Campbell proposes political approaches to resolve conflicts between the three mentioned poles like applying

political pluralism and establishing common grounds in conflictlutien.

189 Findings from the literature review and evolution of planning theory revealeth#tiatstreanplanning (rational
comprehensivenode) was more focused and biased toward physical and ecodevetopmenas the dominant

ones which resultedireng at i ve soci al and environment alphysitepacts. The
solutions by themselves would not solve social and economic prablefisCNU, 2001) .

170 For example, environmental regulation stipulates that no development is allowestamioated sites unless an

approved environmental process is carried to secure that the level of contamination will be within legal limits

(MOE, 1997). The level of site remediation affects and is affected by the type of proposed land use functions.
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2. Physical 1 Vacant, abandoned, or underutilized buildings and siteq  PhysicalFunctional planning:
Functional 1 Structural/plysical dilapidation of buildings/sites 9 Land use planning
Component | q Deterioration of physical infrastructure networks 9 Urban design

1 Declining environmental image of the area and inducing Y Site planningarchitectural
social and economic problems design heritage conservatiof
1 Urban heritage values that are not properly utilized reuseof existing buildings

3. Economie 1 High cost of site remediation and preparation which ma 1 Projectfinancial and
Financing & exceed theeal estate value of the site investment planning
Marketing 1 High cost of building renovation and restoration 1 Project Marketing planning
Component | § Scarcity of public funding and high cost of private finan

1 Declining property values and tax base

1 Declining economic market of the area

1 High costs& risks make project perp&on economically
not feasibleX drives developers tgreenfield developmen

4. Social 1 Abandoned buildings and sites are potential areas for |  Social equity planning
Component social abuse, vandalismé&r i me ( no man§ (socioeconomic development

1 Declining environmental image and stigmatization of thj and accessibility to newly
area especially when close to residential communities generated opportunitis)

1 Negative socioeconomic impacts local residential 1 Safe communityplanning
communitiecreating problems of social inegyfinjustice'’| 1 Social and psychological

1 The existingow educationak skill levels& highrate of context and the built
unemployment among residents further enhaacesss environment (environmental
problem tonewly generated socioeconomic opportunitiej  sociology and psychology)

5. Political - 1 Conflicting/competing goals, interests, and valuesof |[St akehol der s o

Organizational primary stakeholders planning including
Component | T Imbalances of power distribution in decision making prq collaboration, partnerships,

1 Insufficient or lacking trust among stakeholders and the public consultation
1 Lack of organizational and collaborative commitment process
among stakeholders toward resolving the problem {l This includes publigublic,
public-private, and public
privatecommunity forms of
collaboration& partnerships

The overall planning process is a form of integration of multiple composeint
processs that is based on addressing the main linkages among compoR&rieing sub
processes represent maulti-disciplinary contextincluding specialized planners and related
professionals in the respective disciplines. In order to achieve itiggi@mong disciplinary
components, specialized planners and related professionals (with other participants) need to
address both the specialized composeas well as the linkageamong components.The
relative value and importance of prebl componentandpertinent planning suprocessesary
according tgroject contextwhich will require contextual analysand evaluation.

4.1.3 Potential Policy Directionswithin Components and Overall Planning Process

Policy directions are basically mictevel planningdecisions that respond to specific problems

and issuesvithin componentsnd the overall planning proce€$ In essence, policy directions

1 In some cases, local unemployed residents were former employees of the blighted/abandoned factory, which
raises the notion of fairness of accessibility to newly created jobs (general case study analysis and literature review).

97



may be viewed asomplementarglements ofhe pertinentplanning sukprocessesSome of the

policy directions may beonsidered as planning guidelines in the proceéshkibit 4.2 outlines

the main policy directionglassified by problem componenand planning sukprocessesn

addition tothe overall planning process

Exhibit 4.2: Potential Policy Directions in Relatido Their Related Planning Spocesse& Components

Problem Planning Sub-processes, Potential Policy Directions
Components Potential Plans and Visions
1. Environmental| § Site remediation& restoration | § To address environmental contamination and site
-Legal planning remediation in the beginning of therocess in order to
Component | § Watershed plaring arrange foroptimal & legally viable site remediation pldf®
1 Ecosystem planning in general  To define and confine legal liability to viable limit
2. Physical 1 Physicalfunctional planning 1 To prepare an inventory of existibgownfieldsites in order
Functional and design(vision) including: to address the interrelated planning problems collectively
Component | § Land use planning vision 1 To reclaim lost urban space through an adaptive reuse/
(especially in large areas) redevelopment of potential resources
9 Urban design strategies (visior § To achiee responsive environments with a sense of plac
1 Site planningarchitetural desig and community
for new buildings &reuseof 9 To maintain a balance between heritage conservation ani
existing buildings structures urban innovation in the context of urban transformation.
3. Economie 9 Project Financial and 9 To develop a selfinancing mechanism (like tax increment
Financing & investment plan/planning financing-TIF) that is tailored to the Canadian context in
Marketing 1 Project Marketing order to finance the first package of site remediation
Component plan/planning 9 To arrange for pract marketing in the early stages of the
process in order to secure potential developers and inveg
for different packages of the process
9 To develop financial and other redevelopment incentives
order to create an attractive redevelopment package
4, Social 9 Social equity planning 9 To develop mechanisms that will secure accessibility of I¢
Component (socioeconomic development residents to the newly provided opporties
and accessibility to newly 9 To create socially appropriate environments (including
generated opportunities) defensible space)
9 Safe communityplanning
5. Political- TSt akehol der s 6 |9 To establish network linkages among stakeholders (publi
Organizational | and partnerships including the| private, and community) in order to foster collaboration
Component public consultation process and partnerships throughout the different stages of the
1 This includes publigublic, process.
public-private, and public 9 Toestablish a special redevelopment authority that is dire
privatecommunity forms of responsible for the reuse and redevelopment process of
collaboration and partnerships| blighted/contaminated sites. This may be in the form of a
public authority, or a form of (publiprivate)partnership.
6. Overall 9 Overall multiplecomponent 1 To address multiple component problem context and the
Multiple integrative planning process related integrative planning framework
Component 1 To plan with a flexible comprehensive vision and to secut
Problem incrementally adaptiveniplementation packages
Context

12 The policy directions are priarily derived from the analysis of favorable circumstances within about 40 general

case studies of brownfield redevelopment in Canada, U.S. and U.K. (see Section 2.2, Chapter Two).
73 In this context, an optimal plan includes a balance of being econdyrfieasible, acceptable by stakeholders,
environmentally sustainable, physically and functionally fit/compatible and sensible within its urban setting.
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These policy directions may be used by the public sector as guidelines for esigiblish
public policy. Also, some of the policy directiorend guidelinesnay be used by the private
developer and his team in setting up the preggqeoject plan.

In comparsm, the policyrecommendationsf the (NRTEE, 2003)National Brownfield
Redevelopmenbtrategy(NBRS) were for public policy applications and were primarily focused
on the economic and environmental components, and partlyegpolitical component in terms
of building capacity and community awaren&édlost of the policy recommendations of the
NBRSare either explicitly or implicitly included in th@oposedolicy directions

The proposed glicy directions represent remeh hypotheses that need to be further
examinedwithin an empirical study procesfn particular,a focus will be on studyinghe
viability of tax increment financing (TIF or TIEF) as a sitfancing tool for brownfield site
remediation and preparatiorithin the Canadian context

4.1.4 The Planning Process Employs Mixed Rationality

The overall planning procesemploys mixed rationality both in terms of substantive and
procedural rationality. Mixed substantive rationality is represented in employing phtegni
criteria and processes from various components/disciplimeduding the physical,
environmental, economic, social and politicahe political rationality is appliedin addressing
various stakehol dersd val ues tantallorgarizatienaltsat v e s ,
up. Mixed procedural rationality is represente@pplying the rational decision making process

as well ascombining different approacheghemes in the planning process including
incrementalism, adaptability, compensivenessand participatoryommunicative approaches.

In addition, mixed rationality is represented in mstakeholder rationality context.

The argument against rational planning, specifically the rational comprehensive model,
was primarily on thedifficulty of applying rationality in the context of complexity and
uncertainly.However, if the complex problem context is broken down to its components, then
application of rationality will be possible at the component orrbponent levels. Also, the
criticism wasmo r e o technical,einstiimental, centralized, unitary/mpluralistic, and
bounded aspects that reflected the plannerds pc

Arational 6 (reasoning) aspect of pll4gBmakxng ( Al

17 geeExhibit 28 for a detailed outline of policy recommendations proposed in the NBRS (NRTEE, 2003).
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2002: 91; Healey, 2003: 238)s outlined earlier, the process inclgdurixed rationality where
various disciplines and various stakeholders are involved in the process.

Essentially, planning as applied is still following a form of a ralodecision making
process that includeBanalysis, synthesis, evaluation, implementation, and monitoringthe
context of community planning, Géherd Yedel&th&or d on
Community Planning Proceds t hat f o hdl compsehendive planneng maoalel, but with
fiBounded Rationality t hat acknowl edges the | 3).Howewett i ons
the processs normative in terms of recognizing and intervening in the value system of
community membersThe proces includes community participation in defining goals and
evaluation, but with less involvement in the technical aspects of the pfotésss is basically

including political rationality with the technical rational decision making process.

W’Figure 11 General Model of the Community-Planning Process

IMPROVE THE
ENVIRONMENT

Although the process is essentially linear, there is ample opportunity for review of decisions and choices at
the various steps and for reiteration of all or part of the process.

Exhibit 4.3: General Model of the Communif§lanning Process
(Hodge & Gordon, 2008: 176, Figure 7.1)

In the context of communicative theory and its implications for spatial planning, Healey
(2003:243) asserts the need for inclusionary argumentation in the plammuiogss and proposes
a model for the communicative/participatory planning process that is similar to tHeystegp
model of the conventional rational planning process with additiorsddress setting up the
arena $tagd and style for communicatiof® Even though Healey criticized the rational

175 Also se Exhibit2.4 which outlines five models for the planning process based on rational decision making.

178 See Section 3.1.2, Chapter Three for details of the process stages that lholudea for ArgumentatiQr2.

Scope and Style of Discour§@ommunication ProtocolB. Sorting through Argumengénalysis),4. Creating a

New DiscourséSynthesis)5. Agreement and Critiqugvaluation). Healey (2003: 251) also asserts the need for a

strategic policy discourse to be subjected to continualwéflee e cr i ti que, which is essenti
in the rational decision making process. However, the stage of implementation is not addressed in this model.
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comprehensi ve pl anninargw insbunental rationality e amsl o&éDr A n.
recoagni zulturagdiverdity o f participants and the c¢ommt
t he need f orational llexisiom asking it age s t hat ar e cus
communicative/participatory proces&ssentially, the communicative/participatory process
represents the politicalrganizational planning sytirocess which is part of the ovénaultiple

component pro@sproposed in this research.

In the context of public planningdr o o k s  pThe FeedbaeksStrategy of Public
Planningg whi ch i ncorporates the soci abplangingéds pol it
social experimentatiad The strategy in facbuilds in politics as a component of the planning
process, rather than viewing it as a dysfunctional external disturbance or har(Brpoks,

2002: 161162). Brooks outlines a sstage Feedback Strategy which is essentially similar to

the stages of #h conventional rational decision making process. However, feedback loops are
indicated to |Iink the process stages with the
4.4). This indicates that the rational decision process is considered as gplannimg and the

new element in the proposed strategy is the inclusion of-paditical rationality in the process.

Institutionalize

Figure 11-1: The Feedback Strategy.

Exhibit 4.4: The Feedback StrategBrooks, 2002: 162, Figure 11.1)

Given the above outline from different references, it is appahattrational decision

making is intrinsically embedded in planning as a decision making process. In essence, rational
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decision making as represented in the consolidated process stages of analysis, synthesis,
evaluation, implementation, and monitoring igkgable to each of the planning splocesses

that constitute the overall planning process. However, the emerging planodsiis also more
inclusive of the political communicative/participatory process where the private developer,
public approval authity, and community residents interact in a collaborative process.

4.1.5 Potential Implementation Packagesnd Distribution of Primary Stakeholders 6
Responsibility:

The reuse and redevelopment process can be potentially divided intontercelated
implementaibn packageg$A and B) the first is project initiation and site remediatitimee second

is site reuse and redevelopment including physical planning and design (2&jikthapter
Two). The first packages regulated througlthe environmental approval qmess, while the
second packages regulated througthe normal development approval process. Both packages
are interrelated sincthe environmental remediation plan is affected by the proposed land use
development plarPotentially, each package may beplemented by a different stakeholder or
by a form ofpublic-privatepartnerships.

Thethick blackline in Exhibit2.9 represents the most prevalent path amongyémeral
case studies analyzed in the preliminary literature review. It clearly indicatasdteor public
intervention in the first package of site remediateord restorationThe first implementation
package ofsite remediation and restoratiorepresents the primary big obstacle in the
redevelopment process, becausmdy incur high costshat may exceed sometimes real estate
value of the site (Bartsch & Collaton, 19NRTEE, 2003: h Also, this package implies high
risks and legal liabilities of contamination, including present and fliab@ities as well as real
and perceived liabtiies. Theseconditionsdrive away private developers/investors and makes
greenfield development more attractive thmownfield redevelopment. This is why this package
will require publicinitiative or a form of publicprivate partnership (Alberini et 2005;Heberle
& Wernstedt, 2006 Lange & McNeil, 2004; NRTEE, 2003Public support in the form of
financial incentivesvill be helpful in initiating site remediatiorAnother form of public support
is tax increment fiancing (TIFTIEF), which may be appdd to finance site remediation cost
(NRTEE, 2003; OCETA2009. The implementation of the second package can be potentially
performed by gorivate sectordeveloperor through publieprivate partnership. The first and

second implementation packagesedto include the public consultation process order to
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address community vievand aspirationdn this sense, these packages are preferably considered
as a form of publigprivatecommunitycollaboration angbartnerships.

Another option for potential impleemtation packages lsased on sudividing the site
into smaller redevelopment sitds this case the strategy is to phas#te remediation and site
redevelopment of the subdivided smaller sites according to pravefs This strategy has been
used inlarge sites whersite remediationandredevelopment costs and risks are high. Also, this
strategy was helpful in cases where contamination exists in a certain portion of the site and hence
redevelopment may start on the clgerts where it is more fedde and gradually spin off the
redevelopment obther subdivided areas of the sifehe phasing of implementation dfie
subdivided site allows for adaptive incremental redevelopment.

4.1.6 Planning Process affwo L evek: Overall Vision and Micro-Level Package Ranning

Given the twopotential implementatiopackagesutlined abovethe reuse and redevelopment
of blighted industrial sitegbrownfields)can be envisioned as an interactive 4exel planning
processthe first is a macrtevel holistic planning vien for the entire procesand the second is

micro-level planningat the packageor component level@Figure 45).

Macro-level Planning Vision
Overal Problem Context and Process

Package A: Project Initiation & Site

Planning P rocess Remedition/Resioration
foreach Package Stage1: Defning Project Initator
(Rational Dedsion Making) Stage2: Site Remediation and Preparation
(Ircluding site remediation gdan)
1. Problem Context Analysis
2. Design of Atematives
3. Evaluation L
) [ Site Reuse & Redevelopment
4. Implementation
5. Monitoring Stage3: P_ackage Marketing
Stage4: Site Reuse & Redevelopment
(Ircluding site planning & design)

Micro -Level Planning- Incrementally Adaptive (Interrelated Packages & Stages)

Exhibit 4.5: Planning Process at Two Levels including Macrbevel Vision
Micro -level at Package and Component Level
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Planning Subprocesses within Packag& and PackageB (Micro-level)

This is represented in the planning qarbcess(es) within e Packagé\ (Site Remediation and
Restoration) and Package(Site Reuse and Redevelopment). These planningmdesses are

in a way following the theme of the rational decision making process, especially in preparing a
site remediation plan (Package &9 well as in developing an adaptive reuse and redevelopment
plan (Packag®). Planning sulprocesses are also applied at the component level within
PackageB. The main stakeholdemclude the project developer and his team who are preparing
the redevelpment plans and the public approval authority (municipality) that is responsible for
project approval. The local community is also involvethgpublic consultation process.

Planning Vision: Overall Problem Context and Process (Madrevel)

This represets the overall planning vision for the process to allow for identifying linkages
among problem components, possible integration of packages and stages, for evaluation and
flexible adaptation in the case of changes and uncertainties, and for maintaitmmgteul
objectives. The overall problem context analysis and the reconstruction of major linkages among
components, represent a crucial step in outlining the overall planning frameamork
understanding for potential policy directions within the components

4.1.7 Multiple Component Integrative Planning Approach is necessary to address the

multiple and interactive problems anisues This integrative planning approach attempts to
integrate the planning stiyocesses within alproblem components in order to ebtsh an
overall viable planning process for a giyanojectsite context.

As outlined earér, planning sufprocesses follow the rational decision making process
(analysissynthesisevaluatiorimplementatiormonitoring). However, it is a mixed rationgli
cont ext i n terms of i ncorporating multiple s
visions and value¥.’ Also, the integrative planning process can be seen as a composite of
multiple component suprocesses that are linked/integrated at eadiesdf the rational decision
making process (Exhib#.6). This implies multiple component analysis, synthesis, evaluation,
implementation, and monitorirg® Multiple componentriteria (or indicatorsynay be used as
the basis for design synthesis as weslifer project evaluation before and after implementation

""See Section fA4.1.4 Mixed Rati onal i inghapter Two,lwhichPl anni ng
outlines five models for the planning process that are based on the rational decision making model.

178 |t is important to view Exhibi#.6 as a general theoretical perspective and guide rather than a specific applied

model for decisin making. The complexity of the planning process in terms of multiplicity of components/
processednteractive settingscale/size of the process, and implied time spans, makes the process difficult to control
holistically but to approach it incremengallvith a comprehensive vision.
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(Thornton et al, 2007; Wedding & CrawfeBtown, 2006). This is a muitayered planning
process where sytirocesses are dynamically linked and performed by multiple stakeholders.
The evolution of fanning theory revealed an emergihgbrid-planning modelthat is
characterized asnultidisciplinary, integrated, collaborative, incrementally adaptive process
which is in a wayconsistent with the substantive findings ftwe reuse and evelopment
proess (Exhibit 3.2, Chapter ThreeJhis multi-disciplinary integrative planning model
necessitates further integration among the relatively disciplsed theorigesincluding the
physical land use and urban desigsgciopolitical, politicaleconomy, sockeconomic, and
ecologybased theorigsin order to establish a common framework of understanding and

delineaing the dynamics ofheir interactive linkages.

Evaluation Feedback @

vy A Yvy A Yy vy

Ecological . Ecological . Ecological . Ecological o
Problem Design cological | Evaluation “ cological | Implementation cological | Monitoring
Context Physical Synthesis Physical of - Physical Physical of Implemented
°°°°°° »  of Plan - Alternatives | of Selected » Alternative Plan
Pre-Design Economic »| Alternatives Economic »| &Plan Economic ».| Alterative Economic -
Synthesis Social Social Selection Social Plan Social
@ y Poltical | @ Polical @ Poliical @ Political @

A [ A A

Evaluation Feedb#&c @
Process Evaluation @

Exhibit 4.6: Multidisciplinary Integrated Planning Process
(For Each Package of the Reuse and Redevelopment of Bliglestrial Sites

Note: Planning Process stages and evaluation are adapted from  (Alexander, 1992; Baed997; Kaiser et al, 1995jtchfield, 1979

@ Evaluation

The concept of sustainable development and the idea of coml@nahdpalaning the
social, economic, and environmental valwesd objectivesis an attempt towardsmultiple
componentintegration. However sustainable development is not yet operationalized in a

planning mode, but it is more about targetilogg term idealgoals'’® While sustainable

179 campbell (2003) outlines that holistic sustainable development may be envisioned as an idealgjempal
thatwe cannot achiedirectly, but we can approach incrementally througbuestained proces®f resolving the
conflicting objectives of social equity, economic growth and environmental protection.
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development aims at balancing the objectives of three components (environmental, economic,
and social), this research proposes two additional components (the physitainal and
political-organizational}hat need to be explicitly adessed in thentegrated planning process.

Planning sukprocesseswithin componentsrepresent amulti-disciplinary context
including specialized planners and related professionals in the respective disciplines. In order to
achieve integration among commmts and related disciplines, specialized planners and related
professionalsin addition toother stakeholdes, need tobe involved in a collaborative process.

The question remains: who will perform the integration among components? In a given project,
planning isusuwally carriedby the developeand hs teamof consultantsthe public approval

authority, in addition to communitgesidents and groups Wi t hin t he devel ope
primarily the developer who appears to be monitoring, if not perforninggintegration process.

However, planners, especially community land use planners, urban designers, as well as other
specialized professionals can play an importaonsultingr ol e i n t he HAtechnic
process. In addition, integration of mple planning processes can be achieved by the public
approval authority durinthe development approvarocessandcommunityparticipation which

is an important mediurfor synergy and collective decision making among main stakeholders.

An important requrement inthe planning process is that there is no prior bias
predominance of any componeint the beginning However, in a given project,oatextual
analysis of multiple componentsay reveal the relative importance of issuses perceived by
stakehol@rs in a participatory proces$he evolution of planning models and approaches
reveals main stream planning paradigm that is more inclined toward the physical and economic
components (Exhibit 3.2The raditional planning procedsy the project developend his team
is in a way more biased toward the economic compaheantreflects his primary interest. Also,
the traditional planning as performed by the public approval authority is in a way more biased
toward the physicdiunctional component asviderced by thepredominantrequirements of the
official land use plan, zoning Hgws, and urban design guidelines. multiple component
integrative planning approach withore likely provide a proper balance among the multiple
objectives of the ecological, psical, economic and soeqmlitical components.
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4.2 RESEARCH DIRECTIONS

The generalresearchgoal isto achieve an understanding of the complex problem conbext f

brownfieldreuse and redevelopment as well as to establish the pegiaantrg frameworkfor
redevelopment of those areahin the context of the Canadian inner city.

4.2.1 Research Objectivesand Questions

Research objectives are reldtto the key research findingsd hypotheical propositios that
require further exploation and examination within empirical studies. The preliminary
hypotheticalplanning frameworks representedh threeconstituentpartsincluding theproblem
context,potentialpolicy directiors, and planning proces$he pertinent research objectives and
guestios areclassifed accordinglyThis setup allows for understanding the dynamics of the
problem context as well as the relationship between riéar@ policy planning and macievel
multiple component planning-heresearclobjectivesand questionare adollows:

1. Problem Context:The main objective is to explote multiple componenproblem
contextof brownfield redevelopmerdandto examinein an empirical setting how these problem
components and their linkages impingetloaprocessThe pertinent resgch questions include:

1 What are the main problem components and issues of brownfield redevelopment
planning? What is the impact evaluation of the proposed list of problem components and
issues in a given context of brownfield redevelopment?

1 How aremultiple component problesmanifested irbrownfield redevelopmermtontex?
How do these problem components and their interactive linkages impinge on the
individual planning suprocesses and on the overall redevelopment process?

2. Potential Policy Directilns. The main objective is to explore and develpptential
policy directions addressing problem composamtdthe overall planning process. Also, there
an attempt to study thaability of a key policy direction of tax increment financing (TIF/TIEF)
to finan@ the cost of site remediation. The pertinent research questieas follows:

1 What are theotentialpolicy directionsfor applicatior? What is the impact evaluation of
the proposed policy directions in a given context of brownfield redevelopment?

1 How ae potential policy directions related to the overall multiple component corigext?
tax increment financing (TIF/TIF) viable to finance site remediation cost?

3. Planning ProcessThe main objective is to explomanning approaches for brownfield
redeveloprent and to examinthe viability of the hypothetical multiple component integrative

planning framework. Also, the objective isdelineate the main characteristicstioé planning
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processincluding the main linkages amongroblem components and planningbgprocesses
The pertinent research questions are as follows:

1 What is the appropriate planning framework for brownfield redevelopment?

1 How aremultiple component problesrand related planningubprocessesepresented in
a brownfield redevelopment proj@ctWhat are the main interactive dynamics and
linkages within and among components?

1 Is multiplecomponent integrative planning viable foownfield redevelopmeft

1 What are the main characteristicsnafiltiple component integrative planning framework
for brownfield redevelopmefat

In essence, the nature of this research is wider in bread#ddressing multiple
components and linkages, as well@aser in depthregarding each componefthile traditional
research usually focuses on a certain componeneoregit and delves deep into

4.2.2 Potential ResearchContribution

In general, and from literature review, most of the current researotownfield redevelopment
is focused on specializgblicy issuesor addressig general planning issues of this fielBbme
of current literatures addressg specific issues related to tleeonomic, environmeat andbr
social component§Alberini et al, 2005; DeSousa, 200dpwland, 200J. Otherresearch has
addressednultiple componentsustainability indicators to assesbrownfield redevelopment
(Pediaditi et al, 2006; Raco & Henderson, 208@yerthorne, 2006; Thornton et al, 2006;
Wedding & CrawfordBrown, 200§. Also, arrent researchhas addressedbrownfield
redevelopment from a general planning view like @®i1sa2006& 2008, Heberle & Werstedt,
2006 Lange & McNeil, 2004 In addition current literature includes case studies outlining main
substantive issues in brownfield redevelopm@tooks, 2006,Bartsch & Collaton,1997;
Gordon, 1997; Vrijthoff, 2006 Some current literatureis focusedon policy planning and
recommendationfor brownfield redevelopmenfNRTEE, 2003; OCETA, 2008)0ther issues
coverednclude heritage issues and planning (Bliek & Gauthier, 2006@don, 1998

Given the above outline, theis little written onthe holistic planning processfor
brownfield redevelopmeritom applied and theoretical poira$ view. This research attempts to
fill this lacunain current researcln brownfield redevelopmenin this regardthe literature
review aso includes generalplanning theory and other related theories likérooks, 2002;
Campbell & Fainst@, 2003; Alexander, 1992, Hodge & Gordon, 2008; Healey, 2003;
Beauregard, 2003; Friedmann, 2003 & 1987; Davidoff, 2608 others
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The maincontributionof this research is an attempt to outline a m@lstic integrative
vision to planningEven though, thelementsof its mosaic may exist irsolated theories and
practicessynthesizing the elemenitsto an integrated whole may be considered as a naanvis
and approach tmcludecomprehensiveess inplanning.This research adheres to the importance
of multiple component planning in complex conditicarsd the application of rational decision
making model at the component and -soimponent level Also, rultiple component planning
requires an integrative approach to link components which indicatesnphasis ordesign
thinking and synthesis in planninth a way the attempt in this research is to delineate the

architecture of planningboth in terms otructure and dynamics.
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CHAPTER FIVE: EMPIRICAL RESEARCH METHOD AND PROCESS

This Chapter focuses on developingeamnpiricalresearch method based on preliminary research

findings, research objectives and questions outlined in Part @he preliminaryresearch
findings represent the theoretical reseaprhpositiongiypaheses, which are to be further
explored and examinedithin the empiricalfield study. The literature reviewincluding the
analysisof generalcase stues andpreliminary researcfindings andhypotheses, all together,
form an integrated framework ftine research proceasd for developinghe empirical research
method(Exhibit 5.1).

Part Three

Part One Part Two

General

Literature

Review

Final
Research
Findings

Preliminary
Findings

Empirical Theoretical
Research Research Planning
Hypotheses, Method Framework
Objectives,

Policy
Directions

& Questions

Analysis of
General
Pool of Case
Studies

Exhibit 5.1: General Framework for the Research Process &mhents

=P DirectionalFlow of the Research Process
<«—» Interactive Relationship among Research Stages

5.1 RELATED RESEARCH METHODS AND PARADIGMS

Generally speaking, there are two major research paradfjnise quantitative and éh

qualitative (Creswell, 2009: B However, Creswell outlinesthree types of research design
approaches including the qualitativeuaqtitative, and mixed methods These approaches

The use of the term fAparadigmd is taken from (Creswel

while the term fAmet ho doearchsappuoach and its pertimemtaprocesstes). speci fic r
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represent different ends of the same continuum with the mixed qualidmiiveitative
somewhere in betweéft!

Robson (2002: 26) outlinesvo broad strands oturrent views of social research
including fPostpositivismd (an extension of positivismwith objective reality, and
fiConstructivisnd*®® which respectivelyresemble the antitative and qualitative traditions
within social researciRobsonconveysan inclination toward drealist view of scienge whi ¢ h
is thepragmatic approach of using the met(®dhat is suitable for a giveresearch problem
which will lead to using anixed quantitativequalitative approact®

In conclusion, and epending on the nature of the study, the research may be designed
according to a single paradigm or a casife of the quantitative and qualitatwéen necessary

5.1.1 Quantitative versus Qualitative ResearchParadigms & Related Research Methods

Creswell (20094) definesquantitative researcha sa nieansor testing objective theories by
examining the relationship among variabe$he quantitative paradigmis also referred to as
the positivistpostpositivist experimental or the empiricist paradigm, and within it, reality is
considered objective, singular, and apart from the rese@aswell, 1994 4)®* Also, the
guantitative paradigm is characterized as being value free, formal, dedsthein design,
context free, and relatively more deterministicnature Research methods within this paradigm
include the use o&xperiments(true or quasi) andurveys(cross sectional and longitudinal
studies) using questionnaires or structured unt&rs to collectthe data needed to generalize
from a samp@ to a population.

AQualitative research isdefined asfia means for exploring and understanding the

meaning individuals or groups ascribe to a social or human probl@reswell, 2009: 4)The

Blcreswello u t | i noualitativehandtquafititative approaches should not be viewed as polar opposites or
dichotomies; instead, they represent different ends on a continuum. A study tends to be morgeytieditat

guantitative or vice versa. Mixed methods research resides in the middle of this continuum because it incorporates
el ements of both qu(&rleswella2000:8) and quantitativedo

182 Constructivism holds a basic tenet that reality is soci@iyjcs t r uct ed . I't i s irglativist way an
traditiond whi ¢ h mathenetissad externat réahtyt indépendent of human consciousness; there are only

different sets of meanings and classifications which people attach to théwoifuim 2002: 22).

183 Robson outlines that thEragmatic approach s useavhafiever philosophical or methodical approguit

works best for a particular research problem at issue. This leads to mirdiibd studies where both quantitative

and qualitativeapproaches are adoptéd ( Robson, 2002: 43) .

B Creswell (2009: 17) charact epgdxietsi vihet &@guamd idaftiives aip
characterized by determination, reductionism, empirical observation and measurement, and ifieatipmeHe

also refers to it as positivist/pegbsitivist research, empirical science, and {postitivism. In essence, pest

positivism is an extension of positivism and also assumes an objective reality. Howevpositdssm does not
holdthattt r esear cher and the researched per s thathearire® i nde
hypotheses, background knowledggalues of the researcher can influence what is obsérved Robson, 200
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guadlitative paradigmis also referred to as the constructivist, naturalist, interpretivenpogérn
perspective and approach, which emerged as a cemotement to the positivist tradition
(Creswell, 1994 4). Within this paradigm, reality is subjective caimultiple as seen by
participants in a studylheresearchealsointeracts wih the research contexthis paradigm is
characterized as being vallaglen and biased, informal, evolutionary, inductive, holistiul
patternroriented to establish understtamg (Creswell, 1994: 5; Patton, 1990: 4Qj is relatively
more probabilistic in nature. Also, the qualitative paradigm is less structured than the
guantitative paradigm and induces a broad range of apm®aather than specific methads

Creswell (® 0 9 : 3) 0 udfténi thee distindtidn abetwedn qualitative and
guantitative research is framed in terms of using words (qualitative) rather than numbers
(quantitative), or using closeeinded questions (quantitative hypotheses) rather than-epaed
guestions (qualitative interview question®obson (2002164) refers to designs within the
guantitative research as fixed designs and within qualitative research as flexible designs.

Generally speaking, thqualitative paradigmtakes into consideratiomany of the
elements that characterize the proposed research on revitalizing industrial blight such as the
issues otomplexity variability, contextuality, andis moreprobabilisticandinductivein nature.
It is difficult to apply a quantitative method its totality, however a level of quantification of
certain issues withithisresearch is possible and a need may arise to adopt a quantitative method
for that specific issue or issues within the overall research.
5.1.2 The Case Study Approach

The casestudy approach is a research strategy rather than a method and the case (or cases) is

used as a research unit (Y2003: 12 Robson,2002: 179. In general, a research method is

linked with a certain theory and it is structured around the main hypothese&deaneints of that

theory as well as focusing on its central question(8egwel] 2009: 62; P@on, 1990: 67;

Robson, 2002Yin, 2003: 28. Patton considers tlmsestudy as one of the themes of qualitative

inquiry which seeks to describe the case unitpftenomenon) in depth and detail, in teoa,

and holistically Yin (2003 13) defines t hanempgireainqarytbatty st r at ¢

Investigates a contemporary phenomenon within itsliatontext, especially when
The boundaries between phemenon and context are not clearly evident.

And he outhdcase €y inghirmat A

1
1

1 Copes with the technically distinctive situation in which there will be many more
variables of interest than data points, and as one result
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1 Relies on multiple sourced evidence, with data needing to converge in a triangulating
fashion, and as another result

1 Benefits from the prior development of theoretical propositions to guide data collection
and analysiso

In a similar sense, RobsoB002 178 defines the case sty adrategy far doing
research which involves an empirical investigation gfaaticular contemporary phenomenon
within its real life context using multiple sources of evidenceWi t hi n t hi s appro
study selection may include a singleeas a small number of related cases; the contextual study
of the phenomenon is typically where the boundary between the phenomenon and context is not
clear The reseach process includes evaluationin essence, the case study approach is a
comprehensiveesearch strategy that requires a special design 2008 14).

I n this research, the cont emporcanamingied e n o me
industrial sites within the inner city and the related planning process to respond to and resolve
this problemdé Thi s dual aspect phenomenon has no cl
First, the phenomenon includes multhoieractive components and their related planning
processes that can be only defined within their site context, and theyfendtdid be dealt with
and resolved separately. Second, the redevelopment dynamics of blighted industrial sites are
interrelated to their surrounding and inner city contagtin the effect of land use compatibility
of potential site reuse functions withe surrounding® This is why it is essential to study the
phenomenon and its multiple components as they are manifested in their contextual case study
setting. The case study approach, as a contextual study of a phenomenon, is intrinsically
embedded ithe nature of this research, which in essence is case specific.

The case study approach has been mostly referred to in the qualitative research paradigm
(Creswell,2009 12; Robson2002 165; Patton, 1990: 53 Robson (2002: 164) points out that
gualitaive research incorporates flexible designs which may include quantaativgualitative
methods of data collectio€onverselyguantitative approaches call for a tight{gpeecification
of the design prior to data collection and are referred to ad figsign approacheSreen et al
(2005: 2 7 4 ) mpedmethod appuoaches to adcial inquiry involve the planned use
of two or more different kinds of data gathering and analysis techniques, and more rarely

different kinds of inquiry designs wiihthe same study or project

185 Also, there is the effect of inneitg real estate market on the viability of certain functions on a specific site.
Considering redevelopment potential, the surrounding context may take different definitional levels according to
each case study. It may include the site surrounding, the éitgeand sometimes the city as a whole including its
region like in the case of the competitive advantage and dynamics between the inner city and the region (suburbs).
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Given the above outlinehis empirical research is primarily based on a qualitative case
study approach. Also, quantitative analysesybe employed in some of the component studies.
This case study research strategy is ©mred as pmarily qualitative based on the following
characteristics (CresweR009 17; Robson, 2002: 165

1 Tends to use constructivist philosophical assumptions characterized by understanding,
multiple participant meanings, social and historical aoresion, theory generation.

Employs operended questions, emerging approached, text or image data.

Researcher interacts with the phenomena being researched.

Brings personal values into the study.

Studies the context or setting of the phenomenon.

Collaboraes with the participants.

Makes interpretation of data.

Involvesind ept h study ofé as Ocased or Obécases
Includes nultiple sources of data including documents, archival records, interviews,
observations, and physical artefacts.

Data analysis based on deptions, themes, assertions.

= =4 =8 -8 _48_9_98_--°

=

Another definitional component of a case study strategy is the need for a prior
development of theoretical propositions or hypotheses to guide the researc00822). The
preliminary research findings of the literatureiesv and general case study analysis represent
the research hypotheses or theoretical propositions, which will guidentpeical case study
research design and field processes. The research hypotheses have already defined the research
focus as represemtdy the research questions and objecttfes.

Yin (1994: 4) outlines that a case study, as well as other research strategies, can be used
for anexploratory, descriptive or anexplanatorypurpose depending on the research objectives
and research questirYin outlines thatiwhatoi whoo a nd fuediians tend to be more
for exploratory or descriptivgpurposeswh i | e Ahowo and Awhyo ques
explanatory purposefRobson 2002 182) links the degree of flexibility in case study design,
purpose of thecasestudy and the mearch questions and objectivésthe main purpose is
exploratory, then the initial approach will be highly flexibldowever, if the purpose is
confirmatory (where previous work has suggested an explanation of sonm@mbkaol), then
there is a place for some degree of-gtreicture.If the case study seeks to provide support for a
particular (prior) theoretical framework, then one of its aims will be to find explanations to verify
this framework. Another aim may be torther explore and develop that framework to a general

theory.My researclon redevelopment of blighted industrial sitesexploratory in the sense of

186 The research hypotheses (or theoretical propositions) are outlined in Chapter Four
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attempting to explore and establish a theoretical planning framework for the reuse and
redevelopment oblighted industrial sites. However, it is also explanatory in the sense that it
attempts to find explanations to verify research hypotheses (theoretical propositions) and to
generalize findings tatheoetical planning framework

The central weakness ofcase study approachgeneralizabilityof findings(Yin, 2003:
10). Yin outlines that the aim in a case study is to generalize findings to theory (or theoretical
framework) r at her than to other case s tanalytcals , anc
gereralizaton6 Thi s is unli ke the survey research s
findings to a | ar g«atistioalmensraizatsoe Yig2003:39.el yi ng on

5.2 CASE STUDY RESEARCH DESIGN
Basically, research designfithe logicalseqence t hat connects the emp

initial research questions and, ultimately, to its conclusiof¥éin, 2003 19). Yin outlines the
following major components of a case study research design:

AA studyds questions

Its propositions, if any

Its unit(s) of analysis

The logic linking the data to the propositions, and

The criteria for (Ymi2@€0BZMy et i ng the findings

Thus, a case study research design is a comprehensive structural action plan for

agrwnE

conducting the research, whishoutlined inthe following diagram

1. Research Questions 4 Case Study Analysis 4, Research Findings
I -~ I 5.
2. Propositions (Hypotheseg 3. Units of Analysis Conclusions (Theory)
A
4

Case Study Research Design Components and a Simplified Mattepded from Yin2003 21, 49)

Yin (2003 40) outlines a matrix of four major types of case study research designs based
on the following two majocategories of factors, and each constituting two options (Exhi)it

f  Number of case studiésSingle-caseStudy vs. Multiple-caseStudies

1 Number of units of analysisHolistic single unit vsEmbeddednultiple units of analysis
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Single-case Designs Multiple-case Designs

Holistic T single unit of TYPE 1 TYPE 3
analysis Single-case Holistic Design Multiple-case Holistic Design
Embedded multiple units | TYPE 2 TYPE 4

of analysis Singlecase Embedded Design | Multiple-case Embedded Design

Exhibit 5.2: Basic Types of Case StudiegSource: Yin,2003 40)

This research igype 4 which is multiplecase embedded design. In this design type,
multiple case studes are considered due to caseariability and generalizability Also,
Embeddedmultiple units of aalysisare considereddueto the inherent nature dhe research
hypotheses, objectige and questionsthat aldressthe holistic nature of theoverall problem
context and planning process as well as the individual problem componeniseiment
planningsubprocesseslhe rationale for this research design is as follows:

5.2.1 Case Study Units of Analysis (HolistieSingle Unit versusEmbedded Multiple Units)

In a case study research, the unit(s) of analysis is the measure that reflects the nature of research

guestions and research propositions or hypotheses 20083: 23). Yin outlinesthe following
rationale forconsideringsingle and multiple units of analysis

1 A single unit of analysis (holistic design) is used when the focus of the case study (or
case stus) is only on the global nature of the phenomenon.

1 The holistic design is useful when there are no logicalusits that can be identified and
the underlying case study thexhypotheses are themselves of a holistic nature.

1 The multiple units of argsis (Embedded Design) are used when the focus of the study is
not only on the global nature of the phenomenon, butadsioe logic sub-unit(s) of the
phenomenolfYin, 2003: 42)

In this research, the hypotheses and questions address both thec h@istie of the
problem context and related overall planning process as well as the individual problem
components and their related planning-puticesses. It is inherent that an embedded design
(multiple units of analysis) is more appropriéecausdoththe holistic unit as well as the sub
units will be employedThe three sets of research questions and their related hypotheses address
the following main focal areas:

1 Nature of theProblem Context being multiple componerand interactive.

1 Nature of Potatial Policy Directions: proposed policy directions and guidelines
classified by component. Also, a key policy direction (Tax Increment Financing,
TIF/TIEF) is considered for further examination to verify its viability.
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1 Nature of thePlanning Process This addresssthe overall process and comporssib
processs potential implementation phasingackages a n d mat ching St a
primary responsibility for each packag&he research findings assert the need for
multiple component integrative planningfnework for brownfield redevelopment.

As outlined earlier, the research units of analysis represent the measure that reflects the
nature of research questions and research theoretical propositions or hypatiesedistic unit
of analysisandembeddedub-units of analysis include the following:

1. The Holistic Unit of Analysisincludesthe overallproblem context andlanning process

for each selected case study

2. The Embedded Units of Analysis include the five problem components anglated

pertinent planing subprocessesimplementationis relatively important stage in the
planning procesand hence considered as a separate unit of analysis the key policy
direction (TIF/TIEF) is considered as a separate unit of analased on this outline,
theembedded units of analysis are as follows:

Problem Components and PertineRfanning Subprocesses

2.1 Environmental_egal ComponentSite Remediation and Restoration Planning
This includes the potential issue$ site remediation and relatddgal liabilities in
addition to other impinging environmenfakttors

2.2 PhysicalFunctioral Component: PhysicalFunctional Planning and Design
This may include general planning vision, land use planning, site planning and urban
design, new building architectural dgrs and old buildindheritage conservation.

2.3 Economic Componentcluding
This includesihancialinvestmenplanningand marketing

2.4 Social ComponenSocial Equityand Social Safet?lanning
This mainly includessocioeconomic development and acceabsibof local residents
including lower income group® newly generated opportunities.

2.5 Political ComponentSt a k e h ardamizatiorsCollaboration and Partnership
Thisincludess t a k e hdediswremakin process mainly theject developer ankis
team public approval authority and local communityresidents and groupsThe
development approvalrocessepresentthemai n st age of st.akehol de

Projectimplementation Phasing Package& Pot ent i al St akehol der so
2.6 Implementation and phasing packagagbased on site remediation and restoratiothas

first packageand then site reuse/redevelopment as the s€€brdso, implementation

and phasing packagese based on site subdivision ingmaller reuse/redevelopment

sites or areasThis allows for incremental implementation of the project.

Key Policy Direction

187 This is mainly applied in cases of environmental problems like site contamination and watershed flooding.
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2.7 Tax increment Financing (TIFIEF) as a SeHfinancing Tool for Site Remediation
This is to examine whether increments on future property taxes can be usedalizeapi
oninitial site remediation costs.

5.2.2 Single-Case versus MultipleCase Study Design

Yin (2003: 40) outlines the following five case study circumstances as a rationale for using a

singlecase design rather than multqgase design:

9 Critical Case- in testing welformulated theory.
1 Extreme or Unigue Case

1 Representative or Typical Case

1

Revelatory Casé when an investigator has an opportunity to observe and analyze a
phenomenon previously inaccessible to scientific investigation.
1 Longitudinal Casé studying the same single case at two or more differentstime

In general, there is nothing unique or special about a particular blighted industrial site
that can be accepted as an appropriate stage design thatay fall under anyof the
mentioned ratinale andsimultaneouslyfulfills the research objectives and responds to the
research questions. A multiptase design may cover the notion of variability among case
studies. Also, a multiplease design implies a stronger potential for replication ofaempory
and exploratory patterns amatgases that are related to the studied phenoméiemce this
reflects astrongerpotential for generalizabilityThis is why a multipleease design is more
appropriate tdhis research.

Variability among case stigs may be manifested in the following ways:

1 The problem level of industrial blight (level of site contaation and decontaminatipn
area economic decline, and existaanditions ofbuildings/infrastructure

1 A blighted site within the inner city of arlge size urban setting (like Toronto) has a
different redevelopment potential than a blighted site within a medium size urban setting
(like Hamilton)*#®

1 Itis also important to consider case studies that went through successful and unsuccessful
redevelopmein(or have not picked up redevelopment) to investigagson for being
successfubr ursuccessful.

It is importantto considervariability when deciding on the number and type of case
studies for this research in orderctaver various conditions and &void problems of incomplete

representation of important factors (internal validity).

188 See Appendix AR for the distinction between the redevelopment dynamics of blighted industrial sites within a
large size urban setting and adien size urban setting.

189 Internal validity here relates to explaining the hypotheses of this research, in particular, the interactive nature
among components rather than explaining the traditional causal relationship between the independent variable and
the dependent variable. In this research, the underlying hypothesis is that each component affects the other and any
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5.3 EMPIRICAL CASE STUDY SELECTION AND RESEARCH DESIGN

Case study selection criteria are related to the main research topic and guestioal as

addressing the researahits derived irthis ChapterThecriteriainclude:

1 Variability in terms of medium and large size urban setting and successful case studies
and unsuccessful case studies that did not pick up redevelopment (see ApfeBidix A
Relevant to the research hypeses, objectives, and questions.

Location ofcase studgite within the inner cityr in thesurrounding

Existence otomposite form of industrial blight including site contamination.

Significanceto main stakeholders (public sector, private sectat,cmmunity).

Availability of data that are pertinent to the specific units of analysis

Approval of related public/private authorities for obtaining the required data.

E

Theselection ofcase stugscan be categorized in the following (2x2) matrix repréed
by cases within large and meditgize urban settingsas well as cases that went through

redevelopment (successful) or did not pick up redevelopment (unsuccessful) (E8hibit

Case Studies That Went Through | Case Studie That Did not Pick up
Redevelopment (Successful) Redevelopment (Unsuccessful)
Large-size Urban Setting 1. The Gooderham & Worts 2. Toronto Port Industrial Distridt
Complex Toronto Toronto
Medium-size Urban Setting 3. Cooksville Quarry Sité 4. 241 Start Street and CN Sepd
Mississauga Yard Areai WHDS, Hamilton
4.1 Bayfront Park Hamilton West HarboufWithin WHDS)

Exhibit 5.3: SelectedEmpirical Case Studies and Their Categori®s Size of Urban Setting and
Redevelopment Success

According to Yin(2003: &), Evidence for case stigé may come fromix sources:
documents, archival records, interviews, diredtservation participanandd obs
physical artifactsd In addition, some oveiding principles are important follow, such agi ( a )
mul tipl e sour cmrverging bn the gamd sehot facts ér firdiags; (b) a case study
database, that is, a f o rcnaachain af ®\wdence) thay iexpli€it e vi de
links between the questions asked, the data collected, and he conclusions drawn

This case tsidy design matrix will allomusto comparefindings from a variety of case
studies. Cross case study analysis ewdluation offindings will be based on the following
criteria (Yin, 2003: @):'%

process in any component cannot be finalized in the absence of knowing the processes in the other components to
the level that enables ablishing the linkages among them. Essentially, this is multiple component integrative
planning approach.

19 vin points out that there is no precise way of setting the criteria for interpreting the findings. However, the
tactics of explanation buildingattern matching, replication logic and other converging evidence may be utilized to
enhance internal validity and external validity (generalizability).
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1 Construct Validity:use multiple sources of evidence, essiibkthain of evidence, have
key informants review draft case study report.

1 Internal Validity: do pattern matching, explanatidyilding, and timeseries analysis.
External Validity:use replication logic in multiplease studies
1 Reliability: use case stydprotocol, develop case study database.

=

Multiple sources of converging evidence and triangulationll include information
obtained from documentation, archival records, participant interviews and percegtrecs,
observations, and physical artifacExplanation building will focus on identifying patterns in
the empirical case studies for the multipamponent problem context, overall planning process,
planning sukprocesses, and policy directiorfzattern matchingwill be between those in the
empirical case studies and the research hypotheses, and to check whether matching, or support a
rival theory/hypothesisReplication (recurring patrns) identified among case studiesl
enhance geneiahbility.

The empirical researcWill include case studiesepresented by the major project(s) for
each selected casas well as interviewsf key participantsn the processvhich representhe
public sector, privatesector and the local community. Sources of information also include
projed documents and rekd studiesin addition to information obtained from kpgrticipants
54 STRUCTURE & CONTENT FOR CASE STUDY ANALYSIS
The main focus of case study analysigo delineaé the main issues that relate to thight

research units outlined iSection 5.2.1Also, the analysiss to focus onthe mainconstituent
elements of the planning framework including the problem context, policy directions and
characteristics of the planning proceEke analysis of each case stugutlined in a separate
Chapter andhcludes the following items:

1. General Case Study Overviewhis includes an outline of case study site, problems and
opportunities, development history and development proposal for the project.

2. Comprehensive Analysis of Project Plans and Planning ProcessHsis includes
government plans and policieas well as private sector plans and planning process. The
development approval process will be a central element in this analysis.

3. Key Participant s 6/ Thisihaudesmapmions and ¢valuateonksfyi e ws :
participants in the process on the main issues, problems and policy directions that are related to
the eight research units included in the design of case study analysis.

4. Case Study Findings and Conclusionsrhis includes all the main findings and
corclusions derived fromall sources of information includingey parti ci pantso6 in

191 See Exhibits 5.4, 5.5 & 5.6 at the end of this Chapter for site location and context for eastudps
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5. Current Status of Case Study ProjeciThis includes a brief outline of project
development update since the original field work was performed.

6. Lessons LearnedThis provides the key factors and conditions that contributed to project
success or failure.

Cross case study comparative analysis and conclusions are provided in a separate
following chapter which includesommonpatterns and replications among case studies.
55 KEY PARTI CI PANTS® I NTERVIEWS & Q¥ESTI ONNAI F
Key Par tntewviews areanother important source of evidence to corroborate findings in

a case study research approach (Yin, 2003: 8 L
not stand ane assessment, but should be considered together with other sources of information.

The main purpose dhe interviews is to obtain the information, observations and opinion of

some of the main stakeholders in the redevelopmenhipi@processThe quesbnnaire design

is based orthe structure of theeight research units of analysis atfte proposedhypothetical

planning framework. The main objective is to study and evaluate the relevance of the proposed
hypothetical planning framework to the planningext of case studies.

5.5.1 Selection of Key Participants

Selection of key participants in the planning process is based on inclusive representation of all
categories of primary stakeholders including the public sether private sectorand local
community This includes the project developer, private consultants, and government approval
authorities, in addition to local communitgsidents andhterestgroups Approximately ten to

15 key participants were selected for each catsey'®® The time period for te focused
interview with open ended questions is about one iexhibit 5b, Appendix AR).

5.5.2 Questionnaire Design(Exhibits 5b, 6b,and 7bi Appendix A5.2)

The design of an interview questionnaire is related to the research units of amabessch

hypotheses and research question¥in (2003: 90) outlines the following three forms of
interviews, based on the nature of questions asked to parti¢ipaptsdents:

1. Openended Interview:The respondents are asked for facts about a mantttheir

opinionabout events. The respondents can be interviewed for an extended period of time.

192 Interviews of keyparticipantsand field observations for case studieseperformed in 200@nd 2001.
193 See Appendix A5.1 for a list of selected key participants for each case study. The selection of key participants
was based on their aqatability and availability.

121



2. Focused InterviewT he interview follows a certain set of questions derived from the case

study protocol including research units of analysis and proposed theoretical kigofte
interview may remain opeended and assume a conversational manner.

3. Structured InterviewThis interview is based on structured questions following the lines

of formal survey. The survey can be designed as part of the case study strategy.

In thisresearch, the interview questions need to be focused on the eight research units of
analysisand research question§he openended questions can be used in relation to each
research unit in order to get good enough information from the key particigaritsused
interview with operended questions appears to be more relevant to this part of the interview
guestionnaire. This is represented in Exhibit 5b (AppendiX)A&. the interview questionnaire
titled dAPar ti-Ovepath Multipled CoPpoensRlanning Brocess, Planning Sub
processes, and K&y Policy Direction.od

Furthermore, the interview questionnaire can be used to get the opinion and evaluation of
key participants on the specific hypothetical research findings. Basically, this is impact
evaluation of specific planning problems and related policy directions in the pertinent case study
as viewed by the key participants. This part also addresses the eight research units of analysis
that constitute the case study research design. For thiefghe interview, structured questions
that focus on the specific hypothetical findings with an evaluation ranking appear to be more
appropriate. However, responden taxprovideythein dd i O
evaluation The rankingvalues for impact evaluation can be in the formnaimberand/or
symbol rating(y-5 to 3-1) representing very strong impact at the higher end, and very weak
impact at the lower endith intermediate levels aswél®The rating |l evels al.
Appli cabl ed ( N. A. ) dtudy Thih rangepoé nartkingnleveist withcirdesneediate
levels appears to be acceptable since it gives enough differentiation among the values. In the
guestionnaire, the symbol rating is used because it is visually rcleayi@ing the overall picture

of the impact levels. However, the number rating is also used in getting the averages. A sample

194 See Appendix A5.2 for all Exhibits included in the Interview Questionnaire design (5b, 6b, and 7b). The original
guestionnaire Exhibits 5a, 6a, and 7a were modified during the preparation for field work and became3Bxhibits

6b, and 7b which were the final version used for the actual interviews. The complete Interview package included the
foll owing: (1) Contents, (2) Information l|letter to Par !
Personal Informatior(5b) Operended Interview Questions, (6b) Impact Evaluation of Problems & Issues, and (7b)

Impact Evaluation of Policy Directions.

“The number and symbol -Fyat i ifi@eojomdMadker a th&@ieoda k Sit v eornyg
Weakl-30, &mA@BFRanko.
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of these interview questionnaires are provided in Appendix2,A5. i Ex h i bmpdct 6 b
Evaluation of Probbitgms mgatsstkeabuanhdoiAE®hi Pol
The Section for Keyincledasrann analysip and findidigs of the er v i
focused/operendedinterview (taped and the structured intervieguestionnairgwritten). The
structured/written intenew questionnairewill show the results of responses that outline the
impact evaluation oproblems and policy directiores perceived by key participanBased on
the ranking values outlined abgven average valudor the impact level is derived by
consdering all actual responses for each problem or policy {&nGiven the different
professional background of each informahgy may leave some questions unanswered due to
limited knowledgeon the pertinent issuéflhe number of responses will reflect ttiegree of
replication of a given issue or pattern. The average value of impact fopedsbm or policy
directionwill reflect the relative importance of each ite@ne weakness in this evaluation is for
specialized items, when only fewer responses éllobtained due timited knowledge This

will reduce its reliabilityAnyway, other sources of evidence are required to verify findings.

[ e Case Studv 1
[ #  Gooderham & Worts Complex
7 £ - £ Casestudy? 5
. *  Port Centre -~

Development = O =]

BES vacan: Land

u Scattered Industrial Use

s \ ‘f N =
O Restricled Access \ % /,/ 37
P ) \ A 2 p
O Un-Serviced Lﬂ,".ﬂ'f{\ j('\ 3 . o v
\‘{\\ \\"' v Hardowr i
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\

Source: City of Toronto (1999) “Unlocking Toronto's Port Lands: Direction for the Future”

Exhibit 5.4: Case Study Location Map 1, Toronto
Case Study 1 Gooderham & Worts Project
Case Study 2 Port Cente Development Project

1% The average impact value for each problem or policy direction is derived by averaging the added values for all
responses. If there is no response for an item, it is considered as zero. Intermediate levels are also counted. The
overall average value is only given for actual responses. The total number of responses to all questions is also given
to indicate response rate. The higher response rate increases validity and vice versa. .
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Exhibit 5.5: Case Study Location Map 2, Mississauga
Case Study 3 Cooksville Quarry Project
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Exhibit 5.6: Case Study Location Map 3, City of Hamilton (Source: City of Hamilton, November 1995
Case Study 4 West HarbourfronDevelopment Study, Hamilton
241 Stuart Street & CN Railway Service YandBayfront Park
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PART TWO: EMPIRICAL COMPARATIVE CASE STUD Y ANALYSIS

Part Two focuses otne analysis otthe selectedour empiricalcase studies, outlining the overall

planning proess and suprocesses (Exhibit.&). The analysis will focus on the eight research
units of analysis developed in Chapter FiVkeempiricalcase studieareas follows:

1 Case Study Area OrieThe Gooderham & WortBrojecti Toronto
1 Case Study Area Twib Port Centre Development Projecioronto(Port Lands)
1 Case Study Area ThréeCooksville QuarryProjecti Mississauga
1 Case Study Area FoiirWest Harbourfront DevelopmeStudyi Hamilton
- 241 Stuart Street and CN Service Y& &urrounding Area
- Bayfront Rark

Part Three

Part One | Part Two

—_—

General

Literature

Review

N \ 7 Final
Research

Preliminary Findings
Findings
Research Empirical Applied_ &
Hypotheses, Case Theoretical
. Planning
Research Studies Framework
Objectives &
Questions Policy

Analysis of Directions

General
Pool of Case
Studies

Exhibit 6.1: General Framework for Research Process Elements Highlighting Part Two

ChapterSix throughChapterNine includean analysis of each of the foempiricalcase
study areas. Chapter Ten lindes a comparative analysiad evaluation of findingamong the
four empirical case studi@s order to establish common patterns forakierallplanning process

as well as for planning sytrocesses within individual components
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CHAPTER SIX: CASE STUDY AREA ONE
THE GOODERHAM & WORTS PROJECT T TORONTO

6.1 GENERAL CASE STUDY OVERVIEW ¥’
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Exhibit 6.2: Gooderham & Worts Project, Site Context Plan (City of Toronto, 1994)
6.1.1 Case Study Site
The Gooderham and Wor{&&W) distillery site was functioning for the pedmf 18601990

The case study site is located at 55 and 60 Mill Street between Parliament Street and Cherry
Street just north of the Gardiner Expressway. Th&\W® complex occupies a site area of 5.5

hectares (13.6 acre3he project site is justafdte n mi nut e wal k east of 1t
in the centre of old TorontoSt. Lawrence neighbourhood lies just west of the site, which was
transformed in the mid 197006s from a dil api
community.The projectSite is also bounded by Kirgarliament industrial area to therthwest

Corktown neighbourhootb the norththe Ataratiri landto the eastand the Gardiner/Lakeshore

corridor © the southAlso south of the transportation corrideithe underutilizedast Bayfront,

which extends to the waterfromicluding te Port Industrial District.

197 This case study overview is taken from the repappred by the Planning Department, City of Toronto,

Febr uar y FifadReport: Offidial Péad Anfendment and Rezoning Application No. 2344 for the

Development of a Mixedse Project on the Gooderham & Worts Distillery Site, 55 and 60 Mill Streeetr(Md . 7 ) 0

198 Initially, the project started with a Windmill Line built by James Worts in 1832 to grind flour. With briother

law William Gooderham, Worts recycled his waste into whisky, a sideline that proved so successful that a limestone
distilerywas bui |t in 1859. Ot her buildings followed in suc:
Development Plan, Davies Smith Developments Inc.).
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The G&W complexhada st rong and distinctive visual
first Parliament once stood close to tBiée. Before redevelopmenthé Site contaed over
twenty existing heritage buildings comprising about 35,08@ffloor area (366,000 sq. ft.). It
was considered to be the largest intact industrial heritage site left in Canada. The existing built
envir onme n tnineteenth Icentury ¥ictian industrial districd |, w h kes ih anma
attractive location for th&lm industry.

6.1.2 Problems, Challenges, and Opportunities before Redevelopment

The site conditions posed the following problems and challenges:

Vacant industrial buildings and underiztld site in genergfunctionally obsolete
Siteand ground wategnvironmental contamination

Blighted site image

The Gardiner expressway separates the site from the nearby waterfront area

= =4 =4 -4

However, the site complex offers the following opportunities:

Praximity to the downtown core and to the waterfront areas
Availability of significant area ofinderdeveloped land within an inner city location
Accessibility from the Gardiner expressway

Significant architectural and industrial heritage character of sitebaitdings thatare
designatdas a National Historic Site

1 Availability of reusable building floor space
1 Site is adjacent to the thriving St. Lawrence residential community

= =4 -4 =4

6.1.3 Development History
In the late 1980s, Hirafwalker Limited, the owners of th@&W distillery, soldthe propertyto

Allied Lyons - an international food and beverage conglomerate based in Britain. They in turn
sold theG&W distillery to their pension fund Allied Domecq Pensions Limited, Bristol, U.K.

The local ownemwas Wyndham CourCanada Inc., a wholly subsidiary of the Pension Fund.
The development managees Davies Smith Developments Inc. The owner approached the City
of Toronto, Planning and Development Department with informal discussions about the
possibility of redevelopig the site for a major mixedse redevelopment. These discussions
triggered various actions by the Githe ownerand other public agencies at various levels. The
City, in collaboration with the Toronto Historical Board and the Ministry of Culture, iSiour

and Recreatigrhired a private Consultant to conduct a heritage study in order to assess heritage
resources antb examine development optiorier the G&W site The Owner of theéG&W

retained another private Architectural Consultant to undertakeltafdmm analysis of possible
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redevelopment on the site. TI&&W site was designated as a National Historic Site. The
distillery was closed in 1990.

The Owner filed a development applicatwith the City of Torontdor the G&W site in
February 1992A Development Agreement was signed on December 29, 1995 between the
Owner (Wyndham Court Canada Incand the City of Toronto regarding the final approved
development plan for th@ &W project

6.1.4 Development Proposal

The development proposal fohet G&W project was mixeduse comprising residential,

commercial, light industrial, offices, and cultural heritage funct{@xhibit 6.3).

Exhibit 6.3: Qutline of Project Development Propoaity of Toronto, 1994)
Site and Functional Components: Percentage (%)
Site Area 5.5 ha 13.1 acres NA
Existing Floor Area to Remain 33.899 M 364.897 saq. ft. 16.5
New Floor Area 171.896 rh 1.855.334 sq. ft. 83.5
Residential: 40
Market Units: 648 (75%) 62.814 M 676.146 sa. ft. 31
Affordable Units: 216 (3%) 18,771 m 202.056 sa. ft. 9
Total Units: 864 (100%) 81.585 m 878.202 sa. ft.
Office 83.800 m 903.014 sa. ft. 41
Liaht Industrial 14.410 M 155.113 sa. ft. 7
Retail/Restaurant/Entertainment 18,900 M 203.445 sq. ft. 9
Cultural/Arts/Heritage 6.510 "t 700,758 sq. ft. 3
Total Floor Area 205,795 rh 2,215,231 sa. ft. 100%
Gross Density

T

-l
Historic Building Conservation & Site Redevelopmea&W (City of Toronto, 1994)

The main theme of project developmemés conservation of ahitecturalindustrial
heritage at various levels includinfull retention and restoration of existing buildin¢mn
adaptive reuse appro3cipartial retention and integrating facades with the new developitient.
The proposal involwthe retention and resration of the existing buildings fronting onto Trinity

199 The existing floor area to be reused constitutes 16.5% of total floor area of the project.
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Street primarily for retailpffice/studiq and public usesTrinity Street would provide the focal
point for public activity on the site. Cultural heritage functions like a museum aldeusa of
existing buildings.

6.2 ANALYSIS OF PROJECT PLANS AND PLANNING PROCESSES

The redevelopment planning procegas primarily performedby the projectOwnerDeveloper

as well as theegulatory public authorities thatere responsible foredevelopment approval
Community residentand interest groupsere involvedduringthe public consultation process.
6.2.1 Government Plans and Planning Policies

The G&W Site is situated within the KingParliament Part IDistrict Plan Area. The site is

designated as a General Inttizg Area in the Plan, which permits the construction of industrial
buildings only and up to a density of 7.0 times the lot &sdibit 6.4) Before redevelopment,

the G&W site was zonedl3.D7, which permited several light, medium, and heavy indudtria
activities. Any new uses would require rezoning and Official Plan Amendment (OPA). There
was no height limit on the site at present. Thelesignation wuld introduce a height limit of 23

meters across the properiyhichwasin keeping with the area gt limits.
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Exh|b|t 6. 4 Proposed Kmﬁ’arllament Off|C|aI Plan Designatiol -m":'::ﬁ.:;:mm..c
Gooderham & Worts Project (City of Toronto, 199 E&3 #4eres
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The City plan was concurrently prepared with the G&W project. It had influenced the

planning analys of the project proposal through the setup of several planning objectives that
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formed the basis for diverse planning policies for the redevelopment of the G&¥P ¢itehe
newplanningregulation, the G&Wprojectwas designated as an area of site plarrobto guide
incrementatedevelopment® Thiswas a clear implementatigrhasingstrategyfor the project

A private consultant study (Diamot&thmitt) sponsored by the City provided guiding
principles for site redevelopment. Another private consuktudy (Mark Fram) sponsored by
Toronto Historical Board (later became Heritage Toronto) and the City Planning Department
provided heritage assessment of the site. The Studies were adopted by the Board, specifically
s e c t a)dhe rin€iples for Consemny Buildings, b) Principles for integrating Additions and
new Construction, ¢) General Physical Design Objectives and d) Land Use Objectie<Ci t y of
Toronto, 1994).

An inter-agency Conservation Working Group chaired by the Planning Department with
representatives from Toronto Historical Board, Ministry of Culture and Communications, Metro
and Parks Canada has prepaitegifiReport of the &Ws Conservation Working Groap, wi t h
recommendations to lower density and height. This 4agency workwas a good xample of
public-public collaboration and partnership.

6.2.2 Private Sector Plans and Planning Process

The private developegdwner ha commissioned private consultants to perfgianning,urban
design and heritage studid$he planning processes meeaddressingroject issues and problems
at various levels of complexityA brief outline of themainissues is as follow$*?

1. Heritage Issues andHeritage Planning

The adaptive reuse of the overall site as well as of individual historical buildings became the

central planning and design theme throughout the entire projdtistorical preservation

200 Cityplan wasapproved by City Council on July 1993. The planning objectives included the follosifidre

creation of a balance of residential and office uses on thgssliee reliance on the development of transit
infrastructure as the primary means to access tf\Go The establishment of policies for affordable housing

The establishment of tli@oderham and Worts Area of Special Identityhe introduction of heritage policies into

the plan & The introduction of policies relety to rail setbacks and safetyThe development of new flood proofing
standards as part of the Lower Don Special Roc y (@ity & &ooonto, February 1994)

MM As mentioned in the final r eportheG&Wisnddufrentyi al Pl an an
designated as an area of site plan control. The new planning regulations will use site plan control theyuide
incremental dev €ityopTorentof199%)f t he si teo

22 The main phnning issues werd. Heritage issues and heritage plannjr& Built form and density3. Land use
diversity 4. Parks, open space and landscapirg Community services ihaing daycare and schogls.
Environmental issues including flood proofing, soil and ground water quality (decontamination), noise and
vibration, air quality, wind mitigation7. Physical infrastructure including transit, loading and servicing, parking,
sewers, storm water and rogds District heating 9. Public art, 10. Affordable housindCity of Toronto, 1994)
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strategy included four levels of treatment for existing historical buildings includetgin and
restore retain partially, integral facadesand cemolistd Anotherimportant design issue was
how building density and heightvould not negatively affect heritage buildingsthe existing
physical pattern within the site. Also important was the edges of the sitéatioreto the
surrounding areasViews from the site and tawd the site were essential in giving the
appropriate peeption of the site area itself

Due to the historical significance ofetlsite, the City of Torontan collaboration with
other public authorities at provincial and federal levels, sponsohedtage study for the area.
City and publieprivate reviews of studies and proposals by the developer/applicant, as well as
publicly sponsored studies, resulted in City Council requesting a Master Heritage Plan be
preparedby the developer/applicant in @dto monitor heritage conservation in conjunction
with the redevelpment of the site. In additiorthe Developer had to submit a Master
Development Concept Plan. The Heritage Master Plan was to be completed prior to the
implementation of the Official [|&n and Zoning Bylaw to ensure informed building permit
decisions (City of Toronto, 1994). Heritage easement agreements were later signed with the
Developer in order to secure future monitoring of building maintenance, permitted alterations to
historical buidings, and other related heritage issue

2. Built Form And Density

The main issue obuilt form and densitywas how to accommodate economically feasible
development density and still be compatible with the heritage character and values of the site.
Also, building form studies were conducted in relation to climatic factors including wind and
solar radiation. Essentially, massing of buildings was considered in relation to heritage buildings
in orderto reinforce the geometry of lanes and courts within theptexn New building mass in
proximity to heritage buildings has been reduced. The conceptual design of the project included
lower buildings toward the center of the site, where heritage buildiegsmostly concentrated,

and higher buildings with more floarea on the periphery of the sifé.

W The major guiding theme densitive restorapoh, aanseivatian aqsus®afthes s wa s
existing heritage buildingsn the G&W sites plus the development of a comprehensive historic interpretation

program will be vital in helping G&W reach its potental ( Ci ty of Toronto, 1994).

24 The total proposed floor area of the project was 206,00@vhich was decreased by albd@® from the original

214,000 . Additional land was added to increase site area from 4.5 hectares (11.3 ac) to 5.5 hectares (13.1 ac).

The gross development density (floor area ratio, FAR) of the proposal was 3.71 compared to FAR 3.2 for St.
Lawrence ngghbourhood, and FAR 7 as currently permitted in the existing Official Plan designation for industrial

use (City of Toronto, 1994).
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3. Land Use Diversity

The land use approach was to encourage a broad land use mix for the site to be an area for living,
wor king, shopping and entertainment. Spéclai s was
Identity Districts, including fiTrinity Street Heritage District, Parliament Street Residential
District, Mill Street Residential District, Cherry Street Commercial District, and South Street
Open Space Distriot The Heritage District was the heart of the prognd priority one in terms
of phasing oimplementation.

Land use mix was an incentive for tleeveloper, which included residential, retail,
office, light industrial, and cultural functions. The main objective for land use diversity was to
ensure thathe site would be active at all times of the day. It would also help ensure that the peak
hour impacts on transit and roads are spread out.

4. Parks, Open Space and Landscaping

The main theme in landscape design for open spaces was to enhance the herdagg ohthe

site and its buildingsThe site will be highly accessible to the public. Over 50% of the ground
plain will be comprised of lanes, courtyards and parkeltegas done through the simulation of
historic elements of the landscape includingstplighting, planting, and street furniture once
found on the site, and which was to be outlined in the Heritage MasterCRiario large scale

and complexity of the project, City approval requirements included submission of a
comprehensive landscape pkand a omprehensivetreetscap@mprovemenplan.

5. Environmentl Issues and Planning

Therewere three major kinds of environmental problems including:

1 The Gooderham and Worse is within a flood plain and requires flood proofing

91 Soil and ground waterantamination

1 General environmental conditions to be mitigated inetldoise andvibration, air
guality, wind mitigation, and sin andshadestudies

Flood Proofing

The flood proofing strategy for the site was affected by an overall Special Policy Area
Dedgnation for the flood lands east of Yonge Street as part of the Part | Official Hian.
objective of the flood proofing strategyas to achieve flood protection to at least the 1 in 350

year storm levef® The flood proofing strategy affected both plargnand design decisiof%®

2> The flood proofing strategy for the project had to fulfill this objective & to be accepted by Metro Toronto & the
Region @nservation Authority in order to approve the Official Plan Amendment & rezoning(Cityof Toronto, 1994).
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Detailedflood proofing requirements for individual buildingsowd be resolved incrementally
on eachbuilding site basis and as part of the development review and building permit process.
Soil Qualityi Soil and Ground Water Cotamination

The G&W site had soil and ground water contamination caused by site functionsianithg
land uses. Ground watercaoal tar contamination caused by gasification within surrounding
land uses. Coal tar contamination migdatgosssite boumwlaries, which mae it difficult to
define area limits and liability for decontamination. Se#s also contaminated with solid
contaminants including PCBs, but this type of contaminatias relatively more easily defined
for cleanugfor each individual $e.

The Developerand hisenvironmentalconsultant the City EnvironmentaHealth Officer
and MOE, agreed on a strategy to investigate soil conditions and plan the remediation stnategy
a siteby-site basis This included an Environmental Site Assessinand Phase One (ESA)
and Phase Two (ES2). ESA-1 includeda site history of the industrial activities at&SV.
ESA-2 included a site remediation plan with level two risk managementplane dev el oper
private environmentakonsultantprepaed an oerall longterm Protocol for site environmental
assessmentvhich workedas a general conceptidor animplementation strategy. The detailed
remediation strategy ould be sitespecific risk assessme(BSRA)and risk management and
would be approved thrah asite plan approvalprocess®’ The City was directly responsible for
processinghessite remediation approval process with Amplicantand would inform MOE®

The site remediation plan for ground wateith coal tar contamination included
installation of a below gradebarrier around each site to stop migration of contaminants from
outsidethe site and then to perform coal tar cleap to a certain agreagon level with the City
Environmental Health Officer and MO Given that part of the coal taoitamination was still

remaining aftersite remediation environmental monitoring was required for a period of 70

208 guch decisions included:Ramps to underground parking must have berm like Protection at the building edge
The pedestrian egress from new buildings on the site must lead to dry areas above the flaoBuddelg floor

levels will have to be above the flood elevatioimhe existing floor levels of the heritage buildings tend to be raised
in any events The site would have some amount of landfill especially in the areas of the new buildings at the
southeast corner of the s{@ity of Toronto, 1994).

27 sijte Plan Approvaprocess would be based on Section 41 of the Planning Act which may also include entering
into a development agreement.

28 The review of the site remediation process was performed by the City Environmental Health Officer,
Department of Public Health andlte finally approved by the Medical Health Officer, who was the ultimate health

authority in this regard (Key Participantsd I nterviews,
299 The first two sites for performing the environmental assessment and remediation included the sites at 39
Parla ment Street and 55 Mill Street (Key Participantso6 |11
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years>° The MOE required mindependenpeer group review of theroposedsite remediation
plan to be arranged by the Applicant. Theer revew report was reviewed anithe ste
remediation plarwas finally approved by the City Environmental Health Officer and accepted
by MOE. The site remediation plan, including all requirements by the City and MOE would form
part of theAgreement between that€and theDeveloper After site environmental remediation

a Record of Site Conditions (RSC)dta be submitted to the Ciggnvironmental Health Officer
and to MDE. Record of Site Conditiowas also registered dhetitle of the property.

GeneralEnvironmental Conditions

Theseincluded noise and vibration effectair quality, wind mitigation and sunshade studies.
Noise and Vibration were potentiakffects of the adjacent rail corridor upon the development,
even though the systemet city requiremet Detailed noise and vibration studies for individual
buildingswere required as part of the development review process.

6. Affordable Housing
The objective of Part | Official Plan requit@5% of housing unitso besocial housing The

housing unitsvere to be built by thédeveloper and then to be turned over to-poufit users.
6.2.3 City Implementation Strategy

City implementation sategywas basically the legal framewodand toolsfor implementing the
project whichwerebriefly as follows:

Official Plan
The Official Plan for the sitevas to be implemented in a twgart strategy. The firsvas to
designate h e sGenesalUssArda t o al | ow f o andlodreatthesi®tasadi ver
AiSpecial Identity Area(Exhibit 64). The second padf the Official Planwas to allocate use and
density accordingo the fivespecial identitydistricts mentioned earliereach identified with a
unique role in the proposed development

According to City recommendation, the first District to be implementes fiTrinity
Street Heritage Distriét Trinity Streetis the focus of the historic buildings to be retained and
restored. Mill Street is the major linkage to neighbouring districts and the focus of
neighbourhood servicefParliament Street Residential Digtto includes the major residential
developmentfiCherry Street Distridi is the major commercial developmenthe area at the

southern limit of the site is proposed to be used as an open space.

#1% Environmental monitoring was required by the City Environmental Health Officer, Medical Health Officer, and
MOE (Key Participantsd Interviews, 2000).
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Zoning By-law

Site rezoningvasrequired to achieve projeobjectives in terms of mixed land use, introduction

of public functions, environmentally sensitive built form, heritage preservation, and others.
Current zoning perntiéd several light, medium,ral heavy industrial activities witho building
height limit Rezoning designation auld allow maximum norresidential gross floor areas
including offices, commercial, and light industrial. Ssigecific zoning byaws wee also
proposed toecify the use of each buildinghenew building heightlimit was23 metes. This
height limit would vary, beinglower in the histori@istrictsand higher on thsite periphery

Public Benefits in Exchange of Additional Height: Section 37 of the Planning Act

To achieve the objectives of providing public benefgach as héage conservation and
provision of public functions, the Citwas grantingthe developerextra height in certain
locations in the project redevelopmentorder to balance the added cost of providing public
benefits The Citywas using Section 37 of ti@ntario Planning Act as a ledadsisto allow and
implement that exchangé* That was a form of agreement between the City and Developer
which was a form of PubliPrivate partnership and Section 37 of the Ontario PlanningvAst

the legal tool to achieviis Partnership.

Master Development Agreement: Section 41 of the Planning Act

A Master Development Agreemewas made between the City of Toronto and degeloper in
order to have City control over general features in the developifemagreemenwas based on
Section 41 of the Planning AEE In addition to master plan control, the Citpuid approve site
plan control applications for individual sites. The Master Development Agreemantoe

amended as sitegere being developeand changes at site khoccur

Heritage Easement Agreem&n Section 37 of the Ontario Heritage Act

The Heritage Easement Agreementsuld describe the existing building conditions and the

important heritag®uilding fabric to bereserved Also considered in thEleritageEagsmentwas

21 gection 37 of the Ontario Riaing Act statesfi ( Ingreased density, etc., provisiongw. i The council of a

local municipality may, in a blaw passed under section 34, authorize increases in the height and density of
development otherwise permitted by theldw that will be pemitted in return for the provision of such facilities,

services or matters as are set out in thddwy. 1983,¢.1,s.36(1)0 ( Ont ari o Pl anning Act, R.
%12 gection 41of the Ontario Planning Act states in Subsectidr: Tonditions to approvabf plans.i As a

condition to the approval of the plans and drawings referred to in Subsection (4), a municipality may require the
owner of the | and to, € (c) enter into one or more agr
provisionof any or all of the facilities, works or matters mentioned in clause (a) or (d) and the maintenance thereof

as mentioned in clause (b) or with the provision and approval of the plans and drawings referred to in subsection

(4)0 (Ontario Planning Act, R.S.(1990).
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provision of interim maintenance, security and heatiftge Toronto Historical Boardand the
developercollaboratedn prepaimg descriptions for the Heritage Easement Agreements.

Social Housing Agreement

Provisionfor social/affordable housingvas one main social objective in th&® project’™

Eventually, 216 acial housing units (25%) were provided in {h@jectdevelopment proposal
6.3 KEYPARTI CI PANTS®6 | iINAndlyRi&/& HndluUs i G&W
Taped Interviewsvith operended questionwere cowlucted for &even primary Participants in

the projectaskey informantsrepresenting the public sector, private sector, and local community
residents and grougd® Only eight participants completed thstructured questionnairefor
impact evaluation of selesd problems/issues and policy directioas viewed by the
ParticipantsThe analysis will follow the same format of the eight research units of analysis used
in the overall structurin@f the interview questionnaire, which were originally derived for the
empirical research method in Chapter Fite.

6.3.1 Key Participantsa©b | nt er vi e-khegalRRlasning wBuwbe s on
process- Site Remediation Planningi G&W

The main environmental issues and problems iredusbil and ground water contamination,
flood protection, and other environmental conditions above ground including wind mitigation,
sun shade, and noise protection from adjacent CNSail.contamination was from industrial
functions within the siteand ground water contamination was primarilgnfr migratory coal tar
contamination that resulted from gasification processes within adjacentTigrgwere real
liabilities of contamination; however, it was difficult to defitegal liability for coal tar
contamination due to its migratory naturedasriginating fromsurrounding properties® The

31'n the Final Report, the CiRrovided thatfiieverisoan allacationsofisebsidy r e c o i
monies to construct social housi ng conthinedinthelCayode f i ni t i
Toronto Act, 1988&no. 2): (a) that CityCouncilresolve that 220 of #hhousing units to be providedis for the

purposes of a soci al housing programé; and (b) that th

effect to the terms and conditions as ol in thébody of this reporé (City of Toronto, 1994).

24 public sector representation included the City of Toronto, Heritage Toronto, Ministry of Culture Gfid M
Private sector representation included heritage planning and design consultantioin @ditheDeveloper for
social housingLocal residents included a community organizer and a lags Appendix A5.1.1 for an outline of
interviewed Participants including their professional title and affiliation. Also see Appendix A5.2 for thenujmeh
interview questionnaire (Exhibit 5b) and structured interview questionnaire (Exhibits 6b & 7b).

25 The eight research units of analysis include the environmkegal component, physicélinctional component,
economic component, social componentjtigal-organizational component, implementation, key policy direction
(TIF/TIEF), and the overall planning process.

1% As outlined by the City project planner, the Developer filed law suit against former owners of surrounding
properties based on coal tontamination originating from previous gasification processes within surrounding sites.
Also, the City requested partial indemnity from the Developer from lawsuit in case they cannot perform risk

136



site remediatiorplanning approach wasite specific risk assessment (SSRA) develoasdc

general protocol for the entire siby a private consultant in collaboration with the City and

MOE. The actual implsentation was on a site by site basis following site plan approval process.

In some casesheé site remediation plan incorporated type of construction as pém pfocess

as in one of the buildings for social housfigApproval of site remediation plamasprocessed

through the City Environmental Health Officavlonitoring of ground water contamination

levels was required durirgnd afterproject implementatiosince part of the contamination was

left in-site and only engineering barriers were usedisirmitigation®'®

Impact Evaluation ofEnvironmental Problems & Selected Policy DirectioftS

T h eEnviionmentalLegal Componeot wa s

a

centr al pedevebopneent |

process. According to responses fr&ay participants in the process, tbeerall averagempact

level forthe e v i

fienvironmental site contamination wa s

ronment al

pr ob lodetrongt o (Mo b)idmetptobiedn.ofk e d
p e ro¢/ atrongeed/st & O Ny 0 i

mpact,

pr obl era legalfliabifities of contammationo , clarity and consistency of government

approval process ,

which indicate their relative importance in this case

demgih ofigovernment approval process r a mksterdo nfig 0, |

Exhibit 6.5: Impact Levels of Problen# Policy Directions: EnvironmentalLegal ComponeRriG&W

Level of Impact |

Problems and Issues

Policy DirectiongGuidelines

Very Strong

1 MOE Sign off on SSRA.

Strong-very
Strong

0-y

9 Environmental site contamination

Strong

w

o

1 Real legal liabilities of contamination.

9 Lengh of procedure (time delay) of current
government approval process.

1 Clarity & consistency of government approv
process

Moderate
Strong

9 Human & natural ecosystem health hazard.

9 Future legal liabilities of contamination.

1 Perceived legal liabilitiesf contamination.

1 Government commitment to approval for sitg
remediation.

1 Addressing environmental
contamination & site remediation the
beginning of the process.

1 Conditional lift of future liability of
contamination from new purchasers
already clearg sites.

assessment. Basically the City owned some surroundinglgieethe Ataratiri site for seven years) which had

previously

contributed to

cont ami

nation (Key Partici

47 As outlined by the Developer for social housing, the construction of the below grade parking garage was part of
the site emediation plan (Key Participants, Interviews, 2000).
%8 As outlined by the City Environmental Health Officer, ground water monitoring was required for 70 years (Key

Participantso

I ntervi ews,

2000) .

%9 see Appendix A6.1 and Appendix A6.2 for complete oeses from Key Participants on the structured/ written
interview questionnaire. The Environmentagal component included the highest response rate of 88% for
problems impact and 67% for policy directions of the total number of actual questions fontpisnent.

137

fi

V

mp a c

pal



Moderate Z | Y Current legal liabilities of contamination and|
decontamination

Weak | -z 1 Defining and confining legal liabilities
(current & future) for contamination/
decontamination to viable limits.

Overall Average\ Strong Q) \ ModerateStrong(z -0)

The overdl average for theenvi r onment al pol iz@ymoddrate e ct i
strong i mphet pol i cy MOH Sige offfon 8SWA avfas fiper c e iywayd as
s rongo®®Whieabe. pol i cy adtliessing envimmnsental Eontémination site
remediation in the beginning of the proaesd ficonditional lift of future liability of
contaminationé o ranked fie -0 moderatestrong impact This indicates importance of the
policy directions to this case.

A

6.3.2 Key Participantsa©b | the RhysicalFenetionRl eComponerg ie s on
Land Use Planning, Heritage Planning G&W

The overriding planning and design issue \pesservatiorof heritage buildings that occupied
most of the site area. Another important land use planning objective was to acinedaise
functional theme to keep the site active throughout the wholeAgagutlined by the city project
planner, he main urban design challenge wias decide on the appropriate size of new
development, its location and height of buildingghout adrersely affecting theharacter of
heritage buildingsln addition, main urban design objectives were alsma&intain the existing
physical pattern within the site and achieve pedestrian oriented areaveell asto increase
public accessibility to herage buildings and sité*

Anotherrelated issue was the incentivies the developeto balance the cost of heritage
conservation.The mixeduse development was an economic incentive to the developer in
comparison to the original industrial zoning fiie site.Density heightand locationof new
development were also important issues in the negotiation between the City and the developer
order to balance the cost and value of heritage conservation

220 MOE approval on the site remediation process that is based on Site Specific Risk Assessment (SSRA) provides
confidence for the Developer abdtter perception of future liabilities as shared between the Developtreand

approval authorite(K ey Parti ci pant.sd I nterviews, 2000)

%1 As outlined by the planning and design consultant commissioned by the Developer, a 3D computer modeling
was employed to determine the site development capacity and hence the appropriate size of new development, its
location and building heights. The model was based on visual terms including scale and views to and from the site
including heritage buildings. The recommended development density was 3.5 (times site area) compared to the
original industrial zoning densityf 7 for the site. The City and related public authorities were in agreement with the

O |
h ¢

results but |l ocal citizensd groups were in disagreemen:
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The planningproposal included an extensive atiag reuse of heritage buildingshich
was achieved through a heritage easement agreement between the city and the d&heloper
new mixed-usecomplexrequired Official Plan amendment and rezonif\gnaster development
concept plan and a heritage mastenpvere preparetb guidethe redevelopmenproceson an
incremental site by site basis and following site plan approval process.

Impact Evaluation of PhysicatFunctional Problems &SelectedPolicy Direction<$??

The overall average impact evaluation offploe m r =&-0 kogletatedi r on g0 dccor di
key participant8responsegExhibit 66). The outstanding problems wefeacant or abandoned

buildings and sites® h at ©O-§ grkng\erys$i r o n g andeautilided Buildings and siteés

thatr a n koestd r diimpaot sité visibility and accessibility from main transportation roates

was percei ve-0 mogeateh a wihig @ dealirpng entvironméntal image a n d
flavailability of public transportatiod r a rrkn®odl e i at e Ophysicalpdidapitiation &f

buildingsd  a deteriofation of physical infrastructure netwdrk wer e per cled ved h

weakmoder at eo i mpact
Exhibit 6.6: Impact Levels of Problems and Policy Directions: Phydicaictional ComponentG&W
Level of Impact | Problems and Issues | Policy Directions/Guidelines
Strongi c“)-y 1 Vacant or abandoned buildings and sites
v. Strong
Strong O | T Underutilized buildings & site. 9 To reclaim lost urban space.

1 To maintain a balance between heritage
conservation & urban innovation.

Moderate |z -¢ | 1 Accessibility to main transportation routeg 1 To prepare an inventory of contamisites.
Strong 1 Site visibility from main transportation 1 To achieve environments with a sense o
routes. place and community

Moderate | z 1 Declining environmental image of the are
1 Availability of public transportation.

| -z | 1 Physical dilapidation of buildings.
Weak S o
9 Deterioration of physical infrastructure.
Overall Average ModerateStrong ¢ -0) Strong 0)
The overall average i mpact e 0 atrorugaiohpacd N o f

according to key participar@gsiews.All policy directiongranked relatively high and in the range
ofdsfir ongz0-0 moderatBst r o n g 0 Thesp walues.are consistent with the high
impact level for outstanding problems of vacant, abaadpunderutilized buildings and sites.

6.33 Key Partici pant s 6EcbnoniccOomporent FiRam@abRlanning s
and Marketing 1 G&W

222 see Appendix A6.1 and Appendix A6.2 for complete responses from Kegipamts on the structured/ written
interview questionnaire. The Physidalinctional component included a response rate of 73% for problems impact
and 72% for policy directions of the total number of actual questions for this component.
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The project was privately financed through the Developgdso, the Developer arranged
financing for site remediatioor social housingareas Construction of @cial housing was
privately financed through the secondddeveloper (Options for HomesAvailability of
financing was a critical factor especially in the first phase of site remediation since private banks
did ot provide the needed capifaf. Also, the cost of heritage cservation was an issue
especiallyduring the recession of the 1990s and public capital was not easily avaiRdolect
financial feasibility was based on increasedelopment density and timeixed use functions to
balance the cost of heritage conservatids stated by the City project plannegvburable
circumstances for marketing included the distinctive heritage character of thexsstng
demand for social housing, and location nexthie thriving St. Lawrence neighbourhood.

Impact Evaluation ofEconomicProblems & Selected Policy Directiof&

The overall average i mpazdmidoatest s @ingot €EXMi &b It
fiHigh cost of building conservation, renovationréstoratiod r anked the highest
f0-y strongveryst r on g o, wes iitc dignificancgAlso,ahte  p r o b kcercisof o f f
public & private funding a dedlinify economic redevelopment magket r a rdlksterdo imigadt

which interactiely affected project financing and marketing, especially withigh cost ofheritage

Cc 0 n s e r ugdcti obsite.rem@diation cost on project finangingprojéct perception as economically

not feasible 0 faeckining property values and tax basenke dz Mo der at e ®verallppact .

and even though there were perceived risks, the projedinaasially feasible?®®

Exhibit 6.7: Impact Levels of Problems and Policy Directions: Economic CompeahV
Level of Impact | Problems and Issues | Policy DirectiongGuidelines
Strong - Very | §-y" | 1 High cost ofbuilding conservation,
Strong renovation &restoration.
Strong O | 7 Scarcity ofpublic & private funding.
1 Decliningeconomicredev market.
Moderate-Strong z - 1 To arrange forearly marketing.
Moderate z 1 Impact of site remediation cost on 1 To establish PubliePrivatepartnership
project financing. for projectfinancing.
9 Project perception is ecomot feasible
1 Decliningpropertyvalues andax base.
Weak- -2z 9 To developfinancialtedevelopment
Moderate Incentives.

23 As stated by th®eveloper for social housing, private banks were reluctant to provide finance until project

approval was obtained and site remediation was completed. He gave an example of one building with an estimated
cost of $20 million and the provided private financae s about $300, 000. (Key Particip
224 see Appendix A6.1 and Appendix A6.2 for complete responses from Key Participants on the structured

interview questionnaire. The Economic component included a response rate of 67% for problzchsin 59%

for policy directions of the total number of actual questions for this component.

] nterview with the project Developer for Coop housing
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¥ 1 Availability of environmental liability

Weak I : : L
Insurance to cap site remediation costs
and control future liabilities.
Overall Ave. ModerateStrong ¢ -0) Moderate £ )
The over all average i mpact | 2 viede r §tog 0. po

fArrangement for early marketiog readr kil moderatest r o impgaot.Wh i lestabliBhing
public-private partnership r a n k=2 dno diie r a t edeveloaimgdfinaricial/redevelopment
incentive® r a h-k ehknio d e r impgad. O

6.34 Key Part i eivippaRespenges orthet Social Componenti Social Issues,
Social Equity and Safe CommunityPlanningi G&W

The project included several social and squitical issues and objectives including heritage
conservation, provision &#5% social housing and plilo functions as well asncreasing public
access to theroject by providing public transit within the sifé® In addition the design
objective was tanakethe project site aa pedestrian areahich will enrich social interactions

Heritage conserviein was the most important factor in the planning and design process
and was advocated kgll public levels, heritage groups and community residefiie main
conflict emerged from heritage groups who did not want development to start witlocahd
resideits whowere concerned about impact of development density and height on heritage
building, which was eventually resolvétf Heritage conservation added significant vaine
helped in project marketing.

In general, there were no issues of social ingguithe redevelopment process. Before
redevelopment, the job losses due to the closure of the prev&Ws dstillery were relatively

minimal and did not raise issues among local residéhtalso there were nsignificantsocial

226 As mentioned by a local resident, there was general consemsusy local residents that the project was

achieving social objectives and they were happy about the provision of-oegigried housing in general and

social/affordable housing in specific, in addition to the provisiotutifiral and public art functianincluding a

museum( Key Participantsdé Interviews, 2000).

227 As outlined by the City project planner and by a local resident, objection came only from a faction of the

heritage community, which did not want any new development within the heritag&/kite.the local residents
wanted a balanced tradef f bet ween new devel opment and heritage con:
scale, location and height of new development due to impact on heritage buildings and concern about proliferation

of high density growth in the area and changing neighbourhood character. Finally, the parties came into agreement

with the City and the Developer at the OMB. This implied moving development density and building height from

one location to another withinthep j ect site (Key Participantsd I nterview
228 As outlined by the City project planner, the number of lost jobs was about 50, while the number of new jobs will
exceed this figure considerably (Key Participantsd | nt
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insecurity issuesor vandilism reported within the site or buildegvhen development was
undergoing and the site became more occupied by residents antfUsers

Impact Evaluation of Social Problems &Selected Policy Directiofd?

The overall average i mp detweakrhodesmt® avhichlindicateso b1 e ms
relative insignificarce of selectedsocial problems in the process (ExhibiB)6.The highest

ranki ng p rsacibllstigmatizatiars of the aréawhich rae dz mo d e r impaetand

this was primarily related to sittcontamination in addition to being a vacant/inactive area. While

fisocial problems associated with abandoned buildingsfsies dsocidél inequities and

injusticed r a n klezd weéikmo d e r attiseidportant to note that the project achieved
important so@l and socieeconomic objectives includingjob generation,social/affordable

housing and significant heritage conservation and public activifiéss in a way explains the

reasoning for the low impact level of selected social problems.

Exhibit 6.8: Impact Levels of Problems and Policy Directions: Social Compdn&&W

Level of Impact | Problems and Issues | Policy DirectiongGuidelines
Moderate Z 9 Social stigmatization of the area 9 To achieve socially safe environment
through community participation.
Weak - | -z 1 Social inequities/injustice due to 9 To foster social equity and justice throy
Moderate negative socieeconomic impact. community participation.

1 Social problems associated with

abandoned sites (vandalismcgime).
Weak | 9 Securing accessibility of local resident
newly provided opportunities.

Weak- 3-1 | 1 Low education levels and high
Very Weak unemployment rate among residents
enhanceroblems of job accessibility
Overall Average | WeakModerate(l -z ) | WeakModerate [ -z )
Similarly, he over all average i mpact of b=!|ected

weakmo d e r at egeneralyimdicatehsuch policies were relatively ntitat effective in this
project. However, fAchieving socially safe environment through community participation

rankewder atedo which indicates its relative I m

29 As viewed by adcal resident, before redevelopment the site was relatively vacant and there were social security

issues. After completion of the first residential building on Mill Street, residents were concerned about outside

security issues when walkirig and from theesidential building along a relatively vacant street. However, inside

the building there were no security issues (Key Partici
230 see Appendix A6.1 and Appendix A6.2 for complete responses from Key Participants on the structured

interview questionnaire. The Social component included a response rate of 47% for problems impact and 42% for

policy directions of the total number of actual questions for this compofeatesponse rate was relatively low

because some of the Participam@y not have enough information about this component.
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6.35 Key Participant s 6 khaRodicavOrganizatBralpnmponsngis o0 n
St a k e h ©€ollaberatisnéand Partnershipsi G&W

The main conflicting issues among stakeholders were level of heritage conservation and newly

added development density including building height and locatismliscussed earlier, tmeain
conflict was primarily from certain heritage groups and tissue was finally resolved at the
OMB. However, here was collaboration between local resident groups and public authorities
which helped in the generawareness andcceptance of the new redevelopmeXiso, the
developer arrangeplroject presentations to locaéighbouring communities to gain community
support which helped in increasing awarerssigetting public opiniorf>*

The planning process included different forms of collaboration and partrerJinige
was consensus among tBay and related public authorities on heritage conservation as a main
part of the redevelopment and formed a pupliblic partnership to establish objective criteria
for heritage evaluation and conservatiéff Also, there was publieprivate collaboration
primarily between the City and the private Developer. There was extensive negotiation regarding
the balance between level of heritage conservation and newly built development density
including building height and locatidi® The project approval process was finalized with a
master development agreement that included several agreéfiebtsnmunity collaboration
andinvolvement in the project was partly with the City and partly withpitreate Developerbut
there was no combéd publieprivatecommunity collaboration.

Impact Evaluation of Political-OrganizationalProblems &SelectedPolicy Directiong>®

The overall average for the i e@anoderatdstervoenl g oo f
which indicates their relative impartce (Exhibit @). Four of the selected problesm a n kze d i

0 moderatest r on g 0 i mp aaonflictingngodisuofl primary stakeholdérsfilack of

1 The general consensus among local residents was to have the new redevelopment was better than the existing
derelict condition of the G&W site andntandews, 20@0). ghbour i n
232 As outlined by the City project plannehe publiepublic partnership included federal, provincial and local

levels. The target was to prepare a working paper that would establish objective criteria for heritage conservation.

This will be the basis for the approval process for heritage conservitiery( Par t i ci pant sd | ntervi
23 Alongsidethdde vel oper 6s planning process, the City of Toron
and commissioning private urban desigul &eritage planning consaiits to achieve a better result. This public

private dual pl anning process enriched planning result:

%34 The master development agreement also included heritage/afmidhble housing, and day care agreements.
These agreementgere in essence a form of partnership between the City approval autiradithe Developer.

2% gee Appendix A6.1 and Appendix A6.2 for complete responses from Key Participants on the dtructure
interview questionnaire. The Politie@irganizational component included a response rate of 68% for problems
impact and 34% for policy directions of the total number of actual questions for this comfdmergsponse rate
for selected policy directionsas relatively low, possibly due to limited knowledge about this component.
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stakehol der sd commi ©iileanctk toof asctha keevheon ddbkjwescot i cvoen
stakeholé r s & organi zati onal a.mndyeneral, lddsp@itd tbereridtence ef ¢ o m:
some conflicting goals among primary stakeholders, thascallaborationat different public

levels as well as publiprivate collaboratiorin the actual planning peess, especially in the
concurrent review and amendment of the City Official Plan as well as in sponsoring heritage

studies aside from the Develofgesponsored heritage studies.

Exhibit 6.9: Impact Levels of Problems and Policy Directions: Politicahfonent G&W

Level of Impact | Problems and Issues | Policy Directions/Guidelines
Moderate- z -0 | 1 Conflicting goals, interests, and value{ 1 To establish publiprivate community
Strong of primary stakeholders. partnership

fLack of stakehol d
achieve objectives.

fLack of stakeaeasonl d
major objectives & issues.

fLack of stakehol d
collaborative commitment.

Weak- 1 -z | 1 Lack of special redevelopment author| 1 To establistPublic:Public partnership
Moderate that is directly responsible.
Weak 1 1 To establish Publi®rivate partnership
Weaki v. Weak E‘T 1 To develop special redeauthority.
Overall Avaage | Moderate £ -0) \ WeakModerate [ -z )

The overall average impact level for selected policy direstionr alt-zewaak fi
mo d e r a&heehighest rankingpolicy direction was fifostering publieprivate-community
partnership thatrate dz -G moderatestrongd i mvphicltindicates its relative importance in
this case. Wi |l e t he pol i puicpublicrparmershid n § a ol kewak fi
moderaté i mgnméafpublic-private partnership r a i we al kmiact Even though there
was no publigprivate development partnership in the sense of ownership, there was a
development agreement at the end that formedtie of the development approval process. In
essence, the development agreement between the Developee dditlytvas amother form of
PublicPrivate partnershipin the processT h e pol i cydevdlopinge a tspeoiat f
redevelopment authorily r a rgK evety weakwe ak 0 i mpact which indi
insignificance in this case, especially when such an authority was not applicable to this case.
636 Key Participants 6 ImplengentationdlannifyesPhagimgs es o n

The project was initiated bg private Developer and the City was fostering the project after
application.Due to the large size of the project, implementation was plannedig pbase&*

| nterview with the City project planner (Key Particip
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The redevelopment process was incremental on a site by site basis following site plan approval
process. However there wasasterdevelopment concept plan. Site remediation also included a
general protocol for the entire project apsawell as remediatioon a site by site bastsgether

with individual site redevelopmentmplementation of indimual site remediation and site
redevelopment was performed concurngrtecause building constructiomas part of the site
remediation approacti’The environmental approval process together with other site plan
approval took relatively longer timedue to he complexities of issues including heritage
preservation and site remediatiof.

Impact Evaluation of Problems & Selected Policy Directioh$mplementation Planning>®

The overall average of 1 mpact ze&waderatestt ri momg ,h6oof ¢
which indicats their significance in this projectExhibit 6.10). The relativelyhigh ranking

problemsw e r difficuity of project initiation due to high risks and uncertainty a lord tinfie

delays in the process, w h iteccdz -Grn@deratest r o n g 0 \Whilg thecproblem of

Adifficulty of phasing site remediation as the first phase and site redevelopment as the second
phas® r amrkmede i at difficultys of dradfial implementation due to site conditimns

r ankieedwedkmode r at ed | mpact . Based on site condit
project was not conceived as a probféfriThe results of impact evaluation of selected policy
directions reveal ed t hast rtohmpactoviich ringitates tleewr er a g e
potential applicability.

Exhibit 6.10: ImpactEvaluationof Problems& Policy DirectionsProject ImplementationG&W
Level of Impact | Problems and Issues | Policy DirectiongGuidelines
Strong o) 1 Addressing site remediatiofi' & site
redevelopment a2™ phase.
9 Adopting gradual site remediation &
redev strategy especially for large siteg
Moderatel z -O | 1 Difficulty of project initiation due to
Strong high risk & uncertainty.
9 Long time delays in the process.
Z'I'nterview with the Developer for social housing (Key

238 A5 corveyed by the Developer for social housing (Options for Homes), the approval processl®otoiths

instead of 2 months due to the complexity of issues involved. As outlined by the City project pleverad, s

measures were adopted in order to expetaepproval process including parallel processingsistand
streamlining of commenting(ey Par ti ci pantsd I nterviews, 2000).

239 see Appendix A6.1 and Appendix A6.2 for complete responses from Key Participants on the structured/ written
interview questianaire. The response rate for Implementation Planning & phasing component was 73% for

problems impact and 50% for policy directions of the total number of actual questions for this component.

#4% The subdivision of the site into defined Special Identitytiits, made it easy to implement individual

districts/sites in phases. According to the Planning Report, the first phase of implementation was the restoration of
ATrinity Street Heritage Districto (City of Toront o, F
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Moderate Z 1 Difficulty of phasing of site mnediation
as a 1'phase & site development a%.2
Weak- 1 Difficulty of gradual implementation
Moderate phasing through subirea dev. due to
legal requirements.

—
1
hl

Weak i 1 Difficulty of gradual implementation
phasing through subrea dev. due to sit
conditions
Overall Aveage | Moderate £ ) \ Strong 0)

6.3.7 Key Participantsa©o | Key Rolicy Direation R €ax jnoramerdg s on
Financing (TIE/TIEF) (Self Financing) i G&W

In this case study, Tax Increment Financing (TIF/TIEF) was not appliedoffjeetive is to

evaluate whether future tax increments can potentially finance the cost of site remediaéion. In
interview, key participants had indicated that there was an ingbaetlevelopmenbn property
values and tax base due to the new redewabop and that the Province was looking into the
policy of tax increment financing (TIF/TIEF) and the possibility of amending the Municipal Act
to allow for implementing this polic** The City was also considering tax relief for heritage
buildings. Even thaigh there is indication that a policy direction DIF/TIEF has potential
viability; however, more sources of information and evidence are required to examine the
viability and applicability of this policy direction.

638 Key Participant s 6onthaQveralwlanaimg PR&EsSIpGRWS e s

The private OwnetDeveloper initiated therpjectand was responsible for both packages of site
remediation and site redevelopment. In addition, there was a secondary developer who was
responsible for social housinghe vision for the project was greatly influenced by the existence

of a considerable number of heritage buildings and total square footage that was supposed to be
conserved All major stakeholders were involved in developing the final vision for the grojec
including the developer, the City and related approval authorities, in addition to private urban
design and heritage consultants commissioned by both the developer and tA&&€iBity of

Torontq in addition to being an approval authority for the @cbj also played an important role

in the planningorocess in terms gfreparation and arrangement foban design and heritage
studiesas well as developing the planning concept and vision for the préjeabutstanding

issue in the project was the bateng of building density with existing building heritadge spite

241 As outlined by the Gyt project plannerthe main problem facing this policy direction is the legal framework
within the Municipal Act does not allow municipalities to give grants/bonusing in general, except where it is
exempted Key Parti ci pan.tSection 281 theePtanning Aets and watllin0désjgnated community
improvement areas, allows municipalities to provide grants or loans
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of some conflicts among stakeholders, there was a good level of collaboration between the
private Developer and the City approval authority as well as with community residargs.
stakelo | d er s 6 owmiothepracbsplayad an important role in achieving project success.
Impact Evaluation of Problems & Selected Policy Direction®verall Planning Proces$?
The overall average i mpact I|zemodetae gExhibit6t1l).e s el e

The highest rankingnteractive problems weréenvironmental contamination versus project
economic feasibility & marketabilily w hri acrhkdydstrofigvery st r on g o Aisanp ac t
sever al pr oz-6 moderatest & 0 k@ @  filudipgathe tinferactive problems of
fienvironment al contaminati on v e r,soudsdfiéulty tola k e h o |
devel oping future planning vision dy® ®@ondst:
Adifficulty of integrating multiple plaring processes dhe relatively high impact value for the
mentioned interactive problems indicatéheir significance as important linkages among

components in the overall planning process.

Exhibit 6.11: Impact Levels of Problems Rolicy DirectionsOvemall Planning ProcessG&W

Level of Problems and Issues Policy DirectiongGuidelines
Impact

Strong - ()-y' 1 Interactive problems: environontamination &

V. Strong liability vs. ecolmmic feasibility & marketability.

Strong fo) 9 Adopting integrative plamng
framework to link major planning st
processes including site remediatig
physical planning, financial planrgn
& marketing, social planning and
s t a k e hooghnizational @lannin

Moderate| z -g |1 Interactive problems: environontaminatior& 9 Having a clear vision for the projec

Strong l'iabilities vs. stakeh

1 Difficulty of establishing future site redevision due
to stakeholders6 mul ti
1 Difficulty of integrating multiple planningub
processes including: site remetitia, physical
planning financial planning & marketing &
s t a k e hooghnizational lanning partnerships
Moderatel z | Difficulty of establishing future site redevision dug
to multiplecomponent problem complexity.

Weak |] -z |1 Interactive problems: enviromontamination& 9 Commitment to planning especially|
Moderat _ liabilities vs. physicafunctional declining image. in dealing with large sites.
Weak | 1 Interactive problems: environontamination &

liabilities vs. physicafunctional declining image.
1 Interactive problems: environontamination &
liabiliti es vs. social equity & security

42 see Appendix A6.1 and Appendix A6.2 for complete responses from Key Participants on the structured/ written
interview questionnad@. The response rate for the Overall Planning process was 46% for problems impact and 54%
for policy directions of the total number of actual questions for this component.
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Overall Average] Moderate (Z ) | Moderate-Strong (z_-0)

The overalll average i mpact of z-0 mederatee | ect e
st r o Ahgebighestranking policy direction wagiadopting an integrative planning framework
€ Othatratedid st r o n gfbavirrgra dlear visin for the projediratedfiz -0 moderatest r o n g 0
impact In general, lhe results indicate that thepolicy directionsareimportant at least for this
case study
6.4 CASE STUDY FINDINGS AND CONCLUSIONS
The findings for case studynalysisarediscusse@ccordng to theeightresearch unitef analysis

outlined in ChapteFive. Essentially, these units inclutlee overall planning process andfite

consolidatedproblem componentsas represented imheir pertinent planningsubprocesses
(Exhibit 2.5) in addiion to project implementation and a key policy directidVithin each
component,the focus will be on the nature of thg@lanning sukprocessand connectivities/
linkageswithin and among components and gubcesss

6.4.1 Environmental-Legal Component Site Remediation Planning Sub-process

Site contamination and required site remediation is taken as the main element within the
EnvironmentalLegal componentHowever, the planning process included other environmental
issues like flood proofing, noise and vibratiomir quality, and wind mitigation.The
environmental problems weremplexin various aspects includiribe following:

1 Multiplicity of environmental problems including soil and ground wateoal tar
contamination, floogblain, air and sound/vibratiogualty issues

1 Migratory nature of ground water coal tar contaminatomingfrom surrounding sites,

and resuing in urdefined legalliability .

Large sze project site that includemther planning issues like heritage conservation

Extensive time requireth complete each phasésite remediationincluding government

approvalprocess

1
1

As a result of the outlined complexity of environmental problems, the redevelopment
planning strategy was incremental on an individual-Isytsite basis. Environmental tsi
assessment and site remediation was performed for each individual site/phase and then site
redevelopment following site plan approval process. The incremental site remediation process
was also guided by a general environmental protocol covering thre prject site. To be cost
effective, the site remediation process was based on a site specific risk assessment approach
(SSRA). The environmental site remediation process and interrelationship with primary
stakeholders is briefly outlined in Exhibit 6.12
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Stakeholders G&W

Development Approval Process

Exhibit 6.12: Site Remediation Process and Interrelationship with Primary
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ConnectivitiegLinkagesin the Environmental Site Remediation Process

Some of the main strong linkagekthe Environmental.egal Componerdre as follow:

1 Site ContaminationRemediatiorversusLegal Liabilities (EPA, OPA & dters)

Site ContaminationRemediation versus Cleamp Cost
Site Contamination/Remediation versus Future Land Use

Ultimately, Site Contamination/RemediatigarsusRequiredApproval Process

1
1
1 Site Contamination withisite versus€EnvironmentalConditions ofSurroundingAreas
1
1

FloodingPlainLevel versusSite Planning & Building Design

Site ContaminatioflemediatiornversusLegal Liabilities

Existing ste contamination reswdd in strict legal liabilitiesthat can b applied to responsible

parties jointly or seerally. Legal liabilities may be real or perceive@&nvironmental

contamination that originated within the project site (mainly soil contamination) is the liability of
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previous property owners/users which is transferred to the current owner/devtatopgh the
property purchaséHowever, contamination that resulted from offsite soufliks ground water
coal tar contamination) is primarily the liability afurroundingproperty ownesuses that
originally causedhe contaminationBut for site redeveloment approval, the current developer
was liable for performing site remediatiwithin the project sité*?

Environmental contamination may also resulcinrent and future liabilitiegjuring and
after redevelopmenSite remediation foindividual sitesvas based oa SSRAapproach that was
devel oped during t he project and i n accor de
Decommissioning and Cleanup of Sites in Ontati@8%® . I n mandoding was gequired
during site remediation as well as fafuture period of 70 years tcheckimpact of remaining
coal tar contamination on people living on sitering this period After site remediation, the
Record of Site Condition (RS®)as registered oproperty itle. 244

Site Contamination/Remediation verstisst of Clearup and Property Value:

Site contamination resulted iaddedcostsof site remediatioras well ashe cost ofaddedtime
requiredfor completingthe environmentalpproval process. The SSRA approach was basically
selectedas a coseffective gproach Banks were reluctant to provide financing feite
remediationbecause of risk and uncertairdggd the Developer had to manage interim financing
for this initial stage’® In addition existing site contaminationegativelyaffected valuesand
prices for such properties before site clagn

Site ContaminatiofiRemediatiornversusFuture Land Use:

The proposed residential, commercial, and industrial land use areas implied different
criterialevelsfor required site remediatigrbased on the environntah guidelines. The cost of

site remediation for residential useréativelyhigher than for industrial, commercial, and office
use because cleap criteria are more stringent for residential.tf§e

Within Site ContaminatiofiRemediationversusSurroundng EnvironmentalConditions:

243 This is a case of unclearly defined legal liability. As outlined by city prgjectner, the current property

developer filed a law suit against surrounding property owners who originally caused coal tar contamination but the

|l egal case was stil!]l pending at the time whe@).this fiel
244 The RSC was registered on property title because the SSRA remediation approach implied remaining

contamination within the site that would require future monitoringpility was not transferred to the new

owners/users (like residential units), bhits issue may affect property prices.

243 |nterview with secondary Developer for social hougikgy Patici pant sdé | ntervi ews, 2000)
248 |nterview with Environmental Health Officer (Key Participants Interviews, 2000).
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Ground water coal tatontamination within thesurrounding sites was migratory in nature and
consequentlyhad an effect on the environmental conditiavithin the individual sitesof the
project. Migratory contaminants madedifficult to definelegal liability for contamination and
site remediation. In additiont was not enough to worknly on cleaning the coal tar within
individual sites because new contaminants will migrate from surrounding sitesrdingly, a
site speific engineering solutiomas designeth the form of a bathtub barri¢o isolate outside
ground water contamination from migratimgo individual sites after site remediation

Site ContaminatioflemediationversusRequired Approval Process:

Site renediation was a milestone in the development approval process as well as in the
development agreemenbetween the City and relateghbvernment bodies, the Developer, and
other concerned stakeholderBhere was a master development agreement for the project.

In addition there was a development agreement for individual sites which were to go through a
site plan approval proce$¥.The City approval on the environmental process (site remediation
plan) went simultaneously with the site plan approvabgessfor the individual site The
requirements for the site remediation plan would be part of the development agreement for the
pertinent individual siteThe Record of Site Condition (RSC) established after implementing the
site remediation plan wouldelregistered on property titflevhich was also part of the final City
approval for the project before giving occupancy permit

Flood Plan & Flood ProofingversusSite Planning & Building Design

The project site was within the flood plain and flopebofing/protection was requiredThis
conditionaffected botrsite planning anduilding design decision&™

An important conclusion is that the linkages outlined earlier form multiple chain linkages
among them like Site Contamination/Remediatiobegal LiabiitiesT Cleanup Cost and Site
Contamination/RemediationFuture Land Usé EPA requirements.

6.4.2 PhysicalFunctional Component: PhysicalFunctional Planning Sub-process
Site Land Use PlanningHeritage Planning, Urban Design & Architectural Design

The physial-functional planning processas exemplified at several interrelated and hierarchical

planning levels including land use planningyroject site masterplanning urban design

%47 Redevelopment implementation wais a siteby-site basigKey Participants Interviews, 2000)

28 The effects includedhe following: 1. Ramps to underground parking must have berm like protection at the
building edge 2. The pedestrian egress from new buildings on the site must lead aneés above the flood leyel

3. Building ground floor levels will have to be above the flood elevation (highest level flood in the past 300 years)
4. The existing floor levels of the heritage buildings tend to be raised in any, &vditite site wouldhave some
amount of landfill especially in the areas of the new buildings at the southeast corner of the site.
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guidelines andan area site plan including buildirmgchitectural desigriieritage conservation

planning and desigwas a major elementvhich required extensive heritage studiese studies
were conductetby both the publicapproval authorityandby theprivated e vel op eTheéds t e a
contextual applications of each level of the plag and desigsubprocesss in addition to the
governmentregulatoryplans that formthe legal basis forapprovingeachplanninglevel are
outlined in Exhibit6.13.

Exhibit 6.13: Planning & Design Process at Differdttysical Levels and Their ConteatuiApplication

Physical Levels of tht Private Sector Plans & Studies Government Plans&
Planning Process (Contextual Applicatioh Regulatory Legal Basis
1. | Land Use Planning | { Official Plan Amendment 1 Official Plan(City Official Plar).
1 Rezoning 1 District Plan: ParliamerKing Part Il

9 Zoning Bylaws
1 Planning Act
9 HeritageAct

2. | Overall Project 9 Master Developmer€onceptPlan 1 Planning Act
Site Planning and | § Heritage Master Plan 1 Heritage Act
Urban Design 1 Site Plan withSpecial Identity Districts | Site Plan Approval Process
1 Urban DesigrGuidelines& Principles | § Supporting Studies (PuBector):
1 Landscape Concept Plan - Heritage Assessment Studies.
1 Street planning and design - Report of the Gooderham & Worts
1 Supporting Studies (Private Sector): Conservation Working Group.
- Heritage Studies. - Planning/Design Review Reports.

- Built Form Analysis
- Transportation Studies
- Sun & Shade Studies

3. | Architectural 9 New Residential Buildinglesign. 1 Site Plan Approval Process.
Building Design 1 New Office Building Design 1 Building Code.
9 Adaptive Reuse of Historic&ldg 1 Flood Proofing Criteria

Essentially, & those planning levels emphasiz¢he physicafunctional plan as the
primary objectiveand productAlso, these planning levels addredsome of the objectivesf or
linkages to other components like affordable housing and heritage conservation (social
component),flood protection and site remediation (environmental componest)well as
building density that wadso linked to financial feasibility (economic conent)**°

The planning processas performedby both the privatedeveloperand his team on one
sideandby the public approval authorityn the other siddn addition communityresidents and
groups weralsoinvolved through public consultation meetsmd he City was contributing to the
actual planning process in additionregulaing and gving redevelopment approvarl he King

Parliament Part Il (DistrictOfficial Plan which included the project sitewas being revised

29 1n general, the redevelopment approval process (except environmental approval) was primarily based on
physicatfunctional criteria like the @y Official Plan and zoning biaws which address land use and other
physicatfunctional issues.
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during the redevelopment apped process.In addition, the City commissioned private
consultants to prepare planning and urban design studies including an evaluation of existing
heritage in order to establish criteria for the new redevelopment. That was in addition to planning,
urbandesi gn and heritage studi esThe Bevdloperadtb by t
apply for an OfficialPlan amendment anézoningdue to changes in land use and development
density.In essence, thproject Master Development Concept Plann d t h ©fficlaliPlay 6 s

and District Plan evolvedmiultaneously and interactively

Connectivitiedl inkagesof the PhysicatFunctional Planning Process

The connectivities between elements of the phydigadtional componentand the
environmental componemtere discussedn the previous sectiof?® The main linkagesetween
the physicafunctional component and other componemtsas follow:

Heritage Conservation PlannimgrsusUrban Renewal anBedevelopment
Building Form & DensityersusEnvironmental Adaptation

Land Use DiversityersusSite Activity at all Times of the Day

Public AccessibilityversusSite Activity including Art and Cultural Functions
Public Open SpaceersusHeritage Buildings Public Access

Special Identity DistrictsersusProject Phasing

= =4 =4 -8 -8 19

Heritage Conservation PlannimgrsusUrban RenewadindRedevelopment

Sound heritage conservation of thgte and its buildings was primary objectivethat was
achievedthrough aradaptive reuse dfiistoric buildings as well agnaintaining thehistoric sie
geometry andfabric. In addition, site redevelopment included new residential and office
buildings which necessitated remowafl some of the old building$ut still keeping portions of
the historic building facade forarchitecturalheritageresemblancelntegrating the oldand new
settings was key theme in the project sieasterplan, urban design, as well as in the adaptive
reuse of historical buildings and design of new buildi@se of the main issues was building
form and density and how to acomodate economically feasible development density and still

achieve heritage conservation that was acceptable to main stakeholders and concern&t parties.

250 The connectivities between the physitahctional component and the environmental component included:

i Site Contamination/Remediation versus Future Land Use

i Site Contamination/Remediation versus Required Approval Process

1 Flooding Plain Level versus Site Planning & Building Design
1 Heritage conservation plan was achieved by the City through a heritage easement agreement. The City allowed
the Developer to adouilding area as a bonus in exchange of heritage conservation (based on Section 37 of the
Ontario Heritage Act).
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The proposeddesign included lower buildingsear the center of the site, whefgeritage
buildings wee mostly concentrated, and higher buildiagsl density onhe periphery
Building Form & DensitwersusEnvironmental Adaptation

In addition to the interactive effeavith heritagefactors building form studies werealso
conducted in relation to climatifactors including windnitigation at grade level and sun shade
conditions. The objective was to fosaviornmental adaptation

Land Use Diversityersusall Day Site Activity

Site rezoning was recommended by the @tyallow for mixed land usdunctionsin order to
create a place to live, work, shognd entertainmentand use mix included residential, retail,
office, light industrial andart andcultural functionsThe objective ofhis land use mix wak
allow for anall day activity on the projesite?>?

Public Accessibility versus Site Activity includigrt & Cultural Functions

Public accessibility to the sitey transitwas one of the main objectives for the profétThis

was important for increased accessibility for people residimworkng within the project site

as well ador the general publiasing site functions. Reart and culturatommunityhad interest

in creating a performance centre on site. The idea of utilizing existing heritage buildings for art
and cultural activities achied both heritage conservation and attracting public into the site.

Public Open SpaceersusHeritage Buildings Public Access

Public open space within the project sitas@ssentially defined by thexistingfabric of heritage
buildings pathways and opecourtyard spacesvhich was a lineaiorm system Essentially, the

G&W site was considered as a pedestrian precinct with vehicular traffic only allowed on the
boundaries except for Mill Streethe open spacglan was to emance the sense atcessibiliy

and the linkages between the open space and building vistas on the site and the emerging larger
neighbourhood. Also, the open space plan was to ehadtage character of buildings and site

by using historical resemblances as part of the open spanerdke

Special Identity DistrictsersusProject Phasing:

The project was subdivided into five Special Identity Districts and the Trinity Heritage District
was to be implemented first. The subdivision of the project into smaller areas/districts made it
easy to phase implementation of the praject

6.4.3 Economic Component: Financial Planning and MarketingSub-processes G&W

%2 Residential and office functions comprised 40% each of the overall project (City of Toronto, 1994).
#3The long term planning objective wis a modal split that favours transit (City of Toronto, 1994).
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The project was privately owned angdevelopment finanal planningand marketingwas
primarily carried out by the private Develoder the overall project as well as by the private
Secondary Developer for social housfigFinancing for site redevelopment was primarily
through private financial institutionsxcept for site remediation for the initial phases for social
housingprojects The® initial phases werdone through interim financing because the Bank
wereinitially reluctant to provide financing for site remediation due to perceived higli°risk
The risk was primarily carried by the Developer. No environmental insurance was olbaiaed
least the site remediation cost.

Project marketing was performed by the primary Developer for the project as well as by
the secondary Developer for social housing. Regardless of site contamination, there were many
favourable conditions for projeatarketability including heritage character of the site, provision
of affordable housing, as well site location near Toronto city centre and accessibility to major
transportation routes?

The financial feasibility framework was bound by complex factdmgkvmainly include
cost of heritage conservation, cost of site remediation, provision of 25% affordable housing, as
well as the nature of allowed mixed use functions and level of new development density. There
was an extensive negotiatiometween the DeVeper and the City of Torontm establishing a
balanced feasible package that is acceptable to both parties as well otiser related
stakeholder$®’ The City allowed for added building density and height in exchange for
providing public benefits such asovision of public uses and heritage conservation.

Connectivitiedl inkagesin the EconomicPlanning Process

The linkages between the economic plannicgmponent versus the physical and environmental
planning compaents were previously outlinéd® The main linkages between economic

planningcomponenandother planninggomponents and syfrocesses include the following:

%4 The Developer for social housing purchased the sites for residential buildings from the Owner. Two of the sites
were considered as clean sites and the third one required site reme#iagion ( Par t i ci pant sé I ntervi
2% pyblic funding was scarce at the start of the project due to the recession of the 1990s. As mentioned by the
secondary Developer, interim financing was obtained from the Pension Fund (new owner) that purchas®d the G&
property (Key Participantsé Interviews, 2000).
“*Statement by the City project planner (Key Participan
%7 As outlined by the City project planner the extent of added building density, height and location within the
projectsitiewes t horoughly negotiated with the Developer (Key
%8 Thelinkages between the economic component and the environmental & physical comjrahesési

1 Cost of Site Remediation versus Level of Site Contamination

9 Cost of Site Rmediation versus Legal Liabilities

1 Cost of Site Remediation versus Future Land Use
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1 Project Economic Feasibility versiteritage Conservation & Building Density
1 Cost of Site Remediation versus Stakeholders Decisions &deriegasibility
1 Project MarketabilitywersusPerception of Site Contamination & Remediation

Project Economic Feasibility versus Heritage Conservation & Building Density

Heritage building conservation is a relatively costly proesssompare to theecononic return

from the use of the buildirsg especially when they aa¢so limited in area size. From this point

of view, heritage building conservation alones not economically feasible and accordingly not
palatable to the privat®eveloper.However, heritge conservatiorwas acknowledged as a
public benefit/goodIn order tomake the package economically feasible and acceptable to the
Developer, and based on the provisions of the Ontario Heritage Act, the City had to provide an
extra building area as a bauo be added to the originally allowable building area for
redevelopmenin exchange for performing the required heritage conservatiorflan

Cost of Site RemediatiorersusStakeholders Decisions & Project Feasibility

Cost of site remediation had an exft on project feasibility and hence on decisions of
stakeholders. This issugas also interlinked with proposed future land use and stakeholders
perceptionof contaminated areas. A good examplasthe residentialsitesthat implied more
stringent site nmediation criteria andvere consequently more costlyThe conditions for
residential site redevelopment were not attractive to many devef8pers.

Project MarketabilitwersusPerception of Site Contamination & Remediation

Perceptionof site contaminatioad negativelyaffecied project marketing. Theecord of site
condition after site remediation was also registered on tilewvever, there was a huge demand
for affordable housing due taner citylocation beingnearto an established neighbourhood of
Saint Lawrence and the fa@rbanization process within the inner city.

6.4.4 SociatPsychological Component: Social Plannin@ub-process- Equity Planning

The redevelopment planning process wamarily driven by the private Develop€@wnerand
the City Even thaigh the process was not community based, there pudyiec meetings where

#91n general, provincial regulation does not allow municipalities to give bonuses to developers. However, Section

37 of Ontario Heritage Act allows giving bonuses for theppse of securing heritage easement agreement. Also,
Section 37 of the Planning Act allows for authorizing increases in the height and density of development for the
purpose of securing certain public benefits such as the provision of public usesasvegitage conservation.

%0 The secondary Developer for social/affordable housing mentioned that at two residential sites there was an
increase in cost of about®%6 due to site remediation and 10% for heritage facade conservation. While at the third
residential site, the rate of cost increase was reversed to 10% for site remediatie8Paridreritage

conservation. It was a challenge for them to make the project work, especially when other developers did not want to
take the riskntérKeavy 20000r ti ci pant sé |
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local residents had participated in stating their needs and community objectives. Also, local
residentsand certain community groupsad the chance to objetd several issues of the
proposed plafike the impact of highbuilding density and height on existing heritage buildings.
Even though, there was no defined social planning processsdbeelopmenincluded several
socialand socieeconomicobjectivedike heritage conservaticemdaffordable housinghat were
required by the City as part of tpeoject development approval

In general, there were no social inequity issues or concerns raised by local residents or
other parties throughout the procé¥sHowever, there were satdi safety issuesbefore
implementing the project arafter completingnitial phasef residential buildingbecause the
site area was ndully occupied.The social safety issue was resolved when the prgjeet
functions started to be occupi&d.

In conclusion, the redevelopment process resultedcimeving social objectives and
added value to all stakeholders including local residdrits. achievement of social objectives
like heritage conservation and affordable housing were favourable conditiongrd@ct
marketing. This is evidence that the social planningmobess that properly addresses social
issues and objectigeas perceived by local residengsfosterproject success.

ConnectivitiegLinkagesin the Social PlanningProcess

Some of thdinkages have been addressed in previous seclibieathermain linkagesinclude

1 City and Heritag&€€ommunityObjectives versus Perception of Heritage Conservation
1 City & CommunityObjectives versus Perception of a Contaminated Site

City and Heritag&€ommunity Objectives versuderitage Conservation

Therewere positive and negative liages amongCity and heritageommunityobjectives visa
vis heritage conservatioriThe positive link was thabbjectives ofboth were inheritage
consenation of site andbuildings However, theravere differencesn the level of conservation

versusdevelopmentlensity and heighthat would be added into the sitdhe negative link was

#IAs stated by a local resident, there was general consensus among residents that the project was achieving positive
social objectives in terms of social housing and heritage conservation and above all transforming a derelict
contaminatedrea into a vibrant mixedse development. In general, residents perceived the project as providing an
acceptable tradeff between achieving social and environmental objectivesvis new development density (Key
Participantsd Interviews, 2000) .

%2 |Interview with local community resident pointing out that before redevelopment the area was perceived as
derelict compared to inland areas and there were issues of drug dealers and sex trade drivers. When the first
residential building on Mill Street was cotafed it was also isolated and there were security concerns among
residents while walking through vacant street area especially for women. However, inside the residential building
security was controlled. The site security issues were resolved whenaHearasgons were occupied (Key
Participantsé I nterviews, 2000) .
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conflicting perception of impact of new development on heritage buildifbs. heritage
communitywantedto see more heritagareservation and lesser charigehe existing physical
environment. However, and in order to havdirancidly feasible package for the private
developer and to cover the added cost of heritage conservation, mdiegodénsity was given
to the developer as a bont&sentually, it was an acceptable traaféto all parties

City & CommunityObjectivesversusPerception of a Contaminated Site

There were positive and negative links betwéss City and community objecives visa-vis
perception of a contaminated site. The positive link was ttietobjectives oboth were in
transforming theunutilized contaminated site into eelatively healthiermixed use complex
However, environmental clearp was a costly procedsr the developewhich necessitated a
cost effective approadl8SRA)including arisk management plan that resulted in keeping some
of the contamination within the sitvith future monitoring The perception of future
environmental and health risks was ook the conflicting issues during the development
approval procesas well agn marketing since the record anvironmentakite condition wuld
beregistered on property titf&

6.4.5 Political-Organizational Component: Political Planning Sub-process- Stakeh ol der s 6
Organizational Planning, Collaborative Planning, and Partnership- G&W

The planning process in the political componeas basically how the main Stakeholders were
involved in both the developmerublic approval process and the overall projesite
redevelopment process. In general, thi@keholders can be classifietito three main
categorig/sectorsincluding the project developer (private sedtothis casgand his team, the
public sectorapproval authority and related government agenai@klocal community esidents
and groupsThe development approval process for the project was the main organizational factor
among the three main categories of stakeholdedsibit 6.14).

The public sector approval authority and related public agenemssented one major
pole in the planning proce$¥ The public sector approval authority was primarily responsible
for project development approval. However, the City was also performing the needed update of

regulatory planning as well as covering impait project planning issues like heritage and built

®This was also conveyed by the secondary Developer for
#4The primarystakeholders in the public sect@pproval authority and related ag#esincluded s City of Toronto,

§ Toronto Historical Board/Heritage Toronto, for review/approval on heritage pl&ormer Metro Toronto, for

part of the development approval progessMinistry of the Environment (ME), 5 Regional Conservation

Authority, for review/@proval of flood proofing issues Ministry of Culture, Tourism and Recreation (MCTR)

Ontario Municipal Board (OMB) Canadian National Rail (CNR)
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form related studies. This added role by the City helped in narrowing the planning vision gap

between the City and the Developer.

Consultant Community Residents &
Groups
MCTR
Consultant
Public Meeting MOEE/MOE
Consultant
3 X\
Landscape N Private Owner Former Metro
Architect "I | (Wyndham Court) Site Plan Toronto
i i Approval'& 'Slte 'y
v v @dlatlon v
Planning & Main Private 7y City of
Urban Design | Ll Developer < 7 ™7 > Toronto
Consultant (Walter Davies) 4
1 mster vy
A 4 »
Herit 7'} > Development v
eritage
Consultant v Agreement Toront((j)/Historical
. Board/Heritage
SecondPrivate Toronto J
) _ Devel()per Heritage
Environmental » (Options for Homeks Easement
C(OFnoSrUIStﬁg Aareement Conservation
Remediation) Authority
Affordable
Consultant Housing CNR
Adreement
Consultant
- o Day Care
Exhibit 6.14: Primary Stakeholders Agreement
Involvement in the Development Proces

Since the project was privately owned, thiea private Developer played a key role in the
selection and organizational agi of their team of needed professional consultants, as well as
playing a key role in the primary decision making in the development prdcdasaddition,
there was a secongaDeveloper who was responsible for social housing.

The local community residents and groups were primarily involved in public meetings

arranged by the City to review the project as well as meetings and presentations arranged by the

The main Developer ds t e a monsilant, whichepdmaniyaincluded Blanfng, of es si o
Urban Design and Architectural Consulwrmt Landscape Architecty Heritage Consultanty Environmental

Consultant for site remediation plannjrsgenvironmental Peer Review Consultant to review site remediation plan

& Other Consultants
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private Developer. ¥en t hough community residentsd 1inv
meetings, they had the power to express their views within the parameters of the law.

Collaboration and partnership among stakeholders took various forms.-Public
collaboration and artnership included federal, provincial and local levels that collaborated to
prepare a working paper and objective criteria for heritage conservation and related planning and
design issues. Ct€ommunity meetings were held to explain the project andobta r e si den't
views. Also, Develope€Community meetings and project presentations were held to get local
community support for the project. However, no publivatecommunity collective
collaboration was performed in this projétt.There was general agment among local
community residents regarding the proposed project with minor concerns about location of
building density and height that was resolved by reloc&fiznmajor form of collaboratiomnd
partnershipwas CityDeveloper which was representedperforming project planning studies
separatelyand helped in developing a common vision for the project plan. Also, there was
extensive negotiation and tradé#s made by both parties in order to reach thel fpraject
development agreement which waf®rm of publicprivate partnership.

Connectivities/Linkages in the Political/Organizational Component & Planning

In this componentjinkages can be in the form otommon objectivescollaboration and
partnership in addition to agreemert among main stakéiolders. The different forms of
collaboration and partnerships outlined in the previous section represent levels of linkages in the
process. Howeverhé main linkagevasthe MasterDevelopmentAgreemenbetween the City
approval authority and the privabeveloper

The Master Development Agreement

Master Development Agreemer

Owner-Develope! <—>
Other Agreements

Master Development Agreement

The Master Development Agreement included other agreements like Heritage Easement

Agreement, Affordable Housing Agreement, Day Care Agreement, and others. The Master

%% Intervien  wi th City project planner (Key Participantsd | nt

®1'nterview with local resident (Key Participantsodé | nte
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Development reement was to guide incremental site redevelopment through site plan control
areas and approval process for each individual building/site within the project.

The commonobjectives and agreementamongmain stakeholdersvere key links in the
processin general, he objective of developing the site was not only driven by the private sector,
but alsowanted bythe public sector and local communitgsidents The differencein
stakeholdem@viewswasmorein the details oadded building densitigeightandits location and
not in the idea of transforming tlusedsite areainto a vibrant mixedusecommunity

6.4.6 Implementation Planning and Phasing- G&W

The phasing plan forrpject implementatiorfollowed the overall development planniagd
approvalprocess.The planning process generated a Master Development Concept Plan, which
included a Specihlildertity Distices o fvi tih s peci £ Befinddui | di n
building sites would go through site plan approval proces&l implementation including site
remediation and redevelopmeht essenceprojectimplementatiorwas incremental on site by
site basis Phasingof implementatiorcan be classified into the following two maypes

1. Phasingof implementationaccording to the prioritized definition d@iSpecial Identity
Districtsd and specific building sites’®® Any emergingchanges in the site plan approval
processmight require changes in the Masteevelopment Concept Plan. This meant that the
planning process was incrementally adaptive and the bydaal was considered as a guideline
for redevelopment and flexible to adaptation as new needed changes occur.

2. Phasingof implementation in terms aite remediationplanningto be implementefirst,
and site redevelopmend be implemented secon&ite emediation planning was based on
SSRAapproach and risk managemenhe site remediation and site redevelopment phases were
linked becauséhe construction athebasement garageaspart of the remediation approatil

The project site was owned by a @ig OwneiDeveloper who was responsible for the

overall site redevelopment. The residential building sites were sold to another private developer
who actually performedite redevelopment. Exhibit 6.1dutlines the implementation phasing
packages and thgertinent redevelopment patfipr i mary st akehol dersod r e:

implementation package.

28 Thjs also included Urban Design Guidelines, a Heritage Master Plan, and Landscape Concept Plan.

9 geeSection6.22 I'tem 3 Land Use Di v e Bpediatldentify Districé @lringyut | i ne of
Street Heritage Districtc was t he first phase of i mplementation (City
210 |nterview with secondary Developer for social housing (Key Participant | nt er vi ews, 2000) .
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Exhibit 6.15: Blighted/Contaminated Site Reuse and Redevelopment Procdsinplementation
PackagedPhaseQutlining the Distribution of St a k e h ®éspoasibiityy G&W

Publicly Owned Site Community Consultation Privately Owned Site
& Involvement

T T

| i | |

1 1 H

Package-A: Project Initiation 1 vy Vv | v‘
Site Remediation/Restoration ! . .

I Public Sector | Private Sector

Stage-1 : Site Acquisition or Site/Parcel Sold
R | Purchase I to Developer

Site Initiation
Purchase/Acquisition 1

1 L H

1 ;

Stage-2 v \ 4 : Vv * A 4 A 4 VV
 Comm. Consultation . . . .
1 Site Clean-up/Remediation | PUblic Sector | Public Sector Private Sector Private Sector
1 Infrastructure Upgrading Owner | Site Sold to Developer Owner-Developer

1

1

1

Package-B: Marketing & Site v Vv v v
Reuse & Redevelopment Publicly Sector Public Sector Private Sector | | |- » Private Sector
Stage-3 ngate SE§tt0r e SECIIOI’ Invigfolsgz?/glz)oper SII;evSs(,)tlgrlto
Redevelopment Marketing/ M\[ Partn—erShIQ Developer
Partnership Partnership p
T
1
v YVvY v Vv v vV V *v

Stage-4

Site Reuse, Redevelopment, and Tenants Occupancy

. . . i . o # Process Path in this Case Stud
Note: Community consultation & involvement was primarily carried in cases

where the industrial site was in proximity to the residential areas.

Public Sector Responsibility

Note: This Exhibit is Based on Exhibit 2.9 with Modification to Reflectthe ~  «eeeeeeeeeeees Private Responsibility
Redevelopment of the G&W Project

= = — — Community Involvement

[CJPath of Redevel opRamosibilig Most Prevalent Responsibility Path
according to General Case Studies
(Exhibit 2.9)

6.4.7 Key Policy Directions-Tax Increment Financing (TIF/TIEF)?"! - G&W

In this case study, Tax Increment Financing (TIF/TIEF) was applied.The attempt in this
section is to compare real estate tax increments on the pr¢gedtyn surrounding, after actual
site redevelopment with economic cost of environmental site remediation. The objective is to
evaluate whether future taxcrements can potentially finance the cost of site remediation.

In response to thénterview questionnaire key participants had indicated thatew
redevelopment would have significanmpact on property valueend tax basandthe Province

was lookinginto the policy of tax incrementfinancing (TIF/TIEF) and the possibility of

2’1 Tax Increment Financing (TIF) program is applied in the United States. Tax Increment Equivalent
Financing/Grants (TIEF) is the Canadian version of a similar program that was adopted by certain
cities/municipalities. The (TIF) progm is run and implemented by the city/municipality. The (TIEF) program is
run by the city/municipality in the form of grants or subsidized loans given to the developer who will later control
the use of funds (MMAH, 2000a).
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amending the Municipal Adb alow for implementatiorf’ In conclusionthe policy direction
TIF/TIEF may havepotential viability within the Canadian/Ontario contektowever, moe
sources of information and evidence are required to examine in more detail the viability and
applicability of this policy direction.

6.4.8 Overall Multiple -ComponentPlanning Process- G&W

Essentially, there are two main poles for the overall planning maoetuding the project
Developer and public approval authorifihe private OwnerDeveloper initiated therojectand
accordinglyplayed an important role in the planning prodessite redevelopment

Characteristics of the Overall Planning Process

The overall planning process can be characterized as follows:

Multiple-Component Planning Procdsgluding Subprocesses within Components
Planning Sukprocesses are Interactive within and among Components

Planning Process atWliple Levels

IncrementallyAdaptive Planning Process

Multiple Stakeholders Planning Proced$3eveloper versus Public Approval Authority
Heritage Conservation in the Context of Urban Revitalization and Transformation

= =4 =4 -4 -8 -1

1. Multiple-Component Planning Procdsgluding InterrelatedPlannimg Sub-Processes

The overall planning process includpthnning sukprocessesithin the various components
and eachset of componensubprocesses Isaa primary focus on their pertinent objectives
However, main linkages to other components are atidesses within each planning sub
process The component planning syinocesses ar&s follows

1 PhysicalFunctional Planning SulprocessesTheseincludeda wide range ofdnd use
planningboth at site level and relationships to surrounding areagtageconservatiorplanning,
urban designguidelines, site planningrchitectural desigandopen spacéandscape desidf’

The primary focus of these planning sumcesses was the physifahctional objectives.
However, linkages to other components are alsivemded likewchievingaffordable housing and
heritage conservation (social), site remediation and flood protection (environmeariel)
financial feasibility (economic)The project development approval process is the link to the
political-organizationatomponent.

1 Environmental PlanningSubprocessesTheseincludedenvironmentakite remediation
planning, flood protection planning as well as environmental/climatic planning addressing

272 ns outlinedCity project planer, the main problem facing this policy directioras the Municipal Acthatdoes

not allow municipalities to give grants/bonusing in general, except where it is exempted. Section 28 of the Planning
Act, and within designated community improvement ardésya municipalities to provide grants or loans

273 Also the planning process includesliewand amendmertf the City Official Plarfor King-Parliament Part I

and amendment of the zoning-layvs which was performed by the Citin addition, the planing process included
studies for Transportation Assessment and Demand Management.
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sunshadewind mitigation, noise and vibratiorand air quality impactstudies reglting from
vehicles and trainEnvironmental objectives are the focus of these planningsudesses.

1 Economic PlannindgsubprocessesTheseincluded fnancial planningperformed by the
primary project Developerand secondaryeveloper forsacial housing as well asproject
marketng that wagprimarily performed by th@rojectDevelopers

T SociatPsychological PlanningsubprocessesEven thoughsocial planning was na
clearly defined suiprocessthere were clearly defined social objectivede fulfilled as part of
development approvakquiremerg. These includedenitage conservation planningffordable
housing, and provision of other social functions and services

1 Political-OrganizationalPlanningSubprocessesThese wer@xemplifiedin the primary
stakehol der sd o0 rdgvalopmentapprovah progass for itha prdjehbieh also
includedthe development agreements made between the City approval authority and the private
DevelopersThis subprocessvasalso representeid the communitymeetings and open houses

organized for the project.

2. Planning Sulprocesses are Interactive within and among Companents

Each component planning spbocesges) had a level of impacton the other planning sub

processes. The impact can be pesibr negativeFor examplesite remediatiorwas based on a
Site Specific Risk Assessment approach (SS®A)e cost effectivewhich also had an impact
on project financial feasibility’* Cleanup criteriavared according to the specific land use

function within a particular sitendconsequentlgleanup cost vould be affected as weff”

Environmental Component PhysicalFunctional Compnent
Cleanup

& Remediation
“a N
Criteria
Economic Feasibility

Interactive Components: Environmentd&hysical/Functional Economic

EconomicComponent

Heritage conservation increased project cost and hence affected project feaifitity.
achieve heritage conservatiohet City made a Eritage Easement Agreememtith the

Developer in which the building density/height would be increased at certain locationsioé the

274 As perceived by Key Participants in the process, the impact of interactive effect between environmental

contamination and liabilities with project financial feasibiltprh e d AVt yo®Sgr ongo( see Exhi bit
(Key Participantsdé Interviews, 2000) .

275 Environmental cleawip criteria for residential use are more stringent than those for industrial and commercial

uses. Accordingly, cleanp cost for residentialse is higher.

®As perceived by Key Participants in the proeergs, the
Strongo (Exhibit 6.7, ltem 3.3) (Key Participantsd | nt
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in order to balance the added cotheritage conservation. Also, levels of heritage conservation

were employed in therpject in order to achieve a more feasible proj§cme heritage groups

had concerns about the added building density/heightitsndotential impact on heritage

bui

approval process. Theity arranged alevelopment agreement with the Developer to secure the

dings and brought the case to the

PoliticalOrganizatimal Comp.

Physical/Heritag€€omp. PhysicalFunctional Comp.

Heritage Conservation
Planning

Buildin g Density &
Height

Heritage
Easement
Agreement

Project Cost &

EconomicComponent Economic Feasibility

Interactive Component®hysical/Heritage Physical- Economic

implementation of all requirements including tqgrovedsite remediation plan

components, proper integration among planning-@alcesses would be essential to address

Political-OrganizationalComponent

Owner- Developer City of Toronto

Development
Agreement

Environmental
pproval Proces

Development

Primarily PhysicalFunctional Approval Process

Interactive Component®olitical/Organizatior PhysicalFunctional- Environmental

OMB

The environmental approval process was intertwined with the pfecedevelopment

Given the interactive nature of linkages among planningpsabesses within and among

those linkages.
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3. Planningat Multiple SpatialLevels: The planningand desigrprocess was represented at

various interrelatedpatiallevels includinghe following:

1 Overall Project Site (Macrdevel): This included the Master Development Concept
Plan Heritage Master Plan, Landgie Concept Plaand the Urban Design built formlso,
this plannindevel addressed connectivities between®8&W site and its surrounding context.

1 Special Identity Districts (Intermediate LeveMeritageand Urban Design requirements
were differenfor each district.

1 Building Site (MicreLevel): The site plan control areas and approval process were also
carried at this levelAlso, phasing of incremental implementation of actual site remediation and
redevelopment was carried at this level. Howeviee, tomprehensive vision for the overall
project was also considered.

All the above planning and design levels were interrelatedthus required integration
as part othe overall planning process.

4. Incrementaland AdaptiveRedevelopment Planning ProcesSite redevelopment was

incremental on the basis phased implementation of prioritizé&pecial Identity trictsd and
following individual buildingsite plan control approval procedsowever, theredevelopment
process waslsobased oranoverall Maste Development Concept Plancluding theHeritage
Master PlanThis concept plan would be liable to revisiamsladaptationsf there were changes
at the micrelevel building/siteplanningdesignprocess.

5. Multiple Stakeholders Planning Proce$se overd planning process included multiple

stakeholders that may be categorized in three main groups incltitéingrivate project
Developer anchis team public approval authoiigs in addition to community residents and
interestgroups The private Developemitiated the pojectand played an important role in the
planning decision making process. The City, in addition to being responsible for the
development approval process, played an important rofgeaparing and arranging planning
studies as well agpdating the Official Plan and zoning 4#gws as they relate to the project.
Community residents and groups were involved in public meetings and project presentations
6. Urban Transformatiod Revitalization Planningin the Context of Heritage Conservation

As a National Historic Sitevith unique heritage buildings and features, the G&Ne dictated
the context of heritage conservatidiso, inner city location and in proximity to the waterfront,
instigated redevelopment dynamics toward increased buildingitdesnd height, as well as
currently marketablenixed-use functions This urban transformatiowould inevitably impact

the context of heritage conservation planning. The key objective would be how to integrate
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major urban transformation with heritage cem&tion.The complex planning conditiorequired

abalancedtradef f among primary stakehol dersd object.

Exhibit 616: Photos of the Gooderham & Worts Project (August 10, 2009)

6.5 Further Development Status of theGooderham& Worts Project - Toronto

In general, the project was considered successful and was implemented in most of its parts. Some
of the notes on its development status are as follows:

91 The original owner, Allied Domecq, sold the property to the Toronto develiipescape
in late 2001 (Toronto Star, December, 31, 2001).

1 In 2002, Cityscape signed a 20 year lease with Artscape for 72,000SF to be developed as
studio space for artists (Toronto Star, March2002).

1 The Distillery Historic District started to stage publct events like antique shows
(Toronto Star, July 25, 2002).

1 Most of the 44 historic structures on the site were turned to commercial space. About
60% of the space has been leased to tenants selected by the Developer. A plan to erect four more
condominiung, in addition to the already built three condominium buildings on site, was in the
works (Toronto Star, October 26, 2002).
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1 The $20 million restoration project was fully rented after 15 months of purchase by the
Developer Cityscape (National Post, May 2@03).

1 City planners have given the go ahead to rezone part of the historic 44 buildings to
permit construction of 30 storey condo point tower (Globe & Mail, June 13, 2003).

1 Eight years since Cityscape purchased the project, the development includé€d 32&t0
of commercial space, a quartet of completed condominiums with another two underway, in
addition to restaurants, cafes, theatre and dance companies, boutiques and specialty stores that
drew in tourists and locals alike (Globe & Mail, June 26, 2009).

6.6 Lessons Learned Gooderham & Worts Project - Toronto

Several lessons can be learned from this case studheywareas follows:

1. Site Specific Risk Assessment (SSRA)Approach for Site Remediation Plan

Adopting a site specific risk assessment apphotiat is acceptable to MORas key to project
viability and financial feasibility in terms of relatively more cost effective site remediation plan.
However, this approach implies future monitoring of potentialafdkft in contamination

2. Added Value bHeritage Buildings and Site
The significant architectural and industrial heritage characttéredfite and buildings led to the

designation of the &W as a National Historic site. This added value to the project was key to
st akehol deforsheéritage wcgnpeovatibn Heritage conservation planning was an
important layer within the overall planning process performed by both the project developer as
well as the City. The City provided the developer with a bonus in terms of building density in
order b balance added cost of heritage conservation. This createdvamwimn situationfor the
Developer, public sector, as well as community residents and groups.

3. Concurrent Planning by both the Project Developer & the CApproval Authority.

The City of Toronto was preparing the KidgarliamentDistrict Plan at the time the G&W
projectwasbeing prepared by the projdaeveloper. Théistrict Plan was approved by the City

of Toronto and incorporated in thatg Official Plan. The new planning objectivesrfthe City

Plan were new requirements that influendbé Developeés planningprocessfor the G&W
project. In addition, the City was performing th@wn heritageand urban desigrstudies
alongsidesimilar studies performed by the projd2eé v e | o0 p e Thé soncureerat ptanning by

the City and the projecDeveloper created an interactive planning setting that was positive in
achieving consensual planning vision for the site. In addition, this dual planning process was
fostering theOfficial Plan amendmenand rezoning for a mixed use redevelopment project on a

previously industrial zoned site. This also expedited the approval process
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4. Master Development Agreement is the Result of the Approval Process

The outcome of the approval process was a mastelogevent agreement between the City and
projectDevelopeywhich included several agreements and plans that cover all city requirements
and provision$!” The development agreement can be considered as another form of public
private partnership in implemengrthe project.

5. Master Development Concept Plan with Incremental Sdibision Site Plan Approval

The project included a master development concept plan to guide development, while the
approval process was based on a-dwision site plan approval. This eated a favourable
condition for staggering casof redevelopmentas well ador allowing an incremental phasing

of implementation strategy. Site remediation planning was also based on the site plan approval
processHowever there wasa general site reedliation protocofor the overall project sitelhis
condition also allowed adaptive revisions in the mdevel master plan as they were found

necessary at the mictevel incremental site remediation and site redevelopment.

2" The main agreements and plans included official plmendment, rezoning, master development plan, site
remediation plan, floogroofing plan, heritage easement agreement, affordable housing agreement, and a daycare
agreement amongst others.
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CHAPTER SEVEN: CASE STUDY AREA TWO
PORT CENTRE DEVELOPMENT PROJECT -TORONTO PORT AREA

Port Centre
Development T
Project Py i

égpzz HAM .
WORTS COMPLEX

Do A TAN =

Exhibit 7.2 Partial Plan of the Port Area Showing Location of Port Centre Development (TEDCO, August 1997)
7.1 GENERAL CASE STUDY OVERVIEW ?2'®
7.1.1 Case Study Site

The Port Centre Development projecC(®) was initiated by the City of Toronto Economic
Development Corporation (TEDC®}® The projectsite islocated at the north central area of the
Portlands and is bound by Lake Shore Boulevard Essthe north Don Roadwayo the west
Bouchette Stredb the eastand Basin Stredb the southThe site area is about 16 hectares (40
acres).The proposed development comprised five properties totaling 1435hacres), which
were all owned by TEDCO except for one propdiExhibit 7.2) The Addison Cadliac site
located at the northeast corner of the proposed development, was part of the new arena complex,
but was subject to a separate amendment. There were three remaining parcels totaling 2.5 ha (6.4
acres), which were privately ownedost of the PO area was designatéiGeneral Industrial

278 The text of this section is based on the Overall Planning REFBRCO, 1996).

29 TEDCO is an arm length agency of the City of Toronto that is responsible for the revitalization of the Port Area.
(City of Torontoi TECDCO, 1996, Overall Planning Report, Port Centre Development.
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Areadi n t he Ci t y(Bxhibitd4).fAn OperaSpac®designatiaras given to the Don
Valley Roadway, which was part of a City strategy to create an open space system in the lower

Don River system.

SR fYICCLEARY. PARK

R ey

a4~ - g i : D0
.2 Aerial Photo of the Project Site for PCD (TEDCO, November 1996)

7.1.2 Problems, Challenges, andDpportunities Facing Redevelopment

The Port Area was initially created to accommodate indsstrinich were shippingelated and

which needed a somewhat igeld location adjacent to or in proximity to dockwall. It was
recognized for some time that all of the Port Area was not needed for that purpose and there had
been a number of efforts over the past to attract new industrial develoSfiBEDCO feltthat

there were significant benefits that could be realized froennéwdevelopmentHowevey it was

also understood that the development was not without risks both for the City and for the local
community.The main redevelopment opportuagivere

1 Large site ar@available for redevelopmén

91 Four out of the five propertiescluded in the proposalere owned by TEDCO
1 Proximity of the siteto downtown

1 Proximity of the siteto the waterfront

1 Proximity of the siteto an expressway and major highways

The main prol#ms were as follows:

Site contamination
Most of the land was vacant
The image of the Portland Area was not farable

= =4 =

280 As stated in the Overall Planning® o r t  f terkey BhalBnge \iias to start a redevelopment process that
would see new investment come to the Port Area without disrupting existing business or the ratfeatiton
that the area has taken on, or the nearby South Riverdale comiynityE D C O, November 1996).
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1 The surrounding land uses were predominantly industrial arar¢a@as car oriented
1 High taxes (TEDCO 1996, Overall Planning Report

7.1.3 Dewelopment History & Proposal

TEDCOOGSs devel opment strategy foaer industral a®lo r t A
commercial uses in a setting of improved streetscapes, infrastructure, and open spaces. The
business strategy was to maximize revenues frastieg and shorterm leases and reinvest that
income into capital improvements, joint ventutevelopmentand design/build opportunities.
The goal of that approach was to gradually improve the Port Area environment and provide a
greater range and amouoftemployment opportunities.

TEDCO was approached by a number of retail warehouse companies seeking location in
the waterfront area. TEDCO considered the type of use that was not present in the City. A
number of Official Plan policies were also introddcey the City of Toronto to guide the
consideration of retail warehouse usks1995, TEDCO put forwarda proposalfor the PCD
projectto allow the development of a mix of warehouse format retail uses and a large scale
recreational facilitywithin thenorth central location of TorontBort Area

A preliminary review of the PCIprojectby the City concludedhatthe proposal could
have a number of public benefits and the Official Plan could be ameadaitbw the new
developmentprovided that certain cwlitons were met®! The City Preliminary Report
recommended that TEDCO undertake five studies as part of a comprehensive assessment of the
PCD proposal including economic (retail) impact, industrial impact, open spdean design
and transportation imp# studies Six study reports, prepared by private consultants, were
submitted including a AGener al Pl anniThg Repo
proposedPCD projectincluded Price/Costcmembership clubkKnobHill Farms store, Ice Arena
Complex (privatéy operated), and other retéitxhibit 7.3).

The nature, scale and location of the PCD proposal was seen by TEDCO as a major
opportunity to resolve a number of readily apparent deficiencies in the Port Area. The proposal,

through its desig , was addressing the Areabds i mage pr

%1 These conditions included the followingi Ther e will be a little if no i mpact
existing shopping districts such as on Queen Street East and Gerrard Square Plaza, and on the viability of the

Central Core as the major shopping destination of the Greater Toronto, AfBae City can accommodate a re

designation of industrially designated land to riadustrial use and that the f@esignated land will not impact on

surrounding industrial lands that areohre-designateds The development will conform with the policies regarding

the physicaform of the City and openspaeceT he ¢l osing of Vi |l I(TEBCOs19%}). r eet i s a
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activity to the area, particularly on weekends. The proposal was also seen by TEDCO as setting

up a green infrastructure system and urban design pattern for future industrial dewmef6pm

Exhibit 7.3. Port Centre Development ProposBEDCO, 1996, Overall Planning Report)
Property Lot Area | Building/Uses |Building Area| Parking |Landscaped
(m2) Proposed (m2) Spaces | Area (m2)
Block 1: Don Roadwayl ake Shore 64,466 | Price/Costco 12,323 689 19,151
Blvd., Saulter St., Commigsier St Other Retail 1,944
Block 2: Don Roadway, Commissiond 50,083 Knob Hill 9,557 595 13,339
St, Bouchette St., Basin St. Other Retail 1,925

Block 3: Saulter St., Lake Shore Blvd
Bouchette St., Commissioner. St

Arena Site: 27,113 Arena 9,480 301 7,289
Other Lands:  Greyhound 9,945 Complex

Chai Poultry 6,216

Teperman 9,807

e

View of Model fér PCD Probosal (Red Coldﬂ)EDCO'. November 195
7.2 COMPREHENSIVE ANALYSIS OF PROJECT PLANS & PLANNING PROCESS

The site ofPCD prgect, as well asthe majority of the Port Areas designated agéGeneral

Industrial Are according to thae |(Exhibity74)®fThis laidause Pl an

designationpermits the construction of industrial buildings. The zoning designation for the

project site islI3.D2 which allows various types of industrial us@sxhibit 7.5). Given the

282 TEDCO had the vision of only industrial and commercial uses witlerPCD proposal. TEDCO excluded any
residential uses because of its mandate being predominantly economic development with industrial and commercial
uses being a better economic investment in terms of revenues and jobs.

283 There is no Part Il Official Ptafor the Port Industrial District (City of Toronto, TEDCO, November 1996).
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proposed land use functions including retail and sp@ftficial Plan amendmerdnd rezoning

would be requiredor development approval

See.
5 King-Parliament
4 art 11 Plan

EastBaylOnt

Central Bayfront

Toronto

“+{ Natural Areas Commercial Residential Areas
Medium Density

| Open Space Commercial/Residential Areas

High Density

=~ Environmentall
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= | Significant Areas

Toronto

Islands

Gerieral Indusiiial Arees Low Density Residential Areas
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Exhibit 7.4: Existing Generalized Land Us®fficial Plan Part | (City of Toronto, July 1999)
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The planning process was primarily mitored by TEDCO as a primary developer and
the City controlled project approval. However, preparation of plans and planning studies was
primary performed by private sector consultants that were commissioned by TEDCO. In
addition, different forms of publiparticipation were also performed.

721 TEDCOOb6s Pl anning Process
TEDCO retained a consulting team to work closelgetherwith the City in preparing the

required support studies. The City also requested that the stvmlidgincorporate views of the
public and rehtedinterest groups in the decision making proc&&Bublic meetings included:

1. Initial Community Open Houses Two open houses were held in the South Riverdale
community which wagointly sponsored by TEDCO and the Greater Riverdale EconomicrActio
Together (GREAT)a locally based economic development group. The aim of those sessions
was to inform people about B(projectand the studies that were being done early in the process
and before any substantive work was compléfed.

2. Poatential Users andPort Centre LandOwners Throughout the studies, consultation was
held with paential users of the PO projectas well as other land owners in the area. This
included thoseanterested in proceeding immediately with the development, as well as Chai
Poultry, Greyhound and Addison Cadillac who wepastinglandownerswithin theprojectarea.

3. Port Area Businesses and Real Estate InteresBeveral consultations occurred to
improve the understanding of the views lmsinesses and landowners surroundind® P&
meeting was held with 20 businesses in the area anchdj@ity wassupportive of the PD.

Some concerns were expressed related to possible interference with industrial truck traffic,
maintaining the area for industry and the potential spread of morngetaroughout the Port
Area. A telephone survey of more than half of the surrounding 50 diusimesses were
performed and the views were similar to thoséhefarea business meetingn addition, a round

table session was held with members of thal mestate communityo explore the likely

24 Consultation and meeting with interested stakeholders included the followvirigitial Community Open
Houses 2. Possible Users and Port Centre Land ownedsPort Area Businsses and Real Estate Interesis
Retail Interests5. Open Space and Environme6t Urban Design and Transportatioff. Community Meetings8.
Open House$TEDCO, 1996, Overall Planning Report, PCD

25 The open houses were held on June 199 initial comments includeds fiSupport for an approach and
project which combined needed economic development with improvements to the envjrormtoenArea and
local community needs new development and investm@airt Centre should be designed to avoid conflicts with
trucks aml less parking should be provided than in suburban arealleed connections to South Riverdale
community to and through the Port Area Retail uses should not compete with Queen Street businesses
Price/Costco could act as a convent wholesaler to &a businessand s Arena supported but needs to bellwe
designed TEDCO, Novemberl996 Overall Planning Report).
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development outlooks and the attractiveness of tre Atea with and without®€D. The Ci t yo
Economic Development Division also participaf&d.

All participants agreedhat PCD projectwould be beneficial forhie area in terms of
improved services and amenity and more activity. Howetaer; thought other issues had to be
considered including: the lack of buildings suitable for migitiant use; leasehold tenure, and
the need for anore flexible approach to lange zoningThe presence of heavy industry did not
seem to be a major problem.

4. Retail Interests A meeting was held between a number of retail interests in the
downtownareawith the City Planning Staff, TEDCO, amprivate consultant for the Economic
Impact Study. They reviewed the preliminary studies and the process. Also and as part of the
Economic ImpacStudy, the private Consultant surveyed some 400 residents in tBetifade
area to understand their shopping habits.

5. Open Space and Environmenthroughout the study, TEDCO had met with a variety of
interest groups concerned about open space and environmental issues in the Port Area, which
included the Don River Task Force, the City Cycling committee, the Waterfront Regeneration
Trust, the City UrbanDesign Division and Friends of the Leslie Street Spiso, local
environmental groups attended the community meeting.

6. Community Meetinggin August and September 1996Lommunity meetings were held
to respond to questions and concerns raised as a oésoudt initial consultation process and the
second briefing paper that outlined the findings of the studies. Those meetings concentrated on
environmental issu¢g’ TEDCO and its Consultants had extensive reviews of community issues
and concerns, mainly thgotential impact of PO on local retailersparticularly trose along
Queens Streeflo assess this issue, TEDCO and its Consultants surveyed all of the businesses
alongthe Queen Street strip and included an impact assessmenDob? ose businesses.

7.2.2 City Evaluation Framework of TEDCO®6 Support Studies

TEDCO submitted the required support studies, taking into account comments from the various

stakeholders and concerned groups. City evaluatoumd include informal meetings with the
local community,ev al uat i on of TEDCOOs studi es by Cit

288 That session concludeahajor problems for the Port Area:1 t s fi s ¢ r u f,2.\66i Cgnmmitatop3t i o n

High taxes 4. Market limted to businesses that want or need a City locattoore competitive and broad

industrial market in the suburb6. The r el uctance of d@EDCOON@wemberld9306 be Api on
287 Another meeting was held October 1996 which focused primigron retail issuesTEDCO 1996)
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Commi tteebds recommendati ons would discussed b
make a decision on recommended Official Plan and zoning (TEDCO, November 1996).
723 Eindings of pdrbadi@gc Studes p

1. Economic (Retail) Impact StudyThe study methodology included principal components

mainly outlining supply and demand for new fornratail uses and arena facilitias well as the
impact of these proposed functioi$he study wadocusing on a specialarehousdype retail
functions The studydid not include different forms ofetail and within various land use
functional mix as potential alternativés the proposed projecfccordingly, the study findings
were limited to justiying the main targeted functionk addition, his decisionshouldalso be
related to the preferred future vision for the Port Area as perceived by the primary stakeholders
like the City of Torontas wellaslocal community residents and groups

2. Industrial Impact Study: The study approach incorporatélatee contextual andime

framesincluding the site context, impact on surrounding area, and a longer term outlook for
changes over ten year$he findings of the study were very general and could be dewe
different ways’®® The large amounts @xistingvacant land within the Port Aréadicated land
use inefficiencyand those landmight be uilized for a variety of functions Also, selection of
new functions had tbe relatedo the future vision fortte area and accepted by stakeholders.

3. Open Space and Environmental StudyA context plan was prepared which

conceptually outlined a number of featuregéGreen Infrastructure Syst@mwhich includeda
major north-southgreencorridor along the Don Roady and easivest corridors along Lake
Shore Boulevaréind along Commissioners Stré&ixhibit 7.6). This study was an organizing

tool used in preparing the PCD plans within the overall coRtéxt.

%8 The findings of this studwereas follows:i) Despite large amounts of vacant land, the Port Area waealthy
industrial district, ii) Existing industries interviewed saw impaofshe Port Centre as positive, it udy 6s out | oc
saw new development over ten years could add 1,550 j@b$36 million in annual taxes, issessment was that
Metro Toronto industrial policies were supported by the Port Centre DevelogreDICO, November 1996)

29 The main featuresf the green infrastructure plan included the followingA major northsouth corridor along

the Don Roadway that provided stormwater quality treatment, greenspace, a pedestrian trail, varied wildlife habitat
and travelways, air qualitimprovement and noise abatemear®n eastwest corridor along Lake ShoBoulevard

for commuter cyclists, stormwater quality treatment, habitat, air quality improvement and noise abatement. The
cyclist trail should also link to Queen Stretd Logan, Morse, and/or Carlaw,An eastwest corridor along both

sides of CommissioreStreet as a green setting for the industrial main street that provided stormwater treatment,
greenspae, and air qu(aBEDCO,Movembed®96)v e me nt 0O
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| Greenspace
| g8 Greenspace Blocks

Cycle/Trail System
~=+ Martin Goodman Trail

L “eee- East/West Commuter
Cycle Link

«+=== Don Valley Trail Link

for the Design of the P@ (TEDCO, November1 996

4. Urban Design_Study:The City requestedhis study to identify how the proposed

development wuld be consistentvith Official Plan policies dealing with théPhysical Fornd
ard fiAmenity, especially thos@f maintaining and improving the pedestrian environm&ht
The main findings of the studyconcludedthat the Port Area should remain physically and
functionally distinct neighbourhood and that the warehouse format retail ngslavere
physically consistent and appropriaté.The findings were basically a justification for the
proposed functions. Alsohé¢ findingswould imply that the Port Area would remain as an
industrial districtwith related functionsThe studyfindings wee inconsistent with City policy
objectives in improving pedestrian environmeiso, the findingswere inconsistent with other
studiesand objectives like the open space green infrastrucpla@ thatwould require more
environmentally friendly functionsespecially near waterfront areds addition the study
shouldat leastaddress the linkages to teavironmentalsocial, economic anglolitical contexts

when famulating urban design guidelines.

2% The Urban Design Study addressed the followinghe pattern and scale of existing stegétThe pattern and
scale of development blogksThe pattern, scale and distribution of parks and other open spacds The scale
and configuration of existing buildinggEDCO, November 1996).

21 The main findings of the Urban Design Study incddet h e f ¢ The BontiAneagis, andi should remain, a
physically and functionally distinct neighbourhoad Warehouse format retail buildings are physically consistent
and appropriateiii) Open space is an essential component and majanizingelement of the district, iVA street
hierarchy which addresses the requirements of industrial traffic and servicing while recognizing emetgjing
uses needs to be plannedRgad connections should be carefully planned to maintain accessibilitydfostrial
traffic and to limit infiltration into residentialareds ( TEDCO, November 1996).
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5. Traffic Impact Study: The City requested a traffic imact study thatvould identify how

City policy of ensuimg truck access to industriatess is maintained and improvdthe primary
objective was to examine the impact of additional traffic generated by theoR@ansportation
operations in the arealhe main study findingsrevealed manageable traffic impact, not
compromised truck access, increase of transit ysagg improved situation for bicycle and
pedestrian mode&S? Essentially, the findings weralso supporing the proposed project
functions The fndings of improved pedestrian movement were inconsistent with the nature of
the proposed physicéilinctional developmentwarehouse retail Big Box) as well as the
existing conditions that were more sarientedenvironments

7.2.4 Soil and Ground Water Strategy for TEDCO Lands in the Port Area

The major goal of the Soil and Ground Water Strategg to develop an environmental
framework for the restoration of soil and ground water conditions in the Port Area that was based
on the biophysical conditions dieé area. In addition, the Strategy was designed to be compatible
wi t h t he principles enunci ated i n TEDCOOGSs €
AiGuidelinesfor Use of contaminatedites in Ontario (1996) The Strategy included two
perspective$ one thatfocused on individuafiSite Management Initiativ8MI0 (micro-level),
and one that considered the Port Area as a whiote h AreafWide InitiativeAWI0 (macre
level). The strategyalsoincluded procedures to organize, display, and interpret environmental
information, as well as mechanisi StratéigyAdministation-SA0.2%

Site contamination within the@D area included soibnd groundwater contamination,
and theoriginal land fill included peatvhich producednethane gasAlso, it was acknowledged
tha there was migration of contaminants via ground water tf@north to the south direction.

7.2.5 Environmental Site Remediation Proces$or Port Centre DevelopmentSite

292 The Study findings were as follow:i Overall Traffic Impacts of Port Centre are ManagealileTruck

Access Will not be Compromiseéid) Transit Usage Shodlincreaseiv) Situation Improved for Bicycle and

Pedestrian Mode§TEDCO, November 1996).

%A brief outline of the thr e e AmeeNide Inipative (AWI)TEDCOihe str at e
cooperation with the City, and the MOE, monitors overall environmental quality in the Port Area through 13
groundwater monitoring stations, lake level measurements, ecological monitoring (soil organisms andgpidnts),

by monitoring the amount of contaminants found by tigi€Githe sewer systeraindividual Site Initiative (1SI):

The Strategy outlines a process for TEDCO to manage environmentiitions on sites that it owns Strategy
Administration:This incldes the management of environmental information, the need to regularly review and
update the strategy, the need to share information with other parties, and some form of agreement that lays out the
roles and responsibilities of TEDCO and others that perta the strategy (TEDCO April 1997).
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The overall site area of the PCidas already subdivided into several individual sites.
Environmental site assessment and remediation was not performed fentiles project area
However, avironmentalsite assessment anmémediation wasperforned on an individual
property site at 300 Commissioners Streethich was previously used by Sunot8 Also,
environmental assessment and preparation of a site remediation plan was performetrer the
properties previously used by Imperial @ilit actual implementation was not perfornfed.

7.2.5.1 Site Remediation a800 Commissioners Stre@®reviously Used ¥ Sunoco)

The site was flagged which indicated that there was potential contaminatitinwas
acknowledged that the site was contaminated and Sunoco was liable for site remediation. Sunoco
agreed with TEDCO that they would perform site remediatidme process was proponent
driven and accordingly MOE involvement was not mandatory and there was no mandate for site
remediation. However, during the site plan approval process, the site condidmrewewed

by the City planner and the Environmental He&lfficer at the Public Health Office and the
proponent \as directedto perform the environmental site assessment and site remediation
accordingto the applicable MOE Guideline& copy of the revieweportby the Environmental

Health Officer vassent to tle MOE for recordsand another copy of the report to the City of
Toronto Planning Divisioms part of development approyal

7.2.5.2 Environmental Site Assessmerdit 185and 625 Villiers Street and01
Commissioners Stre€Previously Used bimperial Oil):

Impetial Oil owned the sites at 185 and 625 Villiers Street and leased the site at 101
Commissioners Street from TEO. Imperial Oil had used the sites since 1935 for
petrochemical uses. It was acknowledged that the sites were contaminated and Imipeasl Oi
liable for site contaminatioaccording to the Environmental Protection Act (EP&)perial Oil

was more inclined to sell to TEDCO the two sites they owned and to compensate TEDCO the
cost of decontamination for the three sitdscordingly, Imperial Oil performed an extensive
environmental site assessment for the purpossstifnatng the cost of a site remediation plan.

TEDCO had also commissioned a private environmental consultant to prepare a site assessment

294The planned future use for this site was a Hockey School (Sport Arena) (Key Participants, Interviews, 2000).

2% The two properties located at 185 and 101 Villiers Street were previously owned by Imperial Od and th
property at 101 Commi ssioners St. was |l eased by I mperi
2% The verification reporprepared byhe Environmental Health Officer was sufficient for approving the

environmental site remediation processl results, which would be part of the legal agreement between the City

and the Developer. A record of site condition was not required by the MOE, since the site remediation process was
proponent drivenThe Verification Report prepared by the Environna¢htealth Officer is provided in Appendix

A7.5. (Interview with the Environmental Health Officer, 2000).
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and site remediation plan in order to getithestimatefor site remediation costThe site
remediation plan was a form of a Site Specific Risk Assessment approach (SSRA) based on 1989
MOE Guidelines®’ In addition, the site remediation plan and its awste based on cleanp

criteria for the propasd commercial and industrial use ofAfyThen TEDCO and Imperial Oil
agreed on the adjusted cost for site remediation and transfer of ownership of the previously
owned two sitesas well as the transfer of liability of sitemedation for the three site$”
Implementation of the site remediation plan was not performed on these sites bezpugjedh

was not approved by the City.

7.2.6 Implementation of the Port Centre Development Project

The PCD project would requir®fficial Plan amendment andrezoning. Among several
recommendationsithe Overall Planning Report for th€P, it was recommended to include
limited large scale retail uses within only the Port Afavhich was a unique and debatable
function within the sensitive waterfront aredhe RCD site was originally zoned 13D2
(Industrial)and it was recommendddr rezoning to IC (General Use Areagnd Gzone(for Don
Roadway greenspace corridar)order to implement the recommended Official Plan politfes.

It is important to note thathe IC zone allavs for general uses including industrial,
commercial, offices, artists live/work studios. However, the planning study for the PCD only
recommendedndustrial andcommercialuses and did not recommend offices and artists
live/lwork studios’® Also, the planmig study recommendeavarehouse typeretail and
recommended an @ixteymopst i geavrihetpradiibits batail uses with non

297 The Site Specific Risk Assessment approach (SSRA) was not formally established at the time when the

environmental site assessment took place in 188Wever, it was based on negotiation with the MOE (Interview

with the Environment al Heal th Officer, Key Participant
TEDCOb6s project planner mentioned that estimated cost
was extuded due to incompatibility with existing industrial uses and difficulty to attract new industrial/retail uses.

That was basically TEDCO6s mandate that focused on ecol
299 From an interview with the ptmer at TEDCO, the estimated cost of decontamination for the three sites was

about $18 million according to Imperial Oil. The price for land for the two sites (12 acres) Owned by Imperial Oll

was about $6 million. TEDCO added another $20 million for degomation cost and additional $2 million for

their site impact. (Key Participantso6é I nterviews, 2000
39 The recommendation was for an Official Plan General Policy Amendment, which statedter to stimulate

new investment in the Port Industrial Distrthrough new development providing green space and service

amenities in a fashion compatible with surrounding industrial uses, Council may designate lands in the Port Centre

are for large scale retail uses. The Port Centre area will be the only are iRort Industrial District where

Council shall consider permitting such ugg&DCO, 1996).

391 A summary of the Official Plan Policy and zoning-layv recommendations are outlined in Appendix A7.4

(TEDCO, 1996, Overall Planning Report, Proposed Pertte Development).

392 As stated in the Planning Report, the reason for not including artist live/work studibsavasa theseuse®

would not be compatible with the objectives and other permitted uses of the PorbCerftrd E D C)O, 1996
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residential gross floor area greater than 180@nihis analysis indicates that TEDCO and the
consultant planners hadesgfic land usefunctions for this project without a clear vision for the
entire Port Area and theéheyattempedto amend City policies and Bgws accordingly®®

7.3 KEY PARTI Cl P ANHRSIEWS i ANALYSIS & FINDINGS - (PCD)

Tapedinterviewswith openrendeal questionsvere conducted famine primary Participants in the

project askey informants representing the public sector, private sector, and local community
residents® Only sevenparticipants completed thetructured \ritten) questionnairdor impact
evaluation of selected problems and policy directiassperceived by Participantwhich are
outlined inAppendix A71 andin Appendix A72 respectively The analysiof responses from

Key Participants for the opeanded and structured interview questionmaiill be based othe

same eight research units of analysis that were originally deaiediscusseth Chapter Five.

7.3.1 Key Participants6 | n t Raspomseswinvironmental-Legal Planning Sub
process- Site Remediation Planning

The responses from Keyarticipants were primarily on the specific site within PCD located at
300 Commissioners Street where environmental remediation was performed by the previous user
Sunoca®® As conveyed by the Environmental Health Officer at the City of Toronto, the site was
flagged which indicated potential environmental contaminafidhe main environmental
problems includedemainingoil tanks and soil contamination with hydrocarbons as a result of
historical petrochemical use of the sifdso, there was ground water cantinationand north

south migration of contaminants which requirechtinuous monitoring®’ In addition, he

projectsite was within a flood area but this was not a major i¥8ue.

303 Another alterative approach could have been to collaborate with the City and the Community in defining a
common vision for the Port Area through which a functional theme for the PCD project could dtrisrge.

important to note that the office function had been suédbsapplied in the redevelopment of the Toronto Hydro
project within the Port Area. The office function migh:
%% public sector representation included the City of Toronto, Port Authority, and thistiMiof Environment and

Energy (MOB. In addition, TEDCO, a quagiublic organization, was the primary project developer. Private sector
representation included potential investor in the new development (Costco) and an urban planner who worked for
the pivate planning consultant commissioned for this project. Community residents were also interviewed.

395 Sunoco, the previous user/polluter of the site was liable for decontaminatioftmesiewly proposed use on

this site was a sports arena. Even thougghremediation was performed according to the proposed use, the actual
development project was not finally implemented.

3% The Environmental Health Officer (EHO) at the City of Toronto performed a major role and was directly
involved in the environmentalpproval process. The EHO is part of the Environmental Health Service that is related
to the Public Health Division. Since, the site remediation process was proponent driven, MOE was not directly

involved. However, MOE was informed by the EHO aboutthemos s ( Key Participantsd | nt e
)l nterview with the former project planner at TEDCO (K
| nterview with the project planner at the City of Tor
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In general, the site remediation approach for the overall PCOvagefolowing SSRA
approachThe site remediation plan for 300 Commissioners Street was based on bioremediation
of the impacted soilafter removal of tank¥® An engineered bioremediation cell (EBC), which
was an impermeable liner, was used to contain the soilvasdeft in place at the end of the
processimplementation obioremediation processas incrementally applied to this sifehere
was concern abouwiff-site soil contaminationand potentiamigration of contaminantmto the
site areaAfter satisfactoy completionand testingf the processa verification repontvas issued
by the Environmental Health Officéw the City Planning Department with a copy to MOE.

Transfer of legal liability for three contaminated sites from the previous user/owner
(Impetal Qil) to the newowner TEDCO througla purchase deal was problematic even though
Imperial Oil was willing to compensate for the cost of site remediation. The issue was settled by
the City andTEDCO providing indemnification for Imperial Qil from futuli@bilities®*

Impact Evaluation ofEnvironmental Problems & Selected Policy Directiots

Impact evaluation of the main problems/issues and policy directions faiEtih@ronmental

Legab component are outlined in Exhibit77and in the order of their magade as perceived by

key participants in this projectn generalthe fiEnvironmentalLegalb component wasmportant

in the overallplanningprocess The overall average impact level thfe selecteagnvironmental

problems and issuemnkedf@ moder at e 0. Whi |l e t lsedectedpoley a |l | 3

directionsrankedfo st r o impaot

Exhibit 7.7: ImpactEvaluationof Problems and Policy Directions: Environmestafjal Component

Level of Impact | Problems and Issues | Policy Directions

Strong 9 Environmental site contamination. 9 Addressing environmental contaminati
1 Human & natural ecosystem health hazard| & site remediation in the beginning.
1 To define and confine legal liabikis of

contamination.

O«

Moderate & _§ 9 Conditional lift offuture liability of
Strong probable contamination from new
purchasers of already cleaned sites.

399 |n an interview wih the Environmental Health Officer (2000), the site remediation plan was based on Level 2
environmental site assessment (E&Awhich included site characterizations. The process was following MOE
Guidelines of 1994. Bioremediation is a feeding procéssacteria and air in order to treat petrochemical

contaminants resulting in water and carbon dioxide. Vapour management plan was applied to capture, treat with bio
filters, and then release the gas. Ambient air was also tested for compliance withstiaadigrds.

3 As pointed out by the former CEO of TEDCO, |Imperial C
alone and requested indemnification from the City of Toronto as well. However the City was not empowered to
provide such indemnificationntil the Province gave permission to the City (Key Participants Interviews, 2000).

311 See Appendix A7.1 and Appendix A7.2 for complete responses from Key Participants on the structured/written
interview questionnaire. The Environmentagal component idaded the highest response rate of 92% for

problems impact and 100% for policy directions of the total number of actual questions for this component.
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Moderate z | 1 Perceived legal liabilities of contamination.
1 Future legal liabilities of contaminan

Weak 1 -z | T Current legal liabilities oEontaminabn
Moderate 1 Real legal liabilities of contamination
1 Government commitment to approval of sitg
remediation.
Weak 1 | 7 Clarity and consistency of current governm

approval process.
1 Length of procedure (time delay).

Overall Avaage Moderate £ ) Strong (0)

The prollems offienvironmental site contaminatiomnd fihuman andchatural ecosystem
health hazardsr a n kéesdr ding o0 o n awasecorsigtent withhthé@opact level of
pertinent policy direction ofiaddressing environmental contamination and remediatiothén
beginning of the procedsthat alsor an k@& ® r @ n g ofiperceivédelegal liabilities of
contaminatiod a n dfutui@ legal liabilities of contaminatianr a n k= dno die r ahde O .
fAcurrent legal liabilities of contaminati@nrated Al -z weakmo d e r a paetdThis was
inconsistent with the impact level of the pertinent policy directitefining legal liability br
contaminatio®@ t hat 64 a o k g dondiiondl liftfof future liabilityy 6 t hatz-danked
moderatest r o impgaat One explanationdr the low levelproblemimpactfor ficurrent legal
liabilities..0 in this case might be the fact that TEDCO managed to get the cost of site remediation
from the original users/polluters and it was assunhaggl liability risk. However, the pertinent
policy directions regarding legal liabilitieopeared to banportant to thigprojectas perceived
by thekey participants

7.3.2 Key Participantsd | n t BRaspomnseswn Physicdfunctional Planning Sub-
processi Land Use Planning Urban Design, Site Planningeftc. - PCD

The overall vision and mandate for TEDCO wmaainly focusing oreconomic development and
creating jobs'? The existing land uses within the Port Area were mostly industrial and port
related functions. The existing zoning was industrial and theeeimmal inclination by the

major stakeholderincluding theCity of Toronto, TEDCO, and the Harbour Commission to

retain the industrial function of the area. However, businesses were leaving the area and it was
difficult to market thePCD project for indistrial uses There was land use incompatibility
between the industrial functions and surrounding land uses. In additeoarea was becoming

more people friendlyln general, the project siteiddnot have specific heritage features to

312 |nterview with the former CEO at TEDCO (Key Participants. Interviews, 2000).
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preserve. Howevethe Port Area, being close to the waterfront and having the Don Valley green
corridor, might be considered as natural herifagéurego be preserved.
TEDCO started to look famarketablgunctions for the projecnd maintaining the main
vision for economic development and job creation. TEDCO consideaaeéhouse type retalil
commercial functionsnd a sports arena as ideal for the site, given the convenient automobile
access and land availabilitfhe residential use was excluded because it did albtwithin
TEDCO6s mandate for economi® development and
The City was not in agreement with TEDCO on the proposed fuatttbemewhich
was perceived as suburbéiBig Bo x 0 f ¢'fAiThe riewly proposetlinctionswill compete
with local small businesses at the City core and hence perceived negatively by the local business
groups as well as local residen®®e new project would imply more automobile oriented
environment. Furthermorend according to the Cityhe new physicalunctionaltheme for the
PCD project was not addressing theerall vision for the Port Are#® Accordingly, the City did
not approve the project.

Impact Evaluation of PhysicalProblems &SelectedPolicy Directions(Exhibit 7.8)3'°

In general, most of theelectd problems rankediy very strongd and fid strongd impact as
perceived bykey participants incluthg fiphysical dilapidation of buildings fisite accessibility

and visibility from main transportation routg&sa n dvacdint or abandoned or underutilized
buildings and sites. fAvailability of public transportatiod r a n kz-8 moderatest r o n g 0
i mpact .det&brationeof physical infrastructure networks and declining environmental
imagedr a n kzemb dfe rimgad.lin generalthe overall average impact for seksit problems

r a n kdetdr din g oindieates thathitey were relatively significantin this case

Exhibit 7.8: Impact Levels of Problems and Palicy Directions: Phydicaictional ComponesRCD

Level of Impact | Problems and Issues | Policy DirectiongGuidelines

Very Strong y | 1 Physical dilapidation of buildings.

Strongi o 9 Accessibility to main transportation routs
V. Strong 0-y { Site visibility from main transportroutes.

S3TEDCO6s ma n dsing imanilg an fuhctions that foster economic development and job generation. In
TEDCOG6s opinion, the r eAkso, therewtas caricernfabonténtroduring résideoselx c | ude d .
which might make it difficult to attract industrial funams. In additiortheresidential function would imply higher

cost of site remediation due to more stringent cleanup cr{leterview with the City project planner & former

project planner at TEDCO, 2000).

314 Interview with the project planner at the Eiif Toronto (Key Participants. Interviews, 2000).

315 Interview with the President and CEO of Toronto Port Authority and former planning commissioner, 2000.

%1% see Appendix A7.1 and Appendix A7.2 for complete responses from Key Participants on the divudtieme

interview questionnaire. The Physidalinctional component included a response rate of 73% for problems impact

and 71% for policy directions out of the total number of actual questions for this component.
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. | T Vacant or abandoned buildings & site
Stron . .- :
9 0 1 Underutilizedbuildings & site.
ModerateStrongg -g | 1 Availability of public transportation.
1 Deterioration of physical infrastructure. | § To reclaim lost urban space.
Moderate P - . . . : :
1 Declining environmental image of the ar|  To achieve environments with a sense|
place and community
Nt 1 To prepare an inventory of contarsites,
Weak | -z . . .
1 To maintain a balance between heritag
conservation & urban innovation.
Overall Ave. Strong ) WeakModerate [ -z )
The policy di r e creclaimimgslésg wrban spaden a1 d ofiadihi ev
enviromments with a sense of place and commonityr a rkmodl eii at e 0 wha ch i n

level of importance to the PCD project arile Port Area in general. While the policy
directi on s /pgepariryeah invemwy obdontafinated siies a madintaifiing a

balance between heritage conservation and urban innovatior a % evéakmo der at e 0 .
The explanation for this relatively low rating may be the fact that the PCD project and the Port
area in general do not have significant built heritage to conseswever, the area is close to the
waterfront that is considered as an important natural heritabe presenae Also, most of the
contaminated sites within the Port Area were potentially known due to the nature of previous
industrial land use functiopwhich makes an inventory of those sites less impaoftant

7.3.3 Key Participants Interview Responses orthe Economic Planning Sub-processi
Financial Planning and Marketing

In general, project financing was primargglf-fundedthrough TEDCO Also, startup furding
was not a problemsven though the project site was considered as negative valud hewbst
of site remediation for one site within the project was covered by the previouSurssro®™®
Also, the cost of site remediation for threther siteswas @mpensaté by the previousise
Impetial Oil.**® Furthermore, TEDCO managed toarket the project fopotential private

investors like Price Club/Costco and Knob Hill Farms in the beginning of the prodess.

317 The site at 300 Commissioners Streéhim the PCD was already flagged, indicating potential contamination
(Key Participantsé I nterviews, 2000) .

%1% Sunoco had leased the site (300 Commissioners Street) from TEDCO. Before returning the site, it was agreed
that Sunoco would perform site remeihia themselves and according to acceptable standards by MOE (Interviews
with the project planner at TEDCO and Environmental Health Officer at the City of Toronto, 2000).

319 |mperial Oilused to own two of those sites and had leased the third one fromQE&¥art of a sale deal for

the two properties to TEDCO, it was agreed that Imperial Oil will compensate the cost of site remediation for the
three sites based on a site remediation plan following acceptableugestandards by MOE .HE estimated cosif

site remediation was 1.5million/acre and the selling price (of clean site) was $0.5 millioffee@itcome of the

sale deal, TEDCO received an amount of $18MM in addition to obtaining title of the two properties. On the
other side, TEDCO and tl@ity of Toronto would indemnify Imperial Oil from future legal liabilitidaterviews

with the former CEO and the former project planner at TEPZIDO).
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outlined earlier, the project was to generatenerous fulltime and partime jobs andwould
increase municipal taxes

Given this picture, TEDCO was successful planning to achiewe its mandate and
objective of fostering economic developmeéntluding jobgeneratn, increasing taxesas well
as fa arranging a financially feasible projedthe economic development proposal focused on
large scaleommercial and industrial functiohs generate a strong economic badee proposal
excluded the residential function because it was perceived as ngenaating function and
hence not within the mandate of TEDCE¥en thoughTEDCO was successful in the economic
planning sukprocess, they were not that successful in at least the pebtigahizational and the
physicatfunctionalplanning sukprocessesTEDCO and the Citycould not resolve theconflict
of vision on thePCD functional themgBig Box warehouseretail) and the future of the Port
Area,as well as the conflict with local business groups and community residents.

Impact Evaluation ofEcononic Problems & Selected Policy DirectiorfExhibit 7.9) **°

The overal/l average i mpak# weakmodet aceééd HowéeV
outstandingproblemwasiimarket impact on local retdilthat ranked fiy’ very strongd, which was

brought up by &ey Participant.This wasconsistent with the problem of conflict with local

smal | busi nesses that perceived negative i mp.
commercial fiProject economic feasibility and marketabidityyas not perceived as a plteim by

the key participantandrankedfl -z weakmoderat®é i m phiswas alsoconsistent with the

previous findingthat the project was financially feasibince TEDCO secured the cost of site

remediation from previous users/pollutargdalso secure@otential investors the beginning.

Exhibit 79: Impact Levels of Problems and Palicy Directions: Economic Compadre@b
Level of Impact | Problems and Issues | Policy Directions

Very Strong y | 1 Market impact on local retail market.

Strong 5 1 To deyelop financial/redevelopment
Incentives.

Moderate s 1To arrange for early marketmg. -

Strong 1 Availability of environmental liability
insurance to cap site remediation co|
and control future liabilities.

Moderate 2 1 Declining property values & tax base 1To estgbllsh publ_rqarlvate partnerski
for project financing

Weak | -z | T Impact of site remediation cost on project

Moderate financial feasibility.

320 See Appendix A7.1 and Appendix A7.2 for complete outline of responses from Key Participargs on th
structured/written interview questionnaire. The Economic component included a response rate of 74% for problems
impact and 68% for policy directions out of the total number of actual questions for this component.
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1 Declining economic redevelopment marke
Weak 1 1 Project perception is economically not
feasible.
1 High cost of building conservation
[restoration
{ Scarcity of public & private funding
Overall Aveage WeakModerate [ -z ) ModerateStrong ¢ -0)
The overall average for selectgmblicy directionsr a t #-d moderatess r ongo0 | mpac
whi ch i ndicates rel ati ve Devalgpiogfihaacmlc and dther t hi s
redevelopment incentivés a n kdestdr din g 0 | mpramging for eahnlyi Maketing a n d
fiavailability of environmental liability insuranéer a n kze-@ modieratest r o n g 0 . The poc

di r e c testablishing & puliliprivate parnership r apkbederfiat e. 0

734 Key Participant s 6 [Socialklanwing Swprétess-Baials e s o n
Issues,Social Equity & Safe CommunityPlanning - PCD

Responses from Key Participants indicated that there were no s@galty issues. A primary
objective for the project was job generation g@f@hning recommendatiowasto ensue local
community access to new employment opportunitiés.addition, the development proposal
included provision of social amenities and public open spatEfRCO arranged project
presentations to allow farommunity participation in the planning proce¥kere was concern
about social problems and safesgues regarding vacant sitespecially at night. However, there
were no significant crime issues in the afea.

| mpactEvaluation of Social Problems& SelectedPolicy Directions(Exhibit 7.10) 32

The overall average i mpdetweakmo dseer]adticetioeicatep r o b | e
they were relative less significant in this project. However, the problefisamfal stigmatization
of the area@ rankedfe moderat® impactwhich indicates a level of importance in this case

fASocial inequities/injusticé 60 r ah& evdaknio d er at e 0 @robiemsarbkédiiot her

weald | mpact
Exhibit 7.10: Impact Levels of Probms and Policy Directions: Social ComponeRCD
Level of Impact | Problems and Issues | Policy Directions
Moderate z -0 1 To foster social equity and justice throy
Strong community participation.
1 To achieve socially safe environment

321 The project planner at the City of fomto pointed out social problems and illegal dumping associated with

vacant sites in the Port Area (Key Participantsd I nter:
322 See Appendix A7.1 and Appendix A7.2 for complete outline of responses from Key Participants on the
structured/writen interview questionnaire. The Social component included a response rate of 75% for problems

impact and 81% for policy directions out of the total number of actual questions for this component.

188



through community paicipation.

1 Social stigmatization of the area.

9 Securing accessibility of local resident

unemployment rate among residents
enhance problems of job accessibility

1 Social problems associated with

abandoned sites (vandalism & crime).

Moderate Z ) .
newly provided opportunities.

Weak- | -z 1 Social inequities/injustice due to

Moderate negative soci@conomic impact.

Weak i 9 Low education levels anigh

Overall Avaage

WeakModerate [ -z )

ModerateStrong ¢ -0)

The overall average percen impact level for the selectedpolicy directions and

guidelinesr a n kzeddmoderatest r on g 0 ,

The outstanding policy directiorts h a t

which indicates their

rz abnnfoderhtestir 0 n g dachieeing esocial

equity and safenvironmentshrough community participatian

7.3.5 Key Participants Interview Responses otthe Political-Organizational Planning Sub-

process-St akehol dersdé& Orqgani-PGbti on and Partner

Given project failure,ite main stake o | dcenflists@as viewed by participastvere adollows:

1 Imperial Oil versus TEDCO and the City of Toronto (Sale of Properties to TEDCO)

1 TEDCO versusocal BusinessGroups
1 TEDCO versusocal Community
1 TEDCO versus City of Toronto (Approval of proposed development project)

¢ Imperial Oil versusTEDCO and the City of Toront5?® Imperial Oil wasthe userowner

of two sitesand had leasethe thirdsitefrom TEDCO. TEDCO was more inclined to purchase

the properties owned by Imperial Oil rather th@asing the land. Imperial Qias willing to sell

the two properties and to compensate for the costapfiredsite remediation provided that the

City of Toronto and TEDCO indemnify Imperial Oil from future legal liabilities of

environmental contamination. The City and TEDCO were willingravidetheindemnification;

however, the City did not have the power to sign this indemnificatraperial Oil was not

satisfied with TEDCO alone signing the indemnification agreement. As the case was reaching a

deadend, the Province gave permission to the Citgigm the indemnification agreement and

the purchase deal was completed accordiffly.

32 This outline was based on interview responses from timesio€EEO at TEDCO and from the former project
TEDCO (Key Participants6é Interviews,
324 As outlined by the former CEO at TEDCO, the site was negative value land and the cost of site remediation was
about three times the real estate valuthefclean land. As a result, TEDCO received a check from Imperial Oil for

pl anner at

the difference (about $10 1 5M) ( Key Participantsé I nterviews,
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I TEDCO versus Small Business Group§ he proposed wvitlrnthe PB X0 r e

projectwasnegativelyperceivedby the local small business groups within the City asravell
as by the City of Toronto and local community residém&venthoughthe planning studies
commissioned by TEDCO indicated potential negative impact on local small besnbss
conflict was not resolved arimbcameone of the main factothat cantributed toproject failure.

f TEDCO \ersus Local Community Residenté® There was a conflict of vision between

TEDCOOs emphasis on economic development in t
complex visa-vis community priority vision emphasizirgnvironmental issues including green
jobs and ecologiced c o n 0o mi ¢ sustainability. The | ocal
commercial as a polluter and detriment to common small businesseé résidants were also
inclined to addressing an overall plamgivision for the Port Area rather than only concentrating
on the PCD project site. In addition, local residedid not perceive proper community
involvementin the procesand TEDCO was only informing the community about the project. As
a result, the lagl community vasagainst the proposal.

1 TEDCO versus the City of Torontorhe City of Toronto essentially owned TEDCO and

there were CityCouncil members at TEDCO boafd. As conveyed by the former City
Commissioner that in addition to the TED&ty conflict of vision there was TEDCOEDCO

conflict of vision between groups withim general, he conflict was basically between tirgght

wingbr epresented by the business group that adv
Aleft wingd represented byCity Council members at TEDCO board as well as the union
members.The firight wingd vision was for increased wealth and taxes, whilefie& wingo

vision was more into social and environmental issAé&sn, the planners at the City of Toronto,
eventhough hey were in agreement in Bloxobe@gionpmricng
changed their opinion after realizing the negative impacts of the project &D C (piece

meal development that lacked overall vision for Roet Area.

3% |Interviews with Respondents at the City of Toronto, TEDCO, and local community, 2000.

3% This outline was bsed on Interviews with community residents and private planning consultant (Key
Participantsd I nterviews, 2000)

327 TEDCO was created by the City as an autonomousisaliced entity. However, the City of Toronto essentially

owned TEDCO and there were abtluee from City Councihkt TEDCOG6s boar8il3rfemiets) of a t of
TEDCO was a creature of the City. In addition, the City of Toronto was also the development approval authority.
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As a result, theCity of Toronto was refusing the proposed projé€The City perceived
t he pr opos edectia8mage siiborban thgm urban dre émergingCity vision for
the Portandswas becoming morpeople oriented and close to the waterfronbre intensive
use, more pedestrian and cyclistadless car orientetf’ The proposed PCD project was voted
for at TEDCO board. However, there was no vote at City Cotitfcihe City refused the PCD
project and TEDCQiccepted the refusal without going to the ORB.
Main St a k e h cAbreementaad Partnership
The main stakeholdersé6é coll aboration and part

§ TEDCO- Imperial Oil- City of Toronto(PublicPrivate)**? This was the sale agreement
of the two properties owned by Imperial Oil to TED@@ich was outlined earlier

1 TEDCOT Price Club/Costc@PublicPrivate) This was the land lease agreement which
was signed in advance before even project approval.

1 Small Business Groups Local Community Resident8oth local residents and small
businesgroups were in agreement against the proposed project.

1 MOE i City of Torontoi TEDCO (PublicPublicy This was the memorandum of
understanding regarding the site remediation process at the Portlands.

Impact Evaluation of Political Problems &SelectedPolicy Directions(Exhibit 7.11)%33

Based on the responseskefy participantsthe overall averagenpactlevel of seleced problems

and policy directiong a t @ sgrongDd, which indicates thir importance inthe project.The

outstanding problems werés t a k e h conflicing goalsd a n dlackfiof stakeholderé

consensusé 0 that r a n k @\ strofigvery strongg i mpAla flack o f stakehol de
organizational & ollaborative commitmentr an k& & r 6 n g 0 flackpoh special
redevelopment authoridyr a n kz cho die r. dnt teisdcase study TEDCO is a form of
redevelopment authority with a primary objective to achieve economic development and

increasing job opgrtunities in the arealn general, the resultsdicate that there werstrong

328 The mainfactorsfor refusal were Negative impact of theewfi Bi g r&ail gnolocal small businesses,

Negativeimpacton increased automobile traffic, and.ack of overall planning vision for the Port Arélaterview

with the former City Commissioner of Urban Developme@®00).

| nterview with the project planner at the City (Key P
3| nterview with former City Commissioner of Urban Deve
Blinterview with the projectlinpriicave, B080). at the City (Key P
332 TEDCO is considered quapublic even though its structure is similar to a private corporation. It is owned by

the City of Toronto (Key Participantsd I nterviews, 200
333 See Appendix A7.1 and Appendix A7.2 for complete outlineesponses from Key Participants on the

structured/written interview questionnaire. The Political component included a response rate of 91% for problems

impact and 34% for policy directions out of the total number of actual questions for this component.
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conflicts amongstakehatlers which are consistent with previous findingghese results also

explainprojectfailure.

Exhibit 7.11: Impact Levels of Problems and Policy @itiens: Political Componerit PCD
Level of Impact | Problems and Issues | Policy Directions

y . 1 Conflicting goals, interests, and values

Strong -y primary stakeholders.

V. Strong 1 Lack of stakeholders consensus on m
objectives & issues

fLack of stakehol d|{Todevelop special redevelopment authg
collaborative commitment.  Toestabliststke hol der s 6 p

- Publicpublic partnership.

- Publicprivate partnership.

- Privateprivate partnership

Strong

(@4

Moderate z-0|fLack of stakehol d

Strong achieve objectives.
Moderate Z 1 Lack of special redevelopment author
that isdirectly responsible.
Overall Ave. Strong {0 ) Strong 0)
The selectedpolicy directionsr at &@sl r B ng o, which indicates t
s i g ni fDevelaingspeciafiredevelopment authoity | i ke TEDCO was perce

~w

afd stongdi mp act . establisking partn@rshigs i n ¢ | PuldidPaobiico ,fPubfic-
Privated |, aPuldic-Private Communitp partner s Bisprso nitgwndclke of
collaboration and partnership between the City and TEDCO that contributed to pribjeeffa

7.3.6 Key Participants Interview Responses oProject Implementation and Phasing

The project was initiated bthe primary developefEDCO who managed to secure potential
private investors in the beginning of the process. In general, the project wasphanented.
However, site remediation of a particular property within the project (300 Commissioners Street)
was performed by the previous user/polluter (Sunoco) as part of their legal liability. The overall
project site was already subdivided which woaltbw a potential for phased implementation.
However, the projeatas not approved by the City.

Impact Evaluation of Problemsind Policy Directionsi Implementation (Exhibit 7.2)%°

The overall averagenpactlevel for the selected problems/issueskedil -z weakmo d er,at e 0
which was possibly due to the project was not implemenited. w e v difficylty df project

¥ Even though City Councilors were on TEDCO6s Board, th
the City and TEDCO. Instead, there was a conflict of vision and objectives in terms of the proposed functions in the
project, mainktwpithéunBigoBox&eyeParticipantsd I ntervie
3% See Appendix A7.1 and Appendix A7.2 for complete outline of responses from Key Participants on the

structured interview questionnaire. Impact evaluation of project implementation included a reafmo§€9% for

problems impact and 34% for policy directions out of the total number of actual questions for this component.
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initiation due tohigh risks anduncertaintyp r a r» kbendderétest r ong, 0 wdithec h exp
associated risks of the newly propos@&lg Boxo functions given that cost of site remediation

liability was secured from the previous site uséiise results of impact evaluation of selected

policy directions a n kzemtb dfer at e, which indicate a | evel

Exhibit 7.12: Impact Level®f Problems & Policy Directions: Project Implementati¢thCD
Level of Impact | Problems and Issues | Policy Directions

ModerateStrong| . | { Difficulty of project initiation due to high risk
2 -01 " & uncertainty

Moderate Z 1 Addressing site remediatiofi' &
site redevelopment a$%hase.

9 Adopting gradual site remediation
redevelopment strategy especially
for large sites

WeakModerate(| -z | { Long time delays in the process.

Weak | { Difficulty of phasing of site remediation a§ 1
phase & site development a¥ phase.

1 Difficulty of gradual implement phasing
through sukarea dev. due to site conditions

V. Weak- E‘T 1 Difficulty of gradual implementation phasing
Weak through sukarea dev. due to legal requireme
Overall Avaage WeakModerate [ -z ) Moderde ( )

7.3.7 Key Policy Directioni Tax Increment Financing (TIE/TIEF) (Self Financing)

Most of the project site was vacant with essentially ndteseand any developmemtould be a
total tax increment®® Based on case study informatiohe potential tax imrements from new
project development as well as from impact on surrounding properties wotddtially cover
the cost of site remediation over a periocpproximately 165 years>’

Impact Evaluation of Problemsind Policy Directionsi Key Policy (Exhbit 7.13) 338

The response from key participants in the process revealed that new site redevelopment had a

f0-y strongveryst r ongo i mpact on both property values

3| nterview with the City project planner (Key Particip
37 In an interview with the former CEO and therherproject planneat TEDCO, the estimated cost for site
remediation retrieved from Imperial Oil for the properties they used was about $1.5 Whicteis on the very

high end) ( Key Par t i.Adcqdngto théplahnimg studiebgtRCD projeciad éxegted to

result in $2M per year for total realty and business taxes and $1.5M per year for increasen saxesinding
propertiesThis brings the total tax increment to $3.5M/y (or an average of $0.1M/y per site acre givemitetotal

area of 35 acres). Assuming the cost of site remediation is abou$$BMW/acre (which is still very high), this cost

can be covered by future tax increments withirl 50yearsThis may potentially be the basis for a tax increment
financing program

338 See Appendix A7.1 and Appendix A7.2 for complete outline of responses from Key Participants on the
structured interview questionnaire. Impact evaluation of Key Policy Direction (TIF) included a response rate of 24%
for problems impact and 35% for pofidirections out of the total number of actual questions for this component.

This is relatively low response rate due to lack of knowledge of Participants about this specialized component.
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redevelopment had impact on surrounding properties. Considering the positive future tax
increments on surrounding properties in addition to tax increments orprtject site
redevelopment, the cost of site remediation could be covered within 15 years as perceived by key
participants. Al so, r e s p o n siesstutidnal ormrgakieagjonap ar t i ¢
factord hy¥deryét r ong o i mp adacing esdablishméns df a TIF/TIEF program

within the Canadiarcontext. Theimpact of Alegal factors - Municipal Acb on a TIF/TIEF
rankedeakmoder at ed as perceived by the key part
o f devBloping aself-financing mechanism (like TIF/TIEF§ 0 r a ©-i grdngveryst r on g o .

This indicates that this policy direction is worth considering in a more detailed study.

Exhibit 7.13: Impact Levels of Problems & Policy Directions: Key Policy Directi®CD

Level of | Problems and Issues | Policy Directions
\Very Stron¢ " | 1 Problems facingl IF/TIEF plan like institutional | { Future property tax increments after
or organizational factors redevelopment can capitalize site
remediation cost within 20+ vy.
Strong- | §-y 9 Developing seHinancing mechanism
V. Strong (like TIF/TIEF) to finance cost of site

remediation (@nadian context).

9 Future property tax increments after
redevelopment can capitalize site
remediation cost within 20 y

Strong o} 9 Future property taincrements after si

redevelopment can capitalize site

remediation cost within 15 y

Weak- [[ -z | 1 After site development, the expected property

Moderate increments for the site & surrounding propertie
will be low to finance site remediation cost.

1 Problems facindT IF - legal factors Municipal Act

Overall Ave. WeakModerate [ -z ) Strong 0)

7.3.8 Responses oKey Participants on Overall Multiple -Component Planning Process

The overall planning process included midtakeholders mainly the developEEDCO and
their team of private consultantbge City approval authority, in addition to local business groups
and community residents. Also, the process included preeatior investors in the projedthere
were multkdisciplinary planners working withireach of the main groups including the
developefTEDCO, the City approval authority and private sector consultants and investors.
Regarding integration among the different planning componentgotimer projectplanner at
TEDCO outlined that the main isss to considewere havingan updated information database

including good mapping, land use inventories, and the key was to listen and include other
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participants in the proced¥ The vi sion for the project was pr
mandatehatwasprimarily focusing on economic development and job generatidime form of
AiBi g Boxo .Helse thogmphasistwas more on #€D projectand did not fully
address the overall vision for the Port Ardae planning studies were primarily faeag on
economic criterieand physicafunctional issues as they relate to economic developriéet.
attempt was to justify the preconceived economic development vision for WQIR
environmentglsocialand urban design issues wshghtly addresseth the planning process
Impact Evaluation of Problems & Selected Policy Directioh®verall Planning Proces¥’

The overall average | mpact z-Deoderdtest frmm go® el evdti e
indicates their relative impamce for this case (Exhibit 7. 14The outstandingproblems that
rankoéesdtr dingd i mpact i ncl ud e dendirdnmental mantamiraton | v e |
versus stakehol desré& dbjeciivedn f d wiffictiltii aof gleveloping efutuees t
planning vision due to multiple o mponent compl exity and stakeho
views 0 Whil e the przo®hrodemtst t bagor a mk a dnterdctiva c | ude
pr obl e ensronmental Gontamination versus project economic feasibility & marketabilitya n d
fdifficulty of integrating multiple planning processes

All selectedpolicy directiongguidelinesrankedrelativelyh i g h i Oaypsteongtveryi
st r o, nwhiah indicate tha they are significantand consistent with the impact evaluation of

problems of complexity and interactive context.

Exhibit 7.14: Impact Levels of Problems & Policy Directions: Overall Planning Prdc@€D

Level of Impact | Problems and Issues | Policy Directions
Strongi o 9 Commitment to planning especially
V. Strong 0-y in dealing with large sites.

9 Having a clear vision for the projeq
1 Adopting an integrative planning
framework to link the major plannir

subprocesses.
Strong 0 | 1 Complex & interactive problems: environmental
contamhati on risks & |ia
conflicting interests & objectives.
1 Difficulty of establishing future site redevision
due to multiplecomponent problem complexi&
339 Interview with the former project planner at TEDCO (Key Pastisint s 6 | ntervi ews, 2000) .
340 Interviews with the former CEO at TEDCO and former City Urban Development Commissioner (Key
Participantsd I nterviews, 2000) .

341 See Appendix A7.1 and Appendix A7.2 for an outline of responses from Key Participants on thiesstruct
interview questionnaire. Impact evaluation of the overall planning process included a response rate of 73% for
problems impact and 86% for policy directions out of the total number of actual questions for this component.
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due to stakehol derséo

Moderate |z -& i Complgx &.interactiv.e p.r.o.blems: e'monme_nal

Strong contamination nsks/l|§1p|l|t|es VS. economic

feasibility & marketability.

1 Difficulty of integrating multiple planning
processes including: site remediation, physical
planning & design, financial planning & matkeg
& stakeholdersé conse

1 Complex & interactive problems: environmenta
contamination risks & liabilities vs. physieal
functional declining image & blight.

v | 1 Complex & interactive problems: einonmental

Moderate | z

Weak ! contamination risks & liabilities vs. social equity
security issues
Overall Ave. ModerateStrong ¢ -0) StrongVery Strong 0-Y)

7.4 CASE STUDY FINDINGS, Planning Sub-processes and Their Connectivities PCD

The analysis of case studindings is based orthe eight research unit®f analysisoutlined in

ChapterFive. Every unit of analysiswill include a synthesis of the planning splocess and
connectivities among components and planningsobesses

7.4.1 Environmental-Legal Component: Site Remediation Plannindgub-process

TEDCO hal a general environmental framewofér Soil and Ground Water strategy which
includeda macrelevel Area Wide Initiativg AWI) and a micrdevel individual Site Management
Initiative (SMI). The macromicro environmental framework for soil and ground water strategy
was agood planning apprah in terms of monitoring environmental conditions at both levels

Site contamination was acknowledged in the Port Area in gemerhiding the PCD
project site There was no comprehensive site assessmergigam@mediationplan for the PCD
project. TEDCO managed to retrieve cost of site remediation from previous users/polluters.
Environmental site assessment and remediation was perfoanexh individual site (300
Commissioners Streetpreviously used by Sunoco compaAiso, environmental site assesent
was performed fothe three sites previously used by Imperial 101l the purpose of estimating
the cost of site remediatiorHowever, implementation of a site remediation plan was not
performed at these three sites because the PCD project wapraneapby the City. Imperial Oil
agreed to sell the two properti¢s owned to TEDCO and to compensate the cost of site
remediation for the three propertiasexchange of legal liability transfer to TEDGE.

Site Remediation at 300 Commissioners StrgaeviouslylLeasedised by Sunoco)

%42 The amount of compensatiom cover site remediation costceeded real estate vahiethe sitesy three times
(Interview with the former project planner at TEDCO, 2000)
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The

Site remediatioprocessat 300 Commissioners Street was part of the site plan approval

process to obtain the building pernfExhibit 7.15). Site remediation was performed by the

previous user of the site (Sunoamce they were legallyliable for site contaminatiorndwas

based oranagreement with TEDCO he environmentaprocessncludedthe following:

1.
2.

Initial Site AssessmentLevel One: To define potential sources of contamination
Detailed Site Assessmenktevel Two:

1 To define types and levels of contamination ansgarison with selected criteria
T To perform risk assesgent and define risk management

1 Risk management may include land usetml or engineering solutions
SiteRemedial Work Plan

Project Implemetation

Completion- Verification Report

Exhibit 7.15: Site Remediation Process in Relation to the Development Approval Process

300 Commissioners Street
(Part of Port Centre Develooment)

Sunoco B - i R i i e i > TEDCO

A 4 A 4

Site Previously Used as
Petrochemical Plant

City of
Toronto

Y
FlaggedContaminated Site 1

t Development
Approval Process

v Environmental

Site Remediation Process Health Officer

A At

1. Env. Site AssessmenrtESA-1
2. Env. Site AssessmentESA-2 y v
3. Site RemediationPlan - Bioremediation MOEE
4. Completion- Verification Report

Sports Arena

(Not Implemented)

The site remediation plan included bioremediation of the contaminated soils within the

site and employedand use controls and engineering solutid®ise remediation was based on

clean-up criteria for industrial and commercial land udesaddition, an engineering solution was

designed to use an impermeable liner to contain the soil for bioremediation. The impermeable

solution was left in place to restrict migration of contaminammfadjacent sites thatere also

flagged. Since he process was proponent drivetihe MOE dd not require Record of Site

Condition (RSC) Site remediation wasompleed and verified bythe Environmental Health

Office at the City and a copy of the verifimat report was sent to MOE.
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Connectivities/Linkagesvithin the Environmental Site RemediatioBub-process:

Some of the main strong linkagestween this component and other compoaenias follow:

1 Site Remediation Cosersts Future Land Use
i Site Contarmation/Remediation versus Cost of Clagmand Property Price
1 Site Contamination within th8ite Vs. Environmental Conditions of Surroundinge®s

M Site Contamination& Remediation Costversus Future Land Use(Environmental

EconomiePhysicalFunctional) The site remediatiorplan was based on clearp criteria for

industrial and commercial use onlyhich implied less stringent and less costiganup process
than compliance with residential criteria for clagm Thisfactor also contributed to the exdlos
of theresidential uséom thisproject®**

M Site Contaminationand Remediation Cost versus Property Price(Environmental

Economic) Site contamination reseidl in costs associated with site remediation in addition to
the pertinent approval process. Alsexisting site contamination affect prices for such
properties before performing site cleap>** This issuewas also linked with the legal liabilities
of site contamination, which includeeal and perceived liabilities.

1 Within Site Contamination/Rend@&tion versusSurrounding Environmental Conditions

(EnvironmentalEnvironmental) Site contamination within the project anwas affected antlad

an effect on the environmental conditions of surrounding dreeasuse opotential migration of
contaminantsThere was known migration of contaminants in the nediith directionAfter site
remediation(at 300 Commissioners Streetfie decisionrwasto keepin placethe impermeable
liner (used during the bioremediation progess orderto prevent migration focontaminants
between the cleanagp site and surrounding areas that were contaminated.

An important conclusion is that the linkages outlingldove formed multiple chain
linkages among them like Site Contamination/Remediatidmegal Liabilitiesi Clean-up Cost
and Site Contamination/RemediatiGost- Future Land Use MOE requirements.

7.4.2 PhysicalFunctional Component: PhysicalFunctional Planning Sub-process
Land Use Planning, Site Subdivision PlanningUrban Design& Architectur e

This component repsenedthe core and physical context for all other compondrits.physical
functional planning process was exemplified at several interrelated and hierasphitallevels
including theCity Official Plan level, Port Area district level, PCD projesite level, in addition

313 Site remediation was based on clegncriteria for commercial and industrial use (MOE Guidelines, 1994).
344 In the case of properties previously owned and used by Imperial Qil, cost of site remediation was more than real
estate value resulting in a negative value land (Interview with former CEO of TEDCO, 2000).
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to the project site subdivision leveAlso, physicalfunctional planning includé various
interrelated hierarchical planning typesluding land use planningirban design, andmaller
areasite plan architectural levelThe contexial applications of thesglanning typeswvere also
related to the physical scale of the pertinent area of applicatisrwell as the level akquired

information for each levgExhibit 7.16).

Exhibit 7.16: Physical Levels of the Planning Process andri®entextual Application PCD

Planning & Designat Case Study Contextual Application Government Plans
various Physical Regulatory/ Legal
Contextual Levels Basis
1. | Land Use Planning 1 Official Plan Amendment. 1 Planning Act
- City Level 1 Rezoning { Official Plan.
- District Level { Port Area District Plan Amendment 1 District Plan
2. | Urban Design 9 Port Area District (overall site) 9 Zoning By-laws
- City Districts 1 Urban Design Plan for the Port Ceniviich
- Port Area District illustrates possile physical configuration.

- Port Centre Project | q Urban Design Guidelines and Principfes the Port
Area in general and for the Port Centre Developr
projectincluding block specific guidelines.

9 The Green/Open Space Infrastructure System fo
overall Port Area and the Pdzentre

9 Site scale guidelines which address design princ
and objectives for the Port Centre.

3. | Architectural Design 1 PotentialSite Plan approval fandividual sites 1 Building Code.

- Smaller Site Area within the overall project

The physicafunctional theme for the PCD projecdhcluding warehouse retai{Costco
and Knob Hill Farms) andpors arena complexwas predominantly iasedtoward economic
development criterigfinancial profit, tax revenue, job generatiorgther thanon multiple
compnent criteria including physicélinctional, social,political, and environmeiad criteria.
Also, the proposed project was primarily emphasizing the specific project site without proper
consideration of the overdflort Area.Even though the proposed fiilmmal theme was consistent
with TEDCOO6s mandate for economic devel opment
future of the Port Area as &ocial place that was becoming mor@eq@ | e 6 s frienc
environmentally friendly, and more pedestrian aogl c | i isovesnént than automobile
movement.Also, there was conflict with local business groups because they saw the proposed
project as a threat to their own businessesddition, the project was perceived as more like a
suburban mall rather than arbanfunctional setting.

Furthermore, ie proposed PCD project was based on a single alternative functional
complex including commercial and industrial uses without considering other alternative options

for comparative evaluation. Given that the Port Aneges becoming more as an extension of the
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adjacent waterfront and inner city areas, one potential functional theme to be considered for
comparative evaluatignwould be a mixeduse complex including residential, offices,
commercial,andrelated recreatiohdacilities. This option would have the potential for a lively

social walkable, and environmentally sensitive setting. It is important to note that both the inner

city and the Port Area are in the process of functional transformamioro target theision for

the future century rather than following the existindqustrialp at t er n wi t hin t he |
Di s t thatecotved over the past century, whistturrentlybecoming functionally obsolete.

Connectivitiegl inkages in thePhysicalFunctional Planning Sub-process

Thelinkagesbetween the physicdilinctional componerdéndthe environmental component were
discussedh the previous sectioff> The main linkagewiith the other componentsere as follow:

Port CentreSite FunctionsversusSurroundiig Land UseFunctions

Distribution of Land Use FunctionersusMarket Analysis and Economic Feasibility

Land Use Functions versiisansportation Access

Land use functions versus Stakeholdersod 1| n

E N

Port Centre Project Site versus Surrounding Land UsesNeighborhoods (Physical

Physical) There were some attempts fimtegrationbetweerthe project site and its interface with

the surroundindgand use functions aluding residentiatommunities. The idea @haking street
connections to thadjacent community on theorth sidewas a form ophysicalintegration Also,

the extension of the green/open space along the Don Valley Trail Link all the way to the
waterfrontwas a form of connecting the BGsite withareas along that axi$hese conndivities

were morewithin the physicaketting rather than the functional and social settihggeneral,

there was lack of concurrent comprehengianningvision for the entire Port Are& order to
properly integratemicro-level project planning witthe macreevel Port Area planningas well

as integration with theadjacent inner city communiti€® This integration should address
multiple components including land use compatibility, movement systems and walkability, social
interaction and context, esomic viability, and environmental connectivity and integrity.

i Distribution and Sizeof Land Use Functionsersus Market Analysis & Economic

Feasibility (PhysicalEconomieFunctional) Market economic feasibility analysigsidresses the

neededsize and loation of commercial/business cessirThe objective of theeconomicmarket

35 Linkages between the physidahctionalc o mponent and the envir®teament al comp
Contamination & Remediation Cost versus Future Land Use (EnvironrigodsiomiePhysicatFunctionalp .

%% The lack of shared comprehensive vision for the Portlands created conflict between TED@&5 tiowing

its mandate and the City who had a different vision but was not clearly formulated and conveyed to TEDCO

(Interview with the former CEO at TEDCO and former City Commissioner for Urban Development, 2000).
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analysis for thevarehousdype retailfunctions performed by the private develoger TEDCO
and requested bine City, was both toensure the feasibilityor the projectretail functionsas
well asensuiing that the new development wlonot compete with the existing retail.here was
concernby the City and local business groupat the new developmewas like a suburban mall
thatwould compee with existingsmallretail bushess**’

1 Land Use Functionsversus Transportation Network and Access The existing

transportation network around the project,site well as the proposed network within the,site
were importantin the physicafunctional straturing of the project siteThe PCD projectis

located at a major intersection of two expressways, mainly the Gardiner Expressway and the Don
Valley Parkway. This location provides botitoper accessibility and visibility of the new
functions which was an important factor for commealZzbusiness functionsThe overall project

site was already subdivided into smaller sites by existing strébes.location of the major
wholesale retail function (Costpevas at the site corneAlso, the idea of continuing the Don

River Trail and movemergystem to the waterfront resulted in a green zone abutting the new
developmentvhich would affect land useéesignwithin the project site.

M Proposed Land Use Functions verstis a k e h tnerdsées& ©Oljectives (Physical

FunctionalPolitical). There was @onflict of vision and objectives among stakeholders regarding
the proposed functional theme for PCIEDCO was following its mandat& economic growth
when they proposethe Bi g cBnomemial and industrial functions for the projéidie City
was moe concerned about thieture vision for the Portlands. Also, the City was concerned about
theimpact of new development on existing retail market in the inneasityell adraffic impact.
The local business groups were more concerned about the potegdive impact of the new
development with large scale retail functions onirttsenall scale retaibusinessed™ Local
residentswould like to see the blighted areedevelopedand to have better environment and
access to the wafeont area Howeverlocal residentsvere alsoconcerned about negatiimapact
on local businesses as wellteaffic impact.

This outline clearly ndicates conflictingnterests and objectives between TEDCO and
ot her mai n stdrnaskokepniarity tbreecomamic ifeasitiy and project marketability

347 Interviews with representativesf | ocal community groups, City Commi ssi
former project planner (Key Participantsdé I nterviews,
The perception of the new development was |ike having

Interviews,2000).
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versus a clean and sustainable environmentwbatd beintegrated with cityexisting physicat
functional setting including accessibility to the waterfront.

7.4.3 Economic Componentand Planning Sub-process Financial Planning & Marketing

Project financial planningagnd marketingwas primarily performedby the project developer
TEDCO, which wa selffunded®*® Startup funding was not a problefor TECDQ, especially
whenenvironmentatlearrup cost wagovered bythe previous usefgalutersof individual sites

like Sunoco and Imperial OITEDCO also managed to secure potential investors in the
beginning of the process like Costand Knob Hill Farms. TEDCO would lease individual sites
to potential investors who would be responsibte financing actual site development
According to TEDCQthe project was considered as economically feasible.

ConnectivitiegLinkagesin the EconomicPlanning Subprocess

The links between the economic component versus the physical and environme piatheots
were previously outlinetf® The otherlinkages between economic plannimgmponentversus
the other planningubprocesses include the following:

1 Cost of Site RemediatiorersusStakeholders Decisions & Project Feasibility
1 Project Marketabilityto Potential Users/InvestoksersusApproval by the City and Local
Business Groups

FinancialFeasibilityversusOverall Project Feasibilitgnd Viability

Cost of Site RemediatiomersusStakeholders Decisions & Project Feasibili§ost of
site remediation caaffect project feasibility, especially project initiation, and hence can affect
the decisions of stakeholders. This issuas also interlinked withthe proposed future land use
and stakeholders perception for contaminated ahedise case of the sitesed by Imperial Qil,
the cost of site remediation was greater than the value of the land after environmertap clean
which indicatel a negative value land’'he fact that cost of site remediation was paid by the
previous usersnade the first redevelopmiephase of project initiation and site remediation
financially feasible for the developer TEDCO. This condition provided a positive perception for

marketing the project.

39 TEDCO was quaspublic but has the structure of a private development corporation with share holders. TEDCO
had the decision making power as a separate entity from the City. However, the City owned TEDCO and had 3
Council members at TEDCO Boald ¢y Parti ci pantsé I nterviews, 2000).
30 The linkages between the economic component and physical and environmental comipcheted

1 Site RemediatioCost versus Future Land U@environmentalEconomicPhysical)

1 Contamination and Remediation CestsusProperty Price (Environment&lconomic)

1 Market Analysis & Economic Feasibility versus Distribution of Land Use Functions
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1 Project Marketabily to Potential Investors versuSpproval by the City& other

Stekeholders TEDCO managed to market tipeoject to potential investorf®r warehouse type
retail functions(like Costco and Knob Hill Farmsds well as for a spatarena complex.
However, TECDO could not get approval fraghe City on the overall projecAlso, the local
community and small business groups were in opposition to the profestindicates that iis
not enough to succeed in marketing the project to potential investtiréo have project
acceptability bythe City approval authority and theckl community.

1 FEinancial FeasibilitwersusOverall Project Feasibilitend viability TEDCO focused on

economidfinancial feasibility and marketability of the project more than overall project
feasibility and viability The feasibility framework did notinclude the physicatfunctional
alternative optiongor comparisorwith the PM project. FurthermoreTEDCGQOS sision forthe

Port Areawas to maintairthe industrialuseas in the original City Official Plan witan addition

of warehouseretail commercih as an exclusive amendment to the Official Pl&his was
basicallytriggered byT EDCOG6s mandate and primary objectiyv
Cor p o r which was budinessased approach to planninBEDCO had the vision to keep

the waterfront ar® as an environmental open space and recrehtioeg however thisvould be
difficult to sustain when the Port Area was envisioned as an industrial commercial .district
TEDCO excluded mixedse alternatives with the residential and office functions. plaisning
vision had conflicts with City vision for the Port Ar&s.

7.4.4 Social Componenfi Social PlanningSub-process- PCD

This componenaddresses social problems, issues and objectives in terms of social equity, safe
community andthe provision of sociahnd community services and ameniti€sere vas no
specific social planningubprocessas part of theoverall development processiowever the
process included several so@ald socieeconomic objectivemcluding the following:

1 Transforming thevacantcontaminatedite that was associated with stignméo an active
and self securedrea.There were safety conceraspecially at night
Provision of social/recreational open space amenities to be connected with the waterfront.
Providing connective links beeen the Port Area andheighbouring residential
communities to the north.
1 Creation ofnew job opportunitieswith recanmendtion for securingaccessibility of

local residents to newly generated jobs.

1
1

#®l'n a | ater pJnHloickd tnigo T otriotnlteodd s Port Lanaos, thier € tiyoms

Toronto Urban Plaming & Development Services had also included the residential and the office functions as part
of their mixed land use vision for the Port Area. The residential function was proposed in areas outside the PCD.
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1 Increasingoroperty assessments amdnicipal tax base.

In addition the review process included public participation in the form of project
presentatins at neighbouring communities armtdl residents hathe chance to express their
visiors for the areaThe residential communities had been only on the dyord areago the
northand on the other side of the Gardiner Expresswhg proposed plan included connective
links between the Port Area andighbouringresidential communigs However, the Port Area
was not clearly conceived as a community by itsElh e pr op o s e projeét®Basg B o X
perceived as a suburban typgevelopmentthat wasinappropriate foran inner city context,
especially near a waterfront arda.conclwsion, the social contextas in a way ignoreds an
integral componentf theoveral planning proceswith the exception oproviding certainsocial
andsociceconomic objectives.

Connectivities/Linkages in the Soci&dlanning Sub-process- PCD

The main connective linkbetween the social planning component and other components
included the following:

1 Open Space/Environmental Contgetsusthe Social Context
1 Project Site and Port Area versssrrounding Communities

1 Open Space/Environmental Contexersus the Social Context The open space/

environmental and pedestrian/trail system waeraective network between the project site, the
waterfront and the Port Area in general, as well as with the Don Valley open space and
pedestrian trail systenThis public open spaceonnective networkcould bemore properly

utilized as apositive socialspace if supported by pedestrian oriented functieplaysical

devel opment instead of the proposed car ori en

M Social Context oProject SiteandPort AreaversusSurroundingAreas andCommunities

of the Inner City The functional &nd use theme within the projesite and the Port Area in

general, had been predominantly industaiadl port related functiorend currently referred to as
t h @ort findustrial Districb. However, the waterfront area had been an environmeptai
spaceand potentialsocial recreational spac&his contrasted land use combination represented
an incompatibility and conflict resulting in negative impact on both the social and environmental
contexts of the Port Area including the waterfront. Anywag, $ocal context of the Port Area
was not clearly defined throughout its historical evolution.

The Gardiner Expressway and the industrial Port Area formed a land use separation and
barrier betweenhe neighbouring residential communiteasd inner city areashoone side anthe
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potential watefront socialand recreationaspace on the other sida&ccordingly, it would make
sense to create connections between the social context withpnojeet and the Port Area in
generalwith the surrounding residential comunities. Furthermore, proximity of the Port Area to
the innercity should make it aan integral partn terms of functional land use asdcial context.

The Port Area lacked a clear definitifor theevolvingland use and social contexts which
made theconnectiorbetweerthe projectsite andthe overallPort Areadifficult to define as well.
This lack of clear and consistent definition lahd use andocial contexa created conflict of
vision between TEDCO and the Cityterms of the proposednctiors for the PCD project and
its relation to thduturevision forthe Port Area

7.4.5 Political Componenti Political Organizational Planning Sub-processi PCD
Stakehol der sé6 Pameshipi zati on and

The mainst a k e h o | Heeplasning pratesstere primarily representedoy the project

developerTEDCO'1 a quasipublic developmentorporationand their team,the public sector
approval authoritiesnainly the City of Torontoand MOE, in addition to community residents
and interest groupS? The development @poval process, including environmental approval,
represented the organizatarsetup for the overall planning process that vpastly performed

by applicant/developeFEDCO and their team of private consultants on one side and the City
and related bodgeas an approval authority on the other sisheaddition the local community
residents and interest gragere involved in public meetingsand open housethat were
primarily arranged byfEDCO and partly by th€ity to review the projectn this casethe City

of Toronto was both the development approval authority as well as the owner of TEDCO.
Exhibit 7.17 outlines the primary stakeholders involved in the planning process.

The stakeholders within therivate sector included previous users/ownersceftain
properties within the project site (Sunoco and Imperial Oil), the new potential investors/users in
the proposed PCD project, local business groups who were potentially impacted by the new
development, and private consultants commissioned by TEDEC&pecial planning studiés?

%52 The primary stakeholders in the public sedtcluded: 1. TEDCO the developefquasipublic), 2. City of
Toronto, the development appadauthority and owner of TEDCO, Bletropolitan Toronto, for reviewf the new
proposed development, Ministry of the Environment (MOE): for general monitoring site remediation, 5.
Toronto Port Authority, previouswnerof the Port Aredefore property transfer to the City ahBDCO.

53 Even though TEDCO was sdlhanced and had its own Board and administrative structure, the City of Toronto
had the power adippointing TEDCO Board members who included representatives from business, labour, and City
Council(TEDCO, 1996, Annual Report).

354 The private sectostakeholderéncluded: 1.Previous users/owneds specific #es in the Port Centre including
Imperial Oil and Sunocg 2. Potential Users/Ownelig the Projecincluding Costco/Price Club, Knob Hill Farms,
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Exhibit 7.17: Primary Stakeholders Invole®nt in the Development Proce€BCD
Port Centre Development Im gnal Oil Environ. Local Business
: (Previous User) AsSSEss Groups
Project (Own & Lease) '
A
v *
UnsuccessfuProject o H
1 > 9 185 Villiers St. Indemnification 2 Igubcl)igse Community
9 625 Villiers St. Agreement Meeting Residents
1 101 Commissioners Sf Sale & Clearup
Comrensation
Yy T __K__ |
Costco/Price Club ' Dev. Apprqval | Environ. | MOEE/MOE
(New User/Lease)[ "™ (Did not go Thyough i Assess. [~
Private Consultants
1 Planning A 4
9 Env./Site Remediat. TEDCO City of
T Open Space/Env. i »  Developer [€% Toronto [*
1 Urban Design
1 Traffic Impact : 3 3
1 Economic/Retalil -
1 Industrial Impact v V' Metropolitan
Dev. Approval Toronto
Process wasot
Sport Arena Complex —_—
New User/Lease | = Completed Toronto Harbour
T Commission
2 Site Remediation is Sunoco Site Remediation |
—> Implemented » Previous User/Leas B
9 300 CommissionerSt.

There vere severalconflicts of objectives andiision among stakeholders regarding the
projectwhich contributed to project failure. The main confligtsluded the following:
1. TEDCO versus th City of TorontoTEDCO6 s f wir s iao M \BaregousB type 0

retail commercialandindustrial developmenprojectwas basically following its mandates an
AEconomi c Devel op ment achizeing poonomic bbjeatives ia termis ofg

financial profit, job generation and increasing tax badee City did not envision the proposed

and other business interestdso included are»asting businesssincluding Chai Poultry, Geyhound, and Addison
Cadillac, 3.Local Business and InteseGroups s Greater Riverdale Ecamic Development Group (GREAT),
Port Area Busingses and Real Estate InterestdRetail Interests including Yonge Regeneration Program and
Gerrard Square Representativednterest groups concerned about open spaandronmental issues in the Port
Area, including Don River Task Force, City Recycling Committee, the Waterfront Regeneratigr&Tiuisinds of
Leslie St. Spit, 4.Private Consultants retained by TEDCO prepare the following studiesPlanning,
EconomicRetail Impact Study, Industrial Impact Study, Open Space/Environment Sftan Design andraffic
Impact StudyEnvironmental Site Assesgent and Remediation, and Environmental Consultants (TEDCO, 1996).
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ABi g Boxo devel opment as appropriate for the
PortlandsThe Cityds vision for t hdevel®pmentthabis mige wa s
people oriented, less saind more pedestrian/cyclist oriented, as well as more environmentally
friendly, especially its proximity to the waterfromtlso, the City realized the negative impacts

of the proposed project on local alinbusinesses and on traffinn addition the City disagreed

with TEDCO on the piecemeal approadbr redevelopment of the Portlands and would prefer
having arupdatedverallmasterplanning visiorto guide development of the Portlarfds.

Giventhe reldionship betweethe City of Toronto and TEDC®@ith City Councilors on
TEDCOOGs Iiscshould have tbeen utilizesh a positive collaboration and partnership
between thm in developing an agreamh vision for both the Port Area and the PCD project
resolve the conflict>® However they functioned as opponents in this proj&sten though the
PCD project was voted for &tE D C O 6 s, it Bas aatagprovel atCity Council®’

2. TEDCO versus Local Business GroupBhe local business retailgroups were in

oppasition to theproposediBig-Boxo project because of the perceived negative impact on their
retail business markethis indicates that TEDCO was not successful in properly involving these
interest groupsind addressing their opinion in the process. This avaritical factor, especially
when both the City and local community residents supported local business groups.

3. TEDCO versusCommunity Residents:The residents of neighbouring residential

communitiesnvere also in opposition tine PCD project because afonflict of vision for the area

andnegative impaco f t he pr o p develogpmefitB locpl bBsmesses aimttreased

auto traffic. The community visiorior the Port Areavas moregowardenvironmentally friendly

projectwith green growth and job#&lso community residentperceived the planning process as

lacking proper community involvemeahd TEDC@ s publ i c meetings were

community to gain their support for the project rather than to incorporate community*iews.
Giventheabve outl i ne, it i's I mportant to not e

i Eonomi® was i nconsistent wi t h i ts rol e as a

35 Interview with the former City CommissionesrfUrban Development (Key Participants Interviews, 2000).

¢ Since there was no Part Two Official Plan for the overall Port Industrial District, it would make more sense for

the City to prepare one to work interactively with the mileneel plan for the PD project. In the case of the G&W

project, the City of Toronto collaborated with the private developer and updated a Secondary Plan forthe King

Parliament area to allow for proper review of project approval (See Chapter Six, G&W Project).

%7 It was strang to have the same member at TEDCO Board and at City Council expressing different
voting/opinion on the project when representing each si
¥l nterview with local community @esidents (Key Partici
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simultaneously addressbroader set of componerdsdobjectives in addition to the economic,
including the physicafunctional, environmental, social, and political objectives. This economic
bias created an imbalance among the various objectives and consequently resulted in political
conflict of interestand vision In addition, collaboration betweehe City and TEDCO to achieve

a collective planning vision would have created a better environment to include the local
business groups, local community residents, and other stakeholders in the planning process.

Connectivitiedl inkagesin the Political-Organizational PlanningSub-process

Some of thdinkages within thepolitical component were discussed in the previous sections.
Theothermainlinkageswerein the formof agreementamong stakeholders including
1. Site Remediation AgreemenfTEDCO-Sunoco) This was or the site at 300

Commissioners Streethe previous user/polluter Sunoato had leased the land from TEDCO
was liable for site contamination and accordinggyeed to perform site remediation themselves

TEDCO was successful in retrieving co$site remediation for this specific property site.

<—>

Site Remediation Agreemer

Sunoco
Previous User

2. SaleCompensatioiindemnification Agreement (TEDCO-Imperial OitCity): The

previous user/owner (Imperial Oil) of the sites at 185 & 625 Villiers Street and 101
CommissionersStreet agreel to sell TEDCO the two sites that they owratdcurrent market
price Also, Imperial Oil agreedo compensateTEDCO with the cost of environmental site
remediationfor the three sitethat they previously &l provided that the City of Tordo and
TEDCO would indemnify Imperial Oil from current and future liability site contaminatiof®®

The agreement was approved and executed by all p&/tiEEDCO managed to gain ownership

of land as well as retrieving cost of site remediation.

%9 Thesewere outlined in thg@revious components including:Land use functions versus Stakehder s 6 | nt er e .
and Objectivess Cost of Site Remedi a tcisiansonWPmjectReasibilbp TERCOhGtY der s 6 |
and Community objectives versus perception of a contaminated site

30 As mentioned by thisrmer planner at TEDCO, the estimated cost of site remediation (for land sale), was three

times more than the real estate value of the land after-olgan ( Key Parti ci pantsd I ntervi e\
%1The PCD project included a whole sale retail functions {@oand Knob Hill Farms) on the mentioned sites.

The proposed functions were not approved by the City. However, the agreement between Imperial Oil, TEDCO, and

the City was executed. The estimated cost of site remediation was higher than the estimatadhatket value of

the sites (negative value land). TEDCO received the net monetary difference, but actual site remediation was not
performed for the mentioned sites at the time when the case study field interviews were performed.
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City of Toronto

SaleCompensation
IndemnificationAgreement

Imperial Oil
Previous Owner/User

3. TEDCOI Costco (PubligPrivate): TEDCO managed to arrangee land lease agreement

with Costcoin advancend during the planning procestowever, the project was not approved.
4. MOE 1 City of Torontoi TEDCO (PubliePublic): This was te memorandum of

understanding regarding the sieenediation process at the Portlands.

7.4.6 Project Implementation Planning-Phasingand St akehol deiBG) Respor

The overall PCD project was not implemented. However, site environmental assessment and
remediation was performed by the previous user/polluter (Sunoco) on a site subdivision at 300
Commissioners Street and as part of an agreement with TEDCO. Also, site environmental
assessment was performed on the three properties previously used by IQpenabrder to
estimate the cost of site remediation that they were liable for. This was part of the sale agreement
between Imperial Oil and TEDCO. Even though environmental remediation was performed on a
portion of the site, the development of the projeas not approved (Exhibit 7.18).

7.4.7 Key Policy Directioni Tax Increment Financing as a Tool for Site Remediation

The objective is to evaluate whether future tax increments can potentially finance the cost of site
remediation.Ba s e d on k e y ntepview tresporisgsfaeveloping self-financing
mechanism (like TIF/TIEHt o f i nance <cost of Si-tegySremego at
impact (Exhibit 7.14)In addition, and as perceived kgy participants in the procesbie new

site redevelopmentda a A-&tyBbngngo i mpact on botofithepr oper
redeveloped site as well as surrounding proper@essidering the positive future tax increments

onthe project site redevelopmeard surrounding propertigthe cost of site remetdion could be

covered within 0-15 years as perceived by key participants. Thielatively reasonable period

of time, given the long term context for city managemeXs. perceived by key participants, the

main barrierfacing the establishment of a FTIEF program within the Canadiaontextwas

Al nstitutional o r tha ratpdfiveir zya t S torncanTde Rl veh@otiresto.
indicates that TIF/TIEF policy directionhas a potential for application in the Canadian context
provided that instutional barriers are resolved.
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Exhibit 7.18: Blighted/Contaminated Site Reuse and Redevelopment ProcdsBnplementation

Packages/Stages Outlining Distribution o5t a k e h &®éspoasibiity PCD
(Note: Project Was not Implemented)

Publicly Owned Site Community Consultation

Privately Owned Site

(Port Authority) & Involvement (Imperial Oil)
T X | T
1 I L) :
Package-A: Project Initiation & 1 YVv I \ 4
Site Restoration & Remediation : Public Sector Private Sector
Stage-1 ﬁl (Redev. Authority/TEDCO) Site or Parcel
Site Initiation | Site Acquisition or I Soldto a
Purchase/Acquisition : Purchase I Developer
r""f""-ﬂ-"'---"'- il Sty
Stage-2 . 1 : * F :
slage-¢ . \A 4 h 4 v \ 4
Comm. Consultati i . . .
R Site Cloan up/Remediation w ! Public Sector Private Sector Private Sector
f Infrastructure Upgrading wner 1 Prev. User/Sunoco Owner
1
. i
1
Package-B: Site Reuse & v Vv v v _
Redevelopment Publicly Sector| | Public Sector | | Private Sector | i i»| Private Sector
Private Sector Private Sector Site leased to H : Site Sold to
Stage-3 n "
Redevelopment Marketing/ Commuanv Partnership Investor/ New User SZ\\I,Z?:)OZr
Partnership Partnership p
T H H : H H
[ : ; : ; :
\ 4 YVY VL v A 4 \ 4 \ 4 \ 4
Stage-4

Site Reuse, Redevelopment, and Tenants Occupancy

Note: Community consultation & involvement was primarily carried in cases
where the industrial site was in proximity to the residential areas.

Note: This Exhibit is Based dixhibit 29 with Modification to Reflect the
Redevelopment of the Sport Arena SitBort Centre Development Project

[0 Path

of Redevel opment &

q

Path in this
Public sector
Private responsibility

Community

Most prevalent responsibility

Path according to General
Case Studies (Exhibit 2.9)

7.4.8 Overall Multiple Component Planning Process PCD

Planning of the €D Project wagrimarily controlled by TEDCQas the project developer and
regulatedby the City of Toronto as the approvaltlaarity. The RCD project was not successful
even thouglthere were several favourable conditiémsredevelopmenincluding:

T Prime site location in proximity to the inner city, main expressways, and the waterfront.

1 TEDCO was a specialized developmentpooation that was financially independent and
with a mandate to revitalizes properties withirthe Port Area.

1 TEDCO managed to retrievest of site remediatioftom previous userpolluters
TEDCO managed to anketthe projecto potential investorg advance.

However, there were sevefattors that causethilure ofthe PM projectincluding:

1 Lack of collaboration and partnership between TEDCO and the City.
Lack of proper community involvement in the projaestviewed by local residents

1 Conflicting objectives interestand visionbetween TEDCO and the Cigs well as with
the local community and small business groups.
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1 Lack ofclearplanning vision for th&ort Areaas a whole and its relation to the PCD

1 Biasof TEDCOO6s muaandédchievag etomomicobjectiveswhich is inconsistent
with its overall responsibilityas a development corporation that should address all
development issues includiphysical, environmental, social golitical objectives

The conflict of vision between the miclevel PCD project and the maelevel Port
Area wasthe centralissue of stakeholdaisonflict. The existing Porindustrial Districtwas
evolving into a complex problem context, especially bemgvaterfrontareaas well as an
extension of the inner cityrhe existing land use context posed conflicting compatibility issues
between the sensitive waterfront open space and park functicassigishe remaining heavy
industrial functions and the vacant/underutilized sites that had been inflicted with emstah
contamination. In additionhe Port Area, including its waterfroappeared to bisolated from
the inner city andhearbyresidential communityespeciallywith the Gardiner Expressway and
Lakeshore Boulevard gdysical barrier.

Characteristics 6the Overall Planning Proces$ Port Centre Development

The overall planning process can be characterized as follows:

1. Multiple-ComponentContext and’lanningSubprocesgs The overall planning process

includedthe followingmainplanningsub-processes:

1 PhysicatFunctional Planning Sufprocess:This includedland use planning and urban
design studiethat wereprimarily for the PM projectand partly the overall Port Aredhissub
process also includeaview of the City Official Plan and Zoning Bgws, studies for traffic
impactresulting from the PD project and industrial impact studyrhe central objective and
outcome of these planning studies were primarily the phy&ioational setting.

1 Environmental Ranning Subprocess This included site rentation planningat the
project and Port Area levelas well aggeneralbpen spacenvironmental studs

¢ Financial planningand economicetail marketstudies

T Social Planning Sulprocessvas marginally represented in terms of achieving social and
sociceconomic objectives.

T Political PlanningSubprocess Even though the project was not approvéd planning
subprocessvasprimarily exemplifiedin the public approval processd the interactive setting
among the Developer/TEDCO, the City approval attf, andlocal community residents and
interest groups TEDCO-City organizational relationship was an important aspect of the political
process that was npbsitively utilized as aeal partnership. Alsopublic meetings were part of
this subprocess Wwere TEDCGCommunity and TEDCEBusiness groups interactive
communication should have resolved the conflicts among them.

2. Interactive Problem Context and Planning SpibcessesEach component planning

subprocess had kvel ofimpact on the other plannirsgibprocessesSite remediation planning

and clearup criteria were according tadustrial and commercial land ufanctions Type of
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land use functiongwarehouse type retailare directly related toirfancial feasibility and
marketability Stakeholde® ¢ o n f |ldclkc af sonsansuds among stakeholders on a clear
planning vision for the PQ project and the Port Areaerecritical interactive issuebetween
politics, economic feasibility and market studias well asand usefuture vision

3. Lack of balance andintegration amongPlanning Subproceses Planning sub

processes were not properly balanaederms of representatioend not well integrated in the
overall planning process. The economic planning-@alcess was predominaamong other
subprocesses and the physicalunctional subprocess wasprimarily based on economic
objectives.The social context of planning wamt properly addressed amdarginalized to
achievingfew social and soci@conomic objectives. The environmental planning-pidres
was reduced to site remediation planning andaberall context of environmental planning,
including the waterfront, had been in continuous conflict with the industrial nature of the Port
Area The political sukprocess wadragmented resulting into sikeholders conflicts. It also
lackedpropers t a k e hcollabbratiorsni partnershifCity-TEDCO-Community).

4. Multi-Level Physical Planning Proces$he planning processvas represented at

various physicafunctional levels includingand useofficial plansat City andPort Area dstrict
levels, masterplanningand urban design guidelined P project site leve] in addition to
architectural desigrand site planing for specific buildings within projecsubdivision level
Thosespatial levels for the poject form a hierarchy that need to be integratedo form a
continuous settingn the PCDproject,there was lack afipdated vision for the Port Area district
level which resulted ihack of integration andonflict betweenT EDCO6 s vthePChon f or
projectthe City evolvingvision for theoverall Port Arealistrict level*®? Also, there was lack of
integration betweethe Port Areand neighbouring residential communities andiriner city.

5. Land Use Functional Transformation Proce3$ie planning proess was also

characterized biand usefunctionatphysical transformation that was represented at both levels
of the PM project and at the overall Port Area in general. Even thougRitigeOfficial Plan
and zoning designation for thHeort Areawas primatty industrial TEDCO had to market the

project for warehouse retail commercial, because it was difficult to attract the industrial function

32 As outlined by thdormer City Commissioner for Urban Development, the main reason for not accepting the
proposed fiBig Box0 project was the conflict with City
not update the official or Port district plan inclugiarban design guidelines to convey City aspirations and vision. It

was |l ater in 2000 when the City and c¢ommunrnléeckingconveyed
Torontods Port L anildeas, oppomnusities, priaritidgandradvReefrorm the psople that live,

work, and play in Torontods Pkey PRPamdisciamannhed ghbtoanr v ine
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to the ared®® In addition the Port Areas experiencing an emergence of the office function as in
the case of Tomto Hydro project.This functionaltransformation factoshould be considered in
the land uséunctionaldefinition for thePCD project and thBort Areain general

7.5  Further Development Status of the Port Centre Development Project Toronto>%*

The PCDproject was not imgimented However, another project was implemented on certain
parts of the site called Filmport by Toronto Film Studios. The following are excerpts from
Canada NewsWire, Ottawa, September 15, 2005:

1 The City of Toronto Economic Developmeorporation (TEDCO) together with
Toronto Film Studios Inc. (TFS) and its parent The Rose Corporation signed a land lease (for 99
years) and other agreements to develop Canada
the Cityds Port Lands.

1 The compehensive lease includehe construction and loAgrm operation of the first
phase of the film/media complex, which had been an open international competition won by
TFS. The agreement obligdt&FS to start building the first phase of the $100 milliomplex
by August 31, 2006.

1 The 99year lease agreement was for an initial 30 acre site (12 hectares) between Don
Roadway and Bouchette Streets, south of Commissioners Street and north of the Shipping
channel. The transaction also included option rightsdl®racre (6 hectares) of land north of
Commissioners Street.

1 The initial phase will compris232,50&6F of production facilities. TFS was also planning
to expand the complex to 550,000SF of production space including a dozen sountftages.

1 Financing was pdy by TFS parent company The Rose Corporation and its equity
partners ($25 million in equity) and the remaining construction financing was by HSBC Bank
Canada. Permanent financing was arranged by The Rose Corpdtation.

1 Based on information obtained frorhet website for TFS Filmport, phase 1 studio
complex was to open for business by March 2008. Construction of the first commercia office
and industrial buildings was scheduled to commence by the spring of 2008. Occupancy for two
buildings was expected in029. The overall development of the Filmport was expected to
continue for seven to ten years at a total estimated construction cost in excess of $70& million.

Currently, Filmport has a new ownership and a new nd@irewood Toronto Studios.
Thenew groy purchased the 80% stake in the film studio complex from the Rose Corporation.
The new ownership consortium consists of Comweb Corporation, ROI Capital, and Castlepoint

33 The new industrial functions prefer suburban location instead of the inner city. Refer to Chapter Two for detail
34 Information for this section was obtained from Newspaper Articles and the website for Toronto Film Studios.
3% |In addition, development outside the studios would include up to one million SF of offices, restaurants,
conference facilities and possildyhotel, as well as additional industrial and commercial space. The combined
development cost of the studio complex and surrounding commercial space was estimateld.at $275

3% The Rose Corporation is privatefield, Torontebased merchant bank with a 2&ay record of success (Canada
NewsWire, Ottawa, September 15, 2005).

%7 Filmport Toronto websitehttp://www. Architect.co.uk/Toronto/filmport_toronto.htm. ( July19, 2009).
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Realty Partners, in addition to TEDG&ho is the land owner. The parent company fa tiew

group is Pinewood Shepperton pft.

Exhibit 7.19: Photos of Filmport Project at Part of the Site of Port Centre Development (Aug@8i08),

7.6 Lessons Learned Port Centre Developmenti Toronto:

1. TEDCO as a Public (or QuasiPublic) Developnent Corporation for the Project

Having a public (or quagpublic) development corporatiordirectly responsible for
redevelopmentwas unique to this project. This proviiea favourable condition for
redevelopment since th@ojectdeveloper combines the ahtages of a public entity that aims
at serving the public interests well as having aaffective organizational setip similar to a
private corporation. Even though this project was not implemented due to comflicgion

between TEDCO and the CityEDCOwas successful in securing coststte remediatiorirom

previous useras well as marketing arrangements with poteitisiness investot® be located

368 Website for Filmport and Pinewood Toronto Studiutsp://www.pinewoodtorontostudios.co/
http://www.insidetoronto.com/article/71970. Information was obtained on July19, 2009.
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within the project®® Having a redevelopment authority like TEDCO was instrumental to
brownfieldredevelopmenin the area

2. TEDCO-City Conflicting Vision on the PCDProjectand the Port Area
Even though TEDCO was essentially owned by the Gipproval authority)they could not

manage to have consensus on a collective vision for site redevelopmetirs. TEDCOwas
successful in achieving the objectivesiof s feconomihd & hmawveatta,al |y |
B o xpoject. The City did not approvedli Bi g Box0 project because o
for the Port Landsandthe negative ipact d the project on inner city small retail market and
traffic. The City perceivedhe Port Area agpart of theinner city setting rather than a suburban
fiBig-Boxo mall setting It wasperceived as place for people, pedestrsaand cyclistsrather
than ca oriented setting, and ultimately a place close to the waterfront as public open space
It is important to note thahe City of Toronto did not work on developing their specific
planning vision for this area aside from planning performethbyrojed developer as they did
in the case othe G&W project. Given that official plan amendment and rezonirgge more
likely to be required, the Cify e2sponsibilityto update their planning vision would be imminent.
In the case of G&W projecthe City was ommitted to concurrent planning alongside with the
private developer planninghich led toagreeable results to both the City and the developer. |
would be equally important to have the sa@igy be committed to concurrent planning with
TEDCOplanning inthe case of the PCD proje&iven that TEDCO is essentially owned by the
City, they are essentially partners and should act asrattadr than acting likeompetitors
3. TEDCO-CommunityConflicting Interests andVision for the PCD Project

Real ommunityinvolvement in the planning process as perceived by local residents is crucial to
project successEven though TEDCO arranged community meetings and consultation, local
residens and interest groups perceived the process more like information and t@gaimuaity
support for the project rather than trying to incorporate community views in the proposed PCD
project. This resulted in opposition from the community and interest groups. For project success,
it is essential to create the proper settingdfevelgerCommunity collaboratiomnd partnership

as an integral part to Develop@ity collaboration and partnership discussed above.

%91n addition, TEDCO was successful in fostering other brownfield redevelograatts within the Port Area
like Toronto Hydro Service Centre.
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CHAPTER EIGHT : CASE STUDY AREA THREE
COOKSVILLE QUARRY SITE PROJECT i MISSISSAUGA

JANNOCK PROPERTIES SITE PLAN
s K i HISTORICAL INFORMATION FIGURE 3-2
..... i ( JUNE, 1995

vvvvvvv

ENONT ARCA

SCALE 15000

Golder Associates

~ Exhibit 8.1: Cooksville Quarry Site, Higtical Information, Mississauga (Golder Associates, 1998)
8.1 GENERAL CASE STUDY OVERVIEW

8.1.1 Case Study Site
The case study site is located nBassissaugaity center (within 3 km radius), at the northeast

corner of Dundas Street West and Mavis Road intersectiwe site is bounded by CPR Railway
Line to north, Dundas Street to the south, Parkerhill Drive and a residential subdivision to the
east, and Mavis Road and Transportation & Works Department Yard to the west. Mary Fix
Creek crosses the site at its east®de from north to south. The project site is surrounded by
residentialcommunitiesfrom north, east and south sides. There is an industrial area on the west
side, across from Mavis Road. Before redevelopment, the Cooksville Quarry site was zoned to
acommodate a variety of residential, commercial, and open space uses.

The area of the Cooksville Quarry siteis 74.9 hectares (185 acres). Before
redevelopment,raexisting Quarry extended over about 24.3 ha (60 acres) on the eastern third of
the propertywhere most of the shale quarrying operations for brick manufacturing were carried

out. TheQuarry part of the site was traversed by the Mary Fix Creek and includdtydkh
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placementarea in the south half of thQuarry to the west of th€reek. Other rain activities

undertaken within the site included brick production and related building products within two

former brick plants that were present at the commencement of the project, in addition to another

former brick plant which was no longer evidéfft.

8.1.2 Problems, Challenges, and Opportunitie§acing Redevelopment

The site conditions posed the following problems and challenges (ExHipit 8.

T Underutilized site in general, including derelict buildings.

1 Site deformation as a result of extensive quarry agtand due tdrick manufacturing

1 This problemwas exacerbated by backfiling the site with residual manufacturing
materials as a result of brick operations including different procéSses.

1 TheQuarry sitewas a waste fill area that included flyash dumpg®ntario Hydrg®"2

1 Environmental contamination (soil and ground water) by chemicals including fuel and

petroleum products.

1 Real and perceiveégalliabilities of environmental contamination.

Watershed concerns.

= =4

A blighted site image close to Mississal@jty Centre.

At the same time, the site conditions offered the following opportunities and potentials:

=A =4 =4 -4 4

Proximity to Mississauga City Centre
Proximity to public transport station (Go Transit)

Site is adjacent to vibrant residential neighborhoods
Largearea of underdeveloped land surrounded by an established service infrastructure
There is a great demand for urban land for the fast growing city

8.1.3 DevelopmentHistory >’ and Proposal

The site was originally owned by Domtar and then sold to Jannock BriakpGitzen called

Jannock Propertig¢stheDeveloper of the sitelhesite is a formation of shale materials quarried

for brick manufacturing. The brick factory activities were operating for the period-199%.

There were extensivQuarry activities as welas backfilling, with residual manufacturing

materials including waste, old or non usable materials, in addition to fuel and petroleum

products. Also, backfillingf flyashin the Quarry sitewas carriecdby Ontario Hydro, which was

generated from Lake e electric generating station. The site included 1.5 million cubic meters

of loose fill to be taken out according to guidelinEse site also included old derelict buildings,

some burned down to grouftf. The Quarry site was considered as a walstedill to be

370 Description of site activities is taken from Environmental Report prepared by Golder & Associates, 1998.
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project

Developer

( Key

Participants

372 Theflyash was generated from Lake View electric generating station & dumped at the Cooksville Quarry site.
373 |nformation for this section was taken from Golder & Associates, November 1998.
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cleanedup in complancewith Section S.46 of the Environmental Act. The factory area would
require full depth cleanp following 1989 MOE guidelines.

The developmentproposal for the Cooksvilleproject was mixeduse redevelopment
comprising residntial, commercial, offices, neightstood Park, and an elementary school
(Exhibits 8.2 & 8.3). The main redevelopment plan was to utilize land for a predominantly
residential community with a neighbourhood centre including commercial and office furattions
the intersection of Dundas Street and Mavis Road, and a neighborhood park to occupy the
previous location of the flyash area after site remediation. An elementary school was located
inside the residential area and abutting the neighbourhood park. A stater management

system was provided within Mary Fix Creek area.

Exhibit 8.2: Outline of Project Development Proposal

Residential: Number of Units Site Characteristics:
Detached: 286 Frontage: Dundas St. W. 1,037m (3,403ft)
Semi Detached: 70 Mavis Rd. 317m (1,038ft)
Street Row Dwellings: 154 Depth: 614m (2014f1t)
Medium Density | Units: 166-333 Gross Lot Area: 74 ha (184 acres)
Medium Density Il Units: 207-518 Net Lot Area: 62ha (153acres)
High Density | Units: 330495 Surrounding Land Use
High Density Il Units: 8241,133 North: Detached Dwellings
TOTAL: 2,0372,989 | East: Detached Dwellings, SeBetached
Swellings, and Retail Commercial Areas.
South: Detached Dwellings
West: Mavis Road Works Yard

Gross Density: 41-60 units/la (1724 Units/acre)

Net Density: 54-80 units/ha (2282 units/acre)
Anticipated Population: 4,8837,153

Neighborhood Commercial Centre:| 7,432nf - 9,290n7 (80,000ft - 100,000 ft)
Convenience Centre 929nf - 1,858n1 (10,000ff - 20,000ff)
Office Canmercial 1,394nf - 1,858n7 (15,000ft - 20,000ft)
Highway Commercial Uses 2,323n4 - 3,716n1 (25,0001t - 40,000ft)
Elementary School

Neighborhood Parkland 0.58ha (1.43 acres)

Storm Water Management Facility

Along Mary Fix Creek

8.2 ANALYSIS OF PROJECT PLANS AND PLANNING PROCESSES
The overall planning procesgas complex, including privat®wnerDeveloper planning process

and regulatory planning by the public approval authoriti@Sity/Region/Province). The
development approval proceass theorganizational seup andinterface between planning by
the private developaand histeam andhe City of Mississaugapproval authorityln essence,

the developmerdipprovalprocessvas an interactive setting for planning decisitvetweenthe
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private develper and thepublic approval authorityin addition tocommunity residents and
groups who were involved during the public consultation process.

8.2.1 Public SectorfGovernment Plans Policies and Other Requlations

The gvernmentregulatory planning includethe Gty Official Plan, zoning bytaws and other
plans and regulation’d®> The City Official Plan designation for the Cooksville Sitevas
residential. The Cooksville sit@as within the Dundag-airview Secondary Plan. The previous
Secondary Plan designation d8D for the Cooksville site was for loitgrm residential area
which permitteda variety of dwelling unit types to a population of approximately 10,80t
existing zoning for the Cooksville site included M2 (industrial and manufacturing uses), R4
(detated dwellings on lots with minimum frontages of 15 m (49 ft), and O2 (park).

Il n 1990, the City of Cobkévidles Redesetopneat Stpdy ¢ par e d
determine the landse distribution and densities that would be compatible with transportation
capacities and an appropriate urban form development’® Joint meetings were conducted
between the City and the Developer of the Cooksville Site to discuss the outstanding issues of
the project in order to incorporate pertinent decisions into the nean8ay Plan. In 1996, the
City adopted the new Secondary Plan forfibendasFairviewd Area, based on th&ooksville
Redevelopment StuayAn Official Plan amendment and rezoning applicatioould be required
from the Developer for the development of @eoksville site®’’

Il n 1990, t he City o finteMm Gudelises foutle&Proasprpaf o v e d
Affordable Housing t o be applicable to residenti al dev
100 units or moré’® According to the Interim Guideles, the City requirement for affordable
housingwas 25% of all residential units, whietas applicable to the Cooksvill@uarryproject.

In 1997, the City adopted a policy regarding applications for development of
contaminated sites or potentially contaatied sites. Tét was basically followingiGuidelines

375 Government plangegulations and guidelinesncludedthe following: 5 City Official Plan including related

District Plans ¢ Zoning Bylaws, 6 Ci ty pol i cy and Appplications forr Beveloppmenaofdi ng F
Contaminated or Potentially Contéinated Site3 ( Se pt e mb esrCity X50Qidelinds 909 the Provision of

Affordable Housing (April 1990) Guideline for Use at Contaminatedé® in Ontario (MOE, 1989) Guidelines

on Separation Distance between Industrial Facilities and t&ensand Uses (MOE, 1992),0ntario Planning Act,

R.S.0. 1990p Ontario Environmental Protection At990.

3% The Study include@®undasFairview and CooksvillMunden Parlareas. The mainplanningobjectives were

Af(a) to revitali zf€ooksvlle asra®istictf obGommeercial ICentre; (b)ltoeeintorce and

expand the role of Cooksville as a centre for community services and to provide a full range of commercial and
community facilities within convenient access of the residents.

" Fordeai | s of rezoning, see outline of Developerds appli
378 City of Mississauga (1989The Housing Strategy and Provincial Land Use Planning for Housing Policy
StatementAppendix Elnterim Guidelines for the Provision of Affdable Housing
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for Use at Contaminated Sites in Ontario, Revised Februaryd $8@pared by the Ministry of
Environment (MOE). However, actual site remediation for the Cooks@larry site was
following MOE Guidédines of 1989°"°

8.2.2 Private Sector- DeveloperPlansand Planning Process

The redevelopment planning process by the private Developer and his team of consultants was
within the framework and requirements of the government approval process, which included
conpliance with current as well as emerging government plans and policies. A critical
component of the approval process was the issue of resolving environmental site contamination
and remediation, which required environmental approval by MO&e physical lad use
planning and design process was the central component sfdlptan of subdivisionprocess.

Site remediation planning was a critical component in the process since it inciuded
decontamination procesthat was associatedwith current and futureelal liabilities. The
environmentabhpproval process includingte remediatiorwas carriedout simultaneouly with

the overalldevelopment approvalrocess fosite plan of subdivision

8.2.2.1 Development Approval ProcessSite Plan of Subdivision

Planningfor the Cooksville Quarrgite was concurrently performed by both the Developer and
the Cityof MississaugaThe Developer initiated communication with the QifyMississaugan
1992 regarding the redevelopment of the. Based on findingsand requirement®f the
fiCooksville Redevelopment Stadthe City was updatg the AiDundasFairviewd Secondary
Plan whichincluded the Cooksville Quarry Sit&” In the mean time, the City requested from
the Developer to prepare tAertiary Plan for the Cooksville Quarrysite. Initial joint meetings
were conducted between the City and the Developer, in addition fatfigéing consultant, to
discusssite redevelopment issuesn 11993, the City prepared a new Secondary Plan for
fiDundasFairviewd area. In the same year, tBeveloper prepared Rraft Plan of Subdivision
and appliedor Official Planamendmentindrezoning.

The development approval process included several submissions by the Developer and

reviews by the City, in addition to public meetingisatincluded loc a | residentsdo vi

379 In the case of the 1989 Guidelines, MOE approval included their review, field inspection, as well as issuing a
statement of completion of site remediation plan and acknowledging compliance with the Guidelines. According to
the 1997 Guidéhes, MOE only acknowledged receipt of Record of Site Conditi@ssrequiredrom the
Owner/Proponent Key Participantds I nterview)

30 The City prepared Cooksville Redevelopment Study in 188(art of theDundasFairviewSecondary Plan,

the City waned to include future transportation requirements, impact of existing transportation system, use of water
quality monitoring program, and to control post development flow of storm within Creek watershed.
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project.In December of 1994, the Developer prepared the formal submissabDraft Plan of
Subdivision for thesite. Review ofthe proposed Draft Plan of Subdivision was conductethiy

City and the Region with joint meetiadetweerthe City andthe Developer. In May 1995, the

City put a Holding Zone Designation on the property, requiring site remediation and fulfillment
of City requirements fosite redevelopment. In December 1995, the Developer had submitted the
revised Daft Plan of Subdivision, which was followed by communication and joint meetings
with the City and theommunity to discuss the Plan. In January 1996, the City Council adopted
the Official Plan. After several joint meetings with the City as well as wittcdnemunity, the
Developer submitted another revised Draft Plan of Subdivisioranuary 1997{Exhibit 8.3)

The City Council approved, in principle, the applicationrezoning, Official Plaramendment,

and DraftPlan of Subdivisionin May 1997 Severalssues were pending and resolved later. The
City finally approved the Draft Plan of Subdivision in January 1998, and the approval included
Schedule A- Conditions of Draft Approval, whichwas City-Owner agreement orsite

redevelopmentThe ste remediatio plan waspreparedin 1996 as part of environmental

approval and during théevelopment approval process.

T-84026M Revioed Jeoiacy & 997)
DRAFT PLAN
(')F SUBDIVISION

P
i o Rtervncn P

T - I
ZEIREET B " 1 [
= fy s | 178 N
it Ko | e IS ik
et © g | ;
\ = " s by i 3
I \ i | ! | T H
i \ - i } |}
i \= HE i i
o A i f Bk
L P | H i
\ L ! 4
\ ~ - . i
it A ==
{ i B - !
STREET D

SRS I“_-"\ STREET B
ol
i
{
i
[

.........

[

Exhibit 8.3: Revised Draft Plan of Subdivisip@ooksville Quarry Project, Mississauga, January 6, 1997
(Jannock Properties/Developer, Projede$
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8.2.2.2 Environmental Site RemediatioRrocess

The main environmental problem components that were known in advance inshiti@hd
ground watercontamination resulting from brick factory operations, Quarry operations resulting
in site grade deformation, drthe flyash fill in the Quarry area. Thgash fill in the Quarry was
dumpedby Ontario Hydro since 1980 and as partaofagreement wittthe previous Owner
(Domtar) of the Cooksville Quarry site. Another -sffe problem component was discovered

duringthe planning processvshichwas t he Citydés waste | and fii

northwest corner. Site remediation processes for all of the above problem components required

approval by the MOE as part of tleevironmentalapproval processThe City put a holding
symbol (H) on the property until final approval was given by MEE.

M - PLAN DESIGNATIONS
JANNOCK PROPERTIES - COOKSVILLE QUARRY FIGURE 1-3
MISSISSAUGA , ONTARIO

A
Bﬁ\\\\\\ . '
AN

s

(NOAS STREET  THE KN {HGHWAY No 5 e Golder A ialae

Exhibit 8.4: Phases of Site Remediatiad®goksville QuarryGolder Associates\ov. 1998)

The project site was initially subdivided by the Developer into theetssfPhases, namely
A, B, and C, in order to allow for ongoing operations of the brick factory and its closure (Golder
Associates, 1998). Part A (Phase |) included the Quarry and the flyash fill, in addition to their
effect on the adjacent Mary Fix Credkarts B and C were combined together as Phase Il and
they included the brick factory and surrounding areas (Exhibit&.&ach of these Phases was

B According to fASect i on9 9B06)helCif/Nuricipality may,Rrl adlaw bythg usdaf t (1
a holding symbol (H) in conjunction with any use designations, specify the use to which lands, buildings or
structures may be put at such time in the future as the holding symbol is removezhbynamt to the bawo .

32 The Quarry issue was linked with the brick factory operations and they had to be part of a closure to this
function. Also, the Quarry was linked with the flyash issue since it was the landfill site for it.
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an independent remediation process that required its own approval from MOE. Buffer zones
between the phasewere provided to allow for phased implementation. Site remediation
planning went from the east side to the west side following the mentioned above phases.

The Cityodos | and fill site, on the northwes
the Cily of Mississaugabut its environmental effects on tipeoject site had to be mutually
addressed and resolved.

In brief, the environmental remediation process included the following stages:

Assessment of historical operatiqhevell Environmentabite AssessmerESA)
Preliminary characterization of subsurface conditighsvel2 ESA)
Development of cleanp strategy

Implementation of remedial works and

Verification testing to coirin adequacy of cleanp work$®®

arwnE

Prior to remedial works being carriemut and, for the purpose of more accurately
determining orsite location, the whole site was subdivided into grid cells of 90mx90re.
following is a brief outline of site remediation issues within the two main phases.

1. Phasel (Part A): Closure and Remediion of Flyash Fill Area

The main issues were closuretloé Quarry operations, solution for flyash fill areastoring site
grades and effects on adjacent Mary Fix Creek. The Devel@pener had to close Quarry
operations first before going into sitemediation plannind®* The site grades for the excavated
Quaryy area had to be restorebhe remediation plan fdt yas h f i | | required Mi
according to Section S.46 of tRevironmental Protection AGE®

According to the development plathe proposed land use for tlilgash area was a
public park/recreation, which was also restricted by Section S.46 of the Environmental
Protection Act. The Developéadto transfer ownership of the developed parkland to the City as
part of parkland dedican and as required by the Ontario Planning &The remediation plan

included an engineered soil cap overfliyash area, which should be in compliance wgémeric

383 Golder AssociatesNovember 1998).

%4 The Quarry operations were formally active during the approval process, even though no excavation was made.

The Developer had to provide a formal closure plan for Quarry operations in order to proceed with the development

(Key Participmt 6s I nterview, 2000).

¥ gsection 46 of Envir on me nNoade shalrbe mageof land or lakicdvered bydvatér st at
which has been used for the disposal of waste within a period of tiismigears from the year in which such land

ceased to be so used unless the approval of the Minister for the proposed use has been given

¥HsSection 51.1.ATh®aapprodal SAatkesrity may i mpose as a
of subdivision that land in an amount not excagdiin the case of a subdivision proposed for commercial or

industrial purposes, 2 per cent and in all other cases 5 per cent of the land included in the plan shall be conveyed to

the municipality for park or other public recreational purposes or, iflimel is not in a municipality, shall be
dedicated for park or ot,/Oetario Rlantng Act R.8.©.d99@ at i on al pur pos
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