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 INTRODUCTION

Within the Boyle Street Neighbourhood, adjacent to and just east of Downtown Edmonton, there currently exists a 2 ½ block area which is home to relatively heavy industrial users, a preponderance of surface parking lots and much underutilized or uncared for land.  In 2007, the City of Edmonton, having identified this area for possible redevelopment to assist in meeting some of the housing, medical, cultural, social and recreational needs of its residents, dubbed it “Boyle Renaissance”.  
Over the past year, Boyle Renaissance (bounded by 96 Street to the west, 103A Avenue to the south, 95 street to the west, and the LRT line to the north), has become the subject of intense debate relating to appropriate urban development and how best to address the affordable housing challenges which many Edmontonians  recently have been facing.

In early April, 2008, Harry Finnigan of McKay Finnigan and Associates was contracted by the City of Edmonton to serve as Project Manager for the Boyle Renaissance initiative.  One of his first tasks was to establish the Boyle Renaissance Advisory Committee (BRAC); a group for which he served as facilitator over the past few months.
This document is BRAC’s report to the City of Edmonton.  It provides background information to Boyle Renaissance, describes the methodology employed for this study, outlines some of the key issues which were explored, and reflects the general consensus which was reached by the Committee as to what should happen next in order that the 2 ½ block area might experience a true renaissance.


Background Information

2.1  Genesis of Boyle Renaissance
 It is anticipated that by 2041 Edmonton will see its population increase by 315,000 new residents
.  Over the next 30 years, Downtown will play a major part in the growth of the region as up to 50,000 new residents are expected to move downtown.  The Quarters Downtown is being planned with this growth in mind. Boyle Renaissance is part of that planning.
As part of The Quarters Downtown, and as a key part of a downtown revitalization plan, the City of Edmonton initiated discussions with community, social service and health care agencies to develop innovative solutions to meet the housing, medical, cultural, social and recreational needs of Edmontonians who will be affected by this expected growth.

In September, 2006 Mayor Stephen Mandel convened a meeting of people and agencies regarding transitional housing, and the possibility of bringing together organizations, people, land and supports concerned with the community’s provision of such housing.  An internal (City) group was struck to flesh out the scope of existing and new opportunities and the project area.  Former city councilor Michael Phair chaired a number of subsequent meetings through the early summer and into the fall of 2007, with members of the Administration and with representatives from a variety of private, not-for-profit groups and agencies.
The following roles were envisioned:

1.  The City of Edmonton would:


· Champion the concept of the Boyle Renaissance initiative with the local community and with Provincial and Federal Governments

· Invest in land acquisition and infrastructure improvements for the project area (funding was originally made available to the City by the Province for affordable housing).


· Consider funding required to build and operate a community and recreation space; aka the “Boyle Neighbourhood Community Hub”. 

· Serve as the Project Developer, coordinating alignment between the participating social services and health care agencies, coordinating consultations with the broader community and coordinating the necessary development approvals processes 

2.  The participating social services and health care agencies would:


· Approach provincial and federal governments for one-time capital funding to build their project and the necessary multi-year annual operating supports

· Work with, and coordinate their efforts with, the City to build their facilities.

· Be responsible for hiring their own architects and engineers to design and construct buildings.
2.2  Boyle Renaissance:  The Approach
1. Partners
To revitalize the Boyle Renaissance area, the City with Provincial support selected the following  social services and health care agencies to develop a mix of non-market housing types and institutional uses:  the YMCA of Edmonton, Edmonton Oilers Community Foundation, Inner City Youth Development Association (aka Inner City High School), Alberta Health Services (formerly Capital Health), Canadian Paraplegic Association (Alberta), Métis Urban Housing, UMISK Affordable Housing Society, Canadian Native Friendship Centre, and Edmonton People in Need Shelter Society.  
Among other things, it was felt from the outset that bringing such established agencies together to integrate and deliver their services “in place” would provide better service delivery and improve on the current use of the land.  It was also felt that bringing such agencies together could facilitate the creation of operational synergies, which otherwise likely would not occur.

Of these organizations, it should be noted that two already had operations within or near the Boyle Renaissance area:
i.
Operating in partnership and out of the Boyle Street Community League building on 95th Street, the Inner City Youth Development Association (ICDYA) operates youth support programming that includes the Inner City High School.  The school is an independent school, accredited by Alberta Learning, which offers youth an academic and art-based alternative to the traditional school setting and an alternative route to achieving a high school diploma.

ii.
The Edmonton People in Need Shelter Society (EPINSS) is a community based charitable organization whose mission is to improve the wellbeing and enhance the quality of life of those individuals in the community with chronic severe mental illness.  EPINSS intends to build a new 40-unit home in Boyle Renaissance in order to replace an existing facility which it currently operates to the south and which is expected to be displaced as a result of the development of The Quarters Downtown.
For purposes of this report the Boyle Street Community League (BSCL) is also acknowledged as a partner organization in the Boyle Renaissance initiative which currently operates within the area.  It should be noted that the City of Edmonton currently licenses City-owned land to the BSCL in order to provide cultural, social and lifelong learning activities, as well as sports and recreational programs; to facilitate consultation in land use planning and development, and transportation matters that apply to the neighbourhood; and to provide facilities in which to conduct the activities of the League. The City’s land includes the community league building,  parkland open space and a community garden. The Community League further sublicenses it to the ICYDA for operation of the Inner City High School.  

It is generally recognized that BSCL and its program partner, ICYDA, offer a range of programs to community members.  However the existing building currently operates at full capacity and it is generally recognized that more space and improved facilities are required to adequately serve the Boyle Street community.
The following table provides a list of all of the partner organizations  involved in Boyle Renaissance (including the City of Edmonton and the BSCL) together with a summary of the nature of the development that each had in mind at the outset.

Table 1

Summary of Boyle Renaissance Community Partners and 
Their Initial Development Programs (April 2008)
	Name of Sponsor/Owner
	Description of Proposed Development

	1.  City of Edmonton/Boyle Street Community League/Partners
	Community Social and Recreation Space (10,000 s.f.)
A social and recreational “hub” for residents of the Boyle Renaissance area and adjacent neighborhoods.

· Multipurpose activity space (gym/flexi hall)

· Facilities for social functions and gatherings (including kitchen)

· Area for performance and events

· Improved community park space

	2.  Edmonton Oilers Community Foundation and the Inner City Youth Development Association (ICDYA)
	Inner City High School and Student Housing

A top quality educational environment with counseling and on-site student residence.

· A high school accommodating up to 180 students, Grades 10 through 12 (45,200 s.f.)
· A residence accommodating approximately 75 students (48,400 s.f.)

	3.  YMCA of Edmonton
	YMCA Welcome Village
Transitional housing to allow individuals and families in need to stabilize their situation and access necessary services and resources to support their full integration into the community.

· 150 furnished units:  up to 70 family units, with the balance of units being bachelor and one bedroom, serving as many as 250-350 people 

· Housing Support Services, and community resource and referral  

· 5,000 s.f. licensed childcare and family resource centre 
· 8,000 s.f. community program and meeting and/or social space

· Indoor/outdoor playground

	4.  Canadian Paraplegic Association (Alberta)
	Assisted Living for People with Disabilities

Supportive housing for people living with and without disabilities, including families and singles of all age groups and incomes.

· 60 units with assisted living facilities accommodating up to 150 people

· Each unit would be designed based on best practices of universal design and on the philosophy of visitability

· Resident centered personal care providing assistance in daily living

· Active Living Centre offering mental and physical health related activities and program information

· Incubator spaces for development of cottage businesses

	5.  Métis Urban Housing Corporation
	Métis/Aboriginal Seniors’ Housing

Affordable bachelor, one and two bedroom units for Métis and Aboriginal seniors

· 60 unit apartment affordable housing for as many as 100 individuals

· Meets Affordable Housing Program for the Government of Alberta

	6.  UMISK Affordable Housing Society
	UMISK/Aboriginal Seniors’ Housing

Affordable, self-contained units for Aboriginal seniors living as singles and couples

· 75 units for as many as 150 individuals

· 4 story apartment building (54,000 s.f.)

	7.  Canadian Native Friendship Centre
	Aboriginal Welcome Centre

A new 15,000 s.f. newcomer support, celebration and cultural centre for Aboriginal peoples to be developed in consultation with the broader Aboriginal community
· Celebration space for gatherings, celebrations, meetings

· Cultural exhibit and celebration area showcasing Aboriginal history in Edmonton

· Welcoming Area providing information about the Aboriginal Community, and providing supports and programming

	8.  Edmonton People in Need Shelter Society (EPINSS)


	EPINSS Renaissance Place 

A Designated Assisted Living facility for individuals in the inner city living with chronic mental illnesses.

· 40 furnished units with common dining and social/recreational areas 

· Health care facilities (doctors/nurses offices and examination room) 

	9.  Alberta Health Services (formerly Capital Health)
	Continuing Care/Assisted Living Facility
An integrated facility providing a broad range of personal and health care services to meet the needs of inner city residents

· 150 beds of Long Term Care and 50 units of Designated Assisted Living with shared support services for as many as 205 people


2. Initial Concept for Boyle Renaissance 
Planners and urban designers within the City’s Planning and Development Department took the initial development programs as outlined in Table 1 above and incorporated them into an overall “concept” for the area; consisting of a site plan and an aerial view (copies of the drawings produced are contained in Appendix 5.1).  
The concept called for the development of new parks/open spaces and the construction of 4 to 10 storey buildings – deemed to be appropriate building heights and density for a near downtown area.  It identified groups or “clusters” of buildings to be constructed on specific portions of the land in the area.  Cluster 1 was to be developed on City-owned land while four other clusters were identified for development on privately owned lands.

Among other things these initial planning studies indicated that the area could accommodate all of the development being proposed including up to 930 housing units (or 1100 residents).  However in order for this kind of development to occur, it was clear that there would be a need for a fair amount of parking to be built underground.
3. Direction from City Council
Toward the end of 2007/early 2008, Edmonton City Council approved in principle, the proposed approach for the Boyle Renaissance initiative.  Funding was set aside for the purchase of land to be used for affordable housing purposes.  An important condition of City Council’s approval in principle was the need to establish an advisory committee to be made up of partners in Boyle Renaissance as well as key stakeholders who may have concerns regarding the extent to which the initiative will meet the needs of existing residents and nearby neighbourhoods. 
4. News Conference
A news conference to formally announce the Boyle Renaissance initiative was held at the Inner City High School on April 29th, 2008 (see Appendix 5.2 for a copy of the News Release).  Information kits were provided which contained a brochure on the proposed Boyle Renaissance initiative overall together with fact sheets on each of the individual development projects.  

The Mayor, the Minister of Alberta Housing and Urban Affairs, and representatives of the Edmonton Oilers Community Foundation and the YMCA of Edmonton spoke at this event.  The Mayor announced that it was anticipated that “Phase One” of Boyle Renaissance would consist of a new Inner City High School and the YMCA Welcome Village which potentially might be constructed on the City-owned land.  He also explained that the overall concept for Boyle Renaissance was open to change and that a “Boyle Renaissance Advisory Committee” was being established to review the concept plan and report back to the City in the fall of 2008.
2.3  Boyle Renaissance Advisory Committee (BRAC)

When City Council called for the establishment of a Boyle Renaissance Advisory Committee (BRAC) it expected that all relevant issues and concerns would be addressed by the Committee; including consideration of density and concentration issues.  With this in mind, in early April a draft discussion paper on BRAC was developed which provided background information on the Committee, its objectives and proposed make-up.  This paper helped to focus discussion, and as a draft, it was very much seen as open to change.  In fact it went through 16 drafts before a “final” version was approved by BRAC itself toward the end of June, 2008 (see Appendix 5.3 for a copy of this final version).  
1. Objectives


Three objectives to help guide the work of BRAC were agreed to:

1. To acknowledge the roles and responsibilities of all stakeholder parties, including the City, community associations and residents, and service providers and to promote ongoing communication and awareness between them.

2. To review individual components of Boyle Renaissance from the perspective of meeting the needs of current area residents.

3. To review and provide advice regarding any concerns about the proposed project.

It was anticipated that by the end of September 2008 a report from BRAC, outlining the results of its deliberations and advice going forward, would be submitted to the City of Edmonton.  

2. Make-up of Committee
A conscious attempt was made to ensure that a diversity of opinions could be heard around the table at BRAC meetings.  Ultimately the Committee was made up of thirty-five (35) members as follows:

i.
sixteen (16) representatives of the proponents, or “stakeholder/investor groups”;
ii.
thirteen (13) community representatives; and

iii.
six “ex-officio” members from various City of Edmonton departments as well as Alberta Municipal Affairs and Housing.
With regard to “community representatives” it was recognized that some 
of those in the community who potentially could be directly affected by Boyle Renaissance, but who traditionally were challenged to have a voice in community affairs needed to be represented.  With this in mind, representatives of the Quarters Community Action Planning Group were invited to be part of BRAC, with the stated understanding that they would, among other things, advocate for and continue to provide a “voice for the unheard”.  Similarly in order better to ensure that BRAC’s efforts could be coordinated with those of the Leadership Committee to End Homelessness, a representative of that group’s Housing Sub-Committee was invited to be part of BRAC.
It was also recognized that among those to be served by the Boyle Renaissance initiative would be many Edmontonians from the city’s Aboriginal population.  As such, it was agreed that an integral part of the public consultation process for the initiative would therefore involve the Wichihitowin Circle of Shared Responsibility and Aboriginal Community Action Circles that had emerged from the collaborative Edmonton Urban Aboriginal Dialogue process.

Finally early on in the process, in fact prior to the official announcement of Boyle Renaissance, businesses in the nearby Chinatown and Little Italy area, as well as residents in the McCauley neighbourhood  had expressed concerns to the Mayor and City Council about the Boyle Renaissance concept  as they had understood it.  As such, a special effort was made to invite the McCauley Community League and the Chinatown and Little Italy Business Revitalization Zone (BRZ) to appoint one or two of their respective members to represent them on BRAC.

3. Modus Operandi

At its very first meeting (May 14, 2008) BRAC established fifteen (15) values or principles which were adopted as a guide regarding how discussion around the table should occur.  These values are as follows:
	Respect
	Honour
	Transparency

	Cooperation
	Faith
	Openness

	Non-Violence
	Honesty
	Sharing

	Responsibility/Shared Responsibility 
	Wisdom
	Trust

	Willingness to Listen and Engage
	Diversity & Inclusion
	Caring


2.4  Methodology

Harry Finnigan served as facilitator for BRAC meetings ensuring that the fifteen principles (as noted in the previous section) were adhered to as much as possible.  Rather than trying to develop a linear process simply aimed at having a report produced by the end of September, BRAC focused on trying to meet its three main objectives and tended to respond to suggestions and issues as they came up.  Some described the process which was followed by BRAC as being somewhat “iterative” in nature.
BRAC held nine meetings in total with the first one taking place on May 14th and the last one on October 29th, 2008.  All meetings (except the final one) were held in the Inner City High School located within the Boyle Renaissance area.  The overall schedule and summary of these meetings together with the minutes of each is included in Appendix 5.4.

At its meeting on June 11th BRAC decided to establish two sub-committees or “working groups” to assist it in providing advice to the City with regard to public communications/consultation and urban design.

While BRAC undertook its work, face-to-face meetings were held with interested individuals, organizations and/or community groups.  Meetings were held with the following: (see Appendix 5.4 and 5.6 for detailed notes of each):

1. Leadership Committee to End Homelessness;

2. Edmonton Aboriginal Urban Affairs Committee (EAUAC);

3. Chinatown and Little Italy BRZ (Board of Directors);

4. McCauley Community League; and

5. Downtown and Riverdale Community League representatives.
The summary notes of each of these meetings were circulated to BRAC members and discussions were held by the Committee regarding the various concerns and suggestions thus provided.  Feedback and advice provided through these meetings helped to influence BRAC as it came to it conclusions and formulated its recommendations about the Boyle Renaissance initiative.
The writing of this report began at BRAC’s  meeting on August 13th when a draft “Table of Contents” was discussed and revised by Committee members.  Draft point form notes were discussed and the overall conclusions and recommendations were developed by BRAC at their two meetings in September.  The first draft of the complete report was provided to members of BRAC for feedback on October 24, 2008.  The Committee then met for a final time on October 29th to finalize its report.


FINDINGS 

3.1  Existing Conditions


No one on BRAC, nor others consulted through this process suggested that the existing physical conditions within the area being defined as “Boyle Renaissance” were such that it was not in need of redevelopment.  On the contrary, most felt that the area was long overdue for redevelopment.  The real issue that emerged had to do with varying opinions about what kind of development would be appropriate for the area going forward.

Regarding current conditions, concerns were expressed in particular over some of the existing older more intense industrial uses, number of surface parking lots/underutilized vacant land, and a general sense that the area is perceived as being unsafe and uncared for (a few photos of the area are included in Appendix 5.5).
3.2  Summary of Issues/Concerns
The following summarizes some of the main issues or concerns which came to light and which were addressed by BRAC over the past few months.

1. Overall Impressions of Proposed Development 

Early on in the process it became quite evident that many in the broader community had misunderstood what was specifically being proposed as part of Boyle Renaissance.  Some for instance seemed to think that Boyle Renaissance was all about meeting the needs of Edmonton’s homeless population.  This perception was dispelled somewhat by the Leadership Committee to End Homelessness which pointed out that (with the exception of providing housing for some of the students at the Inner City High School and replacing existing units which EPINSS currently has in The Quarters Downtown) the initiative had relatively little to do with the “homeless” per se and more to do with providing “affordable housing”.  In order to help understand this distinction, the Committee forwarded their “Glossary of Terms”, copies of which were provided to members of BRAC (see Appendix 5.7).
Similarly BRAC found that the visuals or renderings which had been drawn up for the development (see Appendix 5.1) were viewed by some people as being more architectural rather than as concept or technical drawings.  As such, many had the impression that what was being proposed was comparable to government-planned, owned, and operated public housing projects such as Toronto’s Regent Park.
2. Mixed Income Neighbourhoods
A number of the groups consulted by BRAC advocated for the inclusion of “market housing” within and around the Boyle Renaissance area (see notes in Appendix 5.6).  Among other things it was suggested that more diverse neighbourhoods tend to provide more low-income people with a better chance of getting out of poverty (e.g. role models, community volunteers, etc).
Through its work in this area, BRAC became increasingly aware of the importance of language and being clear about definitions.  The following working definitions were provided to BRAC by the City of Edmonton’s Housing Branch:

Market Housing is all housing that is produced through no direct capital and/or operating subsidies from any order of government. "Market Housing" is inclusive of "Market Affordable Housing" (including housing being generated through the City's "First Place" Program), defined as: 

· Market Affordable Housing - Housing which is produced by private for-profit builders or developers for occupancy by moderate-income households and that can be achieved through flexibilities in municipal land use planning regulations (e.g. reduced parking, increased density), but through no direct capital and/or operating subsidies from any order of government. 

Non-Market Housing is all housing that is produced through direct capital and/or operating subsidies.  "Non-Market Housing" is inclusive of "Affordable Housing" (including housing being generated through City Cornerstones grant funding) for occupancy by less than median income households and "Community Housing" for occupancy by low-income and special needs households.  Definitions of "Affordable Housing" and "Community Housing" are: 

· Affordable Housing is housing that requires no on-going operating subsidies and that is targeted for occupancy by households who are income challenged (earn less than the median income for their household size and pay more than 30% of that income for housing) and require no in-situ support services; and 

· Community Housing is housing that specifically includes transitional and supportive housing and that receives direct capital and/or operating subsidies from any order of government to enable short or long-term occupancy by a range of lower-income and/or special needs individuals and households.
3. Understanding Boyle Renaissance Partners (Stakeholder/Investor Groups) and Their Proposed Developments
A good portion of each of the first few meetings of BRAC was devoted to clarifying what the individual “stakeholder/investor groups” had in mind for the area.  At the first meeting, respective representatives spoke briefly about their organizations, its history in the area, and the “vision” for their proposed development with particular emphasis on who will be served by it and how they perceive their development proceeding as part of the overall Boyle Renaissance initiative.  
Over the next few meetings formal presentations to BRAC (accompanied by written submissions) were made by each of the groups (see Appendix 5.8 for copies).  BRAC then asked each of the groups to respond to three specific questions relating to “why Boyle Renaissance?”.  The following lists the three questions and the responses which were provided at BRAC’s meeting on June 25th:
I. What do you think are the advantages and disadvantages of being located within the Boyle Renaissance area as currently envisaged in the concept plan? How will you be affected by other client groups and vice versa? Are there things that can be done to mitigate the disadvantages?
Advantages:

· Close to people we want to serve

· Potential for shared services and facilities – food, medical services, meeting/gathering space

· Large enough to create efficiencies 

· Proximity to High School could provide work experience/career opportunities

· Shared daycare services – both adult and child

· Aboriginal seniors would be in close proximity to Alberta Health Services (formerly Capital Health), the Welcome Centre, LRT

· Opportunity to design/build a made to measure facility

· Potential to bridge generations – possibly a role for the Welcome Centre

· Village concept – agencies to work together

· The opportunity to be part of Boyle Renaissance and positive things to follow

Disadvantages:

· Size of the overall site is small 

· Parking would likely have to be underground, which is expensive to build

· Higher cost to build if over four stories

· Concern if no community buy-in?

· Concern about increased demand on existing services, such as Bissell Centre

· The programs as indicated do not necessarily provide housing for the homeless in the area

II. A number of senior citizens currently live in the Boyle/McCauley neighbourhood have expressed safety concerns to such an extent that some are hesitant to leave their homes during the evenings. How will Boyle Renaissance be different? What will be done in planning for Boyle Renaissance to address this issue?
· Liaison Officer with police

· Police and fire are near by

· Boyle Renaissance has the potential to inject and re-influence the area

· Lighting – need balance – not flood lights

· Introduce neighbourhood watch, police patrols (bikes), create a sense of community via programming

III. Do you think that BRAC should look into the possibility of having some of the development projects currently anticipated for the 2 ½ block Boyle Renaissance area, located in other parts of the Boyle/McCauley neighbourhood?
· There may be some advantages to some of the groupings of projects going elsewhere

· Concern about possibility of losing some of the advantages and community if split up

· Land availability – where and what cost?

· NIMBYism may be greater elsewhere

· Given apparent parking requirements of Aboriginal/Welcome Centre and target audience – alternatives should be explored 
All groups gave BRAC a commitment to give priority consideration, within their respective development projects, to meeting the needs of residents currently living in the area.
4. Parking Requirements
At one of its earlier meetings BRAC noted that if all of the projects as initially envisioned were to be built, as suggested by the concept drawings for Boyle Renaissance, it would appear that most of the parking required to meet the needs of the various future residents/users would have to be built underground.  The whole issue of parking and how best to address it came up at a number of meetings throughout the process.  
5. Boyle Renaissance Aboriginal Community Development Proposals

A special meeting was held on July 10th with those BRAC members who are representatives of various aboriginal organizations and potential stakeholder/investor groups (minutes of this meeting are included in Appendix 5.9).  The main purpose of this meeting was to confirm parking requirements, clarify reasons for wanting to locate new facilities in the Boyle Renaissance area, and to identify potential synergies which might exist by being located in close proximity to each other.  While a number of potential synergies were identified by having the two seniors housing complexes adjacent to each other, there were more mixed feelings (positive and negative) with regard to having the Welcome Centre so close to housing for seniors.  Because of the significant potential benefits of the Aboriginal Welcome Centre to the broader community a decision was made to seek advice from the Witcihitowin Circle of Shared Responsibility initiative both with regard to the nature of the Centre (e.g. concept of including an arts centre within it) as well as its location.
6. Urban Design

As noted earlier in this report, the importance of urban design was identified early on in the BRAC process.  In order to help stimulate discussion, at the second meeting of BRAC a short treatise on Boyle Renaissance from a design perspective – entitled the “Symbology of Place”– was tabled for discussion (see copy in Appendix 5.10).  This paper, which had been put together by Don Stastny of StastnyBrun Architects, effectively served to get BRAC thinking in a “visionary” manner about the potential future for the area
.  BRAC quickly determined that it was important to develop a clear vision for Boyle Renaissance and together with design guidelines aimed at creating a quality urban environment which would be worthy of the name “Renaissance”.
All members of BRAC were invited to be part of a special Urban Design Working Group.  Don Stastny was hired on a consulting basis to facilitate two ½ day workshops; one of which was held on June 24th with the second one on September 9th.  
About a dozen people participated in this Working Group, including representatives from BRAC as well as representatives from the City’s Planning Department and Edmonton Police Service.  The Working Group felt that it was important to note that Boyle Renaissance was not being considered in isolation of other adjacent areas.  A “Context Map” for Boyle Renaissance was thus produced identifying other planning initiatives being undertaken currently by the City of Edmonton (see Appendix 5.11).

Prior to finalizing the urban design principles and design guidelines which were developed by its Urban Design Working Group, BRAC sought and received input from the Seniors Coordinator with the City of Edmonton’s Community Services Department (a copy of the final document can be found in Appendix 5.12).
7. Experience Elsewhere/Best Practices
From the outset there was a desire by BRAC to try to come up with an example of an urban development (near downtown) initiative which had been successfully implemented in another city and from which Edmonton might learn as it attempts to revitalize the Boyle Renaissance area.  An interesting discussion in this regard was held at the Committee’s fourth meeting on June 25th, described in the minutes as follows (see complete copies of minutes in Appendix 5.4):
Regent Park in Toronto was brought up as an example of what not to do.  The City of Calgary’s “Thresholds for Locating Affordable Housing” (where for instance they try to work toward situating new non-market housing developments in areas where the current concentration of low-income households is less than 26%) was referred to as a good approach.  

At the Committee’s invitation, Don Stastny commented that he felt that the “iterative” approach to planning currently being taken for Boyle Renaissance was very creative and commendable.  He suggested that as BRAC proceeds in following up the work of the Urban Design Working Group it will become more evident that this initiative is not being planned as an “island” and that in some ways Edmonton is inventing a whole new urban concept (given the approach being taken).   Don also suggested that this project has no parallels to and is very different from public housing projects of the past (like Toronto’s Regent Park and many similar developments throughout the U.S.A.). 

In order to learn from past mistakes and “best practices” it was suggested that an attempt should be made to introduce some market housing into the Boyle Renaissance area.  BRAC, through the Communications/Consultation Working Group, should also come up with a solid public involvement process.  Finally it was suggested that the various proponents need to get together to more clearly work out how in the long run they see themselves co-existing and benefiting from their proximity to each other.  Agreed. 

Work being done in Calgary with the Mustard Seed Affordable Housing Project was brought to the Committee’s attention.  In spite of best efforts, due to time constraints a site visit to Calgary with interested BRAC members was not possible.  However, Harry Finnigan (Project Manager for Boyle Renaissance and Facilitator for BRAC meetings) was able to meet with city planning officials in Calgary and reported back to BRAC on his impressions.  While he felt the urban context of this particular initiative, i.e. being developed in a high growth much sought after area for downtown development, was quite different to Edmonton’s situation with Boyle Renaissance, he indicated that he was most impressed with the work being done and that a site visit at some time in the future may still be worthwhile.  In the interim, he reported on Calgary’s approach to encouraging special care facilities and shelters to work with surrounding communities in developing “Good Neighbour Agreements”.
8. Land Acquisition
BRAC recognized that most of the land within the Boyle Renaissance area is privately owned, thereby making the future development of it (at least as proposed in the concept plans for the initiative) quite theoretical in nature.  The Committee also recognized and appreciated that very deliberate negotiations were being undertaken by the City.  However, as no parcels of land had yet been acquired through negotiations, members of BRAC were somewhat discouraged – particularly those “stakeholder/investor group” members who were interested in developing their projects in the area.  At the same time, there was a general sense that the land should only be acquired at fair and reasonable prices. 
9. Concentration:  Land Use/Market and Non-Market Housing Map

From the outset BRAC was most cognizant of some community concerns that the area in and around Boyle Renaissance already had more than its share of social service agencies and non-market housing; and subsequently a disproportionate concentration of people in need.  Similarly many in the community expressed the view that the initiative would be more palatable if it included plans to develop some market housing within and around the Boyle Renaissance area.  The Committee felt that in order to fully understand the situation on the ground it needed to be provided with some basic data relating to the location of social service agencies as well as market and non-market housing.  Obtaining an accurate map outlining the locations of market/non-market housing proved to be more challenging than most had anticipated and became a source of frustration.

In early September BRAC was provided with a “draft” map of market and non-market housing in the Boyle Renaissance area (see copy in Appendix 5.13).  In general, among other things, the map suggests that there currently exists a higher proportion of “market housing” nearby and east of Boyle Renaissance than is the case within The Quarters Downtown area.  However, it was recognized that this document was still very much of a “work in progress” and a few members of BRAC volunteered to work with the City to address any errors so that it could be as accurate as possible.  It was agreed that similar information should be gathered for the area north of the LRT line up to 107 Avenue.

10. Support for Phase One

At the same time that BRAC was busy addressing various issues or concerns relating to the Boyle Renaissance initiative overall, the proponent partners for Phase One of the development (i.e. the YMCA, Inner City Youth Development Association, the Edmonton Oilers Foundation and representatives of the City of Edmonton’s Community Services Department) held meetings to explore possible synergies and to work through various development challenges and approaches to planning for their development on the City-owned lands.  
These proponents provided BRAC with an update of their deliberations to date at the Committee’s meeting on August 13th.  At BRAC’s subsequent meeting, on September 10th, they announced that they recently had come to an agreement in principle, which would result in the YMCA providing housing for up to 30 Inner City High School students within the YMCA Welcome Village.  At this meeting questions were raised with regard to what will happen to the existing community/park space, and how the community would be compensated for the loss of it. City representatives recalled that as part of Phase One, a new Community Hub was being proposed, and noted that there are many checks/balances and processes in place to ensure that the community’s needs are properly addressed.  It was also emphasized that none of this proposed development would be possible without Council’s consent; and careful consideration will be given by City Council before approval is given.
It was noted that the YMCA planned to submit an integrated application for funding to Alberta Housing and Urban Affairs.  At this meeting BRAC passed a formal motion offering its support in principle for this application (see minutes, Appendix 5.4 or the motion, Appendix 5.14).
11. Updated Boyle Renaissance Development Program
The decision by the Inner City Youth Development Association (aka the Inner City High School) to partner with the YMCA in order to meet the housing needs of some of its students, coupled with the potential location of the Aboriginal Welcome Centre elsewhere, had a significant impact on the overall development program for the Boyle Renaissance area.  Table 2 provides the summary update on the Boyle Renaissance Development Program as discussed by BRAC at its September 10th meeting.
BRAC noted that at the outset (in April, 2008) it was anticipated that the Boyle Renaissance area could accommodate up to 900 units of housing, and initial estimates of the requirements of all of the proponents suggested that approximately 566,000 sq. ft. of interior building space would need to be constructed.  Of this amount, it was anticipated that 48,500 sq. ft. would be required for the student housing complex (which initially was expected to accommodate 75 students) and 15,000 sq. ft. for the Aboriginal Welcome Centre.  Should the latter two projects not proceed in the Boyle Renaissance area, it is estimated that buildings totaling approximately 502,500 sq. ft. will be required to meet the needs of the remaining proponents (or 63,500 sq. ft. less than the initial total building requirements).  Similarly it was noted that in order to satisfy the needs of the existing community partners, 585 units of housing would need to be constructed in the Boyle Renaissance area.
Table 2
Summary of Boyle Renaissance Community Partners and 
Update on Their Development Programs
(September 2008)
PHASE ONE

	
	# Housing Units

	
	Apr*
	Jul
	Sep

	1. Community Social and Recreation Space

A social and recreational “hub” for residents of the Boyle Renaissance area and 

adjacent neighborhoods.

Multipurpose activity space (gym/flexi hall)

Facilities for social functions and gatherings (including kitchen)

Area for performance and events

Improved community park space
Sponsor/Owner:  City of Edmonton/Partners


	
	
	

	2. Inner City High School

A top quality educational environment with counseling and on-site student residence.

A high school accommodating up to 150 students, Grades 10 through 12

Sponsor:  Edmonton Oilers Community Foundation


	
	30
	0

	3. YMCA Welcome Village
Transitional housing to allow individuals and families in need to stabilize their situation and access 

necessary services and resources to support their full integration into the community.

150 furnished units:  up to 70 family units, with the balance of units being bachelor and one bedroom, serving as many as 250-350 people including up to 30 students from the Inner City High School.
Housing Support Services, and community resource and referral  

5,000 sf licensed childcare and family resource centre for 48 children 

8,000 sf community program and meeting and/or social space

Indoor/outdoor playground

Sponsor/Owner:  YMCA of Edmonton

	
	150
	150

	TOTAL – PHASE ONE
	
	180
	150


FUTURE PHASES

	
	# Housing Units

	
	Apr
	Jul
	Sep

	4. Assisted Living for People with Disabilities

Supportive housing for people living with and without disabilities, including families and 

singles of all age groups.

60 units with assisted living facilities accommodating up to 150 people

24 units would be designed to meet universal design specifications 36 units would be 

designed for wheelchair access

Resident centered personal care providing assistance in daily living

4 units would be reserved for transitional housing for individuals who are receiving 

rehabilitation at the Glenrose Hospital

Active Living Centre offering mental and physical health related activities and program 

information

Incubator spaces for development of cottage businesses

Sponsor/Owner:  Canadian Paraplegic Association (Alberta)

	
	60
	60

	5. Continued Care/Assisted Living Facility

An integrated Continuing Care facility providing a broad range of personal and health care 

services to meet the needs of inner city residents.

150 beds of Long Term Care and 50 units of Designated Assisted Living with shared support

Facility designed to meet resident needs over time

Subject to review by Alberta Health Services.

Sponsor/Owner:  Alberta Health Services (formerly Capital Health)

	
	200
	200

	6. Métis/Aboriginal Seniors’ Housing

Affordable bachelor, one and two bedroom units for Métis and Aboriginal seniors

60 unit apartment affordable housing for as many as 100 individuals

Meets Affordable Housing Program for the Government of Alberta

Sponsor/Owner: Métis Urban Housing Corporation


	
	60
	60

	7. UMISK/Aboriginal Seniors’ Housing

Affordable, self-contained units for Aboriginal seniors living as singles and couples

75 units for as many as 150 individuals

4 story apartment building

Sponsor/Owner:  UMISK


	
	75
	75

	8. EPINSS Renaissance Place 

A Designated Assisted Living facility for individuals in the inner city requiring personal and health care support services and programs.

40 furnished units with common dining and social/recreational areas 

Health care facilities (doctors/nurses offices and examination room) 

Sponsor/Owner:  Edmonton People in Need Shelter Society (EPINSS)


	
	40
	40

	TOTAL – FUTURE PHASES
	
	435
	435


TENTATIVE  PHASES

	
	# Housing Units

	
	Apr
	Jul
	Sep

	9. Aboriginal Welcome Centre

A central meeting and greeting centre for Aboriginal peoples of all ages.

Celebration space for gatherings, celebrations, meetings

Cultural exhibit and celebration showcasing Aboriginal history in Edmonton

Welcoming Area providing information to, support and programming for the 

Aboriginal Community

Sponsor/Owner:  Aboriginal Welcome Centre


	
	
	

	TOTAL – TENTATIVE PHASES
	
	0
	0

	GRAND TOTAL – ALL PHASES
	Up to 900
	615
	585


· In the beginning, the number of individual housing units was uncertain, but the estimate of 900 units in total was anticipated. 
12.  On-Going Public Involvement/Communications

All members of BRAC were invited to be part of a special Public Involvement/Communications Working Group chaired by Robert Moyles of the City’s Communications Branch.  The Group held a number of meetings beginning in June through September.  At its meeting on September 24th BRAC endorsed the Group’s recommendations (with revisions).  A copy of the final report with recommendations as approved by BRAC is included in Appendix 5.15.
In summary, BRAC concluded that there was a need for an advisory committee (like BRAC) to be continued and recommended the adoption of the following principles or actions to be taken with respect to on-going public involvement/communications for Boyle Renaissance: 

i) Need to keep the community informed and involved in the evolution of Boyle Renaissance
ii) The City should facilitate on-going public involvement/ communications initiatives.
   CONCLUSIONS AND RECOMMENDATIONS 

4.1 Conclusions
1.  Boyle Renaissance Advisory Committee (BRAC)_Planning Process

The process which was embarked upon by BRAC in early May, 2008 took about six months to complete.  The task given to the Committee by the City of Edmonton proved to be a complicated and challenging one.  However, the majority of those who volunteered to serve on BRAC took on this challenge with an incredible sense of purpose and commitment to the well-being of their community and to the city as a whole.  In spite of an arduous and tight work schedule, a few even managed to attend all eight of BRAC’s meetings as well as to participate actively in one of the Committees working groups.  

None of BRAC’s meetings were straightforward; and at times things did get rather tense.  However, given the seriousness of the topic at hand, and the diversity of viewpoints which existed around BRAC’s table, this should not have been surprising.  At the same time, it is important to note that on the whole members of the Committee were true to the principles (or modes operandi) which had been agreed to at their first meeting, and found that they were able to respectfully agree to disagree on some points regarding the proposed Boyle Renaissance initiative.  In truth, given the seriousness of the topic, and the diversity of viewpoints which existed around BRAC’s table, it’s amazing, and commendable, that the Committee was able to reach a general consensus on so many aspects regarding the proposed development.

 At the September 24th meeting of BRAC, members were asked to fill out a survey form aimed at receiving critical feedback from them regarding the process which had been followed.  Open-ended as well as more quantifiable questions were posed.  The survey was filled out by 15 of the 19 members in attendance. Those members who were unable to attend were provided with the opportunity to participate.  A copy of the survey form together with the results of the 16 responses received is contained in Appendix 5.16.  
While the responses to the evaluation survey were generally favourable, and the majority of those who responded felt that BRAC had met most of its objectives, there is a general sense that more needs to be done in the next planning phase(s) to ensure that outstanding issues/concerns are better explored and resolved. 

2.  Boyle Renaissance Development
As noted earlier in this report, virtually everyone who was consulted through this process about the proposed Boyle Renaissance initiative felt that the area being targeted for redevelopment is in serious need of attention and revitalization.  Again, the real issue that emerged had to do with varying opinions about what kind of development would be appropriate for the area going forward.
Whereas at the outset it was envisaged that approximately 900 housing units would be constructed as part of the Boyle Renaissance initiative, a more up-to-date analysis which was undertaken by BRAC suggests that only 585 units would be required to meet the needs of the current community partners.
As BRAC’s work progressed there seemed to be a recognition by most members of the Committee that the initiative has the potential to become a true “renaissance”.  In this regard there was a general sense that, if planned carefully (with a high regard for quality urban design) and thoughtfully, Boyle Renaissance has the potential to be a leading urban development initiative consisting of creative partnerships and effective collaborations between the stakeholder/investor groups and the surrounding communities.  At the same time some members of BRAC, who at the start of the process indicated that they were fundamentally opposed to the initial concept for Boyle Renaissance, remained opposed to the initiative throughout the process.  Some members also felt that fundamental issues (e.g. concentration of non-market housing and parking requirements) had not been adequately addressed.
During this particular initial stage in the planning process, BRAC was instrumental in fostering creative partnerships for Phase One of Boyle Renaissance.  Since receiving support in principle from BRAC for their initiative the YMCA has advanced a request to the Province for funding. As noted earlier, this constituted a joint/integrated request on behalf of the YMCA together with the Inner City Youth Development Association, the Edmonton Oilers Community Foundation and the City of Edmonton.  BRAC formally supported this approach at its meeting of September 10, 2008 (see attached minutes).  The intent is for the Y to provide housing for up to 30 students from the Inner City High School within the YMCA Welcome Village’s 150 units.  Given that from the outset it was anticipated that the High School would build a separate residence for up to 75 of its students, among other things, this more integrated approach potentially will cut down on the density of the final development – i.e. one of the concerns expressed by some members of City Council and the community.  
While there may be more of a general sense of optimism about the potential future with the development of Boyle Renaissance than perhaps was the case at the outset of this process, there still also exists a healthy sense of concern.  For instance most members of BRAC felt quite strongly that special efforts need to be taken to ensure that current residents in the area are not forgotten.  At the same time, other members remain concerned that Boyle Renaissance could tip the balance even further away from efforts to build healthy and inclusive neighborhoods in the Boyle Street and McCauley neighbourhoods.   Inherent in the Committee’s recommendations (as noted below) is both this sense of optimism and of concern.  All have been formulated as a result of the learning or understanding which has been gained by members of BRAC through the planning process to date.
4.2 Recommendations

The following recommendations by the Boyle Renaissance Advisory Committee (BRAC) are respectfully submitted to the City of Edmonton:

1. The City continue planning for the Boyle Renaissance area in consultation with stakeholders and those in the surrounding communities.
2. That an advisory committee under new terms of reference and new membership be maintained as an ongoing public involvement mechanism for the “next steps” on Boyle Renaissance. 

3. Any development which is built in the Boyle Renaissance area give priority consideration to existing residents in their provision of housing and services.
4. The City work closely with the Government of Alberta toward the implementation of Phase One of the Boyle Renaissance initiative (i.e. involving the Inner City High School, the YMCA, and the development of a new Community Hub or recreation and social space)

5. In order to encourage the development of more of a mixed-income neighbourhood, the City undertake special efforts or initiatives to encourage the development of market housing within and around the Boyle Renaissance area.
6. Current Phase Two proponents or potential partners in Boyle Renaissance be encouraged to consider introducing a number of units of market housing/condos/equity co-ops within their proposed developments in order to help achieve more of a mixed-income neighbourhood.
7. With regard to the Aboriginal Welcome Centre, the City continue to work through and respect the Wicihitowin process which will help to define the nature of the Centre itself as well as its ultimate location.

8. The City ensure that all developments or buildings to be built in the Boyle Renaissance area conform as much as possible to the urban design principles and design guidelines which have been drawn up by BRAC. 
9. Efforts be made to encourage (not “require”) provision for commercial space on the main floors of buildings in the Boyle Renaissance area
10. A master plan be developed to ensure that parking requirements for the Boyle Renaissance area are adequately met (i.e. both in terms of capital and operating considerations).

11. The City explore the concept of “good neighbour agreements” to help guide the on-going operations of all Boyle Renaissance development projects and seek the input of a Boyle Renaissance Advisory Committee in the development of such agreements (including principles to guide their formation).
12. That public involvement plans based on the City’s public involvement framework be developed that would:
a. Augment the minimum requirements for public involvement and communications of any statutory processes (rezoning, ARP amendments, etc)  that might occur relative to Boyle Renaissance

b. Support ongoing public involvement in the next steps of Boyle Renaissance

c. Fully consider the spectrum of public involvement, as outlined in the City’s public involvement framework.

13. While BRAC can continue to meet about Phase One, the City acquire the land for Phase Two before engaging a volunteer advisory committee for future phases.
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� Source: the City of Edmonton's Chief Economist, October 2008





� The Community League appointed two representatives, one of whom moved out of the McCauley area during the summer at which time BRAC welcomed him to continue serving on the Committee as a “Community Representative – At Large”.  The representative of the Chinatown and Little Italy BRZ served on BRAC until September 24th when he formally resigned, among other things expressing concerns about the concentration of “those requiring various kinds of assistance” and urging BRAC “to reconsider the scale of this project to better represent a workable, liveable, and vibrant Edmonton.”


�Founded in 1975 and based in Portland Oregon, StastnyBrun Architects, Inc. is a multi-faceted firm which has been involved in a variety of urban development projects around the world.  Experience in Edmonton includes the development of Sir Winston Churchill Square and more recently assistance with The Quarters Downtown.





