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DISCLAIMER
n

This presentation is made without prejudice or admission on
the part of Yale Properties Limited and is made in an effort to
assist the process of the development of a Land Use Plan for
the Agglomeration of Montreal.

n

Representations contained herein, the Brief submitted and/or
during verbal communication during this presentation are
not to be construed as an acceptance or refusal of any terms
or conditions or any admission on the part of Yale Properties
Limited.

+

Yale Properties
n

Family company that was started by my grandfather, Menashi
Mashaal, a Jewish immigrant that was forced to abandon his
property and flee from persecution in Iraq in the 1950’s.

n

The company was operated by my father and his 7 siblings,
who each started their own families – our family consists now
of 95 individuals and counting.

n

My Grandfather’s vision – make secure investments in land to
build a legacy for his family and a business that could grow
for generations and provide financial stability and security.

n

Bought land across the Montreal region for development.

+

The Land
n

Situated in the city of Beaconsfield between autoroutes 20
and 40, near Woodland Road.

n

Adjacent to the Beaurepaire Commuter Rail Station

n

Located in the forested area often referred to as ‘Angell
Woods”

n

Surface area of approximately 3.5 million square feet (32
hectares).

n

Bordered by two important residential developments in the
area (one of which is historic and the other having a
significant socio-economic value)

+

Site Plan

+

Urban Planning History
n

Beaconsfield Urban Plan 1990
n
n
n

n

City of Montreal Urban Plan
n

n

55% residential PLUS commercial core PLUS light industry
Approximately 1,125 dwellings
Low to Medium density residential development

Envision the protection of the natural characteristics, increased
densification closer to the train station and a continuity with the
development to the East

Beaconsfield Intermin Control By-Law 2010
n
n

Essentially a freeze on any development for the land
Complete protection of the natural characteristics
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PMAD (2012)
n

General Orientations
n
n
n

n

Transit Oriented Development
n

n

Create housing
Improve transportation
Protect the environment

Satisfies all 3 general orientations
n Higher density housing near public transportation points
n Maximizes land use, promotes use of public transportation, thereby
reducing traffic on the roads and reducing GHG emissions.

Protection of natural urban forests and wetlands
n

Satisfies only one of the general orientations (protect the
environment)

+

PMAD & Yale Properties Land
n

Transit Oriented Development
n
n
n
n

n

Land falls within a TOD area as defined by the PMAD
Located within 1km radius of the Beaurepaire Commuter Rail Station
Minimum Density requirement of 40 dwelling per hectare
(Approximately 1,280 dwellings)
Promotion of walking, biking and public transportation and
discouraging personal automobile use

Bois et Corridor Forestier Metropolitain
n
n

Identified as an area of potential conservation interest
How to protect: Public acquisition of privately held land, as well as
trade-off in increased density in less ecologically valuable land to
maximize land use and reduce the felling of trees and protect
wetlands.

+

PMAD - TOD
n

Language in PMAD is definitive that the Minimum
density in TOD areas MUST be followed

n

“According to the PMAD, the areas identified on Map 7 must
become TOD zones. It is requested that this development be
incorporated into a detailed land use/transportation
planning approach. This planning exercise will allow the area
within the TOD zone to be adapted to suit the characteristics
and potentials specific to each environment and ensure
consistency across all interventions.”

+

PMAD - TOD

1 KM

+

Characterization of TOD Zone

“…The majority of regional and municipal partners collaborated on
this exercise that contributed to the PMAD and its action plan.”

+

PMAD – Conservation Potential

+

PMAD – Woodland and forest
corridors

+

PMAD (Continued)

+

PMAD (Summary)
n

TOD Zones
n
n

n

Each TOD zone has a minimum density threshold that was determined
specifically for that TOD Zone
A TOD Zone MUST be planned according to the minimum density threshold
and consistently with the characteristics of Transit Oriented Development

Woodland and Forest Corridor
n

n
n
n

Despite the fact that this “status” was applied to the land, it was still, thereafter,
identified as a TOD zone in the PMAD (even following input from Regional and
Municipal partners)
Unless land is permanently protected, it is not exempt from the minimum
density threshold of the TOD zone
Yale’s land is not permanently protected as is the case for APAW’s land,
Beaconsfield’s land and Ducks Unlimited’s land within the Angell Woods area.
Woodland and forest corridors must be acquired to be permanently protected.
It cannot be a forced Private Park / Private Green Space or identified as
“Conservation”

+

SAD Definitions

+

SAD – Recognition of TOD

+

SAD – Recognition as “bois et corridor foréstier
métropolitain”

+

SAD – “Grandes Affectations”

+

SAD
n

SAD recognizes that Yale’s land falls entirely within a TOD
area in accordance with the PMAD (Map 30, 31)

n

SAD identifies Yale’s land as an environmentally valuable
area that should be protected from development in its
entirety (Map 3, Map 15, Map 19, Map 32)

n

SAD provides for the partial development (roughly 10%) of
the Land (Map 20 “Grandes Affectations” and Map 2
“Terrains a construire et a transformer”)

+

Discordance of Plans
Map 2

Map 30,31

Map 20

Map 3

Map 32

Map 15

Map 19

+

SAD vs. PMAD
n The

SAD is bound to respect the orientations of the
PMAD.

n Unless

the intention of the SAD is to have the
minimum density requirements of the entire TOD
area concentrated in the area labeled “Dominante
Residentielle”, which is, for all intents and
purposes, impossible, the TOD Zone minimum
density threshold is dismissed in favor of
conservation.

+

Calculations (for illustration)
n

Vacant land in the TOD area is approximately 80 hectares, 32
Hectares of which is Yale’s land.

n

Minimum 40 dwellings/hectare = minimum of 3,200 households,
of which roughly 1,280 would be on Yale’s land.

n

Based on Map 2 – “Les Grandes Orientations”, almost 90% of the
land is identified as conservation.

n

To attain the TOD minimum density, 1,280 households would
need to be developed on a total area of approximately 3.2
hectares. (400 dwellings per hectare)

n

This goes completely against the urban fabric of the city of
Beaconsfield. (Compare to Le Triangle: 100 dwellings per
hectare)

+

SAD
n Whereas

the PMAD seems to focus more on
the importance of transit oriented,
sustainable urban growth, the SAD appears
to be overfocused on the conservation of
our land and does not respect the
orientations of the PMAD with respect to
our land.

+

Problem with the proposed SAD
n

The PMAD clearly establishes that conservation of
ecologically valuable land should be acquired to ensure
protection – Land Use Policies and Zoning bylaws cannot
have the effect of stripping landowners rights for Public
Interest.

n

This orientation is consistent with laws that protect property
rights which are sacred in our Province and for which the
action of expropriation was created.

n

The land has considerable urban value if allowed to be
developped

n

Yale is eager to develop the land in accordance with a
Sustainable TOD approach. This would require the use of most of
Yale’s land to attain the minimum density threshold provided by
the PMAD.

+

Recommendations
n

The SAD MUST adhere to the orientations of the PMAD.

n

All of the maps MUST be cohesive and consistent. They must
provide for a clear identification of what the PMAD and SAD
orientations are for the land and not offer contradictory land
uses.

n

The land MUST be identified as a TOD zone to be developed
with a minimum density of 40 dwellings per hectare in
accordance with the PMAD.

n

The land MUST NOT be identified as “conservation” as it is
not eligible for such classification due to it being privately
held land that is not subject to permanent legal protection.

n

Alternatively, if the land is identified for “conservation”, it
MUST be expropriated with compensation.

+

Discordance of Plans
Map 2

Map 30,31

Map 20

Map 3

Map 32

Map 15

Map 19

+

Proposed Modification to Plans
Map 2

Map 30,31

Map 20

Map 3

Map 32

Map 15

Map 19

The proposed modifications are illustrations as concern Yale’s land, the exclusion of other land, namely
that land belonging to Seda Holdings, Ducks Unlimited, APAW and the city of Beaconsfield should not be
construed as a suggestion that the affections of those lands should not be modified as well.

+

Conclusion
n

MAKE THE APPLICABLE ORIENTATION AS
REGARDS YALE’S LAND CLEAR IN ACCORDANCE
WITH THE PMAD

n

Identify it as a TOD zone

n

Adopt the SAD recognizing the entire land as “land to
be built/transformed”

n

Require the Municipality to adopt bylaws consistent
with a TOD zone (minimum density threshold of 40
dwellings per hectare)

n

Remove the “conservation” affectation.

+

Conclusions (Continued)
n Alternatively, expropriate

the land with

compensation.
n Identifying

it as “conservation” is factual
expropriation without compensation.

n The

land CANNOT be forced into
becoming a “Private Park” as a result of
land use policies or municipal by-laws.

