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Jeff Westeinde has a problem. A decade ago, he led the vision for Zibi, an urban redevelopment project that
pledged to transform a critical 10-acre site at the heart of Canada’s capital. Fast forward to 2023 and the
challenge has become more practical and more urgent. Jeff, now the President of Zibi, needs to turn his
construction site into a thriving community—a place where people and businesses want to be. Complicating
matters, he must also ensure that Zibi lives up to its promise to be a leader in sustainability. Finally, and
equally importantly, he has an obligation to the Anishinaabe Algonquin Nation—an Indigenous people and
the area’s original inhabitants—for whom the Zibi site is sacred and historically significant. Friends
acknowledge that it’s the project Jeff has been waiting his whole life to lead. But as Jeff points out: “Even
a good problem is still a problem.”

Zibi is a mixed-use residential and commercial development currently under construction on a 34-acre (14
hectare) site on the banks of the Ottawa River—a waterway known to the Anishinaabe as Kichi Zibi (see
Exhibit 1). The project straddles the border between Ontario and Québec and includes islands in the middle
of'the river that were previously home to a pulp and paper mill owned by the E. B. Eddy company, a business
that was once the country’s largest producer of paper products. Industrial activity on the site ceased in 2007
as production shifted to newer facilities. Over the decade and a half that followed, the site remained largely
abandoned—a visible scar on the symbolic heart of Canada.

In 2012, Jeff and his group of civic-minded business partners resolved to change all that. Their plan was to
tap the best minds and technologies to build a community that would be a leader in sustainability and
livability, while also showing respect to the site’s unique location— the centre of a river, at the heart of the
nation’s capital, in the traditional unceded territory of the Anishinaabe Algonquin.! A decade later, with
construction well underway, Zibi aims to become one of the world’s visionary communities, harnessing the
power of the Ottawa River to create the country’s first net-zero carbon community while creating 5,000 new
homes and 6,000 new jobs.

' The phrase “traditional unceded territory” is specifically used to indicate that the land in question occupies an area that was not
signed away via treaty by the Indigenous peoples who inhabited it prior to European settlement. The terminology applies to much of
Canada, including the land that is currently occupied by Ottawa and Gatineau.
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Transforming Zibi from a construction site into a living, breathing community will be no simple matter: “Our
success hinges on attracting the right types of retailers, attractions, and events to animate the development,”
Jeff observes. “We’re committed to creating an exceptional space that will be a focal point for Ottawa, a
point of pride for Canadians, and a leader in sustainability and Indigenous engagement. But it also needs to
make sense for shareholders.”

Zibi has already begun to make progress toward its goal. As of October 2023, some 400 residents live in
four different buildings within the area (see Exhibit 2). Two of these are condominiums—one in Ontario
and one in Québec—in which individuals own their units.> Both are fully sold. The other two are Zibi-
owned rental structures located in Québec.® The first is about 98 per cent occupied while the other has only
recently began to accept tenants. On the commercial side, Zibi has just signed an agreement to lease an
entire office building to the federal government. “Spaces,” a co-working office, has also set up locations on
both the Ontario and Québec sides of the site.*

COMPANY BACKGROUND

Zibi began as a collaboration between two real estate development companies: Windmill Developments, an
Ottawa-based company led by Jeff Westeinde, and Dream Unlimited (“Dream’), a multinational real estate
developer with headquarters in Toronto.> In late 2016, Windmill’s stake in the project was transferred to
Theia Partners, a separate company also led by Westeinde. Both firms held stakes in Zibi until August 2021,
when Dream assumed full ownership through two subsidiaries: Dream Impact Trust and Dream Asset
Management Corp.® As of October 2023, Jeff Westeinde continues to direct the project as President of Zibi,
with responsibility for high-level strategy, incorporation of sustainability, and community engagement (see
Exhibit 3).

Dream Unlimited

Founded in 1994, Dream Unlimited Corporation (“Dream”) concentrates mainly on major urban projects
and redevelopments. The company’s asset portfolio includes over $24 billion of real estate properties across
North America and Europe, which it controls through various partnerships and four different Toronto Stock
Exchange-listed trusts.” The company employs some 600 people, equally divided between its downtown
Toronto headquarters and satellite offices around the world.

Responsible for some of Canada’s most transformative projects, including Toronto’s highly successful
Distillery District and the still-under-development Canary District, Dream’s strategy is to “build inclusive
communities and exceptional places for people to live and work.” Once built, many of these assets are held
over the long term and serve as a source of stable income. Dream’s property portfolio includes a variety of
master-planned communities, office towers, residential homes, premium industrial spaces, and prime retail
locations.

2 https://zibi.ca/reasons-to-love-living-at-zibi/ and https://zibi.ca/condo/
3 https://aaltosuites.ca/
4 https://zibi.ca/spaces-connecting-gatineau-and-ottawa-at-zibi/

3 Jeff Westeinde’s original involvement in Zibi was through Windmill Development Group, a company he co-founded with his
brother, Jonathan, in 2003.

© https:/renx.ca/dream-acquire-100-huge-ottawa-zibi-development
7 https://dream.ca/investors/unlimited/: all figures in Canadian dollars unless otherwise stated.
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Dream strives to “do well by doing good,” which has led the company to focus significant attention on
projects that create positive social impact.® Sustainable building practices, community engagement, and
ethical corporate governance are all cornerstones of the brand. Many of Dream’s projects are also in
locations of historical or other significance, so the company works closely with key stakeholders including
governments (federal/national, provincial/regional, municipal/local), Indigenous peoples, private partners,
and local community groups. Although these processes are often costly and time-consuming, meaningful
stakeholder engagement tends to enhance public support, making it possible to complete projects more
quickly and efficiently.

Theia Partners

Theia Partners (“Theia”) was founded in 2016 by Jeff Westeinde, Peter Busby, Scott Demark, and Rodney
Wilts—experienced professionals with diverse but complementary skill sets, united by a shared commitment
to positive change. The company develops real estate and renewable energy with a particular focus on
projects that demonstrate environmental and social leadership. They create value for investors by looking
for opportunities to solve problems in overlooked places such as contaminated and/or complicated sites,
workforce housing apartments, and waste-heat energy systems. Their overall aim is to deliver efficient,
high-quality housing in locations that offer attractive places to live, reduce pressure for sprawl, lower carbon
emissions, and serve as a model of low-impact development. As Jeff puts it:

We get excited about new financial models that allow us to push greater affordability, energy
systems that dramatically reduce carbon emissions, and walkable neighborhoods where people know
their neighbour.

In addition to being a driving force behind the overall Zibi project, Theia was responsible for developing the
Zibi Community Utility (ZCU), a renewables-based district energy system that provides heating and cooling
to Zibi residents and tenants. The system, which is now managed in partnership with Dream Unlimited and
Ottawa Hydro (a city-owned electric utility), has capacity to service over four-million square feet of space.
It operates seamlessly without users needing to alter lifestyles or sacrifice comfort.

SITE LOCATION

Zibi is being built on islands and shoreline adjacent to Chaudiére Falls, a set of cascades in the centre of
Ottawa-Gatineau. Known as Akikodjiwan in Anishinabemowin and Kana:tso in Mohawk, the falls have
been described as “a sacred pipe, sculpted by the Creator” by local Indigenous peoples. Originally wild and
whirlpool-like, flow through the falls is now controlled by a ring dam that was constructed between 1907
and 1909 to divert water to a series of hydroelectric generators. These generators are still functional and
continue to supply power to both Ottawa and Gatineau.’

Apart from its spiritual significance to the Anishinaabe Algonquin, the Zibi site is noteworthy in several
other respects: its geological setting in middle of the Ottawa River, its location on a high-profile former
industrial site, and its geographic position in the heart of Canada’s national capital.

8 https://dream.ca/philosophy/ and https://dream.ca/wp-content/uploads/2023/05/DreamimpactReport 2022.pdf
9 https://chaudierefalls.com/
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Ottawa River / Kichi Zibi

The Ottawa River—known as the riviere des Outaouais in French—bears the name Kichi Zibi (“great river”)
in Anishinabemowin. The river has long played a vital role in the spiritual and daily existence of the
Anishinaabe Algonquin people, who live throughout its watershed along the Ottawa Valley. For generations,
it served as the central means of transportation, trading, hunting, and gathering for Indigenous communities.
Some Anishinaabe even define themselves in terms of their position on the river, using the term
Omamiwinini (“down-river people”) to distinguish themselves from those who live further upstream.

Beginning in the early 1600s, the Ottawa River began to be used by French fur traders, voyageurs, and
coureurs-des-bois as a means of reaching Canada’s interior. In the early part of the 19" century, as the
region’s economic focus shifted to the timber trade, it was used to float rafts of white pine logs down to
lumber mills located on the site of modern-day Gatineau. Following the War of 1812, the waterway gained
strategic importance once the Carillon Canal was completed. Together with the Rideau Canal, the river
provided an alternate military supply route to Kingston and Lake Ontario, bypassing the more vulnerable
route along the St. Lawrence River.

Although the Kichi Zibi watershed extends north and west for hundreds of kilometres, Ottawa-Gatineau is a
key focal point as the location where the waters of three rivers (the Rideau, Gatineau, and Ottawa/Kichi Zibi)
intersect. This made it an important meeting place for religious ritual and trade among Indigenous peoples,
reinforcing the site’s special role for the Anishinaabe Algonquin and presaging its future importance as the
national capital of Canada.

E. B. Eddy Industrial Site

A distinguishing feature of the Zibi project is its role as a brownfield redevelopment of the former E. B. Eddy
paper mill, a facility whose beginnings extend as far back as 1851 when Ezra Butler Eddy began
manufacturing matchsticks on the Québec side of the river.!® Eddy later expanded into pulp and paper with
construction of a factory in the late 1880s and the acquisition of the competing J. R. Booth paper mill on the
Ottawa shoreline. Activity at the location grew to the point that it was, by the mid-20™ century, one of
Canada’s most significant industrial sites. Domtar, a pulp-and-paper giant with operations across North
America, acquired the facility in 1998 but, due to declining market demand, announced the permanent
closure of the Ottawa mill in 2005 and the Gatineau mill in 2007. Equipment and tools were removed when
the factory closed, but most of the buildings remain—albeit in dilapidated condition.!!

Ottawa-Gatineau

Approximately 40 per cent of the Zibi site is located in Ottawa, in the province of Ontario, with the remainder
in Gatineau, Québec. The two halves are connected by the century-old Chaudiére Bridge, whose foundations
were poured in the 1820s and whose current steel truss structure was completed in 1919. A newer and much
wider crossing, the Portage Bridge, opened in 1973 and spans the river immediately to the east of Zibi. The
Portage Bridge now carries most of the vehicle traffic that previously used the Chaudiére crossing.

10 https.//zibi.ca/heritage-at-zibi-celebrating-our-industrial-past-with-an-eye-to-the-future/
U hitps:/fwww. historymuseum.ca/cmc/exhibitions/hist/hull/rw_26_ie.html and
https://www.pc.gc.ca/apps/dfhd/page fhbro _eng.aspx?id=2382
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Zibi’s location is both scenic and highly visible. Situated in the geographic centre of Ottawa-Gatineau, it is
overlooked by the Parliament of Canada as well as key national institutions including the Supreme Court of
Canada. The site lies within walking distance of the Canadian Museum of History and is immediately
adjacent to the Canadian War Museum, the LeBreton Flats redevelopment district, and the Thompson-
Perkins Mill—an historic lumber mill that was converted into a brew pub in 2012. Importantly, it is
approximately one kilometre from the Pimisi O-Train station—part of Ottawa’s light rail system—and a
short distance from the central business districts of both Ottawa and Gatineau (see Exhibit 4). Major
employers, including banks, insurance companies, and many federal government departments and agencies,
occupy nearby offices that are easily accessible on foot or by public transit.

COMMITMENT TO SUSTAINABILITY

In keeping with Dream and Jeff Westeinde’s shared philosophy of positive social impact, Zibi is committed
to enhancing sustainability in all its forms—social, economic, and environmental. These can be
conceptualized as follows:

Social sustainability describes a society in which there is good quality of life and a high degree of social
cohesion—i.e., where people have a sense of solidarity and connection to their community.'?> The concept
is grounded in respect for the dignity of the individual, an appreciation of the value of human capital, and a
focus on fair working conditions. It is reinforced by active citizen engagement, robust systems of
governance, and support for equity, diversity, and inclusion. Achieving social sustainability requires that
communities provide adequate health care and nutrition, good access to social services, investment in
education, support for culture and related institutions, and a broad range of knowledge- and skill-building
opportunities.

Economic sustainability refers to practices that support long-term economic growth and high living
standards without negatively impacting other aspects of the community—human, social, or ecological. A
key benefit of this approach is an economic system characterized by long-term financial stability and
resilience to disruption. This is typically achieved by adopting practices that are less wasteful or, better still,
resource-neutral—e.g., reduced land use, more efficient supply chains, infrastructure to reduce/reuse/recycle,
regenerative farming, sustainable harvesting, local sourcing, and renewable energy.

Environmental sustainability aims to improve welfare through the protection of natural capital—i.e., land,
air, water, minerals etc. A society is environmentally sustainable when elements that are essential to the
health of an ecosystem are preserved, and the biological and non-biological elements of that system are
protected from harm. Typically, this requires systems that are either resource-neutral or consume resources
slowly enough that they can be replenished naturally.

One Planet Living Framework

To guide its sustainability initiatives, Zibi has adopted the One Planet Living framework, a program
developed by Bioregional and the World Wildlife Fund and aligned with the United Nations’ Sustainable

12 Some conceptualizations of sustainability use a four-dimensional model that distinguishes between social and human sustainability.
The former includes systems and processes that facilitate positive human interaction at a community or societal level. The latter
describes factors that contribute to the health and well-being of human beings as individuals.
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Development Goals."® One Planet Living grew out of the experience of developing the BedZED eco-village
in south London, United Kingdom, in the early 2000s. Today, One Planet communities and destinations
exist throughout Europe, North America, Africa, and Australia.

The One Planet Living framework is specifically designed to encourage stakeholders to collaborate on a
sustainability strategy that leverages the expertise, skills, and experience of everyone involved. It is based
on 10 guiding principles:

1. Health & Happiness. Encouraging active, social, meaningful lives to promote good health and well-
being.

2. Equity & Local Economy. Creating safe, equitable places to live and work that support local
prosperity and international fair trade.

3. Culture & Community. Nurturing local identity and heritage, empowering communities, and
promoting a culture of sustainable living.

4. Land & Nature. Protecting and restoring land for the benefit of people and wildlife.

5. Sustainable Water. Using water efficiently, protecting local water resources, and reducing flooding
and drought.

6. Local & Sustainable Food. Promoting sustainable, humane farming, and healthy diets high in
local, seasonal organic food and vegetable protein.

7. Travel & Transport. Reducing the need to travel, and encouraging walking, cycling, and low-
carbon transport.

8. Materials & Products. Using materials from sustainable sources and promoting products that help
people reduce consumption.

9. Zero Waste. Reducing consumption, re-using, and recycling to achieve zero waste and zero
pollution.

10. Zero Carbon Energy. Making buildings and manufacturing energy-efficient and supplying all
energy with renewables

As part of its commitment to the One Planet Living Principles, Zibi has developed its own One Planet Action
Plan, which it makes publicly available via its website. In addition, the company produces a One Planet
Action annual report that provides updates on its progress and reflections on what is being done to ensure
that it meets its short- and long-term commitments. These have been produced for every year since 2018.*
Most recently, in 2021, Zibi created the position of One Planet Ambassador to ensure that it would have an
internal champion responsible for overseeing sustainability efforts and ensuring that targets are being met
(see Exhibit 3).

13 https.//www.un.org/sustainabledevelopment/
14 https.//zibi.ca/sustainability/ and https.//www.youtube.com/watch?v=qTh8Sjqzy 8
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URBAN REDEVELOPMENT IN CANADA

In developing Zibi, Dream and Theia were inspired by urban redevelopment projects in several other major
Canadian cities. These include Dream’s own successful project in Toronto’s Distillery district, along with
the Quartiers du Canal in Montréal, and Granville Island in Vancouver.

Distillery District (Toronto)

Sitting on 13 acres (5.3 hectares) of land located approximately one kilometre east of Toronto’s central
business district, the Distillery District is jointly owned by Dream Unlimited and Cityscape Development, a
well-known Toronto-based condominium builder.!* In just over two decades of existence, it has become a
premier arts, culture, and entertainment destination and a model of urban redevelopment. Originally a
collection of warehouses and liquor production facilities for the Gooderham and Worts Distillery (which
ceased operations in 1990), the area has evolved into a thriving commercial and residential neighbourhood
and one of the city’s most popular tourist attractions. Most structures in the area are Victorian-era (i.e., late
1800s) industrial buildings that were restored, renovated, and repurposed as apartments, restaurants, and
retail shops (see Exhibit 5). These have been supplemented by residential condominium towers on the
periphery of the site.

Development of the Distillery District began in 2001 and was completed two years later. To ensure
authenticity and quality craftsmanship, most of the work was performed by tradespeople who were skilled
in working with 19 century timber, planks, stone, and brick. Considerable effort was made to repurpose
original materials when feasible, while also blending them with modern materials and green technologies.
The goal was to create a neighbourhood that was simultaneously historic and contemporary. As the Distillery
District website puts it:

Our vision was to combine the romance and relaxing atmosphere of European walking and patio
districts with the hip, cool dynamic of an area like New York City’s SoHo or Chelsea, where creative
minds get together and you feel as if anything could happen.

From the outset, Dream and Cityscape resolved not to lease any of the retail space to chains or franchises,
so virtually all tenants in the area are local businesses. In addition to boutiques, art galleries, restaurants,
cafés, and coffechouses, the district is also home to the Mill Street Brewery, a much-loved Toronto
microbrewer that was purchased by Anheuser—Busch InBev in 2015.

Driven by a desire “to provide a place where creativity could flourish and artists, artisans, entrepreneurs, and
businesspeople could interact and inspire each other,” culture is also a priority within the Distillery District.
The upper floors of several buildings have been leased to artists as studio spaces and to office tenants with a
“creative focus.” In addition, the Young Centre for the Performing Arts opened in 2006 and serves as the
home of both the Soulpepper Theatre Company and the theatre school of George Brown College. Special
cultural events are used to animate the area and draw visitors throughout the year, the most noteworthy of
which is the Distillery Winter Village, a highly successful Christmas and seasonal market.

15 https.//www.thedistillerydistrict.com/ and http.//www.distilleryheritage.com/
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Quartiers du Canal (Montréal)

Encompassing three storied neighbourhoods along the historic Lachine Canal—Griffintown, Little
Burgundy, and Saint-Henri—the Quartiers du Canal (literally, the “Canal Districts”) are some of Montréal’s
trendiest areas for food, drink, and outdoor fun. This former industrial zone in the city’s southwest features
an assortment of brick smokestacks and revamped warehouses. Over the past two decades, it has gradually
transformed into neighbourhoods that are simultaneously youth-oriented and family-friendly, with
opportunities for both daytime outdoor recreation and late-night dinner and drinks.

During the summer, visitors and residents can be found walking, jogging, or biking along the sides of the
Lachine Canal and kayaking, canoeing, or guiding an electric boat on the canal itself. Nearby Rue Notre-
Dame (Notre-Dame Street) offers hip, upstart eateries, and a range of artisanal food shops, antique stores,
galleries, and designer boutiques, anchored by the iconic Atwater Market.

Unlike Toronto’s Distillery District, where redevelopment was coordinated by a single entity, evolution of
the Quartiers du Canal was gradual and organic. Skyrocketing house prices in central Montréal incentivized
individual real estate developers to turn century-old industrial factories and warehouses into residential and
commercial buildings. Complexe Dompark—the former Dominion Textiles factory—recently celebrated its
100™ anniversary and now houses more than 90 multimedia, fashion, publishing, and service industry
companies in custom designed lofts. Similar redevelopments have since taken place in the former factories
and warehouse buildings of the Simmons Bedding Company and Redpath Sugar.

Granville Island (Vancouver)

Granville Island is a well-known shopping district located under the Granville Street Bridge adjacent to False
Creek, a narrow ocean inlet in central Vancouver.!® Formerly an industrial manufacturing area, it was
redeveloped by the Canada Mortgage and Housing Corporation (an agency of Canada’s federal government)
in the late 1970s. Today, the site includes a public market, restaurants, a marina, a hotel, the False Creek
Community Centre, artists’ studios and workshops, and various performing arts theatres, including the Arts
Club Theatre Company and Carousel Theatre. Granville Island Brewing, a microbrewery now owned by
Molson Coors, was established on the site in 1984 and continues to brew small batches at its original location.
Until 2017, Granville Island was also home to the main campus of Emily Carr University of Art and Design.

By virtue of its location, Granville Island attracts a combination of tourists and residents. It is located
immediately across from Yaletown, a neighbourhood of high-rise condominium towers in the city’s urban
core, built on land formerly occupied by railyards of the Canadian Pacific Railway. This latter site was
cleared of industrial buildings in preparation for the staging of the 1986 World Exposition (“Expo 86”) and
has since become populated by young professionals, trendy cafés, and a wide range of technology companies.

The Granville Island Public Market, which anchors the development, opened in 1979. It operates year-round
in an enclosed facility where visitors can purchase fresh produce, meat, fish and seafood, cheeses, and other
products—many locally sourced—from approximately 50 vendors. An outdoor seating area, animated with
seasonal entertainment, is adjacent to the market. Two companies, Aquabus and False Creek Ferries, operate
boat services that connect the market to Yaletown and other sites along False Creek.

16 https.//granvilleisland.com/ and https://qranvilleisland2040.ca/
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Relevance to Zibi

Although Jeff Westeinde does not regard any of these other sites as directly analogous to Zibi—particularly
in matters of sustainability—he feels that each of them has features that can inspire thinking for the Ottawa
project:

The Lachine Canal District in Montreal has been a great success. Granville Island, while it is older,
to my mind has been a fantastic thing. And, of course, the Distillery District is just tremendous. If
you look at each of those projects, they have very different components—Granville has no
residential, the Distillery District has a lot, the Lachine Canal has some. Each is successful because
they looked at the mix of what was around them and did what they needed to do to augment and
enhance that to create a successful neighbourhood. The ingredients are never the same, so you have
to know what to do to build on what’s there to incorporate it, be inspired by it, and enhance it.

Jeff is also keenly aware that exceptional urban redevelopment projects have been undertaken in other parts
of the world. He is receptive to inspiration from those places, and open to proposals that draw lessons from
the successes and failures of ideas tried elsewhere.

URBAN REDEVELOPMENT IN OTTAWA

Zibi is one of several urban neighbourhoods currently being developed or redeveloped within Canada’s
national capital region. Two other projects—LeBreton Flats and Lansdowne—are particularly noteworthy
(see Exhibit 5).

LeBreton Flats

LeBreton Flats is a large brownfield redevelopment site located on the south shore of the Ottawa River, east
of downtown Ottawa and immediately south of the Zibi lands (see Exhibit 6). Originally a residential
neighbourhood and adjacent industrial zone, the land was expropriated and cleared by the Government of
Canada in the 1960s as part of an initiative to redevelop the area for national monuments, public parks, and
government office buildings, including a new headquarters for the Department of National Defence. These
plans were eventually shelved due to cost concerns. Responsibility for the district now lies in the hands of
the National Capital Commission (NCC), a federal government agency tasked with overseeing development,
urban planning, and conservation across Canada’s capital region.

Under the NCC’s stewardship, some parts of LeBreton Flats have been successfully repurposed. Much of
the northern portion is now occupied by the Canadian War Museum (opened 2005) and the National
Holocaust Monument (inaugurated in 2017).!7 A small, 11-acre (4.4 hectare) parcel was sold to private
developers and now features high-rise condominium towers. Currently, a combined facility that will host
Ottawa’s new central library and the headquarters of Library and Archives Canada—known as Adisoke, an
Anishinabemowin word meaning “the telling of stories”™—is also under construction on the area’s eastern
edge and slated to open in 2026.'3

17 https://www.warmuseum.ca/
18 https.//adisoke.ca/
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The remaining 72 acres (29 hectares) is undeveloped and has been the focus of several attempts to reimagine
the area. The most noteworthy of these was RendezVous LeBreton, a plan that included 4,000 housing units,
parks, animated public spaces, a recreation facility, and a new arena for the Ottawa Senators National Hockey
League club. This proposal was selected by the NCC following a competitive bidding process but collapsed
due to disagreements between the two main consortium parties regarding the financial terms of the deal. Its
failure led the NCC to shift gears and develop a preliminary Master Concept Plan to guide site
redevelopment. Unveiled in January 2020, the plan divides the site into four sectors—a cultural district, a
predominantly residential community, a mixed-used neighbourhood, and an area to be used primarily for
public parks (see Exhibit 7).

The redevelopment of LeBreton Flats is strongly supported by the City of Ottawa, which opened two stations
of its new O-Train rapid transit system (Pimisi and Bayview) in the area in 2019. When fully built out in
2026, O-Train will provide direct access to LeBreton Flats from the eastern, western, and southern ends of
the city. This will be particularly important if plans to relocate the Ottawa Senators arena to the area come
to fruition—something that now seems likely in the wake of a change of team ownership prompted by the
March 2022 death of the previous owner.

Lansdowne

Lansdowne is a 40-acre (16 hectare) entertainment district located adjacent to the Rideau Canal in “The
Glebe,” an historic residential neighbourhood in south-central Ottawa. It consists of parks, sports venues,
exhibition space, shopping and dining facilities, and residential and commercial space. Although it serves a
number of functions, the area is best known as the site of the TD Place Stadium and Arena complex, a
publicly-owned, privately-managed facility that is home to the Ottawa Redblacks of the Canadian Football
League and the Ottawa 67s of the Ontario Hockey League.

Previously a large, asphalt-paved parking lot, Lansdowne was conceived in the late 1800s to serve as the site
of the Central Canada Exhibition, an 11-day fair held annually in August. It played this role between 1888
and 2010, with agricultural exhibition space constructed in 1898, a grandstand in 1908, and a stadium in
1967. The area began a major redevelopment in 2012 under the direction of the Ottawa Sports and
Entertainment Group (OSEG), owners of the Redblacks and 67s, through a public-private partnership in
which the City of Ottawa retains ownership of the site while commercial activities are managed by OSEG.
Under that agreement, a significant portion of the up-front redevelopment costs were covered by OSEG in
exchange for revenue-sharing from leasing of the commercial and retail properties.

As part of the 2012 revitalization, the stadium complex was partially rebuilt and major retail and residential
developments were added to the site. Land along the Rideau Canal was converted into an urban park with
green space and recreation facilities. Basketball courts, a skate park, and water features were also
constructed. Retailers in the area include Whole Foods Market (a high-end grocery store), Winners (an off-
price department store), Sporting Life (a sporting goods store), and various smaller independent and chain
stores. The site is also home to a Goodlife Fitness centre, Cineplex Cinemas, and a variety of restaurants
and bars. To facilitate walkability, parking for the site was almost entirely relocated underground, although
some on-street parking is available in adjacent neighbourhoods. Public transit service to the area is entirely
by bus; the nearest O-Train station is located at Carleton University, approximately two kilometres away.

19 https.//ncc-ccn.gc.ca/projects/lebreton-flats-master-concept-plan and https://ncc-ccn.gc.ca/projects/building-lebreton
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Public reaction to the Lansdowne redevelopment was initially very positive, but sentiment has taken a less
favourable turn in recent years, with fewer people now visiting Lansdowne on a regular basis. In something
of'a “chicken and egg” scenario, this decline in foot traffic is commonly attributed to the lack of distinctive
retailers and experiences in the area, while merchants cite weak foot traffic as the reason they are unwilling
to locate or stay at Lansdowne. On a positive note, Lansdowne remains lively before and after events held
at the stadium or arena, and efforts to enliven the district with activities and seasonal experiences have met
with some success.?

In 2015, leaks were found in the roof of the TD Place Arena, which occupies the space underneath the north-
side stands of TD Place Stadium. It has since been determined that repairs are impractical, and the arena
will need to be replaced. As a consequence, a second phase of redevelopment has been proposed that would
see two new high-rise condominium towers built as part of the reconstruction of the north-side stands and
the arena relocated to a site east of the stadium.?! Reaction has been mixed, with some observers noting that
the proposal does not address the two key issues hampering Lansdowne: poor transit access and lack of a
compelling rationale to visit the site apart from stadium and arena events.

ByWard Market

Although not a redevelopment project, ByWard Market is noteworthy for its role as Ottawa’s traditional
retail and entertainment district. Located east of the city’s downtown core near historic Lower Town, it was
named for the “By Ward,” a district of the City of Ottawa that is itself named after John By, the military
engineer who supervised construction of the Rideau Canal and surveyed the land now occupied by the
market.

ByWard Market is one of the best-known tourist areas in Ottawa. It features market buildings that date back
to the mid-1800s, along with an open-air farmers’ market that operates from late spring to early fall.?> A
significant number of restaurants, pubs, and bars operate in the immediate vicinity. Also nearby is CF Rideau
Centre, a major indoor shopping centre with more than 180 stores, anchored by major retailers including
Hudson’s Bay (a national department store), Simons (a fashion retailer), and Sport Chek (a national sporting
goods store). ByWard Market is also home to the production studios of Bell Media, which runs two local
television stations and four radio stations out of the facility. High-capacity public transit service to the area
is provided by the O-Train’s Rideau station, located on the extreme southern edge of the market.

In recent years, however, ByWard Market has developed a reputation for late-night incidents, noise, and
other problems arising from patrons of local bars. The area is also a gathering place for the city’s homeless
population due to its central location and proximity to local shelters and social support facilities, most of
which struggle with underfunding. Some merchants have begun to leave the area, citing reduced foot traffic
and safety concerns during evening hours.

THE PATH TO SUCCESS

Given the adversity faced by these other districts, Jeff Westeinde knows that success for Zibi is not
guaranteed. LeBreton Flats has sat virtually empty for more than half a century, the victim of shifting

20 https.//www.tdplace.ca/upcoming-events/ and https.//www.ottawachristmasmarket.com/
21 https.//www.anevenbetterlansdowne.ca/ and https.//engage.ottawa.ca/lansdowne-2-0
2 https.//ottawatourism.ca/en/about-ottawa/neighbourhoods/byward-market
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political winds and a lack of coherent vision. Lansdowne has struggled mightily after initial signs of promise.
Elsewhere in the world, many other ambitious city-building projects have failed to live up to expectations.
Despite this, Jeff is confident in Zibi’s future:

The Zibi project stands out for its focus on sustainability and its commitment to community
engagement, particularly but not exclusively with Indigenous peoples. We understand what a special
place this is and we take that responsibility seriously. We also have the expertise needed to ensure
that what we create here is equally special. We’re out to build a neighbourhood that leverages the
things that make our site unique and celebrates its sense of place, all while setting new standards for
low-carbon living and social responsibility.

Dream and Jeff feel that this vision is not only the right thing to do, but also an attractive business model that
can generate strong returns for shareholders over the long term. To achieve that goal, Zibi will need to
become a place where people choose to live, businesses want to locate, and tourists aspire to visit. This will
require a comprehensive plan for the retail, commercial, cultural, and entertainment amenities that will be
incorporated into Zibi—the critical “place-building” elements that will make the area distinctive, engaging,
and attractive.

An experienced real estate developer, Jeff knows he is not starting from scratch. He has many exemplars
from which to draw inspiration—in Ottawa, across Canada, and around the world. Some of these are models
to follow; others are cautionary tales of what not to do. It will be important to learn from both. Jeff needs
to determine which projects and which cities offer the most relevant starting points.

Jeff also understands that projects like Zibi cannot simply apply successful approaches from elsewhere
without considering the distinctive qualities of the site being developed. Many high-profile urban
redevelopments across the world have disappointed financially because they failed to capture the “sense of
place” that makes a location worth living, working, or being in. At best, such projects fail to capture the
price premiums demanded by shareholders in exchange for the extra investment. At worst, they can become
“white elephants” filled with unleased commercial spaces and unsold residential units that must be disposed
of at a significant loss. Reflecting on all this, many questions run through Jeff’s mind:

e Asthe capital of Canada, Ottawa-Gatineau is a unique municipality. It is home to many of Canada’s
best-known national institutions and sits on the cultural and linguistic frontier between English and
French. This creates opportunities for Zibi, but what are they, exactly?

e Ottawa is rarely included on lists of the world’s great cities. What do these places have that Ottawa
lacks? Could any of these elements be built or created here, as part of Zibi? Which cities provide
the best and most relevant examples to inspire Zibi’s decision-making?

e Zibi lies on the traditional lands of the Anishinaabe Algonquin in a location with deep spiritual
significance to Canada’s First Nations. There is an obligation to honour this and create opportunities
for Indigenous peoples in the development and operation of Zibi. There are also serious risks if this
is done without genuine respect and cultural sensitivity. How can this be handled appropriately?

e Zibi occupies an unusual physical setting, next to a waterfall in the middle of a river known for its
natural beauty and historic significance. There may be ways to leverage this or incorporate elements
that reflect and complement it, but what are they?
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e Although in poor condition, the E. B. Eddy pulp and paper mill played a significant role in the
industrial history of Ottawa and Canada. Many buildings remain on the site and could be
reconditioned and repurposed to enhance the living, working, and visiting experience. But how?
What functions could they serve?

e Dream and Zibi have made a high-profile, public commitment to sustainability, and are accountable
for fulfilling their commitment. This creates opportunities, but it also imposes constraints that will
need to be respected. How should this guide decision-making?

e Although Ottawa’s new light rail transit system runs near the Zibi site, the nearest station is one
kilometre away. This makes it walkable for some, but not all, and not under all circumstances. How
will this distance impact how people live, work, and visit Zibi?

e Despite the difficulty finalizing a vision for LeBreton Flats, all signs point to this being resolved
within the next several years and development finally beginning. How will this impact Zibi’s plans?
What can it do to maximize the benefits and minimize any negative impacts?

In setting his priorities for building out Zibi, Jeff notes that it will be critical to balance place-building with
revenue generation. Too much focus on the former, and Zibi will fall short of its financial obligations to
investors. Too much on the latter and Zibi risks becoming a cookie-cutter development that fails to honour
its location or live up to its potential. It’s also clear that the two goals are interdependent—Iivability,
sustainability, and a sense of place are all key drivers of the value that Zibi creates, and that residents and
tenants will be willing to pay for.

WHAT NEXT?

Jeff’s most pressing challenge is to determine what kinds of retailers, restaurants, and other tenants Zibi
should pursue. He considers it important to develop a systematic and rigorous basis for making these
decisions but is also keenly aware of the fact that Zibi is still in the early phases of its evolution—more
construction site than community. As of October 2023, only about 10 per cent of the Zibi development is
ready for occupancy, although Jeff anticipates that this number will rise to 50 per cent by late 2027, with
final completion (i.e., 100 per cent ready-for-occupancy) in 2032.

In reflecting on this, it is useful to note that all commercial spaces at Zibi are “base-builds,” meaning that
tenants can tailor the space to suit their requirements. For blocks that have not yet been constructed, there is
even more flexibility. Although the general footprint is determined by the site, the specific design of a
building can be customized if a tenant is interested in something unique. There are also opportunities for
joint ventures, or even an outright sale of land if a company or other kind of organization were interested in
purchasing a portion of the Zibi site for a specific purpose.

All this has implications for whom to pursue and when. On the one hand, it would make little sense to fill
Zibi with restaurants before a customer base is in place to need them. Conversely, certain types of businesses
do not require patrons to live nearby and could be established while Zibi remains incomplete. Some could
even serve as a draw to attract people to move to the area and other businesses to locate there. A final
category of tenant includes businesses who would set up at Zibi temporarily—perhaps attracted by
discounted lease rates—with the intention of relocating once other businesses or residents are ready to move
in.
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Jeff also needs to give thought to the events, activities, street animation, and other non-permanent or semi-
permanent attractions that will locate at Zibi. A current example is the Interzip Rogers, an interprovincial
zip line that allows guests to travel over the river from Ontario to Québec within the Zibi site (see Exhibit
8).* Others include Cirque du Soleil, which has set up a big top at Zibi for limited engagements over several
recent summers.2* Further events and activities could also serve to draw crowds to Zibi as a way to showcase
the development, provide entertainment for those who already live and work there, and create elusive buzz.

Both Jeff Westeinde and Dream consider stakeholder engagement to be a key part of their business DNA.
Consequently, just as important as the #ypes of tenants that Zibi should pursue is the process that will be used
to determine this. Zibi needs to consider who the key stakeholders are, how they should be consulted and
engaged, and what criteria should be used to identify the right kind of retailers, restaurants, attractions, and
other tenants. The structures, procedures, and policies used to gather, interpret, synthesize, and prioritize
this input will be critical to the success of Zibi’s stakeholder engagement efforts. As with the tenants
themselves, this process will need to evolve over time. For the moment, Zibi has few residents or commercial
tenants, but eventually that will change. Zibi’s process will need to change with it.

CONCLUSION

Jeff is excited about what is to come. For now, however, he is seeking guidance on a plan to transform this
busy construction site into a community that is unique, sustainable, and livable, while also meeting the larger
business objectives of the project. Although many of the inputs to this process are difficult to quantify, Jeff
hopes that the advice he receives will be grounded in thoughtful analysis, sound logic, and—wherever
possible—specific and tangible metrics.

23 https.//www.interzip.ca/
24 https.//zibi.ca/place-des-festivals-zibi-marks-its-5e-anniversary-with-the-raising-of-the-cirque-du-soleils-big-top/
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EXHIBIT 1: IMAGES OF ZIBI SITE

Chaudiére Falls and Former E. B. Eddy Pulp Mill, 2015 (prior to start of Zibi construction)
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Artist’s conception of completed Zibi development, looking west (Ottawa on left; Gatineau on right)

Artist’s conception of completed Zibi development, with Canadian Parliament in background

Source: Zibi company files
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EXHIBIT 2: COMPLETED ZIBI BUILDINGS

Kanaal (Resident-Owned Condominiums)
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Source: Zibi company files
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EXHIBIT 3: ZIBI KEY PERSONNEL

Jeff Westeinde, President of Zibi / Partner at Theia Partners

Jeff is an impact investor and entrepreneur in the environmental/cleantech and real estate sectors with active
investments in solar energy and technologies that promote beneficial re-use of waste. His businesses
regularly appear on Canada’s lists of Fastest-Growing Companies and Top 50 Employers. Jeff is the founder
and Chief Executive Officer of Quantum Murray LP, a Founding Partner of the Windmill Development Group,
Executive Chairman of Milestone Environmental Contracting, Chairman of Envirogreen Technologies,
Founding Partner at Theia Partners, and a Board Member for Nucor Environmental Solutions. His current
focus is Zibi, where he serves as President.

Jeff is active on numerous charitable, civic, and industry initiatives and served as the founding chairman of
Invest Ottawa. His contributions have been recognized with several awards, including Entrepreneur of the
Year from Ernst and Young, Canada’s Top 40 under 40 by the Globe and Mail, the Young Alumni Award
from Western University, and the Queen’s Diamond Jubilee medal. He holds a Bachelor of Engineering
Science in Civil Engineering from Western University.

Justin Robitaille, Vice President of Development, Dream Unlimited

Justin has worked for Dream Unlimited for nearly a decade, with the last five years spent as Vice-President
of Development. Prior to that, he worked as a Planner for Urbandale Corporation in Ottawa. He holds a
Bachelor of Urban and Regional Planning from Toronto Metropolitan University.

Brittany Poisson, One Planet Ambassador, Zibi

A former pastry chef, Brittany has served as One Planet Ambassador for Zibi since November 2021, where
she works to ensure that sustainability practices are maintained and celebrated. Thanks to her educational
background, she has extensive knowledge of ecosystems, earth systems, geography, public policy,
economics, and law. Brittany earned a Bachelor of Arts (Honours) in Environmental Studies from the
University of Windsor and a Master of Science degree in Environmental Sustainability from the University of
Ottawa. A strong supporter of the UN SDGs, Brittany seizes every opportunity to make the world a better
place for all, whether that means cultivating knowledge on environmental issues, promoting policies for equal
rights, or spreading happiness with delicious treats.

Alina Pruner, Director of Sales and Customer Relations, Zibi / Dream Unlimited

A graduate of the Bachelor of Commerce program at the University of Ottawa, Alina has a passion for
marketing and sales. She joined Zibi immediately after graduating and has served as Director of Sales and
Customer Relations for both Zibi and Dream Unlimited for the past six years.

Source: Zibi / Dream Unlimited company files
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EXHIBIT 4: O-TRAIN LIGHT RAIL NETWORK

Including Extensions 2024-2026
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EXHIBIT 5: DISTILLERY DISTRICT, TORONTO

Centre

Source: Dream Unlimited company files
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EXHIBIT 6: LOCATIONS OF KEY DISTRICTS IN OTTAWA

Central Ottawa-Gatineau
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EXHIBIT 7: SITE PLANS FOR ZIBI AND LEBRETON FLATS

Source: Zibi company files

LeBreton Flats (2020 Master Concept Plan)
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EXHIBIT 8: INTERZIP ROGERS

OROGERS
Q21

Source: Interzip Rogers company files
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