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Evergreen, a leader in Canada’s charitable sector and the urban greening movement, has
developed an innovative plan for demonstrating what sustainable, quality of life cities are all
about. Located at the Don Valley Brick Works, an industrial heritage property in the heart of
Toronto, Evergreen at the Brick Works will be built on the foundations of nature, culture and
community and it will act as the gateway to Toronto’s unique trail and ravine system.
Showcasing the best in green design technologies and community programming, Evergreen at
the Brick Works will serve a ‘triple bottom line’, providing a social, environmental and economic
rate of return and it will be a year-round destination for experiential learning, collaboration, for

fun and celebration.

The inherent potential for this project is now gaining attention in virtually every corner. People
are attracted to its potential to demonstrate a triple bottom line, a true economically,
environmentally and socially sustainable venture, and a showcase for green infrastructure in a
highly urbanized setting. Stakeholders are excited to see new partners bringing forward new
creative ideas to help solve old problems. They are inspired by the opportunity to create a new
kind of destination centre and cultural asset that is inspired by its natural and historical setting -
an asset that helps make the natural world accessible to all, regardless of income, abilities or
geography. And they see the value of numerous partners joining together to create ongoing,
innovative programs and activities that encourage healthier lifestyles while learning and having

fun.

The time is right to embark on this exciting and dynamic project. This is demonstrated not only
by the strength of the partners and program strategy, but also by the Memorandum of
Understanding secured with the City of Toronto and the $5 million that Evergreen has raised to

date towards an ultimate campaign goal of $40 million.

The core group of well-established program partners we have already secured intent from
includes: Outward Bound Canada; YMCA of Toronto; Jamie Kennedy Kitchens; the Gardiner
Museum of Ceramic Arts; Bridge Point Health; the University of Toronto’s Health Knowledge

Lab; the Toronto District School Board; and Moorelands Community Services.



Among the community of NGO partners, a unique blend
of synergistic anchor programs, attractions and activities
will be offered including: Evergreen Gardens, a large-
scale native plant nursery and demonstration garden
centre; a Discovery Centre featuring a Children’s
Empowerment and Experiential Learning Centre and
series of interpretive and interactive events, Jamie
Kennedy restaurant and café; a market pavilion with an organic farmer’s market; the Centre for
Innovation, 50,000 sq. ft. of program and office space for non-profit organizations and socially
responsive businesses; and event and conference space for community and private functions.
Evergreen at the Brick Works will also provide at-risk youth job training, ceramics classes,
summer camps, gardening programs, a live garden and cooking studio, leadership training,
ropes courses and climbing walls. A dynamic calendar of events will be created that helps to

animate activities on-site and ensure steady and repeat visitor traffic to the site.

Evergreen has developed a business plan (currently under review by Boston Consulting Group
that sees annual gross revenues of $4 million through leasing and on-site activities. Operational
costs are forecasted at $2.85 million for a EBITDA return of $1.15 million and a net income
return of $150,000 by the end of the second full operational year. The project will generate 210
new construction jobs and approximately 100 new jobs associated with the operation of the site.
We are estimating that approximately 250,000 visitors will come through the site each year,
roughly divided out to as 75% residents of the Greater Toronto Area and 25% tourists.
Evergreen and the associated tenants will generate more than $10 million in revenue per year

with a multiplier effect of approximately $30 million to Toronto’s economy annually.

Evergreen at the Brick Works is a solid fit with the goals, values and principles being
advocated by each level of government: by the City of Toronto undergoing a period of renewal
with a priority to beautify the city and make it clean and green; by the Province of Ontario, with
its focus of providing quality education, promoting healthier lifestyles and creating meaningful
employment opportunities; and by the federal government, encouraging a new deal for cities

and communities that contributes to quality of life.



This is a unique project that has captured peoples’
imaginations as a model of what sustainable cities of the
21% century can accomplish. Evergreen is confident that
the momentum will continue to build as we embark on

our capital campaign and design process.
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Great cities need great places. They need places that inspire, that captivate our imaginations
and that build capital - natural and social capital as well as economic. As cities grapple with a
range of challenges - poor air and water quality, degraded natural environments, deteriorating
public infrastructure — we must also create places that offer solutions. Solutions need the
strength of diverse partners, the energy of our collective creativity, and the tremendous potential

of volunteers.

Our cities need practical solutions that make them more vibrant and more liveable. Evergreen

at the Brick Works will be part of the solution.

Evergreen at the Brick Works will be a cultural centre for experiencing how nature makes our
cities more liveable. Located at Toronto’s Don Valley Brick Works, Evergreen at the Brick
Works will be built on the foundations of nature, culture and community and it will act as the
gateway to Toronto’s unique trail and ravine system. Showcasing the best in green design
technologies and community programming, it will be a place for experiential learning,

collaboration, for fun and celebration. - Seana Irvine, Program Director, Evergreen

In September 2004, the City of Toronto awarded Evergreen, along with its key partners, the
opportunity to develop the Brick Works. Working collaboratively with some of Canada’s leading
non-profit organizations, Evergreen at the Brick Works will transform the Brick Works by
offering visitors the chance to experience nature, culture and community in the city. These three
themes will be animated through a wide range of year-round anchor programs, attractions and

activities including:




Evergreen Gardens, a 100,000 sq. ft native plant nursery and market garden.
Using urban-sized demonstration gardens, the nursery will teach gardeners how
to create naturalized, pesticide-free gardens, educating them about ecological
landscaping. Plants propagated will be sold to gardeners along with
environmentally appropriate garden supplies. EG Gardens will also supply plant

materials to restoration projects for public, institutional and corporate landscapes.

Lead, by Jamie Kennedy, an internationally renowned chef and leader in the
slow food movement, Evergreen at the Brick Works will offer a restaurant and
‘café-on-the-green’, serving organic regional and local produce including food

grown in demonstration gardens on-site.

A Discovery Centre offering interpretive and interactive exhibits such as
geological and ecological interpretation, the story of cities past, present and
future, the contribution of the Don Valley Brick Works to the building of Toronto
and Southern Ontario, and a children’s empowerment and experiential learning
centre. Tours, exhibits and stewardship activities will be offered throughout the
entire Brick Works Park including the naturalized quarry garden that connects the

site to the Don River and Beltline trail network.

A Market Pavilion with a variety of stalls that celebrate regional and organic
foods will feature a farmers’ market, artisan cheese shop, organic coffee roaster,

community bread ovens and chocolatier.

A Centre for Social Innovation, an innovative program and office facility for
non-profit, charitable organizations and socially conscious private enterprises
specializing in environmental, health, youth and arts-related programming.
Tenant organizations will improve their reach and impact as well as achieve
greater operational efficiencies through sharing of resources and the

establishment of common infrastructure.



A wide range of hands-on workshops and activities will be offered for all ages
including fine art and woodworking classes, children’s art and garden programs,
ceramic classes, ropes courses, climbing walls, summer camps and at-risk youth
training programs. These activities will be offered by program partners including
Outward Bound Canada, YMCA of Toronto, Gardiner Museum of Ceramic Art,
Bridgepoint Health, University of Toronto Health Knowledge Lab and Moorelands

Community Services, among others.

Winter activities such as ice-skating and hockey will help to animate the site
year round, providing much needed public skating space in a collection of three
ice rinks.

Festivals and events will celebrate the seasons and encourage broad public

appeal throughout the year.

A theatre and performance space will draw crowds for movies, plays,

presentations and storytelling.

Finally, as Evergreen’s national home, it will be a space from which we can
demonstrate and build our core experiential education programs of school
ground naturalization, community gardening and restoration projects, and

pesticide-free native plant gardening.

“With the funding challenges our communities face, we need creative solutions to address
community issues. | strongly believe that we need more models that combine economic, social
and environmental returns under one roof. | think Evergreen at the Brick Works in patrticular,
and Evergreen as an organization, are great examples of this new approach.” Bill Young,

President, Social Capital Partners



The Don Valley Brick Works is a provincially-designated heritage property zoned as parkland.
Thus any redevelopment of the property must respect the unigue historical, ecological, and

geological attributes of the site. See Appendix A for additional site details and context.

Evergreen at the Brick Works represents an ideal opportunity to explore and demonstrate the
principles of ecology on a decommissioned industrial site. The redesign of the site will utilize an
integrated design process involving a multidisciplinary design team and guiding the experts
through a process of selecting clusters of environmental infrastructure technologies suited to the
Brick Works location. The optimized set will be selected based on life cycle cost accounting that
address the themes of energy, water, wastewater, stormwater, building envelope, landscaping,
solid waste diversion and food, as one whole, integrated system. The aim is to develop a
feasible design concept that incorporates 100% renewable energy supply, zero discharge of
wastewater and reductions in potable water requirements and stormwater runoff to performance

levels of 75% improvements over conventional approaches.

The facility will also serve as a demonstration model for an estimated 250,000 visitors per year
to learn about sustainable design technologies that do not contribute to global climate change
and that help improve air quality. The green design elements will act as an educational resource

and will be built into site programming and interpretation.

Solid support for this project was recently demonstrated by both the Federation of Canadian
Municipalities Green Enabling Funds and the Toronto Atmospheric Funds who provided green
design and energy conservation feasibility grants of $350,000 and $80,000 respectively. These

funds will support our upcoming master planning and detailed design work.
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Ultimately, Evergreen at the Brick Works will be a self-sustaining and economically viable
enterprise, while contributing significantly to the environmental, cultural, and community life of

the city and acting as a model of sustainability that attracts visitors from across Canada.

A full business plan has been developed and is currently being reviewed by Boston Consulting
Group. To finance the design, construction, marketing, and start-up costs, Evergreen will launch
a 24-36 month capital campaign to raise $40 million. To date, $5 million has been raised in cash

and pledges, including a significant lead gift of $3 million from the Founding Patron.

In addition to the capital campaign, Evergreen at the Brick Works will leverage an existing $32
million investment in the Brick Works site by generating annual gross revenues of $4 million
through leasing and on-site activities. Operational costs are forecasted at $2.85 million for an
EBITDA return of $1.15 million and a net income return of $150,000 by the end of the second
full operational year. Approximately 44% of the annual operating revenue will be generated
through space rental. The remaining percentage will be generated through program partners
(2%), group events (14%), Attraction and programming (23%) parking fees (10%) and

sponsorships (8%).

The Brick Works Centre will meet the demand of providing dynamic programmable rental space
for non-profit organizations and it will offer a unique cultural and environmental experience for
visitors. This venture is relevant and timely. Progressive companies and all levels of government
are seeking ways to achieve greater economic, social and environmental sustainability. The
public is looking for ways to spend their recreational time learning, being entertained while being
active, being more socially interactive and eating healthy food. Evergreen at the Brick Works

will bring these values to life in a dynamic facility.

11



Evergreen is a federally incorporated, registered charitable organization established in 1991
(BN 131815763 RR0001). Evergreen was founded based on the recognition that cities — where
over 80% of Canadians live — need natural areas. This green infrastructure, whether in public
parks, on school grounds or the ribbons of green corridors, river valleys and ravines that
connect our communities, are vital to not only the health of the environment, but to the health of
our citizens as well. Evergreen’s programs have been designed to actively engage Canadians in
restoring nature’s place in our cities, through participatory design, hands-on planting activities,
and ongoing site stewardship. In short, Evergreen is actively promoting and encouraging a
culture of environmental stewardship that will help our cities and country thrive and prosper into

the 21° century and beyond.

Evergreen embraces an entrepreneurial and innovative business model that has enabled us to
serve well over a million Canadians from coast to coast. Evergreen has 40 staff working in its
national (Toronto) and regional (Vancouver) offices and in Calgary, Winnipeg, Waterloo,
Edmonton, Montreal and Halifax. Our team of professional staff includes landscape architects,
urban planners, teachers, community animators, communication specialists and social
entrepreneurs. Evergreen has also attracted a highly committed Board of Directors with national
representation. The expertise of our Board members includes academics, developers, urban
planners, architects, accountants and non-governmental leaders. Through the strong creativity,
dedication and personal impact of the entire team, Evergreen has earned a reputation for

commitment, innovation and collaboration.

Evergreen has been recognized for its contributions to Canada’s environmental and non-profit

sectors. Some notable achievements include:
the Peter F. Drucker Award for Non-Profit Innovation and Excellence;
recognition as one of Canada’s top ten charities to contribute to (The Globe and

Mail, 2000); and
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the Ontario Society for Environmental Education’s Outstanding Leadership in

Environmental Education.

In addition, Geoff Cape, Evergreen’s Executive Director and founder, was recognized as one of
Canada’s “Top 40 under 40" by the Caldwell Partners and The Globe and Mail. Geoff is playing

a pivotal role in developing Evergreen at the Brick Works.

Evergreen has a proven track record of fundraising, most recently having raised $11.8 million
for its three-year national millennium project, “The Evergreen Canada Initiative.” Its programs
have attracted considerable support from Canada’s leading public and private sectors,

including:

the Federal Government (The Millennium Bureau of Canada, Health Canada,
Environment Canada and the Canadian International Development Agency);

the Province of Ontario (Ministry of Culture, Tourism and Recreation, Ministry of
Natural Resources, the Ontario Trillium Foundation);

leaders among corporate Canada (Toyota Canada, The Globe and Mail, Home
Depot, Alliance Atlantis, Wal-Mart Canada, Van City, Starbucks); and

a broad spectrum of Canada’s private foundations (The J.W. McConnell Family
Foundation, The Vancouver Foundation, Toronto Community Foundation and the

T.R. Meighen Foundation).

$ % &

Evergreen’s mission is to bring communities and nature together for the benefit of both by
engaging people in creating and sustaining healthy, dynamic outdoor spaces - in schools, in the

community and at home. Evergreen has established three programs:
Learning Grounds — supports school communities across Canada (students, teachers,

principals, operations and administrative staff, school boards) to transform their school grounds

into natural outdoor classrooms for learning, play and healthy development. Evergreen has
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helped over 1,800 Canadian schools create dynamic outdoor learning environments with grants,

resources and professional assistance.

Common Grounds - engages community volunteers, social service agencies, and
municipalities in restoring public landscapes. Common Grounds has evolved from relatively
simple concepts of engaging individuals in planting native trees, shrubs and wildflowers in public
parks, to embracing more holistic concepts that address community health, youth engagement

and ecological design.

Home Grounds — encourages and supports individuals to naturalize their home landscape, in
front and backyards, on rooftops and balconies. Home Grounds recognizes that change often

begins at home, and that broader social change can also be achieved “one lawn at a time”.

Evergreen’s commitment to making Toronto a more liveable, vibrant city is well demonstrated.
In 1990, Evergreen was among Toronto’s first grassroots organizations to begin mobilizing
volunteers to help restore natural areas in the Lower Don watershed. Since that time, Evergreen
has mobilized over 30,000 volunteers in stewardship projects at over 200 parks and school sites
across the Greater Toronto Area. Common Grounds focuses on engaging people in large scale
restoration initiatives such as Humber Bay Shores, Eglinton Flats, and the reaches of the Upper
West Don River. As well, Common Grounds works in high need, park deficient neighbourhoods,
working with local agencies, schools, community members and municipal staff to create mini
“urban oases” where previously there was asphalt and turf grass, vandalism and neglect. These
projects help strengthen community ties, provide safe and healthy places for play and

relaxation, and reduce vandalism by creating a sense of “eyes on the park”.

Our activities have resulted in the planting of more than 125,000 native trees, shrubs and
wildflowers. We work with local municipalities, school boards and conservation authorities as
well as school groups, community service agencies, corporate groups and community

members, including, for example:
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The Toronto District School Board;

The City of Toronto, Town of Richmond Hill, Town of Markham, the City of
Mississauga, Town of Oakville;

Toronto and Region Conservation and Credit Valley Conservation;

Eva’s Phoenix (employment training and shelter for at-risk youth);

Miziwe Biik Aboriginal Employment Centre; and

Local field naturalists, horticultural and environmental groups.

Evergreen’s programs are a natural fit with the Brick Works, and the Brick Works is a natural
home for Evergreen. Indeed, Evergreen has been active at the site since 1998, involving
community stewards from all walks of life in creating and tending the wildflower meadow in the
Weston Quarry Garden. Having a demonstration facility for our children’s and community
gardening programs as well as a venue that attracts gardeners to learn about natural gardening
will strengthen our programs and contribute to the life and vitality of our city. Additionally, by
acting as the lead, Evergreen can bring a diverse array of other organizations — youth,

leadership, environmental, cultural and health — to create a unique offering for all visitors.

Evergreen Staff
Geoff Cape, Executive Director
Seana Irvine, Program Director
Valerie Tibbles, Director, Business Development
Chris Carradine, Director, Communications and Marketing
James Cha, Operations Director

David Stonehouse, Common Grounds Project Manager
Management Consultants

lan Moorhead, Moorhead and Associates - Project Management*

Amy Stein, Financial Analyst
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Evergreen Board of Directors
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George Dark (Chair), Urban Strategies Inc.

Cameron Charlebois, Telemedia Development Inc.

Diane Saxe, Saxe Law Office

Craig Strong, J.W. Thompson

Dominique Barker, Credit Suisse First Boston

Frances Westley, McGill University, Faculty of Management
Jennifer Martin, Ontario Science Centre

Kevin McLaughlin, AutoShare - Car Sharing Network Inc.
Krista Kerr, Kerr Financial Corp.

Richard Kool, Royal Roads University

Leith Moore, Landtactix

&+

Kelly Meighen, President, T.R. Meighen Foundation

Andrew Pringle, President, Canadian Foundation for AIDS Research
Max Beck, National Executive Director, Easter Seals, March of Dimes
Jane Zeidler, Zeidler Roberts Partnership Architects

George Booth, Director, Outward Bound Canada

Susan McArthur, President, McArthur and Associates Ltd.

Bart MacDougall, Chairman, MacDougall, MacDougall and MacTier Inc.

Nancy McFadyen, Director, Global Network Conferences

David Pecault, Boston Consulting Group, Business Planning
Siamak Hariri, Architect Hariri Pontarini Architects — Architect
Andrew Davies, AD Design — Exhibits and Visitor Experience
Blake, Cassels & Graydon LLP — Legal Council

Saxe Law — Legal Council

Tony Crutcher, Conestoga-Rovers & Associates Limited — Environmental Studies



Ferruccio Sardella — Art and Interpretation

Gerri Kozory-Smith, Marshall Macklem Monaghan — Traffic Planning

Peter Naccarato, and Tom Samonas, Hady Construction — General Contracting
Greg Allen, P. Eng. and Mario Kani, P.Eng. Sustainable EDGE — Green Design
Chris Andrews, P. Eng. Carruthers and Wallace Limited — Structural Engineer
Michael McClelland, and David Winteron, E.R.A. Architects — Heritage

Civi Jacobsen — Case Study Research

Karen Petrie — Skating and Hockey Planning

Columba Fuller, Canada Blooms — Garden Planning

Bill Young, Social Capital Partners

Margie Zeidler, 401 Richmond Ltd.

Martin Connell, Chair, Toronto Community Foundation
Tom Scoon, Carpet Factory

Bruce Mau, Designer, Bruce Mau Design Inc.

Walter Ross, Past President, Laidlaw Foundation

Bill Stinsson, President, Sheridan Nurseries

Lindsey Taylor, Garden Editor, Martha Stewart Living Inc
David Walsh, President, Realco Property Ltd.

Albert Schultz, Artistic Director, Soulpepper Theatre
Michael Hough, Envision The Hough Group Ltd

Allan Kling, Urban Supply Gardens

Patrick Howe, Chair North Rosedale Ratepayers
David Brown, Corporate Engineer, Brampton Brick
Geoffery Johnson, CEO, En Ville Catering

Ruth Grant, The Hospital for Sick Children

Bill Boyle, CEO, Harbourfront

Dr. Joe Maclnnis, Author and Spokeman

Mark Cohon, Audience View Software Corp.

City of Toronto, Culture Division
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Toronto and Region Conservation
City of Toronto Brick Works Advisory Committee

Bob Sermon, Canadian National Ballet School
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In early 2002, after a decade of leading and supporting community and school ground
naturalization projects across Canada, Evergreen began to explore a new innovative strategy
for furthering its mission, strengthening its programs, and building its capacity. The idea of
community programming at a native plant nursery, housed within a sustainable building, quickly
surfaced as an effective and exciting concept, one that would become a focal point for urban

environmental concerns in Canada.

Through a business plan competition sponsored by Bill Young, a leader in Canada’s social
innovation community, president of Social Capital Partners and philanthropist, Evergreen
articulated a business strategy. The idea was simple — a large scale native plant nursery
employing at-risk-youth, supplying trees and plant material to support urban greening, located
within an historic building complex. The tremendous potential inherent in this early business
plan helped Evergreen to leverage early seed funding to further develop the concept and begin
to bring in partners. Over the past two and a half years, the plans have evolved tremendously
with the input of a wide range of leaders in Toronto’s philanthropic, corporate, municipal and
non-profit communities, as well as with numerous Brick Works stakeholders. The response has

been consistently supportive.

The demand for this venture is demonstrated by the core group of well-established program

partners we have already secured intent from:

Outward Bound Canada;

YMCA of Toronto;

Jamie Kennedy Kitchens;

the Gardiner Ceramics Museum:;

Bridge Point Health;

the University of Toronto’s Health Knowledge Lab;

the Toronto District School Board; and
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Moorelands Community Services.

The ideas resonated very quickly, even in the early stages. The overarching concept and
program strategy made sense to all that Evergreen spoke with. In some cases, partner
organizations have made significant strategic decisions to enable full participation at the site

with Evergreen.

As the program plan gains more substance, Evergreen is exploring partnerships with additional
local, national and international organizations to help create a unique attraction. It is anticipated
that the City of Toronto and the Toronto and Region Conservation will also contribute to the

ongoing programming at the Brick Works.

“I am pleased to support Evergreen’s proposal to enhance the Toronto and Regional
Conservation lands known as the Don Valley Brick Works...The plan to redevelop and operate
the site will enrich our community by maintaining and enhancing public open space,
rehabilitating and adaptively re-using the heritage structures, [operating on a] financially self-
supporting basis, and creating an exciting Toronto destination on the themes of community,
culture, and urban ecology. Keep up the good work.” Mayor David Miller, City of Toronto
September 2004

In 1989, the Brick Works site was expropriated by Toronto and Region Conservation to protect
its unique geological, historical and environmental features. Subsequently, a number of master
planning studies have guided the development of the site, including the establishment of the
Weston Quarry Garden, the reconnection of Mud Creek to the Lower Don River, and the
restoration of two buildings into office and community programming space. However, despite an
investment of over $32 million dollars for acquisition, redevelopment and management, much of
the site, including 15 of the 17 buildings, remains in a derelict state. Significant new dollars,
ideas and attention are required to fully restore the property and to ensure that it can contribute
to the economic, cultural and ecological vitality of the city, the Greater Toronto Area, and

beyond.
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In fall 2002, Evergreen submitted an unsolicited proposal to the City of Toronto to establish a
native plant nursery at the Brick Works. After several months the City concluded that an
application process was required and created a request for proposals for the adaptive reuse of
the heritage structures at the Don Valley Brick Works. In September 2003, Toronto City Council
designated Evergreen as the preferred proponent under RFP No. 9155-03-7045 (see Appendix
B). Culture Division staff were authorized to work with Evergreen to negotiate a Memorandum of
Understanding to determine appropriate agreements facilitating the rehabilitation and adaptive

re-use of the site.

Since that time, Evergreen has advanced the ideas for the Brick Works considerably. Through
consultation with numerous stakeholders including private and public funding partners, we have
added considerable clarity to the program strategy, strengthened the program partnerships,
developed preliminary concept drawings, defined the scale and extent of the capital building

phase, and further defined the long-term operating strategy.

This work, in combination with almost 12 months of negotiations, helped Evergreen to secure a
Memorandum of Understanding with the City and Toronto and Region Conservation. The
Agreement was unanimously approved by Council on October 1, 2004, giving Evergreen an
option to lease the property for $1 per year, for 21 years (renewable) once Evergreen has raised
the funds necessary for the restoration of the buildings. A copy of the MOU and staff report is

provided in Appendix C.

In addition, the City and Toronto and Region Conservation have committed to increasing the
access and services to the site. A pedestrian trail connecting the site to the Don Trail on the
opposite side of the Don River will be made possible by the installation of a traffic light on
Bayview Avenue at the entrance to the site. The City will work with Evergreen and the Toronto
Transit Commission to address public transit service to the site. The City is currently

undertaking a transportation study of the Don Valley corridor as the first step.

The Mayor, Deputy Mayor and City Councillors, together with senior staff at the City of Toronto

recognize this as a unique opportunity to partner with a charitable organization to solve a
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complex urban problem, and in so doing, possibly create a model for future initiatives across
Canada. Encouraging creativity and innovation seem to be the most compelling motivators for

City stakeholders.

Early in 2002, Evergreen assembled a team to begin to explore a range of design issues
associated with the redevelopment of the heritage structures at the Brick Works. Heritage,
green design, structural, transportation and other assessments were conducted. The results of
this work helped Evergreen to better understand the opportunities and constraints for
redeveloping the property. A permanent exhibition is on display at the site and tours are offered
on a regular basis to ensure we manage stakeholder expectations in an open and transparent

manner.

The plans have been reviewed by various community stakeholders and City officials (Planning,
Heritage and Parks and Culture Departments) and the response has been very favourable. It is
important to note that the final Brick Works design will comply with the City of Toronto® Official
Plan as well as the Zoning By-law (Borough of East York Zoning By-law No. 6752, November
1988) that designates the site as Public Open Space. It is Evergreen’s intention to fulfill the
requirements for a public cultural facility in conformity with the City’s Official Plan and Zoning

By-law.

Building on the site assessments, concept drawings and program plans, early in 2005
Evergreen will launch the formal master planning and design phase of its workplan. We have
hired a project management consultant to coordinate this work which will integrate
programming, business, heritage and green design objectives into the final site design. The
project manager has over 10 years of experience developing large scale theme parks and

program facilities in Canada, Australia, Asia and Europe.
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Since October 1%, with a negotiated agreement approved by Council, Evergreen has been
actively fundraising for the project. A Founding Patron has committed $3 million, and other
donors have committed funds of between $5,000 and $350,000 — acknowledging our belief that
the project would be attractive to philanthropic donors large and small. To date we have secured

$5 million in pledges and in-kind contributions. A list of donors and contributors follows:

Anonymous

Bealight Foundation

J.P. Bickel Foundation

Northpine Foundation

Hamilton Community Foundation -
The Young Fund

Davies Charitable Foundation
Donald F. Charitable

Foundation

Hunter

Michael Bowen

David and Fiona Berry
Marc McQuillen

J. Gibbard

Kelly Moffatt

David and Robin Young

Tides Canada Foundation
Salamander Foundation

T.R. Meighen Family Foundation
Sherry Taylor Drew

Nancy McFadyen

Toronto Atmospheric Fund
Federation of Canadian Municipalities
Urban Strategies

Hady Construction

ZiG

Blakes, Cassells & Graydon

Saxe Law Office

Our Campaign Cabinet will be adding additional members to their committee and has committed

to begin active fundraising for the remaining $15 million in private funds early in 2005.
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"Evergreen at the Brick Works will demonstrate how cities can realize new ways of meeting
the diverse needs of their populations, strengthening community ties while restoring the
environment and important heritage buildings. It represents innovation and the benefits that
accrue when many partners come together. Canada® great sustainable cities need such ideas
to ensure they are resilient and competitive in the 21st century." The Honourable John

Godfrey, Minister of State (Infrastructure and Communities)

( ) ' & 3 4 && 2

The program plan is inspired by the story of the Brick Works. It is informed by the natural and
cultural features that have made the Brick Works an important asset to our city and it reflects a
contemporary vision inspired by the notion of sustainable, quality of life cities. The program plan
is also an extension of Evergreen’'s mandate — helping to bring nature back to cities. Three

interconnected program themes drive the project:

+

The Brick Works site is a natural oasis in the heart of Toronto. It is a place that links built,
natural and cultural heritage as clay extracted from the site was manufactured into brick that
helped build our city, significantly influencing its skyline. Our program plan will interpret the
natural significance of the site through authentic, hands-on activities that encourage people to
learn about nature and to become active participants in bringing nature back to our cities.
Ultimately, through education and hands-on experiences, Evergreen at the Brick Works will
cultivate the relationship between people and their natural environment and it will serve as the

“hub” for the Canada’s green cities movement.

The restoration of the heritage buildings will breathe new life into this industrial facility and
restore its place as a Toronto landmark. Inspired by the site’'s natural surroundings and its

cultural influence, Evergreen at the Brick Works will showcase local food, artisans, theatre
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and musical performances, representing a new kind of dynamic cultural centre that engages

visitors in creative ways of making our cities more sustainable.

Evergreen at the Brickworks will be a focal point for fostering social networks — at the site,
across Toronto, and throughout Canada. The project is as much about cultivating ideas and
relationships as it is about cultivating the land. Among the community of NGO partners, a
unique blend of synergistic programs will be offered. Evergreen at the Brick Works will
embody diversity through our partners and programs, and it will be a place where people can
come to think and imagine, eat and be entertained, experiment and practice.

Working collaboratively with some of Canada’s leading non-profit organizations and social
business ventures, Evergreen at the Brick Works will provide year-round, accessible
experiences for
visitors that build
from the site’s
natural and historic
setting. A series of
anchor  programs
and attractions will
serve as permanent
attractions that
engage people and
encourage return
visits. These will be

complimented by

rotating  activities
that continually offer something new and exciting to appeal to a broad range of visitors. There

are six, year round anchor programs that will be offered at the Brick Works.
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At the heart of Evergreen at the Brick Works is the development of
Evergreen Gardens, a native plant nursery and demonstration garden
facility. Plants propagated at Evergreen Gardens will be sold to gardeners
along with a limited and environmentally appropriate selection of garden
supplies. Using urban-sized demonstration gardens, Evergreen Gardens
will teach gardeners how to create naturalized, pesticide-free gardens,
educating them about ecological landscaping and supplying them with the
tools and materials to be successful. As part of Evergreen’s core mission,
the native stock will also be used to supply public restoration projects
across the Greater Toronto Area, along Toronto’s waterfront, in brownfield

redevelopment projects, and in housing developments.

From a design perspective, we will work to create
one of the most unique and inspiring nurseries in
North America. Modeled on the British courtyard
gardens, we will remove a large proportion of the
roof in buildings 15 and 16, leaving the elegant
steel trusswork in place and allowing in the
elements — sun, wind, rain and snow. Trees, plants
and flowers will literally take over the building with
elaborate demonstration gardens, vegetable
gardens, ponds, children’s play structures and walking trails to ensure a fun and highly engaged
visitor experience. We will retain the kilns and industrial elements for interpretive use, and we
will integrate educational and interpretation areas throughout the building. A greenhouse will be

established to help support year-round plant propagation and program activities.
Evergreen Gardens will also operate as a brokerage for small, cottage industry private growers

to leverage off of Evergreen’s extensive contacts in the native plant growing industry. The

brokerage will provide Evergreen’s current roster of native plant growers a central space to
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stage orders, adding considerable value to the native plant industry and the bottom line of the

nursery.

Evergreen Gardens will be an educational hub for community volunteers interested in
participating in plant propagation activities that help to restore the natural ecology of our cities.
Evergreen Gardens will also be a job training centre for youth-at-risk (in collaboration with the
YMCA) who will be offered meaningful employment opportunities that prepare them for the

landscape services and other industries.

01

Evergreen at the Brick Works will be a
place for discovery, using a series of
interpretive and interactive  exhibits
located throughout the site. The Discovery
Centre will include a Children’'s
Experiential Learning and Empowerment
Centre with hands on activities for
exploring nature and the arts. Consistent
with the broader objectives of the site, the
Children’s Centre will be modeled on the
themes of nature, culture and community, and it will be a place where children can spend an
entire morning or afternoon, creating child-sized gardens, exploring the role of nature in cities

through tactile modeling, and building play houses.

In the heart of the old industrial complex, a new visitor's centre will be developed that acts as
the central meeting and entry place to the entire site. Including an admissions and information
desk, the visitor's centre will contain a large “geological peel” of the internationally significant
north slope of the Weston Quarry Garden. This peel will educate visitors about the geological
significance of the Brick Works and the geological history of our city. Complimenting this

geological interpretation, the site will include an exhibition on the history of brick making, in
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partnership with Brampton Brick (the former owner of the site), as well as an interpretive exhibit

on the design and development of cities, past, present and future.

Guided and audio interpretive walking tours will also be
conducted to explore the site’s heritage, geological and
environmental features. There is also a concept for a viewing
platform along the east slope that would allow for viewing the

entire quarry.

1 .2 & 2 3

In partnership with Jamie Kennedy, food services that integrate
and elaborate the values and ethics of the site will be provided.
The idea behind the food service is not to offer an “amenity” but
to offer an educational program — in the form of a service.

These food service ideas will celebrate local produce, organic

cooking and “slow food” as an alternative to the “fast food” world we live in. Using produce

grown on the site, we will realize a uniquely Canadian food experience, similar to Chez Panisse,

Alice Waters' landmark restaurant in San Francisco.
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Overlooking Chimney Court and the quarry garden, the “café-on-the-green” will be a large, self-
serve space with various food and beverage stations and picnic table style seating. The food
stations might be 1) a wood-fired pizza oven; 2) a sandwich and salad station; and 3)
homemade ice-cream and gelato. An unlicensed area, the café
will facilitate families and those visitors to the site who've come
down to take part in a workshop, see the demonstration gardens,

or simply to take a relaxing walk through the park.

Secondly, a restaurant wine bar will be established. This will be a
slightly more formal eating experience to that of the cafeteria.
People will order food and wine from a menu comprised of what
is also on offer in the cafeteria. This food will be picked up and delivered by food runners. The
wine bar will accommodate people who are looking for a relaxing sit down meal with a glass of

wine.

Regularly scheduled food-related “feast of fields” festivals will also occur on site, perhaps to
include remote food stations where people tour around and happen upon a vegetable steaming

station in the quarry or around the buildings.

Evergreen at the Brick Works will rent 50,000 sq. ft. of office and program space to charitable,
non-profit organizations and socially-responsive businesses looking for a unique site that offers
a “wilderness in the city” experience to deliver their programming. These organizations will
share common programming principles linked to the themes of nature, culture and community
and they will be attracted by the opportunities to collaborate with others on-site to create more
dynamic programs that expand their reach and impact. Evergreen at the Brick Works will
provide competitive and affordable rental rates, accessible space, a range of shared services,
and opportunities for cross programming and marketing. Evergreen will occupy approximately

10,000 sq. ft. of office space.
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In the heart of downtown, Evergreen at the Brick Works will offer an attractive meeting and
conference space, surrounded by nature, and catered by Jamie Kennedy. Corporate and
professional groups, among others, will have a unique space to hold workshops, training and
conferences. The space will also be rented for private functions. Additionally, Evergreen will
coordinate seasonal festivals and other public attractions such as craft and antique shows to
help ensure the site provides attractive offerings for a wide range of visitors year round. As a
forum for cultivating ideas and community, Evergreen at the Brick Works will also provide

meeting space for community organizations and public functions.

The entire 40.7 acre Brick Works property is zoned as parkland and this in itself serves as an
important visitor attraction. Evergreen at the Brick Works will act as a gateway to Toronto’s
ravine and trail system, encouraging broader public awareness of the trails and promoting
physical activity as people will learn that they can travel from the waterfront to the northern
reaches of the city along the ravine trails. The Brick Works will continue to be a place for
naturalists, cyclists and dog walkers to come and explore the ponds, meadows and wetlands,
for a quiet picnic or bird watching. Evergreen at the Brick Works will also help to encourage
new investments in the trails, including a link to the Lower Don River trail on the east side of

Bayview Extension.

Complimenting the anchor facilities, a wide range of visitor attractions will be offered. These
attractions represent key program elements but they will be dynamic. That is, while they will be
offered on an ongoing basis, new activities and services will be added or removed depending on

the season, public demand or delivery partner. Visitor attractions will include:
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The Pavillion Market Place will be a food court of
sorts, but unlike the typical mall or facility that
offers a standard range of fast foods, the Market
Place will focus on organic and locally grown
foods that support Ontario's farmers and
specialty food shops. The Market will also work
synergistically with the hands-on programs for

visitors, for example, by using produce grown in

the food gardens and community bread ovens. The highlight of the

Market Place will be a weekly organic farmers market, offered throughout

the spring, summer and fall. An artisan cheese shop will be run by Fifth

Town Cheese, a specialty cheese maker specializing in Ontario soft

cheeses. Evergreen at the Brick Works will also work with The

Merchants of Green Coffee, an independent company promoting fair

trade and organic coffee. Coffee roasting will be done on-site and

workshops offered that educate people about how coffee can be

produced that offers growers a fair price and uses ecologically

sustainable techniques.

o1 * 5 2 2 2 6

Outward Bound Canada will establish an urban-based program
built on the educational tenets that have made it the leader in
experiential education and leadership development throughout
the world. Outward Bound programs provide personal and social
renewal for challenged populations and help to develop a broad
spectrum of community leaders. As Canada becomes
increasingly urban and culturally diverse, Outward Bound’'s

mission and programs offered in the urban context provide an
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important service. Modeled on Outward Bound’s highly successful urban wilderness programs
offered in Central Park, New York, the Brick Works activities will include ropes courses and
climbing walls. The programming will be designed to meet the unigque needs of the educational
community including universities, community colleges, secondary schools and primary schools.
OBC will also engage community organizations, youth serving organizations and a variety of
health service organizations. The goal is to provide professional training for educators and

leadership and summer camps.

YMCA of Toronto will also run several youth leadership programs
focused on providing job training and skills development for at-risk
youth. These programs will be concentrated in the nursery and
woodshop, although there will also be integration with other
programming on-site such as Evergreen's gardening and stewardship activities, arts

programming and the climbing and ropes courses.

Evergreen is also very pleased to be working with Moorelands Community Services, a local
agency that provides services and camping experiences to over 1,600 children and young
people from some of Toronto’'s poorest and most under-serviced communities, providing
programming that builds confidence, competence, character and positive connections with
peers and adults. Moorelands will run a summer day camp program on-site for over 60 children
from the surrounding under-serviced communities of Thorncliffe Park and Flemingdon Park.
There is little if any green space available in these neighbourhoods and the Brick Works site
would offer these children the opportunity to experience an urban wilderness environment just
minutes from their home. Programming will include crafts, cooperative games, nature hikes and
sports, cooking sessions, literacy activities, educational workshops, special theme days, daily

breakfast and afternoon snack programs and local day trips.

The Gardiner Museum of Ceramic Art will be one of our
first partners on site. Given the heritage of clay and kilns

at the Brick Works, ceramic programs are a natural fit.
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Gas fired, wood burning and open-pit
kilns, teaching facilities and artist
studios will be developed with the
Gardiner Museum in celebration of the

art of clay and design.

01 # 27

As a year round destination centre, beginning in September the site’s infrastructure will begin to

shift from warm weather activities, to those that support a colder climate and with a greater

emphasis on indoor activities. The gardens will be covered with snow but the Discovery Centre

and the Centre for Social Innovation will remain open, ceramics programs will be active, the

garden and cooking studio well programmed, woodworking studios busy, and meetings spaces

will continue to be used.

We will offer a classically
Canadian experience — skating
— at a scale not available in
any other Toronto location.
From November through to
March, between 3 and 4
artificial ice surfaces will be
created for public skating and
hockey. Free skating and cost
recovery rink rental will be

available. Some rinks will be

covered, some will be open air, others will be set up for hockey with boards and lines, while

some will wind through the gardens inside buildings 15 and 16 — under the stars, past the café

and around the kilns. Music and soft lighting will help to create a more intimate skating

experience than that typically offered at an arena or outdoor public facility.
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A whole host of special winter activities will also be developed such as Christmas festivals and
events, an ice sculpture exhibit, outdoor winter leadership activities such as orienteering and

food preparation classes geared to creating hearty, winter meals.

01 2 3 #

A substantial outdoor
amphitheatre will be created in the
Chimney Court from which we will
run outdoor classrooms, readings,
live theatre, concerts and outdoor
film projections. Along with this
cultural programming space, an
environmental sculpture garden
that draws its inspiration from the
site will be created along the
quarry paths using local shale.
This project could involve local and international artist in collaboration with volunteers from the

community.

Evergreen Gardens will include a studio space for taping do-it-yourself garden shows and
cooking shows that feature celebrated experts in the fields of horticulture and landscaping,
ecological restoration and urban design. The live garden studio will be set up in amongst the
demonstration gardens and nursery with studio audiences made up of those visiting the site and
special guests. Evergreen has received strong interest in this idea from Home and Gardens

Television/Alliance Atlantis, a long-time Evergreen sponsor.
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The Brick Works woodshop will provide a place for artisans to create garden furniture and
accessories that will be sold in the garden centre. In partnership with the YMCA, the woodshop
will also serve as a programming space for at-risk youth to learn new skills that help them build

valuable life skills.

Lifestyle health activities will meld alternative and traditional medicines, and bring together the
best health care minds from around the world to create individual and community solutions for
preventive health. An innovative health forum will be established to offer visitors information and
access to professional advice from health care experts. The success of the University of
Toronto’s Mini-Med School lead by Dr. Mike Evans demonstrates the demand for this type of
programming. Mini-meds attracts thousands of participants and is a regular feature on City TV.
As well, occupational and horticultural therapy will be provided by Bridgepoint Health to provide

an alternative environment for palliative and long-term care patients.

((

Over and above the aforementioned permanent program components of the facility, an essential
program component and operational function of Evergreen at the Brick Works management
team will be the planning, scheduling and execution of a coordinated seasonal calendar of
events. The calendar of events will be publicly circulated weekly and will promote awareness of
a range of dynamic special events and activities that will leverage off of the existing

infrastructure and further animate the site by enhancing the permanent attractions.

The activities within the Calendar of events will originate from both the tenant and participating
partner community on site as well as the evergreen facility management team’s event fund. The
activities will range in size and complexity from entire facility themed seasonal festivals such as
the Winter Frost Festival that will celebrate the activities and behaviours of Canadians in a

classically cold winter season, a Spring Flood Festival that will celebrate water and all that it
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gives life to, the Summer Solstice Festival will focus on the sun and all the offerings that it
energizes, and the Fall Harvest Festival will showcase the exquisite food and drink that comes
from the earth. Other activities may be smaller in size and relate specifically to a particular

function or attraction at the site. This could include:

Food preparation and slow cooking demonstrations from leading personalities in the
slow food movement,

Book signings, readings and a special speakers forum delivered by celebrated authors
of literature related to the overall themes of the site,

Topical non-permanent exhibits that will have a finite exhibition and viewing period prior
to re-locating to some other location,

Scheduled music performances and festivals for a range of musical tastes,

Socially conscious environmental demonstrations related to specific practices that
individuals can adapt to help with the cities environmental erosion

Sport competitions and skill demonstrations such as speed rock climbing, skate boarding
and watercraft demonstrations

Open tournaments such as broomball, ball hockey, curling, etc...

(.

Building design will adhere to sustainable design principles to ensure that the original building
fabric is preserved while incorporating energy efficiency measures to the greatest extent
possible. The buildings will be retrofitted to provide a highly compatible and integrated program
environment that is reliant on renewable energy sources, nutrient cycling, ecological
engineering, and that purifies wastewater and returns it to the natural hydrology of the site.
Building design will address issues of energy conservation, wastewater treatment and storm
water management and habitat loss. In addition, the heritage preservation criteria that will be
incorporated in site design will promote strong environmental values, such as working within the

existing building footprint and reusing materials found on-site.

Building design will adhere to conservation principles (see Appendix D) that ensure the original

building fabric is preserved to the extent possible. Using sustainable design principles, the
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construction and daily operation of the Brick Works and surrounding landscape will ensure that
every effort is made to realize minimal environmental impact and operating cost efficiencies in
the operation of the facilities. The buildings will be retrofitted to provide a highly compatible

environment that:

Relies on renewable energy sources;

Cycles nutrients;

Demonstrates the practical and aesthetic application of ecological engineering;
Harvests rainwater;

Purifies wastewater and returns it to the natural hydrology;

Is economic due to tradeoffs in mechanical vs. passive capital costs; and

Has very low operating and maintenance costs.

A list of sustainable technologies that will be considered for the site are provided in Appendix E.
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Looking for a new way to spend a summer weekend that doesn't entail fighting three hours of
traffic to get to the cottage, a young family decides to head down to Evergreen at the Brick
Works instead. There they pick up some organic produce at the farmer’s market before taking a
stroll along the cobblestone courtyards on their way to the garden centre. They wander through
the nursery, getting inspired by all of the amazing garden designs, and imagining the

possibilities for creating their own naturalized garden space on their small urban lot.

When they start to discuss with the nursery design staff how they may get started, the kids
begin to get restless. So off they go to do a rope’s course at Outward Bounds climbing wall,
agreeing to meet back up with their parents at the café for lunch at 1:00. This gives mom and
dad some free time to browse through the garden centre, picking up a flat of Black-eyed Susans
to help add some colour to the front yard. They decide to sign up for a mid-week workshop on

creating a wildflower garden, before heading off to meet their kids for a fabulous, relaxing lunch.
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Sometimes it's really hard to find ways to fit in at high school and the challenge of thinking about
what lies ahead after graduation can be even more intimidating. Abel has never been sure of
what he excelled at, so going to college didn't much seem worth it. But since starting to work in
the Evergreen Gardens nursery, Abel can feel his confidence growing. Plus, working in a team
under the guidance of the YMCA staff is pretty cool, much better than sitting in a classroom

watching the clock tick.

At first Abel didn’t know anything about plants, let alone seed propagation. But now he can
identify over 25 native species and he and his team mates really did do a great job of planting
and pruning a whole flat of wildflowers. In fact, the garden centre manager said that all their
plants look so healthy that they are selling really fast. Abel especially likes that tired sensation
as he falls into bed at the end of the long day. It feels good to accomplish something, to be part
of something. Maybe the idea of enrolling in a landscape program after high school is not such a

bad one.

The human resource and training executive of a small but high powered downtown investment
firm has scheduled a Friday afternoon team building session and celebration of another good
performance year down at Evergreen at the Brick Works. The staff is generally excited on the
morning of the event. They do not quite know what to expect but they do know that an
afternoon out of the office is welcomed. The group heads down individually around 12:00 noon.
The trip by car or public transport takes only minutes and the group rendezvous’ at the
designated section in Jamie Kennedy’s Brick Works café. The 35 company employees enjoy a
casual lunch prior to receiving an orientation of the afternoon events. By 3:00 pm,
representatives from the distinctively separate marketing and sales departments have been
strategically organized into pairs. The two departments have recently not been functioning well
together and are the focus of the following exercise. The each marketing representative of each

of the pairs is asked to put on a blindfold, attach safety rope and approach the climbing wall.
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The group leader then informs the blind folded climber that they are to scale the wall using only
audible instructions from the sales department representative partner. The climber slowly
makes their way up the wall clinging to the guidance and verbal instruction of their work
colleague. The afternoon team build activities end and the group hooks up in the courtyard for
pre dinner cocktails. The group is encouraged to pick up a proximity head set device and stroll
through the adjacent interpretive exhibits sprinkled through out the garden area prior to the 7:30
pm seating in Jamie Kennedy’s organic food restaurant. Just prior to dinner a resident health
expert that demonstrates some quick, easy and healthy post work cooking ideas addresses the
group. After an exquisite dinner that has used some herbs and ingredients grown on site, the

group is entertained by an impromptu award ceremony highlighting the events of the afternoon.
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An understanding of Toronto’s market context (audience base of demographics, proximity to the
site, etc.) is a critical first step in assessing the viability a project such as this. To assess the
market, Evergreen has undertaken considerable research through interviews, a review of third
party traffic studies, market research from other institutions and industry statistics available from
various trade associations. Our market assumptions are now being evaluated and refined as

part of the business plan review being lead by David Pecault of Boston Consulting Group.

Located in Canada’s most populous and industrial region, the City of Toronto is home to over
2.48 million people. According to the City’s Official Plan, this number is expected to grow by
over half a million by the year 2031. This growth will place increasing demands on our social

and environmental infrastructure already under pressure.

Given that Evergreen at the Brick Works incorporates so many elements (cultural/heritage
attractions, environmental education, leasing space, nursery and garden centre, farmers
market, public park, etc.) the market context is broad and inclusive of many existing offers in the

greater Toronto area.

Evergreen has studied existing cultural institutions such as the Ontario Science Centre, Art
Gallery of Ontario, Royal Ontario Museum, Ontario Place and Harbourfront, as well as areas of
the City such as the St. Lawrence Market and the Distillery District. We have also examined the
performance of building complexes such as 401 Richmond, 215 Spadina and the Carpet
Factory as facilities that offer space for the not-for-profit, arts and social innovation communities.
The market and business models for environmental centres such as the Kortright Centre,
Pioneer Village and Earth Rangers Centre have also been explored. An upcoming analysis of

farmer’s markets will be conducted early in 2005.
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On average, Toronto’s major cultural attractions (AGO, ROM, Metro Zoo, etc.) each attract
about 1 million visitors a year, with approximately 60% of the visitors coming from the Greater
Toronto Area. School groups represent about 20% of the total visitor numbers. While these
facilities attract large numbers of visitors, they are not economically self-sustaining, requiring, on
average, almost 40% government support for their programs and operations. On another front,
the St Lawrence Market (a well established and highly regarded market) and the Distillery
District (a new and emerging centre that mixes commerce, the arts and residential living
opportunities) are successful initiatives that add tremendously to the fabric of the City. Their
mixed business models create economic viability and they are cultural/ heritage attractions in

their own right, drawing enormous attendance figures.

Table 1: Comparative Analysis — Toronto

Institution Attendance 2002 Annual Budget % Revenue from
Government

Harbourfront 2,750,000 23,000,000 32%

Toronto Zoo 1,138,605 31,000,000 26%

ROM 1,050,000 52,900,000 36%

AGO 568,000 34,500,000 35%

Science Centre 1,000,000 28,000,000 57%

Source: City of Toronto, Culture Division

The office and not-for-profit rental market is very large and somewhat difficult to assess for the
purpose of this study. However, Toronto has almost 115 million square feet of rental office

space at an average of $17 per square foot.

The market analysis also considers existing events and conference space in Toronto, given that
the Brick Works will become a major destination for public and private events. There are almost
100 convention services and facilities available in the Greater Toronto Area and 30 in the
downtown core. These range from the typical conference centre, to hotels, banquet and event
halls. A small number of “green” conference facilities exist, such as the Ecology Retreat Centre,

but these tend to be more than one hour from the downtown core. For example, Black Creek
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Pioneer Village located in Downsview in the north end of the city, generates approximately $1M
per year in events revenue (weddings, meetings and private functions). A preliminary analysis
of the market opportunity for event space suggests this area will be in high demand, especially
because of the on-site services and amenities (i.e., Outward Bound leadership programs, Jamie

Kennedy'’s kitchen, and the connection to the park and ravine systems).

Given the fact that Evergreen Gardens is at the heart of the strategy, it is important to represent
the market context for nursery growers in the Greater Toronto Areas as well. The Canadian
gardening market is growing at an estimated rate of 16% annually. In Toronto and across the
GTA, this industry sector saw a 23% increase in revenue over 2002, and 73% of businesses

surveyed indicated expected increases in gross revenue over 2002 numbers.

A twenty-kilometre catchment area contains 120,000 homes with an average household income
of over $100,000. This segment is valuable because of the rise in participation of gardening for
the baby boomer generation, as well as the post boomer segment. This demographic is at the

high end of average garden purchases with an average garden budget of $650 per household.

The Total Available Market for Horticulture (Retail and Growers) in Ontario is over 5 billion
dollars. The Served Available Market after putting the figures through a series of filters is over
$300 million. Assuming a 0.5 % market penetration in year one, an annual growth rate in the
industry of 10%, and an internal growth rate of 15%, Evergreen Gardens can achieve revenue
of $6 million in 2010. This will grow to $8 million in 2012 with industry standard net margins at 9
per cent. We have chosen market projections that discount these estimates by almost 50% -

to be conservative.

In Spring/Summer 2004, Evergreen commissioned a formal research study (Appendix F)
examining innovative mission-related programming and office facilities across North America

similar to the Evergreen at the Brick Works strategy. Case studies reviewed include:
The Thoreau Centre for Sustainability (San Francisco, CA);

Jean Vollum Natural Capital Centre (Portland, OR);
Ladybird Johnson Wildflower Centre (Austin, TX);

42



Stonebarns Center for Food and Agriculture (New York);

Granville Island (Vancouver, BC).

Of these case studies there is no direct comparison to what Evergreen is proposing for the Brick
Works. However, the Ladybird Johnson Wildflower Centre, the Thoreau Centre for Sustainability
and Granville Island collectively illustrate the best comparative study. In many respects,
Evergreen at the Brick Works is a hybrid of these three projects based on their economic
models and visitor profiles, suggesting that the opportunity for Evergreen at the Brick Works is

possible.

The market analysis conducted to date has been helpful in establishing the viability and
opportunities for Evergreen at the Brick Works, but given the unique characteristics of the site
and the convergence of activities being offered, more specific market studies will be undertaken

in the upcoming detailed design phase.

: &+ 2

Evergreen at the Brick Works will be part of Toronto’s real estate market but it will offer a
distinct program and rental opportunity. As depicted in Table 2, the site’s competition will fall into
4 categories: (1) office buildings that cater to charitable non-profits and socially responsive
businesses; (2) existing conference facilities; (3) cultural /educational centres; and (4)

environmental education centres.

43



Table 2 — Overview of Competition

Office Buildings Conference Cultural/ Environmental
Facilities Educational Education
Institutions Centres

Comparisons | 401 Richmond Metro The Distillery Kortright Centre,
Street, 215 Convention District, Boyne River,
Spadina Avenue, Centre, hotels, Harbourfront, Riverdale Farm
The Carpet banquet and Ontario Place
Factory event halls

Strength Accessibility, rents | Accessibility, Accessibility, Educational
geared to non- large scale, on- range of programming
profits, social site food activities offered | activities geared
incubators services to families

Weakness Programming Cost, limited for | Seasonal, Inaccessible by
space not programming, Budget public transit,
provided, minimal | static space challenges funding model
public interaction, unstable, narrow
limited outdoor program focus
space

%

Evergreen at the Brick Works will distinguish itself from other programming and office facilities
through its innovative approach to program collaboration inspired by, and adapted to, the unique

environmental and historical features of the Brick Works site.

Evergreen at the Brick Works will ensure its competitive advantage among other cultural
attractions by offering a unique visitor experience that combines the programs of several
organizations in a way that is not offered at any other site in Canada. These organizations will
share common programming principles linked to the themes of nature, culture and community

and they will be attracted by the opportunities to collaborate with others on-site.

Evergreen at the Brick Works will provide competitive and affordable rental rates, accessible

space and a range of shared services. As the anchor programmatic driver and visitor attraction,
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Evergreen Gardens the 100,000 sq. ft. native plant nursery and market garden, will also help to

secure Evergreen’s competitive advantage and market niche.

, ( ' %

Evergreen at the Brick Works will target three primary groups:

() The Urban Family
(i) Community and Businesses Groups

(iii) Partner and Tenant Organizations

(1) The Urban Family

This external market is defined as those individuals who come to Evergreen at the Brick Works
to experience the programming offerings and attractions in a park setting. This audience is
most characterized by how busy they are — with work, family and personal fulfillment. Their
leisure time is family-focused and they typically have two to three children. This group is looking
for year-round family destinations close to home as they seek to spend more quality time in the
city. Parents and caregivers are interested in new educational experiences in addition to pure
‘fun’ and want to actively engage in family events, which include the whole family — toddler to
adult.

This market is predominantly 35 — 55 years old with a university and post-university education
and an average household income between $70,000 and $250,000. Specifically, we will target
women in this audience as they are traditionally the prime decision-makers regarding their

family’s leisure activities.

Our primary target lives in the Greater Toronto Area. 20,000 vehicles pass by the site each
business day on Bayview Avenue, and significantly more use the Don Valley Express Way. A
twenty-kilometre catchment area contains 120,000 homes with an average household income of
over $100,000. The secondary target is Southern Ontario — focusing on those within a two to
three hour driving distance. Those outside of Toronto will be targeted through tourism

organizations such as Tourism Ontario and Tourism Toronto.
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Marketing for this target market will focus on promoting the family experience, the memories
that will be created, the new experiences that can be enjoyed (i.e. unlike any other destination),
the things that can be learned and experienced for the first time... together. The full range of
programming partners and program offerings will be promoted — selling the destination as a
whole and giving the urban family a choice of what to engage in. For the urban gardener, the
focus will be on promoting Evergreen Gardens as the solution to a beautiful, low-maintenance,
pesticide-free garden. An integrated approach is the key to the success of any good marketing

plan.

(i) Community and Business Groups

With the exceptional venue and program offerings at Evergreen at the Brick Works,
Evergreen will tap into the market interested in renting a unique space for a special event or
group experiences. Groups interested in having a hands-on experience and learning about

Evergreen’s programming will be targeted as well.

Target markets include:
School groups
Community groups
Gardening groups
Special event planners
Corporate event planners

Travel tourism

(iii) Partner and Tenant Organizations

Lead partners will be the primary tenants of Evergreen at the Brick Works. Securing lead
partners and maintaining good relationships will be a core focus in the initial planning and
design stages. To secure these partners, the primary strategy will be word-of-mouth. The profile
for this market will include those organizations and enterprises with significant scale and

reputation to contribute to the overall success of Evergreen at the Brick Works, who offer
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programs that are complimentary, and who share similar values related to the nature, culture
and community themes. As noted, confirmed partner and tenant organizations include Outward
Bound Canada, Jamie Kennedy, YMCA of Toronto, Gardiner Museum of Ceramic Art,
Bridgepoint Health, University of Toronto Health Knowledge Lab, Moorelands Community
Services and the Toronto District School Board.
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The tangible social and environmental returns with the successful implementation of Evergreen
at the Brick Works are countless. This project will serve the community with the manifestation
of an exceptional public cultural destination attraction within Toronto that stimulates an

enormous amount of job creation.

Public opinion polls consistently report a high degree of concern for the environment. 77% of
Canadians believe environmental conditions have gone downhill since the early 1990’s and this
is particularly true for Torontonians, 90% of whom are very concerned about the environment
(The Globe and Mail, August 2001).

In developed downtown areas, where urban density makes green space all the more necessary,
the high value of land makes competition for green space fierce. Many of Toronto’s urban open
spaces are barren and concrete, providing no connection to nature. As a result, generations are
being raised entirely divorced from the natural world. If this continues, efforts to protect
wilderness, parks, endangered species, forests and biodiversity outside the city will lose political

support in the long run.

Meanwhile, at the urban edges, water resources are being compromised as wetlands, streams,
forests and farms are destroyed to make way for new subdivisions and the infrastructure to
support them. Roughly 80% of species decline in Canada is caused by habitat loss and urban

expansion is among the leading contributors.

The economic costs of poor environmental health can be quantified in a number of ways, from
lost productivity due to air pollution ($128 million in 2000), to at least $150 million in health care
costs (Ontario Medical Association, June 2000). Moreover, economic growth will be increasingly
tied to locations where green landscapes and high quality of life are available. Real estate
analysts in the United States describe quality of life as the “new engine of economic growth” as

professionals increasingly choose to work in locations that offer a high quality of life outside the
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workplace. Proximity to green space is seen as a critical contributor. Easy access to parks and
open space has become a new measure of community wealth — an important way to attract

businesses and residents by guaranteeing both quality of life and economic health.

- ' 5 '3

Evergreen at the Brick Works is a timely, solution-based approach that addresses many of the
environmental, economic and social challenges affecting Toronto. The need for an innovative
project such as this has been well documented, and it is supported in current City of Toronto
planning documents and policies such as the Official Plan, Waterfront Revitalization Plans, and

the Natural Heritage Strategy.

Parks, open space, and environmental quality are critical components of what makes Toronto a
great city and play an important role in attracting future investment. Evergreen at the Brick
Works will not only contain valuable green spaces that are at such a premium in a growing
urban setting, but the programs, activities, and exhibits will contribute to an increased sense of
the value of nature in the city, and the ways that individuals can help to protect, nurture and be

nourished by the ecological environment.

Over the past several years, there has been a lack of investment in Toronto’s infrastructure,
including the waterfront and the downtown core. Toronto is currently undergoing a period of
renewal and revitalization, but much more needs to be done. Evergreen at the Brick Works
will play a critical role in helping the City achieve its goals and continue to be a major engine in

Canada’s economy.

In its present form, the site represents an unrealized opportunity due to lack of capacity to
manage and continue with its redevelopment. Through the wide range of community programs
that will be offered at Evergreen at the Brick Works and the capital improvements to a public

building, this facility will become a tremendous asset to the people of Toronto. Where currently

49



there is a derelict heritage site in gradual decline, a new community centre will be created that
offers environmental education programs, healthy food options, ceramic art classes, summer
camps, active and passive recreation, horticultural therapy programs, and youth-at-risk
employment opportunities. The facility will also serve as a demonstration model for visitors to
learn about sustainable design technologies that don’t contribute to global climate change, and

that help improve air quality.

In its current form, the site does not fulfill its commitment to the public purse. In 1987, the TRCA
purchased the property from private developers. To protect the site from future development, it
was zoned as open space. Approximately $32 million has been invested in the property for
acquisition, restoration and maintenance. Yet it is not widely used by the public and both the
TRC and City of Toronto are having difficulty maintaining the site and the buildings. Without new
investment in the property, and given the City's budget concerns, it is likely that the condition of
the Brick Works will continue to deteriorate, receiving only “band aid” financial support. This
jeopardizes the impact of the existing investment. Given the City’s budget constraints, the City is
having difficulty allocating annual operating dollars to the site. This lack of maintenance and

operating investment into the site is having an impact in terms of increased vandalism.

Revenues generated on-site would contribute to annual site operations thereby alleviating the
financial burden for the City. Evergreen will leverage the existing dollars invested in the property
and act as a catalyst that attracts new programs, partners and community interest. Evergreen
has conducted a Campaign Market study which indicated that, although the capital campaign
market is a highly competitive one, this project was significantly unique that it would be

distinguishable in the marketplace and that it has a strong likelihood to succeed.
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Finally, the issue of social innovation should also be addressed. Many non-profit organizations
struggle within the current unsustainable funding paradigm of short-term, project-based funding
and the difficulty of covering non-project expenses/services. Cultural institutions, in particular,

require annual funds from various levels of government and in recent years, this source of
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funding has become more tenuous. New approaches are required, approaches that address

innovation in terms of being both socially and economically viable.

In Canada, this area of social innovation is relatively immature in comparison to the U.S. where
considerably more advanced social enterprise models are being delivered. To overcome the
challenge of financing programs and property management costs, we are positioning our plan
within the emerging area of innovation for social ventures. Social ventures are businesses that

use market-oriented production of goods or services to pursue their social mission.
Evergreen is pursuing this project knowing that it will be challenging but worthwhile given the

significant potential of the model to generate tangible social and environmental benefits, meet

the bottom line, while representing an important innovation for the social sector.
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Evergreen at the Brick Works will provide Toronto with an innovative cultural visitor
destination that offers the general public a compelling and broad range of attractions and event
programming. The mixed-use development will also provide a variety of leasing opportunities to
a variety of non-profit, charitable organizations and socially conscious private enterprises.
Through collaboration and the sharing of resources, Evergreen at the Brick Works will

increase the capacity of charitable organizations to serve their clients.

Evergreen at the Brick Works will leverage an existing $32 million investment in the site by
leading a $40 million capital campaign for redevelopment costs. The capital improvements will
allow the facility to achieve annual gross revenues of $4 million through leasing and on-site
activities. Operational costs are forecasted at $ 2.85 million for an EBITDA return of $1.15
million and a net income return of $114,000 by the end of the second full operational year. The
project will generate 210 new construction jobs and approximately 100 new jobs associated with
the operation of the site. We are estimating that approximately 250,000 visitors will come
through the site each year, roughly divided out to as 75% residents of the Greater Toronto Area
and 25% tourists. Evergreen and the associated tenants will generate more than $10 million in
revenue per year with a multiplier effect of approximately $30 million to Toronto’s economy

annually.

The objectives of the business plan and the financial performance of the facility are as follows:
Generate 100% of operating costs through attraction admissions, revenue share
agreements, leasing revenue, group sales, parking fees and sponsorship by the

second year of operation.

Maintain an occupancy rate of at least 90% by providing unique program and rental

facilities at competitive rates to suitable organizations and businesses.
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Attract an average of 250,000 visitors per annum.

Provide a social and environmental return to the community in the form of new
programs and services that improve environmental quality and promote health and

wellness.

Generate a marginal positive net income surplus of over $100,000 by FY 2009 to

support Evergreen’s core mission sustainability.

This following section is a representational abstract summary of the current comprehensive
Evergreen at the Brick Works business plan. The business plan will continue to be developed
as Evergreen moves from concept development into subsequent design phases and will reflect
our agreement with the City of Toronto and Toronto and Region Conservation. As additional
details regarding the site design and costs, program requirements and legal and governance
issues become clearer, this business plan will be refined accordingly. As noted previously,
Evergreen will be working with the Boston Consultant Group for continued verification of the
business plan. However, the central premise that Evergreen at the Brick Works will use a
unique site to offer a unique rental and program opportunity to select organizations, as well as

an experiential visitor offering to the public-at-large, will remain.

Evergreen has identified a capital requirement of $40 million. The capital campaign structure is
evenly balanced between private and public funds. $20 million in capital will be raised from a
collection of individuals, foundations and corporations. Various levels of government will
provide the remaining $20 million. To date, $5 million has been raised on the private portion of
the capital campaign. The breakdown of the detailed target capital campaign sources and the

current progress funding compared to target is illustrated in the following tables:
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general support other
3%

federal government
25%

individuals - major
donors
32%

foundations

3% provincial government

. 25%
corporate sponsorship

7% corporate donations
4%

3
Schedule 1 - Capital Plan

Target Pledges and Progress to Date
as of January 2005

campaign received progress

campaign to date to target

($ million) %
federal government 10.0 - 0%
provincial government 10.0 - 0%
corporate donations 15 - 0%
corporate sponsorship 3.0 - 0%
foundations 1.0 0.7 73%
individuals - major donors 13.0 3.0 23%
general support 1.0 0.01 1%
other 0.5 0.4 86%
Total 40.0 4.2 11%
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Capital Budget Allocation
The schedule 2 — capital allocation budget breaks down the top-level composition of the $40
million capital budget. It is set up to accommodate both actual expenses recorded to date and

the remaining forecasted expenditure for each budget line.

Fundraising
The fundraising budget of $2.5 million assumes that Evergreen will use a combination of outside
professionals, volunteers and internal staff to carry out fundraising. The budget also includes all

advertising, promotional and marketing materials and activities associated with the campaign.

Planning and Design
The Planning and design work budgeted at $1.8 million, is primarily the architectural drawings
and must precede construction. This work is to be carried out as soon as sufficient funds are

raised.

Construction
Construction, budgeted at $24.2 million, forms 60% of the total capital budget. The construction

budget includes a standard 10% contingency reserve.

FF&E
Furniture, fixtures and equipment ($6 million budget) range from desks and computers in the
office-related component to a built-in climbing wall in the program component. It also includes

leasehold or tenant inducement costs for Evergreen Gardens.

Other

Other budget items total $5.5 million. Of these items, project management and program
development are primarily internal staff costs allocated by Evergreen to the project. The largest
line item, financing fee, is a placeholder in recognition of the possible cost of bridge financing. A
general project contingency of $600,000 is included to provide for unanticipated costs. The $2
million “endowment as reserve” is included to help ensure sufficient liquidity during the early

years of operation.
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Schedule 2 - Capital Budget

Expenses (actual to date plus forecast)

(in $ ©00s) expenses forecast
budget todate expenses total

Fundraising

materials & printing 700 7 693 700
professional fee 600 65 535 600
EG internal costs 1,200 115 1,085 1,200
Subtotal 2,500 188 2,312 2,500

Planning & design

master plan/measurement 200 33 167 200
architectural 950 - 950 950
engineering/sustainable design 450 - 450 450
other 200 42 158 200
Subtotal 1,800 75 1,725 1,800

Construction

site preparation 1,500 - 1,500 1,500
construction 20,700 - 20,700 20,700
contingency 2,000 - 2,000 2,000
Subtotal 24,200 - 24,200 24,200

Furniture, fixtures & equipment

office 750 - 750 750
gardens 2,000 - 2,000 2,000
exhibits, art & interpretation 2,500 - 2,500 2,500
program 750 - 750 750
Subtotal 6,000 - 6,000 6,000
Other

legal - lease & corporate 150 25 125 150
financing fee 1,250 - 1,250 1,250
project management 900 301 599 900
program development 600 99 501 600
contingency & escalation 600 - 600 600
endowment as reserve 2,000 - 2,000 2,000
Subtotal 5,500 425 5,075 5,500
Total capital budget 40,000 687 39,313 40,000
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There are six major revenue sources as stated in the income statement. Approximately 44% of
the annual operating revenue will be generated through space rental. The remaining percentage
will be generated through program partners (2%), group events (14%), Attraction and

programming (23%) parking fees (10%) and sponsorships (8%).

Tennant Revenues

Evergreen at the Brick Works will provide over 200,000 square feet of affordable rental space.
This space will be rented to non-profit, charitable organizations specializing in environmental,
health, youth and arts-related programming as well as a select group of for-profit enterprises
with a demonstrated commitment to being socially responsive. Rental rates will range from $4 to
$16 per square foot (net) and incorporate a gross revenue share agreement where applicable.
Tenants will be asked to sign a Charter which signals their commitment to delivering programs

and activities that adhere to the values and three driving themes of the centre.

Program Partner Revenues

Program partners refers to collaborative organizations or groups that will utilize a component of
the site for their respective activities and programs but do not require a traditional office space
or tangible area that can be quantified by a square footage measurement. These groups would
include YMCA day camps or Outward Bound Adventure programs. The assumption generating
this source of revenue is based on Evergreen at the Brick Works entitlement of 15% to 30% of
the gross revenues generated by the third party program partner memberships and

subscriptions.
Group Events Revenues
The group and events revenue has been based on a conservative estimate taking into account

a competitive analysis with other popular Toronto group and event space facilities. The current

assumption includes approximately 100 minor group events at an average of fifty participants
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per event with average net revenue of $5,900 per event and an assumption of 10 major group
events per year with an average of 250 participants and an average net revenue of $21,400 per
event. Currently, the group event operational functions such as coordination and
implementation are to be outsourced to a third party that will be responsible to stage the various

events and subsequently pay Evergreen at the Brick Works a commission for facility rental.

Attraction and Program Revenues

The destination guest attractions and programs contained within Evergreen at the Brick
Works have been divided into two distinct categories for revenue estimating purposes.
Attractions refer to the collection of permanent guest attractions contained within and affiliated
with the Discovery Centre. These include the Children’s Experiential Learning and
Empowerment Centre as well as the balance of interpretive exhibits and attractions that animate
the entire facility. We have assumed an annual attendance of 75,000 Discovery Centre users at

an average admission of $8.50 per person.

Programming revenues include all net revenues achieved from seasonal and temporary special

event or major festivals that take place over and above the core permanent attractions.

Parking Revenues

Parking revenues have been forecasted on the operational assumption that a nominal fee will
be charged during normal operating hours of the facility and a premium will be charged for peak
periods and special event days. The model reflects that the Toronto Parking Authority will
manage the parking operations.

Sponsorship Revenues

The model forecasts annual sponsorship revenues of $ 300,000. This estimate is quite

conservative when compared to similar cultural attractions in the Greater Toronto Area.
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The operating expenses have been devised on the assumption that the Evergreen on-site
facility management team will facilitate the property management of the site, which includes
maintaining the grounds, buildings, assets, third party service contracts and administration of
the tenant lease agreements and obligations. The management team will also be responsible
for the internally operated attraction and programming activities, facility marketing and group

sales functions

Management and Administration

Items included in this expense category ($520,000 per annum) include salary and wages of
senior management personnel, general office and administration costs, legal, accounting and

insurance

Marketing and Promotion

This expense category ($540,000 per annum) includes the salary and wages of the marketing
manager and the group sales managers as well as the general advertising and promotion costs

for the overall facility

Attractions and Programming

This operational expense category ($900,000 per annum) predominantly includes the cost of
senior, full-time and part-time operational staff to manage and operate the attractions and
programming at the facility. This cost category also includes a programming budget to finance
special event and seasonal attractions that compliment the fixed and permanent attraction

offerings.
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Repairs and Maintenance

Repairs and Maintenance ($650,000 per annum) includes all salary and wage costs for the
general preventive and on-going maintenance required to maintain the facility including general
repairs, landscaping and grounds, general and janitorial equipment and supplies. This expense
category also includes service contracts such as security, cleaning and snow removal.

Utilities

This category ($285,000 per annum) includes all common area and tenant space estimated

gross utility fees
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Statement of Activities

2007 2008 2009 2010

Revenue
Tenants 873 1,745 1,745 1,745
Program partners 36 75 77 80
Group events 283 566 637 669
Attractions & programming 464 946 1,008 1,058
Parking 195 390 390 390
Site sponsorships 150 300 300 300
Total revenue 2,001 4,022 4,158 4,242
Operating expenses
Management & administration 426 502 517 533
Marketing & promotion 437 526 542 558
Attractions & programming 705 881 907 934
Repairs & maintenance 501 646 665 685
Utilities 221 285 294 302
Total operating expenses 2,289 2,839 2,925 3,012
Operating income (loss) (289) 1,183 1,233 1,230

Depreciation and amortization 1,010 1,070 1,074 1,081

Future development reserve - 59 61 63

Interest expense (earnings) 323 100 (15) (57)
Contribution Evergreen (1,622) (46) 114 142
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The target for the fundraising campaign is $40 million, plus additional in kind support. The funds
will be used to cover the costs of the planning and design, construction, furniture, fixtures,
fundraising and other related costs such as project management and legal costs. It is
anticipated that it will take 24-36 months to raise the funds and 12-18 months to complete the
construction. The start and end dates for the construction will be determined by the campaign
cash flow and bridge financing requirements. Evergreen has secured permission from Revenue

Canada to conduct a capital campaign.

8 % 2

In early 2003 Evergreen hired Arts and Communications Inc. to conduct a Market Planning
Study on the feasibility of raising funds for what was then understood to be a $20 million capital
campaign. Interviews were held to explore issues of campaign leadership, the campaign goal
and structure, and to assist with generating prospects. The final report identified that the
concept was well received and should be pursued and made a number of recommendations to

assist with developing a successful fundraising campaign.

8 '9

Evergreen has structured a campaign target with a balance between private and public funds.
The goal is to raise approximately $20 million from individuals, foundations and corporations
and $20 million from the provincial and federal levels of government, according to the following

breakdown:

8( % R

An initial menu of funding opportunities has been developed for private sector donors based on

the anticipated use of the buildings and activities on the site, ranging from $250 to $3,000,000.
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The distinctive architectural features of the Brick Works site offer a number of significant naming

opportunities for early lead funders. These include:

Visitors Centre;

Various buildings;

Courtyards (Chimney Court, Mud Court, etc.);
Training centres;

Meeting rooms;

Entrance way; and

Walkways, galleries and gardens.

To date $16-18 million in various naming opportunities has been identified to secure the
required $20 million. We anticipate that more funding opportunities will arise as the design and

program plans are finalized.

In addition to various naming opportunities, there is an estimated $5 million in corporate
sponsorship and donation opportunities. Additional benefits such as corporate advertising,
business development opportunities, marketing and communications programs and hospitality

events are being developed in conjunction with Evergreen’s national sponsorship program.
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It is anticipated that it will take 12-18 months to secure all of the pledges to cover the project
costs including the government support. Every effort will be made to secure full funding in as
short a time period as possible, however it is understood that a percentage of the pledges will
be paid over a two, three or five year schedule. This has been incorporated into the amortization

schedules for the capital campaign.
The start up timeframe for this initiative will follow the timing of significant revenues associated

with the capital campaign. Critical among these revenues is the $20 million from the two levels

of senior government.
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Traditional campaign methodology suggests that approximately four prospects are required for
every secured gift. Historically Evergreen’s primary source of funding has been institutional, with
grants from businesses, foundations and various levels of government. The challenge for
Evergreen will be to generate sufficient interest in the project to secure approximately 100 major
gifts ranging from $5,000 to $3,000,000 from individuals, including a lead campaign gift. It is
assumed that approximately $500,000 will be raised through smaller gifts from the general

public and from various events associated with the campaign.

Evergreen is currently seeking a limited number of “Founding Partners” interested in becoming
the initial project investors. To take the project to the next phase, approximately $1.5 million is

required to ensure a firm foundation is in place.

Founding Partners will be recognized throughout the life of the fundraising campaign including
having their name on campaign letterhead, being invited to and recognized at launches and
special events, being acknowledged in the campaign bulletins, on Evergreen’s web site and on
recognition plaques. In addition, Founders will be asked to participate as an Advisor to the

project.
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Evergreen will to engage the support of the various partners associated with the Brick Works
including the City of Toronto, Toronto and Region Conservation and the community program
partners with various aspects of the capital campaign. Their support will assist Evergreen in
identifying potential volunteers and donors and by actively participating in the campaign

themselves.

To lead the community support for the project, a Campaign Cabinet is being established. The

Cabinet will support the project through financial or in-kind contributions, securing additional
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funding, and promoting the project to their own stakeholders and constituencies. The goal is to
assemble a Cabinet of 15 to 20 enthusiastic members. The Cabinet also includes at least one
representative of Evergreen’s Board of Directors. Members of the Campaign Cabinet may also

be Project Advisors associated with Evergreen at the Brick Works.

The campaign will be lead by a campaign chair or co-chairs, responsible for the overall direction

and successful completion of the fundraising campaign and performs the following duties:

makes personal leadership gift to the campaign (if not the principal naming gift, must be

responsible for soliciting that as well);

personally canvasses key prospects for Campaign Cabinet members and secures their

commitments, matching them to recognition opportunities;

convenes all meetings of the Campaign Cabinet, whether in person or by

teleconference;

acts as a spokesperson for the fundraising campaign, including a presence on

Evergreen’s web site and other media; and

is accessible to other cabinet members and staff.
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To ensure the most effective use of the cabinet’s time and resources, Evergreen will provide
cabinet members with efficient support and project management throughout the duration of the

Campaign. In addition to a dedicated campaigh manager, Evergreen will provide:

initial orientation and training on the Brick Works project;

presentation and support materials, including donor appeals and proposals;
status reports and project updates;

prospect research and briefings; and

follow-up correspondence with prospects as needed.
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The Campaign Manager will support members of the Campaign Cabinet, which will be a full
time 24-36-month contract position at Evergreen. The Cabinet will also have access to

Evergreen® development and project staff as needed.
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Along with its creative services agency, Evergreen will develop the necessary materials to

support the fundraising efforts. This includes:

Campaign theme, positioning, image, and graphic treatment through an

overarching campaign;

Identification of target markets for potential funding;

Campaign material and literature including brochures, fact sheets, information

kits, presentation material, etc.;

Communications support through Evergreen’s web site and other on-going

activities including public service announcements, placed and contra advertising;

Special events and campaign milestones; and

Public and media relations.
During the campaign period, the capital campaign will be supported by an increased level of
marketing and communications activities in the GTA for Evergreen-related activities including
advertising (placed and contra), public and media relations, and special events. Initially the

campaign will be targeted at specific prospects and will reach out to the general public in the

second half of the fundraising period.
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As the campaign progresses, Evergreen will plan a series of special events and campaign
milestones. This includes private functions, site events, fundraising events, opportunities for the
general public to learn about the project and celebratory events as various campaign milestones
are achieved. There will be a number of opportunities for supporters and volunteers to

contribute to the campaign by assisting with these events.
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To date, Evergreen has advanced the pre-development activities for this ambitious project with
the generous support of a lead donor, private and corporate contributions, as well as pro-bono
activities offered by friends and members of the local community who believe strongly in the
project’s guiding objectives. The momentum, enthusiasm and overall support for the project has
allowed the Evergreen Brick Works Project Team to advance the project from the exploratory
research and promotion phase into the program definition and concept master plan phase. As
the project advances into this subsequent phase, the requirement of additional internal and
external resources, collaborators and specialized development services consultants increases
exponentially. The following outline of activities represents the strategic development initiatives

that Evergreen is embarking on to advance the development of the project.
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For the past two years, the Evergreen Project Team has presented the Evergreen at the Brick
Works project concept to a numerous amount of groups and individuals from all types of
organizations. These have included multiple levels of government, non-governmental groups,

community organizations, private individuals, as well as many private sector organizations.

To date, Evergreen has successfully targeted and secured the majority of non-governmental
and socially conscious third party participating partners as part of the strategic program plan.
This has been achieved in the absence of any public launch or announcement of the Evergreen

at the Brick Works project.

The Evergreen Project Team is continuing to source and target additional third party partners to
participate in the project to maximize the project’s diverse appeal, destination status and stand
alone economic viability. It is anticipated that the heightened awareness of the project resulting

from a formal public announcement will bring a multitude of additional program partners.

The current concept plan anticipates some additional program/attraction partner categories that

have been identified and contacted. Discussions are underway with potential partners but the
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following program categories have not yet been confirmed under a Letter of Intent or

Memorandum of Understanding.

Children’s learning /fempowerment centre
Interpretive or immersive exhibit or guest attraction(s)
Additional specialty marketplace retailer(s) such as chocolate, ice cream, wine...

Private collections of Historical Toronto artefacts
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Additional third party events and attractions that can utilize the outdoor multifunctional

space(s)

It is significant for the projects concept and master plan to cater to the requirements of all third
party participants. The Evergreen development team is focussed on confirming all of the
essential industrial partner relationships and subsequent requirements prior to the completion of

the schematic phase of the design process.

Business Plan Refinement

Evergreen has recently retained David Pecault representing the services of the Boston
Consultant Group, a specialized consulting firm, to further develop the existing business plan.
This exercise will serve to explore the current assumptions in the business plan regarding
requirement of capital costs, market penetration and forecasted attendance, potential revenue
sources, operating costs and the forecasted multi-year income statements. The intent of this
feasibility exercise is to further explore and endorse the appropriate and prudent balance of
development variables that will ensure that Evergreen at the Brick Works operates as a self-

sustaining cultural attraction within the greater Toronto Area.

Evergreen Organizational Structure and Governance

The objective of this section is to clarify the relationship between Evergreen at the Brick
Works and Evergreen’s core activities. In many respects, the Brick Works will serve as

Evergreen’s home and therefore organizational structure and governance must reflect this.

Evergreen at the Brick Works will operate as an integral part of Evergreen, not only as a

source of earned-income, but also as a key member of Evergreen’s family of programs within
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the current charitable objects. The facility will be woven throughout Evergreen’s program
strategy to leverage synergistic opportunities with existing programs. In this way, it will
contribute to rather than compete with Evergreen’'s other programs. The sharing of core
administrative resources will also minimize duplication of costs between Evergreen at the
Brick Works and Evergreen’s existing programs. For example, Evergreen will share support
services to Brick Works for marketing and communications, development, management
information system, human resources and finance. Overhead expense and support services will

be allocated to programs based on an equitable cost-sharing protocol.
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Evergreen’s existing Board of Directors will continue to govern the affairs of the organization
and oversee Evergreen’s programming and operational expansion at the Brick Works. The
Board will be expanded to augment current skills and expertise to address the requirements of

governing Evergreen at the Brick Works.
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Evergreen has obtained preliminary legal counsel regarding the implications of establishing a
program at the Brick Works through Evergreen® existing structure as a registered charity. Legal
council indicated that the program could be delivered by Evergreen under current Canadian
Revenue Agency (CRA) guidelines. Although Evergreen at the Brick Works could be run as a
"program of Evergreen", it is important that the best structure for the Brick Works be put in place

for its long-term viability.

Additional discussions are required with CRA and Evergreen® legal counsel to ensure an

acceptable long-term structure is put in place considering the following options.

Operating the Brick Works through Evergreen’s charitable objects; and

Establishing a separate not-for-profit corporation to operate the Brick Works.
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Evergreen will establish an Advisory Committee with 8- 12 members. All seats will be ex-officio,

non-voting seats. Included in this group we recommend: 2 members from the City of Toronto/

TRC; 2 members from Rosedale’s (north and south) ratepayer associations; 2 members from

the Don Valley environmental community; 1 member from the heritage community; 1 member

from each partner agency on site (YMCA, Outward Bound, Gardiner Museum, etc.); and 1

member from Evergreen as chair of the Council.

The Council will advise on site program plans, community relations, property management and

capital planning.
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Formulation of the Internal and External Project Development Team

Evergreen has recently augmented its senior management team with a specialized
development and project management consultant group Moorhead & Associates. Moorhead &
Associates is an experienced boutique development services firm specializing in the facilitation
of attraction-based mixed-use developments. Moorhead & Associates will report to the
Evergreen Executive Director and assume the project executive and facilitation role in the

development of Evergreen at the Brick Works.

The Project Manager will be responsible to guide the development process through the various
phases of design and construction. The objective of the Project Manager will be to facilitate the
requirements of all stakeholders in the project (i.e. Advisory Committee, Evergreen executive
and on-site operational management team) to ensure that the objectives of the business plan
manifest themselves into the coordinated external consultant design and construction
deliverable packages. This process is essential for the project to be delivered on time and on
budget, as well as, containing the appropriate and mutually agreed upon programmatic

components necessary for the operational team to ensure sustained economic viability.
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The operational and facility management team will be recruited, built and trained throughout the
design and construction phases of the project. The appointment of key representatives will be
staggered and driven by their proportional level of operational input required during the design
and construction phase. Key grounds, maintenance and attraction/technician personnel will be
brought on line during the implementation and installation phase to work side by side with the

contracted and/or manufacturer installers to effectively train the permanent staff.
The operational and facility management team will consist of a group of management

professionals from diverse industry backgrounds such as hospitality, attraction management,

performance programming, education, and facility management. The capabilities of the
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operational management team will compliment the existing skill set of the Evergreen Senior
management executive that will be located on site within the Evergreen National office. The
Evergreen Senior executive will serve to guide and govern the activities of the operational team;

however, the operational team will be responsible for the day-to-day management of the facility.

Over and above the essential components of facility management, leasing, operations and
maintenance, a key activity and skill set of the operational management team will be the overall
coordination and promotion of the Evergreen at the Brick Works special events and activities
calendar. Great emphasis will be placed on the coordination, scheduling and execution of a
dynamic year round calendar of events staged by Evergreen as well as the third party tenants
and program partners assembled within the facility. This calendar of events may include
exhibits, performance appearances, seminars, readings, lectures, festivals, themed events, fund
raisers, etc. The scheduling of the events calendar will also be coordinated with the multitude of

private and corporate group activities that the facility will also accommodate.
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The Evergreen Project Team will guide the collective stakeholders of the project through a
master process and project schedule that will effectively collate the various space planning,

infrastructure programming and related design requirements of the appropriate stakeholders.
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This collation will be achieved through the stakeholders participating in strategically scheduled
charettes and submission of specification abstracts. The Project Development team will
subsequently direct and coordinate the consultant team through the various phases of design to
ensure that the appropriate design criteria manifests itself in the coordinated drawing
submissions. Formal reviews of milestone drawing package submissions will be scheduled and
will include all appropriate stakeholders. The Project Development team will then facilitate the
process by which specific and clear direction will be formulated to advance the design process
that ensures a balance between program, schedule, budget and adherence to the governing
business plan.

The master process will be formulated by the Evergreen Project Development team and be
documented in a “Facilities Development Procedures and Responsibilities” publication that will
govern the development process. The publication will contain both fixed operating procedures
as well as appendixes that will be frequently updated and circulated accordingly, such as project

and meeting schedules, estimated final cost report, and amended program book approvals.
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lllustrative Master Process Graphic:
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critical development path of the project
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review and approval by the Advisory
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The endorsed and executed tri-party agreement (Memorandum of Understanding) between
Evergreen, the City of Toronto and Toronto Region Conservation outlines the general terms of
the long-term lease agreement. The Evergreen development project team will continue to work
with City officials and other affiliated governmental bodies to continue to develop and finalize the

tri-party formal lease agreement.

The main issues to be finalized and confirmed are as follows:

City of Toronto’s confirmation of the costs and subsequent commitment and internal
approval for the balance of all obligatory outstanding site remediation and external
infrastructure projects such as the addition of an intersection and traffic lights on
Bayview Ave, connections to the Don Valley trail system, property tax assessment
and the requirement of public transportation access.

Finalize programming and adaptive re-use opportunities and restrictions for
incorporation into the Evergreen business and development plan.

Evergreen’s demonstration of a capital campaign-financing placement to initialize the

first phase of development activity on the property.

The mandate for this exercise is to continue to build on the momentum created by the effort to
date by all representative parties to ensure that this initiative will advance in a timely manner

and subsequently provide an additional cultural public amenity for the City of Toronto.

The methodology that will be applied to the facilities phasing strategy will consist of two
fundamental components. First, an initial comprehensive study that identifies the final long-term
program definition and master plan of the site will be formulated. Secondly, the complete and
long term adaptive re-use program and master plan of the site will be broken down into
progressive phases, each of which will be strategically formulated in relation to compliance with

the business plan. Key factors such as guest appeal, critical mass programming and
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development efficiency considerations will also be incorporated into the phasing plan strategy.
The phasing plan will be necessary to facilitate the staggered capital campaign financing

strategy.
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The initial estimate regarding the project timeline and schedule for a soft opening of Phase (1)
of the Evergreen at the Brick Works is two (2) years from the official confirmation of a public

grant award.

! #
[ - - - -

Phase (1) — Area Development, Discovery Centre, Commercial Space Phase (1), Evergreen Gardens

Master Plan
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Detail Design
CD packages
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Construction
Soft Opening
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Phase (2) — Balance of Programmed Facilities

Master Plan
Schematic

Detail Design
CD packages
Tender & Bid
Construction
Soft Opening
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The success of Evergreen at the Brick Works will depend on:

Choosing the right lead partners with deep experience. Approximately 5-7 lead
organizations will be identified to provide a diverse set of desirable, affordable

and accessible products, services and experiences to the visitor;

The success of Evergreen Gardens, a 100,000 sg. ft. native plant nursery and
market garden that will act as the lead tenant and comprise the majority of the

programmable space;

The success of the $40 million capital campaign required to redevelop the

property and launch Evergreen at the Brick Works;

Accessibility — the site must be accessible by foot, bicycle, public transit and car;
and

Flood

The significant interest already expressed in Evergreen at the Brick Works among reputable
organizations gives Evergreen considerable confidence that this project has merit and will be an
attractive proposition. In addition to the core group of organizations that have indicated their
interest in partnering at the site and becoming tenants, Evergreen has also received interest
from others including FoodShare and the Toronto Film Centre as well as several smaller

organizations including ReCreate Centre for the Arts and independent theatre groups.
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Groups have indicated that they will participate in the capital campaign, contributing their board
members and senior advisors as campaign members and advisors. Groups are also interested
in signing a charter statement of shared values. In addition, the group of lead partners
assembled to date are interested in participating due to the unique nature of the site and
opportunities for collaboration, but also as participation represents new opportunities to expand

their activities in an urban market.

We also believe that retaining lead partners will not be an issue, as our space will be offered at
a highly competitive rate. Other office facilities in Toronto such as 401 Richmond Street that
cater to a similar clientele and offer a rich tenant experience have proven to be very successful

with long waiting lists.

Evergreen is currently developing a new business plan for Evergreen Gardens® modeled on
the idea of a native plant nursery and market garden centre. We are conducting due diligence,
working with a team of experienced advisors in the garden industry including representatives
from Canada Blooms, the Ontario Landscape Association and private nurseries and ultimately

hope to secure partnerships with these groups to expand the reach and impact of the nursery.

Existing research on the native plant and organic garden market indicates that this is a growing
area of public interest which is being complimented by the pesticide ban among a growing
number of municipalities and institutions. Public education is likely the single limiting factor
facing this market and Evergreen Gardens is being designed as a showplace for raising
awareness and promoting public education. Our business plan will address the opportunities for
supplying the private home gardener, corporate clients such as new housing developments, and
institutional clients such as municipalities and hospitals. It will also ensure that the right

expertise and skills are retained to ensure the successful operation of the nursery.

! Aninitial business plan for Ever green Gar dens was devel oped in Summer 2001 prior to the expansion of our
business model into a multi-use rental facility or the addition of the market garden.
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Evergreen is carefully planning our capital campaign, conducting studies to test the market and
is planning to engage experienced firms and individuals to ultimately drive the campaign.
Working with communications and marketing firm ZiG will also help to ensure that the campaign

message is clearly and creatively expressed, while being integrated with Evergreen’s branding.

Evergreen has approached federal and provincial government senior staff and politicians to
determine whether Evergreen at the Brick Works would be a suitable fit for receiving
infrastructure dollars. With both levels of government advocating for green and sustainable
infrastructure projects, we have been told that this project is an attractive concept that will meet
the funding guidelines. As we continue to move towards the campaign launch, Evergreen staff,
advisors, board members and campaign members will increase their outreach efforts to both

levels of government.

Having the City of Toronto and TRC endorse and patrticipate in the campaign will also be key to
success, demonstrating that this is a senior level priority project for both. Evergreen has been
told by senior City officials that this project captures the essence of Toronto’'s new branding
strategy that will focus on Toronto as a liveable city. However, Evergreen acting as the lead and
as a non-profit charitable organization will differentiate us from existing campaigns being
championed by the City and TRC.

Lastly, and perhaps most encouraging, Evergreen already has a lead individual donor in place.
This early interest in the campaign not only is indicative of the fact that Evergreen at the Brick
Works is an attractive concept in today’s campaign market place, but will also help to leverage

new sources of revenue from all sectors.
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Access is essential to the success of Evergreen at the Brick Works. Currently the Brick Works
is accessible by car, foot and bike. However, improvements to the trails (part of Toronto’s
Beltline Trail System) are needed, as is a connection to the Lower Don River Trail. The
additional traffic to the site will also merit a set of traffic lights along Bayview Avenue,
immediately in front of the site’s main entrance. Lastly, it is very important that the site be made
accessible by public transit to enhance its accessibility and to encourage non-automotive

transportation to the site.

Evergreen’s agreement with the City and TRC clearly spells out that improving site accessibility
is a key priority. As a first step, the City will prepare a transportation and access plan for the
site. Within one year of signing the lease, the City and TRC will use reasonable efforts to
establish access and services to the site including a pedestrian trail link from the site entrance
to the Don Trail on the east side of the Don Valley River and a traffic light on Bayview Avenue at
the entrance to the Site. In addition, the City will permit, but not construct, a second entrance to
the site from Bayview Avenue if required by law or for flood plan regulations. Lastly, the City will
work with Evergreen and the Toronto Transit Commission to attempt to arrange public transit

service to the site.
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The Brick Works is located in the flood plain of the Lower Don River. The TRC has indicated its
desire that flood proofing be achieved to the 80.1 metre contour line elevation (350 year storm
return period). This is just slightly above the 100-year return period level of 79.8 metres. A
region storm, such as Hurricane Hazel, is measured at a substantially higher elevation of 87.0
metres. The TRC has agreed, at its expense, to contribute advice in water management to
review proposed flood proofing initiatives and provide assistance in developing the Flood
Management and Evacuation Plan. The Visitors Centre will be constructed above the 350-year
flood line and the office and program spaces above the 100-year flood line. Evergreen will be
connected to the TRC Flood Warning System and will implement the Plan as required when the

TRC gives flood warnings.
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