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Introduction 

 
Founded in 1971, the Côte-des-Neiges Organisation d’Éducation et d’Information Logement 

(OEIL) tenant association is dedicated to defending the collective rights of tenants in the area. 

The organization addresses the individual needs of local tenants, mobilizes residents both locally 

and regionally with the goal of achieving systemic changes, and provides popular education 

sessions. These actions are central to our values. 

 
In line with this mission, we are submitting a memo as part of the public consultation on the 

plan directeur d’aménagement et de développement (PDAD) for the Namur-Hippodrome 

project, published on April 19, 2024. This ambitious and innovative project aims to build 18,500 

to 20,000 new housing units around the Côte-des-Neiges area, which could address an urgent 

need for housing in the city, especially given the current housing crisis. 

 

We wish to acknowledge the work done by the city, the borough, and all the community 

stakeholders involved in the development of the PDAD. We have high hopes for this project, 

which considers current crises and seeks to adapt in an innovative way. We strongly believe in 

the mission and vision of the project as outlined in the PDAD and hope to be part of its 

realization throughout its development. 

 

Although this new neighborhood could address the most urgent needs of tenants in Côte-des-

Neiges, the purpose of this memo is to present our concerns and criticisms of the PDAD. Indeed, 

to ensure that the most vulnerable people are not left behind, as may have been the case in 

previous residential projects, we offer our recommendations. 

 
We also want to note that, given our main mission focused on the right to housing, our 

recommendations do not address other themes covered in the PDAD (such as mobility, 

accessibility, and carbon neutrality). We do not have the expertise or the time in such a brief 

document to discuss all these issues, but this is not due to a lack of consideration for the 

importance of other aspects of the PDAD. We have full confidence in our network of community 

partners to address these aspects. 

 
Therefore, in defense of the interests of low-income tenants and to improve housing conditions 

in the neighborhood, we present some of our recommendations for the Namur-Hippodrome 

project, including: the creation of a social trust, the guarantee of social housing, clear phasing 

and reasonable timelines, human-scale density and heights, ensuring social diversity through 

concrete strategies, and a shared project office composed of members of the Côte-des-Neiges 

community.
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Procedures and consultations 

 
First and foremost, we would like to thank and acknowledge the long-standing involvement of 

the Corporation de développement Communautaire de Côte-des-Neiges (CDC CDN) and our 

organization in creating social housing on the site of the former racetrack. Our efforts date back 

to the 1990s and have continued since. In 2015, CDC CDN organized a public consultation, the 

citizen forum “Blues Bonnets: From Vision to Reality,” where 175 participants were able to 

express their views on the residential development of this new site, which was transferred to the 

city in 2009. 

 
It is thanks to this extensive work carried out by the Côte-des-Neiges community over the past 

three decades and its continuation that we are submitting this memo. Our recommendations are 

the result of consultations within our organization as well as feedback from various community 

stakeholders who have been involved in this mobilization. 

 
To allow our resident members of the neighborhood to express their needs, hopes, and concerns 

about the QNH project, we organized two roundtables on Monday, May 27, and Wednesday, 

May 29, 2024. These roundtables (one in English and one in French) presented the main aspects 

of the PDAD, particularly the residential component, and provided a space for tenants to ask 

questions and share their opinions.  

 
Following these roundtables, we were able to identify the main concerns of our members, and 

we formulated our recommendations based on these concerns. Below, you will find some 

anonymous quotes from members who attended these sessions. 

 
Establishment of a Social Utility Trust (SUT) 

 
“In 2050, the QNH will have reached maturity. It is distinguished by, among other 

things, the quality of the living environments it offers, the environmental innovations 

in place, the significant reduction in greenhouse gas emissions, and the adoption of 

circular economy models. 

[…] 

The population is diverse, reflecting the population of the CDN–NDG borough. 

[...] 

The housing supply meets the needs of the population: universal design, affordability 

in terms of income, intergenerational housing, etc. The community spirit that prevails 

reflects the mobilization of local groups and conveys a sense of belonging to the 

neighborhood.”1 

 

 

 

 

1 Plan directeur d'aménagement et de développement du quartier Namur-Hippodrome, page 39, 
“Énoncé de vision.” 

https://ehq-production-canada.s3.ca-central-1.amazonaws.com/4aa9dad60bc27aa1851aaf993ed53813ffb6a3a8/original/1713801558/a02fef1675881e90451e4e80875a8770_Projet_PDAD_QNH_GDD.pdf?X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Credential=AKIA4KKNQAKIOR7VAOP4%2F20240621%2Fca-central-1%2Fs3%2Faws4_request&X-Amz-Date=20240621T184001Z&X-Amz-Expires=300&X-Amz-SignedHeaders=host&X-Amz-Signature=87ad9d20a0cdbaf333e9cd748ce3c99de0386a4ba3cdf7df39d4179317964959
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To meet the objectives outlined in this section of the PDAD and address the need for affordable 

housing, we request that the City facilitate and support the creation of a Social Utility Trust 

(SUT) on this site by transferring it to Côte-des-Neiges community trustees. 

 
According to the organization Territoires Innovants en Économie Sociale et Solidaire (TIESS), 

a Social Utility Trust (SUT) is defined as “a property allocated for the purpose of general interest 

rather than for the benefit of an owner.”2 The trust offers numerous advantages, including the 

protection of the rental stock on the former racetrack site, the sustainability of the social housing 

to be built there, and ensuring that the site continues to serve the needs of the most vulnerable 

tenants in Côte-des-Neiges. 

 
The trust allows for a departure from traditional property concepts, where an object is defined 

by its association with an individual or corporate owner. With a Social Utility Trust, the object 

no longer has an owner and exists solely for the benefit of a social function, such as meeting the 

needs of a socio-economic group or addressing a specific social issue.3 

 
Establishing a housing SUT on the site would contribute to the innovative vision the City aims 

to advance with this new neighborhood. Rather than being viewed as a commodity with potential 

for financial exploitation, access to housing would be established as a right for everyone. 

 
The trust would also help build residents' confidence in the project and alleviate their fears that 

it would only benefit the affluent population of Côte-des-Neiges. It is the optimal strategy to 

ensure the perpetual protection of the site against gentrification and to ensure that the project 

meets the ambitions outlined in the PDAD. Finally, the trust would address the concerns and 

needs expressed by participants in the information sessions, which are detailed in the following 

sections. 

 
The importance of guarantees for social housing 

 
In line with the previous recommendation, it is crucial to address the needs of Côte-des-Neiges 

tenants by securing guarantees for the presence of social housing, as outlined in the initial 

version of the PDAD, as well as to meet the current needs of Côte-des-Neiges tenants. Therefore, 

in accordance with the community's request and the needs of our residents, we demand 10,000 

non-speculative housing units, including 4,800 social housing units, on the site of the 

former racetrack, as well as a target for social housing throughout the Namur-

Hippodrome neighborhood. 

 

 

 

 

 

 

 

 

 
2 Guide: Les fiducies d'utilité social, page 9. 
3 Guide: Les fiducies d'utilité social, page 31. 

https://tiess.ca/en/
https://tiess.ca/wp-content/uploads/2021/06/Guide-fiducies-utilites-sociales-web.pdf
https://tiess.ca/wp-content/uploads/2021/06/Guide-fiducies-utilites-sociales-web.pdf
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The figures concerning the current housing crisis should be sufficient to demonstrate the need 

to build a large number of social housing units, suitable for families and individuals. During our 

roundtable sessions, tenants expressed their dismay at the long wait times to access social 

housing and the urgent need to do so. Social housing was at the heart of the conversations, and 

it consistently emerged as the dominant concern among Côte-des-Neiges residents. 

 
Released in 2023, the Rental Market Report by the Canada Mortgage and Housing Corporation 

indicates a 7.9% increase in rent for two-bedroom apartments (which is significantly higher than 

the average wage increase of 4.5% for the same period). 4 The report also notes a substantial gap 

between the cost of apartments that have not changed occupants during the year and those with 

new tenants, which are on average 8% higher. 5 

 

The 1.5% vacancy rate (down from 2% the previous year) 6 in Montreal also underscores the 

need for new construction, which is why we place high importance on the realization of this 

residential project. Guaranteeing the construction of social housing shielded from speculative 

market pressures is a source of hope for residents seeking affordable housing. 

 
We want to reiterate our commitment to social housing on the site of the former racetrack, dating 

back to the 1990s. The community has always fought for the construction of social housing on 

this site. It would be unacceptable, after so many years of advocacy, for no target to be included 

in the final PDAD. If the Namur-Hippodrome project aims to be a continuation “in the image 

of the population of the CDN–NDG borough,” it must meet the demands of the neighborhood’s 

residents who have been calling for social housing for the past thirty years. 

 
Indeed, social housing ensures the protection of the fundamental right to housing by limiting 

abusive rent increases caused by profit-seeking and speculation, as well as ensuring accessibility 

for all. The effectiveness of social housing in adequately and affordably accommodating the 

population has long been demonstrated, and the lack of social housing is a significant source of 

stress for residents in our neighborhood. 

 
Social housing is an urgency 

 
As we have noted elsewhere, participants in the roundtables repeatedly mentioned the 

excessive waiting time to access social housing. According to Rapport de l’Office Municipale 

d’Habitation de Montréal, in 2023 there are over 22,000 people waiting for social housing, 

with only 2,000 apartments becoming available each year. The waiting time, 

 
 

4 Rapport sur le marché locatif de la Société canadienne d’hypothèques et de logement, page 107. 
5 Rapport sur le marché locatif de la Société canadienne d’hypothèques et de logement, page 109. 
6 Rapport sur le marché locatif de la Société canadienne d’hypothèques et de logement, page 107

https://www.omhm.qc.ca/sites/default/files/2023-06/Demande_log2023FR_PAGES.pdf
https://www.omhm.qc.ca/sites/default/files/2023-06/Demande_log2023FR_PAGES.pdf
https://assets.cmhc-schl.gc.ca/sites/cmhc/professional/housing-markets-data-and-research/market-reports/rental-market-report/rental-market-report-2023-fr.pdf?rev=b092b53f-8190-4a1c-98dc-34f637e3e805&_gl=1%2A78zzbn%2A_ga%2ANDczMDYzMjgzLjE3MTU4MDM4MTA.%2A_ga_CY7T7RT5C4%2AMTcxNzc3Mzk3NC4yLjAuMTcxNzc3Mzk5MS40My4wLjA.%2A_gcl_au%2ANDcyMDY5NzEzLjE3MTU4MDM4MTA
https://assets.cmhc-schl.gc.ca/sites/cmhc/professional/housing-markets-data-and-research/market-reports/rental-market-report/rental-market-report-2023-fr.pdf?rev=b092b53f-8190-4a1c-98dc-34f637e3e805&_gl=1%2A78zzbn%2A_ga%2ANDczMDYzMjgzLjE3MTU4MDM4MTA.%2A_ga_CY7T7RT5C4%2AMTcxNzc3Mzk3NC4yLjAuMTcxNzc3Mzk5MS40My4wLjA.%2A_gcl_au%2ANDcyMDY5NzEzLjE3MTU4MDM4MTA
https://assets.cmhc-schl.gc.ca/sites/cmhc/professional/housing-markets-data-and-research/market-reports/rental-market-report/rental-market-report-2023-fr.pdf?rev=b092b53f-8190-4a1c-98dc-34f637e3e805&_gl=1%2A78zzbn%2A_ga%2ANDczMDYzMjgzLjE3MTU4MDM4MTA.%2A_ga_CY7T7RT5C4%2AMTcxNzc3Mzk3NC4yLjAuMTcxNzc3Mzk5MS40My4wLjA.%2A_gcl_au%2ANDcyMDY5NzEzLjE3MTU4MDM4MTA
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according to their survey, averages 5 years.7 

 
The need for social housing is immediate, especially in Côte-des-Neiges where poverty and 

precariousness rates are high. We need more social housing quickly! 

 
That is why we are calling for greater transparency regarding the duration of the 

development phases of the sector and for prioritizing the construction of social housing. 

 
During meetings, residents expressed concerns about the lack of a clear timeline in the PDAD, 

aside from the mention of a project completion by 2050. Moreover, many tenants fear that even 

if a target is set today, it may not be sufficient to meet the social housing needs in the coming 

decades. Therefore, it is essential that the phasing, in the final version of the PDAD, prioritizes 

the urgent needs of social housing tenants. 

 

Lower density for a true human scale 

 

In the PDAD for the Namur-Hippodrome neighborhood, the City of Montreal mentions its 

intention to build buildings ranging from 4 to 24 stories on a total area of 95 hectares. This 

intention contradicts the preference expressed by the Blue Bonnets citizen forum (2015), which 

showed a marked preference for buildings of a “maximum height of three to six stories.” 8 At 

that time, the citizen forum specifically reported concerns about “a majority of very high-density 

buildings.” 9 

 

Furthermore, considering that the QNH could accommodate up to 20,000 housing units, this 

amounts to approximately 210 units per hectare. This ratio is significantly higher than that of 

other “human-scale” neighborhoods developed internationally10. 

 

For all these reasons, several members of the OEIL have stated that the future QNH, in its current 

form, risks being too dense: “Il faut des immeubles moins hauts, des quartiers moins denses, 

avec plus d’espaces verts,” said one member during an information session. 

 

Other members expressed concerns about potential overcrowding in the QNH: “Je pense qu’il 

devrait y avoir moins de logements sur le site. 20,000 logements, c’est trop. Ce serait comme 

au centre-ville.” 

 

The term “human scale” is mentioned no fewer than 15 times in the PDAD to describe the QNH, 

but without a sufficiently clear and concrete definition provided." 

 
7 Rapport: Pour VIVRE en logement subventionné à Montréal, page 5. 
8 Blues Bonnets: de la Vision à la Réalité, page 8. 
9 Blues Bonnets: de la Vision à la Réalité, page 24. 
10 Action-Gardien, « Quartiers urbains et échelle humaine : quelques exemples », Avril 2021. 

https://www.omhm.qc.ca/sites/default/files/2023-06/Demande_log2023FR_PAGES.pdf
https://www.rayside.qc.ca/wp-content/uploads/2016/07/Plan-densemble_04_2016_-francais-160613pdf.pdf
https://www.rayside.qc.ca/wp-content/uploads/2016/07/Plan-densemble_04_2016_-francais-160613pdf.pdf
https://www.actiongardien.org/file/si691213/download/Fiche2_Quartier%20urbain%20et%20%C3%A9chelle%20humaine%2C%20quelques%20exemples_finale-fi30126560.pdf
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What Do We Mean by Human Scale? According to the organization Vivre en ville, the explicit 

goal of the human scale criterion in the planning of a neighborhood and/or city is to “prioritize 

the needs of people.”11 It is clear that the City's vision of this notion of human scale does not 

align with the needs of many Côte-des-Neiges residents, particularly concerning building 

heights. A revision of the projected density is therefore necessary to reflect the desires and 

aspirations of the residents. 

 

Concrete strategies for genuine diversity 

 

In the PDAD, the City of Montreal also expresses its intention to create a neighborhood that will 

host a diverse population and where social diversity will be a concrete reality.12 However, 

several members of the OEIL have expressed skepticism about this intention. 

 

We are concerned that the neighborhood, once built, may not be genuinely diverse and inclusive. 

We fear, in particular, the influence of private interests and real estate developers. Members are 

apprehensive that only wealthier individuals will be able to live there, thereby excluding tenants 

with more modest incomes. If this scenario were to materialize, the QNH would not align with 

the Côte-des-Neiges neighborhood as planned. 

 

In the same vein, some members worry that the future neighborhood might monopolize the 

City's resources, which could further devalue or marginalize the Côte-des-Neiges neighborhood: 

““C’est un beau quartier [le QNH], mais est-ce que ça ne va pas déteindre négativement sur 

Côte-des-neiges? Est-ce que notre quartier sera délaissé au profit de ce futur quartier?” 

 

Additionally, members have raised concerns about the distribution of social housing across 

different sectors of the QNH. To quote one member: “Est-ce que les logements sociaux seront 

répartis dans tout le quartier ou concentrés dans un seul secteur?” 

 

In other words, we wish to avoid social housing being “ghettoized” and/or concentrated in areas 

of the QNH that are less well-served by future resources. To address these concerns, the City 

of Montreal must further define the strategies it intends to implement to ensure genuine 

social diversity. 

 

Establishing a shared project office 

 

Finally, although the QNH project is generally well-received by our members, several have 

expressed some skepticism. The sincerity and commitment of the city’s elected officials—

particularly regarding promises of social housing—have been openly questioned, as has their  

 

 
 

11 Vivre en ville, "Collectivités viables," Octobre 2017. 
12 Plan directeur d'aménagement et de développement du quartier Namur-Hippodrome, page 31. 

https://vivreenville.org/
https://collectivitesviables.org/articles/echelle-humaine.aspx#%3A~%3Atext%3DUne%20ville%20%C3%A0%20dimension%20humaine%2Cpas%20(Gehl%2C%202010)
https://ehq-production-canada.s3.ca-central-1.amazonaws.com/4aa9dad60bc27aa1851aaf993ed53813ffb6a3a8/original/1713801558/a02fef1675881e90451e4e80875a8770_Projet_PDAD_QNH_GDD.pdf?X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Credential=AKIA4KKNQAKIOR7VAOP4%2F20240621%2Fca-central-1%2Fs3%2Faws4_request&X-Amz-Date=20240621T184001Z&X-Amz-Expires=300&X-Amz-SignedHeaders=host&X-Amz-Signature=87ad9d20a0cdbaf333e9cd748ce3c99de0386a4ba3cdf7df39d4179317964959
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understanding of the needs of Côte-des-Neiges residents: 

 

“Politicians do not live in apartments. They own houses and they don’t seem to care about 

us,” said one of our members, whose comment resonated with others present during our 

information sessions. 

 

Considering that the residents and community groups of Côte-des-Neiges have been advocating 

for the QNH project for over 30 years, we understand their frustration and mistrust. To address 

this crisis of confidence, OEIL firmly believes that the City of Montreal has a duty to take the 

necessary steps to ensure that Côte-des-Neiges residents feel heard. 
 

Including residents in the governance of the project, through the creation of a shared 

project office, is a concrete way to rebuild this trust and ensure transparency in the 

sector’s development. 

 

Conclusion 

 
The purpose of this memo is not to question the usefulness and merit of the Namur-Hippodrome 

project, which we consider to be a truly innovative initiative. A neighborhood can be 

ecologically sustainable and promote a circular economy, but if people in need of housing today 

cannot access it because it is too expensive, these features lose their value for a large portion of 

Côte-des-Neiges residents. 

 
Today, we call on the City to demonstrate its sensitivity to the current housing crisis and to the 

tenants of its neighborhoods by providing concrete guarantees in the final PDAD. This is the 

only way to ensure the sustainability of the project’s vision, as we have seen repeatedly that the 

intentions of an emerging project do not endure over the years without clear demands and figures 

to frame them. 

 
We wish to reiterate our firm stance on the importance of establishing a social utility trust on 

the former racetrack site. This could not only create the necessary conditions to address the 

critical needs of the neighborhood’s residents but also demonstrate the City’s commitment to 

social justice and its citizens. 

 
In conclusion, we once again thank the City, the borough, and community stakeholders for the 

opportunity to offer our recommendations for this project. We believe in its innovative potential 

and are confident that by incorporating the recommendations from this brief into the final 

PDAD, the Namur-Hippodrome neighborhood will be able to meet the most urgent needs of 

Côte-des-Neiges residents. 


