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PROJECT AT-A-GLANCE

Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the
area provided on the original form.

This sheet, the Project Data sheet, and the representative photo will be sent to the Committee in advance as the Project Overview.

Burns Street Square
Project Name

Address 1500 Burns Street City/State/ZIP Missoula, MT 59802

1. Give a brief overview of the project. Approximately 500 words.

The Burns Street Square is a community reinvestment project developed on underutilized land in a very low-income neighborhood and
USDA-designated food desert in Missoula, Montana. Prior to the Square’s redevelopment, the 1.52 acre site was occupied by an unpaved truck
parking yard and a 13,000 square foot warehouse building, which was constructed in 1952 and recently vacated by the last of a series of motor freight
carriers. The building was showing the deterioration of age coupled with little to no maintenance and sporadic vandalism and graffiti, both associated
with its abandoned state. The blocks immediately surrounding the former trucking depot are predominantly aging trailer parks and newer big box,
motel-style, exterior-stair multiplex apartment buildings. Perennial complaints from the immediate neighborhood had, for years, involved noise and air
pollution from idling diesel trucks and dust kicked up from the unpaved truck yard.

In 2004 and 2005, the North-Missoula Community Development Corporation (NMCDC) was looking for a brick-and-mortar home for the Missoula
Community Food Co-op (MCFC) and saw potential for more than just a Co-op grocery in the warehouse and adjacent lot at 1500 Burns Street. The
property offered the opportunity to combine two central focus areas of our work at the time - building Community Land Trust homes and developing a
commercial site for the co-op, while also providing a space for a cafe and a community kitchen - all highly ranked neighborhood survey responses and
documented goals of the Northside-Westside Neighborhood Plan.

Since then, the vision for Burns Street Square has grown to encompass a holistic approach to neighborhood development. The Square includes 17
permanently affordable homes, 3 local food businesses that serve our community and play important roles in our local food system, and enrichment
and nutrition programming targeting neighborhood children and families. Both the homes and community benefit commercial activities that operate at
Burns Street Square are part of a Community Land Trust (CLT).

2. Why does the project merit the Rudy Bruner Award for Urban Excellence ? (You may wish to consider such factors as: effect on the urban environment;
innovative or unique approaches to any aspect of project development; new and creative approaches to urban issues; design quality.) Approximately 500 words.

Burns Street Square is a product of some fifteen years of project development by the NMCDC. All of the Square’s services were recognized as
essential unmet needs in a series of community surveys and documented in municipally adopted neighborhood plans, which contribute to the City’s
Growth Policy.

All of the land at Burns Street Square (together with its commercial building) is owned by the NMCDC, as part of its Land Stewardship Program, a
Community Land Trust (CLT). A CLT, as defined by the New Economics Institute, is “a form of common land ownership with a charter based on the
principles of sustainable and ecologically-sound stewardship and use. The land in a CLT is held in trust by a democratically-governed non-profit
corporation. Through an inheritable and renewable long-term lease, the trust removes land from the speculative market and facilitates multiple uses
such as affordable housing, village improvement, commercial space, agriculture, recreation, and open space preservation. Individual leaseholders own
the buildings and other improvements on the land created by their labor and investment, but do not own the land itself. Resale agreements on the
buildings ensure that the land value of a site is not included in future sales, but rather held in perpetuity on behalf of the regional community.”

Burns Street Square has now introduced place-based permanently affordable homeownership to its neighborhood, across a landscaped courtyard,
a member-owned NMCDC-developed food cooperative (only the second in Montana), a highly popular new restaurant, and the food aggregation
warehouse and offices of the Western Montana Growers Co-op (a regional collaborative of small farmers and ranchers). The Burns Street Food Hub
also houses the offices of the NMCDC and in partnership with several other direct service nonprofits hosts a number of community related food and
enrichment programs for neighboring kids and families.

The once derelict building is now a community showplace with its overhead freight doors replaced with banks of south facing windows and a public
art installation above its main entry. Recently, the building’s restaurant and commissary kitchen won an award from the City of Missoula’s Historic
Preservation Office for innovative public/private adaptive reuse of a commercial space.
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PROJECT DESCRIPTION

Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the
area provided on the original form.

1. Describe the underlying values and goals of the project. What, if any, signifcant trade-offs were required to implement the project? Approximately 500 words.

The NMCDC's core vision is to create healthy neighborhoods in which people of all ages and abilities can live, work and play. This vision
encapsulates the values that led the NMCDC to undertake the development of the affordable homes of Burns Street Commons (Commons) and the
Burns Street Commons Nutrition Center (Center)- the two main components of the Burns Street Square project.

The Commons utilized the CLT model to build 17 affordable homeownership opportunities for income-qualified low to moderate income
homebuyers. The NMCDC's goal is to provide the stability and wealth building of home-ownership to those who would otherwise not have the
opportunity, while encouraging long-term, place-based neighborhood investment.

The Center’s primary goal is to create a permanent space where multiple businesses and organizations work to address issues related to food
security. These organizations work together to improve access to healthful nutritious foods to low-income households, increasing the self-reliance of
communities by supporting local farmers in distribution and processing activities, and through nutrition education programs and community outreach.
The Center’s three businesses not only address these goals, but meet several of the highly ranked values contained in recent neighborhood survey
responses, while also meeting the goals of Missoula’s Northside-Westside Neighborhood Plan.

The Missoula Community Food Cooperative (MCFC) provides democratically controlled grocery services to the neighborhood. In addition, it
provides an outlet for local farmers and shelf space for local businesses providing value added products. The working-member model provides
participants with a deeper understanding of how their local food system is operated and sustained. The Burns Street Bistro (BSB) is an affordable
restaurant utilizing the commercial kitchen developed by the NMCDC, and the only restaurant central to the Westside neighborhood. When the
restaurant is closed, the commercial kitchen is available to residents and small businesses for food processing and value added activities. In addition,
the seating area of BSB serves a multitude of community needs. It is a community center, acting as a neighborhood meeting space, it hosts the annual
summer kids program, and provides the space and resources for a monthly cooking and nutrition program targeting low-income families in the
neighborhood. The Western Montana Growers Cooperative (WMGC) is a collaboration of over 35 local farmers. Its goal is to provide Montana a wide
range of fresh, quality products from independently owned ranches and farms. WMGC provides MCFC and BSB with produce and meat products and
partners with the NMCDC on events such as free, community meals held quarterly throughout each year.

Although successful, the NMCDC made concessions to its original plans for the Center. The original commercial kitchen plans included equipment
for canning, flash-freezing and other types of food preservation, in addition to storage space for non-BSB kitchen users. The current size of the MCFC
space is nearly half of what was envisioned. Rooftop gardens and deck space were found to be impractical and energy saving techniques were put on
hold. All of these items occurred due to lack of funding or infrastructure. Regardless, the Center has succeeded in furthering the NMCDC's vision and
has increased the Center’s opportunities to find further success in the future.

The housing portion of Burns Street Square (the Commons) experienced setbacks related to the timing of the homes coming online. The completion
of the Commons in fall 2008 coincided almost exactly with the stock market crash signaling the full-blown arrival of "The Great Recession." The market
downturn took a toll on home sales in general, and eventually completely stalled the sale of homes at Burns Street Commons. The Commons' lack of
sales and debt burden challenged the NMCDC's organizational viability and the NMCDC turned to the City of Missoula to ask that a City loan be turned
into a grant to further subsidize the Burns Street Commons' home sales. This setback and subsequent resolution re-affirmed the City's partnership and
commitment to the project, and highlighted the Missoula community's support.

2. Briefly describe the project’s urban context. How has the project impacted the local community? Who does the project serve?
How many people are served by the project? Approximately 500 words.

A neighborhood-based organization, the NMCDC plays a central role in the revitalization of its low-income service area—Missoula, Montana, north
of the Clark Fork River, east of Russell and west of Madison Streets. This area includes the historic Northside, Westside, and residential downtown
neighborhoods. According to the 2012 US Census American Community Survey numbers, the NMCDC's service area (Missoula County census tract
2.01,) has a median household income that is $10,000 less than the city’s median. The incidence of households relying on Supplemental Nutrition
Assistance Program (SNAP) is twice that of the city as a whole — at 24.8%. At the same time, 80 percent of the schoolchildren who attend Lowell
School, the elementary that serves our neighborhood, qualify for the free and reduced meal program - the highest rate of any elementary in the
Missoula County Public School system. The area most proximate to the services to be offered, the Burns Street Square block grouping is, in
aggregate, 70-80 percent low- to moderate-income (Missoula Comprehensive Plan).

Burns Street Square is situated on the north end of the Westside. Railroad tracks and a mini-storage facility lie directly to the north, and
mobile-home parks lie to the south and west. A large multifamily apartment complex sits to the east. The neighborhood is solidly residential, and
beyond the immediate two block radius described above, it is largely modest single family homes and young families. The reinvestment project,
including the rehab of the warehouse and construction of the Community Land Trust homes, was a $5 million dollar investment in the neighborhood.
The project has brought community-identified services to a neighborhood that had not attracted significant business capital because of its lack of
affluence. In terms of job creation, the three food businesses have created 38 jobs in the past three years. The Burns Street Square has become the
neighborhood meeting place, whether for coffee at the BSB, meetings or parties in the community center, or in the produce aisle of the MCFC.

This past summer, the NMCDC and Development Services at the City of Missoula conducted a follow-up Northside/Westside neighborhood survey
to evaluate neighborhood needs and attitudes have changed since 2006. One of the most striking changes was the answer to a question asked in both
surveys - “Where would you most like to live or own a business?” Back in 2006, 55% of respondents replied “in my neighborhood,” 19% replied
“elsewhere in Missoula,” and 26% replied “outside Missoula.” This year, after polling the same neighborhoods, 69% of respondents came back with “in
my neighborhood,” 22% replied “elsewhere in Missoula,” and only 9% replied “outside of Missoula.” The NMCDC believes that the highly visible
revitalization work done at Burns Street Square has played a central role in impacting neighborhood attitudes.

13


daniel
Typewritten Text
Approximately 500 words.

daniel
Typewritten Text
Approximately 500 words.


PROJECT DESCRIPTION (conr)

3. Describe the key elements of the development process, including community participation where appropriate. Approximately 400 words.

In response to neighborhood-identified needs in 2005, the NMCDC put $15,000 of non-refundable earnest money down on a 13,000 square foot
warehouse and vacant lot situated on a 1.52 acre site in Missoula’s Westside neighborhood. With one year to raise the remainder of the money
needed to purchase the property, the NMCDC engaged the help of a local architectural firm to tackle the prospect of developing community land trust
housing on the vacant portion of the lot.

The NMCDC first held a charrette to gather neighborhood input on site design possibilities, taking note of positive and negative aspects brought
forth by neighbors. With design in hand, working with city and county officials, the NMCDC raised enough money through public grants and private
donations to purchase the property in 2006. By 2008, the NMCDC had constructed 17 community land trust homes affordable to buyers earning less
than 80 percent of the Area Median Income. The homes were completed using local contractors, firms and bank financing.

Later in 2008, with the support of neighbors and guidance from the neighborhood plan, the NMCDC began work on developing the warehouse into
the Burns Street Community Center. The MCFC had already moved into a useable portion of the non-renovated warehouse in 2006, but their space
was in need of updated services and room to expand.

In 2009, the NMCDC obtained a federal appropriation and along with other grant money was able to invest more than $1M into the warehouse. By
2011 local contractors had completed renovation of the warehouse, enlarging the MCFC'’s suite and creating the infrastructure for the café/community
kitchen. In 2012 the Burns Street Bistro opened to the community and in 2013 the NMCDC moved its offices to the Center, greatly increasing its
visibility in the community.

In 2014, the Western Montana’s Growers Cooperative (WMGC) leased the final suite of the Center. The addition of this organization helps complete
the vision for the Center and promises a future of increased opportunities for the space as we reach out to our neighbors to determine what's next for
our neighborhood.

4. Describe the financing of the project. Please include all funding sources and square foot costs where applicable.  Approximately 400 words.

In 2005, NMCDC put down a $15,000 non-refundable earnest money deposit to purchase 1.52 acres at 1500 Burns Street. In May of 2006, one
year after engaging the option-to-buy, NMCDC closed on the property at an acquisition cost of $675,385. To complete that deal, the NMCDC
assembled the following funding sources: $354,747.00 from CDBG & HOME monies (through the City of Missoula); $200,000.00 from a Montana
Community Development Corporation (CDFI) commercial loan; $50,000.00 from a Missoula County loan for the commercial component; $20,000.00
from a USDA grant for the co-op development; $10,000.00 from a private donor for the commercial component; and, $40,637.88 of NMCDC reserve
funds (including the original $15,000 earnest money).

In 2010 and 2011, a city-supported federal appropriation award (Transportation Housing and Urban Development Award) of $950,000 was
engaged to retrofit the old warehouse. This appropriation was supplemented with additionally granted monies of approximately $86,000 to remove
asbestos and to add facilities necessary to construct the building’s commercial kitchen. These total building improvements amount to approximately
$78 a square foot.

At the time of purchase, the un-remodeled freight warehouse (excluding land) was appraised at $175,000, leaving a bare land value of $500,385 for
the total property. The .76 acre portion - the half of the site slated for housing development -- had a corresponding value of $250,192.50 (the equivalent
of $14,717 per unit for the 17 units eventually built).

In 2006, the NMCDC received a Federal Home Loan Bank Pre-development loan of $20,000 that was later repaid as part of a construction loan
from local lending institutions. Grant funds proportionately allocated to the housing portion of the un-subdivided project site include $250,192 (land
value), $200,000 in state allocated HOME Program construction funds, $200,000 in City-allocated Title One Funds (engaged as emergency gap
financing to buy out bank loans after the nationwide economic collapse in the fall of 2008 which slowed project home sales) and a $10,000 grant of
Title One funds to cover impact fees associated with the housing construction. If applied over the entire housing project, this would amount to a per-unit
subsidy of $38,835 for each of the 17 homes. The housing construction costs were approximately $94 a square foot.

w

. Isthe project unique and/or does it address significant urban issues? Is the model adaptable to other urban settings? Approximately 400 words.

The NMCDC is a small nonprofit with normal yearly operating budgets under $250,000. It is an organization that prides itself in doing a great deal of
collaborative work with a limited staff and generally modest funding. Burns Street Square’s perspective would be adaptable to other urban settings
where a desire to practice healthy community building arises from the grassroots. Such community building relies on a philosophical perspective that
residents are the primary “experts” on neighborhood affairs. The NMCDC takes its strategic planning directives from Missoula’s Joint
Northside/Westside Neighborhood Plan, a citizen initiated and government funded effort. The NMCDC's first took an advocacy role to begin the
planning process in 1996. In its original crafting, there were more than 45 heavily publicized community meetings.

Ratified in the summer of 2000 by the Missoula City Council, the plan’s overriding vision was the desire of neighborhood residents to “perpetuate,
re-create and further promote their historic neighborhoods’ development as a community for working class Missoulians.” Neighbors want to “improve
opportunities for access to economic security, affordable housing, safe transportation, necessary human services, recreational facilities, open space,
and meaningful social interaction for people of all ages and abilities.” In 2006, the NMCDC promoted a citizen review of the neighborhood plan to help
residents analyze the neighborhoods’ changes over the previous ten years. In 2014, the NMCDC helped fund another neighborhood survey to once
again monitor the community’s pulse.

This concerted outreach is in keeping with the agreement among the original citizen planners that, “...the collective experiences of the people who
live and work in the neighborhoods provide the best source for identifying neighborhood strengths and crafting strategies for meeting neighborhood
goals.” The extensive public involvement in the creation of the comprehensive neighborhood plan taught valuable lessons to the staff and board of
directors of the neighborhood-based nonprofit. The grassroots initiated projects of the Burns Street Square came to life through the NMCDC's
availability as an opportunity center.
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3Send to Contact PUBLIC AGENCY PERSPECTIVE

Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to
the area provided on the original form.

This sheet is to be filled out by staff representative(s) of public agency(ies) who were directly involved in the financing, design review, or public approvals that
affected this project.

Cindy Wulfekuhle Director

Name Title

Grants and Community Programs (406) 258-3795

Organization Telephone

Address 200 West Broadway City/State/zip Missoula MT 59802

Fax (406 ) 258-4843

E-mail cwulfeku@co.missoula.mt.us

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose whatsoever,
the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached materials and to grant
these rights and permissions.

2 B —
Signature Cindy Wulfekuhle e i Date  December 3, 2014

1. What role did your agency play in the development of this project? Describe any requirements made of this project by your agency
(e.g., zoning, public participation, public benefits, impact statements). Approximately 400 words.

The Missoula Office of Planning and Grants (OPG) acted as a Burns Street Square project reviewer, intermediary funder, and regulatory agency
reviewer. OPG provided service and oversight with many aspects of Burns Street Square’s conceptual development, municipally-administered funding,
and eventual build out, including: 1) A $400,000 City loan, with $217,476 plus accrued interest eventually forgiven, to support construction and
purchase of units by low-income households; 2) A $50,000 low-interest County loan used to purchase the old warehouse now commercial food
hub/community center; and 3) A subgrant of $23,000 from the City’s Brownfield's Revolving Loan Fund to support asbestos remediation at the
warehouse.

Brownfield’s funding, required that NMCDC complete: 1) An analysis of cleanup alternatives; 2) A public community relations plan on the
remediation; 3) Compliance with federal prevailing wage requirements, MT Department of Environmental Quality asbestos abatement regulations;
and, 4) Reporting on project progress.

The Burns Street Square project continued a long tradition of cooperation between OPG and NMCDC. This municipal office was instrumental in
providing seed funding for the NMCDC's startup as a nonprofit and the development of its community land trust (CLT). OPG was also involved with the
year 2000 creation and 2006 review of the Northside-Westside Neighborhood Plan, a component piece of Missoula’s Growth Policy. Through a series
of surveys the Neighborhood Plan identified as recommended action items all of the services now manifested at Burns Street Square, needs including
affordable housing, addition of nutritional resources in an urban food desert, and community meeting and program space. This package of needs
challenged the commercial market's ability or interest to respond. Burns Street Square also addresses a similar number of action items identified by
OPG in the City’s Consolidated Plan for the expenditure of federal dollars in its low-income neighborhoods.

Finally the OPG-compiled Consolidated Plan made specific mention of the existing facilities for the mitigation of hunger in the community. The
NMCDC's North Missoula Food Project (as the project was then called) moved beyond the normal strategies for emergency nutritional support and
worked with the Missoula Food Bank and the Community Food and Agriculture Coalition to develop strategies to promote systemic improvements in
systems of food production and delivery.

2. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the project?
How did your agency participate in making them? Approximately 400 words.

Burns Street Square was conceived and designed to provide decent housing, home ownership opportunity, nutritional resource availability, job
creation and community program and gathering space in an extreme low-income Missoula neighborhood. The neighborhood had become
characterized by its disinvested, aging trailer parks; transitioning industrial and trucking businesses; and declining home ownership rates in the face of
large multiplex apartment construction. The Missoula Consolidated Plan update of 2004-2008 indicated that all of the blocks immediately surrounding
the Burns Street site were 70 to 79.9 percent LMI. Expanding out, and totally surrounding these blocks, were block groups either 80 to 89.9 percent or
60 to 69.9 percent LMI.

The project has had a startup of mixed success with the commercial building achieving its potential more quickly than the housing component. In its
entirety, Burns Street Square will likely remain a central revitalizing catalyst and regeneration agent in its surrounding blocks for many years to come.

Missoula is one of only three “entitlement” cities in Montana. As such it receives a portion of HUD discretionary funding to use for low- to
moderate-income community development and housing projects/program development. Over the past ten years Missoula has seen seasonal
decreases in this HUD funding. This has happened at the same time as the severe recession that exacerbated the needs of the community’s lowest
income households. The Grants and Community Programs’ Office faces perennial trade-offs in how to fund worthy projects and entities that are forced
to try doing more and more with less and less. (See also, question #5 below.)

There is always pressure on the Grants Office to control the per-unit subsidy allowed in the development of LMI housing. Of necessity, those limits
must be passed on to the recipient nonprofits that are creating the community’s desired housing. And of course, these limitations restrict the design
possibilities available to the nonprofit developers. For example, when Burns Street Commons was funded, single family detached homes (often the
preference for first-time buyers) were not financially practicable and the project’s housing design reflects the attempt to provide a diversity of unit sizes
in its party-wall construction of townhomes and flats.
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PUBLIC AGENCY PERSPECTIVE (conrp)

3. Describe the project’s impact on your city. Please be as specific as possible.  Approximately 400 words.

Burns Street Square has brought with it many specific, positive impacts, outlined below. But what is most challenging to convey is the extent to
which Burns Street Square has changed the atmosphere of the Westside. In contrast with the highly-variable quality of housing that surrounds it, Burns
Street, with its light, colorful interiors, well-cared for lawn, healthy meals, cheerful children, and delicious coffee, shouts out that here is the heart of a
community which cares for its people and which cares about its quality of life. Burns Street Square is a living embodiment of the “broken windows”
theory, and this Department believes that it is having a transformative effect on the Westside.

In addition to Burns Street Square’s provision of local land trust protected housing and community facility services, it has had an influence that
extends well beyond its immediate urban neighborhood or even the city itself. The commercial food hub now houses: the locally operated Missoula
Community Food Co-op (MCFC); the Burns Street Bistro, a kitchen/café that focuses on locally produced foods; the food aggregation-warehouse and
central office site for the Western Montana Growers Co-op and the offices of the NMCDC.

The MCFC is only the second consumer food cooperative licensed by the State of Montana. The Burns Street Bistro has quickly become one of
Missoula’s most popular new restaurants. The Growers Co-op is a coalition (“37 and growing”) of growers in the Missoula, Flathead, Jocko, Mission
and Bitterroot Valleys whose goal is to provide a regional market for the products from its member farms. The Growers Co-op is currently near
completion of its own retrofit of approximately 4,500 square feet of the food hub building to suit its food aggregation and cold storage needs. This will
add more than $230,000 of additional improvements to the once derelict building.

The now remodeled community center and food hub bridges an urban/rural divide, contributes to regional-based agriculture and creates a direct
business location for 15 full-time and 10 part-time jobs. In addition to individual business taxes paid by the building’s food enterprises, the Food Hub
pays over $13,000 in local property taxes every year. The once unpaved truck yard now sites 17 homes that will pay over $15,000 per year in local
taxes.

4. Did this project result in new models of public/private partnerships? Are there aspects of this project that would be instructive to agencies like yours
in other cities? Approximately 400 words.

Burns Street Square’s planning included assistance from the Catholic Campaign for Human Development, the USDA's Cooperative Services
Program and the MT Department of Agriculture’s “Growth Through Agriculture Program.” The acquisition of the property for Burns Street Square --
both its once-vacant land and existing warehouse -- depended on an equally creative layering of funding: federal dollars (both HUD through the City of
Missoula and USDA); a Missoula County loan; private foundation and individual donor contributions; NMCDC reserve funds and a CDFI loan. Later,
warehouse remodeling funds came through a federal appropriation, private foundations and a city-held EPA Brownfield grant. The Missoula Grants and
Community Programs Office (formerly OPG) was able to provide liaison and facilitation services to coordinate a good deal of this collaborative funding.

The Burns Street Commons funding (for the construction of the project’'s 17-home component), both townhomes and flats, came from HUD program
funding and loans from local financial institutions. The housing project was completed on time and within budget but the Great Recession arrived at the
same time as the fall of 2008 ribbon-cutting. The rapidly declining economy closed out a high proportion of the low- and moderate-income homebuyers
— the population segment most at risk in the rapidly declining economy but still the demographic that program funding mandated service to.

With Missoula City Council approval, this Department was able to step in and keep the housing project viable by buying out $400,000 of
construction loans and interest payment financing. The statewide NeighborWorks Montana additionally stepped up to substitute a low-interest loan to
the NMCDC for the remainder of the bank-owed construction debt. This further community investment kept Burns Street Square whole and led to the
property’s current role in providing housing, food services and community gathering space. This is the most ambitious community revitalization project
ever accomplished in this extreme low-income neighborhood — one that could not have been initiated or seen through adversity without an array of
sympathetic collaborators and supporters.

What is particularly instructive and inspiring about Burns Street Square’s public-private cooperation is the foundation of community planning that
underlies the project. Lacking that, the project could not have reached the larger level of funding it required for its completion or generated the local
support necessary to see the project through the largest economic downturn since the Great Depression.

5. What do you consider to be the most and least successful aspects of this project? Approximately 400 words.

The project’'s most successful aspect is the role Burns Street Square is now able to play in the community— a role only made possible by the
exceptional diversity of funding sources brought to the table. Its least successful aspect was unexpected market absorption delays for the sale of its
homes and the stresses inherent in finding emergency gap funding (below).

Burns Street Square is a good example of the community rising to the occasion in difficult financial times to keep the total project viable. The City’s
participation in funding this housing component needed to be increased after project completion to keep flagging housing sales of the 2008 recession
period from dragging the homes into foreclosure. To do this, the City reapportioned significant monies from a fund built from UDAG and other loan fund
repayments to buy out a portion of the homes’ construction debt. This was necessarily accomplished by diminishing the fund’s ability to benefit other
projects and programs for LMI individuals, and at not insignificant cost in political capital for NMCDC, its advocates, and this Department. That the
greater community was able to rally for this economically- and politically-disadvantaged community was inspiring.

All'in all, it cannot be stressed enough how a citizen-initiated project in a low-income neighborhood after many years of planning and striving was
able to assemble funding from such a wide array of sources: from city managed funding streams; several federal government departments and
programs; national and regional foundations; small family foundations; large and small individual donors; and, finally, from the limited operating
reserves of a small nonprofit with a grass roots board of directors.

Burns Street Square’s greatest design accomplishment is to have so dramatically turned around a severely blighted property as to make it a
potentially catalytic architectural addition to a modestly built or deteriorating surrounding neighborhood. The project’s demographic and geographic
context should be significant factors to consider and appreciate in understanding the project’s overall relevance.
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1. Describe the design concept of this project, including urban design considerations, choice of materials, scale, etc. Approximately 400 words.

Burns Street Square was envisioned as a sustainable community and food hub that would serve as a catalyst for neighborhood revitalization and
provide a congenial mixed-use model replicable in other areas with a similar industrial, commercial, and residential interface. The site is on the west
side of Missoula and is approximately 66,000 sf. The project consists of 17 units of Community Land Trust housing constructed in 2008 and the
commercial space which is an extensively remodeled 13,000 sf shipping warehouse that was completed in 2010. The housing was designed by
Hoffmann, Morgan and Associates and the Commercial space was designed by MMW architects, both of Missoula. The two firms worked
collaboratively to create a comprehensive plan and both worked toward the goals put forth by the North Missoula Community Development
Corporation.

The community space sits to the north on the site with the housing units to the south. The housing is designed to acknowledge and embrace the
commercial building by facing it with a common landscaped courtyard laced with walkways that join the separate uses, particularly the housing with the
food co-op and neighborhood café.

Built in the 1950’s, the community building is constructed of heavy timber beams and columns that support the room with a concrete masonry units
building skin. The structure is expressed throughout the building with all of the columns, beams and roof joist left exposed. The remodel sought to
achieve a number of goals: 1. Upgrade the structure of the building; 2. Upgrade the thermal and mechanical packages; 3. Organize the building for
cohesiveness between tenants and the surrounding community; 4. Create flexible and multi-use spaces; 5. Clean up the building aesthetically.

The NMCDC and the Architects preserved the “bones” of the building and expressed the beautiful structure within. The old truck dock bays were
filled with new windows giving the building a lot of natural light. A signature element of the building’s aesthetic appeal involved the replacement of the
three large, south facing, overhead doors with banks of windows that look out to the common landscaped area between the housing and community
building. The building also has clerestory running down the spine of the building providing ample natural light throughout the building and creates a
comfortable ambience, appropriate for both mercantile and office uses within the space.

Because the building was used for shipping, roughly 2/3 of the building is at loading dock height (+4’ above finish grade). This posed some issues
with accessibility in the, so an internal and external ramp were constructed as well as stairs to overcome the height differences. The height of the main
floor, however is well suited for the needs of the final tenant, the Western Montana Growers’ Cooperative. As a wholesale food distributer, the space is
uniquely suited to their needs.

2. Describe the most important social and programmatic functions of the design.  Approximately 400 words.

The project’s total design brings low- and moderate-income home ownership opportunity to a disinvested neighborhood and adds to it much needed
commercial space tailored to food provision. The community center building also provides meeting and program space for a variety of users in an area
of the community where such gathering space was totally lacking. The community building has three tenants in addition to being the central office of
the building owners, the NMCDC.

MMW has been actively involved in the development of Burns Street Square since 2006, originally donating an architectural site evaluation that was
used in a Montana “Growth Through Agriculture” (GTA) grant application. Successful funding from that Montana State Department of Agriculture
program enabled business consultant participation in creating the Missoula Community Food Cooperative’s business plan and the MMW creation of
building remodeling schematic and construction estimate that premised the award of a $950,000 federal appropriation grant in 2010 to complete the
first phase of the food hub building’s remodel. This has been successfully followed with three additional major phases targeted to other mission-related
building users: the Burns Street Bistro; the central office of the NMCDC (building owner); and the central office and food aggregation site of the
Western Montana Grower’s Cooperative.

The central café space of the restaurant has a multiplicity of users. The Burns Street Bistro has control of the space 7 days a week until 2:30 pm. It
also has Friday and Saturday evenings reserved for dinner service. All other afternoons and evenings the space is available to others. Online
comments from the “Yelp” review site often make favorable reference to the Burns Street Bistro’s main room’s funky warehouse-like ambience.

Grant money from the City of Missoula Neighborhood Project Fund was used to contribute to the construction of a performance stage in the center
back wall of the room. Above the main entrance to this section of the food hub building is a triptych displaying an artist's conception of the history
Missoula’s local food system. The building’s nonprofit owner, the NMCDC, has talked about building community around food. The Burns Street Food
Hub has begun providing a remarkable venue supportive of that end.

Summer afternoons when school is out of session the room is used for a children’s food and enrichment program. Five evenings a week the space
is available at low cost for rent by community groups and private parties. Neighborhood Councils, neighborhood associations and other civic groups
can reserve the room for meetings and events free of charge.
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3. Describe the major challenges of designing this project and any design trade-offs or compromises required to complete the project. Approximately 400 words.

Design challenges included incorporating as many of the owner’s “wish list” additions and amenities as possible within the constraints of the budget
available for the building’s initial remodeling phase.

The building as it existed was an un-insulated shipping warehouse. Although the “bones” of the project were still in good condition, there was an
enormous amount of work that needed to happen for the building to meet code and accessibility standards.

Essential project expenses included an insulated-roof overlay, asbestos mitigation, full sprinkling of the building, addition of new water service and a
wastewater drain system, including a commercial grease trap, new electrical services and total building rewiring, handicap accessible lavatory
construction and ramping, parking lot paving, and exterior CMU block patching and repair followed by a total building repaint. This first construction
phase also incorporated major fenestrations replacement of both windows and doors and the creation of a new corner-entry with powered doors for
food co-op grocery accessibility.

Outside the budgetary capacity of the first project stage was concrete finishing of the future restaurant area, development of office space above the
new lavatory additions, development of the commercial kitchen’s sink wall and cook-line with roof top range-hood and the remodel of the “back of
house area” for additional food enterprise use. Since the original remodel, the project owner has incrementally completed the commercial kitchen and
the nonprofit's office development with additionally granted funds. MMW was able to provide pro-bono assistance for both of these project additions
and has been the project architect for the recently concluded remodel of the back of house area for office, food storage and warehouse floor of the
Western Montana Growers’ Cooperative, paid for by that organization.

Unrealized to date, is the owner’s desire to incorporate additional energy efficiency elements to the project such as solar paneling or perhaps a
ground source heat pump. The owner also wished to add some roof top accessibility with several surface decks that have not yet found a funding
source.

4. Describe the ways in which the design relates to its urban context. Approximately 400 words.

Burns Street Square is contextually complicated by anachronistic and transitioning uses. The project fills an entire urban block in the Westside and
is zoned “M1-R.” In Missoula, this zoning category was formerly labeled “D-Industrial” and corresponded to a traditional Euclidean A,B,C,D scheme
apexed by “A,” single family and based by “D” industrial. In a bow to reality, in the early 1990's, the City’s traditional “D-Industrial” zones were declared
officially allowable for residential uses as well -- as they had historically and practicably evolved before citywide zoning was first adopted. This revision
acknowledged a characteristic mixed-use where both small-scale residential and industrial type uses grew jointly in close proximity to one another
around transportation corridors. One side of the Burns property is paralleled by the mainline railroad tracks around which Missoula first developed.

Following this 1990's revision, there was a flourishing of residential development of a new sort -- big box apartment rentals taking advantage of the
now clarified “D-zoned,” residential possibilities. This building type inundated the Westside. Developing empty industrial lots near the tracks swung a
balance of residential types from single family detached residences to large-multiplex buildings in the quasi-industrial peripheral mix -- a neighborhood
that had not evolved other services to accommodate them. Also adding to this eclectic mix are several of Missoula’s oldest and most deteriorating
trailer parks in former “C” zoned areas. Two sides of Burns Street Square abut these 1950-era trailer parks, which still contain a significant percentage
of pre-1978 mobile homes.

Until 2005, the commercial building at Burns Street Square was used exclusively as a motor freight depot -- off loading interstate highway
merchandise and rerouting it for local delivery. Other former intermodal connections (rail and highway) in this neighborhood had for 30 or more years
become exclusively used for motor freight distribution. Several other buildings close by Burns Street Square have over the past quarter century
similarly transitioned, while still retaining quasi-industrial uses no longer tied to the railroad.

Burns Street Square, rather than reflecting or replicating the incongruities of its surrounding neighborhood, attempts to become a central core
around which a revitalized community could arise. MMW Architects has been intensively involved in the renovation of the project's commercial building
and believes it proffers to the community a new vision — one able to serve both nearby residents and the larger Missoula area.
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1. What role did you or your organization play in the development of this project? Approximately 400 words.

| played multiple roles in the development of the Burns Street Square Project from my position as a professor at the University of Montana - School of
Social Work and as the Director of Praxis - Building Knowledge for Action. | taught participatory approaches to community organizing and
community-based research courses. | supervised practicum students and Americorp VISTA members and | engaged approximately 250 people in
different aspects of the project including conducting a feasibility study, strategic planning, steering committee facilitation, training volunteers,
neighborhood survey administration, and ongoing project assessment and evaluation.

My involvement began in 2003 when a community development class | taught took on a project for NMCDC to complete a feasibility study of a potential
community site. In 2004 | co-facilitated the Missoula County Community Food Assessment (MCCFA) and brought University Social Work and
Environmental Studies students to the community to investigate the state of the local food system. Our approach to gathering information included
community members with limited access to resources as key participants. We discovered that 16% of county residents’ ability to purchase food is
compromised by low wages, underemployment, unemployment or poor physical and mental health. Missoula’s North and West-side neighborhoods
were the hardest hit by uncertain access to a nutritionally adequate diet. This finding added further impetus to the ideas that NMCDC had been brewing
for several years about where to locate and develop a community food hub. At this point in the project my involvement focused on working with others
to talk with neighbors about what they wanted for their neighborhood.

What emerged from this work was the idea of a neighborhood nucleus, similar to the role settlement houses played social work’s history. This recurring
theme connected the imaginations of community residents, nonprofit organizations and planners. The “hub” envisioned by these groups and by the
project’s steering committee | facilitated with an Americorp VISTA member was as much about neighborhood investment, and expanding opportunities
and social networks, as it was about increasing access to healthy, affordable food.

2. Describe the project’s impact on its community. Please be as specific as possible. Approximately 400 words.

The Burns Street Square project is realizing its vision of a community food hub. Every year since the project began, more meals are served at hosted
quarterly dinners to community members and local residents, and more children are engaged in meals and activities as part of the summertime Burns
Street Kids Program. More memberships are purchased yearly at the Missoula Community Food Co-op. The project has brought jobs to the
neighborhood and created them through the Missoula Community Co-op, the Bistro Cafe, NMCDC and the Western Montana Growers Co-op. These
project impacts can be easily measured. Of equal importance, however, are project impacts that are harder to measure.

Seventeen homes, a vibrant award winning neighborhood cafe, and several local businesses including a community food co-op and the soon to be
home for the Western Montana Grower's Co-op now take up the space where only a few years ago stood an abandoned, dilapidated warehouse
building surrounded by a vacant parking lot, fallow and overcome with weeds. It didn't look like anything could grow there. But it has and it will continue
to grow and develop into perpetuity with the community land trust. The Burns Street Square Project has increased the viability and the desirability of
one of Missoula’s lowest income neighborhoods. The Bistro and the Co-op draw residents in from every neighborhood in town including the
surrounding area. The message to those who live here is one of neighborhood pride and pride brings investment and belonging — a hard to measure
essential for community building.

The lives of many of the people - students, Americorp VISTAs and Missoula Community Food Co-op members were changed as a result of their
involvement with the project. Some of those changes were transformative and influenced students’ career decisions following graduation. Social work
students, once enamored by the idea of people changing in 1:1 relationships, could now entertain the idea of being a part of community change and
how to achieve it. For most, the Burns Street Square Project was the only hands-on, educational experience they were involved in throughout their
years in school.
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3. How might this project be instructive to others in your profession?  Approximately 400 words.

The project is an amazing example of what can be achieved, even in the face of difficult economic times and limited financial resources, when people
from all walks of life unite around a common vision. In hindsight, the project took more time and stamina than most of us would have thought at its
onset. Yet the values expressed in the project’'s work reveal themselves in its impact - both tangible and intangible. We created university/community
linkages and student opportunities for learning on a broader scale than | had ever witnessed during my tenure at the University of Montana.

A practicum student | supervised on the project entered the Americorp VISTA program following graduation to continue her involvement with the
project. She was instrumental in the project’s sustainability. In her final VISTA report she described her experience as akin to the following Chinese
proverb:

Go to the people,

Live among them.

Learn from what they know.

Build on what they have.

But of the best of the leaders,

When their task is accomplished,

Their work is done,

The people will remark,

“We have done it ourselves.”

She hit the nail on the head! From the community land trust to the housing for community residents with limited access to resources the values of the
project remain true and consistent in all levels of practice. This is rare and it took time. Case examples of congruency in values and practice are
important examples to use as teaching/learning tools in the social work profession or any profession for that matter. It helps us realize the possibilities.

4. What do you consider to be the most and least successful aspects of this project? Approximately 400 words.

The least successful, but entirely unavoidable, aspect of the project had to do more with timing than anything else. The recession hit right at the same
time the project’s housing came on the market. For several years struggles to stay afloat were ever-present. The project seemed tenuous and that
delayed commitments and investments in the housing-side of the project. At this juncture, NMCDC's efforts to sustain the project were nothing short of
heroic and the community, on many different fronts, responded to the need to keep the project alive by helping with funding. It was a precarious time in
the project. Looking back, the market downturn actually had a positive aspect. It helped to create a more solid base for the project evidenced by
community support to keep it alive.

Striking a fairly broad stroke, the most successful aspect of the project is it congruence. | touched on this briefly in response to question number three
but it deserves more mention. From the ground up, literally, the project emulates a distinct harmony of vision, mission, values, and practice. The
community land trust the project sits on provides assurance that the land under the homes and the multipurpose building exist into perpetuity
unfettered by the rise and fall of market economy tides. It creates permanently affordable homes.

The Missoula Community Food Co-op and the Western Montana Growers Co-op, both owned by their membership, seek to create and support a
healthy, local and sustainable food system. The collective vision is one in which all community residents have access to healthy, locally grown food.
We're not there yet but this is the vision we strive to achieve. The Burns Street Bistro, with its event space, commissary kitchen, and focus on using
locally grown foods, is the hub within the hub. As envisioned by neighborhood residents and the project’s steering committee, Burns Street Square
brings creativity, vitality and “killer breakfasts” to one of Missoula’s lowest income neighborhoods.
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1. What role did you play in the development of this project? Approximately 400 words.

My role in the development of this project was related to the configuration and infrastructural needs of the food co-op. | was a part of the early meetings
with architects to design the store to best suit our needs. As one of two store coordinators, | was an integral part of planning and implementing the
move from our original location in the southwest corner of the building to the temporary location in the area the Burns Street Bistro now occupies. Once
the improvements were complete in the current and permanent location of the building, | helped plan and implement this move as well. | was and still
am in the position of oversight for our member loan program that raised capital to purchase needed coolers, freezers, shelving and other miscellaneous
assets along with increased initial inventory for our larger retail space.

2. Describe the impact that this project has had on the your community. Please be as specific as possible. Approximately 400 words.

The impact of the food cooperative component of this project has been profoundly related to food security (affordable access to healthy and local food),
equality and sense of community in a neighborhood that includes a high percentage of households with incomes far below the average Missoula
resident. The food cooperative is an owner/member-run business entity where two part-time employees oversee inventory and general store
operations while owner/members stock, cashier, clean, recycle, compost and perform administrative duties as part of membership requirement. The
minimized need for employees allows for less overhead and in turn, a low mark-up on groceries. Membership is open to everyone and there are no
economic barriers to joining the retail food cooperative. All owner/members, regardless of income or residential status, are equal, working side by side
the same number of hours per month and have one vote in decision-making. We strictly adhere to the seven cooperative principles established by the
International Cooperative Alliance that requires our entity to be self-sufficient, democratic, open to everyone, educational and concerned with
community. Our signature events are quarterly free community dinners accomplished in collaboration with the North Missoula Community Development
Corporation and are our main method of outreach. Everyone who attends is fed a simple, nutritious, budget friendly meal at no cost and takes home a
copy of the dinner’s recipe. The dinner has become a very effective means of connecting community members by sitting, eating and sharing at large,
inclusive tables. These events exemplify the original community-minded, mission-driven goals related to this project and the impacts have been
numerous from local business sponsorship to feeding our hungry neighbors.

31


mailto: ?subject=Rudy Bruner Award perspective sheet request form&body=download the Rudy Bruner Award electronic perspective form here http://www.brunerfoundation.org/rba/pdfs/2015/ps6.pdf
https://www.adobe.com/content/dam/Adobe/en/feature-details/acrobatpro/pdfs/signing-a-document-electronically.pdf
daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.


OTHER PERSPECTIVE (conrn)

3. What trade-offs and compromises were required during the development of the project? Did you participate in making them? Approximately 400 words.

The trade-offs and compromises that occurred during the development of Food Co-op section of this project project had to do with issues related to
decreased electrical capacity than originally planned, location of the cooperative store and ultimately, less square footage for future growth. An
unforeseen impairment to our electrical capacity having to do with the industrial/residential vicinity of our project became a compromise to the
cooperative space in the building. It has proven to be less of an impairment than anticipated for our current needs but we’ll need to to address this
issue for future growth. The location of our store was a source of contention for some of our members who did not understand the importance of our
location in relationship to our food security mission and the trade-off was that we lost members. Recently, we have lost the ability to expand with the
addition of Western Montana Growers Co-op but the cost/benefit of this addition to our overall community food-hub dream is truly in our favor and isn’t
considered a trade-off or compromise.

4. What do you consider to be the the most and least successful aspects of this project? Approximately 400 words.

| consider Burns Street Square's successes to be ongoing as the NMCDC and Food Co-op continually reach underserved, low-income members of our
community and will frame my answer accordingly. Our greatest success so far in this overall project is the achievement of our food-hub dream. The
addition of the USDA certified food-hub in our building brings that dream full circle and our vision of the project and all of its component parts are now
fulfilled. Feasibility from neighborhood surveys indicated that residents wanted grocery retail (along with other components of our project) and we have
solidly established this through our food co-op with 350 (and growing) active members. Success can be defined by turning an unused, abandoned and
unsafe old shipping depot/lot into a beautiful community space with affordable home ownership, neighborhood grocery, a crowded little bistro, a local
food distribution warehouse, edible gardens and a welcoming, safe and nourishing place for kids to spend afternoons in the Summer. We can improve
by serving more of the community. The food co-op is currently planning fundraising to create a program where SNAP benefits are doubled for produce
and bulk whole food purchases. When this program is fully functional, we will have achieved even greater mission related success. Our neighborhood
is also the new home of a beautifully designed homeless shelter and we hope to successfully collaborate with them via our community dinners, free
movie nights, affordable food and shared volunteer opportunities. Once we better establish more of these types of community-serving organizational
relationships we will see even more success.
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1500 Burns Street, the Slte of Burns Street Square in 2006, at the time of its purchase
by the North-Missoula Community Development Corporation.
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The seventeen homes that mak ub Burns Street Commons were complte in 2008.
In 2009, major renovations on the warehouse began in earnest.

Community members were invited to
participate in a community art
project on the occasion of the
Missoula Community Food Co-op’s
move into 1500 Burns Street in 2006,
before much of the renovation had
even begun. The mural remained until
the building exterior was finished, in
2010.
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The completed Burns Street Center, on a recent winter morning.







The Burns Street Community Center
hosts community programs and events
year-round. In the summer months, the
Burns Street Kids Program provides free
food and activities for neighborhood
latch-key kids.

A cooking and nutrition workshop
begins in January to provide free
instruction to neighbors on a
monthly basis.

Every quarter, the entire
neighborhood is invited to a free
community meal and celebration.
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The Western Montana Growers Co-op is currently
moving their headquarters to the Burns Street
Center. The move should be complete by
January 1, 2015.
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United States
Environmental Protection
Agency

EPA 560-F-12-150
April 2012

Missoula, MT

BU RNS STREET NUTRITION CENTER Revolving Loan Fund Grant

An Idle, Former Freight Depot Now Serves as a Community Food Center

ADDRESS: 1500 Burns Street, Missoula, Montana 59802
PRroPerTY Size:  0.30 acres
ForMER UsEs: Freight transfer warehouse

CurreNT Use:  Locally operated food co-op; planned expansion of facilities to include a
shared-use commercial kitchen and café

EPA GRANT RECIPIENT: PROJECT PARTNERS:

The City of Missoula used its EPA Brownfields Revolving Loan Fund The City of Missoula,

(RLF) grant (awarded in 2009 under the American Recovery and North Missoula Community
Reinvestment Act) to sub-grant $23,052 to the North Missoula Development Corporation,
Community Development Corporation for asbestos abatement and the Sample Foundation

The redevelopment of the former freight depot addresses the
community’s need for a grocery store

ProjecT BACKGROUND:

Built in 1952, the 13,000-square foot industrial building in downtown Missoula served as a freight transfer warehouse for over half

a century. In 2005, the North Missoula Community Development Corporation (NMCDC) purchased the former depot as part of

an effort to revitalize Missoula’s Northside neighborhood. The Northside community had become a “food desert”—an area where
healthy and affordable food is difficult to obtain—and based on regular community meetings and public input, NMCDC planned to
transform the former depot into a food cooperative, café and bakery. However, redevelopment plans for the property were hindered
by the results of an environmental assessment conducted by NMCDC in June 2009, which revealed the likely presence of asbestos in
pipe insulation, roof paneling and floor tile.

In August 2009, the City of Missoula drew from a $900,000 EPA Brownfields RLF grant awarded under the American Recovery and
Reinvestment Act of 2009 to sub-grant $23,052 to NMCDC for asbestos abatement. As a result, NMCDC completed cleanup of the
property in October 2010. Asbestos abatement professionals isolated contaminated areas with plastic barriers to prevent airborne
particles from migrating to other areas, removed contaminated materials, disposed of hazardous materials in sealed bags, and
conducted air quality testing to ensure the cleanup’s success.

Key AcCCOMPLISHMENTS:

*  NMCDC completed an environmental assessment of the property that revealed likely asbestos contamination
* Missoula provided an approximately $23,000 sub-grant from its EPA RLF grant to NMCDC to remove asbestos
*  NMCDC completed cleanup in October 2010

* To date, more than $960,000 has been leveraged towards redevelopment of the property—including $950,000 from federal
sources and a $10,000 grant from The Sample Foundation, Inc., a philanthropic organization

* Based on input obtained from community meetings, NMCDC redeveloped a portion of the building into the Missoula Community
Food Co-op, a member owned and operated cooperative market

*  Fourteen jobs were leveraged as a result of this project—six related to cleanup and eight for redevelopment

OUTCOME:

On March 5, 201 I, NMCDC celebrated the grand opening of the new Missoula Community Food Co-op at the Burns Street
Nutrition Center property. No longer marred by diesel exhaust stains and asbestos contamination, this former freight depot
warehouse serves as a model of neighborhood revitalization. The co-op provides low-income residents access to healthy, affordable
and local food, and creates a network for local and regional farmers and produce buyers. And in June 2011, in a partnership with
the Missoula Food Bank and the Boys and Girls Club, NMCDC launched an afternoon program to serve free meals to low-income
kids; the property now offers local youth a safe gathering place with access to nutritious food. In the near future, NMCDC plans to
collaborate with local entrepreneurs to open Burns Street Bistro, a shared use commercial kitchen and café, on the property. This
project is a key component of an area-wide restoration effort to provide affordable homes, infrastructure for public meeting space,
job training and access to locally-grown, wholesome food.

FOR MORE INFORMATION: Visit the EPA Brownfields website at www.epa.gov/Region8/brownfields or call EPA Region 8 at (303) 312-7074

For additional data and geographic information for this and other Brownfields grants, please visit EPA’s Cleanups in My Community - http://iaspub.epa.gov/Cleanups/
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Baucus, Engen Praise Burns Street Commons

By Kaylee Porter

Senator Max Baucus and Missoula Mayor John Engen cut a red ribbon at the opening of the
Burns Street Commons affordable housing project Wednesday afternoon. This is the third
affordable housing project developed by the North-Missoula Community Development Corp.
since it opened its doors in 2000.

The brightly colored, 17-unit housing complex, located at 1400 Burns, is available to first-time
homebuyers who otherwise might not be able to afford a home. Those who make 80 percent of
the Missoula median income, which is $31,000 for a single person, $35,450 for a couple and
$39,850 for a family of three are eligible and three units have already been sold.

“It takes vision to get from the mud lot that was here even as little as a year ago to where we are
today,” Engen said.

Senator Max Baucus applauds the community spirit he sees on the North Side of Missoula and
emphasizes the importance of people working together.

“Nothing of consequence ever happens unless people work together,” Baucus said. “Here with
the cooperation of [NMCDC executive director] Bob Oaks, Mayor John Engen, the city council
and others we were able to get this federal money for the project.”

Baucus is referring to the $1 million federal appropriation NMCDC has received to help with the
neighborhood’s two-year improvement project. The project includes turning the rundown freight
building adjacent to the Burn Street Commons in to a community center and expanding the
Missoula food co-op, which already occupies part of the building.

After the ceremony, Andrea Graham takes a look at a house within the complex. Graham bought
one of the first houses at Whittier Court built by the North-Missoula Development Corp. in 2002.
Buying an affordable home enabled Graham to enter the housing market and purchase a bigger
home three years later. “We could not have done it without that,” says Graham.
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	At-a-Glance Question 2:      Burns Street Square is a product of some fifteen years of project development by the NMCDC. All of the Square’s services were recognized as essential unmet needs in a series of community surveys and documented in municipally adopted neighborhood plans, which contribute to the City’s Growth Policy.
     All of the land at Burns Street Square (together with its commercial building) is owned by the NMCDC, as part of its Land Stewardship Program, a Community Land Trust (CLT). A CLT, as defined by the New Economics Institute, is “a form of common land ownership with a charter based on the principles of sustainable and ecologically-sound stewardship and use. The land in a CLT is held in trust by a democratically-governed non-profit corporation. Through an inheritable and renewable long-term lease, the trust removes land from the speculative market and facilitates multiple uses such as affordable housing, village improvement, commercial space, agriculture, recreation, and open space preservation. Individual leaseholders own the buildings and other improvements on the land created by their labor and investment, but do not own the land itself.  Resale agreements on the buildings ensure that the land value of a site is not included in future sales, but rather held in perpetuity on behalf of the regional community.”
      Burns Street Square has now introduced place-based permanently affordable homeownership to its neighborhood, across a landscaped courtyard, a member-owned NMCDC-developed food cooperative (only the second in Montana), a highly popular new restaurant, and the food aggregation warehouse and offices of the Western Montana Growers Co-op (a regional collaborative of small farmers and ranchers). The Burns Street Food Hub also houses the offices of the NMCDC and in partnership with several other direct service nonprofits hosts a number of community related food and enrichment programs for neighboring kids and families.
     The once derelict building is now a community showplace with its overhead freight doors replaced with banks of south facing windows and a public art installation above its main entry. Recently, the building’s restaurant and commissary kitchen won an award from the City of Missoula’s Historic Preservation Office for innovative public/private adaptive reuse of a commercial space.
	At-a-Glance City/State/Zip: Missoula, MT 59802
	At-a-Glance Question 1:      The Burns Street Square is a community reinvestment project developed on underutilized land in a very low-income neighborhood and USDA-designated food desert in Missoula, Montana. Prior to the Square’s redevelopment, the 1.52 acre site was occupied by an unpaved truck parking yard and a 13,000 square foot warehouse building, which was constructed in 1952 and recently vacated by the last of a series of motor freight carriers. The building was showing the deterioration of age coupled with little to no maintenance and sporadic vandalism and graffiti, both associated with its abandoned state. The blocks immediately surrounding the former trucking depot are predominantly aging trailer parks and newer big box, motel-style, exterior-stair multiplex apartment buildings. Perennial complaints from the immediate neighborhood had, for years, involved noise and air pollution from idling diesel trucks and dust kicked up from the unpaved truck yard.
      In 2004 and 2005, the North-Missoula Community Development Corporation (NMCDC) was looking for a brick-and-mortar home for the Missoula Community Food Co-op (MCFC) and saw potential for more than just a Co-op grocery in the warehouse and adjacent lot at 1500 Burns Street. The property offered the opportunity to combine two central focus areas of our work at the time - building Community Land Trust homes and developing a commercial site for the co-op, while also providing a space for a cafe and a community kitchen - all highly ranked neighborhood survey responses and documented goals of the Northside-Westside Neighborhood Plan.
     Since then, the vision for Burns Street Square has grown to encompass a holistic approach to neighborhood development. The Square includes 17 permanently affordable homes, 3 local food businesses that serve our community and play important roles in our local food system, and enrichment and nutrition programming targeting neighborhood children and families. Both the homes and community benefit commercial activities that operate at Burns Street Square are part of a Community Land Trust (CLT).
	At-a-Glance Address: 1500 Burns Street
	At-a-Glance Name: Burns Street Square
	Project Description Question 2:      A neighborhood-based organization, the NMCDC plays a central role in the revitalization of its low-income service area—Missoula, Montana, north of the Clark Fork River, east of Russell and west of Madison Streets. This area includes the historic Northside, Westside, and residential downtown neighborhoods. According to the 2012 US Census American Community Survey numbers, the NMCDC’s service area (Missoula County census tract 2.01,) has a median household income that is $10,000 less than the city’s median. The incidence of households relying on Supplemental Nutrition Assistance Program (SNAP) is twice that of the city as a whole – at 24.8%.  At the same time, 80 percent of the schoolchildren who attend Lowell School, the elementary that serves our neighborhood, qualify for the free and reduced meal program - the highest rate of any elementary in the Missoula County Public School system. The area most proximate to the services to be offered, the Burns Street Square block grouping is, in aggregate, 70–80 percent low- to moderate-income (Missoula Comprehensive Plan).
      Burns Street Square is situated on the north end of the Westside. Railroad tracks and a mini-storage facility lie directly to the north, and mobile-home parks lie to the south and west. A large multifamily apartment complex sits to the east. The neighborhood is solidly residential, and beyond the immediate two block radius described above, it is largely modest single family homes and young families. The reinvestment project, including the rehab of the warehouse and construction of the Community Land Trust homes, was a $5 million dollar investment in the neighborhood. The project has brought community-identified services to a neighborhood that had not attracted significant business capital because of its lack of affluence. In terms of job creation, the three food businesses have created 38 jobs in the past three years. The Burns Street Square has become the neighborhood meeting place, whether for coffee at the BSB, meetings or parties in the community center, or in the produce aisle of the MCFC.
      This past summer, the NMCDC and Development Services at the City of Missoula conducted a follow-up Northside/Westside neighborhood survey to evaluate neighborhood needs and attitudes have changed since 2006. One of the most striking changes was the answer to a question asked in both surveys - “Where would you most like to live or own a business?” Back in 2006, 55% of respondents replied “in my neighborhood,” 19% replied “elsewhere in Missoula,” and 26% replied “outside Missoula.” This year, after polling the same neighborhoods, 69% of respondents came back with “in my neighborhood,” 22% replied “elsewhere in Missoula,” and only 9% replied “outside of Missoula.” The NMCDC believes that the highly visible revitalization work done at Burns Street Square has played a central role in impacting neighborhood attitudes.
	Project Description Question 1:      The NMCDC's core vision is to create healthy neighborhoods in which people of all ages and abilities can live, work and play. This vision encapsulates the values that led the NMCDC to undertake the development of the affordable homes of Burns Street Commons (Commons) and the Burns Street Commons Nutrition Center (Center)- the two main components of the Burns Street Square project.
     The Commons utilized the CLT model to build 17 affordable homeownership opportunities for income-qualified low to moderate income homebuyers. The NMCDC's goal is to provide the stability and wealth building of home-ownership to those who would otherwise not have the opportunity, while encouraging long-term, place-based neighborhood investment.
     The Center’s primary goal is to create a permanent space where multiple businesses and organizations work to address issues related to food security. These organizations work together to improve access to healthful nutritious foods to low-income households, increasing the self-reliance of communities by supporting local farmers in distribution and processing activities, and through nutrition education programs and community outreach. The Center’s three businesses not only address these goals, but meet several of the highly ranked values contained in recent neighborhood survey responses, while also meeting the goals of Missoula’s Northside-Westside Neighborhood Plan.
     The Missoula Community Food Cooperative (MCFC) provides democratically controlled grocery services to the neighborhood.  In addition, it provides an outlet for local farmers and shelf space for local businesses providing value added products. The working-member model provides participants with a deeper understanding of how their local food system is operated and sustained.   The Burns Street Bistro (BSB) is an affordable restaurant utilizing the commercial kitchen developed by the NMCDC, and the only restaurant central to the Westside neighborhood. When the restaurant is closed, the commercial kitchen is available to residents and small businesses for food processing and value added activities. In addition, the seating area of BSB serves a multitude of community needs. It is a community center, acting as a neighborhood meeting space, it hosts the annual summer kids program, and provides the space and resources for a monthly cooking and nutrition program targeting low-income families in the neighborhood.   The Western Montana Growers Cooperative (WMGC) is a collaboration of over 35 local farmers. Its goal is to provide Montana a wide range of fresh, quality products from independently owned ranches and farms. WMGC provides MCFC and BSB with produce and meat products and partners with the NMCDC on events such as free, community meals held quarterly throughout each year.
     Although successful, the NMCDC made concessions to its original plans for the Center. The original commercial kitchen plans included equipment for canning, flash-freezing and other types of food preservation, in addition to storage space for non-BSB kitchen users. The current size of the MCFC space is nearly half of what was envisioned. Rooftop gardens and deck space were found to be impractical and energy saving techniques were put on hold. All of these items occurred due to lack of funding or infrastructure. Regardless, the Center has succeeded in furthering the NMCDC’s vision and has increased the Center’s opportunities to find further success in the future.
     The housing portion of Burns Street Square (the Commons) experienced setbacks related to the timing of the homes coming online. The completion of the Commons in fall 2008 coincided almost exactly with the stock market crash signaling the full-blown arrival of "The Great Recession." The market downturn took a toll on home sales in general, and eventually completely stalled the sale of homes at Burns Street Commons. The Commons' lack of sales and debt burden challenged the NMCDC's organizational viability and the NMCDC turned to the City of Missoula to ask that a City loan be turned into a grant to further subsidize the Burns Street Commons' home sales. This setback and subsequent resolution re-affirmed the City's partnership and commitment to the project, and highlighted the Missoula community's support.
	Project Description Question 5:      The NMCDC is a small nonprofit with normal yearly operating budgets under $250,000. It is an organization that prides itself in doing a great deal of collaborative work with a limited staff and generally modest funding. Burns Street Square’s perspective would be adaptable to other urban settings where a desire to practice healthy community building arises from the grassroots. Such community building relies on a philosophical perspective that residents are the primary “experts” on neighborhood affairs. The NMCDC takes its strategic planning directives from Missoula’s Joint Northside/Westside Neighborhood Plan, a citizen initiated and government funded effort. The NMCDC’s first took an advocacy role to begin the planning process in 1996. In its original crafting, there were more than 45 heavily publicized community meetings.  
     Ratified in the summer of 2000 by the Missoula City Council, the plan’s overriding vision was the desire of neighborhood residents to “perpetuate, re-create and further promote their historic neighborhoods’ development as a community for working class Missoulians.” Neighbors want to “improve opportunities for access to economic security, affordable housing, safe transportation, necessary human services, recreational facilities, open space, and meaningful social interaction for people of all ages and abilities.” In 2006, the NMCDC promoted a citizen review of the neighborhood plan to help residents analyze the neighborhoods’ changes over the previous ten years. In 2014, the NMCDC helped fund another neighborhood survey to once again monitor the community’s pulse.
      This concerted outreach is in keeping with the agreement among the original citizen planners that, “…the collective experiences of the people who live and work in the neighborhoods provide the best source for identifying neighborhood strengths and crafting strategies for meeting neighborhood goals.” The extensive public involvement in the creation of the comprehensive neighborhood plan taught valuable lessons to the staff and board of directors of the neighborhood-based nonprofit. The grassroots initiated projects of the Burns Street Square came to life through the NMCDC’s availability as an opportunity center.  

	Project Description Question 4:      In 2005, NMCDC put down a $15,000 non-refundable earnest money deposit to purchase 1.52 acres at 1500 Burns Street. In May of 2006, one year after engaging the option-to-buy, NMCDC closed on the property at an acquisition cost of $675,385. To complete that deal, the NMCDC assembled the following funding sources: $354,747.00 from CDBG & HOME monies (through the City of Missoula); $200,000.00 from a Montana Community Development Corporation (CDFI) commercial loan; $50,000.00 from a Missoula County loan for the commercial component; $20,000.00 from a USDA grant for the co-op development; $10,000.00 from a private donor for the commercial component; and, $40,637.88 of NMCDC reserve funds (including the original $15,000 earnest money).
      In 2010 and 2011, a city-supported federal appropriation award (Transportation Housing and Urban Development Award) of $950,000 was engaged to retrofit the old warehouse. This appropriation was supplemented with additionally granted monies of approximately $86,000 to remove asbestos and to add facilities necessary to construct the building’s commercial kitchen.  These total building improvements amount to approximately $78 a square foot.       
     At the time of purchase, the un-remodeled freight warehouse (excluding land) was appraised at $175,000, leaving a bare land value of $500,385 for the total property. The .76 acre portion - the half of the site slated for housing development -- had a corresponding value of $250,192.50 (the equivalent of $14,717 per unit for the 17 units eventually built).
     In 2006, the NMCDC received a Federal Home Loan Bank Pre-development loan of $20,000 that was later repaid as part of a construction loan from local lending institutions. Grant funds proportionately allocated to the housing portion of the un-subdivided project site include $250,192 (land value), $200,000 in state allocated HOME Program construction funds, $200,000 in City-allocated Title One Funds (engaged as emergency gap financing to buy out bank loans after the nationwide economic collapse in the fall of 2008 which slowed project home sales) and a $10,000 grant of Title One funds to cover impact fees associated with the housing construction. If applied over the entire housing project, this would amount to a per-unit subsidy of $38,835 for each of the 17 homes. The housing construction costs were approximately $94 a square foot.

	Project Description Question 3:      In response to neighborhood-identified needs in 2005, the NMCDC put $15,000 of non-refundable earnest money down on a 13,000 square foot warehouse and vacant lot situated on a 1.52 acre site in Missoula’s Westside neighborhood. With one year to raise the remainder of the money needed to purchase the property, the NMCDC engaged the help of a local architectural firm to tackle the prospect of developing community land trust housing on the vacant portion of the lot.
     The NMCDC first held a charrette to gather neighborhood input on site design possibilities, taking note of positive and negative aspects brought forth by neighbors. With design in hand, working with city and county officials, the NMCDC raised enough money through public grants and private donations to purchase the property in 2006. By 2008, the NMCDC had constructed 17 community land trust homes affordable to buyers earning less than 80 percent of the Area Median Income. The homes were completed using local contractors, firms and bank financing.
     Later in 2008, with the support of neighbors and guidance from the neighborhood plan, the NMCDC began work on developing the warehouse into the Burns Street Community Center. The MCFC had already moved into a useable portion of the non-renovated warehouse in 2006, but their space was in need of updated services and room to expand.
     In 2009, the NMCDC obtained a federal appropriation and along with other grant money was able to invest more than $1M into the warehouse. By 2011 local contractors had completed renovation of the warehouse, enlarging the MCFC’s suite and creating the infrastructure for the café/community kitchen. In 2012 the Burns Street Bistro opened to the community and in 2013 the NMCDC moved its offices to the Center, greatly increasing its visibility in the community.
     In 2014, the Western Montana’s Growers Cooperative (WMGC) leased the final suite of the Center. The addition of this organization helps complete the vision for the Center and promises a future of increased opportunities for the space as we reach out to our neighbors to determine what’s next for our neighborhood.
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	Public Agency Date: December 3, 2014
	Public Agency Question 1:      The Missoula Office of Planning and Grants (OPG) acted as a Burns Street Square project reviewer, intermediary funder, and regulatory agency reviewer. OPG provided service and oversight with many aspects of Burns Street Square’s conceptual development, municipally-administered funding, and eventual build out, including: 1) A $400,000 City loan, with $217,476 plus accrued interest eventually forgiven, to support construction and purchase of units by low-income households; 2) A $50,000 low-interest County loan used to purchase the old warehouse now commercial food hub/community center; and 3) A subgrant of $23,000 from the City’s Brownfield’s Revolving Loan Fund to support asbestos remediation at the warehouse.  
     Brownfield’s funding, required that NMCDC complete: 1) An analysis of cleanup alternatives; 2) A public community relations plan on the remediation; 3) Compliance with federal prevailing wage requirements, MT Department of Environmental Quality asbestos abatement regulations;  and, 4) Reporting on project progress.
     The Burns Street Square project continued a long tradition of cooperation between OPG and NMCDC. This municipal office was instrumental in providing seed funding for the NMCDC’s startup as a nonprofit and the development of its community land trust (CLT). OPG was also involved with the year 2000 creation and 2006 review of the Northside-Westside Neighborhood Plan, a component piece of Missoula’s Growth Policy. Through a series of surveys the Neighborhood Plan identified as recommended action items all of the services now manifested at Burns Street Square, needs including affordable housing, addition of nutritional resources in an urban food desert, and community meeting and program space. This package of needs challenged the commercial market’s ability or interest to respond.  Burns Street Square also addresses a similar number of action items identified by OPG in the City’s Consolidated Plan for the expenditure of federal dollars in its low-income neighborhoods. 
     Finally the OPG-compiled Consolidated Plan made specific mention of the existing facilities for the mitigation of hunger in the community. The NMCDC’s North Missoula Food Project (as the project was then called) moved beyond the normal strategies for emergency nutritional support and worked with the Missoula Food Bank and the Community Food and Agriculture Coalition to develop strategies to promote systemic improvements in systems of food production and delivery.

	Public Agency Question 2:      Burns Street Square was conceived and designed to provide decent housing, home ownership opportunity, nutritional resource availability, job creation and community program and gathering space in an extreme low-income Missoula neighborhood. The neighborhood had become characterized by its disinvested, aging trailer parks; transitioning industrial and trucking businesses; and declining home ownership rates in the face of large multiplex apartment construction.  The Missoula Consolidated Plan update of 2004-2008 indicated that all of the blocks immediately surrounding the Burns Street site were 70 to 79.9 percent LMI. Expanding out, and totally surrounding these blocks, were block groups either 80 to 89.9 percent or 60 to 69.9 percent LMI.
     The project has had a startup of mixed success with the commercial building achieving its potential more quickly than the housing component. In its entirety, Burns Street Square will likely remain a central revitalizing catalyst and regeneration agent in its surrounding blocks for many years to come.
     Missoula is one of only three “entitlement” cities in Montana. As such it receives a portion of HUD discretionary funding to use for low- to moderate-income community development and housing projects/program development. Over the past ten years Missoula has seen seasonal decreases in this HUD funding. This has happened at the same time as the severe recession that exacerbated the needs of the community’s lowest income households. The Grants and Community Programs’ Office faces perennial trade-offs in how to fund worthy projects and entities that are forced to try doing more and more with less and less. (See also, question #5 below.)
     There is always pressure on the Grants Office to control the per-unit subsidy allowed in the development of LMI housing. Of necessity, those limits must be passed on to the recipient nonprofits that are creating the community’s desired housing. And of course, these limitations restrict the design possibilities available to the nonprofit developers. For example, when Burns Street Commons was funded, single family detached homes (often the preference for first-time buyers) were not financially practicable and the project’s housing design reflects the attempt to provide a diversity of unit sizes in its party-wall construction of townhomes and flats. 

	Public Agency Question 3:      Burns Street Square has brought with it many specific, positive impacts, outlined below. But what is most challenging to convey is the extent to which Burns Street Square has changed the atmosphere of the Westside. In contrast with the highly-variable quality of housing that surrounds it, Burns Street, with its light, colorful interiors, well-cared for lawn, healthy meals, cheerful children, and delicious coffee, shouts out that here is the heart of a community which cares for its people and which cares about its quality of life. Burns Street Square is a living embodiment of the “broken windows” theory, and this Department believes that it is having a transformative effect on the Westside.
     In addition to Burns Street Square’s provision of local land trust protected housing and community facility services, it has had an influence that extends well beyond its immediate urban neighborhood or even the city itself. The commercial food hub now houses: the locally operated Missoula Community Food Co-op (MCFC); the Burns Street Bistro, a kitchen/café that focuses on locally produced foods; the food aggregation-warehouse and central office site for the Western Montana Growers Co-op and the offices of the NMCDC.
    The MCFC is only the second consumer food cooperative licensed by the State of Montana. The Burns Street Bistro has quickly become one of Missoula’s most popular new restaurants. The Growers Co-op is a coalition (“37 and growing”) of growers in the Missoula, Flathead, Jocko, Mission and Bitterroot Valleys whose goal is to provide a regional market for the products from its member farms. The Growers Co-op is currently near completion of its own retrofit of approximately 4,500 square feet of the food hub building to suit its food aggregation and cold storage needs. This will add more than $230,000 of additional improvements to the once derelict building.
     The now remodeled community center and food hub bridges an urban/rural divide, contributes to regional-based agriculture and creates a direct business location for 15 full-time and 10 part-time jobs. In addition to individual business taxes paid by the building’s food enterprises, the Food Hub pays over $13,000 in local property taxes every year. The once unpaved truck yard now sites 17 homes that will pay over $15,000 per year in local taxes. 

	Public Agency Question 4:      Burns Street Square’s planning included assistance from the Catholic Campaign for Human Development, the USDA’s Cooperative Services Program and the MT Department of Agriculture’s “Growth Through Agriculture Program.”  The acquisition of the property for Burns Street Square -- both its once-vacant land and existing warehouse -- depended on an equally creative layering of funding: federal dollars (both HUD through the City of Missoula and USDA); a Missoula County loan; private foundation and individual donor contributions; NMCDC reserve funds and a CDFI loan.  Later, warehouse remodeling funds came through a federal appropriation, private foundations and a city-held EPA Brownfield grant. The Missoula Grants and Community Programs Office (formerly OPG) was able to provide liaison and facilitation services to coordinate a good deal of this collaborative funding. 
     The Burns Street Commons funding (for the construction of the project’s 17-home component), both townhomes and flats, came from HUD program funding and loans from local financial institutions. The housing project was completed on time and within budget but the Great Recession arrived at the same time as the fall of 2008 ribbon-cutting. The rapidly declining economy closed out a high proportion of the low- and moderate-income homebuyers – the population segment most at risk in the rapidly declining economy but still the demographic that program funding mandated service to.  
     With Missoula City Council approval, this Department was able to step in and keep the housing project viable by buying out $400,000 of construction loans and interest payment financing. The statewide NeighborWorks Montana additionally stepped up to substitute a low-interest loan to the NMCDC for the remainder of the bank-owed construction debt. This further community investment kept Burns Street Square whole and led to the property’s current role in providing housing, food services and community gathering space. This is the most ambitious community revitalization project ever accomplished in this extreme low-income neighborhood – one that could not have been initiated or seen through adversity without an array of sympathetic collaborators and supporters. 
     What is particularly instructive and inspiring about Burns Street Square’s public-private cooperation is the foundation of community planning that underlies the project.  Lacking that, the project could not have reached the larger level of funding it required for its completion or generated the local support necessary to see the project through the largest economic downturn since the Great Depression.   

	Public Agency Question 5:     The project’s most successful aspect is the role Burns Street Square is now able to play in the community– a role only made possible by the exceptional diversity of funding sources brought to the table. Its least successful aspect was unexpected market absorption delays for the sale of its homes and the stresses inherent in finding emergency gap funding (below). 
     Burns Street Square is a good example of the community rising to the occasion in difficult financial times to keep the total project viable. The City’s participation in funding this housing component needed to be increased after project completion to keep flagging housing sales of the 2008 recession period from dragging the homes into foreclosure. To do this, the City reapportioned significant monies from a fund built from UDAG and other loan fund repayments to buy out a portion of the homes’ construction debt. This was necessarily accomplished by diminishing the fund’s ability to benefit other projects and programs for LMI individuals, and at not insignificant cost in political capital for NMCDC, its advocates, and this Department. That the greater community was able to rally for this economically- and politically-disadvantaged community was inspiring. 
     All in all, it cannot be stressed enough how a citizen-initiated project in a low-income neighborhood after many years of planning and striving was able to assemble funding from such a wide array of sources: from city managed funding streams; several federal government departments and programs; national and regional foundations; small family foundations; large and small individual donors; and, finally, from the limited operating reserves of a small nonprofit with a grass roots board of directors. 
     Burns Street Square’s greatest design accomplishment is to have so dramatically turned around a severely blighted property as to make it a potentially catalytic architectural addition to a modestly built or deteriorating surrounding neighborhood. The project’s demographic and geographic context should be significant factors to consider and appreciate in understanding the project’s overall relevance. 
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	Archtiect Date: 12/4/14
	Archtiect Question 1:      Burns Street Square was envisioned as a sustainable community and food hub that would serve as a catalyst for neighborhood revitalization and provide a congenial mixed-use model replicable in other areas with a similar industrial, commercial, and residential interface. The site is on the west side of Missoula and is approximately 66,000 sf. The project consists of 17 units of Community Land Trust housing constructed in 2008 and the commercial space which is an extensively remodeled 13,000 sf shipping warehouse that was completed in 2010. The housing was designed by Hoffmann, Morgan and Associates and the Commercial space was designed by MMW architects, both of Missoula. The two firms worked collaboratively to create a comprehensive plan and both worked toward the goals put forth by the North Missoula Community Development Corporation.
     The community space sits to the north on the site with the housing units to the south. The housing is designed to acknowledge and embrace the commercial building by facing it with a common landscaped courtyard laced with walkways that join the separate uses, particularly the housing with the food co-op and neighborhood café.
     Built in the 1950’s, the community building is constructed of heavy timber beams and columns that support the room with a concrete masonry units building skin.  The structure is expressed throughout the building with all of the columns, beams and roof joist left exposed.  The remodel sought to achieve a number of goals: 1. Upgrade the structure of the building; 2. Upgrade the thermal and mechanical packages; 3. Organize the building for cohesiveness between tenants and the surrounding community; 4. Create flexible and multi-use spaces; 5. Clean up the building aesthetically.
     The NMCDC and the Architects preserved the “bones” of the building and expressed the beautiful structure within. The old truck dock bays were filled with new windows giving the building a lot of natural light.  A signature element of the building’s aesthetic appeal involved the replacement of the three large, south facing, overhead doors with banks of windows that look out to the common landscaped area between the housing and community building.  The building also has clerestory running down the spine of the building providing ample natural light throughout the building and creates a comfortable ambience, appropriate for both mercantile and office uses within the space.  
     Because the building was used for shipping, roughly 2/3 of the building is at loading dock height (+4’ above finish grade).  This posed some issues with accessibility in the, so an internal and external ramp were constructed as well as stairs to overcome the height differences.  The height of the main floor, however is well suited for the needs of the final tenant, the Western Montana Growers’ Cooperative.  As a wholesale food distributer, the space is uniquely suited to their needs.
	Archtiect Question 2:      The project’s total design brings low- and moderate-income home ownership opportunity to a disinvested neighborhood and adds to it much needed commercial space tailored to food provision. The community center building also provides meeting and program space for a variety of users in an area of the community where such gathering space was totally lacking. The community building has three tenants in addition to being the central office of the building owners, the NMCDC.  
     MMW has been actively involved in the development of Burns Street Square since 2006, originally donating an architectural site evaluation that was used in a Montana “Growth Through Agriculture” (GTA) grant application. Successful funding from that Montana State Department of Agriculture program enabled business consultant participation in creating the Missoula Community Food Cooperative’s business plan and the MMW creation of building remodeling schematic and construction estimate that premised the award of a $950,000 federal appropriation grant in 2010 to complete the first phase of the food hub building’s remodel. This has been successfully followed with three additional major phases targeted to other mission-related building users:  the Burns Street Bistro; the central office of the NMCDC (building owner); and the central office and food aggregation site of the Western Montana Grower’s Cooperative.       
     The central café space of the restaurant has a multiplicity of users.  The Burns Street Bistro has control of the space 7 days a week until 2:30 pm.  It also has Friday and Saturday evenings reserved for dinner service.  All other afternoons and evenings the space is available to others. Online comments from the “Yelp” review site often make favorable reference to the Burns Street Bistro’s main room’s funky warehouse-like ambience.  
     Grant money from the City of Missoula Neighborhood Project Fund was used to contribute to the construction of a performance stage in the center back wall of the room.  Above the main entrance to this section of the food hub building is a triptych displaying an artist’s conception of the history Missoula’s local food system.  The building’s nonprofit owner, the NMCDC, has talked about building community around food.  The Burns Street Food Hub has begun providing a remarkable venue supportive of that end.        
     Summer afternoons when school is out of session the room is used for a children’s food and enrichment program. Five evenings a week the space is available at low cost for rent by community groups and private parties.  Neighborhood Councils, neighborhood associations and other civic groups can reserve the room for meetings and events free of charge. 

	Archtiect Question 3:      Design challenges included incorporating as many of the owner’s “wish list” additions and amenities as possible within the constraints of the budget available for the building’s initial remodeling phase.  
      The building as it existed was an un-insulated shipping warehouse.  Although the “bones” of the project were still in good condition, there was an enormous amount of work that needed to happen for the building to meet code and accessibility standards.
     Essential project expenses included an insulated-roof overlay, asbestos mitigation, full sprinkling of the building, addition of new water service and a wastewater drain system, including a commercial grease trap, new electrical services and total building rewiring, handicap accessible lavatory construction and ramping, parking lot paving, and exterior CMU block patching and repair followed by a total building repaint. This first construction phase also incorporated major fenestrations replacement of both windows and doors and the creation of a new corner-entry with powered doors for food co-op grocery accessibility.
     Outside the budgetary capacity of the first project stage was concrete finishing of the future restaurant area, development of office space above the new lavatory additions, development of the commercial kitchen’s sink wall and cook-line with roof top range-hood and the remodel of the “back of house area” for additional food enterprise use.  Since the original remodel, the project owner has incrementally completed the commercial kitchen and the nonprofit’s office development with additionally granted funds.  MMW was able to provide pro-bono assistance for both of these project additions and has been the project architect for the recently concluded remodel of the back of house area for office, food storage and warehouse floor of the Western Montana Growers’ Cooperative, paid for by that organization.  
     Unrealized to date, is the owner’s desire to incorporate additional energy efficiency elements to the project such as solar paneling or perhaps a ground source heat pump.  The owner also wished to add some roof top accessibility with several surface decks that have not yet found a funding source. 

	Archtiect Question 4:      Burns Street Square is contextually complicated by anachronistic and transitioning uses.  The project fills an entire urban block in the Westside and is zoned “M1-R.”  In Missoula, this zoning category was formerly labeled “D-Industrial” and corresponded to a traditional Euclidean A,B,C,D scheme apexed by “A,” single family and based by “D” industrial.  In a bow to reality, in the early 1990’s, the City’s traditional “D-Industrial” zones were declared officially allowable for residential uses as well -- as they had historically and practicably evolved before citywide zoning was first adopted. This revision acknowledged a characteristic mixed-use where both small-scale residential and industrial type uses grew jointly in close proximity to one another around transportation corridors.  One side of the Burns property is paralleled by the mainline railroad tracks around which Missoula first developed.
     Following this 1990’s revision, there was a flourishing of residential development of a new sort -- big box apartment rentals taking advantage of the now clarified “D-zoned,” residential possibilities.  This building type inundated the Westside.  Developing empty industrial lots near the tracks swung a balance of residential types from single family detached residences to large-multiplex buildings in the quasi-industrial peripheral mix -- a neighborhood that had not evolved other services to accommodate them.  Also adding to this eclectic mix are several of Missoula’s oldest and most deteriorating trailer parks in former “C” zoned areas.  Two sides of Burns Street Square abut these 1950-era trailer parks, which still contain a significant percentage of pre-1978 mobile homes.
     Until 2005, the commercial building at Burns Street Square was used exclusively as a motor freight depot -- off loading interstate highway merchandise and rerouting it for local delivery.  Other former intermodal connections (rail and highway) in this neighborhood had for 30 or more years become exclusively used for motor freight distribution.  Several other buildings close by Burns Street Square have over the past quarter century similarly transitioned, while still retaining quasi-industrial uses no longer tied to the railroad.  
     Burns Street Square, rather than reflecting or replicating the incongruities of its surrounding neighborhood, attempts to become a central core around which a revitalized community could arise.  MMW Architects has been intensively involved in the renovation of the project’s commercial building and believes it proffers to the community a new vision – one able to serve both nearby residents and the larger Missoula area.  
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	Other Perspective Date: 12/2/2014
	Other Perspective Question 1: My role in the development of this project was related to the configuration and infrastructural needs of the food co-op. I was a part of the early meetings with architects to design the store to best suit our needs. As one of two store coordinators, I was an integral part of planning and implementing the move from our original location in the southwest corner of the building to the temporary location in the area the Burns Street Bistro now occupies. Once the improvements were complete in the current and permanent location of the building, I helped plan and implement this move as well. I was and still am in the position of oversight for our member loan program that raised capital to purchase needed coolers, freezers, shelving and other miscellaneous assets along with increased initial inventory for our larger retail space.

	Other Perspective Question 2: The impact of the food cooperative component of this project has been profoundly related to food security (affordable access to healthy and local food), equality and sense of community in a neighborhood that includes a high percentage of households with incomes far below the average Missoula resident. The food cooperative is an owner/member-run business entity where two part-time employees oversee inventory and general store operations while owner/members stock, cashier, clean, recycle, compost and perform administrative duties as part of membership requirement. The minimized need for employees allows for less overhead and in turn, a low mark-up on groceries. Membership is open to everyone and there are no economic barriers to joining the retail food cooperative.  All owner/members, regardless of income or residential status, are equal, working side by side the same number of hours per month and have one vote in decision-making. We strictly adhere to the seven cooperative principles established by the International Cooperative Alliance that requires our entity to be self-sufficient, democratic, open to everyone, educational and concerned with community. Our signature events are quarterly free community dinners accomplished in collaboration with the North Missoula Community Development Corporation and are our main method of outreach. Everyone who attends is fed a simple, nutritious, budget friendly meal at no cost and takes home a copy of the dinner’s recipe. The dinner has become a very effective means of connecting community members by sitting, eating and sharing at large, inclusive tables. These events exemplify the original community-minded, mission-driven goals related to this project and the impacts have been numerous from local business sponsorship to feeding our hungry neighbors.
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	Other Perspective Question 3: The trade-offs and compromises that occurred during the development of Food Co-op section of this project project had to do with issues related to decreased electrical capacity than originally planned, location of the cooperative store and ultimately, less square footage for future growth. An unforeseen impairment to our electrical capacity having to do with the industrial/residential vicinity of our project became a compromise to the cooperative space in the building. It has proven to be less of an impairment than anticipated for our current needs but we’ll need to to address this issue for future growth. The location of our store was a source of contention for some of our members who did not understand the importance of our location in relationship to our food security mission and the trade-off was that we lost members. Recently, we have lost the ability to expand with the addition of Western Montana Growers Co-op but the cost/benefit of this addition to our overall community food-hub dream is truly in our favor and isn’t considered a trade-off or compromise.
	Other Perspective Question 4: I consider Burns Street Square's successes to be ongoing as the NMCDC and Food Co-op continually reach underserved, low-income members of our community and will frame my answer accordingly. Our greatest success so far in this overall project is the achievement of our food-hub dream. The addition of the USDA certified food-hub in our building brings that dream full circle and our vision of the project and all of its component parts are now fulfilled.  Feasibility from neighborhood surveys indicated that residents wanted grocery retail (along with other components of our project) and we have solidly established this through our food co-op with 350 (and growing) active members. Success can be defined by turning an unused, abandoned and unsafe old shipping depot/lot into a beautiful community space with affordable home ownership, neighborhood grocery, a crowded little bistro, a local food distribution warehouse, edible gardens and a welcoming, safe and nourishing place for kids to spend afternoons in the Summer. We can improve by serving more of the community. The food co-op is currently planning fundraising to create a program where SNAP benefits are doubled for produce and bulk whole food purchases. When this program is fully functional, we will have achieved even greater mission related success. Our neighborhood is also the new home of a beautifully designed homeless shelter and we hope to successfully collaborate with them via our community dinners, free movie nights, affordable food and shared volunteer opportunities. Once we better establish more of these types of community-serving organizational relationships we will see even more success.


