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Executive Summary 

N. Barry Lyon Consultants Limited has been retained by Metrolinx to undertake a study of the 

existing real estate market conditions along the future Finch West LRT corridor (FWC) and 

provide an analysis of the market impacts the proposed higher-order transit may have when 

implemented.  The report provides an analysis of current and projected real estate market 

conditions as well as identify sites that present an opportunity for intensification, including an 

analysis of market thresholds that will likely be required to allow the redevelopment of these sites 

to proceed.  This report provides the background data and detailed analyses that are summarized 

in the final report ‘Setting the Stage:  Encouraging Transit Supportive Places on the Finch West 

LRT Corridor’ coauthored by NBLC and Planning Alliance. 

Real estate markets value walkable access to modern, higher-order transit, a trend that is reflected 

by increases land value, new development, tax assessment and economic activity. Providing the 

broader market requirements are in place, some, or all of these measures are typically improved 

with the introduction of affordable, frequent and reliable transit service.  A literature review of 

studies that have measured the impacts of transit on property values throughout North America 

support increases in value for residential, commercial, and to a lesser extent industrial land uses.  

In general, the greatest value up-lift will impact higher density developments, where 

owners/tenants are more likely to make use of and benefit from transit services on a day-to-day 

basis. 

The findings of this report suggest that the market demand for residential uses, and to lesser 

extent office and commercial uses, are expected to improve with the new LRT service along 

Finch Avenue West. Demand will be strongest in the areas that are within walking distance of a 

station, typically 500 metres. Strong increases in the value of single family homes, and other 

ground oriented housing types along the corridor, as well as land transactions and high density 

development applications and activity, are all early signals that demand may be maturing for 

higher density residential formats in this area.  However, all areas will not respond in a similar or 

consistent manner as other issues such as the existing land use and ownership pattern as well as 

the motivating interests of the land owners will also influence the future direction of the 

development of these lands.  

Overall, the Finch Corridor market is maturing at a steady rate. The LRT will have the impact of 

accelerating the market in terms of pricing and demand but only in the areas where the 

development and ownership patterns are aligned with planning and market forces. Over the long 

term it is expected that given the current and projected market context of the area, the new Finch 

LRT will support increasingly significant reinvestment along the corridor, particularly in the 

residential market place. 
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	Executive Summary 
	N. Barry Lyon Consultants Limited has been retained by Metrolinx to undertake a study of the existing real estate market conditions along the future Finch West LRT corridor (FWC) and provide an analysis of the market impacts the proposed higher-order transit may have when implemented.  The report provides an analysis of current and projected real estate market conditions as well as identify sites that present an opportunity for intensification, including an analysis of market thresholds that will likely be 
	Real estate markets value walkable access to modern, higher-order transit, a trend that is reflected by increases land value, new development, tax assessment and economic activity. Providing the broader market requirements are in place, some, or all of these measures are typically improved with the introduction of affordable, frequent and reliable transit service.  A literature review of studies that have measured the impacts of transit on property values throughout North America support increases in value 
	The findings of this report suggest that the market demand for residential uses, and to lesser extent office and commercial uses, are expected to improve with the new LRT service along Finch Avenue West. Demand will be strongest in the areas that are within walking distance of a station, typically 500 metres. Strong increases in the value of single family homes, and other ground oriented housing types along the corridor, as well as land transactions and high density development applications and activity, ar
	Overall, the Finch Corridor market is maturing at a steady rate. The LRT will have the impact of accelerating the market in terms of pricing and demand but only in the areas where the development and ownership patterns are aligned with planning and market forces. Over the long term it is expected that given the current and projected market context of the area, the new Finch LRT will support increasingly significant reinvestment along the corridor, particularly in the residential market place. 
	 
	1.0 Introduction 
	N. Barry Lyon Consultants Limited has been retained by Metrolinx to undertake a study of the existing real estate market conditions along the future Finch West LRT corridor (FWC) and provide an analysis of the market impacts the proposed higher-order transit may have when implemented.  The report will provide an analysis of current and projected real estate market conditions as well as identify sites that present an opportunity for intensification, including an analysis of market thresholds that will likely
	The Finch West LRT will provide approximately 11 kilometers of light rail transit along Finch Avenue from the planned Finch West subway station at Keele Street to Humber College.  The LRT will operate in a dedicated lane in the centre of the street and accommodate 18 surface stops along with one below grade interchange station at Keele Street that will be integrated with the future Spadina Subway station.  Expected benefits of the project from a market perspective are as follows: 
	 The LRT will provide increased speed over a local bus -  it is estimated that the LRT will provide service that is over 20% faster than buses in mixed traffic today; 
	 The LRT will provide increased speed over a local bus -  it is estimated that the LRT will provide service that is over 20% faster than buses in mixed traffic today; 
	 The LRT will provide increased speed over a local bus -  it is estimated that the LRT will provide service that is over 20% faster than buses in mixed traffic today; 

	 LRT vehicles can accommodate approximately three times more riders than a bus, which will reduce overcrowding and ensure most riders will be able to sit during their trip; 
	 LRT vehicles can accommodate approximately three times more riders than a bus, which will reduce overcrowding and ensure most riders will be able to sit during their trip; 

	 Projected ridership will reach 2,800 passengers per hour in the peak direction by 2031, which is above the capacity of local mixed-traffic buses.  The full capacity of the LRT is 15,000 passengers per hour per direction. LRT cars can be removed or added easily, thus providing the flexibility to accommodate ridership demands; 
	 Projected ridership will reach 2,800 passengers per hour in the peak direction by 2031, which is above the capacity of local mixed-traffic buses.  The full capacity of the LRT is 15,000 passengers per hour per direction. LRT cars can be removed or added easily, thus providing the flexibility to accommodate ridership demands; 

	 Reliability will be greatly increased as the LRT will carry passengers in dedicated right-of-way transit lanes separate from regular traffic, as well as priority signaling at intersections; and, 
	 Reliability will be greatly increased as the LRT will carry passengers in dedicated right-of-way transit lanes separate from regular traffic, as well as priority signaling at intersections; and, 

	 The LRT will also provide greater connectivity for Finch West by providing higher-order transit with accessible stations that will connect with the City’s local transit routes and the future Spadina subway stop at Keele Street. 
	 The LRT will also provide greater connectivity for Finch West by providing higher-order transit with accessible stations that will connect with the City’s local transit routes and the future Spadina subway stop at Keele Street. 


	The Finch West LRT is one of four future rapid transit projects in the City of Toronto (Figure 1).  In combination with the Eglinton Crosstown LRT, Sheppard East LRT and replacement of the current Scarborough RT, public transit will be vastly improved in the City as well as improving connectivity to areas of need and easing traffic congestion.   
	Construction on the Finch West LRT is scheduled to being in 2016, with a projected opening of 2021. 
	Figure
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	Figure 1:  Rapid Transit Expansion in Toronto 
	Source:  Metrolinx 

	 
	2.0 The Finch West LRT Corridor 
	The Finch West LRT corridor (FWC) extends from Keele Street in the East to Humber College in the west, covering approximately 11 kilometers of the City’s northwest quadrant.  The study area for this report has been selected, in consultation with the City of Toronto, to include the area illustrated by Figure 2 below and has been broken into eight separate submarkets for further study.  Figure 2 displays the location of transit stops along the corridor, a 500 metre walking radius surrounding each station and 
	Figure 2:  Finch West LRT Corridor Study Area 
	 
	Figure
	Source:  City of Toronto 
	The FWC contains a mix of low, medium, and high density residential uses.  Generally, the west end of the corridor contains nearly a 50% even split of ground-oriented homes (traditional townhomes, single-detached, and semi-detached homes), and apartment buildings.  In the eastern end of the corridor however, nearly 65% of housing units are within apartment buildings, most of which are over five storeys.  This is not surprising given the large concentration of apartment neighbourhoods on Finch Avenue West be
	The City of Toronto’s Strong Neighbourhood Strategy 2020, has identified 31 Neighbourhood Improvement Areas (NIA) (see Figure 3) in the city that fall below the strategy’s Neighbourhood Equity Score. Due to the high concentration of disadvantaged populations that occupy the older apartment buildings, nearly all of the neighbourhoods along the corridor have been identified as a NIA.  However, these concentrations, are in relatively compact geographic areas along the corridor, compared to the stable and posit
	 Overall, the corridor has experienced modest population growth and stagnant housing starts.  The population had decreased between 2001 and 2006 and then increased by 7% between from 2006 to 2011. This is a result of larger household sizes and a larger proportion of multi-family households, resulting in a higher average person per household. 
	 Overall, the corridor has experienced modest population growth and stagnant housing starts.  The population had decreased between 2001 and 2006 and then increased by 7% between from 2006 to 2011. This is a result of larger household sizes and a larger proportion of multi-family households, resulting in a higher average person per household. 
	 Overall, the corridor has experienced modest population growth and stagnant housing starts.  The population had decreased between 2001 and 2006 and then increased by 7% between from 2006 to 2011. This is a result of larger household sizes and a larger proportion of multi-family households, resulting in a higher average person per household. 

	 The corridor has lower average household incomes compared to the City as whole combined with high unemployment and lower participation rates. Lower levels of education completed, including a higher rate of persons without a high school education are also reported. However, as noted above, these populations are concentrated in areas where supportive housing is offered. 
	 The corridor has lower average household incomes compared to the City as whole combined with high unemployment and lower participation rates. Lower levels of education completed, including a higher rate of persons without a high school education are also reported. However, as noted above, these populations are concentrated in areas where supportive housing is offered. 

	 The proportion of immigrants is high along the FWC, with 61% of the population being immigrants to Canada, compared to 49% for the City as a whole.  
	 The proportion of immigrants is high along the FWC, with 61% of the population being immigrants to Canada, compared to 49% for the City as a whole.  

	 The population is also younger than the rest of the City, with a high proportion of persons under 19 years of age.  
	 The population is also younger than the rest of the City, with a high proportion of persons under 19 years of age.  

	 In terms of housing tenure, the corridor was almost equally split between those that own the homes and those who rent, consistent with the City’s rate of 51%. 
	 In terms of housing tenure, the corridor was almost equally split between those that own the homes and those who rent, consistent with the City’s rate of 51%. 


	The FWC also contains a significant supply of employment lands that are largely occupied by industrial and industrial office space (Figure 4) and retail uses.  The industrial space is largely concentrated in the area surrounding Highway 27, along Finch Avenue West between Milvan Drive and Highway 400, and the area east of Keele Street.  While retail is found throughout the corridor in the form of smaller stores and plazas, there are also concentrations of large scale retail at Jane Street and Finch Avenue, 
	 
	Figure 3:  City of Toronto Neighbourhood Improvement Areas 
	Figure
	Figure
	Source:  City of Toronto 
	 
	The FWC contains a number of schools that range from elementary to post-secondary as well as numerous community centres and social service facilities.  Two major hospitals are also located along the corridor: the Etobicoke General Hospital and Humber River Regional Hospital.  It is noted that Humber River Regional Hospital will relocate later this year (Q4 2015) to a 30 acre site near Keele Street and Highway 401.  The existing hospital will downsize in operations and become an ambulatory care centre, speci
	Of note, Humber College is preparing a new master plan to serve a growing student and community population.  The campus has experienced significant growth over the past 10 years and will continue to experience pressure to expand and intensify.  As the western terminus of the future LRT, the growth and expansion of the College will play an important role in intensifying around this station. 
	Another major component of the FWC is a utility corridor that bisects Finch Avenue to the east of Weston Road, eventually running parallel to the north of the corridor to the east of this intersect.  While the hydro corridor sterilizes some land from intensive redevelopment, it does serve a variety of uses including bike trails, park space and programmable open space.  This is in addition to the large quantity of open spaces including major parks, school yards, green spaces and natural heritage systems acro
	Overall, the FWC is nodal in nature with concentrations of residential, commercial and institutional uses clustered at: 
	 Humber College;  
	 Humber College;  
	 Humber College;  


	 Albion Mall; 
	 Albion Mall; 
	 Albion Mall; 

	 Emery Village;  
	 Emery Village;  

	 Jane and Finch; and  
	 Jane and Finch; and  

	 Keele and Finch.   
	 Keele and Finch.   


	These are also station locations, have at least some planning permissions, available land or intensification potential as well as other positive market attributes. These are the areas where we expect the dynamics of the real estate market to evolve with the introduction of transit and is discussed in greater detail in the following.  
	3.0  Finch West Corridor Market Scan 
	This section will provide an assessment of the broad dynamics of the current real estate market along the corridor. 
	3.1 Residential Market  
	This residential market assessment includes a review of the resale market, which is often a leading indicator of the direction of the new sales market, in terms of pricing thresholds and the level of demand.  The resale market also provides an understanding of how real estate values for all housing types have increased over time along the FWC in relation to the City of Toronto.  The assessment also addresses the rental market and new high and medium density residential projects across the corridor.   
	3.1.1 Residential Resale Market 
	NBLC has surveyed resale transactions for all housing forms in the FWC over the past year.  It is noted that the actual boundaries of the search extend beyond the identified study area due to the larger data boundaries provided by Toronto’s Multiple Listing Service (MLS).  Nevertheless, the data provides insight into the strength and performance of the residential real estate market along the FWC.  The exact boundaries and summary data is provided in the appendix of this report. 
	In reviewing residential resale activity across the FWC, it is evident that the market’s preference has been for grade related single family homes (Table 1). 
	 Over the past year, the average sale price for a freehold detached home, semi-detached or townhome has been $510,000, compared to $690,000 in the City as a whole selling after about 33 days on market. Specifically, the average price of a detached home was approximately $522,000 and an attached/townhome averaged $438,000. 
	 Over the past year, the average sale price for a freehold detached home, semi-detached or townhome has been $510,000, compared to $690,000 in the City as a whole selling after about 33 days on market. Specifically, the average price of a detached home was approximately $522,000 and an attached/townhome averaged $438,000. 
	 Over the past year, the average sale price for a freehold detached home, semi-detached or townhome has been $510,000, compared to $690,000 in the City as a whole selling after about 33 days on market. Specifically, the average price of a detached home was approximately $522,000 and an attached/townhome averaged $438,000. 

	 The sales to listing ratio (SLR) for freehold residential properties across the corridor was 79%, indicating conditions of a seller’s market.  A seller’s market is a condition characterized by a market where demand outweighs supply, where homes can sell quickly and for a higher price.   
	 The sales to listing ratio (SLR) for freehold residential properties across the corridor was 79%, indicating conditions of a seller’s market.  A seller’s market is a condition characterized by a market where demand outweighs supply, where homes can sell quickly and for a higher price.   

	 While the pricing of ground oriented homes is relatively affordable, especially when compared to the average detached housing price in Toronto of $934,0001, the values of detached homes in the FWC area have risen by approximately 80% over the past 10 years (Table 2). 
	 While the pricing of ground oriented homes is relatively affordable, especially when compared to the average detached housing price in Toronto of $934,0001, the values of detached homes in the FWC area have risen by approximately 80% over the past 10 years (Table 2). 


	1 TREB Market Watch, Q1 2015 
	1 TREB Market Watch, Q1 2015 

	 These positive indicators reflect a healthy and strong residential market for ground oriented housing along the FWC that will continue to increase with time and will be further improved by the implementation of the LRT. 
	 These positive indicators reflect a healthy and strong residential market for ground oriented housing along the FWC that will continue to increase with time and will be further improved by the implementation of the LRT. 
	 These positive indicators reflect a healthy and strong residential market for ground oriented housing along the FWC that will continue to increase with time and will be further improved by the implementation of the LRT. 

	 Generally, resale prices are higher at both end points of the future LRT, around Humber College and near Keele Street.   
	 Generally, resale prices are higher at both end points of the future LRT, around Humber College and near Keele Street.   


	Table 1 
	 
	Figure
	In comparison, the resale condominium market is less mature and has not shown the same indications of growth and market acceptance as ground oriented homes: 
	 The condominium resale market consists almost entirely of buildings typically 30 years old. Many are burdened by heavy maintenance requirements which, in many cases, have put significant pressure on maintenance fees and have driven down the resale value of these properties.  
	 The condominium resale market consists almost entirely of buildings typically 30 years old. Many are burdened by heavy maintenance requirements which, in many cases, have put significant pressure on maintenance fees and have driven down the resale value of these properties.  
	 The condominium resale market consists almost entirely of buildings typically 30 years old. Many are burdened by heavy maintenance requirements which, in many cases, have put significant pressure on maintenance fees and have driven down the resale value of these properties.  

	 The market for reselling condominium townhomes and apartments is therefore noticeably weaker, albeit still relatively positive.  
	 The market for reselling condominium townhomes and apartments is therefore noticeably weaker, albeit still relatively positive.  

	 These properties service an affordable price point, with average properties transacting for $215,000 after 77 days on market, with a sales to listing ratio of 66%, which continues to represent a seller’s market. 
	 These properties service an affordable price point, with average properties transacting for $215,000 after 77 days on market, with a sales to listing ratio of 66%, which continues to represent a seller’s market. 

	 The lower prices observed for these condominium projects also contribute to the slower sales experienced at some of the new projects that are currently selling, which are priced much higher. The FWC market has not matured to a point where high density condominium apartments are largely accepted as a desirable housing format.  
	 The lower prices observed for these condominium projects also contribute to the slower sales experienced at some of the new projects that are currently selling, which are priced much higher. The FWC market has not matured to a point where high density condominium apartments are largely accepted as a desirable housing format.  

	 Similar to the freehold market, resale prices are higher at both end points of the future LRT, around Humber College and near Keele Street.   
	 Similar to the freehold market, resale prices are higher at both end points of the future LRT, around Humber College and near Keele Street.   


	Generally, real estate values have increased substantially in this area of the City, especially for ground oriented homes.  Utilizing data from the Toronto Real Estate Board, resale data has been compiled for MLS Zone W10 and W05 as well as for the entire City of Toronto from January 2005 and 2015.  While the MLS zone boundaries are much larger than the study area, the below information is still useful in understanding how real estate values have increased in these zones relative to the City of Toronto as a
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	Figure 4:  MLS Zones 
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	Table 2 
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	 While real estate values have been increasing slower than the rest of the City, the value of detached and semi-detached homes have been increasing at a steady rate, especially in the eastern end of the corridor. 
	 While real estate values have been increasing slower than the rest of the City, the value of detached and semi-detached homes have been increasing at a steady rate, especially in the eastern end of the corridor. 
	 While real estate values have been increasing slower than the rest of the City, the value of detached and semi-detached homes have been increasing at a steady rate, especially in the eastern end of the corridor. 

	 The continued increasing value of ground oriented homes will play a critical role in the market for higher density forms of housing, as an unaffordable ground-oriented housing market is a precursor for the high density marketplace. 
	 The continued increasing value of ground oriented homes will play a critical role in the market for higher density forms of housing, as an unaffordable ground-oriented housing market is a precursor for the high density marketplace. 

	 Not surprisingly, the price appreciation for townhomes and apartment units has shown a noticeably weaker increase over the past 10 years, especially in relation to the rest of the City.  This is not surprising given the older nature of most of the condominium housing stock in the FWC and limited new development in this area. 
	 Not surprisingly, the price appreciation for townhomes and apartment units has shown a noticeably weaker increase over the past 10 years, especially in relation to the rest of the City.  This is not surprising given the older nature of most of the condominium housing stock in the FWC and limited new development in this area. 

	 The negative value noted for condominium townhomes in W05 is a reflection of the wide range in quality of this type of housing.  While the condominium townhomes that sold in January 2015 were mostly below $200,000, the previous month (December 2014) noted the average resale price for this housing type was $310,000, which represents a price increase of 43% from the January 2005 value. 
	 The negative value noted for condominium townhomes in W05 is a reflection of the wide range in quality of this type of housing.  While the condominium townhomes that sold in January 2015 were mostly below $200,000, the previous month (December 2014) noted the average resale price for this housing type was $310,000, which represents a price increase of 43% from the January 2005 value. 


	 The above is also reflective of the older character of this product type in the corridor and the effect high maintenance requirements and fees can have on real estate values. 
	 The above is also reflective of the older character of this product type in the corridor and the effect high maintenance requirements and fees can have on real estate values. 
	 The above is also reflective of the older character of this product type in the corridor and the effect high maintenance requirements and fees can have on real estate values. 

	 Table 2, in addition to the more focused results of Table 1, show indications of a healthy housing market that is experiencing increases in value, although at a slower rate than other areas of the City.  As the market matures and real estate values continue to increase, a stronger market for high density residential development will begin to develop.  
	 Table 2, in addition to the more focused results of Table 1, show indications of a healthy housing market that is experiencing increases in value, although at a slower rate than other areas of the City.  As the market matures and real estate values continue to increase, a stronger market for high density residential development will begin to develop.  


	3.1.2 Actively Marketing (New) Medium and High Density Residential Projects 
	Across the FWC there are currently four high and medium density residential development projects actively marketing, although most of these projects are actually located just outside of the submarket boundaries identified by this study. These projects are nevertheless important evidence of slowly emerging demand for high density formats of housing. NBLC has also surveyed recently sold-out and cancelled medium and high-density residential projects within the study area.  Figure 5 below illustrates the locati
	There are two high-rise condominium apartment developments that are currently actively marketing.   
	 The Lexington is a 17 storey building by Royale Grand Woodbine which will contain 171 units.  It is located just south of Humber College near Woodbine Centre, approximately a 15 minute walk from the future LRT station at Humber College.  The project began selling units in April of 2012 and is currently 74% sold.  
	 The Lexington is a 17 storey building by Royale Grand Woodbine which will contain 171 units.  It is located just south of Humber College near Woodbine Centre, approximately a 15 minute walk from the future LRT station at Humber College.  The project began selling units in April of 2012 and is currently 74% sold.  
	 The Lexington is a 17 storey building by Royale Grand Woodbine which will contain 171 units.  It is located just south of Humber College near Woodbine Centre, approximately a 15 minute walk from the future LRT station at Humber College.  The project began selling units in April of 2012 and is currently 74% sold.  

	 Similarly, Cloud9 is a 12 storey and 260 unit development project by Lash Development Corp, located on Kipling Avenue just south of the Humber River.  The project is just over 81% sold, selling at a 
	 Similarly, Cloud9 is a 12 storey and 260 unit development project by Lash Development Corp, located on Kipling Avenue just south of the Humber River.  The project is just over 81% sold, selling at a 

	slightly quicker pace than the Lexington. 
	slightly quicker pace than the Lexington. 

	 These two projects have sold at a reasonable sales pace of approximately 4.9 sales per project, per month.  Based on the remaining supply of 94 units, approximately 9 months of high-density apartment units remain, assuming no new projects come to market and the current sales pace is maintained. 
	 These two projects have sold at a reasonable sales pace of approximately 4.9 sales per project, per month.  Based on the remaining supply of 94 units, approximately 9 months of high-density apartment units remain, assuming no new projects come to market and the current sales pace is maintained. 

	 Overall, affordability has played a key role in the success of these developments; both of which offered units priced below $250,000, with most units below $350,000.  The current average index price for these projects is approximately $439 per square foot (PSF). 
	 Overall, affordability has played a key role in the success of these developments; both of which offered units priced below $250,000, with most units below $350,000.  The current average index price for these projects is approximately $439 per square foot (PSF). 


	Figure
	 The smaller and more affordable units have sold the strongest at both of these buildings (1 bedroom and 1 bedroom + den units).  The larger 2 bedroom units and the five penthouse units at Lexington have sold the slowest. 
	 The smaller and more affordable units have sold the strongest at both of these buildings (1 bedroom and 1 bedroom + den units).  The larger 2 bedroom units and the five penthouse units at Lexington have sold the slowest. 
	 The smaller and more affordable units have sold the strongest at both of these buildings (1 bedroom and 1 bedroom + den units).  The larger 2 bedroom units and the five penthouse units at Lexington have sold the slowest. 


	There are two active stacked townhouse projects currently selling just south of the corridor’s study area.  Both projects are located at Sheppard Avenue and Weston Road, in Lindvest’s Westown master planned community. 
	 Westown, which contains 110 units across 1 bedroom, 1 bedroom + den and 2 bedroom units, is 99% sold and has only one 1 bedroom unit remaining.   
	 Westown, which contains 110 units across 1 bedroom, 1 bedroom + den and 2 bedroom units, is 99% sold and has only one 1 bedroom unit remaining.   
	 Westown, which contains 110 units across 1 bedroom, 1 bedroom + den and 2 bedroom units, is 99% sold and has only one 1 bedroom unit remaining.   

	 The Brownstones at Westown, which began selling in November 2013, contains 152 two bedroom units that are all similarly positioned between 942 and 1,016 square feet and priced between $329,900 and $379,900. 
	 The Brownstones at Westown, which began selling in November 2013, contains 152 two bedroom units that are all similarly positioned between 942 and 1,016 square feet and priced between $329,900 and $379,900. 

	 The project is 30% sold, representing an absorption rate of 3.7 sales per month over the 12.5 months it has been actively marketing.  Based on the remaining 106 units, 
	 The project is 30% sold, representing an absorption rate of 3.7 sales per month over the 12.5 months it has been actively marketing.  Based on the remaining 106 units, 

	the project could take approximately 28 months to sell the remaining supply. 
	the project could take approximately 28 months to sell the remaining supply. 

	 The units are positioned at a relatively affordable average index price of $362 psf compared to the GTA average of $396 for stacked townhomes. 
	 The units are positioned at a relatively affordable average index price of $362 psf compared to the GTA average of $396 for stacked townhomes. 

	 Despite the lower price per square foot than the high-rise condominium projects noted above, the Brownstones at Westown has limited its purchaser prospects by only offering larger 2 bedroom units.   
	 Despite the lower price per square foot than the high-rise condominium projects noted above, the Brownstones at Westown has limited its purchaser prospects by only offering larger 2 bedroom units.   

	 Unlike the high-rise projects, which offer units below $250,000, Lindvest has only offered 2 bedroom units at a higher price point.  These units have a much slower market absorption in this area of the City due to resident affordability issues and also the relatively lower resale price of freehold and condominium townhomes in the study area. 
	 Unlike the high-rise projects, which offer units below $250,000, Lindvest has only offered 2 bedroom units at a higher price point.  These units have a much slower market absorption in this area of the City due to resident affordability issues and also the relatively lower resale price of freehold and condominium townhomes in the study area. 

	 The slow sales currently experienced at the Brownstones at Westown is more reflective of the project’s positioning rather than a lack of demand for stacked townhomes along the FWC.  Evidence of this are the two stacked townhouse projects within the study area, Harmony Village and The Winds, which sold out in 2011 and 2004 respectively. 
	 The slow sales currently experienced at the Brownstones at Westown is more reflective of the project’s positioning rather than a lack of demand for stacked townhomes along the FWC.  Evidence of this are the two stacked townhouse projects within the study area, Harmony Village and The Winds, which sold out in 2011 and 2004 respectively. 

	 Harmony Village by Willowfield Homes is located on the south side of Finch Avenue at Islington.  The 308 stacked townhouse units sold out in roughly six years, although it reached 97% sales in only 3.5 years, with the larger three bedroom units taking longer to sell. 
	 Harmony Village by Willowfield Homes is located on the south side of Finch Avenue at Islington.  The 308 stacked townhouse units sold out in roughly six years, although it reached 97% sales in only 3.5 years, with the larger three bedroom units taking longer to sell. 


	Figure
	 The Winds by Jaymor Group is located at Finch and Sentinel Road, and contained 112 units that sold out in only nine months.   
	 The Winds by Jaymor Group is located at Finch and Sentinel Road, and contained 112 units that sold out in only nine months.   
	 The Winds by Jaymor Group is located at Finch and Sentinel Road, and contained 112 units that sold out in only nine months.   

	 Both projects offered a variety of unit types and were priced affordably. 
	 Both projects offered a variety of unit types and were priced affordably. 


	Figure 5: Active, Sold Out and Cancelled High and Medium Density Residential Projects 
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	Source:    DTMI Spatial, N. Barry Lyon Consultants Ltd. 
	It is also worth noting that two residential projects have been cancelled in the study area since 2004, the latest occurring in 2013. Both projects were located on the same site, the northwest corner of Finch and Weston Road.  The FWC has at times struggled to gain market traction, with the market for new residential development focused on affordable product types. 
	 The first attempt at redeveloping this site was by Rose Valley Homes.  The project, called Centrillium, proposed nine buildings from 10-18 storeys and 1,500 total units, including the world’s tallest flag pole.   
	 The first attempt at redeveloping this site was by Rose Valley Homes.  The project, called Centrillium, proposed nine buildings from 10-18 storeys and 1,500 total units, including the world’s tallest flag pole.   
	 The first attempt at redeveloping this site was by Rose Valley Homes.  The project, called Centrillium, proposed nine buildings from 10-18 storeys and 1,500 total units, including the world’s tallest flag pole.   

	 The first tower initially sold fairly well, selling approximately 41% in the first month of sales.  However, no additional sales occurred over the next six months and the project was officially cancelled in May 2004. 
	 The first tower initially sold fairly well, selling approximately 41% in the first month of sales.  However, no additional sales occurred over the next six months and the project was officially cancelled in May 2004. 


	 Solmar has since purchased a portion of this land for a smaller scale development marketed as Admiral Towers that included one 18 storey tower of 129 units.  The project launched in July of 2013 and was cancelled three months after, with 30% of the building sold.   
	 Solmar has since purchased a portion of this land for a smaller scale development marketed as Admiral Towers that included one 18 storey tower of 129 units.  The project launched in July of 2013 and was cancelled three months after, with 30% of the building sold.   
	 Solmar has since purchased a portion of this land for a smaller scale development marketed as Admiral Towers that included one 18 storey tower of 129 units.  The project launched in July of 2013 and was cancelled three months after, with 30% of the building sold.   

	 As Solmar still owns the land, it would not be surprising for them to pursue a high density project in the future as construction begins on the LRT. 
	 As Solmar still owns the land, it would not be surprising for them to pursue a high density project in the future as construction begins on the LRT. 


	3.1.3 Purpose Built Rental Apartment Market 
	The rental market along the FWC is primarily contained within older apartment buildings, often characterized as ‘Towers in the Park’.  Many of these buildings are also Toronto Community Housing (TCH) projects, which provide housing to low and moderate income households that include seniors, families, recent immigrants and people with special needs.  The below points summarize the rental market along the FWC, with summary data located in the Appendix of this report: 
	 Almost all of the existing rental apartment stock located across the FWC is located throughout older apartment buildings.  
	 Almost all of the existing rental apartment stock located across the FWC is located throughout older apartment buildings.  
	 Almost all of the existing rental apartment stock located across the FWC is located throughout older apartment buildings.  

	 Rental vacancies are relatively low, averaging 1.4% (City of Toronto, 1.6%).  Vacancies are particularly low (<1%) in the west end of the FWC and near the Jane and Finch intersection.  
	 Rental vacancies are relatively low, averaging 1.4% (City of Toronto, 1.6%).  Vacancies are particularly low (<1%) in the west end of the FWC and near the Jane and Finch intersection.  

	 Relative to the City of Toronto, few units are configured as studio or one-bedroom layouts, with the bulk of the supply in two and three-bedroom formats. 
	 Relative to the City of Toronto, few units are configured as studio or one-bedroom layouts, with the bulk of the supply in two and three-bedroom formats. 

	 Due to the age of this rental stock, rents are controlled by the Rental Tenancy Act and protected for affordability. Average rental rates typically fall between $950 and $1,150 per month.  
	 Due to the age of this rental stock, rents are controlled by the Rental Tenancy Act and protected for affordability. Average rental rates typically fall between $950 and $1,150 per month.  

	 In terms of new purpose-built rental apartment supply, Medallion Corporation is currently developing the first phase of a 1,400 unit development called Casa. The project received funding from the Investment in Affordable Housing program and is planned to include 154 new affordable rental homes.   
	 In terms of new purpose-built rental apartment supply, Medallion Corporation is currently developing the first phase of a 1,400 unit development called Casa. The project received funding from the Investment in Affordable Housing program and is planned to include 154 new affordable rental homes.   


	3.2 Commercial Market Assessment 
	We have assessed commercial market activity over the past year by compiling data from Toronto’s MLS service, along with interviews with local brokers and developers to gauge the level of activity, vacancies, and pricing for commercial space across the FWC for retail, office and industrial uses.  There has been no new major commercial development within the corridor although improvements and upgrades are apparent in the existing facilities. Summary data is available in the appendix of this document. 
	The Finch West corridor is home to major employers such as Home Depot and LG, as well as major institutional uses in Humber College, Etobicoke General Hospital, and York University, among others. However, the area’s commercial building stock is primarily comprised of older industrial buildings with substandard ceiling/racking heights and struggles with higher vacancies. While more modern and flexible developments seem to prosper, the average rental rates vary widely and are typically below replacement value
	From a retail perspective, the study area is almost exclusively serviced with local population-serving retail such as that found at the Albion Centre at Albion and Finch, as well as the Jane-Finch Mall and Yorkgate Mall near the Jane and Finch intersection.  Retail demand is a function of population growth and income. With only modest population growth over recent years, retail demand within the study area has remained relatively stable. 
	The existing office space along the corridor is primarily located throughout low or midrise buildings, where monthly rents range between $2 and $10 per square foot (PSF), averaging closer to $5 PSF.  A small number of larger office buildings are earning comparatively higher rents, ranging between $8 and $20 PSF, with some office buildings closer to Finch and Keele collecting between $25 and $35 PSF.  Generally, rents for all product types are observed to stay relatively low along the entire corridor and beg
	A review of the City of Toronto’s employment survey data has also been utilized to help quantify employment growth along the corridor and the rise/fall of growth in various sectors of employment.  Overall, as illustrated in Figure 6, the total number of jobs in the corridor as of 2011 is approximately 38,300. 
	 Since 2001, the amount of jobs along the FWC has grown by approximately 7% or 2,600 jobs.   
	 Since 2001, the amount of jobs along the FWC has grown by approximately 7% or 2,600 jobs.   
	 Since 2001, the amount of jobs along the FWC has grown by approximately 7% or 2,600 jobs.   

	 This is due largely to the high growth experienced in the institutional and office sector over this period.  Of note, manufacturing jobs experienced a loss of 30% (3,200 jobs) over this period, which is consistent with employment trends noted across the City and Province, as the economic focus continues to shift away from manufacturing and towards a service based economy.  
	 This is due largely to the high growth experienced in the institutional and office sector over this period.  Of note, manufacturing jobs experienced a loss of 30% (3,200 jobs) over this period, which is consistent with employment trends noted across the City and Province, as the economic focus continues to shift away from manufacturing and towards a service based economy.  

	▫ Of note, while manufacturing employment has decreased substantially over this period, the actual number of manufacturing establishments has only decreased by 5% since 2001.  This is a reflection of manufacturers not only becoming more efficient, but also a shift from traditionally labour intensive manufacturing work to an end of the supply chain form of employment.  This employment is far less labour intensive and has a stronger focus on final assembly (value added manufacturing) and distribution. 
	▫ Of note, while manufacturing employment has decreased substantially over this period, the actual number of manufacturing establishments has only decreased by 5% since 2001.  This is a reflection of manufacturers not only becoming more efficient, but also a shift from traditionally labour intensive manufacturing work to an end of the supply chain form of employment.  This employment is far less labour intensive and has a stronger focus on final assembly (value added manufacturing) and distribution. 


	 The drop experienced in retail employment can largely be viewed as a result of the stagnant population growth experienced over the past 10 years and lack of serious investment in any of the major shopping centres during this time.   
	 The drop experienced in retail employment can largely be viewed as a result of the stagnant population growth experienced over the past 10 years and lack of serious investment in any of the major shopping centres during this time.   
	 The drop experienced in retail employment can largely be viewed as a result of the stagnant population growth experienced over the past 10 years and lack of serious investment in any of the major shopping centres during this time.   

	 Employment growth was relatively stagnant between 2001 and 2006, with almost all of the growth noted above occurring in the office and institutional sector between 2006 and 2011. 
	 Employment growth was relatively stagnant between 2001 and 2006, with almost all of the growth noted above occurring in the office and institutional sector between 2006 and 2011. 


	Figure 6 
	 
	Figure
	Source:  City of Toronto Employment Survey, N. Barry Lyon Consultants Ltd. 
	3.2.1 Imagination, Manufacturing, Innovation, Technology, (IMIT) Incentive Program 
	As part of Toronto's strategy to attract businesses and foster growth, the City has established the IMIT incentive program to help reduce business costs and attract new building construction and/or building expansion in targeted sectors and areas across the City.  The program commenced in 2008 for eligible projects that includes a wide range of employment uses and sectors.  Eligible projects receive a grant of 60% of the increase in the municipal taxes attributable to the eligible development over a 10 year
	Of the 26 applications made to the IMIT incentive program, 6 projects have been completed and represents over 2.04 million square feet of employment space and 5,755 jobs.  Two of these 
	projects have been completed just outside submarket 8 of the FWC on the east side of Keele Street.  From a market perspective, this a good signal as it indicates that the area is desirable and just needs assistance while it matures. 
	 4460 Chesswood Drive is a project by Johnvince Foods, located just south of Finch Avenue West and east of Keele Street. 
	 4460 Chesswood Drive is a project by Johnvince Foods, located just south of Finch Avenue West and east of Keele Street. 
	 4460 Chesswood Drive is a project by Johnvince Foods, located just south of Finch Avenue West and east of Keele Street. 

	 The building is approximately 156,000 square feet with a construction investment of approximately $8.95 million.  The business retained 100 jobs and added 25 new employment positions. 
	 The building is approximately 156,000 square feet with a construction investment of approximately $8.95 million.  The business retained 100 jobs and added 25 new employment positions. 

	 555 Petrolia Road is the Apollo Health and Beauty centre, located north of Finch Avenue West and east of Keele Street. 
	 555 Petrolia Road is the Apollo Health and Beauty centre, located north of Finch Avenue West and east of Keele Street. 

	 The building is approximately 385,000 square feet with a construction investment of approximately $23.0 million.  The new build employment use created 400 jobs. 
	 The building is approximately 385,000 square feet with a construction investment of approximately $23.0 million.  The new build employment use created 400 jobs. 


	As the market continues to mature as high-order transit along the FWC is implemented, we expect interest to improve for developments similar to the two noted above, especially in the employment lands surrounding the Finch and Keele intersection and the employment lands near Emery Village.  Businesses will be attracted to the high order transit, close proximity of 400-series highways and incentive programs such as the IMIT grant. 
	3.3 Proposed Development 
	A review of active development applications along the FWC reveals that modest amounts of redevelopment and intensification are proposed in the near term.  The majority of applications are small scale commercial additions/improvements, with a few instances of more significant redevelopment and intensification.  The following points summarize proposed development from application data compiled by the City of Toronto available in the appendix of the final report: 
	 Across the Finch West corridor, there are approximately 3,270 residential units proposed throughout seven planning applications. While the exact timing and positioning of each of these seven applications is unknown, these applications indicate that there is some ongoing private sector development interest in the corridor. 
	 Across the Finch West corridor, there are approximately 3,270 residential units proposed throughout seven planning applications. While the exact timing and positioning of each of these seven applications is unknown, these applications indicate that there is some ongoing private sector development interest in the corridor. 
	 Across the Finch West corridor, there are approximately 3,270 residential units proposed throughout seven planning applications. While the exact timing and positioning of each of these seven applications is unknown, these applications indicate that there is some ongoing private sector development interest in the corridor. 

	 The majority of these residential units are contained within a single application on Fountainhead Road, which proposes 2,500 units within eight new condominium buildings at Sentinel Road and Finch Avenue. 
	 The majority of these residential units are contained within a single application on Fountainhead Road, which proposes 2,500 units within eight new condominium buildings at Sentinel Road and Finch Avenue. 

	 In addition to the residential development applications, we understand that several other commercial development applications have been received by the City, primarily for smaller commercial/retail property reinvestment. However, one notable project is ‘University 
	 In addition to the residential development applications, we understand that several other commercial development applications have been received by the City, primarily for smaller commercial/retail property reinvestment. However, one notable project is ‘University 


	Heights’ which proposes the development of an eight storey condominium office building on Finch Avenue on the east side of Keele Street. 
	Heights’ which proposes the development of an eight storey condominium office building on Finch Avenue on the east side of Keele Street. 
	Heights’ which proposes the development of an eight storey condominium office building on Finch Avenue on the east side of Keele Street. 

	 Some intensification has also been completed at Humber College, with the replacement of an existing single storey building with a three storey intuitional building.  Humber College has selected the north campus to be their primary location to accommodate future growth and have plans to expand and intensify on site and in the surrounding area.  The campus is currently preparing a master plan to outline how the campus is expected to grow and accommodate growth moving forward. 
	 Some intensification has also been completed at Humber College, with the replacement of an existing single storey building with a three storey intuitional building.  Humber College has selected the north campus to be their primary location to accommodate future growth and have plans to expand and intensify on site and in the surrounding area.  The campus is currently preparing a master plan to outline how the campus is expected to grow and accommodate growth moving forward. 

	 Also of note, the York University Southwest Precinct Plan has been in development since 2014 and includes design concepts, design guidelines as well as detailed guidance for both infill and intensification. In 2015, the City presented the Precinct Plan, Urban Design Guidelines, Official Plan and Zoning Amendment applications for two 6-storey residential buildings with commercial uses at grade, and a stand-alone two-storey commercial building.  
	 Also of note, the York University Southwest Precinct Plan has been in development since 2014 and includes design concepts, design guidelines as well as detailed guidance for both infill and intensification. In 2015, the City presented the Precinct Plan, Urban Design Guidelines, Official Plan and Zoning Amendment applications for two 6-storey residential buildings with commercial uses at grade, and a stand-alone two-storey commercial building.  


	3.4 Key Findings 
	Overall, despite the socioeconomic indicators identified in Section 2 of this report, the market characteristics for real estate in commercial and residential classes have been generally positive with modest year over year increases.  A number of commercial retail centre transactions, infill residential developments, a tight rental vacancy rate and a positive rate of growth in residential property values over the past 10 years all point to relatively stable conditions along Finch Avenue West. Industrial dev
	Strong increases in the value of single family homes, as well as for other ground oriented housing types along the corridor, development applications and land transaction activity are all early signals that demand may be maturing for higher density residential formats.  
	While the loss of manufacturing jobs is not expected to be reversed as a result of the LRT, the increase in population associated with higher density housing formats may allow the opportunity for increased activity and employment in other sectors of employment such as population serving office uses commercial services and retail. Early signals of strength in the office market is evident in key locations surrounding the hospitals and the Keele and Finch intersection where rents are high relative to other loc
	Overall, the market is maturing at a steady rate and will continue to do so as the LRT is implemented. Any negative market perceptions of Finch West is largely localized to a few segments along the future LRT corridor, where disadvantaged populations are highly concentrated, often associated with Toronto Community Housing properties and other poorer quality privately owned rental apartment developments.    
	4.0 The Market Impact of the LRT 
	Real estate markets value walkable access to modern higher-order transit a trend that is reflected in increases in property values associated properties. Value is expressed in various way including land value, sale prices and the pace of sales or leasing. Providing the broader market requirements are in place, some, or all of these, measures are typically improved with the introduction of affordable, frequent and reliable transit service.   
	NBLC has conducted a literature review of studies that have measured the impacts of transit on property values throughout North America (see appendix of this report).  Together with the case study research found in Section 3 of the final report, a value uplift assessment has been developed for commercial and residential land uses and is presented in Table 3 below.  
	These values are general and do not account for broader influences such as local supply and demand characteristics.  Across the Finch Corridor we expect these values to be impacted by these influences. However, they help provide a measure of impact of the Finch LRT service.  
	Table 3 
	 
	Figure
	4.1 Residential 
	NBLC’s research and the literature reviewed in the preparation of this study support significant increases in value for development within close proximity to higher order transit. However, the extent of the price gains is difficult to accurately assess, as a broad range of neighbourhood characteristics also come into play. In general, however, we see the greatest value up‐lift impacting higher density developments, where owners/tenants are more likely to make use of and benefit from transit services on a da
	4.2 Office 
	Office developments are found to appreciate for a variety of factors, including increased employee catchment area, local area amenities, and as a result of good transit and/or highway connections. Once located along transit, an employer may have difficulty leaving the corridor without losing employees as they have altered their lifestyle, commuting patterns and housing to match the existing location. Increased densities along the corridor and placemaking through public realm improvements can also have a str
	It is expected that market interest will be strongest at the Keele and Finch intersection, with development interest already apparent as noted by Section 4.6.  It is also expected that increased market interest could occur in the employment areas surrounding the Highway 400 interchange and the Humber River Regional Hospital Site.  While there are currently limited office buildings across the FWC and limited evidence of market interest aside from Submarket 8, the market will continue to mature along the corr
	4.3 Retail 
	Retail studies of LRT systems in Santa Clara and Dallas have shown premiums exceeding 30% compared to identical properties without access to high order transit services. 
	As residential density and ridership increases along a corridor, retail uses gain a captive consumer base, which creates the setting for an agglomeration of retail, further drawing in new retailers and consumers.  In this environment, retail developments can reinvest in their product, attract higher quality tenants, and expand in GFA through small retail pads or major expansions/new build of larger buildings.  Retailers will either pay a premium for a location along the transit corridor, or lose transit rid
	4.4 Industrial 
	The Santa Clara and Dallas studies also revealed mixed results with respect to industrial price appreciation. According to one study, it was calculated that values had actually dropped by 8.5% as a result of proximity to mass transit, and in another study values increased by only 2.8%. 
	The positive impact of LRT on industrial land value is largely mitigated by the low employment density and automotive/shipping intensive nature of industrial land uses. The high‐density residential development resulting from a new subway creates additional logistical complexity to nearby industrial operations. In the context of the Finch Corridor we expect that most industry will be of a light or value-added manufacturing nature or shipping and logistic type uses. These uses are more likely to benefit from 
	accessibility. The City's IMIT program could also increase market attractiveness for new investment in this area of the City. 
	4.5 Residential Market Readiness Indicator 
	To understand when the residential market could reach the thresholds necessary for market interest in high-density forms of housing to materialize, NBLC has trended housing values along the FWC between 2005 and 2015 (Table 4).  In MLS Zones W05 and W10 (see Figure 5 and the MLS map in the Appendix of this report), the following resale data has been compiled.  While the MLS zone boundaries are much larger than the study area, the below information is still useful in understanding how real estate values have 
	As noted by Table 4 below, the resale price of a single detached home in January of 2005 in the W05 MLS Zone was close to $342,000.  The same data notes a single detached home in January 2015 was just over $637,000, an increase of 85% as noted in Table 2 of this report.  However, NBLC notes the resale value of a single detached home is closer to $522,000 in the FWC, which was observed by compiling resale data between February 2014 and February 2015 (Table 1).  This data has also been collected using a more 
	Table 4 
	 
	Figure
	NBLC has trended housing values using this data from 2005 to 2015 and has projected that a single-detached home in this area of the City could reach $701,854 by 2025 (Figure 7).  Factoring in the 8% transit influenced appreciation that is expected to occur when the LRT is completed in 2021, single detached homes in close proximity to an LRT Station could reach over $750,000 by 2025.  This analysis assumes real estate values will continue to increase at the rate observed between 2005 and 2015 and that the ex
	constant.  Due to this fact, a more conservative estimate would be a range between $680,000 and $760,000.   
	As housing values continue to increase naturally along the FWC, additional pressure will be placed on the affordability of ground-oriented homes.  This will increase the demand and market feasibility for higher density forms of residential development, such as stacked townhomes and high-rise apartment buildings.  The implementation of transit along the FWC will only further increase the value of ground oriented housing while also improving connections to this area of the City and creating a more attractive 
	Figure 7 
	 
	Figure
	Source:  TREB Market Watch January 2005, Toronto Real Estate Board Multiple Listing Service, N. Barry Lyon Consultants Ltd. 
	4.6 Commercial Market Readiness Indicator 
	Similar to the above, the commercial market will also experience significant value uplift from the LRT.  The existing retail centres along the FWC, such as the Albion Centre and the retail plazas surrounding the Jane and Finch intersection, represent excellent redevelopment opportunities for mixed-use and transit-oriented design.  It is important to understand however that these sites will benefit from increased density and connectivity along the FWC, which will strengthen the value of their land from a ret
	Centre or a significant reinvestment/renovation at any of the other retail sites would likely be higher in the near to mid-term than a mixed-use development that incorporates either office or residential.   
	While these large sites are key components of the FWC and provide much needed retail services to the surrounding community, they also represent the major development opportunities across the FWC and will play a vital role in the long term urbanization of Finch Avenue West.   
	  
	5.0 Market Assessment of Corridor Submarkets 
	This assessment focuses on major demographic and market variances displayed by each submarket compared to the overall market trends of the corridor. This review will also identify sites that represent high redevelopment potential taking into account the uplift value associated with the LRT.   
	Some of the submarkets illustrated by Figure 2 have been combined in this report due to a lack of data.  For reference, submarket 4 and 5 as well as submarket 7 and 8 have been combined for the purpose of this report. 
	  
	6.0 Submarket 1 – Humber College 
	Submarket 1, which surrounds Humber College at the western terminus of the LRT corridor, extends approximately to Martin Grove as illustrated by Figure 8 below.   
	Figure 8:  Submarket 1 
	Source:  Google Maps, N. Barry Lyon Consultants Ltd. 
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	6.1 Demographics: 
	 The submarket has experienced negative population growth since 2001, with a 4.8% drop between 2001 and 2006 and a further decrease of 0.8% between 2006 and 2011. The more recent decline is likely related to declining household sizes. 
	 The submarket has experienced negative population growth since 2001, with a 4.8% drop between 2001 and 2006 and a further decrease of 0.8% between 2006 and 2011. The more recent decline is likely related to declining household sizes. 
	 The submarket has experienced negative population growth since 2001, with a 4.8% drop between 2001 and 2006 and a further decrease of 0.8% between 2006 and 2011. The more recent decline is likely related to declining household sizes. 

	 Other than the Tridel project ‘Mansion at Humberwood’, there have been virtually no new housing starts since 2001.  The majority of housing was constructed prior to 1990. 
	 Other than the Tridel project ‘Mansion at Humberwood’, there have been virtually no new housing starts since 2001.  The majority of housing was constructed prior to 1990. 

	 The majority of homes are owned in the area, with the rental population likely limited to students in private households (in condominium apartments, homes, and basements of homes) as there are no purpose built rental buildings in the area. 
	 The majority of homes are owned in the area, with the rental population likely limited to students in private households (in condominium apartments, homes, and basements of homes) as there are no purpose built rental buildings in the area. 


	 Average household incomes ($68,021) are the second highest in the corridor, second only to submarket 2.  However, it is noted that average household incomes have slightly decreased between 2006 and 2011. 
	 Average household incomes ($68,021) are the second highest in the corridor, second only to submarket 2.  However, it is noted that average household incomes have slightly decreased between 2006 and 2011. 
	 Average household incomes ($68,021) are the second highest in the corridor, second only to submarket 2.  However, it is noted that average household incomes have slightly decreased between 2006 and 2011. 

	 Incomes are also significantly lower than that of the City ($87,038), with the gap further widening between 2006 and 2011. 
	 Incomes are also significantly lower than that of the City ($87,038), with the gap further widening between 2006 and 2011. 


	6.2 Residential Market: 
	 The majority of homes in the submarket are larger ground oriented forms of housing.  The value of these homes are also slightly below the average noted for the corridor, however the SLR and SLP is higher, which indicates a fairly strong market exists for ground oriented home. 
	 The majority of homes in the submarket are larger ground oriented forms of housing.  The value of these homes are also slightly below the average noted for the corridor, however the SLR and SLP is higher, which indicates a fairly strong market exists for ground oriented home. 
	 The majority of homes in the submarket are larger ground oriented forms of housing.  The value of these homes are also slightly below the average noted for the corridor, however the SLR and SLP is higher, which indicates a fairly strong market exists for ground oriented home. 

	 The value of condominium apartments are much higher than the average for the corridor and resell for over $240,000, which is the highest value noted across the FWC aside from Submarket 7/8 for this product type.  It is also the only instance across the corridor where condominium apartments collected a higher resale price than condominium townhomes. 
	 The value of condominium apartments are much higher than the average for the corridor and resell for over $240,000, which is the highest value noted across the FWC aside from Submarket 7/8 for this product type.  It is also the only instance across the corridor where condominium apartments collected a higher resale price than condominium townhomes. 

	 The above is likely due to the Tridel project ‘Mansions at Humberwood’ located just south of Humber College.  These two high rise buildings contain over 900 units and sold out in 2008, representing the only new high-rise condominium apartments across the entire FWC. 
	 The above is likely due to the Tridel project ‘Mansions at Humberwood’ located just south of Humber College.  These two high rise buildings contain over 900 units and sold out in 2008, representing the only new high-rise condominium apartments across the entire FWC. 

	 Also of note, a number of townhomes within the community on John Garland Boulevard, located just south of Father Henry Carr Secondary School, contains townhomes for under $140,000.  These townhomes are burdened with very high maintenance fees will continue to limit the resale values of these properties.   
	 Also of note, a number of townhomes within the community on John Garland Boulevard, located just south of Father Henry Carr Secondary School, contains townhomes for under $140,000.  These townhomes are burdened with very high maintenance fees will continue to limit the resale values of these properties.   


	6.3 Commercial Market: 
	 The majority of employment space in the submarket is industrial, located within the northwest portion of the delineated boundary.  This space is typical of the entire corridor and is primarily low intensity industrial and industrial office space, characterized by moderate amounts of vacancies and low rents averaging close to $5 PSF. 
	 The majority of employment space in the submarket is industrial, located within the northwest portion of the delineated boundary.  This space is typical of the entire corridor and is primarily low intensity industrial and industrial office space, characterized by moderate amounts of vacancies and low rents averaging close to $5 PSF. 
	 The majority of employment space in the submarket is industrial, located within the northwest portion of the delineated boundary.  This space is typical of the entire corridor and is primarily low intensity industrial and industrial office space, characterized by moderate amounts of vacancies and low rents averaging close to $5 PSF. 

	 The office market is primarily contained within small office/retail buildings along Finch Avenue and immediately across from the hospital on Humber College Boulevard.  This office space is primarily contained within older buildings that experience modest vacancies,  although they are able to achieve relatively higher rents at $11 PSF, which is considered high for the corridor and is only outperformed by Submarket 7/8 at Finch and Keele. 
	 The office market is primarily contained within small office/retail buildings along Finch Avenue and immediately across from the hospital on Humber College Boulevard.  This office space is primarily contained within older buildings that experience modest vacancies,  although they are able to achieve relatively higher rents at $11 PSF, which is considered high for the corridor and is only outperformed by Submarket 7/8 at Finch and Keele. 


	 Similar to rest of the corridor, there has been a large drop in manufacturing jobs along with a significant increase in institutional work.  Other than the institutional and office sector, no other sector of employment is showing signs of growth. 
	 Similar to rest of the corridor, there has been a large drop in manufacturing jobs along with a significant increase in institutional work.  Other than the institutional and office sector, no other sector of employment is showing signs of growth. 
	 Similar to rest of the corridor, there has been a large drop in manufacturing jobs along with a significant increase in institutional work.  Other than the institutional and office sector, no other sector of employment is showing signs of growth. 

	 Overall however, the number of jobs have increased by 22% between 2006 and 2011.   
	 Overall however, the number of jobs have increased by 22% between 2006 and 2011.   


	6.4 Major Development Application Activity: 
	 Some intensification has been completed at Humber College, with the replacement of an existing single storey building with a three storey intuitional building. 
	 Some intensification has been completed at Humber College, with the replacement of an existing single storey building with a three storey intuitional building. 
	 Some intensification has been completed at Humber College, with the replacement of an existing single storey building with a three storey intuitional building. 

	 A four storey expansion to the Etobicoke hospital has also been proposed, on the west side of building. 
	 A four storey expansion to the Etobicoke hospital has also been proposed, on the west side of building. 


	6.5 Development Activity and Opportunities: 
	Overall, there are limited development opportunities in the submarket as it is heavily characterized by stable neighbourhoods, employment, and environmental areas.  Aside from a few locations, the LRT will pass by parcels that are small and reverse-lotted onto Finch Avenue West.  Due to the relatively low supply of sites that can accommodate significant intensification, it is believed the expansion and intensification surrounding Humber College and the Etobicoke General Hospital will be the most significant
	The below represent the major development opportunities within this submarket as illustrated by Figure 9: 
	A:  Humber College 
	 Humber College has selected the north campus to be their primary location to accommodate future growth and have plans to expand and intensify on site and in the surrounding area.  The campus is currently preparing a master plan to outline how the campus is expected to grow and accommodate growth moving forward. 
	 Humber College has selected the north campus to be their primary location to accommodate future growth and have plans to expand and intensify on site and in the surrounding area.  The campus is currently preparing a master plan to outline how the campus is expected to grow and accommodate growth moving forward. 
	 Humber College has selected the north campus to be their primary location to accommodate future growth and have plans to expand and intensify on site and in the surrounding area.  The campus is currently preparing a master plan to outline how the campus is expected to grow and accommodate growth moving forward. 

	 It is expected the College will continue to expand, which will increase the amount of institutional employment provided in the submarket.  Given the lack of developable space on the campus and the limited number of viable development parcels in the surrounding area, it is unknown how the campus will accommodate planned growth. 
	 It is expected the College will continue to expand, which will increase the amount of institutional employment provided in the submarket.  Given the lack of developable space on the campus and the limited number of viable development parcels in the surrounding area, it is unknown how the campus will accommodate planned growth. 

	 The implementation of the LRT along Finch may allow the campus to look elsewhere along the corridor for development opportunities, for both campus related buildings and student residences.   
	 The implementation of the LRT along Finch may allow the campus to look elsewhere along the corridor for development opportunities, for both campus related buildings and student residences.   


	Figure 9:  Submarket 1 Development Assessment 
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	Source:  Google Maps, N. Barry Lyon Consultants Ltd. 
	B: Etobicoke General Hospital 
	 The Etobicoke General Hospital, which currently has an application for expansion under review with the City of Toronto, could accommodate additional expansion and further add to the number of institutional jobs in the submarket. 
	 The Etobicoke General Hospital, which currently has an application for expansion under review with the City of Toronto, could accommodate additional expansion and further add to the number of institutional jobs in the submarket. 
	 The Etobicoke General Hospital, which currently has an application for expansion under review with the City of Toronto, could accommodate additional expansion and further add to the number of institutional jobs in the submarket. 

	 It is our understanding that Humber College and the Hospital are currently discussing the possibility of a joint venture to create a learning facility at the hospital for the nursing and health care program for the College.   
	 It is our understanding that Humber College and the Hospital are currently discussing the possibility of a joint venture to create a learning facility at the hospital for the nursing and health care program for the College.   


	C: Purolator Distribution Centre 
	 This industrial site is an old distribution warehouse and is largely underutilized on the 60 acre site.  The property is designated employment land and would be an excellent parcel for any expansion of Humber College or another employment opportunity.  
	 This industrial site is an old distribution warehouse and is largely underutilized on the 60 acre site.  The property is designated employment land and would be an excellent parcel for any expansion of Humber College or another employment opportunity.  
	 This industrial site is an old distribution warehouse and is largely underutilized on the 60 acre site.  The property is designated employment land and would be an excellent parcel for any expansion of Humber College or another employment opportunity.  


	 Purolator purchased the site for nearly $60.0 million in 2008, and to this point, has demonstrated no interest in selling the land.  Their intentions for the site are unknown. 
	 Purolator purchased the site for nearly $60.0 million in 2008, and to this point, has demonstrated no interest in selling the land.  Their intentions for the site are unknown. 
	 Purolator purchased the site for nearly $60.0 million in 2008, and to this point, has demonstrated no interest in selling the land.  Their intentions for the site are unknown. 


	D: Retail/Office Space 
	 While the northwest corner of Highway 27 and Finch Avenue is a new condominium retail centre, the other portions are relatively older retail/office buildings that could be purchased by Humber College; the industrial setting and smaller size of the parcels may make this scenario unlikely. 
	 While the northwest corner of Highway 27 and Finch Avenue is a new condominium retail centre, the other portions are relatively older retail/office buildings that could be purchased by Humber College; the industrial setting and smaller size of the parcels may make this scenario unlikely. 
	 While the northwest corner of Highway 27 and Finch Avenue is a new condominium retail centre, the other portions are relatively older retail/office buildings that could be purchased by Humber College; the industrial setting and smaller size of the parcels may make this scenario unlikely. 

	 Of note, 6620 Finch Avenue West received an application to redesignate the lands from Employment to Mixed Use to permit the development of two 14-storey towers containing 278 units with retail uses on the ground floor.  Council refused this application and the redesignation was subsequently refused during the City’s Municipal Comprehensive Review. 
	 Of note, 6620 Finch Avenue West received an application to redesignate the lands from Employment to Mixed Use to permit the development of two 14-storey towers containing 278 units with retail uses on the ground floor.  Council refused this application and the redesignation was subsequently refused during the City’s Municipal Comprehensive Review. 

	 Market interest in these parcels from the private sector is considered a longer term opportunity.  
	 Market interest in these parcels from the private sector is considered a longer term opportunity.  


	  
	7.0 Submarket 2 – Albion 
	Submarket 2 is anchored by the Albion Centre shopping mall and is roughly bound by Martin Grove Road in the west and Islington Avenue in the east.  The submarket contains five of the 18 LRT station stops and contains a mix of residential, commercial and green space.  Submarket 2 is generally considered one of the more affluent segments of the FWC, despite the high concentrations of TCHC building and older apartment buildings.   
	7.1 Demographics: 
	 Similar to FWC in general, Submarket 2 experienced a population decrease between 2001 and 2006 of 5.4%.  However, the population has increased by nearly 14% since 2006, despite the lack of new housing starts during this time. This discrepancy is likely due to the high proportion of multiple family households as well as the transient nature of the population in the submarket. 
	 Similar to FWC in general, Submarket 2 experienced a population decrease between 2001 and 2006 of 5.4%.  However, the population has increased by nearly 14% since 2006, despite the lack of new housing starts during this time. This discrepancy is likely due to the high proportion of multiple family households as well as the transient nature of the population in the submarket. 
	 Similar to FWC in general, Submarket 2 experienced a population decrease between 2001 and 2006 of 5.4%.  However, the population has increased by nearly 14% since 2006, despite the lack of new housing starts during this time. This discrepancy is likely due to the high proportion of multiple family households as well as the transient nature of the population in the submarket. 


	Figure 10:  Submarket 2 
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	Source:  Google Maps, N. Barry Lyon Consultants Ltd. 
	 Despite the high immigrant population and higher proportion of renters, the submarket contains the highest average household incomes across the entire FWC ($72,610).  Incomes have increased significantly between 2001 and 2011 in this area, although are still less than the average noted for the City of Toronto. 
	 Despite the high immigrant population and higher proportion of renters, the submarket contains the highest average household incomes across the entire FWC ($72,610).  Incomes have increased significantly between 2001 and 2011 in this area, although are still less than the average noted for the City of Toronto. 
	 Despite the high immigrant population and higher proportion of renters, the submarket contains the highest average household incomes across the entire FWC ($72,610).  Incomes have increased significantly between 2001 and 2011 in this area, although are still less than the average noted for the City of Toronto. 

	 Private household incomes have been increasing faster than the average noted for the City since 2006, which is a strong market indicator for a maturing market in the area. 
	 Private household incomes have been increasing faster than the average noted for the City since 2006, which is a strong market indicator for a maturing market in the area. 

	 Due to the high number of rental buildings in the submarket, there is a 50% split of those who rent vs those who own their home. 
	 Due to the high number of rental buildings in the submarket, there is a 50% split of those who rent vs those who own their home. 


	7.2 Residential Market: 
	 Over half of the homes in the submarket are high-rise apartment units, with the majority of the housing stock built prior to 1990.  A concentration of TCHC buildings are located in this submarket, which are popular among low income individuals and recent immigrants. 
	 Over half of the homes in the submarket are high-rise apartment units, with the majority of the housing stock built prior to 1990.  A concentration of TCHC buildings are located in this submarket, which are popular among low income individuals and recent immigrants. 
	 Over half of the homes in the submarket are high-rise apartment units, with the majority of the housing stock built prior to 1990.  A concentration of TCHC buildings are located in this submarket, which are popular among low income individuals and recent immigrants. 

	 Similar to Submarket 1, the value of freehold homes in the Albion Submarket are below the average noted for the corridor, however the SLR and SLP is higher, which indicates a strong market exists and is a popular destination for those seeking a ground oriented home. 
	 Similar to Submarket 1, the value of freehold homes in the Albion Submarket are below the average noted for the corridor, however the SLR and SLP is higher, which indicates a strong market exists and is a popular destination for those seeking a ground oriented home. 

	 The value of condominium townhomes are much higher in the submarket than the rest of the corridor at nearly $300,000.   
	 The value of condominium townhomes are much higher in the submarket than the rest of the corridor at nearly $300,000.   

	 The value of condominium apartments are below the average noted for the corridor, largely due to a few large condominium apartment buildings on Panorama Court and further north on Kipling that are in very poor health.  Units within these buildings sell for under $100,000 and have maintenance fees over $800, which severely limits achievable resale prices. 
	 The value of condominium apartments are below the average noted for the corridor, largely due to a few large condominium apartment buildings on Panorama Court and further north on Kipling that are in very poor health.  Units within these buildings sell for under $100,000 and have maintenance fees over $800, which severely limits achievable resale prices. 


	7.3 Commercial Market: 
	 The majority of employment space in the submarket is located in the Albion Mall shopping plaza as well as within the municipal and office buildings located along Finch and Albion Road.  This is supported by the Retail and Institutional sector occupying nearly 70% of all jobs in the submarket.  There is virtually no manufacturing employment in the area. 
	 The majority of employment space in the submarket is located in the Albion Mall shopping plaza as well as within the municipal and office buildings located along Finch and Albion Road.  This is supported by the Retail and Institutional sector occupying nearly 70% of all jobs in the submarket.  There is virtually no manufacturing employment in the area. 
	 The majority of employment space in the submarket is located in the Albion Mall shopping plaza as well as within the municipal and office buildings located along Finch and Albion Road.  This is supported by the Retail and Institutional sector occupying nearly 70% of all jobs in the submarket.  There is virtually no manufacturing employment in the area. 

	 Retail rents at the Albion Centre range from $25 to $35 PSF depending on size and location and performs very well from an economic perspective.  This site experiences a very low vacancy rate and is successful at retaining tenants designed to service the surrounding demographic. 
	 Retail rents at the Albion Centre range from $25 to $35 PSF depending on size and location and performs very well from an economic perspective.  This site experiences a very low vacancy rate and is successful at retaining tenants designed to service the surrounding demographic. 

	 Similar to rest of the corridor, institutional work is driving employment growth in the submarket.   
	 Similar to rest of the corridor, institutional work is driving employment growth in the submarket.   


	 Even with the strong growth in the institutional and service sector, the submarket experienced only a 2% overall increase in jobs between 2001 and 2011 due to the significant drop in manufacturing and retail employment during this time. 
	 Even with the strong growth in the institutional and service sector, the submarket experienced only a 2% overall increase in jobs between 2001 and 2011 due to the significant drop in manufacturing and retail employment during this time. 
	 Even with the strong growth in the institutional and service sector, the submarket experienced only a 2% overall increase in jobs between 2001 and 2011 due to the significant drop in manufacturing and retail employment during this time. 


	7.4 Major Development Application Activity: 
	 A 115 unit infill townhouse project has been proposed on Garfella Drive.  The townhomes are proposed to be incorporated into an existing ‘tower in the park’ rental building near the Martin Grove and Albion intersection. 
	 A 115 unit infill townhouse project has been proposed on Garfella Drive.  The townhomes are proposed to be incorporated into an existing ‘tower in the park’ rental building near the Martin Grove and Albion intersection. 
	 A 115 unit infill townhouse project has been proposed on Garfella Drive.  The townhomes are proposed to be incorporated into an existing ‘tower in the park’ rental building near the Martin Grove and Albion intersection. 

	 The remaining applications are for small scale commercial additions/improvements. 
	 The remaining applications are for small scale commercial additions/improvements. 


	7.5 Development Activity and Opportunities: 
	Submarket 2 has two large sites at Albion Centre and Thistletown that both could accommodate a significant amount of intensification.  The following discussion highlights the major development opportunities within this submarket as illustrated by Figure 11: 
	Figure 11: Submarket 2 Development Assessment 
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	Source:  Google Maps, N. Barry Lyon Consultants Ltd. 
	A:  Albion Centre 
	 
	 The Albion Centre shopping mall is a significant opportunity for redevelopment/intensification.  The site contains a large amount of vacant land along the 
	 The Albion Centre shopping mall is a significant opportunity for redevelopment/intensification.  The site contains a large amount of vacant land along the 
	 The Albion Centre shopping mall is a significant opportunity for redevelopment/intensification.  The site contains a large amount of vacant land along the 


	Finch Avenue frontage that could accommodate intensification in the near term without disrupting the existing commercial centre. 
	Finch Avenue frontage that could accommodate intensification in the near term without disrupting the existing commercial centre. 
	Finch Avenue frontage that could accommodate intensification in the near term without disrupting the existing commercial centre. 

	 The property is owned by Riocan, Canada’s largest REIT.  It is likely that if any residential development was to occur on site, it would be rental in tenure. 
	 The property is owned by Riocan, Canada’s largest REIT.  It is likely that if any residential development was to occur on site, it would be rental in tenure. 

	 The shopping centre is performing well from a market perspective with many ‘A’ class tenants and low vacancy rates.  Due to the parking requirements and general nature of commercial properties, redevelopment or even intensification for residential or mixed-use development will likely require the market to mature beyond its current condition. 
	 The shopping centre is performing well from a market perspective with many ‘A’ class tenants and low vacancy rates.  Due to the parking requirements and general nature of commercial properties, redevelopment or even intensification for residential or mixed-use development will likely require the market to mature beyond its current condition. 


	B:  1620 Albion Road 
	 The older commercial plaza is within Mixed-Use Area land use designation and presents an excellent parcel for redevelopment.  The irregular shape may limit the redevelopment potential of the site, however the strong locational attribute of the parcel and close proximity of a LRT station will attract development interest.   
	 The older commercial plaza is within Mixed-Use Area land use designation and presents an excellent parcel for redevelopment.  The irregular shape may limit the redevelopment potential of the site, however the strong locational attribute of the parcel and close proximity of a LRT station will attract development interest.   
	 The older commercial plaza is within Mixed-Use Area land use designation and presents an excellent parcel for redevelopment.  The irregular shape may limit the redevelopment potential of the site, however the strong locational attribute of the parcel and close proximity of a LRT station will attract development interest.   


	C:  Thistletown 
	 The former site of the Thistletown Regional Centre is a nearly 50 acre site that is expected to be sold by the Province though an RFP process in the near future. 
	 The former site of the Thistletown Regional Centre is a nearly 50 acre site that is expected to be sold by the Province though an RFP process in the near future. 
	 The former site of the Thistletown Regional Centre is a nearly 50 acre site that is expected to be sold by the Province though an RFP process in the near future. 

	 The eastern portion of the site will be dedicated to the TRCA, the remaining portion will be able to accommodate a significant amount of density in what will likely be a mixed-use master planned community that may incorporate both high and low density forms of housing. 
	 The eastern portion of the site will be dedicated to the TRCA, the remaining portion will be able to accommodate a significant amount of density in what will likely be a mixed-use master planned community that may incorporate both high and low density forms of housing. 


	D:  Intensification around Apartment Neighbourhood blocks 
	 Similar to the proposal on Garfella Drive, most Apartment Neighbourhood blocks throughout the corridor contain sufficient space to accommodate infill townhomes or an additional tower(s). 
	 Similar to the proposal on Garfella Drive, most Apartment Neighbourhood blocks throughout the corridor contain sufficient space to accommodate infill townhomes or an additional tower(s). 
	 Similar to the proposal on Garfella Drive, most Apartment Neighbourhood blocks throughout the corridor contain sufficient space to accommodate infill townhomes or an additional tower(s). 


	E:  Municipally owned properties on Albion Road 
	 Four of the five properties on Albion Road between Finch and Kipling are owned by the City of Toronto.  Consideration can be given to possibly consolidating some of these services to free up a parcel for development. 
	 Four of the five properties on Albion Road between Finch and Kipling are owned by the City of Toronto.  Consideration can be given to possibly consolidating some of these services to free up a parcel for development. 
	 Four of the five properties on Albion Road between Finch and Kipling are owned by the City of Toronto.  Consideration can be given to possibly consolidating some of these services to free up a parcel for development. 

	 Of note, the Albion Library located at 1515 Albion Road will be demolished and replaced with a new branch beginning in 2015, with construction expected to last two years. 
	 Of note, the Albion Library located at 1515 Albion Road will be demolished and replaced with a new branch beginning in 2015, with construction expected to last two years. 


	  
	8.0 Submarket 3 – Finchdale 
	Submarket 3 contains a strong residential context, consisting mostly of semi-detached homes with a single commercial retail plaza, the Finchdale Plaza.  Submarket 3 contains relatively high average household incomes and the lowest unemployment rate across the entire FWC.  The Finchdale submarket is one of the most stable and mature market segments along the corridor. 
	8.1 Demographics:  
	 Unlike the rest of the corridor, the area has been growing rapidly since 2001 and has increased by nearly 29% in population in part due to new infill townhouse developments.  
	 Unlike the rest of the corridor, the area has been growing rapidly since 2001 and has increased by nearly 29% in population in part due to new infill townhouse developments.  
	 Unlike the rest of the corridor, the area has been growing rapidly since 2001 and has increased by nearly 29% in population in part due to new infill townhouse developments.  

	 The unemployment rate is lower in this submarket than any other segment along the corridor.  The participation rate is also relatively high. 
	 The unemployment rate is lower in this submarket than any other segment along the corridor.  The participation rate is also relatively high. 


	Figure 12:  Submarket 3 
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	Source:  Google Maps, N. Barry Lyon Consultants Ltd. 
	 Nearly 70% of the housing stock is owned in the submarket, with the majority of homes built prior to 1980. 
	 Nearly 70% of the housing stock is owned in the submarket, with the majority of homes built prior to 1980. 
	 Nearly 70% of the housing stock is owned in the submarket, with the majority of homes built prior to 1980. 

	 Private household income is lower in the submarket ($64,410) but is increasing at a similar rate to the rest of the City.  The proportion of low income households has also decreased dramatically since 2006 and is now at a lower rate than the City at large. 
	 Private household income is lower in the submarket ($64,410) but is increasing at a similar rate to the rest of the City.  The proportion of low income households has also decreased dramatically since 2006 and is now at a lower rate than the City at large. 


	8.2 Residential Market: 
	 The majority of homes in the submarket are ground-oriented, with approximately 30% of housing units within high-rise apartment buildings. 
	 The majority of homes in the submarket are ground-oriented, with approximately 30% of housing units within high-rise apartment buildings. 
	 The majority of homes in the submarket are ground-oriented, with approximately 30% of housing units within high-rise apartment buildings. 

	 Unlike the rest of the FWC, there has been development activity and new housing starts over the past 10 years.  Of the 345 units built since 2001, 310 are within the Harmony Village stacked townhouse project at the southwest corner of Finch and Pearldale Avenue.   
	 Unlike the rest of the FWC, there has been development activity and new housing starts over the past 10 years.  Of the 345 units built since 2001, 310 are within the Harmony Village stacked townhouse project at the southwest corner of Finch and Pearldale Avenue.   

	 There are very few rental buildings in the submarket, which explains the low proportion of renters as noted by the Canadian Census.   
	 There are very few rental buildings in the submarket, which explains the low proportion of renters as noted by the Canadian Census.   

	 The average price of a single detached home in the submarket was $615,000, much higher than the average for the FWC.  The SLR for this housing type however is much lower, indicating that while the market is accepting of this higher price point, the demand is proportionately smaller due to the lower price of single detached homes in other areas along Finch Avenue West. 
	 The average price of a single detached home in the submarket was $615,000, much higher than the average for the FWC.  The SLR for this housing type however is much lower, indicating that while the market is accepting of this higher price point, the demand is proportionately smaller due to the lower price of single detached homes in other areas along Finch Avenue West. 

	 Similar to the above, the value of condominium townhomes are higher in the submarket, due to the new units at Harmony Village.  These units also have a lower SLR, likely due to the reasoning noted above for the single detached housing form. 
	 Similar to the above, the value of condominium townhomes are higher in the submarket, due to the new units at Harmony Village.  These units also have a lower SLR, likely due to the reasoning noted above for the single detached housing form. 

	 The value of condominium apartments are below the average noted for the corridor, largely due to a few large condominium apartment buildings that, similar to the conditions of Submarket 2,  are in very poor condition and have high maintenance fees that drive down the resale value. 
	 The value of condominium apartments are below the average noted for the corridor, largely due to a few large condominium apartment buildings that, similar to the conditions of Submarket 2,  are in very poor condition and have high maintenance fees that drive down the resale value. 


	8.3 Commercial Market: 
	 Due to the residential character of the submarket, the area contains very few jobs relative to the other segments of the corridor and despite strong increases in population, the area has experienced stagnant employment growth. 
	 Due to the residential character of the submarket, the area contains very few jobs relative to the other segments of the corridor and despite strong increases in population, the area has experienced stagnant employment growth. 
	 Due to the residential character of the submarket, the area contains very few jobs relative to the other segments of the corridor and despite strong increases in population, the area has experienced stagnant employment growth. 

	 The Finchdale Plaza is a successful retail centre that contains many ‘A’ class tenants and experiences very low vacancies, with retail rents approximately $30 PSF. 
	 The Finchdale Plaza is a successful retail centre that contains many ‘A’ class tenants and experiences very low vacancies, with retail rents approximately $30 PSF. 


	8.4 Major Development Application Activity: 
	 A four storey 106 unit residential building is proposed north of Finch Avenue on Islington, just north of the existing apartment neighbourhoods. 
	 A four storey 106 unit residential building is proposed north of Finch Avenue on Islington, just north of the existing apartment neighbourhoods. 
	 A four storey 106 unit residential building is proposed north of Finch Avenue on Islington, just north of the existing apartment neighbourhoods. 


	8.5 Development Activity and Opportunities: 
	Submarket 3 displays limited potential for development, with the Finchdale Plaza representing the only viable opportunity for significant development.  The plaza will likely not redevelop to a more transit-supportive use in the near term given the economic success it is currently experiencing.   
	While Submarket 3 is a more mature real estate market relative to other segments of the FWC, especially in terms of residential house values and the market acceptance of stacked townhomes, this is largely attributed to the stable neighbourhood context, abundant amount of green space, location of schools and the close proximity of the Humber River.   
	  
	9.0 Submarket 4 and 5 – Emery Village 
	Submarket 4 and 5 have been combined due to common features they share and the lack of residential uses in Submarket 5, limiting the amount of census and market data available.  Both submarkets make up the core of the neighbourhood known as Emery Village and are subject to the Emery Village Secondary Plan.  Both submarkets are primarily industrial in nature, aside from the southern portion of Submarket 4 and the intersection surrounding Finch and Weston.   
	Figure 13:  Submarket 4 and 5 
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	Source:  Google Maps, N. Barry Lyon Consultants Ltd. 
	9.1 Demographics and Residential Market: 
	 Due to the employment nature of the submarkets, the below demographic and residential market information largely describes the southern portion of submarket 4. 
	 Due to the employment nature of the submarkets, the below demographic and residential market information largely describes the southern portion of submarket 4. 
	 Due to the employment nature of the submarkets, the below demographic and residential market information largely describes the southern portion of submarket 4. 


	 The area has seen modest population growth since 2001 of approximately 12%, though there has been virtually no new housing starts over the past 10 years. 
	 The area has seen modest population growth since 2001 of approximately 12%, though there has been virtually no new housing starts over the past 10 years. 
	 The area has seen modest population growth since 2001 of approximately 12%, though there has been virtually no new housing starts over the past 10 years. 

	 Due to the number of high-rise apartment buildings fronting Finch Avenue, the majority of homes in the submarket are within apartment buildings. 
	 Due to the number of high-rise apartment buildings fronting Finch Avenue, the majority of homes in the submarket are within apartment buildings. 

	 The residential resale values are identical to the results of Submarket 3, as the data was collected over both submarkets due to the small size of the segments and larger MLS Zone boundaries.  
	 The residential resale values are identical to the results of Submarket 3, as the data was collected over both submarkets due to the small size of the segments and larger MLS Zone boundaries.  

	 A closer look at the data reveals the market is slightly less mature in Submarket 4 than in the Finchdale Submarket, largely due to the industrial nature and high number of less aesthetically pleasing ‘towers in the park’.  While some single detached homes sell for over $600,000 near the Humber River, the majority sell closer to the average noted for the FWC.   
	 A closer look at the data reveals the market is slightly less mature in Submarket 4 than in the Finchdale Submarket, largely due to the industrial nature and high number of less aesthetically pleasing ‘towers in the park’.  While some single detached homes sell for over $600,000 near the Humber River, the majority sell closer to the average noted for the FWC.   

	 Similar to the other submarkets, high-rise condominium buildings in the area have very high maintenance fees that result in most high-rise apartment units selling for below $125,000. 
	 Similar to the other submarkets, high-rise condominium buildings in the area have very high maintenance fees that result in most high-rise apartment units selling for below $125,000. 


	9.2 Commercial Market: 
	 The commercial market is considered strong, with a healthy mix of retail, office and industrial uses found throughout the large supply of employment land. 
	 The commercial market is considered strong, with a healthy mix of retail, office and industrial uses found throughout the large supply of employment land. 
	 The commercial market is considered strong, with a healthy mix of retail, office and industrial uses found throughout the large supply of employment land. 

	 Relative to the rest of the corridor, Submarket 3 achieves slightly lower rents with retail and service commercial rents close to $12 PSF and office uses achieving rents of $8 PSF.   
	 Relative to the rest of the corridor, Submarket 3 achieves slightly lower rents with retail and service commercial rents close to $12 PSF and office uses achieving rents of $8 PSF.   

	 Due to the highly industrial nature of the submarkets, the manufacturing sector occupies a third of jobs in the submarket.  This is a concerning employment issue due to the fact that manufacturing jobs have fallen by 35% over the past 10 years.  However, from a physical and land use perspective, the health of the manufacturing establishments in the area is fairly stable, experiencing a modest 4.5% decrease between 2001 and 2011. 
	 Due to the highly industrial nature of the submarkets, the manufacturing sector occupies a third of jobs in the submarket.  This is a concerning employment issue due to the fact that manufacturing jobs have fallen by 35% over the past 10 years.  However, from a physical and land use perspective, the health of the manufacturing establishments in the area is fairly stable, experiencing a modest 4.5% decrease between 2001 and 2011. 

	 Overall, employment in the submarket decreased by 15% between 2001 and 2006, but largely recovered by 2011.  The 14.4% increase in jobs between 2006 and 2011 was driven by the office sector.  
	 Overall, employment in the submarket decreased by 15% between 2001 and 2006, but largely recovered by 2011.  The 14.4% increase in jobs between 2006 and 2011 was driven by the office sector.  


	9.3 Major Development Application Activity: 
	 A 10 storey 270 unit condominium building is proposed at the southwest corner of Weston Road and Finch Avenue West.   
	 A 10 storey 270 unit condominium building is proposed at the southwest corner of Weston Road and Finch Avenue West.   
	 A 10 storey 270 unit condominium building is proposed at the southwest corner of Weston Road and Finch Avenue West.   


	 Several applications for additions, renovations and new build industrial space in both submarkets.  This recent development activity offers some optimism regarding the negative trends noted above in terms of employment loss in the submarket. 
	 Several applications for additions, renovations and new build industrial space in both submarkets.  This recent development activity offers some optimism regarding the negative trends noted above in terms of employment loss in the submarket. 
	 Several applications for additions, renovations and new build industrial space in both submarkets.  This recent development activity offers some optimism regarding the negative trends noted above in terms of employment loss in the submarket. 


	9.4 Development Activity and Opportunities: 
	The Emery Village Submarkets are considered well situated for development, especially the Weston and Finch intersection that is already showing signs of development interest.  East and west of this intersection, limited redevelopment and intensification is expected due to the employment land use designations and industrial nature of the area.  While parcels display redevelopment potential from a physical perspective in these areas, the limited market for office and other more intensive forms of commercial d
	The majority of opportunities within Emery Village exist within Submarket 4, due to the hydro corridor and physical constraints within submarket 5.     
	Figure 14:  Submarket 5 Development Assessment 
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	Figure
	Source:  Google Maps, N. Barry Lyon Consultants Ltd. 
	 
	A:  2541 – 2451 Finch Avenue West 
	 This property is an older strip mall that is condominium in ownership and contains 22 separate land parcels.  Despite the Mixed-Use designation, the ownership tenure will make land assembly and redevelopment difficult.   
	 This property is an older strip mall that is condominium in ownership and contains 22 separate land parcels.  Despite the Mixed-Use designation, the ownership tenure will make land assembly and redevelopment difficult.   
	 This property is an older strip mall that is condominium in ownership and contains 22 separate land parcels.  Despite the Mixed-Use designation, the ownership tenure will make land assembly and redevelopment difficult.   


	B:  Opportunities to intensify around Apartment Neighbourhoods 
	 The three Apartment Neighbourhood blocks noted in Figure 14 all contain sufficient space for intensification. All three sites provide surface parking, which may require any intensification to incorporate an underground garage which can be costly and restrict the intensification potential of these sites. 
	 The three Apartment Neighbourhood blocks noted in Figure 14 all contain sufficient space for intensification. All three sites provide surface parking, which may require any intensification to incorporate an underground garage which can be costly and restrict the intensification potential of these sites. 
	 The three Apartment Neighbourhood blocks noted in Figure 14 all contain sufficient space for intensification. All three sites provide surface parking, which may require any intensification to incorporate an underground garage which can be costly and restrict the intensification potential of these sites. 

	 Of note, the Apartment Neighbourhood blocks at the southwest corner of Weston and Finch, were recently purchased. 
	 Of note, the Apartment Neighbourhood blocks at the southwest corner of Weston and Finch, were recently purchased. 

	 The block fronting Finch Avenue is 1.2 acres and was purchased for $10.0 million in 2010. 
	 The block fronting Finch Avenue is 1.2 acres and was purchased for $10.0 million in 2010. 

	 The two parcels to the south were purchased together for $16.8 million in 2006 and are over 7 acres combined. 
	 The two parcels to the south were purchased together for $16.8 million in 2006 and are over 7 acres combined. 


	C:  Finch Mall Plaza (2437 Finch Avenue West) 
	 An older commercial centre with a mixed-use designation and little signs of reinvestment. The parcel is approximately 2.8 acres in size and is located in between two Apartment Neighbourhood blocks. The property could represent an excellent parcel for redevelopment. 
	 An older commercial centre with a mixed-use designation and little signs of reinvestment. The parcel is approximately 2.8 acres in size and is located in between two Apartment Neighbourhood blocks. The property could represent an excellent parcel for redevelopment. 
	 An older commercial centre with a mixed-use designation and little signs of reinvestment. The parcel is approximately 2.8 acres in size and is located in between two Apartment Neighbourhood blocks. The property could represent an excellent parcel for redevelopment. 


	D, E, F, G:  Southwest corner of Weston Road and Finch Avenue 
	 All four parcels are owned by separate entities, despite the appearance of a continuous retail centre. 
	 All four parcels are owned by separate entities, despite the appearance of a continuous retail centre. 
	 All four parcels are owned by separate entities, despite the appearance of a continuous retail centre. 

	 G was recently purchased in 2005 for $4.0 million and currently has an application with the City for a 10 storey tower. 
	 G was recently purchased in 2005 for $4.0 million and currently has an application with the City for a 10 storey tower. 

	 The other parcels contain an older commercial centre with little evidence of reinvestment and low intensification potential.  The site does however have strong redevelopment potential, as this intersection currently shows strong market interest and will continue to display positive market trends as the LRT is implemented. 
	 The other parcels contain an older commercial centre with little evidence of reinvestment and low intensification potential.  The site does however have strong redevelopment potential, as this intersection currently shows strong market interest and will continue to display positive market trends as the LRT is implemented. 


	H:  Southeast corner of Weston Road and Finch Avenue 
	 The site of the new purpose-built rental apartment project ‘Casa’ by Medallion Corporation.  Significant redevelopment is planned in the order of a 1,400 unit rental development. Phase 1 is currently under construction.   
	 The site of the new purpose-built rental apartment project ‘Casa’ by Medallion Corporation.  Significant redevelopment is planned in the order of a 1,400 unit rental development. Phase 1 is currently under construction.   
	 The site of the new purpose-built rental apartment project ‘Casa’ by Medallion Corporation.  Significant redevelopment is planned in the order of a 1,400 unit rental development. Phase 1 is currently under construction.   


	I and J:  Northwest corner of Weston Road and Finch Avenue 
	 Large concentration of retail and restaurants as well as industrial and office space fronting Toryork Drive.  The block is split into multiple parcels.   
	 Large concentration of retail and restaurants as well as industrial and office space fronting Toryork Drive.  The block is split into multiple parcels.   
	 Large concentration of retail and restaurants as well as industrial and office space fronting Toryork Drive.  The block is split into multiple parcels.   


	 The southeast corner of this block (currently a gas station) is the site of the cancelled Centrillium project detailed in Section 3 of this report.   The cancelled Admiral Towers site is located just north of the gas station.  
	 The southeast corner of this block (currently a gas station) is the site of the cancelled Centrillium project detailed in Section 3 of this report.   The cancelled Admiral Towers site is located just north of the gas station.  
	 The southeast corner of this block (currently a gas station) is the site of the cancelled Centrillium project detailed in Section 3 of this report.   The cancelled Admiral Towers site is located just north of the gas station.  

	 As previously noted, Solmar still owns this land and may proceed with another redevelopment proposal in the future.   
	 As previously noted, Solmar still owns this land and may proceed with another redevelopment proposal in the future.   

	 The remaining parcels fronting Finch Avenue, which are mostly restaurants, could be consolidated to accommodate development at this intersection.  It is noted however that a TCHC building is located at 2350 Finch Avenue West. 
	 The remaining parcels fronting Finch Avenue, which are mostly restaurants, could be consolidated to accommodate development at this intersection.  It is noted however that a TCHC building is located at 2350 Finch Avenue West. 

	 Similarly, the parcel labelled J on Figure 15 was recently purchased for $1.3 million.  The parcel is currently vacant and development plans are unknown at this time. 
	 Similarly, the parcel labelled J on Figure 15 was recently purchased for $1.3 million.  The parcel is currently vacant and development plans are unknown at this time. 


	K:  Northeast corner of Weston Road and Finch Avenue 
	 This site contains an older industrial office complex.  It is condominium in ownership and has over 60 individual owners.  This will make assembly and redevelopment very difficult.   
	 This site contains an older industrial office complex.  It is condominium in ownership and has over 60 individual owners.  This will make assembly and redevelopment very difficult.   
	 This site contains an older industrial office complex.  It is condominium in ownership and has over 60 individual owners.  This will make assembly and redevelopment very difficult.   

	 The southwest corner of this property has been severed and sold in 2013 for $1.4 million.   
	 The southwest corner of this property has been severed and sold in 2013 for $1.4 million.   
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	Figure 15:  The Prayer Palace 

	The Prayer Palace: 
	 The Prayer Palace is a place of worship located at the southwest corner of Finch Avenue West and Highway 400 within the Highway 400 Employment District.   
	 The Prayer Palace is a place of worship located at the southwest corner of Finch Avenue West and Highway 400 within the Highway 400 Employment District.   
	 The Prayer Palace is a place of worship located at the southwest corner of Finch Avenue West and Highway 400 within the Highway 400 Employment District.   

	 The parcel represents an excellent opportunity for office related employment development due to the close proximity and visibility from the Highway.  However, major redevelopment at this site has likely been precluded by the place of worship 
	 The parcel represents an excellent opportunity for office related employment development due to the close proximity and visibility from the Highway.  However, major redevelopment at this site has likely been precluded by the place of worship 

	 It is noted that three parcels have been severed and sold along the Finch Avenue frontage in 2000 for approximately $1.2 million.  These parcels are shown as the black dashed lines in Figure 15 above.  Some form of intensification could be expected along this frontage as the LRT is implemented and market interest begins to extend to this segment of the FWC.  
	 It is noted that three parcels have been severed and sold along the Finch Avenue frontage in 2000 for approximately $1.2 million.  These parcels are shown as the black dashed lines in Figure 15 above.  Some form of intensification could be expected along this frontage as the LRT is implemented and market interest begins to extend to this segment of the FWC.  
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	Figure
	10.0 Submarket 6 – Jane and Finch 
	The Jane and Finch submarket, similar to the Albion submarket, contains a significant amount of retail commercial and high-rise residential space, including a concentration of older apartment buildings and TCHC properties.  Overall, the segment displays the major themes of the FWC in general.  Below are some of the key highlights of the submarket: 
	10.1 Demographics: 
	 Submarket 6 displays moderate population growth, with the population of the area increasing by 1% from 2006 to 2011.  It is noted that the population saw a dramatic drop between 2001 and 2006, losing approximately 3,300 people.  
	 Submarket 6 displays moderate population growth, with the population of the area increasing by 1% from 2006 to 2011.  It is noted that the population saw a dramatic drop between 2001 and 2006, losing approximately 3,300 people.  
	 Submarket 6 displays moderate population growth, with the population of the area increasing by 1% from 2006 to 2011.  It is noted that the population saw a dramatic drop between 2001 and 2006, losing approximately 3,300 people.  

	 Average household income at $59,130 was far below the average for the City of Toronto ($87,038) and is the lowest of all the segments surveyed along the future LRT corridor. 
	 Average household income at $59,130 was far below the average for the City of Toronto ($87,038) and is the lowest of all the segments surveyed along the future LRT corridor. 


	         Figure 16:  Submarket 6 
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	Figure
	                        Source:  Google Maps, N. Barry Lyon Consultants Ltd. 
	 Despite the above, the proportion of low income households has been steadily declining since 2001, though it is still higher than the rest of the City.   
	 Despite the above, the proportion of low income households has been steadily declining since 2001, though it is still higher than the rest of the City.   
	 Despite the above, the proportion of low income households has been steadily declining since 2001, though it is still higher than the rest of the City.   

	 The movement of new Canadians for jobs and student renters attending York University also makes the population somewhat transitory and impact the proportion of individuals with low income. 
	 The movement of new Canadians for jobs and student renters attending York University also makes the population somewhat transitory and impact the proportion of individuals with low income. 


	10.2 Residential Market: 
	 Over half of the homes in the submarket are high-rise apartment units, with the majority of the housing stock built prior to 1980.  
	 Over half of the homes in the submarket are high-rise apartment units, with the majority of the housing stock built prior to 1980.  
	 Over half of the homes in the submarket are high-rise apartment units, with the majority of the housing stock built prior to 1980.  

	 Likely a reflection of incomes and a negative perception of the high-rise apartment blocks, resale values are the lowest in this submarket than anywhere else in the FWC for all product types.   
	 Likely a reflection of incomes and a negative perception of the high-rise apartment blocks, resale values are the lowest in this submarket than anywhere else in the FWC for all product types.   

	 The above is especially true for condominium townhomes and apartments.  The old age and poor condition of many of the condominium units within the submarket help explain the slow sales and weak market observed. In many cases, these condominiums are suffering from very high maintenance fees as they struggle to maintain aging structures.  
	 The above is especially true for condominium townhomes and apartments.  The old age and poor condition of many of the condominium units within the submarket help explain the slow sales and weak market observed. In many cases, these condominiums are suffering from very high maintenance fees as they struggle to maintain aging structures.  

	 However, with the average price of a single and semi-detached house close to $460,000 and a very high sales to listing ratio of over 75%, this sector of the market is robust.   
	 However, with the average price of a single and semi-detached house close to $460,000 and a very high sales to listing ratio of over 75%, this sector of the market is robust.   

	 The demand for low density homes and the high values being achieved indicate the market’s willingness to invest despite negative perceptions of the high-rise apartment blocks. This market demand is an early signal of future demand for higher density formats that could allow more affordable access into the market. However, as of yet there are no indications of the private development market’s willingness to enter this segment or submarket and undertake a significant redevelopment project. 
	 The demand for low density homes and the high values being achieved indicate the market’s willingness to invest despite negative perceptions of the high-rise apartment blocks. This market demand is an early signal of future demand for higher density formats that could allow more affordable access into the market. However, as of yet there are no indications of the private development market’s willingness to enter this segment or submarket and undertake a significant redevelopment project. 

	 The submarket contains 4,989 rental units, which accounts for nearly 40% of all rental units in the FWC.  While the vacancy rate is higher than most of the other submarkets along the corridor, it is still a very healthy 2.3%. 
	 The submarket contains 4,989 rental units, which accounts for nearly 40% of all rental units in the FWC.  While the vacancy rate is higher than most of the other submarkets along the corridor, it is still a very healthy 2.3%. 


	10.3 Commercial Market: 
	 The majority of employment space in proximity to the proposed LRT and LRT stations in the submarket is located at the Humber River Regional Hospital, within the retail centres surrounding the Jane and Finch Mall, and also within the office and service/hotel uses at the western segment of the submarket.  There is also a large amount of employment space along Highway 400, but these locations are not easily accessed by the proposed LRT. 
	 The majority of employment space in proximity to the proposed LRT and LRT stations in the submarket is located at the Humber River Regional Hospital, within the retail centres surrounding the Jane and Finch Mall, and also within the office and service/hotel uses at the western segment of the submarket.  There is also a large amount of employment space along Highway 400, but these locations are not easily accessed by the proposed LRT. 
	 The majority of employment space in proximity to the proposed LRT and LRT stations in the submarket is located at the Humber River Regional Hospital, within the retail centres surrounding the Jane and Finch Mall, and also within the office and service/hotel uses at the western segment of the submarket.  There is also a large amount of employment space along Highway 400, but these locations are not easily accessed by the proposed LRT. 


	 Employment in the surrounding area has grown by close to 30% since 2001. Of note, the amount of manufacturing, retail and service jobs decreased between 2001 and 2011.  The dramatic increase in institutional work during this time (health, social science and government jobs) accounts for nearly all of the employment growth in the area.  Office work also increased modestly during this time. 
	 Employment in the surrounding area has grown by close to 30% since 2001. Of note, the amount of manufacturing, retail and service jobs decreased between 2001 and 2011.  The dramatic increase in institutional work during this time (health, social science and government jobs) accounts for nearly all of the employment growth in the area.  Office work also increased modestly during this time. 
	 Employment in the surrounding area has grown by close to 30% since 2001. Of note, the amount of manufacturing, retail and service jobs decreased between 2001 and 2011.  The dramatic increase in institutional work during this time (health, social science and government jobs) accounts for nearly all of the employment growth in the area.  Office work also increased modestly during this time. 

	 Overall, the commercial market is considered strong in the submarket, with retail uses collecting rents over $25 PSF and office collecting close to $10 PSF.  Of the major malls in the submarket: 
	 Overall, the commercial market is considered strong in the submarket, with retail uses collecting rents over $25 PSF and office collecting close to $10 PSF.  Of the major malls in the submarket: 

	▫ Jane and Finch Mall is owned by a private individual, with space generally renting for around $26 PSF.  While the tenants cannot be considered ‘A’ class, the mall has been effective at finding tenants to serve the local demographic and experience very low vacancies. 
	▫ Jane and Finch Mall is owned by a private individual, with space generally renting for around $26 PSF.  While the tenants cannot be considered ‘A’ class, the mall has been effective at finding tenants to serve the local demographic and experience very low vacancies. 

	▫ Yorkgate Mall, which was recently purchased by Retrocom, collects close to $27 PSF and experiences modest vacancies.   
	▫ Yorkgate Mall, which was recently purchased by Retrocom, collects close to $27 PSF and experiences modest vacancies.   


	10.4 Major Development Application Activity: 
	 A small addition is proposed at the Jane and Finch mall; 
	 A small addition is proposed at the Jane and Finch mall; 
	 A small addition is proposed at the Jane and Finch mall; 

	 A 32 unit stacked townhouse project is proposed to the south of Finch Avenue on Jane Street. 
	 A 32 unit stacked townhouse project is proposed to the south of Finch Avenue on Jane Street. 


	10.5  Development Activity and Opportunities: 
	The introduction of the LRT into Submarket 6 could have a significant impact on development in the future. However, for now the retail centres surrounding Jane and Finch are reportedly healthy and have not expressed an interest in intensification.  As noted previously, due to the relative success of these retail centres, the market will need to mature beyond its current condition to allow these sites to intensify or redevelop. There are also few vacant parcels in the area.   
	The below represent the major development opportunities within this submarket as illustrated by Figure 17: 
	Figure 17:  Submarket 6 Development Assessment 
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	Figure
	Source:  Google Maps, N. Barry Lyon Consultants Ltd. 
	A: Humber River Regional Hospital 
	 As the Hospital downsizes in operations and becomes an ambulatory care centre, the site may become underutilized.  If this occurs, land could potentially be freed up for development. 
	 As the Hospital downsizes in operations and becomes an ambulatory care centre, the site may become underutilized.  If this occurs, land could potentially be freed up for development. 
	 As the Hospital downsizes in operations and becomes an ambulatory care centre, the site may become underutilized.  If this occurs, land could potentially be freed up for development. 

	 Due to the close proximity to Highway 400, this could be an excellent parcel for an office building or other commercial project. 
	 Due to the close proximity to Highway 400, this could be an excellent parcel for an office building or other commercial project. 


	B: Municipal Maintenance and Storage Facility (MSF) 
	 As per current site plan drawings, it does not appear the future MSF will be able to accommodate any additional development or intensification on the site. 
	 As per current site plan drawings, it does not appear the future MSF will be able to accommodate any additional development or intensification on the site. 
	 As per current site plan drawings, it does not appear the future MSF will be able to accommodate any additional development or intensification on the site. 

	 Due to the industrial nature of the use, the MSF could potentially have a negative impact on the market due to noise, poor aesthetics and low quality street animation. 
	 Due to the industrial nature of the use, the MSF could potentially have a negative impact on the market due to noise, poor aesthetics and low quality street animation. 


	C: Oakdale Professional Centre (2065 Finch Avenue West) 
	 The four storey office building accommodates primarily medical space (doctors, dentists, optometry, pharmacists, etc.) but also some professional services such as law and engineering firms achieves rents close to $10 PSF.   
	 The four storey office building accommodates primarily medical space (doctors, dentists, optometry, pharmacists, etc.) but also some professional services such as law and engineering firms achieves rents close to $10 PSF.   
	 The four storey office building accommodates primarily medical space (doctors, dentists, optometry, pharmacists, etc.) but also some professional services such as law and engineering firms achieves rents close to $10 PSF.   

	 It is believed the downsizing of the hospital, immediately west of the site, will have a negative impact on the professional medical tenants in the building. 
	 It is believed the downsizing of the hospital, immediately west of the site, will have a negative impact on the professional medical tenants in the building. 


	 The property was recently purchased by Bay International for over $10.0 million.  Their intentions for the site are currently unknown.   
	 The property was recently purchased by Bay International for over $10.0 million.  Their intentions for the site are currently unknown.   
	 The property was recently purchased by Bay International for over $10.0 million.  Their intentions for the site are currently unknown.   


	D: Yorkgate Mall 
	 The aging commercial centre was purchased in 2010 for $38.0 million by Retrocom, a Canadian REIT.  It is noted that Smartcentres owns a large stake in the company and consults on leasing and development of these properties. 
	 The aging commercial centre was purchased in 2010 for $38.0 million by Retrocom, a Canadian REIT.  It is noted that Smartcentres owns a large stake in the company and consults on leasing and development of these properties. 
	 The aging commercial centre was purchased in 2010 for $38.0 million by Retrocom, a Canadian REIT.  It is noted that Smartcentres owns a large stake in the company and consults on leasing and development of these properties. 

	 Due to the development tendencies of Smartcentres, it is not known if the property will be redeveloped with single use retail or as a mixed-use project, if at all.  It is believed the market will need to mature beyond the current state to make a mixed-use project feasible. 
	 Due to the development tendencies of Smartcentres, it is not known if the property will be redeveloped with single use retail or as a mixed-use project, if at all.  It is believed the market will need to mature beyond the current state to make a mixed-use project feasible. 

	 The property currently experiences a moderate vacancy rate and achieves rent around $27 PSF. 
	 The property currently experiences a moderate vacancy rate and achieves rent around $27 PSF. 


	E: 2013 Finch Avenue West 
	 Is an older commercial site with little evidence of reinvestment.  The physical conditions and Mixed-Use Official Plan designation make it an ideal site for redevelopment.  It has been owned by the same entity since 1971. 
	 Is an older commercial site with little evidence of reinvestment.  The physical conditions and Mixed-Use Official Plan designation make it an ideal site for redevelopment.  It has been owned by the same entity since 1971. 
	 Is an older commercial site with little evidence of reinvestment.  The physical conditions and Mixed-Use Official Plan designation make it an ideal site for redevelopment.  It has been owned by the same entity since 1971. 

	 Any redevelopment would be influenced by the evolution of the surrounding commercial sites. 
	 Any redevelopment would be influenced by the evolution of the surrounding commercial sites. 


	F: Jane and Finch Mall 
	 Owned by the same individual since 1969, the 17 acre site contains a large enclosed mall with some retail pads and significant surface parking.   
	 Owned by the same individual since 1969, the 17 acre site contains a large enclosed mall with some retail pads and significant surface parking.   
	 Owned by the same individual since 1969, the 17 acre site contains a large enclosed mall with some retail pads and significant surface parking.   

	 While the mall does experience relatively high vacancies, it earns a comparatively high rent at close to $26 PSF and performs very well from a cash flow perspective. 
	 While the mall does experience relatively high vacancies, it earns a comparatively high rent at close to $26 PSF and performs very well from a cash flow perspective. 

	 The real estate market will not support intensification or redevelopment of this site in the near term. 
	 The real estate market will not support intensification or redevelopment of this site in the near term. 


	G: Intensification around Apartment Neighbourhoods 
	 Similar to the other submarkets, most Apartment Neighbourhood blocks throughout the corridor contain sufficient space to accommodate infill townhomes or an additional tower(s). 
	 Similar to the other submarkets, most Apartment Neighbourhood blocks throughout the corridor contain sufficient space to accommodate infill townhomes or an additional tower(s). 
	 Similar to the other submarkets, most Apartment Neighbourhood blocks throughout the corridor contain sufficient space to accommodate infill townhomes or an additional tower(s). 


	  
	11.0 Submarket 7 and 8 – Keele and Finch 
	Due to the future subway extension and the integrated LRT station at Keele and Finch, this intersection will have the greatest market interest for both office and residential intensification.  This site will have access to both subway and LRT service, both high in demand from both office and residential developers. This, combined with its location near York University, are likely to drive significant and near-term (within 5 years) market demand to all four quadrants of this intersection.   
	Figure 18:  Submarket 7 and 8 
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	Source:  Google Maps, N. Barry Lyon Consultants Ltd. 
	11.1 Demographics: 
	 Submarket 8 currently has no residential development within the identified boundaries and therefore no census data is available for this area.  The following points summarize Submarket 7 only. 
	 Submarket 8 currently has no residential development within the identified boundaries and therefore no census data is available for this area.  The following points summarize Submarket 7 only. 
	 Submarket 8 currently has no residential development within the identified boundaries and therefore no census data is available for this area.  The following points summarize Submarket 7 only. 


	 Population growth has been relatively stagnant, with the submarket experiencing no growth between 2001 and 2006 and 5.5% growth between 2006 and 2011. 
	 Population growth has been relatively stagnant, with the submarket experiencing no growth between 2001 and 2006 and 5.5% growth between 2006 and 2011. 
	 Population growth has been relatively stagnant, with the submarket experiencing no growth between 2001 and 2006 and 5.5% growth between 2006 and 2011. 

	 Following the trend of falling incomes east of Submarket 4, the average household income in this area is $60,738.  It is noted that incomes in the submarket is rising faster than the average noted for the rest of the City, but is still well below the City average. 
	 Following the trend of falling incomes east of Submarket 4, the average household income in this area is $60,738.  It is noted that incomes in the submarket is rising faster than the average noted for the rest of the City, but is still well below the City average. 

	 Due to the high number of rental buildings in the submarket, there is a nearly 50% split of home ownership tenure in the study area between renting and owning.   
	 Due to the high number of rental buildings in the submarket, there is a nearly 50% split of home ownership tenure in the study area between renting and owning.   

	 The proportion of immigrants and the unemployment rate remain high in this submarket. 
	 The proportion of immigrants and the unemployment rate remain high in this submarket. 


	11.2 Residential Market: 
	 Over half of the homes in the submarket are apartment units, with the majority of the housing stock built prior to 1980.  Unlike the rest of the corridor, development interest has been evident in the area as nearly 1,000 units have been constructed since 2001. 
	 Over half of the homes in the submarket are apartment units, with the majority of the housing stock built prior to 1980.  Unlike the rest of the corridor, development interest has been evident in the area as nearly 1,000 units have been constructed since 2001. 
	 Over half of the homes in the submarket are apartment units, with the majority of the housing stock built prior to 1980.  Unlike the rest of the corridor, development interest has been evident in the area as nearly 1,000 units have been constructed since 2001. 

	 The value of existing freehold and condominium homes is higher in the submarket than any other segment along the Finch West corridor.   
	 The value of existing freehold and condominium homes is higher in the submarket than any other segment along the Finch West corridor.   

	 The high sales-to-listing ratio for both freehold and condominium units indicates a more active market and is considered a ‘seller’s market’.  The high sale-to-list price and comparatively low average days on market also point to a healthy residential real estate market. 
	 The high sales-to-listing ratio for both freehold and condominium units indicates a more active market and is considered a ‘seller’s market’.  The high sale-to-list price and comparatively low average days on market also point to a healthy residential real estate market. 

	 The submarket contains 2,742 rental units, and is the only submarket along the FWC that contains a majority of 1 bedroom units instead of larger 2 and 3 bedroom units. 
	 The submarket contains 2,742 rental units, and is the only submarket along the FWC that contains a majority of 1 bedroom units instead of larger 2 and 3 bedroom units. 


	11.3 Commercial Market: 
	 While Submarket 7 is primarily residential in character, submarket 8 contains significant retail, office and industrial space and accommodates over 5,000 jobs. 
	 While Submarket 7 is primarily residential in character, submarket 8 contains significant retail, office and industrial space and accommodates over 5,000 jobs. 
	 While Submarket 7 is primarily residential in character, submarket 8 contains significant retail, office and industrial space and accommodates over 5,000 jobs. 

	 The submarket has seen a drop in almost every sector of employment, including heavy losses in the manufacturing and service sector.  This has resulted in the amount of jobs decreasing by over 17% since 2001. 
	 The submarket has seen a drop in almost every sector of employment, including heavy losses in the manufacturing and service sector.  This has resulted in the amount of jobs decreasing by over 17% since 2001. 

	 Overall, the submarket contains older office and industrial space, including some multi storey office buildings east of Keele Street. Rents in the building in the south east quadrant of Keele and Finch reportedly achieve rents over $25 psf. This bodes well for future demand for new office space in this location. 
	 Overall, the submarket contains older office and industrial space, including some multi storey office buildings east of Keele Street. Rents in the building in the south east quadrant of Keele and Finch reportedly achieve rents over $25 psf. This bodes well for future demand for new office space in this location. 


	 Of note, a medical condominium office development at Finch Avenue and Tangiers has been approved and is currently under construction.  The eight storey 165,000 square foot office buildings is expected to collect rents near $25 PSF, with units selling between $390 and $415 PSF. 
	 Of note, a medical condominium office development at Finch Avenue and Tangiers has been approved and is currently under construction.  The eight storey 165,000 square foot office buildings is expected to collect rents near $25 PSF, with units selling between $390 and $415 PSF. 
	 Of note, a medical condominium office development at Finch Avenue and Tangiers has been approved and is currently under construction.  The eight storey 165,000 square foot office buildings is expected to collect rents near $25 PSF, with units selling between $390 and $415 PSF. 

	 As construction on the subway station finishes and the LRT is implemented, it is expected that demand for employment uses such as the University Heights office will continue to improve. 
	 As construction on the subway station finishes and the LRT is implemented, it is expected that demand for employment uses such as the University Heights office will continue to improve. 


	11.4 Major Development Application Activity: 
	 Over 2,500 units are proposed surrounding the existing rental apartment buildings on Fountainhead Road.  Approximately eight new residential condominium buildings are proposed with heights of six to 12 storeys. 
	 Over 2,500 units are proposed surrounding the existing rental apartment buildings on Fountainhead Road.  Approximately eight new residential condominium buildings are proposed with heights of six to 12 storeys. 
	 Over 2,500 units are proposed surrounding the existing rental apartment buildings on Fountainhead Road.  Approximately eight new residential condominium buildings are proposed with heights of six to 12 storeys. 

	 To the south of Finch Avenue on Hucknall Road, a proposal has been approved for 47 townhomes along with over 10,000 square feet of retail space.  Adjacent to this property is another proposal to construct a four storey 29 unit residential building with retail at grade. 
	 To the south of Finch Avenue on Hucknall Road, a proposal has been approved for 47 townhomes along with over 10,000 square feet of retail space.  Adjacent to this property is another proposal to construct a four storey 29 unit residential building with retail at grade. 

	 An eight storey medical office building east of Keele Street at Tangiers Road.  This is the approved ‘University Heights’ project detailed above. 
	 An eight storey medical office building east of Keele Street at Tangiers Road.  This is the approved ‘University Heights’ project detailed above. 


	11.5 Development Activity and Opportunities: 
	The intersection of Keele and Finch and its future transit access will make this a very powerful market area in the future. The development opportunities are largely confined to the intersection of Keele and Finch, with some potential to redevelop some of the employment land east of Keele Street for office and other more compact forms of commercial development.  Development interest is emerging in this area, which is likely could undergo major transformation in the near to mid-term. 
	Following are the major development opportunities within this submarket as illustrated by Figure 19: 
	Figure 19:  Submarket 7 and 8 Development Assessment 
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	Figure
	Source:  Google Maps, N. Barry Lyon Consultants Ltd. 
	A:  Centennial Plaza and adjoining townhomes 
	 A small older commercial plaza that is likely too small to accommodate significant development.  The parcel has no signs of reinvestment and has been owned by the same entity since 1997. 
	 A small older commercial plaza that is likely too small to accommodate significant development.  The parcel has no signs of reinvestment and has been owned by the same entity since 1997. 
	 A small older commercial plaza that is likely too small to accommodate significant development.  The parcel has no signs of reinvestment and has been owned by the same entity since 1997. 

	 The adjoining townhouse block is a rental complex with both underground and surface parking.  The consolidation of these parcels would represent an excellent development opportunity and could attract significant market interest as the high-order transit at this intersection becomes operational.   
	 The adjoining townhouse block is a rental complex with both underground and surface parking.  The consolidation of these parcels would represent an excellent development opportunity and could attract significant market interest as the high-order transit at this intersection becomes operational.   


	B:  Imperial Oil Site 
	 This gas station has been demolished as the City is leasing the land from Imperial Oil to facilitate construction on the Spadina subway expansion.  The parcel is approximately 0.85 acres in size and is designated Mixed-Use. 
	 This gas station has been demolished as the City is leasing the land from Imperial Oil to facilitate construction on the Spadina subway expansion.  The parcel is approximately 0.85 acres in size and is designated Mixed-Use. 
	 This gas station has been demolished as the City is leasing the land from Imperial Oil to facilitate construction on the Spadina subway expansion.  The parcel is approximately 0.85 acres in size and is designated Mixed-Use. 


	 NBLC understands Imperial Oil intends to construct a new gas station when construction is finalized on the subway.  Prime intersections in urban areas are often targeted and rarely sold by large oil companies as they are ideal locations for gas bars and associated retail. 
	 NBLC understands Imperial Oil intends to construct a new gas station when construction is finalized on the subway.  Prime intersections in urban areas are often targeted and rarely sold by large oil companies as they are ideal locations for gas bars and associated retail. 
	 NBLC understands Imperial Oil intends to construct a new gas station when construction is finalized on the subway.  Prime intersections in urban areas are often targeted and rarely sold by large oil companies as they are ideal locations for gas bars and associated retail. 

	 The reconstruction of a gas station at this location will represent a missed opportunity to take advantage of the transportation infrastructure.  This development option will represent poor built form and will be unattractive for those using the transit infrastructure, including the new bus terminal immediately to the north. 
	 The reconstruction of a gas station at this location will represent a missed opportunity to take advantage of the transportation infrastructure.  This development option will represent poor built form and will be unattractive for those using the transit infrastructure, including the new bus terminal immediately to the north. 


	C:  Finch Keele Commercial Centre 
	 This is a large office complex that is entirely condominium in ownership, and contains single and multi-storey office and retail space.  The parcels have over 300 owners.   
	 This is a large office complex that is entirely condominium in ownership, and contains single and multi-storey office and retail space.  The parcels have over 300 owners.   
	 This is a large office complex that is entirely condominium in ownership, and contains single and multi-storey office and retail space.  The parcels have over 300 owners.   

	 Redevelopment of intensification of the site would involve a very expensive and complicated land assembly but could be possible in the long-term. 
	 Redevelopment of intensification of the site would involve a very expensive and complicated land assembly but could be possible in the long-term. 


	D:  1315 Finch Avenue West 
	 The nearly three acre site is owned by Pro-X Group, and is an excellent parcel that could accommodate significant redevelopment in the future.  While no applications have been filed, the site represents a development opportunity and has already attracted significant market interest as a result. 
	 The nearly three acre site is owned by Pro-X Group, and is an excellent parcel that could accommodate significant redevelopment in the future.  While no applications have been filed, the site represents a development opportunity and has already attracted significant market interest as a result. 
	 The nearly three acre site is owned by Pro-X Group, and is an excellent parcel that could accommodate significant redevelopment in the future.  While no applications have been filed, the site represents a development opportunity and has already attracted significant market interest as a result. 


	E:  City Owned Parcel: 
	 Excellent opportunity for redevelopment.  Could be incorporated with a larger development with adjoining restaurant parcels to the south and the mixed-use proposal to the east (F). 
	 Excellent opportunity for redevelopment.  Could be incorporated with a larger development with adjoining restaurant parcels to the south and the mixed-use proposal to the east (F). 
	 Excellent opportunity for redevelopment.  Could be incorporated with a larger development with adjoining restaurant parcels to the south and the mixed-use proposal to the east (F). 


	F:  25 Tangiers Road 
	 Immediately south of the University Heights project, this site was purchased in 2013 for $4.1 million.  Redevelopment plans are unknown at this time. 
	 Immediately south of the University Heights project, this site was purchased in 2013 for $4.1 million.  Redevelopment plans are unknown at this time. 
	 Immediately south of the University Heights project, this site was purchased in 2013 for $4.1 million.  Redevelopment plans are unknown at this time. 


	G:  Imperial Oil Lands 
	 As the LRT and subway is implemented, the market may mature to the point where this land is able to be redeveloped for a more transit supportive use.  This is considered a long term opportunity and in the interim represents a key employment use. 
	 As the LRT and subway is implemented, the market may mature to the point where this land is able to be redeveloped for a more transit supportive use.  This is considered a long term opportunity and in the interim represents a key employment use. 
	 As the LRT and subway is implemented, the market may mature to the point where this land is able to be redeveloped for a more transit supportive use.  This is considered a long term opportunity and in the interim represents a key employment use. 


	 
	  
	12.0 Summary  
	Overall, we expect the market demand for residential uses, and to lesser extent office and commercial uses to improve with the new LRT service. Demand will be strongest in the areas that are within walking distance of a station, typically 500 metres. However, all areas will not respond in a similar or consistent manner as other issues such as the existing land use and ownership pattern as well as the motivating interests of the land owners will also influence the future direction of the development of these
	Based on the trend of increasing residential property values since 2005 and the expected transit influenced appreciation of housing, it is not unreasonable for a single detached house to range between $700,000 and $750,000 by 2025. This will put pressure on affordability and increase demand for higher-density forms of housing especially within close proximity to rapid transit.  
	While the loss of manufacturing jobs is not expected to be reversed as a result of the LRT, the increase in population associated with higher density housing formats may allow the opportunity for increased activity and jobs in other sectors of employment such as institutional and population serving office uses, commercial services, and retail. Early signals of strength in the office market is evident in key locations surrounding the hospitals and the Keele and Finch intersection where rents are high relativ
	In the near term, we expect significant development pressure at the Keele and Finch intersection that could have transformative impacts in the character of the area if properly planned. Development interest and applications are already in play in this area. Emery Village may also experience significant near term investment as a result of the transit due to its highway accessibility as well as the development and market activity currently taking place. The Thistletown site, Albion Mall, and Humber College al
	In general, over the long term we expect that given the current and projected market context of the area, the new Finch LRT will support increasingly significant reinvestment along the corridor particularly in the residential market place. 
	  
	Appendix A:  Market Research 
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	MLS Residential Resale and Commercial Lease Zone Boundaries 
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	Source:   Toronto Real Estate Board Multiple Listing Service
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