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Preliminary identification of issues and opportunities
Interview with David Hertzman — BIA Board Member
Thursday, September 20, 2018 (9:15 – 10:15 am)
Participants:

David Hertzman, Progress Luv2Pak
Swerhun Inc. – Ian Malczewski, Khly Lamparero

Purpose:

To begin identifying preliminary issues and opportunities in the DUKE Heights area to
inform future visioning work.

SUMMARY OF KEY POINTS RAISED
DUKE Heights has a lot of potential. DUKE Heights is well-positioned between Downtown Toronto, York
University, Downsview, and is well-served by transit. It has the potential to be a very desirable area.
Planning for the area should think of it as a “Town.” Some recent planning and policy-making has
focused on main streets, missing opportunities to think of DUKE Heights a place where people could live,
eat, study, play, and work. Attracting developers to invest in the area may require a collective vision.
The planning visioning should take a “helicopter view” that looks at the whole area (not just the main
streets) to identify what the “Town” needs.
There should be more flexibility in industrial areas. There is an opportunity to reimagine the industrial
area in the south-east of DUKE Heights as having more diverse employment uses. Much of this industrial
area consists of low-rise buildings with few staff, and policies protecting these uses are preventing the
development of higher-density employment uses. Other parts of Toronto (such as Spadina and St.
Lawrence Market) were once protected for certain kinds of employment uses, but the City allowed more
diverse uses to facilitate investment and growth. This area could focus on attracting more diverse types
of business, such as design-focused business, hotels, or offices.
Industrial areas could be made to look and feel nicer. The strip of industrial lands along the main streets
could be beautified. For example, the tank farms on the northern part of the BIA could be improved by
adding paint and landscaping.
There are other land use opportunities to explore to create a vision for a “Town,” including exploring
student housing near Keele and Finch (for YorkU) and removal of the height restrictions associated with
Downsview Airport, assuming the airport’s operations are shutting down.
The planning consultant should draw on precedents and best practices in reimagining industrial areas,
including Pittsburgh (www.southsideworks.com), Wynwood, Miami (www.wynwoodmiami.com), and
Easton, Ohio (www.eastontowncenter.com). The consultant could also look at precedents of other
planned communities, such as Don Mills, Bramalea, and Erin Mills.
The RFP to hire a planning consultant should ask proponents to identify:
-

Whether they have planned a Town before;
Their experience in the transformation / reimagination of industrial landscapes;
What should the BIA’s relationship be to nearby institutions and resources (YorkU and
Downsview Park); and
How they can “think big” and prepare a great tailored vision for the area.
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Preliminary identification of issues and opportunities
Interview with Carmela Serebryany-Harris — BIA Board Member
Friday, September 21, 2018 (2:30 – 3:30 pm)
Participants:

Carmela Serebryany-Harris, Upper Crust – Fiera Foods Company
Swerhun Inc. – Ian Malczewski, Khly Lamparero

Purpose:

To begin identifying preliminary issues and opportunities in the DUKE Heights area to
inform future visioning work.

SUMMARY OF KEY POINTS RAISED
Explore a range of land uses. The City’s policies strive to preserve manufacturing and employment uses,
but these policies are impacting economic growth in the area. While arterial roads in the BIA consist of
heavy industrial and manufacturing facilities, many other manufacturing facilities in the area have
closed, so protecting this kind of land use may not represent the best use of the land. Allowing Mixed
Use with residential uses could help make better use of the land, particularly along Finch, Keele, and
Dufferin (which has often been ignored). Some have resisted the idea of adding Mixed Use out of
concern that it would mean the end of certain employment uses, but it doesn’t have to be one or the
other: there should be a way to include both types of uses. It would also be worth exploring what the
best uses of land are in the BIA “interior” (off the main corridors). The “interior areas” and arterial roads
are different from each other and that should be kept in mind when planning future visioning work.
Finally, it would be worth exploring what specific types of uses might work in the BIA, such as retirement
residences or medical uses.
The vision for the BIA should be planned cohesively. A lot of planning focus has been on Keele and Finch
while corridors like Dufferin and Finch have received less attention. The planned intensification at Keele
and Finch could create traffic and congestion on Dufferin, especially because Dufferin does not have
dedicated bus lanes and is not wide enough to accommodate increased traffic.
Increasing the vitality and economic potential of the area. Opportunities for economic activity are being
missed because the area is far from where people live. There should be entertainment spaces,
restaurants, parks, and places for people to live in the BIA. Future visioning work should leverage
existing assets like G Ross Lord Park. DUKE Heights should be a pleasant place for pedestrians.
The RFP to hire a planning consultant should ask proponents to identify:
-

Their experience working in the City;
If they have experience re-imagining industrial lands (including how many have been
transformative);
How they expect nearby neighbourhoods and the BIA interact with each other (for example York
University); and
How they would look to find common ground between the City’s policies and the BIA’s
objectives.
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Preliminary identification of issues and opportunities
Interview with Lew Pliamm, BIA Chairman and Alaa Tannous, BIA Secretary
Friday, September 21, 2018 (11:00 am – 12:00 pm)
Participants:

Lew Pliamm, Polyclinic – Family & Specialty Medicine
Alaa Tannous, BST Group
Swerhun Inc. – Ian Malczewski, Khly Lamparero

Purpose:

To begin identifying preliminary issues and opportunities in the DUKE Heights area to
inform future visioning work.

SUMMARY OF KEY POINTS RAISED
The BIA has had a large role in change to date. 2 Champagne is a first-of-its-kind facility and a significant
achievement for the area. The “medical mall” approach integrated with ice rinks and a gym is unique —
especially given that it involved no direct City investment. A future hotel currently planned will continue
to enhance this important asset. The City’s Economic Development Division is working on a report on
how this model could be emulated elsewhere in the City. The BIA has also hired security to keep the
area safe and help workers get to the cars safely after dark. Crime-related phone calls have decreased as
a result of these and other BIA initiatives.
Big potential limited by complex policies and processes. The area is ripe for change, and the BIA could
help create many jobs in the area. There was a lot of work required to get City permission to 2
Champagne, and many of the hurdles were the result of City by-laws being out of sync with modern day
development and planning realities. Not every developer will be willing to go through the time and
expense of applying to change zoning permissions, hiring consultants, and going to the Committee of
Adjustment, which means the area’s potential remains un-tapped. It’s also been a lot of work getting
permission from the City to install the pillars the BIA has designed.
The vision should preserve employment and take advantage of the area’s access to transit. There are 4
subway stops in the BIA’s area that represent an opportunity to leverage the significant investment in
public transit and help increase the City’s tax base. Over 100,000 people traverse the BIA each day, but
few stay in it. It’s time to move the area from a “vision built in 1970” to a vision built in 2020 for a place
where people can work, live and play. This vision would help create life and a sense of place in the area
— which is currently dead at night — through allowing some Mixed Use, which could also bring a
housing affordability lens to the visioning work. Would like to see both a focus on employment and a
residential so we can create a vibrant district here that takes advantage of the location. The vision
should also look at adding cycling lanes and parks.
Inconsistent or confusing policy. Policies that prevent residential or Mixed Use seem to be in conflict
with the fact that other sensitive uses — like schools, offices, churches, and medical centres — are
already permitted and exist in the area. Why is it safe to work, study, or be a patient in the BIA but not
to live?
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Preliminary identification of issues and opportunities
Interview with Lou Bortoletto — BIA Board Member
Friday, September 21, 2018 (10:00 – 11:00 am)
Participants:

Lou Bortoletto, Milestone Group
Swerhun Inc. – Ian Malczewski, Khly Lamparero

Purpose:

To begin identifying preliminary issues and opportunities in the DUKE Heights area to
inform future visioning work.

SUMMARY OF KEY POINTS RAISED
Planning for the area should have a cohesive vision. Previous studies undertaken by/for the BIA were
done in isolation of other studies. Future visioning work should bring together and synthesize all these
studies to develop a cohesive vision for the BIA.
The vision for the BIA should satisfy the interests of existing and future owners and tenants. Intensifying
the nodes and main arterial roads and beautifying the area should be done in a manner that will not
impede operation of existing interior businesses. For example, issuance of Ministry of Environment
certificates to existing manufacturing businesses in interior areas must not be interrupted if sensitive
uses (such as residential) are allowed in the area.
Examine the possibility for Mixed Use in some strategic areas. Future visioning work should examine the
feasibility of a live, work, shop, and play environment to attract investment and talent from other
industries like technology. Leveraging the transportation investments and allowing Mixed Use may help
address the lack of life in the BIA after 6pm.
The City’s Economic Development Incentives are helpful in attracting new investment. Incentives could
serve as stimulus for businesses to bring capital into the BIA. For example, the City’s IMIT (Imagination,
Manufacturing, Innovation and Technology) program has been a key factor in attracting new business to
the area (like Apollo Health Care). Developing an IMIT program that is specific to the BIA could be
considered.
Develop a Community Improvement Plan to help attract new investment. Incubation opportunities,
start-ups, and partnerships between businesses and graduates from YorkU could also be considered.
Explore access to existing road infrastructure to serve as an alternative route for commercial trucks. Due
to limited east-west routes, 18-wheeler trucks have to go on Finch and Steeles to get around the BIA.
Allowing transport trucks to use the York U Busway could help alleviate traffic and address delay in
transportation of goods to businesses.
Desire to see redevelopment within the BIA. The City’s Training Facility at Champagne and Finch, for
example, could be redeveloped to create a more attractive building use.
The RFP to hire a planning consultant should ask proponents to identify:
-

Examples working on past projects with similar nature (including how they moved a community
forward without interrupting existing businesses and land use designations);
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-

-

The resumes and experience of proposed team members working on similar planning issues
(team members should have a good policy and financial understanding, as well as understanding
of a developer’s mindset);
How they would make the area more functional without impeding existing business operations;
How they would create a consultation process with the broader BIA membership as part of the
visioning work to have a stronger, more unified voice.
How they would develop a roadmap for the visioning work clearly showing where the BIA is
right now and the BIA’s end goal (could be in a Gantt chart showing the window of opportunity
to make a formal request for changes to the City; checkpoints with the City, BIA Board Members
and the BIA members; and key milestones), and;
How they would develop a complete planning package to present to the City (including a SWOT
analysis showing the upsides and downsides of the visioning plans when attracting a new
business investment in the area).
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Preliminary identification of issues and opportunities
Interview with Shafiq Punjani, BIA Treasurer and Jordan Rumanek, BIA Board Member
Friday, September 21, 2018 (8:45 – 9:45 am)
Participants:

Shafiq Punjani, Bridlepath Properties
Jordan Rumanek, Rumanek & Company LTD
Swerhun Inc. – Ian Malczewski, Khly Lamparero

Purpose:

To begin identifying preliminary issues and opportunities in the DUKE Heights area to
inform future visioning work.

SUMMARY OF KEY POINTS RAISED
The nature of the area has changed with major transit investment. The BIA will likely see less industrial
use as new developments come in. Incentives and City Planning policies could help encourage more
office and retail use to attract industries like technology, food, and furniture. Converting old industrial
buildings along Finch to mixed commercial sites (similar to 2 Champagne Centre) could be considered.
Concerns over the potential removal of Mixed Use designation at Keele and Finch. The Official Plan has
approved Mixed Use at the Keele and Finch intersection, but the Keele Finch Plus Study has proposed
removing this land use designation. This removal is a concern as it would impact aspirations for
intensification in the area.
Desire to see a review of height restrictions imposed on buildings under the flight path of Downsview
Airport. The height restrictions limit intensification, particularly at Keele and Finch. The City should take
a proactive approach in reviewing, and potentially removing, the height restriction because the flight
path is used infrequently and the sale of the airport is pending.
Heavy traffic should be addressed to make the BIA a true transportation hub. Tanker trucks contribute
to heavy traffic and safety concerns in the area. With major transit investments in the area, truck traffic
could impede the movement of vehicles and transit. There may be an opportunity to allow trucks to use
the York U Busway and/or create dedicated bus lanes to help alleviate traffic on arterial roads.
Beautify the area to encourage more businesses and people to come. The large white oil tanks are an
eyesore and may impede new investment. Painting the tanks with different colours or screening the
tanks would beautify the area. The planned street beautification as part of the Finch LRT construction
could expand east to Dufferin.
Make the BIA a cycling-friendly place by installing more bike lanes to encourage cycling. There is a bike
lane on the Finch Hydro Corridor Recreational Trail next to the York U Busway that allows east-west
travel from Dufferin to Keele.
There should be stricter parking enforcement in the area. Many private vehicles park on grass and usedcar dealerships, taking advantage of parking regulations and negatively impacting the look of the BIA.
Spas impact the image of the area. There is a high number of adult spas in the area, which create a
negative image. Removing the zoning or limiting the number of these spas should be considered.
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The northeast corner of Finch and Keele should include an open, inviting, public community space,
including benches. Any development of this corner (which is currently vacant, and under the control of
Metrolinx) should protect for this public space.
The RFP to hire a planning consultant should ask proponents to identify approaches to address
transportation and beautification.
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Preliminary identification of issues and opportunities
Interview with Murray Goldkind — BIA Board Member
Tuesday, September 25, 2018 (10:00 – 11:00 am)
Participants:

Murray Goldkind, Sutton Group – Admiral Realty Inc.
Swerhun Inc. – Ian Malczewski, Khly Lamparero

Purpose:

To begin identifying preliminary issues and opportunities in the DUKE Heights area to
inform future visioning work.

SUMMARY OF KEY POINTS RAISED
The area is due for transformation. The arterial routes are long overdue for refurbishment and changes
in use. There are also derelict industrial buildings in the BIA’s interior areas that could be redeveloped
for better land use.
The Employment designation has been a barrier to achieving a more Mixed Use area. It will be very
difficult to change the look of BIA if the area is composed primarily of industrial buildings that are not
well-maintained. Allowing for Mixed Use (including residential uses) could help address the lack of life in
the area after 6pm. The area represents a potential a huge missed opportunity because even though it is
part of a well-travelled route in the City and is well-served by public transit, there is no reason for
people to come and stay. The BIA has a lot of empty, cheap industrial spaces that could be redeveloped
but there is no draw for developers to do so.
Desire to see more residential uses. The lack of residential uses is a missed opportunity especially
because the BIA has some of the key components a neighbourhood should have including transit service
and grocery stores.
Businesses face hurdles when working with City application procedures. Long application processes and
expensive zoning checks are a hindrance to commercial landlords adding new tenants to their
properties. For example, used car dealers have to send a zoning letter to the Ontario Motor Vehicle
Industry Council to get a permit to operate.
Some business owners are not keen to see change in the area. Heavy industrial facilities, massage
parlors, used-car dealerships and auto body shops may have concerns about visioning discussions if
those discussions could impede their business operations.
A mix of opinions on the board. Some board members are interested in seeing the entire area redevelop
as a Mixed Use community, while others are interested in seeing some Mixed Use but more
preservation of existing industrial areas.
The RFP to hire a planning consultant should ask proponents to identify their experience in improving
and changing a large area.
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DUKE Heights Planning Issues and Opportunities
Board Meeting #1 Summary
DUKE Heights BIA Office
2 Champagne Centre
October 16, 2018, 9:00 – 10:30 am

Overview
On Tuesday, October 16, 2018, the Duke Heights BIA hosted the first of two planned Board
Meetings related to a Planning Issues and Opportunities identification process. Fourteen
individuals were in attendance, including 7 BIA Board Members and a representative from the
City of Toronto’s Economic Development Division. The purpose of the meeting was to present
and seek feedback on a synthesis of the BIA’s current vision and aspirations, issues /
impediments to achieving those aspirations, and opportunities to address those issues.
Ian Malczewski and Khly Lamparero, third party facilitators with Swerhun Inc, facilitated the
meeting and prepared this meeting summary. This summary captures the perspectives and
feedback shared at the meeting and is not intended to serve as a verbatim transcript. A draft of
this summary was shared with participants for review before it was finalized.
Attachments include: Attachment A: Meeting Agenda; Attachment B: Participant List.

Discussion summary
The meeting summary has been structured to reflect the main areas of discussion and provide
highlights of the following:
• Key messages;
• Feedback about the draft list of issues and opportunities;
• Potential direction for the vision’s land use;
• Scope of work for the planning consultant; and
• Next steps.

Key Messages
A need to stimulate change. Board members said that the area has great potential but it is
not meeting either the City’s employment targets or its own growth aspirations. A planning
vision, supported by economic development policies and incentives, is needed to encourage
change.
Protecting and growing employment. It is important to protect DHBIA’s existing
employment but also to stimulate growth and attract new employment. The City’s current
regulatory framework “protects employment, but it does not create employment.”
Consider a regeneration vision. In other parts of the City, regeneration areas have been
identified to encourage investment and protect employment — this approach may be a model
for DHBIA’s visioning process.

Board Meeting #1 Summary

Page 1 of 4

Feedback about the draft list of issues and opportunities
Drawing on a synthesis of background reports and a series of interviews with some Board
Members, Swerhun Inc. presented a draft list of planning issues and opportunities. Generally,
Board Members agreed with the draft list, suggesting the following additions and revisions:
Issues and opportunities related to City policies and procedures
Board Members said the list of issues should include:
•
•

•

Conflicting policies. In DUKE Heights, City policies requiring distinct separation
between certain kinds of Employment lands and other uses (Residential or Mixed Use)
conflict with the City’s goals of creating places where people can live, work and play.
Out-of-date zoning bylaws. The current North York Zoning By-Law aligns with
employment trends of 20 years ago; they do not reflect the changing landscape of
employment happening in the BIA. For example, employment trends are moving away
from zones full of factories that cannot support a range of other uses.
Loss of employment uses across the City. Because there has been an erosion of
employment lands across the City (in part as a result of conversions from Employment to
Mixed Use), the City is protective of Employment lands. It will be challenging for the BIA
to advocate for changes to policies related to the protection of Employment.

Board members said the list of opportunities / strategies should include:
•

•
•
•
•

•
•

Understanding the rationale from other, similar land use changes. The City recently
updated land use permissions to allow commercial uses in addition to industrial uses on
arterial roads — more kinds of uses are permitted on arterial roads in DUKE Heights as
a result. It would be helpful for the BIA to understand the rationale for these changes and
how they might apply to other parts of the BIA.
Understanding under what circumstances the City would consider a plan / vision
that is different from the status quo.
Creating a fast track system for development in the BIA to help stimulate
investment.
Exploring how to best increase employment in the area. For example, an office
tower can create more jobs with the same square footage than a large industrial facility
that employs 10 people.
Creating a special designation for large employment BIAs that are ripe for change.
DHBIA could be a model for planning an area experiencing a change in the nature of
employment lands, improving vitality, and creating an urban environment that people
want to go to.
Leveraging the recently-opened subway to increase ridership and make efficient use
of infrastructure.
Creating affordable housing to better use existing community resources such as
hospitals, schools, churches, transit, etc.

Board Meeting #1 Summary
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Issues and opportunities related to Economic Development programs and policies
Board Members said the list of issues around Economic Development should include:
•

Inaccessibility of some economic development grants to small businesses. For
example, until recently, the IMIT program was not accessible to small businesses.

Board members said the list of opportunities around Economic Development should include:
•
•

Exploring developing more Community Improvement Plans to drive capital
expenditures that will help shape the neighbourhood.
Exploring programs that could allow the BIA to borrow money so it is not
dependent on taxing its constituencies to make changes.

Potential direction for the vision’s land use
BIA members discussed three potential land use directions it could ask its future planning
consultant to explore:
1. Reimaging the entire BIA as Mixed Use
2. Protecting all existing employment & manufacturing
3. Exploring some combination of Mixed Use (at nodes and along corridors) and protection
of employment / manufacturing (in the interior)
Board members at the meeting generally agreed that they were interested in further exploring
the third option. Key points raised in this discussion included:
•
•
•

Existing industrial businesses are an important part of the BIA.
Mixed use / residential should only be seen as acceptable as long as existing industrial
businesses operations are protected.
Mixed use / residential uses and employment uses should not be considered mutually
exclusive. There needs to be a symbiotic relationship between existing business and any
new mixed uses so that existing businesses operations are protected.

Board members felt that, instead of considering potential land use changes to Mixed Use, it may
make sense to explore whether the area could be identified as a “regeneration area.”
Regeneration areas have been created where the City has looked to maintain and enhance
employment while strategically introducing more kinds of uses. In DHBIA, regeneration would
mean protecting existing interior businesses while allowing a combination of employment, retail,
and residential on corridors and at nodes. BIA Board members said they would be interested in
exploring advocating for a regeneration area in the BIA provided there is a clear narrative
around protecting existing employment uses.
Ron Wandel, City of Toronto Economic Development, said that the City sees regeneration as
positive as long as the plans do not change. Sometimes developers change development
proposals from office to residential, saying offices are not viable, which is part of the reason the
City is protective of Employment lands.

Board Meeting #1 Summary
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Board members also discussed that the area has a new MPP, and the BIA could consider
reaching out to understand if the provincial government can help move forward plans in the
area.

Scope of work for the planning consultant
Board members said they would like to see the consultant retained to undertake the planning
vision to:
• Identify milestones and interactions with the BIA members, Economic Development, and
City Planning to ensure buy-in with key stakeholders.
• Demonstrate their ability to deal with different partners (BIA, City, BIA members and
others).

Next steps
Swerhun committed to sharing a draft summary of feedback in the coming weeks, meeting with
City staff, and bringing a revised list of issues and opportunities to the Board at its November
meeting.

Board Meeting #1 Summary
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Attachment A. Board Meeting #1 Agenda
Board Meeting #1
DUKE Heights Planning Issues and Opportunities
October 16, 2018
Meeting Purpose
To present and seek feedback on a synthesis of BIA’s current
vision and aspirations, issues / impediments to achieving those
aspirations, and opportunities / strategies to address those
issues.
Proposed Agenda
9:00

Introductions, agenda review, overview
Swerhun Inc.

9:10

Overview presentation

9:30

Discussion
1. Is there anything major missing from the draft list of issues
and/or opportunities?
2. Under what conditions would you be willing to support the
vision exploring adding Mixed Use or residential land uses?
3. Under what conditions would you be willing to support the
vision exploring maintaining existing Employment land use?
4. Is there anything specific you would like to see considered
in the scope of work for the planning consultant?

10:25 Wrap up and next steps
10:30 Adjourn
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Attachment B. Participant List
DUKE Heights BIA Members
Carmela Serebyrany-Harris, DHBIA Board Member
Joe Pantalone, DHBIA Special Advisor
Jordan Rumanek, DHBIA Board Member
Laura Ispas, DHBIA Administrative Assistant
Lew Pliamm, DHBIA Chairman
Lou Bortoletto, DHBIA Vice Chair
Manjari Thakur, DHBIA Staff
Matias de Dovitiis, DHBIA Executive Director
Murray Goldkind, DHBIA Board Member
Paolo Abate, DHBIA Board Member
Rashed Mahmud, DHBIA Staff
Shafiq Punjani, DHBIA Treasurer
Sherry Leslie, DHBIA Staff
City of Toronto
Ron Wandel, Senior Business Development Officer, North York, City of Toronto
Facilitation Team
Ian Malczewski, Swerhun Inc.
Khly Lamparero, Swerhun Inc.
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DUKE Heights Planning Issues and Opportunities
Board Meeting #2 Summary
DUKE Heights BIA Office
2 Champagne Centre
November 6, 2018, 9:00 – 10:00 am

Overview
On Tuesday, November 6, 2018, the Duke Heights BIA hosted the second of three planned
Board Meetings related to a Planning Issues and Opportunities identification process. 15
individuals were in attendance, including nine BIA Board Members, a representative from the
City of Toronto’s Economic Development Division (on the phone), and five BIA staff. The
purpose of the meeting was to present and seek feedback on an update to the consultation
approach and process, and summary of feedback to date, a revised draft narrative to inform the
future visioning work, and updated potential strategies to explore through the planning visioning
work.
Ian Malczewski, third party facilitator with Swerhun Inc, facilitated the meeting and prepared this
meeting summary. This summary captures the perspectives and feedback shared at the
meeting and is not intended to serve as a verbatim transcript. A draft of this summary was
shared with participants for review before it was finalized.
Attachments include: Attachment A: Participant List.

Discussion summary
The meeting summary has been structured to reflect the main areas of discussion and provide
highlights of the following:
• Key messages;
• Detailed summary of feedback;
• Next steps.

Key messages
The narrative needs to highlight the changing nature of employment. One of the key
drivers behind DHBIA’s undertaking this planning vision work is the changing nature of
employment. New kinds of employment are emerging that are not recognized or enabled in
the current planning vision.
The visioning work should consider the same principles that would go into planning a
Town. Principles such as thinking about the connections between where people live, work,
and play will be important to the visioning work.

Board Meeting #2 Summary
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Detailed summary of feedback
Throughout and following a presentation, Board members shared feedback about what they
would like to see included in the planning visioning narrative, work, and process.
Feedback about the narrative informing the planning vision
Board Members said that the narrative informing the planning vision needs to be influenced by:
•

•
•
•

The changing nature of employment. The future of employment is going to be
different, with growth in new sectors and industries. The planning vision for DUKE
Heights should be informed by an understanding of changing employment trends. These
new kinds of employment may not conflict with Mixed Use.
The concept of affordable housing, since people who wish to live close to their place
of employment in DUKE Heights have to live further from work since they cannot afford
to live close to the BIA.
Principles of Town Planning. Good Town Planning principles need to inform the
visioning process, such as principles around creating places where people live, work,
and play.
Aligning investment and improving density around subways.

Feedback about potential strategies to explore through the planning vision work
Board members said the planning visioning work should look at:
•

•

Creative ways to integrate live-work opportunities. In some parts of the City,
employment buildings have been modified to include a kitchen, turning them into “livework” units. Even if this kind of change wouldn’t work in DUKE Heights, it’s the kind of
idea that should be considered or explored through the planning visioning work.
Specific potential locations for Regeneration nodes. DHBIA could suggest potential
nodes for its planning consultant to consider identifying as potential Regeneration
Nodes.

Next steps
Swerhun committed to sharing a draft summary of feedback in the coming weeks, meeting with
City staff, and bringing a revised list of issues and opportunities to the Board at its November
meeting.
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Attachment A. Participant List
DUKE Heights BIA Members
Lou Bortoletto, DHBIA Vice Chair
Marco Cunsolo, DHBIA Board Member
Matias de Dovitiis, DHBIA Executive Director
Murray Goldkind, DHBIA Board Member
David Hertzman, DHBIA Board Member
Kevin Marshall, DHBIA Board Member
Lew Pliamm, DHBIA Chairman
Carmela Serebyrany-Harris, DHBIA Board Member
Alaa Tannous, DHBIA Secretary
Joe Pantalone, DHBIA Special Advisor
Laura Ispas, DHBIA Administrative Assistant
Sherry Leslie, DHBIA Staff
Rashed Mahmud, DHBIA Staff
City of Toronto
Ron Wandel, Senior Business Development Officer, North York, City of Toronto
Facilitation Team
Ian Malczewski, Swerhun Inc.
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DUKE Heights Planning Vision: Issues and Opportunities Identification
Discussion with staff from City of Toronto Economic Development
Wednesday, October 31, 2018 (10:00 – 11:00 am)
Participants:

City of Toronto Economic Development Division — Ron Wandel, Marianne Szczuryk
DUKE Heights BIA — Matias de Dovitiis, Joe Pantalone
Swerhun Inc. – Ian Malczewski

Purpose:

To discuss planning and economic development related issues in DUKE Heights BIA area
to help inform future visioning work.

SUMMARY OF KEY POINTS RAISED
Economic Development is focused on promoting jobs and making sure there is Employment in the
periphery of the city, not just Downtown.
There are a number of upcoming or in-progress City initiatives that may support or could connect to
DHBIA’s aspirations to see more employment growth. These initiatives include:
•
•
•
•

The replacement of the North York Zoning By-Law with the Harmonized Zoning By-Law (which
could address challenges development applicants face with needing to consider both by-laws);
An upcoming BIA policy development process that will look at identifying different tiers for BIAs,
including a tier for larger BIAs that focus more on employment than retail and tourism (such as
DUKE Heights). The City would consult with DHBIA as part of this policy development process.
A revisiting of the IMIT program, focusing on incentives to create employment outside of
Downtown (which could benefit areas like DUKE Heights BIA).
An upcoming strategy to promote of North York Centre (and other suburban areas, like DUKE
Heights), to draw employment and investment into these areas.

The City identifies Regeneration Areas in specific circumstances, primarily in industrial areas that are not
experiencing demand for the land. In these cases, Regeneration Areas are used to spark investment
through creating commercial and/or Mixed Use development. The City has concerns with these areas:
•
•
•

when there are Core Employment uses nearby, since the uses associated with Regeneration
Areas can impact on these uses;
if, mid-construction, a developer removes or downgrades the employment component of a
Mixed Use development, further eroding Employment Lands, and;
when construction associated with regeneration development impacts on existing Employment
areas (such as on Tippett Road, where employees have no sidewalks as a result of construction).

Regeneration Areas may or may not work in DUKE Heights BIA: they would need to be looked at
carefully in the context of the BIA’s entire geography.
Suggestions for DHBIA to consider as it begins its planning process:
•
•

Consider connecting with Transportation Services (Eric Jenson) around pedestrian issues.
Consider sharing a draft of the RFP that will be issued to retain a planning consultant with
Economic Development for comment (recognizing that ultimately the BIA Board will decide
what to include in the RFP that is issued).
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DUKE Heights Planning Vision: Issues and Opportunities Identification
Discussion with staff from City of Toronto Planning Division
Friday, November 16, 2018 (3:30 – 4:30 pm)
Participants:

City of Toronto Planning Division — Matt Armstrong, Al Rezoski
DUKE Heights BIA — Matias de Dovitiis
Swerhun Inc. – Ian Malczewski, Khly Lamparero

Purpose:

To introduce DUKE Heights BIA’s preliminary work on developing a planning vision and
to seek feedback on a draft list of issues and potential strategies to be explored through
the BIA’s future planning visioning work.

SUMMARY OF KEY POINTS RAISED
What City Planning liked about the DHBIA’s preliminary work to date
The BIA’s vision (from the IBI Economic Development Study) is a good starting point for the planning
visioning work.
The issues and impediments identified by the BIA, particularly: the lack of a cohesive planning vision for
the BIA area; the lack of parking enforcement (the City suggested adding signage violation in the list of
issues), and; poor connections to transit on the east side of the BIA.

What the City is willing to consider looking at through DHBIA’s planning visioning process
Zoning. The City would be willing to consider reviewing the zoning in DUKE Heights, which could include
modifying the by-law to allow for intensification of already permitted uses.
Parking standards. As part of reviewing the zoning by-law for DHBIA, the City would be willing to look at
parking provisions to enable more intensification and less auto-dependency. Two potential options
include: reviewing the parking provisions near rapid transit where the City could consider adding a policy
area overlay; or moving from the parking provisions of the former North York Zoning By-Law to the
provisions of Harmonized Zoning By-Law (which has a lower parking standard).
Removing the Holding provision. The holding provision in place is due to infrastructure concerns,
including transportation capacity. If these concerns have been addressed, the City would be willing to
look at removing the Holding provision through the visioning process work.
Parks and public realm. The City could be willing to consider developing a parks and public realm plan
for the BIA to help address the lack of parks and greenspace in DUKE Heights.

Factors outside of City Planning or DHBIA influence
City Planning supports strategies like fare integration between TTC and YRT and relocating some truck
traffic to the YorkU Busway but noted that while the BIA and City Planning can encourage these kinds of
strategies, they fall under the jurisdiction of transit agencies. Another factor outside either the BIA or
City Planning’s influence is the closure of Downsview Airport and changes to associated height
restriction policies. City Planning understands the closure of the airport is not imminent. If/when the
airport does close, another airline manufacturer could take over the airport or the federal government
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could want to keep it as an emergency landing airport. DHBIA should consider revising the strategies to
be explored through its planning vision to reflect the uncertainty around the airport’s future.

City Planning’s advice for DHBIA’s planning visioning work
Identify character areas. It is difficult to have a cohesive planning vision for DUKE Heights since it covers
a large geographic area. The BIA should ask its planning consultant to identify character areas: smaller
districts or “mini-towns” that have distinct identities and different sets of objectives. Character areas
will make the planning study more manageable and help identify priorities (such as cycling and
pedestrian improvements). Other employment areas, such as the Castlefield Design District, have
benefitted from having their character identified and enhanced through planning work.
Focus on achievable strategies. The DHBIA planning consultant should focus on strategies that City
Planning can support, such as zoning, parking standards, parks and public realm and the removal of the
holding provision. City Planning will not support Regeneration Areas since these are considered a
conversion of Employment Lands, something City Planning will not consider outside of its Official Plan
review process.
Consider referencing the existence of residential areas within and near the BIA. The BIA’s vision
currently speaks only to employment — it could also reference the presence of and connections to
residential areas both within and adjacent to the BIA, which could help inform the boundaries of
potential smaller districts or “mini-towns” (with some potentially extending beyond the BIA’s
boundaries). The Downsview Secondary Plan and associated District Plans both plan for residential uses
near DHBIA in the future.
Other advice, including:
•
•
•
•
•

Look at adding Bike Share to the area, especially at subways stations, to increase transportation
options in the area.
Look at adding the DUKE Heights wayfinding pillar at the GO Station.
Explore strategies to create ambient lighting after 6pm, such as encouraging light from office
buildings to spill out on to streets.
Explore lighting up the antenna at 1026 Finch Ave W, which could act as a historical public art
Permissions for developing hotels in employment lands are being removed as they are considered
sensitive uses similar to residential
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Planning Issues and Opportunities Inventory and Synthesis
1. Overview
This document is an inventory, synthesis, and summary of documents related to planning issues
in DUKE Heights BIA (DHBIA) and its surrounding area. This report was prepared by Swerhun
Inc, a third-party consultation and facilitation firm retained by the BIA to consult with the BIA
Board on planning issues and opportunities that should inform future planning visioning work.
This report is one of several resources the BIA is using to help inform its future planning
visioning work.
The purpose of this inventory is to identify common issues and opportunities related to planning
in the BIA as identified in a number of planning, economic development, public realm, and
transportation reports. The inventory also summarizes these reports’ understanding of the BIA’s
planning aspirations for the area as well all as the reports’ understanding of what the
impediments to achieving those aspirations are.
This report is intended to provide a high-level summary from the documents reviewed — it is not
intended to serve as a Planning Analysis or Planning Rationale.
This document includes four sections:
1. Overview
2. List of documents reviewed and approach
3. Synthesis of issues, opportunities, aspirations, and impediments
4. Detailed summary of each resource
2. List of documents reviewed
The following resources were reviewed in the preparation of this inventory and synthesis. The
list of documents and order of priority were provided by the BIA’s Executive Director.
Planning and economic development documents
Title

Author

Prepared for

Year
Completed
2016

Economic Development Study &
Executive Summary
Keele-Finch Plus Study

IBI Group

DHBIA

City of Toronto

2018

Unleashing development potential in
DUKE Heights BIA
Can Local Actors Foster a More
Inclusive and Sustainable Model of
Economic Development? The Role of
Business Improvement Areas in the
“New” Industrial Policy

South Bound
Partnership
Matias De
Dovitiis (DHBIA
Executive
Director), Juan
Gomez &
Rafael Gomez

City of
Toronto
DHBIA
Creating
Opportunities
Summit

2017

2016

1

Transportation documents
Title

Author

Finch Avenue West Light Rail Transit
Corridor Profile
Setting the Stage: Metrolinx
Encouraging Transit Supportive
Places on the Finch West LRT
Corridor
2017 Cycling Infrastructure Request
Relocation of Westbound 36 Finch
West Bus Stop to the West Side of
Finch Avenue West at Dufferin Street
Missing Transportation Links within
the DUKE Heights BIA
Chesswood and Dufferin Link

City of Toronto

Creating Connectivity: A Pedestrian
and Cycling Study
Transit and Cycling Assessment
(Existing Conditions and Analysis
Report)

Prepared for

City of
Toronto
planningAlliance Metrolinx
& Barry N. Lyon
Consultants

Year
Completed
2015
2015

Courtney Kaupp
Courtney Kaupp

DHBIA
DHBIA

2017
2017

Abbas N. Ali

DHBIA

2017

Patrycja
Jankowski
Patrycja
Jankowski
Pembina

DHBIA

2017

DHBIA

2017

DHBIA

2016

Public realm documents
Title

Author

Prepared for

Keele Finch Public Realm Design
Report
Tree Planting and Missing Sidewalks
Report
Parkland Deficiency Report and
Possible Solutions

The Planning
Partnership
Jodee Ng

DHBIA

Year
Completed
2016

DHBIA

2016

Darnel Harris

DHBIA

2017

Synthesis approach
Each of the above documents was reviewed in detail through the following lenses:
•
•

What issues does the document identify?
What opportunities / strategies to address issues does the document identify?

The detailed results of this analysis follow in Section 4.
Following the detailed review of each document, the summaries were analyzed to identify
consistent themes, issues, and opportunities.
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3. Synthesis of aspirations, issues & impediments, and potential opportunities
The BIA’s aspirations
These aspirations are drawn from the Economic Development Study prepared for the BIA.
•

•
•
•
•
•
•
•
•
•

To leverage the BIA’s strategic location at the gateway to the City of Toronto and the centre
of the regional economy, along with proximity to world class academic and government
institutions, higher order transit, and a supportive business network, to foster development in
advanced manufacturing, health care, research and development and professional services.
To support employment growth in advanced manufacturing, health care, research and
development, and professional services
To establish a hub that will act as the heart of the community, offering opportunities for
networking and small business incubation.
To support development and branding of five industry clusters — food, pharma, furniture,
medical, and professional services
To foster partnerships with institutions and industry association to generate employment
growth
To support networking opportunities where traditional industries can converge with emerging
sectors
To support small business and innovation by providing opportunities to bring together
development, design, production, and administration all in one place
To facilitate investment in business support infrastructure, technology, and investor outreach
To work with the City of Toronto to increase investment in the public realm in order to
support the compact, walkable community needed to attract and retain quality employers
and professional employees
To attract the service and retail uses that support a dynamic working environment

Issues and impediments
The issues and impediments below are a synthesis of issues and impediments to achieving the
aspirations listed above. These issues and impediments are drawn from the detailed summary
of documents in Section 4 of this report.

Economic development and growth
•
•
•
•
•

High redevelopment costs.
Difficult to compete with new office inventory added Downtown and soft demand for
medical professional office space.
Difficult to attract retail, because of trends towards “e-tailing” and difficulty for retail
markets to succeed without a market after working hours and on weekends.
Sensitive uses limit development, such as heavy industrial uses and the Hydro Corridor.
Aging building stock, high vacancy, little vacant land, and lack of space for
expansion.

City policies and procedures
•
•
•

Parking requirements limit redevelopment and intensification as they require large surface
parking lots.
BIA policies are designed to support tourism-focused BIAs, not employment BIAs.
Procedures related to tenancy changes create hurdles for encouraging change.

3

•

Land use designation of Employment Lands prevents commercial retail and residential
development

Transportation
•
•
•
•
•
•

Limited connectivity within the BIA, due to physical barriers such as the CN Rail, GO
Transit Rail Line, and the Hydro Corridor.
Limited connectivity outside the BIA, including connections to York University,
Downsview, and Highway 400.
Traffic congestion and truck traffic on arterial roads.
Limited road capacity, congested streets (e.g. Chesswood) and bottlenecks.
Unsafe environment for pedestrians and cyclists, including lack of dedicated bike lanes,
infrastructure, and cycling network connecting to major transit stations.
Public transportation does not provide good service to the eastern portion of the BIA.
Transit trips normally require multiple transfers within the BIA and to transit stations;

Public realm and built environment
•
•
•

BIA lacks public realm qualities considered essential to office development, including
parks, green space, tree canopy, walkability, retail, and a welcoming streetscape
Poor pedestrian safety due to little pedestrian infrastructure and high truck traffic.
Unappealing built environment (such as oil facilities) make the area less appealing and
impact ability to attract populated related employment.

Community facilities
•

Lack of community facilities, such as event spaces, space for performing arts, community
centres.

Opportunities and potential strategies to address issues and impediments
The following opportunities and/or strategies are identified in the documents to help the BIA
achieve its aspirations.

Economic development and growth
•
•
•
•
•
•
•
•
•

City to provide access to funding and grants to attract move development, such as
municipal loans and beneficiary taxes.
BIA to establish annual reporting, including reports on new tenants and businesses,
employment growth, and new opportunities.
BIA to establish industry clusters for food, pharma, furniture, medical and professional
services.
BIA to attract and leverage anchor tenants.
BIA to leverage large institutions through an outreach and communications plan.
BIA to encourage private sector champions, asking existing tenants and landowners to
support the BIA through their presence at networking events in the BIA and the Region.
BIA to host networking functions.
BIA to establish a shovel ready land and real estate inventory.
City to establish a physical hub to act as the heart of the business community, offering
opportunities for networking and small business incubation.
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City policies and procedures
•
•
•

City to establish a Community Improvement Plan for the BIA, including a review existing
development incentives.
City to review Employment land use policies to maximize employment growth in and
around the new subway station and adjacent corridors, particularly on Finch Avenue West
and with consideration to the opportunities along edges of the BIA.
City to review BIA policies to ensure they apply to industry-oriented BIAs. For example,
create a DHBIA by-law that permits a wider range of accessory / ancillary uses within
boundaries while amending current permitted uses.

Public realm
•
•
•

City to co-develop a “Public Realm Concept Plan Study” for the BIA (with BIA
support), including Parks and Open Space Improvements, Public Realm Opportunities and
Streetscape and Network Opportunities
Improve streetscape through tree planting, sidewalks and pedestrians crossing, strategic
placement of public art, wayfinding stands, and increasing street lighting.
City to acquire, develop, and maintain parkland.

Transportation and infrastructure
•
•
•
•
•

City to implement transportation strategy to improve access, including looking at road
extensions, new connections, and alternative routes crossing over major barriers (like train
tracks).
Explore re-locating truck traffic to the York University Busway.
Explore bus transit intensification.
Explore improving bicycle path network, both on- and off-road, improve up-keep of
existing facilities
City to improve fiber optic network and hydro reliability

4. Detailed summary of issues and opportunities from each resource
This section includes a brief summary for each resource. They are organized based on level of
priority in three sections: key planning and economic development documents; key public realm
documents, and; key transportation documents.
Key planning and economic development documents
4.1 Economic Development Study & Executive Summary (April 2016). The purpose of the
DHBIA Economic Development Study was to provide recommendations to assist the BIA in
achieving its vision of leveraging its strategic location at the gateway of the City of Toronto,
at the centre of the regional economy, and close to academic and government institutions,
high order transit, and supportive business network to foster development in advanced
manufacturing, health care, research, and development and professional services.
Issues identified in the Study include:
• Majority of the lands are built-out and offer limited to no redevelopment and
intensification options in the near future. Low density development and limited vacant
land within 500 m of the subway, LRT, and GO station do not incentivize high density
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•

•
•
•

•
•
•
•
•
•
•

development in the area. Some older industrial buildings do not have the physical
dimensions required to be competitive with new builds in other areas in the GTA.
Existing heavy industrial facilities along Finch impacting development in the area. The
large petroleum processing facility along Finch prevents cohesive corridor development,
makes the area less appealing, and impacts the ability to attract population related
employment. It also limits intensification due to its proximity to the planned subway and
LRT stations. The Scrap Metal Facility also deter other forms of employment in the area
due to prevalence of outside storage.
Lack of space for new industrial businesses. The lack of large, developable land is
restricting space for new industrial development.
Low rents and high redevelopment costs preventing conversions of older buildings.
Limited movement and reduced access to the DHBIA and surrounding areas due to
winding road network, broken grid pattern, and physical barriers (i.e. Hydro Corridor, CN
Railway, Tank Farms, and Dufferin Yard and Organics Facility). There is also lack of
physical connections from the BIA to major institutions nearby, such as York University,
Downsview Park, and Aerospace Campus.
Poor public realm in the area due to lack of community space; very few restaurants to
service workers in the area; minimal places to walk after working hours and lunch hours,
and; lack of greenspace in the area and connections to nearby greenspace.
Lack of sidewalk connections to subway stations.
Disconnected bike lane network.
No Finch LRT service to the east of the BIA’s western boundary.
Decline in employment and establishment count in the area between 2002 and 2014.
The pockets of development that emerged in the area did not offer high density or quality
employment.
Disruptive power outage from Hydro corridor in the BIA pose cost concerns for
businesses in the area.
Lack of fiber optic capabilities and existing internet service in the area is unreliable for
companies running multiple sites.

Potential opportunities / strategies to address issues include:
• City Planning to review the current employment land use permission to maximize
employment growth in and around the new subway station and adjacent corridors,
particularly on Finch Ave West and with consideration to the opportunities along edges
of the BIA.
• Establishing a Community Improvement Plan for the BIA. A review of the existing
development incentives could be conducted as part of this initiative.
• Foster relationships with institutions and industry associations to support employment
growth.
• Support the development and branding of industry clusters, such as food, pharma,
furniture, medical and professional services.
• Conducting a “Public Realm Concept Plan Study.” The BIA could work with City
Planning to undertake a public realm study to enhance the existing public realm, and
produce plans for parks and open space improvements, streetscape and public realm
opportunities.
• Undertaking a transportation master plan for the BIA to improve access to the area.
• Reviewing employment land use policies to maximize employment growth in and around
the new subway station and adjacent corridors.
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•
•
•

Establishing a physical hub that will act as the heart of the business community offering
opportunities for networking and small business incubation.
Investigating reliability of local utilities such as fiber optic network and hydro reliability to
understand its impact on economic development and attracting employment.
Providing access to funding and grants by including the BIA into the Business Incubatory
Directory and coordinating seed funding grants to provide starter funding to DUKE
Heights small and medium enterprises.

4.2 Keele/Finch Plus Study - Phase 1 report (October 2016). Phase 1 of the Keele/Finch
Plus Study was focused on identifying the existing situation and issues in the Keele Street
and Finch Ave West intersection to support the growth, place-making, and community
building around transit infrastructure planned for the area.
•
•
•
•
•
•
•

•

Issues identified in the Study include:
Lack of parks east of Keele Street and poor access and amenities to parks west of Keele
Street.
Separation and poor integration to communities due to large physical barriers such as
Finch Hydro and Pipeline Corridor.
Poor pedestrian infrastructure. Large amount of paved areas, lack of pedestrian
amenities, poor street design, landscaping, and pedestrian network resulting to less
walkable streets.
Congestion on arterial streets due to few east-west through streets. Street layout on
Keele and Finch also limits movement choices for motorists, cyclists, pedestrians and
commercial deliveries.
Heavy truck traffic in the area has impacted the movement of goods and performance of
nearby employment areas, as well as the comfort of pedestrians and cyclists on the
streets.
Discontinuous and circuitous nature of some streets results in longer travel distances
and poor access to transit for pedestrians and cyclists.
Proximity to heavy industry uses in the area may not be suitable for residential uses in
mixed-use areas in Keele and Finch. There is also a Provincial requirement for minimum
separation distance of industrial facilities to sensitive uses, such as residential uses, to
ensure public safety.
Building height restrictions in the Keele and Finch area due to being under the flight path
of Downsview Airport.

4.3 Unleashing development potential in DUKE Heights BIA (no date). The purpose of the
report was to conduct a study to identify how to improve policy for the DHBIA to instigate
growth within the area and unleash the BIA lands’ development potential.
Issues identified in the report include:
• The City’s current BIA policy applies to tourism BIAs and is inapplicable to employment
and industrial BIAs.
• Lack of public realm, including lack of greenspace, tree canopy, and landscaping.
• Poor walkability due to lack of sidewalks and pedestrian crossings, wayfinding, and
street furniture.
• Poor connectivity to internal streets, paths, and cycling network.
• Insufficient funding to accomplish the BIA’s goals.
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•

Insufficient transit service and lack of connectivity east of York U GO transit station.

Potential opportunities / strategies to address issues include:
• Creating a DHBIA by-law to permit a wider range of accessory/ancillary uses on
properties within the boundaries and amending the existing permitted land uses to
address planning policy conflict.
• Improving connectivity within the BIA and its surrounding areas will require: extending
and connecting roads; intensifying bus transit service; improving the cycling network,
and; maintaining operations of the York U GO transit station.
• Improving the public realm will require: planting trees throughout the BIA; implementing
sidewalks and pedestrian crossings; providing street furniture such as tables and
benches; wayfinding information stands; increased street lighting measures, and;
strategic placement of public art.
• Funding issues could be addressed through incentive for developers to invest in the
area, including: municipal loan; beneficiary tax; density bonuses; development charges
grants; building permit/planning application grants, and; tax increment equivalent grants.
• Requiring new developments to conform to the highest quality of landscaping
requirement to ensure a positive public realm within the area.
4.4 Can Local Actors Foster a More Inclusive and Sustainable Model of Economic
Development? The Role of Business Improvement Areas in the “New” Industrial
Policy (2017). This study focused on the DHBIA to examine what BIAs are doing for smallto medium-sized independently owned firms that are part of their membership, and what
BIAs can do to help foster a more inclusive and sustainable form of economic development.
Issues identified in the study include:
• The employment land designation protects industrial employment but also depresses
investment and employment growth in the area, especially residential construction.
Public realm documents
4.5 Keele Finch Public Realm Study (March 2016). This Study was conducted as a first step
in establishing the DHBIA as a prominent and attractive employment district by developing a
cohesive streetscape and public realm strategy for the DHBIA area.
Issues identified in the Study include:
• Car-oriented street design with little to no attention to other users. The area also lacks a
network of bicycle infrastructure to encourage cycling.
• Poorly connected pedestrian routes and missing sidewalks on some streets or only
having a sidewalk on one side of the street. Low rise structures or buildings on large lots
with generous setbacks on most employment areas also impact pedestrian walkability.
• Lack of parks and open space. Existing open spaces are inaccessible and consist of
remnant properties and rights-of-way for transit vehicles such as the Hydro Corridor.
• Traffic congestion issues due to the high volume of commuters.
Potential opportunities / strategies to address issues include:
• Streetscape improvements like planting trees and seasonal plants along streets to help
improve public realm.
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•

Establishing a gateway with the use of a large-scale public art feature that creates a
strong visual identifier for the area.

4.6 Tree Planting and Missing Sidewalks Report (September 2016). The purpose of the
Report was to identify the trees and missing sidewalks in the DHBIA to serve as a basis for
enhancing the public realm through the addition of sidewalks and trees. Ultimately, the goal
was to increase pedestrian traffic in the DHBIA.
Issues identified in the Report include:
• A car-oriented built environment that is not supportive of high levels of pedestrian traffic
(especially during the winter season) which also poses a high risk for pedestrian-vehicle
conflict due to heavy truck usage on roads.
• Fragmented and missing sidewalks on several roads, as well as illegally-parked cars on
some properties’ driveways, force pedestrians to cross the road, posing a safety risk to
pedestrians and contributing to a low-quality public realm.
• The area has the lowest tree canopy in Toronto. Planting more trees on the streets could
help create a welcoming and safe environment for pedestrians.
4.7 A Pedestrian and Cycling Study for the DUKE Heights BIA (January 2017). The Study
produced recommendations to address DHBIA’s concerns regarding the connectivity of
pedestrians and cyclists to the businesses located in the BIA, as well as to future transit
mobility hubs in the area.
Issues identified in the Study include:
• Lack of a dedicated and protected bike lane network to ensure cyclist’s safety from
vehicular traffic, particularly on Finch Avenue West, which could discourage future
cyclists to bike to transit stations on Finch.
• Lack of sidewalks in the area discouraging pedestrian use. Curvilinear roads create a
poor walking experience as pedestrians have to walk long distances to navigate streets.
Wide roads encourage fast moving cars posing safety concerns. Poorly placed
connections to bus stops discourage pedestrian access to transit and business.
Potential opportunities / strategies to address issues include:
• Creating a dedicated bike lane network to protect cyclists from fast moving cars on
arterial roads and reduce cyclists use of pedestrian sidewalks.
• Consistent upkeep of Finch bike lanes to address rocks and sand collecting on the side
of the road from truck traffic
• Installing bike parking facilities on major transit stations.
• Installing pedestrian crossing signals and formal walkways with good lighting and trees
to protect pedestrians especially on arterial roads.
4.8 Parkland Deficiency Report and Possible Solutions (August 2017). The report outlined
a set of recommendations for the City of Toronto to address the lack of greenspace
accessible to businesses and customers throughout the DHBIA area. The report identifies
the need to provide welcoming, attractive, relaxing and well-maintained parks that are safe
and sustainable as increased density and intensification occurs.
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Issues identified in the Report include:
• Lack of greenspace throughout the BIA.
• Lack of park facilities, such as play structures, public benches, picnic tables, shelter, and
community garden plots in the Keele Reservoir and other existing greenspaces
(including the Finch Hydro Corridor, G. Ross Lord Park, and Black Creek). These
facilities are also missing from major retailers serving families with children.
• Inaccessible nearby parks such as Downsview Park. Getting to the Keele Reservoir
requires passing through private property.
Potential opportunities / strategies to address issues include:
• The City could acquire, develop, and manage parkland throughout the area to increase
access to greenspace. The report proposed nine possible parkland locations for the City
to acquire, develop, and manage, including the park area in Supertest Rd and Alness St,
the Hydro Corridor between Alness St and Dufferin St., Metro Place Condo’s green
space, and Dufferin Transfer Station’s front lawn.
• Requiring new development proposals to include park space in their plans.
• Conduct community consultations when redesigning the streetscape.
• Developing a detailed public realm plan to identify streetscape improvements with
regards to pedestrian crossing, landscaping, street furniture, wayfinding, tree canopy
and integration to active retail uses.
• Developing a comprehensive planning and public realm framework to improve
connections between proposed LRT stops and neighbourhood destinations by upgrading
the pedestrian and cycling infrastructure throughout the Finch corridor.
• Extending the corridor’s connections into adjacent neighbourhoods, including feeder bus
routes, pedestrian connections, parks, mixed-use areas, and community spaces.
• Explore opportunities to better use the Hydro Corridor by creating park amenities and
pedestrian and bike trails.
Transportation documents
4.9 Finch Avenue West Light Rail Transit Corridor Profile (June 2015). The City of Toronto
produced the corridor profile to create a better understanding of the Finch Ave West Light
Rail Transit corridor and the communities along it, including existing demographic,
employment, and physical conditions.
Issues identified in the report include:
• Inactive and poor avenue experience due to large setbacks of many buildings; parking
lots facing the street, and; the location and orientation of low-rise industrial buildings.
• Street design catered largely to private automobiles. Existing street and block patterns,
circuitous road network, and physical distance between destinations are highly caroriented and are unsupportive of pedestrian and active transportation.
• Land use designation does not permit residential use. The dominant land use
designation is Employment Area which results to no residential use and zero population
in the Finch Ave West area within the BIA.
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4.10

Encouraging Transit Supportive Places on the Finch West LRT Corridor (August
2015).
Metrolinx produced the study to identify approaches to maximizing the benefits of
investment in LRT infrastructure along the Finch Ave West corridor.
Issues identified in the report include:
• Deficient public realm due to broken street patterns, lack of pedestrian and cycling
infrastructure, poor walkability to destination places, and many “back-lotted”
properties that offer little amenity to passersby.
• Lack of parkland and open space for recreation which is needed as intensification is
anticipated in the area.
• A part of the BIA was identified as a Neighbourhood Improvement Area, which
means that it has a high social need, and faces a range of issues including above
average unemployment; low score for walkability, proximity to meeting places, green
space and healthy food stores.

4.11

Transit and Cycling Assessment (Existing Conditions and Analysis Report)
(September 2016). The purpose of the report was to analyze the existing transit and
cycling infrastructure conditions and future transit projects planned for the DHBIA area,
including the Toronto-York Spadina Subway Extension, Finch West LRT, new GO
station, Ten-Year Cycling Network Plan, and public realm improvements, which could
provide more and better options for travelling to and through the BIA and reduce
dependence on cars.
Issues identified in the report include:
• Discontinuous road network throughout due to barriers posed by the Hydro Corridor
and CN railway limiting east-west and north-south movement, impacting efficiency of
transportation by car, transit, cycling, and walking.
• Lack of direct transit connection to transit stations, areas within the DHBIA area, and
its periphery. Travel in the area requires multiple transfers. Access to the GO station
is also limited despite its location within the DHBIA due to access to the station being
limited to the west side of the rail line.
• Underdeveloped / disconnected cycling network within the DHBIA, including to transit
stations and to regional cycling network. Bike parking facilities are also limited.
• Lack of clarity around parking regulations, which results in conflicts between cyclists
and vehicles when cars and trucks use bike sharrow lanes as parking.
• Overcrowding and bus-bunching on highly-trafficked 36 Finch West bus route due to
operating in mixed traffic and at short intervals to accommodate high demand.
Service is less efficient and comfortable service for transit riders as a result.
• Lack of fare integration between TTC and YRT makes transit trips across Steeles
Avenue disproportionately expensive and deters travel using transit.
• Lack of pedestrian infrastructure, including: lack of sidewalks on some inner roads or
having sidewalks only on one lane; lack of bus shelters and benches at some
locations; heat island effect affecting pedestrian comfort due to DHBIA being
dominated by large buildings and parking lots, and; cohabitation between large
trucks and pedestrians on the road posing safety risk to pedestrians.
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Chesswood and Dufferin Link (April 2017). The Chesswood and Dufferin Link study
explored expanding the future cycling network at Chesswood Drive and Finch Avenue
West by creating a bike path and pedestrian walkway through the Dufferin Woodlot,
connecting Dufferin Street to future Chesswood Drive bike lanes. The study produced 2
proposed alignments for the multi-use trail.
Issues identified in include:
• Heavy trucks using the Dufferin Transfer Station pose a potential safety concern for
cyclists and pedestrians.
• Current physical characteristics of Dufferin Woodlot pose challenges for cycling and
pedestrian access, including heavily forested area; steep grading; thorny bushes,
and; the lot backing up to the Dufferin Transfer Station which is surrounded by a
fence and barbed wire.
• Both proposed bike and pedestrian alignments would require access to private
properties to complete the connection to the interior of the DHBIA and the proposed
future bike path. The properties include the Dufferin Transfer Station, owned by the
City of Toronto, and several privately-owned parking lots. Fence re-adjustment will
also be required for the proposed alignment going through the Dufferin Transfer
Station to accommodate proper width for a bike lane and pedestrian walkway.
Potential opportunities / strategies to address issues include:
• Creating a fencing setback, where required, surrounding the Dufferin Transfer
Station to accommodate bike and pedestrian pathway and greenspace.
• Creating a path that mitigates the steep grading on Dufferin Woodlot but produces
minimal damage to existing natural elements.

4.13

Missing Transportation Links within the DUKE Heights BIA (May 2017). The report
focused on understanding how to improve the transportation network within the northern
area of the DHBIA, specifically the area north of Finch Avenue and south of Steeles
Avenue, to address concerns regarding road network connectivity and capability to
handle high levels of use.
Issues identified in the report include:
• Traffic congestion on arterial routes due to extensive public transit and truck traffic,
especially during morning and afternoon rush peaks. High truck traffic along major
roads also negatively impact the walkability and attractiveness of local streets for
pedestrians and cyclists.
• Lack of east-west connections due to the GO Transit Rail Line running north-south,
cutting through the center of the DHBIA.
• Lack of adequate access to the York U GO Station. The station is located within a
low-rise industrial employment area and can only be accessed on the west side of
the railway tracks. This lack of access impacts use of the station and is a missed
opportunity to improve overall accessibility for employees and students in the area.
Potential opportunities / strategies to address issues include:
• Permitting truck and courier vehicles to use the York University Busway as an
alternate east-west route to divert heavy traffic from major roads, mainly along Finch,
since buses will be rerouted with the opening of the Line 1 subway extension. This
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diversion would allow for a safe and separated passageway for trucks away from
pedestrians, cyclists, and car drivers.
Extending some roads north / south to create alternative north-south routes and
decrease pressure on Keele and Dufferin. For example, extend Flint Road south to
the York U Busway, then to Finch Ave to connect with Chesswood Drive, and;
extend the Tangiers Rd north to connect with The Pond Rd.
Creating alternative routes that cross over the railway to improve road connection in
the area. Building a pedestrian pathway over the railway track to the east side of the
York U GO station could also help access to and from the station.
Improve road traffic at the Alness and Steeles intersection by improving traffic signal
timing along Steeles and constructing a second northbound right turn lane on Alness
to address the high number of cars turning eastbound.

2017 Cycling Infrastructure Request (November 2017). The study reviewed existing
and potential cycling infrastructure including new trails, cycle routes, and cycle posts
within the BIA to help improve internal circulation and connect surrounding areas
providing safe and active transit options to people employed in the BIA.
Issues identified in the study include:
• Disconnected existing cycling infrastructure internally and to paths and trails outside
of the BIA. Internal circulation options for cyclists are also limited due to the BIA’s
built form comprising large lots with metal barriers.
Lack of dedicated bike lanes on major arterial roads (Finch Ave West, Dufferin
Street, Keele Street, and Sheppard Ave) which discourages cyclist use due to safety
concerns against high volume and speeding vehicles.
• Lack of east-west cycling infrastructure across the Finch Corridor Trail.
• Lack of bike posts throughout the BIA and at major transit stations.
Potential opportunities / strategies to address issues include:
• Create dedicated bike lanes on major arterial roads to ensure cyclists safety.
• Adjust metal barriers on the road and extend existing bike lanes to provide easier
cycling connectivity.
• Create cycle stations at major transit stations, including Sheppard West Station,
Downsview Station, Finch West Station, and Finch Corridor Trail at Dufferin St.
• Create an east-west cyclist and pedestrian crosswalk on the south side of RimrockDufferin intersection. Also consider widening the road for cyclist and pedestrian
access to Dufferin at Rimrock Rd crossing.

4.15

Relocation of Westbound 36 Finch West Bus Stop to the West Side of Finch
Avenue West at Dufferin Street (August 2017). The purpose of the Study was to prove
the hypothesis that the placement of the Dufferin Street bus stop for the 36 Finch West
bus should be relocated to the west of Dufferin Street to increase pedestrian safety and
improve efficiency of travel for transit users. The Study found that the location of the bus
stop on the east side was inconvenient and posed a safety hazard for a majority of users
who cross west after exiting the bus and that relocating the bus stop would reduce the
number of street crossing and wait times. The Study also estimated that the proportion of
transit users crossing west would increase when the Line 1 subway extension opened
due to the planned bus route changes.
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