





























3. the total amount of Employment Areas designated lands of the
existing Secondary Plan has been maintained in accordance with
provincial and municipal policy direction regarding the protection of
employment lands. Figure 10 illustrates the rearrangement of the
Employment Areas designation from the existing Secondary Plan to the
Recommended Plan. Table 2 provides a district by district accounting
comparison between the Plans.

4. Transit-supportive development and density are provided near transit
hubs and on the Avenues. In particular the following is noted:

(a) The most substantive area of change in the Recommended Plan is
within the William Baker district in the northwest corner of the Secondary
Plan wherein the existing Neighbourhoods designation is replaced with
Apartment Neighbourhoods and Mixed Use Areas designations. The
effect would be the change in development potential from approximately
1,100 units to approximately 3,500 residential units and 11,638 m2 of
non-residential floor area. The William Baker district is located within
1,000 metres of the new TTC and GO Transit station. The district

is bounded by Sheppard Avenue and Keele Street both of which are
major streets and Keele Street is an Avenue where the City directs that
opportunities for growth and development be considered. As well, this
district’s location relative to the flight path of the Bombardier runway
combined with the fact that it sits at an elevation approximately 15
metres lower than the runway all indicate that this is an area where
more intensive transit-supportive development can and should be
accommodated.

(b) The Sheppard district is proposed to accommodate more
development than envisioned by the existing Secondary Plan in
recognition of its location at the new TTC and GO Transit station. This
is achieved by rearranging the existing Parks and Open Space Areas and
Employment Areas designation on the PDP lands as noted above.

(c) The Stanley Greene district is proposed to retain a portion of the
existing Neighbourhoods designation, but it is recommended that lands
within this district along Keele Street (which is an Avenue), along the
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south edge of the national urban park and within the lands assigned for
DND housing be designated Apartment Neighbourhoods to enable more
appropriate built forms. It is recommended that the updated Secondary
Plan contain policies which limit the scale and form of development along
the south edge of the national urban park and within the DND housing
area in consideration of transition to existing and proposed low scale
residential uses.

(d) The Allen district is also located at and near a major transit station,
partially on an Avenue (Sheppard Avenue) and portions of the district
have opportunities for increased height relative to the airport runway.
This area of the Secondary Plan was amended in 2001 and designated
in consideration of all of these opportunities. Therefore overall
development levels have not been modified, although the recommended
mix of residential and non-residential development levels is proposed to
be modified as a result of detailed transportation analysis.

5. Transitions in height and built form are provided between existing
adjacent communities and areas of proposed new development in order
to fully integrate the Secondary Plan area with the existing and planned
built form context. This consideration of built form relationships and
impacts is illustrated in the 3D modelling and demonstration plans
contained in the Phase Three Land Use Summary Memorandum. For
example, within the Stanley Greene district the street and block pattern
and arrangement of land uses and built form has been carefully
considered to address the different conditions and characteristics that
affect this district including: Keele Street; the national urban park; the
adjacent existing low scale residential; the CN rail line; and, the cemetery
and high school to the south.

6. Additional roads are identified to support development and
connections to the surrounding road network. The road network and the
recommended configuration, right-of-way widths, ownership and phasing
of the network is discussed in detail in the Phase four Transportation
memorandum.

7. The Parks and Open Space Areas designation surrounding the woodlot
in the William Baker district supports the composition and integrity of the
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Figure 10: Employment Areas in the Existing Secondary Plan and Final Recommended Plan.



Table 2. Comparison of Employment Areas in the Existing Secondary Plan with the Recommended Plan

Stanley Greene 0 0 0 0 0 0
William Baker 0 0 0 0 0 0
Sheppard 26 0 26 23 5 28
Chesswood 9 0 9 19 0 19
Allen 10 0 10 2 0 2
Bombardier, TTC, (231 0 231 231 0 231
DND *

Wilson 2 15 0 15 21 0 21
National Urban 40 0 40 0 36 36
Park

TOTAL 331 0 331 296 41 337

1. Bombardier, TTC, DND district lands included as Employment Areas in the Recommended Plan include the former Institutional designation for the
DND lands in the existing Secondary Plan
2. The increase in land area (hectares) in the Wilson district is because of the addition of the TTC parking lots to the Secondary Plan area in the

Recommended Plan.
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woodlot complex and allows for a distinctive park and open space area.
The Parks and Open Space Areas — National Urban Park lands are framed
by the existing and proposed road network and an appropriate built form
and scale of development.

8. The land use and development recommendations for the Allen district,
in combination with recommended modifications to Allen Road as
detailed in the Transportation Master Plan will achieve a more desirable
urban condition in this district.

The Recommended Plan (Figure 6) contains the following Official Plan
land use designations: Neighbourhoods, Apartment Neighbourhoods,
Mixed Use Areas, Parks and Open Space Areas (including a national
urban park sub-designation), and Employment Areas (including a national
urban park sub-designation).

Overall, the Recommended Plan proposes that the amount of lands
designated as Neighbourhoods in the William Baker and Stanley Greene
districts in the existing Secondary Plan be reduced or replaced in favour
of Apartment Neighbourhoods or Mixed Use Areas designations. This
recommendation is consistent with policy direction to provide for growth
and development near major transit stations and on Avenues. The
Recommended Plan also proposes to simplify the Employment Areas
designations. A summary of the intent of each designation for the
Secondary Plan is as follows:

Neighbourhoods - This designation is proposed in areas that are adjacent
to existing Neighbourhoods designations in the surrounding community.
Consistent with the policies of the Official Plan, any new development in
Neighbourhoods would be required to respect and reinforce the existing
physical character of the neighbourhood.

Apartment Neighbourhoods - The Apartment Neighbourhoods land use
designation is recommended adjacent to major streets, near major
transit stations and, subject to specific policy direction regarding built
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form objectives and relationships to adjacent low scale residential areas,
along the south edge of the national urban park and on lands developed
specifically to accommodate DND housing.

Mixed Use Areas - The Mixed Use Areas land use designation is intended
to include a broad range of commercial, residential and institutional uses
so people can live, work and play in the same area. The Recommended
Plan retains the Mixed Use Areas designation at the intersection of Allen
Road and Sheppard Avenue West and recommends this designation
along Keele Street north of Sheppard Avenue West. The recommended
level and mix of development within Mixed Use Areas is based on the
transportation analysis completed as part of the Review.

Employment Areas - The large amount of Employment Areas designated
lands is retained. This designation is intended to provide for a range

of uses that support the prime economic function of employment areas.
The Employment Areas — National Urban Park area is specifically intended
to support only those uses that directly relate to and support the national
urban park. For example, as noted elsewhere, museums, galleries, park
administration and the repurposed hangar and associated sports fields.

Parks and Open Space Areas — Consistent with the existing Secondary
Plan, the Recommended Plan maintains the national urban park centred
on Keele Street. The Recommended Plan would result in a national
urban park of approximately 119 hectares, of which 78 hectares would
be specifically identified and used for parks and open space and the
remaining 41 hectares could be developed for park related employment
uses, such as the sports fields and refurbished hangar on the east side
of the CN rail line. The Recommended Plan also introduces conceptual
locations for local parks to demonstrate how local parkland can relate to
and accommodate needs within the development districts and contribute
to a connected system within the Secondary Plan area.

The population and employment projections for the Recommended Plan
are based on the following assumptions:



residential units of 140 m2 with 2.5 people per unit in
Neighbourhoods

residential units of 88 m2 with 1.9 people per unit in Apartment
Neighbourhoods and Mixed Use Areas

land allocated for retail uses would generate approximately 1 job per
40 m2 of retail space

land allocated for industrial uses would generate approximately 1 job
per 80 m2 of industrial space

land allocated for office uses would generate approximately 1 job per
35 m2 of office space

land allocated for cultural and/or recreational uses would generate
approximately 1 job per from 140 m2 to 335 m2 of cultural and/or
recreational space

This results in a population projection for the Recommended Plan of
approximately 20,000 of residents in 9,800 residential units and 22,000
jobs in 1.5 million square metres of employment floor area, for a total
population of approximately 42,000. This is a modest increase from
the existing Secondary Plan and a reduction in estimated development
potential from the Emerging Preferred Plan.

The land use designations and development levels of the Recommended
Plan are the result of extensive collaboration between the land use and
urban design, transportation and servicing consultants to develop a
planning framework that achieves provincial and municipal objectives and
is appropriate for the existing and planned context at this time.

As noted elsewhere in this memorandum and explained more fully in the
Transportation Master Plan report, there are considered to be constraints
to the level and mix of development given the difficulty in achieving a fine
grained public road network. Provincial and municipal policies strongly
support and encourage transit-supportive development and the efficient
use of land and infrastructure. Therefore, it is recommended that the
Secondary Plan incorporate policies on monitoring for the purposes of
tracking the level and mix of development and the trip characteristics
associated therewith in the event that, over time, additional development
capacity is available.
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The Recommended Plan provides the basis from which to prepare an
updated planning framework — Secondary Plan, implementing zoning,

and district level plans and urban design guidelines to provide detailed
direction and guidance for development. Following are comments on key
policy areas that should be addressed in an updated planning framework.

The key policy direction recommended for the Secondary Plan relative
to density focuses on infrastructure capacity and monitoring of
development:

Highest densities should be located within walking distance of the
transit hubs, where permitted by airport operations, and on Avenues.
A program to monitor the location, mix and level of development

as well as the introduction of new infrastructure to accommodate
development should be implemented; and,

Limits on development may be implemented to reflect and address
transportation and infrastructure capacity limitations.

The Phase Three Land Use Summary Memorandum contained 3D
modelling and demonstration plans for each district. This urban design
analysis contained information and direction on building heights, with
different building heights and built forms within each designation based
on a consideration of planning objectives and existing and planned
context.

The airport runway operation requirements constrain building heights in
some portions of the Secondary Plan area. The City of Toronto Zoning By-
law 7625 (Schedule D) sets out the current maximum height permissions
relative to the airport runway operations. The City is in discussions

with Bombardier Aerospace, who use the runway for their manufacturing
operations, to update the height map to reflect current operating



practices, although discussions are not yet completed. Therefore, in

the absence of an updated airport height map, for the purposes of the
Review, height potential within the Secondary Plan area was estimated by
reviewing existing surrounding development, recent approvals on adjacent
lands and by extrapolating the heights on the airport hazard map through
the Secondary Plan. This approach provides guidance for the Review as
to the building heights that may In general, the height limitation is most
significant at the north and south ends of the runway and is relaxed
moving away from the east and west sides of the runway.

The Official Plan contains policy direction regarding urban design and
building height and massing. The Secondary Plan should address the
following principles related to building height:

Buildings heights should respect the airport runway operational
requirements;

Where achievable with airport height restrictions, building height
should be highest in close proximity to transit stations;

Building heights should provide a transition between existing adjacent
communities and areas of proposed development;

Height of buildings should step down from development along arterial
roads towards lower rise development on local roads;

Buildings over 4 to 6 storeys should have defined podiums that
create a desirable streetwall;

Tall buildings should address criteria for tall buildings in the Official
Plan and the City’s Design Criteria for Review of Tall Buildings
Proposals (June 2006);

Avenues should be developed with mid-rise buildings; and,

Building height and massing should be resolved in the District Plans;

Of note, the building heights within the Apartments Neighbourhoods
designation on the east side of Allen Road were shown in the 3D
modelling and demonstration plans in the Phase 3 memorandum

as being in the order of four storeys. This height is reflective of the
development capacity constraints identified with the transportation
network. Should it be demonstrated that additional development capacity
can be accommodated, additional building height is recommended

such as the range of 9 to 11 storeys identified on the other Apartment
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Neighbourhoods lands in the district.

The relationship of proposed development with the public realm is
particularly important in the Secondary Plan area. The identity of the
districts will be tied to the National Urban Park as well as the cultural
history of the site.

Urban Design Guidelines were developed for the PDPI lands by Brook
Mcllroy Inc. as part of the preparation of the existing Secondary Plan.
Allen-Sheppard Urban Design Guidelines were prepared for the lands
around the Allen Road and Sheppard Avenue intersection in 2002. Both
of these documents now form one of the City’s approved Urban Design
Guideline documents. These urban design guidelines will need to be
updated or replaced to reflect the updated planning framework of the
Recommended Plan. This can be done as part of the preparation of
district plans.

To assist in the establishment of appropriate built form and massing for
each of the districts, the preparation of updated urban design guidelines
should be based on the following urban design principles:

For development to be designed to frame the public realm with
development facing public spaces and public streets, with sufficient
access.

To define and support the edges of streets and parks with buildings
of appropriate scale and form;

To respond to the transportation network and street hierarchy by
placing larger and denser buildings along arterial and collector roads
and close to the subway stations where possible;

To support and enhance the identified natural and cultural heritage
features in the Secondary Plan area;

To use building types and heights that are expected to be
accommodated within airport height restricted areas;

To provide a transition from existing surrounding neighbourhoods as
well as between areas and buildings within the Secondary Plan area
through the use of different building types, heights and lot coverage;



To support growth and intensification objectives for areas near the
transit hub and on Avenues;

To conform to the City’s Tall Building Guidelines which set out criteria
related to base building, height, floor plate dimensions and tower
spacing, and relationship to the public realm; and,

To define a range of lot coverage and building heights to allow for
variation in the built form by land use type.

Cultural Heritage and Archaeology reports were prepared under separate
cover for the Secondary Plan area and were summarized. The analysis of
the Secondary Plan area clearly identifies Downsview as an area of local,
provincial, national and international significance. The study provides
guidance for the development of potential Cultural Heritage Landscape(s)
and recommends the listing of 18 built heritage resources. Areas of
archaeological potential were identified through a Stage 1 Archaeological
Assessment.

Secondary Plan policies should reflect the following
recommendations:

Heritage buildings should be protected according to the City’s Official
Plan, the Ontario Heritage Act and the Standards and Guidance for
the Conservation of Historic Places in Canada;

Future development should compliment existing resources;

Views to and from cultural heritage landscapes should be protected;
and,

Stage 2 Archaeological Assessments will be required prior to
development approval or soil disturbance.

Separate Phase Four Transportation and Servicing Reports have been
prepared to complete the Review. The Transportation Master Plan
recommends a road network to support the Recommended Plan and
addresses right-of-way requirements, phasing, cost estimates and future
work required under the Municipal Class EA. The Servicing Master
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Plan presents the recommended servicing network for the provision

of water and sewer service to support development in the Secondary
Plan area, in particular commenting on the specific circumstances

that affect the provision of servicing infrastructure to accommodate
growth in the Secondary Plan area. Both of these Master Plans should
form part of the updated Secondary Plan as they provide direction

on how transportation and servicing infrastructure will support future
development.

The Recommended Plan proposes changes to the existing Secondary
Plan to permit a modest increase in population growth and development
in the Secondary Plan area. These changes in land use designations and
development densities respond to the particular opportunities presented
by provincial and municipal planning policy, in particular the objective of
transit-supportive development near major transit stations and providing
for appropriate growth and development on Avenues. The Recommended
Plan also reflects particular constraints and challenges to growth and
development in the Secondary Plan. These include the challenges to
road network connectivity as a result of the CN rail line, the airport
runway and the national urban park area.

Overall, the Recommended Plan refines the planning framework for
this Secondary Plan in a manner that continues to support the vision
of accommodating a national urban park and a mix of urban land uses
in a park-like setting at a level that can be supported by the regional
transportation system.
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Appendix A - Community and Stakeholder Consultation






Communication and community engagement is an important
component of the planning process and, therefore, of this Review.

Community members and stakeholders in the Downsview area

were actively engaged in the original Secondary Plan preparation and
park planning process. Many long term residents of the area continue to
be interested in the planning process for the Review.

The communication and community participation program for the review
will be varied and include:

+ 4 Community meetings;

- Open houses and drop-ins;

- A website;

- Newsletters (available in English, Italian, Tagalog and Vietnamese);

+ Landowner meetings; and

+ A Community Reference Group.

As well, City staff and members of the consulting team met with
interested members of the community to discuss their interests and
concerns during the course of the review.

Because the study includes an examination of the needs for new
infrastructure in the area, including new streets, watermains and sewers,
the transportation and servicing components of the review met the
master plan process in accordance with Phases 1 and 2 of the Municipal
Class Environmental Assessment process. This process includes specific
notification and meeting requirements.

The following provides a summary of the consultation that was conducted
during this phase.

A.1 Meetings

Key stakeholders, including area residents, businesses, institutions,
agencies and community groups, were identified by the consulting team,
City staff, Ward Councillors, PDPI and other stakeholders. City staff

and members of the consulting team met and spoke with a number of
stakeholders throughout the study.
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A Community Reference Group was formed with invited members of the
community, including residents, businesses and local agencies. The
group met regularly during the study to provide comment and input to the
process. The dates and themes of CRG meetings are listed below:

- September 24, 2008: Discussion of National Park

- October 22, 2008: Land Use and Density Options

- November 19, 2008: Transit Station Design and Adjacent Land Uses

+ February 4, 2009: Future Community Meeting Formats; Transportation
Issues

- March 4, 2009: Land Use and Density Work Session on Sheppard and
William Baker districts

+ April 1, 2009: Land Use and Density working session on Allen district
- June 17, 2009: Update on Servicing, Transportation, Land Use and
Urban Design analysis

A Landowners Group, of landowners in the Secondary Plan area, was
established to allow the sharing of interests and information. During
the study, the landowners group met to discuss existing conditions, and
discuss preliminary opportunities and constraints. In addition, City staff
and the consulting team conducted meetings with individual landowners
throughout the study.

In addition to these smaller group meetings, community members
participated in community meetings and drop ins. Consultation activities
included:

Phase 1:

- Community Meeting #1 — September 17, 2008

To present existing conditions and get public input on key areas of
interest and concern.

- Community Meeting #2 — October 7, 2008

To provide feedback on the comments received at the first community
meeting and, at the request of a number of area residents, to allow PDPI
to make a presentation and gain input on ideas for the national park.

Phase 2:



Phase 2:
+ Drop-In — November 1 and 2, 2008

To present and provide information on land use options being considered.

+ Community Meeting #3 — December 8, 2008

To provide an overview of work completed to date, input and comments
received, and present an emerging preferred direction for an updated
Secondary Plan. As well, the Problem and Opportunity Statement

for the transportation work was presented in accordance with Class
Environmental Assessment requirements.

Phase 3:

- Community Meeting #4 — September 14, 2009

To present the testing and analysis of the Emerging Preferred Plan and
the resultant draft Recommended Plan and final recommendations. The
draft transportation plan and servicing plan were also presented.

The community meetings and drop-ins were advertised in the local
newspaper (North York Mirror) and by mailings through Canada Post.
Newsletters were circulated to the Review mailing list and dropped off at
all community centres and libraries in the broader study area.

A.2 Summary of Stakeholder and Community Comments / Feedback

Phase 1 Community Meetings:

Community members and stakeholders were actively engaged during

Phase 1 of the Review Study at two community meetings: Community
Meeting #1 on September 17, 2008; and Community Meeting #2 on
October 7, 2008.

Community Meeting #1
At the phase one community meeting, held on September 17 2008, the
public was asked for input on the following questions:
1. How do you travel around and through the area?
a. Where should streets be located and where should they connect?
b. Should we have separate pedestrian and bike paths?
c. Other comments
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2. Which land uses should go where?
3. Where would you put low, medium and high density areas?

Meeting participants worked in small groups to answer the above
questions.

Below is a summary of key comments received. A detailed summary of
comments from the September 17th meeting is included as Appendix 3
to the Phase One Summary Memorandum.

In response to the first question, comments emerged under the following
themes:

Where should streets be located and where should they connect?

Add lanes on existing roads:
- Keele is at capacity and should be widened
- More lanes should be added to Sheppard to increase capacity

Limit connections:

- Do not expand existing roadways or create road connections
- Limit the number of roads through the site

- Limit the number of roads through the park

Suggested connections:

- Link new street pattern to existing grid

- Provide a connection across the CN rail line

- Tunnel car traffic under the park / along the runway

- Provide a road around the perimeter of the park

- Create better connections to the park from William Baker and Stanley
Greene neighbourhoods

Should we have separate pedestrian and bike paths?

Bike comments:

- Provide dedicated bicycle pathways

- Develop a bike path hierarchy to differentiate recreational and
commuter uses



- Link bike paths to existing paths and trails in the City (e.g. Humber, Kay
Gardiner Beltline, Finch hydro corridor)
- Provide east-west bike links across the park and over the CN rail tracks

Pedestrian comments:

- Provide dedicated pedestrian pathways through the park

- Provide direct pedestrian access to the park from the subway

- Create new pedestrian paths along Keele to improve park access
- Maintain existing paths

Other comments

Transit related:

- Provide direct access to the park from the subway for special events
(e.g. provide a shuttle service)

- Enhance transit along key routes (i.e. Wilson and Sheppard)

- Enhance transit along Keele Street

- Provide a shuttle service on the west side of the CN line between
Sheppard and the south end of the site

Participants answered the second and third questions referencing
with reference to specific locations within the study area:

Northwest of the plan area:

- Retain the woodlot

- Locate low-rise residential uses near the woodlot and along Keele
- Allow for some medium density mixed-use areas

Along Keele Street between Sheppard and in the southwest plan
area:

- Locate a commercial node at the southeast corner of Keele and
Sheppard

- Retain the existing park

- Provide retail use at the main pedestrian entrance to the park (e.g.
cafes)

- Do not locate office buildings on Keele

Southwest plan area:
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- Retain the military character of this neighbourhood

- Provide low-density military housing

- Retain the existing recreation facility or develop a new community
centre

- Locate medium density mixed-use buildings along Keele (6-8 storeys)
+ Provide seniors housing

+ Provide transit options

Along Sheppard Avenue and around the new subway station:

- Locate medium and high density mixed-use areas close to the subway,
with higher density uses closer to the station

- Locate commercial areas around the subway

- Locate low density residential within the site, south of the subway

- Develop a tech park near the subway

- Provide sports uses within the site, at the CN rail line and south of the
subway

Allen Road and Sheppard Avenue Intersection, along Allen Road and
Wilson Heights Boulevard:

- Locate medium and high density mixed-use areas close to the subway,
with higher density uses closer to the station

- Locate low density residential areas to the east and south of
Downsview subway station, and low to medium density along Allen Road
- Provide commercial areas along Allen Road and at Downsview subway
station

Around the Wilson subway station and on Dufferin Street

- Locate higher density to the south, along Highway 401 and Wilson

- Located mixed-use areas, including employment areas, along Dufferin
near the existing ‘big box’ development

- Provide for a commercial area on the southern portion of the runway

Community Meeting #2 — October 7, 2008

The second Community Meeting, held in October 2008, built upon

the feedback received from the community at the first Community
Meeting. The feedback from Community Meeting #2 is summarized in the
Phase 2 Summary Memorandum.



The meeting was structured to provide the community with information
on the progress of the project to date and to respond to the community’s
specific request to learn more and be more engaged in the visioning

and programming processes for the national urban park. Therefore,

the meeting was divided into two presentations, followed by a working
session.

The first presentation by John van Nostrand of planningAlliance included
a summary of precedents research from other integrated parks and
cities, as well as a summary of the density, road and transit

options for the Secondary Plan.

The second presentation was made by David Soknacki of Parc Downsview
Park Inc. who provided an overview of the history, mandate and vision

for the national urban park. This was followed by a workshop session at
which the attendees were provided with the opportunity to give comment
on the PDPI’s proposed program themes for the national urban park. A
summary of the feedback provided by the community at the event

is provided in Appendix B of the Phase 2 Land Use and Urban Design
Summary Memorandum.

Phase 2 Community Meetings:

Community members and stakeholders were actively engaged during
Phase 2 of the Review Study through a variety of participation programs,
including:

- A Community meeting (December 8th);

+ Open House / Drop-in Session (November 1st and 2nd);

- Regular updates to the website;

- Newsletter (available in English; Italian; Tagalog; and Viethamese);

- Landowner meetings; and

- Ongoing monthly Community Reference Group meetings

In addition, City staff and members of the consulting team continued
to meet with interested members of the community to discuss their
interests and concerns during the course of the review.

Because the study included the examination of the needs for new
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infrastructure in the area, the transportation and servicing components
of the review must meet the master plan process in accordance with
Phases 1 and 2 of the Municipal Class Environmental Assessment
process. This process includes specific notification and meeting
requirements for consultation with the community. Notification for
meetings included:

- 13,186 notices sent out via Canada Post in September 2008
advertising Community Meeting #1, 2 and 3

(September 17, 2008, October 7, 2008 and December 8, 2008). Notices
were also provided at libraries and recreation/ community centres in
the larger study area. A reminder notice for the December meeting was
mailed in November to the mailing list developed from the September
and October community sign-in sheets.

- For Community Meeting # 2 — October 7, 2008 — 14 page ads were
published twice (October 1st and 3rd) in the North York Mirror

- For November Open House — November 1 and 2, 2008 — 14 page ads
were published twice (October 29th and 31st) in the North York Mirror
- For Community Meeting # 3 — December 8, 2008 - 14 page ads were
published twice (November 28th and December 3rd) in the North York
Mirror

Open House / Drop-ins — November 1 and 2, 2008

Drop-In sessions were held on November 1 and 2, 2008 at The Hangar,

a sports facility at Downsview Park. The venue and the weekend daytime
scheduling of the meeting were intended to provide an opportunity for a
broader audience to learn about and provide comment on the Plan than
the traditional focus on the immediately surrounding community. This
was considered important and appropriate given that a large portion of
the lands in the Secondary Plan area are to be developed as a national
urban park serving a community much larger than that of the immediately
surrounding Plan area.

The purpose of these drop-in sessions was to provide the community
with the opportunity to review and comment on land use, road and transit
options. The options were presented on panel boards rather than as a
presentation, with City staff and the consulting team on hand to guide
the community through the process and discuss the options.



A summary of the community’s input is provided in Appendix C of the
Phase 2 Land Use and Urban Design Summary Memorandum.

A total of 23 comment forms were received. In general, respondents’
preferences were fairly evenly split between land use Options 1 to 3.
Seventy petitions were also submitted, representing 38 addresses from
the neighbourhood generally surrounding the south-west portion of the
Secondary Plan area. These supported land use Option 3, provided that
the Stanley Greene district was redesignated all Neighbourhoods. An
email response was also received expressing support for the entire area
to be park with no other development for the lands.

Community Meeting #3 — December 8, 2008

Community Meeting #3 was held on December 8, 2008 and was
presented in an open house format using panels, with City staff and
the consulting team present to answer questions and discuss the
process. The emerging preferred plan was presented at this meeting,
and the public was asked for their comments and feedback on the plan.
The information presented on the emerging preferred plan included

the guiding principles and considerations for the development of the
emerging preferred option as well as the rationale for its creation.
Potential built form images were presented for each district to assist the
public in envisioning the outcome of the plan.

As well as the emerging preferred plan, additional information presented
at the meeting, included:

- a summary of the community feedback on the options from the
November drop-ins;

- preliminary traffic modeling;

- parks, open space and natural heritage in the Secondary Plan and
surrounding area;

- community services and facilities in the larger study area;

- water and waste water existing conditions; and

- cultural heritage existing conditions.

General comments on the emerging preferred plan, and other information
presented at the meeting, were solicited by the City and consulting team,
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and were summarized in the Phase 3 Summary Memorandum.

Phase 3 Community Meetings:

During Phase 3 of the Review, the consulting team continued to meet
with landowners to gather their input into the development of a draft
Recommended Plan. The Community Reference Group (CRG) has also
met on a regular basis to discuss various issues related to the Review.

A second newsletter was also issued in June 2009 updating on the
status of the Review. The City’s Review web page continues to have
information available on the Review to date including consultant
presentations from the community meetings and memorandums released
during the Review.

Community Meeting #4 — September 14, 2009

A community meeting to present the draft Recommended Plan was held
on Monday, September 14, 2009. This meeting was the rescheduled
June 25, 2009 meeting, which was cancelled due to a City labour
disruption. The meeting was structured as an open house, followed by
a community meeting with a presentation by the consulting team with a
question and answer session.

The information presented at Community Meeting #4 included a
comparison of the density and potential population and employment
statistics of the draft Recommended Plan with the existing Secondary
Plan and the Emerging Preferred Plan. In addition, the draft
Transportation Master Plan, including road, transit, pedestrian and cycling
networks, was presented. The Parks and Open Space network as well as
the Heritage and Archaeological mapping was also displayed.

The public was asked for their comments and feedback on the draft
Recommended Plan. A comment sheet was distributed at the September
14th 2009 Community Meeting. Specific feedback solicited on the
topics listed below, with a request that the comment forms be returned
to the City project team by October 5th, 2009.

- Overall Comments on Presented Draft Recommended Plan
- Secondary Plan District Comments



- Allen District

+ Sheppard District

- Chesswood District

- William Baker District

+ National Urban Park District

- Stanley Greene District

+ Wilson District

- Parks and Community Facilities Comments
- Transportation Planning Comments

- Road Network

- Transit Network

- Pedestrian Network

- Cycling Network

- Servicing and Stormwater Management Comments
+ Other Comments

Although no comment forms were returned, after the September 14th,
2009 Community Meeting, 5 sets of comments, from 4 addresses, were
received by the City. The following is a summary of these comments.

- Despite a commitment by planning staff at the City to explore
conducting future community meetings at a location within or in close
proximity to the Secondary Plan area, the September 14th, 2009
meeting was held at North York Civic Centre. This location was not easily
accessible and convenient to all members of the public

- Concern was expressed about the existing traffic capacity on Keele
Street and that future development would add to this constraint. It

was suggested that no development should take place before the new
roads are built. The number of units for the developments of Stanley
Greene and William Baker should be scaled back by 32.7 and 11 percent
respectively. Emergency service vehicles are already delayed on Keele
Street. The capacity on Keele Street is the weakest link in the plan.

- The modeling for future traffic on Keele Street is based on
assumptions that people will use transit but what if the modal split
assumptions are wrong?

- Concern was expressed over the residential auto trip rates. The
assumptions for modal split in Stanley Greene allocate too many trips to
pedestrian, cycling and transit.
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- The number of units in Stanley Greene should be decreased to the 912
units in the existing 1999 Secondary Plan because there will only be two
roads to access the district. The proposed north-south road to Wilson
Avenue from Stanley Greene does not exist and the sale of the lands to
construct the road have not yet been confirmed.

- The condos on Keele Street and George Butchard Road should be
reduced to 8 stories because of the existing community.

- The transition from the existing community to Stanley Greene with
single family homes has been met with the proposed plan.

- The density of the William Baker district should be decreased from 450
to 400 residents and jobs per hectare, based on traffic capacity issues
and Places to Grow, which outlines that 5 major Toronto centres have
density targets of 400 residents and jobs per hectare.

- The overall developments proposed for the Downsview Secondary Plan
are too intensified. Of more concern is the possibility that potential
developers will appeal for higher densities to the Ontario Municipal
Board. This is compounded by the long term process for development
that will occur because attitudes, needs and the marketplace may
change.

- The plan for the Stanley Greene Neighbourhood is not what the
existing community had envisioned or was told about. Apartment
Neighbourhoods do not enhance, blend with or improve the fit with the
existing adjacent communities. The preference would be for the same
number of units in the form of single family detached dwellings or a blend
of single family and step-up apartments.

- Concern was expressed that a number or existing and proposed
developments were not considered in the traffic studies, including: the
development beside ldomo, commercial and residential development
beside Downsview station on the Build Toronto lands, the condo complex
at Wilson Avenue and Tippet Road, developments at York University,
development within 2km of the Finch and Keele subway station, future
intensification on Wilson related to its designation as an Avenue. A
comprehensive Transportation Plan should be prepared.

- Considering the existing road network was constructed in the 1950s
with no additional lanes added, how can all of the development that has
occurred since then continue to be accommodated on these roads?

- Additional development will add to the existing strain on the water and
sewer infrastructure



- Any new roads to facilitate improved traffic flows should be built before
any development occurs in the five proposed districts.

- Any roads within existing adjacent communities should remain as
pedestrian access only

- Any sanitary sewers required to sustain the development in any of the
five districts should be built before any new development begins.

- The Maryport facility should be audited to determine the existing and
future capacity.

- The water pressure issues in the Secondary Plan areas within PD-5
should be addressed and resolved before any new development begins

- Maintain the number of units in the Sheppard district at 1024 units

- Multi-use pathways are described as physically separated from the
roadway. What does physically separated mean? Would the physical
separation continue for the entire pathway and how much space is there
before the road and the multi-use pathway?

- Will cyclists be separated from other forms of active transportation

on the multi-use trails? There are often conflicts with utilitarian and
recreational cyclists and pedestrians.

- What type of routes are the shared roadway (signed routes) planned
for? These are suitable for lightly used residential streets but busier
collector and minor arterial roads require actual bike lanes.

- Will Grand Ravine be extended across Sheppard Avenue?

+ A north-south commuter bike lane through Downsview Park parallel

to the CN Rail tracks is recommended because it could continue south
under the 401 and connect to the Kay Gardiner Beltline Trail. This would
provide excellent connectively to downtown.

- The road along the perimeter of Downsview Park will make riding and
walking unpleasant along the adjacent multi-use pathway. This route
should be used only by service vehicles and perhaps TTC vehicles.

Phase 4 Community Meeting:
The Recommended Plan will be presented at North York Community
Council in 2010.
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