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Part I:
GTA Urban Stucutre

The Planning Partnership
December 2004

The study area is currently under the influence of a variety of planning policies, private sector redevel-
opment activities and major public sector investments.  The current land use structure - characterized 
primarily by low density residential neighbourhoods, a 20 to 40 year old industrial/employment area, 
York University and the former Canadian Forces Base Downsview, now Parc Downsview Park - has been 
evolving slowly, but is considered relatively stable.  

In simple terms, the former City of North York Official Plan established and protected this underlying 
urban structure. The overriding planning policy documents for the lands south of Steeles Avenue remains 
the former City of North York Official Plan, except where Secondary Plans for York University and Parc Downsview Park have been implemented to facilitate broader 
redevelopment initiatives.

North of Steeles, the Region of York and City of Vaughan have prepared plans that anticipate future rapid transit systems.  The York Region Official Plan and supporting 
Transportation Master Plan identifies a system of Urban Centres and Corridors focused on the Vaughan Corporate Centre and Highway 7.  The City of Vaughan incorporates 
that concept into their statutory planning documents.

Based on the long-term implementation of a rapid transit system connecting the Vaughan Corporate Centre to the Downsview Subway Station, and the enhancement of GO 
Transit services from Concord to Parc Downsview Park, it is expected that the inherent stability of the general area will give way to an variety of redevelopment activi-
ties, focused primarily on York University, the Keele Street Corridor, the Steeles Avenue Corridor, Parc Downsview Park and the Allen Sheppard Mixed Use Node.  These 
changes have been anticipated in an array of planning and design studies, including:

             • the new City of Toronto Official Plan;

             • the Region of York Official Plan and Transportation Master Plan;

             • the Keele Street Study;

             • the Master Planning exercise for Parc Downsview Park;

             • the Allen/Sheppard Study;

             • the York University Secondary Plan and the ongoing Master Plan Update, including the exploration of a new 25,000 seat stadium at the University;

             • the Steeles Avenue Corridor Study; and,

             • The Vaughan Corporate Centre Plan.

All of these planning documents, with their various levels of statutory approval and influence, support higher density redevelopment in anticipation of  expanded rapid transit 
facilities. Future private and public sector projects will be guided to use Transit Supportive Development techniques. Promoting higher densities at key locations ensures 
transit and other urban amenities are possible.  These amenities in turn facilitate the expansion of York Universityʼs role within the region and the development of a major 
public open space facility at Parc Downsview Park.  The following provides a brief summary of those planning documents expected to influence redevelopment activities 
within the Study Area.
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-Region of York
-City of Vaughan

-City of Toronto
-North York (area)

Land Use Structure
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Part I:
GTA Urban Stucutre

The Planning Partnership
December 2004

-The GTA Urban Structure promotes the strengthening 
of transit corridors, east/west along Highway 7, and 
north/south along existing rapid transit lines, including 
the University Line north.

-It is expected that the transit Corridors will be intensi-
fied with dense mixed-use Centres at key intersections 
and urban nodes, such as the Vaughan Corporate Cen-
tre and York University.



Part I:
York Region
The Planning Partnership

December 2004

-York Regionʼs Official Plan and Transportation Mas-
ter Plan promotes the idea of Centres and Corridors 
that are linked by rapid transit.

-The creation of Centres will intensify urban Corridors, 
which support rapid transit and other high density ur-
ban amenities. 

-The plans identify Highway 7 and the Vaughan Cor-
porate Centre as a key Corridor and Centre for mixed 
use and higher density development.

-The City of Vaughanʼs Official Plan Amendments 
continue to create Policies and Plans that support cor-
ridors and centres at higher densities.  Key planning 
documents include:
 -OPA 500 (Vaughan Corporate Centre)
 -OPA 620 Steeles Corridor

Vaughan Corporate Centre
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North York

The Planning Partnership
December 2004

-The consolidated North York Official Plan of 1998 is 
still in force and effect.

-Within the Study Area the land use designations gen-
erally reflect existing development patterns and primar-
ily includes Industrial, Residential density 1-4, Open 
Space, School District, as well as Downsview Specific 
Development Area and York University.

-The Keele Street Study projects the intensification of 
Keele into an urban Avenue. Parc Downsview Park and 
higher densities along Keele from Wilson Avenue to 
Finch Avenue can accommodate substantial growth.

-The Wilson Avenue Revitalization Study guides de-
velopment, creating a dense urban Avenue as desig-
nated in the City of Toronto Official Plan.

Keele Street Study

Dillion Consulting Limited
Sterling Finalyson Architects
N Barry Lyon Consultants

Wilson Avenue 
Revitalization Study
The Planning Partnership

Short Term Redevelopment

Long Term Redevelopment

KEELE STREET STUDY Dillon Consulting Limited  
        Sterling Finlayson Architects  
 N Barry Lyon Consultants 
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Simplified Land Use Designations

KEELE STREET STUDY Dillon Consulting Limited  
        Sterling Finlayson Architects  
 N Barry Lyon Consultants 
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Figure 14b 

KEELE STREET STUDY Dillon Consulting Limited  
        Sterling Finlayson Architects  
 N Barry Lyon Consultants 
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 Figure 14a 
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Along the avenues
The backbone of the plan is directing growth along main thoroughfares (referred to as avenues in the report), transit corridors and city centres.

SUBWAY
GO TRAINS

Get involved
A series of meetings have been set up across Toronto next week where residents can speak out 
about the official plan:
Tuesday, September 17
� Midtown Community Council, North York Civic Centre, 5100 Yonge St., 4 p.m.
� Toronto East York Community Council, Toronto City Hall, 100 Queen St. W., 4 p.m.
� Humber York Community Council, York Civic Centre, 2700 Eglinton Ave. W., 7:30 p.m.
Wednesday, September 18
� North York Community Council, North York Civic Centre, 5100 Yonge St., 7 p.m.
� Scarborough Community Council, Scarborough Civic Centre, 150 Borough Dr., 7:30 p.m.
Thursday, September 19
� Etobicoke Community Council, Etobicoke Civic Centre, 399 The West Mall, 7:30 p.m.
Tuesday, September 24
� Planning and Transportation Committee, Toronto City Hall, Council Chambers, 9:30 a.m.-5 p.m.

The 99-page document, Toronto Official Plan, is available in city libraries and at 
www.city.Toronto.on.ca. For detailed information call the Official Plan hotline at: 416-397-4082.

MIXED-USE AREAS: The designation given to many areas earmarked for future 
growth and intensification including the downtown, pre-amalgamation city 
centres, parts of the waterfront, main arterial roads now called "avenues," and 
the larger plazas and malls around the city.

INSTITUTIONAL AREAS: Give the city's colleges, universities, hospitals and 
cultural institutions the flexibility to link with the private sector for research and 
development, creating new jobs and services.

REGENERATION AREAS: Parts of the city that were once thriving employment 
areas but, due to economic shifts, have emptied out. Initially this designation 
only applies to King-Spadina, King-Parliament, parts of the Port and central 
waterfront but will, later, be available to help revitalize other areas of the city.

EMPLOYMENT AREAS: Toronto has nearly 10 per cent of all jobs in Canada and, 
over the next 30 years, the city expects to gain half a million more jobs, many of 
which will be located in these employment districts. They include a wide array of 
office, retail, warehouse, manufacturing, institutional and industrial parks.

NEIGHBOURHOODS: This designation covers 45 per cent of the city and applies 
to a wide variety of residential neighbourhoods, including detached and semi-
detached houses, duplexes, triplexes, townhouses and, in some older 
neighbourhoods, a few walk-up apartments of about four storeys.

APARTMENT NEIGHBOURHOODS: Cover 4 per cent of the city and consist mainly 
of high-rise apartment buildings, and the local institutions, cultural and 
recreational facilities and retail stores that serve the people who live there. 

PARKS AND OPEN SPACE AREAS: Cover 23 per cent of the city and include 
everything from the network of major parks and conservation areas to individual 
community parks in neighbourhoods, university and college campuses, 
cemeteries and golf courses. 

UTILITY CORRIDORS: Primarily hydro and rail rights-of-way, which cover 3 per 
cent of the city. Many also serve as parkland, sport fields, pedestrian and cycling 
trails and transit facilities. 

Targeted for growth – 25% of city land

Little change – 75% of city land

AVENUES: Redevelop major streets, such as Finch Ave., 
Weston Rd., Dundas St., Eglinton Ave. and Sheppard 
Ave., now dotted with strip malls and plazas, by 
building low-rise housing above businesses, restaurants 
and stores. Bloor West Village is a model.
DOWNTOWN/CENTRES: New growth downtown will be 
directed to the numerous surface parking lots and 
vacant lands, including railway lands. The Scarborough, 
North York, Etobicoke and Yonge-Eglinton centres, all 
transit accessible, are prime targets for new jobs, 
housing and services. 
TRANSIT INTERCHANGES: Under-utilized areas beside 
or above Rapid Transit, GO and TTC connector sites are 
targeted for growth.

-Toronto presented a consolidated Official Plan in No-
vember 2002

-The Plan is not yet formally approved, however plan-
ning activities are moving forward based on the themes 
of the Plan, mainly the creation of Avenues. 

-Avenues, like Corridors, are streets that have been 
identified for their redevelopment and intensification 
potential. 

-The development that within Avenues is to be Transit 
Supportive in design and use

- Avenues in and around the study area include, Wilson, 
Keele, as well as the Sheppard/Allen intersection

-The majority of the land within the study area is des-
ignated Employment, Neighbourhoods (stable), Apart-
ment Neighborhoods (stable) and Institutional, with 
some Mixed Use areas. 

The Go Train Line runs North/South through the Study 
Area and a Transit Interchange is identified at the tip of 
Parc Downsview Park (Sheppard Ave).
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December 2004

- Development of the University lands is governed by 
Secondary Plans.

-The University also has a Master Plan for the York 
Campus.

-Land surrounding and south of Murray Ross Parkway 
are currently being developed by Tribute Communities      
~ The Village at York University.

-The University is currently considring a new outdoor 
stadium complex, in the north/west part of the campus, 
bordering Steeles Avenue east of Jane Street (see red 
dot on colour map).
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Part I:
Parc Downsview Park

The Planning Partnership
December 2004

-A Secondary Plan directs the development of Parc 
Downsview Park.

-Parc Downsview Park is currently considering a Mas-
ter Plan for the redevelopment of their lands.

-Downsview Airport is still active which affects the 
building heights in and around the runways.

A Thomas Sun Painting 
www.pdp.ca

Keele Street 
Study



Part I:
Allen/Sheppard Area

The Planning Partnership
December 2004

-The Allen/Sheppard Area is an urban node starting at 
the intersection and encompassing 138 hectares.  

-The Area includes Downsview Station and a portion 
of Parc Downsview Park.

- The Urban Design Guidelines for this Area are sup-
porting the existing community while planning for in-
cremental intensification. 

- The Guidelines focus design attention on public spac-
es, including parklands and streetscapes. 

-The redevelopment of this Area has already begun 
with the building of multi-story residential units with 
mixed-use ground floors. Plans from City of Toronto

Allen-Sheppard Urban Design Guidelines 



Part II:
General Land Use 
Observation Areas 

The Planning Partnership
December 2004

Part II of the Existing Conditions 
Land Use Study gives a “snapshot” 
of the current land use situation. 
The Study Area was divided into 
eight land use observation areas.  
Each area has a single page with a 
brief description and a photo mon-
tage that presents the general ob-
servations.  Detailed information on 
a property by property basis is pro-
vided in Part III.

The eight Land Use Observation 
Areas are outlined on the adjacent 
Key Map.

Key Map



CFB Housing entrance Downsview Park CFB, Industrial

1. Parc Downsview Park 

Sheppard Avenue West bor-
ders Parc Downsview Park to the 
south, and along the north side, 
hosts various commercial and 
industrial uses. Parc Downsview 
Park has both large and clusters 
of small buildings related to the 
airport activity. West of Shep-
pard there is a large vacant par-
cel north of the Canadian Forces 
bases housing that is backing 
onto Keele Street, which is part 
of the Downsview Park Plan. 
There is a large stock of vacant 

land whose development will be directed by the Downsview Secondary Plan and the Parc 
Downsview Park Plan.

   Airport lands, looking    
   south east

 Key Map

Looking towards Airport 

Airport Lands

From Airport looking east



New/Old Established Upgrading Vacant

2. East of WR Allen Rd.

This area is dominated by residential 
uses.  Much of the housing stock is circa 
1950’s in established neighbourhoods.  
Along Wilson Heights Boulevard the ef-
fects of the new Wilson and Downsview 
Station can be seen in the recent re-
development.  Just north of the Wilson 
Station to the west of Wilson Heights 
Boulevard, both larger homes with de-
tailed landscape amenities and more 
modest homes have recently been built. 
A small area bordered by Wilson Heights 
Boulevard, Sheppard Avenue and the 
Downsview Station is an existing neigh-
bourhood seeing single-family home 
redevelopment, most likely due to the 
station location and increased property 
value. 

Sheppard Avenue near the station is 
seeing dramatic revitalization with nu-
merous new multi-storey (9-10) resi-
dential developments with commercial 
on the ground floor.

 Key Map

Downsview Station

Border Housing & Station

New Residential



  Steeprock Drive - large      
  warehouse

Dufferin Yard   Rimrock Rd. - New 
  development

3. Industrial Park South of Hydro Corridor

In general the area is industrial with supportive commercial uses.  Along 
Sheppard Avenue there are mostly small service/commercial shops in 
strip-mall style buildings.  Along William Allen Road there are large retail 
developments such as Idomo and the Brick, with a new development 
consisting of MacDonald’s, Bell, Blockbuster and Boston Pizza.  The inte-
rior land is dominated by an industrial typology. There are a number of 
large single business operations mostly south of Steeprock Drive. Stee-
prock Drive also hosts the GO Service Station. Along Chesswood Drive 
there are multi-user industrial parks meeting the needs of smaller in-
dustries for leasable space. Dufferin Yard, City of Toronto Public Works 
Department is located in this area. 

West of the GO Rail Lines the parcels and buildings are much smaller and 
the grid street pattern is more defined.  This area is an older industrial lo-
cation where small operations may have started or had owned their first 
building. The area seems to have an established feel that may be a result 
of a stable network of business ownership and building occupation. 

As with most areas, at intersections with arterial roads, the corners lend 
themselves to commercial services such as food and gas.  On the east 
side of Keele strip-mall developments face the backs of single-family 
residential or large apartment blocks across the road.   The intersection 
of Sheppard and Keele hosts commercial node.

 Key Map

Lepage Court

St. Regis Crescent

Ashwarren Road

  Sheppard & Keele - 
  commercial



 Hydro Corridor Keele Pumping Station Finch & Keele - retail   Sheppard & Keele - 
  commercial

4.North of Finch Ave, South of Steeles 
Ave W

From Steeles to Finch, Keele Street consists of mostly large lots. 
The westside of Keele is the York University Campus which has a lot 
of green space and vacant lands. Across from the University is the 
Keele Street Pumping Station, some retail strip-malls and Global 
Contract, a large distribution centre bordered by The Pond Road. 
East of Keele & north of Finch are the oil/gas fields, bisected by the 
hydro corridor.  Where Keele intersects with Finch and Bathurst, 
there is retail activity pertaining to food, gas and services. 

Finch west of Dufferin and east of Keele Street is generally larger 
retail, with some strip-malls serving the arterial road traffic. There 
is one very large industrial building, Formglas, bordered by Cham-
pagne Drive and a number of multi-story (6-11) office buildings 
with ground floor commercial. On the north side the, oil/gas lands 
stretch from east of the railroad to Tangiers road (east of Keele). 
On the south side, east of the railroad, there is a large vacant lot, 
which appears to be a staging/storage area for transport trailers.  
The intersection of Finch and Keele is retail, with a smaller typology 
on the west side that fades into residential uses.  Finch past Keele 
becomes barren as new single family homes face their backs and 
side to the street.

Ashwarren Road

Oil Tanks

Go Rails Over Steeles

Multi-storey Office

 Key Map



   Multi-storey apartment 
   blocks

Single family neighbour-
hoods

Established Vacant

5. West of Keele Street & South of York 
University

Hydro Corridor

New townhomes

Schools

 Key Map

On the west side of Keel Street there are many large multi storey 
(6-8) apartment blocks screening the arterial road from the single-
family neighbourhood to the west.  The neighbourhoods are estab-
lished working class homeowners who take pride in their homes and 
lands.  It is therefore surprising that the mall at the tip of Sentinel 
and Hucknall road is mostly vacant and derelict where teenagers 
hang out and there is one operating convenient store - this location 
is ripe for redevelopment.  This area also hosts at least four school 
campuses with associated sports fields.  

North of Finch there is a school, parkland and large tower block 
development with four 22-story apartment blocks on Fountainhead 
Road and other similar building styles nearby. Behind the school and 
parklands, there is a low-rise apartment complex (4-8 stories). New 
townhouses are being built around the commercial and recreational 
centre.  South of the Hydro Corridor on the east and west side of 
Sentinel Road vacant lands are currently being graded for a new 
mixed housing development - Tribute Communities is building “The 
Village at York University”.



   Keele & Canarctic Dr.,                    
   NW and SW corners

   Keele & Steeles, SW 
   corner

   Keele & The Pond Rd., 
   NW corner 

   Keele & Steeles, SW 
   corner

6. York University

 Key Map

York University’s Keele 
Street campus is the 
largest post-secondary 
campus in Canada and 
offers full and part-time 
graduate and undergrad-
uate degree programs 
to more than 50,000 
students. The academic 
campus is concentrated 
centrally within the 230-
hectare block bound by 
Murray Ross to the west 
and south, Steeles to the 
north and Keele to the 
east.  York is in the plan-
ning stages with the Ar-
go’s for an outdoor foot-
ball stadium, which will 
influence the sitting of a 
second subway stop at 
the University. 



Commercial on Steeles Mixed Use Industrial Commercial on Steeles

7. Steeles Avenue, South of the Hydro 
Corridor

 Key Map

New Development

strip-mall 

Intesection: Keele & Steeles

The lands fronting Steeles north of York University and south of the 
railroad are generally vacant with a few large industrial style buildings. 
These lands are beginning to be developed, including building such as 
the multi-storey glass stuructre located on the north/west corner of Keele 
and Steeles (see top left picture).

There is  very wide hydro corridor to the North of this area.  

A large cemetery fronts onto Jane Street and jets into this corridor.



Auto Dominated

8. North of Highway 407

This area is characterized by a Business Park typology with 
large industrial lands that have supportive commercial.  The 
morphology of the land is dominated by the scale of the roads 
and relationship between building, uses and the right-of-way.  
The area is bordered by Highways 407 and 7 and is bisected by 
rail tracks  heading into the CN Freight Classification Yard.

 Key Map

Areial

Rail lands

huge roads

low density development on arterial roads


