On Tuesday, June 9, 2020
representatives of city-wide
stakeholder organizations were invited
to participate in a focus group that
represented the first of what will be
many conversations regarding the
future of 520 acres at Downsview.
Participants represented: Artscape,
CycleTO, New Commons Development,
Options for Homes, Park People,
Toronto and Region Conservation
Authority, Toronto Community Benefits
Network, Toronto Community Housing
Corporation, Toronto Region Board of
Trade, Toronto Youth Cabinet,
University of Toronto School of Cities,
Urban Land Institute, and 8-80 Cities.

The focus group was held online using
WebEx video conferencing software
and included a brief introduction of
the project from Northcrest and
Canada Lands, followed by facilitated
discussion between all participants.
Consultants supporting Northcrest and
Canada Lands also participated,
including representatives of Urban
Strategies Inc., and Henning Larsen.

The meeting was facilitated by Nicole
Swerhun and Khly Lamparero from
Swerhun Inc., who also wrote this
summary. As facilitators that are not
advocating for any particular outcome
of this project, the intent is to capture
the perspectives shared during the
discussion, not to assess the merit or
accuracy of any of these perspectives.
This summary does not indicate an
endorsement of any of these
perspectives on the part of Northcrest
Developments or Canada Lands
Company.

The summary was subject to
participant review prior to being
finalized. If you have any questions
about what’s here, please contact the
id8 Downsview team at
info@id8downsview.ca.
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SUMMARY OF FEEDBACK

Feedback from participants is in regular text, and
responses (where provided) from Northcrest, Canada
Lands, and their consultants are noted in italics.

Overall sentiment

The discussion was rich with suggestions for the future,
with many encouraging Northcrest and Canada Lands
to really push the boundaries of what has been done in
the past and create an area that is truly mixed, with a
strong affordable housing plan, community benefits
and a community seat at the table, more green and
more connected, and more holistic in its support of the
diversity in Toronto.

Many thanked Northcrest and Canada Lands for
starting the discussion and expressed interest in
staying connected in the future.

Make the parks great

Is there a sense of how much of the space will be parks
and how much will be development, either business or
residential? The 520 acres represents the development
lands, and Downsview Park is separate from that (291
acres includes the Park and Park Commons). Canada
Lands made the commitment that the Downsview Park
will only increase in size with improved connections. It’s
too early for us to know specific allocations, but as we
move forward we know that having greenway
connections will be key, including regional and habitat
connections.

The many current park uses are not appropriate,
including the use of the hangar and soccer areas by
private users. This project gives a real opportunity for
the park to benefit from a re-think. Also wasn’t the park
supposed to be much larger - something like 500 acres
rather than 291 acres? And didn’t some of the land get
sold for big box development? The original competition
in 1999-2000 looked at the future of 500 acres,
including neighbourhoods. The intent to develop
around the Park was always there, and the acreage for
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the park itself was not materially different than what we are discussing today. There are some
tenanted spaces in the Park, but the bulk of opportunities are not exclusive to any specific users.
The sale of land for big box development happened in the earliest days after the land was
declared surplus, and those lands were never connected to the Park.

Great opportunity for TOD

This is a great opportunity for Transit Oriented Development (TOD). Consider identifying what
the catchment is for workers that can get to the site to get a feel for the accessibility of the
labour force to the lands. TOD can also minimize the number of roads needed and help support a
pedestrian-oriented site. We are doing that work, but we don’t have the exact mapping yet. We
have transportation engineers thinking about the “commuter-shed” and TOD is integral to how
we think about the site. We’re looking at first mile/last mile issues and less car-dependent
development. The cycling modal splits that are appropriate for downtown do not work with the
existing Downsview transportation network and we know we need to make more linkages. We
also know that of Bombardier’s approx. 3,000 employees, less than 10% use transit because
there are big challenges with first and last mile connectivity.

Great opportunity for Community Benefits and a community seat at the table

Thanks for organizing this session - it’s important to have the concerns and feedback shared
early on. There has been a lot of concern over the years about finding employment close to
home, and now that people see investment coming, there is a really great opportunity to engage
communities. For this project, think about how the jobs and opportunities can be built in - from
construction through to apprenticeship and training, skills development, social procurement,
local suppliers, and small-scale businesses. This work can really add value and means people
can really see themselves in the place. There needs to be strong accountability and reporting
mechanisms, as well as an enforcement mechanism in place. This means that 25-50 years down
the line you can make sure that the vision is still happening. Those are lots of great points that
we have also heard, in part, from others. I’ll just add that the site is Employment Lands today and
our intention is to have significant employment in the future - this will not just be another
development. We’re also thinking about the industries that may exist in the future, which is
another element we’re looking at.

In addition to jobs and opportunities, it’s important to ensure a community voice and a
community seat at the table. Look at the organizations and consulting firms you work with and
think about what diversity looks like now. Also think about how community can have a distinctive
place at the table with a decision-making role and paid staff.

The site needs a significant and comprehensive affordable housing plan

As developers with a long-term planning horizon, it’s important to look at rental and cooperative
housing opportunities and the associated economic benefit for the pension fund. A higher-than-
typical proportion of rental housing should be possible because of the economic benefits
associated with them. There may be opportunities for CMHC to co-invest. There needs to be a
comprehensive affordable housing plan as part of the development that would take advantage
of resources being made available by CMHC'’s co-investment fund. Affordable housing will be a
component of what happens on this site. PSP is already a significant owner of rental housing,
and it is also of interest here. We’re also talking to CMHC to deliver as large a range of housing
as possible.

Rental and affordable ownership are important in the continuum of housing affordability. This is
a real opportunity to look at how we build housing. The housing models in Toronto now are not
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the greatest. We don’t build or price land for end users - we have a model that builds 500 square
foot units that are great for investors but not great from the perspective of the end user. There is
a need for affordable ownership housing that meets the needs of end users. We have an
opportunity to think through and price lands to achieve these types of benefits.

Push the boundaries to create something truly mixed

Think about how we mix uses together to build a truly integrated community. Think about the
social services that make communities great, including schools, religious facilities, homeless
shelters, arts centres, etc. Toronto has been a world leader in integrating social services and |
think you have the opportunity to develop a new model with partners that mix residential and
commercial in new ways (Artscape are leaders in creative thinking around this, and others are
also looking at ideas that are different than the conventional mix - the TDSB, the City of Toronto,
the YMCA, builders and developers). This will make the community more valuable and turn the
community into a place where people can live, work and play. Push the boundaries by mixing
different stakeholders in this project. Your thoughts on a great community are really good. Those
are the inputs that we need for this project.

Take a holistic lens and build community wealth

Thank you for providing this engagement process. Take a very holistic regional lens to your work
and really think about biodiversity and the ecosystem of this site.

The other way to push boundaries is to look at different ways to work and do business, including
new models of investment that could contribute to workforce housing and community culture. To
generate equity and combat anti-Black and anti-Indigenous racism, think about wealth transfer.
This could happen by identifying some portion of the lands to contribute to the equity and
shares of community organizations. This includes thinking about creative ways to facilitate
wealth transfer and mechanisms to help grow equity for not-for-profits. So often community
serving organizations get a lease, help create value, and then get priced out of the
neighbourhood they helped build. Look at freehold transfer of future community wealth so that
neighbourhoods get some benefits from the value they help create.

Be bold, do something world class

Given the growth coming to Toronto and the region, everything sells. The overwhelming majority
of what we’ve been doing is mediocre or horrible. | encourage you to be bold and do something
world class. It could be gigantic sidewalks or gigantic east-west connections - this is a
magnificent opportunity, especially since it’s linked by 3 subway stations. And at the same time
as you work on the 520 acres, there’s an opportunity to be equally ambitious with Downsview
Park. Be ambitious about the number of green spaces and the number of trees. Be bold
especially when it comes to equity - be ethnically diverse and create wonderful places for
people with a mix of income levels and a mix of backgrounds.

Blend the ecology into the urban and reclaim the hydrological function of the site

It is important to understand how the site functions in terms of its ecological system and water.
Historically, natural heritage planning is having habitat in one place and development in
another. They don’t always interact, and if they do, the interaction is bad. It is great to see the
ravine integrated with connections to the Don and Black Creek. Environment Canada has a
report “How much habitat is enough” and it says you need about 30% of habitat versus other
uses. Think about how to integrate water and ecological features into the community so that the
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ecology can really blend into the urban and the hydrological function of the site can be
reclaimed.

Ensure services for youth
e Youth need community centres, libraries, gathering spaces, and connectivity.

Improve the connectivity of the area

e The connectivity of the site is an issue. There are three subway stations but they’re not
connected. There’s a first mile/last mile problem. When you get off the subway at Downsview
Park there’s no road that takes you to the site. If you take the main roads, it’s 2km to get to the
park and 3km to get to Wilson. From Stanley Greene it takes about 30 minutes to get to a
subway station and the main issue is where the runway is now. The street network needs to be
easy to walk and cycle.

e Connectivity also relates to the DUKE Heights BIA which has over 2,500 small businesses in the
area with clusters of businesses in different sectors. There are 30,000 people who come to work
here in the morning and leave at the end of the day, so access to and from the surrounding
communities is critical.

e This needs to be a walkable, liveable community with connectivity to transit, parks, trails,
greenspaces. We know mode shift does happen over time, as long as people can access transit,
bike, and walk - for people living, working, and travelling there.

Take a close look at the use of space

e It’s important to look at how people are using the space now, and how they’ve used it in the past.
The flea market is very important - people go there for decently priced food and goods.
Downsview has also been used for floats and costume preparation for Caribana. Taking a
baseline assessment of how space has been and is being used is important to informing what
you do in the future.

Overall strategy

e There needs to be a very clear vision on what you’re trying to achieve without over-burdening or
over-complicating your work. Having cultural and institutional uses from the get-go is critical.
For example, at Regent Park, the Daniels Spectrum and the aquatic centre were more effective
than retail at building community. Make sure there are a number of different scales of
affordability.

e It’s great to hear from so many different perspectives in this meeting and see so much overlap in
the topics.

NEXT STEPS

Northcrest and Canada Lands thanked everyone who joined the meeting, noting that the group has
given them a lot to chew on, including the push to do something bold here. This is also consistent
with what our shareholders are expecting - they are on board to making this spectacular. There are
many issues we need to delve into more, and we really appreciate the diversity of the group and
welcome your continued participation in this process.

The id8 Downsview team committed to staying in touch and encouraged people to not hesitate to
get in touch with any follow-up questions or thoughts at this early stage in the process.
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