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56-60 Fieldway Road

1
Introduction
This Public Consultation Strategy was prepared by Bousfields Inc. in
support of an application made by Stowe Holdings Ltd. to the City of
Toronto for a Zoning By-law Amendment for their property at 56-60
Fieldway Road in Etobicoke Centre.
The site is currently home to:
• 56 Fieldway Road: 2- storey auto body shop
• 58 Fieldway Road: 1-storey used truck dealership
• 60 Fieldway Road: 1- storey truck dealership
The proposed Zoning By-law Amendment would permit the
redevelopment of the site for a multi-building mixed-use development
including three towers ranging from 22 to 35 storeys and a mid-rise
building totaling 10 storeys. The proposal also includes a public park at
56 Fieldway Road.
This report outlines the (1) goals for consultation relating to the
proposal, (2) who was considered in developing the approach, and (3)
how the applicant plans to consult with all interested stakeholders.
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Project Specific:

Targeted Goals
& Desired
Outcomes
The targeted goals and desired outcomes of
the Public Consultation Strategy Report below
illustrate that the applicant has put thought into:
• How to build “trust” in the area impacted by
the proposal
• Who the audience or “public” is who will be
impacted by the proposal
• Ensuring that the public’s voice is heard,
evaluated and recorded as part of the
development application review process

GOAL
Inform the public and interested
stakeholders about the proposed
development and planning application
process in a clear and accurate way

OUTCOME
Stakeholders understood why this
proposal was put forward in light of
the planning and transit context of
the site and were able to use this
understanding as a starting point to
provide feedback
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Overall:
GOALS

OUTCOMES

Share information and seek input related to
the proposal with the public and any interested
stakeholders

The public and stakeholder groups felt that they
were sufficiently informed and consulted about the
proposed development

Consult with interested persons and groups,
using various methods of consultation, including
online and in-person consultations (depending
on public health and safety considerations)

The various consultation methods were simple,
straightforward, and useful, allowing a range of
people to learn about the project, ask questions,
and provide input

Determine overarching themes and key points
about the proposal from various consultations

The feedback received during consultations helped
inform the applicant team’s understanding of the
community’s sentiments related to the project

Communicate openly and transparently with
the public about the proposal as well as the
consultation process

The public, stakeholder groups, and the applicant
team are clear on the overall consultation and
feedback processes and their outcomes
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The Site &
Neighbourhood

The Site:
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60 Fieldway Road
1-storey truck dealership
(Humberview Trucks)

2

58 Fieldway Road
1-storey used truck dealership
(Humberview Wholesale)

3

56 Fieldway Road
2-storey auto body shop
(Humberview Collision Centre)
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The Neighbourhood:
ROYAL YORK ROAD

HIGH WAY 427

BLOOR STREET WEST

ISLINGTON AVENUE
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Islington City-Centre West
Census Tract 5350214.00

Proposal
Highlights

Building 1 A/B

Owner:

4

Architect:

Stowe
Holdings Ltd.

Building 2

TACT
Architecture
Inc.

Building 3

• 375 units

• 361 units

• 413 units

• A: 10 storeys

• 32 storeys

• 35 storeys

• B: 22 storeys
• Daycare: 432 m 2

• Office space: 935 m 2

Units:
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Public Park & POPS:

36 (3%)

663 (58%)

Studio

1-Bedroom

334 (29%)

116 (10%)

2-Bedroom

3-Bedroom

Amenities:

2,426 m 2

950 m 2

Public Park

POPS

641

922

Vehicular
Spaces

Bicycle
Spaces

Parking:

2,298 m 2

1,976 m 2

Indoor
Space

Outdoor
Space
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Key Messages
The key messages listed here are intended to
provide community members and other interested
stakeholders with straightforward information
regarding what is being proposed on the site as
well as describing the context for the development.
These messages are meant to address some of the
frequently asked questions typically received during
the development application review process for
similar projects. As more details are defined and/
or information changes about the proposal, the key
messages will be modified before being delivered to
the various stakeholders.
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The Proposal
• “The site is located within the Fieldway Road Area within the
Etobicoke Centre Secondary Plan Area, which consists of smallscale industrial/commercial and warehouse uses, as well as
townhouses and multi-unit buildings. All three buildings on site
are surrounded by large paved surface parking/storage lots.”

• “A total of 1,149 residential units are proposed, including 39%
2- and 3-bedroom units. The development also features a 432
m2 daycare and 935 m2 office space.”
• Parking will be available for 641 vehicles underground, as well
as spaces for 922 bicycles.”
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• “This redevelopment provides opportunities to fulfill priorities
identified in the Etobicoke Centre Secondary Plan, taking
advantage of nearby transit services, providing a park and open
spaces, introducing mid and high-rise buildings, and facilitating
pedestrian linkages and connection opportunities.”

• “The design of the development includes 4 buildings within 3
podiums, at 10, 22, 32, and 35 storeys in height. All of the built
form is located on 58-60 Fieldway, with all of the 56 Fieldway
property being dedicated to a public park.”

CP

EXISTING 1 S T OREY
INDUSTRIAL BUILDINGS

Fieldway Road

View looking north

Birdseye view looking northwest

View from park looking west
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Public Realm
• “Through significant contributions to the public realm, including
a new community park, our proposal supports and builds upon
the network of parks and connections in the area.”
• “Featuring both privately-owned publicly-accessible open
spaces as well as a new community park. These new and
comfortable outdoor public areas will strengthen the quality of
life for residents in the area.”
• “Offering enhanced walkability and connectivity throughout
the site, the surrounding community and to transit, including
accommodating for a potential future pedestrian access over
the rail corridor to the north.”

• “Through the redevelopment of the Housing Now Bloor-Kipling
site and this development, there is an opportunity to provide
better pedestrian connections over the railway. The project
team will work with the City throughout the process to explore
this opportunity. These connections can facilitate better access
to transit and the broader neighbourhood.”

5
Transit
• “Our proposal enhances connectivity to and supports access
to public transit, including one of Toronto’s intensifying Mobility
Hubs.”
• “Just over a five-minute walk to the Kipling Subway Station
(and by extension the Kipling Transit Hub) and less than a tenminute walk to Islington Subway Station.”
• “The new Kipling Transit Hub connects the subway, regional
rail, and inter-regional bus services through a major new transit
hub, providing convenient access to the Greater Toronto Area.”
• “Proximity to transit reduces a reliance on the use of automobiles
and parking, all while encouraging walking and biking.”

5
Housing Options
• “Planning policies and goals for development in the City of
Toronto focus on accommodating a range of housing options
for Torontonians, along with project designs, that make new
communities more livable. This proposal combines family
sized units and a mix of uses to create a more liveable site.”
• “This proposal follows guidelines set for the number of family
sized units including 2- and 3-bedrooms, including street-level
townhouse-style units.”

• “The proposal extends the neighbourhood feeling along
Fieldway Road, by replacing automotive and industrial uses
with the fabric of a modern residential community, leading to
increased pedestrian activity and safety.”

5
Policy Framework
• “Different levels of planning and city-building principals guide
and support our vision for development. This proposal supports
the framework developed through policies and guidelines from
the province and city to implement a land use vision.”
• “Located within Etobicoke Centre, this area is one of five key
locations where growth is to be directed in the City of Toronto.”
• “Designated Mixed Use Areas in the Toronto Official Plan these
areas are where intensification is commonly encouraged.
This designation achieves a variety of planning objectives by
combining a broad array of uses, either in a mixed-use context
or on a stand-alone basis. These are the areas that will absorb
most of the anticipated increase in housing and other uses in
Toronto in the coming decades.”
• “The site is within Mixed Use Area A in the Etobicoke Centre
Secondary Plan, where the concentration of housing and
employment will be located in Etobicoke Centre with the
highest forms of intensification. These areas are positioned
to better utilize substantial public transit and other urban
infrastructure.”

Urban Growth Centre
Secondary Plan Boundary

56-60 Fieldway Road
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Consultation Area

Commercial/Industrial Uses
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Residential Uses
OLIVE WOOD ROAD

ISLINGTON AVENUE

For the most part, neighbours of the site
include various forms of commercial/
industrial and residential uses. The
consultation
area
will
evolve
to
accommodate any other stakeholders
who want to be involved in the process.

BLOO R STRE ET WEST
KIPLING AVENUE

The Consultation Area for this proposal
is focused on the subject site itself,
neighbours surrounding the site, and
acknowledging the work done to date
for the Housing Now development sites
at Bloor-Kipling and Bloor-Islington. The
notification area defined by the Planning
Act as a 120-metre minimum surrounding
the subject site has also been taken into
consideration when defining this area.
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Demographics

Audience
The audience for consultation is based
on our understanding of the site and its
immediate surroundings. It has also been
informed by discussions with the Ward
Councillor’s office. It is further defined
by the demographic characteristics of
the neighbourhood the site is located
within, Islington City-Centre West. This
demographic information also helps to
inform the overall consultation process
that acknowledges who is living in the
neighbourhood.

Home Language &
Visible Minority
Hello

Census Tract 5350214.00

English: 77%
Non-Official: 22%

Visible Minority: 25%

Bonjour

Islington City-Centre West
English: 73%
Non-Official: 26%

Visible Minority: 37%

City of Toronto

English: 71%
Non-Official: 29%
Visible Minority: 52%
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Housing Structure
Type

Singledetached

Semidetached

Row house

Duplex

Apartment
(<5 storeys)

Apartment
(5+ storeys)

33%
27%
24%

3%
1%
6%

14%
3%
6%

3%
1%
4%

4%
4%
15%

43%
64%
44%

Census Tract 5350214.00
Islington City-Centre West
City of Toronto

Census Tract
5350214.00

$83,379

Islington West
City-Centre

$72,921

City of Toronto
Children
(0-14)

Youth
(15-24)

Working Age
(25-54)

Pre-Retirement
(55-65)

$65,829

Senior
(65+)

Age
12%
13%
15%

9%
11%
12%

52%
47%
45%

13%
12%
12%

15%
17%
16%

Census Tract 5350214.00
Islington City-Centre West
City of Toronto

Median
Household
Income
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Stakeholder Groups
Our initial list of stakeholders is meant to
represent those who have been active in
the area in regard to other developments,
who live close by, and/or represent the area
the site is located within. This list will grow
as the formal consultation process begins
and is not meant to be a comprehensive
list of all those who might be interested in
the proposal.

Ward 3
Councillor
Grimes

City of
Toronto Planning

Adjacent
Neighbours

List of
Stakeholders

Other
Interested
Groups/
Individuals

Broader
Community

Pre-application
Consultation & Communications
Discussion with the Ward
Councillor’s Office

Discussions with City
Planning Staff

Date: April 6, 2021

Date: May 5, May 18, June 15, 2021

Purpose: To introduce the project and get
feedback

Purpose: To introduce the project and get
feedback

Attendees included representatives from the:

Attendees included representatives from the:

• Ward Councillor’s Office

• City of Toronto

• Applicant Team

• Applicant Team

Discussion topics:

Discussion topics:

• Proposal
• Community Engagement

• Proposal		

• Planning

• Urban design

• Public realm
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List of Matters to be Addressed
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The following list outlines various topics that are often discussed during the rezoning process but also
those that are unique to the subject site. This list will evolve as the formal consultation process begins
following the first submission of the application.

Design & Built Form

Public Realm & Parkland

Daycare (Community) Space

Nearby Development

Development Application Process &
Estimated Timelines

Consultation Process &
Opportunities
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Communication &
Consultation Strategy
Tools, Methods, & Techniques

Project Website
& Email

Targeted Stakeholder
Meetings

Update Letters
& Emails

Project Website & Email
What?
• A dedicated project website and email that will
serve as an information hub for all stakeholders
interested in learning about the project
• It provides stakeholders with the opportunity to:
- Learn about the proposal
- Review plans and reports
- Get updates on the status of the project
- Submit comments and ask questions
• www.56-60fieldway.ca
• info@56-60fieldway.ca

Who?
• Anyone interested in the project
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Targeted Stakeholder Meetings
What?
• Collaborate with key stakeholders through small
group meetings for in-depth communication,
consultation, and feedback
• Individual and smaller meetings are effective
for having more tailored conversations and
discussions around specific issues
• Through these discussions, there is an increased
ability to get detailed feedback that can be more
easily incorporated into modifications to the
proposal

Who?
• Councillor Grimes
• Adjacent neighbours
• Organized groups
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Update Letters & Emails
What?
• A series of communications that will be used to
provide information about:
- Proposed redevelopment project
- Contact information (including project website)
- Upcoming and ongoing engagement
opportunities (as appropriate)
- Project updates

Who?
• Councillor Grimes
• Adjacent neighbours
• Organized groups
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City of Toronto
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1. Learning More
Application Information Centre
• Once the application is submitted, the
City Planner on the file will post all of the
application materials to the City’s Online
Development Application Centre.

Development Application Notice Sign
• The applicant is required to install a
development application notice sign to
notify the community of the application and
statutory public meeting
• The sign will be posted in prominent
locations on each edge of the property
where applicable

2. Asking Questions
City Planner and Councillor
• Contact the City Planner on the file to
submit your feedback and ask questions

Community Consultation Meeting
• Organized by City Planning Staff in
consultation with the Ward Councillor to
consult with those who are interested
in the proposal. Notification will be sent
by the City to residents/landowners
surrounding the site. The project team will
be involved to help coordinate the meeting

3. Informing Decisions
Statutory Public Meeting
• Held at the end of the City process, when a
decision is to be made by Toronto and East York
Community Council regarding the proposal
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Feedback collected through the project
website/email, City Planner, Councillor, and
other engagement events will inform future
iterations of the proposal. The applicant will
also continue to work with other stakeholders
interested in the development application
to understand their feedback and ideas.
A summary of all of this feedback can be
made available to anyone who is interested,
upon request.
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A

Appendix A: Full Demographic Profile
Socio-Economic Indicator

Census Tract 5350214.00

Islington City-Centre West

City of Toronto

12%
9%
52%
13%
15%

13%
11%
47%
12%
17%

15%
12%
45%
12%
16%

$83,379

$72,921

$65,829

Home Language
English
Non-Official
French

77%
22%
1%

73%
26%
<1%

70%
29%
<1%

Visible Minority Population

25%

37%

51%

Sex
Male
Female

49%
51%

48%
52%

48%
52%

Housing Structure Type
Single-Detached House
Semi-detached
Row House
Duplex
Apartment <5 storeys
Apartment 5+ storeys

33%
3%
14%
3%
4%
43%

27%
1%
3%
1%
4%
64%

24%
6%
6%
4%
15%
44%

80%
20%

58%
42%

53%
47%

Age
0 to 14 years (Children)
15 to 24 years (Youth)
25 to 54 years (Working Age)
55 to 64 years (Pre-Retirement)
65+ years (Seniors)
Media House Hold Income (Total)

Housing Tenure
Owners
Renters

A
Socio-Economic Indicator

Census Tract 5350214.00

Islington City-Centre West

City of Toronto

Household Size
1-person
2-person
3-person
4-person
5 or more persons

37%
33%
15%
11%
4%

34%
33%
15%
11%
6%

32%
30%
16%
13%
9%

Education
No certificate, diploma or degree
Secondary (high) school
Apprenticeship or trades
College, CEGEP, other
University certificate or diploma below bachelor level
Bachelors’ degree
University degree above bachelor level

13%
22%
4%
17%
3%
28%
13%

6%
19%
4%
20%
3%
32%
16%

10%
20%
4%
18%
3%
28%
16%

60%
35%
5%

57%
37%
6%

51%
37%
12%

Commute to Work
Car
Public Transit
Walk, Bike, other

www.56-60fieldway.ca

