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This workshop summary is a compilation of questions and comments received during the Community 

Workshop #2 held on April 29, 2015 from 7:00pm – 9:00pm at the Ralph Thornton Centre to discuss First 

Gulf’s ‘Project 21’. If you have any questions or comments regarding the summary, please contact 

either: 

 
Dana Roebuck 
Development Coordinator 
First Gulf 
Phone: 416-773-7143 
droebuck@firstgulf.com  

 Julia Bubrin 
Public Consultation Coordinator 
Hardy Stevenson and Associates Limited 
Phone:  416-944-8444 ext. 224 
juliabubrin@hardystevenson.com    

 

OR 
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1. Welcome and Project Introduction 

Dave Hardy introduced Dr. Charlotte Young and Julia Bubrin as facilitators and then asked all 
participants to introduce themselves. Dave outlined the agenda and discussed meeting roles and 
meeting courtesies. Derek Goring provided a recap overview of First Gulf’s ‘Project 21’. The Power Point 
slides used in the presentation can be found in Appendix A.  
 

2. Public Engagement Feedback 

Dave Hardy provided an overview of how the comments received about the Public Engagement process 
in Community Workshop #1 were addressed. The goal of Community Workshop #1 was to solicit input 
from the community about the draft engagement plan. He said that the Workshop Summary was sent 
out to all attendees.   
 
He stated that the first Stakeholder Committee meeting was held on Monday, April 20th and the 
amendments recommended at the first Community Workshop were incorporated into the session 
facilitated with the Stakeholder Committee. The Terms of Reference for the Stakeholder Committee was 
amended by adding a ‘vision’. Community members asked for the principles guiding the engagement 
process to be expanded to include ‘Proactively reaching out the community’. This has been done, and an 
example is the Jane’s Walk occurring on May 2nd, 2:00-3:30pm at 21 Don Roadway.  
 
The long list of potential stakeholders recommended by community members was narrowed based on 
criteria also recommended by community members. As a result, 12–15 (individuals and groups) were 
invited and now participate in the Stakeholder Committee.  
 
Dave Hardy said that additional comments heard during Community Workshop # 1 are recorded in a 
format that presents: 1) What we heard; 2) a table of recommended actions that indicates whether First 
Gulf will be implementing the community recommendation; not implement the community 
recommendation or are currently exploring the recommendation.  
 

3. Recap of Project Description 

Derek Goring provided a high level overview of the project for new people attending the Community 
Workshop. He described the property boundaries and answered several questions about which 
properties are to be included in the Master Plan.  As an employment area Derek said the site is expected 
to employ 50,000 office and retail workers. It will be the largest commercial project currently planned in 
Canada. The 60-acre site will include 12-million square feet of office, institutional and retail space. First 
Gulf’s holdings are 28 acres. 

One participant asked: how does First Gulf have the authority to complete a Master Plan for property it 
does not own? Derek responded that land owners covered by the Master Plan have consented to have 
First Gulf take the lead. Under the Planning Act, property owners are allowed to submit an application 
for an Official Plan Amendment on lands it does not own. With respect to City-owned land, First Gulf has 
direction from Council (through its approval of Official Plan Amendment 231) to plan for those lands. 
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The City has an interest in ensuring the South of Eastern Area (which includes the Project 21 lands) is 
developed for employment uses. Lands currently operated as Cinespace Film Studios are also included in 
the master plan area. A participant stated that the approval path will require review by the Toronto East 
York Community Council.   

In a response to a question regarding timing, Derek responded that planning approvals will ultimately be 
tied to the approval of road, rail and river infrastructure works. Once these approvals are in place, land 
development will be driven by market forces over the next 20 to 25 years. Derek expected that the 
infrastructure works should be completed over the next 6 years by 2022. On the influence on timing of 
the Gardner Expressway decision, Derek stated that both the ‘remove’ option and the ‘hybrid’ option 
would require 6 years to construct.   

In terms of other questions, Derek stated that the rail corridor is excluded from the master plan area. 
Employment lands could include a university but not student residences. 

4. Community Assets and Deficits 

Dave Hardy and Dr. Young presented the process for discussing community assets and community 
deficits. Dave stated that the objective of Community Workshop # 2 was to discuss a vision for the site. 
In creating a vision, it is important to know the strengths and weaknesses of the context in which one is 
working. He referred to the Strengths, Weaknesses, Opportunities and Threats (SWOT) discussion tool 
that many communities use when developing a vision. He said, in this case, First Gulf wants to make 
sure they understand the community strengths, weaknesses, assets and deficits. The vision can build on 
the strengths and help alleviate the deficits.   
 
Dr. Young referred to the post-its and wall exercise completed in Community Workshop #1 and said the 
same exercise would be helpful to identify assets and deficits. Once assets and deficits were identified 
by participants, they were posted on the wall for all to see. Dave then led participants through an 
analysis of assets and deficits that were voiced by participants so as to identify themes. 
 
The following is a list of assets and deficits. 
 
ASSETS: 
• Riverdale Park/ Hubbard Park 
• Proximity to future residential 
• Infill development – large scale 

coordination 
• Proximity to neighbourhoods 
• Proximity to downtown 
• Proximity to City 
• Proximity to current residential 
• Proximity to new and emerging 

communities 
• Queen Street Café’s, restaurants, shops 
• Proximity to West Don Lands and Corktown 
• Film District – T.O. Economy 
• An interesting brick factory 

• Surrounding neighbourhoods need to be 
linked 

• Don Valley trails 
• Future employment 
• Big enough to make a difference to the 

whole City 
• Waterfront proximity 
• Route down Broadview, close to downtown, 

nice views 
• River, harbour, lakefront 
• Views to downtown 
• Heritage scale and resources 
• Don River x 2 
• Access to Don Valley Parkway
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DEFICITS: 
  
• Finite boundary in Master Plan, better cover 

area outside the boundary; ¼ km; respect 
what’s by the boundary. 

• Road and rail provide boundaries that are 
costly to breach 

• Transportation corridors N.S.E.W.; 
integration with the larger city ex. What 
happens in Scarborough is relevant here 

• Need for flood protection to be completed 
• Poor river quality 
• Jobs x 2 
• Affordable employment space e.g. 

workshops that are being lost to 
redevelopment downtown 

• Don Valley Parkway, Rail, Gardner 
Expressway and Lake Shore Blvd 

• Don Valley – Gardner link 
• Car dealers/ parking 

• Gardner ramps 
• Connections: pedestrian/ cycle/ auto 
• Lack of connectivity to West Don Lands and 

Corktown 
• Walking and cycling paths 
• Pedestrian/ cycle connection 
• Natural areas e.g. studies show an urban 

area should have 30% natural space to 
offset urban impacts 

• Publically accessible space 
• Parkland x 3 
• Transit (currently) x 3 
• Good retail 
• Connecting to surrounding communities 
• Fine grain road networks 
• Roads through site 
• Community facilities

 

5. Vision 

Dr. Young began this portion of the Workshop by stating, a vision is a high-level, creative, audacious, 
inspirational statement of the future. She said this exercise is an opportunity to think big and not be 
constrained by an inner critic who says things are not possible. She said some of the best breakthrough 
thinking comes from thinking big.  
 
Derek began the ‘vision’ discussion by presenting First Gulf’s current vision for the project and then 
presented the supporting vision elements in a PowerPoint presentation. Vision elements are the 
supports, pillars and sometimes goals needing to be in place so that the vision can be achieved. 
 
The vision statement is: 
 

When we think about cities, we think about people. Where people go and where people 
meet are at the core of what makes a city come alive. 
 
People are the idea on a whiteboard, the imagination in a work of art, the viewer in a 
gallery, and the score in a movie. They are the genius behind the ingredient that ‘made’ 
the dish, and the friendly exchange at a shop. They are the reason we think differently 
today than we did yesterday. 
 
People come to cities with the hope of pursuing their passions in business, art, family, or 
the prospect of meeting someone new. 
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But without a central meeting place where they come face to face with new ideas and 
experiences, boundaries form between people and their aspirations. 
We are about to break down these boundaries by creating a magnetic force that 
grounds people in a central location. Here they will experience a unique mix of 
entertainment, shopping, arts, culture, nature and business. Connected with bike paths, 
walking trails, pocket parks and garden terraces, we will offer connection. The 
connection between entrepreneur and investor, artist and patron, people and place.  
 
We believe the convergence of unique people, experiences and business is the key to 
accelerating human achievement. 

 
The vision elements are: 
 

1. Microcosm of Toronto 
2. Connections 
3. Economic development 
4. Urban amenities 
5. Modern and flexible office and retail spaces 
6. Spectacular parks and public spaces. 

 
Dr. Young began the discussion by requesting participants to either start their thinking by considering a 
blank slate within which a vision could be constructed or start by considering the First Gulf draft vision 
and vision elements. Participants were free to add elements or suggest subtracting elements.   
 
Dr. Young also provided participants with a Worksheet (Appendix B) for noting comments on the 
elements. Dr. Young said that the ‘microcosm element’ serves as an umbrella element so it was not 
included on the Worksheet. Participants were asked to consider: 
 

• Gaps you are noticing for that element. 
• A picture of your hopes and dreams for that element which helps make the site a great place. 
• Ways the element can bolster the community assets and help alleviate community deficits. 
• Terrific employment areas you have been to and characteristics of them. What has worked in 

these other sites? 
 
The following summarizes the ideas, comments and conversation with respect to the vision and vision 
elements for the Project 21 development.  
 

5.1 Connections 
 
Item Yes No Exploring 

Connect the site to the River,  
 
 

 
First Gulf will look for 

opportunities to connect to the 
River, but this may be more 

abstract or visual rather than 
physical, as the Don River is not 
on First Gulf property, and the 
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Item Yes No Exploring 

Don Roadway and the Don 
Valley Parkway are barriers that 

we can’t remove. This 
connection will more readily 

happen through activities 
associated with re-naturalizing 

the Don River. 

Install several bridges over the 
Don River. 

  
 

Offer a car-free zone or plaza 
where people can interact. The 
zone should be an area that 
does not allow truck delivery 
that interacts with pedestrian 
spaces. 

  
 

Aim to get the trucks, couriers 
and taxis off the roadway. First 
Gulf might want to consider the 
NAMBA Parks development in 
Osaka, Japan as an example of 
how to connect with park 
areas.

1
   

  
 

Provide a fine grained street 
network involving short blocks.  

  
 

Consider people who will 
neither drive nor own a car.   

  

Consider thinking about transit 
that could be bigger and more 
functional. The idea of a transit 
hub is good, as is the notion of 
being the main transit hub in 
Toronto. Could the 
development at some point 
offer better service than Union 
Station? ‘Going big’ creates 
more opportunities for bringing 
people to the site using multi-
modal means. 

 
  

Would the site require a shuttle 
to other transportation nodes? 
Consider a bus or rail shuttle to 
Union Station or high speed 
sidewalk. This could be called 
the “Union Gulf Express.” City of 
Tokyo development projects 
connect people quite well.  

 Extensive public 
transit 

infrastructure will 
be in place, 

including direct 
connections to 
Union Station. 

(Hence, no shuttle 
is needed). 

 

                                                
1
 http://inhabitat.com/japans-namba-parks-has-an-8-level-roof-garden-with-waterfalls/ 

http://inhabitat.com/japans-namba-parks-has-an-8-level-roof-garden-with-waterfalls/
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Item Yes No Exploring 

Make the spaces walkable.  
 

  

Consider the future which may 
have different forms of goods 
delivery. For example, if goods 
are delivered by drones, there 
will need to be air corridors as 
part of the development above 
the streets and areas of 
employment. 

 
First Gulf is looking at diverse 

delivery options. Specifics would 
be decided further into the 

future. 

  

Consider other options to 
keeping the Gardiner. There is a 
trend to ‘Toronto-fie’ 
opportunities which results in 
the creativity being filtered out.  

  
 

Gardiner East EA looked 
extensively at all 
potential options 

through a process that 
has already spanned 

many years.  First Gulf 
is supportive of either 
the Remove or Hybrid 
options put forward by 

the EA team and is 
advocating for a final 

decision. 

Allow people to be able to walk 
to the river and put their feet in 
the water.   

 
 

Putting one’s feet in 
the water is out of 

scope. 

 

 
5.2 Economic Development  

 
Item Yes No Exploring 

Consider how to provide opportunities for balancing work life. San Jose, California serves as 
a good example of the type of employment that could be attracted. Employees know that 
the employers provide excellent amenities and benefits. For example, employers could 
provide a rock climbing wall and other activities for employees to go to on their lunch hour. 
People need outdoor spaces as part of employment. This will make the developments’ 
employers attractive to employees and create a place to escape to. 

  
 

With economic development, have a business incubator mindset. For example, the Ryerson 
University incubator is generating entrepreneurial activities around the world.

2
  

  
 

 
5.3 Urban Amenities 

 
Item Yes No Exploring 

Start with a clean slate when considering urban amenities. Anything is possible. 
Amenities should include public bathrooms throughout the site. 

  
 

                                                
2
 http://www.ryerson.ca/ryersontoday/data/news/2015/04/20150417-canadas-top-university-based-business-

incubator-turns-five.html   

http://www.ryerson.ca/ryersontoday/data/news/2015/04/20150417-canadas-top-university-based-business-incubator-turns-five.html
http://www.ryerson.ca/ryersontoday/data/news/2015/04/20150417-canadas-top-university-based-business-incubator-turns-five.html
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Plan for outdoor spaces and recreational amenities for both the summer and 
winter seasons, both winter and summer functionality and climate adaptability. 
For example, it was recommended to factor in more winter activities than just 
skating and a hockey rink.  

  
 

Provide free public WiFi throughout the site versus scattered monopoly owned 
access.   

  
 

A long term detail to 
be worked out at a 

later stage. 

 
5.4 Modern and flexible office and retail spaces 

 
Item Yes No Exploring 

Include all sorts of different types of shops to be part of the retail space, not just the 
international chains. Mom and pop start-ups and a market square should be part of the 
retail mix. This could feature a perpetual farmer’s market or food cart vending centre. 
Examples include street vendors in India, Machu Picchu (getting off the train) Peru and St. 
Lawrence Market. 

  
 

Offer much more spontaneous and exciting shopping options - not like Yonge Street or the 
Eaton’s Centre, but rather more like Bathurst and Dundas area of the City can serve as an 
example. It features street vendors who are working out of shipping containers. The form 
allows small scale and local enterprises.

3
 

  
 

Make office space flexible. Twenty years ago, could we have predicted how we would be 
working now and using office space?  Electronic communications has changed everything. 
We need to think about data delivery and retrieval systems that are not imaginable now. For 
example, Case Western University has communications and data delivery systems that are 
years ahead of the surrounding community.

4
 The international airports are trying to advance 

the same way, for example, WiFi and Hot Spots at the Frankfurt and Amsterdam Airports.
5
 

  
 

 
5.5 Spectacular parks and public spaces 

 
Item Yes No Exploring 

Include canals that link parks and public spaces to the water and a 
return to nature. Rotterdam with its barges and Venice provide great 
examples of how canals are integrated into urban form.  

  
 

Investigating use of water in 
parks and public spaces and 

natural storm water 
management systems (e.g., 

bio-swales).   

Integrate vertical parks into the building design. Milan has high rise 
buildings covered in vegetation that can serve as an example. Every 
balcony has a tree. It includes vertical parks and slow release water 
systems. 

  
 

Make sure the all season uses are considered as part of the park 
planning. Think about how parks and open spaces can be used in the 
winter. Could the space include a dome that would feed into 
sustainability for the whole area? 

 
  

                                                
3
 http://www.scaddingcourt.org/business_out_of_the_box/  

4 http://caseconnectionzone.org/  
5 http://www.businessinsider.com/a-skyscraper-covered-in-trees-and-shrubs-is-rising-in-milan-2013-2 

http://www.scaddingcourt.org/business_out_of_the_box/
http://caseconnectionzone.org/
http://www.businessinsider.com/a-skyscraper-covered-in-trees-and-shrubs-is-rising-in-milan-2013-2
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Offer all sorts of different types of passive and active recreational 
park activity, e.g. even tobogganing. Park and pedestrian design can 
learn from other jurisdictions. In addition to the ‘high-line’ in New 
York, there are also plans for ‘low-lines’. These are parks in old 
abandoned basements and sewers that have sunlight fed into the 
underground system in innovative ways.  

  
 

Construct office towers with multiple exits on a variety of levels. For 
example, there should be exits off the middle floors of a high rise 
office tower as a result of site grading and contouring that would 
make the upper floors closer to the ground. 

  
 

Generally, the intention is to 
have exits on multiple levels.  

 
5.6 New element(s) 

 
Two new elements were discussed: 
 
Item Yes No Exploring 

Add an element to the vision about the energy footprint. The space needs to be 
sustainable and should have the lowest carbon footprint. Planning and architecture need 
to factor in the energy required to operate. 
 

  
 

Add an element about Ecological Design and Low Maintenance Cost. Build with ecology in 
mind, public open spaces and plants that filter the water. The site could incorporate a 
major water reclamation project. It could be a visual amenity. Make use of an integrated 
design process. Think vertically about storing water for cooling and heating. 

  
 

 
5.7 Additional input and ideas 

 
Item Yes No Exploring 

Thinking of the future, the Generation Z economy will be creative, educated and idealistic. 
First Gulf might be wise to begin to engage the younger generation, ages 4 to 15, to get 
their ideas and understand their needs and aspirations.  

  
 

 
 

7. Next Steps 

Dave Hardy closed the workshop by reviewing the subject for Community Workshop #3: infrastructure 
within the parameters of designated employment lands. He then announced the next meeting dates, 
locations and time (see below). He stated that at the next Community Workshop and Stakeholder 
Committee meetings, First Gulf would provide feedback regarding the vision  
 
Derek Goring thanked people for their input and suggestions. 
 
May 2, 2015, 2:00pm-3:30pm – Jane’s Walk 
May 27, 2015 – Stakeholder Committee Meeting #2 
June 17, 2015 – Stakeholder Committee Meeting #3 
June 23, 2015 – Community Workshop #3 – Infrastructure

































































Thank you! 



 

 

Appendix B:  Vision Elements Worksheets and Feedback 
 
Your ideas – to every element 
 

1. New element(s): 
 

 

 

2. Connections 
 

 

3. Economic development 
 

4. Urban amenities 
 

5. Modern and flexible office and retail space 
 

 

 

6. Spectacular parks and public spaces 
 

 

 

  



 

 

New Elements 

 Drone delivery, air corridors.  

 A huge opportunity for “big” thinking and long-term planning – this is a challenge for 
Toronto. 

 An opportunity for a major carbon neutral, fully able to generate the energy required to 
operate. 

Connections 

 Need to consider connections to the river – both human access, plus ecologically, plus 
views. 

 Fly-over bridges (cheap) to enable walking/cycling AM/lunch/PM. 

 The transit hub has the opportunity to be larger, busier, and better than Union Station – 
that should be the goal. 

 The development must be connected closely to the river. 

 Ensure that cars and trucks do not intimidate the access by pedestrians, transit uses on 
cyclists – consider a car-free main level – connected similarly to neighbourhood. 

 Complete streets. 

 Small walkable blocks. 

 Connects to nature. 

 Fine-grained street network. 

 Variety of transportation alternatives. 

Economic Development 

 Perhaps engage the “Generation Z” who will be your tenants. Generation Z = up to age 
16 now in 2015. Can you support the revitalization of construction skills e.g. masons, 
tool and die makers, furniture makers? 

 3D printing. 

 The port lands is Toronto’s future for downtown living – it needs employment 
opportunities created first as the catalyst. This project is the catalyst. It also is the 
catalyst for transit and the generation of future revenue for the city. 

 Have an incubator area = on a mindset that allows it to happen around  site. 

 Media/film uses. 

 Day care. 

 Office spaces for small businesses. 

 Social dev/incubator. 

 Spaces for active uses (gyms/clubs) etc. 

 Mix of/wide variety of commercial uses. 

 Cultural – office, complete spectrum of uses. 

Urban Amenities 

 I support the “infrastructure for healthy, sustainable lifestyles”. Perhaps add an ecology 
component to this.  

 Flexible design and function based on the seasons. 

 Drone delivery. 

 Separated transportation infrastructure (separate bike lanes). 

 Workable feeder streets. 



 

 

 This is currently a “clean slate” – we need to make sure we don’t “Torontory” it and end 
up with something far less than the potential. Cultural, entertainment, and social 
amenities and enterprise must be included as much as possible. 

 Make provisions for different types of amenities – not rents only affordable by 
international chains – mom and pop upstarts promoted. 

 Patios. 

 Weather protection for people walking. 

 Excellence in design. 

 Safe places. 

 Public bathrooms. 

 At grade animation - avoid sterilized spaces. 

Modern and Flexible Office and Retail Space 

 Focus on local businesses, have an opportunity to provide reasonable rents to locals. 
Project 21 won’t be a “destination” if it is full of chain stores.  

 I like Namba Parks in Osaka as a design. 

 Free public Wi-Fi.  

 The world is First Gulf’s oyster, there is the opportunity for a world-leading sustainable 
area – lowest carbon footprint with means no cars. 

 Emphasis on flexibility – the infrastructure support for the modern office was a pipe 
dream 20 years ago – what will the next 20 years bring? 

 Retail should serve as support to office jobs. 

 This is not the place for a big shopping mall. 

 Urban format, boutique retail, no big box. 

 Sustainable space. 

Spectacular Parks and Public Spaces 

 Add an “ecological design” component e.g. integrated water management with treatment 
using plans, a small forest component to offset urban island effect, etc. 

 Important to facilitate connections to the river/harbor/lake front to be able to walk down a 
bank and drop one’s toe in the water. 

 Parks and open spaces will improve the life of those who work and play here and will 
also attach outsiders to the area at all hours. This means there must also be attention 
paid to winter use = winter sports as well as weather protected walkways. 

 Major water reclamation projects for Riverdale storm water. 

 Passive and active spaces, somewhere where people could place bocce at lunch. 

 Important not to have shadows during office hours. 

 Wind – office areas like downtown core can be comfortably windy. 

 Connected, variety of park space. 

 Public bathrooms open year round.  

 4 seasons.  

 
 
 


