








Image 4–14: 
Newer townhouse development

Image 4–16: 
Single family residences between arterial roads

Image 4–17: 
Condominium under construction at Oakwood and Eglinton

Image 4–15: 
Two housing developments on Eglinton West
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Retail Storefront

Image 4–18: 
Types of retail uses and spaces in Planning Framework Study area
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This is the predominant built form in the study 
area. It is the form that gives the area “character”; 
individual businesses and their storefronts are at an 
accessible scale for pedestrian interaction. Signage 
denotes the distinct character of each shop or 
business. 

This building type can be characterized by a 20-30’ 
wide retail space at grade with two or three levels 
of walk-up residential apartments above. These 
buildings make up the majority of the buildings along 
Eglinton West between Marlee Avenue and Dufferin 
Street.

Cultural Importance: 

These buildings house the majority of Little Jamaica’s 
Black-owned businesses and are critical to the long-
term affordability and success of the community. 
As such the removal of this building type should be 
discouraged. 

Growth Potential:

•	 1-3 storey additions/rear additions

These buildings offer potential for sensitive 
approaches to additional density without severely 
impacting main street retail. With few exceptions, 
the lot depths of this type in this area are less than 
the 30m minimum recommended lot depth for new 
mid rise construction. This, in addition to the cultural 
significance of these shops, is  another argument 
for less destructive redevelopment practices such as 
infill, additions, or renovations. 

1-storey retail

2-storey retail+residential

mid rise retail+residential



Image 4–19: 
Street sections comparing recommendations for densification

Image 4–20:
Wailer’s Connection was documented in 2014-2015 as a part of the 
area’s Caribbean visual identity. The clothing store has since closed. 

Image 4–22:
Trea-Jah Isle Records

Image 4–24:
A building shared by a Caribbean tailor and a payday loan company

Image 4–23:
Oakwood LRT being built where Gus’ Tropical Foods once operated

Image 4–25:
Another style of the retail-residential type. Storefront is set back 
creating a small parking lot between shops and the street

Image 4–21:
1, 2, and 3-storey Caribbean-operated businesses
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Eglinton Connects Recommendation

Recommendation for Incremental Densification
Alternative approach to densification and 
Neighbourhood Transition Areas: up-zone 
properties on streets immediately north and 
south of Eglinton

Neighbourhood Transition Area
for new midrise development (laneway 
requiring demolition of residential property)

New midrise development requiring retail  
storefronts to be demolished

Incremental additions/
infill to buildings on 
Eglinton West

Eglinton St West

Eglinton St West



Large Low-Density Commercial Properties and Open Spaces

Image 4–26:
Map showing existing low-density commercial spaces and parking lots
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Large low-density commercial properties 
These sites contain shops, services, and businesses, 
and have a lot depth that can accommodate mid-
rise or even high rise development. Businesses on 
these sites are often corporately owned, rather than 
independently owned, though not universally. 

This type can be characterized by 30’ to 100’ + wide 
lots with retail at grade and range between 1 and 2 
storeys. 

Cultural Importance: 
The cultural importance of these buildings is low 
since they consist of non-Black owned corporate 
retail that can more easily relocate during a 
redevelopment process.

Growth Potential: 
Mid-Rise to High-Rise, depending on the location: 
These buildings offer great potential to be 
redeveloped into mid-rise or high-rise buildings that 
promote the Eglinton Connects initiative of transit 
oriented density.

Green P Parking lot(s), Expropriation of Existing 
Building Stock

Cultural Importance: 
Publicly owned land is critical in maintaining 
accessibility and affordability for the residents of 
Little Jamaica.

Growth Potential: 
The City of Toronto has increased capacity to 
leverage public land for more affordable housing 
and additional community services, such as parks, 
affordable retail, community centres, and seniors 
housing.

We also recommend that Green P Parking lots 
be designated for temporary retail uses during 
construction (see Image 2-14).

large low-density commercial property

parking lot



Image 4–27: 
Convenience store with a parking lot at Eglinton near Dufferin

Image 4–29: 
The Beer Store on Oakwood

Image 4–31: 
The Eglinton streetscape features a few larger commercial buildings

Image 4–28: 
Car dealership and auto body shop

Image 4–30: 
Reggae Lane culminates in a Green P Parking lot

Image 4–32: 
Streetside parking offers space for developments or greenery
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4.3	 List of All Recommendations 
BIA Relationships:
1.1.1 Amend the York-Eglinton BIA Strategic 
Plan to ensure the support of Black businesses 
is highlighted as a key priority;

1.1.2 Intervention and greater oversight 
from the City of Toronto to ensure proper 
governance until trust is restored.  Limit the 
length a BIA Chair can serve in the position 
continuously and create pathways for business 
owners to apply for leadership positions;

1.1.3 Eglinton Hill, Fairbank Village and York-
Eglinton are to consult with Black businesses 
and provide statements detailing how Black 
businesses are to be involved in the decision 
and implementation processes;

1.1.4 Toronto City Councillor Josh Matlow 
to clarify the ownership and stewardship of 
Reggae Lane and any future plans of the space. 

1.1.5 The Economic Development and Culture 
Division should look to create a Black business 
sub-committee on the Eglinton Hill, Fairbank 
Village York-Eglinton BIA boards to represent 
and speak to the needs of the Black business 
owners in Little Jamaica;

1.1.6 The General Manager, Division Head of 
the Economic Development and Culture Division 
should implement an outreach and recruitment 
strategy to increase participation of Black 
business owners on both BIA boards, in tandem 
with board governance training; 

1.1.7 Revisit the Board of Management 
Procedures and release the York-Eglinton 
BIA four-year strategic plan with identified 
implementable action items;

1.1.8 Rebrand and officially rename the area 
of Eglinton Ave West from Marlee Ave to Keele 
St from the currently named “International 
Market” to “Little Jamaica”;

1.1.9 The Eglinton Hill, Fairbank Village and 
York-Eglinton BIA should undertake streetscape 
beautification projects to highlight Little 
Jamaica’s heritage, add Afro-Caribbean cultural 
public art, and maintain a neat and tidy 
appearance where possible during construction;

1.1.10 Create a Little Jamaica website that would 
provide visibility and marketplace for business 
owners in Little-jamaica, have information 
on Black businesses that operate in Little 
Jamaica and an opportunity to promote local 
Black-owned business growth and long-term 
sustainability;

1.1.11 Make municipal funding directly available 
to local Black business groups to recognize that 
the current funding model perpetuates systemic 
barriers.

LRT Construction:
1.2.1 Metrolinx must make financial 
compensation paid directly to businesses 
for construction impacts.  The level of 
compensation should be equity-based, and take 
into account any effects of systemic anti-Black 
racism faced by Black business owners,

1.2.2 Open the LRT in phases to mitigate 
construction delay, and clean up construction 
waste and equipment from sidewalks. 

1.2.3 More temporary parking locations and/or 
relaxations on parking enforcement. 

1.2.4 Rental assistance, and a moratorium on 
commercial evictions extended for the duration 
of construction; and

1.2.5 Ensuring that loans and financial supports 
are available to all struggling businesses, 
including those who may be unable to pay 
taxes.
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1.2.6 Developing policies aiming to retain 
existing tenants when commercial properties 
are sold, namely first right of refusal.

COVID-19:
1.3.1 The City of Toronto apply a systems 
approach to its COVID-19 recovery and efforts 
to address systemic anti-Black racism, by 
focusing on the development of a sustainable 
Black ecosystem and Little Jamaica’s potential 
role in the said ecosystem;

1.3.2 All efforts related to addressing COVID-19 
recovery and anti-Black racism be tied to 
measurable policy outcomes; and as it relates 
to anti-Black racism - proposed solutions should 
be embedded in the policy framework of the 
City;

1.3.3 Review the current socio-economic state 
of Little Jamaica through an anti-Black racism 
analysis, for matters relating to COVID-19 
impacts, BIA governance and the effects of the 
Crosstown LRT construction relative to other 
impacted areas;

1.3.4 The City of Toronto and intergovernmental 
partners support Black serving organizations to 
provide culturally appropriate training to:

•	 help transition business operations 
online, including the provision of the 
necessary hardware and internet 
resources; and 

•	 ensure business readiness for 
procurement and other funding 
opportunities.

Eglinton Connects:
2.1.1 The City of Toronto’s City Manager 
must direct the City Planning and Economic 
Development and Culture Divisions to 
collaborate on these studies, to ensure that 
public consultations are jointly delivered and 
that the subsequent studies are developed 
in tandem to compliment each other. 
Development of the studies must include 
targets, timelines, and the allocation of 
necessary resources.

Economic Development 
Study:
2.2.1 Assess the tangible and intangible cultural, 
economic, and historical assets brought to 
the area by the presence of the Black-owned 
businesses and how these can be leveraged to 
drive economic growth;

2.2.2 Create an inventory of land assets along 
Eglinton Ave West, including identification of 
public land;

2.2.3 Assess the financial contribution of Black-
owned businesses to their respective BIAs 
relative to (1) money spent on promoting their 
goods and services, or (2) any other benefit 
received from the expenditure of BIA funds;

2.2.4 Explore the feasibility through a pilot 
project for implementing an economic 
development model which leverages business 
spaces, such as barbershops and salons, as 
extensions of the public realm (as contemplated 
by the recommendation in the 2017 York-
Eglinton BIA Economic Scan);

2.2.5 Assess the opportunities to establish Little 
Jamaica as an economic, cultural, and social 
hub, including, but not limited to: 

•	 An assessment of the economic 
impact for the local and broader Black 
community from establishing dedicated 
coworking and business incubation 
spaces to support local talent and skills 
development;

•	 An assessment of the economic 
impact for the local and broader Black 
community from the establishment of 
cultural industries and events as an 
economic driver; and

•	 An assessment of the tourism and 
economic benefits associated with the 
brand “Little Jamaica”;  

2.2.6 Explore the feasibility of using a 
“legacy business designation” to mitigate the 
displacement of existing businesses due to rent 
increases;

2.2.7 Identify the barriers and opportunities to 
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property ownership by Black business owners in 
Little Jamaica;

2.2.8 Assess the general economic impact of 
relocating existing annual African/Caribbean 
cultural events held in Toronto, for all 
businesses in the geographic area referred to as 
Little Jamaica; 

2.2.9 Implement a pilot project to test the 
findings of the Economic Development Study, 
including community-led initiatives to inform 
the development of a five-year economic 
development strategic plan;

2.2.10 Establish a five-year economic 
development strategic plan for Little Jamaica 
in consultation with local residents; BIAs; and 
community organizations; including targeted 
consultations for Black communities and Black 
serving organizations;

2.2.11 Explore options to mitigate the 
displacement of Black-owned businesses during 
any future construction, such as establishing 
temporary and/or long-term spaces akin to the 
Business out of the Box (BOB) initiative;

2.2.12 Ensure that the City of Toronto’s 
community benefits framework is embedded 
in the economic development strategic plan 
to leverage future economic development 
opportunities for residents of equity seeking 
groups including for: job and opportunities; 
social procurement; neighbourhood and 
environmental improvements, and provisions 
for accountability, monitoring and reporting; 
and   

2.2.13 Ensure that the economic development 
strategic plan aligns with the actions outlined in 
the Toronto Action Plan to Confront Anti-Black 
Racism, in particular:

•	 Action 7. Improve the quality 
of recreation services for Black 
Torontonians;

•	 Action 15. Support Black-owned 
businesses to better compete and thrive 
in Toronto;

•	 Action 20. Make City spaces more 
accessible and welcoming to Black 
Torontonians; 

•	 Action 21. Invest in Black arts and 
culture.

Cultural Events:
2.3.1 Provide financing support

2.3.2 Provide logistical support (ex. more 
relaxations on parking enforcement) 

2.3.3 Make improvements to neighbourhood 
cleanliness and safety during construction

2.3.4 The City should provide public 
communications that Eglinton West is a safe 
place for visitors.  

Planning Framework Study:
Addressing Gentrification: Increasing 
Affordable Commercial Space

2.4.1 Commercial spaces in new developments 
with usable areas over 500sq.m. should include 
at 20% of that space to be sold or leased below 
market rate;

2.4.2 The City should hold Metrolinx 
accountable to their 2015-2020 Sustainability 
Strategy, Goal # 5 to “Enhance Community 
Responsibility”;

2.4.3 Provide priority for existing businesses 
to relocate in commercial spaces within new 
developments; 

2.4.4 Small-scale storefronts should be 
established at the green P lot at Reggae Lane;

2.4.5 The area of new retail spaces should be 
restricted, so that the spaces can be affordable 
and accessible for existing small businesses and 
new start-ups.

Addressing Gentrification: Mid-rise 
Development that Retains Existing 
Commercial Spaces

2.4.6 Include an analysis of the built fabric and 
urban space of Little Jamaica, that documents 
existing commercial places with cultural value;

2.4.7 Recommend revisions to zoning bylaws 
and planning permissions to allow for increased 
density on streets adjacent to or intersecting 
Eglinton, and promote mid- rise development 
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on larger lots and sites with less cultural and 
historical significance to the community. 

2.4.8 Recommend policies, guidelines and 
incentives that preserve existing retail 
storefronts by encouraging infill development 
and incremental additions

2.4.9 Suggest zoning and planning revisions 
to allow for less disruptive approaches 
that achieve the intended outcomes of the 
Neighbourhood Transition Areas put forth in 
Eglinton Connects, while taking into account 
local lot orientations and geometries. 

2.4.10 Restrict the width of the frontage of new 
retail spaces to allow for an animated street 
wall that encourages pedestrian activity; and

2.4.11 Develop guidelines for how retail spaces 
can be better designed to accommodate 
physical distancing measures in the event of 
another pandemic, with the full input of local 
businesses. 

Addressing Gentrification: Affordable 
Housing

2.4.12 Implement the City’s inclusionary 
zoning (IZ) policy for all market-rate housing 
developments so that at least 30% of units in 
new high-density development areas be priced 
below market rate permanently (at rates geared 
to the median household incomes of existing 
local residents);  

2.4.13 In addition to implementing a more 
aggressive IZ policy, forming partnerships 
outside of the private sector to develop 
housing;

2.4.14 Prioritize the use of public land (ex. 
Green P parking, Beer Store) for non-profit 
housing development, and maximizing 
opportunities for non-profit developers to build 
on these sites;

2.4.15 Provide funds for the preservation and 
retrofitting of existing affordable rental stock, 
while enforcing policies to prevent renovictions 
and eviction due to COVID-19; 

2.4.16 Develop initiatives to integrate new 
construction with career development programs 
in the trades;

2.4.17 Prioritize Little Jamaica when securing or 
making use of funding for affordable housing 
development and retention obtained from 
provincial and federal levels of government; and

2.4.18 Expropriate privately-owned lands 
available for development, and developing non-
profit housing or community spaces on those 
sites

Addressing Cultural Erasure

2.4.19 Create an inventory and architectural 
study of buildings, urban spaces, and 
businesses of cultural importance to be 
preserved, in collaboration with local Caribbean 
businesses and members of Toronto’s 
Caribbean community;  

2.4.20 Create a holistic plan for the design of 
culturally significant public spaces throughout 
the boundaries of the study, with the full 
involvement of local residents.  

2.4.21 Expand Reggae Lane, and the adjacent 
Green P parking space into a formalized public 
space, to better accommodate programming 
suggested in “Cultural Events”;

2.4.22 Design the streetscape and other public 
spaces in the study area to accommodate 
programming and events that specifically 
celebrate the Caribbean community and 
generate revenue for local businesses

2.4.23 Leverage funds from the future 
Community Benefits Charge to support 
culturally inspired improvements to parks and 
recreation spaces, and involve the Caribbean 
community in the visioning and creation of 
these spaces.

Addressing Infrastructure and Roadwork

2.4.24 Incentivize construction of seating and 
other street furniture along the sidewalks 
and boulevards where possible, to provide a 
comfortable pedestrian experience;

2.4.25 Engage local businesses in discussions 
of how public sidewalks and streetscapes can 
be improved to better accommodate social 
distancing measures in the event of another 
pandemic like COVID-19;

63



2.4.26 Encourage provision of signage, maps, 
and directories of Caribbean businesses within 
LRT stations and the broader transit network 
to encourage foot traffic from stations to 
businesses along Eglinton;

2.4.27 Encourage streetscape design that 
increases pedestrian safety. Streetscape design 
should consider lighting, separation from traffic, 
and sightlines for vehicles and pedestrians. 
Work closely with Black-owned businesses and 
community members to develop streetscape 
design; and

2.4.28 Provide guidelines to ensure visual 
prominence of public spaces and public art 
from LRT stations to draw foot traffic along the 
street.

Future Implementation and Phasing

2.4.29 Duration of construction: In each 
neighbourhood on Eglinton West, the duration 
of construction should be kept to a minimum.  
Establish penalties for delayed construction, 
with proceeds going to businesses affected.

2.4.30 Phasing: Future construction to 
implement Eglinton Connects should be phased 
so that disruptions to foot traffic are local and 
temporary.  The city should provide temporary 
parking locations or relaxations on parking 
enforcement.  The city should also involve Little 
Jamaica business owners in discussions with 
regards to the duration and sequence of future 
construction. 

2.4.31 Hoarding and management of 
construction waste: Contractors must be 
responsible for keeping sidewalks clean 
and safe for pedestrians, storing waste and 
equipment away from public spaces, and 
ensuring that hoarding as much as possible 
does not block storefronts.  If obstructive 
hoarding is absolutely needed, then the 
hoarding should be designed to promote public 
art and local culture.  
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