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Our last party was epic.  It was held on October 27th, 2007 and the old crew from 
Studio 130 reunited to host a farewell bash celebrating Halloween called ‘Get Gone!’  
That night we had two bars going in the loft, the same usual funk DJ as well as 
a line-up of  indie bands that Cam had arranged.  He had removed the wall and 
window facing the dance fl oor from my former bedroom and turned it into a stage.  
It was fantastic.  And if  there was any damage done to the place that night it was 
certain no one was going to be complaining about it.  The kitchen was naturally turned 
into a bar, and Matt’s room was where the second bar was after his window and a 
portion of  the wall were removed to make a transaction counter (made from an old 
kitchen counter we found outside).  Tanya and I mixed up corn starch and water with 
red food colouring and poured the goopy batter down all the walls making it look like 
they were bleeding.  While it was a fi tting decor for the occasion, it was also symbolic 

Get Gone Invite.Fig. K. 

October 2007

The Last Hurrah
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Get Gone, :pmFig. K. Get Gone, :amFig. K. 

Get Gone, :amFig. K. Get Gone, :amFig. K. Get Gone, :amFig. K. 

Get Gone, :amFig. K. Get Gone, :amFig. K. 

Get Gone, :pmFig. K. 

Get Gone, the day after.Fig. K. 
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of  the pending amputation of  the West Wing.  Certainly the building’s beautiful soul 
was in so much pain.  In our minds, it really was the end of  an era, so that’s how we 
partied.  Our loyal patrons dressed up in outlandish costumes, people always arrived in 
great costumes at our parties.  
   Over at 113 in the west wing, Michael Toke threw his own Halloween bash on 
the day itself.  He fi ttingly called it ‘The End of  Days’.  By this time, the car wash 
in front of  our secondary entrance suddenly disappeared and information surfaced 
that Baywood had planned to expand the Bohemian Residences onto this adjacent 
property now surrounded by hoarding.  The words painted along the hoarding wall, 
“Mr Gorbachev, tear down this wall,” were perhaps synonymous with the restless and 
frustrated sentiment of  the community toward the powers that be. 

 Fig. K. Left, Grafi ttied hoarding 
around carwash property.

 Fig. K. Top right, Bloody walls on the 
bathroom.

 Fig. K. Bottom right, Bloody bedroom 
windows.
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Displacement

Since the arrival of  the renovated Drake and Gladstone Hotels, the displacement 
of  many small businesses and residents has become a reality for Queen West locals, 
further perpetuated by the approval of  intense development proposals in 2007.  
In their conceptual stages, both the Drake and the Gladstone were previously 
SRO’s (single room occupancy) that housed low-income daily and weekly renters, 
some people for instance had been living at the Gladstone for years.  The growing 
pains particular to the Gladstone Hotel are followed in a documentary called Last 
Call at the Gladstone Hotel which shows how the intentions of  the Zeidler family 
to gradually renovate the historic hotel without evicting renters are compromised 
by insurance problems and extensive building repair resulting from the previous 
landlord’s neglect to maintain the building.  In the end, the low-income renters are 
displaced and management helps them to relocate. 

 
Ep i logue

Appliance stores with Fig. . 
for lease signs in the windows.
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 Previously mentioned in this text are the closures of  several art galleries 
along Queen Street once property values in the area began to climb around 2005.  
Several more galleries have since closed or left the area including the DeLeon 
White gallery at 1096 Queen West where a bar called Nyood now operates.  
Other galleries that left the Arts and Design District since 2005 include LBT Art 
Studio at 1118 Queen St., Loop Gallery at 1174 Queen St. which has relocated to 
Dundas West near Dovercourt, and Greener Pastures Contemporary Art Project 
at 1188 Queen St., where a salon and spa operates in its place.  The Engine 
Gallery moved to Mill Street in the Distillery District.  Omy Gallery moved to 
Dundas West and another gallery called the Beverly Owens Project took over 
their old space at 1140 Queen St.  Adversely, several new galleries have opened 
in recent years on the strip between Dufferin and Fennings.  Additions include 
Alexandre Studio, Board of  Directors (an affi liate gallery to Katherine Mulherin 
Contemporary Art still on Queen), and David Kaye gallery, which moved into the 
rear retail space of  the Starbucks.  De Luca Fine Arts moved in above Woolfi tt’s 
Art Supply while re:Pro, Fly and Median Contemporary Art galleries have also 
arrived on the Queen West scene.  Thrush Holmes Empire a high-end art gallery 
shares the building at 1093 Queen St. with the Bohemian Embassy Showroom 
and two boutique furniture stores.  The Toronto Fashion Incubator, a reputable 
not-for-profi t organization that nurtures young talent, had previously occupied 
the Bohemian condo showroom space since 1999.  When Baywood Homes, the 
Bohemian Embassy’s developer, refused to renew TFI’s lease in August of  2007,1 
this small designers outfi t had to relocate and moved to Exhibition Place with the 
help of  local councilor Adam Giambrone.  The United Way has also moved out 
from this building leaving behind vacant space.
 Further to galleries, other businesses have also left the locale, for instance 
Mercer Union an artist run contemporary art organization previously located at 
45 Lisgar, has now moved to Bloor Street West.  Boutique retail stores Kingly and 
Studio Brillantine have picked up and traveled west down Queen into Parkdale.  
As well, Imar Steel the steel company that occupied Abell’s west wing moved to 
Atomic Ave in Etobicoke after eviction.  The departure of  all of  these businesses, 

Toronto Fashion Fig. . 
Incubator in  at  
Queen Street West.

Bohemian Embassy Fig. . 
showroom in  at  
Queen Street West.





in addition to the out-migration of  Abell residents from the west wing (soon to be 
followed by the rest of  the building), is rapidly and dramatically turning over both 
the business and resident populations of  this area.  A scarcity of  studio spaces 
now exists in the area as the affordable light-industrial buildings disappear and the 
retail storefronts along Queen Street that served as exhibition space have become 
too expensive for many homegrown businesses to afford.  As will be shown 
below, it is plain to see what was once a conglomerate of  properties providing 
thriving production space within the Triangle is now being eaten up one at a time 
by developers.  It is clear from the arts progression mappings shown earlier in this 
book, that the Triangle area’s artistic activity actually peaked in 2005 (see fi gure 
3.24).
 Additionally, the number of  bars in the area continue to multiply, much to 
the distain of  Queen Beaconsfi eld Resident Association which formed in 2005 
upon arrival of  the Beaconsfi eld bar at a time when the only other bars on Queen 
Street in this stretch were the Drake and Gladstone.  The Beaver, and Unit two 
bars beside the Gladstone as well as Lot 16 next to the Drake and the Social are 
drinking establishments that arrived on scene soon after the Drake and Gladstone 
were re-launched, when the area was at its zenith.  Now at least 13 bars are located 
within only three blocks creating an area that is not only a nightlife destination 
in the city, but also an international tourist destination.  This change has meant 
enormous grief  for local residents concerning their quality of  life, not to mention 
their quality of  sleep.  Three Abell residents describe their diminished enjoyment 
of  the neighbourhood in recent years:

We moved away because the infl ux of  night-clubbers was extremely 
unpleasant on Thursday through Saturday. Drunk, aggressive people 
behaved as if  they had license for rudeness...A few nightclubs don’t defi ne 
the surrounding neighbourhood. These partygoers behaved with such 
entitlement and belligerence, as if  they owned they area and the people 
in the neighbourhood were visitors. Transportation in and out of  the area 
became diffi cult, and we couldn’t afford to drink with our friends in the 
area. We resented these changes and moved out of  the area.

Sign indicating Imar Steel’s Fig. . 
move.

Another business leaves the Fig. . 
area due to eviction.
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It quickly became pseudo-gentrifi ed, i.e. clubs opened & suburbanites 
started coming here on weekends to go to the clubs. It’s become a bit like a 
summer vacation town, in the way that locals frequent the establishments 
during the week, and outsiders push the locals out on the weekend. They 
illegally park in our lot and literally vomit & urinate in the area while they’re 
drunk. 

It’s getting trendier and trendier. More loud drunk people in the parking 
lot on weekends. [Before] There seemed to be a better mix of  old 
neighbourhood shops and trendy boutiques/galleries than there is now. 
Once the appliance stores go there won’t be much of  anything left that’s 
more than four years old.

In their blog, the Queen Beaconsfi eld Residents Association have an interesting 
response about the proliferation of  bars in the neighbourhood to those suggesting 
moving out is the only answer.  They fi nd this position to be anti-urban saying 
that while a vibrant city lifestyle may be louder than the suburbs, it doesn’t mean 
urban dwellers forfeit their right to sleep.  Since the fi ght to limit the number of  
liquor licenses by the AGCO (Alcohol and Gaming Commission of  Ontario) 
has resulted in little headway, the residents group has taken to speaking with bar 
owners to reduce noise disturbances, and managed to put a stop to the opening 
of  a proposed night club with an outdoor patio planned above the Social where 
the Spin Gallery once was.2  This instance is further proof  that a community must 
speak up in order to effect any infl uence over matters of  concern important to 
their residents.

Belly up to the bar, poster in Fig. . 
West Queen West.

Too many liquor licences are Fig. . 
driving out local residents.
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Although highly criticized, the surreptitious deal negotiated by the City with 
developers in July of  2007 secured several benefi ts to the community.  In the 
interest of  achieving a greater mix of  uses on the subject lands, more commercial 
space was secured as well as public green space.  Five percent of  48 Abell and 
1171 Queen’s land value will go toward creating the new public park at 90 Lisgar, 
land also incidentally owned by Baywood Homes, the Bohemian Embassy’s 
developer.  An increase in building setbacks granted to the City would also allow 
for more light along Queen Street3.  
 Baywood agreed to give the City $500,000 toward the purchase of  artist 
workshops in the Queen West Triangle.  On 48 Abell’s north lane, planned to be 
a pedestrian mews, 6 out of  9 proposed artist workshops will be offered to the 
City or an arts organization by developer Verdiroc.  
 In October 2007, as the last of  Abell’s west wingers vacated the premises, the 
City struck another deal, this time with Landmark Developments.  In an agreement 
that also included Artscape CEO, Tim Jones, and Landmark Developments, the 
developer for West Side Lofts at 150 Sudbury promised to sell 70 condo units 
from the building, an equivalent of  56,000 square feet of  space valued at $19 
million, to not-for-profi t organization Artscape for a discounted cost of  $8.4 
million dollars.4  In turn, Artscape plans to rent or sell these units to artists at 
a discounted rate, funded by selling off  some of  these condos.  According to 
Jones “to make the deal work, Artscape pioneered a new self-fi nancing model for 
affordable housing development that achieves affordability for renters without 
requiring government assistance.”5  
 The City’s proposed theatre at historic Carnegie Library located at 1115 Queen 
West also gained fi nancial backing from this deal.  Landmark agreed to provide 
$1 million dollars to help renovate the building into a performing arts hub and 
$250,000 for the relocation of  the Toronto Public Health offi ces currently located 
there.  The City will then receive free leasing of  10,000 square feet of  at-grade 
rental space for the Health Offi ces in developer Medallion Corporation’s 7- and 
14-story rental building at 45 Lisgar Street, yet another approved development in 

Compromises and Victories

Th e DeLeon White Fig. . 
gallery at  Queen Street 
West.

Once a gallery, now Fig. . 
a bar called Nyood at  
Queen Street West.
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Triangle.6  Despite the long community struggle against developers, certainly some 
good has come out of  the City’s agreements, results that would not have come to 
light without the arduous effort and involvement of  Active 18’s dedicated group 
of  residents.  On a related note, Active 18, tired of  waiting on the City, has carried 
out a heritage study along Queen Street West to prevent other neighbourhood 
treasures from falling to the same fate as Abell.  They also have another charette 
in the works for what they are calling the ‘Northwest Triangle’ north of  Queen 
along the rail line, this time hoping to create a vision that preempts development 
plans.
 Additionally, after all was said and done with Active 18’s legal involvement in 
the hearings, something wonderful happened.  Instead of  quietly placing their 
proposed applications at the City’s door, property owners have begun speaking 
directly to Active 18 about their proposed buildings in early design stages, before 
applying for building permits.  As a result of  Active 18’s activism, a dialogue had 
now been established between the community and developers.  These developers 
have started caring about what they bring to the table, or at least they have 
started caring about what the community thinks about their proposals.  Residents 
were fi nally given the opportunity to provide their feedback to developers and 
to take ownership over the planning decisions made in the West Queen West 
neighbourhood before receiving City notices for community consultations. 
 Further to these breakthroughs, the community will benefi t from new parkland 
in the Triangle located on the property east of  48 Abell, behind the existing Post 
Offi ce.  As well, the ground plane of  the main 3 Triangle developments will be 
publicly accessible private land.  A Queen West Triangle Public Space Charette 
was held by Active 18 on March 2, 2008 to fi eld ideas from the community of  
how to program the interconnected series of  public spaces resulting from the 
developments at 48 Abell, 1171 Queen, and 150 Sudbury streets.  The presence 
of  the Triangle developers at this charette, alongside residents, artists, city 
offi cials, and concerned professionals7 is a positive sign of  progressive planning 
for Toronto.

 Fig. . Opposite, Active  Public 
Space Charrette poster created by Levitt 
Goodman Architects.
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Northcote Park Option Plan Lisgar Square / Gladstone Plaza Park Option Plan

Section View

Active 18 Proposal Active 18 Proposal

#’s on buildings = number of storeys

C I V I C  S P A C EU R B A N   P A R K

#’s on buildings = number of storeys

O P T I O N  BO P T I O N  A

Levitt Goodman Architects
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Street 
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CNR Lands
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Ac t ive  18 Proposal  ( foreground)

Ac t ive  18 Proposal  (d istant)

Developers  Appl icat ion
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      ALTERNATIVE 
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Active 18 Proposal - section cut through Queen West Triangle





So many people want to live in the locality that it becomes profi table to 
build, in excessive and devastating quantity, for those who can pay the 
most.8

Throughout the OMB and well afterward, the City continued to be fl ooded 
with building applications around or in the Queen West Triangle.  Half  of  the 
applications in queue belong to Baywood Homes, the developer building the 
Bohemian Embassy.  They have an 8-storey building planned for 1155 Queen 
Street West where Queen’s Car Wash used to be, and another 8-storey building 
planned across the street from the Gladstone at 1181 Queen Street West, where 
the Country Site plaza is located.  Another Baywood condo project, this one 9 
storeys tall, is planned for the southwest corner of  Queen and Dovercourt facing 
the Great Hall where their new condo showroom relocated.  This will entail the 
displacement of  more businesses once that building is demolished.  One more 
Baywood application of  15 storeys with a grocery store at grade, proposed at 
2-90 Lisgar will be facing the new park.  Now under construction, the Bohemian 
and former car wash sites were sold to developers Pemberton Group after an 

Application Aftermath

 An array of  ideas and uses for this network of  spaces were suggested during 
the course of  the public space charette.  Some common threads served to 
identify priorities such as the blurring of  boundaries between property lines and 
the importance of  a prevalent cohesive design style reinforcing the connectivity 
of  spaces.  Multi-generational access was important so that all citizens will feel 
welcome to the park and the spaces connected to it.  As well, day and night use 
must be considered and safety ensured with ample lighting incorporated into the 
design.  Programmatic park elements were also considered including potential 
use as a farmer’s market, a stage or amphitheatre, an exhibit space, provision of  a 
bread oven/kiln, etc.  Participants to the charette also expressed the importance 
of  including artists and arts programming throughout the realization of  the 
park.

West Side Lofts Fig. . 
building dwarfi ng  Abell.

Construction of Fig. . 
the fi rst of two West Side Lofts 
buildings is well underway.
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Art Condos at / Fig. . 
Dovercourt Road.

8-month delay in the construction.  Currently the three latter developments (1181 
Queen, 1093 Queen, and 2-90 Lisgar) are on hold or for sale as of  October 2009.9  
Baywood has also been granted leave from the related OMB hearings.
 The construction of  the West Side Lofts building at 150 Sudbury is 
well underway, however this property also changed hands, from Urbancorp 
Developments to Landmark Developments.  The exterior facades have undergone 
an entire redesign and additional fl oors were squeezed into the overall permitted 
height allowance.  A 7-storey building by Streetcar Developments is approved 
by the City for construction at 2 Gladstone Avenue, just west of  the Gladstone 
Hotel.  Another development at 40 Dovercourt Road called ‘Art Condo’ is 
approved for construction of  an 11-storey building by Streetcar Developments.  
Developers Medallion Corporation have a 14-storey rental building on a 7-storey 
base planned for 45 Lisgar Street as a continuation their mid-rise rental building  
‘Marquee’ at 55 Lisgar built in the early 2000’s.10  Although no application has 
been made to the City, Ben Woolfi tt owner of  Woolfi tt’s Art Supplies at 1153 
Queen West, has plans for a private art museum, yet to be announced. 
 With Abell’s west wing a distant memory, foundations were laid for the 
affordable housing tower at 48 Abell in the fall of  2009.  Eviction of  remaining 
residents is only a matter of  time.  Once the developers are through with the 
Queen West neighbourhood, it will be diffi cult to recognize from its former self  
as the affordable local arts enclave it once was.

Ads for lofts at  Gladstone.Fig. . 

New foundations poured at Fig. . 
 Abell’s former west wing.  View from a 
hole in the window of building stairwell.
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18-22 stories

14-17 stories

10-13 stories

6-9 stories

1-5 stories

New parkland

New Developments in West Queen West since .Fig. . 

New Developments in West Queen West since 2005 

Under construction/ complete

Queen West Triangle boundary
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ADDRESS  DEVELOPER  STORIES  UNITS  TYPE  STATUS

48 Abell Street  Verdiroc Development Corp. 18 & 14  300 condominium  under construction

    on 8 storey base 180 aff ordable housing 

1171 Queen Street West Pemberton Group 8 & 20 storeys  325 condominium  under construction

    on 8 storey base

150 Sudbury Street Landmark Developments  18 & 8  573 condominium  under construction

      70 aff ordable artist 

1155 Queen Street West  Baywood Homes 8 storeys  40 condominium  under construction

45 Lisgar Street Medallion Corporation 14 storeys  325 rental units  approved for construction

    on 7 storey base

2-90 Lisgar Street Baywood Homes 15 storeys  334 condominium proposed on hold/ for sale

2 Gladstone Avenue Streetcar Developments 7 storeys  60 condominium  approved for construction

40 Dovercourt Road Silverburg Line Canada Inc. 11 storeys  118 condominium  approved for construction

1181 Queen Street West Baywood Homes 8 storeys   65 condominium  on hold/ for sale

1093 Queen Street West Baywood Homes  9 storeys  107 condominium  on hold/ for sale   

   

Status of Applications in West Queen West 2010

Status of Applications in West Queen West .Table. . 
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Application infl ux montage.Fig. . 
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In the previous two years it had felt like this building, our building at 48 Abell was 
slowly being pried from our hands.  These were the same hands that had held together 
around it in a gesture of  love.  But then, Abell’s death sentence was delivered.
   Seeing Abell’s west wing come down was like watching a pack of  lions attack an 
elephant, a great beautiful majestic elephant.  First the beast was bullied before it 
became worn out trying to avoid its fate, and then when its life was taken away, the 
heart stopped beating.  Weeks went by while one by one, Abell’s west wing studios 
were ravaged for any goods left behind.  The windows were removed and then the 
demolition claw fi nally had its way with the gutted building carcass as though it 
had been kept waiting, tearing and scraping away. The enormous steel and timber 
columns and beams that made up its spine were picked apart and set aside.  The claw 
continued to chomp at the building, each time reducing more of  it to piles of  rubble.  
Pieces of  its life lay around in carnage.  Clothes strewn around.  A deformed arm 
chair.  A pendant light.  A skate.  Some painted pieces of  wood.  A mirror.  Shoes.
  
It was heartwrenching and I cried.  It really was the worst Christmas ever. 

December 2007

Worst Christmas ever.

Random installation beside Fig. L. 
Abell’s boarded up west wing.
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 Fig. L. Opposite, Home.

Bye Bye.Fig. L. 

My home, my home... Why have you forsaken yourself?Fig. L. 

View of Gladstone beyond pile of bricks.Fig. L. Rubble in the place of IMAR steel’s old unit.Fig. L. 
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 Fig. L. Opposite, Severed portion of Abell’s west wing.

Studio  opened up from the top.Fig. L. 
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 Fig. L. Opposite, Mangled steel studs with 
building beyond.

 Fig. L. Opposite, Studio  door.

 Fig. L. Right, CN Tower beyond  Abell 
construction waste. 
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Studio , December , .Fig. L. 
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Studio ,  December , .Fig. L. 
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Ghost of Studio , January , .Fig. L. 
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“There has been no place like that home.”

48 Abell resident







Self-Destruction

The West Queen West neighbourhood is a victim of  its own success.  Jane Jacobs 
calls this phenomenon the self-destruction of  diversity. In an outstandingly 
successful street or district, competition for real estate space is high,

It is taken up in what amounts to the economic equivalent of  a fad.
The winners in the competition for space will represent only a narrow 
segment of  the many uses that together created success.  Whichever one 
or few uses have emerged as the most profi table in the locality will be 
repeated and repeated, crowding out and overwhelming less profi table 
forms of  use…Since so many want to get in, those who get in or stay in 
will be self-sorted by the expense.
… But the triumph is hollow.  A most intricate and successful organism of  
economic mutual support and social mutual support has been destroyed 
by the process.1

 
Af te rword
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Currently it is not clear who is winning the duplication competition between the 
condominiums, bars and art galleries of  Queen West, but Jacobs’ forewarned 
destruction of  a highly successful district is nigh, if  is hasn’t already happened.  
When move-in dates for the condominiums are within view, buyers may no longer 
remember the neighbourhood’s charms that fi rst attracted their condo purchase.  
The question is who is at fault and what could have been done to prevent this 
outcome?
 
Debunking Blight

 I am not easily convinced when city offi cials deem an area to be in decline 
or labeled a slum.  As we can see in the case of  Parkdale, it was generally a 
stable locality throughout the 20th century in spite of  slum rhetoric, even with 
a high proportion of  low-income residents.  Additionally, Toronto’s modernist 
architects of  the 1950’s and 1960’s mistakenly viewed places like Yonge Street 
and Kensington market to be in need of  slum clearance because they appeared 
disorderly to the eye.2  These two thriving mixed-use areas of  Toronto would 
have been a great loss to Toronto if  demolition plans were successful.  Therefore 
our ability to understand apparent slums is skewed to a time in history where 
investigative methods were limited to subjective visual observation and typically 
measured according to class and income.  
 While many factors contributed to downtowns being perceived as undesirable 
places to live, including competition with the suburbs, it is also important to 
consider that much of  the so-called blight in cities in the 1960’s and 1970’s was 
merely a passing symptom of  the transition period out of  the industrial economy. 
At the time this economy was concentrated in our North American downtowns.  
Seeing as property values are so high in Toronto at the moment, shown for 
instance in Abell’s latest land assessment, this is proof  of  an enormous housing 
demand.  Yet, the vacant industrial buildings of  decades ago only carried a stigma 
in cities until artists and creative workers demonstrated their creative potential for 
adaptive reuse.

“A nostalgic desire for 
maintaining a given condition 
in a city as a static status 
quo is not realistic - cities are 
places of  fl ux and movement, 
yet the intense and under-
regulated development and 
gentrifi cation are negative in 
that the positive characteristics 
of  a neighborhood like Queen 
west need not be co-opted by the 
narrow fi nancial interests of  a 
very small and primarily non-
resident group of  developers 
and fi nanciers whose motives 
are distinct from the qualities 
and values of  the healthy and 
vibrant diversity of  the people 
who inhabit the area”

48 Abell resident
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The positive outcome of  Active 18 establishing a dialogue with Queen West 
Triangle developers did not come without exorbitant costs to all parties involved 
including taxpayer dollars going toward the City’s legal fees.  In effect, much 
of  the strife central to this land battle could have been avoided with advance 
planning.  
 City Council’s identifi cation of  former industrial sites as regenerative zones 
in 2002, such as the lands around 48 Abell, was irresponsible without fi rst 
investigating the development impact on existing social and economic dynamics 
and providing a framework to mitigate development.  In this respect, the City’s 
reactive planning for limiting heights after rejecting developers’ proposals was 
unfair to these stakeholders.  The volume of  Ontario Municipal Board appeals 
are evidence that advance planning by the City for streets, building massing and 
heights, as well as public space and heritage preservation, is necessary to areas 
that anticipate development.  These frequent developer appeals are a symptom 
of  the current neoliberal dysfunction stemming from the unsanctioned private 
development practices prevailing in Toronto.  
 Over-development could be avoided if  the City only had an effective method 
of  diverting this development capital elsewhere in the city.  Generally, developers 
understand the language of  policy and money, so whether enacting policy 
regulations limiting heights or requiring affordable live/work spaces on a given 
property (whatever be the case), mitigating development through policy ensures 
a more fair and well-informed process for all.  The problem with condos is the 
same as for suburbs; a large injection of  housing is created without considering 
how it might function as a community.  As Lees, Slater and Wyly state: “local 
communities must be consulted about the regeneration of  their local area, and 
this must be more than a form of  participatory tokenism.”3  Therefore, when 
policies include community feedback, then neighbourhoods are enhanced instead 
of  destroyed by development pressure.  However, the most effective means for 
a community to resist gentrifi cation is the formation of  a strong grass roots 
organization, like Active 18, that can identify area priorities and communicate 
them to the City before land speculation even occurs.  

Better Planning

“local communities 
must be consulted 
about the 
regeneration of  
their local area, 
and this must be 
more than a form 
of  participatory 
tokenism.”

Lees, Slater 
& Wyly,
Gentrifi cation
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 In the context of  West Queen West, this thesis has proven that cultural 
workers had much to do with creating value in an area otherwise deemed to be 
derelict.  However, a critical look at the creative city movement, led by Richard 
Florida, reveals fl aws in a strategy of  exploiting the arts as a means to stimulate 
economic development of  so-called downtrodden areas.  
 First of  all, implicit in any attempted top-down revitalization strategy is a 
sanctioned effort to gentrify.  While low-income neighbourhoods may have their 
own complex problems, positioning cultural workers in this locale will not and 
cannot be solely responsible for solving or addressing them.  City offi cials often 
encourage development in these places citing social mixing and the apparent 
trickle down benefi ts from the middle class, as a means to upgrade the area.  
However, social mixing is the kind of  fallacy where the theory does not refl ect the 
reality.  The book Gentrifi cation, on which these views are heavily based, criticizes 
this theory using a quote by researcher Nick Blomley in his observations of  
Vancouver’s Eastside:

The problem with ‘social mix’ however is that it promises equality in the 
face of  hierarchy.  First, as often noted, it is socially one-sided.  If  social 
mix is good, argue local activists, then why not make it possible for the 
poor to live in rich neighbourhooods? … Second, the empirical evidence 
suggests that it often fails to improve the social and economic conditions 
for renters.  Interaction between owner-occupiers and renters in ‘mixed’ 
neighbourhoods seems to be limited.  More importantly, it can lead to 
social segregation and isolation.

 Another problem with creative city movements is the idea that a low income 
neighbourhood’s existence is negative or in need of  economic stimulation.  
Especially since low-income residents have few housing options in an increasingly 
expensive and polarized city.  Yonge Street and Kensington market are great 
examples of  low-income districts perceived as slums that have successfully 
‘unslummed’ over time.  Furthermore, whether market-led or top-down, 
gentrifi cation inevitably leads to displacement due to climbing costs of  rent as seen 
with Queen West residents and businesses.  The resulting displacement of  low-
income residents and the social services that address their needs only exacerbates 

Social Mixing and Creative City FallaciesIf  social mix is 
good, argue local 
activists, then 
why not make it 
possible for the 
poor to live in rich 
neighbourhooods?

Nick Blomley,
Gentrifi cation
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the challenges experienced by these residents.4  For example, gentrifi cation has led 
to the departure of  not-for-profi t organization, United Way from the Queen West 
strip and threatens the existence of  the methadone treatment center currently 
located on the development site south of  the Gladstone.  Several inexpensive 
restaurants have also moved or closed down.  It is certain that the affordable 
housing portion of  Abell’s new building will contribute to some well-needed 
balance in an otherwise homogeneous middle to high class demographic of  new 
in-movers however income polarization will only increase and local inexpensive 
amenities become more scarce.  
  Also implicit to the creative city idea, as well as all top-down revitalization 
strategies is an uncomfortable assertion that neighbourhoods should always 
be tending toward a higher income.  Today, people view their homes as an 
investment with the expectation of  eventually gaining a return on its sale.  When 
Parkdale residents were confronted with annexation at the turn of  last century, 
their resistance was based on keeping their property taxes low.  Unfortunately, 
striving for maximum profi t is a function of  our capitalist society and it seems 
many are oblivious to the lessons of  2008’s stock market crash showing us that 
the greed for money that capitalism fuels is an unsustainable economic model.  It 
remains to be seen what post-capitalism looks like if  it actually materializes in this 
lifetime. 
 Finally, the great irony of  injecting creative capital into area districts is that 
the end result is always the same.  When the creation of  value spurs economic 
prosperity in a given district, the displacement experienced by low-income residents 
is also as a matter of  course guaranteed to the artists, “those very people whose 
aesthetic disposition helped to initiate the infl ux of  middle-class professionals.”5  
Creative city advocates are quick to tout the positive impacts of  fostering the 
arts, but don’t consider a mechanism for protecting arts production spaces when 
the area prospers.  In the case of  WQW, live/work spaces were secured in the 
end, however in the Canadian municipal planning guide called Cultural Planning 
for Creative Communities, the summary of  this achievement written by Tim Jones 
neglects any mention of  the residents’ plight to preserve the 80 authentic live/
work spaces lost with 48 Abell’s demolition.6  Sadly, the creative class often seems 
to be given all of  the credit and none of  the power.  

65.7% of 48 Abell 

residents view 

the eff ects of 

gentrifi cation to be 

both positive and 

negative.
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A p p e n d i x  A

Model resident survey .  
Th is  Abell survey was conducted door to door over the Fall of  by 
members of Model prior to initiation of this thesis.
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Age: [Responses withheld]

Occupation:

“Music/Photography”

“Glazier”

“Business Development”

“Video Artist”

“Writer”

“Programmer”

“Business Owner”

“Entertainment Company Owner”

“Media”

“TV Producer”

”Architect”

”Property Management”

”Artist”

”Sales Manager”

”Business Development”

”Video Producer”

”Sales/Multimedia”

”Retail”

”Graphic Design/Musician”

”Artist/Marketing”

”Musician”

”Student (Advertising)”

”Intern Architect”

”Musician”

”Insurance Adjuster”

”Sign Maker”

”Aesthetician”

”Communications”

”Real Estate”

”Student”

”Self Employed”

”Film Technician”

”intern Architect”

”Engineer”

”Independent Film Maker/ Pro Video Sales/Support at Carbon 

”Computing”

”Accessories Designer/ Freelance Writer”

”Magazine Art Director/ Photographer”

”Designer/ Teacher”

”Designer”

”Music Copyright Administrator”

”Freelance Production Manager”

”Artist”

”Artist”

”Carpenter/ Film”

”Interior Designer”

”Info Services Consultant”

”Graphic/ Supply Chain Mgt”

”Computer Development”

”Manager Food Beverage”

”Hair Stylist”

”Truck Driver”

”Not Disclosed”

”Mailman”

”Artist/ Designer/Magazine Managing Editor”

”Clothing Designer”
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”Gaff er (Film Technician)”

”Artist”

”Graphic Designer”

”Journalist/ Producer/ Writer”

”Costume Designer”

”Costume Designer”

”Artist”

”Actor”

”Director/ Writer/ Editor”

Email address:  [Responses withheld]

Phone number: [Responses withheld]

1.  1. How many years have you been residing at 48 Abell 

St?

a) 0-1 yrs  35.3% 23 

b) 1-5 yrs  43.0% 28 

c) 5-10 yrs  10.8% 7

d) 10 + yrs  10.8% 7

answered question  65

2.  i) Although 48 Abell is a Commercially zoned building, it 

is an open secret that there are residents in this building. 

As such, Aristocrat acknowledges residents have rights as 

tenants. Please circle which best describes your situation:

a) Residential  29.2% 19

b) Live/Work  70.8% 46

c) Work Only  0.0% 0

answered question  65

If you answered “a”, please skip to question 3

ii) Is live-work space vital to your work?

a) Yes  67.3% 32

b) No  38.5% 20

answered question  52

-“not having live work space would have been economically un-

feasible for many stages of the growth of my consulting company” 

– IT services consultant

-“need a space for interviews, shooting, meetings, working, writ-

ing” – journalist/producer/writer

-“my creative activities are very much co-dependant on my living 

space” – television

-“no other light industrial space is available in Toronto” – painter

-building is a lifeline to the greater cultural community. I curate 

my neighbours into art exhibitions, I work with my neighbours 

to build

-“when you work in the cultural sector, you need to live in it. 

When you live in a building that has 75 percent of the cultural sec-

tor, you cant just transplant them into a place like the Bohemian 

Embassy or St Claire’s proposal where likeminded people wont be 

as plenty. In this sense our building in an anomoly.” – journalist, 

writer, producer 

-“Artists work goes largely unpaid. Some years I can make 70K in 

my day job which if I am lucky might sustain a year of being ‘a full 

time artist’ in my studio. During these years grants as source of 

income – my studio is the consistent, stable centre of my practice 

both as an artist and in my day job as a curator. Without this 

space, I am f-ed” –artist curator

If you answered “a”, why is it vital?

“require studio space” – music director, writer and editor

“I have my workshop and tools set up in my studio” –video game 

designer and teacher / sculptor 

“need rehearsal space” – actor

“creating music is sometimes more smoothly done at home. Our 

studio houses my home recording studio, dj equipment, drums, 

and guitars. I could not aff ord rent and a separate rehearsal space 

nor does it interest me. I live here for the ease and comfort it 

provides me in creating my most relevant work.” – musician

“need a large open and accommodating space as I work in 

many mediums…that is also aff ordable!” -visual artist, graphic 

designer, magazine editor

“I am a visual artist and having aff ordable space to foster a 

good studio practice is essential – especially in a building of like 

minded people” – visual artist 

“I edit fi lms/dance pieces/commercial works and also maintain 

a “day job”. If I was not able to work in the comfort of my own 

home, I would have to pay to rent an editing space which is 

completely ridiculous (as I could never aff ord it)”. – Independent 

Filmmaker

“Large open space, industrial setting, high ceilings, conditions 

of light, friends/associates in the building” – intern architect /

installation artist

“character, location and space” –painter

“open spaces which are easy to work in and are aff ordable” – artist

 

“being an indie designer isn’t the highest paying job. Living and 

working in the same space let’s me aff ord to do what I do” – ac-

cessories designer/freelance writer 

“availability of photography studio space in the unit saves time 

and resources, aff ord a comfortable environments for clients and 

models” – magazine art director/photgrapher

iii) Please circle the type(s) of work you do in your studio 

from the list below.  Select all that apply.

a) Music   28.3% 13 

b) Visual Art  41.3% 19

c) Performance Art 0.0% 0

d) Writing   30.4% 14

e) Film  19.6% 9

f) Photography 19.6% 9

g) Web/graphic designer 23.9% 11

answered question  46
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h) Other:

“screen printing”

“technologies IT and telcom”

“architecture”

“make stickers and designs”

“real estate”

“architecture”

“software”

“architecture/ design”

“engineering”

“electronics resin body works”

“software development, Information services consulting”

“software development”

“hairstyling”

“fashion design”

“costume and props”

“costume and props”

iv) How would you describe this work?

a) Part-time  40% 18

b) Full-time  60% 27

answered question  45 

3. When did you last employ or collaborate with another 

resident of 48 Abell or someone from the local community; 

Parkdale, Queen West / Dovercourt area, etc...?

a) In the last month 46.9% 30

b) In the last 6-12 months 18.8% 12

c) More than a year ago 3.1% 2

d) Never  31.3% 20

answered question  64

4. Aristocrat has announced that our building will be de-

molished and replaced with a condominium development. 

What best describes your attitude concerning the possible 

demolition of this building?

a) Against it  72.3% 47

b) Indiff erent  24.6% 16 

c) For it  3.1% 2 

answered question  65

5. What best describes your opinion of the current state 

of 48 Abell? (Includes maintenance, security, cleanliness, 

etc.)

a) Excellent  11.7% 7

b) Good  36.7% 22

c) Fair  41.7% 25

d) Poor  10% 6

answered question  60

6. Aristocrat verbally agreed that current residents at 48 

Abell have priority in the new development for aff ordable

rental units [whether or not funding is provided by the 

City, Model48 would like to hold them to this, provided 

there is demand].

The “move-in” date may be 3yrs away. What best describes 

your attitude about Aristocrat’s potential off er:

a) I am interested, but only if the size 

(square footage + ceiling height) 

of the new space is the same as my 

current unit and if the new rent is 

comparable to what I pay now.

b) I am interested, even if the new units 

are smaller, but only if the new rent is 

comparable to what I pay now.

c) I am not interested

d) Undecided

answered question

7. Do you think it’s fair to expect further compensation for 

being displaced?

a) Yes  44.6% 29 

b) No  30.8% 20 

c) Undecided   24.6% 16

answered question  65

8. Regardless of the Heritage designation of 48 Abell, 

do you believe that this building has architectural and 

historical value for the city of Toronto?

a) Yes  75.4% 49

b) No  12.3% 8

c) Unsure  12.3% 8

answered question  65

51.6% 32 

11.3% 7

22.6% 14

14.5% 9

 62

9. Do you feel that the character and cultural value 

of the neighborhood can be retained once 48 Abell is 

demolished?

a) Yes   18.5% 12

b) No   69.2% 45

c) Undecided   12.3% 8

answered question   65

10. As a resident of this building, please indicate your 

interest in Model 48 residents group:

a) Not interested 

b) I support to Model48 representing 

my interests

c) Want to be a member, sign me up! *

d) Want to be on the steering committee. *

answered question

11. Would you be interested in attending a resident-wide 

meeting in August or September 2006?

a) Yes or    80.3% 49

b) No   19.7% 12

answered question   61

Signature:   Date:   Email:

Thank you very much, your time is greatly appreciated. We 

look forward to meeting you! email: model48@gmail.com

Current Model48 Members: 

Jessica Rose, Studio 306b

Malcolm Brown, Studio 306b

Michelle Van Eyk, Studio 130

Matt Wyatt, Studio 130

Steve Wood, Takman Chow,

Sabrina Saccoccio,

Penny Rose, Jaan Poldaas

Mark + Chantal Laliberte

Joseph Flasko and more!

14.8% 9 

57.3% 35

21.3% 13

6.6% 4

 61
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A p p e n d i x  B

 Abell resident survey .  
Th is survey of current and former  Abell Street residents was conducted 
between the months of May through July of .  Data was collected over the 
internet using the paid services of www.surveymonkey.com.  Th is study received 
ethics clearance from University of Waterloo’s Offi  ce of Research and Ethics.
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1.  Have you ever rented a studio at 48 Abell street, 

Toronto?

Yes   93.8% 45

No  6.3% 3

answered question  48

2.  When did you fi rst move into 48 Abell street?

Prior to 1984 0.0% 0

1985-1989  0.0% 0

1990-1994  8.1% 3

1995-1999  5.4% 2

2000-2004  51.4% 19

2005-2009  35.1% 13

answered question  37

3.  When you fi rst moved into 48 Abell street, where did 

you relocate from?  Please indicate address or nearest 

intersection and city.   (Responses withheld)

Address

City/ Town

Province/ State

Country

4.  Please indicate which unit you fi rst rented at 48 Abell 

street: (Responses withheld)

 

240 

241 

242 

243 

244 

245 

246 

247 

248 

249 

250 

251 

301 

302A 

302B 

303 

304 

305 

306A 

306B 

307 

308A 

308B 

 309 

310 

311 

312 

314 

315 

316 

317 

318 

319 

Other (please specify) 

5.  Can you recall any previous types of use of your loft 

unit(s) - commercial or not - going backward in time?  (eg. 

Dance Studio, Concert venue, etc.)

“no”

“ no”

“lived in 2 loft spaces previous to abell”

“commercial artist studio”

“No. Unit belonged to a couple before us. He was a storyboard 

artist, she had coincidentally lived above me at Crawford Street.”

“live/work for a musician/audio engineer”

“Residential/ Textile designer”

“no”

“Dance studio, event space”

“We used the large space to build sets on.  We were art directors 

for music videos and commercials and some stage design.   It was 

used as a dance studio previous to us as well as an after hours 

club.  We threw some large parties, including Wabi parties and the 

launch of the magazine Trucker.   Also had roommates that used it 

for band practice.”

“130 - dance studio, booze can/rave venue. 316 - it was Arif ’s 

house.”

100B 

101 

102 

103 

104 

105 

106 

107 

108 

109 

113 

120 

123 

124/125 

126 

127 

128 

129 

130 

131 

134 

201 

202 

203 

204 

205 

206 

207 

208 

219 

222 

223 

224 

225 

226 

227 

228 

229 

230 

231 

232 

233 

234 

235 

236 

“no.”

“Always a residential space”

“I believe the tenants before me were residential + operating a 

small interior design consultancy from the space.”

“no”

“Art show”

”Music studio, offi  ce,parties,home”

“living”

“n/a”

“No”

“No.  Though its current use is a visual eff ects / motion design 

studio complete with green screen and lighting set up.”

“No idea.”

“no”

“I sublet the space from two dancers from the National Ballet, 

one of whom Karen Fournier, later became the national Ballet’s 

principal dancer. Her boyfriend, a dancer and choreographer was 

also a painter and used the space as a painting studio”

“Our second unit # 242 was defi nitely used previously as an after 

hours booze can.  It had  3 story addition off  the back which 

allowed entrance from the rear of the building.  I have met many 

people over the years who have partied in that particular unti.”

“No, this was a newly partitioned space.  I assume you’re not 

looking for ancient history (i.e. munitions storage, dollmaking, 

etc.)”

“Dance studio and previous to that a venue for raves.”

“ours was apparently a dance studio or two before my time there.  

i moved in august 2002.   it was a larger space and had apparently 

had an accordingly larger number of parties and gatherings held 

there.  i had not been to any that i could recall, though had been 

to other events in the building  going back to 1997.”

“art studio” 
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6. Please describe your most and least favourite things 

about your loft space?

“favorite - space, light, attitude of neighbours

least - drafts, leaks, no heat, thin walls, no laundry”

“Most - culturally rich, hip happening, right on the Queen  Street 

strip.

Least - sometimes loud parties, sometimes no hot water”

“favourite thing is the empty space and ability to rearrange living 

space... least is the typical residents and the noise at all hours due 

to lack of quality construction in the walls/ceilings”

“most favorite - the amazing butcher block wood ceilings, iron 

columns and beams, view of the city scape, green fi eld outside 

my window before it was plowed over for a condo development, 

the freight elevator out in the hall, the 15 foot ceilings, the iron 

and wood stair that had been installed by a previous tenant. the 

skylight i could climb through to get up on the roof.

least favorite - the sound transfer throughout the building. the 

weekly fi re alarms, the low ceiling in my loft and the iron beam 

i’d hit my head on. the super high kitchen counters that a former 

tenant had built. the instatutional looking bathroom.”

“Least: Noise from west neighbours -- after recording engineer 

moved out, series of short-term tenants were selfi sh. Also random 

drunk loud people in hallways at all hours, sometimes they would 

try to enter unit.

Most: Open space, felt full of opportunity and potential.”

“favourite:

-age

-raw, unpolished interior

-wood

-high ceilings

-community

-noises

-big windows

-gritty outdoor environment

-artifacts from previous industrial uses (hooks, rails)

least favourite: -none”

“High Ceilings Good light to much noise both from within the bldg 

and surrounding neighbourhood”

“most favourite: unique, location, view, size, style

least favourite: heating unreliable”

“loved the corner unit

disliked the noise from the plumbing system”

“Loved: Incredible value for the enormous space

Hated: Lack of stewardship/security on the part of the owner(s)”

“most favourite - the space and the atmoshere of the area

least favourite - the dirt that was always present (had a large 

garage door which dust would blow into)”

“130 - The space was the most amazing thing. It felt like a place 

that only existed in movies. It could be used like no residential 

space ever could, for infrequent plaster projects, or whatever else. 

Least favorite thing was the mice when they started clearing the 

back area out.

316 - Best things are the space and all the light for plants to grow. 

Worst thing’s the lack of heat in the winter.”

“the heat in the summer - how it becomes a hot box”

“Favourite: Freedom, Least favourite: heating”

“Most favourite: fl exible space for creative activities, direct 

connection to a creative community.

Least favourite: pollution in the form of paint fumes from Imar 

Steel, and dust during site remediation and grading of the 

adjacent 150 Sudbury property that lasted two summers.”

“most favourite: large open space

least favourite: badly maintained windows”

“Wooden fl oor, high windows, surface, studio-workshop space.”

“most favorite is the freedom. 

least favorite is the building up keep.”

“Space, open minded 

Dirty,”

“incredible space, thin walls, great community....gross entrance”

“most favorite, fl exible space, adapts to photo & sculpting 

projects. owners are groovy

least favorite, lack of windows (lighting) & expensive”

“MOST FAV

High ceilings.

Large windows, lots of light.

Open-concept.

Rawness... can do messy work here.

Community feeling.

Neighbourhood - live near friends, close to downtown.

LEAST FAV

Paper thin walls (hear neighbours’ conversations).

Slanted fl oors. 

Occasional ceiling leak. 

In the past, mice & ants (exterminator controlled). 

Irate/unprofessional property manager.

Diffi  cult to get even small things fi xed.

Since condo developments, laundry rooms have been reduced to 

just one washer, 3 dryers for entire building.

Weekend club goers.”

“I love the aesthetic. The exposed walls- the shanty town styled 

second fl oor and the industrial double doors. Theres not to 

much I dont like about it. Gets a bit cold in the winter due to the 

huge window and concrete fl oor. Also the alley way gets almost 

completely submerged when the snow melts or it rains a lot.”

“Pros: Wide, great wood beams, access to Queen St + Parkdale,

Cons:  A shared garden or shady area on the roof would have given 

some respite from the heat in the summer.”

“I didn’t have any complaints.  I loved living there until they 

started demolishing the west wing to which point I moved.”

“Favourite - the quality of light, open space, freedom to build, 

modify space to suit needs; 

least favourite - no deck, thin walls, fi re alarms”

“fav- space!  ceiling height, industrial feel, location, “”hidden 

lair”” atmosphere, cool neighbours, loved that it was a building 

in re-use.
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least fav- lack of natural light, air”

“cold in winter”

“North light and gritty open space character best qualities

worst were the very frequent sounds of sex from the adjoining 

unit”

“Best - cheap, open bare loft space

Worst - my unit was right by the side alley door and the Abell lofts 

didn’t exactly have insullation or sound attenuation blankets in 

the walls! .. There was a lot of in and out traffi  c at night.”

“Open space, the esthetic of a vintage space, the communal bond 

with your neighbours.

The old heating pipes, the mice, and sometimes the noise at 4 

o’clock in the AM from the neighbours.”

“Most favourite: quality of light, expansiveness of the space.

Least favourite: noise transmission through walls, clanging of hot 

water rads alarming enough to cause widespread panic.”

“Mice...lots of mice.”

“Flexible and Open concept”

“Favs -Enormous stained wood dance fl oor, amazing for 

entertaining, garage door, Douglas Fir beams and columns and 

robust steel connections.

Least - loud pipes, deafening industrial heater, lack of privacy/ 

insulation between bedrooms.”

“favourite = outrageous size of space, and corresponding capacity 

to fi ll it with all types of happenings.   the p.a. system for easy 

vinyl aurifi cation, as well as the band set up and it’s all the time 

capabilities, continue to have been second to none.   there has not 

ever been a time of greater creativity and ease in my life, certainly 

in my career as a musician.”

least = mopping the dance fl oor after Porn Party 2, and the jello 

pool that sounded good at the time....”

“freedom and view

thin walls”

7. Are you currently renting at 48 Abell street?

Yes  40.5% 15

No  59.5% 22

answered question  37 

8. If you are no longer renting at 48 Abell, when did you 

move out?

Prior to 1984  0.0% 0

1985-1989  0.0% 0

1990-1994  4.5% 1

1995-1999  0.0% 0

2000-2004  13.6% 3

2005-2009  81.8% 18

answered question  22

9. When you moved out from 48 Abell, where did you re-

locate to?  Please indicate address or nearest intersection 

and city.   (Responses withheld)

Address

City/ Town

Province/ State

Country

10. Were you evicted in Fall 2007 as a tenant of the West 

Wing?

Yes  29.7% 11

No  70.3% 26

answered question  37

11. When you were evicted from the West Wing, did you 

relocate to another studio at 48 Abell?

Yes  36.4% 4

No  63.6% 7

answered question  11 

12. What is the highest level of education you have 

completed?

Some High School  2.7% 1

High School Diploma  0.0% 0

Some College or University  10.8% 4

College or University Degree 64.9% 24

Master’s or PhD  21.6% 8

Other (please specify)  0.0% 0

answered question   37

13.  Were you enrolled at an educational institution while 

renting at Abell?

Yes   18.9% 7

No   81.1% 30

answered question   37
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14.  Sometimes people fi nd work outside of their primary occupation or vocation in order to be able to support their living 

expenses.   From the table below, please choose one category from each column as it pertains to your primary occupation 

(relating to your education and training) and one category pertaining to your employment income while renting/living 

at 48 Abell street.    It is possible that the same category applies to both column.   Students select primary occupation as it 

applies to your studies.  

    Primary occupation/ Vocation Income-based Employment  

  

Management    5.9% 2  8.6% 3

Business, fi nance & administration  8.8% 3  11.4% 4

Natural & applied sciences   11.8% 4  11.4% 4

Health occupations   2.9% 1  2.9% 1

Social science, education, gov’t  2.9%  1  8.6% 3 

Art, culture, recreation & sport  58.8% 20  34.3% 12 

Sales & service   5.9% 2  13.3% 5

Manufacturing /equipment operator  0% 0  5.7% 2

Student/ no income   2.9% 1  2.9% 1

answered question    34   35

15. From the following list, which vocation best describes your primary occupation while renting at 48 Abell street.  If a 

student, select applicable category as it relates to your studies.  Select all that apply.

Music    8.1% 3

Visual Art    16.2% 6

Performing Art   0.0% 0

Photography    5.4% 2

Film & Television   18.9% 7

Web Designer    5.4% 2

Software Development   5.4% 2

Designer (graphic, architect, interior, fashion) 40.5% 15

Writer    8.1% 3

Other (please specify)   27.0% 10

answered question    37

Other: 

“Food & Beverage Manager”

“researcher”

“Insurance adjuster”

“telecommunications”

“IT Systems Integrator”

“Hairstylist”

“sales”

“Teaching”

“Health Care/IT Consultant”

“house painter, marketing administration.”

16. What best describes your situation while renting at 48 

Abell street?

Live/ Work rental  70.3% 26

Residential rental  29.7% 11

Commercial rental  0.0% 0

answered question   37

17. What best describes your situation after leaving 48 

Abell street?

Live/ Work rental  14.3% 5

Residential rental  28.6% 10

Residential ownership  22.9% 8

Commercial rental  0.0% 0

Not applicable (still renting)  34.3% 12

answered question   35

18. Would you agree that your loft space at 48 Abell is/ was 

vital to your primary occupation?

Yes   43.2% 16

No   56.8% 21

answered question   37

If yes, how was your loft space vital to your occupation?  If 

no, what other use did you make of your space? 

“We used it for painting and photography.”

“large enough for offi  ce equipment”

“work space,shop space”

“I used the space for art and music production/rehearsal and 

events”

“I worked as an Art Director.  The loft stored my kit and art 

supplies as well as gave me enough room to make small sets and 

build props.   I now have to rent  a workspace separate from where 

I live to do the same.  I have had success in my career and am able 

to aff ord the workspace but when I was living at Abell I would not 
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have been able to aff ord the separate rental.  Abell helped when 

my career was young.”

“to live in a space i loved and could dictate my personal living 

spaces and work spaces”

“At school there were things like photo shoots I had to set up 

that worked much easier because of the space. Or for random art 

projects.”

“48 Abell aff orded me a low-cost space for hosting client meetings 

and collaborating with others on research projects (some of which 

required open physical space) that were instrumental in building a 

technology consulting practice in its early years.”

“high ceilings and large open-concept space allow for artmaking

It was hosting my workshop where I would produce prototypes 

for my work.”

“Base of the business”

“Space and location was asset”

“i screen printed my line in my apt.”

“storage, entertaining, presentations/shows”

“Except that it keeps me close to my contacts.”

“When I do freelance work the large space really helped out. 

Being able to set up a green screen and have the space to build 

mini “sound stages” really helped me. Also the tall ceilings have 

come in handy.”

“I had my salon set up in my loft.  The lighting and space was 

fantastic.”

“Provided an amazing space to think, be creative, assemble 

projects, exhibitions, do photography etc.”

“residentail and studio space, though the nature of the space, 

other than being a great place for live work, was not vital to work 

in that it could have ben done elsewhere”

“My wife and I during our last year at Abell used the space to help 

run our own clothing line.  In addition as a DJ (hobbiest) the space 

was great for my collection and impromptu soirees.”

“Threw huge parties, did cartwheels.”

“provided unfettered access to create, whether music for myself or 

fashion and set design for my former roommates.   outsized space 

at 2400sq’, and as a drummer and singer it off ered me quite an op-

portunity to learn more about my own hands and voice.   learning 

to use our instruments in the most dynamic and engaging ways 

are some of what i strive for a creator of sorts.   my former home 

holds a singular place in my heart for what it allowed me to do.”

“space to work, fi lm, paint”

19. How far did you have to travel in order to get to your PRIMARY OCCUPATION or VOCATION while renting at 48 Abell?

0 km (48 Abell)      30%  11

1 km OR LESS   (eg. to Queen & Strachan or Duff erin & Dundas or Liberty Village area)  8%  3

2.5 km OR LESS (eg. to Queen & Spadina or Duff erin & Bloor)   19%  7

5 km OR LESS(eg. Queen & Parliament or Duff erin & St. Clair)   22%  8

5km +       19%  7

I was traveling to 48 Abell from      3%  1

     (indicate location or distance)     ”all of the above”

answered question         37

20. How far did you have to travel in order to get to your place of INCOME-BASED EMPLOYMENT while renting at 48 Abell?

0 km (48 Abell)      22%  8

1 km OR LESS   (eg. to Queen & Strachan or Duff erin & Dundas or Liberty Village area)  8%  3

2.5 km OR LESS (eg. to Queen & Spadina or Duff erin & Bloor)   25%  9

5 km OR LESS(eg. Queen & Parliament or Duff erin & St. Clair)   25%  9

5km +       17%  6

I was traveling to 48 Abell from      3%  1

     (indicate location or distance)     ”all of the above”

answered question         36
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21. How would you describe West Queen West when you 

fi rst moved to the neighbourhod compared to the way it 

is now in 2009?  (character, safety, retail stores, people, 

cleanliness, etc.)

“This neighbourhood was already in transition when I moved in.”

“Pretty much the same.  Some building of new developments 

had occured.”

“better, less 905ish”

“i would say that there wasn’t alot going on when i fi rst moved 

in. it still felt like an ‘in between’ area. not quite parkdale and 

defi nitely not queen west. a bit seedy.”

“It was quieter, though run-down. Great access to art supplies, 

galleries, a quick drink with friends, and transportation. We 

moved away because the infl ux of night-clubbers was extremely 

unpleasant on thursday through saturday. Drunk, aggressive 

people behaved as if they had license for rudeness...A few 

nightclubs don’t defi ne the surrounding neighbourhood. These 

party-goers behaved with such entitlement and belligerence, as if 

they owned they area and the people in the neighbourhood were 

visitors. Transportation in and out of the area became diffi  cult, 

and we couldn’t aff ord to drink with our friends in the area. We 

resented these changes and moved out of the area.”

“average people (middle lower income)

 arts-related demographic and services

a few “”trendy”” young urban professional shops, bars, and 

services”

“nice honest slum cheaper everything”

“can’t really say, only moved here in 2008”

“Same”

“WQW was not nearly as gentrifi ed, expensive or pretentious as 

it has become”

“Much diff erent,  the drake was the stardust.  We would see 

hookers in parked cars behind Abell near the garbage bins all the 

time.   None of the same bars or coff ee shops that you see now.  

Lots of crack heads.  Lots of drunks.  Once the Drake moved in 

many things changed rapidly.”

“its turned into a 905 club street”

“It’s getting trendier and trendier. More loud drunk people in 

the parking lot on weekends. There seemed to be a better mix of 

old neighbourhood shops and trendy boutiques/galleries than 

there is now. Once the appliance stores go there won’t be much of 

anything left that’s more than four years old.”

“West Queen West was fairly low end and run down when I fi rst 

moved in.  There was a soup kitchen nextdoor and the Gladstone 

chased welfare checks.”

“I moved to Queen and Ossington in 2001 and at the time I’d say 

the area West of Shaw street was not very approachable to the 

average citizen.  The Drake, The Gladstone, the former DeLeon 

White gallery had yet to be purchased and renovated.  CAMH 

still presented a signifi cant psychological barrier to westbound 

pedestrian traffi  c.  Between Shaw and Duff erin, Queen West felt 

as though it was on life support.”

“less noisy with more galleries”

“low average”

“Undeveloped. Great potential for local growth, reasonable rent 

for interesting space to enhance personal development. Quality of 

living was aff ordable.”

“similar but less bars, turning into club gino central now”

“save current construction dust, 10 years past the hood was not 

safe to walk at night. currently potential business traffi  c is very 

good. the community feels more like a community.”

“Much diff erent. In the fi rst six months living here, the 

neighbourhood was an artist district. Artists & people working in 

creative jobs lived here. It quickly became pseudo-gentrifi ed, i.e. 

clubs opened & suburbanites started coming here on weekends to 

go to the clubs. It’s become a bit like a summer vacation town, in 

the way that locals frequent the establishments during the week, 

and outsiders push the locals out on the weekend. They illegally 

park in our lot and literally vomit & urinate in the area while 

they’re drunk. 

(When I say pseudo-gentrifi ed, I mean, there is new business 

activity, but catering mostly to the club scene. We are still lacking 

markets or decent stores or restaurants to buy food.)”

“I feel like the area was more convenient. There were a few more 

places to eat that were not expensive “lounges”, the stores were 

less high priced. The place was a bit grungier- but for the better. 

It never felt unsafe. It had a lack of polish. I grew up in parkdale 

and thats what I always loved about the area. I feel less safe now 

on the weekends due to the fact that this area has become a new 

club land. Idiots from wood bridge are really judgmental and ive 

seen more drunken stupidness and ignorance in the recent years 

than I ever have. At least with the sketchy people that were there 

before- they would leave you alone because they were not drunk 

or high off  the crowd.”

“Then: Prostitution, drug dealing, prior to the Drake.

Now: Gentrifi ed, condos sprouting.”

“I haven’t been down there since I left, but it was great when I was 

there.  A lot of changes and cleaner than it was prior to that.”

“gritty, lots of character both in the stores, buildings, and people, 

up-and-coming - on the verge of being discovered / transformed 

/ gentrifi ed”

“signifi cantly “poorer”, less developed, but no  diff erence in safety.  

possibly less clean.”

“dumpy and dirty”

“In 1993 the city was in a deep economic downturn the conditions 

of which were very evident on Queen west with many empty 
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24. Do you feel that historic buildings are important to the 

cultural identity of a neighbourhood?

Strongly Agree 72.2% 26

Agree  25.0% 9

Neutral  2.8% 1

Disagree  0.0% 0

Strongly Disagree 0.0% 0

answered question  36

(Optional) Please elaborate why you feel this way?

 

“Historical buildings are what gives a neighbourhood its character 

and authenticity.  They should be maintained.”

“One’s past, or history, defi nes who we are and how we came to 

be the person we are. The same applies to neighbourhoods.”

“it gives the city real bones to build off  of.”

shops and marginal businesses and a general feel of unkempt 

decline without the gallery art, bar restaurant scene, radically 

diff erent than today”

“I moved in early 2005 so it was much the same as it is now, not as 

many retail stores & people, but pretty close.”

“The gentrifi cation was already on the rise when we moved out 

there in late ‘04.  The change was noticeable during our stay, 

based on retail, and the people who it attracted and had settled 

the surrounding area.  I woudln’t say the neighbourhood got 

cleaner, but rather shineier (sp?).”

“I was there before, during, and after the re-opening of the Drake 

Hotel.  Thus all of these things changed radically during my time 

there.  Virtually all commercial tenancies on the street have 

fl ipped. Daytime vs. nighttime populations turn over completely 

(i.e. local crowd during the day, 905 crowd at night / weekends).  

One thing that hasn’t changed: the strip has always had an issue 

with being a “real” neighbourhood -- there are eleven places to 

get a beer, but no fi shmonger.  Three pawn shops, but no butcher.  

Sixteen art galleries, and nowhere to get some cheese. You get the 

idea ... So, in spite of the concentration of creative energy, WQW 

has always had some issues as an authentic “locality”.”

“got   busier, cleaner, more gentrifi ed, harder to get on a streetcar 

in the am.”

“The area became popular very quickly while I was there.  The 

crowd at the Gladstone changed from being pretty rough around 

the edges to a more shiny and yuppy clientele.  It seemed like 

a place that was really far from the city core.  There were pawn 

shops and small independently owned restaurants and corner 

groceries which began to change while I was there.”

“it was dirtier.”

there had been a stabbing at the StarLite, currently the Drake 

Hotel, in the while before i moved there.

to be fair, i had not fully availed myself to the kindness of the 

neighbourhood before moving in in 2002.”

“whore house with drugs and appliance stores”

22. The following is a list of reasons for moving to the neighbourhood, please rate each according to how important they were to you. 

 

Answer Options Not important      Slightly Important      Average                         Important    Very Important                  Rating Average Response Count

Location, transit 2      1               2                      16      14                4.11  35

Social opportunities 5      3               6                      14      8                3.47  36

Tolerance & community 3      2               7                       14      10                3.72  36

Proximity to bare necessities 2      3               9                      13      9                3.67  36

48 Abell St.  5      0               5                      13      13                3.81  36

answered question         36 

23. What infl uenced your decision to rent a studio at 48 Abell street over other places?  Please rate each according to how important they were to you. 

         Not Important  Slightly Important       Average                       Important Very Important                 Rating Average Response Count

Historic authenticity          5      5               8                    9  7              3.24   34

Generous space and natural light   0      0               1                   11  24              4.64  36

Cost/ aff ordability          0      2               4                   13  17              4.25  36

Like-minded community          1      1               7                    9  17              4.14  35

Collaborative opportunities             12      5               6                    8  5              2.69  36

Working studio space          4      8               3                    3  18              3.64  36

answered question             36

“There’s a certain romanticism or connection to an identity or past 

that can only happen when there is a physical representation of 

that past. That’s what makes cities like Rome or Paris so great.”

 “Toronto doesn’t seem to value old buildings and I think suff ers 

culturally as a result of it.”

“It helps people getting involved to understand why and people 

used to live there before them”

“I am one of those people that like the look of warehouses. When 

I see them- i dont think they are scars on the landscape. I see a 

space that is open to use. These buildings were what made that 

neighborhood what it is. Seeing them vanish (all across toronto) 

has made me emphasize less with city and care less about how 

much longer I stay in Toronto.”

“They’re important as carriers of history and a a connection to the 

continuity of the human condition of the urban environment

Culture is usually derived from one’s history.  Take away the history 

and the basis for the culture goes with it.  The identity of the 
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neighbourhood (Abell) has changed dramatically in the recent 

years because a lot of the histroy has  been torn doqwn or white 

washed over. (Yes, I realize this is pretty generalized, but it ain’t 

my thesis:)”

“I feel authentic buildings are important, but I don’t care whether 

or not they are “historic”.

“the future is the way, but inspiration is equally important.”   

the buildings of the village of parkdale in particular, mark a time 

in the history of the gathering of this new City of Toronto.   all 

world architecture, alongside the most necessary in functionality, 

make our section of the landscape a unique lense into the time it 

has taken us.”

“history, variety”

25. Would you agree that the high concentration of artistic 

individuals in the West Queen West area has contributed 

to the cultural vitality of the neighbourhood?

Strongly agree 74.3% 26

Agree  22.9% 8

Neutral  2.9% 1

Disagree  0.0% 0

Strongly disagree 0.0% 0

answered question  35

(Optional) Please elaborate why you feel this way.

“Not sure if this neighbourhood has “cultural vitality” or its just 

happens to be where a lot of people who dress the same ended 

up - and businesses moved in to accommodate.”

“Historically, I believe, most areas of gentrifi cation are preceded 

by artists living there because rents are cheap. Once the wider 

city catches on and moves in for fi nancial opportunities, artists 

are choked out and move somewhere else. They’re not needed 

anymore -- they created a sense of desirability in an area that was 

perceived as unsafe/run down -- but the perception remains in 

the civic consciousness.”

“Not only did artistic individuals tangibly contribute to WQW 

within the art community outlets and hubs, but they also 

fl avoured the attitude, social dynamics and character of local 

non-art-related businesses and public spaces.”

“I guess I don’t really know, since I wasn’t here, but before the 

arts community came, this area wasn’t one that anyone outside of 

living here went out of their way to visit.”

“they promote social interaction and awareness”

“Its also what is bringing its downfall. Its a trendy area- and al-

ways has been. The more galleries- the more people get attracted 

to the area. Unfortunetly the southren edge of queen and around 

abel is pretty sparse in terms of living areas. The amount of artists 

/ cool people (not everyone in abell is an artist) have given the 

area a nice laid back feeling.”

“Hard to say as I feel a good majority have resettled in the 

Junction due to the changes on Queen West.  From a historic 

perspective I’d say strongly agree.”

“creativity like rabbits.”

26. Do you feel that aff ordable live/ work spaces are an 

important form of housing within the City of Toronto and 

worthy of preservation?

Strongly agree 88.9% 32

Agree  8.3% 3

Neutral  2.8% 1

Disagree  0.0% 0

Strongly disagree 0.0% 0

answered question  36

(Optional) What are your thoughts on this matter? 

“Not everyone works in an offi  ce.  The further you drive people 

“outside the box” out of the downtown core, the closer you get to 

a repeat of the mistakes that drove people to the suburbs before.”

“Yes, but there is a defi nite problem of “coolness” with having 

loft spaces or larger, versatile spaces. People that don’t need 

them want them, which drives up the prices and makes them 

unaff ordable for artists. I make a living in TV now, but had been 

pursuing installation art and painting -- i needed cheaper space. 

What’s the solution, though - showing your BFA? Elitism isn’t any 

prettier of a solution.”

“Every city directly or indirectly relies on the outgoing nature of 

artistic individuals who help to develop and/or revitalize neigh-

bourhoods that might otherwise be abandoned, unwelcoming 

or boring.”

“Aff ordable housing in general and live/work spaces included are 

vital to the vitality of the city in general. Especially now when 

sustainability issues are becoming more and more important, it’s 

good for more people to be concentrated in cities. When every-

thing gets too expensive in cities, people are forced to leave them.”

“Let people construct their habitat the way they need in order to 

function during their lives”

“YES.

Especially since most of them are vanishing. With the economy the 

way it is right now a lot of people are opting to freelance. Having 

enough aff ordable spaces that are modular and can be used for 

diff erent things is very important. Getting rid of these buildings 

are making people look to other cities to move to. One of the 

things I loved about Toronto growing up here was the amount of 

warehouse spaces available and the untapped potential of living 

in one of these spaces.”

“These spaces are of vital importance to the incubation and 

practice of the ongoing cultural life of a city”

“Your question is tainted. Aff ordable live/work spaces are abso-

lutely crucial.  However, they are worthy of preservation only if it 

is reasonable to preserve them (structurally, urbanistically, etc.) 

For example, the amount of structural work necessary to repair 48 

Abell might well make its preservation untenable.”
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“Money comes in --> plus

Ignorants move in --> negative”

There is a need for control and cultural consciousness to preserve   

and allow new initiatives to enrich the area”

“The increase of population can benefi t the local merchants. How-

ever, this population increase will make the area lose its unique-

ness. Commercialism will capitalize and originality will suff er.

“Boarder line positive. I like that there is some new life blood 

coming into the area. I dont like whats its bringing. Every day a 

new “”bar/lounge”” seems to be opening up. Things are getting 

more expensive. There are no cheap places to eat- and store front 

is getting gobbled up to cater to the weekend club crowd that is 

attracted to this area.

I feel its making this area less liveable and more of a going out 

destination. If they city was smart- they would have augmented 

the triangle and not tried to tear it down and replace it with 

higher income people.”

“Gentrifi cation is a mixed blessing - it generally improves the 

area - makes it safer, brings interesting architecture, galleries, res-

taurants that would have resisted opening in that area.  However, 

it obviously destroys much of the inherent drive which made that 

area so dynamic / edgy and desirable to many who thrive in those 

types of environments.”

“I actually think that (forms of) gentrifi cation are both necessary 

and inevitable when developing a neighbourhood.  I just despise 

whitewashing and corporatization- it doesn’t have to always be 

that way, and fi nd it sad that it so often is.”

“A nostalgic desire for maintaining a given condition in a city as a 

static status quo is not realistic - cities are places of fl ux and move-

ment, yet the intense and under-regulated development and 

gentrifi cation are negative in that the positive characteristics of a 

neighborhood like Queen west need not be co-opted by the nar-

row fi nancial interests of a very small and primarily non-resident 

group of developers and fi nanciers whose motives are distinct 

from the qualities and values of the healthy and vibrant diversity 

of the peopl who inhabit the area”

“some arts require more elbow room than others.

no one eVer wants something given to them, but aff ordable live 

work spaces are absolutely vital to a process that is hard to bottle 

at best.

in my estimation, the city of toronto failed the residents of 

48 abell and the greater community when they failed to stop 

developers from demolishing at least the west wing of the build-

ing.   it is my understanding that when the crucial vote was taken, 

to decide whether or not halt two developers in their eff orts to 

build twin towers over the cite, both the mayor David Miller and 

councillor Adam Giambrone (who had personally campaigned 

at our door to stress he would fi ght for our building, and whom i 

had spoken to at length that one day) were ABSENT from the vote 

altogether.   in stead they were at a news conference announcing 

the future of rapid transit in the city’s north end.

i felt i had been diversionarily tacticked.

at the time of this writing, july 3 2009, the bohemian embassy 

(the building geographically responsible for abell’s west wing 

demolition), has had their building ceased for almost two 

months now, citing lack of funds in their decision to stop building 

immediately.

as a footnote, my current credit card balance has increased over 

seven thousand dollars since leaving abell street.   a succession 

of too-expensive apartments and couch surfi ngs have found me 

foundering in new ways, and at great rates of speed.

there has been no place like that home.” 

Please share your thoughts on this matter. 

“This area needed a cleaning up.  However, it was not done with 

any consideration of character or “cultural vitality” of the existing 

neighbourhood.  What we will be left with is a Hot Topic version of 

a WQW that may not have ever existed beyond a marketing plan 

to begin with.  A squandered opportunity to rejuvenate a unique 

area will now result in an outdoor mall akin to Spadina/Queen.”

“All of the plans to demolish several blocks and replace them 

with condos so that people can fl ip them for profi t nauseates me. 

Flippers aren’t building a community. Change should happen 

organically, not in a few years. The character changes when the 

people who established/participated in the community leave. 

Building plans best on the trendiness of drinking establishments is 

dangerous... once it’s not cool anymore, the area will decay and be 

perceived as even more dangerous. I do remember the neighbour-

hood back in 2000, and it was pretty dreary and felt dangerous. So 

civic pride and small-G gentrifi cation is good, but the area around 

Abell is on gentrifi cation steroids.”

“soon the area will lose the character (and the buildings) that 

attracted me to it when i moved here, so eventually i will have 

to move.”

“Commercialism at the expense of the historical buildings sucks.

“Of course neighbourhood property owners and some businesses 

have and will prosper(ed). But others have been forced out 

because they are unable to keep up with opportunistic rent-

raising, new corporate businesses taking neighbourhood business 

and long standing customers moving out of the neighbourhood. 

Relatedly, it is unfortunate that many former residents, like 

myself, felt pushed out of 48 Abell and a new unfamiliarity with 

the nouveau affl  uence and corporate feel spreading through the 

neighbourhood.”

“It’s always nice to see interesting things come to communities, 

and to see them become more vibrant. But, people with lower in-

comes or social issues need places to be as well. It also sucks when 

the super yuppie people move in then everyone ends up leaving.”

27.  Gentrifi cation can be described as the upgrading of 

urban property in a deteriorated area, usually resulting 

in the dispersal of the current residents and their replace-

ment by a more affl  uent population.   

How do you perceive the eff ects of gentrifi cation on the 

West Queen West neighbourhood? 

Very positive   5.7% 2

Positive   8.6% 3

Both negative and positive 65.7% 23

Negative   8.6% 3

Very negative   8.6% 3

Neutral/ Undecided  2.9% 1

answered question   35
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“It’s the natural cycle of urban re-use and building repurposing: 

industry moves out of the inner city to the burbs, artists move 

into vacant derilict buildings, slowly fi xing them up, creating 

a market for local business and making the area cool.  Then 

poeple with more money move in to get in on the cool, further 

providing a market for local business and development and the 

area eventually becomes gentrifi ed and too expensive for the 

original artist community.   I see it as a positive cycle of building 

reuse.  If gentrifi cation did not occur the buildings would slide into 

disrepair and would eventually fall apart.”

“In this area, I like the idea because the density will increase so 

dramatically that the city will be forced to re-imagine its transit 

strategy.  Furthermore, the nature of live/work is going to shift as 

well -- many professions simply require less space than in previous 

decades (I’m thinking of design and graphic art).  I know of two 

architects who are attempting paperless practices, and apparently 

it’s going well ... This means that even conventional houses can 

serve as live/work (i.e. without “lofty” space). Therefore, there can 

still be an active live/work community in an area with tight rental 

units next to conventional houses, which is still the situation at 

Abell / Lisgar / Beaconsfi eld / Gladstone etc...”

“Gentrifi cation brought the area up to be more artistic minded 

and moved in a new breed of people. Because of this we were torn 

from our building so they could build another nasty new building 

where our our space was.”

“natural cycle of growth and atrophy”

28. Based on your perception of the rapid gentrifi cation that has occurred in the West Queen West neighbourhood please order each factor with 

respect to triggering this process?   Choose 1 as the most responsible and 6 as the least.

Answer Options  1 2 3 4 5 6 Rating Average      Response Count

Location   12 9 4 6 1 1 2.33        33

Aff ordability   6 7 8 3 8 3 3.26        35

Concentration of arts community 6 6 6 9 2 4 3.21        33

Refurbishing of Drake Hotel  8 3 8 7 4 3 3.15        33

Refurbishing of Gladstone Hotel 0 7 6 6 13 3 3.97        35

Starbucks   1 2 3 4 5 20 5.00        35

answered question                35

(Optional) Why would this be your number 1 choice?

“Drake you ho, this is all your fault.”

“Refurbishment happened because the arts community was there 

as a factor already, and they wouldn’t be there if it hadn’t been 

aff ordable...”

“The catch-22 of living in a cool, under-the-radar artsy neighbour-

hood is that eventually the word gets out. The concentration of 

the arts community made WQW a trendy, therefore attractive 

location that was still relatively aff ordable. This unfortunate trend 

led to a series of events bringing about an exponential gentrifi ca-

tion of the ‘hood.”

“I saw the change happen and I believe it was all due to the drake.  

The drake was the catalyst.”

“its so close to downtown - it was next to be hit”

“The aff ordability/perceived authenticity of the neighbourhood, I 

think brought the arts community, who then promoted it...”

“that choice matrix you provide above doesn’t allow all choices..”

“location: Its close to the downtown core.”

“Aff ordability: its cheap. but not that cheap. The W lofts are cheap. 

Bohemiam Embassy not cheap. Very very few cheap places to eat. 

Drinking out at places is expensive and there are lot of places to 

drink.”

Concentration of Arts Community: I think that is alluring to the 

people already there- or moving in and out of the spaces already 

provided such as Abell. The new people coming in are there 

because its perceived as trendy. I doubt these people will be 

purchasers of art either. 

Drake: rip stardust. This spurred the whole lounge boom. Its also 

part of the reason i no longer feel safe on the weekends with 

wood birdge assholes trying to fuck with me or my gay roomates.

Gladstone: It got nicer- but from going there the crowd has not 

changed at all. I feel the gladstone never tried to be anything it 

wasnt already either.

Starbucks: I feel this had mostly nothing to do with the gentrifi ca-

tion. Sanctuary closed because it was losing money. Starbucks 

moved in. Its just a coff ee shop. And i fi nd it to be rather socially 

responsible too.”

“There was only a sense of impending change when I lived there, 

I was not living in the area when perceptible change began to set 

in, so I don’t feel that I can answer this with any authority.”

“An area so close to the downtown core naturally attracted a lot of 

young professionals”

“This is usually why any area gentrifi es.  Cheap buildings, close 

to the core.”

“the drake has had the chic thing going for it since it started.   

better or worse, it makes people come.

my personal favourite Gladstone Hotel is all time, and has the 

drake looking foolish in my humble estimation.   authentic is a 

dangerous word, but the gladstone’s downhome goodness is not 

replicatable.”

“the reason why people came”
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29. What is your gender?

Female  27.8% 10

Male  72.2% 26

answered question  36

30. In what year were you born?

Prior to 1964  16.7% 6

1965-1969  2.8% 1

1970-1974  33.3% 12

1975-1979  27.8% 10

1980-1984  16.7% 6

1985-1989  2.8% 1

After 1990  0.0% 0

answered question  36

31. Which annual income bracket best applied to you 

when fi rst renting at 48 Abell street?

under $10,000  8.6% 3

$10,000 – $19,000 8.6% 3

$20,000- $29,000 17.1% 6

$30,000 - $39,000 14.3% 5

$40,000 - $49,000 22.9% 8

$50,000 - $59,000 5.7% 2

$60,000 -$69,000 17.1% 6

$70,000 - $79,000 5.7% 2

Over $80,000  0.0% 0

answered question  35

32. What is your sexual orientation?

Heterosexual 91.7% 33

Homosexual  0.0% 0

Bisexual  5.6% 2

Transgender  0.0% 0

Would rather not say 2.8% 1

answered question  36

33. Thank you kindly for your time and for participating 

in this questionnaire.    For more information or for survey 

fi ndings, please enter your email address below, or email 

Michelle Van Eyk at michelle.van.eyk@gmail.com.  You 

may also write any additional comments you have in the 

space below:
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A p p e n d i x  C

Land assessment values in the Queen West Triangle.  
Th e land values in this table were collected from the Toronto Archives at  
Spadina Road, Toronto, Ontario, Canada.  Two resources facilitated this data 
collection: the computer-based land assessment search engine, and bound hard 
copies of land assessment rolls requested for viewing by the author. 
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ADDRESS LOCATION  AREA  2000 2001 2002 2003 2004 2005 2006 2007 2008 2009  Current

               

INITIAL 3 APPLICATIONS               

48 Abell  48 Abell  75707 sf  384,000 617,000 617,000 2,288,000 2,578,000 2,578,000 2,864,000 2,864,000 15,243,000 15,845,500  17,653,000

1171 Queen Bohemian Embassy 53321.60 sf  726,000 769,000 769,000 2,360,000 2,483,000 2,483,000 5,300,000 5,300,000 9,304,000 10,300,750  13,291,000

1171R Queen Sudbury St. extension 1672.2 sf  181,000 200,000 200,000 416,000 520,000 520,000 572,000     

150 Sudbury West Side Lofts 3.67 AC/ 2.47 AC  497,000 922,000 922,000 1,093,000 1,367,000 1,367,000 6,350,000 6,350,000 10,815,000   

PROXIMATE ECONOMIC ACTIVITY

1150 Queen Drake Hotel  7170 sf  632,000 717,000 717,000 1,003,000 4,077,000 4,077,000 4,292,000 4,292,000 4,292,000 4,468,000  4,996,000

1204 Queen  Gladstone  8475 sf  895,000 1,345,000 1,345,000 1,883,000 2,187,000 2,187,000 2,536,000 2,536,000 2,536,000 3,286,000  5,537,000  

             

QUEEN WEST TRIANGLE               

48 Abell  48 Abell  75707 sf  384,000 617,000 617,000 2,288,000 2,578,000 2,578,000 2,864,000 2,864,000 15,243,000 15,845,500  17,653,000

               

40/ 44 Dovercourt Art Condo  20410 sf  518,000 531,000 531,000 1,309,000 1,471,000 1,471,000 1,530,000 1,530,000 1,530,000 1,644,750  1,989,000

41 Dovercourt  Duffl  et Pastries 19242 sf  302,000 366,000 366,000 1,191,000 1,256,000 1,256,000 1,381,000 1,381,000 1,381,000 1,484,500  1,795,000

45 Dovercourt  U-Haul  7523 sf  162,000 270,000 180,000 289,000 362,000 362,000 398,000 398,000 398,000 411,250  451,000

               

2 Lisgar  United Foods    32195 sf  540,000 565,000 565,000 1,835,000 1,910,000 1,910,000 2,295,000 2,295,000 2,295,000 2,888,250  4668000

6 Lisgar  United Foods  31610 sf  1,753,000 1,575,000 1,575,000 2,789,000 2,553,000 2,553,000 3,155,000 3,155,000 3,155,000 3,512,000  4,583,000

45 Lisgar Mercer Union, etc. 69810 sf/ 1.16 AC 1,058,000 1,157,000 1,157,000 2,245,000 2,471,000 2,193,000 2,391,000 2,391,000 2,391,000 4,653,000  11,439,000

90 Lisgar  New Park  32273 sf/ 31870 sf  356,000 429,000 429,000 851,000 1,036,000 1,036,000 1,036,000 1,036,000 1,036,000 2,314,250  6,149,000

               

1075 Queen Residential  2080 sf  220,000 257,000 257,000 305,000 358,000 358,000 418,000 418,000 418,000 451,750  553,000

1077 Queen  Residential  1950 sf  179,000 246,000 246,000 288,000 331,000 331,000 394,000 394,000 394,000 428,000  533,000

1079 Queen Residential  1977 sf  191,000 224,000 224,000 263,000 313,000 313,000 363,000 363,000 363,000 396,000  495,000

1081 Queen Residential  1982 sf  141,000 200,000 200,000 240,000 285,000 285,000 333,000 333,000 333,000 364,000  457,000

1083 Queen Residential  1967 sf  232,000 281,000 281,000 329,000 377,000 377,000 442,000 442,000 442,000 477,250  583,000

1085 Queen Residential  2063 sf  165,000 266,000 266,000 289,000 336,000 336,000 387,000 387,000 387,000 421,250  524,000

1087/1089 Queen The Great Hall 6534 sf  578,000 368,000 368,000 368,000 453,000 453,000 767,280 1,570,000 1,570,000 1,732,501  2,220,000

1095/1093 Queen Bohemian Showroom 24390 sf  360,000 414,000 414,000 888,000 1,050,000 1,050,000 1,999,000 1,999,000 1,999,000 3,252,500  7,013,000

1115 Queen  Carnegie Library .26 AC  940,000 940,000 940,000 1,203,000 1,276,000 1,276,000 1,364,000 1,364,000 1,364,000 1,485,000  1,848,000

1117 Queen Canada Post  13975 sf  442,000 339,000 339,000 339,000  409,000      2,794,000

1153 Queen Woolfi tt’s  27600 sf  1,114,000 1,111,700 1,117,000 1,284,000 1,595,000 1,595,000 3,105,000 3,105,000 3,105,000 3,238,751  3,640,000

1155 Queen Car Wash  11520 sf  287,000 378,000 378,000 529,000 581,000 581,000 719,000 719,000 719,000 1,840,000  2,299,000

1171 Queen Bohemian Embassy 53321.60 sf  726,000 769,000 769,000 2,360,000 2,483,000 2,483,000 5,300,000 5,300,000 9,304,000 10,300,750  13,291,000

1171R Queen Sudbury St. extension 1672.2 sf  181,000 200,000 200,000 416,000 520,000 520,000 572,000     

1181 Queen  Country Site, etc. 0.44 AC  974,000 960,000 960,000 1,028,000 1,043,000 1,043,000 1,396,000 1,396,000 1,396,000 1,584,500  2150000

1199 Queen Garden Center  1.2 AC     859,000 1,073,000 1,073,000 1,181,000 1,181,000 1,181,000 1,285,000  1,597,000

20 Sudbury  Vacant  1484 sf  46,500 86,000 86,000 86,000 98,000 98,000 108,000 108,000 108,000 118,500  150,000

55 Sudbury Commercial Arts bldg 11326 sf  507,000 412,000 412,000 694,000 854,000 854,000 938,000 938,000 938,000 1,092,250  1,555,000

99 Sudbury 99 Sudbury  1.02 AC  1,363,000 1,115,000 1,115,000 1,616,000 1,399,000 1,399,000 1,657,000 1,657,000 1,657,000 2,444,000  4,805,000

150 Sudbury West Side Lofts 3.67 AC/ 2.47AC 497,000 922,000 922,000 1,093,000 1,367,000 1,367,000 6,350,000 6,350,000 10,815,000   


