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This Planning and Urban Design Rationale report 
has been prepared in support of applications by 
Tenblock for amendments to City-wide Zoning By-
law 569-2013, as amended, and the former City of 
North York Zoning By-law No. 7625, as amended, 
and for approval of a Draft Plan of Subdivision with 
respect to a 1.28 hectare property located on the 
south side of Steeles Avenue West, approximately 
100 metres east of Dufferin Street, municipally 
known as 1875 Steeles Avenue West (the “subject 
site”). See Figure 1, Location Map. 

Figure 1 - Location Map

The subject site is occupied by an ageing 4-storey 
rental apartment building and associated surface 
parking areas and is currently underutilized. 
The proposed Zoning By-law Amendments 
and Draft Plan of Subdivision would permit the 
comprehensive redevelopment of the subject 
site with a residential development comprised 
of three new residential buildings, including a 
10-storey mid-rise building fronting Steeles 
Avenue and two residential towers (38 and 39 
storeys) within the interior of the subject site. 
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The proposed development includes a total of 814 
dwelling units, including 120 rental replacement 
units, with a total gross floor area of 67,597 
square metres, resulting in a density of 5.26 FSI. 

The proposal also includes a new 1,486.5 square 
metre public park and a new north-south public 
road connection from Steeles Avenue West 
providing street frontage for the 38-storey and 
39-storey buildings, together with a network of 
pedestrian connections and significant design 
improvements to the Steeles Avenue West 
streetscape. 

From a planning policy perspective, it is our 
opinion that the proposal is consistent with the 
Provincial Policy Statement and conforms with 
the Growth Plan for the Greater Golden Horseshoe 
and the City of Toronto Official Plan, all of which 
promote the intensification of underutilized 
sites within built-up urban areas, particularly in 
locations that are well-served by existing and 
planned municipal infrastructure, including 
public transit. The subject site is located on 
Steeles Avenue West, a Major Arterial street that 
is served by frequent transit with headways of 
ten minutes or less. In addition, Steeles Avenue 
is planned to accommodate future Bus Rapid 
Transit (BRT) in both directions east and west of 
Yonge Street, including the segment of Steeles 
Avenue West adjacent to the subject site. Given 
its location along an arterial transit corridor, the 
subject site is located within a strategic growth 
area as defined by the Growth Plan. 

From a land use planning perspective, the 
proposal conforms with the Growth Plan, which 
promotes transit-supportive intensification, 
and the Toronto Official Plan, which encourages 
residential intensification on the subject site in 
accordance with the applicable Mixed Use Areas 
designation. In this respect, the proposal will 
result in a desirable residential intensification 
project having convenient access to existing 
transit, a range of commercial uses along Steeles 
Avenue West and Dufferin Street and a range 
of community uses within the surrounding 
neighbourhoods.

From a built form and urban design perspective, 
the proposed development has been carefully 
organized, sited and massed in a manner 
that complements and contributes to the 
existing and emerging built form context of the 
Dufferin-Steeles intersection. The subject site 
is substantially separated from the established 
low-rise neighbourhoods to the north and east, 
which allows for the introduction of tall buildings 
without any unacceptable built form impacts.  At 
the pedestrian scale, the base buildings contain 
grade-related residential units and active spaces 
fronting onto the new public park, the new north-
south public street and Steeles Avenue West, 
designed to encourage a lively public realm 
on what is today an underutilized automobile-
oriented site. 

The proposed development will significantly 
improve the streetscape along Steeles Avenue, 
which is currently dominated by a large retaining 
wall, with a narrow sidewalk between the roadway 
and the retaining wall. Along Steeles Avenue, 
the proposal will result in the introduction of 
a double row of street trees, planting beds and 
active uses including residential units and 
lobby spaces; the existing retaining wall would 
be removed to facilitate these improvements. 
The design of the buildings employs a variety 
of building heights, stepbacks and point-tower 
configurations designed to meet the built form 
and urban design policies of the City of Toronto 
Official Plan and the principles contained within 
the Mid-Rise Buildings Study and the Tall Building 
Design Guidelines. 

From a housing perspective, the proposal 
conforms with the policy directions articulated in 
the PPS, the Growth Plan and the City of Toronto 
Official Plan. In particular, the proposal includes 
a mix of unit types and sizes, including 120 rental 
replacement units which will replace the existing 
rental units at a 1:1 ratio. 

In our opinion, the proposal represents good 
planning and urban design and offers an 
opportunity to revitalize an underutilized parcel 
of land with access to existing frequent transit 
and future bus rapid transit infrastructure. 
For the reasons outlined in this report, we 
recommend approval of the requested Zoning 
By-law Amendment and Draft Plan of Subdivision. 



2 Site & 
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2.1 Subject Site
The subject site is located on the south side of 
Steeles Avenue West, approximately 100 metres 
east of Dufferin Street. The subject site is generally 
rectangular in shape and has approximately 85.97 
metres of frontage on Steeles Avenue West and 
a depth of approximately 124.8 metres. The total 
site area is 12,842 square metres (1.28 hectares). 
An aerial view of the subject site is provided at 
Figure 2, Subject Site Aerial, below.

The subject site is currently developed with an 
“H”-shaped 4-storey rental apartment building 
(Gardenview Terrace), built in approximately 1973. 
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Figure 2 - Subject Site Aerial

Subject Site Looking South from North Side of Steeles Avenue West (Google Image)

The existing development includes associated 
surface parking areas to the north, east and 
west and an underground garage, as well as 
landscaped open space and outdoor amenity 
areas comprised of a pool and playground. The 
existing apartment building contains 120 rental 
units, including 19 one-bedroom units, 66 two-
bedroom units and 35 three-bedroom units. 
Vehicular access to the subject site is gained 
from a driveway from Steeles Avenue West near 
the west limit of the property. 
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The majority of the subject site is elevated above 
the Steeles Avenue West road surface, which 
slopes down from west to east as it crosses the 
West Don River valley to the east. Due to the 
gradual slope of this segment of Steeles Avenue, 
the eastern portion of the site is approximately 5 
metres above the roadway. A concrete retaining 
wall runs along the edge of the public sidewalk 
to the east of the driveway access and continues 
beyond the east lot line. As a result, the northern 
edge of the subject site is dominated by the 
retaining wall, which acts as both a physical and 
visual barrier between the subject site and the 
public realm on Steeles Avenue West. 

The easterly, northeasterly and southeasterly 
portions of the subject site flank the West Don 
River valley, which is designated by the City of 
Toronto as part of the Natural Heritage System. 
Accordingly, these portions of the subject site 
fall within the Toronto and Region Conservation 

Subject Site Looking Southwest (Google Image) Existing Trail Head and Retaining Wall (Google Image)

Authority (TRCA) Regulation Area and are also 
subject to the City’s Ravine and Natural Feature 
Protection By-law (see Figure 3, Proposed 
Development Limit). A dripline for the significant 
woodland was staked by Dillon Consulting and the 
TRCA on June 9, 2020, and formal acceptance of 
the staked dripline was provided by the TRCA on 
June 23, 2020. Grounded Engineering determined 
the Long Term Stable Slope and the Estimated 
Top of Bank, which were accepted by the TRCA 
on June 10, 2020 and June 23, 2020 respectively. 
After taking into account site features and 
relevant policies, Dillon Consulting has created a 
Proposed Limited of Development, the rationale 
for which is provided in Dillon’s Scoped Natural 
Heritage Impact Study dated October 9, 2020. 
The Proposed Limit of Development is reflected 
in the architectural plans prepared by Kirkor 
Architects, dated October 9, 2020 (see Figure 10, 
Site Plan below).
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Figure 3 - Proposed Development Limit
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2.2 Area Context
Fronting onto the south side of Steeles Avenue 
West, the subject site is located along the 
northerly limit of the City of Toronto’s municipal 
boundary, with the City of Vaughan located on 
the north side of Steeles Avenue West. More 
specifically, the subject site is located in the 
former City of North York and lies at the northern 
edge of the Bathurst Manor neighbourhood 
and is adjacent to the southern limit of the 
Thornhill neighbourhood in the City of Vaughan. 
The surrounding area contains a mix of uses 
including a range of small and large-scale retail/
commercial, institutional, industrial, office and 
residential uses in varying forms. 

The Bathurst Manor neighbourhood is a 
predominantly low-rise automobile-oriented 
residential community, generally bounded by 
Steeles Avenue to the north, the West Don River 

to the east, Sheppard Avenue West at to the 
south and Dufferin Street to the west. Notably, 
the low-rise residential neighborhoods within 
the Bathurst Manor neighbourhood are located 
to the south of the subject site, and are physically 
separated from the site by a major open space 
comprised of the West Don River natural heritage 
system and the G. Ross Lord Park located to the 
south and east.

Nestled within this open space area lie a number 
of institutional buildings affiliated with the 
University of Toronto and Federal government 
offices. Adjacent to the West Don River natural 
heritage system to the east is Sanofi Pasteur’s 
biomedical campus and a low-rise residential 
neighborhood within the north end of the 
Westminster-Branson neighbourhood.
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Figure 4 - Surrounding Context Aerial 
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2.3  Immediate Surroundings
The site is surrounded by the following uses:

To the immediate east of the site is the West 
Don River valleylands, which generally extend 
in a northwest-southeast direction and form an 
important part of the City of Toronto’s network of 
green spaces. The West Don River is a branch of the 
Don River natural heritage and watershed system, 
wrapping around the easterly, northeasterly and 
southeasterly portions of the subject site. The 
river valley and trail system generally extend to 
the City of Vaughan in the north and through G. 
Ross Lord Park to the south. The valley system 
includes a multi-use trail, which is accessed via 
a trailhead adjacent to the northeast corner of 
the subject site. The trailhead is proposed to be 
enhanced with new signage, feature paving and 
seating areas through the redevelopment of the 
subject site. 

Abutting the West Don River valley system to the 
east is the Sanofi Pasteur biomedical campus, a 
22-hectare manufacturing and research facility 
(1755 Steeles Avenue West). The campus is home 
to the Canadian headquarters of Sanofi Pasteur, 
including their research facilities and a vaccine 
production plant. A rezoning to permit a new 
15,660 square metre vaccine manufacturing 
facility at the southerly end of the site was 
approved by the City in 2017 and is currently 
under construction. 

G Ross Lord Park, Looking Northeast (Google Image)

Sanofi Pasteur (1755 Steeles Avenue West), Looking 
South (Google Image)
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At the northwest corner of Steeles Avenue West 
and Dufferin Street is a Petro Canada gas station 
(1514 Steeles Avenue West), which is surrounded 
by a one-storey commercial plaza known as 
Dufferin Steeles Centre (1520 Steeles Avenue 
West). The plaza is occupied by a range of retail 
and service commercial uses. To the north of the 
commercial plaza is Wietzes Toyota, a 2-storey 
auto dealership (7080 Dufferin Street) and a 
2-storey warehousing and logistics complex 
(200, 220 and 240 Viceroy Road).

To the west of the subject site is the Dufferin 
Corners commercial plaza (1881 Steeles Avenue 
West). The plaza building is occupied by a range 
of service commercial, retail, and restaurant 
uses on the ground floor with office uses 
above (i.e. approximately 1,300 square metres). 
Tenants of the plaza at the time of writing of 
this report include Shoppers Drug Mart, RBC, TD 
Canada Trust, Cora restaurant, Orangetheory 
Fitness, Pizza Nova, The UPS Store and Family 
Tree Dental. The balance of the plaza site is 
occupied by surface parking. Access to the plaza 
is provided via four driveways, a one-way and 
two-way driveway from Dufferin Street and two 
two-way driveways from Steeles Avenue West. 
The easterly driveway from Steeles Avenue West 
is primarily a service driveway that runs behind 
the plaza building immediately adjacent to the 
subject site’s west property line. 

The Dufferin Corners commercial plaza is 
subject to an active Zoning By-law Amendment 
application (City File: 19 262484 NNY 06 OZ). 
The application was submitted in December 
2019 and proposes a comprehensive mixed use 
redevelopment comprised of five new buildings, 
including two 12-storey mixed-use mid-rise 
buildings fronting onto Steeles Avenue West and 
Dufferin Street, two 27-storey residential towers 
internal to the site, and an 11-storey residential 
mid-rise building situated at the southeast 
corner of the site backing onto the West Don River 
valley. The proposal also includes a 941 square 
metre public park. Vehicular access to the new 
development is proposed via a future ‘L-shaped’ 
public road which is proposed to run north-south 
along the site’s eastern boundary, adjacent to 
the subject site, and then east-west to Dufferin 
Street. The new public street would serve both 
development sites.

To the east of the Sanofi Pasteur campus, east 
of Hidden Trail (a north-south Collector road), is 
a low-rise residential neighbourhood consisting 
of 2 and 3-storey detached, semi-detached and 
row house dwellings, which was developed in the 
early 1980s.

To the north of the subject site is Steeles Avenue 
West, which marks the municipal boundary 
between the City of Toronto and the City of 
Vaughan. Beyond Steeles Avenue is the West Don 
Valley Open Space trail system and Don River 
West Branch. 

At the northeast corner of Dufferin Street and 
Steeles Avenue West is a 6-storey retirement 
residence known as the Four Elms Retirement 
Residence (1500 Steeles Avenue West). North of 
the retirement residence is an 8-storey rental 
apartment building (1 Maison Parc Court). On the 
north side of Maison Parc Court is the Chateau 
Park condominium complex, comprised of two 
8-storey buildings (2 and 8 Maison Parc Court).  
Further north is the continuation of the West Don 
River ravine and natural heritage system, as well 
as a residential neighbourhood consisting of 2- 
and 3-storey detached dwellings. 

Four Elms Retirement Residence (1500 Steeles Avenue 
West), Looking Northeast (Google Image)
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The application for the Dufferin Corners 
commercial plaza is currently under review 
by the City and refinements to the design are 
anticipated to occur through the review by the 
City. Both landowners are committed to working 
together to achieve a comprehensive vision 
for the lands, which collectively make up the 
southeastern quadrant of the Steeles-Dufferin 
intersection.  As described below, the proposal 
for the subject site includes provision for a new 
north-south public road, which would contribute 
to an ultimate 20 metre right-of-way, with 10 
metres being conveyed by each landowner. 

Beyond the commercial plaza is Dufferin Street, 
with an Esso gas station, Tim Horton’s and a Mr. 
Lube at the southwest corner of Dufferin Street 
and Steeles Avenue West. To the southwest of 
the subject site, on the west side of Dufferin, is a 
large big box retail centre. 

To the south of the subject site is an extension of 
the surface parking lot which serves the Dufferin 
Corners commercial plaza. Abutting the parking 
lot is the West Don River valley system and G. 
Ross Lord Park. Further south are institutional 
uses, including a 4-storey Federal Government 
office complex occupied by Environment and 
Climate Change Canada (4905 Dufferin Street) 
and the University of Toronto’s Institute for 
Aerospace Studies (4925 Dufferin Street), which 
consists of a small campus comprised of several 
low-rise buildings, including a domed wind tunnel 
facility. Further south is the University of Toronto 
Libraries’ High-Density Storage and Preservation 
Facility (4961 Dufferin Street), a secure 3-storey 
building that houses over 5 million volumes of 
scholarly print material.

Commercial Plaza at 1881 Steeles Ave W (Dufferin 
Corners), Looking Southeast (Google Image)

To the southwest of the subject site is a large 
business park, known as DUKE Heights, which is 
generally bounded by Dufferin Street to the east, 
Steeles Avenue West to the north, Keele Street to 
the west and Sheppard Avenue to the south. DUKE 
Heights is home to more than 2,300 businesses 
that employ over 30,000 people and falls within 
the boundaries of the “400/407 Keele Dufferin” 
Provincially Significant Employment Zone. DUKE 
Heights is comprised of a mix of employment 
uses, including manufacturing, warehousing 
and office uses, as well as supporting retail and 
service commercial uses. To the west of DUKE 
Heights is the Keele Campus of York University, 
which occupies roughly 1.0 square kilometre of 
land, is attended by some 50,000 students, and 
employs approximately 7,000 faculty and staff.
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2.4 Transportation Context
The following provides an overview of the 
transportation context in the vicinity of the 
subject site, including the existing street network 
and transit infrastructure. 

Road Network

Steeles Avenue West is a two-way east-west 
Major Arterial roadway that spans the entirety of 
the City of Toronto. The roadway extends west into 
Peel Region and east into Durham Region under 
the name of Taunton Road. In the vicinity of the 
subject site, the segment of Steeles Avenue West 
has a planned right-of-way width of 36 metres, 
as shown on Map 3 of the Toronto Official Plan, 
which illustrates right-of-way widths associated 
with existing major streets (see Figure 5, Toronto 
Official Plan, Map 3). The measured right-of-
way width is generally 36 metres. The street has 
a cross-section of three eastbound and three 
westbound travel lanes, in addition to a centre 
left-turn lane. Approaching Dufferin Street, 
a concrete median is located in the centre of 

the roadway separating the eastbound and 
westbound travel lanes. On-street parking is not 
permitted, and sidewalks are located on both 
sides of the street.

Dufferin Street is a two-way north-south 
Major Arterial roadway that starts at the foot 
of Lake Ontario, continues north to Toronto’s 
northern boundary at Steeles Avenue, with some 
discontinuities, and extends north into the City 
of Vaughan, where it becomes Regional Road 
53. In the vicinity of the subject site, Dufferin 
Street has a planned right-of-way width of at 
least 45 metres, or greater, as shown on Map 3 
of the Toronto Official Plan. The measured right-
of-way width is generally 45 metres. The street 
has a cross-section of two northbound and two 
southbound travel lanes, in addition to a centre 
left-turn lane. Approaching Steeles Avenue 
West, a concrete median is located in the centre 
of the roadway, separating the northbound and 
southbound traffic lanes. On-street parking is 
not permitted, and sidewalks are located on both 
sides of the street.

Figure 5 - Toronto Official Plan, Map 3
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Transit Network 

From a transit perspective, the subject site is 
well served by existing frequent surface transit 
routes that operate every 10 minutes or better, 
in both directions, throughout the day and into 
the evening (see Figure 6, TTC System Map and 
Figure 7, York Region Transit Map). The following 
Toronto Transit Commission (“TTC”) and York 
Region Transit (“YRT”) surface transit routes 
serve the area, with bus stops located at all four 
corners of the Steeles Avenue West and Dufferin 
Street intersection:

• 60 Steeles West is a TTC bus route that 
operates between Finch Station, the Line 1 
easterly terminus subway station, and the 
area of Steeles Avenue West and Highway 
27, generally in an east-west direction along 
Steeles Avenue West. The route serves the 
recently completed Pioneer Village Station, 
which is located along the western branch of 
the Line 1 subway. The bus route is part of the 
TTC’s 10 Minute Network, and operates every 
10 minutes or better, all day, every day, with an 
average headway of 7 minutes during weekday 
peak hours. The route affords 11-minute 
travel times between the subject site and 
Pioneer Village Station, which functions as an 
intermodal bus station, providing convenient 
access to the subway network, as well as 
surface routes on the TTC and YRT bus 
network.

• 105 Dufferin North is a TTC bus route that 
operates between Sheppard West Station on 
the Line 1 subway and the area of Steeles Avenue 
West and Dufferin Street (i.e. adjacent to the 
subject site). The route generally operates in 
a north-south direction along Allen Road and 
Dufferin Street, as well as Gerry Fitzgerald 
Drive and Steeles Avenue West. This route 
operates all day, every day and features peak 
headways of 11 minutes. The associated 329 
Dufferin Blue Night bus route provides night-
time service every 30 minutes along Dufferin 
Street from Princes’ Gates Loop to the area of 
Steeles Avenue West and Dufferin Street. The 
route affords 9-minute travel times between 
the subject site and Sheppard West Station, 
which functions as an intermodal bus station, 
providing convenient access to the subway 
network, as well as surface routes on the TTC 
bus network. 

• 353 Steeles is a Blue Night TTC bus route that 
operates generally in an east-west direction 
between the area of the York University 
campus and the area of Steeles Avenue 
East and Staines Road.  It operates every 30 
minutes overnight, seven days a week.

• 117 Alness-Chesswood is a TTC bus route 
that generally operates in a north-south 
direction between Sheppard West Station on 
the Line 1 subway, and the area of Dufferin 
Street and Steeles Avenue West. This route 
operates approximately 5:30 am to 8:00 p.m. 
from Monday to Friday with headways of 
approximately 10-12 minutes.

• 960 Steeles West Express is a TTC bus route 
that generally operates in an east-west 
direction between Finch Station and Pioneer 
Village Station on Line 1 Yonge-University 
with 10-15 minute headways.

Figure 6 - TTC System Map

SUBJECT
SITE
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• 3 Thornhill is a YRT operated bus route that 
operates between Pioneer Village Station 
on the Line 1 subway, travels north through 
Thornhill, and to the area of Steeles Avenue 
and Don Mills Road. The route generally runs 
in an east-west direction through several 
suburban neighborhoods. This route connects 
to several key bus terminals, including 
Promenade Terminal in Vaughan, and the Viva 
Blue and Viva Pink interchange in Richmond 
Hill. This route operates seven days a week 
and every 15-18 minutes during weekday peak 
periods. 

• 105 Dufferin is a YRT operated bus route that 
operates between Sheppard West Station on 
the Line 1 subway and the area of Dufferin 
Street and Major Mackenzie Drive West in 
the City of Vaughan. The route generally 
operates in a north-south direction along 
Dufferin Street from Sheppard West Station 
to Rutherford Road (Saturday, Sunday and 
on holidays) and to Major Mackenzie Drive 
(Monday-Friday). The route operates seven 
days a week and operates every 30 minutes 
during peak periods.

The area surrounding the subject site is also 
served by the York University GO Station on the GO 
Transit Barrie line, which is located approximately 
1.4 kilometres from the subject site (see Figure 
8, GO Transit System Map). The station is only 
served on weekdays by southbound trains during 
the morning peak period and northbound trains 
during the afternoon peak period. As of January 
2018, weekday service consists of 8 trains 
southbound to Toronto Union Station in the 
morning, 7 trains northbound in the afternoon to 
Barrie Allandale Station and one train northbound 
to Bradford in the evening. 

SUBJECT
SITE

SUBJECT
SITE

Figure 7 - GO Transit Map

Figure 8 - York Region Transit Map
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Figure 9 - Bus Rapid Transit Map

Future Transit Services

Concerning planned transit improvements within 
the vicinity of the subject site, Steeles Avenues 
is shown as a planned Bus Rapid Transit or Light 
Rail Transit line in Metrolinx’s 25-year plan.  The 
details and timing of this improvement are not 
clear at this juncture.   

The TTC released its 5-Year Service Plan and 10-
Year Outlook (the “Service Plan”) on December 
4, 2019. The Service Plan is a blueprint for 
service needed between 2020-2024. It identifies 
resource and funding requirements and serves 
as the basis for annual operating budgets and 
annual 10-year capital plans. One of the key 
recommendations in the service plan is to 
prioritize surface transit routes over the next 
five years by exploring the implementation of 
exclusive bus lanes on Toronto’s busiest bus 
corridors in order to improve reliability and speed. 
Over the next five years, the TTC has committed 
to exploring opportunities on Eglinton Avenue 
East, Dufferin Street, Jane Street, Steeles Avenue 
West and Finch Avenue East.  

Since its release in 2019, the TTC has worked 
with partner divisions at the City to develop 
an Implementation Plan for the five corridors 
identified in the Service Plan. At the December 
2019 and June 2020 TTC Board meetings, motions 
were approved to expedite Bus Rapid Transit on 
Finch Avenue and other major corridors including 
Steeles Avenue West. The Implementation Plan 
was subsequently endorsed by City Council 
on July 28, 2020.  The TTC report filed at City 
Council proposed lane configuration that would 
accommodate bus lanes along the Steeles West 
corridor by converting the through curb lanes 
into exclusive bus lanes. The exact design of the 
enhanced service will be determined during the 
detailed design phase.



3 Proposal
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3.1  Description of Proposal 
The proposal entails the comprehensive 
redevelopment of the subject site with three new 
residential buildings with heights of 38 storeys 
(116.65 metres excluding mechanical penthouse), 
39 storeys (120.50 metres excluding mechanical 
penthouse), and 10 storeys (33.15 metres). 
Collectively, the buildings are anticipated to 
contain a total of 814 dwelling units, including 
120 rental replacement units, and a total gross 
floor area of 67,597 square metres, resulting 
in a density of 5.26 FSI (6.07 FSI, excluding the 
valleylands).

The proposal also includes a new north-south 
public road, improved access to the West Don 
Valley system, a new public park at the south end 
of the subject site, and significant improvements 
to the public realm along Steeles Avenue West. 
As it relates to public realm improvements, a key 
feature of the proposal is the complete removal 

of the retaining wall along the north side of the 
subject site, which currently presents a physical 
and visual barrier between the subject site and 
the public realm along Steeles Avenue West.

The proposed buildings have been designed to 
appropriately respond to the existing and planned 
built form context by adding new residential 
uses in proximity to transit and by improving and 
animating the public realm. The proposal also 
responds to the topography of the site, allowing 
for grade-level entrances along the north, south 
and west sides of the development.

With respect to parkland, the proposal also 
includes a 1,486.5 square metre public park (15% 
of the net site area). In addition, 1,699.5 square 
metres of valleylands are to be dedicated to the 
City and/or TRCA.
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Guiding Principles

The design of the proposal was developed using 
the following key guiding principles which shaped 
the overall site organization:

• Vehicular and Pedestrian Connections: The 
proposal has been designed around a new 
system of public and private connections to 
ensure the new buildings have appropriate 
site access, in order to draw pedestrians into 
the subject site and extend and improve the 
public realm. 

• Parkland: The new vehicular and pedestrian 
network allows for access to a new 1,486.5 
square metre public park at the south end 
of the subject site, with the possibility of 
integration with the adjacent property to 
the south and west to accommodate future 
expansion of the park.

• Height and Density: The greatest heights 
and density are concentrated within the 
centre of the subject site to ensure an 
appropriate transition to the low-rise 
residential neighbourhoods to the north and 
west and the new public park to the south.  
Further, the site’s separation distance from 
Neighbourhoods designated properties to 
the east (over 350 metres away) and from 
the low-rise residential area to the northeast 
within the City of Vaughan (approximately 175 
metres away at its closest point) allows for 
the introduction of the proposed tall buildings 
without any unacceptable built form impacts. 

• Naturalized Edge: Along the northern edge, 
the proposal would facilitate the removal 
of the existing retaining wall and allow for 
grading improvements and new landscaping 
to soften and extend the public realm along 
Steeles Avenue West. Along the eastern edge 
of the subject site, the proposal provides for a 
10 metre buffer and Forest Management Zone 
within the valley slope, including 25 new trees 
and 240 new shrubs.

Figure 11 - View of Proposed Development Looking 
West from Steeles Avenue West (Kirkor Architects)
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Proposed Buildings

The following provides an overview of the three 
new residential buildings that are proposed as 
part of the redevelopment. 

Building A 

Building A is proposed to be 38 storeys (116.65 
metres exclusive of the mechanical penthouse) 
and is located at the south end of the property.  
It is proposed to contain a total of 398 residential 
units and 30,798 square metres of residential 
GFA. The proposed residential unit mix includes 
172 one-bedroom units, 189 two-bedroom units 
and 37 three-bedroom units.

The base building is proposed to be 3 storeys 
(10.7 metres) towards the interior of the subject 
site, stepping up to 5 and 6 storeys (20.45 metres) 
in height along the east side of the building and 
towards the valleylands. The 3-storey base 
building is shared with Building B to the north.

The base building provides generous setbacks, 
resulting in an attractive public realm along the 
new south-south road to the west and the new 
public park to the south. The base building is 
proposed to be set back 3.0 metres from the new 
public road to the west and 3.0 metres from the 
limit of development to the east. It will also be 
set back approximately 5.6 metres from the new 
public park to accommodate maintenance and 
a proposed 2.1 metre pedestrian walkway that 
flanks the northern edge of the proposed park.

The ground floor of the base building is proposed 
to be comprised of residential units fronting onto 
the park and along the frontage of the new north-
south public road. The balance of the ground floor 
is comprised of the main residential lobby area, 
which is proposed at the northwest corner of the 
building, along with a mail room, an internalized 
shared loading and garbage pick-up area, and 
above-grade vehicular and bicycle parking areas. 

The 38-storey tower element is positioned 
towards the west side of the base building and 
is oriented in an east-west direction. The tower 
is set back approximately 27.8 metres from the 
east face of the base building adjacent to the 
valleylands and approximately 1.8 metres from 
the west face of the base building fronting the new 
north-south road. Towards the north, the tower 
element is set back a minimum of 25 metres from 
the proposed tower element of Building B and 
approximately 1.8 metres from the south face of 
the base towards the proposed public park.

The tower is well articulated and designed, 
providing stepbacks and indentations to break up 
the massing and to create a terraced design that 
gently tapers upward resulting in a tower floor 
plate that retreats as the building gets taller. In 
this regard, the lower portion of the tower (Levels 
7-9) has a floor plate of approximately 809 square 
metres; the middle portion (Levels 10-36) has a 
floor plate size of approximately 749 square 
metres and the upper portion (Levels 37-38) has 
a floor plate of approximately 684 square metres.  
Overall, the proposed tower has an average floor 
plate size of 750 square metres. 

Building B 

The forms of Buildings B and C are blended 
together in order to provide a transition in height 
towards Steeles Avenue West and the lower scale 
neighbourhoods to the north and to optimize the 
site’s efficiency. In this regard, Buildings B and 
C appear as one building when viewed from the 
public realm along Steeles Avenue West, with 
Building C forming the tower base of Building B. 
Although the buildings will appear as one building, 
the buildings are proposed to distinct from one 
another and will function largely independently, 
with some exceptions such as mechanical 
functions and fire exit stairs. 

Building B is proposed to be 39 storeys (120.50 
metres exclusive of the mechanical penthouse) 
and is sited towards the centre of the subject site. 
It is proposed to contain 24,350 square metres 
of residential GFA and a total of 296 residential 
units, including 172 one-bedroom units, 91 two-
bedroom units and 33 three-bedroom units.

Towards the south, the tower element sits on top 
of a 3-storey base building, which is shared with 
Building A.  Towards the north, the tower form 
transitions down into the 10-storey mid-rise 
element proposed along the Steeles Avenue West 
frontage (Building C). The building base is set 
back 3.0 metres from the limit of development to 
the east and 3.0 metres from the new public road 
to the west. 

The ground floor of the base building is proposed 
to be comprised of the main residential lobby 
area, which is located off of a circular driveway 
from the new north-south public road, above-
grade vehicular and bicycle parking areas, a mail 
room, the entrance to the underground parking 
garage and parking ramp as well as a secondary 
vestibule/lobby at the eastern end of the base 
building. 
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The proposed tower is a prototypical point tower 
form (i.e. square), with a slender floor plate of 
between approximately 702 square metres and 
748 square metres. It will be positioned towards 
the northeast corner of the site, allowing for a 
minimum separation distance of 25 metres to the 
tower element of Building A. The tower element 
is set back approximately 18.8 metres from the 
west face of the base building, 13 metres from the 
north face of the base building fronting Steeles 
Avenue West and a minimum of 4.5 metres from 
the façade of the base building to the west. The 
tower is articulated with setbacks to limit massing 
impacts and to add architectural interest. 

Building C

Building C is proposed to be mid-rise in form 
with a height of 10 storeys (33.15 metres) and will 
be oriented parallel to the Steeles Avenue West 
frontage. The proposed building includes a total 
gross floor area of 12,219 square metres and is 
proposed to contain a total of 120 units, including 
19 one-bedroom units, 66 two-bedroom units 
and 35 three-bedroom units.

The sloping topography of the site allows for 
grade-level entrances along the north elevation 
of Building C and along the Steeles Avenue West 
frontage at the P1 Level and on the ground floor. 
Grade-related units are also proposed along 
the western side of the ground level fronting 
onto the new public road. The main residential 
lobby of Building C is proposed at the northwest 
corner of the building and is oriented towards the 
intersection of the new public street and Steeles 
Avenue West. Due to the varying grades between 
the south and north ends of the subject site, the 
building would appear as 11 storeys from the 
Steeles Avenue West frontage.

The base of Building C is set back approximately 
4.0 to 6.5 metres from the north lot line along 
Steeles Avenue West and 3.0 metres from the 
new north-south public road. Towards Steeles 
Avenue West, the building has a streetwall height 
of 6 storeys (24.25 metres). At Level 7, the building 
steps back 3.3 metres and an additional stepback 
of 5.6 metres is provided at Level 9. Above the 10th 
level of Building C, the tower element of Building 
B is set back 6.0 metres.

In terms of site organization, the proposal is 
divided into the three buildings as described 
above, with amenity and terrace spaces for 

each building. A private vehicle and pedestrian 
courtyard on the west side of the subject site will 
front onto the future public road. The courtyard 
will lead to the parking garage entrance, the 
loading/garbage pick-up and the designated 
pedestrian drop-offs. 

Residential Distribution and Amenity 
Space

Collectively across all three buildings, the 
redevelopment program includes a total of 814 
residential units, including 120 rental replacement 
units. The overall proposed unit mix includes: 363 
one-bedroom units (44%); 346 two-bedroom units 
(43%) and 105 three-bedroom units (13%). The 
proposed unit mix is summarized in Table 1 below. 

Table 1 - Proposed Unit Mix

 
One- 
Bdrm  
Units

Two- 
Bdrm  
Units

Three- 
Bdrm  
Units

Total

Building A 172 189 37 398

Building B 172 91 33 296

Building C

Rental 
Replacement

19 66 35 120

TOTAL 363 346 105 814

% of project 44% 43% 13% 100%

Based on the foregoing, approximately 43 percent 
of the unit mix is made up of two-bedroom units 
and 13 percent of the units are three-bedrooms, 
which exceeds the recommendations of the City’s 
Growing Up Guidelines (discussed at Section 4.9 
of this report). 

As the redevelopment plan requires the demolition 
of 120 rental dwelling units, it is currently 
contemplated that the 120 units in Building C 
will be rental replacement units.  The proposed 
rental units will replace the existing rental units 
that are proposed to be demolished at a 1:1 ratio, 
with units of a similar size, bedroom type and rent 
level as the units they are replacing. The details 
regarding rental replacement are outlined in the 
Housing Issues Report, included as Appendix A of 
this report. The location and design of the rental 
replacement units will be discussed with the City 
and the existing tenants through the detailed 
review of the proposal and, accordingly, is subject 
to change through the development process.  
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As it related to amenity space, a total of 3,858 
square metres of amenity space is proposed, 
including approximately 1,683 square metres 
of indoor amenity and approximately 2,175 
square metres of outdoor amenity. Based on 
the foregoing, amenity space will be provided 
throughout the development at a rate of 

By building, the proposed distribution of amenity space is as follows:

Building Indoor Amenity Outdoor Amenity

A

• 458.70 square metres on Level 4

• 363.90 square metres on Level 6

• 822.60 square metres total 

• 2.07 square metres / unit

• 1,879.89 square metres on Level 4

• Shared between Buildings A and B

• 2.71 square metres / unit

B
• 593.59 square metres on Level 4

• 2.01 square metres / unit

C
• 266.86 square metres on Level 9

• 2.22 square metres / unit

• 294.97 square metres on Level 9

• 2.46 square metres / unit

Total
1,683.05 square metres 
( 2.07 square metres / unit)

 2,174.86 square metres 
( 2.67 square metres / unit)

approximately 4.7 square metres per unit, of which 
approximately 2.07 square metres per unit will be 
indoor amenity space and 2.67 square metres 
per unit will be outdoor amenity space. All of the 
outdoor amenity space will be adjacent to at least 
40 square metres of indoor amenity space. 

Figure 12 - Aerial View of Shared Amenity Space Terrace (Kirkor Architects)
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Parkland 

As part of the comprehensive redevelopment 
program for the subject site, a 1,486.5 square 
metre public park is proposed. The park fronts 
onto the new public road, south of the base of 
Building A, and is sited to allow for consolidation of 
parkland dedication parcels between the subject 
site, and the adjacent development application 
at 1881 Steeles Avenue West. The owner intends 
to work collaboratively with Parks, Forestry and 
Recreation to design and program the park space, 
as the proposal advances through the application 
review process. Additional discussion regarding 
the proposed parkland is provided in Section 5.4 
of this report. 

Public Realm

The proposal will make a significant contribution 
to the improvement of the existing streetscape 
along Steeles Avenue and, through the 
introduction of a new network of vehicular and 
pedestrian connections, will expand the public 
realm into subject site.   

As mentioned above, the proposal would facilitate 
the complete removal of the retaining wall along 
the north side of the subject site, which currently 
presents a physical barrier between the site 
and the street. The proposal would facilitate 
significant grading improvements in favour of 
a more naturalized edge along the street and 
flanking the valleylands to the east.  Unlike the 
current condition, the proposal has been designed 
to respond to the topography of the site, allowing 
for grade-level entrances along the north face of 
the building fronting Steeles Avenue West, to the 
south directed towards the public park and to the 
west fronting the new public road, which would 
activate and enhance the public realm (see Figure 
13, Proposed Streetscaping improvements along 
Steeles Avenue West). 

The new buildings will frame Steeles Avenue 
West and the new public street with good 
proportion and the proposal will introduce new 
landscaping elements, including a new double 
row of street trees along Steeles Avenue West 
and the new public road. The proposal also 
includes a pedestrian walkway network to 
enhance circulation throughout the development. 
A 1.5-metre wide walkway is proposed along the 
east side of the building and adjacent to the 
valleylands. Towards the south end of the site, 
the walkway connects to the 2.1-metre walkway 
flanking the north side of the public park, which in 
turn connects to the proposed 2.1-metre sidewalk 
on the east side of the proposed public road. 
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Figure 13 - Proposed Streetcaping Improvements along Steeles Avenue West (Kirkor Architects)

Current view of Subject Site, looking south from Steeles Avenue West (Google Image)
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Natural Heritage

A dripline for the significant woodland was staked 
by Dillon Consulting and the TRCA on June 9, 2020, 
and formal acceptance of the staked dripline was 
provided by the TRCA on June 23, 2020. Grounded 
Engineering determined the Long Term Stable 
Slope and the Estimated Top of Bank, which 
were accepted by the TRCA on June 10, 2020 
and June 23, 2020 respectively. After taking into 
account site features and relevant policies, Dillon 
Consulting has created a Proposed Limited of 
Development, the rationale for which is provided 
in Dillon’s Scoped Natural Heritage Impact Study 
dated October 9, 2020. 

The buffer area is proposed to contain a Forest 
Management Zone to provide a naturalized 
edge between the new construction and the 
valleylands. The Forest Management Zone is 
proposed to contain native tree species and 
regenerative shrub plantings. 

As part of the removal of the existing retaining 
wall along the north edge of the site, a slope 
restoration strategy has been developed for the 
northeast corner of the site to renaturalize and 
restore the valley slope, including the planting of 
12 new trees. 

Improvements to the trailhead/entrance area at 
the northeast corner of the site are also proposed 
through the application. The existing trailhead 
is proposed to be improved with interpretive/
informational signage, additional naturalized 
edge plantings, seating and feature paving. The 
improved trailhead will serve as a gateway to the 
river valley and trail system and an attractive 
landscaped marker delineating the boundary 
between the City of Toronto and the City of 
Vaughan. 

Figure 14 - Rendering Illustrating Proposed Design Improvements to the Existing Trailhead and Renaturalization 

of the Valley Slope (Kirkor Architects)
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Figure 15 - Rendering of Proposal Looking South Down Proposed North-South Public Road (Kirkor Architects)

New Public Road

The design of the proposal is anchored by a new 
network of vehicular and pedestrian connections 
that will improve vehicular and pedestrian access 
and circulation on the subject site, including the 
introduction of a new public road. 

The new public road is proposed to be located 
on the western limit of the subject site. The 
ultimate configuration of the road is planned to 
have a 20 metre right-of-way and an 8.5 metre 
pavement width.  The road will straddle the west 
property line, with approximately 10 metres being 
conveyed from both the subject site (1875 Steeles 
Avenue West) and the adjacent development to 
the west (1881 Steeles Avenue West).   
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The ultimate configuration of the road will be 
‘L’-shaped, connecting Steeles Avenue West and 
Dufferin Street.  It will be under ‘STOP’ control at 
Steeles Avenue west and signalized at Dufferin 
Street (see Figure 16, New Public Street).

In the event that the redevelopment of the subject 
site proceeds in advance of the redevelopment 
of 1881 Steeles Avenue West, an interim access 
condition is proposed as follows:

• the 10 metre partial road conveyance will be 
conveyed or set aside for future dedication;

• the partial road conveyance on 1875 Steeles 
Avenue West will be graded and paved to 
match the existing easterly driveway of 1881 
Steeles Avenue West, allowing a continuous 
paved surface for vehicles;

• the overall pavement width in the interim 
condition will be a minimum of 8.5 metres, 
with wider sections adjacent the shopping 
centre loading area, and will serve both the 
existing plaza and the proposed development 
on the subject site; and

• the east boulevard will be constructed to a 
municipal standard to provide pedestrian 
access to the proposed development.

• With full build-out of the lands at 1881 Steeles 
Avenue West, the remaining 10 metres of right-
of-way will be conveyed and the west half of 
the road completed to municipal standards. 

Figure 16 - New Public Street (BA Group)
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Access, Parking and Loading

The following provides a summary of access, 
parking and loading. A Transportation Impact 
Study  has been prepared under a separate cover 
by BA Group and is discussed in Section 5.9 of 
this report. 

As discussed above, the proposal will introduce 
a new north-south public road to support the 
proposed development, providing vehicular 
and pedestrian access to the subject site and a 
foundation for the orderly development of the 
property and the adjacent lands to the west. The 
new road is proposed along the west lot line of 
the subject site, generally in alignment with the 
existing driveway. It is proposed to function as 
a right-in, right-out and left-in access at peak 
periods and an all moves access during off-peak 
periods. 

The road will lead to the roundabout driveway 
and courtyard areashared between Buildings A 
and B, accommodating passenger pick-up and 
drop-off functions and accessing entrances to 
the proposed underground parking garages and 
loading spaces for the residential buildings. The 
road also provides street frontage to the new 
public park proposed at the south end of the 
subject site. 

Parking for the proposed development will be 
provided in a linked 2-level underground parking 
garage and in three levels of above-grade parking 
in the base elements of Buildings A and B. The 
above-grade parking spaces are proposed to be 
located on the ground floor and up to Level 3. 
The above-grade parking levels will be treated 
with textured concrete and landscaping in the 
form of climbing ivy which will complement the 
architectural expression of the base building 
and will create an appropriate interface with 
the valleylands. A total of 637 vehicular parking 
spaces are proposed, including 514 resident 
parking spaces and 123 spaces for visitors.

As it relates to bicycle parking, the proposal 
includes a total of 612 bicycle parking spaces, 
including 555 long-term spaces for residents and 
57 short-term spaces for visitors. The long-term 
bicycle parking spaces are proposed to be located 
within secure storage areas within the P1 and 
P2 parking levels. The short-term visitor bicycle 
parking spaces are proposed to be located within 
a secure storage area on the ground floor within 
the base of Building A and on the south side of 
Building C beside the vehicle and pedestrian 
courtyard. 

The proposal includes two loading spaces, 
including one Type ‘G’ loading space and one 
Type ‘C’ loading space, which will service all 
three buildings. The loading spaces are located 
internally within the base of Building A, out of 
view from the public realm. 
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Figure 17 - Rendering of Courtyard Space between Buildings A and B (Kirkor Architects)
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3.2 Key Statistics
The table below outlines the key statistics of the proposal.

Table 2 -  Project Statistics

Lot Area 12,842 sq. m (gross site) 
11,142.51 sq. m (development site, excluding valleylands) 
9,910.28 sq. m (net site, excluding future public road and valleylands)

Existing Units 120 rental units

Height

Building A 
Building B 
Building C

38 storeys (116.65 m  excl. mechanical; 122.65 m to top of mechanical) 
39 storeys (120.50 m excl. mechanical; 126.50 m to top of mechanical 
10 storeys (33.15 m; mechanical incorporated into Building B)

Gross Floor Area

Residential 

Building A

30,797.60 sq. m

Building B

24,350.41 sq. m

Building C

12,219.41 sq. m

Total Gross Floor Area 67,597.19 sq. m

Density (Total) 5.26 FSI (based on gross site area) 
6.07 FSI (based on development site area)

Unit Mix

1-bedroom 
2-bedroom  
3-bedroom 
Total units

Building A

172 units 
189 units 
37 units 
398 units

Building B

172 units 
91 units 
33 units 
296 units

Building C

19 units 
66 units 
35 units 
120 units  

Grand Total Units 814 (incl. 120 rental replacement units)

Amenity Space

Indoor 
822.60 sq. m 593.59 sq. m 266.86 sq. m

Total Indoor 1,683.05 sq. m (2.07 sq. m / unit)

Outdoor Building A       Building B       Building C

1,879.89 sq. m 294.97 sq. m

Total Outdoor 2,174.86 sq. m (2.67 sq. m / unit)

Vehicle Parking 

Residential  
Visitor  
Total

514 spaces 
123 spaces 
637 spaces

Bicycle Parking

Long Term  
Short Term  
Total

555 spaces 
57 spaces 
612 spaces

Loading 2 loading spaces 
1 Type ‘G’ 
1 Type ‘C’
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3.3  Required Approvals
In our opinion, the proposed development 
conforms with the Official Plan and, in particular, 
is permitted by the applicable Mixed Use Areas 
designation.  Accordingly, an Official Plan 
Amendment is not required.

The proposal requires amendments to the new 
City of Toronto Zoning By-law 569-2013, as 
amended, and the former City of North York 
Zoning By-law 7625, as amended. While the 
proposed apartment use is permitted under the 
current zoning regulations, amendments to the 
applicable Zoning By-laws are required in order 
to increase the permitted height and density 
and to revise other development regulations as 
necessary to accommodate the proposal. 

The proposal will also require approval of a Draft 
Plan of Subdivision, which is being submitted 
concurrently with the rezoning application, to 
create the public park block and the new north-
south public road. The Draft Plan of Subdivision 
proposes to divide the subject site into four 
Blocks as follows:

• Block 1 is comprised of the future residential 
buildings (Buildings A, B and C) and is proposed 
to be 0.8423 hectares in area;

• Block 2 is comprised of the future public park 
and is proposed to be 0.1487 hectares in area;

• Block 3 contains the valleylands and is 0.1700 
hectares in area; and

• Block 4 contains the easterly half of the future 
20.0 metre public road and is 0.1232 hectares 
in area. 

A Site Plan Approval application will also be 
required, which will be submitted at a later date.



4 Policy & 
Regulatory 
Context
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the financial well-being of the Province 
and municipalities over the long term, 
and minimize the undesirable effects of 
development, including impacts on air, 
water and other resources.  They also 
permit better adaptation and response to 
the impacts of a changing climate, which 
will vary from region to region.”

One of the key policy directions expressed 
in the PPS is to build strong communities by 
promoting efficient development and land use 
patterns. To that end, Part V of the PPS contains 
a number of policies that promote intensification, 
redevelopment and compact built form, 
particularly in areas well served by public transit.  

In particular, Policy 1.1.1 provides that healthy, 
liveable and safe communities are to be 
sustained by promoting efficient development 
and land use patterns; accommodating an 
appropriate affordable and market-based range 
and mix of residential types, employment, 
institutional, recreation, park and open space, 
and other uses to meet long-term needs;  and 
promoting the integration of land use planning, 
growth management, transit-supportive 
development, intensification and infrastructure 
planning to achieve cost-effective development 
patterns, optimization of transit investments and 
standards to minimize land consumption and 
servicing costs.

Policy 1.1.3.2 supports densities and a mix of 
land uses which efficiently use land, resources, 
infrastructure and public service facilities and 
which are transit-supportive, where transit is 
planned, exists or may be developed. Policy 
1.1.3.3 directs planning authorities to identify 
and promote opportunities for transit-supportive 
development, accommodating a significant 
supply and range of housing options through 
intensification and redevelopment, where this can 
be accommodated taking into account existing 
building stock or areas and the availability of 
suitable existing or planned infrastructure and 
public service facilities.  

In addition, Policy 1.1.3.4 promotes appropriate 
development standards, which facilitate 
intensification, redevelopment and compact 
form, while avoiding or mitigating risks to public 
health and safety.

4.1  Overview 
The proposed redevelopment of the subject site 
is supportive of the policy directions set out in 
the Provincial Policy Statement, the Growth Plan 
for the Greater Golden Horseshoe and the City 
of Toronto Official Plan, all of which promote and 
encourage intensification within the built-up 
urban areas, particularly in proximity to existing 
and planned transit infrastructure, subject to 
achieving appropriate built form relationships.

4.2 Provincial Policy 
Statement (2020) 

On February 28, 2020, the Ministry of Municipal 
Affairs and Housing released the Provincial Policy 
Statement, 2020, which came into effect on May 
1, 2020 (the “2020 PPS”).  

The PPS provides policy direction on matters of 
Provincial interest related to land use planning 
and development.  In accordance with Section 
3(5) of the Planning Act, all decisions that affect 
a planning matter are required to be consistent 
with the PPS.  In this regard, Policy 4.2 provides 
that the PPS “shall be read in its entirety and 
all relevant policies are to be applied to each 
situation”.

As compared with the 2014 PPS, the 2020 PPS 
includes an increased emphasis on transit-
supportive development, encouraging an 
increase in the mix and supply of housing, 
protecting the environment and public safety, 
reducing barriers and costs for development and 
providing greater certainty, and supporting the 
economy and job creation.

Part IV of the PPS sets out the Province’s vision 
for Ontario, and promotes the wise management 
of land use change and efficient development 
patterns:

“Efficient development patterns optimize 
the use of land, resources and public 
investment in infrastructure and public 
service facilities. These land use patterns 
promote a mix of housing, including 
affordable housing, employment, 
recreation, parks and open spaces, and 
transportation choices that increase the 
use of active transportation and transit 
before other modes of travel. They support 
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foster social interaction and facilitate active 
transportation and community connectivity. 
The policy also promotes planning and providing 
for a full range and equitable distribution of 
publicly-accessible built and natural settings for 
recreation including facilities, parkland, public 
spaces, open space areas, trails and linkages.

The efficient use of infrastructure (particularly 
transit) is a key element of provincial policy 
(Section 1.6). Policy 1.6.3 states that the 
use of existing infrastructure and public 
service facilities should be optimized, before 
consideration is given to developing new 
infrastructure and public service facilities. With 
respect to transportation systems, Policy 1.6.7.4 
promotes a land use pattern, density and mix 
of uses that minimize the length and number of 
vehicle trips and support current and future use 
of transit and active transportation.

Policy 1.7.1 states that long-term prosperity 
should be supported through a number of 
initiatives including: encouraging residential 
uses to respond to dynamic market-based 
needs and provide necessary housing supply 
and a range of housing options for a diverse 
workforce; optimizing the use of land, resources, 
infrastructure and public service facilities; 
maintaining and enhancing the vitality and 
viability of downtowns and mainstreets; and 
encouraging a sense of place by promoting well-
designed built form and cultural planning.

With respect to energy conservation, air quality 
and climate change, Policy 1.8.1 directs planning 
authorities to support energy conservation 
and efficiency, improved air quality, reduced 
greenhouse gas emissions and preparing for 
the impacts of a changing climate through 
land use and development patterns which: 
promote compact form and a structure of 
nodes and corridors; promote the use of active 
transportation and transit in and between 
residential, employment and other areas; and 
encourage transit-supportive development and 
intensification to improve the mix of employment 
and housing uses to shorten commute journeys 
and decrease transportation congestion.

Section 2.1 includes policies regarding natural 
heritage. Policy 2.1.2 provides that the diversity 
and connectivity of natural features in an area, 

As it relates to land use compatibility, the 2020 
PPS includes new and updated policies. Revised 
Policy 1.2.6.1 provides that major facilities and 
sensitive land uses shall be planned and developed 
to avoid, or if avoidance is not possible, minimize 
and mitigate any potential adverse effects from 
odour, noise and other contaminants, minimize 
risk to public health and safety, and to ensure 
the long-term operational and economic viability 
of major facilities in accordance with provincial 
guidelines, standards and procedures. 

New Policy 1.2.6.2 states that, where avoidance 
is not possible in accordance with Policy 1.2.6.1, 
planning authorities shall protect the long-
term viability of existing or planned industrial, 
manufacturing or other uses that are vulnerable 
to encroachment by ensuring that the planning 
and development of proposed adjacent sensitive 
land uses are only permitted if the following are 
demonstrated in accordance with provincial 
guidelines, standards and procedures:

• there is an identified need for the proposed 
use;

• alternative locations for the proposed 
use have been evaluated and there are no 
reasonable alternative locations;

• adverse effects to the proposed sensitive land 
uses are minimized and mitigated; and

• potential impacts to industrial, manufacturing 
or other uses are minimized and mitigated.

With respect to housing, Policy 1.4.3 requires 
provision to be made for an appropriate range 
and mix of housing options and densities to 
meet projected market-based and affordable 
housing needs of current and future residents 
by, among other matters, facilitating all types of 
residential intensification and redevelopment, 
promoting densities for new housing which 
efficiently use land, resources,  infrastructure 
and public service facilities and support the use 
of active transportation and transit, and requiring 
transit-supportive development and prioritizing 
intensification in proximity to transit, including 
corridors and stations.

Section 1.5 addresses the need for parks, trails 
and open space. Policy 1.5.1 of the PPS promotes 
the development of healthy, active communities 
by planning public streets, spaces and facilities 
to be safe, meet the needs of pedestrians, 
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The Guiding Principles, which are important for 
the successful realization of the Growth Plan are 
set out in Section 1.2.1. Key principles relevant to 
the proposal include: 

• supporting the achievement of complete 
communities that are designed to support 
healthy and active living and meet people’s 
needs for daily living throughout an entire 
lifetime; 

• prioritizing intensification and higher 
densities in strategic growth areas to make 
efficient use of land and infrastructure and 
support transit viability; 

• supporting a range and mix of housing 
options, including second units and affordable 
housing, to serve all sizes, incomes and ages 
of households; and

• protecting and enhancing natural heritage, 
hydrologic and landform systems, features 
and functions.

The Growth Plan policies emphasize the 
importance of integrating land use and 
infrastructure planning, and the need to optimize 
the use of the land supply and infrastructure. It 
includes objectives that support the development 
of complete communities and promotes transit-
supportive development. As noted in Section 2.1 
of the Plan:

“To support the achievement of complete 
communities that are healthier, safer, and 
more equitable, choices about where and 
how growth occurs in the GGH need to 
be made carefully. Better use of land and 
infrastructure can be made by directing 
growth to settlement areas and prioritizing 
intensification, with a focus on strategic 
growth areas, including urban growth 
centres and major transit station areas, 
as well as brownfield sites and greyfields. 
Concentrating new development in these 
areas provides a focus for investments 
in transit as well as other types of 
infrastructure and public service facilities 
to support forecasted growth, while also 
supporting a more diverse range and mix 
of housing options... It is important that we 
maximize the benefits of land use planning 
as well as existing and future investments 
in infrastructure so that our communities 
are well-positioned to leverage economic 
change.”

and the long-term ecological function and 
biodiversity of natural heritage systems, should 
be maintained, restored or, where possible, 
improved, recognizing linkages between and 
among the natural heritage features and areas. 
Policy 2.1.8 prohibits development and site 
alterations on lands adjacent to natural heritage 
features and areas identified as provincially 
significant valleylands and woodlands unless 
it has been demonstrated that there will be no 
negative impacts on the natural features or their 
ecological functions. Significant woodlands and 
significant valleylands associated with the Don 
River West Branch abut the subject property to 
the east. In order to address these policies, a 
Scoped Natural Heritage Impact Study (NHIS) has 
been prepared by Dillon Consulting, as discussed 
below in Section 5.10.

For the reasons set out in Section 5.1, 5.2 and 
5.10 of this report, it is our opinion that the 
proposed development and, in particular, the 
requested Zoning By-law Amendment and Draft 
Plan of Subdivision are consistent with the PPS, 
in particular, the policies relating to residential 
intensification, the efficient use of land and 
infrastructure, land use compatibility and the 
protection of natural heritage.

4.3 Growth Plan for 
the Greater Golden 
Horseshoe (2020)

As of May 16, 2019, the Growth Plan for the Greater 
Golden Horseshoe, 2017 (the “2017 Growth Plan”) 
was replaced by A Place to Grow: The Growth 
Plan for the Greater Golden Horseshoe, 2019 (the 
“2019 Growth Plan”).  All decisions made on or 
after May 16, 2019 in respect of the exercise of 
any authority that affects a planning matter must 
conform with the 2019 Growth Plan, subject to 
any legislative or regulatory provisions providing 
otherwise. Subsequently, on August 28, 2020, the 
2019 Growth Plan was amended by Growth Plan 
Amendment No. 1. 

The Growth Plan provides a framework for 
implementing the Province’s vision for managing 
growth across the region to the year 2051 
and supports the achievement of complete 
communities.  In accordance with Section 1.2.3, 
the Growth Plan is to be read in its entirety and the 
relevant policies are to be applied to each situation.
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will optimize infrastructure, particularly along 
transit and transportation corridors, to support 
the achievement of complete communities 
through a more compact built form.

With respect to forecasted growth, Schedule 
3 of the Growth Plan, as amended by Growth 
Plan Amendment No. 1, forecasts a population 
of 3,650,000 and 1,980,000 jobs for the City of 
Toronto by 2051. The 2016 Census data indicates 
that population growth in Toronto is continuing 
to fall short of the past and updated Growth Plan 
forecasts. The City’s population growth from 2001 
to the 2016 population of 2,822,902 (adjusted 
for net Census undercoverage) represents only 
73.2% of the growth that would be necessary on 
an annualized basis to achieve the population 
forecast of 3,650,000 by 2051.

Policy 2.2.1(4) states that applying the policies of 
the Growth Plan will support the achievement of 
complete communities that, among other things, 
feature a diverse mix of land uses including 
residential and employment uses, provide a 
diverse range and mix of housing options, expand 
convenient access to a range of transportation 
options, provide for a more compact built form 
and a vibrant public realm, mitigate and adapt 
to climate change impacts, and contribute to 
environmental sustainability.

Policy 2.2.2(3) requires municipalities to develop 
a strategy to achieve the minimum intensification 
target and intensification throughout delineated 
built-up areas, which will, among other things, 
identify strategic growth areas to support 
achievement of the target and recognize them 
as a key focus for development, identify the 
appropriate type and scale of development in 
strategic growth areas and transition of built 
form to adjacent areas, and ensure lands are 
zoned and development is designed in a manner 
that supports the achievement of complete 
communities.

Section 2.2.4 of the Growth Plan provides policies 
related to transit corridors and station areas. 
Policy 2.2.4(10) directs that lands adjacent to or 
near to existing and planned “frequent transit” 
should be planned to be transit-supportive and 
supportive of active transportation and a range 
and mix of uses and activities. 

Section 2.1 of the Growth Plan goes on to further 
emphasize the importance of optimizing land use 
in urban areas: 

“This Plan’s emphasis on optimizing the 
use of the existing urban land supply 
represents an intensification first approach 
to development and city-building, one 
which focuses on making better use of 
our existing infrastructure and public 
service facilities, and less on continuously 
expanding the urban area.” 

The subject site is part of a “strategic growth 
area” pursuant to the Growth Plan (i.e. a focus 
for accommodating intensification and higher-
density mixed uses in a more compact built 
form).  “Strategic growth areas” include urban 
growth centres, major transit station areas, and 
other major opportunities that may include infill, 
redevelopment, brownfield sites, the expansion 
or conversion of existing buildings, or greyfields. 
Lands along major roads, arterials, or other areas 
with existing or planned frequent transit service 
may also be identified as strategic growth areas. 

In this regard, the subject site is designated 
Mixed Use Areas under the Toronto Official Plan, 
one of four land use designations intended to 
accommodate most of the increased jobs and 
population anticipated by the Official Plan’s 
growth strategy over the coming decades. Further, 
the subject site is located along Steeles Avenue 
West, which is identified as a Major Arterial road 
under the City of Toronto’s Road Classification 
System and is served by “frequent transit”.  The 
Growth Plan defines “frequent transit” as “a 
public transit service that runs at least every 15 
minutes in both directions throughout the day 
and into the evening every day of the week”. In 
this respect, the subject site is served by Steeles 
Avenue West bus route, which offers service 
every 10 minutes or less every day. 

Policy 2.2.1(2)I provides that, within settlement 
areas, growth will be focused in delineated built-
up areas, strategic growth areas, locations with 
existing or planned transit, and areas with existing 
or planned public service facilities. Policy 2.2.1(3)
(c) directs municipalities to undertake integrated 
planning to manage forecasted growth to the 
horizon of this Plan, which will, among other 
things, provide direction for an urban form that 
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forecasted growth; planning to achieve the 
minimum intensification and density targets; 
considering the range and mix of housing options 
and densities of the existing housing stock; and 
planning to diversify the overall housing stock 
across the municipality. 

Generally, the infrastructure policies set out 
in Chapter 3 place an emphasis on the need to 
integrate land use planning and investment in 
both infrastructure and transportation. The 
introductory text in Section 3.1 states that:

“The infrastructure framework in this Plan 
requires that municipalities undertake 
an integrated approach to land use 
planning, infrastructure investments, and 
environmental protection to achieve the 
outcomes of the Plan. Co-ordination of 
these different dimensions of planning 
allows municipalities to identify the most 
cost-effective options for sustainably 
accommodating forecasted growth to 
the horizon of this Plan to support the 
achievement of complete communities. 
It is estimated that over 30 per cent of 
infrastructure capital costs, and 15 per 
cent of operating costs, could be saved by 
moving from unmanaged growth to a more 
compact built form. This Plan is aligned 
with the Province’s approach to long-term 
infrastructure planning as enshrined in 
the Infrastructure for Jobs and Prosperity 
Act, 2015, which established mechanisms 
to encourage principled, evidence-based 
and strategic long-term infrastructure 
planning.”

Policies 3.2.3(1) and 3.2.3(2) state that public 
transit will be the first priority for transportation 
infrastructure planning and major transportation 
investments, and that decisions on transit 
planning and investment will be made according 
to a number of criteria including prioritizing 
areas with existing or planned higher residential 
or employment densities to optimize return 
on investment and the efficiency and viability 
of existing and planned transit service levels, 
and increasing the capacity of existing transit 
systems to support strategic growth areas.

Policy 2.2.5(7) requires municipalities to plan for 
all employment areas within settlement areas 
by, among other things, providing an appropriate 
interface between employment areas and 
adjacent non-employment areas to maintain land 
use compatibility. Policy 2.2.5(8) provides that 
development of sensitive uses will, in accordance 
with provincial guidelines, avoid, or where 
this is not achievable, minimize and mitigate 
adverse impacts on industrial, manufacturing 
or other uses that are particularly vulnerable to 
encroachment. 

Policy 2.2.5(12) permits the Minister to identify 
Provincially Significant Employment Zones 
(PSEZs) and to provide specific direction for 
planning in those areas to be implemented 
through appropriate official plan policies and 
designations and economic development 
strategies. The subject site is located at the 
northeasterly edge of PSEZ No. 9 (400/407 – 
Keele Dufferin), a large area extending primarily 
to the west and south of the site but also including 
Sanofi Pasteur.  

As confirmed by letter dated October 4, 2019 
from the Minister of Municipal Affairs and 
Housing, policies regarding PSEZs only apply to 
areas that are designated as employment areas 
in the current municipal official plan. Land uses 
that are currently permitted will not change 
because of the PSEZ policies e.g. a mixed-use 
designation that currently exists within an in-
effect official plan continues to apply even if the 
lands are within a PSEZ. Because the subject site 
is designated under the Official Plan as Mixed 
Use Areas, the Growth Plan’s policies regarding 
PSEZs do not apply.

With respect to housing, Policy 2.2.6(1) requires 
municipalities to support housing choice through, 
among other matters, the achievement of the 
minimum intensification and density targets in 
the Growth Plan by identifying a diverse range 
and mix of housing options and densities to meet 
projected needs of current and future residents, 
including establishing targets for affordable 
ownership and rental housing. Notwithstanding 
Policy 1.4.1 of the PPS, Policy 2.2.6(2) states that, 
in implementing Policy 2.2.6(1), municipalities 
will support the achievement of complete 
communities by: planning to accommodate 
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Section 4 of the Growth Plan, entitled “Protecting 
What is Valuable”, includes policies designed to 
protect and manage valuable assets as part of 
planning for future growth. 

With respect to public open space, municipalities 
are encouraged to develop a system of publicly-
accessible parkland, open space and trails 
(Policy 4.2.5(1)). Policy 4.2.5(2) encourages 
municipalities to establish an open space system 
within settlement areas, which may include 
opportunities for urban agriculture, rooftop 
gardens, communal gardens and public parks.

As it relates to climate change, Policy 4.2.10(1) 
requires that municipalities identify in 
their official plans actions that will reduce 
greenhouse gas emissions and address climate 
change adaption goals. These are to include, 
among others, supporting the achievement of 
complete communities as well as the minimum 
intensification and density targets in the Growth 
Plan, and reducing dependence on the automobile 
and supporting existing and planned transit and 
active transportation systems.   

The timely implementation of the 2019 Growth 
Plan policies is seen as a key consideration in 
the Implementation Section (Section 5).  In this 
respect, Section 5.1 provides that: 

“The timely implementation of this Plan relies on 
the strong leadership of upper- and single-tier 
municipalities to provide more specific planning 
direction for their respective jurisdictions 
through a municipal comprehensive review. 
While it may take some time before all official 
plans have been amended to conform with this 
Plan, the Planning Act requires that all decisions 
in respect of planning matters will conform with 
this Plan as of its effective date (subject to any 
legislative or regulatory provisions providing 
otherwise)... Where a municipality must decide on 
a planning matter before its official plan has been 
amended to conform with this Plan, or before 
other applicable planning instruments have 
been updated accordingly, it must still consider 
the impact of the decision as it relates to the 
policies of this Plan which require comprehensive 
municipal implementation.” 

Policy 5.2.5(1) states that the intensification and 
density targets set out in the Growth Plan are 
minimum targets and encourages municipalities 
to go beyond these minimum targets, where 
appropriate, except where doing so would 
conflict with any policy of this Plan, the PPS or any 
other provincial plan. Policy 5.2.5(6) addresses 
targets and states that, in planning to achieve 
the minimum intensification and density targets 
in this Plan, municipalities are to develop and 
implement urban design and site design official 
plan policies and other supporting documents 
that direct the development of a high-quality 
public realm and compact built form.

For the reasons set out in Sections 5.1 and 5.2 of 
this report, it is our opinion that the proposed 
development and, in particular, the requested 
Zoning By-law Amendment and Draft Plan of 
Subdivision conform with the Growth Plan and, in 
particular, the policies that seek to optimize the use 
of land and infrastructure and to encourage growth 
and intensification in “strategic growth areas”.

4.4   2041 Regional 
Transportation Plan

On March 8, 2018, Metrolinx adopted a new 
Regional Transportation Plan (“2041 RTP”) 
that builds on the previous RTP (“The Big 
Move”), adopted in 2008. The 2041 Regional 
Transportation Plan (the “2041 RTP”) is intended 
to be a blueprint for an integrated, multimodal 
regional transportation system that will serve 
the needs of the Greater Toronto Hamilton Area 
(GTHA). The introductory text of the RTP states 
the common vision for the region:

“The GTHA will have a sustainable 
transportation system that is aligned 
with land use, and supports healthy and 
complete communities. The system will 
provide safe, convenient and reliable 
connections, and support a high quality 
of life, a prosperous and competitive 
economy, and a protected environment.”

As it relates to the subject site, the 2041 RTP 
identifies Steeles Avenue West between Jane 
Street to Milliken GO Station as a Bus Rapid 
Transit corridor. 

The implementation plan for expediting Bus 
Rapid Transit on Steeles Avenue was endorsed by 
City of Toronto Council in July 2020.
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“The Greater Toronto Area … is forecast to 
grow by 2.7 million residents and 1.8 million 
jobs by the year 2031. The forecast allocates 
to Toronto 20 percent of the increase in 
population (537,000 additional residents) 
and 30 percent of the employment growth 
(544,000 additional jobs) … This Plan takes 
the current GTA forecast as a minimum 
expectation, especially in terms of 
population growth. The policy framework 
found here prepares the City to realize this 
growth, or even more, depending on the 
success of this Plan in creating dynamic 
transit oriented mixed use centres and 
corridors.” (Our emphasis)

In Section 2.2, one of the key policy directions 
is Integrating Land Use and Transportation. The 
Plan provides that future growth within Toronto 
be directed to areas which are well served by 
transit and by the existing road network and which 
have a number of properties with redevelopment 
potential. The Plan further recognizes that, 
generally, growth areas are locations at rapid 
transit stations and along bus and streetcar 
routes where good transit access can be provided. 
Areas that can best accommodate this growth 
are identified on Map 2 of the Plan: Downtown 
including Central Waterfront, the Centres, the 
Avenues and the Employment Areas.

Finally, Section 2.4 (“Bringing the City Together: A 
Progressive Agenda of Transportation Change”) 
notes that:

“The transportation policies, maps and 
schedules of the Plan make provision for 
the protection and development of the 
City’s road, rapid transit and interregional 
rail networks. The Plan provides 
complementary policies to make more 
efficient use of this infrastructure and to 
increase opportunities for walking, cycling, 
and transit use and support the goal of 
reducing car dependency throughout the 
City… Reducing car dependency means 
being creative and flexible about how we 
manage urban growth. We have to plan in 
‘next generation’ terms to make walking, 
cycling, and transit increasingly attractive 
alternatives to using the car and to move 
towards a more sustainable transportation 
system.”

4.5 City of Toronto Official 
Plan 

The Official Plan for the amalgamated City 
of Toronto was adopted on November 26, 
2002, and was substantially approved by 
the Ontario Municipal Board on July 6, 2006. 
Numerous amendments to the Official Plan 
have subsequently been approved, including 
amendments arising out of the Official Plan 
Review initiated in 2011.

Policy 5.6(1) provides that the Plan should be read 
as a whole “to understand its comprehensive 
and integrated intent as a policy framework for 
priority setting and decision making”. Policy 
5.6(1.1) provides that the Plan is more than a set 
of individual policies and that “all appropriate 
policies are to be considered in each situation”, 
the goal being to “appropriately balance and 
reconcile a range of diverse objectives affecting 
land use planning in the City”. 

Growth Management Policies

Chapter 2 (Shaping the City) outlines the City’s 
growth management strategy. It recognizes that:

“Toronto’s future is one of growth, 
of rebuilding, of reurbanizing and of 
regenerating the City within an existing 
urban structure that is not easy to change. 
Population growth is needed to support 
economic growth and social development 
within the City and to contribute to a 
better future for the Greater Toronto Area 
(GTA). A healthier Toronto will grow from 
a successful strategy to attract more 
residents and more jobs to the City.”

To that end, Policy 2.1(3), as amended by 
Official Plan Amendment No. 231, provides that 
Toronto is forecast to accommodate 3.19 million 
residents and 1.66 million jobs by the year 2031. 
The marginal note regarding Toronto’s growth 
prospects makes it clear that that these figures 
are neither targets nor maximums; they are 
minimums:
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Following therefrom, Policy 2.4(4) states that:

“In targeted growth areas, planning for 
new development will be undertaken in the 
context of reducing auto dependency and 
the transportation demands and impacts of 
such new development assessed in terms 
of the broader social and environmental 
objectives of the Plan’s reurbanization 
strategy.”

Policy 2.4(7) further provides that, for sites in 
areas well served by transit (such as locations 
around rapid transit stations and along major 
transit routes), consideration will be given to 
establishing minimum density requirements 
(in addition to maximum density limits) and 
establishing minimum and maximum parking 
requirements.

The segment of Steeles Avenue west of Dufferin 
Street is identified as a Higher Order Transit 
Corridor by Map 4 of the City of Toronto Official 
Plan (see Figure 18, Toronto Official Plan, Map 
4). Map 5 (Surface Transit Priority Network) 
identifies Steeles Avenue West and Dufferin 

Street as Transit Priority Segments (see Figure 
19, Toronto Official Plan, Map 5). Official Plan 
Amendment No. 456, which was adopted on and 
is pending approval by the Province, will amend 
Map 4 by identifying Steeles Avenue West as 
a continuous Higher Order Transit Corridor 
(Expansion Element) from Jane Street easterly to 
the City boundary with the Region of Durham and 
beyond. Further, the City of Vaughan Official Plan 
classifies the entirety of Steeles Avenue West 
as a Regional Road and Regional Rapid Transit 
Corridor.

Policy 2.2(3)(l) provides that the City’s 
transportation network will be maintained and 
developed to support the growth management 
objectives of this Plan by, among other things, 
increasing transit priority throughout the City by 
giving buses and streetcars priority at signalized 
intersections and by introducing other priority 
measures on selected bus and streetcar routes, 
including those identified on Map 5, such as 
reserved or dedicated lanes for buses and 
streetcars and limiting or removing on-street 
parking during part or all of the day.

Figure 18 - Toronto Official Plan, Map 4
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Figure 19 - Toronto Official Plan, Map 5

Figure 20 - Vaughan Official Plan, Schedule 1
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Figure 21 - Toronto Official Plan, Map 16
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Land Use Policies

Map 16, Land Use Plan, designates the majority 
of the subject site as Mixed Use Areas and 
designates the easterly portion as Parks and 
Open Space Areas – Natural Areas, as shown on 
Figure 21, Toronto Official Plan, Map 16. 

The Mixed Use Areas designation applies to the 
subject site and the Dufferin Corners commercial 
plaza to the west and south. Lands further 
south and the Sanofi Pasteur lands to the east 
are designated Core Employment Areas, while 
lands along the west side of Dufferin Street 
are designated General Employment Areas. 
The closest lands designated Neighbourhoods 
are located on the east side of Hidden Trail, 
immediately east of the Sanofi Pasteur lands. 

The lands to the immediate north fall outside of 
the City of Toronto and are located within the City 
of Vaughan.

The Mixed Use Areas designation permits a broad 
range of commercial, residential and institutional 
uses in single use or mixed-use buildings, as 
well as parks and open spaces and utilities. The 
introductory text to Section 4.5 of the Official 
Plan indicates that the intent of the designation 
is to achieve a multitude of planning objectives 
by combining a broad range of residential, office, 
retail and services, institutions, entertainment, 
recreation and cultural uses, as well as parks and 
open spaces. In particular, the intent is that: 

“Torontonians will be able to live, work 
and shop in the same area, or even within 
the same building, giving people an 
opportunity to depend less on their cars, 
and create districts along transit routes 
that are animated, attractive and safe at all 
hours of the day and night.” 
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Policy 4.5(2) sets out a number of criteria for 
development within Mixed Use Areas, including:

• creating a balance of high quality commercial, 
residential, institutional and open space uses 
that reduce automobile dependency and meet 
the needs of the local community;

• providing for new jobs and homes for Toronto’s 
growing population on underutilized lands, 
creating and sustaining well-paid, stable, safe 
and fulfilling employment opportunities for all 
Torontonians;

• locating and massing new buildings to provide 
a transition between areas of different 
development intensity and scale, through 
means such as appropriate setbacks and/or a 
stepping down of heights, particularly towards 
lower scale Neighbourhoods;

• locating and massing new buildings so as to 
adequately limit shadow impacts on nearby 
Neighbourhoods, particularly during the 
spring and fall equinoxes;

• locating and massing new buildings to 
frame the edges of streets and parks with 
good proportion and maintain sunlight and 
comfortable wind conditions for pedestrians 
on adjacent streets, parks and open spaces; 

• providing an attractive, comfortable and safe 
pedestrian environment; 

• providing access to schools, parks, community 
centres, libraries and childcare;

• taking advantage of nearby transit services;

• providing good site access and circulation and 
an adequate supply of parking for residents 
and visitors; 

• locating and screening service areas, ramps 
and garbage storage to minimize the impact 
on adjacent streets and residences; and

• providing indoor and outdoor recreation space 
for building residents.

Public Realm Policies

The Official Plan contains policies that emphasize 
the public realm as the fundamental organizing 
element of the city and its neighbourhoods, 
acknowledging its important role in supporting 
population and employment growth, health, 
liveability, social equity and overall quality of life.  
The public realm is a key shared asset that draws 
people together and creates strong social bonds 
at the neighbourhood, city and regional level.

Section 3.1.1, as amended by Official Plan 
Amendment No. 479 (approved as modified on 
September 11, 2020), sets out policies applying 
to the public realm, including streets, parks, 
open spaces and public buildings.  Policy 3.1.1(1) 
states that the public realm is comprised of all 
public and private spaces to which the public 
has access.  Policy 3.1.1(2) outlines that the 
public realm will, among other things, provide 
the organizing framework and setting for 
development; foster complete, well-connected 
walkable communities that meet the daily needs 
of people and support a mix of activities; provide 
a comfortable, attractive and vibrant, safe and 
accessible setting for civic life and daily social 
interaction; provide opportunities for passive and 
active recreation; and be functional and fit within 
a larger network.  Policy 3.1.1(3) further outlines 
that the City will seek opportunities to expand 
and enhance the public realm in order to support 
the needs of existing and future populations.

Policy 3.1.1(6) recognizes that City streets are 
significant public open spaces which connect 
people and places and support the development 
of sustainable, economically vibrant and complete 
communities. New and existing City streets will 
incorporate a “Complete Streets” approach by 
balancing the needs, priorities and safety of all 
users and uses within the right-of-way, including 
pedestrians, cyclists and motorists, together 
with ensuring space for street furniture and 
green infrastructure; improving the quality and 
convenience of active transportation options; 
and serving as community destinations and 
public gathering places.
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Policy 3.1.1(8) provides that new streets will 
be designed to: promote a connected grid-
like network of streets that offers safe and 
convenient travel options; provide connections 
with adjacent neighbourhoods; extend sight 
lines and view corridors; divide larger sites into 
smaller development blocks; provide access and 
addresses for new development; allow the public 
to freely enter without obstruction; implement 
the Complete Streets approach to develop a 
street network that balances the needs and 
priorities of the various users and uses within the 
right-of-way; provide and improve the frontage, 
visibility, access and prominence of natural and 
human-made features, including parks; and 
provide access for emergency vehicles. 

Policy 3.1.1(9) provides that new streets will 
be public streets unless otherwise deemed 
appropriate by the City. Sidewalks and boulevards 
will be designed to provide safe, attractive, 
interesting and comfortable spaces for users of 
all ages and abilities (Policy 3.1.1(13)).  

Policy 3.1.1(15) speaks to the creation of new city 
blocks and the development lots within them and 
provides that they will be designed to:  

• expand and enhance the public realm network;

• have an appropriate size and configuration for 
the proposed land use, scale of development 
and intended form of buildings and open 
space; 

• enhance walking and cycling networks by 
minimizing the length between blocks, where 
appropriate, by providing new and enhanced 
pedestrian and cycling connections, and by 
integrating development with local pedestrian 
and cycling networks;

• promote street-oriented development with 
buildings fronting onto and having access and 
address from street and park edges; 

• provide adequate room within the development 
lot or block for parking and servicing needs, 
including the provision and extension of 
public lanes for service and delivery access 
where feasible or appropriate;

• identify opportunities and provide for the 
integration of green infrastructure; and 

• allow for incremental, phased development. 

Policy 3.1.1(18) provides that parks and open 
spaces will be located and designed to connect 
and extend, wherever possible, to existing parks, 
natural areas and other open spaces, as well as 
to consider opportunities for future expansion of 
the park or open space onto adjacent sites with 
redevelopment potential.  Parks should be made 
prominent, visible, functional and accessible 
by locating parks on appropriate public street 
frontages to establish direct visual and physical 
access (Policy 3.1.1(19)).

Built Form Policies

The Official Plan recognizes the importance 
of good urban design, not just as an aesthetic 
overlay, but also as an essential ingredient of city-
building.  It demands high quality architecture, 
landscape architecture and urban design, both 
within the public realm and within the privately-
developed built form.  The Plan states that 
the scale and massing of buildings should be 
conceived of not only in terms of individual 
building sites and programs, but also in terms of 
how sites, buildings and their interface with the 
public realm fit within the existing and/or planned 
context of the neighbourhood and the city. 

Section 3.1.2, as amended by Official Plan 
Amendment No. 480 (approved on September 
11, 2020), provides principles that speak to 
the relationship between the location and 
organization of development, its massing and 
the interface between the building and the public 
realm.

Policy 3.1.2(1) provides that development will 
be located and organized to fit with its existing 
and planned context and to frame and support 
adjacent streets, lanes, parks and open spaces.  
Relevant criteria include:

• generally locating buildings parallel to the 
street with consistent front yard setbacks;

• locating main building entrances on the 
prominent building facades so that they front 
onto a public street, park or open space and 
are visible and directly accessible from a 
public street;

• providing ground floor uses, clear windows 
and entrances that allow views from, and 
where possible, access to, adjacent streets, 
parks and open spaces; 
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• preserving existing mature trees wherever 
possible and incorporating them into the 
development site; and

• providing comfortable wind conditions and 
air circulation at the street and adjacent open 
space to preserve the utility and intended 
use of the public realm, including sitting and 
standing.

Policy 3.1.2(2) directs that development 
will provide accessible open space, where 
appropriate, while Policy 3.1.2(3) requires 
development to protect privacy within adjacent 
buildings by providing setbacks and separation 
distances from neighbouring properties and 
adjacent building walls containing windows.

Policy 3.1.2(4) requires development to locate 
and organize vehicle parking, vehicular access 
and ramps, loading, servicing, storage areas and 
utilities to minimize their impact and improve the 
safety and attractiveness of the public realm, the 
site and surrounding properties by, among other 
things:

• using shared service areas where possible 
within development blocks including public 
lanes, shared private driveways and service 
courts;

• consolidating and minimizing the width of 
driveways and curb cuts across the public 
sidewalk;

• integrating services and utility functions 
within buildings, where appropriate;

• providing underground parking, where 
appropriate; 

• limiting new, and removing existing, surface 
parking and vehicular access between the 
front face of a building and the public street 
or sidewalk; and

• limiting above-ground parking structures, 
integrating them within buildings, and 
providing active uses and attractive building 
facades along adjacent streets, parks and 
open spaces.

Policy 3.1.2(5) directs that development will be 
located and massed to fit within the existing and 
planned context, define and frame the edge of 
the public realm with good street proportion, fit 
with the character, and ensure access to direct 
sunlight and daylight on the public realm by:  
providing streetwall heights and setbacks that 
fit harmoniously with the existing and/or planned 
context; and stepping back building mass and 
reducing building footprints above the streetwall 
height.

Policy 3.1.2(6) requires development to provide 
good transition in scale between areas of 
different building heights and/or intensity of use 
in consideration of both the existing and planned 
contexts of neighbouring properties and the 
public realm. In this regard, Policy 3.1.2(7) states 
that transition in scale will be provided within 
the development site and measured from shared 
and adjacent property lines.  Where development 
includes, or is adjacent to, a park or open space, 
Policy 3.1.2(8) indicates that buildings should be 
designed to provide good transition in scale to 
parks or open spaces to provide access to direct 
sunlight and daylight.

Policy 3.1.2(9) directs that the design of new 
building facades visible from the public realm will 
consider the scale, proportion, materiality and 
rhythm of the facade to:   

• ensure fit with adjacent building facades; 

• contribute to a pedestrian scale by providing 
a high quality of design on building floors 
adjacent to and visible from the public realm; 

• break up long facades in a manner that 
respects and reinforces the existing and 
planned context; and 

• ensure grade relationships that provide direct 
access and views into and from the public 
realm.

Policy 3.1.2(10) requires that development 
will promote civic life and provide amenity 
for pedestrians in the public realm to make 
areas adjacent to streets, parks and open 
spaces attractive, interesting, comfortable and 
functional by providing:
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• improvements to adjacent boulevards and 
sidewalks, including sustainable design 
elements which may include landscaping, 
permeable paving materials and street 
furniture;

• co-ordinated landscape improvements in 
setbacks to enhance local character, fit with 
public streetscapes, and provide attractive, 
safe transitions between the private and 
public realms;

• weather protection such as canopies and 
awnings; and

• landscaped open space within the 
development site.

Policy 3.1.2(11) encourages new indoor and 
outdoor shared amenity spaces provided as part 
of multi-unit residential developments to be high 
quality, well designed, and consider the needs of 
residents of all ages and abilities over time and 
throughout the year.  Policy 3.1.2(13) provides 
that outdoor amenity spaces should:  

• be located at or above grade; 

• have access to daylight and access to direct 
sunlight, where possible; 

• provide comfortable wind, shadow and noise 
conditions; 

• be located away from and physically separated 
from loading and servicing areas; 

• have generous and well-designed landscaped 
areas to offer privacy and an attractive 
interface with the public realm; 

• accommodate existing and mature tree 
growth; and 

• promote use in all seasons.

Section 3.1.3 of the Official Plan recognizes 
that Toronto is a complex city built over many 
decades with a diversity of uses, block, lot and 
building type patterns. The Official Plan further 
notes that three scales of building types – 
Townhouse and Low-Rise Apartments, Mid-Rise 
and Tall – for residential, office and mixed-use 
intensification have emerged in the recent period 
of development.  

The Official Plan recognizes mid-rise scale 
development as “a transit-supportive form of 
development” and that the heights of mid-rise 
buildings are “contextual” and “informed by the 
width of the right-of-way onto which they front” 
and may vary between four and 11 storeys. 

Policy 3.1.3(4) states that mid-rise buildings will 
be designed to:

• have heights generally no greater than the 
width of the right-of-way that it fronts onto;

• maintain street proportion and open views 
of the sky from the public realm by stepping 
back building massing generally at a height 
equivalent to 80% of the adjacent right-of-
way width; and

• allow for daylight and privacy on occupied 
ground floor units by providing appropriate 
facing distances, building heights, angular 
planes and stepbacks.

Policy 3.1.3(5) addresses mid-rise buildings on 
corner sites that flank streets with different 
right-of-way widths. This policy states that in 
these instances, building heights along each 
street edge will relate to the corresponding right-
of-way width of the street.

The Official Plan states that tall buildings are 
the most intensive form of growth and come 
with both opportunities and challenges. When 
the quality of architecture and site design is 
emphasized, tall buildings can become important 
city landmarks, help to make the city’s structure 
visible, and contribute positively to the skyline. 
Tall buildings should only be considered where 
they can fit into the existing or planned context, 
and where the site’s size, configuration and 
context allows for the appropriate design criteria 
to be met.

Policy 3.1.3(8) states that buildings should 
typically be designed to consist of three parts – 
a base, a tower and a top – carefully integrated 
into a single whole.  For the base portion, Policy 
3.1.3(9) provides that it should respect and 
reinforce good street proportion and pedestrian 
scale, and be lined with active, grade-related 
uses.  



46

For the tower portion, Policy 3.1.3(10) directs that 
it should be designed to:

• reduce the physical and visual impacts of the 
tower onto the public realm;

• limit shadow impacts on the public realm and 
surrounding properties;

• maximize access to sunlight and open views 
of the sky from the public realm;

• limit and mitigate pedestrian level wind 
impacts; and

• provide access to daylight and protect privacy 
in interior spaces within the tower. 

Policy 3.1.3(11) indicates that the objectives in 
Policy 3.1.3(10) should be achieved by:

• stepping back the tower from the base 
building; 

• generally aligning the tower with, and parallel 
to, the street; 

• limiting and shaping the size of tower floor 
plates above base buildings; 

• providing appropriate separation distances 
from side and rear lot lines as well as other 
towers; and 

• locating and shaping balconies to limit shadow 
impacts.

Policy 3.13(12) directs that the top portion of a 
tall building should be designed to: integrate 
rooftop mechanical systems into the building 
design; contribute to the surrounding skyline 
identity and character; and avoid up-lighting and 
excessive lighting.

Housing Policies

The Plan’s housing policies support a full range of 
housing in terms of form, tenure and affordability, 
across the City and within neighbourhoods, to 
meet the current and future needs of residents 
(Policy 3.2.1(1)). A full range of housing includes:

“… ownership and rental housing, affordable 
and mid-range rental and ownership 
housing, social housing, shared and/or 
congregate-living housing arrangements, 
supportive housing, emergency and 
transitional housing for homeless 
people and at-risk groups, housing that 
meets the needs of people with physical 
disabilities and housing that makes more 
efficient use of the existing housing stock.”

Policy 3.2.1(2) provides that the existing stock 
of housing will be maintained and replenished 
while new housing supply is encouraged through 
intensification and infill that is consistent with 
the Plan. 

The Official Plan also contains policies relating 
to the protection, replacement and maintenance 
of the City’s rental housing stock. Policy 3.2.1(6) 
sets out conditions to be addressed in instances 
where new development is proposed that would 
result in the loss of 6 or more existing rental 
units, unless either:

• all of the rents at the time of application 
exceed “mid-range rents” (Policy 3.2.1(6)(a)); 
or

• the “supply and availability of rental housing 
in the City has returned to a healthy state and 
is able to meet the housing requirements of 
current and future residents” (Policy 3.2.1(6)
(c)).

With respect to the first “pre-condition” set 
out in Policy 3.2.1(6)(a), the existing rents in the 
building do not all exceed “mid-range rents”. 
With respect to the second “pre-condition” set 
out in Policy 3.2.1(6)(c), the policy specifies that 
the determination is to be made by Council and is 
based on a number of factors, including whether:

• rental housing in the City is showing “positive, 
sustained improvement”, demonstrated by 
significant net gains in the supply of rental 
housing;

• the overall rental apartment vacancy rate for 
the City has been at or above 3.0% for the 
preceding four consecutive surveys;

• the proposal may negatively affect the supply 
or availability of rental housing or rental 
housing subsectors (including affordable 
units, units suitable for families and housing 
for seniors, persons with special needs or 
students, either on a City-wide basis or within 
a geographic sub-area or neighbourhood); 
and

• all provisions of other applicable legislation 
and policies have been satisfied.
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If neither of the two pre-conditions apply, Policy 
3.2.1(6)(b) requires that the following matters be 
secured as a condition of any redevelopment:

• at least the same “number, size and type” 
of rental housing units are replaced and 
maintained with rents similar to those in effect 
at the time the redevelopment application is 
made;

• controls on the rents of replacement units for 
a period of at least 10 years (such that the rent 
at first occupancy is increased by not more 
than the Provincial Rent Increase Guideline 
or a similar guideline as may be approved by 
Council); and

• an acceptable tenant relocation and 
assistance plan.

The tenant relocation and assistance plan is to 
address:

• the right to return to occupy one of the 
replacement units at similar rents;

• the provision of alternative accommodation at 
similar rents; and

• other assistance to lessen hardship.

The Official Plan housing policies have been 
addressed in greater detail in the Housing Issues 
Report prepared by Bousfields Inc., which is 
appended to this report as Appendix ‘A’, and is 
summarized in Section 5.8.

Parks and Open Space Policies

Map 8A (City Parkland) identifies lands to the 
south of the subject site as City Parkland (see 
Figure 22, Toronto Official Plan, Map 8A). The 
Plan’s parks and open space policies support the 
expansion, improvement and maintenance of the 
City’s parks and open space system in a manner 
which has regard for the diversity and complexity 
of the City’s parks and open space system, as well 
as the diverse and complex needs of residents 
and neighbourhoods across the City.

Section 3.2.3 of the Official Plan speaks to 
parkland acquisition strategies as well as 
parkland dedication. As the site is between 1 
hectare and 5 hectares in size, Policy 3.2.3(5) 
provides that an alternative parkland dedication 
rate of 0.4 hectares per 300 units applies to the 
residential component of the redevelopment, up 
to a maximum of 15% of the subject site area, net 
of any conveyances for public road purposes, 
plus 2% of the site area for non-residential uses. 

Figure 22 - Toronto Official Plan, Map 8A
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The payment of cash-in-lieu based on the value 
of the development site is also an option, however 
Section 3.2.3(5)(g) states that dedication of land 
is preferred in order to maximize opportunities to 
obtain parkland, especially on sites 1 hectare or 
greater in size. Policy 3.2.3(8) requires that the 
location and configuration of land to be conveyed 
should be free of encumbrances, unless approved 
by Council and be of usable shape, topography 
and size, among other conditions.

Policy 3.2.3(3) of the Plan states that development 
impacts from adjacent properties, including 
additional shadows, noise, traffic and wind, will 
be minimized as necessary in order to preserve 
the utility of parks and open spaces.

Green Space System and Natural 
Environment Policies

Map 2, Urban Structure, identifies the valleylands 
to the immediate east of the subject site 
associated with the West Don River as being within 
Green Space System (see Figure 23, Toronto 
Official Plan, Map 2). Map 9 (Natural Heritage) 
identifies the valleylands as part of the City’s 
Natural Heritage System (Figure 24, Toronto 
Official Plan, Map 9). As discussed in Section 2.1 of 
this report, a dripline for the significant woodland 
was staked by Dillon Consulting and the TRCA 
on June 9, 2020, and formal acceptance of the 
staked dripline was provided by the TRCA on June 
23, 2020. Grounded Engineering determined the 
Long Term Stable Slope and the Estimated Top of 
Bank, which were accepted by the TRCA on June 
10, 2020 and June 23, 2020 respectively. After 
taking into account site features and relevant 
policies, Dillon Consulting has created a Proposed 
Limited of Development, the rationale for which 
is provided in Dillon’s Scoped Natural Heritage 
Impact Study dated October 9, 2020. 

Policy 2.3.2 sets out the general framework for 
Toronto’s Green Space System.  Policy 2.3.2(1) 
states that actions will be undertaken to improve, 
preserve and enhance the Green Space System 
by: improving public access and enjoyment of 
lands under public ownership; restoring, creating 
and protecting a variety of landscapes; and 
establishing partnerships in the stewardship of 
lands and water. The Green Space System will be 
expanded by acquiring linkages between parks 
and open spaces, where feasible (Policy 2.3.2(3)
(a)). 

The Plan’s Natural Environment policies prioritize 
the protection, restoration and enhancement of 
natural features and functions as part of city-
building decisions, as well as careful assessment 
of the impacts of new development on nearby 
natural heritage systems.

Policy 3.4(3) requires a study, when appropriate, 
to assess a proposed development’s impact on 
the natural environment and propose measures 
to reduce negative impacts on, and where 
possible improve, the natural environment.

Policy 3.4(8) of the Plan requires development 
to be set back a minimum of 10 metres from the 
top-of-bank of valleys, ravines and bluffs and 
other locations where slope instability, erosion, 
flooding or other physical risks to life or property 
exist. Further, Policy 3.4(10) provides that land 
below the top-of-bank, or other hazard lands, 
may not be used to calculate permissible density 
in the zoning by-law nor to satisfy parkland 
dedication requirements.

Policy 3.4(11) states that development is generally 
not permitted in the natural heritage system 
illustrated on Map 9; where the underlying land use 
designation provides for development in or near 
the natural heritage system, development will:

• recognize natural heritage values and 
potential impacts on the natural ecosystem as 
much as is reasonable in the context of other 
objectives for the area; and

• minimize adverse impacts and, when possible, 
restore and enhance the natural heritage 
system.

Policy 3.4(13) requires all proposed development 
in or near the natural heritage system to be 
evaluated to assess the development’s impacts 
on the natural heritage system and identify 
measures to mitigate negative impact on and/or 
improve the natural heritage system, taking into 
account the consequences for:

• terrestrial natural habitat features and 
functions including wetlands and wildlife 
habitat;

• known watercourses and hydrologic functions 
and features;

• significant physical features and land forms;

• riparian zones;

• buffer areas and functions;

• vegetation communities and species of 
concern; and

• aquatic features and functions.
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Figure 23 - Toronto Official Plan, Map 2

Figure 24 - Toronto Official Plan, Map 9
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Land Use Compatibility Policies

Section 2.2.4 of the Plan includes policies for the 
development of sensitive land uses, including 
residential uses, adjacent to Employment Areas. 
As shown on Map 2, the Sanofi Pasteur biomedical 
campus lands to the east of the valley system 
and lands to the south and west are identified 
as Employment Areas. Policy 2.2.4(5) states that 
sensitive land uses, including residential uses, 
where permitted or proposed adjacent to or near 
to Employment Areas, should be planned to ensure 
they are appropriately designed, buffered and/or 
separated as appropriate from Employment Areas 
and/or major facilities as necessary in order to: 

• prevent or mitigate adverse effects from 
noise, vibration and emissions, including dust 
and odour; 

• minimize risk to public health and safety; 

• prevent or mitigate negative impacts and 
minimize the risk of complaints; 

• ensure compliance with environmental 
approvals, registrations, legislation, 
regulations and guidelines at the time of the 
approval being sought for the sensitive land 
uses, including residential uses; and

• permit Employment Areas to be developed for 
their intended purpose.

Policy 2.2.4(6) provides that an application to 
develop or intensify sensitive land uses, including 
residential uses, adjacent or near to Employment 
Area shall include a Compatibility/Mitigation 
Study. Policy 2.2.4(7) states that, among other 
things, the Compatibility/Mitigation Study 
will identify and evaluate options to achieve 
appropriate design, buffering and/or separation 
distances between the proposed sensitive land 
uses and nearby Employment Areas. 

Policy 3.4(21) of the Plan provides that industries 
and sensitive land uses, such as residences, 
will be appropriately designed, buffered and/or 
separated from each other to prevent adverse 
effects from noise, vibration, odour and other 
contaminants, and safety will be promoted 
through the identification of impacts and 
the implementation of appropriate mitigative 
measures.

An Air Quality and Compatibility Mitigation Study, 
dated October 9, 2020, has been prepared by 
Gradient Wind Engineering Inc. to assess the 
impact on the proposed development of adjacent 
and nearby properties that may be sources of 
pollutants, dust and/or odour, including the 
Sanofi Pasteur medical campus. The conclusions 
of this study are addressed in Section 5.2 below. 

4.6 Zoning  
The site is subject to both Zoning By-law No. 7625 
of the former City of North York, as amended and 
the new City-wide Zoning By-law 569-2013, as 
amended. 

Zoning By-law 569-2013 was enacted on May 
9, 2013 and was subsequently appealed in its 
entirety to the Local Planning Appeal Tribunal 
(LPAT). Most of the City-wide appeals have since 
been resolved and the majority of the remaining 
appeals are site-specific; accordingly, Zoning 
By-law 569-2013 is in force except for those 
sections that are still under appeal at the LPAT. 
The applicable sections of By-law 569-2013 that 
remain under appeal relate to matters such as 
parking standards for places of worship and 
building height; with respect to such matters, By-
7625 remains in force. 
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City-wide Zoning By-law 569-2013

Under the City-wide Zoning By-law 569-2013, the 
subject site is zoned Residential Multiple Dwelling 
Zone RM (f21.0; a835; d1.0), with a maximum 
lot coverage of 35%. The Residential Multiple 
Dwelling Zone permits a range of residential 
dwelling types, including an apartment building, 
up to a maximum density of 1.0 FSI space and a 
maximum height of 12.0 metres (approximately 
4 storeys). There are no site-specific zoning 
provisions applying to the subject site.

The By-law contains provisions related to building 
setbacks and building separation for lands in the 
RM Zone, in particular, requiring that residential 
buildings on the same lot be separated by at least 
11.0 metres if each main wall has an opening to a 
dwelling unit.

From a parking perspective, the subject site is 
located outside of the parking policy areas and, 
therefore, is subject to parking provisions for 
“all other areas of the City” which stipulate a 
minimum parking rate of:

• 0.8 spaces for each bachelor dwelling unit up 
to 45 square metres and 1.0 for each bachelor 
dwelling unit greater than 45 square metres;

• 0.9 spaces for each one-bedroom dwelling 
unit;

• 1.0 space for each two-bedroom dwelling unit; 
and

• 1.2 spaces for each three or more bedroom 
dwelling unit.

An additional 0.2 parking spaces per unit are 
required for visitors. 

A small portion of the subject site is also located 
within the Open Space - Natural Zone, which 
permits a number of public uses such as parks, 
public utility and transportation, as well as 
agricultural uses. 

Figure 25 - By-law 569-2013 - Zoning

Figure 26 - By-law 569-2013 - Heights
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North York Zoning By-law 7625

Zoning By-law 7625 of the former City of North 
York zones the subject site RR(RM5). The RR 
(Rural Residential) zone is an historical zone that 
pre-dates the introduction of municipal water 
and sanitary sewer services. Section 8.7 of By-
law 7625 provides that, when municipal water and 
sanitary sewer services are provided, the lot may 
be used in accordance with the zone indicated 
in brackets (in this case, RM5) and the RR zone 
provisions no longer apply. 

The Multiple-Family Dwellings Fifth Density (RM5) 
Zone permits a range of dwelling types, including 
an apartment house dwelling (apartment 
building) up to a maximum height of 11.5 metres 
(approximately 3-4 storeys), a maximum lot 
coverage of 35% and a maximum density of 1.0 
times the area of the lot. 

The RM5 zone also establishes a minimum lot 
area of 835 square metres and a minimum 
lot frontage of 21 metres, as well as minimum 
setback requirements. The minimum front yard 
is 7.5 metres; the minimum side yard is equal to 
the height or length of the building, whichever 
is greater, but not less than 3.5 metres; and the 
minimum rear yard is 7.5 metres or the height of 
the building, whichever is greater. 

A small portion of the subject site is located 
within the Greenbelt Zone (G). The G Zone permits 
agricultural uses and one-family detached 
dwellings on a minimum lot frontage of 45 metres 
and a minimum lot area of 0.8 hectares.

SUBJECT
SITE

Figure 27 - Zoning Map, Zoning By-law 7625
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the 2010 Performance Standards to evaluate 
development applications where mid-rise 
buildings are proposed until updated Guidelines 
are adopted in the fourth quarter of 2017. No new 
guidelines have yet been brought forward for 
adoption.

The revised Mid-Rise Building Performance 
Standards Addendum dated June 2016 
recommended the use of the Performance 
Standards to evaluate mid-rise development 
proposals on sites that meet the following 
criteria:

• existing land use designations for Mixed 
Use Areas, Employment, Institutional or 
some Apartment Neighbourhoods where the 
existing built form context supports mid-rise 
development;  and

• fronting onto Major Streets on Map 3 of the 
Official Plan with a planned right-of-way of 20 
metres or greater. 

Based on the foregoing, the Mid-Rise Building 
Performance Standards may be applied in the 
evaluation of the proposed mid-rise building 
fronting on Steeles Avenue West because the 
subject site is designated Mixed Use Areas and 
Steeles Avenue West is a Major Street with a 
planned right-of-way width of 36 metres. 

Key performance standards that are relevant 
to the mid-rise component of the proposed 
development include the following:

• that buildings are moderate in height – no 
taller than the right-of-way is wide (a 1:1 ratio), 
up to a maximum height of 11 storeys (36 
metres), excluding mechanical penthouse;

• that buildings provide an appropriate transition 
in scale to adjacent neighbourhoods, taking 
into account a 45-degree angular plane;

• that a continuous streetwall, up to 6 storeys in 
height, be provided;

• that sidewalks are wide enough to include and 
support trees, generate a lively pedestrian 
culture and ensure accessibility for all;

• that sidewalks on the Avenues enjoy at least 
five hours of sunlight from the spring through 
to the fall; and 

• that ground floors of buildings provide 
uses that enliven sidewalks and create safe 
pedestrian conditions. 

4.7    Tall Building Design 
Guidelines 

On May 7, 2013, City Council adopted the City-
Wide Tall Building Design Guidelines, which 
update and replace the “Design Criteria for the 
Review of Tall Building Proposals” (2006).

The document specifically notes that the Tall 
Building Design Guidelines are “intended to 
provide a degree of certainty and clarity of 
common interpretation however, as guidelines, 
they should also be afforded some flexibility 
in application, particularly when looked at 
cumulatively”.

The Guidelines include sections relating to site 
context, site organization, tall building massing 
and pedestrian realm.  Among other matters, the 
Guidelines recommend that tower floor plates be 
limited to 750 square metres and that tall building 
towers be set back 12.5 metres from side and rear 
property lines and provide a separation distance 
of 25 metres between towers on the same site.

The proposed 38-storey and 39-storey towers are 
evaluated in the context of the relevant Design 
Guidelines in Sections 5.6 and 5.7 of this report.

4.8  Avenues and Mid-Rise 
Buildings Study

At its meeting on July 6, 7 and 8, 2010, City Council 
adopted a staff recommendation to use the 
Performance Standards for Mid-Rise Buildings 
proposed in the “Avenues & Mid-Rise Buildings 
Study” (May 2010) in evaluating mid-rise building 
development proposals along Avenues for a 
monitoring period of approximately two years. 
The July 2010 Council decision directed that staff 
was to report back to the Planning and Growth 
Management Committee on the effectiveness 
of the Performance Standards and potential 
implementation measures. 

On March 11, 2016, City Planning staff issued 
a report on Mid-Rise Building Performance 
Standards Monitoring, followed by an addendum 
report on April 20, 2016. On June 7, 2016, City 
Council approved the revised Mid-Rise Building 
Performance Standards Addendum attached to 
the April 20, 2016 report, with a direction to City 
Staff to use the addendum in conjunction with 



54

4.10  Growing Up Guidelines 
(2020) 

In 2015, City Planning staff initiated a study 
entitled “Growing Up: Planning for Children in New 
Vertical Communities”. The study explored how 
new multi-unit residential buildings and “vertical 
neighbourhoods” can better accommodate 
the needs of households with children. A staff 
report summarizing the study process and draft 
guidelines was adopted by City Council at its 
meeting on July 5, 2017. On July 28, 2020 a final 
recommendation report was presented to City 
Council, and the updated Growing Up Guidelines 
were adopted.

Generally, the Guidelines are structured at three 
scales: the neighbourhood, the building, and the 
dwelling unit. At the neighbourhood scale, the 
guidelines focus on children’s experience in the 
city, promoting independent mobility, access to 
parks, schools and community infrastructure. 
At the building scale, the guidelines seek to 
increase the number of larger units, encouraging 
the design of functional and flexible amenity 
and common spaces that supports resident 
interaction (e.g. creating a “critical mass” of larger 
units to attract large households, potentially 
concentrated at lower levels). At the unit scale, 
the guidelines focus on size and functionality to 
ensure that each dwelling unit provides the space 
for the social functions of larger households.

The use of the term “large units” in the Guidelines 
refers to two- and three-bedroom units that 
comply with the design parameters set out in 
the Guidelines.  Large units are intended to meet 
the needs of households with children, as well as 
multi-generational families, seniors, and groups 
of students and/or adults who live together.  The 
guidelines seek to achieve a minimum of 25% 
two- and three-bedroom units, comprised of 
15% two-bedroom units and 10% three-bedroom 
units. 

Section 2.0 of the Guidelines focuses on the 
design of new buildings.  Topics covered in this 
section include building configuration, typology, 
design and construction, circulation areas and 
shared spaces, as well as storage and utility 
needs.  Section 3.0 provides guidelines specific 
to unit design.

The Performance Standards recognize that 
exceptions may sometimes be warranted and 
that, at times, a project that strives for excellence 
in design can demonstrate that a specific 
guideline is not appropriate in that instance.

The design of the proposed mid-rise building 
component is evaluated in the context of the Mid-
Rise Building Performance Standards in Section 
5.7 of this report. 

4.9  Development 
Infrastructure Policy 
and Standards (DIPS)

The DIPS guidelines apply to public streets (local 
residential streets) and private streets that 
are created to serve grade-related residential 
developments. Grade-related residential 
developments are defined as detached, semi-
detached and townhouse units that are not 
located above a shared structure, such as an 
underground parking garage, and do not share a 
servicing or centralized waste collection area. The 
guidelines also apply to grade-related residential 
units that form part of a larger development 
proposal.

The DIPS guidelines outline three local residential 
street types: major, intermediate and minor. Each 
street type is chosen to meet the diverse role 
of that street in relation to the larger pattern of 
the public realm and fitting with the proposed 
development. It is anticipated that the appropriate 
street type will be determined through the City’s 
review of a proposal. 

The proposed public street will be designed as an 
Intermediate Major Local Residential Street, with 
an ultimate right-of-way width of 20 metres.
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After taking into account site features and 
relevant policies, Dillon Consulting has created a 
Proposed Limited of Development, the rationale 
for which is provided in Dillon’s Scoped Natural 
Heritage Impact Study dated October 9, 2020. 
The Proposed Limit of Development is reflected 
in the architectural plans prepared by Kirkor 
Architects, dated October 9, 2020. A buffer 
of approximately 10 metres has been applied 
between the development site and the estimated 
top of bank and long term stable slope of the 
valley and dripline of the woodlands within the 
Regulation Limit. Refer to Section 5.9 below for 
further details. 

4.11    Ravine and Natural 
Feature Protection By-
law

The easterly portion of the site is located within 
an area subject to the City’s Ravine and Natural 
Feature Protection By-law (Chapter 658 of the 
Municipal Code). Within this area, a permit is 
required from the City in order to injure, destroy 
or remove any tree or to place or dump fill or alter 
the grade on any land. The necessary permits will 
be filed at a later date alongside a future Site Plan 
Control Application.

4.12    TRCA Regulation 
The easterly portion of the site is located within 
the TRCA’s Regulation Limit (O. Reg. 166/06).  
Accordingly, a permit is required from the TRCA 
for any development or site alteration.

The Living City Policies for Planning and 
Development in the Watersheds of the TRCA (2014) 
guide the implementation of TRCA’s legislated 
and delegated roles and responsibilities in the 
planning and development approvals process. 
Living City Policy 8.4.7(a) addresses development 
setbacks and states that development within a 
regulated area shall be set back 10 metres from 
the long term stable top of slope, stable toe of 
slope, regulatory flood plain, meander belt and 
any contiguous natural features and areas that 
contribute to the conservation of land.

The proposed development will be located within 
the identified limit of development, which was 
informed by field investigations and through 
consultation with the TRCA. A dripline for the 
significant woodland was staked by Dillon 
Consulting and the TRCA on June 9, 2020, and 
formal acceptance of the staked dripline was 
provided by the TRCA on June 23, 2020. Grounded 
Engineering determined the Long Term Stable 
Slope and the Estimated Top of Bank, which were 
accepted by the TRCA on June 10, 2020 and June 
23, 2020 respectively. 
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Due to its size (1.11 hectares, net of the valleylands 
to be conveyed) and its separation distance from 
low-rise residential neighbourhoods, the subject 
site is well suited for intensification. Optimizing 
the use of land and infrastructure (i.e. making 
the best possible use of land and infrastructure) 
on the subject site would be consistent with 
both good planning practice and the overarching 
provincial and City policy direction, subject to 
achieving appropriate built form relationships.

The redevelopment of the subject site with 
additional residential density will support 
increased transit ridership, specifically in the 
context of the prioritized surface transit along 
Steeles Avenue. As well, residential intensification 
will result in population growth that will contribute 
to the achievement of forecasts in the Growth 
Plan and the Official Plan.

In the non-policy sidebar in Section 2.1 of the 
Official Plan, it is noted that, by making better 
use of existing urban infrastructure and services 
before introducing new ones on the urban 
fringe, reurbanization helps to reduce demands 
on nature and improves the liveability of the 
urban region by: reducing the pace at which 
the countryside is urbanized; preserving high 
quality agricultural lands; reducing reliance on 
the private automobile; reducing greenhouse gas 
emissions; and reducing consumption of non-
renewable resources.

5.2 Land Use
The proposed apartment residential use 
conforms with the land use permissions of the 
Official Plan and Zoning By-law, both of which 
permit apartment buildings on the subject site. 

The proposal will contribute to the achievement 
of the overall planning objectives for the Mixed 
Use Areas designation. The Mixed Use Areas 
designation provides for a broad range of 
commercial, residential and institutional uses, in 
single use or mixed-use buildings as well as parks 
and open space. 

5.1  Intensification
The proposed intensification on the subject site 
is supportive of the policy directions articulated 
in the Provincial Policy Statement, the Growth 
Plan for the Greater Golden Horseshoe and the 
City of Toronto Official Plan, all of which promote 
residential intensification on sites well-served by 
municipal infrastructure, including public transit. 
In this regard, the site is well served by existing 
transit services, including high-frequency bus 
service on Steeles Avenue West, linking to the 
Pioneer Village subway station to the west and 
the Finch subway station to the east.

The PPS and Growth Plan seek to direct growth 
to built-up areas that are well served by 
municipal infrastructure, such as public transit. 
In particular, the Growth Plan promotes transit-
supportive development on major roads such as 
Steeles Avenue, with frequent transit service. 
Accordingly, the subject site is located within 
a “strategic growth area” as defined in the 
Growth Plan. Strategic growth areas are a focus 
for accommodating intensification and higher-
density mixed uses in a more compact built form.

As well, strong policy support is expressed in 
the Official Plan for intensification in Mixed Use 
Areas, which is one of four land use designations 
intended to accommodate most of the increase 
in jobs and population anticipated by the Official 
Plan’s growth strategy.  Mixed Use Areas are 
intended to provide for new jobs and homes for 
Toronto’s growing population on underutilized 
lands. 

Within the policy context described above, it is 
important to make efficient use of sites that are 
well suited for intensification in order to reduce 
the rate of outward urban expansion, minimize 
use of the private automobile and support the 
use of transit. The subject site is currently 
underutilized, given its location along a surface 
transit route that is identified as a “Transit 
Priority Segment” by the Official Plan and which 
is located along a proposed Higher-Order Transit 
Corridor identified by OPA 456, reflecting the 
City’s and Metrolinx’ plans for a future Bus Rapid 
Transit  line along Steeles Avenue. Policy 2.4(7) 
specifically requires consideration of minimum 
density requirements, as well as maximum 
density limits, for sites such as this that are well 
serviced by transit.  
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the Core Employment Areas to the south by the 
1881 Steeles property (approximately 45 metres 
away) and is physically separated and buffered 
from the Core Employment Areas designation 
to the east (i.e. Sanofi Pasteur) by the West Don 
River valleylands system (approximately 105 
metres to the east at its closest point).   

In accordance with Policies 2.2.4(6) and 2.2.4(7) of 
the Official Plan, an Air Quality and Compatibility 
Mitigation Study dated October 9, 2020 was 
prepared by Gradient Wind Engineers Inc. in 
connection with the proposal. The study provides 
a review of the existing industries surrounding 
the subject site with respect to air quality (odour 
and contaminants), in accordance with the 
Ministry of the Environment D-6 Guideline. The 
study concludes that air quality impacts from 
surrounding roadways will be minor. As it relates 
to the Sanofi Pasteur medical campus, the study 
confirms that emissions from the facility will 
not exceed the maximum concentration levels 
set by the Ontario Ministry of Environment, 
Conservation and Parks (MECP). The Assessment 
concludes that intensification of the subject site 
with high-density residential development is 
appropriate. 

In addition, a Noise and Vibration Impact Feasibility 
Study dated October 9, 2020 was prepared by J.E. 
Coulter + Associates in connection the proposal. 
The study examines the potential impact of noise 
and vibration from sources within the vicinity 
on the proposal, as well as potential noise and 
vibration impacts on surrounding properties 
resulting from the proposed development. The 
study identifies sounds generated by Steeles 
Avenue West, Dufferin Street and the CN Railway 
as potential sources of transportation noise 
impact. As it relates to noise impacts generated 
by the adjacent commercial plaza to the west 
and the Sanofi Pasteur biomedical campus to the 
east, the study concludes that the relevant noise 
criteria are met without the need for additional 
noise control measures. With respect to impact 
of the development on the neighbourhood, 
the study concludes that the proposal is not 
anticipated to generate any noise impacts on 
the surrounding area, given the ambient traffic 
sounds from the local street network. 

The introductory text in Section 4.5 states that 
the intent of the Mixed Use Areas designation 
is to achieve a multitude of planning objectives 
by combining a broad array of residential 
uses, offices, retail and services, institutions, 
entertainment, recreation and cultural activities, 
and parks and open spaces.  In particular, the 
intent is that:

“Torontonians will be able to live, work, and 
shop in the same area, or even the same 
building, giving people an opportunity  
to depend less on their cars, and create 
districts along transit routes that are 
animated, attractive and safe at all hours of 
the day and night.”

In this regard, the proposal will add to the 
existing mix of unit types in the area and 
implement the development criteria set out 
in Policy 4.5(2) of the Official Plan by creating 
new high-quality residential uses that reduce 
automobile dependency, meet the needs of the 
local community and provide for new homes for 
Toronto’s growing population on underutilized 
land.

The proposed on-site parkland dedication will 
serve existing and future residents of the area 
and offer opportunities for passive and active 
recreation and will enhance the public realm. 

It is noted that, while the subject site and 
surrounding properties are located within the 
“400/407 Keele Dufferin” provincially significant 
employment zone (PSEZ), the Province has 
confirmed that the land use permissions in the 
Mixed Use Areas designation continue to apply 
(i.e. both to the subject site and the Dufferin 
Corners site (1881 Steeles Avenue West) to the 
immediate south and west). 

In terms of compatibility with surrounding land 
uses, including the lands designated General 
Employment Areas and Core Employment Areas 
within the PSEZ, it is our opinion that the proposed 
residential redevelopment is consistent with 
Policy 1.2.6.1 of the PPS, conforms with Policies 
2.2.5(7) and 2.2.5(8) of the Growth Plan and 
conforms with Policies 2.2.4(5) and 3.4(21) of the 
Official Plan. The subject site is separated from 
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• provide for street-oriented development, with 
buildings fronting onto the street and the 
edge of the proposed public park towards the 
southern leg of the proposed street; and

• allow public and emergency vehicles to freely 
enter the proposed development without 
obstruction.

The proposed public road will provide an 
additional mid-block connection that will further 
enhance connectivity through the site will be 
designed with a right-of-way width of 20.0 
metres, 2.1 metre sidewalks on both sides, and 
attractive ornamental plantings and lighting. 

The proposed building heights have been 
organized and sited to fit harmoniously within 
the existing and planned context, while providing 
an appropriate transition in scale to the low-
rise neighbourhoods to the east and northeast. 
In this regard, the tallest building is located 
generally within the centre of the subject site in 
response to the site’s topography and so as to 
minimize built form impacts on the street and 
the low-rise residential area to the northeast, 
with the building heights tapering down towards 
the north and south. The tower element of the 
proposed 38-storey building (Building A) has 
been strategically located to the south of the 
39-storey tower element of Building B to limit its 
visual impact on the street. Further, the tower 
of Building A has been strategically positioned 
towards the southwest corner of the site to limit 
its impact on the Neighbourhoods designated 
lands to the east. The subject site is situated 
over 350 metres away and from the closest 
Neighbourhoods designated property to the east 
and is approximately 175 metres away from the 
low-rise residential area to the northeast within 
the City of Vaughan at its closest point. Given the 
separation distance between the subject site and 
the low-rise areas in the vicinity, the proposal will 
not result in any undesirable built form impacts 
to these areas. 

5.3 Site Organization and 
Public Realm

In our opinion, the proposed site organization 
and public realm strategy respond appropriately 
to the policy directions set out in Section 3.1.1 of 
the Official Plan.

The proposal is made up of new mid- and high-
rise buildings that are anchored by an attractive, 
high-quality public realm design that will help to 
facilitate the comprehensive redevelopment of 
the southeast quadrant of Steeles and Dufferin 
intersection. As a key organizing element, the 
proposed development introduces a new north-
south road along the subject site’s western 
boundary. The proposal also introduces an 
internal pedestrian walkway system to improve 
pedestrian circulation, providing access to the 
proposed park and the new public street. The 
proposed public street and pedestrian walkways 
will provide access and frontage for the future 
development, as well as improving pedestrian 
and bicycle circulation.

Consistent with the Development Infrastructure 
Policy and Standards Guidelines (DIPS), the 
proposed north-south public street will have an 
ultimate right-of-way width of 20 metres, and it is 
anticipated that it will be designed in accordance 
with Major Local Residential Street standards. The 
design of the proposed public street conforms 
with the applicable public realm policies set out 
in Policy  3.1.1(6), 3.1.1.(8), 3.1.1(9), 3.1.1(13), and 
3.1.1(15) of the Official Plan. In particular, the 
proposed public street will:

• extend the public realm and foster a well-
connected, attractive and accessible 
community;

• provide frontage for Buildings A and B and 
additional frontage for Building C;

• provide frontage for the proposed park at the 
south end of the subject site;

• be designed using the “complete street” 
approach, which will provide safe and efficient 
movement for all modes of travel and adequate 
space for pedestrians, bicycles, landscaping, 
vehicles, utilities and utility maintenance;
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“An alternative parkland dedication rate of 
0.4 hectares per 300 units will be applied 
to proposals for residential development 
and for the residential portion of mixed use 
development as follows: ….

c)  for sites 1 hectare to 5 hectares 
in size, the parkland dedication will not 
exceed 15 percent of the development site, 
net of any conveyances for public road 
purposes …” (Our emphasis.)

Section 415-23 of the City’s Municipal Code 
essentially carries forward Policy 3.2.3(5) of the 
Official Plan with respect to the application of the 
alternative parkland dedication rate, as follows:

“Despite § 415-22A, as a condition of 
development of land for residential use in 
a parkland acquisition priority area, the 
owner of the land shall convey or cause to 
be conveyed to the City, the greater of the 
amount set out in § 415-22A, or land at a 
rate of 0.4 hectares for each 300 dwelling 
units proposed provided that: …

B.  For sites one hectare to five hectares 
in size, the parkland dedication will not 
exceed 15 percent of the development site, 
net of any conveyances for public road 
purposes.” (Our emphasis.)

Both Policy 3.2.3(5) of the Official Plan and 
Section 415-23 of the Municipal Code refer to 
“site” as well as “development site” and direct 
that, when applying the alternative rate (of 0.4 
hectares per 300 units), the parkland dedication 
will not exceed 15 per cent of the “development 
site, net of any conveyances for public road 
purposes”.  The term “site” clearly comprises a 
larger area than the “development site”. 

In our opinion, the distinction between the “site” 
and “development site” in the Official Plan and 
Municipal Code is intended to recognize that 
certain lands which are included in a development 
application, but which are not actually proposed 
to be “developed”, should not be subject to the 
calculation of the required parkland dedication.  
Valleylands, for example, are one such example of 
lands which do not, and are not intended to, form 
part of the development site for the purpose of 
the parkland calculation set out in Policy 3.2.3(5) 
and Section 415-23 of the Municipal Code.

A key guiding objective of the development is 
the delivery of a public realm and open space 
strategy to provide high-quality public amenity 
and pedestrian connections. In order to deliver 
an attractive public realm, all parking is located 
below grade and within the interior of the base 
buildings. Similarly, all “back of house” activities, 
including loading and access to the underground 
garage, have been consolidated internally within 
the new buildings and are generally out of view 
from the public realm. 

These initiatives will help to ensure that the 
proposed development is integrated into the 
existing urban fabric and will provide increased 
accessibility through the site. In this regard, the 
proposed development is in keeping with the 
direction set out in Section 3.1.2 of the Official 
Plan, which states that developments should be 
“conceived not only in terms of the individual 
building sites and programs, but also in terms 
of how sites, buildings and their interface with 
the public realm fit with the existing and/or 
planned context of the neighbourhood and the 
city”. The proposed development will promote 
intensification on the subject site, while 
improving accessibility within, and integration 
with, the existing and future neighbourhood.

5.4 Parkland
The proposal will include a new public park that 
will front onto the southern segment of the new 
public road and will be framed by Building A to the 
north and the valleylands to the east, which are to 
be maintained as Natural Areas. 

The required parkland dedication is calculated in 
accordance with the City’s alternative parkland 
dedication rate, set out in Policy 3.2.3(5) of the 
Official Plan and Section 415-23 of the Municipal 
Code, as described below. For sites that are 1 to 
5 hectares in size, Policy 3.2.3(5) of the Official 
Plan directs that the calculation of the required 
parkland dedication under the alternative rate 
will not exceed 15 per cent of the development 
site, net of any conveyances for public road 
purposes i.e.:
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5.5 Height, Massing and 
Density

In our opinion, and as noted in Section 5.1 above, 
the subject site is an appropriate location for 
intensification in land use policy terms. From 
a built form perspective, it is a contextually 
appropriate location for tall and mid-rise building 
forms given:

• the size and configuration of the subject site 
with a frontage of approximately 86 metres 
along Steeles Avenue West and a depth of 
approximately 124.8 metres;

• the site’s location on a Major Street with an 
existing right-of-way width of 36 metres and 
its proximity to Dufferin Street, also classified 
as a Major Street;

• the site’s Mixed Use Areas designation; 

• the site’s proximity to frequent transit and 
adjacency to planned Bus Rapid Transit;

• the existing and emerging tall building 
context; and

• the site’s separation distance from 
Neighbourhoods to the east and low-rise 
residential areas to northeast within the City 
of Vaughan. 

The proposal employs a variety of building 
heights and forms, including two high-rise 
buildings, a 38-storey tower and a 39-storey 
tower (Buildings A and B) and a 10-storey mid-rise 
building (Building C). With a gross site area of 1.28 
hectares (1.11 hectares net of the valleylands), 
and a frontage of approximately 86 metres 
along Steeles Avenue West, the subject site is 
sufficiently large to accommodate the proposed 
buildings and new public infrastructure that 
would support the future residents, including a 
new public park and a new public road.  

From an urban structure perspective, the subject 
site is a contextually appropriate location for tall 
and mid-rise buildings, given its location on a Major 
Street and proximity to an emerging built form 
context that includes tall and mid-rise buildings 
to the north and east. While some distance to 
the east, current rezoning applications near the 
Bathurst/Steeles intersection have recently 
been approved for building heights ranging from 
18 to 29 storeys. As it relates to the emerging 
context, building heights of 11, 12 and 27 storeys 
are proposed for the commercial plaza at 1881 
Steeles Avenue West adjacent to the subject site.

Fundamentally, the requirement to convey 
parkland as a condition of development is 
intended to address the increased demand 
for public parkland in connection with new 
development.  Valleylands which are not proposed 
for development and which are to be conveyed 
gratuitously to a public body as a condition 
of development approval do not increase the 
demand for public parkland and, therefore, 
should not be used as a basis for requiring a 
greater parkland dedication.

This analytical approach is consistent with Policy 
3.4(9) of the Official Plan which directs that 
valleylands or other hazard lands may not be used 
for the purpose of calculating permissible density 
in the zoning by-law or be used to satisfy parkland 
dedication requirements. This acknowledges, 
as a matter of policy, the reality that valleylands 
do not form part of the development site for all 
practical purposes. Further, it would not be fair 
or reasonable to require an owner to dedicate 
parkland attributable to lands that are being 
given away without compensation.

For the foregoing reasons, it is our opinion that 
the “development site” does not include the lands 
within the valleylands along the eastern edge of 
the site (1,699.49 square metres). In addition, 
pursuant to the provisions of the Municipal Code, 
the development site area is to be reduced by 
conveyances for public road purposes (1,232.23 
square metres).

As such, for the purposes of calculating the 
required parkland dedication, the net development 
site area is 9,903.26 square metres. Applying 
the alternative residential rate of 15% results in 
a total required dedication of 1,485.49 square 
metres.  Based on our interpretation of the City’s 
Alternative Parkland Dedication requirements 
listed in the Municipal Code Chapter 415, the 
proposed public parkland dedication of 1,486.54 
square metres will satisfy the requirements for 
parkland dedication. 
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With respect to the proposed mid-rise building 
along the Steeles Avenue West frontage, the 
proposed height of 10 storeys (33.15 metres) is 
less than the right-of-way width of the street and, 
in this regard, is in keeping with Policy 3.1.3(4) 
of the Official Plan and the scale anticipated by 
the Avenues and Mid-Rise Building Study. As 
further discussed in Section 5.6 of this report, 
the proposed mid-rise building would not result 
in any unacceptable shadow or wind impacts.

From a massing perspective, the proposed 
development has been organized to frame Steeles 
Avenue West and the new north-south public 
street, the new public park and the adjacent 
valleylands with good proportion. The proposed 
buildings reflect a “tower and base” typology and 
include a shared 3-storey base building element 
between Buildings A and B within the interior and 
along the eastern edge of the site adjacent to the 
valleylands. At the southeast corner, the base 
rises up to 5 and 6 storeys, defining the edge of 
the proposed public walkway and park towards 
the south end of the site. Towards the north, 
the volume of the proposed 10-storey mid-rise 
building fronting Steeles Avenue West provides 
a transition in scale to the proposed 39-storey 
tower (Building B), which has been strategically 
located within the interior of the site. The tower 
elements of Buildings A and B are substantially 
set back away from the valleylands and Steeles 
Avenue West to limit massing impacts. Tower 
setbacks and separation distances will provide 
for access to sunlight and sky view from adjacent 
streets and open spaces, reducing the visual 
impact of the tower elements.

With respect to density, it is our opinion that the 
proposed density of 5.26 FSI (6.07 FSI, excluding 
the valleylands) is both appropriate and 
desirable. Firstly, it is important from a planning 
policy perspective to optimize the use of land and 
infrastructure on the site given its location within 
a “strategic growth area”. Secondly, it is noted 
that the Official Plan does not generally include 
density limitations and specifically does not do 
so in the case of the subject site. 

From a site design perspective, the site is large 
enough to comfortably accommodate the two 
proposed towers. As set out in Section 5.6 below, 
the location and configuration of the tall building 
elements allow for appropriate light, view and 
privacy conditions. As well, the site’s separation 
distance from Neighbourhoods designated 
properties to the east (over 350 metres away) and 
from the low-rise residential area to the northeast 
within the City of Vaughan (approximately 175 
metres away at its closest point) allows for 
the introduction of the proposed tall buildings 
without any unacceptable built form impacts. 

In particular, the heights of the towers would fit 
well below a 45-degree angular plane measured 
from the Neighbourhoods designated lands to 
the east and the low-rise residential area to the 
northeast, and would result in only minor shadow 
impacts (see Section 5.6 below). 

From a built form perspective, it is our opinion 
that the subject proposal satisfies the criteria 
established in Policies 3.1.3(4) and 3.1.3(5) and 
Policies 3.1.3(8) through (12) of the Official Plan 
for the design and location of mid-rise and tall 
buildings. In addition to the details provided above 
regarding separation from Neighbourhoods and 
low-rise residential areas, the proposed tower 
elements are articulated and incorporate various 
architectural features to break up the massing, 
create visual interest and provide an appropriate 
transition in scale to the surrounding area. 

In this regard, each of the towers incorporates 
significant stepbacks from the podium building. 
The towers’ shared 3-storey base building creates 
an appropriate transition in height and provides 
a comfortable pedestrian scale along the new 
public street and the valley edge. Additionally, 
the proposed tower elements will have slender 
floor plates; the average floor plate size of 
Building A is approximately 750 square metres 
and the average floor plate size of the tower 
element of Building B is between 702 and 748 
square metres. The tower elements will achieve a 
minimum separation distance of 25 metres from 
each other and would achieve a minimum of 25 
metres or greater from any future buildings that 
are developed on the lands to the west.
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Light, View and Privacy

Light, View, and Privacy (LVP) impacts are 
generally addressed through the orientation 
of buildings and their internal uses, and spatial 
separation and mitigating measures between 
buildings.

In an RM zone, the City-wide Zoning By-law uses a 
standard of 5.5 metres from windows to property 
lines that are not street lines, and a separation 
distance of 11.0 metres between facing windows 
on the same site. These parameters are in keeping 
with the recommended standards set out in the 
Mid-Rise Building Guidelines.

For tower elements, the City-wide Tall Building 
Design Guidelines recommend a separation 
distance of 25 metres between tower faces 
and a tower setback of 12.5 metres from side 
and rear property lines, or the centreline of an 
abutting lane, measured to the external walls of 
the building (i.e. balconies are permitted within 
the setback zone). As set out below, the proposed 
development complies with the above-noted LVP 
standards and guidelines. 

The towers achieve a minimum separation 
distance of 25 metres between the tower 
elements, providing for sunlight and sky view. 
There are no LVP related issues as it relates to 
neighbouring lands given the proposed setbacks. 
As it relates to the proposed base buildings, the 
buildings would achieve the following minimum 
setbacks:

• approximately 3.8 metres from the north lot 
line and further separated by virtue of the 36.0 
metre right-of-way of Steeles Avenue West; 

• a minimum of 3.0 metres from the east lot 
line and further separated from the adjacent 
property to the east by the adjacent woodland 
and valleylands;

• a minimum of 19.0 metres from the south lot 
line and further separated by the proposed 
public park; and

• a minimum of 13.0 metres to the west lot line 
with additional separation anticipated to be 
provided by virtue of the proposed 20 metre 
wide public road on the west side of the 
subject site. 

The Official Plan provides that land use 
designations are generalized, leaving it to the 
Zoning By-law to “prescribe the precise numerical 
figures and land use permissions that will 
reflect the tremendous variety of communities 
across the City.” Accordingly, it is reasonable to 
establish an appropriate density for the subject 
site based on specific built form design, context 
and urban structure considerations, rather than 
on the basis of density numbers. 

5.6 Built Form Impacts
In our opinion, the proposed development will not 
result in any unacceptable built form impacts on 
surrounding streets, open spaces or properties. 
In particular, the subject site is well separated 
from the closest Neighbourhoods-designated 
properties. The site is located more than 350 
metres from the closest lot within the low-rise 
Neighbourhood to the east in the City of Toronto 
and approximately 175 metres from the closest 
low-rise dwellings to the northeast in the City 
of Vaughan. As a result, the proposed 38-storey 
(116.65-metre) and 39-storey (120.5-metre) 
towers and 10-storey (33.15-metre) mid-rise 
building would be well below a 45-degree angular 
plane measured from those neighbourhoods and, 
therefore would not be expected to result in any 
unacceptable built form impacts.

The sidebar in Section 3.1.2 of the Official Plan, 
as amended by OPA 480, notes that appropriate 
transition in scale “can be achieved using a 
variety of measures – individually or in different 
combinations – including angular planes, 
stepping height limits, location and orientation 
of buildings, the use of setbacks and step-backs 
of building mass, and separation distances”.  The 
use of a specific angular plane is not mandated by 
the Official Plan as a means to achieve transition.

The proposed development, in our opinion, is 
appropriately massed on the subject site to 
mitigate built form impacts on adjacent areas as 
well as the mid-rise and tall buildings proposed 
on the subject site and on the Dufferin Corners 
site to the west. Given the size of the subject site, 
the adjacent land uses and adjacent built forms, 
the proposal deploys a combination of transition 
techniques including building orientation, 
physical setbacks and stepbacks.
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Official Plan Policy 3.1.2(5) requires that new 
development be located and massed to ensure 
access to sunlight and daylight on the public 
realm. Policy 3.1.3(10) further provides that 
the tower portion of a tall building should be 
designed to limit shadow impacts on the public 
realm and surrounding properties and maximize 
access to sunlight and sky view from the public 
realm. The policies specific to Mixed Use Areas 
require that new buildings will adequately limit 
shadow impacts on adjacent Neighbourhoods, 
particularly during the spring and fall equinoxes 
(Policy 4.5(2)(d)). Performance Standard No. 5B of 
the Mid-Rise Guidelines, as previously described, 
also seeks to limit shadow impact on adjacent 
Neighbourhoods. 

In our opinion, the Shadow Study demonstrates 
that the proposed development would not 
result in any unacceptable shadow impacts 
on neighbouring streets, properties and open 
spaces. 

With respect to Neighbourhoods designated 
properties, the Shadow Study demonstrates that, 
at the spring and fall equinoxes, there would be 
no incremental shadowing on Neighbourhoods 
designated properties to the east, except at 
5:18 and 6:18 p.m. on March/September 21st. The 
Shadow Study demonstrates that the shadow is 
confined to the yards of a limited number of the 
lots fronting onto the west side of Festival Drive 
and flanking onto Hidden Trail.  The proposed 
development would have no shadow impact on 
lands within the Neighbourhoods designation on 
June 21st. 

With respect to the low-rise area to the northeast 
within the City of Vaughan, the proposal would 
cast a shadow onto the rear yards of three lots 
on the south side of Borrows Street on March/
September 21st at 4:18 p.m. only. There would be no 
shadow impact from the proposed development 
on the low-rise area to the northeast on June 21st.

With respect to parks and green spaces, Policy 
3.2.3(3) of the Official Plan requires that the 
effects of new development on parks and 
open spaces, including additional shadows, 
be minimized as necessary to preserve their 
utility.  The proposal will not cast any shadows 
on any existing parks within the vicinity of the 
subject site. The proposed park on the subject 

As it relates to the proposed towers, the buildings 
would achieve the following minimum setbacks:

• a minimum of 19.0 metres from the north lot 
line and further separated by 36.0 metres by 
virtue of the Steeles Avenue right-of-way; 

• a minimum of 20.0 metres from the east lot 
line and further separated from the adjacent 
property to the east by the valleylands;

• a minimum of 24.0 metres from the south lot 
line and further separated by the proposed 
public park; and

• a minimum of 14.0 metres to the west lot line 
with additional separation anticipated to be 
provided by virtue of the proposed 20 metre 
wide public road on the west side of the 
subject site. 

Within the context described above and as 
discussed below, it is our opinion that the 
proposal conforms to the built form policies of 
the Official Plan that address LVP impacts on-
site, as well as impacts from the proposal to 
adjacent properties.

Sky View Impacts

In our opinion, the proposed massing of the 
towers, including the setbacks, stepbacks 
and slender floor plates, would not have an 
unacceptable impact on sky view from the public 
realm.  Towards the park block, the tower element 
of Building A would be set back 7.45 metres from 
the northern edge of the park and set back above 
the building base. Viewed from Steeles Avenue 
West, the tower element of Building B would be 
set back approximately 20.8 metres from the 
north property line. The base building of Building 
C would define the scale of the building along the 
street, with the tower set back from the edge of 
the base building, away from street frontage.

Shadow Impacts

In order to assess shadow impacts, a shadow 
study was undertaken by Kirkor Architects and 
Planners to assess the shadow impacts of the 
proposal. Shadow impacts have been analyzed 
during the spring and fall equinoxes (March 21st/
September 21st) and at the summer and winter 
solstices (June 21st/December 21st) at each hour 
between 9:18 a.m. and 6:18 p.m.
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Wind Impacts

A Qualitative Pedestrian Level Wind Assessment 
was undertaken by Gradient Wind Engineering Inc. 
in connection with the proposed development. 

The study concludes that wind conditions at 
all sensitive pedestrian areas at grade will be 
acceptable and comfortable for the intended 
uses throughout the year, including the proposed 
sidewalks, walkways, parkland, and at the main 
entrances of the proposed buildings. As well, 
no areas within or surrounding the study site 
were found to experience conditions too windy 
for walking, or that could be considered unsafe. 
With respect to outdoor amenity spaces, the 
assessment concludes that the proposed 
amenity terrace on top of the shared 3-storey 
podium between Buildings A and B and at Level 
9 of Building C will be suitable for typical use 
between the spring and summer, although 
some type of mitigation was recommended. 
The type and extent of the mitigation will be 
studied, discussed and co-ordinated through the 
development application process. 

5.7 Urban Design
From an urban design perspective, the proposed 
redevelopment will result in significant 
improvements to the existing site conditions. 
The current development does not address the 
street and is not well-integrated integrated into 
the surrounding urban fabric. 

As a result of the widening of Steeles Avenue 
following the initial development of the building, 
the Steeles Avenue frontage of the site is now 
dominated by a tall concrete retaining wall, with a 
narrow pedestrian sidewalk between the roadway 
and the retaining wall. The existing building 
has limited visibility from the street due to the 
intervening retaining wall, and is surrounded 
by surface parking to the north, east and west. 
There is no public access through the site to the 
adjacent valleylands and the development of the 
site is not integrated with the commercial plaza 
to the west, which has its own separate access 
driveways and presents its rear facade to the 
subject site.

site has been located along the site’s southerly 
edge to minimize any potential shadow impacts. 
On March 21st/September 21st, the proposed 
buildings would cast shadow on the park only 
at 6:18 p.m.  On June 21st, there would be minor 
shadowing on the northeast corner of the park at 
4:18 p.m. and incremental shadowing on the east 
side of the park at 5:18 and 6:18 p.m. With respect 
to the West Don River valleylands and natural 
heritage system located along the eastern edge 
of the subject site, on March 21st/September 21st/
June 21st, there would be a minor shadow cast 
at 1:18 p.m. at the trailhead of the ravine and 
incremental shadowing at 2:18 p.m. to 6:18 p.m.

With respect to adjacent streets, the Shadow 
Study indicates there will be incremental shadow 
impacts on the east and west sides of Dufferin 
Street, north of Steeles Avenue West, at the 
equinoxes at 9:18 a.m. On June 21st, there would 
be no shadow from the proposal on Dufferin 
Street. As it relates to Steeles Avenue, the Shadow 
Study demonstrates there would be incremental 
shadowing on portions of the north and south 
sides of the street between the hours of 9:18 a.m. 
and 4:18 p.m. on March 21st/September 21st. On 
June 21st, the extent of the shadow is minimized 
and confined to small areas of the street during 
the hours of 9:18 a.m. to 1:18 p.m., with the street 
free and clear of shadows for the remainder of 
the day. In this regard, the proposal allows for 
5 consecutive hours of sunlight onto Steeles 
Avenue West on June 21st.

With respect to shadows onto the proposed 
north-south public road, the Shadow Study 
demonstrates that the proposal would cast 
shadows on the street between the hours of 9:18 
a.m. and 11:18 a.m. on March 21st/September 21st 
and June 21st, allowing for 7 consecutive hours of 
sunlight onto the street. 

Based on the foregoing analysis, it is our opinion 
that the incremental shadow impact on adjacent 
Neighbourhoods and on neighbouring streets, 
properties and open spaces would be “adequately 
limited” in accordance with the applicable 
Official Plan policies. Within the applicable policy 
context promoting intensification, the amount of 
continuous sunlight and incremental shadowing 
is appropriate and meets the intent of the Official 
Plan.



66

• mitigate uncomfortable wind conditions, as 
addressed in Section 5.6;

• be sited and massed to allow for the protection 
of privacy by achieving a minimum separation 
distance of 25 metres between the proposed 
towers;

• provide transition in scale within the 
development site and to the public realm, 
the public park, the adjacent valley and 
trail system, and to nearby lower-scale 
neighbourhoods;

• provide setbacks and stepbacks above the 
base building to reduce the physical and 
visual impacts of the built form on the park, 
valley system and public realm;

• provide sufficient parking spaces, internalized 
within the building; 

• integrate services and utility functions within 
the buildings; and

• provide a range of high-quality indoor and 
outdoor amenity spaces for residents with 
good access to sunlight/daylight.

Avenue and Mid-Rise Building Study 
Guidelines

In our opinion, the design of the proposed 
10-storey mid-rise building fronting Steeles 
Avenue West is generally in keeping with the key 
performance standards set out in the Avenues 
and Mid-Rise Building Study, including:

Maximum Overall Height (Performance Standard 
#1): the maximum allowable height of buildings 
on the Avenues will be no taller than the width of 
the Avenue right-of-way, up to a maximum mid-
rise height of 11 storeys (36 metres).

• The planned right-of-way width of this 
segment of Steeles Avenue West is 36 metres. 
The height to the top of the main roof of the 
proposed mid-rise building is 33.15 metres, 
falling below the 1:1 street proportion by 2.85 
metres.

Minimum Building Height (Performance Standard 
#2): All new buildings on the Avenues must 
achieve a minimum height of 10.5 metres (up to 3 
storeys) at the street frontage.

• The proposal is designed with a stepped 
20.45-metre (6-storey) street wall height, 
meeting the intent of this guideline.

The redevelopment of the site, both on its own and 
in conjunction with the proposed redevelopment 
of the commercial plaza to the west, will repair the 
existing conditions and result in a significantly 
improved built form and public realm, by:

• eliminating the retaining wall along the Steeles 
Avenue frontage and widening the sidewalk 
zone;

• animating the streetscape along Steeles 
Avenue with active uses within the lower 
levels of the new 10-storey mid-rise building;

• breaking up the existing “superblock” at 
Dufferin and Steeles by dividing it into 
appropriately sized City blocks accessible by 
way of a new public road;

• introducing a new public park that will provide 
public amenity for the area and provide access 
to the valley system;

• introducing new sidewalks and pedestrian 
routes through and beyond the site;

• eliminating multiple curb cuts from the arterial 
roads and replacing them with the new public 
street; and

• eliminating existing surface parking.

In our opinion, the design of the proposed 
buildings and the proposed site organization 
conform with the applicable public realm and 
built form policies of the Official Plan, in particular 
Policies 3.1.2(1), 3.1.2(2), 3.1.2(3), 3.1.2(4), 3.1.2(5), 
3.1.2(6), 3.1.2(7), 3.1.2(8), 3.1.2(9), 3.1.2(11), 3.1.3(1), 
3.1.3(4), 3.1.3(5), 3.1.3(8) through (12) and 4.5(2). In 
particular, the proposal will:

• provide a consistent setback to the new road, 
with main entrances clearly identified;

• provide a 5.0 metre setback from the proposed 
public park;

• provide grade-related residential uses and 
lobby areas that allow for views onto the 
public realm and enhance the safety, amenity 
and animation of the existing and proposed 
streets and the new park;

• site the new buildings in order to preserve and 
protect the adjacent natural heritage lands to 
the east; 

• provide transition towards the adjacent 
valleylands;

• provide for adequate light and privacy, as 
addressed in Section 5.6;
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Front Façade Alignment (Performance Standard 
#4C): The front street wall of the mid-rise 
buildings should be built to the front property 
lines or applicable setback lines.

• The mid-rise building is set back 4.9 metres 
from the north lot line at the northeast corner 
of the site, decreasing to 4.1 metres at the 
northwest corner of the site, responding to 
the site’s sloped topography and allowing 
for a widened sidewalk zone and landscaping 
along the Steeles Avenue frontage.

Corner Sites: Heights and Angular Planes 
(Performance Standard #6): On corner sites, the 
front angular plane and heights that apply to the 
Avenue frontage will also apply to the secondary 
frontage.

• As it relates to the mid-rise building, the new 
north-south public road would be considered 
the secondary frontage. The mid-rise building 
is set back 3.0 metres from the new public 
street to allow for landscaping and patio areas. 

Minimum Sidewalk Zones (Performance Standard 
#7A): A minimum sidewalk dimension of 6.0 
metres should be provided on streets with rights-
of-way greater than 30 metres.

• All building elements are set back a minimum 
of 3.8 metres from Steeles Avenue West 
providing for a 6.0 metre public boulevard 
which will contain a 2.1 metre public sidewalk, 
a double row of street trees, and front yard 
planting along the Steeles Avenue frontage.

Streetscapes (Performance Standard #7B): 
Avenue streetscapes should provide the highest 
level of urban design treatment to create beautiful, 
safe and accessible pedestrian environments and 
great places to shop, work and live.

• The proposal includes pavement treatment 
and landscaping along the frontages of both 
Steeles Avenue and the new north-south 
road, which will contribute to an enhanced 
pedestrian environment.

• The proposal includes the complete removal 
of the concrete retaining wall along Steeles 
Avenue West and the introduction of a double 
row of street trees and decorative plantings 
within a 6.0 metre public boulevard.

• The proposed internal road will include a 2.1 
metre sidewalk and decorative plantings.  

Minimum Ground Floor Height (Performance 
Standard #3): The minimum floor-to-floor height 
of the ground floor should be 4.5 metres to 
facilitate retail uses at grade.

• The proposal provides for a 4.2 metre ground 
floor height, which is generally in line with 
this guideline and is appropriate as the 
ground floor is proposed to be occupied with 
residential uses rather than retail/commercial 
uses. 

Front Façade Angular Plane (Performance 
Standard #4A): The building envelope should 
allow for a minimum of 5 hours of sunlight onto 
the Avenue sidewalks from March 21 to September 
21 (by limiting the street wall height to 80% of 
the right-of-way width and stepping back upper 
storeys within the 45-degree angular plane).

• The proposed street wall height of 20.45 
metres is below the maximum 80% street 
wall height (80% in this case would yield a 
street wall height of 28.8 metres i.e. 80% 
of the planned 36 metre right-of-way width 
for Steeles Avenue West). The upper storeys 
(Levels 7 to 10) are within a 45-degree angular 
plane measured above a height of 28.8 metres; 
as a result, a minimum of 5 hours of sunlight is 
maintained on the sidewalk on the north and 
south sides of Steeles Avenue West on June 
21st. 

• The majority of the shadow cast onto Steeles 
Avenue results from the proposed Building B 
tower element rather than the proposed mid-
rise building; this shadow is mitigated by the 
tower floor plate size as discussed below.

Pedestrian Perception Stepback (Performance 
Standard #4B): Recommends that a stepback 
on buildings taller than 23 metres should be 
provided.

• At a height of 20.45 metres (at the 7th level), 
the building will step back 3.45 metres and an 
additional stepback of 5.55 metres is provided 
at Level 9.
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Side Property Line – Continuous Street Walls, 
Limiting Blank Side Walls, Stepbacks at Upper 
Storeys (Performance Standards #8A, #8B and 
#8C): Recommends that buildings be built to the 
side property lines, architecturally finish blank 
side walls, and upper storeys should be stepped 
back to provide sky views and increased sunlight 
access.

• The upper storeys of the building stepback 
to limit massing impacts on the street; in this 
regard, a 3.35 metre stepback is provided at 
Level 7 and a 5.55 metre stepback is provided 
at Level 8.

• The only blank walls that will be visible is the 
east façade of the 3-storey base component  
of the building that flanks the valleylands. 
The blank wall condition is necessary to 
adequately screen the above-grade parking 
levels from public view and will be treated with 
landscaping to provide an attractive interface 
to the valleylands.

• The building will be set back 3.0 metres from 
the development limit to the east in order to 
accommodate the proposed 1.5 metre walkway 
and to maintain an appropriate distance from 
the proposed Forest Edge Management Zone. 

Building Width: Maximum Width (Performance 
Standard #9): Where mid-rise building frontages 
are more than 60 metres in width, building 
facades should be articulated or “broken up” to 
ensure that facades are not overly long.

• The length of the proposed building façade 
along Steeles Avenue measures approximately 
60 metres. The base building façade is 
proposed to be “broken up” through the use 
of accented pre-cast materials with glazing 
treatments on the upper levels.

Loading & Servicing (Performance Standard 
#17): loading, servicing and other vehicular 
related functions should not detract from use or 
attractiveness of the pedestrian realm.

• The proposed design satisfies the intent of 
this guideline by locating the garbage, loading, 
parking, servicing and utility functions within 
the interior of the building and screened from 
public view.

Tall Building Design Guidelines

In our opinion, the proposed development is 
generally in keeping with the applicable design 
guidelines set out in the City-wide Tall Building 
Design Guidelines, as set out below. 

Guideline 2.1 –  Building Placement. Locate the 
base of tall buildings to frame the edges of streets, 
parks and open space to fit harmoniously with the 
existing context, and to provide opportunities for 
high-quality landscaped open space on site.

• The base building will be situated parallel 
to the street frontages and the facades will 
frame the proposed north-south public road, 
the Steeles Avenue West frontage and the 
proposed public park with good proportion.

• High-quality landscaping will be provided 
throughout the site, including enhancements 
to the sidewalks, proposed public park and 
outdoor amenity areas.

Guideline 2.2 – Building Address and Entrances. 
Organize tall buildings to use existing or new 
public streets for address and building entrances. 
Ensure primary building entrances front onto 
public streets, are well-defined, clearly visible 
and universally accessible from the adjacent 
public sidewalk.

• All entrances will be designed to be clearly 
visible and universally accessible from the 
public sidewalks on the new proposed north-
south road and on Steeles Avenue West.

Guideline 2.3 – Site Servicing, Access and 
Parking. Locate “back of house” activities, such 
as loading, servicing, utilities and vehicle parking, 
underground or within the building mass, away 
from the public realm and view.

• Building services, including parking, 
underground parking ramps, and garbage 
storage and loading areas, will be located 
within the building mass and screened from 
the public realm. Further detail regarding 
these elements would be included as part of 
the future Site Plan Approval application. 
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Guideline 2.4 – Publicly Accessible Open Space. 
Provide grade-related, publicly accessible open 
space within the tall building site to complement, 
connect and extend the existing network of public 
streets, parks and open space

• Landscaped sidewalks will be provided along 
Steeles Avenue West and along the new public 
street. 

• In addition, a 1,486.5 square metre public 
park is proposed along with new pedestrian 
walkways around the eastern and southern 
edges of the buildings to improve pedestrian 
circulation and to facilitate easy access to the 
park and valleylands.  

Guideline 2.5 – Private Open Space. Provide a 
range of high-quality, comfortable private and 
shared outdoor amenity space throughout the 
tall building site. 

• A full range of private open spaces will be 
provided as part of the proposal, including 
landscape outdoor amenity spaces and 
private balconies.

Guideline 2.6 – Pedestrian and Cycling 
Connections. Provide comfortable, safe and 
accessible pedestrian and cycling routes through 
and around the tall building site to connect with 
adjacent routes, streets, parks, open space and 
other priority destinations, such as transit and 
underground concourses.

• The new public road will have an ultimate 
width of 20.0 metres that will create a 
pedestrian-friendly connection between the 
three buildings.

• Visitor bicycle parking spaces will be provided 
in various locations across the ground level. 
Long-term resident bicycle parking spaces 
will be located within the building in a secure 
room at the P1 and P2 parking level of the 
building.

• The park and internal courtyards will lead 
to pedestrian walkways that will provide 
pedestrian connections across the site.  

Guideline 3.1.1 – Base Building Scale and Height. 
Design the base building to fit harmoniously 
within the existing context of the neighbouring 
building heights at the street and to respect the 
scale and proportion of adjacent streets, parks, 
and public or private open space.

• The proposed base buildings will be 
appropriately scaled, with heights that 
respect the adjacent street dimensions 
and building heights of other existing and 
proposed buildings.

Guideline 3.1.2 – Street Animation. Line the 
base building with active, grade-related uses to 
promote a safe and animated public realm. 

• The ground floor residential units and the 
together with the main residential lobby 
entrances will provide for an animated public 
realm.

Guideline 3.1.3 – First Floor Height. Provide 
a minimum first floor height of 4.5 metres, 
measured floor-to-floor from average grade.

• The proposed buildings provide for ground 
floor heights of 4.2 metres, which is 
appropriate given that ground floor retail uses 
are not proposed.  

Guideline 3.1.4: Façade Articulation and 
Transparency. Articulate the base building with 
high-quality materials and design elements that 
fit with neighbouring buildings and contribute to 
a pedestrian scale. Provide clear, unobstructed 
views into and out from ground floor uses facing 
the public realm. 

• The base building is treated with masonry and 
glass elements to reinforce the street wall 
condition, while the ground floor uses will have 
clear views to the streets and public park.

• The base building along the eastern edge of 
the site will include architecturally detailed 
concrete, windows, and landscape treatments 
such as climbing ivy to create an interesting 
the architectural expression and provide an 
appropriate interface with the valleylands. 
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Guideline 3.1.5 – Public-Private Transition. Design 
the base building and adjacent setback to promote 
an appropriate level of visual and physical access 
and overlook reflecting the nature of building use 
at grade.

• The proposal includes grade-related 
residential units along Steeles Avenue West, 
the new public road and the new park. The 
entry points into the units will be marked 
with landscaping and other cues to signify 
the interface between the public and private 
realm. 

Guideline 3.2.1 – Floor Plate Size and Shape. Limit 
the tower floor plate to 750 square metres or 
less per floor, including all built area within the 
building, but excluding balconies.

• The tower element of Building A has been 
designed with a larger floor plate of 808.6 
square metres (Levels 7-9) towards the base 
of the tower with smaller floor plates above.

• The majority of the floors within the tower 
element of Building A have a floor plate of 
748.8 square metres (Levels 10-36), with the 
top of the tower having a floor plate of 683.7 
square metres (Levels 37-38). Altogether this 
results in an average floor plate of 750 square 
metres, meeting the recommended floor plate 
size of 750 square metres. 

• All of the levels within the tower element of 
Building B are proposed to have a floor plate 
size that is less than 750 square metres; the 
average tower floor plate of Building B is 
approximately 745 square metres. 

• The larger floor plates proposed at the base 
of the towers are appropriate based on the 
size of the subject site and because the 
towers achieve a number of other built form 
objectives, namely the exceedance of the 
recommended tower separation distance of 
25.0 metres and appropriate transition to the 
public realm. 

Guideline 3.2.2 – Tower Placement. Place towers 
away from streets, parks, open space, and 
neighbouring properties to reduce visual and 
physical impacts of the tower and allow the base 
building to be the primary defining element for 
the site and adjacent public realm.

• The towers will be setback a minimum of 1.8 
metres from the face of the base buildings 
that have frontage onto a street and towards 
the park.  

Guideline 3.2.3 – Separation Distances. Set back 
tall building towers 12.5 metres or greater from 
the side and rear property lines or centre line of 
an abutting lane. Provide separation distances 
between towers on the same site of 25 metres or 
greater, measured from the exterior walls of the 
buildings, excluding balconies.

• The high-rise towers will be separated by a 
minimum of 25 metres in accordance with 
guideline.

Guideline 3.2.4 – Tower Orientation and 
Articulation. Organize and articulate tall building 
towers to promote design excellence, innovation 
and sustainability. 

• The towers have been positioned on the site 
to limit shadow impacts and are individually 
massed and designed, with different massing 
and configuration. 

• The proposed design will result in a distinctive 
new development at the Steeles-Dufferin 
intersection. 

Guideline 3.2.5 – Balconies. Design balconies 
to maximize usability, comfort, and building 
performance, while minimizing negative impacts 
on the building mass, public realm, and natural 
environment.

• Balconies are proposed along the north façade 
of Towers A and B and on the south façade of 
Tower A at Levels 2 and 3, and 7, 8 and 9 and 
inset balconies are proposed on the south 
façade of Tower B.
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Guideline 4.3 – Pedestrian Level Wind Effects:  
Locate, orient and design tall buildings to 
promote air circulation and natural ventilation, 
yet minimize adverse wind conditions on streets, 
parks and open space, at building entrances, and 
in public and private outdoor amenity areas.

• This guideline has been addressed through 
the qualitative wind assessment (see Section 
5.6 above).

5.8 Housing 
A Housing Issues Report has been prepared by 
Bousfields Inc. and is included as Appendix A of 
this Planning and Urban Design Rationale. 

The proposal will include 814 dwelling units, 
including at least 120 rental replacement units. 
The mix of units in the proposal will meet the 
recommendations of the Growing Up Guidelines. 
Of the 694 new housing units to be added to the 
housing supply, the proposal contains 280 two-
bedroom units (40%) and 70 three-bedroom 
units (10%). As well, the replacement of existing 
older units (now, approximately 47 years old) 
with modern new units, which will be secured at 
similar rent levels, is an important benefit from a 
housing supply perspective.

The report indicates that all 120 units proposed 
to be demolished will be replaced in the 
redevelopment. It is currently contemplated that 
the 120 replacement units will be replaced in 
Building C and will include the same unit mix as the 
existing building proposed to be demolished. The 
units within Building C achieve an average size 
of 913.5 square feet (84.87 square metres) Net 
Leasable Area. A preliminary Tenant Relocation 
and Assistance Plan is detailed in the report.

5.9 Natural Heritage
As noted in Section 2.1 of this report, the subject 
site is situated adjacent to a wooded valley area 
associated with the Don River West Branch 
located to the east and southeast of the subject 
site. Accordingly, Dillon Consulting has prepared 
a Scoped Natural Heritage Impact Study (NHIS), 
dated October 9, 2020.

The woodland, valleylands and watercourse 
adjacent to the subject site are designated as 
part of the Natural Heritage System (NHS) by the 
City. All proposed developments in or near the 
City of Toronto’s NHS are required to be evaluated 
to determine the potential for the development 
to adversely impact the NHS. The NHIS has 
been prepared in accordance with the Terms 
of Reference (TOR) submitted to the City and 
the Toronto and Region Conservation Authority 
(TRCA) on April 7, 2020. The TOR was developed 
using feedback provided from the TRCA during 
early consultation. The TOR was accepted by the 
TRCA on April 20, 2020. 

The natural heritage features to the east, 
including the woodland and valleylands, are 
considered “significant” as defined by the PPS. 
In accordance with the agreed upon TOR, the 
dripline of the woodland and the long-term stable 
slope and top of bank of the valleylands were 
staked by Dillon Consulting, Grounded Engineers 
and the TRCA on June 9, 2020. Formal acceptance 
of the staked dripline was provided by the TRCA 
on June 23, 2020. The long-term stable slope was 
reviewed and accepted by the TRCA on June 10, 
2020; similarly, the estimated top of bank was 
accepted by the TRCA in later correspondence on 
June 23, 2020. 

As outlined in the Scoped NHIS prepared by Dillon 
Consulting, the development will be contained 
within a designated limit of development, which 
was defined and informed by the staking exercise 
mentioned above. A buffer of approximately 10 
metres has been applied from the estimated 
top of bank and long-term stable slope of the 
valleylands and the edge of the staked dripline 
of the significant woodland. The proposed 
development limit, 10-metre buffer and mapped 
natural heritage features are illustrated in 
Figure 4 of the NHIS (see Figure 28, Proposed 
Development Limit, below).
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Rationale for Removal

Trees proposed for removal within the interior of the 
Property to accommodate the removal of the existing 
residential building and above and belowground parking 
lots.
(ID# 733, 743, 845, 844, 843, 841, 840 , 839, 835, 834, 
832, 830, 770, 775, 777, 779, 780, 781, 782, 783)
Trees proposed for removal to accommodate removal of 
the existing retaining wall  along Steeles Avenue West
(ID# 859, 860, 861 862, 802, 803, and 804)
A total of 4 trees proposed for removal in the northeast 
grading area to accommodate the removal of the existing 
retaining wall  along Steeles Avenue West
(ID# 806, 805, 865, and 863)
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hazards
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Ravine and Natural 
Feature Protection 
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Figure 28 - Proposed Development Limit
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As shown on Figure 4 of the scoped NHIS, small 
portions of the building and underground parking 
garage are proposed within the 10 metre buffer 
area to accommodate the new construction (0.03 
hectares). Additional temporary encroachments 
to the buffers of natural features within the 
site are also anticipated to support the removal 
of the existing retaining wall along the Steeles 
Avenue West frontage (0.0082 hectares) and 
the removal of the asphalt parking lot and to 
establish a connection from a proposed sanitary 
sewer and storm sewer to existing municipal 
infrastructure located within the Don River West 
Branch valleylands. Impacts to these features are 
anticipated to be mitigated through the proposed 
restoration and buffer planting activities. 

The proposed limit of development and proposed 
encroachments are considered appropriate 
based on the following considerations:

In its current state, the buffer area consists of 
impervious paved parking lot, swimming pool and 
manicured lawn. 

• The lands are already developed with high-
density residential development with an 
associated underground parking garage. 

• The removal of the retaining wall is necessary 
to allow for the widening of the public 
boulevard, including the introduction of two 
rows of new tree plantings at grade, and 
to facilitate improvements to the existing 
trailhead located next to the subject property.

• The line work aligns with the information put 
forward for the Dufferin Corners parcel to the 
south.

• Any impacts from the proposed development 
on the adjacent natural heritage features can 
be properly mitigated or eliminated through a 
variety of mitigation techniques.

With respect to mitigation, the Scoped NHIS 
includes proposed mitigation measures to 
ensure that impacts to the NHS are appropriately 
mitigated or avoided. Detailed mitigation 
measures will be finalized in consultation with 
the TRCA and City as part of the preliminary and 
detailed design of the proposed development.

The study concludes that, through the 
implementation of the mitigation measures, such 
as  restoration, enhancement and management of 
the NHS, impacts to the natural heritage features 
and their ecological function are not anticipated 
as a result of the proposed development. 

As it relates to the proposal’s consistency and 
conformity with provincial and municipal policies 
regarding the protection of natural heritage 
features, it is our opinion that the proposed 
development is not anticipated to have any 
negative impacts on the adjacent natural heritage 
features or their ecological functions. 

5.10 Transportation and 
Servicing 

An Urban Transportation Considerations Report 
dated October 9, 2020 has been prepared by BA 
Group in support of the application. The BA Report 
includes a review of the proposed development, 
a detailed description of the transportation 
context, including the area road network, 
bicycle infrastructure and transit system, and 
an assessment of the adequacy of the proposed 
vehicular and bicycle parking and loading supply. 

With respect to the existing transportation 
context, the BA Report concludes that the subject 
site is very well positioned to take advantage 
of the existing public transit and public arterial 
road networks that are in close proximity to the 
site. The site is well-served by public transit, 
including the TTC and YRT bus routes. Many of 
these routes operate 7 days a week and connect 
to higher-order transit services, including Finch, 
Pioneer Village and Sheppard West Stations on 
the Yonge-University Subway (Line 1). Transit 
improvements are anticipated as both Metrolinx 
and the TTC have identified Steeles Avenue 
West as a candidate for enhanced surface 
transit operations.  As stated previously, the 
implementation plan for expediting Bus Rapid 
Transit on Steeles Avenue was endorsed by both 
the City of Toronto Council and the TTC in July of 
2020.
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In regard to the proposed vehicular parking supply, 
the site is subject to the parking requirements 
for “All Other Areas” of Zoning By-law 569-2013, 
which requires a total of 958 spaces, comprised 
of 796 residential parking spaces (0.97 spaces 
per unit) and 162 non-residential parking spaces. 
The proposed supply, which includes a total 
of 637 vehicular parking spaces, including 514 
resident parking spaces and 123 spaces for 
visitors, is appropriate and will satisfy the parking 
needs of the proposal. In contrast to the parking 
requirements for “All Other Areas of the City”, the 
“Policy Area 4” overlay applies reduced minimum 
parking standards to Avenues on surface transit 
routes. 

The BA Report explains that because the subject 
site is adjacent to surface transit routes with 
frequent transit service and is situated in close 
proximity to lands within “Policy Area 4”, the 
application of the “Policy Area 4” requirements 
is more appropriate. When the Policy Area 4 
parking standards are applied to the proposed 
development, the proposal would require the 
provision of 835 vehicular parking spaces, 
including 713 vehicular residential parking spaces 
(0.87 spaces per unit), and 162 non-residential 
vehicular parking spaces. 

The BA Report concludes that the provision 
of 637 vehicular parking spaces, including 
514 resident parking spaces and 123 spaces 
for visitors is appropriate and will satisfy the 
parking needs of the proposal. As outlined in 
their report, BA Group determined that approval 
of reduced parking standards for the subject site 
is considered appropriate based on the following 
considerations:  

• The proposed parking supply is sufficient 
and will contribute to the achievement of 
provincial and municipal planning policy 
and principles that encourage a reduction in 
automobile dependency and the optimization 
of local transit. 

• The locational context of the proposed 
development, which includes access to 
frequent transit is supportive of non-
automobile modes of travel.

• An extensive Transportation Demand 
Management Strategy has been prepared, 
which includes the provision of cycling 
facilities, potential car-share spaces, transit 
passes, etc.

• There has been a decline in resident parking 
demand for the Toronto area observed 
in recent years in response to changing 
demographics, a desire to live sustainably, 
economic factors, City of Toronto policy and 
planning, and mobility choices of residents 
within newer buildings, in particular.

• Parking supply and demand has, more 
recently, become governed by a number of 
factors and influences including the age and 
location of a building, building characteristics 
and market positioning, geography, potential 
heritage considerations and other site specific 
factors, area demographics, alternative area 
mobility options and proximity to services, 
employment centres, amenities and retail 
facilities. These factors contribute to the 
choices that residents make with respect 
to where they live and whether they own a 
vehicle or a parking space.

• Resident parking standards outlined in City 
of Toronto Zoning By-Law 569-2013 are 
conservatively high relative to the parking 
demands generated by residential buildings 
based on current trends. Parking provisions 
at a substantial proportion of new residential 
buildings have been approved at rates that 
are lower than the applicable Zoning By-laws 
(often by some margin).

• A resident parking supply ratio of 0.54 spaces 
per unit was approved for the 2135 Sheppard 
Avenue East development located at Sheppard 
Avenue East and Consumers Road. That 
project is similarly located on an arterial road 
with frequent surface transit, with planned 
development of higher order transit in the 
future.   

With respect to the proposed bicycle parking 
supply, the BA report concludes that the proposed 
bicycle supply of 612 spaces (including 555 long-
term spaces and 57 short-term spaces) meets 
the minimum supply requirements of the By-law 
569-2013 and the overall supply requirements of 
the Toronto Green Standards Version 3.0.
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As it relates to loading, the BA report confirms 
that the proposed supply of two loading spaces, 
including one Type ‘C’ loading space and one 
Type ‘G’ loading space, meets the requirements 
of Zoning By-law 569-2013. The BA report also 
confirms that the loading spaces will satisfy the 
maneuvering requirements of City of Toronto 
Garbage collection vehicles, typical moving / 
delivery vehicles (i.e. TAC single unit vehicles), 
typical courier vehicles (i.e. cube vans, vans) 
such that these vehicles can enter and exit the 
site in a forward motion.

The BA report also includes a discussion 
regarding future traffic conditions the proposal is 
forecasted to generate.  Existing trips generated 
by the existing 4-storey apartment building are in 
the order of 45 two-way trips during the weekday 
morning and afternoon peak hour periods. The 
site is forecast to generate in the order of 205 and 
220 two-way trips during the weekday morning 
and afternoon peak hour periods, respectively. 

Regarding site access and circulation, BA Group 
conducted their analyses based on two access 
scenarios, including a “Near Term Analysis” and 
a “Build Out Analysis”. The Near Term Analysis 
examined the proposed interim condition, which 
proposes an overall pavement width of 8.5 
metres with a 10.0 metre partial road conveyance 
that would be set aside and dedicated at a later 
date, with the full build-out of the commercial 
plaza at 1881 Steeles Avenue West. The second 
scenario (Build Out Analysis) examined the future 
condition, which contemplates a new ‘L shaped’ 
public street that would serve as an access to 
both 1881 Steeles Avenue West as well as to the 
subject site.  

The BA report concludes that the impact from the 
site-related traffic activity is minor and can be 
accommodated by the existing and future street 
network without undue impact.

On the basis of the Urban Transportation 
Considerations Report, it is our opinion that 
the proposal conforms with Official Plan Policy 
2.3.1(3)(f), which requires developments to 
attenuate resulting traffic and parking impacts 
on adjacent neighbourhood streets and Policy 
4.5(2), which requires the provision of sufficient 
off-street motor vehicle and bicycle parking for 
residents and visitors.

A Functional Servicing and Stormwater 
Management Report dated October 2020 has 
been prepared by Lithos Group Inc. in support 
of the applications. The report demonstrates 
that the proposed development can be serviced 
through the utilization of both existing and new 
infrastructure without any adverse impact to the 
municipal services of the surrounding area. The 
servicing strategy for the site is summarized as 
follows:

• Water Servicing

 ○ Water supply for the site will be provided 
from a proposed 200 mm diameter PVC 
watermain on the east side of the proposed 
new public road, which would connect to 
an existing 300 mm diameter watermain 
on the south side of Steeles Avenue West. 
The report confirms that the existing water 
infrastructure will be able to support the 
proposed development.

• Sanitary Servicing

 ○ As it relates to sanitary servicing, sanitary 
flows from the proposed development 
are proposed to discharge to the Maple 
Collector Sanitary Trunk Sewer, located 
to the east of the subject site through an 
existing sanitary manhole at the southeast 
corner of the site, unsing an existing legal 
easement for access. An analysis of the 
external sanitary drainage area indicates 
that the proposed site will not adversely 
affect flow conditions downstream and the 
existing sanitary infrastructure will be able 
to support the proposed development.

• Stormwater Management

 ○ The report states that stormwater 
management will be controlled to the pre-
development conditions, for all flows up to 
the 100-year storm event.  The majority of 
storm runoff from the proposed development 
will be controlled in an underground storage 
tank, connecting through existing storm 
sewers and manholes towards the West 
Don River, east of the site. A small portion 
of the site will flow uncontrolled towards the 
West Don River, east of the site. In order to 
attain the target flows and meet the City’s 
Wet Weather Flow Management Guidelines, 
quantity controls and on-site storage 
facilities will be required for the proposed 
development.



76

The Functional Servicing and Stormwater 
Management Report concludes that the existing 
municipal infrastructure for water distribution, 
sanitary sewers and storm sewers can adequately 
accommodate the proposal with no adverse 
impacts to the system. 

5.11   Archeological 
Assessment

A Stage 1 Archeological Assessment was 
completed by ASI to determine the presence of 
any archeological resources on the subject site. 
The Assessment determined that the subject 
site has undergone significant and widespread 
disturbance from the construction of the existing 
apartment building and surrounding parking lot 
and, based on this, the potential of recovering 
any in situ archaeological material on the subject 
property is nil. In light of the results and in 
accordance with the Ministry of Heritage, Sport, 
Tourism and Culture Industries 2011 Standards 
and Guidelines for Consultant Archaeologists, ASI 
has determined that no further archaeological 
assessment of the subject site is required. 

5.12    Community Services 
and Facilities

Official Plan Policy 2.3.1(7) provides that 
community and neighbourhood amenities will be 
enhanced where needed by improving existing 
facilities, creating new facilities and adapting 
existing services, among others. Accordingly, 
a Community Services and Facilities (“CS&F”) 
Study was prepared by Bousfields Inc. and is 
included as Appendix ‘B’ of this report. 

The Study Area, as determined in consultation 
with City staff, is generally bounded by Steeles 
Avenue to the north, Bathurst Street to the 
east, Sheppard Avenue West to the south, and 
the Black Creek watercourse to the west. These 
boundaries correspond with the City of Toronto’s 
established boundaries for the Bathurst Manor 
and Westminster-Branson neighbourhoods. 
The Study includes an inventory of key publicly 
funded services and facilities in the Study 
Area, including: schools; child care facilities; 
community centres; parks; and libraries, as well 
as details on other organizations that provide 
services to the public including places of 
worship and human (social) services. The Study 
also includes analyses of the area’s population 
and socio-economic characteristics based on 
demographic data from the 2006, 2011 and 2016 
Census and the 2011 National Household Survey 
and includes an overview of the development 
activity within the study area. 

The CS&F Study concludes that the surrounding 
neighbourhood is well served by a number of 
existing community services and facilities 
that can comfortably accommodate increased 
population resulting from the proposal; however, 
the Study notes there is one secondary school 
within the Study Area that is currently at capacity. 
The Study further concludes that the proposal is 
not expected to significantly change the needs 
of the community or impact the provision of 
community services and facilities in the Study 
Area.  



6 Conclusion
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The proposed Zoning By-law Amendment and 
Draft Plan of Subdivision would facilitate the 
redevelopment of an underutilized site located 
on a Major Arterial street served by existing 
frequent transit and planned bus rapid transit. 
The proposed development would fully replace 
120 existing rental units and would add 694 new 
housing units to the supply of housing in the City 
and the neighbourhood. 

The proposal will facilitate improvements to 
the West Don River valley system through the 
introduction of a Forest Management Zone and 
new trailhead to the river valley system and trail. It 
will also result in significant improvements to the 
public realm by removing the existing retaining 
wall along the south side of Steeles Avenue West. 
The proposed public road will facilitate improved 
access through the subject site, will provide an 
attractive street frontage for the new buildings, 
will provide street frontage for a new 1,486.5 
square metre public park, and will support the 
comprehensive future development of the lands 
abutting to the west.  

The applicable policy framework supports the 
residential intensification proposed for the subject 
site given its location within a strategic growth 
area along a Major Arterial with frequent transit 
service, and its Mixed Use Areas designation in 
the Official Plan. The proposed redevelopment 
will appropriately intensify an underutilized 
site, improve the streetscape along Steeles 
Avenue West and provide an architecturally 
distinctive development that that respects 
the surrounding context, while contributing to 
the ongoing evolution of the broader area. The 
proposal will contribute to the creation of a range 
of housing options as well as an attractive, safe 
and comfortable pedestrian environment that 
encourages walking, strengthens local retailing 
and promotes the use of transit. 

From a public realm and built form perspective, 
the proposed development will result in a number 
of improvements to the existing built form 
context. The new buildings are envisioned to line 
public streets with active, street-related uses 
and base building elements that will frame the 
public realm with good proportion. The proposed 
tall buildings have been organized on the subject 
site in a manner that will contribute to the overall 
stepping down of building heights towards 
the low-rise residential neighbourhood to the 
northeast. The proposal provides for appropriate 
building setbacks, stepbacks and separation 
distances that will complement the existing and 
planned context of the area, while providing 
access to sunlight and sky view on adjacent 
public streets, parks, and open spaces. Due to the 
substantial separation distance from the closest 
low-rise neighbourhood lots to the northeast and 
east, the proposed buildings will not result in any 
unacceptable built form impacts. 

The proposal will enhance the public realm 
along the subject site’s existing and planned 
street frontages by introducing buildings with 
a high-quality design that are sited and scaled 
appropriately with podium heights that relate 
to streets and surrounding development. The 
proposed development conforms with the built 
form and massing policies of the Official Plan and 
is generally in keeping with the relevant urban 
design guidelines.

For all of the foregoing reasons, it is our opinion 
that the proposed development is appropriate 
and desirable in planning and urban design terms 
and, accordingly, we recommend approval of the 
requested rezoning and Draft Plan of Subdivision 
applications.   
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1.0
INTRODUCTION

Tenblock (“the Owner”) is the owner of the lands municipally known as 1875 Steeles Avenue West (“the 
subject site”), located on the south side of Steeles Avenue West and approximately 100 metres east 
of Dufferin Street. The subject site is currently occupied by an “H” shaped, 4-storey rental apartment 
building. The existing apartment building contains 120 rental units.  

This Housing Issues Report has been prepared in support of a Rental Housing Demolition application 
in relation to Rezoning and Draft Plan of Subdivision applications to redevelop the subject site. The 
Owner is proposing to demolish the existing rental apartment building and construct three new 
residential buildings with heights of 10, 38 and 39 storeys. 

Given that the proposal will result in the demolition of rental units, a Section 111 application is required. 
Section 111 of the City of Toronto Act gives the City enhanced authority to protect rental housing in the 
City. In accordance with the provisions of that Section, the City of Toronto prohibits the demolition and 
conversion of any rental housing (on properties containing 6 or more related units) unless a permit has 
been issued under Chapter 667 of the Municipal Code. 

The Official Plan includes policies in Section 3.2.1 that encourage the construction of new rental 
housing and protect existing rental dwelling units. As part of the proposal, the existing 120 units are 
proposed to be demolished and replaced in the new development at a 1:1 ratio, with units of a similar 
size, bedroom type and rent level as the units they are replacing.

This Housing Issues Report concludes that the Rental Housing Demolition proposal is consistent with 
the applicable housing policy set out in the Provincial Policy Statement and conforms with the Growth 
Plan for the Greater Golden Horseshoe. This report also concludes that the Rental Housing Demolition 
proposal conforms with the housing policies in the Official Plan including the requirement to replace 
all demolished rental units in the new development, in accordance with the required conditions of the 
Official Plan. The proposal will improve the existing rental housing stock on the subject site and will 
introduce high-quality interior and outdoor amenity areas, including a new 1,486.54 square metre 
public park and improved vehicular and pedestrian connections. Accordingly, it is our opinion that the 
Rental Housing Demolition application should be approved.
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2.0
SITE AND EXISTING 

CONDITIONS 
2.1 Site
The subject site is located on the south side of Steeles Avenue West, approximately 100 metres east of 
Dufferin Street. The site is generally rectangular with approximately 86 metres of frontage on Steeles 
Avenue West and a depth of approximately 125 metres. The site area is approximately 12,842 square 
metres (1.28 hectares). 

The site generally slopes from west to east and backs onto a branch of the West Don River valley, 
designated by the City of Toronto as Natural Heritage System (“NHS”). The West Don River system falls 
within the Toronto Region Conservation Authority (“TRCA”) regulation limit. 

East of the site, on the south side of Steeles Avenue West, there is an access point to the trail system 
located within the West Don River ravine, which generally extends in a northwest-southeast direction 
and forms an important part of the City of Toronto’s network of green spaces. The West Don River is 
a branch of the Don River natural heritage and watershed system, wrapping around the southeast 
portion of the subject site. The river valley and trail system generally extend up to the City of Vaughan 
in the north and down through G. Ross Lord Park to the south. 

The site is currently developed with an “H”-shaped 4-storey rental apartment building, which includes 
associated surface parking and an underground garage, as well as landscaped open space and outdoor 
amenity areas comprised of a pool and playground. There is no indoor amenity space. Vehicular access 
to the subject site is gained from a driveway from Steeles Avenue West near the west limit of the 
property. Parking is provided at grade and within one level of underground parking. In total there are 
160 parking spaces, 100 of which are located below grade and 60 are located at the grade level. There 
are no existing bicycle parking spaces.

In total, there are currently 120 rental units on the subject site, as detailed in Table 1.

Table A1 - Existing Unit Mix

Unit Type # %

1-bedroom 19 16

2-bedroom 66 55

3-bedroom 35 29

Total 120 100%

As of October 2020, 117 units in the existing building are occupied, 2 are vacant, and 1 is occupied by 
an on-site employee pursuant to an employment agreement and is not a tenancy. 
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2.2 Surrounding Context
Fronting onto the south side of Steeles Avenue West and located east of Dufferin Street, the subject 
site is located at the north limit of the City of Toronto, with the City of Vaughan located on the north 
side of Steeles Avenue West. The subject site is located in the former City of North York and lies at 
the northern edge of the Bathurst Manor neighbourhood and is adjacent to the southern limit of the 
Thornhill neighbourhood in the City of Vaughan. The surrounding area contains a mix of uses including 
a range of small and large-scale retail/commercial, institutional, industrial, office, and residential uses 
in varying forms. 

The Bathurst Manor neighbourhood is a predominantly low-rise automobile-oriented residential 
community, generally bounded by Steeles Avenue West to the north, the West Don River branch to the 
east, Sheppard Avenue to the south, and Dufferin Street to the west. Notably, the low-rise residential 
neighborhoods within the Bathurst Manor neighbourhood are located to the south of the subject site, 
and are physically separated by a open space area comprised of the West Don River natural heritage 
system and the G. Ross Lord Park located to the south and east (see Figure A1 – Bathurst Manor 
Neighbourhood Profile). Nestled within this green buffer lies the University of Toronto Institute for 
Aerospace Studies, the University of Toronto’s High-Density Storage and Preservation Facility, and 
the Federal Government’s offices of Environment and Climate Change Canada. Adjacent to the West 
Don River natural heritage system to the east is Sanofi Pasteur’s biomedical campus and a low-rise 
residential neighborhood within the north end of the Westminster-Branson neighbourhood.
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A4

The subject site has good access to public transit via Toronto Transit Commission (TTC) and York Region 
Transit (YRT) bus routes, including 60 Steeles West (TTC), 105 Dufferin North (TTC), 353 Steeles (TTC), 
117 Alness – Chesswood (TTC), 960 Steeles West Express (TTC), 3 Thornhill (YRT) and 105 Dufferin 
(YRT). Sidewalks are provided on both sides of Steeles Avenue West. 

Concerning planned transit improvements within the vicinity of the subject site, Steeles Avenue is 
shown as a planned Bus Rapid Transit or Light Rail Transit line in Metrolinx’s 25-year plan.  

The TTC released its 5-Year Service Plan and 10-Year Outlook (the “Service Plan”) on December 4, 
2019. The Service Plan is a blueprint for service needed between 2020-2024. It identifies resource and 
funding requirements and serves as the basis for annual operating budgets and annual 10-year capital 
plans. One of the key recommendations in the service plan is to prioritize surface transit routes over 
the next five years by exploring the implementation of exclusive bus lanes on Toronto’s busiest bus 
corridors in order to improve reliability and speed. Over the next five years, the TTC has committed to 
exploring opportunities on Eglinton Avenue East, Dufferin Street, Jane Street, Steeles Avenue West 
and Finch Avenue East.  

Since its release in 2019, the TTC has worked with partner divisions at the City to develop an 
Implementation Plan for the five corridors identified in the Service Plan. At the December 2019 and 
June 2020 TTC Board meetings, motions were approved to expedite Bus Rapid Transit on major 
corridors including Steeles Avenue West. The Implementation Plan was subsequently endorsed by 
City Council on July 28, 2020.  The TTC report filed at City Council proposed lane configurations that 
would accommodate bus lanes along the Steeles West corridor by converting the through curb lanes 
into exclusive bus lanes. The exact design of the enhanced service will be determined during the 
detailed design phase.

A more detailed description of the subject site and its surroundings is provided in the Planning and 
Urban Design Rationale Report prepared by Bousfields Inc., dated October 2020. 
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3.0
PROPOSAL

The proposal entails the comprehensive redevelopment of the subject site with three new residential 
buildings (Buildings A, B and C), a new north-south public road, improved access to the West Don 
Valley system, and a new public park at the south end of the subject site. The new development will 
result in 67,597 square metres of new gross floor area, which will result in an overall density of 5.26 
times the lot area. A more detailed description of the proposal is included in the Planning and Urban 
Design Rationale (October 2020).

Although the location, configuration, size and other characteristics of the rental replacement housing 
are subject to design development with input from City Staff and other stakeholders, it is currently 
contemplated that the replacement of the existing rental units would be provided in Building C. Building 
C is proposed to be mid-rise in form with a height of 10 storeys and runs parallel to the Steeles Avenue 
West frontage. The proposed height of Building C of approximately 33.15 metres is less than the width 
of the right-of-way of Steeles Avenue West, which is designated as 36.0 metres in the Official Plan (Map 
3) and also currently measures approximately 36.0 metres at the subject site. Building C is proposed 
to contain 120 rental units comprising 19 one-bedroom units, 66 two-bedroom units, and 35 three-
bedroom units. This unit count and mix match the current rental building proposed to be demolished.

Buildings A and B are proposed to be residential multi-unit towers. Building A is proposed to be 38 
storeys (116.65 metres exclusive of the mechanical penthouse) and is located at the south end of 
the property.  It is proposed to contain a total of 398 residential units and 30,798 square metres of 
residential GFA. The proposed residential unit mix includes 172 one-bedroom units, 189 two-bedroom 
units and 37 three-bedroom units.

Building B is proposed to be 39 storeys (120.50 metres exclusive of the mechanical penthouse) and 
is located in the middle of the property.  It is proposed to contain a total of 296 residential units and 
24,350 square metres of residential GFA. The proposed residential unit mix includes 172 one-bedroom 
units, 91 two-bedroom units and 33 three-bedroom units for a total of 296 units.
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Collectively across all three buildings, the redevelopment program contemplates the introduction of 
814 residential units, inclusive of 120 rental replacement units. The overall proposed unit mix includes: 
363 one-bedroom units (44%); 346 two-bedroom units (43%) and 105 three-bedroom units (13%). The 
proposed unit mix is summarized in Table A2 below. 

Table A2 - Proposed Unit Mix

 1-Bedroom Units 2-Bedroom Units 3-Bedroom Units Total

Building A 172 189 37 398

Building B 172 91 33 296

Building C (rental 
replacement)

19 66 35 120

TOTAL 363 346 105 814

% of project 44% 43% 13% 100%

All Buildings are proposed to contain a minimum of 2.0 square metres per unit of each indoor and 
outdoor amenity, for a minimum amenity provision of 4.0 square metres per unit. All outdoor amenity 
space will be adjacent to at least 40 square metres of indoor amenity space. 

Buildings A and B are proposed to share outdoor amenity space on the Level 4 terrace between those 
Buildings, but each of Buildings A and B will have exclusive indoor amenity areas. Building C is proposed 
to have exclusive use indoor and outdoor amenity spaces on Level 9. 

As part of the comprehensive redevelopment program for the subject site, a 1,486.5 square metre 
public park is proposed. The park fronts onto the new public road, south of the podium of Building A, 
and is sited to allow for consolidation of parkland dedication parcels for the subject site and for the 
adjacent development application at 1881 Steeles Avenue West.

The proposal includes 637 vehicular parking spaces, including 514 resident parking spaces and 123 
spaces for visitors. Parking will be provided in a combined 2-level underground parking garage and in 
3 levels of above-grade parking, located centrally within the site and surrounded by active frontages 
to the north, west and south. 

The proposal includes 612 bicycle parking spaces, including 555 long-term spaces for residents and 
57 short-term spaces for visitors. The long-term bicycle parking spaces are proposed to be located 
within secure storage areas within the P1 and P2 parking levels. The short-term visitor bicycle parking 
spaces are proposed to be located within a secure storage area on the ground floor, immediately 
accessible from the courtyard.

The proposal also includes the introduction of a new north-south public road to support the proposed 
development, providing vehicular and pedestrian access to the site and a foundation for the orderly 
development of the site and the adjacent lands to the west.

For all existing tenants, a Tenant Relocation and Assistance Plan will be developed in collaboration 
with the applicant, the City and the tenants. A preliminary Tenant Relocation and Assistance Plan is 
included in Section 6.4 below.
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4.0
RELEVANT PLANNING 

PROCESS AND 
APPLICATIONS

In our opinion, the proposed development conforms with the Official Plan and, in particular, policies 
that apply to the Mixed Use Areas designation.  Accordingly, no Official Plan Amendment is required.

The proposal requires amendments to the former City of North York Zoning By-law 7625, as amended, 
and the new City of Toronto Zoning By-law 569-2013, as amended. The amendments are required in 
order to permit residential uses on the subject site, to increase the permitted height and density, and 
to revise other development regulations as necessary to accommodate the proposal.

The proposal will require approval of a draft plan of subdivision, which has been submitted with this 
application, to create blocks for dedication of the park, road and valleylands into public ownership. A 
Site Plan Approval application will also be required, which will be submitted at a later date.

Section 111 of the City of Toronto Act prohibits the demolition or conversion of any rental housing unit 
on properties that contain six or more related units unless a permit has been issued under Chapter 
667 of the Municipal Code. Accordingly, a permit to demolish 120 units will be applied for through a 
Rental Housing Demolition and Conversion Application Form.

In addition to replacing all of the existing rental housing stock on the subject site the proposal provides 
for a net gain of 694 dwelling units, making a meaningful contribution to the supply of housing in the 
City of Toronto. Upon full build-out, the subject site will contain 814 dwelling units.
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5.0
APPLICABLE POLICY AND 
REGULATORY CONTEXT 

This Housing Issues Report outlines the applicable housing policy that applies to the proposal. Further 
policy detail is included in Section 4.0 of our Planning and Urban Design Rationale. 

The redevelopment of the subject site must be consistent with the Provincial Policy Statement (“PPS”), 
and conform to the Growth Plan for the Greater Golden Horseshoe (“the Growth Plan”) and the City of 
Toronto Official Plan (“The Official Plan”).

5.1 Provincial Policies
On February 28, 2020, the Ministry of Municipal Affairs and Housing released the Provincial Policy 
Statement, 2020, which came into effect on May 1, 2020 (the “2020 PPS”).  

The 2020 PPS provides overall policy direction on matters of provincial interest relating to land use 
planning and development. The PPS is intended to promote efficient development and land use 
patterns to support strong communities, to protect the environment and public health and safety, 
and promote a strong economy. With respect to housing, Policy 1.4.3 requires provision to be made 
for an appropriate range and mix of housing options and densities to meet projected market-based 
and affordable housing needs of current and future residents by, among other matters, facilitating all 
types of residential intensification and redevelopment, promoting densities for new housing which 
efficiently use land, resources,  infrastructure and public service facilities and support the use of active 
transportation and transit, requiring transit-supportive development and prioritizing intensification 
in proximity to transit, including corridors and stations, including potential air rights development.

On May 16, 2019, a new Growth Plan (A Place to Grow: The Growth Plan for the Greater Golden Horseshoe) 
came into effect, replacing the Growth Plan for the Greater Golden Horseshoe, 2017. All decisions 
made on or after this date in respect of the exercise of any authority that affects a planning matter 
will conform with the 2019 Growth Plan, subject to any legislative or regulatory provisions providing 
otherwise. Subsequently, on August 28, 2020, the 2019 Growth Plan was amended by Growth Plan 
Amendment No. 1. 
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Section 2.2.6 deals with housing. Policy 2.2.6(1) requires municipalities to support housing choice 
through the achievement of the minimum intensification and density targets in the Growth Plan by 
identifying a diverse range and mix of housing options and densities to meet projected needs of 
current and future residents. Notwithstanding Policy 1.4.1 of the PPS, Policy 2.2.6(2) states that, in 
implementing Policy 2.2.6(1), municipalities will support the achievement of complete communities 
by: planning to accommodate forecasted growth; planning to achieve the minimum intensification 
and density targets; considering the range and mix of housing options and densities of the existing 
housing stock; and planning to diversify the overall housing stock across the municipality. 

In accordance with Policy 2.2.6(3), municipalities are to consider using available tools to require that 
multi-unit residential developments incorporate a mix of unit sizes to accommodate a diverse range 
of household sizes and incomes.

5.2 Toronto Official Plan
The Official Plan for the amalgamated City of Toronto was adopted on November 26, 2002, and was 
substantially approved by the Ontario Municipal Board on July 6, 2006. Numerous amendments to the 
Official Plan have subsequently been approved, including amendments arising out of the Official Plan 
Review initiated in 2011.

Map 16, Land Use Plan, designates the majority of the subject site as Mixed Use Areas and designates 
the easterly portion as Parks and Open Space Areas – Natural Areas . A detailed review of applicable 
Official Plan policies is included in Section 4.0 of the Planning and Urban Design Rationale report.

The Mixed Use Areas designation permits a broad range of commercial, residential and institutional 
uses in single-use or mixed-use buildings, as well as parks and open spaces and utilities. The Plan 
envisions that development in Mixed Use Areas will create a balance of high quality commercial, 
residential, institutional and open space uses that reduces automobile dependency, meets the needs 
of the local community and will provide for new jobs and homes for Toronto’s growing population on 
underutilized lands.

This Housing Issues Report outlines and analyzes the redevelopment in the context of the Housing 
Policies contained in Section 3.2.1 of the Official Plan. Policy 3.2.1(1) provides that a full range of 
housing in terms of form, tenure and affordability will be provided to meet the current and future 
needs of residents. Policy 3.2.1(2) indicates that the existing housing stock will be maintained and 
replenished, and that new housing supply will be encouraged through intensification and infill that is 
consistent with the Official Plan. 

Policy 3.2.1(6) provides that new development that would have the effect of removing all or part of a 
private building or related group of buildings, and would result in the loss of six or more rental housing 
units, will not be approved unless:

a. all of the rental housing units have rents that exceed mid-range rents at the time of application; OR

b. in cases where planning approvals other than site plan are sought, the following are secured:

i. at least the same number, size and type of rental housing units are replaced and maintained 
with rents similar to those in effect at the time the redevelopment application is made;

ii. for a period of at least 10 years, rents for replacement units will be the rent at first occupancy, 
increased annually by not more than the Provincial Rent Increase Guideline or a similar guideline 
as Council may approve from time to time; and

iii. an acceptable tenant relocation and assistance plan addressing the right to return to occupy 
one of the replacement units at similar rents, the provision of alternative accommodation at 
similar rents, and other assistance to lessen hardship; OR
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c. in Council’s opinion, the supply and availability of rental housing in the City has returned to a 
healthy state and is able to meet the housing requirements of current and future residents. This 
decision will be based on a number of factors, including whether:

i. rental housing in the City is showing positive, sustained improvement as demonstrated by 
significant net gains in the supply of rental housing including significant levels of production 
of rental housing, and continued projected net gains in the supply of rental housing;

ii. the overall rental apartment vacancy rate for the City of Toronto, as reported by the Canada 
Mortgage and Housing Corporation, has been at or above 3.0% for the preceding four 
consecutive annual surveys;

iii. the proposal may negatively affect the supply or availability of rental housing or rental housing 
sub-sectors including affordable units, units suitable for families, or housing for vulnerable 
populations such as seniors, persons with special needs, or students, either in the City, or in a 
geographic sub-area or a neighbourhood of the City; and

iv. all provisions of other applicable legislation and policies have been satisfied.

In addition to the Official Plan’s housing policies, the passing of Municipal Code Chapter 667 under 
Section 111 of the City of Toronto Act gives the City of Toronto enhanced authority to protect rental 
housing from demolition and conversion to non-rental purposes (e.g. condominium, offices, or other 
non-rental uses). Due to the existing rental uses of the subject site, an application is required to obtain 
a permit under Chapter 667, which the City may refuse or approve with certain conditions.

5.3 Zoning
The site is subject to both Zoning By-law No. 7625 of the former City of North York, as amended and 
the new City-wide Zoning By-law 569-2013, as amended. 

Zoning By-law 569-2013 was enacted on May 9, 2013 and was subsequently appealed in its entirety 
to the Local Planning Appeal Tribunal (LPAT). Most of the City-wide appeals have since been resolved 
and the majority of the remaining appeals are site-specific; accordingly, Zoning By-law 569-2013 is 
in force except for those sections that are still under appeal at the LPAT. The applicable sections of 
By-law 569-2013 that remain under appeal relate to matters such as parking standards for places of 
worship and building height; with respect to such matters, By-7625 remains in force. 

City-wide Zoning By-law 569-2013

Under the City-wide Zoning By-law 569-2013, the subject site is zoned Residential Multiple Dwelling 
Zone RM (f21.0; a835; d1.0), with a maximum lot coverage of 35%. The Residential Multiple Dwelling 
Zone permits a range of residential dwelling types, including an apartment building, up to a maximum 
density of 1.0 FSI and a maximum height of 12.0 metres (approximately 4 storeys). There are no site-
specific zoning provisions applying to the subject site.

The By-law contains provisions related to building setbacks and building separation for lands in the 
RM Zone, in particular, requiring that residential buildings on the same lot be separated by at least 11.0 
metres if each main wall has an opening to a dwelling unit.
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From a parking perspective, the subject site is located outside of the parking policy areas and, 
therefore, is subject to parking provisions for “all other areas of the City” which stipulate a minimum 
parking rate of:

• 0.8 spaces for each bachelor dwelling unit up to 45 square metres and 1.0 for each bachelor dwelling 
unit greater than 45 square metres;

• 0.9 spaces for each one-bedroom dwelling unit;

• 1.0 space for each two-bedroom dwelling unit; and

• 1.2 spaces for each three or more bedroom dwelling unit.

An additional 0.2 parking spaces per unit are required for visitors. 

North York Zoning By-law 7625

Zoning By-law 7625 of the former City of North York zones the subject site RR(RM5). The RR (Rural 
Residential) zone is an historical zone that pre-dates the introduction of municipal water and sanitary 
sewer services. Section 8.7 of By-law 7625 provides that, when municipal water and sanitary sewer 
services are provided, the lot may be used in accordance with the zone indicated in brackets (in this 
case, RM5) and the RR zone provisions no longer apply. 

The Multiple-Family Dwellings Fifth Density (RM5) Zone permits a range of dwelling types, including an 
apartment house dwelling (apartment building) up to a maximum height of 11.5 metres (approximately 
3-4 storeys), a maximum lot coverage of 35% and a maximum density of 1.0 times the area of the lot. 

The RM5 zone also establishes a minimum lot area of 835 square metres and a minimum lot frontage 
of 21 metres, as well as minimum setback requirements. The minimum front yard is 7.5 metres; the 
minimum side yard is equal to the height or length of the building, whichever is greater, but not less 
than 3.5 metres; and the minimum rear yard is 7.5 metres or the height of the building, whichever is 
greater. 

As mentioned above, amendments to both the new City-wide Zoning By-law 569-2013 and the former 
City of North York Zoning By-law 7625 are required to facilitate the proposed development. 
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From a land use planning perspective, the proposal is supportive of the policy directions set out 
in the 2020 PPS, the Growth Plan for the Greater Golden Horseshoe and the City of Toronto Official 
Plan by contributing to the achievement of the housing policy directions set out in the Official Plan. 
These objectives promote intensification and a range of housing choices within built-up urban areas, 
particularly in locations that are well-served by municipal infrastructure, including public transit, 
parks and schools. 

The proposal conforms to Section 3.2.1 of the Official Plan as the proposal will contribute to a range of 
housing options. Although the redevelopment requires the demolition of the existing rental apartment 
building on the subject site, it is our opinion that the proposal is in keeping with Policy 3.2.1(2), as 
the new building will maintain the same number of rental units on the site while introducing 694 new 
dwelling units to the housing supply. Further analysis regarding the proposal’s conformity with Policy 
3.2.1(6) is set out below.

The development will add a significant number of new, high-quality units to the City’s stock in a 
neighbourhood with good access to transit, including future bus rapid transit along Steeles Avenue 
West. The proposal provides a range of unit types and sizes, which will broaden the range of housing 
choices in the area. The units will have access to both indoor and outdoor amenity space, a new public 
park to be provided on-site and access to nearby community facilities.

As indicated above, Policy 3.2.1(6)(b) requires the provision of rental replacement units and a tenant 
relocation and assistance plan in instances where new development is proposed that would result in 
the loss of six or more existing rental units unless either:

all the rents at the time of application exceed “mid-range rents”; or

the “supply and availability of rental housing in the City has returned to a healthy state and is able to 
meet the housing requirements of current and future residents”.

According to our analysis, no rental unit exceeds mid-range rent. The applicant is proposing to provide 
rental replacement housing as part of the redevelopment strategy for the subject site. The applicant 
has also developed a tenant relocation and assistance plan as set in Section 6.4 to mitigate impacts 
on the current tenants. 

6.0
ANALYSIS AND OPINION
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6.1 Rental Replacement Proposal
It is our opinion that the proposal is consistent with the intent of the rental replacement policy in that 
it maintains and enhances the supply of rental housing in the City. Pursuant to Policy 3.2.1(6)(b)(i), the 
rental replacement policies require the replacement of the existing rental units with “at least the same 
number, size and type” of rental housing units. In considering the intent of this policy, it is observed 
that there is no definition of either “size” of “type”. However, based on a full reading of the Official Plan 
and an understanding of how the policy has been applied in the past, the terms should be understood 
as follows:

• “Size” refers to the actual square footage of the units, but with reasonable allowances to take into 
consideration modern design efficiencies.

• “Type” refers to the number of bedrooms, rather than to building form. In the definition of 
“affordable rents”, the Plan refers to “unit types (number of bedrooms)”.

Policy 3.2.1(6)(b)(ii) further establishes certain requirements in terms of rents for the replacement 
rental units. In this regard, it requires the rents for the replacement units to be “similar to those in effect 
at the time the redevelopment application is made” and that, for a period of at least 10 years, the rents 
be increased annually “by no more than the Provincial Rent Increase Guideline or a similar guideline as 
Council may approved from time to time” and a one-time increase of 4% for new construction.

The applicant will replace all of the existing rental units that will be demolished as part of the proposal. 
Based on the October 2020 rent roll, 120 rental replacement units are required to be replaced. It is 
intended that through the Section 37 and 111 Agreements, these replacement units will be secured as 
rental for 20 years and maintained at similar rent levels in a range of unit types and sizes that closely 
approximate the existing rental units for a minimum of 10 years. Any replacement unit vacated and 
re-rented within the 10 years of the date of initial occupancy would have an initial rent equal to the 
greater of the last rent charged for that unit or the then-current rent threshold.

Although the location, configuration, size and other characteristics of the rental replacement housing 
are subject to design development with input from City Staff and other stakeholders, it is currently 
contemplated that the replacement of the existing rental units would be provided in Building C, the 
mid-rise building, with the same unit type and similar sizes overall, with some average unit sizes 
increasing by type, and others decreasing by type. A summary of the proposed rental replacement 
units is included in Table A3 below.

Table A3 - Comparison of Existing and Proposed Rental Replacement Units, Sizes

Existing Units Replacement Units
Proposed 

Change

Type Units
Average 

Size
(sq. ft)

Average 
Size

(sq. m)
Type Units 

Average 
Size

(sq. ft)

Average 
Size

(sq. m)

1-bed 19 680 63.15 1-bed 19 768 71.39 +12.9%

2-bed 66 886 82.27 2-bed 66 800 74.34 -9.7%

3-bed 35 1,093 101.57 3-bed 35 1,023 95.00 -6.4%

Units 120 Units 120 0.0%

Total
NLA

10,184.2 sq. m 
(109,622 sq. ft)

Total
NLA

9,587.50 sq. m 
(103,199 sq. ft)

-5.9%
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The measurements in Table 3 reflect Net Leasable Area (NLA) in order to compare existing to 
replacement units with a consistent measurement method. The existing building was measured in 
2020 by Planit Measurement, based on their previous measurements in 2014, confirmed with updated 
mapping technology and new common area measurements. Tenanted units were not re-entered in 
2020 out of respect for tenants, and to minimize risks during the COVID-19 pandemic. 

As illustrated by Table 3, the overall Net Leasable Area decreased slightly by 5.9% in the new 
building. The minor decrease in floor area is appropriate given that the new units are anticipated 
to be significantly superior to the existing units in numerous ways including higher floor-to-ceiling 
heights, higher quality finishes and fixtures including brand new kitchens and bathrooms, updated 
design and layouts, wider and more pleasant hallways and common areas, in-suite laundry (whereas 
laundry is currently centralized), modern heating and cooling (whereas the current building is not air 
conditioned), new high-speed internet infrastructure, a higher quality entry experience through the 
lobby and entrance courtyard, and access to and improved surrounding public realm including the 
Steeles Avenue West streetscape, upgraded trailhead access to the adjacent multi-use valley trail, 
and a new public park. 

As discussed above, the new development will introduce new high-quality indoor amenity space 
for the use of the tenants along with new outdoor amenity areas, including a new public park and 
enhancements and improvements to the trailhead of the valley system. The current building does 
not include any indoor amenity space for use by the tenants. In this regard, the proposal will offer a 
higher-quality living environment than what currently exists. Floor plans and area measurements of 
units in the existing building have been submitted under separate cover. 

Parking spaces will be provided at a rate of approximately 0.78 spaces per unit (for all units on the 
subject site), including visitor parking. Bicycle parking is to be provided in accordance with the TGS 
Standards Version 3, and all tenants will have equal access to these spaces.

6.2 Analysis of Unit Number, Size and Type
As described above, the replacement units will provide the same number and same unit type, with 
average unit sizes that vary from the existing unit sizes but with an overall average that is only slightly 
less than that in the existing building. As such, the new development will maintain the same number 
and unit mix that currently exists, while returning tenants and/or new tenants will be occupying 
similar-sized units to what currently exists, with significant improvements to quality. 

It is our opinion that the proposed rental replacement proposal meets the requirements set out in 
Section 111 of the City of Toronto Act and Chapter 667 of the Municipal Code, as well as the intent of 
the housing policies set out in the Official Plan, specifically Policy 3.2.1.6(b). 
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6.3 Analysis of Unit Affordability 
As indicated in Section 4.0 of this report, Policy 3.2.1(6)(a), provides that new development that would 
have the effect of removing all or a part of a private building or related group of buildings and would 
result in the loss of six or more rental housing units will not be approved unless all of the rental housing 
units have rents that exceed mid-range rents at the time of the application.

The Official Plan defines “affordable rents” as housing where the total monthly shelter cost (gross 
monthly rent including utilities but excluding parking and cable television charges) is at or below one 
times the average City of Toronto rent, by unit type, as reported annually by the Canada Mortgage 
and Housing Corporation. “Mid-range rents” is housing where the total monthly shelter costs exceed 
affordable rents but fall below one and one-half times the average City of Toronto rent. “High-end 
rent” is housing where the total month shelter cost exceeds the mid-range threshold. The applicable 
2020 rent limits by relevant unit type are included in Table A4.

Table A4 - 2020 Average Rent Thresholds

Unit Type Affordable Rent Mid-Range Rent High-End Rent

Bachelor (Studio) $ 1,148 $ 1,149 – 1,721 $ 1,722

1-bedroom $ 1,374 $ 1,375 – 2,060 $ 2,061

2-bedroom $ 1,591 $ 1,592 – 2,386 $ 2,387

3-bedroom $ 1,759 $ 1,760 – 2,638 $ 2,638

The current unit affordability analysis for the rental apartment building on the subject site is set out in 
a separate confidential enclosure. The analysis is based on the October 2020 rent roll for the building 
(also included in the confidential enclosure). Tenants pay separate rates for parking spaces and cable 
internet (if desired), and this cost has not been added to the gross monthly rent. While the majority of 
tenants pay hydro utilities directly, some units have hydro included in the monthly rent, as indicated 
in the rent roll. 

Based on the “affordable”, “mid-range” and “high-end” limits set out in the table above, the rents in 
the existing units currently occupied by tenants (taken from the October rent roll) are classified as 
follows:

Table A5 - Classification of Rental Units with Rent Levels

Unit Type Affordable Rent Mid-Range Rent High-End Rent Total

Occupied Vacant Occupied Vacant Occupied Vacant

1-bedroom 17 0 2 0 - - 19

2-bedroom 52 0 12 0 - - 64

3-bedroom 28 0 6 0 - - 34

Total 97 0 20 0 - - 117

In addition to the 117 units listed above, 2 additional units are vacant, and 1 additional unit is subject 
to an employment agreement for an on-site employee, and is not a tenancy. The Owner will work with 
City staff to determine the appropriate course of action for these 3 additional units. The total number 
of existing units is 120. 

The conclusion to be drawn from the foregoing table is that all occupied units have rents that are 
considered to be either “affordable” or “mid-range.”

Based on the adjusted rents for the existing building, 97 of the 120 existing rental units would be 
considered to be “affordable”, while 20 units would be classified as “mid-range”. Three (3) units remain 
unclassified at this time as noted above. 
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6.4 Tenant Relocation and Assistance
Policy 3.2.1(6)(b) also requires an acceptable tenant relocation and assistance plan, addressing the 
right to return to occupy one of the replacement units at “similar rents”, the provision of alternative 
accommodation at “similar rents” and “other assistance to lessen hardship”. No specific terms are set 
out for the tenant relocation and assistance plan and it is understood that such terms are intended to 
be negotiated on a development-by-development basis.

The Residential Tenancies Act, 2006 (RTA) requires that, if notice of termination of tenancy is given 
for the purposes of termination where the landlord requires possession of the rental unit in order to 
demolish it, the date of termination shall be at least 120 days from the day on which the notice is given. 
If a tenancy is terminated for the purpose of the demolition, the Act requires that the landlord shall 
either:

• compensate a tenant in an amount equal to three (3) month’s rent; OR

• offer the tenant another rental unit acceptable to the tenant.

The Owner intends to develop a tenant relocation and assistance plan in collaboration with the City in 
a manner that exceeds the minimum requirements of the RTA. The Owner’s preliminary proposal is to 
provide compensation as follows:

• A base of 3 months’ rent compensation per the RTA.

• Additional rent compensation as follows: 

 ○ 0-4 Years: 5 months 

 ○ 5-9 Years: 6 months 

 ○ 10-14 Years: 7 months 

 ○ 15-19 Years: 8 months 

 ○ 20-29 Years: 10 months 

 ○ 30+ Years: 12 months. 

• Additional moving costs as follows:

 ○ 1-Bedroom Units: $1,500 base compensation, and an additional $1,500 upon return, if applicable

 ○ 2- and 3-Bedroom Units: $2,000 base compensation, and an additional $2,000 upon return, if 
applicable.

The Owner will engage with City staff, existing tenants and other stakeholders as applicable to refine 
and finalize the overall relocation and assistance plan.

As a part of the rezoning process, a tenant communications strategy has been developed, which will 
seek input from City staff, so that existing tenants are supported throughout the application process. 
As agreed with City staff in advance of submission of this application, tenants have been provided 
with a letter notifying them of the impending application, and providing preliminary information. 

With respect to tenant communications following the application, the Owner intends to hold an 
information session for current tenants, following the submission of the rezoning application. This 
meeting will be advertised to all tenants and is intended to ensure that tenants are well informed 
about what the process entails and their rights as existing tenants. A Public Consultation Strategy 
Report, submitted under separate cover, provides further details on the tenant engagement strategy 
that the Owner intends to employ throughout the planning approvals and development process.
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7.0
CONCLUSION

It is our opinion that the proposed rental replacement proposal meets the intent of the housing policies 
of the Official Plan, in particular, Policy 3.2.1.6(b). In this regard, the proposed development will replace 
the existing rental units with the same number of units and the same mix of units with rents at similar 
rent levels (i.e. affordable or mid-range) and with similar unit sizes (some larger and some smaller, but 
with modern efficiencies). The Owner will have ongoing discussions with the City and its tenants in 
order to secure an appropriate tenant relocation and assistance plan. 

Based on the foregoing, it is our opinion that the application for rental housing demolition and 
conversion in accordance with Chapter 667 of the Municipal Code is appropriate and desirable, 
conforms with the Official Plan and is consistent with Section 111 of the City of Toronto Act and, 
accordingly, should be approved.
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1.0
INTRODUCTION

1.1 OVERVIEW
This Community Services and Facilities (“CS&F”) report was prepared by Bousfields Inc. to provide 
a review of the key community services and facilities that are available to residents in the vicinity 
of 1875 Steeles Avenue West in the City of Toronto (the “subject site”). Key services include publicly 
funded schools, child care facilities, public libraries, parks, community recreation centres and 
human services. The purpose of this report is to identify the range of existing CS&F resources that 
are available within the Study Area, as defined in Section 1.2 below, to evaluate the ability of these 
services to accommodate growth, to identify any existing priorities and to determine the demands for 
new services resulting from the development proposal for the subject site. 

The subject site is currently occupied by a four-storey rental apartment building, which includes 
associated surface parking and an underground garage, as well as landscaped open space and outdoor 
amenity areas comprised of a pool and playground.

The development proposal (the “Proposal”) provides for the comprehensive redevelopment of the 
Subject Site with: 

• a 38-storey residential tower containing 398 units (Building A);
• a 39-storey residential tower containing 296 units (Building B);
• a 10-storey residential building containing 120 units (Building C); 
• a new public street running north-south off Steeles Avenue;
• a new public park (1,486.54 square metres; 15% of the net site area);
• the demolishment of 120 existing rental apartment units; and
• the replacement of the 120 rental apartment units within the new development.

The proposal will have an overall gross floor area of approximately 67,597.19 square metres, resulting 
in a density of 5.26 times the area of the lot. A total of 814 residential units are proposed.
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1.2 STUDY AREA
This report’s Study Area, as determined in consultation with City staff, is generally defined by Steeles 
Avenue to the north, Bathurst Street to the east, Sheppard Avenue West to the south, and the Black 
Creek watercourse to the west (see Figure B1). These boundaries correspond with the City of Toronto’s 
established boundaries for the Bathurst Manor and Westminster-Branson neighbourhoods. 

The demographic section analysis (Section 2.0) is based upon the boundaries of the Bathurst Manor 
and Westminster-Branson neighbourhoods (see Figure B2).

1.3 METHODOLOGY
This report includes an inventory of key publicly funded services and facilities in the Study Area 
including schools, child care facilities, community centres, parks and libraries, as well as details on 
other organizations that provide services to the public including places of worship and human (social) 
services. This information has been collected from a variety of sources including the City of Toronto’s 
website and other online resources. Data on enrolment, capacity, service boundaries and types of 
programs have been included where available. The demographic profile in Section 2 is based on the 
Neighbourhood Profile for the Bathurst Manor and Westminster-Branson neighbourhoods as prepared 
by the City of Toronto. This profile includes data from the 2006, 2011 and 2016 Census, and the 2011 
National Household Survey (“NHS”) as provided by Statistics Canada. Due to methodological issues 
with the NHS, data from the year 2011 from the NHS should be considered approximate.
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Figure B1 - Study Area
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2.0
DEMOGRAPHIC PROFILE

2.1 BATHURST MANOR AND WESTMINISTER-BRANSON 
NEIGHBOURHOODS

The subject site is located within the Bathurst Manor neighbourhood as defined by the City of Toronto. 
The following demographic profile is based on the Neighbourhood Profiles prepared by the City of 
Toronto for the Bathurst Manor and Westminster-Branson neighbourhoods (Figure B2). Data from 
the 2006, 2011 and 2016 Census and the 2011 NHS was relied on to prepare the following information.

2.2  POPULATION
Between 2011 and 2016, the population of the Bathurst Manor neighbourhood has increased by 439 
residents, which represents a 2.8 percent increase in population whereas the population of the 
Westminster-Branson neighbourhood increased by 828 residents representing a 3.3 percent increase 
in population. Comparatively, the population of the City of Toronto as a whole increased by 4.5 between 
2011 and 2016. 

In terms of age distribution, the Bathurst Manor neighbourhood in 2016 had a similar distribution to 
the City as a whole, with both having similar proportions of children and youth residents. Between 
2011 and 2016, the age distribution in the Bathurst Manor neighbourhood experienced some slight 
shifts, but generally remained consistent with the 2011 distribution. 

Whereas, the age distribution in the Westminster-Branson neighbourhood remained consistent in all 
age groups between 2011 and 2016. Compared to the City, in 2016, the neighbourhood has experienced 
changes within a one to two percent range. 
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Figure B2 -  Neighbourhood Map
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Table B1 - Population by Age Group (2011 & 2016 Neighbourhood Profiles)

Age Group
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Bathurst Manor (2011) # 2,310 1,810 6,725 1,1700 2,810 15,434

% 15% 12% 44% 11% 18% 100%

Bathurst Manor (2016) # 2,315 1840 6,740 1,970 2,725 15,873

% 15% 12% 43% 13% 17% 100%

Westminster-Branson 
(2011)

# 3,530 3,180 10,820 3,195 4,710 25,446

% 14% 12% 43% 13% 19% 100%

Westminster-Branson 
(2016)

# 3,405 3,390 10,830 3,505 4,990 26,274

% 13% 13% 41% 13% 19% 100%

City of Toronto (2011) # 400,860 335,510 1,999,760 303,440 377,400 2,615,070

% 15% 13% 46% 12% 14% 100%

City of Toronto (2016) # 398,135 340,270 1,229,555 336,670 426,945 2,731,571

% 15% 12% 45% 12% 16% 100%
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2.3 FAMILY COMPOSITION
Table B2 illustrates that the family size composition of the Bathurst Manor and Westminster-Branson 
neighbourhoods.

Table B2 - Census Families by Family Type & Size (2011 & 2016 Census)

Category
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Bathurst Manor 
(2011)

# 4,210 1,995 1,410 805 1,930 1,115 865 305

% 100% 47% 44% 11% 18% 26% 20% 9%

Bathurst Manor 
(2016)

# 4,320 2,055 2,385 880 1,930 1,130 960 295

% 100% 48% 32% 20% 45% 26% 22% 7%

Westminster-
Branson (2011)

# 7,470 3,135 2,375 1,690 3,470 1,960 1,330 440

% 100% 44% 33% 23% 46% 26% 18% 10%

Westminster-
Branson (2016)

# 7,340 3,165 2,460 1,715 3,550 2,050 1,260 485

% 100% 43% 34% 23% 48% 28% 17% 7%

City of Toronto 
(2016)

# 718,755 316,070 250,085 152,600 344,110 174,600 143,250 56,795

% 100% 44% 35% 21% 48% 24% 20% 8%

In terms of family composition, between 2011 and 2016, the Bathurst Manor neighbourhood remained 
relatively stable with some slight shifts. In 2011 and 2016, compared to the City as a whole, the 
Bathurst Manor neighbourhood had a higher proportion of couples with children (47 percent) and a 
lower percentage of 2-person families (46 percent).

Compared to the City as a whole, in 2016, the Westminster-Branson neighbourhood had a similar 
portion of couples with children (44 percent), a higher portion of lone parent families (23 percent) and 
a lower portion of 4-person families (17 percent). 

Table B3 - Marital Status for the Population over 15 years old (2016 Census)

Martial 
Status

Married
Common 
Law

Never 
Married

Separeted Divorced Widowed

Bathurst 
Manor (2016)

# 4,320 2,055 2,385 880 1,930

% 100% 48% 32% 20% 45%

Westminster-
Branson (2016)

# 7,340 3,165 2,460 1,715 3,550

% 100% 43% 34% 23% 48%

City of Toronto 
(2016)

# 718,755 316,070 250,085 152,600 344,110

% 100% 44% 35% 21% 48%

As illustrated in Table B3, the most common marital statuses in the Bathurst Manor and Westminster-
Branson neighbourhoods in 2016 was “Married”, with the second most common being “Never Married.” 
Compared to the City as a whole, the neighbourhoods had a slightly lower proportion of “Separated” 
and “Divorced” residents. 
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2.4 HOUSING
As illustrated in Table B4, the most prevalent dwelling type in the Bathurst Manor neighbourhood in 2016 
were single detached dwellings (35 percent). The second most common dwelling type were apartment 
buildings greater than 5 storeys in height (34 percent). While there were some slight changes between 
2011 and 2016, generally the proportions of various dwelling types in the neighbourhood have remained 
consistent with a one to two percent difference. Compared to Toronto as a whole, the Bathurst Manor 
neighbourhood has consistently had higher proportions of dwellings in apartment buildings less than 5 
storeys in height (18 percent) and lower proportions of row houses (1 percent).

Whereas the majority of the dwellings in the Westminster-Branson neighbourhood were located in 
apartment buildings greater than 5 storeys in height (76 percent), the second most common dwelling 
type were single-detached houses (8 percent). Compared to the City as a whole, the neighbourhood 
has similar proportions of semi-detached houses (5 percent) and lower proportions of apartment 
buildings less than 5 storeys in height (5 percent).

Table B4 - Private Dwellings by Structure Type (2011 & 2016 Census) 
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Bathurst Manor 
(2011) 34% 2% 1% 13% 17% 32%

Bathurst Manor 
(2016) 35% 3% 1% 11% 18% 34%

Westminster-
Branson (2011) 9% 6% 4% 1% 3% 77%

Westminster-
Branson (2016) 8% 5% 5% 1% 5% 76%

City of Toronto 
(2016)

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

Table B5 - Dwelling Tenure (2011&2016 Census) 

Dwelling Tenture Renter House-hold
Owner 

House-hold

Bathurst Manor (2011) 48% 52%

Bathurst Manor (2016) 46% 54%

Westminster-Branson (2011) 62% 38%

Westminster-Branson (2016) 60% 40%

City of Toronto (2016) 47% 53%
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2.5 SOCIO-ECONOMIC CHARACTERISTICS
In terms of neighbourhood income levels, Table B6 below outlines the number of private households 
within each income bracket within the neighbourhood. For these purposes, “household” refers to a 
person or group of persons who occupy the same dwelling. It may consist of a family with or without 
other non-family members. As household income levels were not accurately captured in the 2011 
National Household Survey (NHS), Table B6 compares the values for 2006 and 2016. 

According to this data, the income level of the households in the Bathurst Manor neighbourhood 
appears to have decreased in some income levels while remaining the same or increasing in others 
between 2006 and 2016. However, when compared to the City of Toronto as a whole, the Bathurst Manor 
neighbourhood in 2016 had a higher proportion of residents earning between $80,000 and $124,999 
(20 percent), and a lower proportion of residents earning between $20,000 - $49,999 (24 percent). In 
terms of median household income, the average household in the Bathurst Manor neighbourhood in 
2016 was earning $69,634, while the average household in the City as a whole was earning $65,829.

Income levels in the Westminster-Branson neighbourhood fluctuated between 2006 and 2016. 
However, nearly a quarter of the residents (22 percent) in the neighbourhood are within the bracket 
of $50,000 to $79,999. In terms of median household income, the average household of Westminster-
Branson neighbour in 2016 was earning $54,101, while the average household in the City as a whole 
was earning $65,829.

Table B6 - Household Income (2006 and 2016 Census) 
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Bathurst Manor 
(2006) 6% 12% 28% 24% 15% 15%

Bathurst Manor 
(2016) 4% 9% 24% 19% 20% 23%

Westminster-
Branson (2006) 8% 14% 37% 20% 11% 9%

Westminster-
Branson (2016) 4% 11% 31% 22% 19% 12%

City of Toronto 
(2016)

5% 8% 25% 21% 19% 22%
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The data regarding education level and labour force has been recorded from the 2016 Census and 
presented in Table B7 below. 

In terms of education, in 2016, the Bathurst Manor neighbourhood had a higher proportion of residents 
with a Bachelors’ degree (29 percent) or with only a high school diploma (21 percent) than the City 
as a whole. Consequently, the neighbourhood had a slightly higher proportion of residents with a 
university certificate or diploma below bachelor level (4 percent) and slightly lower proportion of 
residents with No certificate, diploma or degree (6 percent) or a university degree above the bachelor 
level (6 percent) than the City as a whole.

Whereas, the Westminster-Branson neighbourhood in 2016 had a similar proportion of residents with 
a bachelors’ degree (28 percent), a lower proportion of residents with no certificate, diploma or degree 
(6 percent) than the City as a whole.

Table B7 -  Highest Educational Attainment for Pop. 25-64 (2016 Census) 
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Bathurst Manor
6% 21% 4% 19% 4% 29% 18%

Westminster-
Branson 6% 20% 4% 21% 5% 28% 16%

City of Toronto 10% 20% 4% 18% 3% 28% 16%

Table B8 outlines the participation rate, the employment rate and the unemployment rate of residents 
15 years or older. In 2016, the Bathurst Manor neighbourhood had slightly higher participation and 
employment rates compared to the City as whole. However, the Westminster-Branson Heights 
neighbourhood a slightly higher unemployment rate compared to the City as a whole.

Table B8 -  Labour Force Status (2016 Census) 

Education Level Participation Rate Employment Rate
Unemployment 
Rate

Bathurst Manor
65% 60% 7.4%

Westminster-Branson
61.9% 56.2% 9.2%

City of Toronto 64.7% 59.3% 8.2%
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2.6 IMMIGRATION & DIVERSITY
As illustrated in Table B9, in 2016 the Bathurst Manor and Westminster-Branson neighbourhoods 
had a much higher proportion of the people who identified as visibility minorities (35 percent and 45 
percent, respectively) than the City as a whole (51 percent). The proportion of the population that was 
born in Canada was also much lower as compared to the City as a whole (46 percent and 27 percent, 
respectively vs 49 percent) and a much larger proportion of the neighbourhood’s residents identified 
as 1st generation residents (55 percent and 73 percent, respectively), compared to the City as a whole 
(51 percent). 

In 2016, the top 5 ethnic origins in the Bathurst Manor neighbourhood were: Filipino, Russian, Italian, 
Polish and Canadian. Comparatively, the top 5 birth countries for recent immigrants were from the 
Philippines, the Russian Federation, India, Iran and other places in Asia.

Whereas in 2016, the top 5 ethnic origins in the Westminster-Branson neighbourhood were: Filipino, 
Russian, Jewish, Ukrainian and Polish. Comparatively, the top 5 birth countries for recent immigrants 
were from the Philippines, other places in Asia, the Russian Federation, Iran and Ukraine.

Table B9 - Visible Minorities & Period of Immigration (2016 Census) 

Measure Bathurst Manor
Westminster-
Branson

City of Toronto

Visible Minority as a percentage of 

the population
35% 45% 51%

Born in Canada 46% 27% 49%

1st Generation Residents 55% 73% 51%

Immigrants

 Arrived before 2001 19% 31% 28%

Arrived between 2001-2005 6% 10% 6%

Arrived between 2006 to 2016 17% 29% 13%

Non-permanent Residents 3% 4% 3%
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Table B10 -  Nearby Development Applications within the Study Area by Neighbourhood (City of Toronto) 

Address Development Status By-Law
Unit 
Count

Type Tenure GFA (m2)
Height 
(ST)

Unit 
Mix

Estimated 
Population

128 Gorman Park Road Approved by LPAT in principle - 85 Residential Condo 7,905 m2 9

1B – 19

2B – 56 

3B – 10

176

665 Sheppard Avenue West Under Review - 65 Residential Condo 5,041 m2 4

1B – 37

2B – 21

3B – 7

118

700 Sheppard Avenue West Approved - 128 Residential/Commercial Condo 10,439 m2 10

1B – 80

2B – 44 

3B – 4

328

740 – 748 Sheppard Avenue West Approved 0936-2016 77 Residential/Commercial Condo 6,493 m2 9
1B – 58

2B – 21
125

871 – 873 Sheppard Avenue West Under Review - 153 Residential
Condo/

Rental
16,567 m2 3

1B – 8

2B – 117 

3B – 35

366

1050 Sheppard Avenue West Under Review - 202 Residential/Commercial Rental 13,258 m2 15
1B – 108

2B – 94
348

1100 Sheppard Avenue West Under Review - 392 Residential Condo 29,602m2 14

B – 46

1B – 152

2B – 152 

3B – 42

726

1629 Sheppard Avenue West Under Review - 8 Residential Freehold 57,635 m2 3 3B – 8 25

3100 Keele Street Approved 1033-2018 363 Residential/Commercial Condo 28,222m2 13

B – 9

1B – 174

2B – 163 

3B – 17

651

4700 Keele Street Under Review - 423 Residential/Commercial
Student 

Housing
26,985 m2 3,8

1B – 218

2B – 170 

3B – 35

771

591 Finch Avenue West Under Review - 159 Residential Rental 6,381 m2 12
B – 103

1B – 56
223

1285 Finch Avenue West Under Review - 818 Residential/Commercial Condo 70,301 m2 14, 14, 14

1B – 630

2B – 106 

3B – 82

1,356

102-134 Hucknall Road Approved 1186-2010 42 Residential/Commercial Condo 3,930 m2 4
1B – 31

2B – 11
66

1881 Steeles Avenue West Under Review - 1,171 Residential/Commercial Condo 95,435 m2
11, 12, 12, 

27, 27

1B – 790

2B – 255

3B – 126

2,033

SUBTOTAL - - 4,086 - - - - - 7,315

SUBJECT SITE - - 814 Residential
Condo/

Rental
67,597.19 m2 39, 38, 10

1B – 363

2B – 346

3B – 105

1,560

NEW TOTAL - - 4,900 - - - - - 8,875
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3.0
NEARBY DEVELOPMENT 

ACTIVITY
As of September 2020, there were 14 active or recently approved development applications within and 
in close proximity to the Study Area. The details of each of these applications is provided in Table B10.

The population projections above were determined using a rate of persons per unit type as set out 
in the City of Toronto’s Design Criteria for Sewers and Watermains. These rates are as follows: 3.5 
person per unit (“ppu”) for single detached housing, 2.7 persons per unit for townhouse units, 3.1 ppu 
for 3-bedroom apartment units, 2.1 ppu for 2-bedroom apartment units and 1.4 ppu for 1-bedroom 
or bachelor apartment units. Where unit mixes were not available or undetermined, the average 
household size for the City of Toronto (2.42) was applied. 

Based on these person per unit rates, the development proposed for the subject site is estimated 
to yield approximately 1,560 persons. In our opinion, this is a reasonable estimate considering the 
proposed unit mix.

It should be noted that the projection population increase from the developments detailed in Table 
B9 would occur incrementally as these developments are at a different points in the review process 
and will be constructed with different timelines in response to the market demands and other factors. 
Table B10 provides a breakdown of the population increase by the status of the developments listed 
above.

Table B11 -  Estimated Population Increase by Development Status (City of Toronto)

Development Status
Number of 
Projects

Number of Units
Estimated 
Population

Proposed (Application Under 
Review or Appeal) 9 3,391 5,969

Approved 5 695 1,346

Under Construction or Built 0 0 0

Total 14 4,086 7,315
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4.0
COMMUNITY SERVICES  

& FACILITIES
As demonstrated in Table B11, the estimated population resulting from the developments in the 
Study Area 7,315 residents, the majority of which (5,969 residents) are associated with developments 
that are proposed. However, it is our opinion that the increase in area population resulting from 
these developments will occur incrementally. It is noted that, in Toronto, the time between filing an 
application and resident occupation typically ranges from 5 to 7 years. Further, there is a possibility 
that some of these proposed developments may not be approved , and ultimately constructed, as per 
what is currently proposed.

The following is an inventory of the community facilities and service agencies within or directly 
adjacent to the Study Area that are available to current and future residents of the subject site and 
surrounding area. Descriptions of the type of services and programs offered at different organizations 
or facilities are provided. 

Table B12 outlines the capacities, enrolments and utilization rates for schools within the catchment 
areas for both the Toronto District School Board (TDSB) and Toronto Catholic District School Board 
(TCDSB). Contact with the School Boards was made in September 2020. In addition to the school data, 
staff provided the yield factor / pupil yield figures for the proposed development based on a total of 
814 residential units.
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Table B12 -  Capacity and Enrolment Number for TCDSB Schools

Capacity
Full-Time 
Enrolment

Utilization 
Rate

Portables

Public Elemenary School

Wilmington Elementary School (JK – 

Grade 3)

330 Wilmington Avenue

277 256 92% -

Charles H Best Junior Middle School 

(Grades 4 – 8)

285 Wilmington Avenue

492 370 75% -

Total 769 626 - -

Post Secondary School

William L. Mackenzie Collegiate 

Institute

20 Tillplain Road
924 1,407 152% -

Total 924 1,407 - -

Wilmington Elementary School (junior kindergarten through grade 3) is the only junior elementary 
school that serves the subject site and according to enrolment data from the TDSB, the school is near 
full utilization with a utilization rate of 92 percent. Charles H Best Junior Middle School (grades 4 to 
8) is the only middle school within the catchment area of the subject site and according to enrolment 
data from the TDSB, it is currently operating at a utilization rate of 75 percent. Both schools may be 
able to accommodate additional students.

In terms of public secondary schools, William L. Mackenzie Collegiate Institute is reported with a 
utilization rate of 152 percent. The secondary school may not be able to accommodate additional 
students.
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Table B13 -  Capacity and Enrolment Number for TCDSB Schools

Catholic Elementary School

St. Paschal Baylon (JK – Grade 8)

15 St. Paschal Court
750 734 99.2% -

Mixed Gender Catholic Secondary School

James Cardinal McGuigan

1440 Finch Avenue West
987 905 91,7% -

St. Basil the Great

20 Starview Lane
1,176 1,288 109.5% -

Single Gender Catholic Secondary School

Brebeuf College (Male Gender)

211 Steeles Avenue East
1,008 882 87.5% -

St. Joseph’s Morrow Park (Female 

Gender)

3379 Bayview Avenue

543 457 84.2% -

SUBTOTAL 3,714 3,532 95.1%

TOTAL 4,464 4,266 95.8% -

There is one Catholic elementary school within the catchment area of the subject site; St. Paschal 
Baylon serves students in junior kindergarten through to grade 8. Based on current enrolment data, 
the school is reaching near full utilization with a rate of 99.2 percent. 

There are two mixed gender secondary schools and two single gender secondary schools serving the 
subject site. Both of the two mixed gender secondary schools, James Cardinal McGuigan and St. Basil 
the Great, are reported to be either near full utilization or already oversubscribed with utilization rates 
of 91.7 percent and 109.5 percent, respectively. James Cardinal McGuigan may be able to accommodate 
additional students.

St. Joseph’s Morrow Park is a female-only secondary school reported to have a utilization rate of 
84.2 percent. Brebeuf College, a male-only secondary school, has a utilization rate of 87.5 percent. 
Therefore, both single gender secondary schools may be able to accommodate additional students.
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4.1.  PUPIL YIELD
Pupil yield of the proposed development – TDSB

Elementary: 49 (figure suppled by TDSB)

Secondary: 24 (figure suppled by TDSB)

Based on the pupil yield factor for dwelling units provided by TDSB staff, the proposed development 
would yield 73 public school students. 

Based on the pupil yield figures provided by TDSB, the proposal would generate 49 elementary school 
students. The elementary school students could be accommodated by the elementary schools in the 
area. Wilmington Elementary School has capacity to accommodate 21 additional students and Charles 
H Best Junior Middle School is able to accommodate 122 additional students.

As it relates to the project pupil yield of secondary school students, the proposal is anticipated 
to generate 24 high-school students. The only public secondary school within the study area is 
William L. Mackenzie Collegiate Institute. The projected 24 secondary schools may not be able to be 
accommodated at this school as it has surpassed capacity, according to the feedback received from 
the TDSB

It is noteworthy that secondary students residing within Toronto are not limited by a catchment area 
and can be enrolled in any TDSB school within the school board, provided space is available.

Pupil yield of the proposed development – TCDSB

Elementary: 15 (figure supplied by TCDSB)

Secondary: 12 (figure supplied by TCDSB)

Based on the pupil yield figures provided by TCDSB, the projected 15 Catholic elementary school 
students generated from the proposed development may be accommodated at St. Paschal Baylon, 
since the school has 16 vacancies available. The projected 12 Catholic secondary students may be 
accommodated at James Cardinal McGuigan since the school has 82 vacancies available and may 
be able to accommodate the students from the proposed development. As for the single gender 
secondary schools, St. Joseph’s Morrow Park, the female school, has capacity to accommodate 126 
additional students whereas Brebeuf College, a male-only school, may be able to accommodate 86 
additional students. 

As with the TDSB, secondary students residing in Toronto are not limited by a catchment area and they 
can attend any TCDSB school within the school board. Placement will only be offered if there is space 
available.

It is not possible at this time to identify the exact school that potential students from this development 
will attend. This will be better understood through the application review process. However, it would 
appear at this time there is some capacity in both school boards at various grades.
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4.2  CHILD CARE SERVICES
There is a total of 26 child care facilities within the Study Area, 22 of which provide subsidized spaces 
if available. To get an understanding of the capacity of the child care facilities in the area, limited 
contact was made to the facilities in September 2020. It should be noted that that these enquiries 
were made during the COVID-19 pandemic and that comments relating to enrolment and capacities 
may not reflect “normal” circumstances. Based on these discussions, it was advised that starting on 
September 1st, 2020 the Province has allowed child care facilities to return to full capacity, this will 
result in the availability of limited accommodation. Understanding that this is a unique situation, the 
availability of spaces needs to be continually monitored while child care facilities and the Province 
manage the pandemic situation.

The Study Area contains 26 child care centres with a total of 2,032 child care spaces. This distribution 
of the spaces are as follows: 

• 120 infant spaces (6 percent);
• 374 toddler spaces (18 percent);
• 786 pre-school spaces (39 spaces);
• 301 spaces for children in full-time kindergarten (15 percent); and
• 451 spaces for school age children (22 percent).

It is estimated that the proposal will generate a demand for 73 child care spaces. This is based on a 
residential population increase of 1,560 people (814 units multiplied by the PPU rates for the proposed 
unit mix as set out in Section 3), of which 15 percent would be “Children” as shown in the 2016 the 
Bathurst Manor neighbourhood profiles (“Children” are aged 0-14). The projected number of children 
is then multiplied by the women’s labour force participation rate in the Toronto CMA - 63.1 percent. A 
further multiplier of 50 percent is used to approximate the number of children needing care at a child 
care centre. This is the level of service standard set out by the City’s Children’s Services Division and 
is consistently applied to development applications. 

As indicated above, given the current situation, the estimated number of childcare spaces that the 
proposed development would generate could be supported by the existing facilities in the area. 
However, it is noted that the above analysis is based on limited contact with the childcare providers. 
Further, the number of available childcare spaces, and/or the capacities of the centres, that have been 
reported in this CS&F may change by the time the development has been approved and constructed. 
In addition, there may be additional home-based child care services offered in the area that would not 
be captured by this analysis.
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4.3 LIBRARIES
There are three public libraries branches York Woods and Centennial within the Study Area. A brief 
description of the services and programs offered is provided below:

Due to the COVID-19 pandemic, all library classes have been cancelled for the meantime. 

York Woods District Branch
Located at 1785 Finch Avenue West, the York Woods Branch is currently closed for renovations. This 
branch has seating for 105 visitors and features 15 computer workstations that are connected to the 
internet and include Microsoft Office, wi-fi, and equipment for persons with disabilities. Collections 
include:

• Audiobooks on CD
• Large print collection
• Adult Literacy Materials
• Rita Cox Black & Caribbean Heritage 
• Large collection in Chinese, French and Hindi
• Medium collection in Italian, Spanish and Tamil
• Small collection in Korean (DVDs only)

In 2018, there were 170,623 total visits to the library which was the 17th lowest number of visits for a 
District Branch. The library features:

• A 483 square ft. meeting room with 23 lecture style seats and 23 classroom style; 
• A 690 square ft. meeting room with 56 lecture style seats and 32 classroom style; 
• A kitchen; and
• A 13,625 square ft. theatre equipped with a stage, lighting, colour monitor ceiling-mounted video 

projector, CD and cassette players as well as two dressing rooms.

Facilities Master Plan (2019 – 2038) was adopted by City Council on November 9, 2017. This 20-year 
plan to build, renew and expand facilities in in the City. On October 29, 2019, the Implementation 
Strategy for the Facilities Master Plan was adopted. 

According to the Facilities Master Plan, the York Woods Branch is functioning at a poor state. This 
branch has been board-approved and funded for an expansion project.

Centennial Neighbourhood Branch
Located at 578 Finch Avenue West, the Centennial has seating for 59 visitors and offers free parking 
wireless internet, seven computer workstations, a scanner, and equipment for persons with disabilities. 
The branch is open seven days a week and is open late on Monday, Tuesday and Thursday evenings. 
Collections include: 

• Audiobooks on CD
• Large print collection
• Adult Literacy Materials
• Small collection in French, Hebrew, Korean, Spanish, Tagalog
• Medium collection in Russian

In 2018, there were 170,623 total visits to the library which was the 24th highest number of visits for a 
Neighbourhood Branch. The library features:

• A 1,848 square ft. auditorium equipped with a blackboard, flip chart stand, tables and chairs, wall 
mounted projection screen and lectern; and

• A kitchen equipped with a coffee urn, microwave, refrigerator and toaster oven
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4.4 RECREATION
There are 6 community recreation centres within the Study Area. The City of Toronto’s Parks and 
Recreation Division operate these facilities. There may be additional recreation or community hubs 
operated by non-profit organizations within the Study Area, however, this analysis focused on City-
run facilities. Table B14 summarizes the programs and services available at the near-by recreation 
centre.

Table B14 - Community Recreation Centres within Study Area

Location Facilities Services/Programs

Antibes Community Centre

140 Antibes Drive 9

Dance Studio

Fitness/Weight Room

Gymnasium

Indoor Pool

Kitchen

Lounge

Multipurpose Room

Outdoor Basketball Court

Outdoor Table Tennis

Outdoor Table Court

Parking Loot

Playground

Preschool

Arts (Adapted Arts, Ballet, Crafts, 

Dance, Guitar, Line Dance, Music, 

Piano/Keyboard and Visual Arts)

Fitness (Cardio Dance, Pilates and 

Tai Chi and Yoga)

General Interest 

Sports (Basketball, Soccer and 

Sports)

Swimming

Herbert H. Carnegie 
Centennial Centre

580 Finch Avenue West

Dressing Room

Indoor Dry Pad

Indoor Track

Kitchen

Lounge

Multipurpose Room

Skating
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Location Facilities Services/Programs

Toronto Track and Field 
Centre

4700 Keele Street

Fieldhouse

Fitness/Weight Room

Indoor Track

Washroom Facility

Irving W. Chapley 
Community Centre

205 Wilmington Avenue

Fitness/Weight Room

Kitchen

Multipurpose Room

Outdoor Dry Pad

Outdoor Pool

Outdoor Rink

Northwood Community 
Centre

15 Clubhouse Court

Dressing Room

Fitness/Weight Room

Gallery

Gymnasium 

Kitchen

Lounge

Multipurpose Room

Outdoor Pool

Preschool

Arts (Arts & Crafts, Ballet, Crafts, 

Guitar, Piano/Keyboard and Visual 

Arts)

Fitness (Cardio & Fitness/Cardio)

General Interest

Sports (Golf)

Grandravine Community 
Recreation Centre

23 Grandravine Drive

Dressing Room

Indoor Bocce Court

Indoor Dry Pad 

Kitchen

Multipurpose Room

Outdoor Pool

Preschool

Arts (Ballet, Crafts, Dance, Guitar, 

Hip Hop and Piano/Keyboard)

Fitness (Cardio, Cardio Dance, 

Family Fitness & Yoga)

General Interest

Skating
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4.5 – PARKS
Table B15 below lists the parks and available amenities within the Study Area.

Table B15 -  Parks and Amenities within the Study Area (City of Toronto) 
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Shoreham Park X X 2.04

Black Creek 

Parklands 
X 48

Driftwood 

Parkette
X 0.53

Edgeley Park X X X 4.0

Driftwood Park X X X 8.7

Dan Iannuzzi 

Park
X  1.08

Jack Evelyn 

Wiggins Park
X 0.33

Fred Young Park X 1.02

Fountainhead 

Park
X X 4.4

Keele Reservoir X 8.8

Topcliff Park X 1.59

Derrydowns Park X X 28

Bratty Park 1.9

Sentinel Park X X X X 7.7

Grandravine Park X X X X 3.6

Bayhampton 

Parkette
X 0.34

Spenvalley Park X X X 2.8

West Don 

Parkland
0.69

Hearthstone 

Valley Greenbelt
9.11

Carscadden 

Greenbelt
3.17

Brookwell Park X X 1.13

Sunfield Park 0.21

Benjamin Boake 

Greenbelt
0.76
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Northwood Park X X X 25

Maxwell Park 5.2

Irving W. Chapley 

Park
X X X X X 4.6

Michael Feldman 

Parkette
X 0.27

Kennard Parkette 0.19

Garthdale 

Parkette
0.25

Robert Hicks 

Park
X X  0.8

Ailsa Craig 

Parkette
X X X 2.23

Antibes Park X 1.6

Harryetta 

Gardens
X X X 1.9

Don Lake 

Parkette
0.15

G. Ross Lord Park X X X X 135.9

Rockford Park X X X X 2.67

Hidden Trail Park X 1.2

TOTAL 321.86

There are a total of 37 parks and parkettes, totaling approximately 321.86 hectares of public parkland 
within the Study Area. 

According to the City of Toronto’s Parks Locator website, common amenities and facilities available 
in the Study Area include playgrounds, splash pads, baseball diamonds, outdoor basketball courts, 
bike trails, as well as sports fields. Of the 37 parks located in the Study Area, 21 contain a children’s 
playground.
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4.6  HUMAN SERVICES
According to the United Way and City of Toronto, there are 13 human service organizations operating 
within (and adjacent to) the Study Area. Table B16 below outlines the type of services and location of 
each of these human service organizations.

Table B16 - Table B15 – Human Services in the Study Area (City of Toronto & United Way)

Organization Service Category

JVS Toronto

1280 Finch Avenue West, Suite 607

This organization supports job seekers in reaching their potential at 

work.

Community Living Toronto

1122 Finch Avenue West, Unit 18

This organization offers programs and services for children, youth and 

adults with an intellectual disability such as family and parent support 

groups, respite services, residential services and adult skill development 

courses.

Griffin Centre

1124 Finch Avenue West, Unit 1 

This charitable organization services youth and young adults between 

the ages of 15 – 25 years old with addiction and mental health 

challenges. These services are for residents of Jane and Finch and the 

surrounding northwest Toronto community. 

Ontario Industrial and Finishing 

Skill Centre

120 Toro Road, Unit C 

This organization offers apprenticeship programs for paint decorators, 

architectural glass and metal technicians. 

San Romanoway Revitalization 

Association 

10 San Romanoway 

This not-for-profit organization builds a sense of belonging to residents 

in the area by assisting families, individuals and groups to support each 

other. It offers counselling for assaulted women, recreation programs 

for youth and seniors, breakfast and afterschool program for children, 

homework assistance and summer camp.

YMCA of Greater Toronto

4580 Dufferin Street

This organization offers literacy, numeracy and essential skills services 

to assist in transitioning to employment, apprenticeship, secondary-

school credit and postsecondary education. 

Humewood House Association 

1900 Sheppard Avenue West

This organization offers pregnant teens and young mothers from 13 – 

31 years old need support with housing, parenting, relationships and 

returning to school. 

North York Harvest Food Bank, 

Bathurst-Finch Community Food 

Bank

550 Finch Ave West

Foodbank that services individuals and families

National Council of Jewish Women 

of Canada

4700 Bathurst Street

Services include family therapy, friendship services, peer support group 

for Jewish women cancer survivors, women’s support network
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Organization Service Category

Prosserman Jewish Community 

Centre

4588 Bathurst Street

Services at this organization include cultural, social, educational and 

recreation programs for all ages.

Second Harvest Food Support

1450 Lodestar Road

This organization rescues fresh, surplus food and delivers daily, free of 

charge to community agencies and emergency food programs.

Kababayan Multicultural Centre

540 Finch Avenue West

This organization has programs for Filipino youth, women and seniors, 

including advocacy, women’s support groups, employment referrals.

Jewish Family & Child, Lipa Green 

Centre

4600 Bathurst St, 1st Floor

This organization provides confidential services for persons with social 

and emotional problems.

4.7 PLACES OF WORSHIP
There are a total of 31 Places of Worship within the Study Area. As seen in Table B17, the majority are 
Christian organizations but there are locations for the Hindu, Jewish and Muslim faiths. 

Table B17 -  Places of Worship in the Study Area (City of Toronto) 

Places of Worship Faith Address Services/Programs

Toronto Shiva Satsang 

Sabha
Hindu 4801 Keele Street, Unit 20 -

London Sikh Society Sikh 3390 Keele Street

St. Wilfrid’s Catholic 

Church
Catholic 1675 Finch Avenue West -

Faith Healing Bible 

Church Toronto
Christian 75 Four Winds Drive -

Northminister Baptist 

Church
Christian 1725 Finch Avenue West -

Nigerian Presbyterian 

Church 
Christian 1830 Finch Avenue West -

All Nations Seventh-day 

Adventist Church
Christian 96 Hucknall Road -

International Revival 

Church
Christian 4150 Chesswood Drive -
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Places of Worship Faith Address Services/Programs

Toronto Onsesang 

Presbyterian Church
Christian

1100 Finch Avenue West
-

Haven of Worship Christian 1177 Finch Avenue West -

Iglesia Hiapana del 

Nazareno Emanuel
Christian

1875 Sheppard Avenue 

West
-

Imdadul Islamic Centre Muslim 26 Lepage Court -

The King’s Covenant Christian 66 Toro Road -

Amazing Grace Baptist 

Church
Christian 15 Clubhouse Court -

Sound Words Baptist 

Church
Christian 1270 Finch Avenue West -

Revivaltime Tabernacle
Christian 4340 Dufferin Street -

Jesus Is Lord Church 

Canada Chapter Christian 61 Alness Street -

Power of the Cross 

Church
Christian 255 Wildcat Road -

Bethel Prayer Jewish
2655 Steeles Avenue 

West
-

Beth Emeth Bais Yehuda 

Synagogue
Jewish 100 Elder Street -

Beth Jacob Orthodox 

Synagogue
Jewish 147 Overbrook Place -

Maon Noan Synagogue Jewish 15 Torresdale Avenue -

Synagogue Jewish 694 Sheppard Ave West -

Moriah Congregation Jewish 65 Waterloo Ave -

Lodzer Centre 

Congregation
Jewish 12 Heaton Street -

Bna’l Brith Canada Jewish 15 Hove Street -

Adath Sholom Synagogue Jewish
864 Sheppard Avenue 

West
-

Tiferet Israel 

Congregation 
Jewish

756 Sheppard Avenue 

West
-

The Kabbalah Centre Jewish 
678A Sheppard Avenue 

West
-

Hashomer Hatzair Jewish 1111A Finch Avenue West -

Toronto – Haddasah - 

WIZO
Jewish

628A-648A Sheppard 

Avenue West
-
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5.0
CONCLUSION

This Community Services and Facilities Study captures key publicly funded services and facilities 
available to future residents of the subject site, on both a broad and local scale. A summary of the 
findings of the Study is provided below.

Neighbourhood Demographics 
The Bathurst Manor neighbourhood has increased by 439 residents, which represents a 2.8 percent 
increase in population whereas the population of the Westminster-Branson neighbourhood increased 
by 828 residents representing a 3.3 percent increase in population.

With respect to demographics, in 2016, the Bathurst Manor and Westminster-Branson neighbourhoods, 
working age residents accounted for much of the population (43 percent and 41 percent, respectively); 
and couples with children (48 percent and 43 percent, respectively) were the most common form of 
census family.

In 2016, a large proportion of private households in the Bathurst Manor and Westminster-Branson 
neighbourhoods were comprised of 2 and 3 persons (71 percent and 76 percent, respectively). Of 
that, the majority were 2 person households (45 percent and 48 percent, respectively). The average 
household size in the neighbourhoods was 2.56 persons per household in both neighbourhoods, which 
is higher than the City as a whole. 

In 2016, 52 percent of dwellings in the Bathurst Manor neighbourhood were located within apartment 
buildings (including in buildings that were greater or less than 5 storeys), while 48 percent were located 
in grade-related housing, with single and semi-detached houses accounting for approximately 38 
percent. In 2016, 18 percent of dwellings in the Westminster-Branson neighbourhood were located 
within apartment buildings less than 5 storeys, while 19 percent were located in grade-related housing.

As it relates to household income, when compared to the City of Toronto as a whole, the Bathurst 
Manor and Westminster-Branson neighbourhoods in 2016 had a similar proportion of residents 
earning between $20,000 to $49,999. In terms of median household income, the average household 
in the Bathurst Manor and Westminster-Branson in 2016 was earning $69,634 and $54,101, while the 
average household in the City as a whole was earning $65,829. 

In 2016, the Bathurst Manor neighbourhood had a higher proportion of residents with a Bachelors’ 
degree (29 percent) or with only a high school diploma (21 percent) than the City as a whole. Whereas, 
the Westminster-Branson neighbourhood in 2016 had a similar proportion of residents with a 
bachelors’ degree (28 percent), a lower proportion of residents with no certificate, diploma or degree 
(6 percent) than the City as a whole.

In 2016, 35 percent and 45 percent, respectively of the Bathurst Manor and Westminster-Branson 
neighbourhoods identified as visible minorities while 46 percent and 27 percent, respectively of 
residents were born in Canada.
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Near-by Development Activity 
As of September 2020, there are 14 active or recently approved development applications in the vicinity 
of the Study Area. The estimated population generated from these developments is approximately 
7, 315 persons (based on the proposed unit types). The majority of these applications remain under 
review and any increase in the population is expected to occur incrementally. The estimated population 
for the proposed development on the subject site is 1,560 residents. 

Community Services and Facilities 
In terms of school accommodation, the TDSB elementary schools will likely be able to accommodate 
the projected 49 elementary students since there are 123 spaces available at Wilmington Elementary 
School and Charles H Best Junior Middle School. The secondary school, William L. Mackenzie Collegiate 
Institute, may not be able to accommodate the 24 projected students since it is currently operating 
at a utilization rate of 152 percent. As mentioned, students residing with the City of Toronto are able 
to attend other secondary schools located outside of their catchment area, provided there is enough 
capacity to accommodate them.

With respect to TCDSB schools, the 15 projected elementary may be accommodated within the 
existing school serving the subject site. The 12 projected TCDSB secondary students may be able to be 
accommodate at either one of the mixed gender secondary schools, James Cardinal McGuigan with 82 
vacancies available or at any of the single gender secondary schools as St. Joseph’s Morrow Park, the 
female school has capacity to accommodate 126 additional students whereas Brebeuf College, a male-
only school may be able to accommodate 86 additional students. It is noted that these conclusions are 
based on the data provided by TDSB and TCDSB staff. The school boards will determine at a later date 
if students from the proposed development will/can attend the schools listed in this report. 

There are a total of 26 childcare facilities within the Study Area, 22 of which provide subsidized spaces 
when available. This development is expected to produce an estimated 73 children requiring child care 
(this is based on the calculations from the Bathurst Manor neighbourhood profile since the subject 
site is within this neighbourhood). 

As indicated above, given the current situation, the estimated number of childcare spaces that the 
proposed development would generate could be supported by the existing facilities in the area. 
However, it is noted that the above analysis is based on limited contact with the childcare providers. 
Further, the number of available childcare spaces, and/ or the capacities of the centres, that have been 
reported in this CS&F may change by the time the development has been approved and constructed. 
In addition, there may be additional home-based child care services offered in the area that would not 
be captured by this analysis.

There are two public libraries within (and in close proximity to) the Study Area, one district branch 
and one neighbourhood branch. Each of these branches offer computer work stations and large print 
collections, and each offers several recurring programs and classes. 

The Study Area contains six public recreation centres, which offer a wide variety of arts, athletics and 
general interest programming for residents of all ages. In terms of park space, the Study Area contains 
37 parks and parkettes, totaling 321.86 hectares of parkland. Amenities commonly found in these 
parks include children’s playgrounds, baseball diamonds, and sports fields. 

There are at least 13 human service operators providing service to residents within the Study Area; 
these organizations offer a mix of family support resources, health services, employment support, 
and youth services.
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Lastly, there are 31 Places of Worship within the Study Area, the majority of which serve the Christian 
and Jewish faiths. Many of these places of worship participate in community outreach events.

Conclusion 
It is our understanding that community needs are being assessed on a case-by-case basis in order 
to determine the priority of the needs. In this regard, various Section 37 contributions can be used to 
secure renovations and improvements to libraries, parks and community centres in order to help to 
increase capacity needs for existing and future residents. Accordingly, the appropriate community 
benefits forming part of a Section 37 contribution for the proposed development, if required, will be 
the result of discussions with City staff and the local Councillor, which have not yet taken place. 

In conclusion, as there have been a number of recent services and facilities added within the Study 
Area and there are a number of services and facilities planned for the area, it is our opinion that the 
proposed development is not expected to significantly impact the demand on community services and 
facilities in the Study Area. Not only are there a broad range of services and facilities that currently 
exist within the Study Area, existing frequent transit services and the anticipated construction of 
future Bus Rapid Transit, will allow residents to travel easily to other services and facilities located just 
outside of the Study Area, should they wish to do so. 
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City of Vaughan

City of Toronto

Community Services and Facilities Map

Study Area Subject Site

8 

9 

10 

11 

12 

13 

14 

Schools

Human Services

Libraries

Recreation

Places of Worship

Parks

Surrounding Developments

1.  Wilmington Elementary School  
2.  Charles H Best Junior Middle
3.  William L. Mackenzie Collegiate Institute
4.  St. Paschal Baylon
5.  James Cardinal McGuigan
6.  St. Basil the Great
7.  Brebeuf College
8.  St. Joseph’s Morrow Park

1.  JVS Toronto
2.  Community Living Toronto
3.  Griffi n Centre
4.  Ontario Industrial and Finishing Skill 

Centre
5.  San Romanoway Revitalization

Association 
6.  YMCA of Greater Toronto
7.  Humewood House Association 
8.  North York Harvest Food Bank, Bathurst-

Finch Community Food Bank
9.  National Council of Jewish Women of 

Canada
10.  Prosserman Jewish Community Centre
11.  Second Harvest Food Support
12.  Kababayan Multicultural Centre
13.  Jewish Family & Child, Lipa Green Centre

1.  York Woods District Branch
2.  Centennial Neighbourhood Branch

1.  Antibes Community Centre
2.  Herbert H. Carnegie Centennial Centre
3.  Toronto Track and Field Centre
4.  Irving W. Chapley Community Centre
5.  Northwood Community Centre
6.  Grandravine Community Recreation Centre

1.  Toronto Shiva Satsang Sabha
2.  London Sikh Society
3.  St. Wilfrid’s Catholic Church
4.  Faith Healing Bible Church Toronto
5.  Northminister Baptist Church
6.  Nigerian Presbyterian Church 
7.  All Nations Seventh-day Adventist Church
8.  International Revival Church
9.  Toronto Onsesang Presbyterian Church
10.  Haven of Worship
11.  Iglesia Hiapana del Nazareno Emanuel
12.  Imdadul Islamic Centre
13.  The King’s Covenant 
14.  Amazing Grace Baptist Church
15.  Sound Words Baptist Church
16.  Revivaltime Tabernacle
17.  Jesus Is Lord Church Canada Chapter
18.  Power of the Cross Church
19.  Bethel Prayer
20.  Beth Emeth Bais Yehuda Synagogue
21.  Beth Jacob Orthodox Synagogue
22.  Maon Noan Synagogue
23.  Mikveh Society for Family Sanctity
24.  Moriah Congregation 
25.  Lodzer Centre Congregation
26.  Bna’l Brith Canada
27.  Adath Sholom Synagogue
28.  Tiferet Israel Congregation 
29.  The Kabbalah Centre
30.  Hashomer Hatzair
31.  Toronto – Haddasah - WIZO

1.  Shoreham Park
2.  Black Creek Parklands 
3.  Driftwood Parkette
4.  Edgeley Park
5.  Driftwood Park
6.  Dan Iannuzzi Park
7.  Jack Evelyn Wiggins Park
8.  Fred Young Park
9.  Fountainhead Park
10.  Keele Reservoir
11.  Topcliff Park
12.  Derrydowns Park
13.  Bratty Park
14.  Sentinel Park
15.  Grandravine Park
16.  Bayhampton Parkette
17.  Spenvalley Park
18.  West Don Parkland
19.  Hearthstone Valley Greenbelt
20.  Carscadden Greenbelt
21.  Brookwell Park
22.  Sunfi eld Park
23.  Benjamin Boake Greenbelt
24.  Northwood Park
25.  Maxwell Park
26.  Irving W. Chapley Park
27.  Michael Feldman Parkette
28.  Kennard Parkette
29.  Garthdale Parkette
30.  Robert Hicks Park
31.  Ailsa Craig Parkette
32.  Antibes Park
33.  Harryetta Gardens
34.  Don Lake Parkette
35.  G. Ross Lord Park
36.  Rockford Park
37.  Hidden Trail Park

1.  128 Gorman Park Road
2.  665 Sheppard Avenue West
3.  700 Sheppard Avenue West
4.  740 – 748 Sheppard Avenue West
5.  871 – 873 Sheppard Avenue West
6.  1050 Sheppard Avenue West
7.  1100 Sheppard Avenue West
8.  1629 Sheppard Avenue West
9.  3100 Keele Street
10.  4700 Keele Street
11.  591 Finch Avenue West
12.  1285 Finch Avenue West
13.  102-134 Hucknall Road
14.  1881 Steeles Avenue West 
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Figure B3 - Community Services and Facilities Map






