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The proposed official plan amendment and 
rezoning would permit the redevelopment of 
the subject site with two mixed-use buildings, 
connected by a podium, with heights of 35 
storeys and 21 storeys (including mezzanines). 
The buildings will be comprised of 32,414 square 
metres of residential gross floor area (“GFA“), 
4,602 square metres of office GFA, 1,510 square 
metres of retail and restaurant GFA and 22,518 
square metres of hotel GFA. A TTC lobby (368 
square metres) with direct connection to the York 

This Planning and Urban Design Rationale report 
has been prepared in support of an application by 
Yonge-Park Plaza Inc. (“the owner”) to amend the 
City of Toronto Official Plan, Former City of North 
York Zoning By-law No. 7625, as amended, and 
City-wide Zoning By-law 569-2013, as amended, 
with respect to a 12,986 square metres property 
located at the northwest corner of Wilson Avenue 
and Yonge Street (see Figure 1, Location Map), 
municipally known as 4050 Yonge Street (“the 
subject site”).

Figure 1 - Location Map
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Mills subway station and GO Bus station will be 
incorporated into the base of the building, with 
an entrance off Yonge Street maintained. The 
proposal will include a total of 290 residential 
units, including a mix of unit types, 10% (29 units) 
of which are intended to be affordable ownership 
units, to be secured as a community benefit 
through planning approvals process.

The subject site was previously owned by the 
City of Toronto but was declared surplus in 
2009. An official plan amendment and zoning 
by-law amendment were adopted by Council 
in October, 2016 to permit a 7-storey office/
commercial building and 9-storey hotel building 
on the subject site. An updated redevelopment 
scheme is now being considered to add a greater 
mix of uses to the corner. The updated proposal 
maintains the vision for offices, while increasing 
the amount of hotel floorspace proposed, and 
introducing residential and retail uses. Greater 
heights and density are now being planned to 
more comprehensively implement and optimize 
the policy direction for intensification in an area 
with excellent access to transit that is relatively 
under development.

From a land use perspective, the proposal will 
contribute to the achievement of policy directions 
supporting the optimization of underutilized 
sites within the built-up urban area, particularly 
in locations which are well-served by municipal 
infrastructure, including public transit. The 
site offers an excellent opportunity for transit-
oriented development as it is immediately 
adjacent a subway and GO bus station, which 
provide both local and regional access. As outlined 
in this report, there are otherwise limited sites in 
proximity to this transit hub that can redevelop 
in order to achieve the minimum density targets 
set out by the Province for lands around subway 
stations. The range of uses will contribute to 
the development of a complete community. 
The proposed built form would be compatible 
with the direction of applicable environmental 
and natural heritage policies established by the 
Toronto Region Conservation Authority (“TRCA“)
and the Toronto Official Plan. 

From an urban design perspective, greater 
heights at the York Mills subway station would be 
in keeping with the nodal pattern of development 
along Yonge Street and at transit stations across 
the City, whereby lands next to subway stations 
are intensified. The proposed height exceeds the 
sight lines across the valley from top-of-bank to 
top-of-bank, but in our opinion this regulation 
is reflective of an older policy framework that is 
not aligned with the Provincial prioritization of 
intensification of land (subject to the mitigation 
of built form impacts) and one that has not been 
identified in the current view protection Official 
Plan policies. The proposal will not result in any 
unacceptable built form impacts and meets 
the City’s current principles for good urban 
design. From a place making and urban structure 
perspective, the proposal will help demarcate 
an important intersection of two major streets, 
particularly Yonge Street which functions as the 
City’s principal street. 

As outlined in this report, the proposed 
redevelopment is in keeping with the planning 
and urban design framework established in the 
Provincial Policy Statement, the Growth Plan 
for the Greater Golden Horseshoe, the City of 
Toronto Official Plan and the applicable urban 
design guidelines. In our opinion, the proposed 
development reflects an important opportunity 
to redevelop an underutilized site to create local 
job options and increase housing choice in the 
area, supporting the development of a complete 
community next to transit infrastructure.



4

[2.0]
S I T E  & 

S U R R O U N D I N G S



YONGE STREET
YORK MILLS ROAD

WILSON AVENUE

SUBJECT
SITE

PLANNING & URBAN DESIGN RATIONALE
4050 Yonge Street 5

2.1 Subject Site 
The subject site is located at the northwest 
corner of Wilson Avenue and Yonge Street and 
is municipally known as 4050 Yonge Street (see 
Figure 2 and 3). The subject site has a frontage 
of approximately 75 metres and 143 metres along 
Wilson Avenue and Yonge Street, respectively, 
resulting in a site area of approximately 
12,986 square metres. As part of the proposed 
redevelopment, the lands within 10 metres of 
the stable top-of-bank will be conveyed to the 
Toronto Region Conservation Authority (“TRCA”), 
which will reduce the site area to 8,320 square 
metres.

 

Figure 2 - Oblique Aerial Photo, Looking Northwest

Subject site, looking northwest

Existing bus stop and entrance to the York Mills subway 
station, looking north

Subject site, southwest
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To the west of the surface parking lot, part of the 
subject site is located within the Don River West 
Branch and the Regional Floodplain. To the north 
and west of the subject site, the topography 
varies, sloping down towards the Don River West 
Branch and the Don Valley Golf Course. There is 
a total of 637 trees within the subject site and on 
the adjacent properties, the majority of which are 
located to the west and north of the subject site 
and form part of the site’s natural features. The 
subject site is located within a TRCA Regulated 
Area and subject to the City’s Ravine and Natural 
Feature Protection (RNFP) By-law.

The subject site was previously owned by the 
City of Toronto but was declared surplus in 2009. 
The subject site has been subject to a previous 
development application proposal, as outlined in 
greater detail in Section 2.3 below. 

The subject site is currently occupied by a 
large surface commuter parking lot, containing 
approximately 260 spaces. Within the subject 
site, along Yonge Street, there is also a TTC 
building providing a secondary entrance to the 
York Mills subway station and the York Mills GO 
Transit bus terminal on the east side of Yonge 
Street via below-ground tunnel. There is also a 
municipal bus stop on Yonge Street adjacent to 
the TTC building, and another along Wilson Avenue 
abutting the subject site. There is one driveway 
providing two-way vehicular access to the 
subject site from Wilson Avenue, approximately 
76 metres from the intersection, as well as an 
inbound access driveway from Yonge Street at 
the northerly boundary of the subject site. 

Figure 3 - Aerial Photo - Site Context
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2.2 Surroundings   
The subject site is located at the northwest corner 
of Yonge Street and Wilson Avenue in the Bedford 
Park-Nortown Neighbourhood, within Ward 8 
(Eglinton-Lawrence). The Don River West Branch 
flows through this area from the northwest to 
southeast through the Yonge Street/York Mills 
intersection. The river is bounded by wooded 
valley slopes to the northeast and southwest, 
which define the limits of the valley floor. This 
topography results in ridges to the east and west 
of the subject site, with the site itself being lower 
than the proximate residential neighbourhoods.

The surrounding area contains a mix of uses, 
including residential, office and commercial uses. 
The existing and planned built form character 
within the area is generally mid-rise along Yonge 
Street, with Apartment Neighbourhoods to the 
east and south west, and lower-rise building 
heights within the residential Neighbourhoods 
further to the east and southwest. With the 
exception of the Hogg’s Hollow residential 
neighbourhood located on the valley floor within 
the southeast quadrant of the Yonge/York Mills 
intersection, the other low-rise residential 
neighbourhoods are generally located on the 
tablelands above the valley slopes. The closest 
residential property is 150 metres from the 
subject site, on York Ridge Road. 

To the immediate north of the subject site, on the 
west side of Yonge Street, is the Yonge & York Mills 
dog off-leash park and a service / maintenance 
yard for the Don Valley Golf Course. The Don 
Valley Golf Course is a 65-hectare public course 
(owned by the City of Toronto), which extends 
from Wilson Avenue to the north and west beyond 
Highway 401.

Dog off- leash area

Lands to the north of the subject site
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Further north on the west side of Yonge Street 
is the Cadillac Fairview Yonge Corporate Centre 
(4100, 4110, 4120 and 4150 Yonge Street), which is 
an office park complex comprised of three office 
buildings sited around a ring-road completed 
between 1990-1994. A one-storey restaurant, 
currently occupied by the Auberge du Pommier 
restaurant (4150 Yonge Street) and a two-storey 
Evangel Temple Church also front onto the ring-
road and are located to the east and north, 
respectively, of the three office buildings. 4150 
Yonge Street is listed on the City’s Inventory of 
Heritage Properties. Beyond the office park to 
the north and west is the Don Valley Golf Course 
and a section of the Highway 401 corridor. Both 
on- and off-ramps to Highway 401 are located 
along Yonge Street.

To the east of the subject site is the York Mills 
Centre. The York Mills Centre is an office complex 
located at the northwest corner of Yonge Street 
and York Mills Road. At ground level, the York Mills 
Centre, has a 24-hour Goodlife Fitness Gym, a 
Starbucks and a Tim Hortons Coffee Shop and 
provides access to the York Mills Subway Station 
and GO Transit. Additional services include a food 
court, daycare facility, optometry and dental 
services, a copy centre, and a car-wash facility. 
The upper storeys above the ground floor retail 
uses comprise office floorspace.

Cadillac Fairview Yonge Corporate Centre, looking northwest

4150 Yonge Street

Cadillac Fairview Yonge Corporate Centre, looking southwest
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Further east of the York Mills Centre are ravine 
lands, within the TRCA Regulation Limit and 
protected under the RNFP By-law. Beyond the 
ravine is a residential Neighbourhood comprised 
predominantly of detached dwellings. The 
closest residential uses to the subject site are 
on York Ridge Road, located approximately 150 
metres east. 

North of the York Mills Centre, on the east side 
of Yonge Street, is a Part IV designated heritage 
property that was built in 1833 (4111 Yonge Street). 
Adjacent to this heritage asset is a 4-storey office 
building (4141 Yonge Street) that is occupied by a 
variety of businesses.

Further north, to the south of William Carson 
Crescent, is 4155 Yonge Street, which is currently 
used as a commercial parking lot, and is partially 
located within ravine lands. The site is the subject 
of a current official plan amendment and rezoning 
application (reference 17 245489 NNY 25 OZ). 
The application, filed in October 2017, proposes 
to redevelop the property with a 14-storey 
residential building containing 64 dwelling units. 
The application is currently subject to appeal at 
the Local Planning Appeal Tribunal (LPAT).

York Mills Centre, looking northeast

York Mills Centre, looking southeast

4141 Yonge Street4111 Yonge Street
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Located on William Carson Crescent is City 
of Toronto Fire Station 121 (10 William Carson 
Crescent) and Hillside at York Mills (28 William 
Carson Crescent), an 8-storey mid-rise 
condominium development that was constructed 
in 2002 (38 William Carson Crescent). North and 
west of William Carson Crescent is Old Yonge 
Street, an affluent residential road with several 
historic homes. 

To the south of the subject site, across Wilson 
Avenue is the West Don and North Toronto 
Sanitary Trunk Sewer, which is undergoing 
rehabilitation to repair various problems and to 
extend the lifespan of the infrastructure. Further 
south is a 9-storey, mid-rise apartment complex 
(4000 Yonge Street).

To the southeast of the subject site is a gas 
station (1 York Mills Road) and a nine-storey 
residential building on the south side of York Mills 
(10 Old York Mills Road).

South of the gas station is the Jolly Miller Tavern 
and associated parking lot (3885 Yonge Street), 
Jolly Miller Park, and the York Mills Valley Park and 
Tennis Courts. The Jolly Miller Tavern is a Part IV 
designated heritage property and is located 
within the TRCA West Don River floodplain.

To the immediate west of the subject site is the 
Don Valley Golf Course and the Don Valley River 
West Branch. Further west along Wilson Avenue 
is the Canadian Forces College, a military school 
within the Canadian Armed Forces and the 
Government of Canada. To the west of the golf 
course is a neighbourhood characterised by 
detached dwellings.

2.3 Chronology / Planning 
Application History of 
the Subject Site

At its meeting on May 25, 26 and 27, 2009, City 
Council declared the subject site as surplus and 
disposed of the lands by way of a transfer to Build 
Toronto (now CreateTO). 

4000 Yonge Street, looking northwest

Don and North Toronto Sanitary Trunk Sewer, looking south

1 York Mills Road, looking southeast
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OPA 158 re-designated the lands below the top-
of-bank from Mixed Use Areas to Parks and Open 
Space Areas – Natural Areas, and also amended 
Policy 3.4.6 of the Official Plan to allow for 
necessary bank stabilization works. 

OPA 158 also included amendments to Site and 
Area Specific Policy No. 90 (“SASP 90”) to allow 
5.4 times density and the maximum building 
height of 163.6 metres (with structures such as 
mechanical enclosures permitted to a maximum 
height of 172.6 metres above sea level). 

By-law No. 1093-2016 allowed for the proposed 
uses and implemented development standards 
such as building setbacks, height and gross floor 
area to regulate the development. There was a 
minimum requirement for 360 square metres of 
retail GFA in the By-law, but otherwise no minimum 
requirement for the non-residential components 
were specified. As part of the Zoning By-law 
amendment approval, a Section 37 agreement 
was reached which required a cash contribution 
of $1,500,000 to be used for upgrades to the TTC 
York Mills Station pick-up and drop-off parking 
area, path and trail improvements/connections 
within the West Don River Valley area adjacent 
to the site, park improvements to Woburn Park, 
the Douglass Greenbelt and Old Orchard Park and 
streetscape improvements. 

By-law No. 1094-2016 deleted the lands from the 
North York Low Lot By-law No. 9813 and 9896, as 
amended. 

In April 2010, Build Toronto submitted an 
application to amend the Official Plan and 
the applicable Zoning By-law to permit the 
development of the lands with an 8-storey non-
residential mixed-use building with a total height 
of 43.0 metres. The intent at that time was to use 
the office building as the new TTC headquarters. 
The proposal was adopted in principle by City 
Council in July 2011 to permit a 7-storey (39.2 
metres) non-residential mixed-use building with 
a total GFA of 44,670 square metres and a floor 
space index of 5.4 times the area of the lot (based 
on a net site area that excluded the lands within 
the TRCA buffer). The proposal incorporated an 
entrance connection to the York Mills TTC subway 
station. The implementing draft Official Plan and 
Zoning By-law Amendments were not enacted. 

In 2015, the lands were sold to the current 
owners, who revised the previously proposed 
development and submitted an application which 
introduced a hotel use in a 9-storey (33.5 metres 
including mechanical penthouse) element of the 
building as well as the addition of a fourth level 
of below-grade parking. The GFA, footprint, and 
height were consistent with the previous approval 
in principle. A Final Report dated October 4, 2016 
recoemmended approval of the revised draft 
Official Plan Amendment and Zoning By-law 
Amendments. The recommendations within the 
report were adopted by City Council on October 
5, 2016 and the instruments were enacted on 
November 9, 2016: Official Plan Amendment No. 
158 (“OPA 158”), Zoning By-law Amendment No. 
1093-2016 and Zoning By-law Amendment No. 
1094-2016.

York Mills Valley Park and Tennis CourtJolly Miller Tavern, looking northeast
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• 95 York Mills: The 95 York Mills bus route operates 
in an east-west direction between York Mills 
Station on Line 1, and the area of Ellesmere Road 
and Kingston Road, at the University of Toronto 
Scarborough campus. The 95A operates seven 
days a week, and the 95B and 95C operate on 
restricted schedules.

• 995 York Mills Express: The 995 York Mills 
Express bus route operates between York Mills 
Station on Line 1, and the University of Toronto at 
Scarborough campus, generally in an east west 
direction. This route operates during peak periods 
from Monday to Friday.

• 122 Graydon Hall: The 122 Graydon Hall bus 
route operates between York Mills Station on the 
Yonge-University-Spadina Subway, the area of 
Lesmill Road and Duncan Mill Road, and the area of 
Roywood Drive and Fenside Drive, generally in an 
east-west direction.

• 115 Silver Hills: The 115 Silver Hills bus route 
operates between York Mills Station on the Yonge-
University-Spadina Subway and the area of Leslie 
Street and Highway 401, generally in an east-west 
direction. This route operates seven days a week.

• 165 Weston Rd North: The 165 Weston Rd North 
bus route operates between York Mills Station on 
Line 1 Yonge-University and the area of Weston 
Road and Steeles Avenue West, generally in an east-
west direction. It also connects with Wilson Station 
Line 1 Yonge-University. This route operates seven 
days a week. 

• 96 Wilson: The 96 Wilson bus route operates 
between York Mills Station on Line 1 Yonge-
University, the area of Humberline Drive and Albion 
Road, and the area of Carrier Drive and Albion 
Road. It also serves Wilson Station on Line 1 Yonge-
University. Accessible service is provided on the 
route. Three different services (96A, 96B and 
96D) are operated on this bus route, effectively 
providing service seven days a week. 

In addition, the York Mills GO Bus Terminal 
provides access to regional surface transit, 
including: 

• 33 Guelph / North York: The 33 Guelph / North 
York bus route operates between the York Mills GO 
Bus Terminal and the City of Guelph, in a generally 
east-west direction. 

• 36 Brampton / North York: The 36 Brampton 
North York bus route operates between the York 
Mills GO Bus Terminal and Brampton, in a generally 
east-west direction. The bus route stops include: 
Yorkdale Bus Terminal, Keele & Hwy 401, Bramalea 
GO Station, and Bramalea Bus Terminal. 

• 92 Oshawa / Yorkdale: The 92 Oshawa / Yorkdale 
bus route operates between the Yorkdale GO 
Bus Terminal and Oshawa, in a generally east-
west direction. The bus route stops include; 
Scarborough, Pickering, Ajax, and Whitby.

2.4 Transportation 
Road Classification

Yonge Street is classified as a major arterial 
road by the City of Toronto’s Road Classification 
System, has a four-lane cross-section, and a 
planned right-of-way of 36 metres.

Wilson Avenue is classified as a major arterial road 
by the City of Toronto’s Road Classification System, 
has a four-lane cross-section, and a planned right-
of-way of 36 metres at the intersection of Yonge, 
before narrowing to 27 metres to the west. Wilson 
Avenue extends from Weston Road in the west and 
terminates at Yonge Street. 

York Mills Road is classified as a major arterial 
road by the City of Toronto’s Road Classification 
system, has four-lane cross-section, and a 
right-of-way of 30 metres at the intersection of 
Yonge, before narrowing to 27 metres. York Mills 
Road extends from Fenside Drive in the east and 
terminates at Yonge Street.

Public Transportation

The subject site is located adjacent to the York 
Mills subway station, where riders can gain access 
to Line 1 (Yonge-University). As of 2018, the TTC 
ridership data show that approximately 29,660 
people access the subway from York Mills Station, 
making it the 17th busiest station on Line 1. 

The proposed development is also located one 
subway stop (approximately 2 kilometres to the 
north) from the Sheppard-Yonge subway station, 
which provides access to Line 4 (Sheppard Line), 
which travels as far east as Don Mills.

There are several existing surface transit routes 
in the surrounding area including (Figure 4): 

• 97 Yonge: The 97 Yonge bus route operates 
between Davisville Station and York Mills Station 
on Line 1, Yonge-University, and the area of Yonge 
Street and Steeles Avenue West, generally in a 
north-south direction. It also serves Finch Station 
(northbound buses ONLY) and the area of Yonge 
Street and Queens Quay West. Three services 
are operated on this route, the 97A, 97B and 97F. 
Between the three services, this service operates 
seven days a week. 
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Figure 4 - TTC Transit Map
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3.1 Description of Proposal
The proposal involves the redevelopment of 
the existing surface parking lot with a new, 
two-tower scheme, comprised of residential, 
office, retail/resturant and hotel uses. The “East 
Building”, closest to Yonge Street, is proposed to 
be 21 storeys (80.5 metres, including mezzanine 
and mechanical penthouse) in height and 
the “West Building”, will be 35 storeys (131.0 
metres, including a ground floor mezzanine and 
mechanical penthouse). The two tower buildings 
will be connected by a 6-storey podium. 

The 21-storey building and podium will comprise 
of non-residential uses: 4,6021 square metres 
of office GFA, 1,520 square metres of retail/
restaurant GFA and 22,518 square metres of hotel 
GFA, which is approximately 312 hotel suites. At 
the base of this building will be an entrance to the 
TTC subway station. The 35-storey building will 
comprise of 32,414 square metres of residential 
GFA, which equates to approximately 290 units. 
10% (29 units) of the proposed residential units, 
are proposed to be affordable ownership housing. 
The overall density of the new development will 
be 4.72 FSI, based on gross site area (7.38 FSI 
based on net site area). 

Built Form 

The building footprint has been designed to 
maintain the previously approved setback of 
10.0 metres from the top of slope of the TRCA 
regulated lands. The development will have a 
minimum building setback of 3.0 metres from 
both Wilson Avenue and Yonge Street, increased 
to 5.0 metres on Yonge Street and 6.6 metres 
along Wilson Street closer to the intersection. 
Refer to Figure 5 for the Ground Floor Plan. 

There is a single vehicular access point to 
the subject site from Wilson Avenue, which 
enables two-way turning movements. This 
will allow access to a forecourt area which 
includes a drop-off area for both the hotel and 
the residential uses, the underground garage 
ramp and the loading spaces. The building 
footprint wraps around the vehicle forecourt. 

1		All	gross	floor	areas	in	this	Report	are	based	on	the	definition	and	
permitted exclusions in City of Toronto Zoning By-law 569-2013.

The ground floor of the base of the East 
Building is occupied by retail space directly 
at the intersection, as well as the hotel lobby 
bar (fronting Wilson Avenue), restaurant and 
associated kitchen (fronting Yonge Street). Along 
Yonge Street, there are entrances for the hotel 
and office uses.

The ground floor of the West Building is occupied 
by functional elements of the residential building, 
including a concierge, mail room and garbage 
room, as well as residential amenity space. 
The balance of the ground floor is occupied by 
operational areas and the loading room. 

Level 2 and above in the West Building contains 
residential units, which extend into the podium 
connecting the East and West Building on Levels 
2-6. Indoor and outdoor amenity space, including 
a pool, are proposed on Level 7. 

The East Building has a double-height ground 
floor. At the second floor level, the building 
cantilevers, extending the built form adjacent 
to the lot line with Yonge Street. Office uses are 
proposed on Levels 2 and 3 of the East building. 
On Level 4, conference and event space linked to 
the hotel are proposed. Hotel rooms are located 
at Level 6 and above. There is a hotel restaurant 
and bar proposed for Level 21.

The tower floorplates begin on Level 8 of the West 
Building, with a floor plate area of approximately 
800 square metres. The tower is generally setback 
21.9 metres from Wilson Avenue and 45.0 metres 
from the north lot line. The floorplate of the East 
Building steps back by 3.0 m at the sixth floor 
and maintains the same floor plate size of 964 
square metres on all levels of the building. The 
East Building is setback by 25.5 metres from the 
north lot line. The two towers will be separated at 
least 56.8 metres.

Refer to Figures 6a-6d for the Building Elevations
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Parking, Loading and Access

Five underground parking levels are proposed, 
containing a total of 766 parking spaces. This 
includes 257 spaces for the residential element 
and 509 spaces in conjunction with the other 
uses proposed. No spaces are specifically 
assigned to the retail use. The parking garage, as 
outlined above, is accessed from a ramp through 
the vehicle forecourt, off of Wilson Avenue. 

Four loading spaces are proposed, located in the 
far north end of the forecourt. 1 Type G loading 
space, 1 Type B loading space and 2 Type C loading 
spaces are proposed. 

A total of 250 bicycle parking spaces are proposed: 
198 long-term residential spaces within the 
mezzanine floor level of the West Building; 20 
short-term residential spaces at ground floor 
level of the West Building; 10 long-term spaces 
for other uses are located at below ground P1 
levels of the East Building; and a further 22 short-
term spaces for other uses are proposed outside 
in the Northeast corner of the subject site.

Residential Units and Amenity

A total of 290 residential units are proposed, of 
which 24% will be one-bedroom units, 41% will 
be two-bedroom units and 35% will be three-
bedroom units. The average unit sizes are 1 bed 
(65 square metres), 2 bed (78 square metres) and 
3 bed (115 square metres). 

Amenity space will be provided for the residential 
uses at a rate of 2.0 square metres for indoor 
amenity and 2.0 square metres for outdoor 
amenity per unit. The indoor amenity will be 
located on Level 1 and Level 7 (390 square 
metres and 190 square metres, respectively). 
The outdoor amenity will be located abutting 
the Level 1 indoor amenity space (580 square 
metres). This shared amenity is in addition to 
private amenity including balconies and terraces. 
Amenities associated with the hotel use may also 
be accessible to residents.

As stated, 10% of the residential units are 
proposed to be affordable ownership, to be 
secured as a Section 37 community benefit or 
related planning agreement. 

Figure 5 - Ground Floor Plan
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Figure 6a - North Elevation

Figure 6b - South Elevation
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Figure 6c - West Elevation

Figure 6d - East Elevation
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3.2 Key Statistics
Table 1 below outlines the key statistics for the 
proposal. 

Table 1 - Key Statistics

Site Area
Gross Site Area

Net Site Area
12,986 m2

8,320 m2 

Gross Floor Area
Residential GFA

Non-Residential GFA
Hotel
Office
Retail

TTC Infastructure

61,412 m2

32,414 m2 (53%)
28,998 m2 (47%)
• 22,518 m2

• 4,602 m2

• 1,510 m2

• 368 m2

Density (Floor Space Index (F.S.I.)) 4.72 FSI (based on gross site area)
7.38 FSI (based on net site area)

Unit Count 
1-bedroom
2-bedroom
3-bedroom

290 Units
69 one-bedroom units (24%)
120 two-bedroom units (41%) 
101 three-bedroom units (35%)

Amenity Space                                             Total 
Indoor 

Outdoor

1,600 m2

580 m2 
580 m2

Car Parking Spaces                                    Total
Resident

Other

766 
257
509

Bicycle Parking Spaces 
Residential Long-Term Spaces
Residential Short-Term Space

Long-Term Spaces for Other Uses
Short-Term Spaces for Other Uses

250
198
20
10
22

Loading Spaces                                            Total 4 Spaces
1 Type G
1 Type B
2 Type C
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3.3 Approvals Required
The proposal conforms with the land use 
designations for the subject site, redesignated 
by OPA 158. However, an Official Plan Amendment 
is required to SASP 90 (as previously amended by 
OPA 158) to permit the proposed height and gross 
floor area. The proposal otherwise conforms with 
the Official Plan.

The proposal requires an amendment to the 
former City of North York Zoning By-law No. 
7625 to permit the height and density and other 
relevant development standards and to repeal 
By-law 1093-2016. It is proposed to amend Zoning 
By-law 569-2013 to include the subject site, as it 
is currently a “hole” in the City-wide Zoning By-
law. No additional amendments are required to 
the City of North York Low Lot By-laws Nos. 9813 
and 9896. 

A Site Plan Control application will also be 
required and is concurrently being submitted. 
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built form, particularly in areas well served by 
public transit. In particular, Policies 1.1.1(a), 1.1.1(b) 
and 1.1.1(e) provide that healthy, liveable and safe 
communities are to be sustained by promoting 
efficient development and land use patterns; 
accommodating an appropriate range and mix of 
residential, employment (including industrial and 
commercial), institutional, recreation, park and 
open space, and other uses; and promoting cost-
effective development patterns and standards to 
minimize land consumption and servicing costs. 

Policy 1.1.2 directs that sufficient land shall be 
made available to accommodate an appropriate 
range and mix of land uses to meet projected 
needs for a time horizon of up to 20 years. 

Policy 1.1.3.1 directs that settlement areas shall be 
the focus of growth and development, and their 
vitality and regeneration are to be promoted. 
Accordingly, Policy 1.1.3.2(a) requires that land 
use patterns within settlement areas be based 
on densities and a mix of land uses, which are 
appropriate for and efficiently use land, resources, 
infrastructure and public service facilities, 
support active transportation and are transit-
supportive, where transit is planned, exists or may 
be developed. Policy 1.1.3.2(b) further requires 
that the land use patterns in settlement areas be 
based on a range of uses and opportunities for 
intensification and redevelopment in accordance 
with the criteria in Policy 1.1.3.3.

Policy 1.1.3.3 requires planning authorities 
to identify and promote opportunities for 
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.

Policy 1.3.1 outlines that planning authorities 
shall promote economic development and 
competitiveness by: providing for an appropriate 
mix and range of employment and institutional 
uses to meet long-term needs; providing 
opportunities for a diversified economic base; 

4.1  Overview
As set out below, the proposed redevelopment of 
the subject site is supportive of 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 a range of housing options, as well as 
the optimization and efficient use of land and 
infrastructure within built-up areas, particularly 
along corridors with frequent transit service.

4.2  Provincial Policy 
Statement, 2014 (‘PPS’)

The PPS came into effect on April 30, 2014. 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 land use planning 
decisions are required to be consistent with the 
PPS. In this regard, Policy 4.4 provides that the 
PPS “shall be read in its entirety and all relevant 
policies are to be applied to each situation”.

Part IV of the PPS sets out the Province’s vision 
for Ontario, and directs municipalities to use all 
resources wisely:

“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	
also	 support	 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”.

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 
intensification2, redevelopment and compact 

2		Definition	of	Intensification:	means	the	development	of	a	property,	
site	 or	 area	 at	 a	 higher	 density	 than	 currently	 exists	 through:	 a.	
redevelopment,	 including	 the	 reuse	 of	 brownfield	 sites;	 b.	 the	
development	of	vacant	and/or	underutilized	lots	within	previously	
developed	 areas;	 c.	 infill	 development;	 and	 d.	 the	 expansion	 or	
conversion	of	existing	buildings.



PLANNING & URBAN DESIGN RATIONALE
4050 Yonge Street 23

Section 4.0 clearly establishes how the PPS is to 
be implemented. Policy 4.2 requires that every 
decision of a municipal council that affects 
planning matters must be consistent with the 
PPS. This policy also sets out that any comments, 
submissions or advice provided by the council of 
a municipality that affect a planning matter must 
also be consistent with the PPS.

In accordance with Policy 4.4, the PPS is to be 
read in its entirety and all relevant policies are to 
be applied to each situation. Policy 4.7 identifies 
that, at the local level, the official plan is the most 
important vehicle in the implementation of the 
PPS, although the policies of the PPS continue 
to apply after the adoption of an official plan. 
However, in accordance with Policy 4.8, Zoning 
By-laws are also important for implementation of 
the PPS. In this respect, the PPS directs planning 
authorities to keep their Zoning By-laws up-to-
date with both their official plans and the PPS. 
Policy 4.9 provides that the policies of the PPS 
represent minimum standards, and the PPS does 
not prevent planning authorities from going 
beyond these minimum standards, unless doing 
so would conflict with any policy of the PPS.

In July 2019, the Province announced its 
proposed changes to the PPS, which was open to 
consultation until October 21, 2019. The proposed 
updates to the PPS text including: requiring 
planning authorities to plan for transit-supportive 
development and prioritizing intensification, 
accommodating a significant supply of housing 
options in proximity to transit, including corridors 
and stations; reducing barriers and costs by 
proposing to add new policies that require 
municipalities to take action to streamline and 
fast-track development applications for housing 
and economic development proposals.

Notwithstanding these proposed changes, PPS 
2014 remains in force until a revised PPS is 
formally brought into effect.

For the reasons set out in Section 5 of this 
report, it is our opinion that the Proposal, the 
requested rezoning and Official Plan amendment 
are consistent with the PPS, specifically those 
policies relating to optimization, intensification 
and the efficient use of land and infrastructure. 

encouraging compact, mixed-use development 
that incorporates compatible employment uses 
to support liveable and resilient communities; 
and ensuring the necessary infrastructure is 
provided to support current and projected needs. 

With respect to housing, Policy 1.4.3 requires 
provision to be made for an appropriate range of 
housing types and densities to meet projected 
requirements of current and future residents 
by, inter alia, facilitating all forms of residential 
intensification and redevelopment and promoting 
densities for new housing which efficiently 
use land, resources, infrastructure and public 
service facilities and support the use of active 
transportation and transit.

The efficient use of infrastructure (particularly 
transit) is a key element of the PPS (Section 1.6.7). 
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 the current and 
future use of transit and active transportation.

Policy 1.7.1 of the PPS states that long-term 
prosperity should be supported through a number 
of initiatives including: optimizing the use of 
land, resources, infrastructure and public service 
facilities; maintaining and enhancing the vitality 
and viability of downtowns and main streets; and 
encouraging a sense of place by promoting well-
designed built form.

Section 2.1 of the PPS includes policies regarding 
natural features, outlining that natural features 
and areas shall be protected for the long term. 

With respect to energy conservation, air quality 
and climate change, Policy 1.8.1 requires that 
planning authorities support energy conservation 
and efficiency, improved air quality, reduced 
greenhouse gas emissions, and climate change 
adaptation through land use and development 
patterns which, inter alia, 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 improve the mix of employment and 
housing uses to shorten commute journeys and 
decrease transportation congestion.
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“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 […] 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”	(Bousfields’	emphasis).

Policy 2.2.1 sets out that population and 
employment forecasts contained in Schedule 3 
of the Growth Plan will be used for planning and 
managing growth within the region. Schedule 
3 of the Growth Plan forecasts a population 
of 3,190,000 and 1,660,000 jobs for the City 
of Toronto by 2031, increasing to 3,400,000 
and 1,720,000, respectively, by 2041. The 2016 
Census data indicates that population growth in 
Toronto is continuing to fall short of the Growth 
Plan forecasts. At a point that is now midway 
through the 2001-2031 forecast period, the 2016 
population of 2,731,571 (which would translate to 
an estimated population of 2,825,123, using the 
same undercount percentage as determined for 
the 2011 Census) is only 39.2% of the way toward 
achieving the population forecast of 3,190,000 by 
2031.

Policy 2.2.2a) outlines that the vast majority 
of growth will be directed to settlement areas; 
Policy 2.2.2b) sets out that within settlement 
areas growth will be focussed in: i) delineated 
built-up areas; ii) strategic growth areas; iii) 
locations with existing or planned transit, with a 
priority on higher order transit where it exists or 
is planned; and iv) areas with existing or planned 
public service facilities.

4.3  A Place to Grow: 
Growth Plan for 
the Greater Golden 
Horseshoe (2019)

A Place to Grow: Growth Plan for the Greater 
Golden Horseshoe (‘The Growth Plan’) came into 
full force and effect in May 2019. Under Section 7 
of the Places to Grow Act, all decisions affecting 
a planning matter must conform with the Growth 
Plan 2019, subject to any legislative or regulatory 
provisions providing otherwise. 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.

The Growth Plan provides a framework for 
implementing the Province’s vision for managing 
growth across the region to the year 2041 
and supports the achievement of complete 
communities3. 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; and

• Supporting a range and mix of housing options to 
serve all sizes, incomes, and ages of households.

Aligning with the PPS, the Growth Plan supports 
mixed-use intensification within built-up urban 
areas, particularly in proximity to transit. The 
plan seeks to accommodate forecasted growth 
in “complete communities”, designed to “meet 
people’s needs for daily living throughout an 
entire lifetime by providing convenient access to 
an appropriate mix of jobs, local services, public 
service facilities and a full range of housing to 
accommodate a range of incomes and household 
sizes”. As noted in Section 2.1 of the Plan: 

3		Complete	communities	-	Places	such	as	mixed-use	neighbourhoods	
or	other	areas	within	cities,	towns,	and	settlement	areas	that	offer	
and	 support	 opportunities	 for	 people	 of	 all	 ages	 and	 abilities	
to	 conveniently	 access	 most	 of	 the	 necessities	 for	 daily	 living,	
including	an	appropriate	mix	of	 jobs,	 local	stores,	and	services,	a	
full	 range	 of	 housing,	 transportation	 options	 and	 public	 service	
facilities.	 Complete	 communities	 are	 age-friendly	 and	 may	 take	
different	 shapes	 and	 forms	 appropriate	 to	 their	 contexts	 (PPS	
2014).
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• mitigating and adapting to climate change impacts 
and improve resilience and reduce greenhouse 
gas emissions, and contribute to environmental 
sustainability.

Policy 2.2.2(3) requires municipalities to develop 
an intensification strategy, to be implemented 
through their official plans and other supporting 
documents, which will, among other things, 
generally encourage intensification throughout 
the delineated built-up area, identify the 
appropriate type and scale of development and 
transition of built form to adjacent areas, identify 
strategic growth areas to support achievement 
of the intensification target and recognize them 
as a key focus for development, ensure lands are 
zoned and development is designed in a manner 
that supports the achievement of complete 
communities, and prioritize planning and 
investment in infrastructure and public service 
facilities that will support intensification. 

Policy 2.2.4(3) requires that transit station areas 
on priority transit corridors will be planned for 
a minimum density target of 200 residents and 
jobs combined per hectare for those that are 
served by subways (our emphasis). Policy 2.2.4(6) 
provides that, within major transit station areas 
on priority transit corridors or subway lines, land 
uses and built form that would adversely affect 
the achievement of the outlined minimum density 
targets will be prohibited. With regards to targets, 
Policy 5.2.5(1) provides that the intensification 
and density targets are minimum standards and 
municipalities are encouraged 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 2.2.4(8) provides that all major transit 
station areas will be planned and designed to 
be transit-supportive and to achieve multimodal 
access to stations and connections to nearby 
major trip generators by providing, where 
appropriate: connections to local and regional 
transit services, infrastructure to support active 
transportation and commuter pick-up/drop off 
areas. Policy 2.2.4(9) provides that within all 
major transit station areas, development will be 
supported, where appropriate by: planning for 
a diverse mix of uses (including second units 
and affordable housing), fostering collaboration 
between public and private sectors, providing 

The Growth Plan defines Strategic Growth Areas 
as:

“Within settlement areas, nodes, corridors, 
and	 other	 areas	 that	 have	 been	 identified	
by	 municipalities	 or	 the	 Province	 to	 be	 the 
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 or higher order transit corridors may 
also be identifies as strategic growth areas” 
(Bousfields’	emphasis).

The Growth Plan defines a Major Transit Station 
Area as:

“The area including and around any existing 
or planned higher order transit station or 
stop within a settlement area; or the area 
including and around a major bus depot in 
an urban core. Major transit station areas 
generally	 are	 defined	 as	 the	 area	 within	
an approximate 500 to 800 metre radius 
of a transit station, representing about a 
10-minute	walk”	(Bousfields’	emphasis).

Policy 2.2.1(3) directs municipalities to plan for 
an urban form that will optimize infrastructure, 
particularly along transit and transportation 
corridors, to support the achievement of 
complete communities through a more compact 
built form.

Policy 2.2.1(4) states that applying the policies 
of the Growth Plan will support the achievement 
of complete communities in a number of ways 
including, inter alia:

• featuring a diverse mix of land uses including 
residential and employment uses, and convenient 
access to local stores, services, and public service 
facilities;

• providing a diverse range and mix of housing 
options to accommodate people at all stages of life, 
and to accommodate the needs of all household 
sizes and incomes;

• expanding convenient access to a range of 
transportation options;

• provide for a more compact built form and a vibrant 
public realm, and
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• offer a balance of transportation choices that 
reduces reliance upon the automobile and 
promotes transit and active transportation; and

• offers multimodal access to jobs, housing, schools, 
cultural and recreational opportunities, and goods 
and services. 

Policy 4.2.10(1) requires that municipalities 
develop policies within their official plans that will 
reduce greenhouse gas emissions and address 
climate change adaptation goals. Such policies 
should, inter alia, support the achievement of 
complete communities as well as the minimum 
intensification and density targets in the 
Growth Plan, seek to reduce dependence on the 
automobile and support existing and planned 
transit and active transportation systems. In 
planning to reduce greenhouse gas emissions 
and address the impacts of climate change Policy 
4.2.10(2) encourages municipalities to, inter alia, 
develop strategies to reduce greenhouse gas 
emissions and improve resilience through the 
identification of vulnerabilities to climate change, 
land use planning, planning for infrastructure, 
including transit and energy, green infrastructure 
and low impact development.

For the reasons outlined in Section 5 of this report, 
it is our opinion that the proposed development 
and, more particularly, the proposed Official Plan 
and Zoning By-law Amendments conform with 
the Growth Plan and, in particular, the policies 
relating to residential intensification and the 
efficient use of land and infrastructure. 

4.4  City of Toronto Official 
Plan

The Official Plan for the amalgamated City of 
Toronto was adopted on November 26, 2002 
and was approved by the Ontario Municipal 
Board on July 6, 2006. Numerous amendments 
have been approved and are now in effect, 
including amendments arising out of the Official 
Plan Review initiated in 2011. The most recent 
consolidation is dated February 2019.

alternative development standards, such as 
reduced parking standards, and prohibiting land 
uses and built forms that would adversely affect 
the achievement of transit-supportive density. 

With regards to employment, Policy 2.2.5(3) 
provides that retail and office uses will be 
directed to locations that support active 
transportation and have existing or planned 
transit. Policy 2.2.5(15) provides that the retail 
sector will be supported by promoting compact 
built form and intensification of retail and service 
uses and areas and encouraging the integration 
of those uses with other land uses to support the 
achievement of complete communities.

Section 2.2.6 of the Growth Plan relates to 
housing delivery. Policy 2.2.6(1) relates to 
housing provision and seeks to support housing 
choice through the achievement of minimum 
intensification and density targets by, inter alia, 
identifying a diverse range and mix of housing 
options and densities to meet projected needs of 
current and future residents and implementing 
amendments to the relevant official plan policies, 
designations and zoning by-laws.

Policy 2.2.6(2) sets out that, notwithstanding 
Policy 1.4.1 of the PPS, municipalities will support 
the achievement of complete communities by 
planning to accommodate forecast growth and 
achieve the minimum intensification and density 
targets, considering a range and mix of housing 
options and densities and planning to diversify 
overall housing stock across the municipality. In 
accordance with Policy 2.2.6(3), municipalities 
will consider the use of 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.

Generally, the infrastructure policies detailed 
within Chapter 3 of the Growth Plan place an 
enhanced emphasis on the need to co-ordinate 
infrastructure planning, land use planning and 
infrastructure investment. Policy 3.2.2(2) states 
that the transportation system, which includes 
public transit, will be planned and managed to, 
inter alia:

• provide connectivity among transportation modes 
for moving people and goods; 
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While growth is to be directed to the Centres, 
Avenues,	Employment	Districts	and	the	Downtown, 
the integration of transportation and land use 
planning is highlighted as critical to achieving the 
overall aim of increasing accessibility throughout 
the City. Accessibility has two components: 
mobility (transportation) and proximity (land 
use). Increasing mobility by providing modal 
choice, and/or increasing the speed of travel 
allows more trips to be made within a given time, 
whereas increasing proximity through greater 
mixing of uses and/or higher densities achieves 
the same effect by shortening trip lengths; the 
policies within the Official Plan seek to combine 
these mechanisms of mobility and proximity to 
maximise accessibility.

Policy 2.2.1 seeks to create a better urban 
environment through the integration and 
coordination of transportation and land use 
planning by, inter alia, increasing accessibility 
throughout the City by taking advantage of the 
combined travel benefits afforded by improved 
mobility and increased proximity.

From a transportation perspective, Map 4 (Higher 
Order Transit Corridor) identifies the existing 
York Mills Subway Station (see Figure 7). Map 
5 (Surface Priority Network) identifies Wilson 
Avenue and York Mills Road between Yonge Street 
and Victoria Park Avenue as a ‘Transit Priority 
Segments’ (see Figure 8).

The introductory text in 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 inter-regional 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.”

Policy 2.4(7) further provides that, for sites in 
areas well served by transit (such as locations 
along major transit routes), consideration will 
be given to establishing minimum density 
requirements (in addition to maximum density 
limits), establishing minimum and maximum 
parking requirements and limiting surface 
parking as a non-ancillary use. 

Growth Management

Chapter 2 (Shaping the City) outlines the City’s 
growth management strategy, recognizing that: 

“Toronto’s future is one of growth, of 
rebuilding,	 of	 reurbanizing	 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) provides that Toronto 
should accommodate a minimum of 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 the 3 
million population figure is neither a target nor a 
maximum, it is a minimum: 

“The Greater Toronto Area… is forecast 
to grow by 2.7 million residents and 1.8 
million jobs by the year 2031. The forecasts 
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”	(Bousfields’	emphasis).

Section 2.2 relates to the overall approach to 
structuring growth within the city and states 
that: 

“…future growth within Toronto will be 
steered to areas which are well-served 
by transit, the existing road network, and 
which have a number of properties with 
redevelopment potential. Generally, the 
growth areas are locations where good 
transit access can be provided along bus 
and streetcar routes and at rapid transit 
stations. Areas that can best accommodate 
this	growth	are	shown	on	Map	2:	Downtown,	
including Central Waterfront, the Centres, 
the	 Avenues,	 and	 the	 Employment	 Districts	
(Bousfields’	emphasis).
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Figure 7 - Toronto Official Plan - Map 4

Figure 8 - Toronto Official Plan - Map 5
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Land Use

The subject site is designated Mixed Use Areas 
and Parks and Open Space Areas – Natural Areas 
on Map 16 of the Official Plan (see Figure 9). 
This land designation reflects the amendment 
to Map 16 adopted through OPA 158 (see Figure 
10). The lands to the north of the subject site are 
designated Parks and Open Space Areas – Other 
Open Space Areas. The lands to the south are 
designated Parks and Open Space Areas – Natural 
Areas. The lands at the northeast and southeast 
corners of the intersection of Yonge Street and 
York Mills are also designated Mixed Use Areas. 

The Mixed Use Areas is an area designated for 
growth, and 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. 

Figure 9 - Toronto Official Plan - Map 16
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The Built Environment – Public 
Realm

Section 3.1.1 of the Official Plan relates to the 
public realm; Policy 3.3.1 seeks to ensure new 
development enhances the quality of the public 
realm.

Policy 3.1.1(3) sets out that the enjoyment of 
valleys and ravines will be protected by ensuring 
that adjacent development, particularly building 
height and massing, will preserve harmonious 
views and vistas from the valley. In relation to 
views from the public realm, Policy 3.9 outlines 
that views from the public realm to prominent 
buildings, structures, landscapes and nature 
features are an important part of the form and 
image of the City. Development will maintain, 
frame and, where possible through project design, 
create views from the public realm to important 
natural and human-made features as identified 
on Maps 7a and 7b and described in Schedule 4. 

With respect to Map 7a ‘Identified Views from the 
Public Realm’, the subject site is not identified 
within any Identified Views with respect to a) 
Prominent and Heritage Buildings, Structures and 
Landscapes; b) Skylines; or c) Important Natural 
Features.

The Built Environment – Built Form

Section 3.1.2 of 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. The Plan recognizes 
that, as intensification occurs in the Downtown 
and elsewhere throughout the City, there is 
an extraordinary opportunity to build the next 
generation of buildings and to create an image 
of Toronto that matches its status as one of the 
great cities of North America.

In putting forward policies to guide built form, 
the Plan notes that developments must be 
conceived not only in terms of the individual 
building site and program, but also in terms of 
how that building, and site fit within the context 
of the neighbourhood and the City. Policy 3.1.2(1) 
provides that new development will be located 
and organized to fit with its existing and/or 
planned context. Relevant criteria include:

Policy 4.5(2) sets out a number of policy criteria 
for development within the Mixed Use Areas 
designation including, inter alia:

• locate and mass new buildings to provide a 
transition between areas of different development 
intensity and scale as necessary to achieve the 
objectives of the Plan, through means such as 
providing appropriate setbacks and/or stepping 
down of heights, particularly towards lower scale 
Neighbourhoods;

• locate and mass new buildings so as to adequately 
limit shadow impacts on adjacent Neighbourhoods, 
particularly during the spring and fall equinoxes;

• locate and mass 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;

• provide an attractive, comfortable and safe 
pedestrian environment;

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

• take advantage of nearby transit services;

• provide indoor and outdoor recreation space for 
building residents;

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

• locate and screen service areas, ramps and garbage 
storage to minimize the impact on adjacent streets 
and residents.

The Parks and Open Space Areas are the parks, 
open spaces, valleys, watercourses and ravines 
that comprise a green open space network in 
Toronto. The Parks and Open Space designation 
is broken down into Natural Areas, Parks and 
Other Open Space Areas.

Policy 4.3(2) sets out that development is 
generally prohibited within Parks and Open 
Space Areas, except for, inter alia, recreational 
and cultural facilities, conservation projects and 
essential public utility requirements. Policy 4.3(3) 
outlines that lands designated Parks and Open 
Space Areas – Natural Areas will be maintained 
primarily in a natural state, while allowing for 
compatible recreational, cultural and educational 
uses and facilities, and conservation projects, 
public transit works and public works and utilities 
that are designed to have only minimal adverse 
impacts on natural features and functions. 
Policy 4.3(6) outlines conditions for development 
proposed within Parks and Open Space Areas. 
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• generally locating buildings parallel to the street 
with a consistent front yard setback. On a corner 
site, the development should be located along both 
adjacent street frontages and give prominence to 
the corner;

• locating main building entrances so that they are 
visible and directly accessible from the public 
sidewalk; and

• providing ground floor uses that have views into 
and, where possible, access to adjacent streets.

Policy 3.1.2(2) requires that new development 
locate and organize vehicle parking, vehicular 
access, service areas and utilities to minimize 
their impact on the property and on surrounding 
properties by, among other things:

• using shared service areas where possible within 
development block(s) including public and private 
lanes, 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 possible;

• providing underground parking where appropriate; 
and

• limiting surface parking between the front face of 
a building and the public street or sidewalk.

Policy 3.1.2(3) sets out policies to ensure that 
new development will be massed, and its exterior 
façade will be designed to fit harmoniously into 
its existing and/or planned context, and will limit 
its impact on neighbouring streets, parks, open 
spaces and properties by:

• massing new buildings to frame adjacent streets 
and open spaces in a way that respects the existing 
and/or planned street proportion;

• incorporating exterior design elements, their form, 
scale, proportion, pattern and materials and their 
sustainable design, to influence the character, 
scale and appearance of the development;

• creating appropriate transitions in scale to 
neighbouring existing and/or planned buildings;

• providing for adequate light and privacy;

• adequately limiting any resulting shadowing of, and 
uncomfortable wind conditions on, neighbouring 
streets, properties and open spaces, having regard 
for the varied nature of such areas; and

• minimizing any additional shadowing and 
uncomfortable wind conditions on neighbouring 
parks as necessary to preserve their utility.

Policy 3.1.2(4) provides that new development 
will be massed to define the edges of streets, 
parks and open spaces at good proportion. Taller 
buildings will be located to ensure adequate 
access to sky view for the proposed and future 
use of these areas.

Policy 3.1.2(5) requires that new development 
will provide amenity for adjacent streets and 
open spaces to make these areas attractive, 
interesting, comfortable and functional for 
pedestrians by providing:

• improvements to adjacent boulevards and 
sidewalks respecting sustainable design elements, 
including trees, shrubs, hedges, plantings or 
other ground cover, permeable paving materials, 
street furniture, curb ramps, waste and recycling 
containers, lighting and bicycle parking facilities;

• co-ordinated landscape improvements in setbacks 
to create attractive transitions from the private to 
public realms;

• weather protection such as canopies and awnings; 
and

• landscaped open space within the development 
site.

Policy 3.1.2(6) requires that every significant new 
multi-residential development provide indoor 
and outdoor amenity space for residents, giving 
each resident access to outdoor amenity spaces 
such as balconies, terraces, courtyards, rooftop 
gardens and other types of outdoor spaces.

The Built Environment – Tall 
Buildings

Section 3.1.3 relates specifically to tall buildings, 
setting out that tall buildings are desirable in 
the right places; when appropriately located 
and designed, tall buildings can support and 
draw attention to the city structure and helping 
to define the City’s image. When the quality of 
architecture and site design is emphasised, tall 
buildings become important city landmarks.

Policy 3.1.3 sets out that each tall building should 
be designed to consist of three parts (base, 
middle and top), carefully integrated into a single 
whole, and that tall buildings will address key 
urban design considerations, including: 

• meeting the built form principles of the Official 
Plan; 

• demonstrating how the proposed building and site 
design will contribute to and reinforce the overall 
City structure; 

• demonstrating how the proposed building and 
site design relate to the existing and/or planned 
context; 

• taking into account the relationship of the site to 
topography and other tall buildings; 
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the	 proposed	 development’s	 impact	 on	 the	
system	is	to	be	evaluated	and	an	impact	study	
may	 be	 required.	 As	 part	 of	 the	 evaluation,	
the natural heritage features on or near the 
property in question and their location will be 
more	precisely	defined”.

To the west of the surface parking lot, part of 
the subject site is located within the Don River 
West Branch and the Regional Floodplain. Policy 
3.4(5) sets out that development within the 
floodplain is prohibited; Policy 3.8(10) outlines 
that development will be set back from the top of 
bank and the top-of-slope of valleys, ravines and 
bluffs by at least 10 metres, or more if warranted 
by the severity of existing and potential natural 
hazards.

Policy 3.4(13) requires that all proposed 
development in or near the natural heritage system 
will be evaluated to assess the development’s 
impacts on the natural heritage system and 
identify measures to mitigate negative impacts 
on and/or improve the natural heritage system, 
taking into account the consequences for, inter 
alia, terrestrial natural habitat features and 
functions including wetlands and wildlife habitat; 
known watercourses and hydrologic functions 
and features; and significant physical features 
and landforms.

Employment

Section 3.5 of the Official Plan relates to 
economic development within the city. Policy 
3.5.1(1) sets out that Toronto’s economy will be 
nurtured and expanded to provide for the future 
employment needs of the population and the 
fiscal health of the city by, inter alia, maintaining 
a strong and diverse economic base, contributing 
to a broad range of stable full-time employment 
opportunities for all residents, maintaining a 
healthy tax base and offering a wide choice of 
sites for new business.

Policy 3.5.1(2) sets out that a multi-faceted 
approach to economic development will be 
pursued that, inter alia, stimulates transit-
oriented office growth within walking distance 
of existing subway and GO stations in Mixed 
Use Areas and provides appropriate locations 
and opportunities for new retail and service 
establishments.

• providing high quality, comfortable and usable 
publicly accessible open space areas; and

• meeting other goals and objectives of the Official 
Plan.

As part of the Municipal Comprehensive Review, 
a thematic update of the public realm and built 
form policies is currently being undertaken. 
Recommended Official Plan Amendment were 
adopted by City Council on December 17, 2019. 
The Official Plan Amendments have not yet been 
enacted. 

Housing

Policy 3.2.1(1) supports 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(2) provides that new housing supply will be 
encouraged through intensification and infill that 
is consistent with the Plan.

The Natural Environment

On the Map 2 (Urban Structure) of the Toronto 
Official Plan, the westerly portion of the subject 
site is identified as part of the Green Space 
System (see Figure 11). The Green Space System 
is comprised of the lands with a Parks and Open 
Space Areas designation which are large, having 
significant natural heritage or recreational value 
and which are connected. Policy 2.3.2(1)(c) 
provides that actions will be taken to improve, 
preserve and enhance the Green Space System 
by restoring, creating and protecting a variety of 
landscapes. 

The subject site is also located within the Natural 
Heritage System as illustrated on Map 9 (see 
Figure 12). The system is made up of areas where 
protecting, restoring and enhancing the natural 
features and functions should have high priority 
in city-building decisions. 

Within the sidebar of the Natural Environment 
section of the Plan, it states that: 

“The natural heritage system is illustrated on 
Map 9, which is not a statutory map. When 
development	 is	 proposed	 on	 or	 near	 lands	
shown as part of the natural heritage system, 



PLANNING & URBAN DESIGN RATIONALE
4050 Yonge Street 33

Figure 11 - Toronto Official Plan - Map 2

Figure 12 - Toronto Official Plan - Map 9
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area is permitted and a maximum building height 
of	 163.6	 metres	 above	 sea	 level	 is	 permitted.	
Superstructures such as a mechanical enclosure 
are	permitted	above	the	maximum	building	height	
of 163.6 metres to a maximum height of 172.6 
metres	above	sea	level.	

b. For	 Parcel	 A,	 areas	 within	 the	 floodplain	 may	 be	
used	 for	 bank	 stabilization	 works	 that	 alter	 the	
existing	 topography,	 provided	 that	 such	 works:	
protect,	restore	or	improve	existing	natural	features	
and functions; do not result in unacceptable risk to 
life	or	property;	and	minimize	the	need	to	mitigate	
and	 remediate	floods,	 erosion	and	damage	 to	 the	
natural ecosystem. 

For Parcel B, a maximum building height, inclusive 
of superstructures, pipes and chimneys, of 163 
metres above sea level is permitted, provided 
the building height does not obstruct sight lines 
across the valley, from top-of-bank to top-of-
bank.

OPA 158 amended the SASP 90 to permit a 
density of 5.4 times the area of the lot and a 
height of 172.6 metres above sea level (including 
mechanical penthouse) on parcel A. Parcel B 
is the only parcel along the corridor where the 
building height is explicitly limited based on 
sight lines across the valley. The policy language 
related to the obstruction of sight lines no longer 
applies to Parcel A. 

Prior to its amendment by OPA 158, SASP 90 
reflected policy that had been part of the York 
Mills Office Centre Secondary Plan (dating back 
to the 1980s), which has since been repealed.

4.6  Zoning By-law
The subject site is zoned C1(132) and O1(45) by 
the former City of North York Zoning By-law No. 
7625 as amended by the site-specific Zoning By-
law No. 1093-2016 (refer to the planning history 
detailed in Section 2.3 of this report).

Exception C1(132) permits a range of non-
residential uses, include business uses, 
restaurants and retail stores, as well as a hotel 
with accessory uses such as a restaurant, café, 
conference centre and banquet hall. Residential 
uses are not permitted.

Policy 3.5.1(3) provides that a balanced growth of 
jobs and housing across the City will be pursued 
to: maintain a complete community; reduce 
the need for long-distance commuting and 
lessen regional road congestion; and increase 
the proportion of travel by transit, walking and 
cycling. 

Policy 3.5.1(6) (which remains subject to appeal 
with the Local Planning Appeal Tribunal (“LPAT”)) 
provides that new office development will be 
promoted in Mixed Use Areas within 500 metres 
of an existing or approved and funded subway, 
light rapid transit or GO station. 

With regards to retail, Policy 3.5.3(1) seeks to 
promote a strong and diverse retail sector, 
supporting retail opportunities in a form that 
promotes pedestrian and transit use. Policy 
3.5.3(4) (which remains subject to appeal with 
the LPAT) sets out that retail development on 
larger sites should be designed to promote 
street related retail, promote pedestrian and 
transit use and limit traffic impacts on existing 
neighbourhoods and employment uses. 

Implementation

Policy 5.3.2(1) of the City of Toronto Official Plan 
provides that, while guidelines and plans express 
Council policy, they are not part of the Plan unless 
the Plan has been specifically amended to include 
them, and do not have the status of policies in the 
Official Plan adopted under the Planning Act. This 
policy is relevant with respect to the status of the 
urban design guidelines discussed in Section 4.6 
below.

4.5 Site and Area Specific 
Policy 90

Site and Area Specific Policy 90 applies to the 
“Northwest of Wilson Avenue and Yonge Street, 
and Southeast of York Mills Road and Yonge 
Street”. This identifies the subject site as Parcel 
A. The wording within the in-force SASP as 
amended by OPA 158 states: 

a. For the lands located at the north-west corner 
of	 Wilson	 Avenue	 and	 Yonge	 Street,	 shown	 as	
Parcel A, a maximum density of 5.4 times the lot 
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Figure 13 - By-law 1093-2016 - Schedule 1

Figure 14 - By-law 1093-2016 - Schedule 3
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Maximum building heights (in metres and storeys) 
and setbacks are detailed within Schedule 3 of 
By-law 1093-2016, with a further limitation that 
the maximum number of storeys is 9 for a hotel 
use and 7 for an office use.

The maximum permitted GFA is 44,670 square 
metres, which translates to 5.4 times the area of 
the lot. The density is not assigned to the different 
uses, except that there must be a minimum retail 
GFA of 360 square metres.

Schedule 3 of By-law 1093-2016 outlines the 
footprint of the building, which includes a 
minimum setback of 10 metres from the top-
of-slope identified on the adjacent O1(45) Zone. 
There is permission for bank stabilization works 
within this area. 

A minimum of 1,780 square metres of landscaping 
and 1,060 square metres of soft landscaping 
must be provided within the area zoned O1(45). 
Buildings and structures are not permitted within 
the 10 metre top-of-slope area.

By-law 1093-2016 also sets out site-
specific parking, loading and bicycle parking 
requirements. 

By-law No. 1094-2016 also applies to the subject 
site, which deletes it from By-law 9813 and 9896, 
which are the former City of North York Low Lot 
By-laws.

The subject site is not included in the 
comprehensive City-wide Zoning By-law No. 
569-2013.

4.7  City of Toronto Guidelines
Tall Building Design Guidelines

On May 7, 2013, City Council adopted the City-
Wide Tall Building Design Guidelines (2013 
Guidelines). The 2013 Guidelines state that they 
are “intended to provide a degree of certainty 
and clarity of common interpretation, however, 
as guidelines, they should be afforded some 
flexibility in application, particularly when looked 
at cumulatively”. 

The 2013 Guidelines include sections related to 
site context, site organization, tall building design 
and pedestrian realm. Among other matters, the 
Guidelines recommend:

• a minimum separation distance of 25 metres 
between towers (excluding balconies);

• a minimum setback of 12.5 metres from side and 
rear property lines or centre line of an abutting 
lane; and

• a maximum residential tower floor plate of 750 
square metres.

Policy 5.3.2(1) of the City of Toronto Official 
Plan sets out that while guidelines and plans 
express Council policy, they are not part of the 
Official Plan unless the Plan has been specifically 
amended to include them, and that they do not 
have the status of policies in the Official Plan 
adopted under the Planning Act.

Growing Up Guidelines
The draft “Growing Up: Planning for Children in 
New Vertical Communities Draft Urban Design 
Guidelines” were adopted without amendment 
by City Council at its meeting on July 5, 2017. 
City staff are monitoring their implementation 
for a period of two years and were due to report 
back to the Planning and Growth Management 
Committee (now the Planning and Housing 
Committee) in 2019.

The intent of the draft Guidelines is to provide for 
a better integration of family supportive design 
into the planning of new multi-unit residential 
developments. The draft Guidelines are organized 
into three scales (the neighbourhood, the 
building and the unit), based on the recognition 
that each scale contributes positively to how a 
family experiences living in a vertical community.

The guidelines provide direction for the design 
of inclusive neighbourhoods, inclusive buildings 
and accessible units. The guidelines provide that 
a building should provide a minimum of 25% large 
units, of which 10% should be three bedrooms. 
The ideal unit range for a three-bedroom unit is 
identified as between 100 and 106 square metres 
and the ideal unit range for a two-bedroom unit is 
87 and 90 square metres.
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4.8  Toronto and Region 
Conservation Authority 
Regulation 166/06

The subject site is located within the TRCA’s 
Regulated Area. Any development within the 
regulated area requires approval from the TRCA. 
Accordingly, an application to permit the proposal 
will be required. A permit was issued in the May 
2017 from the TCRA to permit the construction of 
the previous proposal.  

4.9  Ravine and Natural 
Feature Protection By-law 

The entire site is located within the City’s Ravine 
and Natural Feature Protection Area, which 
applies to the valley slopes and valley floor areas 
along Yonge Street. In addition to the permission 
required from the TRCA, within the Ravine and 
Natural Feature Protection Area, a permit will be 
required to injure or destroy any tree.
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5.1 Intensification 
Mixed-use intensification on the subject site 
is supportive of numerous 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 intensification on sites well served by 
municipal infrastructure, particularly higher-
order public transit. The proposal offers a rare 
opportunity for transit-oriented redevelopment 
so close to a transportation hub within the North 
York district – serviced by subway and regional 
and local surface transit. The proposal maintains 
a direct underground connection to the subway 
station through the building, accessible from 
Yonge Street. 

The delineated boundaries of Major Transit Station 
Areas (MTSA), as defined by the 2019 Growth 
Plan, will not be formally identified until the next 
Municipal Comprehensive Review. Nonetheless, 
the Growth Plan clearly directs municipalities to 
delineate the boundaries of MTSAs in a transit-
supportive manner that maximizes the size of the 
area and the number of potential transit users 
that are within walking distance of the station 
(Bousfields’ emphasis). Mindful of the MTSA 
definition within the Growth Plan, it is clearly 
reasonable to assume the subject site, with direct 
access to the York Mills subway station, will be 
formally identified as part of the York Mills MTSA 
when the next Municipal Comprehensive Review 
is undertaken. Furthermore, given the subject 
site’s location:

i. adjacent to a Subway Station (Higher Order Transit);

ii. adjacent to a GO Bus Terminal;

iii. adjacent to two major arterial roads, including 
Yonge Street (a Higher Order Transit Corridor) and 
Wilson Avenue and York Mills Road (identified as 
Transit Priority Segments on the Surface Priority 
Network);

iv. close to bus stops served by seven frequent bus 
transit routes; and

v. the underutilised nature of the subject site as a 
major redevelopment opportunity.

The subject site clearly forms part of a Strategic 
Growth Area, as defined within the Growth 
Plan. Strategic growth areas as a focus for 
accommodating intensification and higher-
density mixed uses in a more compact built form.

The 2019 Growth Plan directs that development 
within MTSAs serviced by subway stations will be 
planned to achieve a minimum density target of 
200 residents and jobs combined per hectare.

Bousfields, in collaboration with economic 
analysts, urbanMetrics, has undertaken a Site 
Search Analysis and Development Potential 
Study of the anticipated MTSA surrounding York 
Mills subway station (identified as an 800 metre 
catchment area). An Area Development Potential 
Study is included in Appendix A of this report and 
supported by a concurrently submitted Density 
Assessment and Economics Benefits Analysis 
prepared by urbanMetrics (dated February 
2020). This work included estimates of current 
residential and employment densities in the area 
and identified potential developable sites within 
the 800 metre radius (from a planning, market 
and feasibility perspective) to estimate future 
development potential within the MTSA. The work 
clearly shows that beyond the subject site, there 
are limited opportunities to redevelop within this 
MTSA, given the existing land uses, natural open 
spaces and natural heritage constraints in the 
vicinity of the Yonge Street and Wilson Avenue 
intersection.

Based on a combination of available Census 
data (residents) and Toronto Employment Survey 
data (jobs), the current density in the study area 
(800m radius) is estimated to be approximately 
73 residents and jobs per hectare.

The current proposal have the potential to add 
an estimated 517 jobs and 591 residents to the 
area. When considering the population and job 
yields from the various other potential sites 
identified cumulatively, the total density for the 
area is estimated to be 96 residents and jobs 
per hectare. This is obviously well below the 
policy target minimum of 200 residents and jobs 
per hectare, as well as averages for most other 
MTSAs throughout the City. Nonetheless, the 
proposed development of the subject site would 
clearly make a meaningful contribution towards 
increasing density within the area and contribute 
to the achievement of both population and 
employment forecasts for the City set out in the 
Growth Plan and the Official Plan. Accordingly, it 
is important to optimize the development of the 
subject site in this highly accessible location.
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The proposed office, hotel and retail uses are 
currently permitted by the existing C1(132) zoning, 
and the 28,998 square metres of proposed non-
residential GFA is within the maximum permission 
of 44,670 square metres. There are no specific 
requirements of the mix of non-residential 
uses required by the zoning, other than that a 
minimum of 360 square metres of retail GFA 
must be provided (which the proposal meets 
and exceeds). Permission for residential uses 
will need to be introduced through the rezoning, 
which is appropriate given that the provision of a 
full range of uses is in keeping with the Mixed Use 
Areas designation.

Providing for office also meets the intent set out 
in the 2016 development approvals. The currently 
proposed GFA balances the desire for office 
development on the subject site with other uses 
that contribute to a complete community. The 
reduction from the amount of office floorspace 
compared to the previously approved 2016 
scheme is necessary given the low financial 
feasibility in developing the subject site for office 
use in the current market. As detailed within the 
urbanMetrics reports, from both a market and 
financial feasibility, office development would 
not represent a viable use at this location. From a 
financial perspective, office development cannot 
yield sufficient return on investment in the 
absence of a mixed-use concept. 

Nonetheless, the maintenance of 4,602 square 
metres of office GFA will continue to generate 
jobs and economic activity in this area. The 
provision of 22,518 square metres of hotel GFA will 
also assist in the generation of jobs and support 
economic activity. Providing hotel addresses the 
desires identified in the Economic Development 
Committee report entitled “Ensuring a Robust 
Hotel Supply to Strengthen Tourism” dated 
November 3, 2017. This report identified a lack 
of hotel room growth in Toronto since 2000 
and that hotel employment growth has been 
slower than average despite tourism in the City 
growing. Lastly, the inclusion of street-related 
retail space along Yonge Street will contribute 
to the animation and vitality of the pedestrian 
realm, particularly in comparison to the existing 
condition. 

Introducing a mixed use (residential, office, hotel 
and retail) development to the subject site will 
support ridership of public transit within the 
area and assist in reinforcing the Yonge Street 
spine. Intensification of the subject site can take 
advantage of and support the existing commercial 
uses across the street, and occupants of the 
buildings can benefit from the recreational and 
natural areas directly adjacent to the subject site.

In summary, optimizing the use of land and 
infrastructure on the subject site would be 
consistent with both good planning practice and 
overarching Provincial and City policy direction, 
subject to achieving appropriate built form 
relationships. In our opinion, this is an appropriate 
and desirable location for intensification. 

In the non-policy sidebar within 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 development, including residential, 
office, hotel and retail uses, is in keeping with 
the land use permissions of the Official Plan 
which permit a broad range of uses within Mixed 
Use Areas. The Mixed Use Areas designation is 
one of the four land use designations that are 
intended to accommodate most of the increased 
jobs and population anticipated by the Official 
Plan’s growth strategy. The proposal implements 
the intent of the Mixed Use Areas designation to 
create places where people can “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”. The proposal 
will contribute to this vision of a complete 
community by providing a balance of residential 
and non-residential uses (a mix of 53% and 47% 
respectively). 
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stability (the Green Space System and the 
Neighbourhoods). The subject site is situated at 
the intersection of Yonge Street/Wilson Avenue/
York Mills Road, two major thoroughfares. A 
significant Green Open Space and a Greenbelt 
River Valley Connection traverses the intersection 
linking the subject site with a larger system of 
open space in the City.

Map 3 Existing Major Streets shows that both 
Yonge Street and Wilson Avenue are major streets 
with rights-of-way 36 metres in width, and that 
Yonge Street, which is the City’s principal street, 
connects into Highway 401 and North York Centre 
to the north.

Map 4 Higher Order Transit Corridors details 
another aspect of the City’s structure, showing 
TTC Subway and LRT lines, GO Rail lines and 
expansion elements. This map shows an existing 
Subway Station at the intersection of Wilson 
Avenue and Yonge Street. However, Map 4 does 
not identify that there is also an existing GO Bus 
Terminal located at this junction with the Subway 
system.

Although the subject site is not identified as a 
Centre or an Avenue, it is clearly part of the City’s 
urban framework. Toronto’s formerly suburban 
areas are not just comprised of low-rise houses, 
but already contain an extraordinary amount of 
postwar high-rise development intermixed with 
lower-scale development along many of the 
City’s open spaces, ravines and water courses. 
This juxtaposition of residential high-rise with 
residential low-rise and open space outside 
of the Centres is not out of the ordinary and is 
part of the urban structure of the City. This 
pattern of development occurred, in part, due 
to the planning and transit planning policies of 
the former Metropolitan Toronto which favoured 
transit supportive residential development in 
suburban areas. 

The pattern of development in this particular 
area, which consists of predominantly mid-rise 
form buildings dispersed by the intersecting open 
space system, has been historically influenced 
by the former policy framework around the 
protection of sightlines across the Don Valley. 
The overall effect has been a greater dispersal of 
buildings and the development of a corridor that 
exists within a more suburban context rather 

The proposal will include 290 dwelling units, 
the majority (over 75%) of which will have two-
bedrooms or more. This is in keeping with the 
draft Growing Up Guidelines. The introduction of 
affordable ownership housing is in keeping with 
the City’s policy aim to provide a range of unit 
types and tenures. 

The proposal has regard for the Parks and 
Open Space Areas – Natural Areas designation 
and O1 and O1(45) zoning of the ravine lands. 
No development is proposed within the lands 
zoned O1 and the stipulated minimum amount of 
landscaping required by the O1(45) regulation is 
provided.

5.3 City Structure
The proposed development includes tall buildings. 
The Official Plan, through its tall building policies, 
specifically requires that proposals that include 
new tall buildings address and demonstrate how 
the proposed building (or buildings in this case) 
will contribute to and reinforce the overall City 
Structure (Policy 3.1.3(2)b)).

The commentary of Section 3.1.3 of the Official 
Plan says that “Tall buildings are desirable in the 
right places but don’t belong everywhere. When 
appropriately located and designed, tall buildings 
can support and draw attention to the city 
structure, visually reinforcing our civic centres 
and other areas of civic importance”. 

The City’s existing structure can be described 
as being comprised of the overall pattern of 
buildings, open space, infrastructure, natural 
systems and patterns of use that characterize 
Toronto. From a planning and urban design policy 
perspective, this existing structure also must be 
understood with respect to how and where we 
expect and desire change to occur. The Official 
Plan’s Policy Maps, incomplete individually, in 
combination provide a good indication of how 
new development should both reinforce and 
depart from the City’s existing structure in the 
creation of the future city.

Map 2 Urban Structure sets out a plan that 
identifies in general terms where the Official 
Plan favours change (the Downtown, the Centres, 
and along the Avenues) and where it favours 
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have been strategically organized within the site 
to appropriately respond to their context as well 
as to reflect their location within the built form 
context of the intersection of Yonge Street and 
Wilson Avenue. 

With regard to height of the proposed podium 
element along Yonge Street and Wilson Avenue, 
at 5 storeys (including mezzanine), will help frame 
the street frontages with good proportion. The 
proposed mid-rise scale of the podium reflects 
the height of the existing commercial office 
buildings in the general vicinity including that of 
the York Mills Centre across the street. 

With regards to height, as outlined above, the 
subject site is an appropriate location for a tall 
building from an urban structure perspective. 
Within the immediate context the proposed 
development provides for an appropriate 
transition of scale to lower scaled residential 
neighbourhoods to the northeast resulting in the 
proposed arrangement of tower height. From that 
perspective, the lower tower is situated closer to 
the intersection of Yonge and Wilson allowing 
for a more gradual stepping of height. The two 
towers also help demarcate the intersection of 
two major streets from a place making sense. 

The proposed 21- and 35-storey building heights 
are in range of other recent approvals in North 
York outside of the North York Centre and include 
Table 2 below.

SASP 90 currently includes a height limitation of 
172.6 metres above sea level on the subject site, 
which translates to approximately 39.5 metres 
above established grade. For the foregoing 
reasons, it is our opinion that this height is too 
low given the intensification opportunities that 
this location presents. The proposed height 
should also not be limited based on sight 
lines across the valley as this policy language 
currently only applies to Parcel B (the southeast 
corner of the intersection), and not the subject 
site. With regards to massing, the floorplate of 
the residential West building is proposed to be 
800 square metres (i.e. gross construction area). 
The floorplate of the East Building is 964 square 
metres, which will accommodate the office and 
hotel uses which typically require more regular, 
larger floorplates. The East building is sited closer 
to the public rights-of-way, and further from the 
adjacent open space. 

than an urban one. In our opinion, this approach is 
no longer reflective of the policy direction which 
places importance on good urban design and 
efficient use of land and infrastructure including 
transit. Elsewhere, more recent residential high-
rise development at subway stations has been, for 
the most part, clustered close to subway stations 
including along the Yonge Street subway line. In 
general terms, the planning rationale has been 
to establish transit supportive densities within 
walking distance of the subway stations while 
minimizing potential impacts on low-density 
neighbourhoods.

The subject site is located at the confluence of 
the intersection of two major streets, with direct 
access to a Subway and GO Bus Terminals, adjacent 
to a large open space system and an existing built 
form character that until now has largely been 
restricted by the former policy framework around 
protection of sightlines across the valley. Both 
the existing and the future structural role and 
character of the location is one of a transit-based 
node that can be expressed physically with a tall 
building form that visually reinforces the urban 
significance of this intersection.

In summary, the proposed high-rise form and 
location of development is in keeping with 
the existing and planned City structure and is 
consistent with the structure illustrated on Maps 
2, 3 and 4.

5.4 Height, Massing and 
Density

In our opinion, and as noted in Section 5.1 above, 
the subject site is an appropriate location for 
mixed-use intensification in land use policy 
terms. The broader urban structure, as outlined 
above, makes the site an appropriate location for 
tall buildings. In this respect, it is our opinion that 
the proposal satisfies the criteria established in 
Policy 3.1.3(2) of the Official Plan for the location 
of a tall building. Furthermore, the development 
is appropriately scaled and sized, balancing the 
priority of intensification without resulting in 
negative built form impacts. 

From a massing perspective the building can be 
described as three different parts – the base and 
two distinct towers. The height and massing of 
the various elements of the proposed building 
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In this case, SASP 90 specifically set a limit on 
the density of development within the site. The 
original SASP 90 limited the density to 2.0 FSI 
and was reflective of an older policy framework. 
The updated SASP 90, adopted in 2016, increased 
the permitted density to 5.4 FSI, reflective of 
the built form proposed at that time but not 
necessarily representative of what is optimal for 
the subject site. As outlined in this Rationale, it is 
our opinion that a greater level of intensification 
can be achieved and accordingly an offcial plan 
amendment is being filed to permit a greater 
density. 

The proposed development will contribute to 
intensification at the York Mills subway station 
in a manner that conforms with the urban design 
and built form policies of the Official Plan. Within 
a policy context that promotes intensification (as 
is the case with the subject site), the optimization 
of density is a desirable planning outcome, 
subject to achieving appropriate built form 
relationships.

Table 2 - Heights in North York outside of the North York 
Centre 

Site Address Height Density (FSI)

Auberge by 
Tridel

1095 Leslie St. Toronto, ON  
M3C 0E3

29, 39, 45 
storeys

4.56

Celestica 844 Don Mills Road 
3 storeys to 
48 storeys

2.31

Rodeo Drive/
Shops at Don 
Mills

49 and 75 The Donway West
11 storeys to 
32 storeys

4.79 (including 
private road)
6.60 (excluding 
private road)

Concord Park 
Place

1001-1019 Sheppard Avenue 
East

2 to 38 
storeys

2.5

Alto and 
Parkside 

55 Ann O’Reilly Road 
Alto - 43 
storeys 
Parkside - 8 
storeys

3.78

Post Office Site 
by Lanterra on 
The Donway 
(Spirits Condos)

169 The Donway West
25 storeys 4.75

Parkway Forest 
by Elad

100, 106, 110, 123, 123A, 125 and 
130 Parkway Forest Drive 

24 and 33 
storeys

4.9 (Phase 3)

In our opinion, the proposed density of 4.72 FSI 
(based on gross site area) 7.38 FSI (based on 
net site area) is appropriate and desirable. The 
density of 7.38 FSI is based on the proposed GFA 
across the area of 8,320 square metres, which is 
representative of the net site area excluding the 
ravine lands beyond the 10 metre top-of-bank. 
It is important and appropriate from a planning 
policy perspective to optimize density on the 
site given its proximity to higher order transit. It 
is further noted that the Official Plan generally 
does not include density limitations and instead 
focuses on appropriate built form. 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”.
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Sky View Impacts

In our opinion, the proposed tower setbacks and 
floor plate size would not have an unacceptable 
impact on sky view from the public realm elements 
such as streets, parks and open spaces. The 
buildings are situated a significant distance from 
the closest public parks and step back from the 
edge of the podium along the street frontages.

Shadow Impacts

With respect to shadow impact, Policy 3.1.2(3) 
sets out that new development and its exterior 
façade will be designed to limit its impact on 
neighbouring streets, parks, open spaces and 
properties by adequately limiting any resulting 
shadowing of neighbouring streets, properties 
and open spaces, having regard for the varied 
nature of such areas, and to minimize any 
additional shadowing on neighbouring parks as 
necessary to preserve their utility. The Official Plan 
places particular emphasis on potential shadow 
impacts on lands designated Neighbourhoods. 
Policy 4.5(2)(d) requires buildings to be located 
and massed to adequately limit shadow impacts 
on adjacent Neighbourhoods, particularly during 
the spring and fall equinoxes.

A shadow study was prepared by Bousfields Inc. 
assessing the shadow impacts at the spring/
fall equinoxes (March/September 21st) and the 
summer solstice (June 21st). 

The proposed buildings have been designed to 
minimize shadow impact on low-rise residential 
areas. The subject site is separated from the 
closest Neighbourhoods-designated properties 
by approximately 150 metres. There would be an 
acceptable impact on the residential properties 
designated Neighbourhoods starting at 5:18 pm 
on March 21 and September 21. There will be no 
shadow impacts on June 21. 

In terms of open space, the proposal will result in 
shadow impact upon the Don Valley Golf Course 
until 3:18 pm on March 21 and September 21 and 
until 2:18 on June 21. However, given the slender 
tower floorplate, particularly of the West Building, 
the shadow will move between the different 
parts of this golf course area throughout the day, 
and therefore will not be affecting a single area 
for more than three hours. The Don Valley Golf 

5.5 Built Form Impacts
Light, View and Privacy

Light, view and privacy (LVP) impacts are 
generally addressed through a combination of 
spatial separation, orientation and mitigating 
measures between buildings.

For tower elements, the City-wide Tall Building 
Design Guidelines recommend a tower setback 
of 12.5 metres from side and rear property lines, 
measured to the external walls of the building 
(i.e. balconies are permitted within the setback 
zone) and 25 metres from towers on the same 
site. The design of the towers exceed the above-
noted separation distances, as the West Building 
is setback 48.2 metres from the west property 
line, both towers are setback 45.0 metres from 
the north property line and the two buildings are 
separated 56.8 metres from each other. 

The generally accepted City-wide LVP standard is 
drawn from the provisions of By-law 569-2013 for 
designated  CR Districts. Permitted development 
in this designated zone is subject to restrictions, 
including, the requirement to provide a setback 
of 5.5 metres from a dwelling room window to lot 
line or blank wall in terms of light and view and 
11 metres between dwelling room windows with 
respect to privacy. The proposal exceeds these 
standards as the proposed podium is setback 
46.2 metres from the west lot line and 19.6 metres 
from the north lot line. There is a minimum of at 
least 22 metres between facing main walls. 

Based on the foregoing analysis, and the subject 
site’s location in relation to neighbouring 
residential development, it is our opinion that 
the location and configuration of the proposed 
towers on the subject site would not have an 
unacceptable impact on the LVP of adjacent 
existing, planned and potential future uses, given 
that the proposed tower meets or exceeds the 
recommended setbacks.
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5.6 Urban Design
For the reasons set out below, it is our opinion 
that the proposed building design is appropriate 
and desirable in urban design terms, conforms 
with the relevant policies of the Official Plan and 
is generally in keeping with the applicable urban 
design guidelines. 

Public Realm

From a public realm perspective, Section 3.1.1 
seeks to ensure that new development enhances 
the quality of the public realm.

Policies 3.1.1(5) and 3.1.1(6) promote city streets 
as significant open spaces, with sidewalks that 
are safe, attractive, comfortable spaces for all 
people, supporting economically vibrant and 
complete communities. At ground level, the 
proposed built form will be set back from Yonge 
Street and the majority of Wilson Avenue by at 
least 3 metres; this space will be granite paved, 
with hotel, retail and restaurant uses fronting 
onto this space. The sidewalks will be tree-lined, 
with deciduous trees planted at regular intervals 
along both Wilson Avenue and Yonge Street.

Policy 3.1.1(18) relates to new development lots 
and looks to ensure they are designed to: have 
an appropriate size and configuration for the 
proposed land use, scale of development and 
intended form of buildings and open space; 
promote street-oriented development with 
buildings fronting onto streets and park edges; 
and provide adequate room within the block for 
parking and servicing needs.

The proposed development has been located 
to support and frame both Wilson Avenue and 
Yonge Street and respect the natural heritage 
features to the west, with the buildings located 
parallel to the street with a generally consistent 
front yard setback, and prominence given to the 
corner, particularly through the opening up of 
the built form at the intersection. Main building 
entrances are visible from the public sidewalks, 
and the ground floor uses will have views and 
access to the public streets as well as views to 
the ravine lands (from the West Building). With 
respect to parking, five underground parking 
levels are proposed, with no surface parking 

Course is designated Other Open Space Areas 
and, mindful of the use of this area, in planning 
policy terms, this land is not considered as 
sensitive designated Parks areas.

A shadow would also be cast from the proposed 
development onto the dog off-leash area to 
the north until 11:18 am on June 21. However, 
it is relevant to note that the zoning envelope 
approved under the Site-Specific Zoning By-law 
1093-2016 gave rise to a shadow impact upon 
the southerly section of the dog park during the 
equinoxes, comparable to the impact currently 
proposed.

Based on the foregoing analysis, it is our 
opinion that the incremental shadow impact 
upon neighbouring properties, sidewalks, and 
Neighbourhoods would be adequately limited 
in accordance with the applicable Official Plan 
policies. 

Wind Impacts

A Pedestrian Level Wind Study (January 2020)
was prepared by The Boundary Layer Wind Tunnel 
Laboratory as part of this application.

The proposed development was tested without 
any immediate on-site landscaping and, as such, 
the results observed are conservative estimates 
of the impact of the development. In general, 
the influence on wind speeds for measurement 
locations away from the proposed development 
is minimal. The comfort categorizations at 
most offsite measurement locations remain 
unchanged from those of the existing condition.

With respect to pedestrian safety, most locations 
meet the recommended safety criterion. The 
exception to this is Location 8 (identified on 
Figure 8 of the report) which exceeds the criteria 
for an all-weather areas and falls into the fair-
weather criteria category which carries the 
recommendation that access to this area by 
pedestrian traffic during extreme wind conditions 
be restricted. Additional mitigation measures 
may be secured during the site plan stage.
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viewed in the context of the existing surrounding 
built form and has been designed to support and 
frame both Wilson Avenue and Yonge Street and 
respect the natural heritage features to the west. 
The views from the valley, will be maintained 
given the narrow tower floorplate approach.

Built Form

Policy 3.1.2(1) sets out that new development 
will be located and organized to fit with its 
existing and/or planned context, framing and 
supporting adjacent streets, parks and open 
spaces, generally locating buildings parallel 
to the street or along the edge of a park, with a 
consistent front yard setback. On a corner site, 
the development should be located along both 
adjacent street frontages and give prominence to 
the corner. If located at a site that ends a street 
corridor development should acknowledge the 
prominence of that site. The new development 
has been located to support and frame both 
Wilson Avenue and Yonge Street and respect 
the natural heritage features to the west, with 
the buildings located parallel to the street with 
a generally consistent front yard setback, and 
prominence given to the corner, particularly 
through the opening up of the built form at the 
intersection.

Policy 3.1.2(2) sets out that new development will 
locate and organize vehicle parking, vehicular 
access, service areas and utilities to minimize 
their impact on the property and the surrounding 
properties. Vehicle access to the subject site 
will be consolidated so that only one curb cut is 
proposed (i.e. reduction in the number of curb 
cuts) and the width of the driveway has been 
minimized (to 12.0 metres), while still allowing 
for the necessary turn movements. No surface 
parking between the front face of the building 
and the public sidewalk. A shared service area 
is provided within a service court, with service 
and utility functions integrated into the building 
design for use by both buildings.

Policy 3.1.2(3) seeks to ensure that development 
limits its impacts on neighbouring streets, parks, 
open space and properties. The proposal ensures 
adequate LVP is maintained for neighbouring 
properties, streets and open spaces and 
considers the wind impacts of the proposal, as 
set out in Section 5.6 above.

between the front face of the building and the 
public sidewalk. A shared service area is provided 
within a service court, with service and utility 
functions integrated into the building design for 
use by both buildings.

Policy 3.1.1(9) sets out that views from the 
public realm to prominent buildings, structures, 
landscapes and natural features are an important 
part of the form and image of the City. Policy 
3.1.1(1) details that Important Views from the 
Public Realm are identified on Maps 7A and 7B 
and are described in Schedule 4 of the Official 
Plan. These policies were developed as part 
of the City’s statutory five year review of the 
Official Plan which commenced in 2011. City 
of Toronto staff undertook work with a team of 
consultants to strengthen the policy framework 
around protection of views from the Public Realm 
of Prominent or Heritage Buildings, Structures 
and Landscapes, Skylines and Important Natural 
Features. All of the significant views listed on 
Maps 7A and 7B were visited and observed to 
ensure they were valid and to better specify 
the precise origin point of the view. Several 
views were deleted from the original map as 
they were considered to no longer exist and 
several new views were added as a result of the 
public consultation and on-site investigations. 
The policies and maps developed through that 
process were implemented through the Official 
Plan Amendment No.199.

With respect to Map 7A ‘Identified Views from 
the Public Realm’, the subject site, the adjacent 
natural features and the surrounding ridgelines 
are not identified within any Identified Views with 
respect to a) Prominent and Heritage Buildings, 
Structures and Landscapes; b) Skylines; or c) 
Important Natural Features. 

Policy 3.1.1(3) sets out that the enjoyment 
of valleys and ravines will be protected by 
ensuring that adjacent development, particularly 
building height and massing, will preserve 
harmonious views and vistas from the valley. 
The proposed development would be located at 
a key intersection where built form and higher 
order transit are located, and intensification is 
anticipated. Influenced by the West Branch of 
Don River, the site is situated at a low point in 
terms of the overall topography of the area. As set 
out above, the proposed development would be 
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Tall Building Design Guidelines 

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

Guideline 1.3 – Fit and Transition in Scale: Ensure 
tall	 buildings	 fit	 within	 the	 existing	 or	 planned	
context	and	provide	an	appropriate	 transition	 in	
scale down to lower-scaled buildings, parks and 
open space.

• The towers and base building have been scaled to be 
in context with the Yonge Street and Wilson Avenue, 
with sufficient horizontal separation distance 
from lower scaled residential neighbourhoods. The 
base building will frame the adjacent public realm 
including the open space elements. The towers will 
not result in unacceptable impact on the adjacent 
open space and golf course. 

Guideline 1.4 – Sunlight and Sky View: Locate and 
design tall buildings to protect access to sunlight 
and	 sky	 view	 within	 the	 surrounding	 context	 of	
streets,	parks,	public	and	private	open	space,	and	
other	shadow	sensitive	areas.

• Sunlight and sky view are analyzed in detail in 
Section 5.6 above.

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. 
On corner sites, respond to the setback pattern 
and alignment of neighbouring buildings on both 
streets.

• The base of the building has been brought to both 
the Yonge Street and Wilson Avenue frontage. The 
ravine lands to the north and the west provide a 
physical separation from the subject site to other 
buildings, and there is no neighbouring setback 
pattern to match. Accordingly, the setbacks 
proposed are meeting the required setbacks 
outlined by the in-force Zoning By-law. The 
proposed setbacks are similar to the setbacks 
at York Mills Centre. High-quality landscaping 
is proposed on-site as detailed within the 
accompanying landscape plans.

The proposal will provide amenity for the adjacent 
streets and open space by contributing high-
quality, coordinated landscape improvements 
to create attractive transitions from the public 
realm in accordance with Policy 3.1.2(5). 

Policy 3.1.2(6) sets out that every new multi-
unit residential development will provide indoor 
and outdoor amenity space for residents of the 
new development. The proposed development 
incorporates indoor and outdoor amenity space 
provision for residents of the new development. 

Tall Buildings

Policy 3.1.3 sets out that each tall building should 
be designed to consist of three parts (base, 
middle and top), carefully integrated into a single 
whole, and that tall buildings will address key 
urban design considerations. The urban structure 
considerations have been addressed in Section 
5.3 of this report. In terms of the built form the 
proposal will address the policy direction of the 
Official Plan by providing a design that consists 
of a base, middle and top. 

The proposed base building (with a height of 
23.2 metres) will frame both street frontages and 
open spaces at an appropriate scale maintain a 
proportional relationship. The podium will also 
integrate with the existing pattern of development 
in the surrounding area which includes mid-rise 
form buildings.

The middle consists of two towers appropriately 
sized and dimensioned for the site and in relation 
to other buildings. It should be noted that the site 
is not directly adjacent to any development sites 
but the proposal continues to maintain adequate 
setbacks. The mechanical top will be integrated 
into the overall design of the building. 

In our opinion, the proposed development 
conforms with the applicable built form and 
urban design policies of the Official Plan, in 
particular, the relevant policies within Sections 
3.1.1, 3.1.2 and 3.1.3.
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• High quality shared outdoor amenity space for 
the residential building will be provided on the 
seventh floor. Interior amenity is located adjacent 
to this external terrace area; there is also an indoor 
amenity area at ground level to the west of the 
building. Private balconies are proposed to ensure 
there is enough usable outdoor space for each 
residential unit. 

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	spaces.	

• The proposed 6-storey base building (with a 
height of 23.2 metres) will fit harmoniously with 
the existing built form context and relate well to 
the right-of-way widths of Wilson and Yonge (36 
metres). The height is less than 80% of the right-
of-way width.

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

• At ground level, the proposed built form will be 
set back from Yonge Street and the majority of 
Wilson Avenue by 3 metres; this space will be 
granite paved, with hotel, retail and restaurant 
uses fronting onto this space. The sidewalks will 
be treelined, with trees planted at regular intervals 
along both Wilson Avenue and Yonge Street.

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 first floor of the proposed development has 
been designed with a minimum first floor height 
the exceeds 4.5 metres.

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.

• At ground level, the proposed built form will be set 
back from Yonge Street and the majority of Wilson 
Avenue by 3 metres; this space will be granite paved, 
with hotel, retail and restaurant uses fronting onto 
this space, enabling clear, unobstructed views 
into and out from the ground floor uses facing the 
public realm.

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.

• The new buildings will have well-defined, clearly 
visible and universally accessible entrances 
from both Yonge Street and Wilson Avenue. The 
residential and commercial entrances will be 
differentiated and coordinated with the entrance 
to the TTC station. The proposed site organization 
has a clear primarily vehicle entrance through the 
drop-off forecourt that will provide direct access 
to the building entrances. Although being setback 
by the forecourt, the entrances will be identifiable 
and visible from the public sidewalk.

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 public view.

• All back of house activities will be internalized, 
located at the back of the forecourt drop-off area 
and away from the public realm and public view. 
Infrastructure will be shared between all proposed 
uses in order to maximize efficiency. The number 
of curb cuts on the subject site are being reduced 
as part of the redevelopment compared to the 
existing conditions. The vehicle access proposed 
drop-off area is located off Wilson Avenue, which 
the less prominent street in comparison to Yonge 
Street. Ventilation shafts, grates and other 
mechanical equipment will be located away from 
the public sidewalk, and their ultimate location 
will be determined through the site plan review 
process. 

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.

• The Parks and Open Space – Natural Areas 
designated lands on the subject site will be open 
to the public and will connect and extend to the 
existing network of ravine lands, as well as the Don 
Valley Golf Course to the north. 

Guideline	 2.5	 –	 Private	 Open	 Space:	 Provide	 a	
range of high-quality, comfortable and shared 
outdoor amenity space throughout the tall 
building site.
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• The proposal will result in a distinctive new 
building within the York Mills area, with high-
quality architecture.

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 have been sensitively incorporated into 
the design of the West building, designed into 
the staggered northern elevation and built into 
the eastern and western elevation, only modestly 
projecting beyond the east and west facing wall of 
the building.

Guideline 3.3 – Tower Top:	Design	the	top	of	 tall	
buildings to make an appropriate contribution 
to the quality and character of the city skyline. 
Balance	the	use	of	decorative	lighting	with	energy	
efficiency	objectives,	the	protection	of	migratory	
birds	and	the	management	of	artificial	sky	glow.

• The mechanical penthouse is incorporated into the 
roofline.

Guideline 4.1 – Streetscape and Landscape 
Design:	 Provide	 high-quality,	 sustainable	
streetscape and landscape design between the 
tall building and adjacent streets, parks and open 
space.

• The proposal is accompanied by detailed landscape 
plan, detailing the high quality streetscape and 
landscape design.

Guideline 4.2 – Sidewalk Zone:	Provide	adequate	
space between the front of the building and 
adjacent street curbs to safely and comfortably 
accommodate	pedestrian	movement,	streetscape	
elements	 and	 activities	 related	 to	 the	 uses	 at	
grade. 

• At ground level, the proposed built form will be set 
back from Yonge Street and the majority of Wilson 
Avenue by 3 metres allow safe and comfortable 
pedestrian movement and an attractively 
landscaped environment.

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 within the 
submitted Pedestrian Wind Level Study.

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. 

• At ground level, the proposed built form will be set 
back from Yonge Street and the majority of Wilson 
Avenue by 3 metres; this space will be granite paved, 
with hotel, retail and restaurant uses fronting onto 
this space, enabling clear, unobstructed views 
into and out from the ground floor uses facing the 
public 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 West Building, occupied by residential uses, 
has a floor plate of 800 square metres. The East 
Building, occupied by non-residential uses, has a 
floor plate of 964 square metres, to accommodate 
for the office and hotel functions and layout. 
As outlined in Section 5.6 above, the proposed 
floorplates do not result in unacceptable built form 
impacts, and are therefore an appropriate solution 
for providing a range of uses in a higher-rise built 
form at this intersection. 

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 set back at least 3 metres 
along the street frontages except for the East 
Building which will include a portion of the building 
stretching down to grade at the southeast corner.

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

• The towers are all set back at least 12.5 metres from 
side and rear property lines and are separated by 
over 25 metres from each other. 

Guideline 3.2.4 – Tower Orientation and 
Articulation: Organize and articulate tall building 
towers to promote design excellence, innovation, 
and sustainability.
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The report concludes that the proposal maintains 
the general location of the proposed driveway 
relative to its current location within the context 
of the existing commuter parking lot and is as 
far west on Wilson Avenue as can be practically 
located.

The report concludes that the proposal provides 
for the appropriate amount of vehicular parking, 
bicycle parking, service vehicle loading facilities 
and on-site circulation. The configuration of the 
vehicular parking, bicycle parking and service 
vehicle loading facilities responds appropriately 
to the needs and accessibility characteristics of 
transportation users seeking access to the site.

5.9 Servicing 
Considerations

A Functional Servicing and Stormwater 
Management Report (January 2020) and a 
Sanitary Capacity Analysis Report (December 
2019) have been prepared by Schaeffers 
Consulting Engineers. These reports demonstrate 
that servicing is available and can adequately 
accommodate the proposed development.

With respect to stormwater servicing, the 
proposed storm sewer system will outlet to the 
existing 450mm sewer on Wilson Avenue. On-
site detention, storage tank and flow controls 
will ensure safe storm water servicing, with an 
emergency spillway for events larger than the 
100 year storm.

With respect to sanitary servicing, the proposed 
sewer system will discharge to the existing 
250mm sanitary sewer on Yonge Street. The 
Sanitary Capacity Analysis Report indicates that 
existing sewers have enough capacity to service 
the development.

With respect to water supply, the water servicing 
will be provided from the existing 300mm 
diameter watermain on Yonge Street. A hydrant 
flow test indicates the existing watermain has 
sufficient pressure capacity and that the existing 
water infrastructure is adequate to support the 
proposed development.

Guideline 4.4 – Pedestrian Weather Protection: 
Ensure weather protection elements, such as 
overhangs	and	canopies,	are	well	integrated	into	
building design, carefully designed and scaled to 
support	 the	 street,	 and	 positioned	 to	 maximize	
function and pedestrian comfort.

• Weather protection is provided at grade with 
building elements that cantilever.

5.7 Natural Heritage 
Considerations

The proposal has been designed to be set back 
from the stable top of bank in compliance 
with Policy 3.8(10).  The previously approved 
building footprint was assessed in the context 
of the natural heritage policies.  No changes 
are proposed to the identified developable area 
previously approved. However, given the change 
in applicable an updated Natural Heritage Impact 
Study has been prepared by Savanta (February 
2020). This report states that the proposed 
development is not predicted to cause measurable 
negative impacts to the natural environment. The 
report also includes recommendations to ensure 
that any minor and/or localized potential impacts 
are mitigated and that the natural systems are 
enhanced and restored. These measures can be 
secured through the site plan control process.

5.8 Transportation 
Considerations

An Urban Transportation Considerations Report 
has been prepared by BA Group as part of this 
application (January 2020). The Report concludes 
that the proposed development can be adequately 
accommodated on the existing public street 
system in the vicinity of the subject site and is 
consistent with the findings of the two previous 
reports dated February 2011 and updated June 
2015 (and the subsequent analyses at the time). 
The vehicular traffic generated by the proposed 
development can be reasonably accommodated 
by the existing public street system based upon 
the proposed driveway location.
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5.10 Community Services 
and Facilities

Policy 3.2.2.1(c) of the Official Plan states that 
adequate and equitable access to community 
services and local institutions will be encouraged 
by ensuring that an appropriate range of 
community services and facilities and local 
institutions are provided in areas of major or 
incremental physical growth.

Bousfields has prepared a Community Services 
and Facilities Inventory to provide an overview of 
the community services and facilities within the 
general area. The inventory shows that the Bedford 
Park-Nortown Neighbourhood is served by a 
number of community services and facilities that 
may accommodate the proposed development, 
including, but not limited to, two (2) community 
centres, 11 human service organizations, and 
ample parkland (84.6 hectares). However, the 
data reviewed indicates schools and childcare 
centres show limited capacity and may not have 
the necessary capacity to accommodate the 
additional population that would be generated by 
the proposed development, such that the needs of 
future residents may need to be accommodated, 
in part, at facilities located outside of the Study 
Area.
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From a built form and urban design perspective, 
the proposed development will frame streets with 
ground level retail and other active uses to create 
a lively public realm. The proposal incorporates a 
mix of building heights and forms to integrate the 
proposal into its surrounding context, and taller 
buildings have been sited in a manner which 
adequately limits light, view and privacy impacts 
on surrounding streets and properties.

In summary, it is our opinion, that the proposal is 
an appropriate and desirable redevelopment of 
the site and represents good planning and urban 
design. Accordingly, we recommend approval 
of the requested Official Plan Amendment and 
rezoning.

The proposed redevelopment appropriately 
provides for the mixed-use intensification of a 
prominent, under utilised site within the City of 
Toronto, strategically located adjacent to York 
Mills Subway Station and the GO Bus Terminal. 
The development will capitalize on the existing 
transit network, reduce car dependency and 
provide additional housing choices in the York 
Mills area.

From a land use perspective, the proposal 
is supportive of numerous policy directions 
promoting intensification of underutilized 
sites, within the built-up areas, particularly in 
locations which are well-served by municipal 
infrastructure, including higher order transit. The 
redevelopment will create a desirable mixed-use 
community comprised of new homes, jobs and 
services. The proposed mix of uses will result 
in a vibrant community that includes retail and 
commercial uses, and a range of housing.
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Table 1 - Soft Sites 

Site 
Number

Address Location Existing Use

1
4021 Yonge 
Street

Southeast corner of Yonge 
Street and York Mills Road

Gas Station

2
411-4141 Yonge 
Street

east side of Yonge Street 
between William Carson 
Crescent and York Mills 
Road

4-storey office building and 
2-storey designated heritage 
building (assumes property 
assembly)

3
4155 Yonge 
Street

Southeast corner of Yonge 
Street and William Carson 
Crescent

Surface parking lot (subject 
to active application)

4
4211 Yonge 
Street

Northeast corner of Yonge 
Street and William Carson 
Crescent

5-storey office building

This Area Development Potential Study (“the 
Study”) has been undertaken by Bousfields 
Inc. in support of an official plan and rezoning 
application for the redevelopment of 4050 Yonge 
Street (“the subject site”). The Study reviews 
the development feasibility within an 800 
metre radius of the York Mills Subway Station 
(“the Study Area”, see Figure 1). The Study 
Area was determined based on the anticipated 
Major Transit Station Area (“MTSA”) boundary, 
in accordance with the definition in the 2019 
Growth Plan for the Greater Golden Horseshoe 
(“the Growth Plan”). It is acknowledged that the 
MTSA will not be formally identified until the next 
Municipal Comprehensive Review. 

The purpose of the Study is to estimate future 
development potential within the Study Area 
and review the resulting density against the 
Growth Plan’s minimum density target of 200 
residents and jobs per hectare for MTSAs served 
by a subway. The review of the Study Area’s 
development potential has been in collaboration 
with urbanMetrics, who have prepared a Density 
Assessment and Economic Benefits Analysis 
report (February 2020). The density assessment 
calculates that there is a current density of 72.3 
persons and jobs per hectare within the Study 

Area and estimates future density based on the 
development potential. 

To support this analysis, Bousfields reviewed 
all potential development sites within the Study 
Area. The following parcels of land were identified 
as unlikely to redevelop: 

• Properties designated Neighbourhoods by the 
Official Plan, forming part of a stable residential 
neighbourhood;  

• Properties designated Natural Areas or Other Open 
Space Areas; 

• Properties currently occupied by existing 
residential condominium buildings, which are 
unlikely to redevelop, and which do not have 
sufficient land to accommodate additional 
buildings; 

• Properties currently occupied by private school 
facilities that have listed or designated heritage 
attributes; 

• Certain properties designated heritage under Part 
IV of the Ontario Heritage Act; and

• Properties currently occupied by office buildings 
where there is insufficient market and financial 
feasibility conditions to redevelop, as per the 
urbanMetric conclusions. 

Based on the foregoing, four properties within 
the Study Area have been identified to have 
development potential (“soft sites”), in addition 
to the subject site, as outlined in Table 1.
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The subject site is anticipated to generate 591 
residents and 517 employees. Accordingly, 
the total future employment and residential 
population yield anticipated for the Study 
Area is 2,734 residents and 1,830 employees 
(combined with those estimates identified in 
Table 2). This represents a 31% growth to the 
existing condition. When added to the existing 
residential and employment density the resulting 
density within the Study Area is 96 residents 
and jobs per hectare.   

Accordingly, the density within an 800 metre 
radius of the York Mills Subway Station (the 
anticipated MTSA boundary) is well below the 
minimum policy target of 200 residents and jobs 
per hectare. The Study clearly shows that beyond 
the subject site, there are little opportunities 
to redevelop within the Study Area, given the 
existing land uses, natural open spaces and 
natural heritage constraints. The proposed 
development of the subject site would make 
a meaningful contribution towards increasing 
density within the area and achieving population 
and employment forecasts for the City set out in 
the Growth Plan and the Official Plan.

Table 2 - Summary of Soft Site Development Potential 

Site 
Number

Potential 
Use and 
Height

Residential 
GFA

Commercial 
GFA

Anticipated 
residents

Anticipated 
jobs

1
Mixed use, 

26- and 
35-storeys 

48,020 sq. m 500 sq. m 1,204 57

2
Mixed use, 

16- and 
5-storeys

13,946 sq. m 9,509 sq. m 348 473

3
Residential, 
14-storeys

10,312 sq. m 0 sq. m 145 5

4
Mixed-use, 

19- and 
8-storeys 

18,443 sq. m 21,390 sq. m 447 777

Total 2,143 1,312

Massing was prepared for each of the soft 
sites, applying similar built form principles 
as those considered as part of the proposed 
redevelopment of the subject site. Key parameters 
used to determine the massing of each soft site 
include site size, distance from and transition to 
Neighbourhoods, and relationship to TRCA lands. 
The active development application on Soft Site 3 
has been included in the Study. 

Based on the prepared massing, the 
redevelopment potential of each of the soft sites 
is summarized in Table 2 below.

Of the soft sites identified, it is likely that only 
Soft Site 3 would redevelop in the shorter term. 
Soft Site 1 would only develop in the medium term 
given the need for site remediation. As per the 
urbanMetric Report, the viability of Soft Site 2 and 
4 redeveloping is very low given the constraints 
of the City’s current office replacement policies 
and the limited viability for new office space in 
this location (for reasons including the relatively 
low rental rates and high cost of construction). 
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Soft Site 1 

Soft Site 1 is located on the southeast corner 
of Yonge Street and York Mills Road. The site 
is currently occupied by a Shell gas station 
with two one-storey associated buildings. It is 
a soft site with prime redevelopment potential 
because of the under-utilization of the site. 
The site has medium-term redevelopment 
potential due to the environmental assessment 
for site remediation (as a result of underground 
storage tanks) that will be necessary prior to 
redevelopment.

In this analysis, the site can provide a suitably 
sized site for a 26 and 35-storey buildings due 
to its proximity to York Mills subway station, 
its corner location and its separation distance 
from buildings designated Neighbourhoods. 
The buildings could be designed to respect the 
45-degree angular plane projected from the 
Neighbourhoods designation to the southeast. 
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Address
4111-4141 Yonge 
Street

# Properties 2

Site Area 11,070 m2

Depth 42.6-90m

Frontage 130.3m

Existing Use Office

Potential Use Mixed-use

GFA - Total 23,455 m2

Residential 13,946 m2

Office   9,509 m2

FSI 2.12

Height
5 & 16 Storey - 
20.5 m & 49.5 m

# Res. Units 154

Soft Site 2
Soft Site 2 is located on the east side of Yonge 
Street between William Carson Crescent and York 
Mills Road.  The site is currently occupied by a four-
storey office building and a 2-storey designated 
heritage building. The site is partially located on 
lands that are regulated by the Toronto and Region 
Conservation Authority (TRCA), the Ravine and 
Natural Features Protection By-law and within an 
area of archeological potential.

The proposal contemplates a five-storey office 
building that will replace the GFA of the existing 
building and a 16-storey residential building 
with a 4-storey podium. The massing has been 
designed to respect a 45-degree angular plane 
projected from the closest  property line of the 
Neighbourhoods designation to the east. The 
design has also taken into consideration adequate 
setback from the designated Natural Areas to the 
east.

This soft site assumes that the two properties will 
be assembled and developed as a singular site.
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Address
4155 Yonge 
Street

# Properties 1

Site Area 3,222 m2

Depth 90-95m

Frontage 26.6m

Existing Use
Surface Parking 
lot

Potential Use Residential

GFA - Total 10,312 m2

Residential 10,312 m2

Commercial   -- 

FSI 3.2

Height
14 Storey - 
43.45 m

# Res. Units 64

Soft Site 3 

Soft Site  3 is located on the southeast corner of 
Yonge Street and William Carson Crescent. The 
site is currently a surface parking lot. 

The soft site follows the refusal of a prior 
application for a 10-storey building on the soft 
site by the Local Appeal Tribunal (previously the 
Ontario Municipal Board) in 2013. The LPAT had 
no objection to the proposed 10-storey height 
in urban design terms had the proposal not 
conflicted with the applicable environmental 
and natural heritage policies.  

Soft Site 3 reflects the potential ultimate build-
out plan that was prepared in support of an 
Official Plan Amendment and Rezoning filed on 
October 2017, currently appealed to the LPAT. 
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Address 4211 Yonge Street

# Properties 1

Site Area 8,129 m2

Depth 41.9-77.6m

Frontage 138.0m

Existing Use Office

Potential Use Mixed-use

GFA - Total 33,833 m2

Residential 18,443 m2

Office   Office -15,390 m2

Retail-600m2

FSI 4.16

Height
8 & 19 Storey - 

32.5 m & 58.5 m

# Res. Units 198

Soft Site 4 

Soft Site 4 is located on the northeast corner of 
Yonge Street and William Carson Crescent. The 
site is currently occupied by a 5-storey office 
building. 

The massing proposed an 8-storey office 
building that would replace the GFA of the 
existing office building and a 19-storey mixed-
use building with a 4-storey podium. The 
massing incorporates a 3.0m setback along 
Yonge Street. The 19-storey concept has been 
designed to respect the 45-degree angular 
plane projected from the closest  property line 
of the Neighbourhoods designation to the east.
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Site 4-Perspective view looking east

Y
O

N
G

E
 S

T
R

E
E

T

W
IL

L
IA

M
 C

A
R

S
O

N
 C

R
E

S
C

E
N

T

YONGE STREET

C
R

E
S

NATURAL AREAS

NATURAL AREAS

MIXED USE AREAS

MIXED USE AREASMIXED USE AREAS

APARTMENT 
NEIGHBOURHOODS

NEIGHBOURHOODSNEIGHBOURHOODS

PROPERTY LINE

       WILLIA
M

 C
A

R
S

O
N

A8
25.0m



A P P E N D I X  B :
Community Services  

& Facilities Study

B



TA B L E  O F  C O N T E N T S
[1.0] INTRODUCTION 1

1 . 1  O V E R V I E W  3
1 . 2  P U R P O S E  3
1 . 3  S T U D Y  A R E A  3
1 . 4  M E T H O D O L O G Y  3
1 . 5  D E M O G R A P H I C  O V E R V I E W  3

[2.0] COMMUNITY SERVICES & FACILITIES 5
2 . 1  S C H O O L S  7
2 . 2  C H I L D  C A R E  S E R V I C E S  8
2 . 3  P U B L I C  L I B R A R I E S  1 2
2 . 4  R E C R E A T I O N  1 3
2 . 5  P A R K S  1 4
2 . 8  H U M A N  S E R V I C E S  1 6

[3.0] NEARBY DEVELOPMENT ACTIVITY 19

[4.0] CONCLUSION 21
4 . 1  C O M M U N I T Y  S E R V I C E S  A N D  F A C I L I T I E S  2 2
4 . 2  N E A R - B Y  D E V E L O P M E N T  A C T I V I T Y  2 2



COMMUNITY SERVICES & FACILITIES STUDY
4050 Yonge Street B1

[1.0] 
INTRODUCTION



HWY 401

B
AY

V
IEW

 AV
EN

U
E

LAWRENCE AVENUE

AV
EN

U
E 

R
O

A
D

Y
O

N
G

E 
S

T
R

EE
T

WILSON AVENUE YORK MILLS AVENUE

SUBJECT
SITE

B2

Figure B1 - Study Area



COMMUNITY SERVICES & FACILITIES STUDY
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1.1 Overview
This Community Services and Facilities report was prepared by Bousfields 
Inc. to provide a review of the community services and facilities that are 
available to residents in the vicinity of 4050 Yonge Street in the City of 
Toronto (the “subject site”).  Key services include publicly funded schools, 
child care facilities, libraries, parks and community centres.

1.2 Purpose
The proposed official plan amendment and rezoning would permit the 
redevelopment of the subject site with two mixed-use buildings, connected 
by a podium, with heights of 35 storeys and 21 storeys. The buildings will 
be comprised of 32,414 square metres of residential gross floor area, 4,602 
square metres of office gross floor area, 1,510 square metres of retail gross 
floor area and 22,518 square metres of hotel gross floor area. A TTC lobby 
(368 square metres) with direct connection to the York Mills subway and GO 
Bus station will be incorporated into base of the building, with an entrance off 
Yonge Street maintained. The proposal will include a total of 290 residential 
units, including a mix of one-, two-, and three-bedroom units, 10 percent of 
which are contemplated to be affordable ownership units.

1.3 Study Area
This report’s Study Area is defined by Highway 401 to the north, Avenue 
Road to the west, Lawrence Avenue to the south, and Bayview Avenue to 
the East (Figure B1).  

1.4 Methodology
This  report compiles an inventory of key publicly funded services and 
facilities, including schools, child care facilities, community centres, parks 
and libraries, using data such as enrolment, capacity, service boundaries 
and types of programs.  In accordance with the Scope of Work provided by 
the City of Toronto, a demographic profile is not required for the subject 
site.

1.5 Demographic Overview
This profile indicates that the population of the Bedford Park-Nortown 
neighbourhood grew by approximately 0.2 percent between 2011 and 
2016. According to 2016 Census data, 20 percent of the neighbourhood is 
comprised of Children (0-14 years), 14 percent is comprised of Youth (15-
24 years), 49 percent is comprised of Working Age (25-64 years), and 17 
percent is comprised of Seniors (aged 65 or more). In terms of housing, 
approximately 77 percent of Bedford Park-Nortown residents lived in 
ground-related housing (defined as private dwellings that are not in high-
rise apartment buildings), while approximately 30 percent of residents 
lived in renter households in 2016. In addition, the average household size 
in the Bedford Park-Nortown neighbourhood in 2016 was 2.69 persons per 
household, which is higher than the City of Toronto as a whole.
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Figure B2 - Bedford Park-Nortown Neighbourhood
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2.1 Schools
Table B1 outlines the capacity, enrolment and utilization rates for schools 
within the catchment areas for the Toronto District School Board (TDSB) 
and the  Toronto Catholic District School Board (TCDSB). Contact with the 
School Boards was made in December 2019. In addition to school data, staff 
provided the yield factor/ pupil yield figures for the proposed development 
based on a total of 290 units. 

Table B1 - TDSB and TCDSB Capacity and Enrolment  

Capacity
Full-Time

Enrolment

Utilization 

Rate
Portables

Public Elementary School

Armour Heights Public School 289 247 85% 0

St. Andrew’s Middle School 527 407 77% 0

TOTAL 816 654 81% 0

Public Secondary School

York Mills Collegiate 1,071 1,236 115% 0

Northern Secondary School 1,794 1,706 95% 0

TOTAL 2,865 2,942 103% 0

Catholic Elementary School

St. Margaret 355 648 182.5% 0

TOTAL 355 648 182.5% 0

Catholic Secondary School

Marshall McLuhan 969 1,099 113.4% 0

Dante Alighieri 651 858 131.8% 20

Loretto Abbey (female only) 480 935 194.8% 0

Brebeuf College (male only) 1,008 916 90.9% 0

TOTAL 3,108 3,808 122.5% 20

There is one public elementary school and one public middle school serving 
the subject site and, based on 2018-2019 enrolment data, are both operating 
below capacity, with utilization rates of 85% and 77%, respectively. As a 
result, both schools are likely able to accommodate additional students.

York Mills Collegiate was oversubscribed during the 2018-2019 school 
year with a utilization rate of 115%, and may not be able to accommodate 
additional students. However, Northern Secondary School was reportedly 
undersubscribed, with a utilization rate of 95%, and may be able to 
accommodate additional students. 

There is one Catholic elementary school serving the subject site and, based 
on 2018-2019 enrolment data, is operating over capacity, with a utilization 
rate of 182.5%. As a result, this school may not be able to accommodate 
additional students that may result from the proposed development. 

Three of the four Catholic secondary schools serving the subject site were 
reportedly oversubscribed during the 2018-2019 school year (Marshall 
McLuhan, Dante Alighieri, and Loretto Abbey). However, Brebeuf College, a 
male only school, was reportedly undersubscribed, with a utilization rate of 
90.9%, and may be able to accommodate additional students.
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2 . 1 . 1  P U P I L  Y I E L D
Pupil Yield of Proposed Development - TDSB

Elementary:   12 pupils  (based on a yield factor of 0.04 pupils / unit)

Secondary: 6  pupils  (based on a yield factor of 0.02 pupils / unit)

Based on the pupil yield factors provided by the TDSB, the projected 12 
elementary students may be able to be accommodated at Armour Heights 
Public School or St. Andrews Middle School as they are currently operating 
below capacity at 85% and 77%, respectively. The six secondary students 
may be able to be accommodated at Northern Secondary School, as there 
are currently 88 vacancies. It should be noted that the combined utilization 
rate of the two public secondary schools in the Study Area is operating 
above capacity with a utilization rate of 103%.

Pupil Yield of Proposed Development - TCDSB

Elementary: 6 pupils  (figure supplied by TCDSB)

Secondary: 3 pupils  (figure supplied by TCDSB)

Based on the pupil yield provided by the TCDSB, the projected six catholic 
elementary students may not be able to be accommodated by St. Margaret 
Catholic Elementary School as it is already operating over capacity with 
a utilization rate of 182.5%.  The projected three Catholic secondary 
students may only be able to be accommodated at Brebeuf College, a male 
only school, which currently has a utilization rate of 90.9% and a total of 
92 vacancies. Noted above, Marshall McLuhan, Dante Alighieri, and Loretto 
Abbey are all operating over capacity and cannot accommodate any 
additional students at this time. 

In light of the conclusions drawn from the above analysis, it is important 
to note that it has not been determined if potential students from this 
development will attend the schools listed in Table B1. This level of detail 
will occur later in the application review process, when the TDSB and 
TCDSB determine where prospective students will attend school. As such, 
the TDSB and TCDSB may accommodate students at schools outside of 
the catchment area until adequate funding or spaces become available. 
Furthermore, considering that the enrolment analysis is based off of 
2018 -2019 school year data, it is possible that by the time the proposed 
development is fully realized, capacity and available student spaces may 
change from what has been reported in this report. 

2.2 Child Care Services
Table B2 provides a listing of City of Toronto child care services within 
the Study Area, including information regarding enrolment and vacancies.  
There are currently a total of 21 child care facilities within the Study Area, 
seven of which provide subsidized spaces if available.  As of January 2020, 
service providers reported 102 vacancies across all age groups. 
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Table B2 - Enrolment/Reported Vacancies within Study Area

Facility Enrolment / Reported Vacant
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*ABC Academy

18 Melrose Avenue

416-484-0222

N

Capacity 20 33 31 - 84

Vacant 0 0 0 - 0

Armour Heights Child Care 

Program

148 Wilson Avenue

416-486-6881

Y

Capacity - - 24 86 110

Vacant - - 0 18 18

Children’s Forest Before 

and After School Club

100 Old Orchard Grove

647-297-3482

N

Capacity - - - 63 63

Vacant - - - 0 0

* Fairlawn Preschool

28 Fairlawn Avenue

416-483-8793

N

Capacity - - 32 - 32

Vacant - - 0 - 0

Hillcrest Progressive 

School

59 Plymbridge Road

416-489-8355

N

Capacity - 15 45 35 95

Vacant - 0 23 0 23

Jardin D’Eveil

294 Lawrence Avenue East

416-484-6533

N

Capacity - 30 - - 30

Vacant - 0 - - 0

*John Wanless Child Care

245 Fairlawn Avenue

416-488-8571

Y

Capacity - - 16 235 251

Vacant - - 0 0 0

Kidville Academy

3420 Yonge Street

416-483-7070

N

Capacity - 15 30 - 45

Vacant - TBD TBD - TBD

North Toronto Early Years 

Learning Centre - Bedford

11 Bedford Park Avenue

416-544-0133

N

Capacity - 9 39 - 48

Vacant - TBD TBD - TBD

North Yonge Infant 

Nursery

27 Melrose Avenue

416-481-8900

N

Capacity 10 15 - - 25

Vacant 5 5 - - 10
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Facility Enrolment / Reported Vacant
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North Yonge Preschool

25 Melrose Avenue

417-481-8900

N

Capacity - - 32 - 32

Vacant - - 7 - 7

North York Little Prints 

Daycare

20 York Mills Road

416-229-0572

Y

Capacity 20 30 40 - 90

Vacant 0 0 0 - 0

Owen Community Learning 

Centre

11 Owen Boulevard

416-730-8948

Y

Capacity - - 40 162 202

Vacant - - 0 0 0

Plasp Blessed Sacrament 

C.S

24 Bedford Park Avenue

1-888-739-4102

Y

Capacity - - - 114 114

Vacant - - - 12 12

Ranleigh Rascals

81 Ranleigh Avenue

416-487-2373

Y

Capacity - - 16 170 186

Vacant - - 0 0 0

*Ridley Orchard School

100 Old Orchard Grove

416-482-3272

N

Capacity - 15 28 - 43

Vacant - 0 0 - 0

* TFS Canada’s 

International School 

(Mildenhall Branch)

101 Mildenhall Road

416-484-6533 x4280

N

Capacity - - 50 - 50

Vacant - - 0 - 0

Uptown Yonge Preschool & 

Child Development Centre

1 Lord Seaton Road

647-439-0316

N

Capacity - 10 16 16 42

Vacant - 5 7 12 24

*Weybourne School

54 Lawrence Avenue East

416-487-2373

N

Capacity - 11 - - 11

Vacant - 0 - - 0

Yes I Can Nursery

25 Old York Mills Road

416-486-4911

Y

Capacity - - 36 - 36

Vacant - - 8 - 8

*Child care facility could not be reached, so zero spaces assumed
Total Capacity 1589

Total Vacancy 102
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Within the Study Area, there are 102 reported child care spaces available 
(as of January 20120). These vacancies are broken down into the following 
age groups: school-aged - 42 spaces; pre-school - 45 spaces; toddler - 10 
spaces; infants -5 spaces. 

The child care inventory was based on limited contact with facilities within 
the Study Area. As some child care facilities could not be reached, there 
may be additional vacancies that were not captured within the information 
provided in Table B2.

2 . 2 . 1  P R O J E C T E D  C H I L D   C A R E  Y I E L D 
It is estimated that the proposed 290 units will generate demand for 
approximately 50 child care spaces. This is based on a residential population 
increase of 780.1 (781) people (290 units multiplied by 2.69, the average 
household size in the Bedford Park-Nortown Neighbourhood), of which 
20% (156.02) would be children, using the proportion of children from the 
2016 Preliminary Neighbourhood Census Profile for Bedford Park-Nortown 
(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 , which was reported at 63.1% 
during the most recent census. 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. 

Given the data found in Table B2 above, the projected number of children 
generated from the proposed development who will require child care (50 
children) may be accommodated by the existing facilities serving the area. 
While there are more vacancies in proximity to the site than children needing 
care, we note that the number of available spaces vary significantly between 
different age groups. For example, our findings indicate that there are ample 
spaces available for school-aged children, yet very few available for infants 
and toddlers. As it is impossible to predict the ages of children that will need 
to be accommodated, there is no guarantee that all children arising from 
the proposed development will be properly accommodated at a child care 
facility within the Study Area.
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2.3 Public Libraries
There are two public libraries located just outside of the Study Area (the 
Armour Heights Branch and the Locke Branch).  The services and materials 
offered are outlined below:

Armour Heights Public Library Branch

The Armour Heights Branch is located at 2140 Avenue Road, at the southwest 
corner of Avenue Road and Wilson Avenue. The branch is open five days a 
week for a total of 40 hours. The branch offers services such as wifi, internet 
access, computer work stations, equipment for persons with disabilities 
and seating for 30. The services and materials available at the branch are 
listed below:

• Audiobooks on CD

• Large Print Collection

The Armour Heights Branch does not have any regularly scheduled programs 
that occur on a weekly basis.

According to the Toronto Public Library’s 2017 Annual Report, the Armour 
Heights Branch had 73,163 visits in 2017, which increased 8.6 percent from 
2016. The number of workstation users in the branch also increased to 
11,255 in 2017, a 2.2 percent increase from 2016. The number of open hours 
decreased by 0.4 percent between 2016 and 2017.

Locke Public Library Branch

The Locke Branch is located at 3083 Yonge Street, at the southeast corner 
of Yonge Street and Lawrence Avenue East. The branch offers services 
such as internet access, wifi, and computer work stations. The library has 
the capacity to seat up to 81 people and offers equipment for persons with 
disabilities. This branch is also equipped with a meeting room that can 
accommodate up to 30 people. 

The Locke Branch is open six days a week for a total of 62 hours. The branch  
offers a moderate collection of materials including the following:

• Audiobooks on CD

• Large Print Collection

• Medium Collection in French - Children

Some of the programs and classes at the Locke Branch scheduled on a 
weekly or recurring basis in the upcoming months include: the Locke Writers 
Room, Tuesday Night Book Club, and Family Time. 

According to the Toronto Public Library’s 2017 Annual Report, the Locke 
Branch had 216,365 visits in 2017, which increased 14.3 percent from 2016. 
Despite this, the number of workstation users in the branch decreased to 
46,140 in 2017, a 2.1 percent decrease from 2016. The number of open hours 
increased by 7.9 percent between 2016 and 2017.
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2.4 Recreation
There are two publicly funded recreation centres operated by the City of 
Toronto’s Parks and Recreation Division within the Study Area. It is noted 
that there may be recreation centres operated by non-profit organizations 
serving the Study Area, however these have not been included in this 
inventory.  

Table B3 - Community Recreation Centres within the Study Area

Location Facilities Services/Programs

Armour Heights Community Centre

2140 Avenue Road

Gymnasium

Kitchen

Multipurpose Room

Arts

Fitness

General Interest

Sports

Bedford Park Community Centre

81 Ranleigh Avenue

Dressing Room

Gymnasium

Indoor Pool

Kitchen

Camps

Fitness

General Interest

Sports

Swimming

Armour Heights Community Centre, located at 2140 Avenue Road, is a 
shared facility with the Toronto Public Library Armour Heights Branch. The 
centre offers a wide range of recreational programs for every age group 
offered weekly. The centre also offers special interest programs and support 
groups. 

Bedford Park Community Centre is located at 81 Ranleigh Avenue, and is 
a shared facility with Bedford Park Public School. The centre offers a wide 
range of programs including: preschool programs, older adult programs, 
fitness programs, sports programs, and swimming lessons. The programming 
changes slightly during the summer months through the additional offering 
of summer camps.

Given the data found in Table B3, it is evident that the Study Area offers a 
range of services for those of all ages. Generally speaking, the recreation 
facilities within the Study Area provide ample opportunities for programs 
focusing on the arts, fitness, swimming, child care, sports, and social 
development. It should be noted that some of the TDSB schools located 
within the Study Area may permit community groups to rent their facilities 
(e.g., gymnasiums). In light of this, additional programs may be offered at 
these locations.
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2.5 Parks
Table B4 below lists the parks and available amenities within the Study Area. 

Table B4 - Parks and Amenities within the Study Area (City of Toronto)
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Brookfield Parkette 0.56

Cotswold Park 0.79

Don Valley Golf 

Course
X X X X X 61.83

Douglas Greenbelt 0.47

Fairmeadow 

Parkette
~0.06

George Milbrandt 

Parkette
0.06

Jolly Miller Park ~1.49

Knightswood RD 

Park
0.2

Lord Seaton Park X X X 0.32

Millstone Parkette ~0.12

Old Yonge Parkette X 0.07

Owen Park X 1.27

St. Andrews Park - 

North York
4.38

Stewart A. Mcgregor 

Parkette
~0.06

Tournament Park - 

Tennis Clubhouse
X X X 2.31

Wanless Park X X X X X X X X X X 3.12
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Woburn Avenue 

Playground
X X X X X ~0.24

Yonge Boulevard 

Parkette
0.125

York Mills Park X X 3.6

York Mills Valley 

Park
X X X X 3.01

Yorkminster Park 2.49

Total 84.6

X – Denotes the recreational facility and/or amenity; *

 ~ The area of the park was determined using Google Earth .

As shown in Table B4 above, there are a total of 22 parks and parkettes,  
totalling 18.39 hectares of parkland,  within the Study Area. According 
to the City of Toronto’s Parks Locator website, there are a wide range of 
amenities and facilities available, including bike trails, outdoor tennis 
courts and playgrounds. The size of these parks  also vary significantly, 
from smaller community focused parkettes to larger neighbourhood parks. 
We note that there may be other green spaces within the Study Area that 
may offer additional recreational opportunities that have not been taken 
into account in this inventory.
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2.8 Human Services
There are 11 human service organizations operating within and surrounding the 
Study Area.

Table B5 outlines the title, type of services and location of each of these human 
service organizations (some of which receive municipal and provincial funding). 

Table B5 -  Human Services in the Study Area (City of Toronto 211)

Organization Service Category Address

ARISE Ministry “ARISE Ministry empowers individuals involved 

in the sex trade to reclaim their lives. Through 

providing outreach, case management, and 

spiritual care, helping relationships are 

established, hope is fostered, and futures are 

reclaimed.”

101 Wilson Avenue

Bathurst Prince Charles 

Housing Project *

This service provides support to individuals 

with a variety of disabilities who live on their 

own in apartments.

3270 Bathurst Street

Bob Rumball Canadian 

Centre of Excellence for the 

Deaf *

This centre helps to fund services, programs 

and activities that will contribute to providing a 

higher quality of life for those that are deaf and 

struggling with multiple challenges.

2395 Bayview Avenue

Circle of Care Circle of Care, part of Sinai Health System, is 

a leading not-for-profit home care provider 

for individuals living in the Greater Toronto 

Area. The service helps families maintain their 

independence and live comfortably at home.

4211 Yonge Street, 

Suite 401

Extend-A-Family Extend-A-Family strives to help children and 

youth with developmental disabilities by 

building meaningful relationships. The service 

promotes the value of inclusion and belonging.

3300 Yonge Street, 

Suite 200

Leave Out Violence * This organization strives to help youth 

who have been affected by violence either 

as a victim, perpetrator or a witness. The 

organization helps youth to develop various 

skills, train community leaders, and promote 

anti-violence in schools and social service 

agencies.

3130 Bathurst Street, 

Suite 202

Out of the Cold. Meal 

Programs. Glenview 

Presbyterian Church *

It is an interdenominational program to provide 

accommodation, food and other essentials 

to the homeless and disadvantaged in the 

community. Our church hall is open Sunday 

Evenings from 4 pm-7 pm to receive any who 

would like a warm place, warm welcome and 

great meal.

1 Glenview Avenue
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Organization Service Category Address

Out of the Cold. Overnight 

Shelters *

Every Saturday evening from November to 

April, this program provides food, shelter, and a 

warm play to stay overnight with two full meals 

(dinner and breakfast) fellowship, acceptance 

and compassion. 

80 Blythwood Road

Regesh Family and Child 

Services *

Active treatment and counseling programs for 

children, youth and families of all nationalities.

149 Willowdale 

Avenue, Lower Level

Salvation Army, Community 

and Family Services

This service is open to people with low income 

within the catchment area. It has a food bank, 

emergency material assistance including 

clothing and household items, a monthly 

luncheon for seniors, and a community 

kitchen.

1 Lord Seaton Road

Vibrant Healthcare Alliance * “Vibrant Healthcare Alliance was formed out 

of the commitment to create a dynamic and 

more client-centric approach to enhancing 

the quality of life and health outcomes of 

individuals living in the Greater Toronto 

Area, particularly vulnerable individuals with 

complex needs.”

2398 Yonge Street

* Service located outside of Study Area

As shown in  Table B5 above, there are a wide variety of human services 
available within the Study Area. With regard to the type of services provided, 
organizations are in place to provide emergency services for matters such as 
a lack of shelter and a lack of food, assault and sexual assault. Services also 
exist for intermediate matters such as long term behavioral and emotional 
matters, and counseling.  Finally, there are a number of services geared 
specifically to advancement and self-improvement including mentorships 
for youth.

The services offered not only consider a diversity of needs, as discussed 
above, but also a diversity of people. A number of organizations, some of 
which include the Salvation Army and Out of the Cold Overnight Shelters, 
focus on low income and homeless groups. Other organizations focus on 
specific demographics, including youth and seniors, men and women, and 
individuals with mental or physical disabilities. 
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To further understand the context of the Study Area, this report looked at 
residential development applications and approvals surrounding the subject 
site. The properties that are listed in Table B6, fell within/adjacent to the 
Study Area. As of January 2020,  there are  seven recently proposed/approved 
developments within the Study Area. The table below illustrates key aspects 
of these developments. 

Table B6 - Surrounding Development Applications

Address Status GFA (sq.m) Tenure Unit Count
Unit 

Breakdown
Multiplier

Estimated 

Population

4155 Yonge Street OMB Appeal 10,312 Condo 64

1 bed - 8

2 bed - 31

3 bed+ - 25

2.75 176

250 Lawrence 

Avenue  West
Under Review 13,284 Condo 173

1 bed - 88

2 bed - 77

3 bed+ - 8

2.69 465

1678 Avenue Road Under Review 15,603 Condo 57

1 bed - 18 

2 bed - 34 

3 bed+ - 23

2.69 153

2654 Bayview 

Avenue
Under Review 7,100 Townhouse 15 TH - 15 2.75 41

196 Valley Road Under Review 1,923 Townhouse 7 TH - 7 2.83 20

2706 Bayview 

Avenue
Under Review 1,181 Townhouse 4 TH - 4 2.75 11

2716 Bayview 

Avenue
NOAC Issued 5,800 Townhouse 20 TH - 20 2.75 55

TOTAL 340 - - 922

Typically, the estimated population is calculated by multiplying the total 
number of proposed/approved units by the average household size for the 
neighbourhood in which the subject site is located. However, some of the 
developments within Table B6, fall within a Toronto Neighbourhood other 
than the Bedford Park-Nortown Neighbourhood. As a result, the average 
household size and population estimates may differ. These multipliers were 
taken from the City of Toronto Neighbourhood Profiles. None of the proposed 
developments currently quality for Section 37 benefits.

The Bedford Park-Nortown, St. Andrew-Windfields, Lawrence Park North, 
and Bridle Path-Sunnybrook-York Mills neighbourhoods all fall within the 
Study Area and have  average household sizes of 2.69, 2.75, 2.69, and 2.83, 
respectively, in 2016. Thus, based on these figures, the estimated population 
resulting from the developments provided below would be 922 people.  It 
is our opinion that the increase in area population resulting from these 
developments will occur incrementally. The time between filing an application 
and resident occupation is typically 5 years. Given that the applications are 
at various stages of the review/approval process, the projected population 
increase will likely occur over many years and not within the immediate term. 
As it relates to the proposed developments in the area, some may not be 
approved or may be approved but constructed in a different form (e.g. with 
fewer units) than what has been proposed. 



COMMUNITY SERVICES & FACILITIES STUDY
4050 Yonge Street B21

[4.0] 
CONCLUSION



B22

The Community Services and Facilities Study captures key publicly funded services and facilities 
for the broader community for the area bounded by Highway 401 to the north, Bayview Avenue 
to the east, Lawrence Avenue East south and Avenue Road to the west. The Study Area was 
determined by City of Toronto Community Planning Staff. A summary of the Study is provided 
below. 

4.1 Community Services and Facilities

• There are 84.6 hectares of public parkland, located in 22 parks, throughout the Study Area.  
These parks vary from local parkettes to major community parks and offer a wide range of 
amenities.

• TDSB: The two secondary schools serving the subject site (York Mills Collegiate and Northern 
Secondary School) are operating at utilization rates of 115% and 95%, respectively. Both the 
elementary and middle schools that serve the subject site (Armour Height Public Elementary 
School and St. Andrew’s Middle School) are operating below capacity with utilization rates of 
85% and 77%, respectively.

• TCDSB: Three of the four secondary schools (Marshall McLuhan, Dante Alighieri, and 
Loretto Abbey) are operating above capacity (utilization rates of 113.4%, 131.8%, and 194.8% 
respectively). The fourth secondary school (Brebeuf College) was operating below capacity 
with a utilization rate of 90.9%. The only Catholic elementary school serving the subject 
site (St. Margaret) was operating above capacity with a utilization rate of 182.5%. As such, 
students generated by the proposed development may not be able to be accommodated at 
the elementary or secondary schools serving the subject site.

• There are 20 child care facilities within the Study Area, seven of which provide subsidized 
spaces. Child care centres were contacted in January 2020. Service providers reported a 
total of 102 vacancies across all age groups. There are no new child care programs planned 
for the broader area.

• There are two libraries operating within/adjacent to the study area. The Armour Heights 
and Locke Branches of the Toronto Public Library offer a variety of services, facilities and 
programs. 

• There are two community centres located within/adjacent to the study area: Armour Heights 
Community Centre and Bedford Park Community Centre. These centres offer a wide range of 
social, education and support services to all ages in the community; and a variety of summer 
camps, sports, dance and educational programs for children.

• Finally, there are 11 human service organizations operating within the Study Area. Generally, 
there is a  wide variety of services for all socio-economic classes and demographic groups. 

4.2 Near-by Development Activity
As of January 2020, there were seven development applications/approvals located within 
the Study Area (not including the subject site); of those, one has received Notice of Approval 
Conditions (NOAC), five are under review by the City of Toronto, and one has been appealed to 
the Local Planning Appeal Tribunal (LPAT). 

Based on the average household sizes for the applicable City of Toronto Neighbourhoods, 
multiplied by the number of proposed/approved dwelling units (290), the estimated population 
resulting from the developments listed in Table B6 would be approximately 922 people. Since 
the applications are at various stages of review/approval, the introduction of new residents to 
the Study Area will be incremental. 



1.  Armour Heights Public School
2.  Northern Secondary School
3.  St. Andrews Middle School
4.  York Mills Collegiate
5.  Brebeuf College Catholic Secondary School
6.  Dante Alighieri Catholic Secondary School
7.  Loretto Abbey Catholic Secondary School
8.  Marshall McLuhan Catholic Secondary School
9.  St. Margaret Catholic Elementary School

SCHOOLS

1.  ABC Academy
2.  Armour Heights Child Care Program
3.  Children’s Forest Before and After School 

Club
4.  Fairlawn Preschool
5.  Hillcrest Progressive School
6.  Jardin D’Eveil
7.  John Wanless Child Care
8.  Kidville Academy
9.  North Toronto Early Years Learning Centre-

Bedford
10.  North Yonge Infant Nursery
11.  North Yonge Preschool
12.  North York Little Prints Daycare
13.  Owen Community Learning Centre
14.  Plasp Blessed Sacrament C.S
15.  Ranleigh Rascals
16.  Ridley Orchard School
17.  Tfs Canada’s International School (Mildenhall 

Branch)
18.  Uptown Yonge Preschool & Child Development 

Centre
19.  Weybourne School
20.  Yes I Can Nursery School

CHILD CARE SERVICES

1.  Armour Heights Public Library
2.  Locke Public Library

LIBRARIES

1.  Armour Heights Community Centre
2.  Bedford Park Community Centre

RECREATION

1.  Brookfield Parkette *
2.  Cotswold Park
3.  Don Valley Golf Course
4.  Douglas Greenbelt
5.  Fairmeadow Parkette
6.  George Milbrandt Parkette
7.  Jolly Miller Park
8.  Knightswood RD Park
9.  Lord Seaton Park
10.  Millstone Parkette
11.  Old Yonge Parkette
12.  Owen Park
13.  St. Andrews Park - North York
14.  Stewart A. Mcgregor Parkette
15.  Tournament Park
16.  Wanless Park
17.  Woburn Avenue Playground
18.  Yonge Boulevard Parkette
19.  York Mills Park
20.  York Mills Valley Park
21.  Yorkminster Park
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1.  ARISE Ministry
2.  Bathurst Prince Charles Housing Project
3.  Bob Rumball Canadian Centre of Excellence 

for the Deaf
4.  Circle of Care
5.  Extend-A-Family
6.  Leave Out Violence
7.  Out of the Cold. Meal Programs. Glenview 

Presbyterian Church
8.  Out of the Cold. Overnight Shelters
9.  Regesh Family and Child Services
10.  Salvation Army, Community and Family 

Services
11.  Vibrant Healthcare Alliance

HUMAN SERVICES

1.  4155 Yonge St
2.  219 Glengarry Avenue / 250 Lawrence Avenue 

West
3.  1678 Avenue Road
4.  2654 Bayview Avenue
5.  196 Valley Road
6.  2706 Bayview Avenue
7.  2716 Bayview Avenue

SURROUNDING DEVELOPMENTS

1.

2.
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*
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Figure B3 - Community Facilities Map
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