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This Public Consultation Strategy Report (PCSR) has been prepared to 
outline the consultation process proposed in association with the application 
for an Official Plan Amendment and a Zoning By-law Amendment for 4050 
Yonge Street (the site). The site is owned by Yonge-Park Plaza Inc. and the 
development would be led by The Easton’s Group and The Gupta Group.

Located at the northwest corner of Yonge Street and Wilson Avenue, the site 
currently includes a TTC entrance building and a paid parking lot. The proposal 
is to redevelop the site into a 35-storey mixed-use building with residential, 
hotel, retail and office uses, while providing a new TTC entrance.

1.0 INTRODUCTION
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Share information and seek 
input related to the proposal 
with the public and any 
interested stakeholders

Consult with interested persons 
and groups, using various 
methods of consultation

Determine overarching 
themes and key points about 
the proposal from various 
consultations

The public and interested 
stakeholder groups feel 
sufficiently informed and 
consulted about the proposed 
development

The various consultation methods 
were simple, straightforward, and 
useful, allowing a range of people 
to learn about the project, ask 
questions, and provide input

The feedback received during 
consultations helped inform the 
project team’s understanding of the 
community’s sentiments related to 
the project
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2.0 WHAT ARE THE GOALS AND OUTCOMES?

Communicate with the public in 
a transparent and open manner 
about the proposal as well as the 
consultation process

The public, interested stakeholder 
groups, and the project team are 
clear on the overall consultation 
and feedback processes and their 
outcomes
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3.1 Current Site and 
Context
The site is 12,986 m2 and located at the 
northwest corner of Yonge Street and 
Wilson Avenue in the Bedford Park-Nortown 
neighbourhood within the City of Toronto. It 
is occupied by a surface commuter parking 
lot with approximately 260 spaces, and a TTC 
building, serving as a secondary entrance to 
the York Mills Subway Station and the York 
Mills GO Bus Terminal.

North: Immediately north of the site is the 
Yonge & York Mills dogs off-leash park (4070 
Yonge Street) and a service/maintenance 
yard for the Don Valley Golf Course.

South: Across Wilson Avenue is the West 
Don and North Toronto Sanitary Trunk Sewer, 
which is currently subject to a rehabilitation 
project. Further south is a 9-storey mid-rise 
apartment complex (4000 Yonge Street).

East: At the northeast corner of Yonge 
Street and York Mills Road is the York Mills 
Centre, a 4-storey office building. It also 
provides access to the York Mills Subway 
Station and the York Mills GO Bus Terminal 
(10, 16, and 20 York Mills Road and 4101, 
4025, and 4023 Yonge Street, respectively).

West: The Don Valley Golf Course (4200 
Yonge Street) and the Don Valley River 
West Branch.

3.0 WHAT IS THE PROJECT?

Current Site and Neighbourhood
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3.2 Project Highlights

Gross Floor Area (GFA)
~661,033 sq ft (61,412 m2)

Lands conveyed to Toronto Region
Conservation Authority
~50,200 sq ft (~4,666 m2) 

two-bedroom

one-bedroom

affordable
home

ownership
(Section 37
Community
Benefit/

related planning 
agreement)

24% (69)

41% (120)

10% (29)

35% (101)
three-bedroom

Application
Submission
in Feb 2020

2020
FEBRUARY

Developer
The Easton’s Group & 
The Gupta Group 

Subject Site Address
4050 Yonge Street

unit
breakdown

mixed-use building
35-storey residential tower 

21-storey hotel tower 
connected by a 6-storey podium and a mezzanine  

290
residential units

312
hotel rooms

Integration of 
York Mills 

Public Transit

* Graphics are for illustrative purposes only – they are not to scale.
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bicycle
parking
spaces

250

124,800 sq ft
(11,600 m2)

indoor/outdoor
amenity spaces

~49,500 sq ft
(~4,602 m2)
office space

total
vehicular
parking
spaces

766

residential
257

non-residential
509

~16,200 sq ft 
(~1,510 m2)

retail/restaurant space
at street-level

* Graphics are for illustrative purposes only – they are not to scale.
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3.3 Key Messages 
We have developed several key messages into themes to help 
provide clarity around various components of the proposal. 

Project at a Glance

The site was considered for redevelopment for about a 
decade with visions for different developments.

• In 2010, it was considered for a 7-storey non-residential 
mixed-use building with a new TTC headquarters by 
Build Toronto (now CreateTO).

• In 2015, the development project was modified by 
the new owner, Yonge-Park Plaza Inc., to introduce 
a 9-storey element for hotel uses to the already 
approved 7-storey building.

• Currently, through a new application, the site is being 
re-imagined for a proposed mixed-use development 
with the originally contemplated office and hotel uses, 
as well as retail, restaurant, and residential uses. 

• The new proposal is for a 35-storey residential tower 
and a 21-storey tower with hotel, retail, restaurant, 
and office uses, connected by a 6-storey podium and 
a mezzanine.

• 10% (29) of the 290 residential units are proposed 
to be affordable home ownership as a Section 37 
community benefit or a related planning agreement.

Transportation & Connectivity

The site is considered to be located within a Major Transit Station Area as 
defined by the Growth Plan 2019; it is located within a 500- to 800-metre 
radius of a higher-order transit station.

• Constructing a development that accommodates more people and 
jobs close to public transit is an effective way to leverage existing 
infrastructure and services.

• Future residents and employees at the new development will have 
quick and easy access to the York Mills Subway Station, the York Mills 
GO Bus Terminal, and Highway 401, connecting them to different parts 
of the Greater Toronto Area.

• By integrating a TTC entrance, the development will provide a more 
pleasant and efficient experience for transit riders while continuing 
to provide an underground connection to the Subway and the Bus 
Terminal.

• In addition to the new entrance off of Yonge Street, the public can 
access the underground public transit station/terminal through the 
entrance off of Wilson Avenue.

• There will be paid parking spaces underground, keeping vehicles out 
of sight and away from undesirable weather conditions. 



7 4050 YONGE STREETPUBLIC CONSULTATION STRATEGY REPORT

Contextual Uses

The site has the potential to host new uses that are appropriate for the surrounding 
natural and built environment.

• The mix of uses will attract new residents, business travellers, tourists, employees, 
and transit riders, bringing vibrancy to the site and the Yonge and York Mills 
intersection.

• There will be more interest in enjoying onsite public space as there will be increased 
pedestrian activity from the integration of the TTC entrance, the addition of street-
level retail, and the introduction of new uses altogether.

• The introduction of retail will provide more convenient shopping and services for 
existing and future residents and employees in the area. 

• The new building will include a hotel, providing a new use and amenities that are 
lacking in the area; the closest hotel is north of Sheppard Avenue West.

• There will be a spa, a restaurant and a lounge, and banquet rooms in the full-
service hotel, providing recreation and leisure activities for those living in the local 
neighbourhood as well as residents and hotel users in the new development.

• More than 50% of the neighbourhood’s housing structure type is single-detached 
dwellings, and only 23% are 5 or more storeys. An introduction of a residential 
tower will help to diversify options for housing, especially for those looking to 
downsize within the neighbourhood and for new residents who may wish to move 
to the neighbourhood.

Economic Development

The site has the potential to generate revenue 
for the City and contribute positively to the 
local economy. 

• The proposed uses would create 517 new 
full-time jobs and $4M in annual property 
tax, bringing economic development 
opportunities to the area.1

• Street-level retail and restaurant space 
would contribute to the growth of the local 
economy.

• Between 2013 and 2018, the number of 
visits to Toronto increased by about 17% 
and the spending has grown by 46% but 
the number of available hotel rooms were 
stagnant.2 The hotel component of the 
development would support this growth, 
providing accommodation and various 
other services including a spa, a restaurant 
and lounge, and banquet rooms.

1 Density Assesssment and Economic Benefits Analysis 
(urbanMetrics Inc.)

2 Toronto’s Visitor Economy: An Economic Catalyst for the 
City and the Region (Tourism Economics)
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The map below illustrates the consultation area for the proposed development.

4.0 WHERE ARE WE ENGAGING?
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5.1 Demographic Profile
Highlights of the Bedford Park-Nortown Neighbourhood’s socio-
economic indicators in comparison to the City of Toronto’s 
indicators are provided below. These highlights are based on the 
demographic data reported in Appendix A.

5.0 WHO ARE WE ENGAGING?

36%

45%
The average age in the City 
of Toronto is between the 
ages of 25-54 years old 
(working age)

The average age in the Bedford 
Park-Nortown neighbourhood 
is between the ages of 25-54 
years old (working age)

Bedford Park-Nortown

City of Toronto

City of 
Toronto

Bedford 
Park-Nortown

The median household 
income in Bedford 
Park-Nortown is 

significantly higher than 
the City-wide statistic.

$116,672 

23%
44%

15%
15%

4%
4%

1%
6%

1%
6%

56%
24%

Median
Household

Income

Housing Structure

Housing
Tenure

Single-
detached

Semi-
detached

Duplex Apartment
(Less than
5 storeys)

Apartment
(5 storeys
or more)

Row house

30%
70%

Renters

Owners

47%
53%

$65,829 
City of 

Toronto 

*Icons/graphics are for illustrative purposes only - they are not to scale
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5.2 Stakeholders 
Potential stakeholders for this development proposal are provided below.

City Councillor 
Ward 8 Eglinton-

Lawrence

York Mills Heights 
Residents 

Association

York Mills Centre 
Owner/Property 

Management (Colliers 
International)

York Mills Valley 
Association

St. Andrew’s 
Ratepayers 
Association

York Corporate Centre 
Owner/Property 

Management (Cadillac 
Fairview)

Other engaged and interested 
community members

Yonge-Ridge 
Homeowners’ 

Association

Condominium 
residents on 

William Carson 
Crescent

4000 Yonge Street 
(Park Willow/M & R 

Holdings)
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There were pre-application consultations prior to the submission 
of the development application. The details of these consultations 
are provided below. 

Purpose Date Attendees Discussion & Feedback

Meeting with City 
Staff to discuss 
the development 
proposal

November 28, 
2019

• Various City Divisions, including Planning, Urban 
Design, Parks, Recreation and Forestry, Housing, 
Economic Development, and Transportation

• Toronto and Region Conservation Authority 

• The Easton’s Group and The Gupta Group

• Bousfields Inc.

• IBI Group

• Devine Park LLP

• BA Group

• Built form 

• Office uses

• TRCA review of application

• Affordable housing

• Community engagement

Meeting with 
residents’ 
associations to 
introduce the 
project and collect 
feedback

February 3,  
2020

Residents’ Associations

• York Mills Valley Association 

• Yonge-Ridge Homeowners’ Association 

• York Mills Heights Residents Association

• St. Andrew’s Ratepayers Association

Applicant Team

• The Easton’s Group and The Gupta Group

• Bousfields Inc.

• IBI Group

• History of site

• Proposal overview

• Mix of uses

• Residents’ interests

6.0 WHAT HAVE WE HEARD?
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The following list outlines the various topics that may be brought 
forward for discussion and consultation related to the proposal.

Proximity to 
transit

Height & density ParkingDesign & built formMix of uses

Development 
application process & 

estimated timeline

Consultation process & 
opportunities

Traffic

7.0 WHAT WILL WE BE DISCUSSING?
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SURVEY

We have developed an engagement strategy that includes 
multiple consultation methods. They include engagements prior 
to and following the submission of the Official Plan Amendment 
and Zoning By-law Amendment applications. 

Targeted Stakeholder 
Meetings

Project 
Website

Survey City-Led 
Community 

Consultation 
Meeting

8.0 HOW ARE WE ENGAGING?
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Targeted Stakeholder Meetings 
On February 3, 2020, a meeting took place with four of the 
residents’ associations. More details can be found in section 6.0 
of this report.

Description & Purpose

• These are small group discussions with key stakeholders 
including representatives of stakeholder groups (see Section 
5.2).

• Targeted stakeholder meetings allow for more tailored 
conversations, in-depth discussion, and detailed feedback.

• Representatives of stakeholder groups could seek to 
understand the questions and feedback of their respective 
constituents and convey them to the project team. 

Additional Information 

• A letter would be sent to the stakeholders providing them with 
the opportunity for discussions about the proposal. 

• This may also include discussions with groups not listed in 
Section 5.2, but who convey a strong interest in being involved 
in the process.

Documentation & Collection of Feedback  

• The consulting team will synthesize and analyze the feedback 
received from the discussions and make any adjustments to 
the proposal (when possible).
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Project Website 
Check out 4050yongestreet.com to learn more about the project

Description & Purpose

• The purpose of the website is to serve as a central information 
hub providing details about the proposal to key stakeholders 
and interested members of the public

• It provides the opportunity to:

 - Learn more about the project and project status

 - Review new and updated plans and reports

 - Be informed about any upcoming meetings

 - Ask questions and provide input

Additional Information 

• The website serves as a consistent and ongoing tool to keep the 
community informed and is a key information source between 
in-person engagement sessions

• The project website is intended to be updated throughout the 
process

• We will seek to work with key stakeholders for their assistance 
in notifying community members about the website

Documentation & Collection of Feedback

• Questions received through the website will be responded to 
by a member of the project team in a timely manner

• A member of the consulting team will catalogue comments 
and questions (and respective answers) received through the 
website

• These comments will be included as part of the feedback 
received from all components of the engagement process

http://4050yongestreet.com
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SURVEY

Survey
Description & Purpose

• A digital survey will be used to solicit feedback from the 
community about the development, specifically about key 
priorities for the development.

• The target audience includes:

 - Current and future users of the site (e.g. residents, 
employees, and transit riders)

 - Area residents

• The survey will provide an additional forum for people to share 
their input and it will make it easier to engage in the process 
for those who are not able to attend in-person meetings

Documentation & Collection of Feedback

• Data will be collected, tabulated, analyzed, and shared with the 
project team 

 
City-led Community Consultation Meeting
Description & Purpose

• The purpose of the City-led community consultation meeting 
is to provide all interested persons with the opportunity to give 
feedback and ask questions

• The project team will actively participate in the City-led 
community consultation meeting

Additional Information

• This meeting will serve as an additional opportunity for the 
project team to hear questions and comments from the 
community about the proposal 

Documentation & Collection of Feedback

• Members of the project team will take detailed notes
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City of Toronto Standard Public Consultation 
Methods 
The aforementioned engagement methods will aim to complement 
and support the following standard public consultation methods 
employed by the City:

• The community will be made aware of the complete development 
application (once deemed complete by City Planning) through 
various methods including an on-site application notice sign. 

• Members of the public will be able to review the submission 
materials, including drawings and reports, either on-line on the 
City’s Application Information Centre or in-person at North 
York Civic Centre.

• Residents and stakeholder groups can direct comments and 
questions about the application to the assigned City Planner 
on the file throughout the review process

• A Community Consultation Meeting will be organized by 
Planning Staff in consultation with the Ward Councillor (date to 
be determined) for which the City will send a meeting notice to 
residents/landowners.

• A Statutory Public Meeting will take place at North York 
Community Council (date to be determined).
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Data from community consultation will be synthesized and 
analyzed to reveal recurring themes and patterns. These themes 
and patterns will inform future iterations of the proposed 
development. 

The graphic below exemplifies potential themes that characterize 
the feedback collected regarding this application and is meant to 
evolve with the project over time as new information is gathered 
throughout the process. These themes and patterns are not meant 
to represent the opinions of the community but are examples of 
potential themes that may come forward. 

Reporting Back  

After feedback has been analyzed and summarized, Yonge-Park 
Plaza Inc. will provide updates to stakeholders involved in the 
public consultation process where opportunities are available.

DATA

traffic

DATA THEMESREVEALS TO INFORM EVOLVING
PROPOSAL

targeted
stakeholder

meetings

City-led public
consultationsurvey

project
website

public transit
connections

height &
density

mix of
uses

building
massing

transportation
impact study

mixed-use
building

integration of
TTC entrance

TRAFFIC

9.0 HOW WILL WE SHARE FEEDBACK?
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Bousfields Inc. is pleased to discuss the proposed public consultation strategy 
with City Staff and, if appropriate, make adjustments to the plan based on 
Staff’s feedback. We are committed to sharing project information, answering 
questions, and collecting feedback to inform the development proposal 
throughout the application process. 

10.0 CONCLUSION
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APPENDIX A

Demographic Data
Demographic data of socio-economic indicators for the Bedford Park-Nortown neighbourhood in comparison to the City of Toronto is provided 
below. The data was derived from 2016 Neighbourhood Profiles, prepared by Social Policy, Analysis & Research and Social Development, Finance 
& Administration at the City of Toronto (with data provided by Statistics Canada Census of Population, 2016). 

Socio-Economic Indicator Bedford Park-
Nortown City of Toronto

Age

Children Age 0-14
Youth Age 15-24

Working Age 25-54
Pre-Retirement

Seniors Age 65+

20%
14%
36%
13%
17%

15%
12%
45%
12%
16%

Educational 
Attainment Bachelor’s degree or higher 65% 44%

Income            Median Household Income   $116,672 $65,829

Language

Knowledge of Official Language(s)
Non-English Mother Tongue

Non-English Home Language
No Knowledge of English

99%
26%
11%
1%

95%
47%
29%
5%

Household Size Average persons per household 2.69 2.42

Housing Structure 
Type

Single-Detached House
Semi-Detached House

Row House
Duplex storeys

Apartment, less than 5 storeys
Apartment, 5+ storeys

56%
1%
1%
4%

15%
23%

24%
6%
6%
4%

15%
44%

Housing Tenure Own
Rent

70%
30%

53%
47%

Commuting Public Transit to Work 25% 37%




