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Figure 1 - Location Map
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This Planning and Urban Design Rationale report 
has been prepared in support of an application 
made by Medallion Realty Holdings to amend 
the City of Toronto Official Plan, Zoning By-law 
569-2013, as amended, and the former City of 
North York Zoning By-law 7625, as amended, 
with respect to the 3.05 hectares of land located 
generally at the southwest corner of Finch Avenue 
West and Weston Road, municipally known as 
2405 Finch Avenue West and 3400 Weston Road 
(the “subject site”) (see Figure 1, Location 
Map). The subject site is currently occupied 
by two residential apartment buildings. The 
application seeks to construct a third building, 
adding more rental housing to the Emery Village 
neighbourhood. The proposed infill development 
will contribute to the comprehensive build-out of 
the intersection in anticipation of the Finch West 
Light Rail Transit (“LRT”). 

The application provides for the construction of 
a 36-storey building containing 480 new rental 
dwelling units and 565 square metres of daycare 
space (the “Proposal”)  adjacent to Lindy Lou Park 
in the westerly portion of the subject site which is 
currently vacant. The existing buildings at 2405 
Finch Avenue West and 3400 Weston Road will be 
retained, currently containiing 517 rental units. 
A private driveway connecting Finch Avenue 
West and Weston Road will allow for circulation 
between the two Major Roads and provide access 
to the new building. A comprehensive landscape 
plan is proposed for the entire site that will be 
enjoyed by residents of all buildings. The new 
development contains a total gross floor area 
(“GFA”) of approximately 35,660 square metres, 
resulting in a total site density of 2.85 times the 
area of the lot, inclusive of the existing buildings. 

This report concludes that the Proposal is 
consistent with the planning framework 
established in the Provincial Policy Statement 
(the “PPS”), conforms to the policies of the 
Growth Plan for the Greater Golden Horseshoe 
(the “Growth Plan”), and the City of Toronto 
Official Plan, and has regard for the urban design 
framework established in the Emery Village 
Secondary Plan.

From a land use planning perspective, the Proposal 
will contribute to the achievement of numerous 
policy objectives that promote intensification 
and a range of housing choices within built-up 
urban areas, particularly in locations well-served 
by municipal infrastructure, including public 
transit. In this respect, the subject site seeks 
to add more rental housing, as well as new day 
care space, at a location serviced by several local 
bus routes and in proximity to the planned Finch 
West LRT, which is currently under construction. 
The Proposal conforms with the Apartment 
Neighbourhoods policies and will be compatible 
with the existing buildings as well as the adjacent 
Lindy Lou Park, designated Parks by the Official 
Plan and regulated by the Toronto and Region 
Conservation Authority (“TRCA”).  

From an urban design perspective, the Proposal is 
contextually appropriate. The proposed building 
heights have been designed to respect the 
existing context of tall buildings within the Emery 
Village Secondary Plan area, while providing an 
appropriate transition in scale to adjacent low-
rise Neighbourhoods. While the new tower is taller 
than the existing buildings it will have a slender 
form and has been sited in order to minimize 
built form impacts. The Proposal improves the 
pedestrian-oriented environment and is well 
integrated with the existing public streets and 
buildings. The new driveway and pedestrian mews 
provides for enhanced streetscape elements and 
contributes to a safe and attractive pedestrian 
environment, while creating better opportunities 
for circulation into and through the subject site 
from Finch Avenue West and Weston Road. 

For the foregoing reasons, it is our opinion that 
the Proposal represents good planning and urban 
design. The Proposal takes the opportunity to add 
more housing and community services to this 
part of the City of Toronto, in a high-quality and 
modern built form. Accordingly, we recommend 
approval of the official plan amendment and 
rezoning application.
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2.1 Site
The subject site is located in the southwest 
quadrant of Finch Avenue West and Weston Road 
(see Figure 2 – Aerial Photo). Irregularly shaped,  
it is 30,494 square metres in area and has a 
frontage of 30.48 metres along Finch Avenue 
West and 30.51 metres along Weston Road. 

There are two 26-storey slab-style rental 
apartment buildings (2405 Finch Avenue West 
and 3400 Weston Road) on the subject site that 
will be retained upon the completion of the new 
building (see Figure 3 – Oblique Aerial Photo). 
The existing buildings have 517 units comprised 
of 4 bachelor units, 72 one-bedroom units, 415 
two-bedroom units and 26 three-bedroom units 
with an existing daycare at the base of 2405 
Finch Avenue West.

Neither of the existing buildings directly front 
onto a public road. An existing 2-way driveway 
from Finch Avenue West provides access to 
2400 Finch Avenue West and an existing 2-way 
driveway from Weston Road provides access 
to 3400 Weston Road. Both driveways have a 
sidewalk on one side. The driveways are not 
signalized on either Finch Avenue or Weston Road, 
and there are no pedestrian crossings. Vehicular 
parking for the existing tenants is provided within 
a 2-level underground parking garage located 
beneath of the existing buildings which contains 
a total of 402 parking spaces as well as a surface 
parking lot associated with each building which 
provides an additional 184 parking spaces. There 
is no bicycle parking for the existing buildings. 

There are 168 trees on and adjacent to the subject 
site as well as shrubs, pedestrian walkways and 
passive landscaped areas located around the 
existing residential buildings. Approximately 55 
percent of the subject site is open space.

The portion of the subject site to be redeveloped 
is located in the westerly portion of the lands, 
currently occupied by green space, trees and 
a walkway to Lindy Lou Park. This portion of 
the subject site slopes significantly from east 
to west, from a grade of approximately 143.17 
meres above Canadian Geodetic Datum (“GCD”) 
to 138.75 metres above CGD. 

3400 Weston Road, looking west

3400 Weston Road, looking northeast
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2405 Finch Avenue, looking West from Weston Road

2405 Finch Avenue West, Looking South

Lands to be redeveloped and Lindy Lou Park, looking West 
from 3400 Weston Road

2405 Finch Avenue West, looking North

Rear yard of 3400 Weston Road, looking North from Lindy 
Lou Park

Looking East from Finch Avenue West



8

This proposal is currently under review. East of 
this property is a 5-storey Toronto Community 
Housing residential building, with retail uses at 
grade (2350 Finch Avenue West), a one-storey 
building currently occupied by a CIBC bank branch 
(2340 Finch Avenue West) and a gas station (3514 
Weston Road). 

To the north of the subject site, a new roadway is 
currently proposed to connect Toryork Drive and 
Finch Avenue. This link will provide an alternate 
route for heavy truck traffic in the industrial areas 
to the north. An environmental assessment is 
currently ongoing, and the preferred design is to 
be incorporated with the Finch LRT environmental 
assessment. 

To the immediate east of the subject site, adjacent 
to 3400 Weston Road, is a low-rise commercial 
plaza and associated surface parking lot (3406-
3434 Weston Road) fronting Weston Road. On 
the east side of Weston Road is a multi-phase 
residential mixed-use development (2345 Finch 
Avenue West and 3415 Weston Road), which is 
also owned by Medallion Realty Holdings.

Phase 1 of this project (located on the west side 
of Weston Road, south of Zappacosta Drive) is 
comprised of two 10-storey buildings and one 
28-storey building with retail uses at grade. 
Phase 2 of the project (immediately east of Phase 
1, on the east side of Vena Way) is comprised of a 
connected two-tower building with heights of 26 
and 30-storeys and a community space at grade.  
Phase 2 is under construction.  Both Phases 1 and 
2 are rental buildings and include both affordable 
and market units. Phase 3 and Phase 4 (south 
of Finch Avenue West and north of Zappacosta 
Drive), are identified for mid-rise uses in the 
Emery Village Secondary Plan, however, the 
owner is exploring the opportunity to increase 
the permitted density on the balance of the 
lands. A Privately-Owned Publicly Accessible 
Space (“POPS”) at least 2,500 square metres in 
size is to be provided as part of Phase 3 and 4. 
East of this development is the Canadian Pacific 
Railway (“CPR”), with light industrial uses located 
further east.

On the northeast corner of the Finch and Weston 
intersection is a gas station and associated 
convenience store (2316 Finch Avenue West). 
Between the intersection and the CPR tracks are 

2.2 Area Context
The subject site is located within the 
Humbermede Neighbourhood Improvement 
Area, one of the 31 neighbourhoods identified 
in March 2014 through the Toronto Strong 
Neighbourhoods Strategy 2020 as falling below 
the Neighbourhood Equity Score and requiring 
special attention. Neighbourhood Improvement 
Areas are supported by Neighbourhood Action 
Teams to help strengthen the social, economic 
and physical conditions.  

The subject site is also located within the Emery 
Village Neighbourhood which is recognized as 
a culturally diverse area with a rich history of 
immigrant entrepreneurship. This area currently 
consists of mid- and high-rise mixed-use buildings 
near the Finch and Weston intersection. Beyond 
the intersection are single detached residential 
units, industrial buildings and parks. The Emery 
Village Secondary Plan, which was adopted by 
Council in 2002, envisions the re-urbanization 
of the community to facilitate mixed-use 
development, reduce automobile dependency 
and increase streetscape improvements. 

2.3 Surroundings 
To the immediate north of the subject site, 
adjacent to 2405 Finch Avenue West, is a 
12-storey apartment building, with retail at 
grade and surface parking to the north and east 
(2397 Finch Avenue West). To the east is a low-
rise commercial plaza with associated surface 
parking (3406-3434 Weston). In October 2015, 
City Council enacted and passed an official 
plan amendment and zoning by-law amendment 
to permit a 12-storey mixed-use building on 
the property, comprised of approximately 270 
residential condominium units and 688 square 
metres of at-grade retail. The development has 
not been built.

On the north side of Finch Avenue West are 
one-storey commercial buildings occupied by 
restaurants and a car wash as well as surface 
parking (2356-2372 Finch Avenue West). In 
November 2017, an official plan amendment and 
rezoning application was submitted for 2370 
Finch Avenue West to permit the development of 
a 11-storey condominium building (with 148 units) 
and a 6-storey senior’s building (with 46 units). 
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2397 Finch Avenue West, looking west from Weston Road

2350 Finch Avenue West, looking north from Finch Avenue 
West

2397 Finch Avenue West, looking East from Finch Avenue 
West

2356 - 2372 Finch Avenue West, looking west from Finch 
Avenue West

2340 Finch Avenue West, looking northeast from Finch 
Avenue West

2356-2372 Finch Avenue West, looking North from Finch 
Avenue West
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five single-storey commercial buildings occupied 
by retail and office uses, with associated surface 
parking (2300 Finch Avenue). Further north are 
light industrial uses, generally extending to 
Highway 400. 

To the immediate south of the subject site is a 
26-storey residential building with associated 
surface parking and children’s park (3390 Weston 
Road). Further south is a low-rise residential 
neighbourhood with detached dwellings. Further 
south is the North York hydro green space which 
runs diagonally from the CPR and connects to 
the St. Luke Park, West Humber Parkland and 
other parks. On the southeast is Emery Collegiate 
Institute with associated green space (3395 
Weston Road). 

To the immediate west of the subject site is Lindy 
Lou Park, a 4.5-hectare park which features two 
gazebos, two volleyball courts and a walking path 
that connects Finch Avenue West to Lanyard 
Road. To the southwest is a low-rise residential 
neighbourhood made up primarily of single-
detached dwellings. West of Lindy Lou Park is 
Lanyard Park, Daystrom Child Care Centre and 
Daystrom Public School (25 Daystrom Drive). 
North of the school are two 6-storey residential 
buildings, organized around an outdoor courtyard, 
and associated surface parking on the north 
and east (2433 and 2431 Jayzel Drive). Another 
6-storey residential building is located on the 
west side of Jayzel (10 Jayzel Drive). Further to 
the north to are five townhouse complexes with 
associated surface parking (2417-2425 Finch 
Avenue West).

3415 Weston Road and 2345 Finch Avenue West Phase 3/4, 
looking east from Weston Road 

3415 Weston Road and 2345 Finch Avenue West Phase 3/4 
and Phase 1

3415 Weston Road and 2345 Finch Avenue West looking 
southeast from Weston Road
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Emery Collegiate Institute, looking North from the parking 
lot

Lindy Lou Park, looking North

Daystrom Public School, looking West from Daystrom Drive2316 Finch Avenue West, lookinig Northeast from the corner 
of Finch Avenue and Weston Road

2433 and 2431 Jayzel Drive, looking West from the corner of 
Daystrom Drive and Lindylou Road

2417-2433 Finch Avenue West



12

2.4 Transportation Context
Road Network
Finch Avenue West is classified as a Major 
Arterial road in the City’s Road Classification 
System. Finch Avenue West, west of Jane Street, 
is a 6-lane street, with a centre left-turn lane. 
Finch Avenue West has a planned right-of-way 
width of 36 metres. Pedestrian sidewalks and 
transit stops are provided on both sides of the 
street.

Weston Road is classified as a Major Arterial road 
in the City’s Road Classification System.  North of 
Highway 401 Weston Road has a planned right-
of-way of 30 metres and pedestrian sidewalks 
and transit stops are provided on both sides of 
the street. 

Transit Network 
The subject site is currently well served by public 
transit, and and there are significant plans for 
improved service to the area. In terms of surface 
transit, bus stops are currently provided at all 
corners of the Finch Avenue West and Weston 
Road intersection (See Figure 4 - TTC Transit 
Map). On Finch Avenue West, bus stops are also 
located at Milvan Drive and Jayzel Drive to the 
west and Arrow Road to the east. On Weston 
Road, bus stops are provided at Toryork Drive to 
the north and Lanyard Road to the south. 

The Finch West LRT is scheduled to be completed 
by 2023.  The 11 kilometre line will include 18 
spots that run between Finch West station on the 
TTC’s Line 1 and Humber College’s North Campus. 
. The planned Emery stop at the intersection of 
Weston Road and Finch Avenue West will serve 
the subject site (See Figure 5 - Planned Finch 
West LRT).

The following TTC bus routes are accessible from 
the site:

• 36 Finch West which operates on four alternative 
routes that provide east-west service along Finch 
Avenue West from Finch West Station of the 
Yonge-University Subway Line and Humberwood 
Boulevard with some routes servicing Milvan Drive, 
Toryork Drive and Fenmar Drive. The bus route 
is part of the 10 minute network and operates 
everyday.

• 165 Weston North which operates north and south 
along Weston Road from Steeles Avnue West to 
Wilson Road. East of Weston Road services is 
provided along Wilson Road to York Mills Station 
of the Yonge-University Subway Line. The bus 
operates every 20 minutes.

• 84 Sheppard West which operates along Sheppard 
Avenue providing east-west service from Weston 
Road to the Sheppard Yonge Station on the Yonge-
University and Sheppard Subway Lines. Route 84C 
provides north-south service along Arrow Road 
and Signet Drive from Steeles Avenue to Sheppard 
Avenue. The bus route is part of the 10 minute 
network and operates everyday.

• 99 Arrow Road which operates on a circular route 
between Jane Street, Sheppard Avenue West, 
Arrow Road and Finch Avenue West. Service is 
provided east-west along Finch Avenue West from 
Arrow Road in the west to Jane Street in the east , 
north-south along Jane Street to Sheppard Avenue 
West, east-west along Sheppard Avenue West to 
Arrow Road, and north-south along Arrow Road 
to Finch Avenue West. The bus operates every 20 
minutes.

• 989 Weston Express which operates north and 
south along Weston Road from Steeles Avenue 
West to Keele Station of the Bloor-Danforth 
Subway Line. The bus operates during peak perids, 
from Monday to Friday.

In terms of cycling, there are multi-use trails 
and bicycle friendly paths within the open space 
network that connects to Lindy Lou Park. 
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The podium of the new infill building has been 
designed with two “lower levels” to accommodate 
the grade changes. It is generally oriented to be 
parallel to the park and the new private driveway. 
The podium is setback a minimum of 16.5 metres 
from the west lot line, 16.5 metres from the south 
lot line and over 100 metres to subject site’s the 
Finch Avenue West and Weston Road frontages. 
The podium is separated by at least 21.7 metres 
from the existing building at 3400 Weston Road 
at at least 10.75 metres from the existing building 
at 2405 Finch Avenue.

The day care space will be located at the north 
end of the podium. The balance of the podium 
will be for residential units and elements required 
for a functional building. A west-facing entry 
will provide the main access to the buidling’s 
residential uses, with a secondary access located 
on the east side of the bulding. In addition, on 
Lower Level 1 there will be grade-related units 
with direct front-door access. An east-facing 
entry will provide access to the daycare space, 
adjacent to outdoor playarea. All building entries 
wil be accessed through either the new private 
driveway or the new pedestrian mews. 

The tower element, with a floorplate of 750 square 
metres, is introduced on Level 6. The tower is set 
back a minimum of 16.5 metres from the west 
property line, 30 metres from the tower portion 
of the 3400 Weston Road building and a minimum 
28 metres from 2405 Finch Avenue. The setbacks 
and floorplate are generally maintained on all 
floors of the building, reducing slightly on the 
top two floors (see Figure 7a-7d - Elevations). 
The tower of the new building is separated by 
at least 30 metres from the existing building 
at 3400 Weston Road and 28 metres from the 
existing building at 2405 Finch Avenue West.  

3.1  Description of Proposal 
It is proposed to introduce an additional rental 
building to the subject site, where there are 
two existing 26 storey rental buildings. The new 
36-storey building will have a total metric height 
of 101.88 metres (excluding the mechanical 
penthouse), inclusive of a 5-storey (16.33 metre) 
podium. Given the significant grade difference 
across the subject site, one level is below grade 
but above the ground. Accordingly, the new 
building will have 37 levels in total (See Figure 6 
- Site Plan). 

Based on the definition for GFA included in By-law 
569-2013, the Proposal will contain a total GFA 
of 35,658 square metres, comprised of 35,093 
square metres of residential GFA and 565 square 
metres daycare space.  The day care space will 
be  relocated from the base of 2405 Finch Avenue 
West, and will be designed to accommodate 
approximately 100 children in accordance with 
current standards. The Proposal will result in a 
density of 2.85 times the area of the lot. 

A high quality landscaping plan is proposed 
which includes a central gathering plaza that will 
be accessible to residents of the new building, 
as well as those at 2405 Finch Avenue West and 
3400 Weston Road. A shade structure and sloped 
seating areas have been included as key elements. 
Pedestrian pathways across the subject site will 
offer easier pedestrian access from Finch Avenue 
West and Weston Road, between the buildings, 
and to the new shared outdoor areas. The new 
walkway network will include a landscaped mews 
connecting the new building at 3400 Weston 
Road to the daycare space and residential lobby. 
There will be new trees, including trees to replace 
those removed to accommodate the new rental 
building. Landscaping will also be used to improve 
the quality of the existing surface parking lots, 
which will be retained. 
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Figure 6 - Site Plan Prepared by IBI Architects



Figure 7a - East Elevation

Figure 7b - West Elevation
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Figure 7c - North Elevation

Figure 7d - South Elevation
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Residential Units & Amenity

The Proposal includes a total of 480 new dwelling 
units: 298 one-bedroom units (62%); 156 two-
bedroom units (33%); and 26 three-bedroom 
units (5%). All units are proposed to be rental in 
tenure. All 517 units in 3400 Weston Road and 
2405 Finch Avenue will be retained. 

The new building incorporates a total of 1,920 
square metres of indoor amenity space and 
adjoining outdoor amenity space  which is 
provided at a rate of 2.0 square metres of indoor 
amenity space per new dwelling unit and 2.0 
square metres of outdoor amenity space per 
new dwelling unit.  The amenity spaces have 
been designed to accommodate a broad range of 
indoor and outdoor recreational uses, including 
passive and active activities for residents of all 
ages. 

463 square metres of indoor amenity space will 
be located on the ground floor and 496 square 
metres of indoor amenity space will be located on 
Level 5. All 960 square metres of outdoor amenity 
space on the roof of Level 4, accessed through 
Level 5. Common laundry rooms are proposed on 
Level 5, in addition to the amenity space. 

Parking, Loading and Access
The Proposal is accessed from Finch Avenue 
West and Weston Road by a private driveway 
which will extend through the subject site, 
linking into adjacent public streets and private 
laneways. The entire driveway will have a 
pavement width of 6.0 metres and has been 
planned to have a comprehensive cross-section 
in order to facilitate pedestrian connections 
and an improved public realm. Adjacent to Lindy 
Lou Park, this cross section includes a 2.1 metre 
sidewalk on the east side of the driveway and tree 
plantings on both sides of the pavement. Along 
the south side of the subject site, sidewalks are 
also proposed on the north side of the driveway 
and tree plantings are proposed on either side of 
the pavement. This driveway has been designed 
to accommodate emergency service vehicles. 

Parking is provided within four levels of parking: 
two full underground levels (Levels P1 and P2) 
and two partial above-ground, below-grade, 
levels (Lower Level 1 and Upper Level 1).  480 new 
parking spaces are proposed, of which 408 will 
be for residents, 72 will be for visitors and 2 for 
the daycare. The parking ramp and loading space 
will be accessed from Finch Avenue West via the 
new driveway, along the west elevation of the 
new building, with access on Lower Level 1. The 
398 existing underground parking spaces and 
165 existing surface spaces will be retained and 
there will be a connection between the existing 
parking garage at 3400 Weston Road and Upper 
Level 1 in the new building. 

The Proposal includes one Type “G” loading 
space, located next to the parking ramp for the 
exclusive use of the new building. The existing 
buildings will continue to be serviced by their 
own existing loading spaces. 

A total of 360 bicycle parking spaces are 
proposed for the new building, including 326 
long-term residential spaces and 34 short-term 
residential spaces. The long-term bicycle parking 
is located on Lower Level 1 and Upper Level 1 and 
short-term bicycle parking will be located on near 
the main residential entry from the new road on 
Lower Level 1.  There are currently no bicycle 
parking spaces on the subject site. 
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3.2  Key Statistics
Standard Proposed

Lot Area 30,494 sq. m

Height
New Building

3400 Weston Road (retained)
2405 Finch Avenue West (retained)

36 storeys, 107.39 m (incl. mech)
26 storeys
26 storeys

Gross Floor Area
Residential (New)

Non-Residential (New)
Retained GFA 

Total GFA

35,093 sq. m
565 sq. m
51,286 sq. m
86,944.37 sq. m

Floor Space Index (Total) 2.85

Unit Mix
1-bedroom, new
2-bedroom, new 
3-bedroom, new

Retained units
Total units

298 units
156 units
26 units
517 units
997 units 

Amenity Space
Indoor (new building)

Outdoor (new building)
Indoor (existing)

Outdoor (existing)

960 sq. m (2 sq. m/ unit)
960 sq. m (2 sq. m/ unit)
37 sq. m
0 sq. m

Vehicle Parking 
Residential (new building)

Visitor (new building)
Daycare (new building)

Retained
Total

408 spaces
72 spaces
2 spaces
563 spaces
1,045 spaces

Bicycle Parking
Long Term (new building)

Short Term (new building)
Retained

Total

326 spaces
34 spaces
N/A
360 spaces

Loading
New building

Retained buildings
Total

1 Type “G”
2 Type “G”
3 Type “G”
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3.3  Required Approvals
The Proposal conforms to the Apartment 
Neighbourhoods policies of the Official Plan. 
However, an official plan amendment is required 
to increase the permitted height and density as 
set out in the Emery Village Secondary Plan. 

The Proposal requires an amendment to the 
City-wide Zoning By-law 569-2013, as amended, 
and the former City of North York Zoning By-
law No. 7625, as amended, in order to increase 
the permitted height and density and revise 
other development standards pertaining to 
matters such as height, setbacks and parking 
ratios, as necessary to provide for the proposed 
intensification. 

A Site Plan Control application will also be 
required and submitted at a subsequent stage in 
the development approval process. 



22

[4.0]
P O L I C Y  & 

R E G U L A T O R Y 
C O N T E X T



PLANNING & URBAN DESIGN RATIONALE
2405 Finch Avenue West and 3400 Weston Road 23

a. shall be consistent with the policy statements 
issued under subsection (1) that are in effect on 
the date of the decision; and

b. shall conform with the provincial plans that are in 
effect on that date, or shall not conflict with them, 
as the case may be.

4.3 Provincial Policy 
Statement (2020) 

The current Provincial Policy Statement came 
into effect on May 1, 2020 (the “PPS”), replacing 
the Provincial Policy Statement 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 decisions that affect 
a planning matter are required to be consistent 
with the PPS.  In this regard, Policy 4.2 provides 
that the PPS “shall be read in its entirety and 
all relevant policies are to be applied to each 
situation”.

The 2020 PPS encourages an increase in the 
mix and supply of housing, protecting the 
environment and public safety, reducing barriers 
and costs for development and providing greater 
certainty, and supporting the economy and job 
creation.

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

“Efficient development patterns optimize the 
use of land, resources and public investment 
in infrastructure and public service facilities. 
These land use patterns promote a mix 
of housing, including affordable housing, 
employment, recreation, parks and open 
spaces, and transportation choices that 
increase the use of active transportation 
and transit before other modes of travel. 
They support the financial well-being of the 
Province and municipalities over the long 
term, and minimize the undesirable effects of 
development, including impacts on air, water 
and other resources.  They also permit better 
adaptation and response to the impacts of a 
changing climate, which will vary from region 
to region”.

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

4.2   The Planning Act R.S.O 
1990 c. P.13

Section 2 of the Planning Act, R.S.O.1990, 
c.P13 (the “Planning Act”) sets out matters of 
provincial interest which Councils shall have 
regard to, among other matters, in carrying out 
their responsibilities pursuant to the legislation. 
Of particular applicability to the Proposal are: 
the adequate provision and efficient use of 
communication, transportation, sewage and 
water services and waste management systems 
(f); the orderly development of safe and healthy 
communities (h); the adequate provision of 
a full range of housing, including affordable 
housing (j); the appropriate location of growth 
and development (p); and the promotion of 
development that is designed to be sustainable, 
to support public transit and to be oriented to 
pedestrians (q). 

Section 2(1) requires that when approval 
authorities make a decision under subsection 
17(34) of the Planning Act or the Tribunal makes 
a decision in respect of an appeal, it shall have 
regard to:

a. any decision that is under the Act by a municipal 
council or by an approval authority and relates to 
the same planning matter; and

b. any information and material that the municipal 
council or approval authority considered in making 
the decision described in clause (a).

Section 3(1) gives the Minister the authority to 
issue policy statements, and Section 3(5) (Policy 
Statements and Provincial Plans) requires that a 
decision of the council of a municipality, a local 
board, a planning board, a minister of the Crown 
and a ministry, board, commission or agency of 
the government, including the Tribunal, in respect 
of the exercise of any authority that affects a 
planning matter: 
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With respect to housing, Policy 1.4.3 requires 
provision to be made for an appropriate range 
and mix of housing options and densities to 
meet projected market-based and affordable 
housing needs of current and future residents 
by, among other matters, facilitating all types of 
residential intensification and redevelopment, 
promoting densities for new housing which 
efficiently use land, resources,  infrastructure 
and public service facilities and support the use 
of active transportation and transit, requiring 
transit-supportive development and prioritizing 
intensification in proximity to transit, including 
corridors and stations.

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

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

Section 2.1 of the PPS speaks to natural heritage, 
providing that natural features and areas shall be 
protected for the long term. Policy 2.1.8 provides 
that development and site alteration shall not be 
permitted on adjacent lands to natural heritage 
features unless the ecological function of the 
adjacent lands have been evaluated and it has 
been demonstrated there will be no negative 
impacts on the natural features. 

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

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

Policy 1.1.2 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 25 years, 
informed by provincial guidelines.

Policy 1.1.3.2 supports densities and a mix of 
land uses which efficiently use land, resources, 
infrastructure and public service facilities 
and which are transit-supportive, where 
transit is planned, exists or may be developed. 
Policy 1.1.3.3 directs planning authorities to 
identify and promote opportunities for transit-
supportive development, accommodating a 
significant supply and range of options through 
intensification and redevelopment, where this 
can be accommodated taking into account 
existing building stock or areas, including 
brownfield sites, 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.
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“To support the achievement of complete 
communities that are healthier, safer, and 
more equitable, choices about where and how 
growth occurs in the GGH need to be made 
carefully.  Better use of land and infrastructure 
can be made by directing growth to settlement 
areas and prioritizing intensification, 
with a focus on strategic growth areas, 
including urban growth centres and major 
transit station areas, as well as brownfield 
sites and greyfields. Concentrating new 
development in these areas provides a focus 
for investments in transit as well as other 
types of infrastructure and public service 
facilities to support forecasted growth, while 
also supporting a more diverse range and mix 
of housing options... It is important that we 
maximize the benefits of land use planning 
as well as existing and future investments 
in infrastructure so that our communities 
are well-positioned to leverage economic 
change.”

Policy 2.2.1(2)(c) provides that, within settlement 
areas, growth will be focused in delineated built-
up areas, strategic growth areas, locations with 
existing or planned transit (with a priority on 
higher order transit where it exists or is planned), 
and areas with existing or planned public service 
facilities. Policy 2.2.1(3)(c) directs municipalities 
to undertake integrated planning to manage 
forecasted growth to the horizon of this Plan, 
which will, among other things, provide direction 
for an urban form that will optimize infrastructure, 
particularly along transit and transportation 
corridors, to support the achievement of 
complete communities through a more compact 
built form.

In this respect, 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. 
1The 2016 Census indicates that population 
growth in Toronto is continuing to fall short of 
the Growth Plan forecasts. At a point that is 
now more than half-way through the 2001-2031 
forecast period, the 2016 population of 2,822,902 
(adjusted for net Census undercoverage) is only 
38.8% of the way toward achieving the population 
growth forecast of 3,190,000 by 2031.

1  A recent draft amendment to the Growth Plan proposes to extend 
the forecast period to 2051. 

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

While Policy 4.6 provides that the official plan is 
“the most important vehicle for implementation 
of this Provincial Policy Statement”, it goes on 
to say that “the policies of this Provincial Policy 
Statement continue to apply after adoption and 
approval of an official plan”. Accordingly, the 
above-noted PPS policies continue to be relevant 
and determinative.

For the reasons set out in Section 5.1 of this 
report, it is our opinion that the Proposal is 
consistent with PPS and, specifically, the policies 
relating to intensification and the efficient use of 
land and infrastructure.

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

As of May 16, 2019, the in effect A Place to Grow: 
The Growth Plan for the Greater Golden Horseshoe, 
2019 (the “Growth Plan”). All decisions made on 
or after this date in respect of the exercise of 
any authority that affects a planning matter will 
conform with the 2019 Growth Plan, subject to 
any legislative or regulatory provisions providing 
otherwise. Proposed Amendment 1 was released 
in June 2020 and sets out minimum population 
and employment growth targets until 2021. 

Similar to the Provincial Policy Statement, the 
Growth Plan supports mixed-use intensification 
within built-up urban areas, as a method to 
accommodate forecasted growth in complete 
communities. As noted in Section 2.1 of the Plan:
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The City of Toronto is currently in the process of 
defining the boundaries of the MTSA as part of its 
municipal comprehensive review. 

Policy 2.2.4(2) directs municipalities to delineate 
the boundaries of an MTSA on priority transit 
corridors or subway lines “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” (our 
emphasis). 

Policy 2.2.4(6) states that, within MTSAs on 
priority transit corridors or on subway lines, land 
uses and built form that would adversely affect 
the achievement of the minimum density targets 
will be prohibited. Policy 2.2.4(9) provides that, 
within all MTSAs, development will be supported, 
where appropriate, by: 

• planning for a diverse mix of uses to support 
existing and planned transit service levels;

• providing alternative development standards, such 
as reduced parking standards; and 

• prohibiting land uses and built form that would 
adversely affect the achievement of transit-
supportive densities. 

Irrespective of the MTSA boundary, Policy 
2.2.4(10) provides that lands adjacent to or near 
to existing and planned frequent transit should be 
planned to be transit-supportive and supportive 
of active transportation and a range and mix of 
uses and activities. Frequent transit is defined 
as public transit service that runs at least every 
15 minutes in both directions throughout the day 
and into the evening every day of the week.

Policy 2.2.6(1) requires municipalities to support 
housing choice through the achievement of the 
minimum intensification and density targets in 
the Growth Plan by identifying a diverse range 
and mix of housing options and densities to 
meet projected needs of current and future 
residents. Notwithstanding Policy 1.4.1 of the 
PPS, Policy 2.2.6(2) states that, in implementing 
Policy 2.2.6(1), municipalities will support the 
achievement of complete communities by: 
planning to accommodate forecasted growth; 
planning to achieve the minimum intensification 
and density targets; considering the range and 
mix of housing options and densities of the 
existing housing stock; and planning to diversify 
the overall housing stock across the municipality. 

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

Policy 2.2.2(3) requires municipalities to develop 
a strategy to achieve the minimum intensification 
target and intensification throughout delineated 
built-up areas, which will, among other things, 
identify strategic growth areas to support 
achievement of the intensification target and 
recognize them as a key focus for development, 
identify the appropriate type and scale of 
development in strategic growth areas and 
transition of built form to adjacent areas, and 
encourage intensification generally throughout 
the delineated built-up area.

Policy 2.2.4(1) requires that “priority transit 
corridors” shown on Schedule 5 be identified 
in official plans and that planning be prioritized 
for “major transit station areas” (“MTSAs”) on 
priority transit corridors, including “zoning in 
a manner that implements the policies of this 
Plan”. In this regard, Schedule 5 shows the Finch 
West LRT, as “existing higher order transit”.  The 
Growth Plan defines an MTSA to include the area 
within an approximate 500 to 800 metre radius of 
a transit station, representing about a 10-minute 
walk. Policy 2.2.4(3) identifies a minimum density 
target for MTSAs on priority transit corridors of 
160 residents and jobs combined per hectare for 
those that are served by light rail transit or bus 
rapid transit. 

As discussed in Section 2.3 above, the subject 
site is located immediately south of the Finch 
Avenue West LRT and is approximately 280 
metres from the proposed station. As such, the 
subject site has the characteristics of an MTSA. 
In accordance with Policy 2.2.4(5) municipalities 
may delineate the boundaries of MTSAs and 
identify minimum density targets for MTSAs in 
advance of the next municipal comprehensive 
review, provided it is done in accordance with 
subsections 16(15) or (16) of the Planning Act. 
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For the reasons set out in Section 5.1 of this 
report, it is our opinion that the Proposal and, 
more particularly, the requested official plan 
amendment and rezoning applications conform 
with the Growth Plan and, in particular, the 
policies promoting growth and intensification 
and supporting the development of complete 
communities. 

4.5 City of Toronto  
Official Plan 

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

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

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

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

“The Greater Toronto Area … is forecast to 
grow by 2.7 million residents and 1.8 million 
jobs by the year 2031. The forecast allocates 
to Toronto 20 percent of the increase in 
population (537,000 additional residents) 
and 30 percent of the employment growth 
(544,000 additional jobs) … This Plan takes 
the current GTA forecast as a minimum 

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

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

Policy 3.2.2(2) states that the transportation 
system, which includes public transit, will be 
planned and managed to, among other matters:

• provide connectivity among transportation modes 
for moving people and goods; 

• offer a balance of transportation choices that 
reduces reliance upon the automobile and 
promotes transit and active transportation; and

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

Policies 3.2.3(1) and 3.2.3(2) state that public 
transit will be the first priority for transportation 
infrastructure planning and major transportation 
investments, and that decisions on transit 
planning and investment will be made according 
to a number of criteria including prioritizing 
areas with existing or planned higher residential 
or employment densities to optimize return 
on investment and the efficiency and viability 
of existing and planned transit service levels, 
and increasing the capacity of existing transit 
systems to support strategic growth areas.
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expectation, especially in terms of population 
growth. The policy framework found here 
prepares the City to realize this growth, or 
even more, depending on the success of this 
Plan in creating dynamic transit oriented 
mixed use centres and corridors.” (Our 
emphasis)

The growth management policies of the Official 
Plan direct growth to identified areas on Map 
2 (Urban Structure), which include Centres, 
Avenues, Employment Districts and the Downtown 
and Central Waterfront, where transit services 
and other infrastructure are available. The 
subject site is located in an area defined by the 
intersection of Avenues (Weston Road and Finch 
Avenue West) (see Figure 8), however given its 
interior location it does not directly front onto 
either. 

In Chapter 2 (Shaping the City), one of the key 
policy directions is Integrating Land Use and 
Transportation (Section 2.2). The Plan 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 the Central 
Waterfront, the Centres, the Avenues and the 
Employment Districts.” 

Section 2.3.1 sets out policies for creating and 
maintaining Healthy Neighbourhoods by focusing 
most new residential development in Centres, 
along Avenues and in other strategic locations, to 
help preserve the shape and feel of established 
neighbourhoods. 

Map 5 (Surface Transit Priority Network) identifies 
Finch Avenue West as a Transit Priority Segment 
(see Figure 9). 

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.”

Following therefrom, Policy 2.4(4) states as 
follows:

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

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

Healthy Neighbourhoods 
Section 2.3.1 sets out policies for creating 
and maintaining healthy neighbourhoods by 
focusing most new residential development in 
Centres, along the Avenues and in other strategic 
locations, to help preserve the shape and feel 
of established neighbourhoods. Policy 2.3.1(1) 
states that Neighbourhoods and Apartment 
Neighbourhoods are considered to be physically 
stable areas, and development will respect and 
reinforce the existing physical character of 
buildings, streetscapes and open space patterns 
in these areas. 

A new Policy 2.3.1(2) recognizes that Apartment 
Neighbourhoods are residential areas with taller 
buildings and higher density than Neighbourhoods 
and are considered to be physically stable. 
Development in Apartment Neighbourhoods will 
be consistent with this objective and will respect 
the criteria contained in Section 4.2.2 and other 
relevant sections of the Official Plan. This policy 
goes on to state that: 

“While Apartment Neighbourhoods are not 
areas of significant growth on a city-wide 
basis, there are sites containing one or 
more existing apartment building(s) where 
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Figure 8 - Toronto Official Plan - Map 2

Figure 9 - Toronto Official Plan - Map 5
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Policy 2.3.1(8) provides that in priority 
neighbourhoods, revitalization strategies will 
be prepared through resident and stakeholder 
partnerships to address matters, such as 
improving local parks, transit, community 
services and facilities; improving the public 
realm, streets and sidewalks; and identifying 
opportunities to improve the quality of the 
existing stock of housing or building a range of 
new housing. 

Policy 2.3.1(9) encourages owners of existing 
apartment buildings to renovate and retrofit older 
apartment buildings in order to:  

• achieve greater conservation of energy and water 
resources, and reduce greenhouse gas emissions; 

• improve waste diversion practices, safety and 
security and building operations; 

• improve indoor and outdoor facilities for social, 
educational and recreational activities; and 

• improve pedestrian access to the buildings 
from public sidewalks and through the site as 
appropriate.

Land Use Policies
The Land Use Plan (Map 13) designates the subject 
site as Apartment Neighbourhoods (see Figure 
10). Apartment Neighbourhoods are made up of 
apartment buildings and parks, local institutions, 
cultural and recreational facilities and small-
scale office, retail and service uses that serve 
the neighbourhood. All land uses permitted in the 
Neighbourhoods designation are also permitted 
in the Apartment Neighbourhoods designation.

The lands to the immediate west and south of the 
subject site are designated Parks, while the lands 
to the immediate east and north are designated 
Mixed Use Areas. 

The northwest, southwest and southeast corners 
of Finch Avenue and Weston Road are designated 
Mixed Use Areas. The northeast corner of 
the intersection is designated General Core 
Employment, and the lands further north and 
northeast are within a large Core Employment 
area. To the west of the Parks designation are 
Apartment Neighbourhoods along the south side 
of Finch Avenue West and Neighbourhoods to the 
further southwest. 

compatible infill development may take 
place. This compatible infill development may 
take place where there is sufficient space on 
a site to accommodate additional buildings 
or building additions while providing a good 
quality of life for both new and existing 
residents and improving site conditions 
by maintaining or substantially replacing 
and improving indoor and outdoor amenity 
space; improving landscaped open space; 
maintaining adequate sunlight and privacy 
for residential units; and adequately limiting 
shadowing on outdoor amenity space and 
landscaped open space.”  (Our emphasis)

Policy 2.3.1(3) provides that developments 
in Mixed Use Areas, Regeneration Areas and    
Apartment Neighbourhoods that are adjacent or 
close to Neighbourhoods will:

a. be compatible with those Neighbourhoods;

b. provide a gradual transition of scale and density, 
as necessary to achieve the objectives of this Plan 
through the stepping down of buildings towards 
and setbacks from those Neighbourhoods;

c. maintain adequate light and privacy for residents 
in those Neighbourhoods;

d. orient and screen lighting and amenity areas so 
as to minimize impacts on adjacent land in those 
Neighbourhoods; 

e. locate and screen service areas, any surface 
parking and access to underground and structured 
parking so as to minimize impacts on adjacent 
land in those Neighbourhoods, and enclose 
service and access areas where distancing and 
screening do not sufficiently mitigate visual, noise 
and odour impacts upon adjacent land in those 
Neighbourhoods; and

f. attenuate resulting traffic and parking impacts 
on adjacent neighbourhood streets so as not to 
significantly diminish the residential amenity of 
those Neighbourhoods. 

Policy 2.3.1(5)(e) states that the functioning of the 
local network of streets in Neighbourhoods and 
Apartment Neighbourhoods will be improved by 
providing new streets that extend the local street 
network into larger sites, where new streets 
would provide access and frontage for existing 
and future development, improve pedestrian and 
bicycle circulation and improve the prominence, 
visibility and safe access to parks, open spaces, 
transit schools and pedestrian destinations.
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Neighbourhoods, particularly during the spring 
and fall equinoxes;

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

d. including sufficient off-street motor vehicle and 
bicycle parking for residents and visitors;

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

f. providing indoor and outdoor recreation space for 
building residents in every significant multi-unit 
residential development;

g. providing ground floor uses that enhance the 
safety, amenity and animation of adjacent streets 
and open spaces; and

h. providing buildings that conform to the principles 
of universal design.

Policy 4.2(3) provides that compatible infill 
development may be permitted on a site within 
a developed Apartment Neighbourhood with one 
or more existing apartment buildings, where 
such development improves the existing site 
conditions by means such as:

The Official Plan recognizes that Apartment 
Neighbourhoods are distinguished from low-
rise Neighbourhoods because a greater scale of 
building is permitted and different scale related 
criteria are needed to guide development. While 
built-up Apartment Neighbourhoods are stable 
areas of the City where significant growth is not 
anticipated on a city-wide basis, opportunities 
for additional townhouses or apartment son 
underutilized sites, including new retnal housing. 
The Official Plan sets out criteria to evaluate 
these situations.

Criteria for development in Apartment 
Neighbourhoods, as set out in Policy 4.2(2), 
include:

a. locating and massing new buildings to provide a 
transition between areas of different development 
intensity and scale, as necessary to achieve the 
objectives of this Plan, through means such as 
providing setbacks from, and/or a stepping down 
of heights towards lower-scale Neighbourhoods;

b. locating and massing new buildings to adequately 
limit shadow impacts on adjacent lower-scale 

Figure 10 - Toronto Official Plan - Map 13
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storage areas and enclosed waste storage facilities 
within a building where achievable;

q. providing needed improvements, renovations and 
retrofits to the existing rental housing to extend 
the life of the existing building(s) that are to 
remain; and

r. encouraging improved energy and water efficiency 
in existing buildings through renovations, retrofits 
and changes to management practices.

Built Form Policies
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. 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, and to frame and 
support adjacent streets, parks and open spaces.  
Relevant criteria include:

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

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

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

• preserving existing mature trees wherever possible 
and incorporating them into landscaping designs.

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;

a. meeting the development criteria set out in Section 
4.2.2;

b. being compatible with the scale, including height 
and massing, of the existing apartment building(s) 
on and adjacent to the site;

c. providing separation distances between buildings 
on and adjacent to the site so as to achieve 
adequate sunlight and privacy;

d. maintaining or replacing and improving indoor and 
outdoor residential amenities on the site, including, 
where achievable, equipping and managing indoor 
and outdoor amenity space to encourage use by 
residents;

e. improving upon the quality of landscaped open 
space and outdoor amenity space for new and 
existing residents, including the preservation or 
replacement of significant landscape features and 
walkways and creating such features where they 
did not previously exist;

f. providing adequate on-site structured shared 
vehicular parking for both new and existing 
development;

g. consolidating and where achievable, relocating 
parking and servicing areas where they are not 
visible from streets, parks and landscaped open 
spaces;

h. placing parking ramps within the building where 
achievable;

i. providing all residents, including existing residents 
with access to the community benefits where 
additional height and/or density is permitted and 
community benefits are provided pursuant to 
Section 5.1.1 of this Plan;

j. providing privacy and areas of landscaped open 
space, and maintaining adequate sunlight to units, 
outdoor amenity spaces and open spaces, for both 
new and existing residents;

k. organizing development on the site to frame 
streets, parks and open spaces at good proportion, 
providing adequate sky views from the public 
realm, and creating safe and comfortable open 
spaces;

l. promoting grade-related dwellings at the edge of 
public streets, parks and landscaped open spaces 
where achievable, that front onto and provide 
pedestrian entrances from those public spaces, 
and provide a generous pedestrian realm adjacent 
to public streets;

m. promoting, on the lower floors of midrise and tall 
apartment buildings, grade related units with 
front gardens, stoops and porches that take direct 
access from public sidewalks, accessible open 
spaces and park edges;

n. improving pedestrian access to the buildings from 
public sidewalks and through the site;

o. minimizing curb cuts;

p. improving waste storage and waste diversion 
facilities including enclosure of outdoor waste 



PLANNING & URBAN DESIGN RATIONALE
2405 Finch Avenue West and 3400 Weston Road 33

• 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 
for the purpose of achieving the objectives of this 
Plan;

• 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 
provide amenity for adjacent streets and 
open spaces to make these areas attractive, 
interesting, comfortable and functional for 
pedestrians by providing, among other things: 

• 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.

Policy 3.1.3 of the Plan recognizes that tall 
buildings, when properly located and designed, 
can draw attention to the city structure, visually 
reinforcing our civic centres and other areas of 
civic importance.  Given Toronto’s relatively flat 
topography, tall buildings can become important 
city landmarks when the quality of architecture 
and site design is emphasized.  Accordingly, the 
policies specify that tall buildings come with 
larger civic responsibilities and obligations than 
other buildings.

Among other matters, Policy 3.1.3(1) specifies 
that the design of tall buildings should consist of 
a base to define and support the street edge at 
an appropriate scale, a shaft that is appropriately 
sized and oriented in relation to the base building 
and adjacent buildings, and a top that contributes 
to the character of the skyline and integrates 
rooftop mechanical systems.

Policy 3.1.3(2) requires that tall building proposals 
address key urban design considerations, 
including: meeting the built form principles of the 
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; and taking into 
account the relationship of the site to topography 
and other tall buildings.

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 Amendments were 
adopted by City Council on December 17, 2019. 
The Official Plan Amendments still require 
Provincial approval, and therefore are not yet in 
force. 
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Policy 3.2.1(3) provides that investment in new 
rental housing, particularly affordable rental 
housing, will be encouraged by a coordinated 
effort from all levels of government through 
implementation of a range of strategies, including 
effective taxation, regulatory, administrative 
policies and incentives.

Policy 3.2.1(5)(a) provides that significant new 
development on sites containing six or more 
rental units, where existing rental units will be 
kept in the new development, will secure as 
rental housing, the existing rental housing units 
which have affordable rents and mid-range 
rents.  Policy 3.2.1(5)(b) states through this 
development the City should secure any needed 
improvements and renovations to the existing 
rental housing to extend the life of the building(s) 
that are to remain and to improve amenities, 
without pass-through costs to tenants and that 
these improvements and renovations should be a 
City priority under Section 5.1.1 of this Plan where 
no alternative programs are in place to offer 
financial assistance for this work.

As no rental housing units are being demolished, 
Policy 3.2.1(6) does not apply.

The applicable Official Plan housing policies are 
discussed in the Housing Issues Report included 
as part of the subject application (see Appendix A). 

Implementation Policies

Natural Heritage Policies 
The lands to the immediate west form part of 
the Natural Heritage System as per Official Plan 
Map 9 (see Figure 11). Policy 3.4(11) provides 
that development is generally not permitted 
within these lands. Policy 3.4(13) provides that 
all proposed development in or near the natural 
heritage system wll be evaluated to assess the 
development’s impacts to the natural heritage 
system and identify measures to mitigate 
negative impact on and/or improve the natural 
heritage system. 

Housing Policies
Section 3.2.1 focuses on housing matters in the 
City, specifically the housing stock, the supply 
of new housing as well as affordability. 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 and includes 
ownership and rental housing. 

Policy 3.2.1(2), as amended, provides that the 
existing stock of housing will be maintained, 
improved and replenished, and that the City 
will encourage the renovation and retrofitting 
of older residential apartment buildings. The 
Policy concludes by encouraging new housing 
supply through intensification and infill that is 
consistent with the Plan. 

Figure 11 - Toronto Official Plan - Map 9
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Section 5.2.1 of the Official Plan provides that 
Secondary Plans establish local development 
policies to guide growth and change in defined 
areas of the City. Policy 5.2.1(1) outlines 
that Secondary Plans will set the stage for 
reurbanization of a defined area to stimulate and 
guide development in keeping with the Official 
Plan’

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.

Policy 5.6(1) provides that the Plan should be 
read as a whole to understand its comprehensive 
and integrative intent as a policy framework 
for priority setting and decision making. Policy 
5.6(1.1) states that the Plan is more than a set 
of individual policies and should not be read in 
isolation or to the exclusion of other relevant 
policies in the Plan. When more than one policy 
is relevant, all appropriate policies are to be 
considered in each situation. The goal of this Plan 
is to appropriately balance and reconcile a range 
of diverse objectives affecting land use planning 
in the City. (our emphasis)

4.6 Emery Village 
Secondary Plan

Official Plan Amendment No. 499, which was 
approved by the Ontario Municipal Board in 2002, 
implemented the Emery Village Secondary Plan 
(“the Secondary Plan”).  The Secondary Plan area 
includes the lands around Weston Road and Finch 
Avenue West intersection, including the subject 
site. 

The key objectives of the Secondary Plan include: 

• to reurbanize the Emery Village Community by 
providing new mixed-use development on an 
incremental basis consistent with the capacity of 
existing or planned infrastructure; 

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

• to locate and mass new buildings to emphasize 
the intersection of Finch Avenue and Weston Road, 
and provide transitions between areas of different 
development intensity and scale;

• to enhance and extend the existing open space 
network;

• to provide a connected, attractive, safe and 
comfortable system of pedestrian bicycle routes; 

• to improve streetscapes to create an attractive 
pedestrian environment; and

• to develop a new system of roads, to provide 
alternative routes to the Finch/Weston intersection, 
to create new development parcels and provide 
access to an enhanced open space network. 

The subject lands are designated as Apartment 
Neighbourhood “A” in the Secondary Plan (see 
Figure 12 – Land Use Areas). Building heights 
are to range generally from 3 to 6 storeys in 
height, with a maximum density of 2.5 times the 
area of the lot. 

Notwithstanding the maximum heights and 
density listed in the Apartment Neighbourhood 
“A” designation, Section 3.5 includes density 
incentives for the provision of community 
benefits in the form of specific uses and facilities 
in Figure 3.5. The GFA for the identified facilities 
are exempted from the calculation of densities to 
the extent provided in the chart, to a maximum 
development density of 3.0 times the lot area 
and maximum height of 18 storeys. Other 
community benefits may be secured through 
legal agreements pursuant to Section 37 of the 
Planning Act.

The Secondary Plan provides policies regarding 
the framework for the structure, form and 
physical amenity of new development in the area. 
The urban design policies are intended to promote 
a high-quality built form and a safe, comfortable 
and attractive public realm, based generally on 
the Structure Plan included in the Secondary 
Plan. The Structure Plan identifies existing and 
potential building edges along existing roads 
and potential local roads on the subject site (see 
Figure 13 – Secondary Structure Plan). The 
western boundary of the subject site is identified 
as having existing and potential building edges. 
The schematic layout on the Structure Plan 
identifies a location of a possible local lane 
that extends eastward from Weston Road north 
towards Finch Avenue. Additionally, a Gateway 
Feature has been identified in the area generally 
between the subject site and 2397 Finch Avenue. 
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• Where appropriate, sun/shadow studies and wind 
tests will be required to ensure impacts on the 
pedestrian environment and adjacent properties 
are acceptable.

Section 4.3 of the Secondary Plan includes 
policies regarding “physical amenity”, and 
provides that streetscape improvements should 
promote a healthy and vibrant pedestrian 
environment. The reduction of the effect of wind 
on pedestrian areas through building design and 
remedial elements is encouraged (Policy 4.3.4), 
landscaping should be carefully integrated with 
on-site parking (Policy 4.3.5) and all utilities and 
associated works will, wherever possible, be 
located underground.

Section 6 provides that the need for additional 
community services and facilities to serve the 
residents and employees of the area will be 
regularly monitored, and the use of Section 
37 of the Planning Act to assist in the delivery 
of community services and facilities will be 
encouraged. Policy 7.3 provides that public art may 
be secured in all developments exceeding 20,000 

In accordance with the Secondary Plan 
development is to be focused at the intersection 
of Finch Avenue and Weston Road, with new 
roads dividing up existing blocks into smaller 
development sites (Policy 4.1.2). 

Section 4.2 sets out a number of built form 
principles which are to be incorporated into 
new development. Principles applicable to new 
development on the subject site include:

• buildings will define and form edges along streets, 
parks and open spaces and public squares;

• buildings should be sited and organized at-grade 
to enhance and support streets, open spaces and 
pedestrian routes. Grade-related retail and service 
commercial uses, street oriented residential units 
and entrance lobbies are encouraged in these 
building faces, and building entrances are to be 
located on road frontages;

• The use of shared lanes, driveways and courts 
within the block is encouraged, and access from 
local streets and service lands is preferred;

• Building should be massed to provide adequate 
street and open space definition, to define urban 
spaces with good proportion and to provide access 
to sunlight and sky views; and
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Figure 12 - Map 26-1 Land Use Area
Figure 13 - Map 26-2 Secondary Structure Plan
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square metres of total GFA and contributions of 
one percent of the gross construction cost of the 
development will be encouraged.

Section 8 identifies opportunities for the 
improvement and expansion of the existing 
open space network within the Secondary Plan 
Area. This network includes the Ontario Hydro 
Corridor that extends east-west across the City, 
and immediately abuts the subject lands, and the 
Lindylou Park which is west of the subject lands. 

Section 9 of the Secondary Plan includes policies 
regarding transportation, providing that a 
network of new and existing roads, pedestrian 
walkways and bicycle routes will provide access 
to the area. The schematic layout of new roads is 
shown on the Structure Plan which is to balance 
vehicular and pedestrian needs, among other 
objectives. 

Section 9 also provides that roads and buildings 
will be designed and sited to accommodate 
transit vehicles and facilitate transit use. Policy 
9.1 provides that a network of new and existing 
roads, pedestrian walkways and bicycle routes 
will provide access through this area and will be 
developed in order to support the redevelopment 
and revitalization of the Plan area. The need for 
and location of new roads will be determined 
during the review of development proposals. 

Policy 9.2 provides that the schematic layout of 
new roads as shown on Map 26-2 is intended to 
balance vehicular and pedestrian needs; create 
optional routes for traffic and provide alternatives 
to the Finch-Weston intersection; divide large 
blocks and create new parcels appropriate 
to the proposed development; provide street 
address for new and existing development; 
increase accessibility to parks and open space 
areas; and protect and plan for improved public 
transit. Policy 9.3 identifies a local road adjacent 
to Lindylou Park linking Finch Avenue West and 
Weston Road as part of the schematic Structure 
Plan. 

The Secondary Plan includes an implementation 
section. This outlines that the Secondary Plan is 
to be implemented by a number of planning tools, 
and that the submission of a Development Plan 
may be required prior to approving developments 
on the lands. 

4.7 Zoning 
The new City-wide Zoning By-law No. 569-2013 
applies to the subject site. Although portions 
remain under appeal to the Local Planning Appeal 
Tribunal, the majority is now in full-force and 
effect. Where regulations remain under appeal, 
the former City of North York Zoning By-law No. 
7625, as amended, continues to apply. 

City-wide Zoning By-law 569-2013
Under By-law 569-2013, the subject site is zoned 
RA (Residential Apartment), with a maximum 
permitted height of 24 metres and maximum 
permitted lot coverage of 33 percent (see Figures 
14 and 15). Within the RA Zone, an apartment 
building is a permitted use as well as a variety 
of service, institutional and retail uses, many of 
which are subject to conditions. 

The By-law contains provisions related to 
building setbacks and building separation for 
lands in the RA Zone and requires that residential 
buildings on the same lot be separated by at least 
11.0 metres, increasing to a distance equal to the 
average height of the buildings for those portions 
greater than 11.0 metres. 

In accordance with specific exception RA 180 
By-law 422-2003 applies to the subject site. By-
law 422-2003 implements the Council adopted 
Secondary Plan and includes area-specific 
performance standards. 

Former City of North York Zoning 
By-law 7625, as amended by By-law 
422-2003 
By-law No. 422-2003 (“The Emery Village Zoning 
By-law”) amended the North York Zoning By-law 
No. 7625 to establish area-wide performance 
standards intended to implement the vision set 
out the Emery Village Secondary Plan. 

As set out in the Emery Village Zoning By-law, the 
subject site is zoned RM6(135)(H), with a maximum 
permitted density of 2.5 FSI(see Figures 16 and 
17). The permitted height ranges from 3 storeys 
(9.6 metres) to 6 storeys (18 metres). 

Within the RM6 Zone (Multiple-Family Dwellings 
Sixth Density Zone), a range of residential uses 
are permitted as well as limited institutional.  
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The objective of the guidelines is to ensure 
development delivers tangible outcomes to 
increase the liveability for larger households, 
including households with children. Generally, 
the guidelines are structured at three scales: the 
neighbourhood, the building, and the dwelling 
unit.

At the neighbourhood scale, the guidelines focus 
on children’s experience in the city, promoting 
independent mobility, and access to parks, 
schools and community infrastructure. At the 
building scale, the guidelines seek to increase the 
number of larger units, encouraging the design 
of functional and flexible amenity and common 
spaces that supports residents’ interaction. At 
the unit scale, the guidelines focus on size and 
functionality to ensure that each dwelling unit 
provides the space for the social functions of 
larger households.

The Growing Up Guidelines set out parameters 
to guide the design of tall buildings for families, 
which encourages the provision of “large units” 
(i.e. two and three-bedroom sized units) and 
ideal unit sizes. A minimum of 25% large units are 
sought out in new developments, of which 10% 
are recommended to be three-bedroom units 
and 15% as two-bedroom units. The guidelines 
recommend ideal unit sizes and a range of unit 
sizes for these larger units.

Criteria to remove the holding provision (H) are 
set out in the By-law, including the submission 
of a Traffic Impact Study and Traffic Certification 
Report. 

4.8 Tall Building Guidelines 
On May 8, 2013, City Council adopted City-wide 
Tall Building Design Guidelines.  The document 
specifically notes that the guidelines 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 City-wide Guidelines include sections related 
to site context, site organization, tall building 
design and pedestrian realm.  Among other 
matters, the Guidelines recommends:

• 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; 

• a maximum residential tower floor plate of 750 
square metres; and

• a tower step back of 3 metres above the face of the 
base building, including balconies.  

The relevant Design Guidelines are addressed in 
Section 5.5 of this report.

4.9 Growing Up: Planning 
for Children in New 
Vertical Communities 

In 2015, City Planning staff initiated a study 
entitled “Growing Up: Planning for Children in 
New Vertical Communities”. In July 2017, City 
Council adopted a resolution which directed City 
Planning to apply the draft Growing Up Guidelines 
in the evaluation of new and under review multi-
unit residential developments. On July 29, 2020 
Council adopted final guidelines for use in 
the evaluation of new and under review multi-
reisdnetial development proposals greater than 
20 residential units. 
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5.1 Intensification
The proposed infill intensification on the subject 
site is supported by policy directions articulated 
in the PPS, the Growth Plan, the City of Toronto 
Official Plan, and the Emery Village Secondary 
Plan, all of which promote intensification on 
sites well served by municipal infrastructure, 
particularly higher order transit. As the subject 
site is located within a Secondary Plan area, 
growth is anticipated and planned for. The 
proposed infill intensification is in keeping with 
this vision of reurbanization and is generally in 
keeping with the maximum density permissions 
set out by the Secondary Plan. 

The optimization of density on the subject 
site is consistent with good planning practice 
and overarching Provincial and City policy 
direction, subject to achieving appropriate built 
form relationship. Its size (3.04 hectares) and 
configuration represent an opportunity for infill 
development, particularly in light of the existing 
lot coverage of 8%. As discussed in Section 5.3 
below, the proposed density can be achieved 
in a manner that is compatible with adjacent 
development, including the existing apartment 
buildings.  

The subject site is in within approximately 260 
metres of the Finch West LRT station and is has 
the characteristics of a major transit station area. 
The Growth Plan directs significant population 
and employment growth to areas well-served by 
higher-order transit in a manner that achieves 
minimum density targets and helps to ensure the 
efficiency and viability of existing and planned 
public transit, and prohibits land uses and built 
form that would adversely affect the achievement 
of transit-supportive densities. The Proposal 
has been designed to be transit-supportive and 
pedestrian-oriented, with the proposed 480 new 
units will contribute to the residential population 
base of Emery Village. 

The sidebar on page 2-2 of the Official Plan, 
explains that by making better use of existing 
urban infrastructure and services before using 
new ones on the urban fringe, re-urbanization 
helps to reduce demands on nature and improve 
the livability 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
In terms of land use, the Proposal is in keeping 
with the permissions established in the City 
of Toronto Official Plan and Emery Village 
Secondary Plan, specifically with regards to the 
Apartment Neighbourhoods designation which 
permits permit high-density residential uses. 
The Apartment Neighbourhoods designation 
also permits local institutions, cultural and 
recreational facilities, and small-scale retail, 
service and office uses that serve the needs 
of area residents, and accordingly the day-
care space at the base of the new apartment 
building is permitted. The subject site is the only 
quadrant of the intersection where mixed-use 
development is not permitted in the Secondary 
Plan, and accordingly no commercial uses are not 
being proposed. 

The Official Plan states that while significant 
growth is not intended within developed 
Apartment Neighbourhoods, compatible infill 
development may be permitted on a site with one 
or more existing apartment buildings, subject to 
certain conditions. In our opinion, the Proposal 
meets the criteria set out in Policy 4.2(3) as the 
new infill building is: 

• located and massed to provide transition from 
east to west and limit shadow impacts on adjacent 
Neighbourhoods;

• compatible with the scale of the existing buildings 
on the subject site;

• provides separation distances to achieve adequate 
sunlight and privacy;

• improves outdoor residential amenities, quality 
of landscaped open space and pedestrian access 
across the subject site; 

• ensures adequate on-site vehicular parking and 
screens servicing elements of the new building 
from the public realm;

• organizes the new building in a way that frames 
the adjacent park in good proportion, and 
creating a new landscaped scheme that allows for 
comfortable open spaces; and

• promotes grade-related dwellings that enhance 
the safety, amenity and animation of adjacent 
open spaces. 
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As part of the development process, the 
Proposal will ensure that needed improvements, 
renovations or retrofits to the existing rental 
housing are secured in order to extend the life of 
these buildings. 

The proposed purpose-built rental building 
supports the Provincial and Municipal policies 
that recognize the importance of maintaining and 
encouraging a full range of housing forms and 
tenures. The addition of market rental housing 
units will contribute to housing options in the 
City and the existing rental stock at 3400 Weston 
Road and 2405 Finch Avenue will be protected. 
The Proposal includes a range and mix of unit 
types, including 38% two-bedroom and three-
bedroom units collectively, in response to the 
City’s Growing Up Guidelines. 

5.3 Height, Massing and 
Density

In our opinion, and as noted in Section 5.1, 
the subject site is an appropriate location for 
residential intensification. From a built form 
perspective, the subject site represents an 
opportunity to further intensify the existing 
Apartment Neighbourhood lands, as well as to 
better integrate the existing buildings into their 
surrounding context. 

In terms of height, the proposed height of 36 
storeys (plus an additional below-grade level) is 
appropriate for the following reasons including: 

Size and configuration of subject site, which 
provides the opportunity for infill redevelopment; 

• Proximity to higher-order transit;

• Direct access to two major arterial roads;

• Separation distance from designated 
Neighbourhoods - the nearest Neighbourhoods 
designation is located west of Lindy Lou Park 
approximately 75 metres away; and

• Area context in terms of existing and approved 
heights.

While the proposed 36-storey building exceeds 
the existing and approved heights in the area  
(in the order of 28 storeys maximum)  the point 
tower form will reduce any shadow and built 
form impacts. Further, the floorplate size (750 
square metres) meets the Tall Building Guidelines 
and will have less of an impact than the existing 
26-storey slab buildings whose floorplates are 
approximately 1,200 square metres. 

Respecting the existing permissions of 3-6 
storeys would not allow for the achievement of 
the Secondary Plan densities on the subject site, 
and should be considered an underutilization 
of the lands.  The Secondary Plan was approved 
almost 20 years ago, prior to the funding of the 
Finch West LRT, and well before the approval of 
the PPS, the Growth Plan and the Official Plan 
and fails to implement their policy directions with 
respect to intensification and the importance 
of transit oriented development.  Increasing 
the height permissions for the subject site is 
supportive of the current planning framework.  

In terms of massing, the dimensions and the 
siting of the proposed buildings respond 
appropriately to the existing built form context 
of the subject lands. The proposed tower and 
podium configuration conform with the Official 
Plan and Secondary Plan built form policies, and 
in particular conforms with the development 
criteria for Apartment Neighbourhoods. 

The unique massing of the podium responds 
to the grading of the building to optimize the 
opportunities for at-grade pedestrian and 
vehicular access, providing direct access to lobby 
space, residential units and day-care area, as 
well as the loading space and parking ramp. The 
massing also provides sufficient at-grade space 
for high-quality landscaping and pedestrian 
connections across the subject site. The scale 
of the podium creates a comfortable pedestrian 
environment. 

The siting of the new building enables a 
sufficient separation from the existing buildings 
by exceeding the minimum 25 metres typically 
applied between tower buildings. The building 
has been massed to minimize impact on the 
adjacent Lindy Lou Park. While the new tower will 
encroach within a 45-degree angular plane taken 
from the lands designated Parks (and zoned 
Open Space), there are no unacceptable resulting 
LVP, shadow or wind impacts, as outlined in 
greater detail in Section 5.3 below. Accordingly, 
this encroachment, in balance with the need 
for new rental housing in the neighbourhood, is 
acceptable. 

With regards to density, the Secondary Plan 
provides that the permitted density on the 
subject site is 2.5 FSI, which can be increased 
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to 3.0 FSI subject to the provision of certain 
specific community benefits. The permission for 
a density of 3.0 FSI indicates that this density 
would be considered appropriate from a built 
form perspective and that the density can be 
achieved on the subject lands without adverse 
impact to the surrounding properties. 

The proposed infill building would result in an 
overall site density of 2.85 FSI based on the 
GFA definition included in By-law 569-2013 and 
2.96 FSI based on the GFA definition included 
in By-law 7625. This density is between the two 
density benchmarks identified by the Secondary 
Plan. Further, this density is inclusive of new 
day-care space, which based on Figure 3.5 of 
the Secondary Plan is an incentivized use. With 
the Secondary Plan deduction of the space and 
incentive, the resulting FSI is 2.78 and 2.89 in By-
law 569-2013 and By-law 7625, respectively. 

Based on these reasons, it is our opinion that 
proposing additional density beyond the 2.5 
FSI permission appropriate from a planning 
perspective and adheres to the intent of the 
Secondary Plan. The proposed density will ensure 
that the subject lands achieve an optimal density, 
given their location within a Secondary Plan area 
targeted for growth and reurbanization and their 
proximity to a future LRT station. 

5.4 Built Form Impacts
As set out below, it is our opinion that the Proposal 
would have minimal and acceptable built form 
impacts on the existing buildings on the subject 
site, as well as on the surrounding properties 
including, in particular, the lands designated 
Parks to the west and south.

Light, Views and Privacy
Light, View and Privacy (LVP) impacts are 
generally addressed through a combination of 
spatial separation, orientation and mitigating 
measures between buildings. In an RA zone, 
the City-wide Zoning By-law uses a standard of 
5.5 metres from windows to property lines that 
are not street lines, and a separation distance 
of 11.0 metres between facing windows on the 
same site. For tower elements, the Tall Building 
Design Guidelines recommend a separation 
distance of 25 metres between tower faces and 
a tower setback of 12.5 metres from side and rear 

property lines. 

The proposed podium is setback at least 20 
metres from 3400 Weston Road building and 
10.75 metres from the 2405 Finch Avenue West 
building. There is no direct facing condition 
between the new podium and 2405 Weston Road. 
The west and south elevations of the podium are 
abutting the new street and therefore meet the 
City standards.  

As stated above, the new tower is set back over 
25 metres from both of the existing buildings, 
which exceeds the minimum standard. The varied 
orientation of the three tower floorplates further 
mitigates LVP impacts. 

Shadow Impacts
In accordance with Policies 4.2(2)(b), 3.1.2(3)
(e), 3.1.2(3)(f) and 3.2.3(3) of the Official Plan, a 
shadow study was undertaken by IBI Group. The 
incremental shadow impact resulting from the 
Proposal was analyzed for on March 21, June 21, 
September 21 and December 21, between 9:18 
a.m. and 6:18 p.m. The solstices were included 
in the shadow study given the adjacency to 
Lindy Lou Park, as set out in the City’s terms of 
reference. 

Policy 3.1.2(3)(f) directs to minimize additional 
shadow on neighbourhing parks as necessary 
to preserve their utility. Accordinly, a focus was 
placed on limiting incremental shadows impact 
on the adjacent lands designated Parks. The 
Proposal results in incremental shadow impact 
on the north end of Lindy Lou park at 9:18 a.m. and 
10:18 a.m. on March 21 and September 21. There 
will also be limited shadowing on the park at these 
hours on June 21. There will be no shadow on the 
park on December 21. The additional shadows for 
two hours in March/September and hour in June 
do not affect the park’s utility. 

There is no shadowing on the Neighbourhoods 
on the west or south sides of Lindy Lou Park 
at any time of year. Given the setback of the 
proposed building from Finch Avenue West 
and Weston Road, shadow impacts along the 
public boulevards will be limited. There will be 
incremental shadow impact on Finch Avenue 
West at 9:18 a.m. on March 21 and September 21, 
and from until 12:18 p.m. on December 21. There 
will be shadow impact on Weston Road after 5:18 
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p.m. on March 21 and September 21 and after 4:18 
p.m. on December 21. On June 21 there will be no 
shadow impact on either street. 

In terms of the subject site itself, designated 
Apartment Neighbourhoods, there will be 
incremental shadow impact on the south face of 
the building at 2405 Finch Avenue West from 12:18 
a.m. to 4:18 p.m. on March 21 and September 21 
and only briefly at 2:18 p.m. on June 21. There will 
be incremental shadow impact on the west face 
of the building at 3400 Weston Road after 4:18 
p.m. on March 21 and September 21 and after 5:18 
p.m. on June 21.  The area between the buildings 
will experience incremental shadow during the 
afternoon, and the landscape design has been 
has taken into consideration the movement of 
shadows across the subject site. 

Based on the foregoing, it is our opinion that 
the shadow resulting from the Proposal is are 
adequately limited. 

Wind Impacts
In order to assess wind impacts, in accordance 
with Policies 4.2(2)(c), 3.1.2(3)(e), 3.1.2(3)(f) 
and 3.2.3(3) of the Official Plan, a preliminary 
pedestrian wind study was undertaken by 
Theakston Group dated March 9, 2020. The 
report provides that the proposed new building 
would block and redirect winds that currently 
flow over the open area part of the site. Based 
on their analysis, wind conditions on and 
around the new building are generally predicted 
to improve, relative to the existing settings. 
Certain localized areas will result in windier 
conditions, but remain generally suitable, year-
round, for leisurely walking, standing, or better. 
The report recommends design features, both 
in terms of the architecture of the building and 
the landscape design, to mitigate winds in areas 
where windier conditions are expected, which can 
be further secured through the Site Plan Control 
phase of the development approval process. The 
report concludes that the Proposal will result in 
acceptable wind conditions. 

5.5 Urban Design
The proposed development is appropriate from 
an urban design perspective and contributes 
to the vision of a re-urbanized, well-designed 
Emery Village,  

The design of the proposed building and the 
proposed site organization conforms with the 
more general built form and urban design policies 
of the Official Plan, in particular Policies 3.1.2(1), 
3.1.2(2), 3.1.2(3), 3.1.2(4), 3.1.2(5), 3.1.2(6) and 
3.1.3(1). In particular, the new infill building will:

• be located to fit well with the existing buildings, 
optimizing separation distances, and to frame the 
future road and landscaped open space; 

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

• provide ground floor uses that have views into the 
adjacent streets and open spaces, including the 
day care space, amenity space, and dwelling units; 

• site the new building in order to preserve the 
existing trees;

• provide transition towards the adjacent Parks and 
Neighbourhood designated lands; 

• be massed to adequately limit shadow impacts, on 
the Parks, with no shadows on the Neighbourhoods; 

• frame the edge of Lindy Lou Park with a consistent 
podium base, maintaining sunlight on these 
publicly-accessible features;

• provide ground floor uses that enhance the safety, 
amenity and animation of adjacent streets and 
open spaces by introducing dwelling units and 
day-care space at grade;

• provide for adequate light and privacy, as 
addressed in Section 5.4;

• mitigate uncomfortable wind conditions, as 
addressed in Section 5.4;

• provide sufficient parking spaces, all underground; 

• integrate services and utility functions within the 
buildings; and

• provide a range of indoor and outdoor amenity 
spaces for residents.

The Proposal also conforms with the applicable 
built form policies of the Secondary Plan. 
Specifically, the Proposal will: 

• update the site orientation with more defined 
open spaces, framing these publicly-accessible 
features with the new and existing building edges;

• provide pedestrian-scaled uses and entrance 
lobbies within the podium building to provide 
for safe, animated streets and open spaces, 
introducing a new road to provide address and 
access; 

• provide high-quality landscaping, public art and 
architectural features to provide visual interest to 
the subject site; 

• screen loading and service areas from the public 
realm and consolidate vehicular access;

• provide underground parking, with the exception 
of retained surface parking; and
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• ensure there are no unacceptable shadow or wind 
impacts on the existing and adjacent apartment 
buildings. 

The new private driveway will provide connection 
between Finch Avenue and Weston Road. This is 
in keeping with the Urban Structure of the Emery 
Village Secondary Plan, which identified this 
area as a possible location for a new local lane. 
Notwithstanding this delineation, and Policy 9.3, 
Policy 9.1 of the Secondary Plan provides that the 
need and location of new roads will be determined 
during the review of development proposals. 
While the proposal includes an integrated 
cross section of approximately 16.5 metres 
between the property line and the building face, 
to accommodate the driveway, sidewalks and 
street trees, given the location of the existing 
buildings and southerly property line, this cross-
section is reduced to 14.3 metres, which would 
be insufficient space for a local road based on 
the City’s Development Infrastructure Policy 
& Standards. Furthermore, have been advised 
that a public road was not contemplated in this 
location through the Finch Avenue West LRT 
Environmental Assessment process. Accordingly, 
it is not proposed that this connection be public.

The new driveway will integrate into the public 
realm as it will provide connections with the 
adjacent neighbourhood, promote a grid that 
offers safe and convenient travel options beyond 
the Finch and Weston intersection, extend sight 
lines and view corridors, provide access and 
address for the new development, and provide 
access for emergency vehicles. The new driveway 
will balance vehicular, pedestrian and cycling 
needs and increase accessibility to Lindy Lou 
Park. 

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

Guideline 1.1 – Context Analysis. Evaluate the 
existing and planned context and demonstrate 
how the proposed tall building responds to the 
patterns, opportunities, and challenges within 
the surrounding area.

• The subject site is within a high-density Apartment 
Neighbourhoods context, which provides the 

opportunity for additional intensification through 
infill development. An additional building can be 
accommodated on the subject site given its size 
and configuration which allows the new building 
to achieve appropriate separation distances to the 
existing buildings, and  results in a minimal impact 
on the adjacent Lindy Lou Park. 

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 new building will support a transition in 
scale towards the lower-scaled Parks and 
Neighbourhoods to the west. Although the overall 
heights are greater than what exists on the site 
today, the more modern 36-storey built form will 
be less visually impactful and result in fewer built 
form impacts than the existing 26-storey buildings. 

Guideline 1.4 – Sunlight and Skyview. 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.

• The proposed building has been sited and sculpted 
to limit shadowing on the Lindy Lou Park, with a 
narrow floorplate. As evidenced in the submitted 
shadow study, there is limited impact on these 
lands. 

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

• The base of the building has been located to 
frame the new road and the open space. The 
introduction of the new building will also facilitate 
a comprehensive landscaped programming which 
will allow for higher-quality open space than what 
exists today. 

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 Proposal introduces a new private driveway 
which provides a building address and access for 
the new building. Primarily building entrances 
will be well-defiend and visible. The proposed 
site organization optimizes the use of the subject 
site given the irregular lot shape and distance of 
existing buildings from the public streets. 
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Guideline 2.3 – Site Servicing, Access and 
Parking. Locate “back of house” activities, such 
as loading, servicing, utilities and vehicle parking, 
underground or within the building mass, away 
from the public realm and view.

• Servicing and loading area for the new building are 
proposed to be located within the building mass 
and screened from the public realm. Further detail 
regarding these elements would be included as 
part of the future site plan approval applications.

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

• A new open space program has been developed 
that will be accessible to tenants in all buildings. 
The proposed landscaping has been considered 
holistically in terms of landscaping across the 
entire subject site, and as it interconnects with 
the balance of the lands at the Finch and Weston 
intersection, and beyond. 

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

• New outdoor space is proposed on the roof of 
the podium, for access by the tenants in the 
new building. Private outdoor amenity space is 
proposed for each unit, either with a terrace or a 
recessed balcony. 

Guideline 2.5 – Private Open Space. Provide 
comfortable, safe and accessible pedestrian 
and cycling routes through and around the tall 
building site to connect with adjacent routes, 
streets, parks, open space and other priority 
destinations, such as transit and underground 
concourses.

• New pedestrian connections will be provided 
across the subject site through pathways and new 
sidewalks to provide for better access to Lindy Lou 
Park and the existing road network, including the 
existing and future transit stations. 

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

• The proposed base building will be appropriately 
scaled, with podium that respects the proposed 
height of the new private street and frames the 

new open space. The proposed height of the 
building supports the transition down to Lindy Lou 
Park and is similar to the scale of buildings to the 
west, including on Jayzel Drive. 

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

• The proposed podium contains grade-related 
residential units, day-care space and amenity 
space to animate the public realm in all directions. 
These uses will contribute to safety and add eyes 
to the street and adjacent open spaces. 

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

• The proposed Upper Level 1 of the building has 
a height of 3.5 metres. Given the Apartment 
Neighbourhoods designation, only residential and 
associated uses are anticipated and accordingly 
a taller at-grade floor height is not necessary. 
Commercial is not anticipated given the distance 
from the Major Roads. Combined with Lower Level 
1, the required loading space height of 6.1 metres 
can be accommodated. 

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

• The Proposal will include high-quality materiality 
that helps animate the public realm. The details 
regarding the façade articulation and transparency 
will be secured as part of the Site Plan Control 
application approval process. 

Guideline 3.1.5 – Public-Private Transition. 
Design the base building and adjacent setback 
to promote an appropriate level of visual and 
physical access and overlook reflecting the 
nature of building use at grade 

• The base building entrances will be visible and 
accessible from the new street, and will be 
provided as direct, universal access, flush with the 
public sidewalk. This has been achieved through 
reflecting the grading of the subject site within the 
design and programming of the lower levels. 

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 proposed tower element will be limited to 750 
square metres in size, excluding balconies.
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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 proposed tower has been sited to provide 
adequate separation from the existing buildings on 
the subject site as well as Lindy Lou Park. 

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

• The proposed separation distances exceed the 
minimum standards. 

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.

• The balconies have been incorporated as part 
of the architecture of the building, providing a 
pattern and texture in the tower that distinguishes 
the tower elements from the base building. The 
recessed balconies will provide usability for the 
future residents without adding to the overall 
building mass. 

5.6 Transportation 
Considerations 

A Transportation Impact Study has been 
prepared by LEA Consulting Ltd. (July 2020). The 
study provides that the Proposal is expected to 
generate a maximum of 187 new trips during the 
AM period and 128 new trips during the PM period, 
which is identified as a conservative analysis as 
it does not consider the expected passenger car 
reduction with the operation of the future LRT. 
The study concludes that this expected level of 
traffic is minimal when compared to the future 
background conditions. 

The study provides that the proposed number 
of parking spaces is consistent with the PA4 
requirements in By-law 569-2013. The portions 
of the subject site along Finch Avenue West and 
Weston Road are already included within the 
PA4 category, and apply this minimum parking 

requirement for the entire site is identified as 
supportable. Accordingly, the study concludes 
that the proposed parking supply is acceptable. 
Bicycle parking and loading spaces are proposed 
in accordance with the Toronto Green standards 
and Zoning By-law 569-2013. 

The study includes transportation demand 
management strategies to reduce the reliance on 
the private automobile, in order to reduce single 
occupant vehicles by 15%. 

5.7 Servicing and 
Stormwater 
Management 
Considerations

A Functional Servicing and Stormwater 
Management Report was prepared by Husson 
(July 2020). From a servicing perspective, 
the report provides that the existing 400mm 
watermain on Weston Road can be used to service 
the proposed development. 

In terms of the stormwater management, The 
stormwater management design has been 
designed to meet the criteria outlined by the City, 
including the Wet Weather Flow Guidelines, and 
the Ministry of the Environment, Conservation 
and Parks. The report provides that the storm 
flows will be outleted to Lindy Lou Park, as will 
the sanitary drainage. Quality control is provided 
through OGS units and infiltration under the 
proposed underground storage chambers. 

The report concludes that the proposed 
development will have minimal impact on the 
existing municipal infrastructure and will not 
adversely impact the downstream system. 

5.8 Natural Heritage 
Considerations 

A Floodplain Impact Assessment was prepared 
by Husson (July 2020). Floodplain mapping for 
the Humber River was reviewed and extended 
to include sections of Lindy Lou Park which are 
adjacent to the subject site. The analysis indicates 
that the extents of the floodplain are completely 
contained within Lindy Lou Park along the western 
side of the proposed development. Therefore, 
there is no floodplain storage within the subject 
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5.10 Community Services & 
Facilities

A Community Services and Facilities Study was 
prepared by Bousfields Inc, and is included as 
Appendix B. The study includes a demographic 
summary of the surrounding area, a summary 
of nearby development applications, as well 
as an inventory of publicly funded services 
and facilities. The study concludes that the 
subject site benefits from its prime location 
in a large intersection, being well served by 
existing community services and facilities 
within the Humber Summit and Humbermede 
neighbourhoods.

As of July 2020, there were 6 active or recently 
approved development applications within 
the Study Area. Of the 6 developments, 2 are 
under review, 1 has been appealed and 3 are 
either under construction or have been built. 
The estimated population resulting from the 
development activity in the Study Area is 2,899 
residents, excluding the subject site. The majority 
of these applications remain under construction 
however the area is able to handle the increase 
in population. The estimated population for the 
proposed development on the subject site is 826 
residents.

In terms of school accommodation, the TDSB 
elementary and secondary schools serving the 
subject site may accommodate the projected 
elementary and secondary students anticipated 
from the proposed development. However, 
the TCDSB elementary and secondary schools 
may experience trouble accommodating the 
projected students. The anticipated demand on 
childcare facilities cannot be accommodated 
by the existing facilities. Further, the study area 
is adequately served by three public libraries, 
four community centres, and a number of parks, 
places of worship and human services.

The proposal offers a range and mix of housing, 
including family-sized units, in low and high-rise 
forms, with both affordable and market units, 
and rental units. In our opinion, this represents 
an appropriate mixture of housing that is well-
suited to the surrounding neighbourhoods, 
which display proportionately more families with 
children, and a range of household incomes.

property and the proposed development will not 
have any adverse impacts on flooding or flow 
conveyance within Lindy Lou Park. 

In addition, a Natural Heritage Impact Study has 
been prepared by Beacon Environmental Ltd (July 
2020). The report characterizes existing natural 
heritage features on the property and addresses 
potential impacts of the proposed development 
on the natural heritage features. The report 
identifies that the subject site is within a built-
up valley area and that there is no development 
within the established floodplain. 

The report identifies that as the Proposal is 
largely confined to portions of the subject site 
that are already developed or are established 
with actively managed lawn and landscaping 
features, from an ecological standpoint there 
are no sensitive features or functions identified 
on the subject site. Although a small portion of 
the new right-of-way and retaining wall is within 
the 10 metre buffer of the floodplain, the above-
mentioned Flood Impact Assessment indicates 
there is no floodplain storage within the subject 
site. 

The report concludes that there are minimal 
impacts to the natural heritage features 
and that the proposed development will not 
adversely impact the natural heritage resources 
and ecological functions associated with the 
adjacent valleylands, subject to the mitigation 
and enhancement measures that Beacon 
recommends within Lindy Lou Park. 

5.9 Housing Issues
A Housing Issues Report was prepared by 
Bousfields Inc. and included in Appendix A of 
this Report. The report outlines that tenants in all 
517 rental units in the two existing buildings to 
be retained are paying either affordable or mid-
range rents. In accordance with Policy 3.2.1(5), all 
517 units will be maintained as rental housing for 
at least 20 years. The existing residents will have 
access to the new landscaped outdoor space and 
Medallion Realty Corporation will secure needed 
upgrades to the existing building identified 
through the redevelopment application process 
to extend the life of the buildings. A construction 
mitigation plan and tenant communication 
strategy will be developed to ensure that impact 
on existing tenants will be minimized.   
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The Proposal will result in a well-designed infill 
development, which is consistent with the PPS, 
conforms with the policies of the Growth Plan and 
the parent City of Toronto Official Plan, and meets 
the intent of the Emery Village Secondary Plan. 
Importantly, this development will result in the 
provision of 480 additional rental housing units, 
while protecting and improving the facilities for 
the existing tenants.  

From a land use planning perspective, the 
Proposal will contribute to the achievement 
of numerous policy objectives that promote 
intensification and a range of housing choices 
within built-up urban areas. The Proposal will add 
new, purpose-built rental housing to the Emery 
Village neighbourhood, which will result in a 
total of nearly 1,000 rental units on the subject 
site. The Proposal include daycare space for up 
to 100 children, contributing to the community 
services available in the area. The subject site is 
well-served by the existing and proposed transit 
network and the Proposal will contribute to the 
diversification of housing options in the City and 
the achievement of a complete community.   

From an urban design perspective, the Proposal 
will conform with the built form policies of the 
Official Plan as it will result in a residential 
building that is compatible both with the existing 

buildings on the subject site and with the existing 
and planned built form context of the surrounding 
community. The new residential building has been 
carefully organized, sited and massed to respond 
to transition to adjacent uses, and to provide a 
strong built-form presence along Lindy Lou Park.  
Any adverse impacts on the existing residential 
buildings, including shadows and wind conflicts, 
have been minimized.

The existing Secondary Plan and zoning 
permissions for the subject site represent an 
underutilization of the subject site, and reflect a 
dated planning framework prior to the introduction 
of the PPS and Growth Plan’s direction to 
intensify. The Proposal, as implemented through 
the proposed amendments, will bring the subject 
site more into consistency with the PPS and 
conformity with the Growth Plan. 

In summary, it is our opinion that the Proposal will 
result in an appropriate and desirable use of the 
subject site and represents good planning and 
urban design. As such, we recommend that the 
proposed official plan amendment and rezoning 
applications be approved.
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1.0
INTRODUCTION 
AND PURPOSE

This Housing Issues Report has been prepared 
in support of an application made by Medallion 
Realty Holdings (“Medallion”) to amend the City 
of Toronto Official Plan, Zoning By-law 569-2013, 
as amended, and the former City of North York 
Zoning By-law 7625, as amended, with respect 
to the 3.05 hectares of land located generally at 
the southwest corner of Finch Avenue West and 
Weston Road, municipally known as 2405 Finch 
Avenue West and 3400 Weston Road (the “subject 
site”) (see Figure A1, Location Map).

The subject site is currently occupied by two 
26-storey residential apartment buildings, 
containing a total of 517 rental units. Medallion 
is proposing to add a new 36-storey building 
containing 480 new purpose-built rental dwelling 
units and 290 square metres of daycare space 
(the “Proposal”) to the currently vacant lands in 
the westerly portion of the subject site, adjacent 
to Lindy Lou Park. The existing buildings will be 
retained, with all 517 existing units maintained as 
rental housing. 

Section 111 of the City of Toronto Act gives the City 
authority to protect rental housing in the City. In 
accordance with the provisions in that Section, 
the City of Toronto prohibits the demolition and 
conversion of any rental housing (on properties 
that contain six or more rental units) unless a 
permit has been issued under Chapter 667 of the 
Municipal Code. The proposal will not result in the 
demolition or conversion of any rental housing 
units. The City of Toronto Official Plan (the 
“Official Plan”) also includes policies regarding 
the protection of rental housing. For example, 
Policy 3.2.1(5) of the Official Plan has policies 
which apply where significant new development 
is proposed on sites which contain six or more 
rental units and where existing rental units will 
be kept in the new development.

This Housing Issues Report assesses the 
applicability of the Official Plan housing policies 
and provides an analysis of the Proposal in the 
context of the applicable policies. In our opinion, 
the Proposal meets the applicable requirements.
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2.0
SUBJECT SITE AND 

SURROUNDINGS
2.1 Subject Site
The subject site is located at the interior of 
southwest corner of Finch Avenue West and 
Weston Road. The subject site is currently 
occupied by two 26-storey slab-style rental 
apartment buildings (2405 Finch Avenue West 
and 3400 Weston Road) that will be retained 
upon redevelopment. The existing buildings have 
517 units as summarized in Table A1 below.

There is an existing day care in the bottom of 
2405 Finch Avenue West that has an existing size 
of approximately 510 square metres. 

Neither of the existing buildings directly front 
onto a public road. An existing 2-way driveway 
from Finch Avenue West provides access to 
2405 Finch Avenue West and an existing 2-way 
driveway from Weston Road provides access to 
3400 Weston Road. Both driveways only have a 
sidewalk on one side. The intersections of the 
driveways with the major roads are unsignalized 
with no pedestrian crossings. Vehicular parking 
for the existing tenants is provided within a 2- 
and 3-level underground parking garage located 
beneath of the existing buildings which contains 
a total of 431 parking spaces as well as a surface 
parking lot associated with each building which 
provides an additional 106 parking spaces. There 
is currently no bicycle parking for the existing 
buildings. 

Table A1 - Existing Unit Mix

Bachelor One-bedroom Two-bedroom Three-bedroom

3400 
Weston 
Road

1 34 209 14

2405 
Finch 
Avenue 
West

3 38 206 12

TOTAL 4 72 415 26
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To the immediate east of the subject site, adjacent 
to 3400 Weston Road, is a low-rise commercial 
plaza and associated surface parking lot (3406-
3434 Weston Road) fronting Weston Road. On 
the east side of Weston Road is a multi-phase 
residential mixed-use development (2345 Finch 
Avenue West and 3415 Weston Road), which is 
also owned by Medallion Realty Holdings. Phase 
1 and 2, built and under construction, are entirely 
rental in tenure and includes affordable.

To the immediate south of the subject site is a 
26-storey residential condominium building with 
associated surface parking and children’s park 
(3390 Weston Road). 

To the immediate west of the subject site is Lindy 
Lou Park, a 4.5-hectare park which features two 
gazebos, two volleyball courts and a walking path 
that connects Finch Avenue West to Lanyard 
Road. 

A more detailed review of the surroundings 
is included in the Planning and Urban Design 
Rationale. 

2.2 Surroundings
The subject site is located within the 
Humbermede Neighbourhood Improvement 
Area, one of the 31 neighbourhoods identified 
in March 2014 through the Toronto Strong 
Neighbourhoods Strategy 2020 as falling below 
the Neighbourhood Equity Score and requiring 
special attention. Neighbourhood Improvement 
Areas are supported by Neighbourhood Action 
Teams to help strengthen the social, economic 
and physical conditions. 

The subject site is also located within the Emery 
Village Neighbourhood which is recognized as 
a culturally diverse area with a rich history of 
immigrant entrepreneurship. This area currently 
consists of mid- and high-rise mixed-use buildings 
near the Finch and Weston intersection. Beyond 
the intersection are single detached residential 
units, industrial buildings and parks. The Emery 
Village Secondary Plan, which was adopted by 
Council in 2002, envisions the re-urbanization 
of the community to facilitate mixed-use 
development, reduce automobile dependency 
and increase streetscape improvements. 

To the immediate north of the subject site, 
adjacent to 2405 Finch Avenue West, is a 
12-storey apartment building, with retail at 
grade and surface parking to the north and east 
(2397 Finch Avenue West). To the east is a low-
rise commercial plaza with associated surface 
parking (3406-3434 Weston). In October 2015, 
City Council enacted and passed an official 
plan amendment and zoning by-law amendment 
to permit a 12-storey mixed-use building on 
the property, comprised of approximately 270 
residential condominium units and 688 square 
metres of at-grade retail. The development has 
not been built.
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3.0
PROPOSAL

It is proposed to add a new infill residential 
building to the subject site that has a height of 36 
storeys (101.88 metres, excluding the mechanical 
penthouse), inclusive of a 5-storey podium (16.3 
metres from established grade) framing Lindy 
Lou Park. The proposal contains a total GFA of 
35,658 square metres, based on the definition 
for GFA included in By-law 569-2013, comprised 
of 35,093 square metres of residential GFA and 
565 square metres daycare space, relocated 
from the base of 2405 Finch Avenue West to the 
new building. The addition of the new building 
will result in an overall density of 2.85 times the 
area of the lot. 

A high-quality landscaping program is proposed 
which includes a central gathering plaza that will 
be accessible to residents of the new building, 
as well as those at 2405 Finch Avenue West and 
3400 Weston Road. It is proposed for the plaza 
to include a shade structure and sloped seating 
areas. New pedestrian pathways are included 
across the subject site, allowing for easier 

pedestrian movement from Finch Avenue West 
and Weston Road, between the buildings, and to 
the new shared outdoor areas. The new walkway 
network will include a landscaped mews providing 
connection between the new building at 3400 
Weston Road to the daycare space and residential 
lobby. New trees are proposed, including those 
replacing the trees to be removed to facilitate 
the infill development. Landscape strategies are 
proposed to improve the quality of the existing 
surface parking lots, which will be retained. 

As part of the redevelopment, all 517 units in 
3400 Weston Road and 2405 Finch Avenue will 
be retained. The Proposal includes a total of 480 
new dwelling units, all of which are proposed to 
be rental in tenure. The existing indoor amenity 
space in 2405 Finch Avenue West will be retained. 

Upon completion, a total of 1019 parking spaces 
are proposed and assigned as follows: 482 
parking spaces for the new building; 269 parking 
spaces for 3400 Weston Road; and 268 parking 
spaces for 2405 Finch Avenue West. 
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The Growth Plan for the Greater Golden Horseshoe 
(the “Growth Plan”) came into effect on May 16, 
2019 and any municipal decisions made after 
this date will need to conform with this new plan. 
The subject site is located within 280 metres 
of the proposed Finch Avenue East LRT station 
and located along Finch Avenue East which is 
currently serviced by frequent public transit. 

Policy 2.2.6(1) requires municipalities to support 
housing choice through the achievement of the 
minimum intensification and density targets in 
the Growth Plan by identifying a diverse range 
and mix of housing options and densities to 
meet projected needs of current and future 
residents. Notwithstanding Policy 1.4.1 of the 
PPS, Policy 2.2.6(2) states that, in implementing 
Policy 2.2.6(1), municipalities will support the 
achievement of complete communities by: 
planning to accommodate forecasted growth; 
planning to achieve the minimum intensification 
and density targets; considering the range and 
mix of housing options and densities of the 
existing housing stock; and planning to diversify 
the overall housing stock across the municipality. 

4.0
 APPLICABLE POLICY AND 

REGULATORY CONTEXT
This Housing Issues Report outlines the 
applicable housing policy that applies to the 
Proposal. Further policy detail is included in the 
Planning and Urban Design Rationale (August 
2020).

 

4.1 Provincial Policies
The 2020 Provincial Policy Statement (the “PPS”) 
provides overall policy direction on matters of 
provincial interest relating to land use planning 
and development. The PPS is intended to promote 
efficient development and land use patterns 
to support strong communities, to protect the 
environment and public health and safety, and 
promote a strong economy. 

With respect to housing, Policy 1.4.3 requires 
provision to be made for an appropriate range 
and mix of housing options and densities to 
meet projected market-based and affordable 
housing needs of current and future residents 
by, among other matters, facilitating all types of 
residential intensification and redevelopment, 
promoting densities for new housing which 
efficiently use land, resources, infrastructure 
and public service facilities and support the use 
of active transportation and transit, requiring 
transit-supportive development and prioritizing 
intensification in proximity to transit, including 
corridors and stations.
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and renovations to the existing rental housing 
to extend the life of the building(s) that are to 
remain and to improve amenities, without pass-
through costs to tenants. These improvements 
and renovations should be a City priority under 
Section 5.1.1 of this Plan where no alternative 
programs are in place to offer financial assistance 
for this work.

As no rental housing units are being demolished, 
Policy 3.2.1(6) does not apply.

The subject site is included in the Emery Village 
Secondary Plan, within the Official Plan, for the 
lands around the Weston Road and Finch Avenue 
intersection. The subject site is designated 
Apartment Neighbourhoods “A” in the Secondary 
Plan. There are no policies related specifically to 
housing within the Secondary Plan. 

4.3 Zoning
Under the City-wide Zoning By-law No. 569-
2013, the subject site is zoned RA (Residential 
Apartment), with a maximum permitted height of 
24 metres and maximum permitted lot coverage 
of 33 percent. Within the RA Zone, an apartment 
building is a permitted use as well as a variety 
of service, institutional and retail uses, many of 
which are subject to conditions. Site-specific 
exception RA 180 applies to the subject site and 
provides By-law 422-2003 applies to the lands, as 
set out below.

By-law No. 422-2003 (“The Emery Village Zoning 
By-law”) amended the North York Zoning By-law 
No. 7625 to establish area-wide performance 
standards that generally implement the vision 
set out the Emery Village Secondary Plan. 
The subject site is zoned RM6(135)(H), with a 
maximum permitted density of 2.5 FSI. The 
permitted height ranges from 3 storeys (9.6 
metres) to 6 storeys (18 metres). Within the RM6 
Zone (Multiple-Family Dwellings Sixth Density 
Zone), a range of residential uses are permitted 
as well as limited institutional. 

 

4.2 City of Toronto Official 
Plan

The subject site is designated Apartment 
Neighbourhoods on Land Use Map 13 within the 
City of Toronto Official Plan.

The Apartment Neighbourhoods policies 
recognize opportunities for redevelopment, 
subject to the development criteria included in 
Policy 4.2(2). The Official Plan contains additional 
Apartment Neighbourhoods policies, which 
include criteria for assessing compatible infill 
development on sites where there are one or 
more existing apartment buildings, on the basis 
of improving exiting site conditions.

Section 3.2.1 focuses on housing matters in the 
City, specifically the housing stock, the supply 
of new housing as well as affordability. 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 and includes 
ownership and rental housing. 

Policy 3.2.1(2), as amended, provides that the 
existing stock of housing will be maintained, 
improved and replenished, and that the City 
will encourage the renovation and retrofitting 
of older residential apartment buildings. The 
Policy concludes by encouraging new housing 
supply through intensification and infill that is 
consistent with the Plan. 

Policy 3.2.1(3) provides that investment in new 
rental housing, particularly affordable rental 
housing, will be encouraged by a coordinated 
effort from all levels of government through 
implementation of a range of strategies, including 
effective taxation, regulatory, administrative 
policies and incentives.

Policy 3.2.1(5) provides that significant new 
development on sites containing six or more 
rental units, where existing rental units will be 
kept in the new development, will secure as rental 
housing, the existing rental housing units which 
have affordable rents and mid-range rents; 
and should secure any needed improvements 
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5.0
ANALYSIS AND OPINION

5.1 General Analysis
The Proposal is consistent with the PPS and 
conforms to the policies of the Growth Plan and 
the City of Toronto Official Plan, as it will provide a 
range of unit sizes and will add to the City’s stock 
of purpose built rental housing. The proposed 
infill development will provide additional 
purpose-built rental units on an underutilized 
portion of the subject site, which will provide a 
greater diversity of housing stock.

The proposal conforms to the Official Plan, 
specifically the housing policies of Section 3.2.1. 
As per Policy 3.2.1(1), the proposal contributes 
to a full range of housing in terms of both form 
and tenure. In keeping with Policy 3.2.1(2), the 
proposal ensures that the existing housing 
stock will be maintained, and that new housing 
supply will be provided through the proposed 
development of a new residential building on the 
subject site. Further analysis on the Proposal’s 
conformity with Policy 3.2.1(5) is set out below. 
As the proposal will not result in the removal or 
demolition of any existing rental units, Policy 
3.2.1(6) does not apply.

5.2 Analysis of Policy 
3.2.1(5)

Policy 3.2.1(5)(a): Analysis of Unit 
Affordability 
In accordance with Policy 3.2.1(5)(a), all existing 
“affordable” and “mid-range” rental units in the 
existing buildings at 2405 Finch Avenue West and 
3400 Weston Road will be maintained as rental 
housing for a period of at least 20 years which will 
be secured through a Section 111 Agreement with 
the City. 

The Official Plan defines “affordable rents” 
as housing where the total monthly shelter 
cost (gross monthly rent including utilities but 
excluding parking and cable television charges) 
is at or below one times the average City of 
Toronto rent, by unit type, as reported annually by 
the Canada Mortgage and Housing Corporation 
(“CMHC”). “Mid-range rents” is housing where 
the total monthly shelter costs exceed affordable 
rents but fall below one and one-half times the 
average City of Toronto rent. “High-end rent” 
is housing above the mid-range threshold. The 
applicable 2020 rent limits by relevant unit type 
are included in Table A2. 
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landscaped open space and amenity areas. 
Tenants will continue to have access in the 
relocated daycare. While the Proposal will result 
in a deduction in overall parking for the retained 
buildings (14 spaces for 2405 Finch Avenue West 
and 35 spaces for 3400 Weston Road), given the 
existing utilization of parking no tenant will lose 
access to their parking space. 

As provided for in Policy 3.2.1(5)(b), the cost of 
any improvements to the existing building will 
not be passed down in the rents to tenants. 

Construction Mitigation Plan and 
Tenant Communication Strategy
Through the development application review 
process, a construction mitigation plan and 
tenant communications strategy will be 
developed so that the impact of the construction 
on existing tenants will be minimized. 

Medallion held an open house for existing tenants 
living in the apartment building in early 2020 
to ensure tenants were aware of the upcoming 
development application. A Public Consultation 
Strategy, which is being submitted under 
separate cover, further speaks to the tenant 
engagement strategy that Medallion intends to 
employ throughout the planning approvals and 
development process.

 

Table A2 - 2020 CMHC Average Rent Thresholds 

Unit Type Affordable Rent Mid-Range Rent

Bachelor apartment $1,148 $1,721

1-bedroom apartment $1,374 $2,060

2-bedroom apartment $1,591 $2,386

3-bedroom apartment $1,759 $2,638

Based on the August 2020 rent rolls, all gross 
monthly rents were categorized as either 
affordable or mid-range. There was one vacancy 
in the existing apartment buildings. 

Given that all of the units on the subject site 
qualify as having either affordable or mid-range 
rents, Policy 3.2.1(5)(a) applies. Accordingly, all 
517 units will be retained for rental tenure. These 
units will be retained for rental tenure for a period 
of at least 20 years. 

Policy 3.2.1(5)(b): Improvements to the existing 
building

• Existing tenants of 2405 Finch Avenue West 
currently have access to the following amenities: 

• Indoor amenity space currently used as a gym (37 
sq. m)

• Common laundry room 

• 282 car parking spaces (81 surface parking spaces 
and 201 underground spaces)

Existing tenants of 3400 Weston Road currently 
have access to the following amenities: 

• Common laundry room

• 304 car parking spaces (103 surface parking 
spaces and 201 underground spaces)

At the time of application, 246 spaces in 2405 
Finch Avenue West and 234 spaces in 3400 
Weston Road were being leased by tenants.

As part of the redevelopment, tenants in the new 
building will have full access to the improved 
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It is our opinion that the Proposal for the subject 
site is consistent with the PPS and conforms to 
the policies of the Growth Plan regarding housing. 

The Proposal also conforms to the City of Toronto 
Official Plan, specifically the policies of Section 
3.2.1 with regards to the protection and addition 
of rental housing, the provision of supporting 
amenities for the tenants of the existing building, 
and consideration for potential tenants impacts 
as a result of the proposal. Specifically, the 
Proposal conforms to Official Plan Policy 3.2.1(5) 
as it will maintain all of the existing rental 
residential units on the subject site and will 
secure those units that currently have affordable 
and mid-range rents as rental housing for a 
minimum of 20 years. Furthermore, the Proposal 
will provide additional rental housing units on an 
underutilized property within the Emery Village 
Secondary Plan area. 

Based on the foregoing, it is our opinion that 
the official plan amendment and rezoning 
application to support the infill development of a 
new rental residential building on the subject site 
is appropriate and desirable and, accordingly, 
should be approved.

6.0
CONCLUSION
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1.0
INTRODUCTION

1.1 OVERVIEW
This Community Services and Facilities (“CS&F”) 
report was prepared by Bousfields Inc. to provide 
a review of the key community services and 
facilities that are available to residents in the 
vicinity of 3400 Weston Road and 2405 Finch 
Avenue West in the City of Toronto (the “subject 
site”). Key services include publicly funded 
schools, child care facilities, public libraries, 
parks, community recreation centres and human 
services. The purpose of this report is to identify 
the range of existing CS&F resources that are 
available within the Study Area, as defined in 
Section 1.2 below, to evaluate the ability of these 
services to accommodate growth, to identify any 
existing priorities and to determine the demands 
for new services resulting from the development 
proposal for the subject site. 

1.2 PURPOSE
The proposed development is intended to 
facilitate infill development on underutilized 
portions of the subject site through the 
introduction of one, new high-rise buildings and 
the retention of the existing apartment buildings. 
The new building is comprised of 35 storeys that 
is proposed to contain 480 dwelling units and 
is located on the west side of the subject site, 
adjacent to the Lindy Lou Park. The purpose of 
this report is to identify the range of existing 
resources that are available within the Study 
Area, and to identify any priorities that should 
be considered in connection with the proposed 
development.

1.3 STUDY AREA
This report’s Study Area, as determined in 
consultation with City staff, is generally defined 
by Steeles Avenue West to the north, Highway 
400 to the east, Sheppard Avenue West to the 
south and the Humber River to the west. These 
boundaries correspond with the City of Toronto’s 
established boundaries for the Humber Summit 
and Humbermede neighbourhoods. 

The demographic section analysis (Section 2.0) 
is based upon the boundaries of the Humber 
Summit and Humbermede neighbourhoods (see 
Figure B1).

1.4 METHODOLOGY
This report includes an inventory of key publicly 
funded services and facilities in the Study 
Area including schools, child care facilities, 
community centres, parks and libraries, as well 
as details on other organizations that provide 
services to the public including places of worship 
and human (social) services. This information 
has been collected from a variety of sources 
including the City of Toronto’s website and other 
online resources. Data on enrolment, capacity, 
service boundaries and types of programs has 
been included where available. The demographic 
profile in Section 2 is based on the Neighbourhood 
Profile for the Humbermede neighbourhood 
as prepared by the City of Toronto. This profile 
includes data from the 2006, 2011 and 2016 
Census, and the 2011 National Household Survey 
(“NHS”) as provided by Statistics Canada. Due to 
methodological issues with the NHS, data from 
this year should be considered approximate.
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Figure B1 - Study Area
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Whereas, the age distribution in the Humber 
Summit neighbourhood remained consistent in 
all age groups between 2011 and 2016. Compared 
to the City, in 2016, the neighbourhood has 
experienced changes within a one to six percent 
range. 

2.3  FAMILY COMPOSITION
Table B2 illustrates that the family size 
composition of the Humbermede and Humber 
Summit neighbourhoods.

In terms of family composition, between 2011 
and 2016, the Humbermede neighbourhood 
remained relatively stable with some slight 
shifts. In 2011 and 2016, compared to the City as 
a whole, the Humbermede neighbourhood had a 
higher proportion of couples with children, and 
lone parent families and a lower percentage of 
2-person families

Compared to the City as a whole, in 2016, the 
Humber Summit neighbourhood had a higher 
portion of couples with children (49 percent), a 
lower portion of lone parent families (24 percent) 
and a higher portion of (40 percent).

As illustrated in Table B3 below, the most 
common marital status in the Humbermede and 
Humber Summit neighbourhoods in 2016 was 
“Married”, with the second most common being 
“Never Married”. In comparison to the City as a 
whole, the neighbourhoods had a slightly lower 
proportion of “Common Law” residents, and a 
similar proportion of “Separated” residents. 

2.1 HUMBER SUMMIT 
AND HUMBERMEDE 
NEIGHBOURHOODS

The subject site is located within the Humbermede 
neighbourhood as defined by the City of Toronto. 
The following demographic profile is based on 
the Neighbourhood Profiles prepared by the City 
of Toronto for the Humbermede neighbourhood 
and Humber Summit neighbourhoods (Figure 
B2). using data from the 2006, 2011 and 2016 
Census and the 2011 NHS.

2.2  POPULATION
Between 2011 and 2016, the population of the 
Humbermede neighbourhood decreased by 
308 residents, which represents a 1.9 percent 
decrease in population whereas the population of 
the Humber Summit neighbourhood decreased 
by 109 residents representing a 0.9 percent 
decrease in population. Comparatively, the 
population of the City of Toronto as a whole 
increased by 4.5 between 2011 and 2016. 

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

2.0
DEMOGRAPHIC PROFILE
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Figure B2 - Neighbourhood Area
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Table B1 - Population by Age Group (2011 & 2016 Neighbourhood Profiles)

Age 
Group

Humbermede 
(2011)

Humbermede 
(2016)

Humber Sum-
mit (2011)

Humber Sum-
mit (2016)

City of Toronto 
(2011)

City of Toronto 
(2016)

# % # % # % # % # % # %

Children 
(0-14)

3,165 20% 2,950 19% 2,315 18% 2,150 17% 400,860 15% 398,135 15%

Youth (15-
24)

2,260 14% 2,285 15% 1,740 14% 1,700 14% 333,510 13% 340,270 12%

Working 
Age (25-54) 6,845 43% 6,370 41% 4,935 39% 4,865 39% 1,199,760 46% 1,229,555 45%

Pre-Re-
tirement 
(55-64)

1,585 10% 1,770 11% 1,260 10% 1,330 11% 303,500 12% 336,670 12%

Seniors (65 
+)

1,990 13% 2,150 14% 2,280 18% 2,370 19% 377, 440 14% 426,945 16%

Total 15,853 100% 15,545 100% 12,525 100% 12,416 100% 2,615,070 100% 2,731,571 100%

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

Category

Humber-
mede (2011)

Humber-
mede (2016)

Humber 
Summit 
(2011)

Humber 
Summit 
(2016)

City of Toronto 
(2016)

# % # % # % # % # %

Total Number of 
Census Families

4,385 100% 4,275 100% 3,525 100% 3,480 100% 718,755 100%

Couples with chil-
dren

2,055 47% 1,980 46% 1,760 50% 1,690 49% 316,070 44%

Couples with no 
children

1,105 25% 1,015 24% 1,020 29% 965 28% 250,085 35%

Lone parent families 1,225 28% 1,280 30% 745 21% 825 24% 152,600 21%

2 people 1,790 41% 1,700 40% 1,430 40% 1,405 40% 344,110 48%
3 people 1,105 25% 1,120 26% 820 23% 830 24% 174,600 24%

4 people 945 22% 895 21% 820 23% 830 24% 143,250 20%
5 or more people 545 12% 550 13% 460 13% 410 12% 56,795 8%

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

Marital Status
Humbermede (2016) Humber Summit (2016)

City of Toronto 
(2016)

# % # % %

Married 5,765 46% 5,165 50% 43%

Common Law 530 4% 350 3% 7%

Never Married 4,265 34% 3,215 31% 35%

Separated 490 4% 305 3% 3%

Divorced 955 8% 550 5% 7%

Widowed 585 5% 670 7% 5%
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According to this data, the income level of 
households in the Humbermede neighbourhood 
appears to have decreased somewhat between 
2006 and 2016. However, when compared to 
the City of Toronto as a whole, the Humbermede 
neighbourhood in 2016 had a higher proportion of 
residents earning between $20,000 and $49,999 
(31 percent), and a lower proportion of residents 
earning $125,000 and over (11 percent). In terms 
of median household income, the average 
household in the Humbermede neighbourhood 
in 2016 was earning $57,609, while the average 
household in the City as a whole was earning 
$65,829.

Income levels in the Humber Summit 
neighbourhood fluctuated between 2006 and 
2016. However, a quarter of the residents (25 
percent) in the neighbourhood are within the 
bracket of $50,000 to $79,999. In terms of median 
household income, the average household of 
Humber Summit neighbour in 2016 was earning 
$61,373, while the average household in the City 
as a whole was earning $65,829.

The data regarding education level and labour 
force has been recorded from the 2016 Census 
and presented in Table B7 below. 

In terms of education, in 2016 the Humbermede 
neighbourhood had a higher proportion of 
residents with only a high school diploma (29 
percent) or with no certificate, diploma or 
degree (21 percent) than the City as a whole. 
Consequently, the neighbourhood also had a 
significantly lower proportion of residents with 
a bachelors’ degree (14 percent) or a university 
degree above the bachelor level (6 percent) than 
the City as a whole.

Whereas, the Humber Summit neighbourhood 
in 2016 had a higher proportion of residents 
with a high school diploma (30 percent), a lower 
proportion of bachelors’ degree (13 percent) and 
a university degree above the bachelor level (7 
percent) than the City as a whole.

2.4 HOUSING
As illustrated in Table B4, the majority of the 
dwellings in the Humbermede neighbourhood in 
2016 were located in apartment buildings greater 
than 5 storeys in height (30 percent). The second 
most common dwelling type were apartment 
buildings less than 5 storeys in height (24 
percent). While there were some slight changes 
between 2011 and 2016, generally the proportions 
of various dwelling types in the neighbourhood 
have remained consistent. Compared to Toronto 
as a whole, the Humbermede neighbourhood has 
consistently had higher proportions of dwellings 
with semi-detached house (23 percent) and lower 
proportions of dwellings with semi-detached 
house (11 percent).

Whereas the majority of the dwellings in the 
Humber Summit neighbourhood were located 
in semi-detached house dwellings (46 percent), 
the second most common dwelling type were 
apartment buildings greater than 5 storeys in 
height (18 percent). Compared to the City as a 
whole, the neighbourhood is 26 percent lower 
in apartments greater than 5 storeys in height 
and 40 percent higher in semi-detached house 
dwelling. 

2.5 SOCIO-ECONOMIC 
CHARACTERISTICS

In terms of neighbourhood income levels, Table B5 
outlines the number of private households within 
each income bracket within the neighbourhood. 
For these purposes, “household” refers to a 
person or group of persons who occupy the same 
dwelling. It may consist of a family with or without 
other non-family members. As household income 
levels were not accurately captured in the 2011 
National Household Survey (NHS), Table B6 
compares the values for 2006 and 2016. 
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Table B4 - Household Income (2006 and 2016 Census) 

Income Level

Humber-
mede 
(2006)

Humber-
mede 
(2016)

Humber 
Summit 
(2006)

Humber 
Summit 
(2016)

City of 
Toronto 
(2016)

% % % % %

Under $10,000 5% 3% 4% 1% 5%

$10,000 - $19,999 10% 7% 6% 5% 8%

$20,000 - $49,999 41% 31% 34% 33% 25%

$50,000 - $79,999 21% 26% 24% 25% 21%

$80,000 - $124,999 16% 21% 12% 20% 19%

$125,000 and over 7% 11% 20% 16% 22%

Table B5 - Private Dwellings by Structure Type (2011 & 2016 
Census) 

Dwelling  
Category

Humber-
mede 
(2011)

Humber-
mede 
(2016)

Humber 
Summit 
(2011)

Humber 
Summit 
(2016)

City of 
Toronto 
(2016)

% % % % %

Single-detached 
house

12% 11% 14% 14% 24%

Semi-detached house 23% 23% 50% 46% 6%

Row house 9% 9% 2% 2% 6%

Apartment, detached 
duplex

2% 2% 2% 2% 4%

Apartment building, 
<5 storeys 

23% 24% 13% 17% 15%

Apartment building, 
5+ storeys

31% 30% 19% 18% 44%

Table B6 - Dwelling Tenure (2011 & 2016 Census) 

Dwelling 
Tenure

Humber-
mede 
(2006)

Humber-
mede 
(2016)

Humber 
Summit 
(2006)

Humber 
Summit 
(2016)

City of 
Toronto 
(2016)

% % % % %

Renter 
households

47% 47% 25% 30% 47%

Owner 
households

53% 53% 75% 70% 53%
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Table B7 - Highest Educational Attainment for Pop. 25-64 
(2016 Census) 

Education Level
Humbermede Humber Summit City of Toronto

% % %

No certificate, diploma or 
degree

21% 23% 10%

High School 29% 30% 20%

Apprenticeships or trades 7% 7% 4%

College, CEGEP, other 20% 19% 18%

University certificate or 
diploma below bachelor level

2% 2% 3%

Bachelors’ degree 14% 13% 28%

University above bachelor 
level

6% 7% 16%

Table B8 - Labour Force Status (2016 Census) 

Status
Humbermede Humber Summit City of Toronto

% % %

Participation Rate 60.7% 56.1% 64.7%

Employment Rate 54.5% 50.7% 59.3%

Unemployment Rate 10.2% 9.6% 8.2%

Table B8 illustrates the participation rate, 
the employment rate and the unemployment 
rate of residents 15 years or older. In 2016, 
the Humbermede and Humber Summit 
neighbourhoods had slightly higher 
unemployment rates, and lower participation and 
employment rates compared to the City as whole. 

2.6  IMMIGRATION & 
DIVERSITY

As illustrated in Table B9, in 2016 the Humbermede 
and Humber Summit neighbourhoods had a 
much higher proportion of the population who 
identified as visibility minorities (77 percent and 
66 percent, respectively) than the City as a whole 
(51 percent). The proportion of the population that 
was born in Canada was also much lower than for 
the City as a whole (37 percent and 39 percent, 
respectively vs 49 percent) and a much larger 
proportion of the neighbourhood’s residents 
identified as 1st generation residents (63 percent 
and 61 percent, respectively), compared to the 
City as a whole (51 percent). 

In 2016, the top 5 ethnic origins in the 
Humbermede neighbourhood were: East Indian, 
Italian, Canadian, Jamaican and Vietnamese. 
Comparatively, the top 5 birth countries for 
recent immigrants were from Pakistan, other 
places in Americas, the Philippines, Jamaica and 
Nigeria.

Whereas in 2016, the top 5 ethnic origins in the 
Humber Summit neighbourhood were: Italian, 
East Indian, Pakistani, Canadian and Jamaican. 
Comparatively, the top 5 birth countries for 
recent immigrants were from Pakistan, India, 
other places in Americas, Iraq and the Philippines.

As of July 2020, there were 6 active or under 
construction/built development applications 
within the Study Area. The details of each of these 
applications is provided in Table B10 below.
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Table B9 - Labour Force Status (2016 Census) 

Status
Humbermede Humber Summit City of Toronto

% % %

Participation Rate 60.7% 56.1% 64.7%

Employment Rate 54.5% 50.7% 59.3%

Unemployment Rate 10.2% 9.6% 8.2%

Table B10 - Visible Minorities & Period of Immigration (2016 
Census) 

Measure
Humbermede Humber Summit City of Toronto

% % %

Visible Minority as 
a percentage of the 
population

77% 66% 51%

Born in Canada 37% 39% 49%

1st Generation Residents 63% 61% 51%

Immigrants

 Arrived before 2001 34% 36% 28%

Arrived between 2001-2005 7% 8% 6%

Arrived between 2006 to 
2016

19% 15% 13%

Non-permanent Residents 2% 2% 3%
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It should be noted that the projection population 
increase from the developments detailed in 
Table B9 would occur incrementally as these 
developments are at a different points in the 
review process and will be constructed with 
different timelines in response to the market 
demands and other factors. Table B12 provides 
a breakdown of the population increase by the 
status of the developments listed above.

As demonstrated in Table B11, the estimated 
population resulting from the developments in 
the Study Area 2,899 residents, the majority 
of which (2,339 residents) are associated with 
developments that are under construction. 
However, it is our opinion that the increase in area 
population resulting from these developments 
will occur incrementally. It is noted that, in 
Toronto, the time between filing an application 
and resident occupation is typically around 5 
years. Further, there is a possibility that some 
of these proposed developments may not be 
approved as per what is currently proposed.

Table B12 - Estimated Population Increase by Development 
Status (City of Toronto)

Development 
Status

# of Projects # of Units
Estimated Popula-
tion

Proposed (Application 
Under Review or 
Appeal)

3 269 560

Approved 0 0 0

Under Construction 
or Built

3 888 2,339

Total 6 1,157 2,899

3.0
NEARBY DEVELOPMENT 

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

Based on these person per unit rates, the 
development proposed for the subject site is 
estimated to yield approximately 2,899 persons. 
In our opinion, this is a reasonable estimate 
considering the proposed unit mix.
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Table B11 - Nearby Development Applications within the Study Area by Neighbourhood (City of Toronto) 

Address
Develop-
ment Sta-
tus

By-
Law

Unit 
Count

Type Tenure GFA (m2)
Height 
(ST)

Unit 
Mix

Esti-
mated 
Popula-
tion

2345 Finch 
Avenue West

Under 
Construction

- 286
Residential/
Commercial

Rental 57,635 m2 28 
1B – 279
2B – 253
3B – 102

1,238

2370 Finch 
Avenue West

Under Review - 192
Residential/
Commercial

Condo 13,831 m2 11
1B – 102
2B – 67
3B – 23

352

3415 – 3499 
Weston Road 
(Phase 2)

Under 
Construction

- 514 Residential Rental 45,746 m2 26, 30
1B – 310
2B – 152
3B – 52

914

3002 
Islington 
Avenue

Appealed - 46 Residential Freehold 8,334 m2 4
3B – 46

124

135 Plunkett 
Road

Under Review - 31 Residential Condo 3,115 m2 3 3B – 31 84

2277 – 2295 
Sheppard 
Avenue West

Built
481-
2006

88 Residential Condo
8,999.5 
m2 3

1B – 7
2B – 74
3B – 7

187

SUBTOTAL - - 1,157 - - - - - 2,899

SUBJECT 
SITE

- - 480
Residential/
Commercial

Condo 33,115 m2 36
1B – 298
2B – 156
3B – 26

826

NEW TOTAL - - 1,637 - - - - - 3,725

Address Section 37 Benefits

2345 Finch Avenue West
$200,000 to the municipality for the purposes of the 
Emery Village Community Infrastructure.

2370 Finch Avenue West  

3415 – 3499 Weston Road 
(Phase 2)

• $1,000,000 in funding for the construction of 
a First Nations Park; parks and open space 
improvements; 

• A minimum of 2,500 m2 of privately-owned 
publicly-accessible space and public access 
easements to and over the area for members of 
the public are to be provided as part of Phase III or 
IV of the development; 

• A total of 5,000 sq ft (or approximately 465 m2) 
of indoor Community Space for an Alternative 
Community Space will be provided. Of that, 2,000 
sq ft is to be provided at nominal rent and another 
2,000 sq ft will be at market rent. 

• A further 1,000 sq ft is to be provided at nominal 
rent. This will all be within the 26-storey building 
on the ground level; 

• The owner shall provide, prior to the issuance of 
the first above grade building permit, a public art 
contribution in accordance with the City’s Percent 
for Public Art Program for a value not less than 
one percent of the gross construction cost of all 
buildings and structures on the lands to be paid at 
time of first building permit. 

• Public Art shall be implemented as per the 2005 
Public Art Plan and be in keeping with the Emery 
Village Heritage and Cultural Plan (BIA’s Heritage 
Interpretation Plan). 

3002 Islington Avenue  -

135 Plunkett Road  -

2277 – 2295 Sheppard Avenue 
West

• $500,000 to the City to be used for improvements 
to Humber Sheppard Community Centre as set out 
below:

• $200,000 toward a community/teaching kitchen;
• $150,000 toward an outdoor soccer stadium;
• $70,000 toward the construction of a concession 

stand; and
• $80,000 toward the gym floor and other amenities 

at the Humber Sheppard Community Centre
• $25,000 towards the construction of St. Jude’s 

Catholic School/Best Start Playground 
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4.1 SCHOOLS
Table B13outlines the capacities, enrolments and 
utilization rates for schools within the catchment 
areas for both the Toronto District School Board 
(TDSB) and Toronto Catholic District School Board 
(TCDSB). Contact with the School Boards was 
made in January 2020. In addition to the school 
data, staff provided the yield factor/ pupil yield 
figures for the proposed development based on a 
total of 480 residential units.

Table B13 - TDSB and TCDSB Capacity and Enrolment

Capacity
Full-Time 
Enrolment

Utilization 
Rate

Portables

Public Elementary School

Daystrom Public 
School
25 Daystrom 
Drive

651 448 69% -

Humber Summit 
Middle School
60 Pearldale 
Avenue

602 457 76% -

TOTAL 1,253 905 - -

Public Secondary School

Emery Collegiate 
Institute
3395 Weston 
Road 

1,101 603 55% -

SUBTOTAL 1,101 603 55% -

TOTAL 2,354 1,508 - -

4.0
COMMUNITY SERVICES  

& FACILITIES
The following is an inventory of the community 
facilities and service agencies within or directly 
adjacent to the Study Area that are available 
to current and future residents of the subject 
site and surrounding area. Descriptions of 
the type of services and programs offered at 
different organizations or facilities are provided. 
Additional seasonal programs or services beyond 
what has been listed may be offered, but were not 
published at the time this report was prepared.
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In terms of public secondary schools, 
Emery Collegiate Institute is reported to be 
undersubscribed with utilization rate of 55 
percent.

There is one Catholic elementary school serving 
the subject site, St. Jude which serves students 
in junior kindergarten through to grade 8. Based 
on current enrolment data, the school is reported 
to be over utilized with a utilization rate of 104.6 
percent. There are two mixed gender secondary 
schools and two single gender secondary schools 
serving the subject site.

Capacity
Full-Time 
Enrolment

Utilization 
Rate

Portables

Catholic Elementary School

St. Jude
3251 Weston Road

723 756 104.6% -

TOTAL 723 756 104.6% -

Mixed Gender Catholic Secondary School

Monsignor Percy 
Johnson
2170 Kipling 
Avenue

909 992 109.1% -

Father Henry Carr
1760 Martin Grove 

834 925 110.9% -

Single Gender Catholic Secondary School

Madonna (Female 
Gender)
20 Dubray Avenue

690 702 101.7% -

Chaminade (Male 
Gender)
211 Steeles 
Avenue East

531 926 174.4% 5

SECONDARY 
TOTAL

2,964 3,545 119.6% 5

TOTAL 3,687 4,301 116.7% 5

Daystrom Public School (junior kindergarten 
through grade 5) is the only elementary school 
that serves the subject site and according 
to enrolment data from the TDSB, the school 
is undersubscribed with a utilization rate 
of 69 percent. The school may be able to 
accommodate additional students. Humber 
Summit Middle School (grades 6 to 8) is the 
only middle school to serve the subject site 
and according to enrolment data from the 
TDSB, it is currently operating at a utilization 
rate of 76 percent. The school may be able to 
accommodate additional students since it has 
145 spaces available. 
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Based on the pupil yield figures provided by 
TCDSB, the projected 21 Catholic elementary 
school students generated from the proposed 
development may not be accommodated at 
St. Jude, since the school has exceeded. The 
projected 12 Catholic secondary students could 
be not accommodated at both, Monsignor Percy 
Johnson and Father Henry Carr, since both are 
operating at overutilized rates. Both single gender 
secondary schools are also at capacity with no 
room for additional accommodation. It should be 
noted, however, that secondary students residing 
in Toronto are not limited by a catchment area 
and they can attend any TCDSB school within the 
school board. However, students living outside 
of Toronto (but within Ontario) may apply to a 
secondary school. Placement will only be offered 
if there is space available.

It is not possible at this time to identify the 
exact school that potential students from this 
development will attend. This level of detail will 
occur later in the application review process, 
when the TDSB and TCDSB determine where 
prospective students will attend schools. 
However, it would appear at this time there is 
some capacity in both school boards at various 
grades.

4.2 CHILD CARE SERVICES
Table B14 provides a listing of City of Toronto 
child care services within the Study Area, 
including enrolment and reported vacancy. There 
is a total of 13 child care facilities within the Study 
Area, 12 of which provide subsidized spaces if 
available. Child care centres were contacted in 
October 2019. Service providers reported a total 
of 67 vacancies across all age groups. However, 
due to the current circumstances under COVID, 
the childcare facilities could not be contacted 
again. However, for the purposes of this report 
we will make the assumption to use the data we 
compiled in Octoober.

Both of the two mixed gender secondary schools, 
Monsignor Percy Johnson and Father Henry 
Carr serving the subject site are reported to be 
oversubscribed with utilization rates of 109.1 
percent and 110.9 percent, respectively.

Madonna is a female-only secondary school 
reported to operating be at over capacity, with 
a utilization rate of 101.7 percent. Chaminade, 
a male-only secondary school has also been 
reported to have surpassed capacity, with a 
utilization rate of 174.4 percent. Therefore, both 
single gender Catholic schools may not be able to 
accommodate additional students. 

PUPIL YIELD
Pupil yield of the proposed development – TDSB

• Junior Elementary: 130 (80 percent of figure 
supplied by TDSB)

• Senior Elementary 33 (20 percent of figure supplied 
by TDSB)

• Secondary: 67 (0.08 pupils per condo unit figure 
supplied by TDSB)

Based on the pupil yield factor for dwelling 
units provided by TDSB staff, the proposed 
development would yield 230 public school 
students. 

Based on the pupil yield figures provided by 
TDSB, the projected 130 junior elementary 
school students generated from the proposed 
development could be accommodated at 
Daystrom Public School, since the school still has 
203 vacancies to reach capacity. The projected 
33 senior elementary students could also be 
accommodated at Humber Summit Middle 
School since there are 145 vacancies available. 
The projected 67 secondary students can be 
accommodated at Emery Collegiate Institute due 
to the school having 498 vacancies available to 
reach capacity. All 230 projected students can 
find accommodation at the three public schools. 

Pupil yield of the proposed development – TCDSB

• Elementary: 21 (figure supplied by TCDSB)

• Secondary: 12 (figure supplied by TCDSB)
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Table B14 - Enrolment/Reported Vacancies within Study 
Area

Facility Enrolment/Reported Vacant
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Northwest Childhood Learning 
Centre
2978 Islington Avenue

Y
Capacity - 15 32 - - 47

Vacancy - 6 8 - - 14

St. Roch Child Care Centre
174 Duncanwoods Drive 

Y
Capacity - - 16 26 15 57

Vacancy - - 5 9 4 18

*Daystrom Childcare Centre 
25 Daystrom Drive

Y
Capacity - - - 26 60 86

Vacancy - - - 0 0 0

Lori Gardens Centre for Early 
Learning
2405 Finch Avenue West

Y
Capacity 10 15 28 22 25 100

Vacancy 0 0 2 1 0 3

*Emery Early Learning & Child 
Care Centre
3395 Weston Road

Y
Capacity 10 10 16 - - 36

Vacancy 0 0 0 - - 0

Educare Kindergarten - Islington
2825 Islington Avenue 

Y
Capacity - 10 16 34 30 90

Vacancy - 0 1 3 0 4

*Rowntree Early Learning & Child 
Care Centre
2765 Islington Avenue

Y
Capacity 10 10 16 - - 36

Vacancy 0 0 0 - - 0

Gulfstream Day Care Centre
20 Gulfstream Road

Y
Capacity 10 15 24 26 30 105

Vacancy 0 1 2 3 18 24

*St. Jude Early Learning Centre
3251 Weston Road

Y
Capacity - 15 16 52 60 143

Vacancy - 0 0 0 0 0

*Westown Early Learning And 
Child Care Centre
3101 Weston Road

Y
Capacity 10 10 16 - - 36

Vacancy 0 0 0 - - 0

*Garderie Du Cercle De L’Amitie - 
Etobicoke
30 Thistle Down Boulevard

Y
Capacity - 10 16 13 30 69

Vacancy - 0 0 0 0 0

Rexdale Day Nursery
925 Albion Road

Y
Capacity - - 48 - 25 73

Vacancy - - 1 - 0 1

Rexdale Women’s Centre Nursery
925 Albion Road, Suite 207

N
Capacity - 5 8 - - 13

Vacancy - 0 3 - - 3

*Child care facility could not be reached, so zero spaces assumed
Total Vacancy
67

Total
Capacity

891
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It is noted that the above analysis is based on 
limited contact with the childcare providers. 
Further, the number of available childcare 
spaces, and/ or the capacities of the centres, that 
have been reported in this CS&F may change by 
the time the development has been approved and 
constructed. Further, there may be additional 
home-based child care services offered in the 
area that would not be captured by this analysis. 

4.3 LIBRARIES
There are two public libraries branches (Humber 
Summit and Woodview Park) within the Study 
Area and one branch in the immediate vicinity of 
the Study Area (Albion). A brief description of the 
services and programs offered is provided below:

Humber Summit Branch
Located at 2990 Islington Avenue, the Humber 
Summit Branch is open Tuesday through Sunday, 
closed on Mondays and has seating for 80 
visitors. This branch features 9 computer work 
stations that are connected to the internet and 
include Microsoft Office, wi-fi, and equipment for 
persons with disabilities. Collections include:

• Audiobooks on CD

• Large print collection

• Adult literacy materials

• Small collection in Italian, Punjabi, Spanish, Hindi 
(DVDs only) and Urdu

Some of the programs and classes at the branch 
scheduled on a weekly or recurring basis in the 
upcoming months include: After School Fun, PS4 
Gaming, Knit and Lit and Baby Time.

In 2017, there were 24,575 total visits to the library 
which was the 81st lowest number of visits for a 
Neighbourhood Branch. The library features:

• A 1, 551 square ft. auditorium with 85 lecture style 
seats and 30 classroom style;

• A 504 square ft. meeting room with 30 lecture style 
and 18 classroom style; and

• A kitchen with 60-cup coffee run equipment which 
is available for community bookings. 

In total, the Study Area contains 891 child care 
spaces. This distribution of the spaces are as 
follows: 50 infant spaces (6 percent), 115 toddler 
spaces (13 percent); 252 pre-school spaces (28 
percent); 199 spaces for children in full-time 
kindergarten (22 percent); and 275 spaces for 
school age children (31 percent). As of November 
2019, there were 67 child care spaces available in 
the Study Area. Of those, 7 were for toddlers, 22 
spaces were for pre-school children, 16 spaces 
were for kindergarten and 22 were for school 
aged children. 

PROJECTED CHILD CARE YIELD
It is estimated that the proposed 480 residential 
units will generate a demand for 82 to 89 child care 
spaces. This is based on a residential population 
increase of 826 people (480 units multiplied by 
the PPU rates for the proposed unit mix as set 
out in Section 3), of which 17 percent would be 
“Children” in the Humber Summit and 19 percent 
would be in the Humbermede neighbourhood 
profiles (“Children” are aged 0-14). The projected 
number of children is then multiplied by the 
women’s labour force participation rate in the 
Toronto CMA - 63.1 percent. A further multiplier of 
50 percent is used to approximate the number of 
children needing care at a child care centre. This is 
the level of service standard set out by the City’s 
Children’s Services Division and is consistently 
applied to development applications. 

Compared with Table B14 above, the projected 
number of children generated from the proposed 
development who will require child care (82 to 
89 children) may not be fully accommodated 
by the existing facilities within the Study Area, 
depending on age and care requirements. There 
are a small number of vacant child care spaces (67 
spaces) in the Study Area and they may be able to 
accommodate the projected number of children 
from the proposal that will require child care. 
However, we note that it is typical for families 
with children to travel beyond their immediate 
community for child care services. 
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Albion District Branch
Located at 1515 Albion Road, the Albion Branch is 
open Monday through Sunday and has seating for 
180 visitors. This branch features 15 computer 
workstations that are connected to the internet 
and include Microsoft Office, wi-fi, and equipment 
for persons with disabilities. Collections include:

• Adult literary materials

• Audiobooks on CD

• Large print collection

• Small collection in Arabic, Chinese and Hindi

• Medium collection in French, Gujarati, Punjabi, 
Spanish and Tamil

• Small collection in Bengali, Italian, Persian, Somali, 
Tagalog (DVDs only), Telugu, Urdu and Vietnamese 
(DVDs only)

Some of the programs and classes at the branch 
scheduled on a weekly or recurring basis in the 
upcoming months include: Adult Literacy, After 
School Club, Learning to Reading, Babytime and 
Toddler Storytime.

In 2017, there were 260,950 total visits to the 
library which was the 11th highest number of visits 
for a District Branch. The library features:

• A 1, 300 square ft. auditorium with 60 lecture style 
seats and 50 classroom style; and

• A 380 square ft. program room with 12 lecture style 
and 12 classroom style.

In 2017, the revitalized branch opened featuring a 
kid’s early literacy centre for children from birth 
to five, a discovery zone for children ages 6-12, 
an after-school youth hub for ages 13-19, new 
technologies in the digital innovation hub and 
indoor reading gardens. 

In 2017, the branch was closed for renovations 
and reopened in January 2018 with revitalizations 
that include: a redesign of the floor layout for 
increased access, zoned areas for adults, teens 
and children, an accessible washroom on the 
main floor and the addition of computers and a 
scanner.

Woodview Park Neighbourhood 
Branch
Located at 16 Bradstock Road, the Woodview Park 
Branch is open Tuesday through Sunday, closed 
on Mondays and has seating for 49 visitors. This 
branch features 7 computer workstations that are 
connected to the internet and include Microsoft 
Office, wi-fi, and equipment for persons with 
disabilities. Collections include:

• Audiobooks on CD

• Large print collection

• Small collection in Italian, Vietnamese and Spanish

Some of the programs and classes at the branch 
scheduled on a weekly or recurring basis in the 
upcoming months include: Haunted House, 
Tween After School Video Gaming, EarlyOn 
Parent and Children Program, LEAP After School 
Program and Teen Talk Thursdays.

In 2017, there were 58,297 total visits to the 
library which was the 17th lowest number of visits 
for a Neighbourhood Branch.
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4.4 RECREATION
There are four community recreation centres 
within the Study Area. The City of Toronto’s Parks 
and Recreation Division operate these facilities. 
There may be additional recreation or community 
hubs operated by non-profit organizations within 
the Study Area, however, this analysis focused 
on City-run facilities. Table B15 summarizes the 
programs and services available at the near-by 
recreation centre.

Table B15 - Community Recreation Centres within Study 
Area

Location Facilities Services/Programs

Habitant Arena
3383 Weston Road

Dressing Room
Indoor Dry Pad
Kitchen
Multipurpose Room

• Skating

Gord and Irene Risk 
Community Centre
2650 Finch Avenue West

Dressing Room
Indoor Bocce Court
Indoor Dry Pad
Kitchen
Multipurpose Room
Outdoor Pool

• Arts (Ballet, Crafts, Dance, 
Hip Hop, and Visual Arts)

• Camps 
• Fitness (Cardio, Cardio 

Dance and Muscle 
Conditioning)

• General Interest 
• Skating

Carmine Stefano Community 
Centre
3100 Weston Road

Craft Room
Gallery
Games Room
Kitchen
Lounge
Multipurpose Room

• Arts (Arts & Crafts, Dance, 
Jazz, Music, Piano/
Keyboard and Visual Arts)

• Camps
• Fitness (Cardio, Cardio 

Dance, Family Fitness and 
Yoga

• General Interest
• Sports (Basketball and 

Soccer)

Thistletown Seniors’ Centre
925 Albion Road

Games Room

• Arts (Crats, Dance, Line 
Dance and Visual Arts)

• Fitness (Cardio, 
Cardio Dance, Muscle 
Conditioning, Pilates, Tai 
Chi and Yoga)

• General Interest 
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4.5 PARKS
Table B16 below lists the parks and available 
amenities within the Study Area.

Table B16 - Parks and Amenities within the Study Area (City 
of Toronto) 
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Knights of 
Columbus Park

X 0.15

Lindylou Park X X 4.5

Lanyard Park X X X X 2.1

Habitant Park 2.7

St. Lucie Park X X 3.27

Bluehaven 
Park

X  X 2.3

Duncanwoods 
Greenbelt

1.7

Gracedale Park X X X 3.2

Islington Park X 1.0

Gord and Irene 
Risk Park

X 2.8

Apted Park X X X 2.1

Plunkett Park X X 0.85

Albion Gardens 
Park

X X 5.8

West Humber 
Parkland

X X 4.5

Verobeach 
Parkette

X X 0.37

Humber 
Sheppard Park

X X 29.9

Summerlea 
Park

X X X X X X 23

Village Green 
Park

X X X 1.97

Curtin Park 0.74
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Beaumonde 
Heights Park

X X X 5.1

Panorama Park 3.2

Rowntree Mills 
Park

X X 92

Humberview 
Park

X 1.4

North Kipling 
Park

X X 3.9

North Humber 
Park

X X 1.7

TOTAL 200.25

There is a total of 25 parks and parkettes, totaling 
approximately 200.25 hectares of public parkland 
within the Study Area. 

According to the City of Toronto’s Parks Locator 
website, common amenities and facilities 
available in the Study Area include playgrounds, 
splash pads, baseball diamonds, outdoor 
basketball courts, bike trails, as well as sports 
fields. Of the 25 parks located in the Study Area, 
20 contain a children’s playground.
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4.6 HUMAN SERVICES
According to the United Way and City of Toronto, 
there are 7 human service organizations operating 
within (and adjacent to) the Study Area. Table B17 
below outlines the type of services and location 
of each of these human service organizations.

Table B17 - Human Services in the Study Area (City of 
Toronto & United Way)

Organization Service Category

VITA Community Living 
Services
4301 Weston Road

This non-profit organization offers services to help and support 
adults with developmental disabilities and chronic mental illness.

Delta Family Resource Centre
2972 Islington Avenue

This organization offers programs and services for youth 
leadership and settlement services. The priorities include poverty 
reduction, enhancing communication with stakeholders as well as 
building a strong capacity for “evidence-informed” programming.

Jamaican Canadian 
Association
995 Arrow Road 

A community organization for Jamaican Canadians.

Elspeth Heyworth Centre for 
Women
2350 Finch Avenue West 

This organization assists women in the community with services 
such as youth summer programs, community programs, 
newcomer settlement program, employment programs etc.

St. Bernadette’s Family 
Resource Centre
3199 Weston Road

This non-profit organization offers breakfast club, lunch club, 
afterschool club, summer & march break camp and a day care for 
families in the community.

Somali Canadian Association 
of Etobicoke
925 Albion Road, Suite 202

This organization offers community services such as youth 
programs, a youth entrepreneurship program and senior 
programs for families in the community.

Rexdale Women’s Centre
925 Albion Centre, Suite 309

This is an independent, not-for-profit organization services 
immigrant, refugee and newcomer women and their families to 
become participating members in society. 
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Some of the places of worship in the Study Area 
have programs and services published on their 
website. Of those that did, it is evident that 
programming is available for families in need, as 
well as for children and youth. Although some 
of the locations did not have any information 
available online, additional resources may be 
offered (and available) through these institutions.

4.7 PLACES OF WORSHIP
There are a total of 13 Places of Worship within the 
Study Area. As seen in Table B18, the majority are 
Christian organizations but there are locations 
for the Hindu and Muslim faiths. 

Table B18 - Places of Worship in the Study Area (City of 
Toronto) 

Places of Wor-
ship

Faith Address
Services/Pro-
grams

House of Praise 
Tabernacle 

Christian 800 Arrow Road -

Mount Zion Ministries 
Canada Inc

Christian 105/107 Kenhar Drive
Community support, 
youth group activities 
and mission trips

Good Shepherd 
Chaldean Cathedral

Catholic 2 High Meadow Place -

Ghanaian 
Presbyterian Church 
of Toronto

Christian 51 High Meadow Place -

Iglesia Pentecostal De 
Toronto

Christian
2300 Finch Avneue 
West, Suite 62

-

SMVS Swaminarayan 
Mandir Toronto

Hindu 114 Toryork Drive -

Toronto Thiruchendur 
Murugan Temple

Hindu 19 Penn Drive -

Ghana Methodist 
Church of Toronto

Christian 69 Milvan Drive Food Bank 

Faith Worship Centre Christian
95 Milvan Drive

Career counselling, 
resources for 
individuals with 
special needs and 
disabilities and 
financial stewardship 

Talimul Islam Muslim 86 Rivalda Road -

Omega Fire Ministries 
Branch 2 Toronto Inc.

Christian
172 Milvan Drive

-

Toronto Vietnamese 
Victory Church

Christian 3195 Weston Road Summer camp

New Life Christian 
Assembly of Toronto

Christian 573 Albion Road -
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buildings (including in buildings that were 
greater or less than 5 storeys), while 45 percent 
were located in grade-related housing, with 
single and semi-detached houses accounting for 
approximately 34 percent.

When compared to the City of Toronto as a 
whole, the Humbermede and Humber Summit 
neighbourhoods in 2016 had a similar proportion 
of residents earning between $80,000 to 
$124,999. In terms of median household income, 
the average household in the Humbermede and 
Humber Summit neighbourhoods in 2016 was 
earning $57,609 and $61,373, while the average 
household in the City as a whole was earning 
$65,829. 

In 2016, the Humbermede and Humber Summit 
neighbourhoods had a higher proportion of 
residents with only a high school diploma (29 
percent and 30 percent, respectively) or with no 
certificate, diploma or degree (21 percent and 23 
percent, respectively) and a lower proportion of 
residents with a bachelor’s degree (14 percent 
and 13 percent, respectively) or a university 
degree above the bachelor level (6 percent 
and 7 percent, respectively) than the City as a 
whole. In 2016, the Humbermede and Humber 
Summit neighbourhoods had slightly higher 
unemployment rates, and lower participation and 
employment rates compared to the City as whole. 

In 2016, 77 percent and 66 percent, respectively 
of the Humbermede and Humber Summit 
neighbourhoods identified as visible minorities 
while 37 percent and 39 percent, respectively of 
residents were born in Canada.

This Community Services and Facilities Study 
captures key publicly funded services and 
facilities available to future residents of the 
subject site, on both a broad and local scale. A 
summary of the findings of the Study is provided 
below.

Neighbourhood Demographics 
The Humbermede neighbourhood had a 
population decrease of 1.9 percent from 2011. 
Whereas the Humber Summit neighbourhood 
also experienced a population decrease of 0.9 
percent decrease from 2011. 

With respect to demographics in the Humbermede 
and Humber Summit neighbourhoods, 
working age residents accounted for much 
of the population (41 percent and 39 percent, 
respectively); and couples with children (46 
percent and 49 percent, respectively) were the 
most common form of census family, followed 
by couples with no children census families (24 
percent and 28 percent, respectively).

In 2016, a large proportion of private 
households in the Humbermede and Humber 
Summit neighbourhoods were comprised of 
2 and 3 persons (66 percent and 64 percent, 
respectively). Of that, the majority were 2 person 
households (40 percent for both). The average 
household size in the neighbourhoods was 3.07 
persons per household in Humbermede and 3.19 
in Humber Summit, both are higher than the City 
as a whole. In 2016, 54 percent of dwellings in the 
neighbourhood were located within apartment 

5.0
CONCLUSION
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There is a total of 13 childcare facilities within 
the Study Area, 12 of which provide subsidized 
spaces when available. This development is 
expected to produce an estimated 82 to 89 
children requiring child care (this is based 
the calculations from the Humbermede and 
Humber Summit neighbourhoods. Based on the 
information collected from the near-by child care 
providers, the projected demand is not expected 
to be accommodated by the existing facilities 
within the Study Area, subject to age and special 
care requirements.

There are three public libraries within (and in 
close proximity to) the Study Area, one district 
branch and two neighbourhood branches. Each 
of these branches offer computer work stations 
and large print collections, and each offers 
several recurring programs and classes. 

The Study Area contains four public recreation 
centres, which offer a wide variety of arts, 
athletics and general interest programming for 
residents of all ages. In terms of park space, the 
Study Area contains 25 parks and parkettes, 
totalling 200.25 hectares of parkland. Amenities 
commonly found in these parks include 
children’s playgrounds, baseball diamonds, and 
sports fields. There are at least 7 human service 
operators providing service to residents within 
the Study Area; these organizations offer a mix 
of family support resources, newcomers and 
immigrant assistance, employment support, and 
youth services.

Lastly, there are 13 Places of Worship within 
the Study Area, the majority of which serve the 
Christian faith. Many of these places of worship 
participate in community outreach events 
including youth programs.

Conclusion 
In conclusion, the proposed development is not 
expected to significantly impact the demand on 
community services and facilities in the Study 
Area, due to the broad range of services that 
currently exist and the availability of transit in 
the immediate area, which will allow residents to 
travel to other services and facilities located just 
outside of the Study Area (should they wish to do 
so).

Near-by Development Activity 
As of July 2020, there are 6 active or under 
construction/built development applications 
within the Study Area.The estimated population 
generated from these developments is 
approximately 2,899 persons (based on the 
proposed unit types). The majority of these 
applications remain under review and any 
increase in the population is expected to occur 
incrementally. The estimated population for the 
proposed development on the subject site is 826 
residents.

Community Services and Facilities 
In terms of school accommodation, the TDSB 
junior elementary school may be able to 
accommodate the projected 130 elementary 
students since there are 203 spaces available in 
Daystrom Public School. The senior elementary 
school, Humber Summit Middle School has 
145 vacancies available and may be able to 
accommodate the projected 33 students. The 
secondary school, Emery Collegiate Institute 
may be able to accommodate the 67 projected 
students since it is currently operating at a 
utilization rate of 55 percent. 

With respect to TCDSB schools, the 21 projected 
elementary may not be accommodated within 
the existing school serving the subject site. 
The 12 projected TCDSB secondary students 
may also not be accommodated at both mixed 
gender schools since they are reported to be 
oversubscribed. The two single gender schools 
are also operating at over capacity and may not 
be able to accommodation additional students. 
It is noted that these conclusions are based on 
the data provided by TDSB and TCDSB staff. The 
school boards will determine at a later date if 
students from the proposed development will/
can attend the schools listed in this report. 
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