
 

Staff report for action – York University Secondary Plan Update 1 

 
STAFF REPORT 
ACTION REQUIRED  

Report - York University Secondary Plan Update  

Date: April 23, 2009 

To: North York Community Council 

From: Director, Community Planning, North York District 

Wards: Ward 8 – York West 

Reference 
Number: 

File No. 05 137971 NPS 00 TM 

 

SUMMARY 

 

The purpose of this report is to provide information on the status of the York University 
Secondary Plan update, present the findings of the review and the proposed amendments 
to the City of Toronto Official Plan and the former City of North York Zoning By-law. 
This report also identifies outstanding matters to be resolved and anticipated timing to 
complete the review.  With the review nearing completion, this is an appropriate time to 
present the findings of the consultant’s work and advance draft recommendations for an 
updated planning framework for the Secondary Plan area.   

This report recommends that the proposed amendments to the Secondary Plan, and 
amendments to the Zoning By-law 
addressing vehicle parking requirements for 
the University and bicycle parking for the 
Secondary Plan area, be discussed with the 
community prior to being considered by 
City Council for adoption.   

RECOMMENDATIONS 

 

The City Planning Division recommends 
that:  

1. City Planning staff hold a 
community consultation meeting on 
the draft Official Plan and Zoning 
By-law Amendments and 
incorporate any appropriate 
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comments;  

2. City Planning staff provide notice for the community consultation meeting to 
landowners and residents within 120 metres of the study area, to residents and 
landowners south of the hydro corridor, east of Black Creek valley and north of 
Finch Avenue, to those on the York University Secondary Plan update mailing list 
and place newspaper advertisements in the North York Mirror and the Toronto 
Star;   

3. Notice for the Public Meeting under the Planning Act be given according to the 
regulations of the Planning Act; and  

4. City Council direct the Chief Planner and Executive Director, City Planning 
Division to resolve the outstanding matters identified in this report prior to 
bringing forward Official Plan and Zoning By-law Amendments to update the 
planning framework for the York University Secondary Plan.  

FINANCIAL IMPACT  

There may be financial impacts related to the costs of providing community infrastructure 
such as community centres and day care centres.  If so, this will be outlined in the final 
report to City Council.  

DECISION HISTORY  

Appeal of the Official Plan  

The former City of North York approved the York University Secondary Plan in 1991. 
The Plan was completed with significant input from the University’s Master Plan 
process, which was completed in 1988, and with extensive consultation with the broader 
community.   

When City Council adopted the new City of Toronto Official Plan in November 2002, the 
1991 Secondary Plan was carried forward as a Secondary Plan in Chapter 6 of the Plan. 
York University appealed the entire Official Plan adopted by Council. The appeal 
involves both the general Institutional Area policies as they apply to the York University 
lands and the York University Secondary Plan.   

Given the time and physical changes that have occurred on campus since the initial 
adoption of the Secondary Plan in 1991, as well as the transit improvements underway, 
both the City and York University agreed that an update to the York University 
Secondary Plan is warranted. The review of the Secondary Plan is intended to resolve 
York University’s appeal of the City’s Official Plan and the City is working 
collaboratively with York University representatives to update the Secondary Plan.    
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Status Report 
A status report was presented to City Council at its October 2005 meeting. This report 
provided background information on the York University Secondary Plan update, 
directed staff to undertake the review and sought direction on the community consultation 
process. A supplementary report, responding to the direction of the North York 
Community Council to report to Council on the nature of York University's appeal of the 
new Official Plan, was also brought before Council at its October 2005 meeting. The 
reports can be found at: 
http://www.toronto.ca/legdocs/2005/agendas/council/cc051026/ny8rpt/cl017.pdf

  

ISSUE BACKGROUND  

Key reasons for updating the 1991 York University Secondary Plan, in addition to 
resolving the University’s appeal, include:  

 

The approval of the Toronto-York Spadina Subway Extension north through the 
Secondary Plan area to the City of Vaughan. Detailed design and construction work 
for the extension is underway and the operational date of 2015 remains on target.   

 

The University has experienced considerable development such as new campus 
buildings and the recent Tribute development. The update to the Plan will affirm the 
long term vision for the York University Secondary Plan area.  

 

The City of Vaughan approved Official Plan Amendment 620 for the lands north of 
Steeles Avenue extending from Jane Street to Keele Street. The Official Plan 
Amendment envisions high-density, transit-supportive mixed-use development along 
this corridor. 

Study Area 
The existing York University Secondary Plan area is bounded by Keele Street to the east, 
Steeles Avenue to the north, Murray Ross Parkway to the south and the Black Creek 
valley to the west.  The study area for the update includes these lands as well as 
additional lands to the southwest which at the time were sold to Bramalea Limited for 
residential development. These lands have now been developed with low-scale residential 
uses, however, it was determined that due to their adjacency and relationship to the study 
area, they should be included within the study area boundary.   

The size of the study area is 233 hectares (575 acres). Areas identified for non-University 
development comprise approximately 56 hectares (138 acres) of land that are currently 
vacant, University playing fields or surface parking lots. The remaining 177 hectares (437 
acres) of land will be protected for University purposes, open spaces and natural areas 
and stable low-scale residential.   

There will be two TTC subway stations, Steeles West Station and the York University 
Station, located in the immediate Secondary Plan area, with a third station, the Finch 
West Station, located just to the south of the Secondary Plan area. Station design work is 

http://www.toronto.ca/legdocs/2005/agendas/council/cc051026/ny8rpt/cl017.pdf
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underway for all three stations and City Planning staff have been working with the TTC 
on this work. In addition, two Transit City rapid transit routes are being planned that will 
provide additional transit service to the study area.   

The broader study area for the Secondary Plan update is bounded by the rail corridor 
located in the City of Vaughan, Finch Avenue West, the rail corridor east of Keele Street 
and Jane Street. The Keele Employment Area is located on the east side of the University 
along Keele Street to the CN/Bradford Line. Low-density residential and higher density 
housing are located to the south and west. The area north of Steeles Avenue in the City of 
Vaughan is currently undeveloped or employment uses. This broader study area was used 
to provide context for the review.  

Places to Grow Growth Plan 
On June 16, 2006, the Government of Ontario released the Growth Plan for the Greater 
Golden Horseshoe. The Growth Plan guides decisions on a wide range of issues including 
transportation, infrastructure, urban form, housing, natural heritage and resource 
protection. It also clarifies and strengthens the application of the Provincial Policy 
Statement. City Council’s planning decisions are required to conform, or not conflict, 
with the Growth Plan for the Greater Golden Horseshoe.   

Key policies of the Plan that apply to the update of the 1991 Secondary Plan include:  

 

Reducing automobile dependency through the development of mixed-use, transit 
supportive, pedestrian friendly urban environments; 

 

Providing convenient access to intra- and inter-city transit; 

 

Intensifying existing urban areas to accommodate growth, particularly around major 
transit station areas; 

 

Intensification areas must provide for a range and mix of housing, including 
affordable housing, provide a diverse and compatible mix of land uses and ensure 
there are high quality public open spaces; and 

 

Conserving cultural heritage and archaeological resources as intensification occurs.  

The Growth Plan also has policies that address the provision of public infrastructure such 
as transportation and community infrastructure. The plan requires the identification and 
protection of transportation corridors. It also requires focusing on providing multi-modal 
transportation systems, as well as ensuring that pedestrian and bicycle networks are 
integrated. An appropriate range of community infrastructure also must be planned to 
meet future needs and to foster complete communities.  

Another area of the Growth Plan that applies to the update of the 1991 Secondary Plan 
are policies relating to environmental protection and sustainability. The identification of 
natural heritage features and associated areas is encouraged. Strategies and official plan 
policies should also be adopted which support the conservation of energy and water, 
protect air quality and reduce emissions. 



 

Staff report for action – York University Secondary Plan Update 5 

Provincial Policy Statement 
The Provincial Policy Statement (PPS) provides policy direction on matters of provincial 
interest related to land use planning and development. City Council’s planning decisions 
are required to be consistent with the PPS. Policies that are relevant to the update of the 
1991 Secondary Plan include, but are not limited to:  

 
Land use patterns that are based on densities and a mix of land uses which efficiently 
use land and resources. Land use patterns also need to be appropriate for and 
efficiently use infrastructure and public service facilities, as well as minimize 
negative impacts to air quality and climate change;  

 

Opportunities for intensification should be identified and promoted in appropriate 
locations, taking into account the existing building stock and the availability of 
suitable infrastructure and public service facilities;  

 

Affordable housing targets;  

 

Public streets, spaces and facilities should be planned to be safe, meet the needs of 
pedestrians and facilitate both pedestrian and non-motorized movement; 

 

Corridors and rights-of-ways for transportation, transit and infrastructure facilities 
should be planned for and protected; and 

 

Energy efficiency and improved air quality should be supported by planning for 
compact urban form, promoting public transit and promoting design and orientation 
which maximizes the use of alternative/renewable energy. 

North York Official Plan 
As a result of York University’s unresolved appeal of the City of Toronto Official Plan, 
the North York Official Plan and its 1991 York University Secondary Plan are in effect 
for the York University lands. The 1991 Secondary Plan established a framework to 
allow non-university uses to be developed organized around a core campus precinct. 
There is no implementing zoning for the non-university uses provided for in the Plan. A 
summary of the policy direction in 1991 York University Secondary Plan can be found in 
Attachment 3.  

City of Toronto Official Plan 
The City’s Official Plan contains policies and objectives that guide the future growth and 
development of the City. The Official Plan contains a number of city-building priorities 
such as directing growth to areas well served by transit and creating viable and complete 
communities. The Official Plan contains policies that direct that development be regarded 
not only in its own right but also as part of a broader approach to community building, 
which ensures that everyone has access to housing, parks and community services and 
integrates community building with other city building priorities. Attachment 4 
summarizes the key Official Plan policies providing guidance for the update of the York 
University Secondary Plan. 
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Former City of North York Zoning By-law 
There are four mixed use zones and an open space zone that apply to the existing 
Secondary Plan area in addition to the Multiple-Family Dwellings zoning that applies to 
the Tribute development in the southwest quadrant of the study area. The York 
Downsview Mixed Use 1 (YDMU-1) Zone permits university uses, recreational uses, 
parks and open spaces, as well as uses accessory to these uses. The remaining three 
mixed use zones within the Secondary Plan area permit the same uses as the YDMU-1 
zone and student housing.   

All YDMU zones permit a height of 34 metres or 9 storeys and a gross floor area of 250 
percent for individual sites. Each respective zone has different provisions for maximum 
aggregate gross floor area for all of the uses in the particular zone. Setbacks also vary for 
each respective zone. Schedule D to the North York Zoning By-law – the Airport Hazard 
Map – imposes additional height restrictions in the study area.  

The Open Space Zone (01) permits a wide variety of recreational uses, including public 
parks, public playgrounds, playlots and golf courses. Refreshment pavilions/booths 
owned or operated by a public authority are also permitted.   

COMMENTS 
This section summarizes the review to date, outlines the recommended modifications to 
the planning framework for the Secondary Plan area, identifies outstanding matters that 
require resolution prior to submission of a final report on proposed Official Plan and 
Zoning By-law Amendments and presents a proposed timeline for bringing a final report 
to City Council.    

This section is organized as follows:  

 

Update Overview summarizes the various study components, including the 
community consultation program, undertaken as part of the update of the 1991 
Secondary Plan;  

 

Highlights of the Draft Secondary Plan presents the major directions proposed for 
the Secondary Plan. The specific directions are detailed in the draft Secondary Plan 
provided in Attachment 1;   

 

Proposed Zoning By-law Amendments presents the proposed amendments to the 
Zoning By-law addressing vehicle parking requirements for the University and 
bicycle parking for the Secondary Plan area;    

 

Provincial Plans and Policies provides an overview of how the proposed 
amendments conform and are consistent with applicable provincial plans and policies; 
and   

 

Next Steps discusses the process for bringing forward a final report and outlines the 
key outstanding issues to be resolved. 
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Update Overview  

The focus of the review was to evaluate opportunities to provide for transit-supportive 
land uses and development levels on lands identified as not required for University 
purposes. The most significant outcome of the review has been confirmation of the 
continued relevance and appropriateness of protecting the core campus lands for 
academic uses and to provide for transit-supportive non-university development 
surrounding the campus lands. The update of the 1991 Secondary Plan was structured 
into three phases:    

 

Phase One: Research and investigation; 

 

Phase Two: Analysis and testing of options; and 

 

Phase Three: Recommended planning framework.  

The City Planning Division and York University representatives completed the majority 
of the background research in phase one. The background reports completed for this 
phase are available on the City’s website at 
http://www.toronto.ca/planning/york_u_plan.htm#reports.   

The City Planning Division retained BMI/ Pace Architects as the lead consultant for 
completing the analysis and testing of options. The consultant team has expertise in land 
use planning, urban design, transportation and servicing. As part of the review, the City 
also addressed Environmental Assessment Act requirements by completing and satisfying 
the planning phases (phases one and two) of the Municipal Class Environmental 
Assessment for the supporting collector street network through the preparation of a 
Transportation Master Plan.   

The third phase of the review is the development of a recommended planning framework 
for the necessary revisions to the Secondary Plan.  Draft Secondary Plan and Zoning By-
law Amendments have been prepared. A community meeting is scheduled for June 16, 
2009 at the Driftwood Community Centre to present the final recommended plan to the 
community and other stakeholders.  

Options  

The City, in co-operation with York University, identified and developed four land use 
and transportation network options for the purposes of testing. The first option consisted 
of the existing study area conditions. The second option consisted of the 1991 Secondary 
Plan. Two new options were developed that presented different transportation networks 
and land use areas. All options illustrated existing buildings that will remain in the long-
term such as the Track and Field Centre and the Physical Plant. The options also 
highlighted the existing heritage resources and natural heritage features. These options 
were presented to the public at a community consultation meeting held on June 14, 2007.   

http://www.toronto.ca/planning/york_u_plan.htm#reports
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Land Use and Density   

The existing Secondary Plan contains land use and density provisions for all lands within 
the Secondary Plan area, including for the core campus lands. It was determined at the 
beginning of the study that using a density limit would not be an effective means to 
control development for the core campus lands since the University is a unique 
destination where 50,000 students and 7,500 staff and faculty frequent the University on 
a daily basis during the school year. Built form controls reinforcing the existing scale and 
character of the University are more appropriate.   

It was also determined at the beginning of the study that the University’s campus lands 
will continue to be protected over the long-term for university uses and that the existing 
low-scale community recently developed in the study area would remain as such in the 
long-term. As a result, the focus of the land use and density analysis was to evaluate 
opportunities for revised land uses and appropriate densities on lands identified for non-
university development.   

The analysis assumed that mixed-use areas would be provided along Steeles Avenue at 
Northwest Gate, The Pond Road and Keele Street. Transit is more viable and more 
convenient if a wide variety of uses are located along a transit route or adjacent to transit 
facilities because one transit trip can serve a wide variety of purposes. Moreover, shorter 
walking distances to major trip generators, such as office buildings, commercial uses or 
high density residential uses, provides an incentive for people to take transit.   

Research and office uses were assumed to be provided along Steeles Avenue west of 
Keele Street. Research and office uses are commonly found within or near university 
campuses. They provide opportunities for universities to partner with the business 
community or other government agencies in advancing research and development. There 
are also adjacencies to other employment areas in the City of Vaughan and the east side 
of Keele Street which make this a desirable location for research and office uses.  

Densities in the development areas were tested to ensure that an appropriately scaled, 
high-quality built form that reflected surrounding conditions, site constraints and 
opportunities could be developed. The densities tested considered the surrounding built 
and planned context, proximity and access to the transit stations and the ability of 
transportation and servicing networks to accommodate development. The testing results 
indicate that the proposed land uses and densities can be accommodated within the study 
area.   

Built Form Modelling  

Built form modelling was developed as part of the analysis and testing work to assist in 
determining whether appropriate building scales and land use relationships could be 
achieved given the possible increase in densities and change in land use regime for the 
development lands. A concept plan was also created which illustrated the overall vision 
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that emerged for the area. It integrated the various considerations such as land uses, built 
form, natural heritage feature protection, heritage resource conservation, public parks, 
green connections, community facility sites and the public street network for the study 
area.   

The concept plan provided a refined public street network from the options developed 
and was included as an option for the purposes of transportation testing. More detailed 
built form and massing work will be undertaken during more detailed planning of 
particular areas and development may vary from the concept plan.  

Transportation Evaluation and Analysis  

A Transportation Master Plan (TMP) has been prepared as part of the update of the 1991 
Secondary Plan. The Transportation Master Plan is available on the City’s website at 
http://www.toronto.ca/planning/pdf/yorku_bmi_secondaryplan_update_14oct08.pdf. The 
Transportation Master Plan is centered on providing an appropriate public street network 
that recognizes the University while addressing anticipated development in the context of 
the Toronto-York Spadina Subway Extension. This Master Plan satisfies Phases 1 and 2 
of the Municipal Class Environmental Assessment Process.   

The TMP systematically evaluated and ranked the public collector street network options 
that were developed iteratively with the land use and density framework against the goals 
developed for the update of the Secondary Plan. The evaluation and analysis factored in 
potential future development levels for lands identified for redevelopment. The analysis 
also incorporated other area development, such as the Fountainhead Road rezoning 
application and potential development associated with the City of Vaughan’s OPA 620. 
The analysis reflected existing and future transportation infrastructure such as the 
Toronto York Spadina Subway Extension, the street network identified in the City of 
Vaughan’s OPA 620 and scheduled area capital works projects.   

The TMP forms the basis of the collector street network required to support the update of 
the Secondary Plan. More specifically, it recommends a network of collector streets that 
utilizes the existing private street network in the study area and introduces new street 
improvements in key locations.  The TMP also recommends a pedestrian and bicycle 
network that strengthens the internal and external connectivity for the York University 
campus and area.    

Parking  

In the interest of increasing utilization of public transit, providing a more transit-
supportive parking regime and reducing the use of automobiles in the Secondary Plan 
area, parking requirements for university uses were reviewed. Maximum parking 
standards were investigated to limit the number of spaces that can be provided for a 
particular development. This in turn provides for more efficient use of land, enhances 
urban form, encourages the use of alternative modes of travel and provides for better 

http://www.toronto.ca/planning/pdf/yorku_bmi_secondaryplan_update_14oct08.pdf
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pedestrian movement. Appropriate, transit-supportive parking standards for non-
university uses will be determined when more detailed sub-area/precinct planning occurs.   

The North York Zoning By-law currently requires the University to maintain a minimum 
of 8,524 parking spaces for buildings constructed prior to February 7, 1996 and the 
minimum parking requirement for buildings constructed after February 7, 1996 is 
determined on a building by building basis. The resulting parking requirement for the 
University based on total gross floor area developed to date is 11,655 parking spaces.   

The campus currently can not meet this parking requirement. On February 9, 2007 an 
application for minor variances related to parking and building height were granted by 
the Committee of Adjustment for the Archives of Ontario project. A further minor 
variance application for parking was approved by the Committee of Adjustment on 
March 4, 2009 for the Sherman Research Centre.   

In determining appropriate parking standards for the University a number of documents 
were reviewed and prepared:   

 

A parking demand assessment was completed by York University in 2007 in support 
of the Committee of Adjustment application for the Archives of Ontario building. 
This assessment identified that the actual parking demand for on-campus parking was 
between 7,000 and 9,000 parking spaces;  

 

The Transportation Background Study prepared for the review of the 1991 Secondary 
Plan identified the existing parking requirements on campus; and 

 

York University’s consultants also prepared a parking supply strategy for the 
University as part of the review. This strategy identified the existing parking demand 
for the University, reviewed parking standards provided by other universities across 
Canada and identified possible maximum parking standards and a framework for 
managing the University’s parking supply pre- and post- subway.   

There are currently over 1,200 buses per day that serve the University from TTC, GO 
Transit, VIVA and York Region Transit making it one of the busiest destinations in the 
city. Bus service to the University will be greatly improved with the interim bus-only 
lanes to the University that are currently under construction. Moreover, since the 
establishment of the existing parking standards for the University in 1996, there have 
been a number of changes to the campus context such as the formation of the Smart 
Commute - North Toronto-Vaughan Transit Management Association, the reduction in 
the number of vehicles travelling to the campus as a result of the University’s parking 
prices and the establishment of a carpool program.   

The review of the parking requirements for the University area indicates the following 
requirements should be established:   

 

A minimum of 8,915 parking spaces and a maximum of 9,915 parking spaces until 
the construction of the subway is complete; and 
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A minimum of 6,000 parking spaces and a maximum of 8,000 parking spaces once 
the subway is opened and operational.   

Stormwater and Servicing Analysis    

The stormwater and servicing analysis indicates that potential development levels can be 
supported by the existing municipal and private University servicing systems with 
improvements. Non-university development will be required to be serviced by municipal 
servicing co-ordinated within the public street network. More detailed functional 
servicing and stormwater management reports will be required when more detailed sub-
area/precinct planning occurs to identify the servicing and stormwater improvements and 
local servicing and stormwater management requirements for these sub-areas/precincts.   

Sanitary 
The sanitary sewer system in the study area includes two direct connections into the 
Black Creek trunk sewer located along the Black Creek valley. There is no Keele Street 
sanitary sewer in this area. There is spare capacity for increased development in the study 
area within the Black Creek trunk sewer. However, as this area and other areas connected 
to the trunk sewer develop, the City will need to monitor and assess the capacity to 
determine if improvements will be required.   

There is also capacity with some improvements in the two direct connections into the 
Black Creek trunk sewer to accommodate potential development from the study area, as 
well as capacity in the Sentinel sewer which would could be extended to The Pond Road.   

Water 
The water distribution system is located in City of Toronto Pressure District 6. There are 
no water pressure issues in this District. 400 mm diameter municipal watermains are 
located on Steeles Avenue and Keele Street and there is a 300 mm water main on The 
Pond Road and Sentinel Road. There are existing fire flow issues within the interior of 
the campus lands. Modifications to the York University watermain system or new 
municipal watermains would be required along Ian MacDonald Boulevard to resolve this 
issue.  

Stormwater Management Facilities 
The majority of the study area lands drain to the Black Creek valley. There are existing 
private stormwater management facilities and one public stormwater management facility 
located in the southwest quadrant of the study area. York University has been successful 
in reducing and managing stormwater using these facilities. Other sustainable stormwater 
techniques used in the study area such as the bio-swale along The Pond Road and green 
roofs implemented by the University also assist in reducing stormwater at the source.    

It is anticipated that new facilities and modifications to existing facilities will be required 
for the study area. Environmentally responsible and/or sustainable design approaches for 
reducing stormwater flows at the source or managing stormwater run-off are 
recommended to be implemented.  
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Natural Heritage Resources  

A detailed review of the existing natural heritage system within the study area was 
prepared by LGL Ltd. and reviewed by the Toronto and Region Conservation Authority, 
the City’s consultants, Parks, Forestry and Recreation Division and the City Planning 
Division.  The existing natural heritage system in the study area comprises four core 
woodlots (Boynton, Boyer, Danby and Osgoode Woodlots), the Black Creek and Hoover 
Creek valley corridor and several cultural meadows and meadow marshes. Currently the 
Secondary Plan area has approximately 8 percent tree canopy coverage.   

Heritage Review    

The study area has a number of important heritage resources, including buildings of 
architectural and/or historic interest and cultural heritage landscapes. A cultural heritage 
assessment report for the cultural heritage landscapes was completed as part of the study. 
The report identified a number of cultural heritage landscapes to be conserved. The area 
resources include nineteenth century heritage buildings and associated cultural heritage 
landscapes such as hedgerows. More contemporary heritage resources include the 
surviving elements of the original 1963 Master Plan, such as the ring road. Some of the 
modern buildings within the campus also exhibit architectural interest. The City will be 
pursuing the designation or listing of buildings or places with cultural heritage value in 
the future.   

Archaeological Review    

A Stage One Archaeological Assessment was completed as part of the Secondary Plan 
update. The assessment identified four registered archaeological sites located in the study 
area discovered as a result of pre-development assessments. These sites are no longer 
extant or of archaeological concern. There are 11 additional sites located within two 
kilometres of the study area. Based on a combination of historical research, field visits 
and historic aerial photography review, the Stage One report also identified Areas of 
Archaeological Potential that would be subject to a Stage 2 assessment. This Stage 2 
assessment will be required prior to, or at the same time, as more detailed planning of 
sub-areas/precincts.    

Community Services and Facilities    

A community profile, including a demographic profile and an inventory of existing 
community services and facilities that serve residents living in and around the study area 
and the existing capacity in local facilities was prepared as part of the update. The 
purpose of this inventory was to identify any gaps or deficiencies in community services 
and facilities currently serving the York University study area. The inventory can be 
found at http://www.toronto.ca/planning/pdf/yorku_commservices_facilities_may08.pdf.    

http://www.toronto.ca/planning/pdf/yorku_commservices_facilities_may08.pdf
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As part of the land use and density analysis, the City Planning Division also completed a 
further study which identified the community services and facilities which would be 
required to meet the needs of current and future residents living within the study area. 
The process for determining future community facility and service needs included public 
outreach and engagement and consultation with public agencies such as the Parks, 
Forestry & Recreation Division, Children’s Services Division, the Toronto District 
School Board, the Toronto Catholic District School Board and the Toronto Library 
Board. A summary of the study findings can be found in Attachment 5. The community 
services and facilities identified include:  

 

A community recreation centre; 

 

Multi-purpose community use space;  

 

Space for human service agencies; 

 

Two elementary schools (public and Catholic); 

 

Approximately 1,155 to 1,375  daycare spaces; and 

 

Approximately 6 hectares of parkland.  

The multi-purpose community space, space for human service agencies and one daycare 
centre can be provided within the community recreation centre subject to meeting space 
requirements and other additional criteria.   

Consultation  

The community consultation strategy developed for the update of the Secondary Plan 
included a variety of public meetings, employment outreach, the establishment of a Local 
Advisory Committee and the establishment of internal and external technical advisory 
committees.   

Community Meetings 
Four community meetings have been held to date. The community meetings introduced 
the study, presented issues and opportunities, presented options and presented draft 
policy directions.  The public consultation was also structured to meet the requirements 
of the Environmental Assessment Act. A summary of comments and feedback received at 
the community meetings is presented in Attachment 6.   

Local Advisory Committee 
A Local Advisory Committee was established in consultation with the local Councillor. 
The committee is comprised of area residents and York University faculty and student 
representatives. The committee provided input to the City on specific aspects of the York 
University Secondary Plan update. Five meetings have been held:  

 

The first meeting on July 12, 2007 focused on identifying priorities for the Secondary 
Plan area; 

 

The second meeting was held on October 5, 2007 and focused on refining priorities 
and engaging the community in the development of the planning framework for the 
study area;  



 

Staff report for action – York University Secondary Plan Update 14 

 
The third meeting was held on February 11, 2008 and focused on the provision of 
community services and facilities and housing within the Secondary Plan area; and 

 
The fourth and fifth meetings, held on June 2, 2008 and December 9, 2008 
respectively, reviewed the emerging policy directions for the York University 
Secondary Plan.   

Employment Outreach 
Economic Development staff assisted with outreach efforts to invite local employers and 
businesses to a public forum on November 29, 2007.  The forum provided an update for 
area businesses and employees on the review of the York University Secondary Plan and 
the Toronto-York Spadina Subway Expansion.  

Technical Advisory Committees 
Technical expertise and input was provided through internal and external technical 
advisory committee meetings held throughout the update process. The external technical 
advisory committee included representatives from the TTC, GO Transit, York Region, 
City of Vaughan, TRCA, Smart Commute NTV, Black Creek Pioneer Village, schools 
boards and York University. The internal technical advisory committee contained 
representatives from all relevant City Divisions.  

City staff also had ongoing discussions with key stakeholders in and around the 
Secondary Plan area, including:  

 

With York University representatives and the York University Board of Governors on 
matters related to the resolution of the University’s appeal of the City’s Official Plan 
and the development framework, in general, for the York University Secondary Plan 
area;  

 

With Toronto Transit Commission (TTC) on matters related to the location, design 
and staging of the future transit stations in relation to the Plan’s potential development 
block and road structure; and  

 

With City of Vaughan and York Region representatives on matters related to the 
integration of development on both sides of Steeles Avenue. 

Highlights of the Draft Secondary Plan  

The draft Secondary Plan establishes a framework to guide future development and 
redevelopment of the Secondary Plan area. This section presents the major direction 
proposed for the Secondary Plan.  The specific directions are detailed in the draft 
Secondary Plan (Attachment 1).   

Secondary Plan Boundary  

The Secondary Plan boundary is proposed to be modified to include additional lands to 
the southwest due to their adjacency and relationship to the Secondary Plan area.  
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Vision  

The Secondary Plan envisions a residential population of approximately 21,000 to 24,500 
people and up to 21,000 jobs surrounding the University. Including student enrolment 
and employment at the University, a total of 105,000 people are projected to live, work 
and study in the Secondary Plan area. A more detailed breakdown of the population 
projections and development potential can be found in Attachment 7.   

The vision for the Secondary Plan area is to transform the area from a university enclave 
surrounded by parking lots and open fields to an urban, human-scaled community 
integrated with and surrounding the University. The University will remain the largest 
single land use in the Secondary Plan area, but the draft Plan provides for a wide variety 
of activities and uses straddling the campus in a mixed-use setting. Development within 
the Secondary Plan area will be in the form of well-designed, environmentally 
sustainable, compact, complete communities that embrace their proximity to valuable 
natural heritage resources and open spaces.   

Precinct Planning Approach  

The Secondary Plan area will be divided into seven precincts within two categories – 
Edge and Core Precincts. The three Core Precincts represent core campus lands to be 
reserved for university uses. The four Edge Precincts represent the lands where non-
university development can occur in addition to university uses which will continue to be 
permitted.   

Precinct Plans 
Precinct plans will outline development principles and guidelines for a particular precinct 
at a level of detail not possible within the Secondary Plan. These principles and 
guidelines will form the bridge between Official Plan policies and Zoning By-law 
provisions. Within the Edge Precincts, Precinct Plans will be required prior to 
development proceeding, with the exception of transit facilities and essential City 
services. Precinct Plans will include:  

 

A vision for the precinct area; 

 

The local streets and block structure;  

 

Locations for pedestrian and cycling connections; 

 

The conceptual location and massing of buildings 

 

An appropriate land use mix 

 

A landscaping and open space master plan; 

 

Urban design standards and guidelines; 

 

Phasing of development.  

The University will also be required to update its 1988 Master Plan or prepare Precinct 
Plans prior to allowing significant development within the Core Precincts.  
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Context Plans 
To provide the University with some flexibility to take advantage of time-sensitive 
government and/or donor funding, the draft Secondary Plan identifies that a limited 
number of Context Plans for University development may be permitted. Context Plans 
differ from Precinct Plans in their scale. They identify the development context of a 
proposed development to ensure that the development fits with and is sensitive to the 
existing context and is appropriately integrated and connected with surrounding areas.  

Proposed Uses  

General land use directions in the draft Secondary Plan include permissions for university 
uses throughout the entire Secondary Plan area and restrictions on non-transit supportive 
land uses such as single-storey retail warehousing, power centres, service stations and 
drive-through establishments. The draft Secondary Plan also requires ground floor retail 
and service uses located in key locations in the Secondary Plan area.   

The focus of the draft Secondary Plan is to ensure that over time a mix of university and 
non-university uses is established to create transit-supportive, compact, mixed-use and 
sustainable neighbourhoods. Six land use designations are proposed for the Secondary 
Plan area:  

Institutional Areas 
The lands designated as Institutional Areas, consisting of approximately 100 hectares, 
will be reserved for university uses. These lands are intended to accommodate future 
expansion of the University and to provide flexibility to the University to meet emerging 
program needs. University uses consist of institutional uses related to the teaching, 
research and academic activities of the University, student and university-related housing, 
facilities for administration and accessory commercial and retail uses.    

Mixed Use Areas 
Three Mixed Use Areas are proposed for the non-university development lands and 
consist of approximately 62 hectares:  

 

Lands located along Steeles Avenue West and Keele Street will be developed with 
pedestrian-oriented mixed-use buildings with retail and service uses located at grade;  

 

Lands located along The Pond Road and Sentinel Road will be developed as an urban 
village with medium-density residential uses while allowing for some commercial, 
service and office uses; and 

 

A mixed use office/research park has been identified in the northeastern corner of the 
Secondary Plan area.   

Employment uses will be encouraged throughout the Mixed Use Areas to support a 
mixed-use community where people can live and work in the same area, particularly 
those areas in close proximity to subway stations.   
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Neighbourhoods 
The area designated Neighbourhoods is a stable residential neighbourhood, 
approximately 30 hectares in size, that is to be protected. The existing physical character 
of the area is to be reinforced as a low-scale residential area. Physical changes must be 
sensitive, gradual and generally ‘fit’ the existing physical character.  

Parks and Open Space Areas 
There are approximately 41 hectares of land designated Parks and Open Space Areas 
which include all the existing natural and landscaped open spaces. The areas shown as 
Natural Areas will be protected, restored and enhanced for nature preserve and passive 
recreation. Development is not permitted within Natural Areas.  

The areas shown as Parks will be developed and maintained to provide space for public 
recreational, athletic and landscaping purposes to accommodate active and passive 
recreation. Parks may include joint community and school facilities that are integrated 
with open space and recreational uses.  

Proposed Densities  

Transit-supportive development requires not only a mix of uses, but also appropriate 
densities to support higher order transit service. The principle adopted for density 
permissions within the draft Secondary Plan area is that higher densities for non-
university uses should be located in close proximity or within walking distance to subway 
stations and that the densities lessen with distance from a subway station.    

The draft Secondary Plan proposes minimum and maximum densities. The minimum 
densities will ensure that sufficient critical mass is provided in the Secondary Plan area to 
support the investment in the Toronto-York Spadina Subway Extension. The 
recommended minimum densities range from 0.85 FSI to 2 FSI and the recommended 
maximum density limits range from 1 to 4 FSI depending on walking distances from TTC 
future transit stations and adjacent land uses. In the event that the Toronto-York Spadina 
Subway Extension project is not completed, density permissions proposed in the draft 
Secondary Plan would need to be reviewed.  

Some limited density transfers would be permitted within individual precincts related 
specifically to heritage and archaeological resources. The draft Secondary Plan is also 
proposing to exclude certain facilities and matters from the calculation of gross floor area 
such as at-grade cycling facilities and transit facilities integrated with development.   

A minimum and maximum density has not been applied to the lands designated 
Institutional Areas. Development and redevelopment within these areas will be guided by 
the University’s updated Master Plan, Precinct Plans and/or Context Plans. The low-scale 
existing residential community within the Secondary Plan area has density permissions in 
the existing Zoning By-laws and no changes are recommended.  
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Buildings Heights  

The height of a building and its relationship to the street and adjacent buildings has a key 
role in contributing to the vibrancy of an area, pedestrian comfort and defining an area’s 
image. While tall buildings would imply more intense development, mid-rise and low-
rise buildings are equally as important in intensifying an area and ensuring transit-
supportive development.   

The draft Secondary Plan proposes minimum building heights, ranging from 6 to 12 
metres, for development adjacent to public streets to ensure that an appropriate built form 
is established.   

For the most part, maximum building heights in the Secondary Plan area will be imposed 
by the Airport Hazard Map (Schedule D of the North York Zoning By-law 7625). These 
height limits apply as a result of the proximity of the Secondary Plan area to the 
Downsview Airport.   

Bombdardier Inc. and the City are engaged in discussions to review the height restrictions 
surrounding the Downsview Airport in response to emerging development concerns. 
Currently, building heights are restricted to between 30 metres in the southeast portion of 
the Secondary Plan area ranging to 61 metres in the northern and western parts of the 
Secondary Plan area. In the event that no airport height restrictions are ultimately 
imposed in the Secondary Plan area, height limits will be determined at the precinct 
planning stage when implementing zoning is completed ensuring that building heights 
contribute to and reinforce the overall structure of the Secondary Plan area.  

In addition to the airport height restrictions, the draft Secondary Plan does provide some 
specific restrictions and additional direction for building heights as follows:  

 

Buildings adjacent to Black Creek Pioneer Village have a six storey or 18 metre 
height restriction; 

 

Buildings heights within the core campus lands should not exceed 25 metres. Taller 
buildings within the campus may be permitted where criteria has been met such as 
demonstrating that the taller buildings will not impact the existing scale and 
character of the campus and will have a limited impact on the public realm, parks, 
open spaces and natural heritage features; 

 

Building heights will be required to transition in height to lower-scale development; 
and  

 

The tallest buildings in the Edge Precincts should be located within 250 metres of a 
subway station on major streets.      
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Public Realm and Built Form  

A high-quality, connected public realm of streets, parks and open spaces will form the 
underlying structure for future development in the Secondary Plan area. Four areas in 
particular have been identified as the most significant places within the built and 
landscaped environment that will be preserved, protected and enhanced through any 
proposed development. These public spaces include the Keele Street and Steeles Avenue 
frontages, the ring road, the five gateway entrances to the University and the Black Creek 
valley.   

Preserving, protecting and enhancing the high quality built form and landscape character 
of the University is a key component in achieving the objectives of the Secondary Plan. 
The draft Secondary Plan contains built form policies addressing future development and 
identifies that development will be in an urban form, compliment the street and park 
systems and support a pedestrian friendly environment.   

Public Art  

The provision of public art in both the public and private realm will support and enhance 
the character of the Secondary Plan area and enhance place-making opportunities. York 
University has an existing Campus Art Program. The City recognizes this program as a 
considerable asset to the larger community as well as the institution itself and is 
encouraged to continue. Public art opportunities for non-university development in the 
Edge Precincts will be pursued at the precinct planning stage having regard for applicable 
City policies and guidelines.   

Heritage and Archaeology  

The draft Secondary Plan identifies the places and landscapes that have cultural heritage 
value. These resources will be conserved. The draft Secondary Plan also identifies the 
areas with potential archaeological resources identified through the Stage 1 
Archaeological Assessment.   

Stage 2 Archaeological Assessments will be required as part of the preparation of a 
precinct plan and/or updated 1988 campus Master Plan, or if any soil disturbance, 
significant landscaping or other changes are proposed prior to the preparation of a 
precinct plan and/or updated campus Master Plan. In the event that archaeological 
resources are found through the Stage 2 Archaeological Assessment, appropriate 
conservation and mitigation measures will be required.   

Heritage Preservation Services will be preparing recommendations for adding significant 
heritage properties located within the Secondary Plan area to the city's heritage inventory 
prior to the November 26, 2009 meeting of the Toronto Preservation Board. In addition, 
recommendations for designations under the Ontario Heritage Act will be pursued at the 
earliest opportunity. Once the City develops criteria for adding significant cultural 
heritage landscapes to the Inventory of Heritage Properties, Heritage Preservation 
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Services will review identified Cultural Heritage Landscapes within the York University 
Secondary Plan Area for listing.  

Housing  

One of the key objectives of the draft Secondary Plan is to provide transit-supportive 
development while also ensuring the development of complete communities. This 
involves providing a broad range of housing, including student and university-related 
housing and affordable housing.   

The draft Secondary Plan requires that a minimum of 30 percent of new housing units in 
the Edge Precincts be in forms other than single detached or semi-detached dwellings. 
Affordable housing has also been determined to be a priority benefit and residential 
development exceeding the minimum density will be required to provide a minimum of 
20 per cent affordable housing.   

The affordable housing requirement may take the form of housing developed in the 
Secondary Plan area or land may be conveyed to the City for these purposes. Of the 
affordable housing requirement, at least half of the affordable units are required to be 
rental units. This will ensure there is a mix of housing in terms of form and tenure within 
the Secondary Plan area.  As this area is considered a new neighbourhood and requires a 
full range of housing including affordable housing, cash-in-lieu of affordable housing is 
not recommended.  

Affordable housing strategies will be required at the precinct planning stage which will:  

 

provide more detailed targets for the provision of affordable housing by tenure and 
unit type; 

 

identify phasing of development within a particular precinct to ensure that affordable 
housing requirements are achieved prior to, or at the same rate as development of the 
market housing; 

 

identify any proposals to achieve the affordable housing requirements through 
conveyance of land to the City or for student and university-related housing; and 

 

identify achievements made in individual precincts.    

In consideration of the need for student and university-related housing within the 
Secondary Plan area, it was determined that the University should prepare a student 
housing strategy as part of the update of its 1988 Master Plan. This student housing 
strategy would assess student housing needs and identify approaches and strategies to 
meet these needs.   

It was also determined that non-profit student and university-related housing, such as 
dormatory or congregate-living style housing, developed in the Edge Precincts could 
count towards the affordable housing requirements provided it does not count towards the 
affordable rental target as the objective is to achieve a full range of housing including 
purpose-built rental housing. Other for-profit student housing could count towards 
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meeting the affordable housing requirement if it meets the definitions for affordable 
housing in the City’s Official Plan.   

Community Services and Facilities  

The draft Secondary Plan identifies two preferred sites for new schools and community 
facilities co-located on sites identified for parkland. The first site is in the South Keele 
Street Precinct adjacent to Jack Evelyn Wiggins Way. The second site is located in the 
Southwest Precinct adjacent to Black Creek valley.   

The required community services and facilities identified for the potential build-out of the 
Secondary Plan area include a community recreation centre, day care facilities, human 
services agencies space, community meeting space and two elementary schools. An 
appendix has been included in the Plan which sets out in more detail the facility and site 
requirements, location criteria and implementation guidelines for the specific facilities.   

The draft Secondary Plan recognizes that actual development may vary and that 
community service and facilities needs may change. As a result, it requires community 
services and facilities strategies be prepared at the precinct planning stage. These 
strategies will determine the ultimate need, location and phasing of community services 
and facilities required for future development such as elementary schools, the community 
recreation centre, daycare centres and any other community facilities and services that 
may be needed.  

Parks  

The Secondary Plan area is located in a parkland priority area. Approximately 6 hectares 
of parkland for non-university development and preferred locations for parkland have 
been identified in the draft Secondary Plan. Preferred locations consist of parkland within 
each of the precincts.   

The precise amount and configuration of parkland to be provided will be determined at 
the precinct planning stage in accordance with the parkland dedication policies in the 
Official Plan and will involve City Planning and Parks, Forestry and Recreation staff, 
York University, the public and City Council. Actual parkland requirements over the 6 
hectares of parkland identified may be provided by way of cash-in-lieu. Co-location of 
school facilities and community facilities with parkland is encouraged.   

Natural Heritage  

A linked open space and natural heritage system will be developed in the Secondary Plan 
area with the objective of:  

 

Protecting, restoring and enhancing natural heritage features; 

 

Restoring and renaturalizing areas identified as Priority Restoration Areas; 
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Protecting and establishing open spaces and recreation facilities including Harry W. 
Arthurs Common, public parks, private open space areas, the Arboretum and Stong 
Pond; 

 
Creating natural linkages and greenways to connect the four significant woodlots and 
the valley corridors; and 

 
Using a system of ground, canopy and green roof/wall linkages in developed areas, 
where feasible, to create green connections.  

Sustainability  

The draft Secondary Plan recognizes the importance of minimizing environmental 
impacts, environmental stewardship and sustainable design in developing the new 
neighbourhoods and continued development of the University. Sustainability strategies 
will be required at the precinct planning stage that will identify the mechanisms and 
techniques, such as community energy plans, district heating/cooling, permeable paving, 
country lanes and greywater re-use, to be used for mitigating environmental impacts on a 
precinct wide basis.   

The draft Secondary Plan also requires development to incorporate the minimum 
performance measures identified in the Toronto Green Standard and encourages 
development to meet the enhanced sustainable performance measures.   

Transportation  

The future development of the Secondary Plan area is linked directly to providing a 
connected transportation framework that allows residents, employees and students to get 
to and from their desired destinations quickly, easily and sustainably. The draft 
Secondary Plan supports the investment in planned higher-order public transit 
infrastructure, but the draft Secondary Plan also focuses on encouraging other sustainable 
modes of transportation, such as walking and cycling, reducing the use of the private 
automobile and providing a balanced approach to parking.  

Transit 
The Steeles West Station will have facilities on the north and south sides of Steeles 
Avenue. In the City of Toronto, the station will be located on the east side of Northwest 
Gate. There will also be a TTC bus station located in this area. The draft Secondary Plan 
encourages the Steeles West Subway Station and bus station to be integrated with 
development. The York University Subway Station will be integrated into existing 
University buildings, with entrances in the Seymour Schulich School of Business and the 
Archives of Ontario building.   

Cycling and Walking 
The draft Secondary Plan identifies opportunities for both on and off street bicycle 
connections in the Secondary Plan area which connect to bicycle routes identified in the 
City’s Bicycle Master Plan.  The main on street routes would be accommodated on new 
and existing primary (collector) streets.  Pedestrian and bicycle plans will be required as 
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part of the preparation of each precinct plan. These plans will address local pedestrian 
and cycling connections within each of the precincts as well as the provision of other 
cycling facilities.   

Public Street Network 
The recommended public street network is intended to introduce a more connected public 
street system that is supportive of pedestrians and cyclists and provides access and 
connections within the Secondary Plan area and to the rest of the City. Seven new 
primary (collector) streets are proposed with associated minimum rights-of-way most of 
which are existing private University streets that will be constructed to City standards and 
conveyed to the City. The collector streets and minimum rights-of-way widths are:  

 

Northwest Gate with a minimum 33 metre right-of-way; 

 

Founders Gate with a minimum 27 metre right-of-way; 

 

Ian MacDonald Boulevard with a minimum 23 metre right-of-way;  

 

The Chimneystack Road with a minimum 23 metre right-of-way;  

 

Columbia Gate/Jack Evelyn Wiggins Drive between Murray Ross Parkway and The 
Pond Road with a minimum 23 metre right-of-way; 

 

A north-south connection between The Pond Road and The Chimneystack Road with 
a minimum 20 metre right-of-way; and  

 

A north-south connection between The Chimneystack Road and Steeles Avenue with 
a minimum 23 metre right-of-way.   

The ultimate location and detailed design of streets and intersections are subject to the 
requirements of the Environmental Assessment Act. In accordance with the Municipal 
Class Environmental Assessment (EA) requirements, the work undertaken for the 
Transportation Master Plan satisfies the first two phases of the planning and design 
process. A Schedule C Environmental Assessment (EA) for the collector streets as a road 
project is recommended to be initiated upon approval of the Secondary Plan.  

Secondary (local) streets are identified in the draft Secondary Plan as having a minimum 
right-of-way width of 18.5 metres. The actual location and amount of local streets will be 
determined at the precinct planning stage and secured as development proceeds.   

The draft Secondary Plan establishes an implementation framework for the collector 
streets that is integrated with the provision of municipal servicing. To address concerns 
raised by York University, the draft Secondary Plan also provides for the possibility of 
staging the implementation of the collector streets and municipal servicing. The draft 
Secondary Plan identifies the criteria for determining if a staged implementation 
framework is feasible.  

Servicing and Stormwater Management  

Stormwater within the Secondary Plan area is proposed to be managed on a watershed 
basis. As such, a comprehensive stormwater management plan is identified in the draft 
Secondary Plan as required for the entire Secondary Plan area. Non-university 
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development will be required to be serviced by municipal services. Strategies to reduce 
and manage stormwater flows and functional servicing and stormwater management 
reports are also required for each precinct to ensure there is sufficient capacity and that 
appropriate servicing and stormwater management measures are or will be in place for 
existing and new development.   

Implementation  

A full range of planning and financial tools are proposed to implement the Secondary 
Plan. These planning and financial tools will guide and control the development of the 
proposed new neighbourhoods.   

Implementing zoning is proposed to be completed at the precinct planning stage and 
additional development controls, such as plans of subdivision and site plan control, will 
be utilized to ensure the orderly development of the Secondary Plan area. Plans of 
subdivision and/or consents will ensure that the land proposed for non-university 
development is suitable for its proposed new use while protecting adjacent 
neighbourhoods and properties from developments which are inappropriate or may put an 
undue strain on infrastructure and community facilities and services.   

A number of additional financial and planning tools will also be used to secure certain 
matters:   

 

Development charges may be used in the future to secure eligible growth-related 
facilities in the new neighbourhoods;  

 

Section 42(3) of the Planning Act will be used to secure the required parkland; and  

 

Holding provisions will be used to ensure that appropriate infrastructure is available 
as development proceeds.   

 

The proposed densities and the change in some land designations in the draft 
Secondary Plan represents a significant increase in densities and residential 
permissions from the current Secondary Plan. As a result, Section 37 of the Planning 
Act, and any appropriate zoning provisions, will be used to secure the affordable 
housing requirements and to partially secure any required community services and 
facilities within the Secondary Plan area.   

The Section 37 contributions towards community services and facilities may take the 
form of facilities constructed within the Secondary Plan area or make take the form of a  
monetary contribution equal to the costs of the community facility(s) over and above 
development charge contributions to help the City achieve this objective at preferred 
locations within the Secondary Plan area. On-going discussions with York University 
continue on this matter, including the approach outlined in the draft Secondary Plan 
where the monetary contribution is applied to all new development.   
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Additional Proposed Amendments to the City of Toronto Official Plan  

In addition to updating the York University Secondary Plan, additional amendments to 
the Official Plan are required. These additional amendments are:  

 
Map 9 - Natural Heritage is proposed to be amended to identify natural heritage 
resources not currently identified as well as to identify natural heritage connections 
and restoration areas;    

 

Map 16 - Land Use Plan is proposed to be amended in accordance with the revised 
land use designations proposed in the draft Secondary Plan; and   

 

Schedule 2 – the Designation of Planned but Unbuilt Roads is proposed to be 
amended to add the secondary (collector) streets identified in the draft Secondary 
Plan.  

Proposed Zoning By-law Amendments  

A draft amendment to the Zoning By-law (see Attachment 2) has been prepared with 
respect to vehicle parking for the University and bicycle parking requirements for the 
Secondary Plan area as a whole. It is the intention that this draft amendment be presented 
to the community for review and comment and if required subsequently modified, if 
required.    

Parking Requirements for University Uses 
The proposed Zoning By-law recommends that the parking requirement for university 
uses consist of a minimum parking requirement of 8,915 parking spaces and a maximum 
of 9,915 parking spaces for all existing and proposed buildings.   

Once the Spadina Subway Extension has been completed and opened, a further 
amendment to the parking requirements for university uses is proposed to be undertaken. 
This amendment would establish lower minimum and maximum parking requirements, 
6,000 and 8,000 spaces respectively, for university uses to take into account the operation 
of the subway.   

Minimum and maximum parking standards to achieve transit-supportive objectives for 
non-university development are proposed to be determined at the precinct planning stage 
when implementing zoning for the non-university precincts is undertaken.   

Bicycle Parking Requirements 
Bicycle parking is a very common requirement of development in major urban areas, and 
with the introduction of a subway in this area as well as the University itself, it is 
appropriate to introduce bicycle parking requirements for the Secondary Plan area. 
Bicycle ridership in general is expected to increase and Secondary Plan policies and 
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Zoning By-law requirements must be implemented to achieve this objective over the 
long-term and to ensure consistent standards are met across the Secondary Plan area.  

The bicycle parking requirements proposed are similar to those proposed as part of the 
City’s Zoning By-law project and the Toronto Green Standard with one significant 
difference. The bicycle parking requirements proposed for the York University 
Secondary Plan area utilize the higher standards identified for the downtown, central 
waterfront and city centres proposed by the Zoning By-law project. University campuses 
often have a greater demand for bicycle parking since they have a higher bicycle mode 
share and a higher potential for bicycle ridership due to a younger population. Moreover, 
a key objective of the Secondary Plan is to provide transit-supportive development and 
reduce the use of the personal automobile. The higher standards are appropriate for this 
area given the transit improvements underway.  

The proposed By-law requires that a certain amount of occupant/visitor spaces be 
provided and outlines the dimensions of bicycle parking spaces and the minimum number 
of required shower facilities for non-residential uses with gross floor areas exceeding 
20,000 m2.  

Provincial Plans and Policies  

The draft Secondary Plan and Zoning By-law Amendments conform to the Places to 
Grow Growth Plan and are consistent with the Provincial Policy Statement. The proposed 
amendments will, among others:  

 

Provide for appropriate intensification and density targets within key areas of the 
Secondary Plan area to support transit initiatives while protecting stable residential 
areas and core campus lands and providing for a range of land uses and housing 
types; 

 

Provide for a diverse and compatible mix of uses;  

 

Provide a planning framework that efficiently uses land and resources; 

 

Provide targets for affordable housing, including affordable rental housing and 
direction for achieving a mix of housing such as maintaining the existing low-scale 
residential housing while accommodating medium and higher-density housing in key 
areas; 

 

Recognize the importance of other modes of transportation such as cycling and 
walking and seek to reduce the use of the private automobile;  

 

Provide the infrastructure and services that are necessary to support development in a 
manner that protects and enhances both the natural and social environment. These 
services include public streets, sewers, watermains, parks and community services 
and facilities; 

 

Protect the area’s natural heritage features and provide direction for restoring and 
enhancing natural heritage features and functions; 

 

Conserve heritage and archaeological resources that define the character and history 
of the Secondary Plan area; and 

 

Promote environmental sustainability for future development.  
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Next Steps  

With the completion of the background work and analysis and testing, it is appropriate to 
revisit the Official Plan and Zoning By-law and determine appropriate amendments that 
are supportive of the transit improvements being made in this area. A further community 
consultation meeting is recommended to be held prior to bringing forward a final report.  

Remaining Issues to Resolve 
There are a few remaining issues that the City and York University are currently in the 
process of resolving. Discussions with York University representatives are ongoing and 
the satisfactory resolution of these issues is critical to reaching a settlement. These issues 
include:  

 

Solidifying the timing and delivery of the primary (collector) streets and municipal 
servicing;  

 

The minimum right-of-way widths for Northwest Gate;  

 

The bicycle parking standards proposed in the draft Zoning By-law;  

 

Finalizing policies for when the University will provide Precinct Plans for university 
development;  

 

The requirement for a minimum amount of street-related retail and service uses in key 
areas of the Secondary Plan area;   

 

Finalizing policies regarding the provision of affordable housing and community 
services and facilities, including the provision of non-profit student and university-
related housing towards a portion of the affordable housing requirement; and   

 

Finalizing policies regarding the use of Section 37 and related agreements, 
specifically the application of the Section 37 contribution towards community 
services and facilities.  

In addition to the above issues, the City is currently working with the City of Vaughan, 
York University and a landowner on the north side of Steeles Avenue on co-ordinating 
the location of the public streets in this area. In particular, the conceptual location of the 
new north-south street to the west of Keele Street between Steeles Avenue and The 
Chimneystack Road needs to be finalized.  

This report recommends that these matters be resolved to the satisfaction of the Chief 
Planner prior to bringing forward a final report on the Secondary Plan update and Official 
Plan and Zoning By-law Amendments.     
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Final Report 
It is anticipated that the final report and recommended amendments will be brought to 
Community Council and City Council in the fall of 2009. The form of the recommended 
amendments will be dependent on whether a settlement can be achieved with York 
University. As noted, York University has an outstanding appeal of the City’s Official 
Plan.  

It is anticipated that agreement on the substance of the Secondary Plan can be reached 
with York University, and implementation of the amendments would be brought forward 
as an amendment to the new Official Plan conditional on York University withdrawing 
its appeal.   

If we do not have agreement, staff will include in the final report recommendations on the 
most appropriate process and format to implement the Secondary Plan in the context of 
York University’s appeal. A Public Meeting at Community Council, in accordance with 
the Planning Act, would be held in any event.   

CONTACT 
Cassidy Ritz, Planner 
Tel. No. 416-395-7053 
Fax No. 416-395-7155 
E-mail: critz@toronto.ca  

SIGNATURE   

_______________________________  

Thomas C. Keefe, Director 
Community Planning, North York District  
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Attachment 7: York University Secondary Plan Update Statistics 
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Attachment 1:  Draft City of Toronto Official Plan Amendment  

Authority: North York Community Council Item ~ [or Report No. ~, Clause No. ~] 
as adopted by City of Toronto Council on ~, 20~  

Enacted by Council:  ~, 20~  

CITY OF TORONTO 
Bill No. ~ 

BY-LAW No. ~-20~  

To adopt an amendment to the Official Plan of the City of Toronto  
respecting the York University Secondary Plan area  

WHEREAS authority is given to Council under the Planning Act, R.S.O. 1990, c.P. 
13, as amended, to pass this By-law; and  

WHEREAS the Council for the City of Toronto, at its meeting of ~ 20~, determined 
to amend the Official Plan for the City of Toronto adopted by By-law No. 1082-2002; 
and  

WHEREAS Council of the City of Toronto has provided adequate information to the 
public and has held at least one public meeting in accordance with the Planning Act.  

The Council of the City of Toronto HEREBY ENACTS as follows:  

1.  The text and maps attached hereto are adopted as an amendment to the Official 
Plan for the City of Toronto.  

2.  This is Official Plan Amendment No. ___.    

ENACTED AND PASSED this ~ day of ~, A.D. 20~.  

DAVID R. MILLER, ULLI S. WATKISS,            
Mayor City Clerk  

(Corporate Seal) 
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AMENDMENT NO. ___ 
TO THE OFFICIAL PLAN 

OF THE CITY OF TORONTO   

The Official Plan of the City of Toronto is amended as follows:  

1. Chapter 6, Section 10, York University Secondary Plan, is amended by deleting 
the Secondary Plan in its entirety and replacing it with the York University 
Secondary Plan shown in attached Schedule I.  

2. Map 16, Land Use Plan, is amended by re-designating parts of the lands in the 
York University Secondary Plan area from Institutional Areas to Mixed Use 
Areas, Parks and Open Space Areas to Institutional Areas, Apartment 
Neighbourhoods to Neighbourhoods and Mixed Use Areas as shown on attached 
Schedule II.  

3. Map 9, Natural Heritage, is amended by expanding the Natural Heritage System 
onto certain lands within the York University Secondary Plan area as shown on 
attached Schedule III.  

4. Schedule 2, The Designation of Planned but Unbuilt Roads, is amended by adding 
new planned but unbuilt roads as follows:  

STREET NAME FROM TO 

Northwest Gate 
Ian MacDonald 
Boulevard 

Steeles Avenue West 

Founders Road 
Ian MacDonald 
Boulevard 

Steeles Avenue West 

Ian MacDonald 
Boulevard 

Shoram Drive The Chimneystack Drive 

The Chimneystack Road 
Ian MacDonald 
Boulevard 

Keele Street 

New Link 
Jack Evelyn Wiggins 
Way 

The Pond Road 

New Link The Pond Road The Chimneystack Road 

New Link The Chimneystack Road  Steeles Avenue West 
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SCHEDULE “II”  


