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STAFF REPORT 
ACTION REQUIRED  

7 and 9 Tippet Road - Site Plan Application - Request for 
Direction Report  

Date: September 9, 2009 

To: North York Community Council 

From: Director, Community Planning, North York District 

Wards: Ward 10 – York Centre  

Reference 
Number: 

08 196931 NNY 10 SA 

  

SUMMARY 

 

This application was made on August 25, 2008 and is subject to the new provisions of the 
Planning Act and the City of Toronto Act, 2006.  

This application proposes to develop a mixed use condominium apartment building on 
the north portion of the property fronting Wilson Avenue with commercial uses and 
live/work units on the ground floor and 503 residential units above.  A total of 642 
parking spaces are proposed for the mixed 
use building in a 3-storey underground 
parking structure.  Two loading areas will 
be incorporated into the building itself.  

The applicant has appealed the proposed 
Site Plan Control application to the Ontario 
Municipal Board, citing Council’s lack of 
decision on the application within the time 
frame specified in the Planning Act.  A 
hearing date on this appeal has been set for 
October 16, 2009.  

The proposal represents an appropriate 
development of the subject site which 
implements a previous decision of the 
Municipal Board.  This report seeks 
Council’s support of the proposed Site Plan 
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Control application and recommends that staff attend the Ontario Municipal Board in 
support of the proposal, subject to the conditions outlined in the report.   

RECOMMENDATIONS 

 

The City Planning Division recommends that City Council:  

1. support the Site Plan Control application substantially in accordance with the plans 
and conditions of approval outlined in Attachment No. 5, including the requirement 
that the Owner enter into an appropriate Site Plan Agreement to the satisfaction of the 
City Solicitor in consultation with the Chief Planner.  

2. authorize the City Solicitor and appropriate City staff to attend the Ontario Municipal 
Board hearing in support of the position outlined in this report.  

3. authorize the City Solicitor to request the Ontario Municipal Board to withhold its 
Order with respect to the Site Plan Control application until such time as the applicant 
has satisfied all of the site plan pre-approval conditions outlined in Attachment No. 5, 
including entering into an appropriate Site Plan Agreement to the satisfaction of the 
City Solicitor, in consultation with the Chief Planner.  

Financial Impact 
There are no financial implications resulting from the adoption of this report.   

DECISION HISTORY  

An application for an amendment to the Zoning By-law was made on October 16, 2006 
for the 2.08 hectare site located at the southeast corner of Tippet Road and Wilson 
Avenue.  The proposal sought to amend the zoning to permit a mixed use building on the 
north portion of the site fronting Wilson Avenue, having commercial uses and two-storey 
grade-related live/work units on the ground floor and 498 residential units above.  The U-
shaped building would have a height of 6-storeys along Wilson Avenue, a 9-storey wing 
to the east and a 12-storey portion along Tippet Road.  The south portion of the site was 
proposed to be developed with a 5-storey office building.  The two buildings would be 
separated by a common driveway from Tippet Road that serves as the drop-off/pick-up 
area for both buildings.  

A final report recommending approval of the Zoning By-law Amendment was prepared 
for the North York Community Council Meeting of September 10, 2007.   The staff 
recommendation was adopted with a modification that the applicant file with the City of 
Toronto, a written undertaking that construction of the office building be completed prior 
to completion of construction of the residential building.  On September 27, 2007 City 
Council approved the request for amendment to the Zoning By-law with the amendment 
as proposed by North York Community Council.   
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On June 3, 2008 the applicant filed an appeal to the Ontario Municipal Board regarding 
the requirement that the commercial building had to be completed before the residential 
building.  On October 8, 2008, the applicant appealed the subject Site Plan Control 
application.  

A hearing took place on November 19, 2008 and on December 2, 2008 a decision and 
order of the Board was issued approving an “RM6(173)” zone on the north portion of the 
site and a “M2(74)” zone on the south portion of the site.  The decision stated that the 
Ontario Municipal Board Member would remain seized with the site plan referral.   

The “RM6(173)” zone permits a residential building with a maximum of 503 units and 
includes ground floor commercial uses and live/work units.  The “M2(74)” permits an 
office building with a maximum height of 6 storeys or 21.6 metres above established 
grade with ground floor commercial uses.     

ISSUE BACKGROUND  

The subject application was submitted on August 25, 2008 and was initially circulated for 
comment on October 7, 2008.  The delay in circulation was due to the submitted plans 
not reflecting the requested Zoning By-law Amendment as the commercial building was 
not shown on the site plan and 50 of the required residential parking spaces were 
proposed on the south portion of the site, adjacent to the existing industrial building.     

Throughout the processing of the Zoning Amendment application, it was understood that 
50 of the required residential visitor parking spaces of the mixed-use building would be 
shared with the required non-residential parking spaces of the office building at the south 
end of the site and these shared parking spaces would be provided in the underground 
parking structure.  This shared concept was premised on the basis that the office building 
would be constructed.  When the Site Plan Control application was submitted, the office 
building component was not shown on the submitted plans.    

All comments received on the submitted Site Plan submission were forwarded to the 
applicant’s planning consultant by January 12, 2009.  Revised plans were received by the 
City on June 19, 2009 in response to the circulation comments.  On July 23, 2009 the 
applicant submitted a letter to the Ontario Municipal Board requesting that the Board 
intervene in the processing of the Site Plan Control application due to potential delays 
caused by the municipal strike.  A hearing date has been set for October 16, 2009.  

Proposal 
The submitted site plan proposes a U-shaped mixed-use building with commercial uses 
and grade-related live/work units on the ground floor and 503 residential units above with 
a height of 6-storeys along Wilson Avenue, a 9-storey wing to the east and a 12-storey 
portion along Tippet Road.  This proposal implements the December 2, 2008 Ontario 
Municipal Board Decision approving the rezoning of the lands.  It is proposed that the 
building be developed in two phases.  A total of 642 parking spaces are provided in a 3-
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storey underground parking structure located under the mixed use building.  Two loading 
areas will be incorporated into the building itself.  The project statistics are provided in 
the Application Data Sheet (Attachment 4). 

Site and Surrounding Land Uses 
The 2.08 hectare site is located at the southeast corner of Wilson Avenue and Tippet 
Road.  The rectangular lot is relatively flat with a frontage of 104 metres on Wilson 
Avenue and a depth of 176 metres along Tippet Road.  The site is developed with two 
one-storey warehouse buildings with surface parking surrounding them.  Each building is 
approximately 3,700m2 in size.  

The area contains a mix of uses including residential, commercial, retail, office and light 
industrial as follows:  

North: a 3-storey apartment building (2 Faywood Boulevard) and a 4-storey office 
building (530 Wilson Avenue) are located on the north side of Wilson Avenue.   

South: One-storey industrial building known as the Tippet Centre (3 Tippet Road) 
currently occupied by the Toronto District School Board and used as its Library 
and Learning Resources Centre.  

East:  Immediately east at the southwest corner of Wilson Avenue and Champlain 
Boulevard (495 Wilson Avenue) is a 5-storey complex with apartment units 
(Champlain Apartments), a seniors’ residence and supporting office uses.  Also, 
to the east and south of the Champlain Apartments are two one-storey office 
buildings (18 and 20 Champlain Boulevard).    

West: Several industrial/office and industrial buildings including two 2-storey office 
buildings at the southwest corner of Wilson Avenue and Tippet Road (545 & 555 
Wilson Avenue).  South of the office buildings is the entrance to the TTC South 
Commuter Parking Lot for the Wilson Subway Station.  Two 1-storey 
office/industrial buildings are located south of the entrance to the Commuter 
Parking Lot (4 & 6 Tippet Road).    

Provincial Policy Statement and Provincial Plans 
The Provincial Policy Statement (PPS) provides policy direction on matters of provincial 
interest related to land use planning and development.  The PPS sets the policy 
foundation for regulating the development and use of land.  The key objectives include: 
building strong communities; wise use and management of resources; and protecting 
public health and safety.  City Council’s planning decisions are required to be consistent 
with the PPS.  

The Growth Plan for the Greater Golden Horseshoe provides a framework for managing 
growth in the Greater Golden Horseshoe including: directions for where and how to 
grow; the provision of infrastructure to support growth; and protecting natural systems 
and cultivating a culture of conservation.   



 

Staff report for action – Request for Direction – 7 and 9 Tippet Road 5 

City Council’s planning decisions are required by the Planning Act, to conform, or not 
conflict, with the Growth Plan for the Greater Golden Horseshoe. 

Official Plan 
The north portion of the site is identified as Avenues while the south portion of the site is 
identified as Employment Districts on Map 2, Urban Structure of the Official Plan.  Both 
identifications denote areas intended for growth within the City of Toronto with the 
mixed use Avenues emphasizing residential growth and the Employment Districts 
focussing on job intensification.  Map 16 of the Official Plan designates the northern 
block as Mixed Use Areas and the southern block is designated as Employment Areas.  
Both the Mixed Use Areas and the Employment Areas designation represent areas 
intended for growth.  

The Mixed Use Areas designation encourages a broad range of commercial, residential, 
institutional and open space uses and flexibility is provided for future redevelopment in 
these areas to accommodate increases in population and jobs along transit lines.   

The Employment Areas designation reflects the broad objective of retaining Employment 
Areas as places of business and developing and intensifying job growth within these 
areas, especially those areas well served by transit.  

The Official Plan contains a policy that encourages the inclusion of public art in all 
significant private sector developments across the City.  The Percent for Public Art 
Program recommends that a minimum of one percent of the gross construction cost of 
each significant development be contributed to public art.  The governing principle for 
the Percent for Public Art Program is that art is a public benefit to be enjoyed and 
experienced by residents and visitors throughout the city.   

Zoning 
The north portion of the site is zoned “RM6(173)”, an exception to the Multiple Family 
Detached Dwellings Sixth Density Zone.  This zone permits an apartment house dwelling 
and a variety of commercial and institutional uses with a maximum permitted gross floor 
area of 42,000m2, of which a minimum of 730m2 of gross floor area shall be for non-
residential uses at street level.  A maximum of 503 residential units are permitted in the 
apartment building.  The U-shaped building has a maximum permitted height of 6-storeys 
along Wilson Avenue, 9-storeys on the eastern wing and 12-storeys along Tippet Road.   

Parking for the residential component is required at a rate of 1.2 spaces per unit for a total 
requirement of 603 spaces.  Parking for the non-residential component will be provided 
as per Zoning By-law 7625.  The applicant proposes that a total of 642 parking spaces 
will be provided for the mixed use building.  The approved zoning by-law requires that 
all required parking spaces be provided within the “RM6(173)” zone until such time as a 
building of at least 11,000m2 is constructed on the south portion of the site.         
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The south block is zoned “M2(74)”, an exception to the Industrial Zone Two, which 
permits a variety of commercial, institutional and industrial uses.  The maximum 
permitted gross floor area is 11,500m2. 

Agency Circulation 
The application was circulated to all appropriate agencies and City Divisions.  Responses 
received have been used to assist in evaluating the application and to formulate 
appropriate recommendations and proposed conditions of approval.   

COMMENTS 

Provincial Policy Statement and Provincial Plans 
The proposal is consistent with the PPS.  The development promotes intensification 
through a compact building form utilizing existing infrastructure.  The development will 
provide for a range of unit sizes on an arterial road with bus service and within walking 
distance of the Wilson Subway Station, thus promoting additional ridership for the transit 
system.  The development design will also promote an active pedestrian environment 
along Wilson Avenue.  

The proposal conforms and does not conflict with the Growth Plan for the Greater 
Golden Horseshoe.  

Zoning 
The north portion of the site is zoned “RM6(173)”, which permits the proposed 
development.  However, the Building Division has not had an opportunity to complete its 
review of the revised submission and has yet to confirm the current proposal fully 
complies with the Zoning By-law.  Should this review reveal any issues, they can be 
addressed with appropriate pre-approval conditions added to Attachment 5 and presented 
to the Ontario Municipal Board.  

Technical Services 
The Technical Services Division has finalized their review of the most recent circulation 
of the site plan submission.  The memo from Technical Services dated September 3, 2009 
indicates that a number of modifications are required to the various plans and studies 
submitted in support of the site plan application.  The memo has been included as 
Attachment 6 to this report. 

Open Space/Parkland 
The Parks, Forestry and Recreation Division has reviewed the submitted site plan and 
notes that at the time the application was reviewed for the rezoning application, the 
Parkland Dedication Alternate Rate By-law was not in effect, and the applicable rate was 
5 percent.  As such, land conveyance was not requested based on the small amount of 
parkland that would be achieved.  It is recommended that this development be subject to 
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a 5 percent cash-in-lieu of parkland dedication payment which will be payable at the time 
of building permit issuance.  

City Planning 
City Planning Division staff have reviewed the revised plans and material dated June 19, 
2009 and note there are a number of outstanding issues, many conveyed to the applicant 
previously.  These include a number of outstanding building design issues, insufficient 
landscaping information and considerable detail missing from the various plans which 
makes evaluation difficult.  City Planning staff encourages the applicant to continue to 
refine the site plan submission.  The noted deficiencies have been incorporated into the 
pre-approval conditions of Attachment 5.      

Toronto Green Standard 
The applicant has been encouraged to incorporate elements of the City’s Green 
Development Standard into the design of the proposed development.  To date the 
applicant has not indicated how the proposal will achieve the Green Development 
Standard as approved by Council.  A comment in this regard has been incorporated into 
the pre-approval conditions of Attachment 5.  

Section 37 
A Section 37 Agreement is required by the Zoning By-law approved by the Ontario 
Municipal Board.  The applicant has not yet executed the required Section 37 Agreement.   

Public Art 
The applicant has agreed to make a contribution of $300,000 towards on-site public art 
and such a requirement will be incorporated into the Section 37 Agreement. 

Recommendation 
This report recommends that City Council support the applicant’s proposed Site Plan 
Control Application for a mixed-use building with ground floor commercial uses and 
grade-related live/work units at 7 and 9 Tippet Road subject to the conditions outlined 
above.  It is recommended the appropriate City staff be authorized to attend the Ontario 
Municipal Board hearing in support of the position outlined in this report.   

CONTACT 
Cathie Ferguson, Senior Planner 
Tel. No. (416) 395-7117 
Fax No. (416) 395-7155 
E-mail: cfergus@toronto.ca  

SIGNATURE  

____________________________ 
Thomas C. Keefe, Director 
Community Planning, North York District 
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ATTACHMENTS 
Attachment 1a:  Site Plan Phase 1 
Attachment 1b:  Site Plan Phase 2 
Attachment 2a:  North and South Elevations Phase 1 
Attachment 2b:  East and West Elevations Phase 1 
Attachment 2c:  North and South Elevations Phase 2 
Attachment 2d:  East and West Elevations Phase 2 
Attachment 2e:  East Elevation Courtyard Phase 1 and 2 
Attachment 3:  Zoning 
Attachment 4:  Application Data Sheet 
Attachment 5:  Proposed Site Plan Control Approval Conditions 
Attachment 6:  Memo from Technical Services dated September 3, 2009 
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Attachment 1a:  Site Plan Phase 1   


