












130 & 180 Yorkland Blvd. (Subject Property)

FIGURE 1: 
CITY OF TORONTO OFFICIAL PLAN & MUNICIPAL COMPREHENSIVE REVIEWS

PROPOSED EMPLOYMENT LAND DESIGNATIONS, NOVEMBER 5, 2013
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FIGURE 2: 
CITY OF TORONTO OFFICIAL PLAN & MUNICIPAL COMPREHENSIVE REVIEWS

DRAFT OFFICIAL PLAN AMENDMENT No. 231 - SITE & AREA SPECIFIC POLICY No. 386
NOVEMBER 5, 2013
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Site and Area Specific Policy No. 386

Chapter 7, Site and Area Specific Policies, is amended by adding Site
and Area Specific Policy No. 386 for the lands bounded by Sheppard
Avenue East, Victoria Park Avenue, Highway 401, the Highway
401/Highway 404 Interchange and Highway 404, as follows:

"386. Lands bounded by Sheppard Avenue East, Victoria Park
Avenue, Highways 401 and 404

a) An implementation plan will be established as Official Plan policy
to address within Areas "A", "B" and "C" matters such as:

i. an incentive program for Council adoption to encourage
office development;

ii. the provision of amenities throughout the area to create
an attractive environment for existing and new offices;

iii. development densities; and
iv. the creation of new streets and blocks.

Comment 1: There is a policy requiring an ‘implementation plan’ to be established “as Official
Plan Policy to address within Areas "A", "B" and "C". There are no specific ‘implementation
plan’ details as to its terms of reference, timing of completion, level of public involvement and
implementation program. We are of the opinion that future redevelopment and revitalization of
this Employment Area should not be unduly restricted or delayed pending the preparation and
processing of such ‘implementation plan’.

Recommendation 1: We support this policy on the basis that the ‘implementation plan’, (which
is also referred to as a ‘study’ in the Nov. 5, 2013 Planning Staff report), its preparation and
processing, does not become an impediment to the timing of achieving the planning vision,
where a redevelopment and intensification proposal can demonstrate that it is moving in the
direction of the broader and/or site specific policy objectives of the City’s Official Plan.

Comment 2: Yorkland Boulevard is a Major Street on Map 3 of the City’s Official Plan. The
‘General Employment Areas’ designation permits ‘major retail developments with 6,000 m2
(64,586 sq. ft.) or more of retail gross floor area …on lots fronting onto major streets …subject to
the enactment of a zoning by-law’, subject to additional Employment Areas policies. Although
‘Major retail development’ is permitted in the ‘General Employment Areas’ land use designation
it is to be capped at 6,000 m2.

Recommendation 2: Clarification is to be provided as to how this cap will apply.

Comment 3: The subject property fronts onto Yorkland Boulevard at a corner location, with
excellent visibility/exposure and access on the east and north sides of Yorkland Boulevard, which
is a Major Street on Map 3 of the City’s Official Plan. The location of this property in our opinion
justifies the above noted Policy h) land use functions, given its use and proximity to this major
street.

While Policy h) is fully supported, there is a need to consider its implementation on a site
specific basis for the subject property, where the “built form” does not fully fit the policy
context. For example, 130 Yorkland Blvd. is a single storey building, and as is, the proposed uses
set out in Policy h) would not be permitted in this building because the Policy h) uses are only
permitted “…when these uses are located on lower level floors of multi-storey buildings that
include Core Employment Area uses, particularly office uses.” We request a modification to
Policy h) as it relates to the 130 Yorkland Blvd. where, notwithstanding the building’s single
storey building configuration, “Restaurants, workplace daycares, recreation and entertainment
facilities, and small and medium scale retail stores and services…” are permitted on a site
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Area "A"

b) Development in Area "A" that includes residential units is
required to also increase the non-residential gross floor area in Area
"A".

Area "B"

c) Prior to the approval of residential development on Mixed Use
Area land in Area "B", a Noise Impact Study is required to determine
appropriate design and separation distances of residential units and
sensitive non-residential uses from the Direct Fuel Cell-Energy
Recovery Generation power plant at 500 Consumers Road.

d) Development on Mixed Use Area land in Area "B" that includes
residential units is required to also increase the non-residential
gross floor area in Area "B", on land designated as Mixed Use Areas
and/or on land designated as General Employment Areas.

e) Employment Area uses in Area "B" are limited to those that are
compatible with adjacent existing and planned residential uses in
Area "A" and on the Mixed Use Areas land in Area "B".

Area "C"

f) Employment Area uses in Area "C" are limited to those that are
compatible with adjacent existing and planned residential uses in
Areas "A" and "B".

g) Major retail development with 6,000 square metres or more of
retail gross floor area are not permitted in Area "C".

h) Restaurants, workplace daycares, recreation and entertainment
facilities, and small and medium scale retail stores and services are
only permitted in Area "C" when these uses are located on lower
level floors of multi-storey buildings that include Core Employment
Area uses, particularly office uses."

specific basis.

180 Yorkland Blvd. is a three storey office and banquet hall building. While it can technically
satisfy the policy context through its “built form” as set out in Policy h), to provide greater
flexibility, it is requested that Policy h) be modified to allow all of these permitted uses to be
located on any storey, as long as office uses are provided in this building. Allowing these policy
refinements will better support the general policy objectives of amenitizing the existing
office/business park, encouraging land use intensification, local walkability and active
transportation. And, many of the permitted uses function well either at the ground level, or in
the upper storeys of a building.

Recommendation 3: That a site specific policy be applied to 130 and 180 Yorkland Blvd.

Comment 4: University and/or colleges in Employment Areas can directly benefit from the
synergistic relationship between academic research and industry research and development. As
well, private schools, in proximity to workplaces, allow parents to be close to children to
minimize travel. The Consumers Road Employment Area is well served by public transit and this
serves institutional uses well. This also supports more intensive use of lands in Employment
Areas supporting compact built form and minimizes surface parking.

Recommendation 4: That consideration is given to site specific policy that allows flexibility in the
permission of for certain institutional uses subject to a zoning by-law amendment.


