
  

  

 

 

 

 
 

 

 

From: Northcliffe Village Residents Association 
To: councilmeeting; Councillor Bravo; Mayor Chow 
Cc: Em Wong; Northcliffe Village Residents Association 
Subject: [External Sender] Please protect Davenport school lands (Item PH26.4) including those under appeal by the 

Toronto Catholic District School Board (TCDSB) 
Date: December 15, 2025 2:39:14 PM 
Attachments: image.png 

Submission by Beaconsfield Village RA Nov. 28, 2025.pdf 

Dear Mayor Chow and Councillor Bravo, 

It is an understatement to say most residents in Ward 9 are not aware of the redesignation of 
Dewson Public School and Old Orchard Public School lands in the Avenues Phase Two pilot 
report (PH26.4) coming to Council tomorrow. Redesignating these active school sites from 
Neighbourhoods to Apartment Neighbourhoods sends a clear signal that schools, school 
yards, playgrounds, and parking lots are now viewed as developable land and it makes the 
land more valuable. 

For now, Catholic school sites are excluded because of an appeal, but the Catholic 
board has already asked for their properties to be added for consistency. Once the 
appeal is resolved, they’ll almost certainly be included — and the only real purpose 
would be to enable future development. The four sites are St. Clare Catholic Elementary 
School (124 Northcliffe Ave.) , St. Helen's Catholic Elementary School (1956 College 
St.),  Pope Francis Catholic Elementary School (319 Ossington Ave.) and St. Mary of the 
Angels (1477 Dufferin St.). 

The Beaconsfield Village Residents's Association made a submission (attached below) 
dated November 28/25 to the Planning and Housing Committee regarding Item 26.4 
(Official Plan Amendments 861 & 862).  We fully agree with their assertions that the pilot 
presents several issues that require further work including the redesignation of certain 
public school properties to Apartment Neighbourhoods. 

We are asking you to vote against (or amend to exclude) the redesignation of Dewson Public 
School and Old Orchard Public School lands in the Avenues Phase Two pilot report (PH26.4) 
coming to Council next week. 

With more density coming to our streets, we will desperately need these open, green, publicly 
owned spaces for our kids — not fewer of them. Turning playgrounds into development sites 
is the opposite of complete communities. 

Please protect our public school lands. Vote NO on redesignating active schools, or at 
minimum move an amendment to exclude Dewson PS, Old Orchard PS, and all operating 
public schools in this pilot. 

mailto:northcliffevillageresidents@gmail.com
mailto:councilmeeting@toronto.ca
mailto:Councillor_Bravo@toronto.ca
mailto:Mayor_Chow@toronto.ca
mailto:Em.Wong@toronto.ca
mailto:northcliffevillageresidents@gmail.com
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Submission to Planning and Housing Committee
Item PH26.4 – Official Plan Amendments 861 & 862
Housing Action Plan – Avenues Policy Review (Wards 9 & 11 Pilot)
Submitted by: Beaconsfield Village Residents Association
November 28, 2025


Summary


Official Plan Amendments 861 and 862 propose allowing mid-rise buildings of 6–14 storeys along portions of 
Christie, College, Davenport, Dupont, Dufferin, Dundas West, Oakwood, and Ossington. Maximum heights are 
tied to each street’s right-of-way, with further increases permitted within 500–800 metres of major transit 
stations. Wards 9 and 11 have been selected as a pilot for an approach intended to extend across Toronto.


While the intention to add transit-supportive housing is understood, the pilot presents several issues that 
require further work. Active school sites and quiet residential streets have been redesignated despite not being 
appropriate locations for mid-rise development. Consultation reached very few local residents, raising questions 
about whether those most affected had a fair chance to understand or comment. The proposal also contains no 
requirements for affordable or family-sized housing, no accompanying parkland strategy, and no area-wide 
analyses of servicing, transit, or school capacity.


Given these gaps, the pilot does not yet provide a reliable basis for city-wide expansion. Additional work is 
needed to ensure the approach is clear, consistent, and supported by the infrastructure and amenities required 
for complete communities.


Summary of Key Concerns


1. Active public school properties are proposed for redesignation.
2. A quiet residential street that is not an Avenue is redesignated despite not meeting the report’s own 


criteria.
3. Low levels of public engagement.
4. No requirements for affordable or family-sized housing.
5. No parkland strategy accompanies the proposed growth.
6. No servicing, transit, infrastructure, or school-capacity analysis has been completed.


1. Redesignation of active public school sites


The OPA 862 maps redesignate the entire Dewson Street Junior Public School property and part of the Old 
Orchard Public School site as Apartment Neighbourhoods (see Appendix 1). These are active, over-capacity TDSB
schools.


Redesignating school property signals to both the TDSB and developers that mid-rise development is appropriate
and increases the risk that portions of schoolyards, playfields, or parking areas could be declared surplus and 
sold — a practice that has occurred on other sites.


City Planning notes that no rezoning is proposed for these school lands at this time; however, redesignation 
alone sends an unintended and concerning signal about the future of these essential public spaces.


Requested Action: Remove all active public school properties from the redesignation maps.


2. Redesignation of Concord Avenue despite not meeting policy criteria



https://www.toronto.ca/legdocs/mmis/2025/ph/bgrd/backgroundfile-260256.pdf

https://www.toronto.ca/legdocs/mmis/2025/ph/bgrd/backgroundfile-260256.pdf

https://www.toronto.ca/legdocs/mmis/2025/ph/bgrd/backgroundfile-260714.pdf

https://www.toronto.ca/legdocs/mmis/2025/ph/bgrd/backgroundfile-260714.pdf





2


The proposal redesignates the section of Concord Avenue between Dewson Street and the Dewson school site, 
even though Concord is:


 not an Avenue,
 a narrow, one-way residential street, and
 not required to support mid-rise development on Ossington.


The staff report states that extensions onto local streets may be considered only when Avenue lots are too 
shallow to support mid-rise buildings (pg.11). Ossington’s lots are generally 100–120 feet deep and do not meet 
this condition.


This treatment is inconsistent with both the intent of the report and the treatment of immediately adjacent 
blocks (e.g., Concord north of Dewson and south of the school, which are not redesignated). See Appendix 2.


Requested Action: Remove the redesignation from Concord Avenue and any similar residential streets that do 
not meet the report’s criteria.


3. Consultation did not provide meaningful or informed engagement


The staff report describes a broad outreach effort, including postcards, posters, surveys, and notices to BIAs and 
resident groups. Despite this:


 Only 40 residents attended the online meeting.
 Only 8 attended the in-person meeting.
 Of 1,500 completed survey responses (in 2.5 months) , only 24% (360) were from Wards 9 and 11 — the 


pilot area.


For further details refer to Attachment 11: Summary of Public Consultation Comments pg. 13 and 14
Distributed materials focused on broad statements such as “The City is exploring how and where to allow mid-
rise buildings” without explaining the actual streets or properties affected (see Appendix 3 & 4).


The formal public meeting notice used dense, technical language and included no maps identifying the 
properties proposed for redesignation (Appendix 5).


Wards 9 and 11 have highly engaged neighbourhoods, so this exceptionally low turnout suggests the 
engagement process needs improvement.


Requested Action: Staff should review the consultation approach, identify what led to low participation, and 
make improvements using plain-language materials and clear mapping for future engagement.


4. No affordable or family-sized housing requirements


The proposal contains no requirements for affordable units or for 2- and 3-bedroom family-sized units. Without 
these, most new housing will be market-rate studios and one-bedrooms, accelerating the loss of family housing 
in these wards.


Avenues redevelopment is one of the few opportunities to add missing-middle units in established 
neighbourhoods; without policy direction, that opportunity will not be realized.



https://www.toronto.ca/legdocs/mmis/2025/ph/bgrd/backgroundfile-260227.pdf

https://www.toronto.ca/legdocs/mmis/2025/ph/bgrd/backgroundfile-260258.pdf
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Requested Action: Consider introducing a minimum requirement (e.g., 20%) for affordable and family-sized 
units.


5. No parkland strategy despite clear evidence of parkland deficiency


The City’s Parkland Strategy 2022 Draft Refresh identify large portions of Wards 9 and 11 as parkland priority 
areas, including segments of the Avenues pilot. These areas have:


 less than 12 m² of parkland per person,
 less than 1.5 hectares of parkland within a 500-metre walk, and
 high population growth pressures.


Figures 8 and 18 of the Strategy show limited park supply in the parts of the city affected by the pilot — 
particularly around Christie, Ossington, and the Dupont/Davenport corridor. See Appendix 6.


Despite this, the staff report does not mention parkland once, nor does it include a plan to address park needs 
arising from thousands of new residents. Avenues redevelopment seldom creates new parks because most lots 
are small; without a targeted strategy, increased density will deepen existing park shortages.


Requested Action: Defer OPAs until City Planning and Parks, Forestry & Recreation prepare a Ward 9 & 11 
Avenues Parkland Strategy that:


 identifies opportunities for new or expanded parks,
 ensures parkland funds generated in these wards stay local, and
 sets clear targets tied to anticipated population growth.


6. No servicing, infrastructure, transit, or school-capacity analysis


The staff report states the proposed amendments carry “no financial implications,” yet no area-wide analysis has 
been undertaken for:


 sanitary or storm sewers,
 water supply and pressure,
 electrical distribution,
 TTC surface routes, or
 school capacity.


Approximately 1,900 parcels could be intensified, adding thousands of residents. Existing transit already 
experiences crowding (e.g., the 63 Ossington bus). Ageing combined sewers, water pressure, and electrical load 
are local concerns, yet cumulative impacts have not been assessed.


The report’s reliance on project-by-project review cannot substitute for area-wide modelling. Without 
identifying required upgrades, timelines, and funding sources, the City cannot plan for growth.


Requested Action: Defer OPAs  until independent, area-wide capacity studies are completed to assess full build-
out conditions and identify infrastructure needs.


Conclusion
The foundational work required to make this pilot successful — protecting school lands, applying policies 
consistently, planning for parkland, assessing infrastructure capacity, and conducting effective consultation — 



https://www.toronto.ca/wp-content/uploads/2022/04/969f-Parkland-Strategy-Draft-April-2022-Refresh.pdf

https://www.toronto.ca/wp-content/uploads/2022/04/969f-Parkland-Strategy-Draft-April-2022-Refresh.pdf
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has not yet been completed in Wards 9 and 11. Until these issues are addressed, the pilot cannot reliably guide 
decisions in other wards.


Allowing additional time for refinement will strengthen the pilot and help ensure that when the Avenues 
framework expands city-wide, it does so with the infrastructure, amenities, clarity, and public confidence 
needed to support complete, healthy communities.


Sincerely,


Randy Kerr Chair


Beaconsfield Village Residents Association (BVRA)
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Appendix 1: Public School Lands Being Redesignated
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Appendix 2: Concord Ave


The proposed redesignation of Concord Avenue south of Dewson Street to Apartment Neighbourhoods is not 


aligned with Official Plan policy, given that Concord Avenue is not an Avenue and functions as a stable, local 


residential street.  Applying an Avenues-related designation here is not supported by lot characteristics: the 


abutting Ossington properties are not shallow lots that would require consolidation with Concord parcels. It is 


also inconsistent with how Concord Avenue north of Dewson Street is treated, as those blocks are not being 


redesignated.
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Appendix 3: Avenues Postcard


Front Side


Back Side
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Appendix 4: Avenues Flyer
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Appendix 4: Notice of Public Meeting
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Appendix 5: 2022 Parkland Strategy Refresh, Toronto
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Submission to Planning and Housing Committee
Item PH26.4 – Official Plan Amendments 861 & 862
Housing Action Plan – Avenues Policy Review (Wards 9 & 11 Pilot)
Submitted by: Beaconsfield Village Residents Association
November 28, 2025

Summary

Official Plan Amendments 861 and 862 propose allowing mid-rise buildings of 6–14 storeys along portions of 
Christie, College, Davenport, Dupont, Dufferin, Dundas West, Oakwood, and Ossington. Maximum heights are 
tied to each street’s right-of-way, with further increases permitted within 500–800 metres of major transit 
stations. Wards 9 and 11 have been selected as a pilot for an approach intended to extend across Toronto.

While the intention to add transit-supportive housing is understood, the pilot presents several issues that 
require further work. Active school sites and quiet residential streets have been redesignated despite not being 
appropriate locations for mid-rise development. Consultation reached very few local residents, raising questions 
about whether those most affected had a fair chance to understand or comment. The proposal also contains no 
requirements for affordable or family-sized housing, no accompanying parkland strategy, and no area-wide 
analyses of servicing, transit, or school capacity.

Given these gaps, the pilot does not yet provide a reliable basis for city-wide expansion. Additional work is 
needed to ensure the approach is clear, consistent, and supported by the infrastructure and amenities required 
for complete communities.

Summary of Key Concerns

1. Active public school properties are proposed for redesignation.
2. A quiet residential street that is not an Avenue is redesignated despite not meeting the report’s own 

criteria.
3. Low levels of public engagement.
4. No requirements for affordable or family-sized housing.
5. No parkland strategy accompanies the proposed growth.
6. No servicing, transit, infrastructure, or school-capacity analysis has been completed.

1. Redesignation of active public school sites

The OPA 862 maps redesignate the entire Dewson Street Junior Public School property and part of the Old 
Orchard Public School site as Apartment Neighbourhoods (see Appendix 1). These are active, over-capacity TDSB
schools.

Redesignating school property signals to both the TDSB and developers that mid-rise development is appropriate
and increases the risk that portions of schoolyards, playfields, or parking areas could be declared surplus and 
sold — a practice that has occurred on other sites.

City Planning notes that no rezoning is proposed for these school lands at this time; however, redesignation 
alone sends an unintended and concerning signal about the future of these essential public spaces.

Requested Action: Remove all active public school properties from the redesignation maps.

2. Redesignation of Concord Avenue despite not meeting policy criteria

https://www.toronto.ca/legdocs/mmis/2025/ph/bgrd/backgroundfile-260256.pdf
https://www.toronto.ca/legdocs/mmis/2025/ph/bgrd/backgroundfile-260256.pdf
https://www.toronto.ca/legdocs/mmis/2025/ph/bgrd/backgroundfile-260714.pdf
https://www.toronto.ca/legdocs/mmis/2025/ph/bgrd/backgroundfile-260714.pdf
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The proposal redesignates the section of Concord Avenue between Dewson Street and the Dewson school site, 
even though Concord is:

 not an Avenue,
 a narrow, one-way residential street, and
 not required to support mid-rise development on Ossington.

The staff report states that extensions onto local streets may be considered only when Avenue lots are too 
shallow to support mid-rise buildings (pg.11). Ossington’s lots are generally 100–120 feet deep and do not meet 
this condition.

This treatment is inconsistent with both the intent of the report and the treatment of immediately adjacent 
blocks (e.g., Concord north of Dewson and south of the school, which are not redesignated). See Appendix 2.

Requested Action: Remove the redesignation from Concord Avenue and any similar residential streets that do 
not meet the report’s criteria.

3. Consultation did not provide meaningful or informed engagement

The staff report describes a broad outreach effort, including postcards, posters, surveys, and notices to BIAs and 
resident groups. Despite this:

 Only 40 residents attended the online meeting.
 Only 8 attended the in-person meeting.
 Of 1,500 completed survey responses (in 2.5 months) , only 24% (360) were from Wards 9 and 11 — the 

pilot area.

For further details refer to Attachment 11: Summary of Public Consultation Comments pg. 13 and 14
Distributed materials focused on broad statements such as “The City is exploring how and where to allow mid-
rise buildings” without explaining the actual streets or properties affected (see Appendix 3 & 4).

The formal public meeting notice used dense, technical language and included no maps identifying the 
properties proposed for redesignation (Appendix 5).

Wards 9 and 11 have highly engaged neighbourhoods, so this exceptionally low turnout suggests the 
engagement process needs improvement.

Requested Action: Staff should review the consultation approach, identify what led to low participation, and 
make improvements using plain-language materials and clear mapping for future engagement.

4. No affordable or family-sized housing requirements

The proposal contains no requirements for affordable units or for 2- and 3-bedroom family-sized units. Without 
these, most new housing will be market-rate studios and one-bedrooms, accelerating the loss of family housing 
in these wards.

Avenues redevelopment is one of the few opportunities to add missing-middle units in established 
neighbourhoods; without policy direction, that opportunity will not be realized.

https://www.toronto.ca/legdocs/mmis/2025/ph/bgrd/backgroundfile-260227.pdf
https://www.toronto.ca/legdocs/mmis/2025/ph/bgrd/backgroundfile-260258.pdf
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Requested Action: Consider introducing a minimum requirement (e.g., 20%) for affordable and family-sized 
units.

5. No parkland strategy despite clear evidence of parkland deficiency

The City’s Parkland Strategy 2022 Draft Refresh identify large portions of Wards 9 and 11 as parkland priority 
areas, including segments of the Avenues pilot. These areas have:

 less than 12 m² of parkland per person,
 less than 1.5 hectares of parkland within a 500-metre walk, and
 high population growth pressures.

Figures 8 and 18 of the Strategy show limited park supply in the parts of the city affected by the pilot — 
particularly around Christie, Ossington, and the Dupont/Davenport corridor. See Appendix 6.

Despite this, the staff report does not mention parkland once, nor does it include a plan to address park needs 
arising from thousands of new residents. Avenues redevelopment seldom creates new parks because most lots 
are small; without a targeted strategy, increased density will deepen existing park shortages.

Requested Action: Defer OPAs until City Planning and Parks, Forestry & Recreation prepare a Ward 9 & 11 
Avenues Parkland Strategy that:

 identifies opportunities for new or expanded parks,
 ensures parkland funds generated in these wards stay local, and
 sets clear targets tied to anticipated population growth.

6. No servicing, infrastructure, transit, or school-capacity analysis

The staff report states the proposed amendments carry “no financial implications,” yet no area-wide analysis has 
been undertaken for:

 sanitary or storm sewers,
 water supply and pressure,
 electrical distribution,
 TTC surface routes, or
 school capacity.

Approximately 1,900 parcels could be intensified, adding thousands of residents. Existing transit already 
experiences crowding (e.g., the 63 Ossington bus). Ageing combined sewers, water pressure, and electrical load 
are local concerns, yet cumulative impacts have not been assessed.

The report’s reliance on project-by-project review cannot substitute for area-wide modelling. Without 
identifying required upgrades, timelines, and funding sources, the City cannot plan for growth.

Requested Action: Defer OPAs  until independent, area-wide capacity studies are completed to assess full build-
out conditions and identify infrastructure needs.

Conclusion
The foundational work required to make this pilot successful — protecting school lands, applying policies 
consistently, planning for parkland, assessing infrastructure capacity, and conducting effective consultation — 

https://www.toronto.ca/wp-content/uploads/2022/04/969f-Parkland-Strategy-Draft-April-2022-Refresh.pdf
https://www.toronto.ca/wp-content/uploads/2022/04/969f-Parkland-Strategy-Draft-April-2022-Refresh.pdf
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has not yet been completed in Wards 9 and 11. Until these issues are addressed, the pilot cannot reliably guide 
decisions in other wards.

Allowing additional time for refinement will strengthen the pilot and help ensure that when the Avenues 
framework expands city-wide, it does so with the infrastructure, amenities, clarity, and public confidence 
needed to support complete, healthy communities.

Sincerely,

Randy Kerr Chair

Beaconsfield Village Residents Association (BVRA)
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Appendix 1: Public School Lands Being Redesignated
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Appendix 2: Concord Ave

The proposed redesignation of Concord Avenue south of Dewson Street to Apartment Neighbourhoods is not 

aligned with Official Plan policy, given that Concord Avenue is not an Avenue and functions as a stable, local 

residential street.  Applying an Avenues-related designation here is not supported by lot characteristics: the 

abutting Ossington properties are not shallow lots that would require consolidation with Concord parcels. It is 

also inconsistent with how Concord Avenue north of Dewson Street is treated, as those blocks are not being 

redesignated.
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Appendix 3: Avenues Postcard

Front Side

Back Side
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Appendix 4: Avenues Flyer
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right zoning ru-e rec.omrneruied to e:nabfo mid--tise buildings along Tarom:o' Aveul!JeS . Tue pl!ll.)JOSe is to 
foster mo1-e opportoo.it<ies fur honmn:g, sen.rices, and local businesses near mmsitc. 

Th-e effect of the proposed Ci.ty-:initi:ited Official. Phw.Ameudmeuts .is to redesigm,te oertam lands as 
described ,:!'hove from l!.Tei'gh~ w od. to e~ther Aparhne,it Neig.hbourltoods O!" ... 'llixed Use An?as to enable 
per:11nim.o11c--i: for mi.d.rire bnil.dwgs rulong these a:furem.emioned Avenues in Ward,; 9 and 11 _ 

Th-e l:md;, subject to this ameudment .ue· focated both V.'l!thm and om-side of Protected Major Transit ta ti.on 
Areas P ITS& (see below). The Ci.ty is recollIDl.etlding two Officia] Plan Am.en.dm.e.ms. and two Zoning By­
law Amendmen : oue set t-espectmg lancl , withw Protecied ~fajor Transit Stati01ll rue,as (PMrSAs) for 
which llie !mister of uwic.ipal AJfa.i.rn and Honsin:g is the approval authority, and one set res,pecting lands 
outride ai P1\.ffSA for i.vhich City Council is the apprO'M'ail aul!horitj•-

Th-e pmpose and effuct of ili.e 17eco1mneuded City-initiated Zoning By:-law Ameu-dw.ents is to facilitate 
pem.u.mo11c,; foe mi.d--rire bt!i.il.dwgs (up to six-storeys) fur these lands_ These City--.mdi.afed Zouin:g By-l!ai1,v 
.Amendment woul.d rez.ooe llie lands to ili.e C'R zone .in Zoning By--fa.1,v 5 69'-- 0 l! 3 and apply Devefopmeut 

fundard Set 4 Vi'lleI'e they are reoommended to, be t-edesi:gnated to hllixed Use Are-as .. Where lands aheady 
ha ·e a Comm.e.rcia] Residential (CR) ZOll-e ffle rec.ommended City-initiated Zoomg By-I.aw Amendment~ will 
apply:lihe same Development Standard Set 4 ofthe CR. .rone .in Zoning By--fa:w 569--2013 to penmt upda,ted 
b.eig)ht, floor ;p:me :index:,, and othe,r de -elopmemt standa.i:-ds_ It .is re000m1ended that there be 110 z;oning 
cmnge fur land_i; reoommemd:ed tobe redesignated tcAparmientNeigltbo1wlwods. 

Det.c'liled iinforma.tfon 1·eganliug the pl."oposal, indndiug bac-kgnm!lld info:mmtion and material and a 
cop - of tbe· propolledl Offi.c-ia.1 PL.,:n Amendment ma -be obtained b. • contacting V aleii a J.L-'lmizio, 
Senior f lan!lle1·, Policy and Re~emd1, at 416-395- 11JlS2 ,or by e-:mail at 'i/aJer.ia.i.\lm.111i:zio@tol."011to,.ca .. 

9

Appendix 4: Notice of Public Meeting



Rgure 08 - loronto Parnkland Provision (202J) 

Tota Park Area (m2) 
!Per Person 

0-4 
4-12 
12-28 
28+ 

F~gu re 18 Parkland Study and Acquisition Priority Map (2021) 

Areas Of Parkland N eecl 
ParkS 

o Population (2034) 

Employrne: t Areas 

10

Appendix 5: 2022 Parkland Strategy Refresh, Toronto




