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Urban Strategies Inc. has prepared this Planning 
Rationale for The Cadillac Fairview Corporation 
Limited (the “Applicant”) in support of its 
combined Official Plan Amendment (“OPA”), and 
Zoning Bylaw Application (“ZBA”) for Phase 1, of 
the redevelopment of the site known municipally 
as 1800 Sheppard Avenue East (the “Site” or "The 
Subject Site") in the City of Toronto.

The Site is approximately 18.8 hectares in size and is 
bounded by Sheppard Avenue East to the south, Don 
Mills Road to the west, and Fairview Mall Drive to the 
north and east. The Site contains CF Fairview Mall, a 
77,622 sqm shopping centre that is surrounded by 
surface parking areas, parking structures, an internal 
private road network, and the TTC Line 4 Don Mills 
subway station, bus terminal, and the TTC portion of a 
parking structure shared with CF Fairview Mall. 

The surrounding area is primarily comprised of 
residential buildings. To the west of the Site are 
apartment buildings dating from the mid-1960s and 
early-1970s with current development proposals 
for several infill residential towers. To the north of 
the Site are a small office building and the Fairview 
branch of the Toronto Public Library, additional 
apartment buildings from the mid-1960s and 
early-1970s, Allenbury Park, and recent residential 
infill and intensification associated with the 
Toronto Community Housing Allenbury Gardens 
redevelopment project. To the east are a small office 
building and Highway 404, including off- and on-
ramps. To the south of the Site is the large Parkway 
Forest-Emerald City residential intensification 
project which has added new infill mid- and high-rise 
residential buildings among apartment towers from 
the mid-1960s and early 1970s. The surrounding 

context for the Proposed Masterplan Concept 
continues to change with the application and approval 
of additional high-density residential intensification 
projects in the vicinity of the Site. 

To support and guide transit-oriented development 
along the alignment of the Sheppard subway, the 
City adopted the Sheppard East Subway Corridor 
Secondary Plan. It establishes general and area-
specific planning policies for new residential and 
commercial development in the ‘Key Development 
Areas’ associated with the Line 4 subway stations. The 
Site is located within the Area ‘D’ Don Mills Node and 
receives language supporting additional development 
on the site and guidance to focus development 
towards the Sheppard Avenue East-Don Mills Road 
intersection and integrate development of new 
buildings with the subway station.

The Applicant has worked with Urban Strategies Inc. 
and a team of consultants to prepare the Proposed 
Masterplan Concept described in this report. The 
Proposed Masterplan Concept will retain the existing 
CF Fairview Mall, which is a successful regional mall 
that generates $400 million in annual sales (2019) and 
contributes to the local economy by employing 2,500 
people (2019), not including seasonal employees. 
Much of the expansive surface parking around the 
perimeter of the Mall will be incrementally replaced 
with a new network of blocks and streets to support 
the creation of approximately ~4,700 new residential 
units and up to 40,000 sqm of additional non-
residential uses envisioned to include retail and office 
uses. These new proposed uses will help activate the 
edges of what is currently an automobile-oriented 
site, and further leverage the higher-order public 
transit connectivity offered by the Line 4 Don Mills 

subway station, and contribute to the achievement of 
a complete community in the immediate area. 

The Proposal also includes the creation of three new 
public parks totaling 7,840 sqm of parkland dedication 
that will contribute to the network of green space in 
the local area and provide opportunities for active and 
passive recreation for the local community as well as 
mall visitors. The new parks will be supplemented with 
~8,780 sqm of private open space throughout the Site 
containing a mix of hard and soft landscape features 
to contribute to a vibrant public realm. Significant 
improvement to cycling facilities in the area are 
proposed through the introduction of a multi-use trail 
on the south and east sides of Fairview Mall Drive and 
on the north side Sheppard Avenue East to Parkway 
Forest Drive. This will greatly enhance the safety and 
quality of the public realm and improve north-south 
connectivity between Sheppard Avenue East and areas 
north of the Site.

The Applicant proposes an Official Plan Amendment 
(OPA) in the form of an amendment to the Sheppard 
East Subway Corridor Secondary Plan to seek an 
increase in the permitted density on the Site from 1.5 
FSI to 2.5 FSI to enable the incremental realization of 
the Proposed Masterplan Concept. The Application 
also proposes an implementing Zoning Bylaw 
Amendment (ZBA) for Phase 1, which includes the 
creation of 1,416 residential dwelling units, including 
a mix of 550 rental and 866 condominium ownership 
tenures, approximately 539 sqm of non-residential 
uses, and approximately 978 sqm of private open 
space.

1.1 OVERVIEW OF PROPOSAL
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The purpose of this Planning & Urban Design Rationale 
is to assess the Proposed Masterplan Concept in the 
context of the applicable Provincial and Municipal 
planning policies and guidelines, and to provide a 
rationale for the proposed implementing OPA and 
Phase 1 ZBA.

New development will be supported by a network of 
public and private streets. An existing private driveway 
in the northwest portion of the Site will be extended 
and dedicated as a new public street to connect Don 
Mills Road and Godstone Road and enhance Site 
access. A network of private streets, both existing 
and new, will continue to serve CF Fairview Mall 
and provide access to parking and servicing for the 
Proposed Masterplan Concept.

The Proposed Masterplan Concept is appropriate, 
represents good land use planning, and provides for 
a phased mixed-use development in an area of the 
City that is planned to accommodate growth. The 
combined OPA-Phase 1 ZBA as described in this 
Planning & Urban Design Rationale will facilitate the 
phased and orderly development of the Site over a 
time horizon of several decades and will contribute to 
the achievement of key City-building goals including 
access to housing, strengthened public realm, and 
connections to existing transit infrastructure.

The Proposed Masterplan Concept and 
implementing Phase 1 ZBA are consistent with 
the PPS, is in conformity with the Growth Plan, 
and implements the objectives of the Sheppard 
East Subway Corridor Secondary Plan, all of which 
have been considered in the preparation of this 
Planning Rationale. The Proposed Masterplan 
Concept reinforces key directions of these council-
endorsed instruments, however requires an Official 
Plan amendment to increase the density of the 
site contemplated in the Sheppard East Subway 
Corridor Secondary Plan and a Zoning By-Law 
amendment to update the underlying commercial 
zoning to enable mixed use intensification.

This Planning Rationale and Urban Design Analysis is 
structured in the following manner to support the 
revised Official Plan Amendment application:

Section 2, Site and Surrounding Context – a 
documentation of existing and emerging Site and 
area conditions;

Section 3, Master Plan Vision (the Proposed 
Masterplan Concept) – a description of the 
Proposed Masterplan Concept to be implemented 
by the proposed OPA;

Section 4, Phase 1 – a description of the proposed 
first phase of the Proposed Masterplan Concept to 
be implemented by the proposed ZBA;

Section 5, Urban Design Analysis & Block Context 
Plan – a thematic urban design analysis of the 
Proposed Masterplan Concept within the existing 
and planned context;

Section 6, Planning Framework – a review of relevant 
Provincial and Municipal planning and urban design 
policies that apply to the Site; 

Section 7, Supporting Studies – a summary of 
findings from supporting studies prepared in 
support of the OPA application; and

Section 8, Planning Rationale Summary and 
Conclusion – a summary planning rationale for the 
Proposed Masterplan Concept and the implementing 
OPA, and the proposed Phase 1 of the Proposed 
Masterplan Concept and the implementing ZBA.
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The Site, known municipally as 1800 Sheppard Avenue East, is approximately 
18.8 hectares in size and is bounded by Sheppard Avenue East to the south, Don 
Mills Road to the west, and Fairview Mall Drive to the north and east. The Site 
contains CF Fairview Mall, a 77,622 sqm shopping centre that is surrounded by 
surface parking areas, parking structures, an internal private road network, and 
the TTC Line 4 subway Don Mills Station, bus terminal, and the TTC portion of a 
parking structure shared with CF Fairview Mall. 

CF Fairview Mall was developed in 1970 and located in what was originally the City 
of North York prior to amalgamation with the City of Toronto. The predecessor 
company to Cadillac Fairview acquired the site and undertook the development of CF 
Fairview Mall, a region-serving retail destination supported by its proximity to major 
provincial Highways 401 and 404. The doors opened in 1970 with department store 
anchor tenants Hudson’s Bay Company and Simpsons in what was only the forth 
full-enclosed shopping mall in Toronto. In subsequent years notable renovation and 
expansion projects have occurred, including: installation of the mall’s skylights in a 
major 1987-98 renovation; construction of a TTC bus terminal in the early 1990s and 
the terminus ‘Don Mills’ station of the Sheppard subway in 2002; and major recent 
mall expansions and renewals in the 2000s, 2010s, and early 2020s.

Prior to the development of CF Fairview Mall, the Site was vacant from earlier 
agricultural uses. Construction of the eastern portion of the ‘Toronto Bypass’ 
Highway 401 between 1953-56 opened up the surrounding area to development, 
initially in the form of detached single family residential uses. In 1959 the Provincial 
Department of Highways announced that after completion of Highway 401 and the 
Don Valley Parkway, a new highway 404 would be built north from the Highway 401-
Don Valley Parkway interchange. A large interchange was built adjacent to the CF 
Fairview Mall Site as part of this project, and from this starting point construction of 
Highway 404 began in 1976. The first section of this highway, between Highway 401 
and Steeles Avenue, was opened to the public in late 1977.

The present-day Site is substantially identical in size and configuration to the Site 
as it existed in 1970, notwithstanding: incremental changes to the mall itself; 
reconfiguration of the original highway 404 cloverleaf into its present geometry; 
construction of multi-level parking structures for mall customers and eventually 
TTC passengers; and, the addition of the TTC bus terminal and the Line 4 Sheppard 
Avenue Subway Don Mills terminus station.

1.2 THE SUBJECT SITE

A Brief History

FAIRVIEW MALL UNDER CONSTRUCTION IN 1970 (TORONTO ARCHIVES)

FAIRVIEW MALL IN THE 1980s (CADILLAC FAIRVIEW).
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The Site presents a significant opportunity to 
contribute to the ongoing intensification and 
urbanization of the immediate area and represents 
the largest single property in the Sheppard East 
Subway Corridor Secondary Plan Area ‘D’ Don 
Mills Node key development areas boundary. 
In particular, the Site has a number of unique 
physical and locational attributes that set the stage 
for a transformative City-building opportunity:

Size: The Site, at approximately 18.8 hectares, 
including 10.8 hectares of land attributable to the 
existing Mall and TTC facilities, and 8 hectares of 
land that is included within the Proposed Masterplan 
Concept, presents an opportunity to achieve a vibrant 
new mixed-use transit-oriented community that 
will be developed incrementally over time with an 
accompanying range of public parks and open spaces 
to support existing and future occupants/users of the 
Site and surrounding area. 

Public Transit: The presence on the Site of Don 
Mills Station of the TTC Line 4 Sheppard Avenue 
Subway, major transit bus terminal facilities with 
connections to York Regional Transit, and proximity to 
Old Cummer GO station presents an opportunity to 
achieve high levels of transit utilization by users of the 
Site.

Location: The location of the Site, at the intersection 
of Sheppard Avenue East and Don Mills Road and 
along these two major arterial roads, is a prominent 
place in the surrounding urban fabric.

Unique Attributes
Significant opportunities for renewal: The existing 
surface parking areas are a legacy of the automobile 
dependent era of suburban development in which 
CF Fairview Mall was developed. While automobile 
parking facilities remain essential to the commercial 
viability of the mall and their continued supply is 
contractually guaranteed to mall tenants, the presence 
of a subway station on the Site and the robust surface 
bus transit services creates the capacity to intensify 
the Site. The re-development of the surface parking 
areas and replacement of existing mall parking with 
new, more-discrete below-grade or enclosed and 
screened formats presents an opportunity to establish 
with new urban condition on the Site. 

Access to existing infrastructure: The Site has 
good access to existing infrastructure such as roads, 
servicing, and existing transit. 

Existing CF Fairview Mall: The retained Mall will 
continue to serve as a regional retail destination, 
drawing shoppers to the Site, providing convenient 
retail amenities for future residents of the Proposed 
Masterplan Concept and immediate area, and 
continuing to provide a significant employment cluster 
for North York and the broader City of Toronto. A 
more-detailed description of the physical context 
of the Site and the surrounding area is provided in 
Section 2.

VIEW LOOKING EAST ACROSS THE SITE FROM ABOVE ESTERBROOKE AVE.
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The Proposed Masterplan Concept will achieve several key city-building benefits for the Site and 
immediate area and will transform underutilized surface parking areas into a vibrant new mixed-
use transit-oriented development.

1.3  KEY PROJECT BENEFITS

Urbanizing the Site edges to create a strong sense of place: The Proposed Masterplan Concept seeks to 
revitalize the Site by introducing new buildings on the expansive surface parking areas around the edges of the 
existing CF Fairview Mall and in proximity to the Line 4 Sheppard Avenue Subway Don Mills station. A strong sense 
of place will be supported by a connected network of streets, open spaces, and pedestrian connections designed 
to deliver improved multimodal access into and around the Site and to existing transit. New buildings and uses 
will be designed to animate and contribute to the public realm while achieving the intent of the City-wide urban 
design policies and guidelines. 

Reinforcing the retail function and employment role of CF Fairview Mall in the immediate area: The 
Site is a major place of employment, with more than 2,500 jobs at the existing CF Fairview Mall. The Proposed 
Masterplan Concept will maintain the Mall and strengthen the Site’s role as a premier retail destination in North 
York and northern parts of Toronto. New and expanded retail and commercial uses, including the contemplation 
of new office, will diversify the availability of employment opportunities in the immediate area.

Supporting transit-oriented development: The Proposed Masterplan Concept responds to the presence of 
higher order transit on the site -Don Mills Station and bus terminal on the TTC Line 4 Sheppard Avenue Subway- 
to support the development of a high-density, compact built form, transit-oriented mixed-use community. The 
Site will also benefit from potential extension of the Line 4 subway in the future. Metrolinx has identified an 
eastward extension of Line 4 to McCowan Road as a potential future connection for the under-construction 
Scarborough Subway Extension of the Line 2 subway at its Sheppard Avenue East-McCowan Road terminus.

(GOOGLE EARTH)
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Supporting housing choice within a livable environment: The proposed OPA to the Sheppard East Subway 
Corridor Secondary Plan seeks to increase the permitted density on the site to enable the realization of the 
Proposed Masterplan Concept and enable the creation of approximately ~4,700 new residential dwelling units 
and vital community amenities including public parks and open space. New housing and a mix of unit types will 
increase housing choice in proximity to existing higher order transit. Residential and commercial uses on the Site 
will contribute to the achievement of a complete community.

Supporting the key directions of the Sheppard East Subway Corridor Secondary Plan: The Sheppard 
East Subway Corridor Secondary Plan guides the implementation of development and intensification of the key 
development areas located in the four station area nodes. Further development and intensification of CF Fairview 
Mall is supported in the policy to further leverage the accessibility and personal mobility offered to the Site by the 
TTC Line 4 Sheppard Avenue Subway Don Mills station.

Intensifying a large site with compatible surrounding uses: The significant size of the Site, presence of 
the TTC Line 4 Sheppard Avenue Subway Don Mills station and bus terminal, and lack of sensitive adjacencies or 
other immediately-abutting development sites, makes it capable of accommodating a range of high-rise buildings 
that will not adversely impact surrounding lands.

Providing a diverse and connected network of open space to serve the needs of the immediate area: 
The Proposed Masterplan Concept delivers approximately 7,840 sqm of new public parkland, the locations and 
visibility of which have been consciously chosen to meet on site needs while offering surrounding residents with 
optimal access. In addition, nearly ~8,780 sqm of other open spaces will be provided that extend and enhance the 
existing CF Fairview Mall outdoor areas and public realm and contribute to an interconnected network of parks 
and open spaces within the immediate area.
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SITE & SURROUNDING AREA2.
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The Site is located in the neighbourhood of 
Don Valley North in Ward 17 in the former 
City of North York. Since the opening of the 
TTC Line 4 Sheppard Avenue Subway in 2002, 
Don Valley North has experienced a sustained 
period of population growth and redevelopment 
characterized by high-density residential 
intensification in the vicinity of Don Mills Station 
adjacent to CF Fairview Mall.

The process of residential intensification occurring 
near subway stations in what have historically 
been considered automobile-oriented suburban 
locations is encouraged by Provincial and City 
planning policy and seeing widespread adoption 
throughout Toronto. The Proposed Masterplan 
Concept will continue this approach to city 
building while also demonstrating the related 
development trend of urbanizing suburban 
shopping malls with the replacement of surface 
parking with high-density mixed-use development.  

CF Fairview Mall was built in response to the 
construction of the 400-series highways and the 
automobile accessibility they afforded the Site. 
Similarly, the Proposed Masterplan Concept 
responds to construction of the Sheppard Subway 
and the transit accessibility it affords the Site. 

Prior to the 1950s, the area surrounding the Site was 
generally rural in character with agricultural land uses. 
Toward the latter half of the 1950s suburban growth 
encroached northward and the construction of new 
metropolitan roads and highways opened up the 
North York area to new residential and commercial 
development. While most areas in the vicinity of the 
Site are low-density detached residential cul-de-sac 
subdivisions developed in the post-war years building 
booms of the 1950s through late 1960s, the areas 
immediately to the west, north, and south of the 
future site of CF Fairview Mall were also extensively 
developed in the mid-1960s through mid-1970s as 
apartment neighbourhoods. More than two dozen 
freestanding ‘tower in the park’ apartment buildings 
with heights ranging between 11 and 19 storeys and 
various low-rise garden apartments were developed in 
this era and remain in place today.

Over the last 50 years, the area surrounding CF 
Fairview Mall has retained a predominantly residential 
character with apartment buildings generally located 
on Don Mills Road with detached single family home 
subdivisions behind. CF Fairview Mall constitutes the 
primary nexus of commercial-employment character 
in the neighbourhood, owing to its adjacency to key 
transportation routes such as Sheppard Avenue East 

2.1 CONTEXT WITHIN THE CITY

and Don Mills Road, adjacency to Highway 404 and 
proximity to Highway 401 and the Don Valley Parkway 
leading to downtown Toronto. However, there are also 
small nodes of other low- and mid-rise commercial 
developments in the area, notably a gas station on the 
northwest corner of Sheppard Avenue East and Don 
Mills Road, and several mid-rise commercial buildings 
on Fairview Mall Drive northwest and northeast of the 
Site. 

The Site is one of many regional shopping malls in 
Toronto and the surrounding environs undergoing 
transformation with new mixed-use development, as 
illustrated on the following image.
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REGIONAL SHOPPING MALLS UNDERGOING TRANSFORMATION IN THE GTA. 
Major Malls in Toronto currently undergoing transformation 
with Mixed-Use Development

Line #
TTC Subway Route
Future LRT

1
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The Site is directly adjacent to the Don Mills 
Subway station on the TTC Line 4 Sheppard 
Avenue Subway. Line 4 was the outcome 
of a 1985 plan by the TTC to accommodate 
suburban growth and help relieve congestion. 
The plan, called Network 2011, included a new 
subway for the Sheppard corridor running from 
Yonge Street in North York to Victoria Park 
in Scarborough. After considerable delay, the 
first segment of the Sheppard Subway opened 
in 2002 with its terminus station located at the 
northeast corner of Sheppard Avenue East and 
Don Mills Road serving CF Fairview Mall and the 
residents of existing and future development in 
the area.

Significant redevelopment has occurred along 
the Sheppard subway corridor in the nearly 
two decades since its completion. The most 
significant redevelopment project in proximity to 
CF Fairview Mall is the 'Parkway Forest-Emerald 
City' development by ELAD Canada immediately 
south of the Site. This phased project has, to date, 
added more than a dozen infill residential towers 
and mid-rise buildings with more than 2,000 units 
into the existing built context of 1960s and 70s-era 
apartment neighbourhood buildings, and included 
new and renewed public facilities, amenities, public 
parks and open spaces. Additional clusters of 
residential redevelopment in the vicinity of the Site 
have been realized immediately to the north and 
southeast across Highway 404.

The Site has direct access to the following transit services:

• TTC Line 4 Sheppard Subway Don Mills Station, which is 
wheelchair accessible and includes public washrooms;

• TTC Don Mills Station park-and-ride parking structure;
• TTC Don Mills Station bus terminal and on-street bus 

stops with connections to ten bus routes operated by 
the TTC and York Region Transit, including:

 ɥ TTC 10 Van Horne, operating between Don Mills 
Station and Victoria Park Avenue at Pleasant View 
Drive.

 ɥ TTC 24 Victoria Park, operating between Victoria 
Park Avenue Loop at Steeles Avenue East and the 
Bingham Loop East Side.

 ɥ TTC 25(A)(B)(C) Don Mills, operating between 
Freshmeadow Drive at Don Mills Road and Pape 
Station.

 ɥ TTC 85(A)(B) Sheppard East, operating between 
Sheppard-Yonge Station and Rouge Hill Go Station.

 ɥ TTC 167(B) Pharmacy North, operating between 
Esna Park Drive Loop at Steels Avenue East and 
Don Mills Station.

 ɥ TTC 169(A)(B) Huntingwood, operating between 
Don Mills Station and Scarborough Centre Station.

 ɥ TTC 325 Don Mills Night Bus, operating between 
Freshmeadow Drive at Don Mills Road and Pape 
Avenue at Eastern Avenue.

 ɥ TTC 925 Don Mills Express, operating between 
Freshmeadow Drive at Don Mills Road and Pape 
Station.

 ɥ TTC 985(A)(B) Sheppard East Express, operating 
between Don Mills Station and Meadowvale Loop 
at Sheppard Avenue East.

 ɥ York Region Transit 90 and 90B Leslie, operating 
between Don Mills Station and 

2.2 TRANSIT CONTEXT

The GO Transit Old Cummer Station on the 
Richmond Hill Line is located approximately 4km 
from the Site and connections to this station 
are anticipated to improve as GO incrementally 
transitions to bidirectional electrified regional 
express rail (RER) service in the coming years. 
Transit connections from the Site to the Old 
Cummer GO Station are possible using the 25A then 
51 buses, 25A then 39 buses, or Line 4 to Leslie 
Station then the 51 bus.

LINE 4 - SHEPPARD SUBWAY 
POTENTIAL FUTURE EXPANSION

The Line 4 subway may be extended in the future to 
provide a connection with the an under-construction 
Line 2 Scarborough Subway Extension project. 
The Metrolinx project map for the Line 2 extension 
project illustrates a potential eastern extension of 
Line 4 from its current terminus at Don Mill Station 
to a future terminus at Sheppard Avenue East and 
McCowan Road, where it would connect with the 
new northeastern terminus station of the Line 2 
subway. At this time no funding has been committed 
to extend Line 4.
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The Subject Site, municipally known as 1800 
Sheppard Avenue East, comprises the entire CF 
Fairview Mall property. The Site has frontage 
on, and several existing driveway accesses from, 
Sheppard Avenue East, Don Mills Road, Fairview 
Mall Drive, and direct right-in/right-out access to 
the southbound lanes of Highway 404.

Under the Official Plan (Map 19 Land Use) the Site is 
designated Mixed Use Areas. The portions of the site 
fronting onto Sheppard Avenue East and Don Mills 
Road are identified as having an Avenues designation 
on Official Plan Map 2 (Urban Structure).

The Subject Site is governed by the former City of 
North York Zoning By-law 7625. Under this Zoning 
By-Law, the Site is zoned C3(7) District Shopping 
Centre under Section 64.25(7), which does not 
permit residential uses, and is utilized for the existing 
CF Fairview Mall and ancillary vehicle circulation, 
surface parking, structured parking, and public transit 
uses. The City-wide Zoning By-law No. 569-2013 
currently excludes the Site and parts of its immediate 
surroundings.

The Proposed Development seeks to utilize the  
existing subway and high-quality bus transit service 
on the Site to support redevelopment of the 
underutilized surface parking areas to the south and 
north of the Mall, while retaining the majority of the 
existing Mall parking structures, TTC infrastructure, 
and the Mall itself as a significant regional retail node.

2.3 THE SITE

NUGGET

NUGGET

EXCERPT FROM OFFICIAL PLAN MAP 15 (LAND USE)
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SHEPPARD AVENUE EAST

SHEPPARD AVENUE EAST

DON MILLS 

DON MILLS ROAD
ROAD

FAIRVIEW MALL DRIVE

FAIRVIEW MALL DRIVE

VIEW LOOKING NORTHWEST ACROSS THE SUBJECT 
SITE FROM ABOVE HWY 404 (GOOGLE EARTH).

HIGHWAY 404

HIGHWAY 404

Toronto Public Library - 
Fairview

CF FAIRVIEW 
MALL

Parkway Forest

Oriole Park

Allenbury 
Gardens Park

Royal Hill 
Apartments

Emerald City

Hunters Lodge 
Apartments

SUBJECT SITE
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VIEW LOOKING AT EASTERN ENTRANCE OF CF FAIRVIEW 
MALL.

VIEW LOOKING AT SOUTHERN ENTRANCE OF CF FAIRVIEW 
MALL.

VIEW LOOKING WEST TOWARDS LEITH HILL ROAD.VIEW LOOKING NORTH TOWARDS SOUTHERN FRONTAGE 
OF CF FAIRVIEW MALL.

VIEW LOOKING TOWARDS TORONTO PUBLIC LIBRARY FROM 
FAIRVIEW MALL DRIVE.

VIEW LOOKING NORTH WEST TOWARDS SOUL CONDOS 
ALONG FAIRVIEW MALL DRIVE
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VIEW LOOKING AT DON MILLS STATION FROM SHEPPARD 
AVENUE EAST.

VIEW FROM THE STRUCTURED PARKING DECK LOOKING 
EAST TOWARDS HUDSON'S BAY COMPANY (HBC).

VIEW LOOKING EAST AT HUDSON BAY FROM DON MILLS 
STATION.

VIEW LOOKING AT DON MILLS STATION ENTRANCE. VIEW LOOKING SOUTH TOWARDS PARKWAY FOREST DRIVE. VIEW LOOKING SOUTH-WEST TOWARDS EMERALD CITY ON 
SHEPPARD AVENUE EAST.
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There are several constraints on the Site that 
influence its redevelopment. The retention of the 
mall, the majority of its parking structures, and 
uninterrupted TTC operations will be critical to the 
viability of the redevelopment and the function of 
the neighbourhood.

PARKING 

While the mall currently has a parking surplus over 
City requirements and tenant contractual obligations, 
which for the latter are 4.0 parking spaces per 1,000 
sqft, a large amount of parking will still be required 
after redevelopment. Retaining sufficient parking 
in above grade and below grade structures will be 
critical to the long term success of the mall and the 
redevelopment. 

NO BUILD ZONES 

CF Fairview Mall has an obligation to its Hudson’s Bay 
Company tenant that prohibits construction of new 
buildings or reconfiguration of existing mall conditions 
within a designated area of the Site contained within 
Phase 4 of the Proposed Masterplan Concept. It is 
assumed that this obligation will no longer be in effect 
at such time when Phase 4 proceeds. The Proposed 
Masterplan Concept illustrates a development concept 
that is not affected by this constraint.

CF Fairview Mall also has an obligation to the TTC 
to preserve certain roadway, ramp, and parking 
structures located on the southwest portion of the 
Site, including parking adjacent to Don Mills Subway 
Station. These obligations require the retention of the 
majority of the existing five-story parking structure in 
which TTC parking is provided.

RETENTION OF THE MALL 

The retention of the mall within the master 
plan concept requires alternative approaches to 
establishing consistent and accessible vehicular and 
pedestrian movement throughout the site. The Master 
Plan has created a street network that supports the 
planned long-term condition of the mall staying in 
place while also establishing a pattern that could be 
extended through the mall lands, should complete 
redevelopment ever be contemplated. 

The Proposed Masterplan Concept aligns the new 
internal streets serving the infill buildings with existing 
external streets (Godstone Road and Parkway Forest 
Drive to the north and south, respectively), which 
establishes the foundation of a network for a site-wide 
street network, should it ever be contemplated. 

TTC MOVEMENT AND EASEMENTS

A TTC easement is present in the Phase 1 Lands to 
protect the efficient movement of TTC buses between 
the bus terminal and Sheppard Avenue East via a 
protected bus lane on the south side of Inner Ring 
Driveway and the west side of Parkway Forest Drive. 
The TTC easement in Phase 1 limits the opportunities 
for change in the relevant area.

2.4 SITE CONSTRAINTS

MTO SETBACKS 

The proximity of the Site to Provincial highways gives 
rise to setback requirements enforced by the Ontario 
Ministry of Transportation to protect for highway 
maintenance and access requirements. Furthermore, 
the TTC subway tunnel and station complex have 
easement, setback, and soil loading requirements 
enforced by the TTC, which impact the below grade 
footprint of adjacent proposed development.

GRADE CHANGES

Significant grade changes across the CF Fairview 
Mall Site require the use of an Upper Ring Driveway 
that alternates between being grade-related in front 
of the primary south and north Mall entrances and 
elevated when it continues through or on top of Mall 
parking structures. Maintaining this circulation system 
is essential to the continued operation of CF Fairview 
Mall.

The various constraints outlined above have informed 
the development of the Master Plan concept for 
the Site. Further information concerning how the 
Proposed Masterplan Concept responds to the various 
physical and logistical constraints associated with 
the Site is provided in later sections of this Planning 
Rationale.
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2.5 SURROUNDING CONTEXT AND USES

The surrounding context consists of a wide variety 
of primarily residential, retail-commercial, and 
institutional uses. The context reflects an area 
strongly defined by its initial development period 
in the 1960s and 1970s, when the tower-in-the-
park development typology was being built at 
scale in Toronto’s suburbs.

NORTH: To the north the common development 
pattern is single-family homes on curvilinear 
subdivision streets behind apartment towers that 
front onto the arterial roads. Of particular note 
is the area in which the alignment of Don Mills 
Road splits around a public amenity space (Oriole 
Park, Woodbine Middle School, and George Vanier 
Secondary School) in an ovoid shape colloquially 
known as “The Peanut.” Pockets of community-serving 
retail are found at main intersections and at the north 
end of The Peanut. North of the site is Allenbury 
Gardens Park and the adjacent redeveloped Toronto 
Community Housing Allenbury Gardens mixed-income 
community. Immediately north of the Site, and 
sharing its superblock, are the Toronto Public Library 
Fairview Branch and a small four-storey medical office 
retail building, the later of which is contemplated for 
redevelopment by its owners.

SOUTH: To the south of the Site and west of Don 
Mills Road are single family home subdivisions, 
while to the east was a master planned mid-rise 
and apartment tower neighbourhood with the 
alignment of Parkway Forest Drive and Forest Manor 
Drive originally encircling Parkway Forest Park and 
Forest Manor Public School. Much of the original 
configuration of this neighbourhood has been 
changed through the development of ELAD Canada’s 

Parkway Forest-Emerald City redevelopment project, 
in which new tower and mid-rise buildings have been 
built among the original tower-in-the-park apartment 
buildings.

EAST: The east of the site is a single mid-rise office 
building, with the majority of this context being  
defined by Highway 404, off- and on-ramps to which 
are integral to the vehicular circulation pattern of the 
Site.

WEST: To the west of the site are additional 1960s 
and 70s era apartment buildings fronting Don Mills 
Road and filling several large blocks. St Timothy 
Catholic School is further west, along with Dallington 
Park and single-family homes on curvilinear local 
streets. The 12-24 Leith Hill Road context plan under 
the Sheppard East Subway Corridor Secondary Plan 
has been developed to coordinate the intensification 
of the apartment neighbourhood block at the 
northwest corner of Don Mills Road and Sheppard 
Avenue East.

VIEW LOOKING AT SOUL CONDOS ADJACENT TO ALLENBURY 
GARDENS PARK

VIEW LOOKING TOWARDS ORIOLE PARK ALONG DON MILLS 
ROAD. (Google Earth)

NORTH
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VIEW LOOKING AT ST TIMOTHY CATHOLIC CHURCH 
ENTRANCE.

VIEW LOOKING SOUTH TOWARDS PARKWAY FORREST 
NEIGHBOURHOOD FROM HBC STRUCTURED PARKING DECK

VIEW LOOKING WEST AT LEITH HILL ROAD AND DON MILLS 
ROAD INTERSECTION.

SOUTH EAST WEST

VIEW OF EMERALD CITY CONDOMINIUMS ALONG SHEPPARD 
AVENUE EAST (Google Earth) 

VIEW LOOKING NORTH ALONG HIGHWAY 404 ON-RAMP AND 
FAIRVIEW MALL DRIVE. (Google Earth)

VIEW LOOKING EAST TOWARDS FAIRVIEW MALL DRIVE.
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In addition to the varied built form within the existing context, there are a number of additional proposed and approved developments in the area. While the Parkway Forest 
Emerald City project is the most visible new development project, to the north of the site across Fairview Mall Drive, new residential towers of up to 14 storeys have recently been 
built as part of the Allenbury Gardens development. Several new projects have recently been approved or are in the development approvals pipeline for the block at the northwest 
corner of Sheppard Avenue East and Don Mills Road. The Sheppard East subway corridor has seen substantial recent development and a significant number of projects remain in 
the development approvals pipeline. These are located primarily with the station node areas of the Sheppard East Subway Corridor Secondary Plan (SESCSP). The following table 
illustrates current approved or pending development applications in the SESCSP jurisdiction.

2.6 RECENT DEVELOPMENT ACTIVITY

# ADDRESS USE STATUS HEIGHT (STOREYS) # RES UNITS

20 Godstone Rd Residential Under Review 15,12 369

Allenbury Gardens Mixed Use Approved 3 storey THs to 16-20 storey 
apartment buildings  1034

12-24 Leith Hill Rd Residential Under Review 16,12, 4 blocks of 3-storey 
stacked townhouses 384

25 Leith Hill Rd Residential Under Review 31 439

1650 Sheppard Avenue E Residential Under Appeal
30, 15, 3 storey block of 
13 stacked back to back 

townhouses
480

2600 Don Mills Rd Condo; Public park Approved 33, 19 610

Emerald City (Parkway 
Forest Dr) 

Mixed-use, 5 block multi-
phased; CC/daycare Approved/UC 13/24/33/19/ 25/29/36 4344

123 Parkway Forest Dr.) Residential Under Review 29, 5 - 3 storey THs 531

2135 Sheppard E Mixed-use condo; Public park Approved 26/34/43 1100

2205 Sheppard E Mixed-use condo; public park Approved/UC 20/23/43 917

2025 Sheppard E Condo Approved/built 33 402

1 Herons Hill Way Mixed Use Under Review 36 342

1

2

3

4

5

6

7

12

8

9

10

11



23APRIL 12 , 2022

SHEPPARD AVE E
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4

AERIAL VIEW OF THE SITE, AND NEARBY DEVELOPMENT ACTIVITY. NUMBERS CORRESPOND TO THE CHART ON THE PRECEDING PAGE (IMAGE 
SOURCE: GOOGLE EARTH).

VIEW LOOKING NORTH EAST FROM HIGHWAY 401 EAST VIEW LOOKING SOUTH WEST FROM HIGHWAY 404 VIEW LOOKING WEST TRAVELLING NORTH ON HIGHWAY 404

5

4
23 1

6

7

8

9
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AREA BUILDING HEIGHTS 

The surrounding area is comprised of a range 
of single-family homes and mid- and high-rise 
apartment buildings that reflect two distinct 
periods of development. The earlier towers 
from the 1960s and 70s range from 10-15 
storeys in height. The new towers built as part 
of the Emerald City development to the south 
of the Site range from 2-3 storey townhouses, 
6-8 storey mid-rise buildings, and towers of up 
to 38 storeys. The following table illustrates 
representative area building heights.

8
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MASTER PLAN VISION
THE PROPOSED MASTERPLAN CONCEPT

3.
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Urban Strategies Inc. has worked with the 
Applicant and its consultant team to develop a 
Master Plan vision for the Site that will urbanize 
and activate the Site edges—which are currently 
dominated by surface parking lots—to create 
a new mixed-use, transit-oriented community 
centered around the retained CF Fairview Mall and 
TTC Line 4 Don Mills subway station. 

At the core of the Site, the existing 77,622 sqm  mall 
will remain in its current form as a premier retail 
destination serving North York and the broader 
highway 400-404 nexus in Toronto. Over time, new 
development will replace the surface parking lots 
around the mall with new tall building elements 
containing a mix of residential and non-residential 
uses, as well as sufficient below-grade parking to 
support the mall and future residents. 

The proposed Official Plan Amendment to the 
Sheppard East Subway Corridor Secondary Plan 
enables additional density to be realized on the Site, 
optimizing existing transit investment and making 
efficient use of the lands surrounding CF Fairview 
Mall. Redevelopment is anticipated to take place in 
phases over many years. The proposed Zoning By-
law amendment defines in detail the development 
proposed to occur first in Phase 1. As the Site 
develops incrementally, in accordance with the 
overall Masterplan vision, new parks and portions 
of an enhanced internal circulation road system will 
be dedicated to the City as public infrastructure to 
support intensification of the Site and surrounding 
area. 

The Proposal supports enhanced mobility 
options for the Site including new pedestrian and 
cycling infrastructure to enable increased active 

3.1 VISION

transportation, particularly on the eastern side of the 
site adjacent to Fairview Mall Drive and the Ministry 
of Transportation on- and off-ramp system serving 
highway 404. The Proposal also enhances the utility 
of the TTC Line 4 subway Don Mills Station and TTC 
bus terminal through the development of additional 
transit-oriented development that will grow public 
transit ridership and public realm enhancements that 
will yield safer and more pleasant pedestrian access to 
transit facilities.

Existing surface parking for CF Fairview Mall is 
proposed to be replaced in underground parking 
garages or in above-grade structures integrated into 
new building podiums and visually screened to have 
minimal impact on the public realm. The existing 
parking structures are required to maintain operation 
of CF Fairview Mall throughout the proposed phased 
process of redevelopment, including removal of 
surface parking. 

As the development continues to evolve, CF Fairview 
Mall parking along with non-mall related parking will be 
replaced to meet future tenant obligations on a phase 
by phase basis. The details of parking replacement will 
be worked through a detailed design process at a later 
stage.

Additional community benefits to serve the social 
infrastructure may be considered on the site, in 
accordance with the City's priorities, up to the 
maximum legislated community benefit charge.

The realization of the Master Plan vision for the Site 
will represent a significant contribution toward the 
achievement of a planned complete community 
for the immediate area and will help contribute 
to key city-building objectives for this evolving 
neighbourhood.

Note: 

• All figures in square metres unless otherwise indicated. 
• Some values have been rounded.

Gross Site Area 188,250 sqm

Developable Area 
(Phases 1-4) 71,400 sqm

Overall FSI (Total GFA/
Developable Area) 2.5

Parkland dedication
7,840 sqm (~12% of 

phases 1-4 developable 
area)

Residential GFA 317,000 sqm

Non-Residential GFA 40,000 sqm
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A series of Master Plan principles has been 
developed to inform the overall build-out of the 
Site, which will take places in phases over many 
years.

3.2 PRINCIPLES

II. ESTABLISH A BROAD MIX OF USES. 

The redevelopment of the existing surface parking 
lots around CF Fairview Mall will support a broad mix 
of uses that will complement the existing regional 
shopping destination. Existing uses will be expanded 
to include a diverse mix of residential, limited street-
oriented retail, and office uses that support a range 
of activity on the Site while supporting the primacy 
of the mall’s retail and service commercial function to 
the growing neighbourhood.

I. SUPPORT THE RETAIL FUNCTION AND 
EMPLOYMENT ROLE OF CF FAIRVIEW MALL.

The Proposed Masterplan Concept retains CF Fairview 
Mall as a regional retail destination and a significant 
contributor to the local economy. The Proposal will 
enhance the mall by establishing stronger linkages 
between internal circulation routes and the exterior 
public realm. As the Site re-develops over time, the 
mall will continue to be a location for employment 
and will support the character and identity of the 
area providing the new community with retail and 
entertainment uses.

IV. ENCOURAGE CONNECTIVITY THROUGH A 
NETWORK OF PUBLIC AND PRIVATE STREETS, 
SUPPORTING MULTI-MODAL MOVEMENT. 

A series of new driveways, streets, multi-use trail, and 
pedestrian connections will be introduced to provide 
greater porosity through and around the Site and to 
encourage pedestrian, cycling, and transit movement 
in an attractive and comfortable environment, while 
accommodating vehicular movement and parking 
needs and respecting Ministry of Transportation 
highway setback standards.

V. ENSURE FLEXIBILITY IN THE ENVIRONMENT 
TO ADAPT AND CHANGE OVER TIME. 

The development framework established for the 
Site will need to ensure the ability for the Site to be 
resilient and adaptable over time. Given the long-term 
nature of the full build-out of the Master Plan, the 
requested OPA seeks to enable greater density to 
be realized on the site incrementally through future 
phase-by-phase rezoning applications which respond 
to the community needs and market conditions at the 
time.

III. CREATE A NETWORK OF PARKS AND OPEN 
SPACES THAT PROMOTE A SENSE OF PLACE. 

Redevelopment of the Site will include a network 
of parks and open spaces that strengthen a sense 
of place. A high-quality public realm will frame new 
development and include a range of open spaces 
including public parks and private open spaces suitable 
for active and passive recreational opportunities and 
community gathering. Strengthened connections will 
be established between the improved exterior public 
realm, TTC Line 4 Don Mills subway station and bus 
terminal, and the key interior mall circulation routes.
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The Master Plan concept for the Site separates 
the Proposal into distinct phases that will proceed 
at different stages over time. The Master Plan 
is comprised of four phases for new mixed-use 
development in addition to the retained CF 
Fairview Mall lands.

3.3 CONCEPT OVERVIEW & 
CONCEPTUAL PHASING
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PHASE 1

The first phase of development is located on the 
south-west side of the mall, fronting onto Sheppard 
Avenue and adjacent to the TTC Line 4 Don Mills 
subway station and bus terminal. This phase consists 
of three new tall buildings situated above low-rise 
podium elements, containing residential and retail 
uses. A total of 1,416 residential dwelling units are 
proposed, including a mix of rental and condominium 
ownership tenures. 

As part of the Phase 1 development, 978 sqm of 
publicly accessible private open space will be provided 
throughout the ground plane, consisting of an urban 
Village Green Plaza open space fronting onto the 
southwest facade to the retained CF Fairview Mall and 
providing enhanced pedestrian access and amenity 
to the TTC Line 4 Don Mills subway station and bus 
station. 

An east-west private driveway and bus transit lane 
will provide a protected transit lane connecting 
the TTC bus station with Sheppard Avenue East via 
Parkway Forest Drive. Parkway Forest Drive will be 
extended further into the site as a private street and 
it will remain unencumbered below grade during 
the development of Phase 1 to facilitate potential 
dedication as a public street in the future. The existing 
private driveway from Sheppard Avenue East that 
provides access to the small TTC surface parking 
lot immediately north of the Don Mills Station will 
be shifted west and provide vehicle access to the 
southern development block in Phase 1. 

539 sqm of non-residential uses are contained in 
Phase 1. This includes a commercial retail unit on the 
northern side of the 'R1' purpose-built rental tower, 
and a freestanding commercial retail unit located in 
the pedestrian plaza between the CF Fairview Mall 
south entrance and the Don Mills Station.  

PROPOSED PLAN OF PHASE 1
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PHASE 2

The second phase of development is located 
clockwise from Phase 1 at the northwest corner the 
Site. It has frontage on Don Mills Road and a new 
public street is proposed that will connect Don Mills 
Road to the existing intersection of Fairview Mall Drive 
and Godstone Road. Phase 2 consists of one block of 
development, containing two taller buildings located 
above a shared mid-rise podium, and a taller building 
incorporated into the northern façade of the retained 
CF Fairview Mall, as well as public parkland.

1,300 residential dwelling units are proposed, in 
addition to 2,550 sqm  of non-residential gross floor 
area. This mix of uses will further leverage the public 
transit connectivity of the Site while complimenting 
the existing retail employment uses in the retained CF 
Fairview Mall.

Development on Phase 2 will be supported by a new 
3,600 sqm public park fronting Don Mills Road and 
3,100 sqm of additional open space throughout the 
Phase 2 boundary, including a large pedestrian plaza 
and grand staircase connecting the proposed new 
public street and the proposed new private driveway 
fronting the north façade of the retained CF Fairview 
Mall. 

An extension of the existing private driveway is 
proposed to extend south from the existing Fairview 
Mall Drive-Godstone Road intersection to the façade 
of the existing CF Fairview Mall. There it will intersect 
with a realigned existing private driveway extending 
west in parallel with the façade of CF Fairview Mall and 
connecting to the upper level of the existing parking 
structure.

At the northwest corner of the Site, the existing 
mall ring-road located west of the Fairview Mall 
Drive-Godstone Road intersection is proposed to be 
replaced with a new public street that connects the 
Site to Don Mills Road with a new right-in, right-out 
access. This new public street will be built to City 

standards, free of encumbrances below-grade from 
parking structures, and will provide addresses for the 
new condominium tenure residential uses proposed 
in Phase 2 and access to existing and planned below 
grade parking serving CF Fairview Mall and new 
residential and commercial Phase 2 development. 

The portion of the new private driveway located 
between the Fairview Mall Drive-Godstone Road 
intersection and its intersection with the new public 
street is also proposed to be dedicated as a new 
public street and will be built to City standards and 
be free of encumbrance below grade from parking 

structure. This north-south section of new public 
street and the new private driveway on the eastern 
boundary of Phase 2 serving the existing Sheppard 
Avenue East-Parkway Forest Drive intersection have 
been responsibly aligned to facilitate a hypothetical 
north-south connection were the unlikely removal 
of the mall ever to occur in the future.

Phase 2 will provide underground and screened above-
grade parking within the building podium, including 
replacement mall parking as well as appropriate 
parking to support the new uses.

PROPOSED PLAN OF PHASE 2
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PHASE 3

The third phase of development is located at the northeast 
corner of the Site, with frontage to the north on Fairview 
Mall Drive, to the west on the new public street and private 
driveway created in Phase 2, and to the south along an 
eastern extension to Fairview Mall Drive of the realigned 
existing private driveway created in Phase 2 parallel to the 
north façade of the retained CF Fairview Mall.

Phase 3 consists of two new tall buildings above shared 
mid-rise podium and will accommodate a mix of residential 
and non-residential uses. 

For Phase 700 residential dwelling units are proposed, 
in addition to 2,550 sqm of non-residential gross floor 
area which includes retail and amenity uses. This mix of 
uses will leverage the public transit connectivity of the 
Site while complimenting the existing retail employment 
uses in the retained CF Fairview Mall. The proposed retail 
uses will be located on the south side of the development 
block opposite the retained CF Fairview Mall and establish 
the private driveway as a focused ‘retail high’ street 
complimenting the existing mall entrance and exterior-
facing retail units of the mall. The inclusion of smaller-
format commercial retail units expands the supply of local 
employment opportunities, thereby contributing to a 
complete community.

To support the new development, a new public park with 
a total area of 2,540 sqm will be provided with Phase 3, 
and located opposite from Allenbury Gardens Park. Phase 
3 will also provide pedestrian and cycling enhancements 
on the south side of Fairview Mall Drive via sidewalk and 
a multi-use path and boulevard enhancements. These 
improvements will be extended south to Sheppard Avenue 
East in a future phase.

Phase 3 will provide underground and screened above-
grade parking within the building podium, including 
replacement mall parking as well as appropriate parking to 
support the new uses.

PROPOSED PLAN OF PHASE 3
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PHASE 4

The fourth phase of development is located at 
the southeast corner of the Site, with frontage on 
Sheppard Avenue East and in close proximity to 
the TTC Line 4 Don Mills subway station and bus 
terminal.

Phase 4 consists of four new tall buildings above 
mid-rise podiums and will accommodate a range of 
residential, retail, and office uses. 

For Phase 4, 1,300 residential dwelling units are 
proposed, in addition to 34,850 sqm of non-residential 
gross floor area which includes service-commercial 
retail and office uses. This mix of uses will leverage the 
public transit connectivity of the Site and commercial 
visibility from Highway 404 while complimenting 
the existing retail employment uses in the retained 
Fairview Mall. The proposed office use would greatly 
expand the presence of these employment uses into 
the immediate area.

To support the new development, a new public park 
will be provided with Phase 4, comprising a total area 
of 1,700 sqm , along with ~4,700 sqm of other open 
space. Phase 4 will extend the pedestrian and cycling 
enhancements on the east side of the Site introduced 
in Phase 3 south to Sheppard Avenue East.

Phase 4 will provide underground and screened 
above-grade parking within the building podium, 
including replacement mall parking as well as 
appropriate parking to support the new uses. It will 
also incorporate modifications to the existing parking 
structure on the east side of the Site to accommodate 
realignments to the internal ring road vehicular 
circulation system.

PROPOSED PLAN OF PHASE 4
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PHASE 4

PHASE 1

PHASE 2

PHASE 3

RETAINED MALL LANDS

The retained Fairview Mall is comprised of 77,622 sqm  
GFA on a total Site area of 188,250 sqm, inclusive of 
TTC facilities and MTO setbacks. Fairview Mall will 
continue to occupy a prominent place on the Site and 
within the immediate area. No near-term changes are 
contemplated for the mall, but the proposed OPA, 
which seeks to increase the density across the site 
as a whole, maintains the flexibility for the mall to 
grow and evolve as required in order to maintain its 
economic viability as a regional retail destination, and 
to introduce complementary non-residential uses.

The Proposed Masterplan Concept of the perimeter 
of the Site will transform the mall’s surrounding 
physical context. Currently surrounded by an 
expanse of surface and structure parking lots, the 
mall will ultimately become embedded within a 
more-urbanized streetscape, and flanked by new 
complementary mixed-use development. This will 
facilitate opportunities to extend key mall circulation 
routes and casual gathering spaces outward into the 
surrounding public realm to provide an enhanced 
experience for workers, residents, shoppers and 
visitors.

PROPOSED CONCEPTUAL PHASING
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9:18 AM

11:18 AM

10:18 AM

12:18 PM

3.4 OFFICIAL PLAN AMENDMENT SHADOW STUDY
Overall, the Proposed Masterplan Concept will 
introduce net new shadows on the surrounding context, 
affecting the following lands:

• Residential development to the North of Fairview 
Mall Drive;

• Residential development to the West of Don Mills 
Road;

• Muirhead public school (March 21  at 6.18pm, 
September 21 at 6.18pm, December 21 from 
3.18pm - 4.18pm);

• Public streets including Don Mills Road, Fairview 
Mall Drive, Sheppard Avenue East, and Highway 
404;

• Oriole Park and Oriole Community Centre 
(December 21 at 9.18am) and Muirhead Park 
(December 21 from 3.18pm - 4.18pm); and

• New public open space proposed on the Site 
including:

1. Phase 2 public park (March 21 from 9.18am 
-11.18aam; December 21 from 1.18pm - 
4.18pm)

2. Phase 3 public park (June 21 from 2.18pm 
-6.18pm); September 21 from 3.18pm - 
6.18pm; December 21 from 1.18pm - 4.18pm)

3. Phase 4 public park (March 21 from 9.18am- 
11.18am and 4.18pm - 6.18pm; June 21 
from 9.18am - 11.18am and 2.18pm - 6.18pm; 
September 21 from 3.18pm to 6.18pm; 
December 21 from 9.18am-10.18am and 
2.18pm-4.18pm.

Only a small portion of the existing public parks are 
impacted by shadows. Even in the most extreme 
condition (December 21), Oriole Park is only 
shadowed at 9.18am and Muirhead Park is shadowed 
from 3.18pm-4.18pm. The shadow impact is minor 
and will not negatively impact the utility of the parks. 

With respect to the other impacted properties and 
public streets, these surrounding uses are not shadow-
sensitive, and will not be negatively impacted by the 
net new shadow. The buildings that are proposed 
under the Proposed Masterplan Concept create thin 
shadows that move quickly over the surrounding lands 
throughout the day, without disproportionately or 
unduly impacting any particular area. 

SHADOWS FROM MARCH 21 
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1:18 PM

4:18 PM

2:18 PM 3:18 PM

5:18 PM 6:18 PM

SUMMARY

Overall, the shadows created by the Proposed 
Masterplan Concept, including the Phase 1 
development described in detail in section 4.7, are 
appropriate for the context and adequately limited, 
in-keeping with the applicable shadow policies and 
guidelines that apply to the Subject Site. 

The net new shadowing impact on the adjacent lands 
has been minimized and is mitigated by the proposed 

buildings, which have thin shadows that move quickly 
across the surrounding lands over the course of  
the day without dwelling for too long on any one 
particular area. 

The Proposed Masterplan Concept has shadow 
impacts on various open spaces that are proposed on 
the Subject Site. Notwithstanding, there are significant 
durations of time where these open spaces will 

experience substantial and/or full sunlight access, in all 
seasons, thereby preserving the utility of these parks 
for a range of recreational activities. 

From a policy and guidelines perspective, the 
Proposed Masterplan Concept does not cast 
shadow on any shadow-sensitive areas, and does not 
otherwise deprive any surrounding lands of sunlight 
such that their utility is diminished. Overall, the 
shadow impact is appropriate and justified in light of 
the existing and planned context of the Site.
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4. PHASE 1 
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The Applicant proposes a primarily residential mixed-
use development of the Phase 1 Lands comprised of 
four separate buildings with grade-related retail and 
residential amenity uses and residential dwelling units 
above in three tall building elements, described herein 
as:

• "Tower R1": a 58-storey tower including a one-
storey double-height podium element;

• "Tower C1/C2": a 48-storey tower ("C1") and a 
38-storey tower ("C2"), including a shared two-
storey podium element;

• "Residential Amenity Pavilion": a one-storey 
double-height indoor amenity building; and

• "Village Green Retail"; a one-storey freestanding 
retail building.

The Proposal will replace the existing surface parking 
area and a portion of the existing five-storey parking 
structure, which will be partially demolished, and will 
consist of the following:

• An approximate total of 1,416 residential units, 
comprised of a range of Studio, 1- 2- and 
3-bedroom units, including:

• 550 purpose-built rental units, located in Tower 
R1; and

• 866 condominium units, located within Towers 
C1 and C2.

• A total of 539 square metres of non-residential 
uses are proposed, comprised of: 

4.1 PHASE 1 CONCEPT OVERVIEW AND  
KEY STATISTICS

• A 212 square meter commercial retail unit 
and an 89 square meter amenity/retail space 
integrated into the base of Tower R1; and

• A 235 square meter freestanding Village 
Green Retail building located within an urban 
plaza in the public realm.

• A significant amount of publicly accessible private 
open space will be provided throughout the site, 
inclusive of an urban 'Village Green Plaza' located 
to the west of Tower R1 podium.

• Retention of the existing private "Inner Ring 
Driveway" running east-west through the center 
of the Phase 1 site.

• Retention of the existing private "Upper Ring 
Driveway" running east-west through the 
northern part of the Phase 1 site immediately in 
front of the southern facade and entrance of CF 
Fairview Mall.

• Relocation westward of the existing private 
driveway running north-south on the western 
boundary of the Phase 1 site connecting the east-
west private driveway with Sheppard Avenue East 
and providing access to the existing TTC surface 
parking lot located to the north of Don Mills 
Station.

The Phase 1 boundary has been determined to 
reflect an appropriately scaled development block 
that responds to the no-build zone on the east 
side of the proposed Parkway Forest extension and 
accommodates existing mall and transit entrances and 
movement patterns.

 

Phase 1

Total Area 14,628

Building Summary 
Developable Area Tower R1 Tower 

C1+C2 Total

Residential GFA 
(sqm) 43,778 59,786 104,292

Non-residential 
GFA (sqm) 451 0 539

Total GFA  (sqm) 44,229 59,786 104,831

GROSS FSI 7.17

Studio 0 46 46

1 Bed 110 250 360

1 Bed + Den 165 242 407

2 Bed 165 196 361

2 Bed + Den 55 46 101

3 Bed 55 86 141

Total Units 1,416

Table 1. Phase 1 summary statistics
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4.2 SITE CONSTRAINTS
There are several physical constraints that pose 
development considerations for the Phase 1 Lands. 
These include:

CF Fairview Mall: The retention and permanent 
operation of CF Fairview Mall defines the northern 
boundary of Phase 1 and character to which it must 
appropriately respond.

Parking Replacement: CF Fairview Mall has site-
specific by-law parking requirements and commercial 
agreements with tenants which will need to be met 
through all development phases. Upon build out, the 
Proposed Phase 1 Development will need to have 
replaced enough of the existing Mall parking that 
will be removed to facilitate construction in order to 
continue to meet their bylaw requirements and tenant 
lease obligations. Replacement Mall parking will be 
provided on level P1, with its own dedicated access 
ramp from Parkway Forest Drive.

No Build Zone: CF Fairview Mall has an obligation 
to its Hudson’s Bay Company tenant that prohibits 
construction of new buildings or reconfiguration of 
existing mall conditions within a designated area that 
abuts the eastern edge of the Phase 1 site.

Western Parking Structure: Parking requirements 
for CF Fairview Mall and its obligations to the TTC to 
provide parking adjacent to Don Mills Station limit the 
extent to which the existing parking structure may be 
modified through demolition to create the Phase 1 
site area.

Grade Changes and the Upper Ring Driveway: 
Significant grade changes across the CF Fairview 
Mall Site require the use of an Upper Ring Driveway 
that alternates between being grade-related in front 
of the primary south and north Mall entrances and 
elevated when it continues through or on top of Mall 
parking structures. Maintaining this circulation system 
is essential to the continued operation of CF Fairview 
Mall. To facilitate grade-related access between 
Sheppard Avenue East and the southern portion of 
the Upper Ring Driveway, there is a moderate change 
in elevation from south to north across the Phase 1 
Site area. 

Inner Ring Driveway and TTC Easement: A TTC 
easement is present in the Phase 1 Lands to protect 
the efficient movement of TTC buses between the bus 
terminal and Sheppard Avenue East via a protected 
bus lane on the south side of Inner Ring Driveway 
and the west side of Parkway Forest Drive. The TTC 
easement in Phase 1 limits the opportunities for 
change in the relevant area.

Subway-CF Fairview Mall Pedestrian Access: 
Enhancing grade-related pedestrian access between 
Don Mills Station and CF Fairview Mall is an important 
goal the Proposed Masterplan Concept and Phase 
1. A challenging environment currently exists along 
the pedestrian desire line connecting the Sheppard 
Avenue East subway entrance and CF Fairview Mall. 
This includes a TTC pick-up/drop-off parking lot and 
a busy uncontrolled intersection at the entrance to 
the five-storey Mall parking structure and TTC bus 
terminal.

These physical constraints have the effect of shaping 
the Phase 1 proposal by:

• defining the overall area of Phase 1;

• establishing a street and block pattern based on 
the retention of existing private driveways and 
ongoing TTC bus operations through the Site;

• requiring existing grade and slope patterns to be 
generally maintained;

• characterizing the relationship of the Site to the 
Mall; and

• entrusting the Site to maintain and enhance 
grade-related pedestrian connectivity between 
Don Mills Station and CF Fairview Mall.
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4.3 BUILT FORM
The Phase 1 Site occupies a prominent position on 
the south side of CF Fairview Mall with frontage on 
Sheppard Avenue East, a private extension of Parkway 
Forest Drive, and adjacency to the Don Mills Subway 
Station. 

The Phase 1 Proposal acknowledges its location and 
city-building role through the replacement of the 
existing expansive surface parking lots and driveways 
and a portion of a five-storey parking structure with 
three high-rise building elements with pedestrian-
scaled podium conditions to frame the public realm 
and provide active uses at grade, as well as eyes on the 
street.

BUILDING TYPES

The three towers proposed in Phase 1 incorporate 
pedestrian-scaled base building elements that frame 
the condition at street level, as well as tower and 
top building elements which contribute to a visually-
appealing skyline. Two single-storey buildings are also 
proposed in Phase 1: the one-storey Village Green 
Retail building located in an urban plaza, and the 
one-storey double-height Residential Amenity Pavilion 
building located on Sheppard Avenue East.

OVERALL HEIGHT

Phase 1 proposes three tall buildings: 

• Tower R1 contains 58 storeys and is 197.6 metres 
in height above the established grade;

• Tower C1 contains 48 storeys and is 163 metres 
in height above the established grade; and

• Tower C2 contains 38 storeys and is 133 metres 
in height above the established grade. 

The proposed heights are consistent with existing 
and approved building heights in the immediate 
vicinity of the Site and reinforce the direction of 
the Sheppard East Subway Corridor Secondary Plan 
which encourages the highest density development 
to be located closest to the Don Mills subway Station 
and the Don Mills Road-Sheppard Avenue East 
intersection..

3D VIEW LOOKING NORTH-EAST (HPA) 3D VIEW LOOKING WEST (HPA)
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BUILT FORM

The location of buildings on each block and provision 
of a generous public realm are the primary methods 
by which the objectives of defining public space and 
framing streets are achieved. 

The northern block is bounded to the north by the 
Upper Ring Driveway, to the east by an extended 
Parkway Forest Drive, to the south by Inner Ring 
Driveway, and to the west by the existing TTC Parking 
garage and CF Fairview Mall. The block contains two 
buildings: Tower R1 and the freestanding single-storey 
Village Green Retail building. 

The Tower R1 podium setback ranges from 11.4 
metres from the eastern Phase 1 property line located 
within the extension of Parkway Forest Drive to 26.8 
metres from northern Phase 1 property line located 
in front of the south façade of CF Fairview Mall. The 
R1 podium is one-storey with a mezzanine level and 9 
metres in height, providing a comfortable pedestrian 
scale at the street level. Tower R1 is setback between 
4.5 – 11 metres from the podium and expressed in a 
826 sqm floor plate. The Village Green Retail pavilion 
is a height of one-storey and 10.8 metres and is 
setback between 4.2 metres and 5.5 metres from 
the western boundary of the Phase 1 Lands and the 
façade of the retained portion of the existing five-
storey parking structure.

The southern block is bounded to the north by Inner 
Ring Driveway, to the east by Parkway Forest Drive, to 
the south by Sheppard Avenue East, and to the east 
by a relocated Private Driveway. The block contains 
two buildings: Towers C1/ C2 share a common two-
storey podium element and a free-standing one-storey 
double-height pavilion building containing residential 
amenity uses. 

The Tower C1/C2 podium is a height of two storeys 
and 15.6 metres and is setback 4 metres from the 
southern Phase 1 property line on Sheppard Avenue 
East and 8.4 metres from the eastern Phase 1 
property line located within the extension of Parkway 
Forest Drive. The C1 tower is set back between 
2.2 metres and 3.2 metres from the west Phase 1 
property line on the relocated north-south private 
driveway and 1.5 metres from the north façade of the 
common podium, with west and south tower facades 
descending to grade and a floor plate size of 785 sq 
m. The C2 tower is setback 19 metres from the north 
façade of the common podium, with east, south, and 
part of the west tower facades descending to grade 
and a floor plate size of 729 sq m. The freestanding 
Pavilion amenity building is a height of one-storey and 
9.8 metres and is setback between 1.7 metres and 3.4 
metres from the southern Phase 1 property line on 
Sheppard Avenue East.
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4.4 GROUND FLOOR PROGRAM
The ground floor program of the buildings proposed 
in Phase 1 are designed to meet the needs of residents 
while providing grade-related activities and visibility 
that will contribute to the activation of the public 
realm and the provisions of eyes on the street.

NORTH BLOCK

Tower R1 has a podium containing residential lobby, 
retail, residential indoor amenity, bicycle parking, and 
loading/servicing uses at grade. The commercial retail 
unit is located on the north side of the podium facing 
the southern façade and entrance of CF Fairview 
Mall. The residential lobby is located on the west and 
southwest facades of the podium fronting the Inner 
Ring Driveway and the proposed Village Green Plaza. 
A dedicated resident bicycle parking vestibule and 
elevator leading to the mezzanine-level bicycle parking 
area is located on the south façade of the podium, 
accessible directly from the Inner Ring Driveway. 

Tower R1 loading and servicing areas are concealed 
within the podium with access from Inner Ring 
Driveway located on the south side of the podium. 
An amenity/retail space with an entrance on Parkway 
Forest Drive is located at the southeast corner of 
the podium. A short-term bicycle parking vestibule 
is located on the east side of the podium along with 
a retail parking ramp descending to the P1 parking 
level. To the west of Tower R1 the freestanding Village 
Green Retail pavilion is located on the bridge element 
of the Village Green Plaza.

SOUTH BLOCK

Towers C1 and C2 share a common podium and 
have residential lobby, residential indoor amenity, 
bicycle parking, and loading/servicing uses at grade. 
Building loading and servicing for the two towers is 
concealed within the north side of the shared podium 
and accessed from the Existing Private Driveway at 
the northwest corner of the podium. The Tower C1 
residential lobby is located on the southwest corner 
of the western portion of the shared podium. The 
Tower C2 residential lobby is located on the southwest 
corner of the eastern portion of the shared podium. 
Residential indoor amenity and bicycle parking uses 
are located on the east side of the podium facing 
Parkway Forest Drive. A freestanding one-storey 
double-height Pavilion building containing residential 
amenity uses with adjacent residential outdoor 
amenity area is located south of the podium along the 
Sheppard Avenue East frontage of the Phase 1 Lands.
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NTD: Add Phase 1 ground floor plan, 
highlight retail and amenity spaces 
with overlay/callouts

NTD: Add Phase 1 ground floor plan, 
highlight retail and amenity spaces 
with overlay/callouts
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4.5 PUBLIC REALM AND OPEN SPACES

The public realm and open spaces proposed in 
Phase 1 are designed to blend seamlessly together 
and utilize durable, high-quality materials, as well as 
a range of landscaping, street furniture, and other 
potential improvements to maintain a comfortable 
pedestrian environment that can be used and enjoyed 
in all seasons. Generous sidewalks and a double row 
of street trees are provided along Sheppard Avenue 
East and city-standard sidewalks with street trees are 
provided along the private Parkway Forest Drive and 
the Inner Ring Driveway. 

Phase 1 proposes to provide 978 sqm of publicly 
accessible private open space. While the Proposed 
Masterplan Concept will provide three new public 
parks in Phases 2, 3, and 4, the physical constraints 
discussed in section 4.2 prevent the accommodation 
of public parkland of appropriate site and location in 
Phase 1. Fulfillment of parkland dedication in Phase 1 
is proposed to be achieved through cash-in lieu.

VILLAGE GREEN PLAZA

The focal point of the Phase 1 public realm is the 
proposed Village Green Plaza landscaped urban open 
space on the northwestern portion of the Phase 1 
Lands. This publicly accessible private open space 
will provide a pleasant outdoor room for Phase 1 
residents and CF Fairview Mall visitors and staff. The 
plaza also responds to the descending change in grade 
from the north side of the Phase 1 Lands to the south 
and acts as a pedestrian bridge over the Inner Ring 
Driveway, creating a high-quality grade-separated 
pedestrian corridor from Don Mills Subway Station to 
the south entrance of CF Fairview Mall.

The plaza will feature an extensive canopy of trees 
growing in planters set flush with the ground as well 
as in raised planters with circumferential seating. 
The pattern of tree planting and orientation of the 
raised planters are aligned with the pedestrian desire 
line between the Mall entrance and the Village Green 
Plaza pedestrian bridge over the Inner Ring Driveway 
and vertical circulation leading to Don Mills Subway 
Station. Connection between Village Green Plaza and 
Inner Ring Driveway below is provided with a generous 
staircase located adjacent to the Tower R1 residential 
lobby and a universally-accessible ramp set within an 
landscaped hill. Consistent landscaping on both sides 
of Upper Ring Driveway will have the effect of visually 
extending the Village Green Plaza to the southern 
façade and entrance of CF Fairview Mall.
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4.6 ACCESS, CIRCULATION, AND LOADING
Access for the Proposed Phase 1 Development is 
provided through the existing private Inner Ring 
Driveway located internally on the Site, from Parkway 
Forest Drive on the east side of the site and from a 
relocated north-south private driveway on the west 
side of the site. Parkway Forest Drive and the north-
south private driveway each connect with Sheppard 
Avenue East. Underground parking access will be 
provided by way of three parking garage ramps. 

CF FAIRVIEW MALL

The non-residential parking ramp serving the P1 retail 
underground parking level is located on the east side 
of the Tower R1 podium with access from Parkway 
Forest Drive. Direct pedestrian access to the CF 
Fairview Mall lower level is provided at the north side 
of the P1 parking level. 

TOWER R1

Residents of the rental Tower R1 access the P2, P3, 
and P4 underground parking levels via a ramp located 
beneath the Village Green Plaza with access from the 
intersection of Inner Ring Driveway and the relocated 
north-south private driveway. An on-street pick-up/
drop-off area for Tower R1 is located on Inner Ring 
Driveway adjacent to the residential lobby. 

TOWERS C1/C2

Residents of the condominium Towers C1 and C2 
access the P2, P3, P4, and P5 underground parking 
levels via a ramp located within the podium between 
Towers C1/C2. The ramp is accessed from the 
relocated north-south private drive on the west side 
of the Phase 1 Lands via a central vehicular pick-up/
drop-off area located between the Towers C1/C2 
podium and the freestanding single-storey double-
height residential amenity pavilion.

PARKING COUNT

A total of 1,235 parking spaces are included in the 
Phase 1 Proposal, all of which are provided in five 
underground levels. Of the total parking count, 243 
retail parking spaces are located in the P1 level to 
support the ongoing parking needs of the Mall, and 
850 residential and 142 visitor parking spaces are 
located in the P2-P5 levels to accommodate the 
Proposed Phase 1 Development. 

LOADING 

There are 2 proposed loading areas, including:

• 1 Type C and 1 Type G loading space for Tower 
R1; and

• 1 Type C and 1 Type G loading space for Towers 
C1/C2.

Loading and servicing for Tower R1 will be contained 
within the podium and accessed from Inner Ring 
Driveway. Loading and servicing for Towers C1/C2 will 
be contained within the shared podium with access 
from the north-south private driveway and the central 
pick-up/drop-off area serving the towers.

BICYCLE PARKING

A total of 1,063 bicycle parking spaces are proposed, 
963 of which are long-term and 100 short-term.
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9:18 AM

11:18 AM

10:18 AM

12:18 PM

4.7 PHASE 1 ZBA SHADOW STUDY
The Proposed Concept for Phase 1 is appropriate 
for the surrounding context and adequately limited, 
in-keeping with the applicable shadow policies and 
guidelines that apply to the Subject Site. 

On March 21, the spring equinox, the Proposed 
Developments results in some net new shadowing 
on nearby private properties and on portions of the 
public realm along Don Mills Road, the block bound 
by Leith Hill Road to the north and along Sheppard 
Avenue East east of Highway 400 in the late afternoon. 
The majority of the shadows are cast over the roof of 
the CF Fairview Mall throughout the course of the day.

On June 21, the summer solstice, net new shadows 
are comparatively shorter and only impact a limited 
number of adjacent private properties and portions of 
the public realm along Don Mills Road and Sheppard 
Avenue East.

On September 21, the fall equinox, the net new 
shadow impact is comparable to March, with some 
shadowing on nearby private properties and on 
portions of the public realm along Don Mills Road, the 
block bound by Leith Hill Road to the north and along 
Sheppard Avenue east of Highway 400 in the late 
afternoon.

On December 21, the winter solstice, net new 
shadowing is comparatively longer due to the lower 
location of the sun on the horizon. Consequently, 
the net new shadows extend north to Oriole Park, 
between the hours of 9:18-10:18 am, and cross 
Allenbury Gardens Park at 13:18pm, moving off the 
park  by 14:18pm. The December shadows also reach 
the northern part of Muirhead park to the east of 
Highway 400 at 15:18pm and 16:18, when the park is 
already substantially shadowed by existing buildings.

SHADOWS FROM MARCH 21 
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1:18 PM

4:18 PM

2:18 PM 3:18 PM
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The shadows created by the proposed Phase 1 
Concept are reasonable and acceptable as the net new 
shadows move quickly across the skyline throughout 
the day and do not dwell unduly on any particular 
area. There is minimal net new shadowing on public 
parks in the vicinity of the development and the 
shadows will not effect the utility of the park at these 
times.
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5.1 RESPONDING TO CONTEXT

COMPATIBILITY WITH 
SURROUNDING USES

Common across the policy framework related to 
urban design is the direction for new development 
to demonstrate fit and compatibility with the existing 
and planned context of the site and surrounding 
area. The existing internal Site context consists of the 
two-storey CF Fairview Mall structure, attached two-
storey parking structure to the northwest, attached 
five-storey parking structure to the southwest, 
attached two-storey parking structure to the east, 
and surrounding surface parking lots to the north 
and south of the Mall. The external Site context is 
comprised of numerous tower-in-the-park apartment 
buildings dating from the 1960s and early 70s with 
heights ranging from 11 to 19 storeys, several mid-
rise office buildings of four to eight storeys dating 
from the 1970s and 1980s, recently built mid-rise 
and taller mixed-use residential buildings developed 
as infill among older apartment towers or as part of 
master-planned redevelopments, and finally, low-rise 
detached single family subdivision homes dating back 
to the post-war and 1960s development boom of the 
area. This context is changing as the immediate area 
continues to evolve into a complete community with 
a broader range of land uses, including high-density 
residential development.

Section 5 provides an urban design analysis of 
the Proposed Masterplan Concept in the context 
of the Toronto Official Plan and Sheppard East 
Subway Corridor Secondary Plan, as well as the 
Tall Building Design Guidelines and Avenues Study. 
Each subsection provides a list of relevant policies 
and guidelines to focus the analysis.

The Proposal extends a pattern and form of compact 
mixed-use development utilizing taller buildings that 
have emerged in the immediate surrounding area, 
particularly in the ‘Emerald City’ infill and master 
planned development immediately south of the 
Site across Sheppard Avenue East. The Proposal 
represents a compatible extension of the existing 
pattern of built form and land uses.

To respond to and fit within the surrounding physical 
context, the Proposed Masterplan Concept will:

• Establish a pattern of appropriately-scaled 
development blocks to support new high-rise 
building elements and associated podium;

• Establish a connected network of streets that link 
the site to the broader street network;

• Activate and animate the Site’s long, arterial 
frontages with landscaped open space along 
Sheppard Avenue East, Don Mills Road, and 
Fairview Mall Drive; and

• Introduce a series of new parks and open spaces 
to support a vibrant public realm at the heart of 
the immediate area.

RELEVANT POLICIES & GUIDELINES

Toronto Official Plan
2.2 Structuring Growth in the City: Integrating 
Land Use and Transportation
2.2.3 Avenues: Reurbanizing Arterial Corridors

3.1.1 The Public Realm

3.1.2 Built Form

Sheppard East Subway Corridor Secondary Plan

4.4.1 Streets and Blocks

4.4.2 Building Yard Setbacks, Height and 
Massing

4.4.3 Pedestrian Connections

6.0 Public Parkland and Private Open Space

Tall Building Design Guidelines
1.1 Context Analysis

1.3 Fit & Transition in Scale

2.1 Building Placement

2.4 Publicly Accessible Open Space

2.6 Pedestrian & Cycling Connections
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REINFORCING THE MALL

The Master Plan concept for the Site acknowledges 
the central position of the mall, geographically and 
symbolically, within both the Site and the immediate 
area, recognizing its function as a local landmark 
and a hub for shopping and entertainment. Key to 
unlocking the potential of the Site is the achievement 
of intensification that provides an appropriate 
relationship to the retained mall use, introduces 
new complementary uses, including residential and 
office uses as well as new parks and open spaces, and 
achieves a successful integration with the emerging 
mixed-use community surrounding the Site. 

The Proposal seeks to strengthen the connections 
between the internal circulation routes of the mall 
and the surrounding network of streets and blocks, 
to enhance the porosity of the traditionally-insular 
building typology. 

In its present condition, the mall is functionally an 
island surrounded by a sea of surface parking lots and 
bulwarked by abutting parking structures, resulting 
in a car-oriented environment that is uninviting to 
cyclists and pedestrians. The Proposed Masterplan 
Concept will introduce new pedestrian movement 
opportunities with each phase of development that 
reinforce the mall while also serving to connect to 
transit and the surrounding community.

OVERALL HEIGHT

The Proposed Masterplan Concept includes tall towers 
ranging in height from 18 storeys to 58 storeys. The 
proposed heights are consistent with existing and 
approved building heights in the immediate vicinity 
of the Site while responding to the unique context of 
the tallest buildings located proximate to Don Mills 
Station.

Overall, the shadows created by the Proposed 
Masterplan Concept, including Phase 1 of 
development are appropriate for the context and 
adequately limited, in-keeping with the applicable 
shadow policies and guidelines that apply to the 
Subject Site. The net new shadowing impact on the 
adjacent lands has been minimized and is mitigated by 
the proposed buildings, which have thin shadows that 
move quickly across the surrounding lands over the 
course of the day without dwelling for too long on any 
one particular area.

The significant size of the Site, and its lack of 
sensitive adjacencies or other immediately-
abutting development sites, makes it capable of 
accommodating a range of high-rise buildings that will 
have minimal impact on surrounding lands.
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From an urban design perspective, the Proposed 
Masterplan Concept fits appropriately within the 
existing and planned context of the Site, and satisfies 
applicable policies and guidelines that require growth 
to respond to the scale and character of adjacent 
uses, contribute to a connected street block and open 
space network, and minimize adverse impacts of new 
buildings.

CITY SECTION 'A' LOOKING EAST

CITY SECTION 'B' LOOKING NORTH

KEY MAP
A

A B B

Existing Buildings
Proposed Residential Buildings
Proposed Non-Residential Buildings

DON MILLS STATION

DON MILLS STATION
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5.2 SITE ORGANIZATION
manner over time. The proposed development blocks 
will break up the long frontages into smaller, more 
pedestrian-scaled units and improve the porosity of 
the Site from the surrounding area. 

In keeping with the objectives of the Official Plan, the 
proposed street and block network will expand and 
enhance the public realm, improve pedestrian and 
cycling networks by reducing block lengths, permit 
active street-oriented uses at grade, and provide 
adequate space for parking and servicing needs.

BUILDING PLACEMENT

New buildings will be generally sited parallel to streets, 
with consistent setbacks to provide a generous 
public realm and to support active uses at grade. 
Along Sheppard Avenue East, development will be 
set back a minimum of 3 metres from the curb edge 
to permit a generous and vibrant urban sidewalk and 
accommodate pedestrian volumes associated with 
Don Mills Station and TTC bus station. Along Fairview 
Mall Drive, development will be set back a minimum 
of 6 metres from the curb edge to permit a generous 
urban sidewalk adjacent to the new buildings.  

Although detailed building design for the whole of 
the Site has not been determined at this stage, new 
buildings will reinforce the Built Form policies of the 
Official Plan which encourage active ground floor 
uses at appropriate locations, as well as a generous 
proportion of publicly-accessible open space at the 
ground plane.

STREETS & BLOCKS

The Master Plan concept for the Site has been 
designed to create appropriately-scaled development 
blocks that break up the Site’s long frontages along 
Sheppard Avenue East, Don Mills Road, and Fairview 
Mall Drive. The proposed pattern of smaller, more 
urban blocks, will have an appropriate size and 
configuration for the built form being contemplated, 
and will permit development to proceed in a phased 

With respect to site organization, the applicable 
urban design policies and guidelines emphasize 
the importance for new development to be 
located and organized to fit with its existing 
and planned context, and to frame and support 
the public realm. CF Fairview Mall is located in 
a key development area of the Sheppard East 
Subway Corridor Secondary Plan and additional 
development on the Site is encouraged. The 
Secondary Plan provides general guideance that 
highest densities will be located closest to subway 
nodes and along the frontage of arterial roads. It 
also recognizes the need for site-specific policy to 
respond to the unique conditions of the various 
key development areas around subway stations, 
including integrating new development with TTC 
facilities.

RELEVANT POLICIES & GUIDELINES

Toronto Official Plan

3.1.2.4 Site Organization & Location
3.1.2.9-3.1.2.10 Improving the Public Realm 
through Building Design

Sheppard East Subway Corridor Secondary Plan

4.3 Density
4.4.1 Streets and Blocks
4.4.2 Building Yard Setbacks, Height and  
Massing
4.4.3 Pedestrian Connections
9.0 Implementation

Tall Building Design Guidelines

1.1 Context Analysis
1.3 Fit & Transition in Scale
2.1 Building Placement
2.2 Building Address & Entrance
2.3 Site Servicing, Access & Parking
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PHASING

New development on the Site will be phased over 
time to have a minimal disruption on the operation 
of CF Fairview Mall and to incrementally revitalize 
the Site and to provide new parks, open spaces, and 
other enhanced public realm amenities. The phases of 
development are depicted on the adjacent image. 

PHASE 1: The development will include three new 
buildings with residential uses (condominium and 
rental tenure), below-grade parking, POPS open 
space with retail activation to enhance the connection 
between the south façade of CF Fairview Mall with 
Don Mills Station and Sheppard Avenue East, and an 
extension of Parkway Forest Drive which in the future 
may be dedicated as a public street.

PHASE 2: The development includes three new 
buildings with residential (condominium and rental 
tenure), a new public park with frontage on Don 
Mills Road, below- and above-grade parking, retail 
uses, and a new public street linking a right-in, right-
out connection on Don Mills Road to the existing 
intersection of Fairview Mall Drive and Godstone 
Road.

PHASE 3: The development includes two new 
buildings with residential and retail uses, a public 
park with frontage on Fairview Mall Drive, below- and 
above-grade parking, and pedestrian and cycling 
enhancements to Fairview Mall Drive

PHASE 4: The fourth phase of development includes 
four new buildings with residential, office uses, and 
retail uses, a public park with frontage on Sheppard 
Avenue East, below- and above-grade parking, and 
public realm enhancements to Sheppard Avenue East. 
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ADDRESS & ENTRANCE 

The proposed street and block network will facilitate 
appropriate address and entrance for new buildings. 
In several cases, new buildings will have more than 
one street frontage. The Official Plan promotes main 
building entrances on prominent facades fronting 
onto streets, parks and open spaces, and there are 
ample opportunities to achieve this desired condition 
across the Site. 

The Phase 1 Zoning By-law Amendment and 
applications, and Zoning By-Law Amendments and 
applications for future phases, will demonstrate 
appropriate address and entrance design for new 
development in accordance with the applicable 
policies and guidelines.

SERVICING, ACCESS & PARKING

The Proposed Masterplan Concept provides for 
integrated parking, servicing and loading access to 
minimize their impact and to improve the safety and 
attractiveness of the public realm. 

Detailed servicing, access and parking configurations 
will be determined on a phase-by-phase basis 
through the Phase 1 ZBA and future Zoning By-law 
Amendment applications. Parking to support the 
retained mall, as well as future occupants of the new 
development, will be provided both underground and 
above-grade. Where above-grade parking is proposed, 
it will be integrated within new building podiums and 
wrapped with active uses, or otherwise screened or 
architecturally treated to have minimal visual impact 
on the public realm.
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5.3 BUILT FORM

The location of buildings on each block and provision 
of a generous public realm are the primary methods 
by which the objectives of defining public space 
and framing streets are achieved. The numerous 
tower-in-the-park apartment buildings in the area 
from the 1960s and 70s established an architectural 
vernacular for tall buildings. Recent infill development 
has incorporated elements of this vernacular, such 
as a well-defined pedestrian realm, tower elements 
coming to grade, limited vertical articulation, and few 
setbacks.

SHADOW & WIND CONDITIONS

The Official Plan states that tall towers should limit 
shadowing on the public realm and surrounding 
properties, and should ensure access to sunlight on 
the public realm and on parks and open spaces. The 
Official Plan requires new development to provide 
comfortable wind conditions at grade to preserve the 
utility and intended use of the public realm.

From a policy and guidelines perspective, the 
Proposed Masterplan Concept does not cast 
shadow on any shadow-sensitive areas, and does not 
otherwise deprive any surrounding lands of sunlight 
such that their utility is diminished. Overall, the 
shadow impact is appropriate and justified in light of 
the existing and planned context of the Site. 

A pedestrian level wind impact study was performed 
by RWDI and summarized in section 7 of this 
report. When the Proposed Masterplan Concept is 
introduced, wind conditions in most areas throughout 
the site remain similar to the existing scenario, with 
a few areas around building corners in Phase 1 
potentially requiring mitigation approaches, such as 
vertical screens and mature winter landscaping.

BUILDING TYPES

The Proposed Masterplan Concept consists of a range 
of high-rise building elements with mid-rise podium 
situated throughout the Site.  The deployment of built 
form across the Site seeks to establish a pedestrian-
scaled podium condition to frame the public realm 
and provide active uses at grade, as well as eyes on the 
street, with taller towers located above the podiums 
to contribute to a visually-appealing skyline. 

In keeping with the policies of the Sheppard East 
Subway Corridor Secondary Plan, the tallest buildings 
and greatest density on the Site will reinforce the key 
Sheppard Avenue East-Don Mills Road intersection 
and be proximate to the TTC Line 4 Sheppard Avenue 
Don Mills Station.

STREETWALL HEIGHT

Given the existing mall use of the Site, there are no 
existing buildings fronting onto public streets from 
which to establish a streetwall height. To establish 
a contextually appropriate street-wall height, the 
Proposed Masterplan Concept has consideration for 
the scale and character of nearby buildings. In Phase 
1, the proposed one-storey double-height residential 
amenity pavilion located on Sheppard Avenue East 
draws its height and scale from the adjacent Don Mills 
Subway Station entrance. In Phase 3, the height of the 
podium is complementary to the buildings located on 
the north side of Fairview Mall Drive.

SETBACKS & STEPBACKS

The Proposed Masterplan Concept seeks to define 
a generous public realm for the new development 
blocks created out of existing surface parking lots. 

The applicable policies and guidelines relating to 
built form seek to ensure that new development 
will fit harmoniously within its existing and 
planned context, define and support streets, parks 
and open spaces, and contribute to the overall 
quality of urban design in the city. To that end, the 
Proposed Masterplan Concept has been designed 
to have regard to the planned urban structure 
and built form regime outlined in the Sheppard 
East Subway Corridor Secondary Plan, with 
appropriately-designed built form to achieve an 
attractive and livable community.

RELEVANT POLICIES & GUIDELINES

Toronto Official Plan
3.1.1 The Public Realm
3.1.2.1-3.1.2.3 Site Organization & Location
3.1.2.5 Building Shape, Scale & Massing
3.1.2.11-3.1.2.13 Private & Shared Amenity 
Spaces
3.1.3.6-3.1.2.12 Built Form - Tall Buildings

Sheppard East Subway Corridor Secondary Plan

4.3 Density

4.4.1 Streets and Blocks

4.4.2 Building Yard Setbacks, Height and Massing

4.4.4 Pedestrian Comfort

Tall Building Design Guidelines
1.0 Site Context
2.0 Site Organization
3.0 Tall Building Design
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PROPOSED BUILT FORM ORGANIZATION
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5.4 MOBILITY

STREETSCAPE DESIGN

The Proposed Masterplan Concept anticipates rights of 
way generally within the range of 16-27 metres that will 
enhance mobility and create comfortable well-designed 
pedestrian oriented streetscapes. Detailed design of new 
public and private rights of way and streetscapes will be 
determined through future Zoning By-law Amendment 
applications and will accommodate an appropriate 
range of mobility needs, planting zones, and pedestrian 
clearways. 

The implementing Phase 1 ZBA proposes to enhance 
the existing internal roadways on the Site. Pedestrian 
safety for the intersection of Parkway Forest Drive 
and Sheppard Avenue East will be enhanced through 
the relocation of the northbound slip-lane into the 
intersection. Parkway Forest Drive will be extended 
further north in the Site to meet Upper Ring Driveway 
and remain unencumbered below grade to facilitate 
potential future public dedication. The northern 
development block will have access to residential 
underground parking from this extension of Parkway 
Forest Drive. The existing protected southbound 
bus transit lane leading from the TTC bus terminal 
to Sheppard Avenue East will be retained along a 
reconfigured Inner Ring Driveway. From this road, the 
northern development block will have loading and 
service access. The existing driveway from Sheppard 
Avenue East, located immediately east of the Don 
Mills Station, will be reconfigured and provide the 
southern development block with loading and service 
access, as well as access to the block's central auto 
court, from which resident underground parking is 
accessed.

Streetscapes throughout Phase 1 will enhance and 
augment the public realm by contributing trees and 
greenery as well as safe, attractive and multi-modal 
travel routes.

PUBLIC & PRIVATE STREETS

A network of public roads and private streets will exist 
across the Site to serve the retained mall as well as 
new development, as indicated on the figure to the 
right. The Proposed Masterplan Concept seeks to 
provide some streets as public roads while retaining 
others as private roads to permit underground parking 
below, and to maintain the flexibility for certain 
portions of the roads to be shifted/reconfigured over 
time should the mall footprint evolve. 

The proposed Master Plan concept for the Site 
provides that where new public streets are proposed, 
they will be conveyed to the City through future 
phase-specific planning applications including 
Rezonings and Plan of Subdivisions. 

Overall, the proposed network of public and 
private streets will facilitate efficient, multi-modal 
traffic flow into the Site with enhanced pedestrian 
permeability throughout and will blend seamlessly 
with the surrounding street grid.

 

With respect to mobility, the applicable urban 
design policies and guidelines promote efficient 
and safe movement on city streets, as well as the 
construction of infrastructure to accommodate 
active forms of transportation to achieve a 
more-sustainable modal split. In the Sheppard 
East Subway Corridor Secondary Plan, the City 
seeks to secure new public streets through the 
redevelopment of large sites to establish a finer 
grained street pattern in the area and to alleviate 
traffic pressure from busy arterial roads such as 
Sheppard Avenue East and Don Mills Road.

RELEVANT POLICIES & GUIDELINES

Toronto Official Plan
3.1.2.1 Street Organization & Location
3.1.2.9-3.1.2.10 Improving the Public Realm 
Through Building Design

Sheppard East Subway Corridor Secondary Plan

4.4.1 Streets and Blocks

4.4.2 Building Yard Setbacks, Height and Massing

4.4.3 Pedestrian Connections

4.5.2 Transportation

Tall Building Design Guidelines

2.3 Site Servicing, Access & Parking
2.6 Pedestrian & Cycling Connections
4.1 Streetscape & Landscape Design
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A

A'

PEDESTRIAN & CYCLING 
INFRASTRUCTURE

Enhanced pedestrian routes throughout the Site will 
provide viable and desirable connectivity to public 
transit facilities at Don Mills Station and peripheral 
on-street bus stops. Mid-block pedestrian connections 
will help to break up block frontages and to connect 
the interior and exterior areas of the Site. The 
Proposed Masterplan Concept creates several new 
mid-block connections including private boulevards 
and pedestrian pathways. The precise location of 
mid-block connections will be determined through 
future planning applications in relation to specific 
development proposals. 

KEY MAP

The Proposed Masterplan Concept includes cycling 
network improvements, such as the multi-use bike/
pedestrian trail along the south side of Fairview Mall 
Drive on the northeast and east Site frontages, to be 
accommodated in a proposed enhancement of the 
MTO highway setback. 

The use of high-quality paving materials and details, 
street furniture, and lighting, will be promoted for all 
pedestrian areas to achieve an attractive and durable 
public realm.

SECTION A-A' THROUGH THE SITE



71APRIL 12 , 2022

PA
RK

W
AY

 F
O

RE
ST

 D
R

FAIRVIEW MALL DR E

SHEPPARD AVE

GO
D

ST
O

N
E 

RD

D
O

N
 M

IL
LS

 R
D

H
W

Y 
40

4

LEITH HILL RD

PA
RK

W
AY

 F
O

RE
ST

 D
R

FAIRVIEW MALL DR E

SHEPPARD AVE

GO
D

ST
O

N
E 

RD

D
O

N
 M

IL
LS

 R
D

H
W

Y 
40

4

LEITH HILL RD

PROPOSED UPPER LEVEL  PEDESTRIAN CIRCULATION PROPOSED LOWER LEVEL PEDESTRIAN CIRCULATION



72 FAIRVIEW MALL REDEVELOPMENT - PLANNING JUSTIFICATION RATIONALE

5.5 PARKS & OPEN SPACE
NEW PUBLIC PARKLAND

New development will be supported by a range of new 
public parks spread across the Site, offering different 
sizes and configurations to accommodate a range of 
hard and soft landscaped areas, as well as active and 
passive recreational functions. 

The proposed public parkland to be delivered through 
the Masterplan Concept is complimented by the 
availability of existing public parks of varied character 
and scale in the area including Allenbury Gardens park,  
Parkway Forest Park, Oriole Park and Dallington Park. 
The future community that is planned around Fairview 
Mall will have access both to existing and new parks 
and open spaces as development unfolds over time.

Detailed design of new public parks will be determined 
in conjunction with future planning applications, and 
will respond to the distinct conditions and character 
of the different parts of the Site, and accommodate a 
range of users including residents, office workers and 
mall patrons. 

In conformity with the Official Plan and related urban 
design guidelines, new development will provide 
appropriate sun and shadow conditions on the public 
realm and will ensure that parks have access to an 
adequate level of direct sunlight to preserve their 
comfort and utility.

Where new development is located adjacent to a 
public park, it will be set back a minimum of 5 metres 
at grade to facilitate appropriate circulation and 
access to grade-related uses.

The Proposed Masterplan Concept provides 7,840 
sqm of new public parkland across the Site. Parkland 
dedication in Phase 1 is proposed to be met through 
cash-in-lieu. This is due to site constraints, which 
include protecting TTC bus movements through the 
site, maintaining the location of Parkway Forest Drive 
and TTC easements, replacement of CF Fairview Mall 
surface parking, significant grade changes across the 
site, retaining internal circulation on Upper Ring Drive, 
and the 'no-build' zone in Phase 4 that is currently in 
force.

Phase 2 will provide 3,600 sqm of public parkland on 
Don Mills Road north of Leith Hill Road.

Phase 3 will provide 2,540 sqm of public parkland  on 
Fairview Mall Drive at the northeast corner of the Site.

Phase 4 will provide 1,700 sqm of public parkland 
on Sheppard Avenue East, immediately east of 
Parkway Forest Drive.

The Official Plan and other city-wide urban design 
guidelines recognize the importance of parks to 
support a high quality of life and an attractive 
urban environment. This is particularly important 
for parts of Toronto such as the immediate area of 
CF Fairview Mall, which were originally developed 
for residential detached single family home 
subdivisions and tower-in-the-park apartment 
neighbourhood uses in the 1950s and 1960s. The 
policy framework for the immediate area seeks 
to secure new public parkland through private 
redevelopment to support the achievement of a 
complete community, to provide opportunities 
for civic life, active and passive recreation, and 
to contribute to environmental sustainability and 
resilience. Other publicly-accessible private open 
spaces are recognized as being an important part 
of the public realm to supplement public parks 
and to provide additional opportunities for flexible 
outdoor uses.

RELEVANT POLICIES & GUIDELINES

Toronto Official Plan
3.1.1.18-3.1.1.20 The Public Realm (Parks)
3.1.2.1-3.1.2.2 Site Organization & Location
3.1.2.9-3.1.2.10 Improving the Public Realm 
Through Building Design
3.1.2.11-3.1.2.13 Private & Shared Amenity 
Spaces
3.2.3 Parks & Open Spaces

Sheppard East Subway Corridor Secondary Plan

6.2 Parkland Dedication

Tall Building Design Guidelines

2.4 Publicly Accessible Open Space
4.1 Streetscape & Landscape Design
4.2 Sidewalk Zone
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PRIVATE OPEN SPACE

In addition to new public parks, the Proposed 
Masterplan Concept will provide ~8,780 sqm of 
additional private open space throughout the Site 
to augment the area park network and to promote 
a generously-sized and multi-purpose public realm. 
Proposed private open spaces will provide additional 
open space throughout the Site that is more flexible 
and unstructured than public parks, but still permits a 
range of active and passive recreational functions. 

The Proposed Masterplan Concept will provide a 
minimum of 14% of the gross Site area as private 
open space, which may include a mix of the following 
elements: Privately-Owned Public Space (POPS); 
outdoor amenity spaces at grade; public squares and 
plazas; and landscaped or otherwise programmed 
setbacks at grade adjacent to streets and driveways. 

Private open space will blend seamlessly with the 
public realm and will be designed with durable, high-
quality materials, as well as a range of landscaping, 
street furniture, art features and other potential 
improvements to maintain a comfortable pedestrian 
environment that can be used and enjoyed in all 
seasons.

SHOPS AT DON MILLS (CF)
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B B'

KEY MAP

MULTI-USE PATH 

Through the Proposed Masterplan Concept, a multi-
use path is proposed to be created on private and 
public lands on the south and west sides of Fairview 
Mall Drive on the northeast, east, and southeast 
frontages of the Site, including within the MTO 
highway setback where this exists. The 3.6 meter 
multi-use path will be separated from standard 
sidewalks, which in turn are set back from the curb 
with a landscaped buffer.

SECTION B-B' THROUGH THE SITE

The multi-use path will extend east from the existing 
intersection of Fairview Mall Drive and Godstone Road 
at the north of the site to the intersection of Fairview 
Mall Drive and the new proposed internal ring road 
street. It will then extend south to the intersection 
of Fairview Mall Drive and the Highway 404 off-/on-
ramps, which provide direct vehicular access to the 
eastern CF Fairview Mall parking structure and the 
internal vehicular ring road circulation system. It will 
then extend south to the intersection of Fairview Mall 
Drive and Sheppard Avenue East. Finally, it will extend 
west to the intersection of Sheppard Avenue East and 
Parkway Forest Drive.
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5.6 BLOCK CONTEXT PLAN
Recent amendments in 2020 to the Public Realm policies of the Official Plan (Section 3.1.1) introduced the requirement for a Block Context Plan. The Block 
Context Plan is described as written and drawn plans that demonstrate how the Proposed Development will be designed and planned to fit within the existing 
and/or planned public realm and built form context. The Block Context Plan Terms of Reference (June, 2019) provide further detail about the required 
contents, which are to demonstrate conformity with OP policy, anticipate community needs, and contribute to good planning and urban design. The area of 
study is to include the entirety of the master plan lands as well as all parcels across each of the streets on the perimeter of the block.

A Block Context Plan diagram has been prepared 
(adjacent page) by USI in accordance with the 
Terms of Reference to illustrate the Proposed 
Masterplan Concept (a site plan submitted with 
this application) and the interfacing adjacent 
lands. The Site represents the majority of an entire 
block bounded by Sheppard Avenue East to the 
south, Don Mills Road to the west, and Fairview 
Mall Drive to the north and east. Therefore 
most adjacent lands are located across a street 
and are not physically contiguous with the Site. 
Nonetheless, the Proposal has been designed 
to fit within the surrounding context, to extend 
the existing network of streets and development 
blocks, and to provide an appropriate new edge 
condition for the retained Fairview Mall.

SURROUNDING LANDS

North: Immediately to the north of the Site are 25 
Fairview Mall Drive, (Toronto Public Library Fairview 
branch) and 5 Fairview Mall Drive, a four-storey office 
building. These properties are zoned C3 under the 
former City of North York Zoning By-Law 7625 and 
designated Mixed-Use by the Toronto Official Plan. 
Further north, across Fairview Mall Drive, are 2775 
Don Mills Road and 8 Godstone Road, which are older 
residential towers from the mid- to late-1960s with 
heights between 34 metres to 36 metres. They have  
RM6 zoning under former City of North York Zoning 
By-Law 7625, Residential Apartment Commercial 
zoning under Toronto Zoning By-Law 569-2013, and 
Apartment Neighbourhoods by the Toronto Official 

Plan. Beside these are Allenbury Gardens Park, and 
120, 150, 170,  180, and 188 Fairview Mall Drive, 
which are recent residential buildings ranging in 
height from 32 metres to 79 metres in height. They 
are  zoned RM1 under the former City of North 
York Zoning By-Law 7625 and have Apartment 
Neighbourhood designation under the Toronto 
Official Plan.

East: To the east of the site is 245 Fairview Mall Drive, 
a commercial building 25 metres in height zoned C3 
under the former City of North York zoning by-law 
7625 and designated Mixed Use under the Toronto 
Official Plan. Highway 404, including on- and off-
ramps are also located to the east of the Site.

South: To the south of the Site is the large multi-
phased 'Emerald City' mixed-use intensification 
project. 80 Forest Manor Road (47 metres) and 
125 Parkway Forest Drive (47 metres) are two 
apartment buildings dating from the mid-1960s and 
early 1970s. More recent infill development along 
Sheppard Avenue East include 70 Forest Manor Drive 
(113 metres), 1751 (21 metres) and 1761 Sheppard 
Avenue East (26 metres and 62 metres), and 121 
Parkway Forest Drive (43 metres). These mid-rise 
and tower properties range in height from 26 to 113 
metres. The site is zoned RM6 under the former City 
of North York zoning by-law 7625 and is designated 
Mixed-Use under the Toronto Official Plan.

West: To the west of the Site on the north side of 
Leith Hill Road are three apartment buildings located 

at 24 Leith Hill Road (43 metres), 34 Leith Hill 
Road (35 metres), and 35 Esterbrooke Avenue (39 
metres). These properties feature landscaped open 
space areas at grade. They are zoned Residential 
Apartment Commercial under Toronto Zoning By-Law 
569-2013 and designated Apartment Neighbourhoods 
under the Toronto Official Plan. To the south of 
Leith Hill Road are 1650 Sheppard Avenue East (37 
metres), 2600 Don Mills Road (48 metres), and 
25 Leith Hill Road (35 metres). These are zoned 
Residential Apartment Commercial under Toronto 
zoning by-law 569-2013 and designated Apartment 
Neighbourhoods under the Toronto Official Plan.

PUBLIC REALM CONTEXT

The existing public realm is dominated by 
automobile-oriented design and infrastructure with 
adequate but insubstantial pedestrian amenity, 
reflecting the historical development in the 
1960s and 70s of this predominantly commercial-
employment Site within an automobile-dependent 
suburban area. The current Fairview Mall is 
surrounded largely by surface parking areas 
and structured parking abutting the mall but 
contains some landscaping including trees and 
gardens along the private drive, as well as some 
outdoor plazas and seating areas for patrons. The 
public realm in the vicinity of Don Mills Station is 
functional and universally accessible, but the width 
and intensity of Sheppard Avenue East and Don 
Mills Road, make for only a satisfactory pedestrian 
experience for those accessing transit.
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The Proposed Masterplan Concept anticipates 
upgraded public realm infrastructure to support a 
residential population and to provide enhanced public 
realm elements for mall patrons and employees, and 
future on-Site office workers and hotel guests.

New public parks are planned throughout the Site to 
ensure green space in future development phases, 
with appropriate sizes and configurations to support 
a range of active and passive recreational use. The 
location of parkland also contributes to breaks in 
development along key frontages (i.e. along Don Mills 
Road, Fairview Mall Drive, and Sheppard Avenue East 
in phases 2-4, respectively).

Other potential greenspaces are incorporated 
throughout the Site in the form of retail-activated 
plazas, landscaped great lawns and setbacks, and 
outdoor amenity areas. These private open spaces will 
supplement public parks with more-flexible pedestrian 
spaces incorporating hard and soft landscaping 
elements tailored to the intended programming of the 
space.  

The Proposed Masterplan Concept protects for street 
tree planting along most public and private roads to 
support the urban tree canopy and to enliven the 
pedestrian realm.  

The retention of Fairview Mall within the Proposed 
Masterplan Concept will create a new edge condition 
around the perimeter of the mall, and presents an 
opportunity to connect the mall’s internal circulation 
routes with the surrounding public realm. The 
Proposal reinforces and strengthens these desire 
lines to ensure that key mall pedestrian routes align 
with new public realm attributes and are cognizant 
of pedestrian routes to Don Mills Station during and 
outside of mall operating hours.

BUILT FORM CONTEXT

The built form context for the Site and surrounding 
area has evolved in recent years with the ongoing 
approval and development of high-rise high-density 
development occurring as infill or replacing existing 
low-density predominantly commercial uses. 

The Proposed Masterplan Concept reflects a 
pattern and scale of development that already exists 
immediately adjacent to the Site, primarily to the 
south in the ‘Parkway Forest-Emerald City’ master-
planned mixed-use residential development.

The Site is capable of supporting tall building transit-
oriented development due to its significant size, 
presence of Don Mills Subway Station, and the ability 
to locate new development to maintain appropriate 
tower separation and setbacks at grade.

The location of proposed new development on 
the Site will activate the edge conditions along 
Sheppard Avenue East and Fairview Mall Drive. This is 
particularly important along Sheppard Avenue East, 
where the Proposed Masterplan Concept will establish 
an urban rhythm of development blocks, tall buildings 
with animating uses at grade, a new public park, and 
enhanced public realm where only surface parking and 
minimal pedestrian facilities exist today.

While the Site and presence of the Don Mills Subway 
station warrant tall buildings and significant density 
that represents an atypical Avenues condition, the 
Proposed Masterplan Concept will appropriately 
respond to the condition by contributing new 
buildings sited parallel to the street with public realm-
activating building uses at grade, generous at-grade 
setbacks and retail-activated open spaces and public 
parks in future phases.

SUMMARY

The Proposed Masterplan Concept fits 
harmoniously within the existing and planned 
context of the Site and has appropriate regard 
for adjacent uses and public realm conditions 
to achieve an integrated and comprehensively-
planned development structure for the immediate 
area.

The proposed OPA to the Sheppard East Subway 
Corridor Secondary Plan enables additional 
density to be realized on the Site, optimizing 
existing transit investment and making efficient 
use of the lands surrounding Fairview Mall. 
Redevelopment is anticipated to take place over 
many years.

Future building entrances will be located throughout 
the Site to animate the surrounding public and private 
roads with “eyes on the street” with parking, servicing 
and back-of-house uses adequately screened to 
minimize undesirable impacts on the public realm. 
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3D VIEW OF PROPOSAL (HPA)
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PLANNING POLICY REVIEW 6.
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6.1 PLANNING ACT, R.S.O. 1990

PURPOSE OF THE ACT (SECTION 
1.1)

The Planning Act establishes the overall regulatory 
framework for land use planning. The purposes of the 
Act (Section 1.1) are:

• To promote sustainable economic development 
in a healthy and natural environment within the 
policy and by the means provided under this Act;

• To provide for a land use planning system led by 
provincial policy;

• To integrate matters of provincial interest in 
provincial and municipal planning decisions;

• To provide for planning processes that are fair 
by making them open, accessible, timely, and 
efficient;

• To encourage co-operation and co-ordination 
among various interests; and

• To recognize the decision-making authority and 
accountability of municipal councils in planning. 

PROVINCIAL INTEREST (SECTION 2)

Section 2 of the Planning Act identifies matters of 
provincial interest that all elected officials and land-
use related decision makers “shall have regard for”. 
There are numerous aspects in the Proposal that have 
relevance to Section 2 and must have regard for it. 
These include:

e) The supply, efficient use, and conservation of 
energy and water; 

h) The orderly development of safe and healthy 
communities; 

i) The adequate provision and distribution 
of educational, health, social, cultural and 
recreational facilities; 

g) The minimization of waste;
j) The adequate provision of a full range of housing, 

including affordable housing; 
k) The adequate provision of employment 

opportunities;
l) The protection of the financial and economic 

well-being of the Province and its municipalities; 
m) The coordination of planning activities of public 

bodies; 
n) The resolution of planning conflicts involving 

public and private interests;
o) The protection of public health and safety;  
p) The appropriate location of growth and 

development;

q) The promotion of development that is designed 
to be sustainable, to support public transit and to 
be oriented to pedestrians;

M) The promotion of built form that: 

i. Is well-designed,
ii. Encourages a sense of place, and
iii. Provides for public spaces that are of high 

quality, safe, accessible, attractive and vibrant. 

s) The mitigation of greenhouse gas emissions and 
adaptation to a changing climate;

The Act integrates matters of Provincial Interest 
into provincial and municipal planning decisions and 
requires that all decisions shall have regard to the 
matters of Provincial Interest when decision makers 
exercise their planning authority or provide advice on 
planning matters.
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PLANNING ACT SUMMARY OPINION 

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA meet the purpose of the Planning Act 
outlined in Section 1 and has regard for the Provincial 
interest in Section 2. In particular, the Proposal:

• Promotes high quality urban design and built 
form to foster a complete, safe and healthy 
community on the peripheral lands of Fairview 
Mall;

• Increases the provision of amenities and 
community facilities, including through the 
provision of open space, integrated throughout 
the site;

• Retains and reinvigorates a major employment 
generator and its associated tax revenue while 
catalyzing the attraction and fixing of capital in 
real assets.

• Considers its relationship to the existing and 
planned context of the broader Sheppard 
Avenue-Don Mills area to support both public and 
private interest;

• Provides for 4,700 new residential units 
(Proposed Masterplan Concept), including 1,416 
in Phase 1, that can accommodate a range of 
dwelling types and sizes. 

• Intensifies the use of underutilized portions of the 
mall site in an area with existing infrastructure and 
servicing, making effective use of municipal and 
provincial resources;

• Retains as much of the existing mall structure as 
possible to maximize the utility of the embodied 
energy and carbon of the built materials while 
minimizing the amount of demolition-related 
waste associated with redevelopment.

• Leverages the presence of a Don Mills Station 
on the property to encourage a sustainable and 
walkable mixed-use urban environment that 
minimizes the need for personal vehicle trips;

• Is located in an appropriate location for growth 
and development recognized through applicable 
provincial and municipal policies. 
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6.2 PROVINCIAL POLICY STATEMENT (2020)

The Provincial Policy Statement (PPS), issued in 
May 2020, provides policy direction on matters 
of provincial interest related to land use planning 
and development within Ontario. The Planning Act 
mandates that all decisions affecting land use “shall 
be consistent” with the policies in the Provincial 
Policy Statement. The PPS establishes fundamental 
principles to foster long-term prosperity, human 
and environmental health, and social wellbeing by 
endorsing intensification as a means to accommodate 
growth and increase urban vitality. 

The policy direction under the PPS aims to 
concentrate growth and development within urban 
areas, and encourage efficient, strong, livable and 
healthy communities by: promoting intensification and 
land use patterns with a mix of uses; prioritizing active 
transportation and transit; supporting cost-effective 
development standards to minimize land consumption 
and servicing; and ensuring the wise and sustainable 
use and management of resources over the long term.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA are reflective of the land use planning 
direction supported by the PPS. The sections of 
the PPS most relevant to the Proposed Masterplan 
Concept are described below.

SECTION 1.1: MANAGING & DIRECTING LAND 
USE TO ACHIEVE EFFICIENT AND RESILIENT 
DEVELOPMENT AND LAND USE PATTERNS

The policies in Section 1.1.1 outline criteria to 
achieve healthy, livable and safe communities, by 
promoting efficient development over the long-term, 
accommodating a mix and range of uses, promoting 
transit-supportive development, intensification 
and infrastructure planning to optimize transit 
investments, and ensuring necessary infrastructure 
and public service facilities to meet future needs. 

Section 1.1.2 states that sufficient land shall be made 
available to accommodate an appropriate range and 
mix of land uses to meet projected needs for a time 
horizon of up to 25 years, informed by provincial 
guidelines. However, where an alternate time period 
has been established for specific areas of the Province 
as a result of a provincial planning exercise or a 
provincial plan, that time frame may be used for 
municipalities within the area.

Section 1.1.3 directs that land use patterns in 
settlement areas shall be based on densities and a mix 
of land uses, which efficiently use land, resources, 
infrastructure and public service facilities, minimize 
air quality and climate change impacts, support 
transit and active transportation, and include a range 
of uses and opportunities for redevelopment and 
intensification.

SECTION 1.3: EMPLOYMENT

Section 1.3 promotes economic development and 
competitiveness by providing an appropriate mix and 
range of employment, institutional and broader mixed 
uses to meet long-term needs. This includes providing 
a diversified economic base by maintaining a range 
and choice of suitable sites for employment uses. 
The creation of compact, mixed-use development 
that incorporates compatible employment uses and 
housing options is also encouraged. 

The retention of the existing CF Fairview Mall will 
maintain a significant regional retail node and 
employment hub, while adding additional retail 
and office space through the Proposed Masterplan 
Concept, thereby contributing to the employment 
objectives of the PPS.

SECTION 1.4: HOUSING

The PPS directs planning authorities to provide for 
“an appropriate range and mix of housing types and 
densities required to meet projected requirements of 
current and future residents of the regional market 
area” (Policy 1.4.1). 

Policy 1.4.3 outlines the methods whereby 
planning authorities can ensure the provision of 
the appropriate range and mix of housing types 
and densities. These provisions include policies 
that address housing for transit-supportive 
communities and promote growth near existing 
or planned infrastructure and services. This policy 
states that “planning authorities shall provide for an 
appropriate range of housing types and densities to 
meet projected requirements of current and future 
residents by: 
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b) permitting and facilitating:

1. all housing options required to meet the 
social, health, economic and well-being 
requirements of current and future residents, 
including special needs requirements and 
needs arising from demographic change sand 
employment opportunities; and

2. all types of residential intensification, 
including additional residential units, and 
redevelopment in accordance with policy 
1.1.3.3;

c) directing the development of new housing 
towards locations where appropriate levels of 
infrastructure and public service facilities are or 
will be available to support current and projected 
needs;

d) promote densities for new housing which 
efficiently use land, resources, infrastructure and 
public service facilities, and support the use of 
active transportation and transit in areas where it 
exists or is to be developed; 

e) requiring transit-supportive development and 
prioritizing intensification, including corridors and 
stations; and 

f) establishing development standards for 
residential intensification, redevelopment and 
new residential development which minimize the 
cost of housing and facilitate compact form, while 
maintaining appropriate levels of public health 
and safety.

The proposed OPA seeks to enable a density that 
could realize ~4,700 residential units, with a range 
of unit sizes, types and tenures, and in a variety of 

built form typologies including a mix of mid-and 
high-rise buildings. The applicant is open to exploring 
opportunities to provide affordable housing 
contributions in conjunction with the development 
of the site, for example as an in-kind contribution in 
lieu of community benefits charges. As part of future 
Zoning Bylaw Amendments, additional community 
benefits to serve the social infrastructure may be 
considered on the site, in accordance with the City's 
priorities, up to the maximum legislated community 
benefit charge.

SECTION 1.5: PUBLIC SPACES, RECREATION, 
PARKS, TRAILS AND OPEN SPACE

Section 1.5 of the PPS addresses the need to support 
and protect public spaces, recreation, parks, trails 
and open spaces. Policies within this section direct 
healthy, active communities to be created by planning 
public streets, parks and open spaces, and facilities 
in a manner that meets the needs of pedestrians and 
facilities pedestrian and non-motorized movement.

The Proposed Masterplan Concept contributes 
to these PPS objectives by providing for several 
new public parks, introduction of an active 
transportation multi-use trail facility in the Ministry 
of Transportation ROW along the east side of the 
site adjacent to Highway 404 and public realm 
enhancements along Sheppard Avenue, Don Mills 
Road, and Fairview Mall Drive to achieve a generous 
and animated public realm. Other contributions to 
the public realm include upgraded publicly-accessible 
plaza areas serving the TTC Line 4 Don Mills subway 
station, and potential new community services and 
facilities, which will be determined through future 
Zoning By-law Amendment applications.

SECTION 1.6: INFRASTRUCTURE & PUBLIC 
SERVICES

Section 1.6 of the PPS requires that new development 
promotes efficient use of existing water, sewer 
and transportation infrastructure, including the 
encouragement of densities and land use patterns 
that minimize the length and number of vehicle trips 
and supports the use of public transit and active 
transportation.

The Proposed Masterplan Concept is located 
adjacent to existing TTC subway and regional bus 
station facilities and surface transit routes that offer 
connections to the nearby Metrolinx Old Cummer 
GO station and the York Region Transit system. 

Similarly, the Proposed Masterplan Concept will 
make use of existing civil services including water, 
stormwater and sanitary infrastructure. 

The Proposed Masterplan Concept will promote 
a land use pattern, density and mix that will allow 
residents, employees and visitors to meet their daily 
needs within a short walk, bike, or transit ride from 
the Site, in support of reduced vehicular trips and 
the future mobility network.
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PROVINCIAL POLICY STATEMENT 
SUMMARY OPINION 

The PPS anticipates and promotes growth 
and development through intensification and 
redevelopment to capitalize on existing and planned 
transit infrastructure. The Proposed Masterplan 
Concept and implementing Phase 1 ZBA are consistent 
with and support the policy objectives of the PPS. 

The Proposal is located adjacent to higher-order 
transit with existing infrastructure and public service 
facilities. The proposal provides the opportunity for 
future development to deliver compact, urban built 
form with a range of housing types and commercial 
space while maintaining and enhancing the existing 
retail uses within the existing mall to meet the current 
and future needs of the growing population of the 
Site, and the broader Sheppard Avenue-Don Mills 
Area. 

The proposal further promotes the use of public 
transit and walkability in an auto-dependent area 
through significant public realm enhancements and 
the creation of a network of parkland and open space 
to support a more livable and healthy community. 
As such, the proposal is consistent with the PPS and 
represents good planning.

SECTION 1.7: LONG-TERM ECONOMIC 
PROSPERITY

Policy 1.7.1 states that long-term economic prosperity 
should be supported through: 

a) Promoting opportunities for economic 
development and community investment 
readiness;

b) Encouraging residential uses to respond to 
dynamic market-based needs and provide 
necessary housing supply and range of housing 
options for a diverse workforce; 

c) Optimizing the long-term availability and use of 
land, resources, infrastructure and public service 
facilities; and

e) encouraging a sense of place by promoting well-
designed built form and cultural planning, and by 
conserving features that help define character, 
including built heritage resources and cultural 
heritage landscapes.

The Proposal is consistent with Section 1.7 of 
the PPS and will support the long-term economic 
prosperity of the Province and the City by 
retaining CF Fairview Mall and creating community 
development around a major regional economic 
asset.

SECTION 1.8: ENERGY CONSERVATION, AIR 
QUALITY AND CLIMATE CHANGE 

Policy 1.8.1 of the PPS directs planning authorities 
to support energy efficiency, improved air quality, 
decreased greenhouse gas emissions, and climate 
change adaptation through land use and development 
patterns. In particular, the policy seeks to: 

a) promote compact form and a structure of nodes 
and corridors;

b) promote the use of active transportation and 
transit in and between residential. Employment 
and institutional uses and other areas; 

c) focus major employment, commercial and other 
travel-tensive land uses on sites which are well 
served by transit where this exists or is to be 
developed, or designing these to facilitate the 
establishment of transit in the future; 

d) focus freight-tensive land uses to areas well 
served by major highways, airports, rail facilities 
and marine facilities; and 

e) encourage transit-supportive development and 
intensification to improve the mix of employment 
and housing uses to shorten commute journeys 
and decrease transportation congestions.

The proposal addresses policy 1.8.1 by providing a 
compact built form on an underutilized site with a 
range of residential dwelling types, office space, at-
grade retail uses (in addition to the existing retained 
CF Fairview Mall on-site today), higher order transit 
integration, and a wide variety of open space to 
promote walkability, reduce automobile dependence, 
and achieve a more-compact and urbanized built 
form.
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6.3 GROWTH PLAN, 2019 (AS AMENDED)
A Place to Grow: Growth Plan for the Greater 
Golden Horseshoe (“Growth Plan”) is a provincial 
plan that directs how regional growth in the Greater 
Golden Horseshoe should be managed, up to 2041. 
The Growth Plan includes policies addressing land 
use planning, urban form, housing, transportation, 
infrastructure, climate change, and natural 
heritage protection on a regional scale, with an 
overarching goal to maintain the region’s economic 
competitiveness.

The Government of Ontario first released the Growth 
Plan in 2006 under the terms of the provincial Places 
to Grow Act, 2005 and updated the Plan in 2017. On 
May 16, 2019, a new growth Plan (A Place to Grow: 
The Growth Plan for the Greater Golden Horseshoe) 
came into effect, replacing the Growth Plan for the 
Greater Golden Horseshoe, 2017. Subsequently, 
Amendment No. 1 (2020) to the Growth Plan for the 
Greater Golden Horseshoe 2019 was approved by 
the Lieutenant Governor in Council, Order in Council 
No 1244/2020 to take effect on August 28, 2020. 
The Places to Grow Act states that all decisions by 
municipalities under the Planning Act shall conform to 
the Growth Plan. 

The current Growth Plan builds on the initial Growth 
Plan 2006 and the subsequent Growth Plan 2017 and 
2019. It strengthens policies related to creating more 
compact, complete communities that are transit-
supportive and well served by infrastructure and 
public service facilities in order to help make it faster 
and easier to build housing for the growing population 
expected to live and work in the region. 

The Proposed Masterplan Concept and the 
implementing Official Plan Amendment reinforce 
the vision for regional growth and intensification 
articulated in the Growth Plan.

CHAPTER 1: INTRODUCTION

Section 1.2.1 of the Growth Plan provides Guiding 
Principles around how land is developed, resources 
are managed and protected, and public dollars are 
invested. The following Guiding Principles are of 
particular relevance to the Proposed Masterplan 
Concept: 

• Support the achievement of complete 
communities that are designed to support healthy 
and active living and meet people’s needs for daily 
living throughout an entire lifetime;

• Prioritize intensification and higher densities in 
strategic growth areas to make efficient use of land 
and infrastructure and support transit viability; 

• Provide flexibility to capitalize on new economic 
and employment opportunities as they emerge, 
while providing certainty for traditional industries, 
including resource-based sectors;

• Support a range and mix of housing options, 
including additional residential units and affordable 
housing, to serve all sizes, incomes, and ages 
of households; and Improve the integration of 
land use planning with planning and investment 
in infrastructure and public service facilities, 
including integrated service delivery through 
community hubs, by all levels of government;

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA are in conformity with the Guiding 
Principles of the Growth Plan and represent new, 
compact mixed-use development in a strategic growth 
area that will provide a mix of residential, office, retail 
and open space uses. The Proposal will support a mix 
and range of housing options, and integrates land 
use and infrastructure planning by leveraging the 
existence of the on-site TTC Line 4 subway station and 
regional bus station. 

The presence of higher order transit on the site establishes 
it as being within a major transportation station area 
and defined as a strategic growth area under the Growth 
Plan. The Proposed Masterplan Concept is consistent 
with Growth Plan guidance for intensification and higher 
densities to be prioritized in strategic growth areas to 
make efficient use of land and infrastructure and support 
transit viability.

CHAPTER 2: WHERE AND HOW TO GROW

Section 2.2.1 of the Growth Plan outlines how growth will 
be allocated in built-up areas, strategic growth areas, areas 
with existing or planned transit, and areas with existing 
service facilities. Policy 2.2.1.2(a) provides that the vast 
majority of growth will be directed to settlement areas with 
a delineated built boundary, existing or planned municipal 
water and wastewater systems, and can support the 
achievement of complete communities. Policy 2.2.1.2(c) 
provides that within settlement areas, growth will be 
focused within delineated built-up areas, strategic growth 
areas, and into locations where existing or planned transit 
is present, with a priority on existing or planned higher 
order transit Policy 2.2.1.4 prioritizes development in 
already established settlement areas to achieve compact, 
complete communities. These policies provide direction for 
an urban form that will optimize infrastructure, particularly 
along transit and transportation corridors, to support the 
achievement of complete communities through a more 
compact built form.

In planning and managing growth in the GGH, the Growth 
Plan, as amended by Growth Plan Amendment 1, establishes 
population and job targets within planned horizons for each 
municipality within the built-up area. Per Section 2.2.2. the 
delineated built-up area for the City of Toronto is projected 
to grow to 3.65 million people and 1.98 million jobs by 2051 
(Schedule 3).

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA conform with the policies in Section 2.1 
by providing for the optimization of underdeveloped 
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land to support population growth in an existing built-
up area through a compact, high-density mixed-use 
form of development that provides a range of housing 
options, supports investment in higher order transit, and 
contributes to a vibrant public realm and diverse open 
space network. 

The Proposed Masterplan Concept is consistent with 
the Growth Plan direction for intensification to occur 
in locations within settlement areas with a delineated 
built boundary, where municipal water and wastewater 
servicing is present, and where growth can support the 
achievement of a complete community. The Proposed 
Masterplan Concept achieves the Growth Plan objective 
for intensification to be focused in strategic growth areas 
with prioritization for the planning and zoning of high-
density mixed use compact built form development to 
occur in MTSAs, for which the Site meets this definition.

Section 2.2.4 of the Growth Plan addresses transit corridor 
and station areas, providing direction for municipalities to 
recognize priority transit corridors and major transit station 
areas as key areas targeted for growth and prioritize the 
planning and zoning of areas within walking distance of the 
station in a manner that implements the policies of the Plan. 
These areas, with existing or planned transit infrastructure, 
are strategic opportunities to reinforce the integration 
of land use and transportation through mixed-use 
intensification. Section 2.2.4.3 prescribes minimum density 
targets to different types of MTSAs, with a minimum density 
of 200 residents and jobs combined per hectare required 
for MTSAs served by subways. Section 2.2.4.8 directs all 
MTSAs to be planned and designed to be transit-supportive 
and to achieve multi-modal access to stations and nearby 
major trip generators by providing infrastructure to support 
active transportation, including sidewalks, bicycle lanes, and 
secure bicycle parking. Section 2.2.4.9 provides that in all 
MTSAs development will be supported, where appropriate, 
by planning for a diverse mix of uses, including residential 
units and affordable housing, public and private sector 
collaboration, and alternative development standards, such 
as reduced parking standards. 

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA achieve Growth Plan objectives in an area 
that meets the definition of an MTSA by providing 
mixed-use, transit-supportive intensification within 
walking distance of a station to make efficient use of 
the station and optimize investment in higher order 
transit. Through retention of CF Fairview Mall and the 
addition of residential units, the Proposed Masterplan 
Concept exceeds the required minimum density 
of people and jobs combined per hectare while 
supporting the achievement of a complete community 
in a compact built form on an underutilized strategic 
growth area site. The Proposal also provides 
appropriate active transportation infrastructure, 
including sidewalks and cycling facilities, to achieve 
multi-modal access to the station and CF Fairview 
Mall, the major trip generator in the MTSA.

Section 2.2.5 promotes planning for economic 
development and competitiveness. Policy 2.2.5.3 
states that “retail and office uses will be directed to 
locations that support active transportation and have 
existing or planned transit.”

The Proposal supports Section 2.2.4 by providing 
residential and employment intensification within 
an MTSA as contemplated by the Growth Plan and 
supports Section 2.2.5 by retaining the existing CF 
Fairview Mall and associated parking structures, and 
by contemplating the introduction of new retail and 
office uses, which will support existing higher-order 
transit.

Section 2.2.6 promotes complete communities 
and directs municipalities to plan to accommodate 
forecasted growth, achieve the minimum 
intensification and density targets, consider a range 
and mix of housing options and densities, and diversify 
the overall housing stock. In particular, Policy 2.2.6.3 
encourages multi-unit residential developments to 
incorporate “a mix of unit sizes to accommodate a 
diverse range of household sizes and incomes.”

GROWTH PLAN SUMMARY OPINION

The focus of the Growth Plan 2019 is to accommodate 
growth in the Greater Golden Horseshoe in a sustainable 
and efficient manner. Growth is prioritized to occur 
through intensification in places where the realization 
of complete transit-supportive communities can be 
achieved in strategic growth areas like MTSAs. 

The Site meets the definition of a MTSA strategic growth 
area through the presence of Don Mills subway station 
on-site. The Proposed Masterplan Concept, including 
OPA and implementing Phase 1 ZBA, respond to 
Growth Plan direction for intensification to be focused 
within strategic growth areas, including prioritization 
of planning and zoning for high-density mixed-use 
intensification in MTSAs. 

The Proposal retains Fairview Mall while adding new 
high-density residential development, employment 
uses, parks and open spaces, public realm and mobility 
enhancements. This approach supports key Growth 
Plan urban structure, intensification, and complete 
community policy goals, including: more efficient use of 
underutilized employment lands; enhancing connections 
between major trip generators and higher order transit; 
minimizing surface parking through the development of 
active transportation and transit-supportive built forms; 
integrating and aligning land use planning and economic 
development to retain and attract investment and 
employment; supporting the retail sector with compact 
built forms and intensification; and supporting housing 
choice and affordability in transit-supportive locations 
through the achievement of minimum intensification and 
density targets.

The Proposal conforms to the Growth Plan housing 
policies as it provides a range and mix of housing 
types, sizes and tenures to support a diverse range of 
family sizes and household incomes.
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6.4 TORONTO OFFICIAL PLAN

The Official Plan for the City of Toronto (the “Official 
Plan”) was adopted by Toronto City Council in 
November, 2002. The Minister of Municipal Affairs 
& Housing approved the Official Plan, in part, with 
modifications. On July 6, 2006, the Ontario Municipal 
Board (as it was then known) issued an order bringing 
the majority of the Official Plan into force. 

The Official Plan implements the Province’s planning 
policies and establishes the City’s long-term vision to 
direct growth and guide land use within Toronto. It is 
the primary planning policy tool used to guide growth 
and development in Toronto.

The Official Plan was consolidated in April, 2021, to 
incorporate official plan amendments approved since 
2006. Recently-adopted Official Plan Amendments, 
including OPA 479 and 480 which update the Official 
Plan policies related to built form and the public 
realm, have been considered in this section of the 
Policy Analysis. 

The Site is designated Mixed Use Areas on Map 19 – 
Land Use Plan, and a portion of the site is subject to 
an “Avenues” overlay as indicated on Map 2- Urban 
Structure. The relevant Official Plan policies are 
described in the following section.

CHAPTER 2.0: SHAPING THE CITY

Chapter 2 of the Official Plan—Shaping the 
City—sets out the overall patterns for growth and 
development in Toronto, including the built forms 
and transportation networks to support this growth. 
The explanatory text notes that population growth 
is needed to support economic growth and social 
development in the city and broader region. 

SECTION 2.1: BUILDING A MORE LIVABLE 
URBAN REGION

Section 2.1 describes how Toronto will work with 
neighbouring municipalities, the Province of Ontario, 
and Metrolinx, to implement the Provincial framework 
for dealing with growth across the GTA in a manner 
that focuses growth into strategic areas to optimize 
the use of existing and planned infrastructure. The 
Proposed Masterplan Concept achieves the policy 
objectives set out under Policy 2.1(1a-g), namely:

a) focuses urban growth into a pattern of compact 
centers, mobility hubs, and corridors connected 
by a regional transportation system, featuring 
fast, frequent, direct, inter-regional transit service 
with integrated services and fares; 

b) makes better use of existing urban infrastructure 
and services; 

c) results in better water quality through water 
conservation and wastewater and stormwater 
management based on watershed principles;

d) reduces auto dependency and improves air 
quality; 

e) encourages a full range of housing types in terms 
of form, tenure and affordability; and

f) increases the supply of housing in mixed use 

environments to create greater opportunities for 
people to live and work locally.

The Proposed Masterplan Concept, including Phase 
1 ZBA, help achieve the aspects of this overarching 
framework by: 

• Focusing growth in a key development area 
of the Secondary Plan, which is planned to 
accommodate new mixed-use intensification;

• Transforming an underutilized Site, beginning 
with Phase 1, into a vibrant new mixed-use 
community to make better use of existing urban 
infrastructure, transit, and services;

• Reducing automobile dependency and  
increasing the range and quality of mobility 
options to the Site and the immediate area of 
the Sheppard East Subway Corridor;

• Providing a range of housing options, including 
rental and condominium residential tenure in 
Phase 1

• Retention of CF Fairview Mall and contemplation 
of new office space to support a mixed-use 
environment where people can live and work.

Section 2.2 - Structuring Growth in the City: 
Integrating Land Use and Transportation

Section 2.2 describes the Official Plan’s vision 
for “creating a better urban environment, a 
competitive local economy and a more socially 
cohesive and equitable city through the integration 
and coordination of transportation and land use 
planning…” (Policy 2.2.1 a-c). 
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Policy 2.2(2) states that “Growth will be directed 
to the Centres, Avenues, Employment Areas and 
Downtown as shown on Map 2,” in order to achieve a 
range of city-building objectives that include:

g) use municipal land, infrastructure and services 
efficiently; 

h) concentrate jobs and people in areas well served 
by surface transit and rapid transit stations;

i) create assessment growth and contribute to the 
City’s fiscal health;

j) promote mixed use development to increase 
opportunities for living close to work and to 
encourage walking and cycling for local trips;

k) offer opportunities for people of all means to be 
affordably housed; 

l) facilitate social interaction, public safety and 
cultural and economic activity; 

m) improve air quality, energy efficiency and reduce 
greenhouse gas emissions;

n) improve surface and groundwater quality and 
restore the hydrological functions and habitat of 
streams, rivers and wetlands; and

o) protect neighbourhoods, green spaces and 
natural heritage features and functions from the 
effects of nearby development.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA support the Official Plan’s objective of 
directing growth to strategic areas. A portion of the 
Site is located along an Avenue, as shown on Map 2 
of the Official Plan, and the Site is situated within 
the Sheppard East Subway Corridor Secondary 
Plan which is intended to accommodate significant 
intensification. 

The Proposal and its implementing OPA/ZBA meet 
all of the policy objectives listed under Policy 2.2(2) 
and will facilitate a greater range of uses, supported 
by new and improved parks, open spaces, community 
amenities and other infrastructure.

Policy 2.2(3) states that the “City’s transportation 
network will be maintained and developed to support 
growth management objectives of [the] Official Plan.”

The Proposed Master Plan Development and 
implementing Phase 1 ZBA support the existing TTC 
Line 4 subway station and regional bus station on-
site. Furthermore, the Proposed Masterplan Concept 
will provide new public and private streets to allow 
for seamless multi-modal connectivity with the 
surrounding road network in the immediate area.

Section 2.2.3 - Avenues: Reurbanizing Arterial 
Corridors

Section 2.2.3 recognizes the city’s Avenues as 
“important corridors along major streets where 
reurbanization is anticipated and encouraged to create 
new housing and job opportunities while improving 
the pedestrian environment.”

Portions of the Site, along the south side on 
Sheppard Avenue East and the east side along Don 
Mills Road, are subject to an Avenues overlay on 
Official Plan Map 2: Urban Structure. The City’s 
policy framework for development along Avenues 
seeks to achieve a fine-grained and human-scaled 
form of development. Avenues are intended as 
locations for fostering growth throughout the 
city and are a significant part of the hierarchy of 
intensification. The Site is along atypical avenues 
that abut a large mixed use area where the existing 
context is dominated by surface and structured 
parking garages and a major retail use. As 
acknowledged by the Official Plan, there is no 'one 
size fits all' program for reurbanizing the Avenues. 
The Proposed Masterplan Concept and implementing 
Phase 1 ZBA, which is adjacent to Sheppard Avenue 
East, adequately address the avenue condition and 
reinforces the vision for redevelopment of avenues 
by creating new housing and job opportunities while 
improving the pedestrian environment.
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CHAPTER 3.0: BUILDING A 
SUCCESSFUL CITY

Chapter 3 of the Official Plan—Building a Successful 
City—contains policies to guide decision making 
based on the Official Plan’s goals for the human, built, 
economic and natural environments. The Official 
Plan envisions a vibrant and inclusive City and seeks 
to shape new development to achieve broad social 
benefits including a diverse range of housing forms, 
types and tenures, new parks, open spaces and other 
community services and facilities, and a mix of uses to 
support complete communities. 

Section 3.1—The Built Environment—emphasizes 
the importance of achieving strong architectural and 
urban design to achieve livable communities, a vibrant 
public realm, and to support a sense of place. The 
policies contained in this section encourage the City 
and the private sector to work together to achieve the 
City’s vision for the built environment. 

SECTION 3.1.1: THE PUBLIC REALM

Section 3.1.1, The Public Realm (as amended by 
OPA 479), focuses on the importance of the public 
realm—comprising streets, parks and open spaces—
as a shared asset, as well as the role of design that 
underpins its success. Policy 3.1.1(1) defines the 
public realm as “all public and private spaces to which 
the public has access. It is a network that includes, 
but is not limited to, streets and lanes, parks and open 
spaces, and the parts of private and public buildings 
that the public is invited into.” 

Policy 3.1.1(2) states that, “The public realm will:

a) provide the organizing framework and setting for 
development; 

b) foster complete, well-connected walkable 
communities and employment areas that meet 

the daily needs of people and support a mix of 
activities; 

c) support active transportation and public transit 
use; 

d) provide a comfortable, attractive and vibrant, safe 
and accessible setting for civic life and daily social 
interaction; 

e) contribute to the identity and physical character 
of the City and its neighbourhoods; 

f) provide opportunities for passive and active 
recreation; 

g) be functional and fit within a larger network; and 
h) contribute to the City’s climate resilience.”

The Proposed Masterplan Concept achieves the 
objectives of Policy 3.1.1(2) as it: 

• Breaks down a large, underutilized property into 
smaller development blocks that compliment 
the continued mall use while framing the public 
realm and providing active building frontages; 

• Promotes pedestrian activity throughout the 
Site and provides a range of new public parks 
and other open spaces for active and passive 
recreation; 

• Enhances the character of the Site and 
contributes to a sense of place in the immediate 
area of the Sheppard East Subway Corridor; and

• Contributes to climate resilience by providing 
new homes and jobs in proximity to higher-order 
transit while replacing significant paved surface 
parking area with new buildings incorporating 
green infrastructure as well as new parks and 
open spaces.

Policy 3.1.1(3) encourages “opportunities to expand 
and enhance the public realm in order to 

a) support existing and future populations;
b) contribute to a high quality of life for people of all 

ages and abilities; and 
c) anticipate growth and changing needs.”

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA will significantly expand the public realm 
on the Site by providing public parks and private 
open spaces to support the new development, 
the retained CF Fairview Mall, and the growing 
community in the immediate area of the Sheppard 
East Subway Corridor. 

Policy 3.1.1(6) speaks to the importance of City 
streets as “significant public open spaces which 
connect people and places and support the 
development of sustainable, economically vibrant and 
complete communities. New and existing City streets 
will incorporate a Complete Streets approach and be 
designed to perform their diverse roles by: 

a) balancing the needs and priorities of the various 
users and uses within the right-of-way, including 
provision for:

i. the safe and efficient movement of 
pedestrians of all ages and abilities, cyclists, 
transit vehicles and users, goods and services 
vehicles, emergency vehicles, and motorists 
across the network; 

ii. space for trees, landscaping and green 
infrastructure; 

iii. space for other street elements, such as 
utilities and services, snow and stormwater 
management, wayfinding, boulevard cafes, 
marketing and vending, and street furniture; 
and

iv. ensuring the safety of users of all ages and 
abilities.
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b) improving the quality and convenience of active 
transportation options within all communities 
by giving full consideration to the needs of 
pedestrians, cyclists and public transit users;

c) reflecting differences in local context and 
character; 

d) providing building access and address, as well as 
amenities such as view corridors, sky view and 
sunlight; and 

e) serving as community destinations and public 
gathering places.”

Policy 3.1.1(8) states that “New streets will be 
designed to: 

a) promote a connected grid-like network of streets 
that offers safe and convenient travel options;

b) provide connections with adjacent 
neighbourhoods;

c) extend sight lines and view corridors; 
d) divide larger sites into smaller development 

blocks; 
e) provide access and addresses for new 

development; 
f) allow the public to freely enter without 

obstruction; 
g) implement the Complete Streets approach to 

develop a street network that balances the needs 
and priorities of the various users and uses within 
the right-of-way; 

h) provide and improve the frontage, visibility, 
access and prominence of natural and human-
made features including parks, cemeteries, school 
yards and campus lands; and

i) provide access to emergency vehicles.”

Policy 3.1.1(9) states that “New streets will be public 
streets unless otherwise deemed appropriate by 
the City. Private streets, where they are deemed to 

be appropriate, will be designed to connect to and 
integrate into the broader public street network and 
meet the design objectives of new public streets.”

The Proposed Masterplan Concept aligns with 
policies 3.1.1(6) to 3.1.1(8) and will provide a mix of 
new public and private streets to meet the mobility 
needs of new residents, workers and users of the Site 
and to continue to serve the retained CF Fairview 
Mall. 

The proposed network of streets reinforces the  
existing configuration of the internal private ring 
road which encircles the retained mall through drive 
aisles located in surface parking lots and within 
enclosed parking structures. It will strengthen 
connections to the surrounding street grid while 
preserving alignments for future connectivity 
through the site if the mall were ever to be removed 
in the future.

Where streets are proposed to be private, they 
will be publicly-accessible and will be functionally 
contiguous with the public street network. The 
retention of some private streets will permit 
flexibility for replacement underground mall parking 
and for CF Fairview Mall to evolve and expand in 
response to future market conditions, which may 
require future realignment of the private streets. 
The proposed public and private streets will organize 
the larger Site into future development phases 
and smaller development blocks, and will provide 
frontage, access and address for new buildings.

Section 3.1.1(12) states that “Interior concourses, 
plazas, pedestrian mews and midblock connections, 

whether private or publicly owned, will be designed to 
complement and extend, but not to replace, the role 
of the public streets, parks and open spaces as the 
main place for civic life and pedestrian activity. They 
should be designed for users of all ages and abilities, 
comfortable, safe and integrated into the local 
network of pedestrian movement with direct access 
from the public sidewalk and clear wayfinding within.”

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA strive to provide a more-pedestrianized 
environment across the Site that offers strengthened 
pedestrian connections into the Site from the 
surrounding neighbourhood to the retained CF 
Fairview Mall, which will remain a focal point for the 
area. A mix of pedestrian plazas and connections 
will supplement the streets, parks and open spaces 
to contribute to a vibrant public realm and provide 
wayfinding opportunities.

Section 3.1.1(13) states that “Sidewalks and 
boulevards will be designed to provide safe, attractive, 
interesting and comfortable spaces for users of all 
ages and abilities by: 

a) providing well designed and coordinated tree 
planting, landscaping, amenity spaces, setbacks, 
green infrastructure, pedestrian-scaled lighting, 
street furnishings and decorative paving as part of 
street improvements;

b) locating and designing utilities within streets, 
within buildings or underground, in a manner that 
will minimize negative impacts on the natural, 
pedestrian and visual environment and enable the 
planting and growth of trees to maturity; and 

c) providing unobstructed, direct and continuous 
paths of travel in all seasons with an appropriate 
width to serve existing and anticipated pedestrian 
volumes.” 
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Policy 3.1.1(14) goes on to state “Design measures 
which promote pedestrian safety and security will 
be applied to streetscapes, lanes, parks, other public 
and private open spaces, and all new and renovated 
buildings.” 

The Proposed Masterplan Concept and the 
implementing Phase 1 ZBA will provide for street 
cross sections that include adequate space to 
accommodate the elements identified above.

Policy 3.1.1(15) states that “New and existing city 
blocks and development lots within them will be 
designed to:

a) expand and enhance the public realm network; 
b) have an appropriate size and configuration for 

the proposed land use, scale of development and 
intended form of buildings and open space;

c) enhance the walking and cycling networks by 
minimizing block lengths where appropriate, 
providing new and enhanced pedestrian and 
cycling connections, and integrating development 
with the local pedestrian and cycling networks; 

d) promote street-oriented development with 
buildings fronting onto and having access and 
address from street and park edges; 

e) provide adequate room within the development 
lot or block for parking and servicing needs, 
including the provision and extension of public 
lanes for service and delivery access where 
technically feasible and appropriate;

f) identify opportunities and provide for the 
integration of green infrastructure; and 

g) allow for incremental, phased development.”

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA reinforce the policies set out in 3.1.1.15 
by establishing a network of streets, open spaces 
and pedestrian connections that expands the public 
realm and contributes to more connected pedestrian 
and cycling networks (a, c). The blocks have been 
scaled to support a broad mix of uses and building 
types, support active uses at street level and contain 
buildings massed to meet directions contained 
within the Tall Building Design Guidelines (b, d). 
This network will be expanded over time through the 
phased development of the site (g).

Policy 3.1.1(18) states that “New parks and open 
spaces will be located and designed to:

a) connect and extend, wherever possible, to 
existing parks, natural areas, and other open 
spaces such as school yards; 

b) consider opportunities for future expansion of 
the park or open spaces onto adjacent sites with 
redevelopment potential; 

c) provide a comfortable setting with wind and 
sunlight conditions that promote use and 
enjoyment of the space for community events 
and by users of all ages and abilities; 

d) provide appropriate spaces for a variety of active 
and passive recreation, as well as productive 
recreation such as community gardening; and

e) emphasize and improve unique aspects of the 
community’s identity and character, including 
natural and human-made heritage.” 

Policy 3.1.1 (19) states that “Parks and publicly 
accessible open spaces such as POPS and schoolyards 
should be made prominent, visible, functional and 
accessible by:

a) a. locating parks and publicly accessible open 
spaces on appropriate public street frontages to 
establish direct visual and physical access; and 

b) promoting buildings that face parks and open 
spaces and have active uses along the frontages.”

The Proposed Masterplan Concept will provide a 
range of public parks and other open spaces to serve 
the Site and immediate area of the Sheppard East 
Subway Corridor. The proposed parks and open 
spaces have been allocated across the Site to provide 
an even distribution of functional spaces to support 
a variety of active and passive recreational activities. 

The proposed new public parks will be conveyed 
to the City through the development process. The 
parks have a high degree of frontage and visibility 
from existing public streets, and from the proposed 
network of public and private streets through the 
Site. The building placement and massing provides 
for active uses at grade fronting onto the parks 
and open spaces as well as adequate setbacks for 
maintenance and access purposes. 

Phase 1 will provide for new parkland dedication 
through cash in lieu. This approach is the result 
of constraints on the boundaries and block plan 
that preclude the creation of a public park of 
an appropriate size and location, or through 
its provision would result in the remainder of 
the development site not being suitable for 
redevelopment. Such constraints include ongoing 
TTC bus operations through Phase 1 and TTC 
easements, retention of CF Fairview Mall and 
adjacent TTC and mall parking structures, grade 
changes across the site, and the mall 'no-build' 
zone that is currently in force and prevents the 
realignment of Parkway Forest Drive on the Site.

Additional information about the planned 
programming and design development for the 
proposed parks and open spaces in future phases 
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will be provided at the Zoning By-law Amendment 
application stage as incremental redevelopment of 
the Site occurs.

3.1.1 (20) Privately Owned Publicly-Accessible Spaces 
(POPS) are spaces that contribute to the public realm 
but remain privately owned and maintained. POPS do 
not replace the need for new public parks and open 
spaces. POPS provided through development will: 

a) generally be publicly accessible and may include 
temporary commercial uses which animate the 
POPS; 

b) be designed and programmed for users of a 
variety of ages and abilities to serve the local 
population; 

c) be sited in highly visible locations; 
d) be sited and designed to be seamlessly integrated 

and connected into the broader public realm;
e) include new trees, seating, public art, landscaping 

and integrating of stormwater capture where 
appropriate; 

f) include the City’s POPS signage identifying the 
space as being publicly-accessible; and 

g) be informed by the City’s Urban Design Guidelines 
for Privately Owned Publicly- Accessible Spaces.

Policy 3.1.1(21) states that “A public square is a 
special open space type primarily defined at its edges 
by streets and/or civic buildings. Its unique urban form 
with high visibility and access allows it to be a social 
and civic gathering space that provides opportunities 
for social interaction, entertainment, cultural events 
and flexible programming that enhance the daily 
lives of residents and workers. Public squares are 
a desirable form of open spaces because of their 
spaciousness, prominence and easy access. Public 
squares should be designed to:

a) be integrated with the broader public realm at a 
scale appropriate for the surrounding context; 

b) have significant street frontage and direct 
pedestrian connections to the public sidewalk; 

c) support a variety of programming such as flexible 
hardscaped areas, gardens and lawns, fountains 
or other water features, concert facilities and 
stages, public buildings and washrooms, small 
outdoor game areas, seating areas and places to 
eat, depending on their size and location; and 

d) support temporary facilities such as small-scale 
retail kiosks and vendors, temporary markets, 
performance and exhibit spaces, and a range of 
other facilities.” 

Although not defined as “public squares”, the 
Proposed Masterplan Concept will provide a range 
of publicly-accessible open spaces that share many 
similar characteristics in terms of their intended 
function, visibility and prominence, and their 
objective of activating the Site for social interaction, 
gathering, entertainment and flexible programming. 

Phase 1 proposes to create 978 sqm of publicly 
accessible private open spaces, including a 
pedestrian connection through the proposed open 
space of the Phase 1 redevelopment from the 
north part of the Don Mills subway station, through 
landscaped open space to the south entrance of CF 
Fairview Mall at the north boundary of Phase 1. This 
privately owned publicly-accessible space is intended 
to function as a 'public room' with activation 
resulting from pedestrian through travel, adjacent 
retail, and the Village Green Plaza. It will be visible, 
highly accessible, and seamlessly integrated into the 
public realm of Phase 1 and its new streets. 

Policy 3.1.1(27) states that “Access to publicly 
accessible spaces and buildings will be ensured by:

a) creating and maintaining a connected network of 
streets, parks and open spaces with unobstructed 
pedestrian clearways and curb cuts at corners on 
all City streets; 

b) requiring that plans for all new and altered 
buildings, transit facilities and public works meet 
City and Provincial accessibility standards; and 

c) retrofitting over time all existing City owned 
buildings that are open to the public and open 
spaces to make them accessible to users of all 
ages and abilities, and encouraging the owners 
of private buildings and spaces to do likewise 
through public education and retrofit programs.”

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA will provide for broad public access 
through the Site at grade to support future residents 
and workers as well as people traveling to CF Fairview 
Mall. Publicly-accessible spaces at grade will be 
designed to be universally accessible to all users.

Phase 1 will create two new blocks with a high quality 
and connected public realm, including a large-scale 
continuous pedestrian public realm corridor between 
the north side of Don Mills Subway Station and the 
southern entrance to CF Fairview Mall. 

3.1.2 – BUILT FORM

Section 3.1.1, The Public Realm (as amended by OPA 
480) recognizes the critical role that built form plays 
in creating vibrant communities and comfortable 
urban environments. This Section of the Official Plan 
provides policy direction for site organization and 
location, building shape, massing and scale, improving 
the public realm through building design, and providing 
appropriate private and shared amenity spaces. 
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Site Organization & Location

Policy 3.1.2(1) states that “Development will be 
located and organized to fit with its existing and 
planned context. It will frame and support adjacent 
streets, lanes, parks and open spaces to promote 
civic life and the use of the public realm, and to 
improve the safety, pedestrian comfort, interest and 
experience, and casual views to theses spaces from 
the development by: 

a) generally locating buildings parallel to the street 
or along the edge of a park or open space with 
consistent front yard setbacks; 

b) providing additional setbacks or open spaces at 
the following locations, where appropriate:

i. street intersections;
ii. prominent destinations;
iii. parks and open spaces;
iv. transit stops;
v. natural areas;
vi. sites that end a street corridor; and
vii. areas with high pedestrian volumes.

c) locating main building entrances on the 
prominent building facades so that they front 
onto a public street, park or open space, are 
clearly visible and directly accessible from a public 
street;

d) providing ground floor uses, clear windows and 
entrances that allow views from and, where 
possible, access to, adjacent streets, parks and 
open spaces; 

e) preserving existing mature trees wherever 
possible and incorporating them into the 
development site; and 

f) providing comfortable wind conditions and air 
circulation at the street and adjacent open spaces 
to preserve the utility and intended use of the 
public realm, including sitting and standing.”

The Proposed Masterplan Concept has been planned 
and designed to fit within the existing and planned 
context of the Site and to frame the public realm by 
placing buildings parallel to streets, parks and open 
spaces. 

Phase 1 creates two new blocks and the location 
and orientation of buildings on these blocks has 
been planned to frame existing and new streets 
and driveways, provide for a generous public 
realm, support intuitive wayfinding between Don 
Mill Subway Station and the Mall, and promote 
pedestrian activity at grade through building design, 
uses, and programmatic activation of new open 
spaces. 

Policy 3.1.2(2) indicates that “Development will 
provide accessible open space, where appropriate. On 
blocks that have access to direct sunlight and daylight, 
development will prioritize the provision of accessible 
open space in those locations.”

The Proposed Masterplan Concept will provide new 
public parks and private open spaces with adequate 
access to sunlight to facilitate a comfortable 
pedestrian microclimate and to optimize the utility 
of the open spaces at all times of the year.

Phase 1 will provide 978 sqm of private open space, 
the locations for which have been planned and 
designed to provide access to direct sunlight.

With respect to parking, loading and servicing, policy 
3.1.2 (4) states that “Development will locate and 
organize vehicle parking, vehicular access and ramps, 

loading, servicing areas, and utilities to minimize their 
impact and improve the safety and attractiveness of 
the public realm, the site and surrounding properties 
by: 

a) using shared service areas where possible within 
development blocks, including public lanes, 
shared private driveways, and service courts; 

b) consolidating and minimizing the width of 
driveways and curb cuts across the public 
sidewalk;

c) integrating services and utility functions within 
buildings, where appropriate; 

d) providing underground parking, where 
appropriate; 

e) limiting new, and removing existing, surface 
parking and vehicular access between the 
front face of a building and the public street or 
sidewalk; and 

f) limiting above-ground parking structures, 
integrating them within buildings, and providing 
active uses and attractive building facades along 
adjacent streets, parks and open spaces.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA have been planned to include the 
redevelopment of existing surface parking lots on 
the Site. The masterplan envisions that phase of 
development will provide for the required amount of 
parking below-grade or in above-ground structures 
integrated into buildings, and incorporating design 
that minimizes impacts associated with loading, 
servicing, and parking access.

The Phase 1 ZBA provides underground parking for 
on-site residents and mall users. On each Phase 1 
block sidewalks are crossed by a single driveway 
providing resident parking access and a single 
driveway providing combined building loading and 
servicing, which is hidden inside the building bases 
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to mitigate visual impacts. The underground parking 
level for mall users will be connected to the existing 
underground mall parking system and accessed 
therefrom. 

Building Shape, Scale & Massing

Policy 3.1.2(5) states that “Development will be 
located and massed to fit within the existing and 
planned context, define and frame the edges of the 
public realm with good street proportion, fit with the 
character, and ensure access to direct sunlight and 
daylight on the public realm by: 

a) providing streetwall heights and setbacks that fit 
harmoniously with the existing and/or planned 
context; and 

b) stepping back building mass and reducing building 
footprints above the streetwall height.”

Policy 3.1.2(6) states that “Development will be 
required to provide good transition in scale between 
areas of different building heights and/or intensity of 
use in consideration of both the existing and planned 
contexts of neighbouring properties and the public 
realm.”

Policy 3.1.2(7) states that “Transition in scale will 
be provided within the development site(s) and 
measured from shared and adjacent property line(s).”

Policy 3.1.2(8) states that “Where development 
includes, or is adjacent to, a park or open space, 
the building(s) should be designed to provide good 
transition in scale to the parks or open spaces to 
provide access to direct sunlight and daylight.”

The building shape, scale and massing will be 
articulated at each phase through rezoning 
applications. In Phase 1 the proposed ZBA provides 
a built form that is compatible with the existing and 
planned context of the Site and immediate area 
of the Sheppard East Subway Corridor. Podium 

elements will contribute to framing the public realm 
to establish comfortable pedestrian conditions, 
while tower building elements will be sited to provide 
appropriate conditions with respect to massing, 
wind, shadows and privacy. Additional information 
is included in Section 5 of this report (Urban Design 
Analysis).

Improving the Public Realm Through Building 
Design

Policy 3.1.2 (9) outline criteria for the design of 
new building facades visible from the public realm, 
encouraging high-quality architectural design that 
respects and reinforces the existing and planned 
context. Policy 3.1.2(10) emphasizes the role of new 
development in promoting civic life and providing 
pedestrian amenity in the public realm.

The Proposed Masterplan Concept and Phase 1 
ZBA reinforce the objectives of the Official Plan to 
improve the public realm through building design. 
The buildings in Phase 1 include extensive glazing 
at grade to provide visibility between sidewalks and 
plazas of the public realm and the interior uses, such 
as residential lobbies, indoor amenity space, short- 
and long-term bicycle storage facilities, and the 
proposed commercial retail unit. The 'Village Green' 
and plaza associated with the Phase 1 private open 
spaces are activated in part by the proposed retail 
spaces. Its parallel purpose is as a grade-separated 
pedestrian corridor between Don Mills Subway 
Station and CF Fairview Mall.

Private and Shared Amenities

Policies 3.1.2 (11-13) outline requirements for indoor 
and outdoor shared amenity spaces to meet resident 
amenity needs arising from Proposed Masterplan 
Concept and to respond to the needs of residents of 
all ages and abilities over all times of the year.

The Phase 1 ZBA provides 3,367 sqm of indoor 
amenity space (2.33 sqm/unit for rental and 2.41 
sqm/unit for condominium) and 2,493 sqm of 
outdoor amenity space (2.03 sqm/unit for rental 
and 1.59 sqm/unit condominium) in appropriate 
locations to the meet the needs of its residents. 

3.1.3 – BUILT FORM – BUILDING TYPES

Policy 3.1.3(1) states that “A mix of building types 
is encouraged on sites that can accommodate more 
than one building. Where a development includes 
more than one building, the site will be designed to 
ensure appropriate site organization and building 
locations that: 

a) provide parcels of appropriate size and shape for 
the mix of building types; 

b) define and support existing and proposed streets, 
lanes, parks and open spaces at appropriate 
scales; 

c) ensure appropriate spacing of buildings; and 
d) ensure appropriate transition in scale between 

buildings of different scales and types and other 
lower-scaled uses.”

Tall Buildings

The Proposed Masterplan Concept reflects a 
predominantly tall building form of development, with 
pedestrian-scaled podium elements to break down 
the massing of buildings into discrete elements and to 
frame the public realm. 

Policy 3.1.3(7) states that “Tall buildings are generally 
greater in height than the width of the adjacent right-
of-way.”

Policy 3.1.3(8) states that “Tall buildings should 
typically be designed to consist of three parts – a base, 
a tower and a top – carefully integrated into a single 
whole.”
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Policy 3.1.3 (9) states that “The base portion of tall 
buildings should 

a) respect and reinforce good street proportion and 
pedestrian scale; and 

b) be lined with active, grade-related uses.” 

Policy 3.1.3(10) indicates “The tower portion of a tall 
building should be designed to: 

a) reduce the physical and visual impacts of the 
tower onto the public realm; 

b) limit shadow impacts on the public realm and 
surrounding properties; 

c) maximize access to sunlight and open views of the 
sky from the public realm; 

d) limit and mitigate pedestrian level wind impacts; 
and 

e) provide access to daylight and protect privacy in 
interior spaces within the tower.”

Policy 3.1.3(11) states that “Policies 3.1.3.10 a) 
through 3.1.3.10 e) should be achieved by:

a) stepping back the tower from the base building; 
b) generally aligning the tower with, and parallel to, 

the street; 
c) limiting and shaping the size of tower floorplates 

above base buildings; 
d) providing appropriate separation distances from 

side and rear lot lines as well as other towers; and
e) locating and shaping balconies to limit shadow 

impacts.”

Policy 3.1.3 (12) – The top portion of a tall building 
should be designed to: 

a) integrate roof top mechanical systems into the 
building design; 

b) contribute to the surrounding skyline identity and 
character; and

c) avoid up-lighting and excessive lighting.”

The Proposed Masterplan Concept anticipates the 
future development of tall buildings across the Site, 
including the three tall buildings proposed in the 
Phase 1 ZBA. Tall buildings are located strategically 
across the Site to reinforce the objectives of the 
Official Plan policies in Section 3.1.3 and Sheppard 
East Subway Corridor Secondary Plan development 
policies 4.1(e) directing the highest densities to 
generally be located at subway nodes. Block sizes 
have been scaled to support the development of tall 
buildings that frame the public realm, as specified 
within the Official Plan and the Tall Building Design 
Guidelines.

Phase 1 includes three tall buildings, the design 
for which reflect Tall Building Design Guideline 
recommendations for using the three integrated 
components of a tower - the base building, tower, 
and top - to frame existing and planned streets, 
driveways, and the public realm, provide appropriate 
vertical articulation, and positively enhance the city 
skyline.

SECTION 3.2 - THE HUMAN ENVIRONMENT

Section 3.2—The Human Environment—contains 
the Official Plan’s policies to support the creation of 
strong communities as the foundation of a healthy 
city that meets the needs of all Torontonians. This 
Section is organized into subsections dealing with 
housing, community services and facilities, and 
parks and open spaces. 

3.2.1 – HOUSING

Policy 3.2.1(1) states that “A full range of housing, 
in terms of form, tenure and affordability, across the 
City and within neighbourhoods, will be provided and 
maintained to meet the current and future needs of 

residents. A full range of housing includes: ownership 
and rental housing, affordable and mid-range rental 
and ownership housing, social housing, shared and/or 
congregate-living housing arrangements, supportive 
housing, emergency and transitional housing for 
homeless people and at-risk groups, housing that 
meets the needs of people with physical disabilities 
and housing that makes more efficient use of the 
existing housing stock.”

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

Policy 3.2.1(9) states that large residential 
developments (on sites generally greater than 5 
hectares) provide an opportunity to achieve a mix of 
housing in terms of types and affordability, including in 
higher-density dwelling forms, and with the provision 
of affordable housing as a priority community benefit.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA will contribute to a diverse range of 
housing types, tenures and unit sizes, to support 
residents at many different life stages and with a 
range of incomes. 

The proposed Phase 1 ZBA responds to this policy 
through the provision of 550 rental tenure units, 
of which 50% are two- or three-bedroom units 
suitable for families. Overall, 42% of residential units 
proposed in Phase 1 will be two- or three-bedroom 
units.

The applicant is open to exploring opportunities 
to provide affordable housing contributions in 
conjunction with the development of the site, for 
example as part of a community benefits charge.
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3.2.2 – COMMUNITY SERVICES & FACILITIES

Policy 3.2.2(7) states that “The inclusion of 
community services facilities will be encouraged in 
all significant private sector development across 
the City through development incentives and public 
initiatives.”

It is expected that community benefits for the 
Proposed Masterplan Concept will be provided in 
accordance with the applicable legislative framework 
in place at the time of the implementing zoning by-law 
amendments. 

The proposed redevelopment of the Phase 1 lands 
will provide community benefits in accordance with 
the applicable framework for Community Benefits 
Charges (CBC), which may include funding or in-kind 
contributions toward affordable ownership or rental 
housing units, amounting to the prescribed maximum 
4% of the land value.

3.2.3 – PARKS & OPEN SPACES

The Official Plan recognize the importance of 
Toronto’s parks and open spaces to the vitality of the 
city, stating that the park system will be maintained, 
enhanced and expanded, particularly in areas of 
growth. Policy 3.2.3(1) states that new parks will 
be designed to a high quality to promote user 
comfort, safety, accessibility and year-round use, 
and to accommodate a variety of active and passive 
recreational functions. Policy 3.2.3(2) states that 
adverse effects of new development on adjacent parks 
will be minimized to preserve their utility. 

Parkland dedication requirements are set out in 
policies 3.2.3(4-5), including whether or not a site 
is subject to the alternative parkland dedication rate. 
For sites greater than 5 hectares in size, the parkland 
dedication requirement will not exceed 20% of the site 
area net of conveyances for public roads.

The Site is subject to the alternative parkland 
dedication rate under the Official Plan which, 
given the size of the site (5+ ha) caps the parkland 
requirement at 20% of the net site area. The 
Proposed Masterplan Concept and implementing 
Phase 1 ZBA provide for at least ~12% of the net 
developable Site area to be conveyed as public 
parkland, with the remainder of the parkland 
requirement to be satisfied by a cash-in lieu 
contribution.

The Proposed Masterplan Concept will provide over 
7,840 sqm  of parkland, and includes three new 
public parks envisioned to be delivered in phases 
2, 3, and 4 to provide an adequate supply of soft-
scaped and hardscaped areas for active and passive 
recreation. New buildings will be sited in proximity 
to the parks and open spaces to frame them and 
to provide opportunities for active fronting uses to 
animate the parks and provide casual overlook.

Proposed public parkland will be conveyed to the 
City on a phased basis through the development 
approvals process. In addition to parkland, additional 
other open space will be provided throughout the 
development Site, amounting to approximately 14% 
of the net developable Site area, and also provided 
on a phased basis.

Phase 1 contributes to the open space character 
of the Proposed Masterplan Concept primarily 
through the provision of 978 sqm of private open 
space, representing 20% of the total Phase 1 area. 
Phase 1 will provide for new parkland dedication 
through cash in lieu. This approach is the result 
of constraints on the boundaries and block plan 
for Phase 1 that preclude the creation of a public 
park of an appropriate size and location, or 
through its provision would result in the remainder 
of the development site not being suitable for 
redevelopment. Such constraints include ongoing 

TTC bus operations through Phase 1 and TTC 
easements, retention of the Mall and adjacent TTC 
and mall parking structures, grade changes across 
the site, and the Mall 'no-build' zone currently in 
force that prevents the realignment of Parkway 
Forest Drive on the Site.

3.5.3 – THE FUTURE OF RETAILING

Section 5 of the Official Plan promotes a robust retail 
sector, while recognizing that flexibility is needed in 
response to the changing retail landscape. 

Policy 3.5.3(1) states that a strong and diverse retail 
sector will be supported by providing a broad range 
of retail and shopping opportunities in a form that 
promotes pedestrian and transit use. Policy 3.5.3(2) 
highlights the ways in which retail areas will be 
improved, including: 

a) providing a high quality public realm which 
promotes local identity and is comfortable and 
connected to a network of public streets serving 
pedestrians, cyclists, transit, cars and trucks; 

b) encouraging high quality retail development of a 
type, density and form that is integrated with the 
existing and planned context of the area;

c) improving public amenities such as transit and 
parking facilities, street furniture and landscaping; 
and 

d) encouraging retailing in more intensive formats.

The Proposed Masterplan Concept retains and 
enhances the existing CF Fairview Mall and 
supporting parking structures, recognizing its 
importance as a regional shopping destination 
and a retail, social and entertainment hub for the 
surrounding community in the immediate area of the 
Sheppard East Subway Corridor. 
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The Proposed Masterplan Concept seeks to create 
a community around a significant existing retail 
presence and employment node. The retention of 
the mall at the centre of the proposed high density 
compact built form transit-supportive community 
will result in the creation of a comprehensive 
mixed-use Site. The removal of surface parking 
lots and replacement with a block and street 
network, including a high quality public realm 
corridor between Don Mills Subway Station and the 
entrance to CF Fairview Mall, will greatly enhance 
the pedestrian accessibility of the significant existing 
retail presence of the mall to new and existing area 
residents.

The Phase 1 ZBA proposes 539 sqm of non-
residential uses. This includes a 212 sqm retail unit 
at grade on the north side of the podium of Tower 
R1 opposite CF Fairview Mall, a 89 sqm amenity/
retail unit at grade on the southeast corner of the 
podium of Tower R1, and a 235 sqm freestanding 
retail pavilion located in the Village Green Plaza that 
provides enhanced pedestrian connectivity between 
the north side of Don Mills Road Subway Station and 
CF Fairview Mall.

The Proposed Masterplan Concept will provide 
resident-serving retail spaces at strategic locations to 
support future residents and workers on the Site and 
surrounding neighbourhood while complimenting 
the retail offerings of CF Fairview Mall.

CHAPTER 4.0: LAND USE 
DESIGNATIONS

Chapter 4 of the Official Plan—Land Use 
Designations—contains policies for the various land 
use designations that apply across the City which, with 
the Land Use Maps, implement the City’s strategy or 
managing change set out in Chapters 2 and 3.

The Subject Site is designated Mixed Use Areas. 

Section 4.5–Mixed Use Areas—sets out the Official 
Plan’s policies for lands with the Mixed Use Areas 
designation. Mixed Use Areas are identified as 
locations for residential and employment growth, 
where a broad range of commercial, residential, 
institutional and open space uses are encouraged. 
Policy 4.5(2) directs new development in Mixed Use 
Areas to:

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

b) provide for new jobs and homes for Toronto’s 
growing population on underutilized lands in the 
Downtown and Central Waterfront, Centres, 
Avenues and other lands designated Mixed Use 
Areas, creating and sustaining well-paid, stable, 
safe and fulfilling employment opportunities for 
all Torontonians; 

c) locate and mass new buildings to provide 
a transition between areas of different 
development intensity and scale, as necessary to 
achieve the objectives of this Plan, through means 
such as providing appropriate setbacks and/or a 
stepping down of heights, particularly towards 
lower scale Neighborhoods; 

d) locate and mass new buildings so as to 
adequately limit shadow impacts on adjacent 
Neighbourhoods, particularly during the spring 
and fall equinoxes; 

e) locate and mass new buildings to frame the 
edges of streets and parks with good proportion 
and maintain sunlight and comfortable wind 
conditions for pedestrians on adjacent streets, 
parks and open spaces; 

f) provide an attractive, comfortable and safe 
pedestrian environment; 

g) have access to schools, parks, community 
centres, libraries and childcare; 

h) take advantage of nearby transit services; 
i) provide good site access and circulation and an 

adequate supply of parking for residents and 
visitors;

j) locate and screen service areas, ramps and 
garbage storage to minimize the impact on 
adjacent streets and residences; 

k) provide indoor and outdoor recreation space for 
building residents in every significant multi-unit 
residential development; 

l) provide opportunities for energy conservation, 
peak demand reduction, resilience to power 
disruptions and small local integrated energy 
solutions that incorporate renewables, district 
energy, combined heat and power or energy 
storage; and 

m) provide opportunities for green infrastructure 
including tree planting, stormwater management 
and green roofs.”

The Proposed Masterplan Concept satisfies all 
aspects of the development criteria for Mixed Use 
Areas as set out in Policy 4.5(2) and will transform 
large expanses of surface parking lots over time into 
new buildings accommodating a range of residential, 
retail and office uses, supported by new parks, open 
spaces, and potential community infrastructure. 

The Proposed Masterplan Concept provides new 
homes and jobs in a transit supportive location 
that will help reduce automobile dependency while 
providing adequate parking to meet the needs of 
residents, visitors, and the requirements of the 
retained CF Fairview Mall. 
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New buildings are appropriately located and massed 
to frame streets, new parks, and open spaces. 
The new blocks and streets will provide a safe and 
high-quality public realm with enhanced pedestrian 
connection between the Don Mills subway station 
and CF Fairview Mall.

The proposed Phase 1 ZBA and zoning by-law 
amendment applications for future phases of 
redevelopment will describe site-specific standards 
for development with appropriate scale, form 
and massing to adequately limit shadow and wind 
impacts on the public realm. 

OFFICIAL PLAN SUMMARY OPINION 

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA conform to the policies of the 
Official Plan and would achieve a scale and form of 
development that is consistent with the planned urban 
structure. The Proposed Masterplan Concept and 
Phase 1 proposal appropriately reflect the Site’s Mixed 
Use Areas designation and location along a designated 
Avenue.

The Proposal contributes to the integration of 
land use and transportation planning by placing 
new development in proximity to existing higher 
order transit and regional surface transit, thereby 
supporting the viability of transit and the range of 
mobility options to the Site and surrounding area. 

The proposed OPA to the Sheppard East Subway 
Corridor Secondary Plan seeks to enable greater 
density to be realized on the site, optimizing existing 
transit investment, and making efficient use of the 
lands surrounding Fairview Mall. Redevelopment is 
anticipated to occur incrementally through future 
phase-by-phase rezoning applications, beginning with 
the proposed Phase 1 ZBA. 

The Proposed Masterplan Concept and Phase 1 ZBA 
defines and supports a vibrant public realm that will 
contribute to the formation of a distinct identity for 
the Site and the immediate area of the Sheppard East 
Subway Corridor. The public realm consists of a range 
of parks, open spaces, and enhanced multimodal 
streets to provide a pedestrian-friendly environment 
and facilitate efficient multi-modal access. Phase 1 
proposes to significantly enhance the quality, breadth, 
and safety of the public realm through the creation of 
new development blocks and an activated pedestrian 
corridor between Don Mills Subway Station and the 
southern entrances of Fairview Mall.

The provision of three new public parks and a 
significant amount of other publicly-accessible private 
open spaces will enhance the area’s open space 
network and allow for a range of active and passive 
recreational functions for the Site’s diverse range of 
users. 

The Proposed Masterplan Concept envisions an 
appropriate range of housing. Phase 1 includes 1,416 
studio, one-, two-, and three-bedroom homes., with 
over 30% 2-bedroom units and 10% 3-bedroom. 

By retaining the existing Fairview Mall and reinforcing 
its prominence in the immediate area of the Sheppard 
East Subway Corridor, the Proposal achieves the 
Official Plan retail policies which acknowledge the 
shifting nature of retailing to a more urbanized 
format and the need to plan for evolving mall sites 
throughout the City.

Overall, the Proposed Masterplan Concept, OPA to 
the Sheppard East Subway Corridor Secondary Plan, 
and implementing Phase 1 ZBA conform to the City’s 
Official Plan and represent good planning and urban 
design.
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6.5 SHEPPARD EAST SUBWAY CORRIDOR 
SECONDARY PLAN

Toronto City Council adopted the Sheppard 
East Subway Corridor Secondary Plan in 1999 to 
implement a planning and urban design framework for 
the Sheppard Avenue East area.

Broadly speaking, the Sheppard East Subway Corridor 
Secondary Plan sets out a planning framework 
to direct and ensure quality development along 
the Sheppard East Subway Corridor in support 
of significant public investment in the TTC Line 4 
subway. Development is to be primarily focused in 
four key development areas, which are primarily Mixed 
Use Areas and anchored by the Bayview (Area ‘A’ 
Bayview Node), Bessarion (Area ‘B’ Bessarion Node), 
Leslie (Area ‘C’ Leslie Node), and Don Mills (Area ‘D’ 
Don Mills Node) subway stations.

The Secondary Plan applies to the lands bounded by 
Willowdale Avenue to the west, Highway 401 to the 
south, Highway 404 to the east, approximately an 
east to west alignment north of Fairview Mall Drive, 
Esterbrooke Avenue, Clareville Crescent, Foxwarren 
Drive, and Hollywood Road. 

The following section describes how the proposed 
OPA and Phase 1 Zoning By-Law Amendment 
reinforce the relevant policy directions of the 
Secondary Plan and describes the rationale for the 
proposed amendment to the secondary plan.

SECTION 2 GOALS AND OBJECTIVES

Section 2 of the Secondary Plan establishes a set of 
goals and objectives for development in the area. 

GOAL

a) The City promotes and encourages appropriate, 
high quality development in the Sheppard East 
Subway Corridor in support of, and to take 
advantage of, the large public investment in rapid 
transit; 

OBJECTIVES

b) Development will be supportive of the existing 
goals and objectives of the Official Plan. These 
include the urban structure policies and the 
Neighbourhoods and Apartment Neighbourhoods 
policies which limit intensification in stable 
residential areas; 

c) Key development areas are identified and 
designated primarily as Mixed Use Areas;

d) Residential communities which are outside the 
areas appropriate for reurbanization in close 
proximity to the subway stations, are to be 
protected and enhanced as stable residential 
communities through the specific policies 
of this Secondary Plan and the applicable 
Neighbourhoods and Apartment Neighbourhoods 
policies of the Official Plan;

e) Development will be facilitated through a 
streamlined approval process with policies 
which establish criteria for rezoning, and where 
appropriate through pre-zoning;

f) Development will be transit supportive with the 
highest densities generally located closest to 
the rapid transit stations, and to a lesser extent 

along arterial road frontages. The pedestrian 
environment of Sheppard Avenue will be a key 
consideration in transit supportive urban design;

g) Development will be of a high quality urban 
design, and will create compatible transitions in 
height and scale between higher density mixed 
use areas and those existing designated stable 
residential areas which are to be protected and 
retained;

h) Development will be managed within the capacity 
of existing and committed transportation and 
servicing infrastructure. Required improvements 
will be secured as they are identified through 
a monitoring program and through the 
comprehensive review of development 
applications;

i) Sufficient community amenities to serve future 
residents will be provided, including:

i. new parkland with linkages to existing parks;
ii. community facilities such as schools, 

emergency services, libraries and childcare all 
as may be appropriate; and

iii. protected heritage features.

j) Development will be monitored on an ongoing 
basis to evaluate the effect of new development 
and to introduce measures as are required to 
ensure compatibility with existing communities.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA support these goals and objectives by 
retaining CF Fairview Mall and introducing mixed 
use intensification to the Area ‘D’ Don Mills Node 
development area to further leverage the public 
investment in the Line 4 subway. 
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The Proposed Masterplan Concept, beginning 
with the Phase 1 ZBA, will enhance the pedestrian 
environment along Sheppard Avenue, provide new 
high quality publicly-accessible open spaces and a 
cohesive network of public and private streets. The 
Phase 1 ZBA proposes appropriately scaled and 
located residential buildings that focus density and 
height in the vicinity of the subway station as called 
for by the Secondary Plan. The proposed density is 
within the capacity of the existing and committed 
transportation and servicing infrastructure. 

SECTION 3 LAND USE

Section 3 of the Secondary Plan speaks to the 
designation of a mix of land uses in the Sheppard 
East Subway Corridor to ensure there are both 
employment area and residential communities of 
varying densities, with commercial uses encouraged to 
locate at subway station development nodes.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA seek to implement the mix of land uses 
described in the Land Use section of the Secondary 
Plan by retaining the commercial uses of CF Fairview 
Mall and introducing new residential and office uses 
to the Area ‘D’ Don Mills Node development area. 

Phase 1 proposes 1,416 residential units and 539 
sqm of non-residential uses in close proximity to Don 
Mills Subway Station, as well as the retained 77,622 
sqm CF Fairview Mall.

The Proposed Masterplan Concept envisions adding 
~4,700 residential units to the Site, 5,550 sqm of 
non-residential uses, and contemplates 34,850 sqm 
of office uses. This range of uses, and retention of CF 
Fairview Mall, provide for the mix of land uses sought 
by the Secondary Plan.

SECTION 4 DEVELOPMENT POLICIES

4.1 KEY DEVELOPMENT AREAS

Section 4.1 of the Secondary Plan introduces the Key 
Development Areas located within walking distance 
of the four subway stations in the Sheppard East 
Subway Corridor and speaks to Mixed Use Areas being 
the primary land use designation. New development 
occurring in the Key Development Areas should reflect 
the nature and character of communities around the 
subway stations. Development of lands designated 
Mixed Use Areas will be in accordance with the Official 
Plan and the following policies:

a) Mixed Use Areas may be permitted to be 
developed primarily for residential uses, however, 
mixed use developments with non-residential 
uses such as retail or small offices at grade with 
multiple residential or offices located above grade 
are encouraged along the Sheppard Avenue 
frontage; 

b) in predominately residential areas within Mixed 
Use Areas designations, non-residential retail 
and office uses will be located on properties 
with frontage or flankage on Sheppard Avenue, 
Bayview Avenue or Leslie Street. Access to 
such non-residential uses will be primarily via 
the arterial road and such development will 
not depend upon obtaining vehicular access 
through local roads serving multiple residential 
development;

c) within the interior of Mixed Use Areas, a 
mix and variety of residential buildings, uses 
complementary and accessory to a multiple 
residential use and public and private open space 
areas will be encouraged;

d) on lands designated Mixed Use Areas which 
abut properties designated Neighbourhoods, 
only residential uses which can be designed to 
be compatible with the low density character of 
the stable low density residential properties they 
impact will be permitted; and

e) it is intended that as densities are distributed 
within a comprehensive development area, the 
highest densities will generally be located closest 
to the subway nodes, and along the frontages 
of arterial roads and abutting Highway 401. 
Densities will be lowered toward stable residential 
areas where no change in land use policy is 
introduced by this Secondary Plan.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA have regard for the Key Development 
Area policies. The retention of CF Fairview Mall retail 
land use and introduction of 1,416 residential units 
in Phase 1, and ~4,700 total units envisioned by the 
Proposed Masterplan Concept, along with retail and 
potential office uses are consistent with the intent of 
Mixed Use Areas. The Phase 1 ZBA is consistent with 
Secondary Plan guidance for the highest residential 
densities to be located closest to the subway node 
and Sheppard Avenue.

4.2 DEVELOPMENT NODES

The Secondary Plan identifies development nodes 
at Bayview Avenue, Bessarion Road, Leslie Street, 
and Don Mills Road and sets out policies for a 
reurbanization strategy for each development node. 
Policy direction related to CF Fairview Mall is included 
within the Don Mills node. 
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The Don Mills node will accommodate an interchange 
subway station reflecting its connections for Highway 
404, destination shopping at the CF Fairview Mall, and 
the substantially developed surrounding residential 
communities. The existing Mixed Use Areas block 
can accommodate existing and future employment 
and residential development opportunities. New 
development will be focused on: 

a) the Mixed Use Areas designations north of 
Sheppard Avenue; and 

b) other lands relating to Sheppard Avenue and the 
Don Mills subway station.

4.2.7 FAIRVIEW MALL

Additional development is encouraged on the site of 
CF Fairview Mall. Efforts should be made to relate 
the development of new buildings to the Don Mills/
Sheppard intersection, and to integrate development 
of new buildings with the Don Mills subway station.

To allow for the development of subway-related 
facilities such as a commuter parking structure, and 
to protect for future development at the Don Mills/
Sheppard intersection, an increase in site coverage 
may be permitted.

The Site is located within the development node 
at Don Mills Road (Area ‘D’ Don Mills Node) and is 
the subject of the 4.2.7 Fairview Mall policies. The 
Proposed Masterplan Concept and implementing 
OPA and Phase 1 ZBA have regard for these policies 
encouraging additional development on the site 
of CF Fairview Mall, relating new development to 
the Don Mills/Sheppard intersection, integrating 
new development with the existing subway station 
and TTC bus facilities, and protecting the potential 
for future development at the Don Mills/Sheppard 
intersection by increasing site coverage. An official 

plan amendment is required to update the policies of 
4.2.7 to describe the Proposed Masterplan Concept 
and Phase 1 ZBA, including land uses, form of 
development, maximum density, and OPA schedule.

SECTION 4.3 DENSITY

4.3.1 GENERAL

The densities assigned in the Secondary Plan to the 
Mixed Use Areas, Neighbourhoods and Apartment 
Neighbourhoods are intended to be in support of the 
subway facility. Maximum densities are defined by built 
form, urban design objectives, community resources, 
infrastructure capacity and the need to address 
potential impacts on stable land uses and areas 
within and beyond the boundaries of the Sheppard 
East Subway Corridor. The Secondary Plan does 
not assign attributable density to existing parks and 
open road allowances. It also recognizes that where a 
comprehensive development proposal involves lands 
of sufficient size, a maximum density greater than that 
assigned to the development site by the Secondary 
Plan may result on individual parcels comprising the 
development site. This may occur provided that 
the maximum density assigned to the development 
as a whole does not exceed that established by the 
Secondary Plan. The Secondary Plan calculates density 
attributable to a net site using three measures:

a) Maximum assigned densities permitted in Mixed 
Use Areas, Neighbourhoods and Apartment 
Neighbourhoods as illustrated in 9-2 of the 
Secondary Plan;

b) Additional density transfers achievable for the site 
as described in Section 4.3.2 of the Secondary 
Plan; and 

c) Additional density achievable through 
development incentives as described in Figure 
4.3.3 of the Secondary Plan;

4.3.2 GENERAL TRANSFERS

In order to assist in obtaining the dedication of 
additional lands which are required for public 
purposes, the density attributable to such lands may 
be transferred, subject to compliance with all policies 
in this plan, to development permitted on another 
parcel of land within the same development node as 
shown on Map 9-2 when the lands from which the 
density is transferred are conveyed at nominal or 
no cost to the City for one or more of the following 
purposes:

a) publicly owned parkland; and
b) required roads and road widening.

4.3.3 INCENTIVES

Figure 4.3.3 shows incentives for the provision 
of specific uses and facilities on lands designated 
Mixed Use Areas. The gross floor area (GFA.) of 
such facilities are exempted from the calculation of 
densities, to the maximum extent provided in Figure 
4.3.3. These uses and facilities may be secured 
through various means which may include agreements 
pursuant to Section 37 of the Planning Act. Density 
incentives are to be achieved through rezoning.

Secondary Plan map 9-2 Key Development Areas 
allocates the Mixed Use Area in which the Site is 
located a maximum density of 1.5 floor space index 
(FSI). Calculation of density on the Site would 
exclude existing parkland and open road allowances, 
and area associated with the TTC transit terminals 
located on the Site, and direct underground 
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pedestrian connection to the transit terminals. The 
Proposal seeks relief from the overall maximum 
density of the site of 1.5 FSI to facilitate the 
Proposed Masterplan Concept.

The proposed OPA seeks to permit 2.5 FSI density 
across the site to enable the realization of the 
Proposed Masterplan Concept over time. The 
proposed density fits the planning context as 
described in sections 6.1, 6.2, 6.3, and 6.4 of this 
report. The Urban Transportation Considerations 
report summarized in Section 7 concludes that the 
proposed density and Proposed Masterplan Concept 
are appropriate based on urban transportation 
principles and can be appropriately accommodated.

SECTION 4.4 URBAN DESIGN PRINCIPLES

The Secondary Plan provides urban design principles 
that support the objective of achieving innovative, 
high quality development within the Corridor. These 
principles are intended to guide future development 
within the key development areas designated Mixed 
Use Areas. 

4.4.1 STREETS AND BLOCKS

a) The road network will be used to serve 
development wherever possible. When new roads 
are required, a street and block pattern should be 
created to establish a network of public streets, 
designed and built to public standards, making 
new developments an integrated part of their 
communities. Care will be taken to complement 
the character of existing communities.

b) The role of the public street right of way as an 
amenity and linkage among areas should be 

asserted and maintained. Sheppard Avenue, in 
particular, should act as a pedestrian oriented 
main street.

c)  New streets should be designed to encourage 
cycling and pedestrian activity. On wider roads, a 
median should be included as a pedestrian refuge 
and design amenity. Consideration will also be 
given to incorporating traffic calming measures 
where appropriate.

d) Where appropriate, buildings should be treated 
architecturally to highlight vista terminations. 
Generally, all buildings should be aligned along 
streets to provide appropriate street presence 
and street enclosure.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA have regard for the urban structure 
described in section 4.4.1. New development will 
relate to the existing road network wherever possible 
and the system of new public and private streets will 
be designed to accentuate and reinforce pedestrian 
activity and safety, have cognizance for opportunities 
to highlight vista terminations, and enhance 
pedestrian access to the retained CF Fairview Mall 
and existing subway and bus transit station facilities.

Phase 1 proposes to enhance, extend, and reorganize 
the existing network of private driveways and 
intersections within a portion of the site. The 
intersection of Parkway Forest Drive and Sheppard 
Avenue East will be revised, including relocation of 
a slip-lane into a normalized intersection geometry. 
Parkway Forest Drive will be enhanced to bring it to 
city standards for potential future public dedication 
and it will be extended further north into the site 
to meet Upper Ring Driveway. The Upper Ring 

Driveway, Inner Ring Driveway, and a reconfigured 
Private Driveway immediately east of the Don Mills 
Road Subway Station will all be enhanced with 
sidewalks, street trees, and street furniture to 
improve pedestrian movement and comfort.

4.4.2 BUILDING YARD SETBACKS, HEIGHT, AND 
MASSING

a) New buildings should be sufficiently set back 
from the Sheppard Avenue road allowance to 
accommodate the planned widening and any 
streetscape initiatives of the City.

b) Building height and massing should minimize 
excessive shadowing, wind or snow drifting 
effects within blocks, along streets, and within 
open space areas.

c) Development will respond sensitively to the 
nearby low density residential uses and minimize 
the adverse impact of built form on homes. The 
height and mass of buildings should ensure a 
proper response to pedestrian scale.

There will be compatible transitions in density, height, 
and scale between development nodes and stable 
residential areas. Generally the highest densities and 
building heights should be promoted closest to the 
subway stations, and to a lesser extent along the 
arterial roads.

d) Particular attention will be given to the height 
relationship between new buildings within 
Mixed Use Areas and detached and semi-
detached dwellings on properties designated 
Neighbourhoods outside the development nodes. 
The height of any building or any portion thereof 
will not exceed the horizontal distance separating 
such building or portion thereof from the nearest 
property line of a lot within a designated stable 
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residential area. Greater heights should be 
permitted at the major intersections, near the 
transit stations (subway and GO) and adjacent to 
Highway 401.

e) Generally, buildings should be designed with a
maximum height based on a 1:1 height to street
width ratio. Exceptions to this standard may be
accommodated through treatment of bulk and
mass of buildings, as well as detailed elevation
articulation.

f) Along the Sheppard Avenue frontage, there
is a desire to relate the height and mass of
development to a pedestrian scale while, at the
same time, frame the street edge at a scale that
balances with the street width. Along those parts
of the Sheppard Avenue frontage not in proximity
to subway stations, the maximum height will
generally be six storeys, and 1 and 2 storey
podiums are encouraged. It is intended that the
greatest density, height and mass of new buildings
will be:

i. along Highway 401;
ii. at the major intersections; and
iii. at locations with the greatest accessibility to

public transit.

Exceptions to this standard may be considered where 
it can demonstrated that the treatment of bulk and 
mass of buildings through creative architectural 
features including terracing and detailed elevation 
articulation results in a built form that enhances the 
Sheppard Avenue street edge.

g) Zoning by-laws may be enacted that provide
for exceptions to the maximum height standard
without amendment to this Secondary Plan where
it can be demonstrated that the intent of the plan
has been respected.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA have regard for the urban design 

principles articulated in section 4.4.2. Buildings will 
be appropriately sited and massed, with greatest 
height and densities relating to the Sheppard 
Avenue/Don Mills intersection and the TTC subway 
station and bus transit terminal in the southwest 
portion of the site. More compatible lower building 
heights will be located adjacent to existing residential 
buildings on the northeast side of the site with 
careful positioning to minimize shadowing of new 
park space. This massing strategy is consistent 
with objectives prioritizing a low- to mid-rise scale 
of development along Sheppard Avenue, with 
exceptions being appropriate for locations with the 
greatest accessibility to public transit.

Phase 1 has been planned with sufficient setbacks 
to accommodate widening and related streetscape 
initiatives that the City may undertake in the future. 
The massing and density of the proposed towers in 
Phase 1 are consistent with the policy guidance of 
the Secondary Plan, with the greatest density and 
height of the Proposed Masterplan Concept being 
located in Phase 1 to respond to its adjacency to Don 
Mills Subway Station and proximity to the Sheppard 
Avenue East-Don Mills Road intersection. Phase 1 
proposes a freestanding residential indoor amenity 
building located fronting Sheppard Avenue East and 
its scale and massing reference the adjacent station 
house pavilion of Don Mills Subway Station. The 
2-storey podium heights of the proposed Phase 1 
buildings reinforce a pedestrian scaled streetwall 
and are consistent with Secondary Plan policy and 
minimize associated shadowing on the new Phase 1 
streets, sidewalks, and open spaces.

The proposed OPA seeks relief from the prescribed  
density associated with the Site in the Secondary 
Plan to permit the development of the Proposed 
Masterplan Concept and Phase 1.

4.4.3 PEDESTRIAN CONNECTIONS

Pedestrian connections should be provided between 
subway station entrances and new development, 
and where possible to major activity centres such 
as Bayview Village Shopping Centre, the North 
York YMCA, North York General Hospital, Seneca 
College, Fairview Mall, and similar sites. Underground 
pedestrian connections to the subway stations will be 
permitted where appropriate.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA have regard for this policy and will 
retain and enhance pedestrian connections to the 
Don Mills subway station. 

Phase 1 provides for a pedestrian connection 
through the proposed open space of the Phase 1 
redevelopment from the north part of the Don Mills 
subway station, through landscaped open space to 
the south entrance of CF Fairview Mall at the north 
boundary of Phase 1. This publicly accessible private 
open space includes a 235 sqm retail pavilion that 
contributes to the activation of the Village Green 
Plaza on Upper Ring Driveway.

4.4.4 PEDESTRIAN COMFORT

To ensure that wind conditions in outdoor areas are 
generally compatible with outdoor activity, pedestrian 
level wind studies will be required for developments 
which exceed 5,000 square metres (53,820 square 
feet). A preliminary review of other developments 
may be required.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA has regard for this policy. Phase 1 
includes weather protection canopies and/or building 
overhangs around the exterior of residential lobbies. 
Canopies are also provided around the perimeter 
of the freestanding retail pavilion beside the Village 
Green and the commercial retail unit on the north 
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side of tower 'R1'. Sidewalks throughout Phase 1 are 
set back from the curb edge with grass medians in 
which street trees are located. 

A pedestrian level wind impact study was performed 
by RWDI and summarized in section 7 of this report. 
The existing Site is predominantly comfortable for 
standing or strolling in the summer and strolling 
or walking in the winter. When the Proposed 
Masterplan Concept is introduced, wind conditions 
in most areas throughout the site remain similar to 
the existing scenario. A few areas around building 
corners in Phase 1 may potentially require mitigation 
approaches, such as vertical screens and mature 
winter landscaping.

SECTION 5 TRANSPORTATION

5.2 TRAFFIC CERTIFICATION

Applicants proposing rezonings for developments 
which exceed 5,000 square metres (53,820 square 
feet) in Gross Floor Area will be required to provide 
a Traffic Impact Study and traffic certification by a 
qualified transportation consultant stating that the 
development meets with the following traffic criteria:

a) the traffic resulting from occupancy of the 
proposed building does not significantly 
contribute to reducing the level of service of 
nearby arterial roads and their intersections with 
local roads to below a generally acceptable level;

b) the project will not increase local residential road 
traffic on local roads north of Sheppard Avenue 
East, which are not considered to be part of the 
road network required to support development 
south of Sheppard Avenue, and the project will 
not produce appreciable new hazards, noise, dust 
and fumes for nearby residential communities. 
Where the potential exists for increased traffic 
infiltration through stable residential areas, 
mitigating measures must be identified as part of 

the transportation certification;
c) the site layout provides adequately for the 

movement needs of visiting pedestrians, 
automobiles and commercial vehicles without 
disrupting bordering streets and properties; and

d) the project provides sufficient parking while still 
encouraging the use of public transit, walking and 
cycling as alternatives to automobile use.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA have regard for this policy. The Urban 
Transportation Considerations report summarized 
in Section 7 concludes that the proposed density 
and Proposed Masterplan Concept are appropriate 
based on urban transportation principles and can 
be appropriately accommodated. Adequate parking 
is proposed in the Phase 1 ZBA. Due to the phased 
nature of the Proposed Masterplan Concept, parking 
requirements may change over the incremental 
redevelopment of the underutilized lands of CF 
Fairview Mall. 

5.3 ACCESS POINTS TO ARTERIAL ROADS

To facilitate traffic flow, the number of access points 
from public roads to private redevelopment sites will 
be minimized, particularly on arterial roads.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA have regard for this policy. Existing 
access points to surrounding public streets will be 
utilized for the proposed network of public and 
private streets. Where a new right-in, right-out site 
access point is proposed on Don Mills Road, between 
Leith Hill Road and Esterbrooke Ave/Fairview Mall 
Drive, its location, level of service, and geometry 
maximize its utility to enhance site permeability 
for vehicles and pedestrians while offering relief to 
adjacent intersections. 

Phase 1 proposes to retain and enhance the existing 
intersection of Parkway Forest Drive and Sheppard 
Avenue East. This will be achieved by relocating the 
current slipway, which is not considered a best-
practice for pedestrian safety, into the geometry 
of the main intersection. The existing intersection 
of the private driveway, located immediately to the 
east of Don Mills Subway Station, and Sheppard 
Avenue East will be retained with right-in, right-
out geometry. It will continue to provide access to 
the small TTC drop-off/pick-up parking lot located 
immediately north of the Don Mills Subway Station, 
as well as access to the internal street system of 
Phase 1, including access to resident underground 
parking and building loading/servicing for towers 'C1' 
and 'C2'.

5.4 TRAVEL DEMAND MANAGEMENT

Major office/employment development proponents 
will be encouraged to develop and implement 
appropriate travel demand management strategies 
to reduce peak period automobile trips, and facilitate 
non-auto modes of travel such as transit, walking 
and cycling. In addition, measures to support transit 
use such as maximum parking standards, parking 
sharing arrangements, public parking structures, 
and payment-in-lieu may be required on sites within 
walking distance of rapid transit stations.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA have regard for this policy. The use of 
transit by users of the Site is encouraged through 
proximity to the Don Mills Subway Station and TTC 
bus terminal and enhancements to the public realm 
and pedestrian experience, including the direct 
pedestrian connection in Phase 1 between the north 
side of Don Mills Subway Station and the southern 
entrance to CF Fairview Mall. 
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The Proposed Masterplan Concept encourages 
cycling through the introduction of a multi-use path 
around the eastern perimeter of the Site, beginning 
at the intersection of Godstone Road and Fairview 
Mall Drive and continuing east then south to the 
intersection of Fairview Mall Drive and Sheppard 
Avenue East, then west parallel to Sheppard Avenue 
East to Parkway Forest Drive. 

In the Phase 1 ZBA, cycling is encouraged through 
the provision of the required number of bicycle 
parking spaces and care has been taken to maximize 
their proximity to grade. Sixty percent of bicycle 
parking in Phase 1 is located between the ground 
floor and first level of underground parking, with the 
remainder located in mezzanine and second floor 
levels of the proposed towers. Tower 'R1' has short-
term bicycle parking located at grade in a glazed 
facility on the east side of the tower on Parkway 
Forest Drive. Long-term bicycle parking in tower 'R1' 
is located on the mezzanine level and is accessed 
via elevator from a dedicated entrance on the south 
side of the tower fronting Inner Ring Driveway. 
Bicycle parking in towers 'C1' and 'C2' is accessed 
via a dedicated entrance and vestibule located at the 
northeast corner of the towers' shared podium at 
the intersection of Parkway Forest Drive and Inner 
Ring Driveway. Short-term parking and a portion of 
long-term parking are located at grade in adjacent 
glazed facilities and an elevator provides direct 
access to the remaining long-term bicycle parking on 
the first underground parking level.

The Urban Transportation Considerations report 
summarized in Section 7 concludes that the 
proposed density and Proposed Masterplan Concept 
are appropriate based on urban transportation 
principles and can be appropriately accommodated. 
A mobility choice travel plan (transportation 
demand management) has been prepared which 
strives to reduce automobile use.

SECTION 6 PUBLIC PARKLAND AND 
PRIVATE OPEN SPACE

6.2 PARKLAND DEDICATION

a) All development or redevelopment proposals 
will be subject to the parkland provisions of the 
Planning Act and implementing by-laws.

b) Parkland dedication either in the form of 
land or cash-in-lieu will be required for each 
development. The specific combination of 
land or cash will be determined as part of the 
consideration of a specific proposal. The City 
will endeavour to acquire land in an effort to 
keep pace with development. Cash-in-lieu of 
the whole or part of the parkland dedication 
required may be accepted, where the required 
dedication would yield areas of unsuitable 
size, shape or location for parks purposes, or 
where the remainder of the development site 
after such dedication would not be suitable for 
redevelopment.

c) Land taken by the City is to meet the following 
criteria:

i. the land should be free of any encumbrances, 
including buildings or structures, both above 
and below grade;

ii. the soil and environmental conditions of land 
to be dedicated will be suitable, or made 
suitable, for parkland use, according to the 

applicable Provincial standard;
iii. it should be developable land;
iv. it should be visible and publicly accessible;
v. it should be of a usable shape, topography and 

size that reflects its intended use;
vi. where possible, it should be consolidated with 

an existing or proposed park; and
vii. it should create or enhance a linkage to 

accommodate pedestrian and cyclist 
movement between the parks and various land 
uses.

The Proposed Masterplan Concept and Phase 1 
ZBA propose a balanced compliment of parkland 
and private open spaces to meet the objectives of 
the secondary plan. The retention of the mall at the 
center of the site, as well as the need to maintain 
an adequate parking supply to support the mall 
over time, and the presence of TTC infrastructure 
influence the location and amount of parkland 
proposed. The Proposed Masterplan Concept 
includes 7,840 sqm of new public parks in phases 2, 
3, and 4, representing ~12% of total developable site 
area. The proposed Phase 1 ZBL proposes to offer 
cash-in-lieu for off-site parkland dedication. The 
Proposed Masterplan Concept also includes ~8,780 
sqm of private open spaces, in addition to 4,800 sqm 
of MTO setback area. Together these forms of open 
space represent 14% of total site area. New public 
parks, private open spaces, and MTO setback areas 
cumulatively represent 25% of total site area. 
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SECTION 7 COMMUNITY FACILITIES

Section 7 of the Secondary Plan describes the 
characteristics of sites that would be appropriate 
for the provision of community facilities, including a 
school and fire station.

The described community facilities are not intended 
to be located in the vicinity of the Site. While the 
secondary plan does not identify community facilities 
on the site, it is expected that as the Fairview site 
intensifies over time new community facilities 
may be required. New development on the site is 
expected to provide community benefits in line with 
the legislated maximum community benefit charge.

SECTION 9 IMPLEMENTATION

Section 9 discusses implementation of the policies 
of the Secondary Plan using various means, such as 
pre-zoning, zoning, registered plans of subdivision, site 
plan agreements and agreements entered into under 
Section 37 of the Planning Act and through Holding 
(H) provisions. Comprehensive redevelopment is 
promoted in the key development areas for which 
Mixed Use Ares as is the primary designation. In 
the key development areas, as part of rezoning 
applications context plans may be required for the 
entire block on which the development is located, 
including its relationship to adjacent streets, open 
spaces, and development sites.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA have regard for this policy and are 
consistent with the objectives described in the 
section preamble: “Comprehensive redevelopment is 
promoted in the key development areas to prevent 
piecemeal development.” The Site comprises the 
entirely of the Fairview Mall key development area 
(4.2.7), for which 1.5 FSI is the maximum density 
permitted by the Secondary Plan. The proposed 
OPA seeks to increase the permitted density to 
2.5 FSI across the site to enable the incremental 
development of the Proposed Masterplan Concept. 
As part of the materials provided to support the 
proposed OPA a comprehensive Block Context Plan 
has been prepared to address the relationship of 
the Proposed Masterplan Concept with adjacent 
streets, open spaces, and development sites. An 
implementing ZBA will be prepared for each phase 
of the Proposed Masterplan Concept, beginning with 
the proposed ZBA for Phase 1.

SHEPPARD EAST SUBWAY 
CORRIDOR SECONDARY PLAN 
SUMMARY OPINION

The proposed OPA to the Secondary Plan seeks to 
permit 2.5 FSI across the Site to enable realization 
of the Proposed Masterplan Concept over time. The 
proposed density, land use mix, block and street 
network, parkland and open space system, tower 
massing, and building heights of the Proposed 
Masterplan Concept, including the implementing 
Phase 1 ZBA, are substantially in keeping with 
the Secondary Plan vision, goal, and objectives 
of fostering high-quality mixed use development 
that makes efficient use of under developed lands 
surrounding CF Fairview Mall while being supportive 
of public investment in transit in the Sheppard East 
Subway Corridor and the Area ‘D’ Don Mills Node.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA respond to the challenges of urbanizing 
the existing edges of the CF Fairview Mall Site with 
residential intensification. The proposed planning 
approach enables the retention of CF Fairview Mall at 
the core of the Site and urbanizes its periphery with a 
new block and street network that provide access and 
operational flexibility to the Mall while creating a high-
quality public realm that enhances pedestrian access 
to the Don Mill Subway Station, TTC bus station, and 
transit-associated parking structure facilities on the 
Site.

 The implementing Phase 1 ZBA has regard for 
Secondary Plan urban design policies, including the 
framing of streets, pedestrian public realm, and 
guidance for locating the greatest building height and 
density in proximity to subway stations and the major 
intersection of Sheppard Avenue East and Don Mills 
Road.
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6.6 ZONING

Zoning regulations are intended to control site 
development and implement the broader polices 
set out in the Official Plan, and provide a number of 
standards related to factors such as land use, building 
height, setbacks, built form, parking and loading.

The Subject Site is not governed by the current City 
of Toronto Zoning By-Law 569-2013 as amended, but 
rather the former City of North York Zoning By-law 
7625. Under this zoning by-law, it is zoned C3(7) 
District Shopping Centre under Section 64.25(7). 

This zoning by-law contains provisions that are 
now out of date and do not have regard for current 
Provincial and Official Plan policies, particularly 
as they relate to enabling intensification within a 
Major Transit Station Area.

FORMER CITY OF NORTH YORK 
ZONING BY-LAW 7625, SECTION 
64.25(7) DISTRICT SHOPPING 
CENTRE (C3)7

In addition to the uses permitted in the C3 District 
Shopping Centere zone, the C3(7) exception to the 
Commercial Zones permits a social facility on the Site. 
It does not permit residential uses.

As-zoned, the minimum parking requirement is 
1 space per 22.2 sqm  of gross leasable floor area 
and 1 space per 300 sqm  of gross floor area for 
office uses. The permitted social facility, along with 
a fitness centre with a maximum size of 929 sqm  
of gross floor area, are exempted from parking 
regulations.

As-zoned, there is no minimum lot area requirement. 
Maximum lot coverage, including parking structures, 
is 75%. Maximum height of an office building 
adjacent Don Mills Road is 10 storeys, with 15 storeys 
permitted for an office building adjacent Sheppard 
Avenue East. Minimum front yard setbacks to an 
office building are 5.0 metres with certain projections 
permitted.

By-law 818-2003, 1800 Sheppard Ave East, Map

A Zoning By-Law Amendment is required to 
update the permitted uses and enable mixed use 
intensification of a site that is directly adjacent to 
existing higher order transit. The required zoning 
by-law to enable the proposed development of 
Phase 1 is consistent with direction for pairing 
intensification with transit investment, as 
articulated in Provincial and City Official Plan 
policies.
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6.7 TALL BUILDING DESIGN GUIDELINES

The City-Wide Tall Building Guidelines were adopted 
by Council in May 2013. These Guidelines consolidate 
the former Design Criteria for the Review of Tall 
Building Proposals (2006), and the Downtown 
Tall Building Vision and Performance Standards 
Design Guidelines (2013) to establish a unified set 
of measures to evaluate tall building development 
applications in the City. The guidelines provide 
direction on site organization and tall building design. 
The proposed design is generally in keeping with the 
relevant guidelines, as set out below.

Section 1.0 provides recommendations relating to 
the site context. Section 1.1, Context Analysis, is 
intended to guide the evaluation of the existing and 
planned context and demonstrate how the proposed 
tall buildings respond to the patterns, opportunities, 
and challenges within the surrounding area. Section 
1.2, Master Plan for Larger Sites, is intended to guide 
coordination of the incremental development of 
larger sites with potential for multiple tall buildings, 
new streets, and new parks.

The Proposed Masterplan Concept, by way of the 
Block Context Plan, adequately responds to and has 
regard for Section 1.1 and 1.2. The Block Context 
Plan provides contextual analysis of the surrounding 
area, evaluates the relationship between the Proposed 
Masterplan Concept, including Phase 1, and the 
existing uses of the Site and transition to surrounding 
areas.

Section 1.3, Fit and Transition in Scale, is intended 
to ensure that tall buildings fit within the existing and 
planned context and provide an appropriate transition 
in scale down to lower-scaled buildings, parks, and 
open space. Section 1.4, Sunlight and Sky View, is 

intended to ensure the quality, comfort, and use of 
the public realm through protections for sunlight 
access and sky views.

The Proposed Masterplan Concept, including Phase 1 
ZBA, has adequate regard for Section 1.3 and 1.4. The 
Proposed Masterplan Concept is appropriately massed 
and scaled to fit with the existing and planned context 
of tall buildings in the area and limit shadow impacts.

Section 2.0 provides recommendations relating to the 
site organization for tall buildings, including elements 
such as building placement, site servicing, entrances, 
vehicular access, parking, and open space.

As demonstrated in section 5. Urban Design Analysis 
& Block Context Plan, the Proposed Masterplan 
Concept, including Phase 1, have adequate regard 
for the recommendations set out in Section 2.0 of 
the Tall Building Design Guidelines. Phase 1 and the 
Proposed Masterplan Concept concept demonstrate 
building placement that frame the edges of existing 
and new streets, parks and open spaces, support 
the public realm with appropriate ground-oriented 
uses and visual permeability through building base 
elements, and minimize the impact of vehicular access 
to buildings for resident parking and building servicing 
and loading activities. A range of publicly accessible 
open spaces are included in the Proposed Masterplan 
Concept and Phase 1 which both locate and integrate 
them with the public realm, support a range of uses, 
and compliment and enhance pedestrian mobility and 
comfort.

Section 3.0 provides recommendations relating to the 
design of building buildings and is separated into the 
three elements of a tall building: Base Building, Middle 

(tower), and Tower Top.

Section 3.1, Base Building, is intended to provide 
recommendations to help tall buildings fit 
harmoniously within the existing and planned 
streetwall context, if it exists, and public realm. 
Section 3.2, Middle (Tower), is intended to provide 
recommendations on the Tower component of the 
building, including floor plate size, tower placement 
and orientation, tower separation, and vertical 
articulation. Section 3.3, Tower Top, is intended 
to provide recommendations to help tall building 
make an appropriate contribution to the quality and 
character of the city skyline.

The Proposed Masterplan Concept, including Phase 1, 
has adequate regard for the design recommendations 
for tall buildings. As discussed in section 5. Urban 
Design Analysis & Block Context Plan, at least 25 
metres of tower separation is provided between 
towers and the strategic placement of Base Building 
tower elements contributes to the framing of new 
public streets while minimizing negative impacts on 
the public realm. 

In Phase 1, the Tower components of the three 
proposed tall buildings have efficient floorplates 
that range from 729 sqm to 826 sm. Floorplate size 
increases with distance away from Sheppard Avenue 
East. The intent of the larger floorplates on the 
purpose-built rental tower 'R1' at the north side of 
Phase 1 is to create a greater number of wide-shallow 
units, which maximize light penetration and sight lines 
for future tenants. The proposed approach seeks to 
make efficient use of an intensification site located 
adjacent to a subway station, while having regard for 
compatibility with existing tall buildings located across 
Sheppard Avenue East to the south of the Site.
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6.8 GROWING UP GUIDELINES & 
6.9 PET FRIENDLY DESIGN GUIDELINES
The updated “Growing Up Guidelines” were adopted 
by City Council in July 2020, with the direction that 
they be used in the evaluation of new and under-
review multi-unit residential development proposals 
greater than 20 residential units. The Guidelines 
contain recommendations related to buildings and 
unit layouts with the intention of encouraging more 
flexible designs, functional amenities, adequate 
storage space, and overall building configuration 
that would make apartment homes more livable for 
families. 

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA have adequate regard for the Guidelines 
and will respond in further detail during a future Site 
Plan Application process for each phase. As discussed 
in the previous section of this report (Urban Design 
Analysis), the location and placement of tall buildings 
provides for at least 25 metres of tower separation 
and the location of buildings, new streets, new parks 
and private open spaces has been strategic to define 
and reinforce the public realm. 

Phase 1 will contain 10% 3-bedroom, and over 30% 
2-bedroom units, suitable for families. In addition, 
providing for intensification in a walkable, transit-
supportive format in close proximity to community 
amenities like the Toronto Public Library Fairview 
Branch, contributes to the family-friendliness of the 
Proposed Masterplan Concept and surrounding area. 
Therefore, the Proposed Masterplan Concept has 
adequate regard for the Growing Up Guidelines.

The Pet Friendly Design Guidelines and Best Practices 
for New Multi-Unit Buildings was adopted by City 
Council in 2019, with the direction that they be 
used city-wide in the evaluation of all new multi-unit 
residential buildings that are required to provide 
amenity space as a condition of their development 
approval. The Guidelines contain recommendations 
at the scale of neighbourhood, building, and individual 
unit, with the intention to guide development in a 
direction that is more supportive of the growing pet 
population, considering opportunities to reduce the 
burden on the public realm, and provide needed pet 
amenities for high density residential communities.

The Proposed Masterplan Concept has adequate 
regard for the Guidelines and will respond in detail 
during a future Site Plan Application process for 
each phase. As discussed in the previous section of 
this report (Urban Design Analysis), the placement 
of new public parks are distributed across the Site. 
Privately Owned Publicly-Accessible Spaces are noted 
by the Guidelines as a key part of the public realm in 
high-density communities and valuable contributors 
to the network of pet-friendly amenities that also 
help reduce the burden on the overall public realm, 
including existing and new public parks.
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SUPPORTING STUDIES 7.
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7.1 TRANSPORTATION REPORT

Urban Transportation Considerations Report 
prepared by BA Group

Overview

BA Group was retained by The Cadillac Fairview 
Corporation Limited (herein referred to as the 
“Applicant”) to provide transportation consulting 
services as part of the proposed redevelopment of the 
Site, identified municipally as 1800 Sheppard Avenue 
East.

The application contemplates an Official Plan 
Amendment (OPA) for a Master Plan on the entirety 
of the Site, and a Zoning By-law Amendment (ZBA) 
for the Phase 1 lands, located at the south end of the 
Site opposite Parkway Forest Drive.

The Site 

The Site is currently occupied by CF Fairview Mall, a 
large indoor shopping centre consisting of 1,180,333 
square feet (109,657 square metres) of gross floor 
area (GFA). The Site is serviced by surface and multi-
level parking located around the outside of the mall 
building. Don Mills Station, operated by the TTC, is 
located in the southwest corner of the Site, below 
grade, with an underground pedestrian connection to 
the mall. Parking for TTC employees and a passenger 
pick up/drop off (PPUDO) facility is located within 
the above mentioned existing Site parking. The Phase 
1 lands are primarily occupied by existing Site parking 
and circulation roads located at the south end of the 
Site. Site access is currently available to Sheppard 
Avenue East, Don Mills Road and Fairview Mall Drive, 
including a number of signalized accesses. The existing 

parking provision across the Site is in the order of 
4,519 spaces. Existing loading bays are located in 
a number of locations on the outside of the mall 
building.

Proposed Master Plan 

The Fairview Mall Master Plan establishes a 
comprehensive vision for the Site. It supports 
the redevelopment of the surface parking lots 
surrounding the existing shopping centre by proposing 
a mix of land uses including office/commercial, 
residential, retail, and new recreational park space. 
The Master Plan proposes a total of 12 new towers, 
including 7 at the south end of the Site and 5 at the 
north end of the Site. Development is intended to 
occur across 4 phases, with Phase 1 located adjacent 
Don Mills Station. Proposed land use includes ~4,700 
residential units and in the order of ~40,000 square 
metres of non-residential gross floor area (GFA), 
including 34,850 square metres of office and 5,550 
square metres of retail or amenity. Internal circulation 
roads are proposed to remain partially consistent with 
existing conditions, however modifications will be 
made to respond to the proposed built form where 
appropriate. Car parking is proposed to be provided 
below grade, and will include parking for the proposed 
uses, in addition to some replacement parking for 
existing mall parking being removed as part of the 
development. Pedestrian routes and infrastructure 
within the Site will be formalized, with a focus on 
access around the proposed buildings and the existing 
mall building. Modifications are also proposed to 
Fairview Mall Drive to allow northbound through 
movements at the Highway 404 ramps and provide a 
sidewalk on the south section.

Phase 1 Development 

Phase 1 of the proposed development contemplates 
the construction of three towers varying from 38-58 
storeys on the Phase 1 lands, located at the south 
end of the Site. Proposed land use includes 1,416 
residential units (including 866 condominium units 
and 550 rental units) and 451 square metres of retail. 
Existing internal circulation roads within the Phase 1 
lands are proposed to be modified slightly, including 
consolidation of intersections and removal of the 
existing sweeping right turn lane at the signalized 
access to Sheppard Avenue East. Vehicle access 
to proposed buildings is planned from the internal 
circulation roads. A total car parking provision of 
1,234 spaces (including 36 barrier free spaces) is 
proposed across five underground levels. The first 
underground level will comprise 243 parking spaces 
which will serve as retail replacement parking. The 
remaining underground levels will comprise a total of 
991 parking spaces for residential use. In the order 
of 512 existing retail parking spaces will be removed 
as part of the Phase 1 development. The resulting 
net loss to existing mall parking is 269 spaces. The 
existing TTC pick up / drop off facility will remain 
generally in its current location, albeit the layout will 
be reconfigured. Access is proposed to remain via the 
New Private Driveway. Sidewalks and crosswalks are 
proposed around the proposed buildings.

Existing Mall Parking 

In accordance with City of Toronto By-law 818-
2003, which amends the Former City of North York 
By-law 7625 with respect to the Site, the mall has 
a requirement to provide 3,461 car spaces. As the 
phases are built out, the number of parking spaces for 
the exiting mall will decrease. 
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The overall strategy for the mall parking within the 
master plan is to maintain a minimum provision of 
3,342 spaces, based on a rate of 4 spaces per 1,000 
square feet GLA (4.3 spaces per 100 square metres 
GLA). Specific to Phase 1, the resulting mall car 
parking provision is 4,250 spaces, which satisfies the 
minimum provision of 3,342 spaces outlined above as 
well as the by-law requirement of 3,461 spaces.

Phase 1 Car Parking 

The site is subject to the vehicular parking standards 
of the Former City of North York By-law 7625, which 
has a requirement for the Phase 1 development of 
2,140 parking spaces, including 1,770 spaces are for 
residents, 354 spaces for visitors and 16 spaces for 
the retail use. Application of City of Toronto Zoning 
By-law 569-2013 Policy Area 3 rates to the Phase 1 
development requires the provision of a minimum 
of 1,264 parking spaces, of which 1,119 spaces are 
to be allocated for residents, 141 spaces are to be 
allocated for visitors and 4 spaces are to be allocated 
for the retail. By-law 89-2022 was recently published 
to amend Zoning By-law 569-2013 which eliminates 
minimum parking requirements for most land uses, 
city-wide, replacing them with maximum parking 
standards. By-law 89-2022 is currently under appeal. 
Application of City of Toronto By-law 89-2022 would 
result in a minimum of 40 spaces, including 16 visitor 
spaces and 24 accessible spaces. It is proposed to 
provide a minimum of 2 publicly accessible carshare 
parking spaces within the mall retail parking area 
adjacent to the TTC PPUDO parking and the Phase 1 
development.

Proposed Phase 1 Parking Rates 

Given the recent change in policy at the City 
of Toronto following the release of By-law 89-
2022 and based on the transit-supportive nature 
of the proposed development, recent parking 
approval trends, observed parking demands at 
similar developments, expected residential travel 
characteristics and TDM objectives of the proposal, 
it is considered appropriate to consider Site specific 
maximum parking rates as follows: 

• Resident parking

• No minimum

• Maximum 0.6 spaces per bachelor unit

• Maximum 0.7 spaces per 1-bedroom unit

• Maximum 0.9 spaces per 2-bedroom unit

• Maximum 1.0 spaces per 3-bedroom unit

• Residential visitor parking

• Minimum 2 spaces plus 0.01 spaces per unit 

• Maximum 0.1 spaces per unit 

• Retail parking 

• No minimum 

• Maximum 1.0 spaces per 100 square metres 

For the Phase 1 development, it is proposed that 
barrier free car parking be provided in accordance 
with City of Toronto By-law 89-2022, which results in 
a requirement for 24 accessible spaces. The proposed 
vehicle parking supply for the Phase 1 development 
satisfies the above rates. The proposed EVSE parking 
provision for the Phase 1 development will satisfy the 
requirements of Toronto Green Standards.

Phase 1 Bicycle Parking 

The proposed Phase 1 development includes the 
provision of 1,069 bicycle spaces, including 963 
resident spaces, 100 resident visitor spaces, 1 long-
term retail space and 5 short-term retail spaces, which 
satisfies the requirements of City of Toronto Zoning 
By-law 569-2013 and Toronto Green Standards.

Phase 1 Loading 

The site is subject to the loading standards of the 
Former City of North York By-law 7625, which has a 
requirement to provide 3 loading spaces measuring 
11 metres long and 3.6 metres wide, with a vertical 
clearance of 4.2 metres. Application of City of Toronto 
Zoning By-law 569-2013 to the Phase 1 development 
requires the provision of 2 Type G spaces and 2 Type 
C spaces. The proposed loading provision satisfies 
the rates outlined in City of Toronto Zoning By-law 
569-2013.

Site Multi-modal Forecasts 

Multi-modal trips associated with the development 
of the site are considered for 2027and 2042 
development horizons, with the 2027 conditions 
including Phase I of the proposed development and 
2042 including the full build-out of the Site. The first 
phase of the development, with anticipated buildout 
by 2027, will result in a total of 710 two-way trips 
during the weekday morning, weekday afternoon, and 
Saturday peak hours.
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The full buildout of all four phases of the 
development, assumed for the purposes of analysis 
to be completed by 2042, will result in a total of 2,890 
two-way trips during the weekday morning peak hour, 
2,855 two-way trips during the weekday afternoon 
peak hour, and 2,420 two-way trips during the 
Saturday peak hour

Traffic Operations 

Under existing conditions, most intersections in the 
site vicinity operate below their theoretical capacity, 
with the exception of signalized intersections along 
Sheppard Avenue East. Under 2027 future background 
conditions, traffic along the Sheppard Avenue East 
corridor increases, particularly where it intersects 
with Don Mills Road and the Highway 404 Northbound 
On/Off Ramps, which are forecasted to operate over 
capacity during the weekday morning and afternoon 
peak hours. Under 2027 future total conditions, 
and with an assumed displacement of traffic, delays 
for some critical movements at intersections 
are mitigated, and overall operating conditions 
are generally consistent with future background 
conditions. Under 2042 future background conditions, 
with the addition of longer-term development in 
the area, some intersections are forecasted to 
operate over capacity during the weekday morning 
and afternoon peak hours. Under 2042 future total 
conditions, overall operating conditions are generally 
consistent with future background conditions, with 
the exception of the main entrance to Fairview Mall, 
and the east entrance to the Mall. In an alternate 
analysis scenario for 2042, the intersection of Fairview 
Mall Drive / Fairview Mall East Access – Highway 404 

Southbound On/Off Ramps is augmented to allow 
northbound traffic from Sheppard Avenue East to 
pass through the intersection. The additional route 
provides more directs access to vehicles destined for 
the components of the development on the north side 
of the Mall, and the changes to the signal operation 
provides some mitigation for critical movements.

Multi-modal Assessment 

The Site has excellent access to transit, with the Line 
4 Sheppard subway service available via Don Mills 
Station, which is located within the Site. A number 
of bus routes are also available at Don Mills Station. 
Infrastructure comprises existing or planned sidewalks 
generally along roads in the area, with signalized 
intersections providing crossing opportunities. 
Internal connections are provided between the 
mall and Don Mills Station and further internal 
connections will be expanded through the proposed 
redevelopment of the Site. Distance between 
signalized intersections in the vicinity of the Site is 
generally in the order of 100-300 metres. Nearby 
cycling infrastructure includes on-street shared cycling 
connections provided along Shaughnessy Boulevard 
and Van Horne Avenue. The Upper Don Trail is 
located adjacent to Leslie Street, approximately 1.5 
kilometres west of the Site. Future bicycle lanes are 
proposed on Sheppard Avenue East adjacent the Site. 
The proposed development includes on-Site bicycle 
parking provision and bicycle repair station.

Transportation Demand Management 

A Mobility Choice Travel Plan has been prepared which 
strives to reduce automobile use. 

Overall 

Overall, the Project is appropriate based on urban 
transportation principles and can be appropriately 
accommodated. No specific physical mitigation 
measures are recommended to accommodate Site-
related traffic
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7.2 ENVIRONMENTAL REPORTS

ENVIRONMENTAL SITE 
ASSESSMENT REPORTS PREPARED 
BY EXP SERVICES INC.

Phase One Environmental Site Assessment

A Phase One Environmental Site Assessment (ESA) 
was completed for the southern portion of 1800 
Sheppard Ave East, also referred to as Proposed 
Masterplan Concept Phase 1, dated October 28, 
2020. Based on the findings of the Phase One ESA, 
on-site and off-site potentially contaminating activities 
(PCAs) resulting in areas of potential environmental 
concern (APECs) at the property were identified. 
A Phase Two ESA was completed at Proposed 
Masterplan Concept Phase 1 by EXP Services Inc., 
dated January 22, 2021; revised on March 8 and 
February 22, 2022. The purpose of the Phase Two was 
to assess the APECs identified in the Phase One ESA. 

Phase Two Environmental Site Assessment

The soil and groundwater investigation was carried 
out and all the samples analyzed were found to 
be within the relevant Ministry of Environment, 
Conservation and Parks (MECP) Site Condition 
Standards for the site (the MECP (2011) Table 3: 
Background Standards for a residential/parkland/
institutional Property Use and coarse textured soil) 
with the exception of electrical conductivity (EC) 
and Sodium Adsorption Ratio (SAR) at multiple 
locations across the site, including BH4-SS2, BH4-
SS9, BH7-SS2, and BH13-SS2, from depths of 0.7 
to 9.7 metres below ground surface. It is noted that 
elevated levels of EC and SAR, present in soil across 
the site, are related to the application of salting and 
de-icing substances in the parking lot for the purpose 

of snow and ice removal during the winter months. 
As per Section 2 of Ontario Regulation 339 of the 
Revised Regulations of Ontario, 1990 (Classes of 
Contaminants – Exceptions), and Part IX, Subsection 
49.1 of Ontario Regulation 153/04, the concentrations 
of EC and SAR are deemed not to be exceedances of 
the MECP Table 3 Standards. As such, it is the QPESA’s 
opinion that the applicable Table 3 Standards for EC 
and SAR at the site were exceeded solely because 
salt was used on the parking lot for the purpose of 
keeping the area safe for traffic under conditions of 
snow or ice or both, and therefore these parametres 
are not considered contaminants of concern (COCs).

Based on the findings of the Phase Two ESA, no 
further environmental work was required, and a 
Record of Site Condition (RSC) can be filed for the 
Site.

GEOTECHNICAL INVESTIGATION 
PREPARED BY EXP SERVICES INC.

The purpose of the geotechnical investigation was to 
determine the subsurface conditions at the site. This 
is achieved by drilling a limited number of boreholes 
which contribute to a preliminary geotechnical 
engineering guidelines for the design and construction 
of the proposed development.  Recommendations 
relate to foundation type, allowable bearing pressures, 
groundwater conditions, excavation and backfill, 
slab-on-grade construction, permanent drainage 
requirements, earthquake consideration. A total 
of twelve (12) boreholes were drilled within the 
site or park block in a combined field program for 
hydrogeological, geotechnical, and environmental 
purposes. The boreholes were extended to about 6.2 
to 15.5m below the existing ground surface. 

Stratified soil conditions are found within the report. 
Generally, boreholes on the site were terminated in 
the shale bedrock at depths ranging from about 7.5 to 
15.5 metres below the existing ground surface. Stress 
relief features such as folds and faults were not found 
in the five boreholes cored at the site. It is anticipated 
that the lowest basement level for the proposed 
condominium structure with 4 levels of below grade 
parking with be set at about 12 m below grade, with 
footings at about 13m below grade. The footings will 
be founded well into the shale bedrock at this level 
based on borehole findings.

Temporary shoring will be required to facilitate the 
general excavation and construction of the proposed 
structure with 4 levels of below grade parking. 
Parametres for shoring design are provided in the 
report. The Report notes that if the underground 
structure is tanked, all basement walls should be 
designed to resist hydrostatic pressure imposed by 
the recorded groundwater level.

Excavation for the proposed structure can be carried 
out utilizing conventional hydraulic type backhoe. 
For excavation into shale bedrock, rock breaking 
equipment, heavy dozers and backhoes with ripping 
teeth with be required. Seepage should be anticipated 
during construction. This should be possible to 
control and remove by pumping from temporary 
sumps and ditches.

The recommendation for permanent drainage will 
depend on whether discharge into the City system is 
allowed. These recommendations were discussed in 
general in this report. 
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HYDROGEOLOGY REPORT  
PREPARED BY EXP SERVICES INC.

The main objectives of the Hydrogeological 
Investigation are as follows:

• Establish the hydrogeological settings within the 
site

• Assess construction dewatering flow rates and 
potential impacts

• Assess long term foundation sub-drain discharge 
volumes

A full scope of work is listed in the report. EXP 
conducted, among other tasks, borehole monitoring, 
groundwater sampling, geological and contour 
mapping, and six (6) months of groundwater 
monitoring starting in mid-December 2020 until early 
July 2021.   

The Site is located within a physiographic region 
named Peel Plain. The physiographic landform is 
known as the Bevelled Till Plains. The South Slope 
lies to the southeast of the Peel Plain (Chapman 
& Putnam, 2007).  The plain is the lake bottom of 
former glacial Lake Peel, which was created between 
the front of the ice-lobe and the Niagara Escarpment. 
The Peel Plain is a level-to-undulating area of clay 
soils. The topography of the Plain gradually slopes 
down southeast, toward Lake Ontario, following 
the topography of the underlying till. A calm lake 
environment resulted in the deposition of silts and 
clays, particularly in depressions of the till. These 
sediments are quite thin, which suggests Lake Peel had 
a brief existence.

Based on the soil and groundwater conditions 
encountered, two water bearing systems are found.  
A shallow perched groundwater table is found in 
the upper till deposit. The lower sand deposit is the 
main water bearing soil deposit for the proposed 
development, and both systems are considered in the 
dewatering assessment. It is noted that the upper till is 
not expected to produce a constant high flow rate and 
seepage from this deposit may reduce significantly 
once the perched water, sand seams and tight soils 
within the till are drained.  The lower sand is partially 
saturated and the water bearing will continue to 
produce water.  

It is estimated that the construction dewatering 
rate can reach up to 1,200 m3/day approximately 
and a PTTW Category 3 will be required from the 
MECP.  Based on the new foundation drainage policy 
from the City of Toronto and the site conditions, 
post construction foundation drainage will not be 
permitted as the underground structure extends 
below the water table and will need to be watertight.   
The report recommends a short-term treatment 
method be implement during construction prior to 
discharging into the sewer system. 

A summary of recommendations is found on page 24 
of the Report. The work was completed in accordance 
with the Ontario Water Resources Act, O. Reg. 387/04, 
and Toronto Municipal Code 681-Sewers.
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7.3 MASTER FUNCTIONAL SERVICING AND STORMWATER 
MANAGEMENT IMPLEMENTATION REPORT
FUNCTIONAL SERVICING AND 
STORMWATER MANAGEMENT 
REPORT PREPARED BY SCS 
CONSULTING GROUP

The Functional Servicing and Stormwater 
Management Report (FSSR) was prepared by 
SCS Consulting Group to provide the preliminary 
functional design information related to the 
stormwater management plan and site servicing 
for the Proposed Master Plan Development for the 
Official Plan amendment and Rezoning application.  
The FSSR concludes the following:

Site Grading 

The future phases will be graded such that the 
proposed drainage areas will match the existing 
drainage boundaries.  Preliminary concept grading 
has been completed for the Phase 2 - 4 areas.  The 
proposed functional grading for the Phase 1 area 
has been completed to direct proposed stormwater 
runoff to the proposed underground stormwater 
storage systems for stormwater management.  

The redevelopment will be graded to adhere to 
the City’s design criteria and accommodate any 
constraints that may be imposed by the storm 
drainage and servicing objectives.  

Stormwater management 

The proposed Stormwater Management plan has been 
based on meeting the requirements of the City of 
Toronto’s Wet Weather Flow Management Guidelines.  

Detailed servicing designs will be completed for each 
of the phases at the site plan control stage.  

The flows from the proposed redevelopment phases 
will be controlled to meet the City of Toronto criteria 
and outlet to the existing storm sewer system 
downstream of the site.  

The water balance targets for the redevelopment 
will be achieved through the proposed green roof 
and proposed rainwater reuse with runoff stored in 
underground storage tanks.

Quality control will be provided through the use of 
filter units.

Peak flows will be controlled such that the proposed 
flows from the redevelopment area will meet the 
allowable peak release rate as required by the City of 
Toronto guidelines.  

Sanitary Sewer

There are two sanitary sewer outlets for the site, 
Fairview Mall Drive and Parkway Forest Drive.  The 
outlet for the Phase 2 and 3 areas will be to the 
existing 250 mm diameter sewer on Fairview Mall 
Drive which travels west through the residential 
development to the existing sanitary trunk sewer.  The 
majority of the existing infrastructure from Fairview 
Mall to the trunk sewer is currently surcharged.  
This area has been identified in the Sewer Area 29 
Chronic Basement flooding Class EA report, as an area 
which requires upgrades to alleviate the surcharge. 
Additional review will be required when Phase 2 and 3 
proceed to the Site Plan Control application stage.

The outlet for Phase 1 and 4 areas will require the 
construction of 60 m of a new sanitary sewer crossing 
Shepard Avenue East to connect to the existing sewer 
network on Parkway Forest Drive which ranges in size 
from 250 mm to 375 mm diameter sewers before 
discharging to the trunk sewer.  

Within the Phase 1 redevelopment, the towers 
and podiums will have separate connections to the 
sanitary sewer to meet City of Toronto and Ontario 
Building Code requirements.  For the Phase 1 
functional design, the downstream analysis has been 
completed to identify the sewers which will need 
to be upgraded to convey proposed flows without 
negatively impacting the downstream properties.    

Water Services 

The proposed redevelopment will be connected to 
the existing municipal water main system internal and 
adjacent to the site.   

The existing water main on adjacent roads can be 
used to service the proposed redevelopment phases.  
Sufficient pressure for domestic and fire flows has 
been reviewed and will be confirmed through the 
future site plan control applications.  

The redevelopment will be designed based on the 
guidelines from the City of Toronto’s Design Criteria 
for Sewers and Watermains and the Ontario Building 
Code. 
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7.4 ENERGY STRATEGY

The following report presents the findings of the 
energy study performed for The Cadillac Fairview 
Corporation Ltd. concerning the proposed mixed-
used development located at 1800 Shepard Ave. E 
Street. The purpose of this report is to provide an 
energy strategy that will help the proposed building 
design to achieve the compliance with Toronto Green 
Standards (TGS), and explore the opportunities 
toward achieving net zero development. This report is 
in support of a Zoning Bylaw Amendment application. 
Considering the upcoming changes to the Toronto 
Green Standards, this report assumes that the SPA 
application will be submitted after TGS Version 4 takes 
effect in May 2022.

PROPOSED DEVELOPMENT

The proposed development is comprised of:
• 3 Residential Towers: C1, C2, R1
• Total Residential GFA: 1,122,591 sf (104,292 sqm)
• Total number of residential units:

• R1: 550
• C1: 506
• C2: 360

• Total number of Floors:
• R1: 58
• C1: 48

• C2: 38

ENERGY CONSERVATION DESIGN FEATURES 

The design assumptions were determined from 
information available and with the intent of meeting 
the energy requirement of Toronto Green Standard 

(TGS) V4 Tier 1 as a minimum Code requirement 
and with the goal to strive for a higher level of energy 
performance. The detailed energy model inputs 
can be found in Appendix A. The following Energy 
Conservation Measures (ECMs) are recommended in 
this proposed building design:

• Opaque envelope performance with overall R-8 
effective (including thermal bridging) for walls 
and R-30 roofs;

• Exposed floors with effective R-20
• Insulated floors (Parking) with effective R-20
• Glazing performance: U-0.34 and 0.34 SHGC;
• 45% Window to Wall Ratio (WWR);
• Corridor Ventilation 30 CFM/Suite

• In suite ventilation energy recovery provided for 
dwelling units - 65% effective;

• Low flow lavatories, showerheads and faucets;
• Water source heat pump system;
• High efficiency condensing boilers;
• Variable speed control on all fans and pumps.

• High efficiency condensing gas-fired service water 
heater for the residential suites: 96% efficiency

ENERGY PERFORMANCE 

The energy use intensity (EUI) of the proposed design 
is 124.1 ekWh/sm, meeting (TGS) V4 Tier 1 targets 
for total EUI, TEDI and GHG emissions.
• TEUI (ekWh/sm): 124.1
• TEDI (ekWh/sm): 34.1

• GHGI (kgCO2e/sm): 14.1

• Emissions determined from SB-10 2017 Table 
1.1.2.2

• Using current average prices: Electricity $0.16/
kWh and Natural Gas = $0.256/m3

Additional Energy Conservation Measures (ECMs) 
have been applied to the proposed design in order to 
reduce the overall energy consumption and to achieve 
compliance with the different TGS V4 tiers. A detailed 
list of ECMs and energy analysis summary are provided 
in Appendix B.

Three (3) mechanical design options have been 
considered as part of the analysis:

• Option 1: Water Source Heat Pump (WSHP) 
system (DX cooling, backup boilers, cooling 
towers)

• Option 2: Ground Source Heat Pump (GSHP) 
system

The implemented ECMs will vary with the different 
options, considering that HVAC system efficiency will 
increase between the options (GSHP is more efficient 
than WSHP).

Thermal Energy Demand Intensity (TEDI) is not 
impacted by the mechanical system efficiency and 
type; so improving the envelope and the ventilation 
efficiency will be required to achieve the TEDI target 
regardless of the HVAC system performance.
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7.5 ARBORIST REPORT

ARBORIST SURVEY AND REPORT, prepared by The 
Planning Partnership

The following arborist report has been prepared in 
keeping with the expectations of the International 
Society of Arboriculture (ISA), as well as the City of 
Toronto Urban Forestry Services. 

This arborist report pertains to the CF Fairview Mall 
site, located in Ward 17 (Don Valley North), Toronto, 
ON. The property is the southwest parking lot for 
a well-frequented mall, Fairview Mall, bounded by 
Sheppard Ave E to the south, Don Mills Rd to the 
west, and the 404 Don Valley Parkway to the east. The 
northern boundary of the site is formed by Fairview 
Mall. 

There were 56 trees located within the site boundary 
at the time of the site visit. Most of these trees are 
juvenile and in fair to fair-good health, and make 
a contribution to the canopy in the south parking 
lot. However, tree species diversity is low, and is 
dominated by Thornless Honey Locust (Gleditsia 
triacanthos var. inermis) an urban tolerant species 
that is well-known and used for its ornamental value 
and ability to do well in dry conditions. The only 
serious affliction that affects the Honey Locust is 
canker.  

Fifty-six trees are located within the site boundary 
and six metres from the boundary. There is a mix of 
trees planted in tree grates (surrounded by paving), 
open planters, and softscape/boulevard strips. About 
70% of the trees on the site have a diameter less than 
15cm. Of the 30% of trees with DBH higher than 
15cm, most are found planted in softscape areas with 
less foot traffic.  

All trees surveyed on this site are within the 
development area and are to be removed prior to the 
start of construction on the site. This would include 
the removal and replacement of four City trees along 
Sheppard Avenue East. As the trees in the right of 
way are protected trees, permits will be required 
from Urban Forestry for their removal. Using the City 
of Toronto’s 1:1 public tree replacement ratio, four 
public replacement trees will be required on site. If the 
site cannot accommodate this number of replacement 
trees, cash-in-lieu can be applied at a rate of $583/
tree, subject to the discretion of Urban Forestry. The 
remaining 52 private trees with DBH below 30cm 
are not bylaw protected trees. Note that these tree 
replacement calculations do not account for any tree 
planting required by the Toronto Green Standard 
based on soil volume or site area calculations.  

The goal of this report is to provide a physical 
inventory of the trees on or adjacent to this property, 
as well as a tree preservation plan. Significant 
site documentation was undertaken and included 
within this report toward a more comprehensive 
understanding of the specimens in question. This 
report also ranks the trees in terms of their present 
impediments to growth. If you have any questions 
regarding tree surveying or any other information 
contained within this report, please contact Michael 
Ormston-Holloway of The Planning Partnership.
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CONCLUSION8.
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The Proposed Masterplan Concept and Phase 1 ZBA 
represents appropriate land use planning and urban 
design for the Subject Site. The retention of CF 
Fairview Mall and transformation of its surrounding 
surface parking lands will create a vibrant mixed-use 
transit-oriented community that makes efficient use 
of an underutilized site in a strategic growth area well 
served by existing higher order transit. 

The Proposed Development and the implementing 
OPA and Phase 1 ZBA are consistent with Provincial 
policy and Toronto Official Plan and Sheppard East 
Subway Corridor Secondary Plan direction for the 
planning and zoning of major transit station areas 
for high-density, transit-supportive, mixed-use 
intensification. The Proposal integrates appropriately 
with the surrounding physical context and will help 
to urbanize the Site, optimize investment in public 
transit, and positively contribute to the ongoing 
evolution of the area as a complete community. 

This section outlines the key conclusions of this 
Planning and Urban Design Justification Report, 
grouped thematically by the Guiding Principles initially 
identified at the outset of the report. 

Providing Contextually-Appropriate 
Intensification 

The Proposed Masterplan Concept represents 
contextually-appropriate intensification within an area 
that has been identified by Provincial and City policy as 
a strategic growth area and major transit station area 
suitable for the prioritization of high-density, compact 
built-form residential growth. 

The size of the Subject Site, being approximately 
18.8 hectares, and presence of an existing higher-
order transit station, create an opportunity to realize 

high-density intensification that integrates residential 
and non-residential uses with the existing mall use 
of the site and contribute to a range of city-building 
opportunities, including establishing a sense of place 
and more-complete community on the Site. 

The Urban Transportation Considerations report 
summarized in Section 7 concludes that the proposed 
density and Proposed Masterplan Concept are 
appropriate based on urban transportation principles 
and can be appropriately accommodated.

The new development will unlock significant public 
realm upgrades for the Subject Site including three 
new public parks, extensive private open spaces, a 
multi-use pathway along the east edge of Site, new 
blocks with a pedestrian-focused public realm, and 
private and public streets.

Overall, the Proposal will successfully integrate higher-
density mixed-use intensification while achieving 
appropriate built form and urban design to support 
a liveable and vibrant mixed-use transit-supportive 
community. 

Creating a Strong Sense of Place 

The Proposed Development will create an enhanced 
sense of place based on the retention of CF Fairview 
Mall and the introduction of new residential and non-
residential uses to foster a more vibrant and complete 
mixed-use community. The Proposal is organized 
around CF Fairview Mall, which is a key landmark for 
the surrounding area and North York more broadly. 
Through the careful placement and scale of blocks 
and streets, buildings, parks, and open spaces, the 
Proposal seeks to create a more welcoming, urban, 
and pedestrian-focused public realm that provides 
better connections for the community to the mall, 
Don Mills Station, and around and through the site to 
destinations in the wider area. 

From a built form perspective, the Proposal 
incorporates an appropriate range of building scales, 
framing and supporting pedestrian-friendly streets 
and reflecting a sensitive built form approach with 
respect to setbacks at grade, tower stepbacks, height, 
density and separation distances. In recognition of 
the presence of Don Mills Station on the Site, and 
Secondary Plan direction to locate greatest building 
heights and densities in its proximity, the Phase 1 ZBA 
Proposal provides an appropriate design response 
that has regard for built form policies and introduces 
residential uses, including a purpose-built rental tower, 
to realize more efficient use of currently underutilized 
land in a major transit station area immediately 
adjacent to an existing subway station.

Overall, the Proposal will create a strong and 
memorable transit-oriented sense of place with 
appropriately-scaled built form and diverse 
opportunities to live, work and play. 

Reinforcing the Retail Function and Employment 
Role of CF Fairview Mall

By retaining CF Fairview Mall as a focal point for the 
redevelopment as well as a retail and entertainment 
hub for the area, the Proposal supports economic 
development and employment. The Proposal retains 
the existing mall while building in flexibility in the 
proposed OPA to the Secondary Plan to support 
additional non-residential gross floor area, which 
may include the introduction of new complementary 
non-residential uses on the mall lands in addition to 
smaller-scale resident-serving retail uses. 

The Proposal represents an opportunity to continue 
the evolution of the traditional retail format and 
physical character of the mall to achieve a transition 
from an isolated object in automobile-dominated 
context to a more urbanized, transit-supportive, and 
pedestrian-oriented retail format situated within a 
vibrant and pedestrian-friendly public realm. 
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Supporting Housing Choice Within a Livable 
Environment

The Proposal will provide approximately ~4,700 
residential dwelling units in a high-density compact 
form, comprising a range of unit types and tenures 
to support a diversity of family sizes and life cycles. 
The proposed Phase 1 ZBA includes rental and 
condominium residential units, more than forty 
percent of which will be comprised of 2 or more 
bedrooms, in order to ensure ample supply of larger 
family-sized units. 

The applicant is open to exploring opportunities 
to provide affordable housing contributions in 
conjunction with the development of the site, for 
example an in-kind contribution towards  community 
benefits charges.

Providing a Diverse and Connected Network of 
Open Spaces, and new Community Amenities 

The Proposal introduces new public parks, private 
open spaces, and other pedestrian and cycling 
infrastructure to expand the public realm, improve 
active transportation opportunities, and satisfy the 
active and passive recreational needs of residents. 

The Proposal will provide three new public parks 
throughout the Site to meet the recreational 
needs of residents and workers in the area and 
to accommodate a diversity of recreational 
programming. Private open space will supplement 
public parkland to provide additional pedestrian 
amenity and hard and soft landscaped areas blending 
seamlessly with the public realm. 

Support the Key Directions of the Sheppard East 
Subway Corridor Secondary Plan

The Proposal has been conceived and designed to 
have regard for the Sheppard East Subway Corridor 
Secondary Plan. The proposed OPA to the Secondary 
Plan seeks to permit 2.5 FSI across the Site to enable 
realization of the Proposed Masterplan Concept over 
time. The proposed density, land use mix, block and 
street network, parkland and open space system, 
tower massing, and building heights of the Proposed 
Masterplan Concept, including the implementing 
Phase 1 ZBA, are substantially in keeping with 
the Secondary Plan vision, goal, and objectives 
of fostering high-quality mixed use development 
that makes efficient use of under developed lands 
surrounding CF Fairview Mall while being supportive 
of public investment in transit in the Sheppard East 
Subway Corridor and the Area ‘D’ Don Mills Node.

The Proposed Masterplan Concept and implementing 
Phase 1 ZBA respond to the challenges of urbanizing 
the existing edges of the CF Fairview Mall Site with 
residential intensification. The proposed planning 
approach enables the retention of CF Fairview Mall at 
the core of the Site and urbanizes its context with a 
new block and street network that provide access and 
operational flexibility to the Mall while creating a high-
quality public realm that enhances pedestrian access 
to the Don Mill Subway Station, TTC bus station, and 
transit-associated parking structure facilities on the 
Site, and the surrounding high-density community.

The implementing Phase 1 ZBA has regard for 
Secondary Plan urban design policies, including the 
framing of streets, pedestrian public realm, and 
guidance for locating the greatest building height and 
density in proximity to subway stations and the major 
intersection of Sheppard Avenue East and Don Mills 
Road.

The Proposed Masterplan Concept and the 
implementing OPA and Phase 1 ZBA represent 
appropriate land use planning and urban design, 
having regard for the matters of Provincial interest set 
out in the Planning Act, and being consistent with the 
policies of the Provincial Policy Statement.

The Proposed Masterplan Concept and the 
implementing OPA and Phase 1 ZBA conform to the 
policies of the Growth Plan, and substantially satisfies 
the intent of the Official Plan, particularly with respect 
to Mixed Use Areas, built form, public realm, housing, 
parks, retail and economic development, and the 
integration of land use and transportation, among 
other matters.

The Proposal has appropriate regard for the Sheppard 
East Subway Corridor Secondary Plan and is in keeping 
with the urban structure described therein for the Key 
Development Areas, including the Area 'D' Don Mills 
Node in which the Site is located.

Overall, as indicated throughout this report, the 
Proposed Masterplan Concept and implementing 
OPA and Phase 1 ZBA represent a comprehensive 
and desirable planning and urban design vision for 
the Site that will shape a significant new mixed-use 
transit-supportive development in a strategic growth 
area Major Transit Station Area and achieve a range of 
important city-building benefits.
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