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STAFF REPORT 
ACTION REQUIRED  

Preliminary Report 
Official Plan and Zoning Amendment Applications 
872 - 878 Sheppard Avenue West   

Date: January 25, 2007 

To: North York Community Council 

From: Director, Community Planning, North York District 

Wards: Ward No. 10 – York Centre 

Reference 
Number: 

File No. 05 212039 NNY 10 OZ 

  

SUMMARY 

 

An application has been submitted to permit an eight (8) storey, mixed-use condominium 
apartment building with 323m2 of ground floor commercial space, 122 residential units 
above and one level of underground parking at 872 to 878 Sheppard Avenue West.  

This report provides preliminary information on the above-noted applications and seeks 
Community Council’s direction on further 
processing of the applications.     

Subsequent to submitting outstanding 
information required from the applicant, it 
is recommended that upon completion of 
the evaluation of the proposal, a Final 
Report be prepared with notice of a Public 
Meeting under the Planning Act. 
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RECOMMENDATIONS 

 
The City Planning Division recommends that:  

1. notice for the Public Meeting under the Planning Act be given according to the 
regulations of the Planning Act.  

Financial Impact  

The recommendations in this report have no financial impact.  

APPLICATION HISTORY  

In December of 2005, the owner of 866-868 Sheppard Avenue West submitted an 
application for an amendment to the Official Plan and Zoning By-law for the property at 
872 Sheppard Avenue West.  The proposal was for a six storey, 49-unit addition to the 
existing 103-unit retirement residence at 866-868 Sheppard Avenue West which was 
completed in 2004.    

In December 2006, the applicant notified City Planning that the property at 872 Sheppard 
Avenue West had been acquired by the owner of 874 Sheppard Avenue West.  The new 
owner has assembled a number of properties and the current application now includes 
four properties immediately west of the retirement home, 872 to 878 Sheppard Avenue 
West. 
       
ISSUE BACKGROUND 

Proposal 

The applicant is proposing an eight (8) storey mixed-use condominium apartment 
development with 323m2 of ground floor commercial space and 122 dwelling units 
above.  A floor space index of 3.0 is proposed.  A total of 159 parking spaces will be 
provided, 113 of which will be located below grade.  The site statistics are presented on 
the Application Data sheet (Attachment 5)      

Site and Surrounding Area  

The site is located on the north side of Sheppard Avenue West between Wilson Heights 
Boulevard and Wilmington Avenue.  The land assembly has an overall site area of 
3,912m2 and a frontage of approximately 65 metres on Sheppard Avenue West.  The site 
currently contains two vacant, one-storey residential dwellings.     

Land uses surrounding the subject site are as follows:  

North:  Single family detached dwellings; 
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South: A mix of single family detached dwellings, mid-rise mixed used developments 
and commercial uses; 

East:  A mix of institutional and commercial uses; and 
West:  Single family detached dwellings and mid-rise mixed use developments. 

Official Plan  

The site is within the Sheppard West/Dublin Secondary Plan area where the policy 
objectives are to encourage and maintain a diversity of residential, institutional, retail, 
service commercial, office and open space uses.  The subject site is designated Mixed Use 
Area “B”, the preferred development form being mixed use developments which contain 
ground floor commercial uses with upper floor residential uses.  On lots with frontages 
greater than 30 meters, mixed use buildings may have a maximum density of 2.0 times 
the lot area and a maximum height of 5 storeys.   

The Secondary Plan further requires a minimum building setback from Neighbourhoods 
of 9.5 metres and that suitable fencing and a minimum 1.5 metre landscape strip be 
provided and maintained along the rear property line between new development and 
Neighbourhoods. 

Zoning  

The subject lands are zoned “R4” (One-Family Detached Fourth Density Zone) in the 
former City of North York Zoning By-law 7625.  This zone permits single family 
detached dwellings and accessory uses.  A limited number of institutional and recreation 
uses as well as home occupations are also permitted in this zone.   

Site Plan Control  

A Site Plan Control application has been submitted.  The Site Plan Control application is 
being reviewed concurrently with the Official Plan and Zoning By-law Amendment 
applications.  Issues such as screening, landscaping and pedestrian amenities will be 
reviewed through the site plan approval process.   

Tree Preservation  

The application is subject to the City of Toronto Private Tree By-law and an Arborist 
Report will be required. 

Reasons for the Application  

Amendments to the Official Plan and Zoning By-law are required because the proposal 
does not comply with the height and density provisions of the Mixed Use Area “B” 
designation nor the land use permissions contained within the “R4” zoning category.    
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COMMENTS 

Community Consultation 

A community consultation meeting has been scheduled for February 12, 2007.  

Issues to be Resolved 
On a preliminary basis, the following issues have been identified.  Other issues may be 
identified through the community consultation process and the processing of this 
application:  

1. The submission of all outstanding studies and background material needed to 
complete the technical assessment of the proposal; 

2. The appropriateness of the requested increase in height and density will be 
considered; 

3. The compatibility of the proposed development within the surrounding 
neighbourhood context will be evaluated; 

4. The traffic impacts of the proposal including parking demand and loading area 
design will be analyzed; and  

5. The adequacy of the proposed indoor and outdoor residential amenity space will 
be evaluated.   

Additional issues may be identified through the review of the application, agency 
comments and the community consultation process.  

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

SIGNATURE    

_______________________________ 
Thomas C. Keefe, Director 
Community Planning, North York District  

ATTACHMENTS 
Attachment 1:  Site Plan 
Attachment 2:  North and South Elevations 
Attachment 3:  East and West Elevations  
Attachment 4:  Zoning 
Attachment 5: Application Data Sheet 
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Attachment 1:  Site Plan   


