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UPDATE ON 3180 YONGE STREET 

The developer behind the proposed 3180 
Yonge Street development has effectively 
abandoned the City planning approval 
process with a direct appeal to the provin-
cial Local Planning Appeal Tribunal (LPAT), 
even though the City’s planning approval 
process is not yet complete. They cite the 
City’s current lack of decision as the reason 
for the appeal. 

LPAT has the option to override Toronto’s 
municipal by-laws and approve this devel-
opment with minimal or no further modi-
fications. The developer will certainly be 
arguing they’re fulfilling the goal to inten-
sify development in the area of Lawrence 
subway station, as mandated by the pro-
vincial government. 

The developer, NYX Capitol Corporation, 
first made their 3180 Yonge Street applica-
tion in November 2020. In March 2021, the 
application went before the North York 
Community Council, where planning staff 
noted their concerns: “The applicant has 
submitted an application to amend the 

Developer abandons City approval process, appeals directly to LPAT 

zoning by-law, but the proposal does not 
comply with a number of aspects, includ-
ing: building height, density, set-backs, 
space for amenities, parking and other   
issues.”  

Bedford Park Residents Organization 
sprang into action. We met directly with 
the developer (Tim Jessop, Vice President, 
NYX Capital Corporation) and opened a di-
alogue with the City planner overseeing 
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3180 Yonge update, continued... 

the file (Cathie Ferguson). We have also 
been in regular communication with 
Councillor Mike Colle and his staff, as well 
as Councillor Jaye Robinson, whose district 
will also be impacted. Joining with neigh-
bouring resident organizations adjacent to 
the development, we sent a group letter  
to decision-makers, and continue to work   
together. Finally, we began an outreach 
campaign with BPRO members to keep 
them apprised of developments and en-
courage participation through an email-
writing campaign.  

In early May, we participated in a Commu-
nity Consultation Meeting, which more 
than 450 residents attended. Feedback 
from residents was highly negative. The 
City and Councillor Colle’s office also        
received nearly 250 letters of concern.  

The developer did submit revised plans to 
the city on May 31, purportedly in response 
to concerns raised by the City and local 
residents. However, the changes were very 

minor (for example, the gross floor area was 
reduced by 2.5%).  

Based on the comment matrix submitted 
by the developer, which shows detailed 
comments from the City, it is clear that the 
Planning office is not supportive of the pro-
posal, raising issues such as height, set-
backs, the laneway, and the lack of connec-
tion to the subway. 

NYX Capitol Corporation, the City and resi-
dent organizations are currently awaiting a 
case management conference date from 
the LPAT board. 

BPRO will continue to communicate with 
influencers, and we have opened a dialogue 
with MPP Robin Martin. We are also reach-
ing out to representatives from local 
schools and neighbourhood organizations. 
We know our residents are very engaged 
on this issue and deeply concerned, and we 
will be keeping you updated on the latest 
developments from the LPAT board. 

 

 

AVENUE AND LAWRENCE 

In January 2021, the developer’s plans 
were considered by the City's Design Re-
view Panel, an objective, third-party panel 
of private sector professionals who pro-
vide professional design advice as part of 
the City of Toronto’s planning review   
process.  

Overall, the panel was critical of the       
developer’s proposed plan, largely ac-
knowledging concerns raised by BPRO 
and other  resident organizations. In the 
end, the   panel voted 10-1 against the 
current proposal, with the single vote of 
support being conditional on reducing 
the density, improving the access to the 
proposed city-owned park space through 
privately-owned land, and the road net-
work.  

OTHER DEVELOPMENT FILES WE’RE WATCHING 

First Capital is still working on incorporat-
ing changes into what will be a resubmis-
sion in the coming months. We will be 
sure to share the updated proposal when 
it’s released. 

250 LAWRENCE AVENUE WEST 

The developer has completed the main 
work to replace the culverts for Otter 
Creek, which the city buried more than 50 
years ago—a win for BPRO and local resi-
dents, who lobbied for this infrastructure 
improvement. The developer has also 
completed demolition of the former medi-
cal building, installed concrete pilings, and 
has begun below-grade excavation. In the 
meantime, BPRO will continue to advo-
cate for “no left turn” signs for cars exiting 
onto Lawrence.  



3 

Developers could be set to exploit two 
sets of competing planning guidelines in 
Toronto over the next 12 months. Of 
course, as residents of Bedford Park, our 
primary concern is how this will play out 
in the development application for 3180 
Yonge Street. The developer is clearly try-
ing to use this to their advantage with 
their appeal to LPAT.  

However, it’s important to recognize the 
unusual circumstances that have led to 
such an excessive development proposal, 
and the planning clash that could have 
implications for neighbourhoods across 
the city. 

BPRO isn’t opposed to new develop-
ments or increased densification. Howev-
er, in the case of 3180 Yonge Street, in-
creased densification can easily be solved 
by a proposal that is no more than seven 
stories and is sensitive to the entirely rea-
sonable concerns of our residents.  

On one side of this battle, we have the 
City of Toronto, with clear guidelines, poli-
cies and priorities as outlined in its Official 
Plan. For example, the proposed develop-
ment at 3180 Yonge Street is governed by 
the Avenues and Mid-Rise Building Study 
(which you can find HERE), which specify 

PRESIDENT’S POINT OF VIEW by Ted Butler 

things such as height and density (for       
example, building heights are capped at a 
1:1 ratio with the width of the road). These 
guidelines are carefully crafted to ensure 
that new buildings are of an appropriate 
scale and transition to the surrounding 
neighbourhood.  

On the other side, we have the provincial 
government, which enacted Bill 108 in mid-
2019. Out of this came A Place to Grow: 
Growth Plan for the Greater Golden Horse-
shoe (read it HERE), a growth plan focused 
on increasing density, in particular around 
Major Transit Station Areas (MTSAs)―in  
other words, main streets within a 500-800 
metre radius of a transit station. Densifica-
tion has been a provincial priority since the 
Wynne government. 

This plan for increased density may work 
well for many of the more than 180 MTSAs 
in Ontario, including stops along the new 
Ontario Line. However, the City of Toronto is 
already at 100 percent of the density target.  

Still, the province’s plan could be used to 
justify a tall, dense building at 3180 Yonge 
Street simply because it’s near Lawrence 
subway station, regardless of the fact that it 
exceeds municipal bylaws, exists in an al-
ready established low-rise neighbourhood, 
and will increase ridership at an already 
packed subway stop. 

WHO GETS TO DECIDE WHICH SET OF 
PLANNING RULES APPLY?  

The ultimate authority rests with the LPAT, 
a provincial body that replaced the Ontario 
Municipal Board (OMB). When LPAT was 
first created by the Wynne government, it 
was intended to be a body that would over-
see the fairness of the planning process    
rather than having decision-making power. 
Under the Ford government, the LPAT has 
been given authority to approve or reject 

The Battle Between Municipal and Provincial Priorities in Bedford Park 

https://www.toronto.ca/wp-content/uploads/2017/09/9039-Avenues-Mid-Rise-Buildings-Study-Part-1.pdf
https://files.ontario.ca/mmah-place-to-grow-office-consolidation-en-2020-08-28.pdf
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development proposals based on densifica-
tion priorities outlined in A Place to Grow. 

When municipal and provincial guidelines 
around density are in conflict, developers 
ask themselves a simple question: Why go 
through months or even a year of effort and 
tens or hundreds of thousands of dollars, to 
satisfy the City of Toronto’s planning regu-
lations and resident concerns when you 
can just appeal to LPAT, which follows a dif-
ferent set of priorities?  

Why, indeed.  

THE BIGGER PLANNING PICTURE 

This is not about a single development pro-
posal. LPAT approval of one development 
could mean that every commercial proper-
ty within 500-800 metres (the City is re-
quired to establish individual targets for 
each MTSA) of Lawrence and York Mills TTC 
stations is fair game for similar develop-
ment. These two transit hubs basically pro-
vide cover for developers seeking to build 
all along the Bedford Park section of Yonge 
Street. 

The City spent years creating a growth and 
densification plan for Yonge and Eglinton 
through the Mid-Town in Focus guidelines 
(which you can read HERE). As a result, 
Yonge-Eglinton Centre is expected to grow 
from 19,000 to 49,000 residents—an in-
crease in density of more than 250 percent.  

Densification of Yonge and Lawrence 
could instead be driven by a patchwork 
of precedent-setting LPAT decisions      
rather than thoughtful planning and 
guidelines. 

WHAT HAPPENS NOW? 

It will be at least a year before there is a 
shift in the battle of municipal versus pro-
vincial rules. First, there could be a change 
of government in June 2022. Second, the 
City will release a new Official Plan by July 
2022 (see sidebar, right). This new plan twill 
incorporate new provincial priorities, finally 

providing clarity for both residents and    
developers. However, these timelines give 
developers at least a year to take ad-
vantage of the no-man’s land we find our-
selves in today. 

Even though NYX Capital Corporation has 
appealed their development application 
to LPAT, it isn’t necessarily a slam dunk. In 
fact, if NYX is seen as uncooperative with 
the City’s planning process and the con-
cerns of local residents, it could work 
against them when they end up before 
the  Tribunal.  

Fortunately, BPRO has access to profes-
sionals who are able to provide pro bono 
advice. However, as a grass-roots organiza-
tion entirely funded by community dona-
tions, we are not in a financial position to 
spend tens of thousands of dollars to hire 
a team of lawyers and planners to advo-
cate on our behalf before LPAT. We can 
simply offer whatever support we can to 
the City of Toronto if and when a tribunal 
date is set. 

The City of Toronto is reviewing its    
Official Plan to develop a revised    
vision for city over the next 30 years 
(through 2051). The Official Plan      
review process is mandated by the 
province to ensure local municipali-
ties can meet the planning require-
ments set out in A Place to Grow: 
Growth Plan for the Greater Golden 
Horseshoe (which came into effect in 
May 2019). The new plan must be 
completed by July 1, 2022.  

Over the next few months, the City 
will be rolling out “Our Plan Toronto”, 
a multi-platform virtual engagement 
campaign to seek public input into 
the process.  

MERGING PRIORITIES:   

Creating a New Official Plan 

https://www.toronto.ca/city-government/planning-development/planning-studies-initiatives/midtown-in-focus/
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GLENGARRY AVENUE PARK MOVES TO FINAL  

DESIGN FOLLOWING COMMUNITY FEEDBACK 

As part of the new residential develop-
ment at 250 Lawrence Avenue West, the 
City of Toronto is proceeding with plans 
to design a new 280m2 park on Glengarry 
Avenue, west of Elm Road and directly 
adjacent to the Douglas Greenbelt. The 
park will be on city-owned land, but will 
be directly accessible from both the Glen-
garry and Lawrence Avenue sidewalks 
through a “Privately Owned Publicly Ac-
cessible Spaces” arrangement (see side-
bar, below). 

The City is working with the developer on 
the design and construction of the new 
park, which will include a children’s play 
area, shade structure, seating area, and a 
future connection to Douglas Avenue or 
Avenue Road.  

The City has now completed Phase 1, 
which included collecting feedback from 
residents through an online survey and a 
Public Consultation meeting in March. 
The majority of respondents were satis-
fied with the proposed concept design, 
amenities and features. To see the City’s 
report on neighbourhood feedback, click 
here.  

Feedback will be used to inform the de-
velopment of a final design, which will be 
presented for review and feedback this 
Fall. Construction is expected to take 
place between Spring and Fall 2023.  

More details on this project can be found 
here: www.toronto.ca/GlengarryPark. 

Image: Artist rendering of initial concept. Photo courtesy of City of Toronto. 

What are POPS?  
POPS is a planning acronym that stands for “Privately Owned Publicly-Accessible 
Spaces”. These are a specific type of open space that the public is welcome to    
enjoy, though it remains privately owned. In order to provide much-needed open 
space within Toronto’s dense urban landscape, the City often negotiates with pri-
vate developers to include POPS as part of the development application and re-
view process. The new park planned for Glengarry will be on City-owned land ac-
cessible to the public through a POPS arrangement with developers. 

https://www.toronto.ca/wp-content/uploads/2021/05/962b-new-park-glengarry-ave-what-we-heard-report-april-2021.pdf
http://www.toronto.ca/GlengarryPark
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DRIVE-THROUGH COMMUNITY ENVIRONMENT DAYS 

Due to COVID, the City has canceled this year’s Environment Days. Instead, the City will 
be hosting many drive-through Community Environment Days in September and Octo-
ber. This will allow residents to properly dispose of a variety of household items such as 
small appliances, electronics and hazardous waste. You can also pick up free compost 
and make charitable donations of books, sports equipment and clothing.  

You can find the full 2021 Environment Day event schedule here. The locations closest to 
Bedford Park are: 

 

Do you have old paint cans, propane tanks, pool chemicals, empty aerosol cans, used 
batteries, or energy-efficient lightbulbs (which must be disposed of responsibly be-
cause they contain mercury)? 

Toronto offers a Toxic Taxi service that will help you easily dispose of hazardous 
waste and protect the environment. In fact, did you know that the Toxic Taxi visits 
our neighbourhood about every two weeks, saving you a trip to the dump? Simply 
call 311 with a rough list of what you’ll be disposing of, and they’ll give you a date to 
leave your items on your porch. You’ll need to sort and separate all items and place 
them in an open-topped box for inspection. If you don’t meet the minimum of 10   
litres/kilograms, work together with your neighbours to make up a box!  

For more information and a full list of items, visit here. 

LET THE TOXIC TAXI COME TO YOU! 

Winter may be the last thing on everyone’s minds these days, 
but the inevitable return of snow will be much easier to man-
age this year. City Council has finally voted to approve the ex-
pansion of snow clearing to all Toronto neighbourhoods. Our 
neighbourhood will now be among the more than 103,000 
households being added to the City’s current plowing efforts. 

DATE:  

Sunday, Sept. 12 , 10 am to 2 pm 

Sunday, Sept. 12 , 1 pm to 5 pm 

Sunday, Sept. 26, 10 am to 2 pm 

Sunday, Oct. 24, 10 am to 2 pm 

DROP OFF LOCATION: 

Dufferin Transfer Station, 35 Vanley Crescent 

Bermondsey Transfer Station, 188 Bermondsey Rd. 

Bermondsey Transfer Station, 188 Bermondsey Rd. 

Dufferin Transfer Station, 35 Vanley Crescent 

COUNCIL APPROVES CITY-WIDE SNOW CLEARING 

https://jayerobinson.us3.list-manage.com/track/click?u=c641c37ddd5d838ab81b6fee0&id=757356435e&e=cec5469c7b
https://www.toronto.ca/services-payments/recycling-organics-garbage/household-hazardous-waste/?accordion=household-hazardous-waste-hhw-items
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… your community voice is more important than ever before!  

1500 Avenue Road,  P.O. Box 1373,  Toronto, Ontario  M5M 0A1 

647-560-BPRO (2776)       info@bprotoronto.ca       www.bprotoronto.ca 

COUNCILLOR’S CORNER  
Mike Colle, Ward 8 

To visit the councillor’s website, click here. 

Sign-up to receive his latest newsletter. 

A VERY SPECIAL THANK YOU TO 

If there was ever a newsletter to share, 
this one is it! The neighbourhood is 
changing and now is the time to galva-
nize and work together for the  better-
ment of Bedford Park. Your word-of-
mouth is our best form of advertising! 
PLEASE SHARE THIS NEWSLETTER 
WITH A NEIGHBOUR TODAY.  

SPREAD THE WORD 
Share this newsletter! 

As many of you know, the Bedford Park Residents Organization 
was reactivated in the summer of 2018 after a period of dor-
mancy. Since then, we’ve grown our membership and become 
extremely active across the community. Our growth and suc-
cess would not have been possible without the talent, enthusi-
asm and hard work of volunteer Su Keen. 

While Su’s official title was Membership and Communication, 
her work has included everything from responding to resident 
calls and emails, liaising with neighbouring resident organiza-
tions, managing back-office operations, writing and doing lay-
out for all communications, organizing events and the AGM, creating a website and 
membership database, putting up flyers―you name it, she has applied her boundless 
energy to get it done!  

After several years of hard work as BPRO’s volunteer extraordinaire, Su has now retired 
from her BPRO role. We would like to recognize her immense contribution and extend 
our deepest thanks for all she has done.  

BPRO VOLUNTEER SU KEEN 

VOLUNTEER NEEDED  
Do you have an eye for design?  

BPRO is seeking a volunteer with a great 
design sense and an eye for detail to assist 
with desktop publishing and newsletter 
layout. General knowledge of Microsoft   
Office Publisher and MailChimp are help-
ful, though you don’t need to be a profes-
sional designer! If you’re interested, please 
email info@bprotoronto.ca. 

 

mailto:info@bprotoronto.ca
https://www.bprotoronto.ca/
https://www.mikecolletoronto.com/
mailto:info@bprotoronto.ca

