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A SPRING REFRESH OF 
NEWS AND ALERTS 
 

The days are longer and the temperatures 
warmer. After a long winter, spring has finally 
come back to Bedford Park.  

The first quarter of 2022 has been a busy one 
for BPRO, from new legislation and policy  
announcements to new development pro-
posals, we hit the ground running in January. 

With so many things happening, we’re          
re-examining when and how we send out 
information to members so we can be more 
nimble. As a result, you may see more quick  
e-News hits in your inbox and some changes 
to our website over the next few weeks.  

We will continue to publish this newsletter, 
of course, but use it as a chance to share 
more in-depth articles and analysis.  

IN THIS ISSUE 

 New Policies Affect Development 
Approvals 

 Bedford Park Development  
Updates 

 President’s POV by Ted Butler 

 Membership Renewal Reminder 

 Update on Garden Suites 

 Public Engagement Meetings on 
Multiplexes 
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https://unsplash.com/collections/37288323/springtime?utm_source=unsplash&utm_medium=referral&utm_content=creditCopyText
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 While City planners struggle to accommodate 
the needs of multiple stakeholders seemingly 
in perpetual conflict, the province has just  
announced a massive overhaul of the plan-
ning process and a completely different set of 
directives. This has resulted in a jumble of 
rules and policies so confusing that it feels like 
they could only produce buildings like the one 
pictured on the right.  

Looking at it from the perspective of Toronto’s 
current planning environment, it feels like this 
building could serve as a symbol of the chaos 
we find ourselves in today. 

The Problem: Two Sets of Rules 

So much of our work in 2021, and certainly go-
ing into 2022, has focussed on the increasing 
number of condo developments in and 
around our neighbourhood. BPRO has called 
upon developers to adhere to the City’s  
Avenue Study, a municipal policy document 
that outlines requirements for new develop-
ments along major roads in Toronto, includ-
ing limits on height and density. 

Developers have the option of appealing the 
decisions of City planners with the Ontario 
Land Tribunal (OLT), which operates under a 
separate set of provincial rules. This means 
development applications are proceeding  
under rapidly evolving legislative and policy 
developments at the provincial level, which 
will most certainly impact how we approach 
our advocacy work. 

It’s clear that the priority of the provincial gov-
ernment is to address two key housing issues: 
affordability and availability. It’s also clear that 
there’s a battle brewing between provincial 
priorities and the municipal standards that 
normally govern development applications. 

Here is a re-cap of the provincial changes that 
have happened already in 2022. 

January: Introduction of the Streamline  
Development Approval Fund 

In the third week of January, Ontario Premier 
Doug Ford brought together mayors from 
across Ontario for a housing summit and 
pledged to eliminate “unnecessary delays” in 
building new homes through the Streamline 
Development Approval Fund, promising $45 
million to accelerate the application approval 
process for new homes. He also committed to 
developing a uniform “data standard” for 
planning and development applications 
across the province. 

February: Housing Affordability Task Force 
Releases Recommendations 

In February, the government’s Housing  
Affordability Task Force issued 55 recommen-
dations that were intended to provide a road 
map for the government’s long-term housing 
strategy.  

NEW POLICIES AFFECT DEVELOPMENT APPROVALS 
Provincial changes target density and affordability  

This apartment tower in Amsterdam (designed by 
award-winning design firm MVRDV) is a marvel of inno-
vation design and engineering, and a visual metaphor 
of our current planning environment in Toronto. 
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These included recommendations intended to:  
• support increased density through loosen-

ing zoning restrictions in neighbourhoods 
that currently allow only detached or semi-
detached houses (ie. secondary suites,  
garden suites, laneway houses, multi-tenant 
housing, and the automatic approval of up 
to four housing units and four storeys on a 
single residential lot); 

• allow “as of right” zoning up to unlimited 
height and unlimited density in the immedi-
ate proximity of major transit stations; 

• reduce and streamline municipal rules and 
requirements, including setting uniform pro-
vincial standards that will over-ride munici-
pal jurisdiction; 

• cut red tape in the approval process, includ-
ing “depoliticizing” the process by reducing 
public consultation and objections 
(including objections intended to maintain 
“prevailing neighbourhood character”); 

• strengthen the Ontario Land Tribunal by  
increased funding and giving the OLT the 
power to weed-out appeals made in opposi-
tion to projects, fast-track applications, and 
increase barriers to filing objections; 

• remove “right of appeal” for projects with  a 
minimum of 30% affordable housing. 

If you’re interesting in learning more about the 
report, you can read the summary document 
here: Mobile Version, PDF, Text version. 

While these were just recommendations, they 
set a clear direction. Taken together, many 
feared the recommendations would impact 
the ability of City planners to implement local 
zoning regulations, as well as limiting the  
voices of residents and neighbourhood associa-
tions in the planning process. According to a 
story published in the Toronto Star: 

Many of the housing task force report’s 
recommendations suggested ways to 
limit how development can be stifled by 
local opposition to neighbourhood 
growth and change. Those recommenda-
tions included eliminating municipal poli-
cies that prioritize preserving 
“neighbourhood character,” exempting 

projects of 10 units or fewer from public 
consultation when they only need mi-
nor variances, limiting municipalities 
from hosting consultations beyond 
what is required in the Planning Act, 
and banning heritage designations 
that are made only after a develop-
ment application is filed. 

March: More Homes for Everyone Act 

On March 30, the government finally  
released their much-anticipated four-year 
plan, the More Homes for Everyone Act.  

Surprisingly, many of the Task Force  
recommendations from February were not 
included in this pre-election legislation.  

The four-year plan includes: 

• $19 million over three years to reduce 
backlogs at the Ontario Land Tribunal and 
Landlord and Tenant Board; 

• measures to expedite construction and 
incentives for municipalities;  

• measures to speed up decision-making 
by moving responsibility for site plan re-
views to municipal staff rather than local 
council, and a requirement that munici-
palities refund application fees to devel-
opers if they don’t make a decision within 
legislated timelines; 

• designating a tiered percentage of park-
land that municipalities could require of 
developers for Transit-Oriented Commu-
nities; 

• increasing transparency by requiring pub-
lic reporting on development applications 
and approvals.  

Faced with the challenges of working with 
municipal plans and priorities, the govern-
ment announced the launch of ten new 
consultations, as well as the creation of a 
housing supply working group of key mu-
nicipal stakeholders to examine the “missing 
middle” in Ontario’s housing needs. 

It’s expected that access to affordable  
housing will be a key issue in the provincial 
election on June 2, 2022. 

https://s3.documentcloud.org/documents/21199912/ont-housing-report.pdf
https://assets.documentcloud.org/documents/21199912/ont-housing-report.pdf
https://assets.documentcloud.org/documents/21199912/ont-housing-report.txt
https://ero.ontario.ca/notice/019-5284
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BEDFORD PARK DEVELOPMENT UPDATES 

3180 YONGE STREET 

As you can see from reading the details of the 
provincial government’s housing strategy 
(see lead story), the OLT appeal for 3180 
Yonge Street hits many of the pain points 
that the Ford government is trying eliminate, 
and as such, it could be among the first large 
developments to benefit from the new  
provincial legislation and guidelines.   

On March 9, BPRO participated in an OLT 
Case Management Conference. While the 
OLT could have used this as an opportunity 
to ask the developer to complete the munici-
pal approval process before launching their 
appeal, they agreed to hear the case. From 
there, the meeting was largely administrative 
in nature, giving the OLT a chance to identify 
interested parties and gather information. 
BPRO was granted official party status.  

A second Case Management Conference has 
been scheduled for July 29, and the OLT will 
conduct the actual hearing over the course of 
five days in January 2023. 

Following the initial meeting, and likely in  
response to the fact that the hearing would 
not happen until 2023, the developer’s legal 
team asked to move forward with the option 
of non-binding mediation, and sessions have 
been scheduled for April 27, May 4, and  
May 13.  

While these mediation sessions are not open 
to the public, all recognized parties will have 
status. BPRO and the Lytton Park Residents 
Organization (LPRO) will be in attendance for 
the three days of mediation meetings, repre-
senting the interests of neighbourhood  
residents and taking the lead on behalf of our 
sister resident organizations.  

Since all opposing parties are largely in agree-
ment on key issues, the City will be taking the 
lead on making the case. Our role will be to 
support the City of Toronto’s objections, and 
therefore we won’t be retaining a separate 
legal team. However, we’re fortunate to have 
a former city planner on the BPRO Board of 
Directors, and we will be submitting our own 
Mediation Brief. 

If the mediation results in a stalemate, the  
developer can still move forward with the OLT 
process. If the City and the developer come to 
an agreement, BPRO retains the option of 
proceeding with the OLT hearing at our own 
expense.  

AVENUE AND LAWRENCE 

The developer has continued to acquire land, 
which means that the property under devel-
opment will now include properties from the 
intersection of Avenue Road and Lawrence 
north to the edge of the Pusateri’s property 
(but at this point not including the Royal 
Lighting building), and eastbound along Law-
rence to include the red brick medical arts 
building at 272 Lawrence Avenue West. With 

Photo Credit: Su Keen 
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the acquisition of additional land, they are  
revising their development plan, which will 
now include the creation of a private laneway 
into the development at the 272 Lawrence 
end of the property. The laneway entrance will 
include a new traffic light on Lawrence—good 
news from a traffic and safety point of view.  

The proposed development now includes two 
towers (13 storeys and 9 storeys). The pro-
posed parkette will be made larger but will 
move slightly, resulting in less sunlight.  

While we’re not crazy about the height, we 
are at least pleased that they have sought 
open dialogue with the City and BPRO.  

They’re still in the early in the planning  
process, and it will likely be five or six years 
before they break ground, starting with Phase 
1 at the Starbucks and veterinarian sites.  

1648-1670 AVENUE ROAD (west side,  
between Brookdale and Cranbrooke)  

An application has been submitted for a  
condo property at 1648-1670 Avenue Road 
and 405-470 Brookdale Avenue. The proposal 
includes a 9-storey residential building with 
commercial uses at grade and 58 residential 
units. Access to a 2-level underground garage 
is proposed from the Brookdale Avenue side. 

The initial Community Consultation Meeting 
took place on Monday, April 4th. 

BPRO’s Board of Directors recently met with 
representatives of the developer—in this case, 
planning consultants from the Goldberg 
Group, who have offices in our community 
and also represent the developers of the 250 
Lawrence site—to learn more about their  
initial proposal, which is very similar to other 
new buildings along Avenue Road. We’re 
pleased that the entrance will be on a side 
street, and the proposal does do a good job 
managing existing green space.  

While this site is outside BPRO’s borders, pro-
posed developments such as this can be 
precedent-setting and will therefore affect 
our members. We’re happy to support UACA 
(the Upper Avenue Road Community Associa-
tion) as they take the lead on this file.  

UACA has pointed out that height is a major 
concern as it greatly exceeds current plan-
ning guidelines and will set a precedent for 
future buildings on Avenue Road. Height  
perceptions may seem even more exaggerat-
ed as the rear of the building faces onto the 
lower grade of the ravine. They’re also propos-
ing the elimination of street parking in front 
of the Avenue Road side of the building.  

250 LAWRENCE AVENUE WEST 

Below-grade construction is progressing at a 
rapid pace, and with the next level, construc-
tion on the above-grade portions will begin. 
Watermain work to tie into city infrastructure, 
which temporarily closed the right hand lane, 
is now complete. However, it’s still a very busy 
site, so please use caution when walking in 
the area. 
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First, our apologies for the gap between 
newsletters. As you know, we’re a small team 
of volunteers, and an unexpected case of 
COVID created a pause in member commu-
nications.  

It’s a good reminder that many hands make 
light work, and with so many developments 
and activities, we truly need as many hands 
as possible. If you care about our Bedford 
Park neighbourhood as much as we do, 
please join us. Even just a couple of hours a 
month would help make a difference. 

Despite the gap in newsletters, we’ve still 
been busy with lots of behind-the-scenes  
activities on behalf of our members. Recent 
news and meetings have caused two key 
themes to emerge and shape our 2022 plans.  

As we outlined in the lead story of this news-
letter, we’re facing a situation in which City 
planners’ carefully drafted guidelines for eval-
uating and approving development pro-
posals are coming up against a provincial 
overhaul of the planning process and a com-
pletely different set of directives.  

Certainly we’re in the midst of a period of  
unprecedented change in the urban plan-
ning landscape—changes that will directly 
impact Bedford Park, particularly because our 
neighbourhood includes Lawrence subway 
station, a major transit hub. 

First, the provincial changes shift the land-

PRESIDENT’S POINT OF VIEW by Ted Butler 

scape for development approvals in and 
around Bedford Park. The provincial govern-
ment’s Streamline Development Approval 
Fund, intended to help accelerate the applica-
tion approval process and increase efficiency, 
and the newly-released recommendations of 
the housing affordability task force, WILL 
change how we deal with development proposals.  

I think we all recognize the need for more 
housing, including affordable housing. Howev-
er, perhaps the pendulum is swinging too far 
in the other direction—the task force recom-
mendations advocate for “as of right” zoning 
for unlimited height and density in the imme-
diate proximity of transit stations like Law-
rence, despite these areas falling under the 
guidelines of the City of Toronto’s Avenue 
Study.  

The More Homes, More Choice Act introduced 
inclusionary zoning in certain areas back in 
2019, while the COVID-19 Economic Recovery 
Act, 2020 (Bill 197) amended the Planning Act 
to require the inclusion of affordable housing 
units in the development or redevelopment of 
specified lands, buildings or structures with no 
right of appeal to the OLT. In November of last 
year, Toronto councillors voted in favour of  
inclusionary zoning, which allows the city to 
compel developers to create affordable units 
in new condo towers within 500 metres 
of major transit stations starting in September 
2022. The minimum of five to ten per cent of 
units will increase to eight to 22 per cent by 
2030, depending on the neighbourhood. 

Since the province and the City have removed 
the right of appeal, I think it’s likely that devel-
opers will simply add affordable rental units in 
order to circumvent the approval process and 
avoid consultation and input from the neigh-
bourhood residents and their associations.  
Further, they come right out and said that any 
objections based on “prevailing neighbour-
hood character” are simply NIMBYism, and 
must be rejected. It is clear that the province is 

Photo Credit: Steve Ilkiw 

https://www.ola.org/en/legislative-business/bills/parliament-42/session-1/bill-108
https://www.ola.org/en/legislative-business/bills/parliament-42/session-1/bill-197
https://www.ola.org/en/legislative-business/bills/parliament-42/session-1/bill-197
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If you were a member of BPRO last year and 
haven’t yet renewed, we invite you to take this 
opportunity to update your membership. It only 
takes a minute, and your membership support 
will help sustain our activities, especially in such 
a busy year.   

Fees are calculated per household, and are kept 
deliberately low. Membership is just $40 a year 
for adults and $20 a year for seniors.  

To renew, simply click HERE to visit our secure 
online payment portal, where you can quickly 
renew your membership by credit card. We also 
gratefully accept donations, which can be paid 
at the same time as your membership.   

If you’ve been subscribing to our newsletter but 
have not yet become a paid member, we en-

MEMBERSHIP REMINDER: PLEASE RENEW NOW 

courage you to do so today, and to share  
information about BPRO with your neigh-
bours and encourage them to join. 

Your community voice is needed now more 
than ever, and we are stronger together. 

chipping away at the power of City planners 
and limiting input from residents, neighbour-
hood associations, and City counselors. 

Getting rid of red tape is generally looked  
upon as positive, and it does make sense to 
figure out how to address the current state in 
which provincial and municipal rules are in 
direct conflict, such as provincial density 
mandates versus Toronto’s Avenue Study 
guidelines that set a cap on building height.  

From the perspective of BPRO, we never ask 
developers to change their proposals  
beyond what’s already on the books. The City 
makes approval decisions based on the  
Avenue Study, and as a resident association, 
we simply ask that these apply. If it’s worth 
nothing, let’s just be honest and say that.  
Perhaps that’s what the provincial govern-
ment is doing. 

Second, it’s become clear that we shouldn’t 
just look at development proposals individu-

ally—with so much land under development, 
we need to think holistically. As an example, 
the development proposed for the corner of 
Avenue and Lawrence recently acquired the 
property at 272 Lawrence Avenue West, which 
means this development will abut the other 
new development at 250 Lawrence. The entire 
north side of Lawrence, east of Avenue, will 
now be new build. This is our chance to look at 
the two developments as a whole, and to do 
so with vision. Add in 3180 Yonge and 1670  
Avenue—and who knows what more will 
come—and we’re surrounded with an oppor-
tunity to think holistically and make larger-
scale improvements. 

After all, isn’t that what urban planning should 
be about? The voices of neighbourhood resi-
dents must not be eliminated—together, 
we’re helping make the city BETTER. 

 

 

 

Photo by Jon Tyson on Unsplash  

https://bpro-100173.square.site/
https://unsplash.com/@jontyson?utm_source=unsplash&utm_medium=referral&utm_content=creditCopyText
https://unsplash.com/s/photos/membership?utm_source=unsplash&utm_medium=referral&utm_content=creditCopyText
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EXPANDING HOUSING OPTIONS:  
PUBLIC ENGAGEMENT MEETINGS ON MULTIPLEXES 

The City is undertaking a study on re-zoning all 
residential neighbourhoods across the City to 
permit multiplexes—buildings with two, three or 
four units and up to four stories high—as part of 
the Expanding Housing Options in Neighbour-
hoods (EHON) initiative. An Updated Report was 
presented to the City’s Planning and Housing 
Committee in February 2022. 

As part of their public consultation, the City of 
Toronto has invited residents to participate in 
their Multiplex Study by attending a series of 

public engagement sessions this month,  
including remaining dates on April 12, 13,  
and 20. 

For meeting details and more information 
on the study, please visit the City’s website 
HERE.  

Legislation will be presented to the Planning 
and Housing Committee and City Council in 
May or June, for approval prior to closing of 
Council for the Fall elections. 

On February 2, 2022, Toronto City Council  
formally adopted by-laws and permissions to 
allow residents to build garden and laneway 
suites in residential zones across the City. This is 
part of a larger effort to increase housing  
supply and type of housing available in the City 
through a process called “gentle density”.  

To read a summary of the new rules adopted in 
February, please click HERE. 

However, the by-law is not yet in force because 
a group of seven Toronto ratepayer groups  
operating as the “Building Better Neighbour-
hoods Coalition” has announced that they are 
appealing the by-law to the Ontario Land  
Tribunal.  

This group includes resident organizations that 
sit to the north and east of BPRO’s borders (the 
South Armour Heights Residents’ Association 
and the Bedford-Wanless Ratepayers Associa-

tion), who have been vocal in their opposi-
tion to the by-law as a “one-size-fits-all”  
solution.  

In its appeal, the alliance argues “the City 
clearly over-reached Provincial regulations 
that limit garden suites to single detached, 
semi-detached, and townhouses. The alli-
ance further states there is neither legal  
authority, nor good planning arguments, to  
allow garden suites in zoning for multiplexes 
and low-rise apartments without develop-
ment of appropriate standards.” They have 
encouraged their members to email the 
mayor and city councillors with their objec-
tions. 

Amendments to the Ontario Planning Act in 
2019 prohibit by-law appeals, except those 
initiated by the housing minister. However, 
the OLT is still required to formally consider 
the appeal. 

UPDATE ON GARDEN SUITES 

https://www.toronto.ca/city-government/planning-development/planning-studies-initiatives/expanding-housing-options/
https://www.toronto.ca/wp-content/uploads/2022/02/9320-cityplanning-garden-suites-summary-of-rules-Feb2022.pdf
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This 1912 picture shows the excavation for the 
stores that would be built on the east side of 
Yonge Street. The view is looking west to the 
corner of Bedford Park Avenue. The gates on 
the north corner are for the home of W. G. Ellis. 
The picture on the right is also taken from 
east side of Yonge St looking west to the cor-
ner of Bedford Park Avenue. Note the build-
ing on the south corner in both pictures. 

BEDFORD PARK “THEN AND NOW” 

 

… 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. 

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

