
Written Submission to Committee of the Whole (Public Meeting), 

March 2, 2021, Item 5 ς 72 Steeles Ave West & 7040 Yonge Street  

Respectfully submitted by Jordan Max, President of the Springfarm Ratepayers Association 

1. Introduction 

The Springfarm Ratepayers Association (SFRA), has been formally registered with the City since 

2016.  Our boundaries in Ward 5 are from Yonge to Bathurst, and Steeles to Centre, and 

includes the proposed redevelopment site.  The SFRA is not against redevelopment per se.  We 

accept redevelopments that are within the established planning parameters set by the City, and 

that respect their local context.   

We gave a deputation at Committee of the Whole in January in response to ChŜǎǘƴǳǘ IƛƭƭΩǎ 

proposal for 7080 Yonge Street, and last July about both the 100 and 180 Steeles Avenue West 

proposals.  However, there are many similarities between this proposal and the previous ones, 

which we feel compelled to recount for the public record.      

2. Positive Aspects  

We want to emphasize that our task is not only to point out problems. So for starters, we praise 

the fact that the agent (Weston Consulting, along with Kirkor Architects) met with us in early 

March 2020 (prior to a community Open House event) to discuss their concept plan, and again 

late November 2020 and to answer questions before they formally submitted their proposal to 

the City. We appreciate that they engaged with us and the community at the Concept stage, 

rather than only at the Application stage.  However, we also note that they promised to take 

that feedback into consideration, but in the end made no significant changes based on those 

questions and feedback.     

We take note of the intended permeability of the site to north and northwest of site through a 

breezeway, north south pedestrian corridor and a shared automobile-pedestrian mews on the 

eastern edge, and significant inclusion of POPs along the north-south access road. There are 

pathways that connect to the existing community through the breezeway and  rather than just 

have the buildings with a solid wall at their rear.  

We also appreciate that the provided renderings incorporate other adjacent developments 

(7080 Yonge, Gupta, Mizrahi, Salz), including the shadow effects of adjacent buildings. This 

helps to illustrate the need for careful integration of buildings and open space in this area, to 

help us to identify where improvements can be made.    

What follows is our constructive criticism of the parts of the proposal that are common to its 

neigbouring proposals, and those problems that are unique to it.   
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3. Common Concerns 

The nature of development planning is more often than not episodic and unique, and each 

proposal is to be judged on its merits and demerits.  Of course, no development is an island 

unto itself.  The broader context must always be considered in any application.   

This consideration is even more critical in the situation which we are facing today for Yonge and 

Steeles.  Within the past thirty months, no less than five proposals for redevelopment in this 

area have been submitted to the City Planning Development Department and brought to 

/ƻǳƴŎƛƭΩǎ /ƻƳƳƛǘǘŜŜ ƻŦ ǘƘŜ ²ƘƻƭŜ, all of them predicated on the construction of the future 

Yonge Subway North ExtensionΩǎ subway station at the corner of Yonge & Steeles.  

The challenge for the City and its residents is to examine each proposal not only on its own 

merits and demerits, but alongside the adjacent proposals to look at their adjacent and 

collective impact on the area, and the timing of the subway extension, especially when the 

proposals are at similar stages of development.  There is much to be integrated, consolidated, 

and rationalized between the five proposals as well as their transition to the established low-

rise residential neighbourhood to the north and west of the development sites.        

Figure 1 ōŜƭƻǿΣ ŜȄǘǊŀŎǘŜŘ ŦǊƻƳ IǳƳōƻƭŘ tǊƻǇŜǊǘƛŜǎΩ ¦Ǌōŀƴ 5ŜǎƛƎƴ .ǊƛŜŦΣ ƛƭƭǳǎǘǊŀǘŜǎ ǘƘŜ 

combined development proposals submitted to the City.  There is now a total of 20 towers 

proposed for the west side of Yonge Street and north side of Steeles Avenue West.  The 

schematic inside the highlighted circle is 72 Steeles Ave West and 7040 Yonge Street.  Table 1 

illustrates the scale of the combined project proposals, and shows that this project will have the 

largest number of residential units and population of the five.  
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Table 1 ς Yonge & Steeles area Redevelopment Proposals Summary 

Location 2 Steeles/ 
7028 Yonge  

100 Steeles   180 Steeles 7080 Yonge 72 Steeles/ 
7040 Yonge  

Total 

Owner Gupta 
Group 

Salz 
Corporation 
(100 SAW) 

Mizrahi 
Constantine 
(180 SAW) 

Chestnut Hill 
Developments 

Humbold 
Properties 

 

# towers 3 5 6 2 4  20 

Date submitted 24-Sep-18 19-Feb-20 5-Mar-20 14-Oct-20 1-Dec-20  

Public Hearing 
Date  

22-Jan-19 13-Jul-20 13-Jul-20 19-Jan-21 02-Mar-21 
 

 

Lot size (ha.) 1.14 2.065 2.09 0.5 1.97 7.765 

YSCSP Allowable 
Height limits 
(storeys) 

30 5/22 5/22 30 30/0 (park)  

Figure 1- Architect's rendering of proposed redevelopments at Yonge & Steeles (source: Urban Design 
Brief, p. 7) 
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Location 2 Steeles/ 
7028 Yonge  

100 Steeles   180 Steeles 7080 Yonge 72 Steeles/ 
7040 Yonge  

Total 

Proposed 
Building heights 
(storeys) 

50, 56, 65 4, 18, 18, 
49, 54 

16, 16, 25, 
29, 39, 45 

20, 40 38, 44, 56, 
60 

 

YSCSP Allowable 
Density (FSI)  

6.0 5.0/1.5 5.0/1.5 6.0 6.0/0.0 
(park) 

 

Proposed Overall 
Density (FSI) 

14.3 8.4 6.46 9.84 12.82  

# residential 
units  

1,890 1,765 2,080 652 2,620 9,007 

Projected # of 
residents* 

3,137 2,648 3,120 978 3,930 13,813 
 

Total Parking 
spaces 

1,272 1,289 1,876 351 1,635 6,423 
 

Projected 
population 
density/hectare  

2,752 1,282 1,493 1,956 1,995 9,478 
 

 * assuming average of 1.5 persons per unit  

In January 2021, we raised serious concerns about the 7080 Yonge Street proposal, similar to 

the ones we did last July about the 100 and 180 Steeles Ave West proposals:   

- too many buildings;  

- unsubstantiated precedents from the Vaughan Metropolitan Centre;  

- too much land coverage;  

- double the allowable height and density;  

- flawed and inaccurate transportation and community services and facilities studies;  

- no provision for public green space;  

- too much shadowing from excessive buildings, height and massing;  

- virtually non-existent commercial space;  

- reduced underground parking;  

- lack of affordable housing;  

- building heights exceeding the 45-degree angular plane intersect;  

- no provision for on-site community services and facilities to address both existing and 

new residents;  

- delaying the Royal Palm extension until the end of construction; and  

- no integration with adjacent sites or the existing residential neighourhood to the north. 

As this proposal is the last of the five most recently submitted to Council for this immediate 

area, we would have expected that Humbold would have paid attention to our stated concerns 

with the previous proposals at 2 Steeles Ave West/7028 Yonge Street, 100 Steeles Ave. West, 

180 Steeles Avenue West, and 7080 Yonge Street, and would have addressed them 

substantively in terms of the number of buildings, heights, density, and siting.    
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Unfortunately, this proposal contains most of these same flaws, and adds a few more of its 

own, which we will elaborate on below.  We find it disconcerting that the rendering in Figure 2 

below gives a false impression of the extent of open green space, as the foreground omits the 

three Gupta towers of 50, 56 and 65 storeys respectively.  Despite the sunny picture portrayed, 

the more accurate reality is that most of these buildings will be in permanent shadowed 

darkness for most of the day, year-round, from the southern, eastern, and western faces.    

 

Figure 2: Architectural Rendering (City of Vaughan VYCWG Renderings, p. 3)   

4. Unique Major Concerns 

In addition to the aforementioned common concerns, we have three major additional concerns 

with this proposal that stem from non-compliance with the Secondary Plan:  

¶ Appropriation of Designated Public Park area 

¶ 45-degree angle not illustrated at grade level (cross section) 

¶ Powell & Royal Palm extensions only partially built as interim private roads 
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a) Non-compliance with the Secondary Plan 

The Yonge-Steeles Corridor Secondary Plan was approved by Council in September 2010 and by 

York Region in January 2016.  The Plan recognized Yonge and Steeles for reasonable 

intensification but respected the existing residential community to the north.  It factored in a 

future TTC subway station at Yonge & Steeles. It features a linear park as a green space buffer, 

east-west internal roads north of Steeles, and Royal Palm Drive extended from Hilda to Yonge. 

It meets all Provincial, Regional and Municipal policies.   

The Springfarm Ratepayers Association agrees with the Secondary Plan as a reasonable plan 

that carefully balanced transportation-related intensification with the existing neighbourhood, 

and the overall 3.5 FSI for the development block immediately adjacent to the Steeles Subway 

Station.  

άaƛƴƛƳǳƳ ŘŜƴǎƛǘƛŜǎ ŦƻǊ ƪŜȅ ŘŜǾŜƭƻǇƳŜƴǘ ŀǊŜŀǎ ŀǊŜ ǘƻ ōŜ ŜǎǘŀōƭƛǎƘŜŘ ǿƛǘƘƛƴ {ŜŎƻƴŘŀǊȅ 

Plans, consistent with a 3.5 Floor Space Index (FSI) per development block at, and 

adjacent to, the Steeles Statƛƻƴ ƻƴ ǘƘŜ ¸ƻƴƎŜ {ǳōǿŀȅ 9ȄǘŜƴǎƛƻƴΧέ ό¸ƻƴƎŜ {ǘŜŜƭŜǎ 

Corridor Secondary Plan, 2010, p.8)      

Figure 3 (and a close up in Figure 4) ǎƘƻǿǎ ǘƘŜ {ŜŎƻƴŘŀǊȅ tƭŀƴΩǎ ƳŀȄƛƳǳƳ ƘŜƛƎƘǘ ƻŦ ол ǎǘƻǊŜȅǎ 

for high-rise mixed residential use at the northwest corner of Yonge and Steeles (shaded red), 

and Density of 6.0, and to the north, a large square green space for public parkland.  It also 

designated ǘƘŜ ƴƻǊǘƘǿŜǎǘŜǊƴ ŎƻǊƴŜǊ ƻŦ ¸ƻƴƎŜ ϧ {ǘŜŜƭŜǎ ŀǎ ŀƴ άhŦŦƛŎŜ tǊƛƻǊƛǘȅ !ǊŜŀέΦ   

Since the Secondary Plan is under appeal to LPAT, it is not in effect, and therefore we 

understand that the prior Plan, Official Plan Amendment 210 (Thornhill Vaughan Community 

Plaƴύόάht! нмлέύ ǇǊŜǾŀƛƭǎΦ  Lƴ ht! нмлΣ ǘƘŜ {ǳōƧŜŎǘ [ŀƴŘǎ ŀǊŜ ŘŜǎƛƎƴŀǘŜŘ /мΣ άDŜƴŜǊŀƭ 

/ƻƳƳŜǊŎƛŀƭ !ǊŜŀέΣ ǿƘƛŎƘ ǇŜǊƳƛǘǎ ǘƘŜ ŜȄƛǎǘƛƴg commercial uses to continue.   
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Figure 3: Land Use, Height and Density (Schedule 2) of Secondary Plan   

 

 

Figure 4- close up of Figure 3 
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IǳƳōƻƭŘ tǊƻǇŜǊǘƛŜǎΩ proposal for 72 Steeles Ave. West and 7040 Yonge Street, for four towers 

ranging from 38 to 60 stories draws its inspiration from the Yonge Steeles Corridor Secondary 

Plan, but at the same time notes that the Secondary Plan is not yet in effect due to an 

outstanding LPAT appeal by most of the landowners in the area (including Humbold Properties).  

Humbold is therefore seeking to amend the Zoning By-Law from C1 to RA3 Apartment, which 

itself only allows for a maximum of 44 metres of height (~12 storeys) and hence it is asking for 

up to 5.42 times the height allowance, 65 storeys or 238m, that is, 542% above even the RA3 

height allowance.    

Appropriation of Publicly Accessible Open Space  

In the Urban Design Brief, P.3, the following statement is made 

ά²ƘƛƭŜ ǘƘŜ ǎƛǘŜ ƛǎ ƴƻǘ ƛƳƳŜŘƛŀǘŜƭȅ ŀŘƧŀŎŜƴǘ ǘƻ ŀƴȅ bŀǘǳǊŀƭ IŜǊƛǘŀƎŜ CŜŀǘǳǊŜǎΣ ǘƘŜ ¸ƻƴƎŜ 

Steeles Corridor Secondary Plan proposes a local open space/park system that will 

thread through the lands along Yonge Street and Steeles Avenue. The proposed 

development provides a central open green space that will tie into the local future park 

system and surrounding context via east-west and north-south mid-block connections. 

This central space will offer ecƻƭƻƎƛŎŀƭ ǊŜǎƻǳǊŎŜǎ ǘƘǊƻǳƎƘ ƻǇŜƴ ŀƛǊΣ ǎƻƛƭ ŀƴŘ ǾŜƎŜǘŀǘƛƻƴΦέ 
So it would appear that the developer generally supports the Yonge Steeles Corridor Secondary 

Plan.  However, most significantly, as Figures 5, 6 and 7 illustrate, the developer has actually 

proposed to build two buildings on three-quarters of the largest designated green space in the 

entire Secondary Plan. This is an unconscionable appropriation of critically necessary, 

designated άland to be conveyed tƻ ǘƘŜ /ƛǘȅ ŦƻǊ tŀǊƪ tǳǊǇƻǎŜǎέ όƛŜΦ tŀǊƪύ as a άPrivate-owned 

Publicly accessible Spaceέ (POPS), which will only be built during Phase 2 (Building B, with the 

38 and 44 storey tower on top of a 12-storey podium. So there will be zero provided green 

space at grade for the occupants of the first buildings.  And no public park.  This is appropriation 

of public space for private use, which must be vigorously challenged.        
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Figure 5 ς Yonge Steeles Corridor Secondary Plan Schedule 4 (Parks and Publicly Accessible Open 

Space)  

 

Figure 6 ς Overlay of site (black dashed line) on Secondary Plan Schedule 2 (Park land use in light 

green) (source: Urban Design Brief, p.14)  
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Figure 7: Concept Plan (Architectural Drawings, p. 12) superimposed on Schedule 2 of Secondary Plan 

green space location 

b) Location, Lot Coverage, and Setbacks 

The current site contains two commercial buildings; a 2-storey commercial space (primarily a 

private school) and retail menswear store at 72 Steeles Ave W., and an ethnic supermarket (the 

Galleria) at 7040 Yonge St.   

As illustrated by Figures 8, 9, 10, and 11, the site appears to have a 7m setback for the private 

interim road, and small setbacks between the road and the building perimeter.  (The Zoning by-

law requires a 7.5m setback for an RA3 apartment zone, and half of the height where a building 

exceeds 11m in height).     

Public Park 

space as per 

Secondary plan 


