
Redevelopment 

1128 Yonge Street at Macpherson 
December 20, 2012 and I was sorting through the Christmas mail. Included was a letter from the 
City of Toronto - what could this be?

It was with shock that I read the Public Notice Hearing set for January 9, 2013 for the re-
development of the car wash and parking site at 1128 Yonge Street. That the site was suitable 
to be redeveloped was no surprise – a notice board on the site for over one year stated “Build to 
suit – up to 15,000 sq.ft” which is the maximum allowed by the Zoning By-Law.

However the requested variances exceeded the By-Law with density (+70%), setback from 
residential properties (+30%) and height (+40%). In addition, the angular planes were broken 
both at the front and back of the proposed building. These were all claimed to be “minor” 
variances.

There had been NO public meetings to discuss the proposal by the developer (Urbacon) with 
local residents nor had our Residents Association (ABC) had any knowledge of this. The Notice 
was only required to be sent to residents within 60 meters of 1128 Yonge.

Our property is only separated from 1128 Yonge Street by a public laneway. We had to notify 
our other neighbours about this proposal and solicit support to divert the apparent “stealth 
attack.”

We printed 300 letters and hand delivered them to all residents on Macpherson, on Roxborough 
West to Molson and on Malborough to the tennis club. What was proposed at Yonge St. and  
Macpherson could equally apply to other neighbourhood low-density sites at Starbucks, 
Patachou, Business Depot/Staples and TD bank.

We requested that everyone contact the Councillor, Kristyn Wong-Tam, to register their 
opposition.

After contacting City Hall, we met with the planner on this file, Barry Brooks. On December 24, 
when his colleagues were departing for seasonal festivities, he kindly sat down with us to review  
the proposed plans.

As a result we again circulated 300 letters to our neighbours requesting that everyone express 
their concerns to the Committee of Adjustment and Councillor Wong-Tam. We then wrote a 
detailed letter to the Committee of Adjustment expressing our concerns. During this time we 
were contacted by Bill Stevenson of ABC who guided us to the various sections of the City of 
Toronto Official Plan, Zoning By-Laws and Designated Neighbourhoods Guidelines.

We heard back from Councillor Wong-Tam’s office that she would support an adjournment of the 
Public Hearing. This was relayed by City Planning to the developer, and as a result, at the 
Committee of Adjustment the requested proposal was withdrawn pending a meeting with area 
residents. 

The meeting with residents was hosted by Councillor Wong-Tam on February 27 on a snowy 
evening. There were nearly 20 residents plus 6 from Urbacon, including the site owner, Ron 
Bresler of BRL Realty, 2 from City Planning and our host. After listening to presentations from 
City Planning on the Zoning By-Laws and on other guidelines and a presentation by Urbacon, 
complete with artistic renditions of the proposed 5-storey building, residents were invited to 



express their concerns. All expressed thanks that the site was to be redeveloped but had 
concerns about security lighting, light pollution, height, environmental pollution during 
construction, and privacy.

On March 14, 2013, I together with Mary Helen Spence of ABC and resident Richard Ross, met 
with City Planning to review the revised plans for the redevelopment. At the City’s insistence, 
the set-back from residential properties was revised to comply with the By-Law.

Light pollution was to be reduced and security lighting would be included in the laneway. 
However, building height was not changed and issues of privacy and compliance with Ministry of  
the Environment guidelines about the excavation of potentially toxic sites were not addressed. 
The density, height, and angular planes variations had not changed.

The Committee of Adjustment hearing was re-scheduled for April 10, 2013. This we relayed to 
residents by email.

I continued to liaise with Barry Brooks who acted as “honest broker” with Urbacon to resolve 
outstanding issues. As a result of our persistence:

• Less glass is to be used on the building and more brick facing will be used reducing light 
pollution;

• Rooftop mechanicals will be limited to 1.5 meters instead of the permitted 5 meters;

• Privacy on the West elevation will be established with the use of film or other material on 
windows;

• All openings will have doors to secure interior space from vagrants;

• A wall mounted light will provide security in the laneway;
• The building at 8 Macpherson will be protected by a guard rail subject to City approval;

• The Ministry of the Environment guidelines will be followed.

On March 24, we held a strategy meeting with a small number of supportive residents to review 
and outline possible next steps. However, to ensure concessions, we withdrew our opposition to 
the proposed variances and they were subsequently approved by the Committee of Adjustment.

At the time of writing, revised plans have been received by the City but no detailed review has 
yet been done. Environmental drilling has been undertaken – in some places, the drill went 
down 80 feet and water was found – there are apparently numerous wellsprings under Toronto 
buildings. Earth samples were taken but we are not privy to the results. 

Lessons Learned
• The Official Plan for this area states “new development will be contextually appropriate” 

and “respect and reinforce the existing character of mainly three story buildings 
built to the street line with shops at street level”

The Zoning By-Law height is 14 metres

The Urban Design Guidelines for the Yonge Street corridor - North of Ramsden Park to 
the railway lines states “18 metres height maximum”       



 Which takes precedent? In this case it was the Urban Design Guidelines The proposed 

  height of 19 meters against the Guideline of 18 meters becomes only a “minor” 
variance.

• If the developer will not talk to residents, pressure your Councillor to ensure that this 
meeting takes place. 

• Involve the local Residents Association as they know all the “actors” in City Planning
• Obtain email addresses for your neighbours to speed information dissemination 

• City Planners can be very helpful – they produced a diagram showing the proposed 
building with superimposed, the “as of right” limits from the Design Guidelines and the 
By-Law limits. This diagram quickly explained what the requested variances meant 
including “angular planes”.

• Appealing any decision from the Committee of Adjustment to the OMB does not unduly 
concern developers. Urbacon claimed a record of 32 successes from 32 applications. It 
does however slow down the development and the developer appears willing to 
accommodate small concessions in order to keep the process moving.


