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TODAY'S AGENDA

9:00AM — Welcome
9:15AM — Team draft project presentations & feedback

10:45AM — Break
11:00AM — Policy frameworks, directions and challenges to building density differently?

12:30PM — Working Lunch
1:15PM — Recent and future practice - what it takes to build density differently?

2:45PM — Travel Time
3:15PM — Alexandra Park tour with TCHC
4:30PM — Happy Hour
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Team draft project
presentations & feedback
9:15AM — 10:45AM

% Toronto



Break
10:45AM — 11:00AM

% Toronto
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MORNING PANEL
Policy frameworks, directions and challenges to
building density differently

11.:00AM — 12:30PM

% Toronto
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Zoning for Major Transit
Station Areas

ULI Curtner Program
April 24, 2026

Presented by Kyle Knoeck, Director of Zoning
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New Policies for Station Areas

The Province's decision (August 2025) Residents and Jobs per Hectare
approved new policies which:

* Approved 120 P/MTSAs

« approved the Council-adopted P/MTSA
boundaries (no change)
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GO Transit Stations

* requires minimum densities in P/MTSAs
(no change)

« modified policies for Neighbourhoods,
Mixed Use Areas, and Apartment
Neighbourhoods to increase the density
and height permitted within 200 and 500m

of the stations.

0l ToronTo y



"]_m.l.ﬂﬂﬂﬂm Key Map: 120 P/M

Approved by MMAH on August 15, 2025 with Land Use Designations
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Major Transit Station Area
Protected Major Transit Station Area
Station Areas Approved by MMAH

e ity Boundary

1]

Community Council Area
Ward Boundaries

Sixplex Permissions

Toronto and East York and Ward 23

Official Plan Land Use Designations

Neighbourhoods
Apartment Neighbourhoods
Mixed Use Area

Natural Areas

Parks

Other Open Space Areas
Institutional

Regeneration Areas
General Employment Areas
Core Employment Areas
Utility Corridors

Planning Resea




New Policies for Station Areas

In Neighbourhoods, multiplexes and apartment buildings may

be built:
* up to 4 storeys in
* Up to 6 storeys in

* up to 6 storeys in

0l ToRonTo
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Nt across the entire station area

Nt within 200m of a station

Nt with frontage on a major street
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New Policies for Station Areas

IIMixed Use AreasfBApartment NeighbourhoodsRegeneration Areasg

Within 200m of
Station

From 200-500m of
Station

Density Permitted
through City-initiated
Zoning

8 FSI or more

6 FSI or more

Building Height
Permitted on Large,
Multi-tower Sites

Up to 30 storeys

Up to 20 storeys

0l ToRonTo
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Zoning Conformity Challenges

Transformational

o\ Secondary Plan How to measure
opportunities on : .
g conflicts radii
Unever.l helght Allgr)lng other reliline =5
policies policy layers

0l ToRonTo
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Zoning Approach:
Neighbourhoods

Within each station area, on lands designated Neighbourhoods:
« Allow 4-storey building heights (13m)
« Allow fiveplexes, sixplexes and apartment buildings

Within 200 metres of station:
« Allow 6-storey (19m) apartment buildings

No change:

* On major streets in low-rise neighbourhoods city-wide, 6-
storey apartment buildings will continue to be allowed

« QOutside of station areas, existing zoning rules will continue
to apply

1 ToRonTO o o




Zoning Approach: Mixed Use Areas & Apartment
Neighbourhoods

Zoning (permitted as-of-right maximums) will provide:
« 8.0 FSI and 30 storey heights within 200m of station
« 6.0 FSI and 20 storey heights within 500m of station

Zoning will also provide performance standards for two
options:

1) Mid-rise building standards; OR

2) Tall building standards

While the same station area policies apply to both areas,
their different characteristics mean they require separate

ﬂlﬂT[lIll]I\ll[l zoning standards. 17



Shaping the Zoning Approach

P to 30 sm/fys Fis/

HUD to 20 smffgs

18



Deploying Density

0 ToronTo
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What 6 and 8 FSI can look like

Floor space index (FSI) is a way of measuring density on a site. FSI is the floor area of
the building, divided by the area of the lot.

Mixed Uss Areas 6 FSI 6 FSI 8 FSI 8 FSI
wil Block with Laneway Mid-rise building Tall building Mid-rise building Tall building
Height: 11 Storeys Height: 16 Storeys Height: 14 Storeys Height: 25 Storeys

0l ToronTo %



Mixed Use Areas Approach

Standards for Tall Buildings
Standards for Mid-Rise Buildings * Height taller than 1:1

- Height generally 1:1 ratio to width of ratio with street
street right-of-way that it fronts - Upper floors

» Upper floors set back on street set bac!( on
all sides

frontages and at rear o
 Building
separation

increases with
greater height

Common Standards for
the Base of Buildings

» Set close to street

« Continuous streetwall

» Pedestrian scale height & massing

* Retail and other non-residential
uses on ground floor

» Consistent streetscape

i) ToRonTo



Apartment Neighbourhoods Approach

Standards for Tall Buildings

Standards for Mid-Rise Buildings * Height t_aller_t:an 1:1
- Height generally 1:1 ratio to width of ratio with street

street right-of-way that it fronts * Building
- : set back on
« Building set back on all sides .
all sides
 Building
separation
R increases with
reater height
Common Standards for J J
the Base of Buildings
+ Setback from the street and neighbours
~ « Landscaped space around buildings

Pedestrian scale height & massing

Residential and some non-residential | B! L~ - e
uses on ground floor 3 5 ‘ e /

Consistent streetscape - . -
0 ToronTo N



Testing Parameters:
Mixed Use Areas

~ Height up to
= 30 Storeys
(85m) . .
Preliminary testing based on current
mid-rise and tall building standards with
W 0.0 to 3.0 m front and side yard setbacks.
Setback
\ L Height 1:1 with
3 | r ROW width up
125m /A g::uk t: 14 Storeys
Tower y r" gt TN
| i Storeys
BOX ) - i 7.5m | (36m)
e 750 m 8! Setback — 3
Sothack i ‘ Mid-Rise 1
&4 I Min. Om
I Setback
; Min. Om uplo6
| Setback ¢ 2 Storeys i
uplob ) 5 _(20m)
Storeys
(20m) -~ -
y ® Fine-Grain Retail and
< Pedestrian-Scale Design

Grade-Related  Elements
Retail Uses

Fine-Grain Retail and
Pedestrian-Scale Design

Grade-Related  Elements
Retail Uses

mmﬂﬂmﬂ CONFIDENTIAL — For Discussion Purposes Only 23



Testing Parameters:
Apartment Neighbourhoods

5 Height up o
30 Storeys
(95m)

Preliminary testing based on current
mid-rise and tall building standards with
12.5m

et 3.0 to 5.5m front and side yard setbacks.
l
1 12.5m 3 tolgh 11w
~ Tower y //\ 1o 14 Streys.
Box | -
13m - 750 m? : o g
etback Set S
s Mid-Rise

Box

m Streetwall/ ' : {8 storeys * Streetwall
| Pedestrian-Scale

Design Elements
Landscaped

Setback

Grade-Related

Residential
Uses

0l ToronTo
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Preliminary Testing Observations
_ (D1 Tower ({9 2 buildings (@) 3+ Buildings

TargetFSI6

FSI6 FSI6 _ FSI6
' 20st

1

Proposed FSI <6
Target FSI8 -

Proposed FSI <8

25+ sT
Tower
FSié P is the typical el
< 5 starting
height to
e reach FSI 8 P—
¢ o ]
10-12sT . .
Mid-rise FSI6 Examplt.es o 7ot Akl Examples of
is the typical § CA2st Reacnlng Reaching
height range ' l { ’ Density i
to achieve \i Maximum P
FSI6 ' hefors Height bef
® ' Maximum ® g SR
Height DeRsity
¢
FSI8 FSI8 ;

14 sT &
Mid-rise _

. T ast
=
e ’
in some cases, \L
might reach ~

FSI 8




Conceptual Station Area Demonstration

Land Use Designations
Neighbourhoods

[ Apartment Neighbourhoods

B 1vixed Use Areas

- Natural Areas

0 Parks

200m from Station

200-500m
from Station

- $0d

8 FSlto 6 FSI

Mixed Use Areas &
Apartment Neighbourhoods

Mixed Use Areas &
Apartment Neighbourhoods

Neighbourhoods

Conceptal skation aras damarstraion for Bustration puUPasas anky
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Major Transit =
Station Areas e

52 BLOOR-YONGE

An Introduction
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Image Source: Future Model, Toronto — Stephen Velasco



https://www.stephenvelasco.com/visualization
https://www.stephenvelasco.com/visualization
https://www.stephenvelasco.com/visualization
https://www.stephenvelasco.com/visualization

Major Transit Station Areas (MTSA)

Yonggl16th/CarviIIe BRT Station and Major L .
Transit Station Area * Area generally within 500 - 800 metre radius of a

Example 500-800m Radius around Transit Station Stop “hlgh-order trans't” Statlon Or Stop’ SUCh aS:
Bus/Light Rapid Transit (BRT or LRT), GO Rail, and
Subway.

* Planned to be mixed-use, transit supportive
communities that provide access to local
amenities, jobs and housing.

* “Protected” MTSAS, per Planning Act, are:
« approved by Minister or Upper Tier with

planning responsibility; glgf;};‘;,?g
- - : L(;g,ib‘lation
g e e N « where Inclusionary Zoning may be 1
El;ie:i::":ransit Provincial P/MTSA Definition Regional P/MTSA Definition implemented, and
@ Bus Ra.Pid- Transit Station [ 500m radius SLMu:::f?elineated .
o i L - protected from appeal or private amendment for
e F—— certain matters. ™

Image Source: City of Richmond Hill

28


https://www.richmondhill.ca/en/shared-content/resources/documents/OH-General-Panels---June-7-2023.pdf

Evolution of Major Transit Station Areas

§4 Pre-Growth @ Growth Plan Al Growth Plan D Planning Act - Transit

B Plan 2006 2017 g8 and PPS, E| Oriented
e Nodes e Urban Growth * UGC 2024 Communities
e Corridors Centres * MTSAs e PMTSA Act, 2020

. MTSAs '
Conceptual Per Design 25 UGCs, Determined by Dritjenrir:im:l(ijtby Determined by
for Development: The Determined . Patlty, Provincial
Toronto Centred by Provi Upper or Single PMTSAs approved Cabinet
Regional Plan, 1970 y Frovince Tier by MMAH
N 4% r&j/ha. within Toronto's 200 r&‘j/l'.\o\. subway 200 r&J/Ij\a. subway
. 5 UGCs bj 2031 stations stations Wt e emidined] -

Density Targets 200 r&j/ha within inner ring 160 r&j/ha LRT/BRT 160 r&j/ha LRT/BRT ° f’_: erermine

UGCs by 2031 stations stations Site Specific

150 r&j/ha within outer ring 150 r&j/ha GO Rail 150 r&j/ha GO Rail
by 2031

Ay e _—




P/MTSAs in the GTHA (345+)

Peel (102)

GO Ralil, 407 Transitway,
BRT, LRT

Halton (9)
GO Rail

Hamilton (19)
GO Rail and LRT

ORILIA

COUNTY OF
SIMCOE Lake
Simcoe
CITY OF
BARRIE
;OUNXY OF
DUFFER|N
REGION OF
YORK
REGION OF
PEEL
CITY.OF
TORONTO
ITY OF
UELPH :
% REGION OF
HALTON
L CITY OF
ITYOF  HAMILTON
ANTFORD
" OF REGION OF

T

Image Source: Growth Plan for the Greater Golden
Horseshoe

il vr

KAWARTHA
LAKES

REGION OF
DURHAM

York (77)
GO Rail

Durham (8)
GO Rail

Toronto (130)
GO Rail, UP, Subway and
LRT




Provincial Planning Statement direction for MTSA

DENSITY, r()F\DEVELOPM ENT |

! "’%P!‘;’;RKSS'{/SCH QALSJR /h EME\\GENC

--g\ FACILTIE d'SEI%\VICES ./
it.o*address soilai and environmental need
‘{: L 4

¥ P INFRASTRUCTURE -

(sewer, water"st._or@‘l, electrlmty, gas,
telecommunications)

Image Source: City of Richmond Hill, Richmond Hill Centre, Conceptual

-

e OBJECTIVE: to maximize transit
users within walking distance of
the station.

* Plan for minimum density of:

* 200 r&j ha served by subways

* 160 r&j ha served light rail or bus rapid
transit (i.e. VIVA)

* 150 r&j ha served by commuter rail (i.e. GO
Rail)

* Intensify land use to promote
complete communities and achieve
multimodal access to stations
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The Oakville Example

Sub-urban Protected Major Transit Station Area




Context — Official Plan Urban Structure

Future growth in Oakville
Is governed by the
Town's Urban Structure,
that identifies nodes
and corridors for
strategic growth in
residents and jobs.

SCHEDULE A1
URBAN STRUCTURE

LEGEND '
PARKYWY BELT
/" GREENBELT
| GREENBELY - URBAN RVER VALLEY

P ATURAL VERITAGE SYSTEM

PARKS OPEN SPACE &
CEMETERIES

@ VHTERFRONT OPEN SPACE
I %oDES AND CORRIDCRS
EMPLOYMENT AREAS
P vAIOR COMMERCIAL AREAS
RESOENTIAL AREAS
7/ MAWN STREETAREA

EMPLOYMENT MIXED
USE CORRIDOR
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EN S
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s PROPOSED MAJOR
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=+ YAJOR ACTIVE TRANSPORTATION
CONNECTIONS
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Image Source: Town of Oakville, Livable Oakville Official Plan



Redevelopment will transform Midtown

Oakville from...
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* Spill flood hazard

103 Gross Ha.

65 Net Developable Ha.

Image Source: Town of Oakville, Midtown Oakuville today.



...to a vibrant, mixed use, transit supportive
community with new...

Mixed use, mid- and high-rise
buildings where people can
live, work, learn and play;
Commercial and office
buildings;

Schools, community hub,
library and fire station;

Parks and open space;

Streets and sidewalks,

BRT transit routes and stations,
Bridges and underpasses,
Multi-use trails ; and
Stormwater, water and sanitary
infrastructure.

Image Source: Town of Oakville, Midtown Oakville future, conceptual.



Pathway from Vision to Reality...

RESEARCH, ANALYSIS,

dnd CONSULTATION

Plotrming Act Tools:

CLEAR VISION, OBJECTIVES

-

dnd PRIORITIES

Midtown Oakville and Community
Planning Permit System Official
Plan Amendment
(OPA70)

=

v

TRUST

PERFORMANCE

¢ iR

TEAMWORK

PARTNERSHIP
=N A&

BUSINESS

i~

SUCCESS

COLLABORATI[]N

WIN-WIN

Image Source: Ben Cornett, Principles of Partnership Development

v

Community Community
Planning Permit Improvement Plan
By-law (Brownfield and
(with Inclusionary Affordable
Zoning) Housing)



Clear and flexible regulatory tool

* The Community Planning Permit by-
law replaces the zoning, site plan
control, and community benefits |
charge by-laws.

* Establishes a ONE application
process to address all matters related
to zoning, site plan, site alteration, and
tree protection.

S
>
o
¥

Town of Oakville
Community Plcfi’nlng Permit By-law

Draft for Poblic Consultation

* Applications are reviewed and
approved by Town staff.




Contents of CPP By-law

Administrative Matters

K . %

- I{' =
am ¢

Scope of Approval Class of Application
Authority Development Exemption

T/ L
i &
\
Procedures for review and Notification Procedure
change of permit

] =

Location Definitions

Community Building Matters

\_

Provisions

T

B
Criteria

Conditions

b

Range of
Variation

/ Discretionary \

/

Typical Zoning Inclusionary
Provisions Zoning Provisions
Permitted Uses Affordable
Housing (12)

@ within PMTSA

Prohibited Uses

DN

Standards
* Min. & Max. Densi’ty
.  Min. Bldg. Heigh’c

* Threshold Bldg. Height



Features of the CPP System:

ONE APPLICATION
with ONE Aplorovoll
Au‘tkori’cjl

Streamlined Approval Process

ONE PERMIT!

The community planning permit
establishes building envelope
and site layout.

Itis the applicable law a building
official will rely upon when
issuing building permits.

CLEAR, UPFRONT, CONDITIONS
OF DEVELOPMENT TO BETTER
SERVE COMMUNITY

Approval of development may
include conditions that are to be
met prior to or after the
community planning permit is
issued.



Community Building via permit approval

Site specific land use, built form, site layout permissions

Affordable Residential Units
Per |Z requirement

Community Benefits:

Bird Friendly
Design

Rights of
Way
Green Roof
At Grade
Mid-block Commercial/

Connections Institutional Uses

Landscaping, Trees,
Lighting, Street
Furniture, and Low
Impact Development

Parkland

Image Source: Town of Oakville
40



Additional Community Benefit in exchange for increase in building height:

Affordable
Residential Units
(in addition to any
required via 1Z)

Solar
Panels

Parkland greater than
required by Parkland District Energy System

Gross floor area above
the building height threshold

Integrated community
facility (i.e. library, hub or
school) beyond

Development or Education
Charge credit.

Non-residential GFA
greater than minimum
required.

Dedication By-law

Image Source: Town of Oakville



Midtown’s vision is achieved through aligning

Interests:

3

OAKVILLE

Town priorities, in addition to Provincial,
Regional and Federal, are established in the OPA
and By-law which include:

- Sufficient infrastructure to support growth

- Job creation/economic development; housing and
public realm improvements, including transit

- Sustainable development

- Affordable housing

Development community:

- Streamlined approval system
- Reduced application submissions
- Development certainty

- Negotiate for additional height based on clear
and transparent rules.



Current challenges to implementation

* Several development applications (that predate OPA 70) are under
appeal at Ontario Land Tribunal

* Minister of Infrastructure issued 4 Minister’s Zoning Orders for a

cluster of Transit Oriented Community (TOC) lands within Midtown & oy o
that are not in alighment with OPA 70 | |

* OPA70is awaiting approval by Minister of Municipal Affairs and
Housing.

* Oakville Council cannot pass CPP By-law until OPA is approved.

* Housing market is in need of LIVABLE and AFFORDABLE housing.

* Development community is hesitant to initiate new high-density

construction despite efforts of policy makers and public sector Image Source: The Beaver, Oakville, April 18, 2026
Oakville groups fear wider footprint for 11-tower ‘TOC’ plan

initiatives to date.


https://www.insidehalton.com/news/oakville-toc-burton-statements/article_77e356bf-d438-5dfc-a5ef-1a8b45b9eba4.html#tncms-source=article-nav-prev
https://www.insidehalton.com/news/oakville-toc-burton-statements/article_77e356bf-d438-5dfc-a5ef-1a8b45b9eba4.html#tncms-source=article-nav-prev
https://www.insidehalton.com/news/oakville-toc-burton-statements/article_77e356bf-d438-5dfc-a5ef-1a8b45b9eba4.html#tncms-source=article-nav-prev

meetmidtown

For more information see:

- Midtown Oakville Growth Area Review

- Planning Act Tools to Facilitate Development of Affordable Housin



https://www.oakville.ca/business-development/planning-development/official-plan/official-plan-review/growth-area-reviews/midtown-oakville-growth-area-review/
https://www.oakville.ca/getmedia/c9396413-a287-42f8-b649-b5e568e5a454/planning-housing-planning-act-tools-development-affordable-housing.pdf

Density and TOD
in Toronto
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Mountains and Plains
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Mountains and Plains

Posts Replies Media

~

\ :5 . View from Yonge/St. Clair. Miles of low-density, very expensive housing on
the edge of central Toronto. Poised to remain this way for decades.
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Urban development structure

N [ ] Central core and regional core
e L] Strategic urban development area
h & Primary development area
& Secondary development area

© Rural node



People per square
kilometre
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People per square
kilometre
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People per square
kilometre
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An evolving approach
to transit-oriented
planning
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4 factors for
successful TOC




Supporting connection & place-making




Supporting connection & place-making
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Expanding beyond the fortress block
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Growing our “mountains”

Reduced Building
® Variation

Consolidated
9 Parkland
Opportunities

Limited Parkland
""""" ® Opportunities

Greater Capacity
-----@® for Community and
Employment Uses

Greater Building ®---

= mgm .
Tighter Transitions Variation
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Community-Stewarded Space

Community space stewarded by the community,

Centering
the “C” In
TOC

Interim space in the Mall available for local
groups

Local Long-term Economic &
Affordable Living Capacity-Building Cultural Opportunities

A spectrum of affordable housing Dedicated funding for local Reflecting tl'_le comfnunity’s his?ory

distributed throughout the site, community groups to research and culture in public realm design,
space use options and models public art and community uses.

Childcare facility delivered within the for future community assets,

first major phase of redevelopment pilot programming, and Prioritizing local jobs and training
potentially establish new with committees to guide economic

governance structures and Cu|tura| deCiSion'making.

aaaaaa

Supporting Local Entrepreneurship

Physical and social infrastructure that supports an
ecosystem of local entrepreneurship,

funding for business support services and
programming to draw traffic for fledgling retailers.

Jane Finch Mall



Thanks



Lunch
12:30PM - 1:15PM

% Toronto



AFTERNOON PANEL
Recent and future practice —

what it takes to build density differently?
1:15PM - 2:45PM

% Toronto



Curtner

Urban Leadership Program [l

\

MODERATOR: Charles Arbez

e Sami Kazemi Leigh McGrath
_ Ossie Airewele Senior Director, Principal Partner
Residential and Mixed Use Lead Development BDP Quadrangle Urban Strategies Inc.

BDP Quadrangle Hullmark



The New Focus:

Delivering Housing at Scale
Making Housing Affordable
Repeatable and Efficient
Maximize Near Transit

BDP.

Built Original.
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The Other not-so-new Focus:

Human Centered / Livable
Designing Inside-Out & Outside-In
Repeatable/Predictable/Modular

Contextual & Not ‘Over-Designed’

B D P- Built Original.



o 0
i
: . FFFErrrrrrnnee
A FFFFFEFFEFFFFEFEEEEREFEEE T
: : Ll Gl i
1
_ i
3 PR =
:
S, 4 b
4 -
7
o

3
4
| 4
I
)
m =
| X g
| =
z
—

S e ==l

_,r..... :» r i ‘T '

I | o) Y .
1 =T .T..%._ \,7 _
Dﬂﬁlm.vf, 191 Ny

=
i

>
<
=
w
N
w
ol
@
(=]

AMENITY
TERRACE

ey e S

1RSI R "
P =) - =
)

‘ : 1 Y S
2 AN EE i

3

i 0 LS o W
|



Valhalla Village

Mixed-use Zero Carbon
development that uses
a modular precast
system to deliver 494
rental units, 217 of
which are affordable
rentals.

Two-Storey Precast Concrete Columns
with Corbels 1o Support Precast Beams

1 S Slab
/ Prestressed Precast Concrete Siabs (32x8)

Prestressad Precast Concrete Edge Beam

"

Envelope

Window
Widow Pre-installed in
Cladding Panel

Cladding
Precast Concrete Cladding Panel
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WOODBINE
SOUTHLANDS

Woodbine Entertainment Group

Doing Density Differently
Exploration of Woodbine as MTSA
ULI Curtner Program

April 24, 2026
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We’ve been planning around transit for decades. Call it what you want. Nodes and Corridors,
Urban Growth Centres, Major Transit Station Areas. What’s the same? What s different now? Let’s
explore....

Clear Frameworks for Big Ideas

7 ldeas

The Master Plan is built on seven key moves, shaping a dynamic
urban environment.

Parks are central, providing green spaces that define the area
and enhance quality of life. A new boulevard connects all of
Woodbine across the property as a whole, offering both a
thoroughfare and a vibrant hub with shops and city life. Linked
to public transportation, the future mobility network ensures
accessibility and integration with its surroundings.

The vision for Woodbine balances places to live, work, and enjoy,
fostering a diverse community. Each ‘petal’ of the future urban
framework has its own centre, creating localized hubs of activity.

Green buffers transform constraints into opportunities, mitigating
noise and enhancing the landscape. The site is divided into three
distinct neighbourhoods, each with unique character.

parks

Green spaces define
the area and enhance
quality of life.

A new boulevard

Connecting all of
Woodbine, the boulevard is
both a thoroughfare and a
hub of city life.

Public transit
integration

Links to public
transportation ensure
accessibility and integration

A mix of land uses fosters
a diverse community by
balancing places to live,
work, and play.

Park
Village

Local hubs

Each “petal” of the
framework has its
own centre, providing
convenient local areas
of activity.

Green edges

Green buffers
transform constraints
into opportunities by
mitigating noise and

with the city beyond. enhancing the landscape.
- 4 Distinct
alance i
neighbourhoods
Parks, parks, BN g

Three distinct
neighbourhoods establish
unique character across
the site.



Centring the Transit Story

Mobility
Principles

Anchored on the new Woodbine
GO / UP Express Station

Woodbine Boulevard as a
primary connector

A new Complete Streets network
providing multi-modal connections

A fine-grained street network

Prioritizing the pedestrian & cycling

Facilitating transit

New / improved multi-modal
connections within & external to the
Woodbine property

Integrate all Woodbine uses

«
& LRT station
c ot
‘ Akt
I3 Y _
L)

Future Woodbine GO /
UP Express Statlon




Logical Structures - Streets, Blocks and Open Space
A better understanding of what makes urban life great
3.2

Urban Structure

The Master Plan is led by the landscape, creating a variety of spaces
for the new community. The parks define the structure, while green
buffers mitigate noise and enhance the natural environment. Diverse
spaces are integrated throughout, balancing residential, work, and
recreational areas.

€xq.
ale OU/eVarq

The parks delineate three distinct neighbourhoods, each located R e

within walking distance of a public park. Within each neighbourhood
lies a network of diverse open spaces, or nodes. Some of these
function as civic nodes—the heart of the neighbourhood—serving
as central gathering places for social interaction and community
events. Others are envisioned to be more intimate in character,
providing informal spaces that support everyday activities and
casual play.

Woodbine Racetrack

A new network of streets incorporates existing infrastructure

to maximize connectivity to the existing context. This network
prioritizes pedestrian paths and cycling routes, ensuring safe and
accessible movement throughout the site.

The Master Plan envisions a mix of uses, with buildings of

different typologies and heights, creating diverse and vibrant
neighbourhoods. By incorporating these elements, the Master Plan
ensures a flexible, complete, and contextually rich urban piece of
city adaptable to future changes, all while honouring the unique
limitations and opportunities of the site.

Southlands

@ G

. Parks and green edges

. Nodes
—
|

Woodbine Boulevard \
: ¢ UPX g
Secondary streets ‘ LRT station q ]
9
Potential connections ‘ GO station

Figure 15. Structure plan



Parks and Open Spaces
A more nuanced approach to pedestrian movement, embracing irregularity, planning for the
informal, understanding the value of the small, the medium and the large

3.3
Open Space

Open space lies at the heart of the Master Plan, shaping both the
structural framework and the character of the place. A diverse
network of interconnected open spaces fosters a walkable
community and enhances overall quality of life.

N SN B S A L .

Public Parks

An interconnected network of three distinct public parks is
envisioned within the Master Plan, functioning as ‘green fingers’
that form a foundational structural element of the Plan.

Woodbine Racetrack

Civic Connectors

The Master Plan envisions a series of publicly accessible private
open spaces that can act as civic connectors through each of the
future neighbourhoods. These spaces can be realized as a mix of
local squares, pedestrian streets and play streets, supporting a
permeable car-free environment within respective development
blocks. These areas are intended to encourage community
interaction, recreational activities, and safe accessible spaces for
pedestrians and children.

. Public Parks

Civic Connectors

LRT stop

Pedestrian paths

. Local nodes
. Civic nodes

UPX Woodbine GO station
. Largo




Density Near Transit -

Less dogmatic approaches emerge, largely reflective of site specific circumstances
The master plan vision is one thing ... but what will the instrument say?

Distribution of Densities

The conceptual Master Plan illustrates development at a range

[=—==" A
i_ { TheProperty
of densities with residential blocks ranging from5.3-76 FSland = @22 @2 @R B8 @lgwE s | \ae. = s\ B\ BTl | BieTe T T
non-residential blocks from 0.9-6 FSI. The Figure to the right Secondary Plan
demonstrates the realization of density within the conceptual —mm——— Boundary
Master Plan. Zo s Pt r——n-
] ] Ng} . 'T:;) \-\} L _ _  BlockPlan Study Area
The density approach supports the achievement of MTSA ootz 2 5T~ -
policy objectives and reflects site specific land use compatibility i £ T ‘\‘\ - —_—
constraints (ie: Noise contour) which limits building heights and ,/’ £ s i o G '
: Sag z & b i
therefore the achievable densities. A £ i 29 B S =
\ ~
« s’ ¥ G B -
\
\
6 FS
5.3FSl
B -
-
/A a I -
I oo
%
2 i~ Open Spaces
e
™
2z
o,
ﬂ ]
Figure 102. Map of FSI distribution within the Master Plan



Detailed Testing of diverse building typologies to explore how to deliver density outside the podium
point tower way of thinking. Requires some ‘rule’ breaking and acknowledgement of tradeoffs.
Drill down to show it works, but what will happen over the lifetime of the plan?

3.20
Block Types

Central Blocks

At the core of the master plan, central blocks are scaled to enable a
mix of housing types.

These blocks may incorporate mid-block pedestrian connections

or interface with adjacent central blocks to form a central route,
creating quieter conditions suitable for townhouses. The base
structures establish a strong street frontage, providing opportunities
for ground-level retail and maisonettes, thereby enhancing active
streetscapes and street-level engagement.

Figure 69. Typical roof plan
|
e |

Figure 70. Typical ground floor indicative layout Figure 71. Typical upper floor indicative layout

} Entrance

) Servicing
Apartments
Lobby

Terrace

Core

Servicing

Circulation

Retail
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Travel Time
2:45PM - 3:00PM

% Toronto



Alexandra Park Tour with TCHC
3:00PM - 4:30PM

% Toronto
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Caroline Kiernan Kaitlyn Ferreira
Senior Manager, Construction Supervisor, Revitalization and
Toronto Community Housing Renewal Communities

Toronto Community Housing



Happy Hour
4:30PM

% Toronto



STEERING COMMITTEE

Michael Conway Czeryll Longalong
Associate Partner Specialist, Strategic Policy
Hariri Pontarini and Research
Architects Regional Municipality of Peel

Matthew Heather

Arleigh Hack
Development Associate
Northcrest Development

Associate Principal,
Manager, Planning
Arcadis

Juliana Dutkay
Senior Lead, Strategic
Initiatives
United Way Greater Toronto

Oliver Hierlihy
Director of Operations
The Waterfront BIA

Astrid Greaves
Associate Urban
Designer
Arcadis

Himanshu Katyal
Associate
Bousfields Inc.



STEERING COMMITTEE

Eli Levin Liz McHardy Christine Raissis

Senior Advisor, - Partner Urban Plan
Development, Transit- Lura Consulting ULI Consultant

Oriented Communities
Infrastructure Ontario

Sybelle von Kursell
Manager, Midtown Oakville
and Strategic Programs
Town of Oakville

Emily Rossini
Director of Planning,
Real Estate Development
Habitat for Humanity, GTA



2025/2026 CURTNER URBAN LEADERSHIP PROGRAM

.
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Eman Abdelsabour Mona Al-Sharari Walied Khogali Ali Sasitha Athukorala Hannah Brown
Sustainable Lead, Senior Senior Planner Co-Chair Senior Project Coordinator Development Analyst
Architect Bousfields Inc. Regent Park Treasure Hill Home Fengate Asset Management
BDP Quadrangle Neighbourhood Association Corporation

-: A
Natasha D'Souza Tina Dadgostar Anna Edwards Jake Golvin Jackie Gu
Principal Planner/Supervisor, Senior Urban Designer Associate Development Associate Development Strategy and Government
Policy Planning Bousfields Inc. Manager Manager Relations Coordinator
City of Brampton Toronto Community Toronto Community City of Richmond Hill

Housing Housing Corporation



Mehedi Khan
Associate Development
Manager
Toronto Community Housing

Lara Muldoon
Assistant Director, Strategic
Partnerships & Initiatives
School of Cities
University of Toronto

Johnpaul Loiacono
Senior Project Manager
City of Hamilton

Jack Neal
Urban Planner
Arcadis

Alex Manojlovich Christopher Mcintosh Ruchir Mehrotra
Real Estate Consultant Development Manager Project Manager
City of Hamilton Streamliner Properties Inc. Colliers Project Leaders

Peter Pantalone James Di Paolo Julie Scott
Senior Associate Senior Associate, Urban Manager, Land Development
Urban Strategies Inc. Planner C.F. Crozier & Associates
Urban Strategies Inc. Inc.



Faraz Shapourzadeh Prianka Smita Graham Spittal A"Shi? Torkashvand
Associate Senior Architect Director of Development Associate, Real Estate

DIALOG BDP Quadrangle Starlight Investments Development
Forum Asset Management

Carla Tsang Victoria Webster Shannon Woods

Senior Planner Consultant & Project Manager Associate, Development

City of Toronto Hatch Ltd. Oxford Properties
Group
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