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City of Toronto 
Community Planning, North York District 
North York Civic Centre 
5100 Yonge Street 
Toronto, ON   M2N 5V7 
 
Attn: Ben DiRaimo, Senior Planner 
 
Dear Mr. DiRaimo: 
 
Re:  Addendum to Planning and Urban Design Rationale (June 2020) 
 272-290 Lawrence Avenue West & 1507-1545 Avenue Road, Toronto 

Official Plan & Zoning By-law Amendment Application  
File No. 20 153975 NNY 08 OZ 
 

We are the planning consultants to First Capital REIT (“First Capital”), agents to 
First Capital Holdings (Ontario) Corporation, the owner of the properties 
municipally known as 272-290 Lawrence Avenue West and 1507-1545 Avenue 
Road, Toronto (the “subject site”). The subject site is located at the northeast 
corner of Lawrence Avenue West and Avenue Road in the former City of North 
York. 
 
On June 9, 2019, on behalf of First Capital, we submitted an Official Plan and  
zoning by-law amendment application with supporting documentation to permit the 
redevelopment of a portion of the subject site (all properties except for 272 
Lawrence Avenue West) (the “OPA & rezoning application”). At the time of the 
submission of the OPA & rezoning application, the proposed development 
contemplated two mixed-use buildings, 10- and 13-storeys in height, as well as a 
new private road and privately owned, publicly accessible open space (the “initial 
proposal”). In support of the rezoning application, we prepared a Planning and 
Urban Design Rationale report, including a Housing Issues Report and a 
Community Services and Facilities Study, dated June 2020.  
 
The OPA & rezoning application was deemed complete as of July 15, 2020, and 
was subsequently circulated to various municipal departments and outside 
commenting agencies. This review included a presentation of the initial proposal 
to the City’s Design Review Panel at its meeting on January 14, 2021.  
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In terms of community engagement, a virtual Community Consultation Meeting 
(“CCM”), as recommended in the August 18, 2020 Preliminary Report from 
Community Planning, was held on October 22, 2022, with over 126 attendees. In 
addition to the CCM, First Capital has met with members of the public and key 
stakeholders throughout the development review process. Prior to the CCM, a 
meeting was held on October 14, 2020, with the Bedford Park Residents 
Organization, Lytton Park Residents Organization, Upper Avenue Community 
Association, and South Armour Heights Residents Association, as well as 
Councillor Colle and City staff. Most recently, meeting between First Capital and 
representatives of the aforementioned resident associations were held in March 
2022. 
 
As noted above, at the time of submission of the OPA & rezoning application the 
subject site did not include the property at 272 Lawrence Avenue West which was 
acquired by First Capital on February 1, 2022. See Figure 1 for an updated aerial 
photograph illustrating the boundaries of the subject site. The portion of the subject 
site located at 272 Lawrence Avenue West is currently designated 
Neighbourhoods and is occupied by a 3-storey building that contains medical 
offices. 
 

 
Figure 1 – Aerial Photograph of Subject Site 
 
This purpose of this letter is to provide an addendum to our June 2020 Planning 
and Urban Design Rationale report, in order to address a revised development 
proposal for the subject site, including 272 Lawrence Avenue West, in accordance 
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with the architectural plans prepared by Turner Fleischer Architects Inc. being 
submitted to the City concurrently with this letter. These plans illustrate an updated 
development proposal that includes a new public road, a new public park, 
substantial privately owned, publicly accessible open space, a 14-storey mid-rise 
building fronting onto Avenue Road and Lawrence Avenue West and a 10-storey 
mid-rise building fronting onto Avenue Road (the “revised proposal”).  
 
This addendum letter concludes that, with the design revisions, the revised 
proposal continues to be appropriate from the perspectives of land use policy, built 
form and urban design. The revised proposal constitutes an attractive, mixed-use 
development that reflects the subject site’s prominent location along an Avenue, 
at the intersection of two major roads, and along a Transit Priority Segment, as 
identified on Map 5 of the City of Toronto Official Plan. The revised proposal is 
contextually appropriate and fits harmoniously within the area’s evolving context, 
including the main street character along Avenue Road and the mid-rise built form 
developing along this portion of Lawrence Avenue West. Subject to the additional 
comments set out herein, the findings and analysis set out in our June 2020 
Planning and Urban Design Rationale report continue to be relevant and accurate. 
 
Description of Revised Proposal 
 
As a result of feedback received from members of the public, the Design Review 
Panel and City staff, there have been a number of changes incorporated into the 
revised proposal. The most significant change is the inclusion of the property at 
272 Lawrence Avenue West in the subject site, resulting in an expansion of the 
development area and the opportunity to better address the feedback received to 
date. As a result of this expansion, the organization of the development proposed 
for the subject site has been reconfigured to accommodate for a new public road, 
a new public park and two privately-owned publicly accessible spaces (“POPS”). 
 
The location and orientation of the two proposed mixed-use buildings generally 
remains the same as the initial proposal; however, the massing of both buildings 
has been modified to reflect the updated site organization and to respond to 
comments received. In this respect, Building A (the northerly building fronting onto 
Avenue Road), continues to be proposed at 10-storeys, albeit with the addition of 
terracing along the front (west) and south façades at Levels 3 and 8, the extension 
of Levels 1 and 2 northwards to meet the north property line and revisions along 
the rear (east) façade of the building to address the new public road.   
 
As part of the initial proposal, Building B (the southerly building fronting onto both 
Avenue Road and Lawrence Avenue West) incorporated an angled façade along 
Avenue Road, which has been maintained in the revised proposed to provide for 
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an expanded public realm along this frontage. Building B continues to form an L-
shape; however, the lower portion of the “L” has been extended along the 
Lawrence Avenue West frontage to utilize some of the additional site area added 
by 272 Lawrence Avenue West. Building B has also been increased to 14-storeys 
in height, and additional terracing has been provided at Levels 3, 9, 11, 12, 13 and 
14 along Avenue Road and at Levels 9, 10, 11, 12, 13 and 14 along Lawrence 
Avenue West. Terracing has also been provided along the north façade of Building 
B at Levels 12, 13 and 14. Building B continues to incorporate a large outdoor 
amenity terrace fa at Level 3, overlooking the new public park and public road.  
 
The resulting separation distance between Buildings A and B is a minimum of 11 
metres for Levels 1 to 2, increasing to 13 metres for Levels 3 to 7, 15 metres for 
Levels 8 to 10 and the upper Levels of Building B stepping back even further. The 
space between Buildings A and B, which was previously occupied by a private 
driveway, now contains a 364 square metre POPS adjacent to Avenue Road and 
a driveway that leads to the entrance of underground parking garage and loading 
area that is consolidated within Building B.  
 
Overall, the total gross floor area (“GFA”) of the proposed development has 
increased from 41,972 square metres in the initial proposal to 51,323 square 
metres in the revised proposal. However, due to the increase in the size of the 
development area (as a result of the addition of the 272 Lawrence Avenue West 
property), the resulting gross site density has only increased slightly from 3.78 to 
3.98 FSI. 
 
Public Road 
 
In response to comments received from Transportation Services staff, a new public 
road has been introduced in the revised proposal. Whereas the initial proposal 
incorporated an L-shaped two-way private driveway that had access onto both 
Avenue Road and Lawrence Avenue West, the revised proposal incorporates a 
new north-south public road with a right-of-way width of 16.5 metres. Currently, the 
new road only connects to Lawrence Avenue West (in alignment with Rosewell 
Avenue to the south), but it is intended to ultimately extend northwards with a 
connection to Douglas Avenue.   
 
The ultimate extension of this road to the north will require lands from the property 
to the immediate north of the subject site 1549 Avenue Road. It is our 
understanding that this could be achieved through the potential expropriation of 
lands from 1549 Avenue Road in order to complete this road connection. On this 
basis, the plans being submitted concurrently with this addendum letter show the 
public road terminating at the northern boundary of the subject site. Should the 
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general alignment of the road be deemed acceptable by City staff, First Capital will 
explore interim condition options for the road pending the City’s expropriation of 
the necessary adjacent lands.  
 
It is noted that, due to the necessary functional alignment of the new public road, 
portions of the road occupy space within the 10 metre buffer from the long term 
stable top of slope for the adjacent Douglas Greenbelt.  
 
Public Park 
 
In response to comments received from Parks, Forestry and Recreation staff a 
new public park has been introduced within the subject site. This park is proposed 
to be located within the cut-out formed by the “L” shape of Building B, with frontage 
onto the new public road. The proposed park is 982 square metres in size and is 
somewhat irregularly shaped due to the alignment of the new public road.  
 
While the proposed public park does not satisfy the entirety of the City’s 
requirement for parkland dedication resulting from the proposed development, the 
area provided is large enough to accommodate an appropriate range of social and 
recreational activities and is appropriate given the limitations of the site’s 
organization. First Capital proposes to satisfy the remainder of their parkland 
dedication requirement through a cash-in-lieu contribution. 
 
Unit Distribution and Amenity Space 
 
The total number of proposed dwelling units has increased from 455 in the initial 
proposal to 532 in the revised proposal. The unit mix has also been modified to 
reduce the proportion of one-bedroom units and increase the proportion of two-
bedroom and three-bedroom units.  
 
The number of residential dwelling units has increased in the revised proposal in 
part due to the conversion of Level 2 in Building B from retail space to residential 
space in the revised proposal.  
 
In terms of amenity space, the revised proposal includes an increase of 946 square 
metres of amenity space over the initial proposal. Specifically, the amount of indoor 
amenity space has increased from 917.5 square metres (2.0 m2 / unit) to 1,323.2 
square metres (2.48 m2 / unit) and the amount of outdoor amenity space has increased 
from 910.0 square metres (2.0 m2 / unit) to 1,450.6 square metres (2.72 m2 / unit). The 
proposed indoor amenity spaces are located at Levels 1, 2 and the mechanical 
penthouse in Building A and at Levels 2 and 3 in Building B. The outdoor amenity 
spaces are located on the rooftop of Building A and at Level 3 in Building B.  
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Parking and Loading 
 
The City's Transportation Services staff noted that the proposed parking supply of 
605 parking spaces in the initial proposal was acceptable and meet or exceeded 
the requirements set out in Zoning By-law 569-2013 for the proposed uses. While 
the revised proposal includes a slight reduction in the proposed number of parking 
spaces (581 spaces in total), it continues to meet or exceed the By-law 569-2013 
parking rates for the proposed uses. The primary reason for the reduction in 
parking spaces required and provided is the decrease in retail gross floor area in 
the revised proposal.  
 
In terms of loading spaces, the revised proposal continues to incorporate primarily 
internalized loading spaces. In this respect, the Type B loading space that was 
provided in Building A in the initial proposal has been removed to allow for a better 
relationship between the building at-grade and the new public street. Instead, the 
revised proposal provides for a Type C loading space adjacent to the residential 
entrance and retail service entrance for Building A. Building B continues to 
incorporate two Type B spaces, a Type C space and a Type G space which will 
serve both buildings through connections within the underground parking garage. 
 
Statistical Comparison 
 
A summary comparison of the revised proposal (July 2022), against the initial 
proposal (June 2020), is provided in Table 1 below. 
 
Table 1: Summary Comparison of Development Statistics 
 Initial Proposal 

(June 2020) 
Revised Proposal 

(July 2022) 
Site Area 

Gross 
Net 

 

11,105.3 square metres 
9,628.6 square metres 

 
12,898.0 square metres 
8,877.2 square metres 

Gross Floor Area 
Residential  

Retail 
Total 

 
37,291.6 square metres 
4,680.0 square metres 

41,971.6 square metres 

 
47,817.9 square metres 
3,245.8 square metres 

51,322.9 square metres 
Overall FSI 

Gross  
Net 

 
3.78 
4.35 

 
3.98 
5.78 

Height (excluding MPH) 
Building A 
Building B 

 
34.8 metres 
46.4 metres 

 
34.45 metres 
47.2 metres 

Unit Mix   



 

  

7 

Studio 
1-Bedroom 
2-Bedoom 
3-Bedoom 

Total 

3 (1%) 
298 (65%) 
104 (24%) 
47 (10%) 

455 (100%) 

3 (1%) 
183 (34%) 
280 (53%) 
66 (12%) 

532 (100%) 
Amenity Space 

Indoor 
 

Outdoor 
 

Total 

 
917.5 square metres 

(2.0 m2 / unit) 
910.0 square metres 

(2.0 m2 / unit) 
1,827.5 square metres 

(4.0 m2 / unit) 

 
1,323.2 square metres 

(2.48 m2 / unit) 
1,450.6 square metres 

(2.72 m2 / unit) 
2,773.8 square metres 

(5.21 m2 / unit) 
Vehicular Parking 

Resident 
Visitor 
Retail 
Total 

 
387 spaces 
68 spaces 

150 spaces 
605 spaces 

 
472 spaces 
80 spaces 
32 spaces 

584 spaces 
Bicycle Parking 

Resident Long-term 
Resident Short-term 

Retail Long-term 
Retail Short-term 

Total 

 
410 spaces 
46 spaces 
10 spaces 
15 spaces 

481 spaces 

 
362 spaces 
38 spaces 
6 spaces 

12 spaces 
418 spaces 

Loading  
3 Type “B” spaces 
1 Type “C” space 
1 Type “G” space 

 
2 Type “B” spaces 
2 Type “C” spaces 
1 Type “G” space 

 
Evolving Policy Framework 
 
Our June 2020 Planning and Urban Design Rationale Report provided a detailed 
analysis which concluded that the initial proposal was consistent with the 2020 
Provincial Policy Statement (the “PPS”) and in conformity with the 2019 A Place to 
Grow: Growth Plan for the Greater Golden Horseshoe (the “Growth Plan”) and the 
City of Toronto Official Plan (the “Official Plan”).  
 
Since the submission of the OPA & rezoning application, Amendment No. 1 to the 
Growth Plan has come into effect, as well as several amendments to Official Plan 
policies. Specifically, Official Plan Amendment No. 479 (“OPA 479”), which 
amended Section 3.1.1 (Public Realm) and Official Plan Amendment No. 480 
(“OPA 480”), which amended Sections 3.1.2 (Built Form) and 3.1.3 (now known as 
Built Form – Building Types), were adopted by City Council on January 29, 2020, 
and were approved by the Minister of Municipal Affairs and Housing on September 
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21, 2020. In addition, Official Plan Amendment 456 (“OPA 456”) which amended 
various sections within Chapter 2 (Shaping the City), with a focus on 
transportation-related policies, and was adopted by City Council on February 26, 
2020, and approved by the Minister on June 9, 2021.  
 
The revised proposal conforms with the updated policy context, which is addressed 
in the subsections below. However, it is noted that since the OPA & rezoning 
application was deemed complete prior to the Province’s approval of OPA 479, 
480 and 456, these policies are considered informative but not determinative with 
respect to this application. 
 
A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2019, As 
Amended 
 
On May 2, 2019, the Province released A Place to Grow: Growth Plan for the 
Greater Golden Horseshoe, 2019 (the “2019 Growth Plan”) which came into effect 
on May 16, 2019, replacing the previous version of the Growth Plan from 2017. 
The policies of the 2019 Growth Plan was analyzed in our June 2020 Planning and 
Urban Design Rationale report. 
 
Subsequently, on August 28, 2020, the 2019 Growth Plan was amended by 
Growth Plan Amendment No. 1, which included changes to the population and 
employment forecasts, the horizon year for planning, and to align terms and 
definitions with the 2020 PPS. 
 
Generally, the relevant policies of the Growth Plan, as amended have not been 
considerably revised from the Growth Plan prior to Amendment No. 1. As such the 
analysis in our June 2020 Planning and Urban Design Rationale report remains 
valid.  
 
OPA No. 479 & OPA No. 480 
 
As previously mentioned, OPA 479 and 480 updated the public realm and built 
form policies of the Official Plan. Below is an overview of the relevant updated 
policies.  
 
Section 3.1.1, as amended, sets out policies applying to the public realm, including 
streets, parks, open spaces and public buildings. Policy 3.1.1(1) states that the 
public realm is comprised of all public and private spaces to which the public has 
access. Policy 3.1.1(2) outlines that the public realm will, among other things, 
provide the organizing framework and setting for development; foster complete, 
well-connected walkable communities and employment areas that meet the daily 
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needs of people and support a mix of activities; provide a comfortable, attractive 
and vibrant, safe and accessible setting for civic life and daily social interaction; 
provide opportunities for passive and active recreation; and be functional and fit 
within a larger network. Policy 3.1.1(3) further outlines that the City will seek 
opportunities to expand and enhance the public realm to support the needs of 
existing and future populations. 
 
Policy 3.1.1(6) recognizes that City streets are significant public open spaces 
which connect people and places and support the development of sustainable, 
economically vibrant and complete communities. This policy goes on to outline the 
elements of a Complete Streets approach, which is intended to be incorporated in 
new and existing City streets. Policy 3.1.1(8) provides a series of objectives for the 
design of new streets, including among others: 
 

• promoting a connected grid-like network of streets that offers safe and 
convenient travel options; 

• provide connections within adjacent neighbourhoods; 
• provide access and addresses for new development; and 
• provide and improve frontage, visibility, access and prominence of natural 

and human-made features.  
 
Policy 3.1.1(9) states that new streets will be public streets unless otherwise 
deemed appropriate by the City.  
 
With respect to new parks and open spaces, Policy 3.1.1(18) directs that these 
public realm elements be located and designed to connect and extend, wherever 
possible, to existing parks, natural areas and other open spaces; to consider 
opportunities for future expansion onto adjacent sites with development potential; 
to provide a comfortable setting with wind and sunlight conditions that promote use 
and enjoyment of the space; and to provide appropriate spaces for a variety of 
active and passive recreation uses among other objectives.  
 
Policy 3.1.1(20) provides that Privately Owned Publicly Accessible Spaces 
(“POPS”) contribute to the public realm but remain privately owned and 
maintained. This policy goes on to direct that POPS provided through development 
will, among other matters: generally be publicly accessible and may include 
temporary commercial uses which animate the POPS; be designed and 
programed for users of a variety of ages and abilities; be site in highly visible 
locations; be sited and designed to be seamlessly integrated and connected into 
the broader public realm; and include new trees, seating, public art, landscaping 
and integration of stormwater capture where appropriate.  
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Section 3.1.2, as amended, provides policies that speak to the relationship 
between the location and organization of development, its massing and the 
interface between the building and the public realm. Policy 3.1.2(1) provides that 
development will be located and organized to fit with its existing and planned 
context and to frame and support adjacent streets, lanes, parks and open spaces. 
Relevant criteria include: 
 
• generally locating buildings parallel to the street with consistent front yard 

setbacks; 
• locating main building entrances on the prominent building facades so that they 

front onto a public street, park or open space, and are visible and directly 
accessible from a public street; 

• providing ground floor uses, clear windows and entrances that allow views 
from, and where possible, access to, adjacent streets, parks and open spaces; 
and 

• providing comfortable wind conditions and air circulation at the street and 
adjacent open space to preserve the utility and intended use of the public 
realm, including sitting and standing. 

 
Policy 3.1.2(3) directs that development will protect privacy within adjacent 
buildings by providing setbacks and separation distances from neighbouring 
properties and adjacent building walls containing windows. 
 
Policy 3.1.2(4) requires development to locate and organize vehicle parking, 
vehicular access and ramps, loading, servicing, storage areas and utilities to 
minimize their impact and improve the safety and attractiveness of the public 
realm, the site and surrounding properties. 
 
Policy 3.1.2(5) directs that development will be located and massed to fit within the 
existing and planned context, define and frame the edge of the public realm with 
good street proportion, fit with the character, and ensure access to direct sunlight 
and daylight on the public realm by: providing streetwall heights and setbacks that 
fit harmoniously with the existing and/or planned context; and stepping back 
building mass and reducing building footprints above the streetwall height. 
 
In addition, refinements have been made to both the sidebar text and Policy 
3.1.2(6) to clarify that development must provide good transition in scale in 
consideration of both the existing and planned contexts of neighbouring properties 
and the public realm. In between areas of different building heights and/or intensity 
of use in consideration of both the existing and planned contexts of neighbouring 
properties and the public realm. In this regard, Policy 3.1.2(7) states that transition 
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in scale will be provided within the development site and measured from shared 
and adjacent property lines. 
 
Policy 3.1.2(9) directs that the design of new building facades visible from the 
public realm will consider the scale, proportion, materiality and rhythm of the 
façade. 
 
Policy 3.1.2(10) requires that development will promote civic life and provide 
amenity for pedestrians in the public realm to make areas adjacent to streets, parks 
and open spaces attractive, interesting, comfortable and functional by providing: 
 
• improvements to adjacent boulevards and sidewalks including sustainable 

design elements, which may include landscaping, permeable paving materials 
and street furniture; 

• co-ordinated landscape improvements in setbacks to enhance local character, 
fit with public streetscapes, and provide attractive, safe transitions between the 
private and public realms; 

• weather protection such as canopies and awnings; and 
• landscaped open space within the development site. 
 
Policy 3.1.2(11) encourages new indoor and outdoor shared amenity spaces 
provided as part of multi-unit residential developments to be high quality, well 
designed, and consider the needs of residents of all ages and abilities over time 
and throughout the year. 
 
Section 3.1.3 of the Official Plan, as amended, sets out policies for specific built 
form typologies. Section 3.1.3(1) provides that a mix of building types is 
encouraged on sites that can accommodate more than one building. Where a 
development includes more than one building, the site will be designed to ensure 
appropriate site organization and building locations that: 
 
• provide parcels of appropriate size and shape for the mix of building types; 
• define and support existing and proposed streets, lanes, parks and open 

spaces at different appropriate scales; 
• ensure appropriate spacing of buildings; and 
• ensure appropriate transition in scale between buildings of different scales and 

types and other lower-scaled uses. 
 
With respect to mid-rise buildings, Policies 3.1.3(4) to 3.1.3(6) provide that midrise 
buildings: 
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• have heights generally no greater than the width of the right-of-way that it front 
onto; 

• maintain street proportion and open views of the sky from the public realm by 
stepping back building massing generally at a height equivalent to 80% of the 
adjacent right-of-way width; 

• allow for daylight and privacy on occupied ground floor units by providing 
appropriate facing distances, building heights, angular plane and stepbacks; 
and 

• on corner sites with different right-of-way widths: have building heights along 
each street edge that relate to their corresponding right-of-way width; and 

• on deep sites: should be designed to provide and frame accessible and well-
proportioned open spaces that have access to sunlight and daylight. 

 
OPA No. 456 
 
OPA 456 updated the Official Plan’s transportation policies (related to transit, 
cycling, shared mobility, and other emerging mobility technologies), and 
introduced updated requirements on water, wastewater and stormwater 
infrastructure, all contained within Chapter 2.  
 
While the Chapter 2 policy changes introduced through OPA 456 did not 
substantially impact the policies relevant to the subject site and the proposal, it is 
noted that Official Plan Maps 4 and 5 were also updated through OPA 456. In this 
respect, the subject site is now located along a the newly added Transit Priority 
Segment along Lawrence Avenue, west of Yonge Street, as shown on Map 5 
(“Enhanced Surface Transit Network”). 
 
Planning and Urban Design Analysis 
 
Intensification 
 
As set out in Sections 5.1 of our June 2020 Planning and Urban Design Rationale 
report, the current use of the subject site for low-rise commercial and residential 
uses and associated surface parking areas, represents an underutilization of land 
and infrastructure along a Transit Priority Segment, served by frequent transit 
(Route 52 Lawrence West, which is part of TTC’s 10-Minute Network), and 
approximately one kilometre west of the Lawrence Subway Station (Line 1 Yonge-
University). The proposed mixed-use residential/retail intensification on the subject 
site continues to be supportive of numerous policy directions articulated in the 
PPS, the and the Official Plan, all of which promote intensification on sites well 
served by municipal infrastructure, including public transit.  
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The subject site is also located along an Avenue. In this respect, the revised 
proposal is supportive of the Official Plan policies which seek to reurbanize 
Avenues to create new housing and jobs, while improving the pedestrian 
environment and shopping opportunities for the community. Additionally, the 
majority of the subject site is designated Mixed Use Areas, one of four land use 
designations intended to accommodate most of the increased jobs and population 
anticipated by the Official Plan’s growth strategy over the coming decades, and 
which is intended to reduce automobile dependency and concentrate population 
and jobs in areas well served by transit. The revised proposal continues to 
accommodate a level of intensification that supports the frequent transit service 
currently provided along Lawrence Avenue West. 
 
Land Use 
 
The revised proposal continues to propose two mixed-use buildings containing 
retail uses at grade and residential uses above, which conforms with the Mixed 
Use Areas designation and Commercial Residential (CR) zoning that applies to 
the majority of the subject site. 
 
The 272 and 284 Lawrence Avenue West properties are both designated 
Neighbourhoods, while 272 Lawrence Avenue West is split-zoned Residential (R) 
and Residential Multiple (RM) and 284 Lawrence is zoned RM. As such, 
amendments to the Official Plan and Zoning By-laws are required to permit the 
proposed mixed-use buildings, by re-designating 272 and 284 Lawrence Avenue 
West to the Mixed Use Areas designation and by applying a site-specific CR zone 
to the entirety of the subject site.  
 
Our June 2020 Planning and Urban Design Rationale report included an analysis 
on the appropriateness of the redesignation of 284 Lawrence Avenue West. In our 
opinion, many of the same arguments apply to the redesignation of the property at 
272 Lawrence Avenue West. In this respect, this property does not form part of a 
stable residential neighbourhood, as it is currently occupied by a 3-storey 
commercial office building and is separated from the nearest low-rise residential 
property by the under construction mid-rise residential development to the east at 
250 Lawrence Avenue West (designated Apartment Neighbourhoods, Natural 
Areas and Parks), and by the Douglas Greenbelt to the north (designated Parks). 
Similarly, while the property to the south, on the south side of Lawrence Avenue 
West is designated Neighbourhoods it is currently and has historically been used 
as a private school.  
 
On this basis, and in consideration of 272 and 284 Lawrence Avenue East being 
located along a major street, it is our opinion that the Mixed Use Area designation 
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would more appropriately reflect the existing and evolving context of these 
properties. 
 
Height, Massing and Density 
 
As noted in the June 2020 Planning and Urban Design Rationale report, the 
subject site is an appropriate location for mid-rise intensification from a built form 
perspective given its location along an Avenue and at the intersection of two major 
arterial streets. The proposed 10 and 14-storey buildings will continue to fit 
harmoniously within the existing and planned built form context, including the 
approved 9-storey building to the east at 250 Lawrence Avenue West.  
 
From a height perspective, it is our opinion that the 10 and 14-storey buildings are 
appropriate and would fit within the existing and planned context of the area. In 
this respect, the proposed height of Building A has decreased by 0.35 metres in 
the revised proposal (from 34.8 metres to 34.45 metres) and the height of  Building 
B has increased by only 0.8 metres (from 46.4 metres to 47.2 metres), despite the 
additional of a 14th level. The increase in height for Building B and the proposed 
height for Building A have been mitigated through introduction of thoughtful 
setbacks, stepbacks and terracing to reduce the perceived massing of each 
building from street level.  
 
Specifically, in the initial proposal Building A previously had a 10-storey streetwall 
height along Avenue Road. In the revised proposal, this has been reduced to 2-
storeys with further stepbacks provided above Levels 7 and 9. This 2-storey 
streetwall height is consistent with the built form recommendations of the Avenue 
Road Avenue Study, which sought to establish a 2-storey streetwall with stepbacks 
above Level 2 in order to “reference the existing and historic form of building on 
Avenue Road…to help maintain a village atmosphere”.  
 
In terms of Building B, the 2-storey streetwall height along Avenue Road in the 
initial proposal has been maintained, while the streetwall height along Lawrence 
Avenue West has increased from 2-storeys to 8-storeys. This revised streetwall 
height more closely reflects both the 7-storey streetwall height of the approved 9-
storey building to east at 250 Lawrence Avenue West, as well as the large right-
of-way width of Lawrence Avenue West in this location. The revised proposal 
continues to incorporate substantial terracing along both frontages at the upper 
levels, with the additional Level 14 also being stepped back from the level below 
it. It is also noted that Level 14 does not extend for the full extent of the building’s 
length along Lawrence Avenue West, providing a stepping down of height towards 
the east.  
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From a massing perspective, the proposed buildings continue to frame the abutting 
streets and complement the existing character of the surrounding area, while also 
establishing a prominent gateway into the Avenue Road commercial corridor. In 
the revised proposal, the massing and organization of the proposed buildings 
remains generally consistent with the initial proposal, albeit with some revisions 
along the east facades in response to both the addition of 272 Lawrence Avenue 
West and the new public road.  
 
As a result of the continued and additional stepbacks and terracing in the revised 
proposal, Building A now generally falls within to a 45-degree angular plane 
measured along the Avenue Road property line from a height of 21.6 metres (in 
accordance with the Mid-Rise Building Guidelines), with limited projections at the 
upper levels. Building B does not achieve this performance standard along the 
Avenue Road frontage but does fall within a 45-degree angular plane measured 
along the Lawrence Avenue West property line from a height of 26.4 metres 
(reflecting the actual right-of-way width in this location of 33 metres). It is our 
opinion that this proposed massing is appropriate for the subject site, given its 
context as a gateway site at the intersection of two major roads.  
 
From a density perspective, it is our opinion that the proposed increase in gross 
density from 3.78 to 3.98 FSI is appropriate and reflective of the additional density 
that can reasonably be achieved within the expanded site area. This density 
continues to be well within the range of densities for other existing and approved 
mid-rise developments along the Avenue Road corridor.  
 
Built Form Impacts 
 
Light, View and Privacy 
 
Although the revised proposal incorporates several massing changes from the 
initial proposal, it remains our opinion that the revised proposal will not result in 
any Light, View and Privacy (“LVP”) impacts between the two buildings proposed 
for the subject site or for adjacent properties. 
 
In this regard, the separation distance between Building A and Building B is a 
minimum of 11 metres at-grade and up to Level 7, increasing at subsequent upper 
levels to a maximum separation distance of 18 metres. This separation distance is 
consistent with and exceeds the recommendations of the City’s Mid-Rise Building 
Guidelines.  
 
No LVP impacts are anticipated for adjacent properties to the east, south and west 
by virtue of the right-of-way widths associated with Avenue Road, Lawrence 
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Avenue and the proposed public road. To the north, Building A now extends to the 
north property line for Levels 1 and 2, after which a 5.5 metre setbacks from the 
north property line is provided. Should this adjacent property redevelop, similar 
setback would be anticipated, resulting in a continuous street-wall at-grade with an 
11.0 metre separation distance at the upper levels. In the interim, the existing 
building on this adjacent property does not have any windows or openings along 
its south façade, so no privacy or overlook concerns are anticipated. 
 
Shadow Impacts 
 
A revised Shadow Study (dated July 13, 2022) has been prepared by Turner 
Fleischer Architects Inc. to assess the shadow impacts of the revised proposal on 
March 21st, June 21st, September 21st, and December 21st between 9:18 a.m. 
and 6:18 p.m.  
 
The Shadow Study demonstrates that the revised proposal will have limited 
impacts onto the adjacent public realm along Avenue Road and Lawrence Avenue 
East – with shadowing along Avenue Road limited to the morning hours on March, 
June and September 21st and shadowing along Lawrence Avenue West limited to 
evening on March 21st. The new public road will experience longer shadows at all 
times of year than the existing surrounding roads, generally from 1:18 p.m. 
onwards on March, June and September 21st. It is our opinion that these conditions 
are acceptable in consideration of the volume of pedestrian traffic that will utilize 
the new road in contrast to the existing roads.  
 
Shadow impacts onto low-rise residential properties in the Neighbourhoods 
designation are similarly limited to early morning hours (9:18 a.m. and earlier) and 
evening hours (5:18 p.m. and later) on March and September 21st, with no impacts 
onto these areas on June 21st. It is our opinion that these impacts will not adversely 
affect the use or enjoyment of these properties.  
 
Finally, the revised proposal will cast shadows onto the Douglas Greenbelt in the 
afternoon and evening hours of March and September 21st (from 2:18 p.m. 
onwards), with only limited evening shadow impacts on June 21st (6:18 p.m.). With 
respect to the proposed new public park, between the revised proposal and the 
development at 250 Lawrence Avenue West, the majority of this space is 
anticipated to be shadowed for much of the day on March and September 21st, 
with limited portions of the space shadowing throughout the day on June 21st until 
6:18 p.m. at which time the majority of the park will be shadowed. The shadow 
impacts onto the Douglas Greenbelt are comparable to those resulting from the 
initial proposal and are not anticipated to impact the utility of this natural heritage 
feature due to their limited extent and fast-moving nature. While there are shadow 
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impacts onto the new public park, there is an opportunity to design and program 
this space to reflect the anticipated shadow conditions.  
 
Wind Impacts 
 
A Pedestrian Wind Assessment – Letter of Opinion (dated July 19, 2022) was 
prepared by RWDI to comment on the potential changes to wind impacts resulting 
from the revised proposal as compared to those determined for the initial proposal.  
Within this letter, RWDI opines that, despite the massing changes between the 
initial proposal and the revised proposal, no negative wind impact is expected to 
the surrounding areas.  Where the massing changes may alter wind conditions, 
the resulting wind speeds are anticipated to be either suitable to the intended use 
of the space or in locations where local wind control measures can be appropriately 
applied to improve wind conditions.  
 
Urban Design 
 
From an urban design perspective, it is our opinion that the revised proposal 
continues to respond appropriately to the surrounding built form context. In this 
respect, the proposed buildings have been refined and further articulated to reduce 
the perceived height and massing of the buildings from the adjacent existing and 
proposed public realm, including through the introduction and maintenance of a 
strong 2-storey street-wall along Avenue Road and the incorporation of upper level 
stepbacks along the adjacent street frontages.  
 
Many of the built form related urban design elements of the proposal, such as the 
proposed setbacks and the internalization of parking and loading on the site remain 
relatively unchanged from the initial proposal. However, a number of public realm 
enhancements have been incorporated, such as the provision of a public park, 
which contributes to an increase in the total amount of publicly accessible open 
space on site, and the provision of a new public road. This enhanced public realm 
component of the revised proposal responds to the relevant Official Plan policies 
as follows: 
 

• the new public road introduces a third street frontage for an extremely deep 
development site, providing a clear organizing framework for the proposed 
new development, and facilitating a missing connection in the City’s street 
grid; 

• the new public road will facilitate vehicle access to and through the subject 
site, while also providing opportunities for active transportation connections 
on secondary streets (rather than along Avenue Road); 
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• the proposed public realm elements will foster opportunities for various 
recreational opportunities, from active and passive uses on the proposed 
public park to pedestrian connections around the Douglas Greenbelt in 
combination with those being provided on the adjacent development site at 
250 Lawrence Avenue West; and 

• the new public road incorporates sufficient space for tree plantings along 
the west site, with pedestrian sidewalk along both sides of the road, 
facilitating views and increasing the prominence of the adjacent natural 
feature.  

 
The proposed buildings continue to have regard for the applicable urban design 
guideline documents, as set out in Section 5.5 of our June 2020 Planning and 
Urban Design Rationale report. 
 
Conclusions 
 
In combination with the findings set out in our June 2020 Planning and Urban 
Design Rationale report, which remain relevant and applicable to the revised 
proposal, the details and analysis set out in this addendum letter reiterate our 
opinion that the proposed development, as revised, is appropriate and desirable 
for the subject site and for the continued growth of the Avenue Road corridor.  
 
If you have any questions and/or comments regarding this addendum letter, please 
do not hesitate to contact the undersigned or Hailey McWilliam of our office. 
  
Yours truly, 
Bousfields Inc. 
 
 
  
Michael Bissett, MCIP RPP    Allison Chewter 
Partner      Associate 
 
MB/hm 
 
cc:  Chris Atkins, First Capital REIT 


