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Figure 1 - Location Map
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This Planning and Urban Design Rationale report 
has been prepared in support of an application 
by First Capital REIT to amend the City of Toronto 
Official Plan, City-wide Zoning By-law 569-
2013, as amended, and former City of North 
York Zoning By-law 7625, as amended, in order 
to permit the redevelopment of a 1.1 hectare 
land assembly located at the northeast corner 
of the Lawrence Avenue West and Avenue Road 
intersection (the “subject site”). Municipally 
known as 284-290 Lawrence Avenue West 
and 1507-1545 Avenue Road, the subject site 
is situated within the Bedford Park-Nortown 
neighbourhood, approximately one kilometre 
west of the Lawrence subway station (see Figure 
1, Location Map). 

The subject site is currently developed with six 
low-rise commercial buildings and one low-
rise residential apartment building. The official 
plan and zoning by-law amendment application 
would permit the comprehensive redevelopment 
of the subject site with two mid-rise mixed-use 
buildings, a publicly accessible private road, and 
a publicly accessible open space adjacent to the 
Douglas Greenbelt lands (the “proposal”). The 
proposed mid-rise buildings include a 13-storey 
building (46.4 metres, excluding mechanical 
penthouse) on the south end of the subject site 
adjacent to the intersection of Lawrence Avenue 
West and Avenue Road, and a 10-storey building 
(34.8 metres, excluding mechanical penthouse) 
on the north end of the subject site. Overall, 4,680 
square metres of retail and service commercial 
space and 455 residential dwelling units are 
proposed.  

This report concludes that the proposed 
redevelopment is consistent with the planning 
framework established in the Provincial Policy 
Statement (the “PPS”), conforms to the policies 
of A Place to Grow: Growth Plan for the Greater 
Golden Horseshoe (the “Growth Plan”) and the 
City of Toronto Official Plan (the “Official Plan”), 
and has appropriate regard for the relevant 
urban design guidelines, including the Mid-Rise 
Buildings Design Guidelines and the Avenue Road 
Avenue Study Design Guidelines.

From a land use planning perspective, the 
proposal will contribute to the achievement 
of numerous policy objectives that promote 
intensification and the creation of complete 

communities within built-up areas, particularly 
on underutilized sites in locations that are well-
served by municipal infrastructure, including 
public transit. In this respect, the subject site is 
located at the intersection of two major streets, 
including one which is served by “frequent 
transit” as defined by the Growth Plan, and one 
which is identified as an Avenue in the Official 
Plan’s Urban Structure.  Given these locational 
characteristics, the current use of the site for low-
rise commercial and residential buildings and the 
existing Neighbourhoods designation on the east 
portion of the subject site at 284 Lawrence Avenue 
West, represents a significant underutilization 
of land. The proposal will result in appropriate 
and desirable mixed-use intensification on an 
underutilized corner site that will establish a 
gateway into the established and evolving retail-
oriented mainstreet character of Avenue Road, 
while contributing to the ongoing urbanization of 
this segment of Lawrence Avenue West. 

From a built form and urban design perspective, 
the proposal comprises two contextually 
appropriate mid-rise buildings that respond to 
their prominent location at a major intersection 
and along an Avenue. The comprehensive 
redevelopment of the subject site provides an 
opportunity to integrate the subject site within 
the existing and planned context of adjacent 
public streets and buildings, while supporting an 
attractive and pedestrian-oriented environment. 
The new publicly-accessible private road will 
create opportunities for circulation into and 
through the subject site, while the publicly-
accessible open space, enhanced streetscape 
elements and active ground floor uses will 
foster eyes-on-the-street and a safe, accessible 
pedestrian realm. The proposed building heights 
have been organized and sited to fit harmoniously 
within the existing context of mid-rise buildings 
that extend along this segment of Lawrence 
Avenue West, while providing an appropriate 
transition in scale to the mid- and low-rise 
mainstreet character of Avenue Road and nearby 
Neighbourhoods designated lands.

For the foregoing reasons, it is our opinion that 
the proposal represents good planning and urban 
design in accordance with the in-force provincial 
and local planning framework, and, accordingly, 
we recommend approval of the requested official 
plan amendment and rezoning application. 
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• 284 Lawrence Avenue West contains a 3-storey 
residential rental apartment building which is 
well set back from the Lawrence Avenue West 
right-of-way and includes garden space at the 
front of the building and a surface parking lot 
at the rear. 

• 288 Lawrence Avenue West contains a 
2-storey commercial building that is occupied 
by a travel agency (Carlson Wagonlit). This 
building is built close to the street, with a 
driveway along the east side that provides 
access to a small surface parking area. A 
billboard is located on the roof of the building. 

• 290 Lawrence Avenue West contains a 2-storey 
brick building that is currently occupied by a 
private school that provides English language 
instruction (Canadian Language Learning 
College). The building is set back from the 
street to accommodate a pedestrian access 
ramp, and contains a small parking structure at 
the rear with space for 6 vehicles in two tiers. 

2.1 Subject Site
The subject site is an assembly of seven parcels 
municipally known as 284, 286 and 290 Lawrence 
Avenue West and 1507, 1525, 1537 and 1539-
1545 Avenue Road, which have a collective site 
area of 11,105.3 square metres (1.1 hectares). The 
assembly is irregular in shape with frontages of 
73.2 metres along the north side of Lawrence 
Avenue West and 116.9 metres along the east 
side of Avenue Road. In terms of topography, 
the subject site is relatively flat with a moderate 
increase in grade from the southeast towards the 
northwest of the property. There are no trees and 
minimal permanent vegetation on the subject 
site; however, there are several trees on adjacent 
properties and rights-of-way (see Figures 2 and 
3 - Aerial Photos).

The subject site is currently occupied by seven 
low-rise buildings and substantial surface parking 
areas. The following provides a brief description of 
each of the buildings, and businesses contained 
therein, that comprise the site:
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Figure 2 - Aerial Photo
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• 1507 Avenue Road contains a one-storey 
commercial plaza adjacent to the intersection 
of Lawrence Avenue West and Avenue Road. 
The plaza is set back from both streets, with 
surface parking between the building and 
Avenue Road and a small patio space between 
the building and Lawrence Avenue West. 
The plaza is currently occupied by a café 
(Starbucks), and a restaurant (Fancy Franks). 
A double billboard is located on the roof of the 
plaza.

• 1525 Avenue Road contains a 1.5-storey 
converted single detached dwelling that is 
currently occupied by a  veterinary clinic 
(McGilvray Veterinary Hospital). Surface 
parking is provided between the building and 
the street, and at the rear of the property. 

• 1537 Avenue Road contains a 2-storey 
commercial building with a car wash on the 
south side of the building (Avenue Road Car 
Wash) and a restaurant with outdoor patio 
on the north side (Maker Pizza Avenue). Two 
vehicle entrances to the carwash are provided 
from Avenue Road, and a driveway on the 
south end of the property provides access to 
a large surface parking area at the rear of the 
building. The restaurant entrance is located 
along the north side of the building with 
access from the driveway of the property to 
the immediate north. 

• 1539-1545 Avenue Road contains a 2-storey 
commercial building that is occupied by an 
independent grocery store (Pusateri’s Fine 
Foods). The building is set close to the street, 
with entrances provided from Avenue Road 
and from the driveway along the south end of 
the property. This driveway provides access 
to a large surface parking area at the rear of 
the building. 
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Figure 3 - Aerial Photo - Zoomed in



Subject Site, View looking northeast

Subject Site (284, 288 & 290 Lawrence Avenue West), View 
looking northeast

Subject Site (1537 Avenue Road), View looking southwest

Subject Site (rear parking area), View looking north towards 
Douglas Greenbelt

Subject Site (1525 and 1537 Avenue Road), View looking 
southeast

Subject Site (1539-1545 Avenue Road), View looking east
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Adjacent to the site, the pedestrian realm 
along Avenue Road consists of a fairly wide 
sidewalk; however, the majority of the length 
of this sidewalk is occupied by curb cuts to 
facilitate vehicular access to surface parking 
areas or access driveways on the subject site 
(approximately 10 vehicular curb cuts in total). 
There are three street trees located within the 
Avenue Road boulevard adjacent to the subject 
site, all of which are directly adjacent to the 
building at 1539-1545 Avenue Road. 

Along Lawrence Avenue West the public realm 
consists of a narrow sidewalk with two street 
trees immediately adjacent to 284 Lawrence 
Avenue West. A hydro pole within the sidewalk 
adjacent to 290 Lawrence Avenue West further 
reduces the area for pedestrian movement. A 
Toronto Transit Commission (“TTC”) bus stop 
is located along the Lawrence Avenue West 
frontage, approximately 10 metres east of the 
intersection with Avenue Road. There is no bus 
shelter or other street furniture provided to serve 
this bus stop. 



1705-1745 Avenue Road, View looking northeast

1678-1704 Avenue Road, View looking south

1580 Avenue Road, View looking west
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2.2 The Avenue Road 
Corridor

Avenue Road, between Lawrence Avenue West 
and Wilson Avenue, is identified as an Avenue in 
the Official Plan’s Urban Structure and is generally 
comprised of retail and other commercial uses in 
a variety of built forms that include traditional 
low-rise, mainstreet-style mixed-use buildings 
on narrow lots, as well as more suburban style 
single storey stand-alone commercial franchises 
with large surface parking lots. Notwithstanding 
the eclectic mix of built form styles, Avenue 
Road maintains a strong commercial and retail 
character that includes both local amenities 
(banks, grocery stores, etc.) as well as destination 
shops and restaurants.

With some exceptions, this segment of Avenue 
Road can be separated into two sub-segments. The 
character of Avenue Road north of Fairlawn Avenue 
generally resembles a traditional, pedestrian-scale 
retail mainstreet, whereas the character of Avenue 
Road south of Fairlawn Avenue is more vehicular-
oriented with larger properties and an abundance 
of surface parking. While redevelopment along 
Avenue Road has been incremental, the majority of 
larger recent redevelopments have been located in 
close proximity to the point of transition between 
these two sub-segments.  This includes the 
7-storey mixed-use building that spans the entire 
east side of Avenue Road between Fairlawn Avenue 
and St Germaine Avenue (1705-1745 Avenue Road) 
and the under-construction 7-storey mixed-
use building along the west side of Avenue Road 
between Brookdale Avenue and Fairlawn Avenue 
(1678-1704 Avenue Road). Further south, a third 
7-storey mixed-use building is currently under-
construction at the southwest corner of Avenue 
Road and Bedford Park Avenue (1580 Avenue Road). 



1549 Avenue Road, View looking east

1555 Avenue Road (Bedford Glen), View looking northeast

1566 Avenue Road, View looking north
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2.3 Immediate Surroundings
To the immediate north of the subject site is a 
one-storey commercial building occupied by a 
retail store specializing in lighting fixtures (1549 
Avenue Road). This building is built close to the 
Avenue Road frontage with a surface parking area 
that wraps around the building’s north façade 
fronting onto Douglas Avenue and east façade 
backing onto the Douglas Greenbelt lands. To the 
north of Douglas Avenue, along the east side of 
Avenue Road, is the Bedford Glen condominium 
complex which consists of two terraced 6-storey 
mid-rise buildings that are built into a ravine 
valley (1555 Avenue Road). This complex, which 
was completed in 1976, is listed on the City of 
Toronto’s Heritage Register. To the north and east 
of this complex are ten blocks of condominium 
townhouse units that front onto Sylvan Valleyway 
and Woburn Avenue.

Along the west side of Avenue Road north of 
Douglas Avenue, is a 2.5-storey residential 
apartment building with commercial space on 
the ground floor fronting Avenue Road (1566-
1574 Avenue Road), and a similar form residential 
building to the immediate west (312 Douglas 
Avenue). The remainder of this block was 
previously occupied by a stand-alone commercial 
building (the Beer Store) with extensive surface 
parking; however, this lot is currently under 
construction with a 7-storey mixed-use building 
(1580 Avenue Road). Once complete, this building 
will contain 36 residential dwelling units and a 
large retail space on the ground floor, designed 
to accommodate the Beer Store outlet previously 
on the site.

Continuing north along Avenue Road towards 
Brookdale Avenue are a number of large 
properties containing one-storey stand-alone 
retail stores, service commercial businesses, 
financial establishments  and restaurant uses, 
with surface parking lots. Brookdale Park, a 
1.5 hectare park that features a children’s 
playground, begins at the corner of Avenue Road 
and Woburn Avenue and continues northwest in a 
linear manner towards Fairlawn Avenue and Grey 
Road. Many of the commercial properties along 
the west side of Avenue Road back onto this park. 



272 Lawrence Avenue West, View looking north

250 Lawrence Avenue West, View looking north

230 & 232 Lawrence Avenue West, View looking north
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To the immediate east of the subject site, along 
the north side of Lawrence Avenue West, is a 
three-storey commercial building which contains 
a mix of professional offices (272 Lawrence 
Avenue West). To the east of this building is a 
3-storey medical office building (250 Lawrence 
Avenue West) with an extensive surface parking 
lot. The properties at 250 Lawrence Avenue 
West and 219 Glengary Avenue, are the subject 
of recently approved (May 2018) official plan 
amendment and rezoning applications by the 
Local Planning Appeal Tribunal, permitting the 
development of a 9-storey residential building 
with associated driveways and landscaping. A 
new public park has been secured as part of this 
development and will front onto Glengarry Avenue, 
immediately adjacent to the Douglas Greenbelt 
lands. To the east of 250 Lawrence Avenue West 
are two low-rise apartment buildings (230 and 
232 Lawrence Avenue West), followed a 2-storey 
single detached dwelling fronting onto Lawrence 
Avenue West and a second dwelling fronting onto 
Elm Road. Further west on the north and south 
sides of Lawrence Avenue West are a mix of 1- and 
2-storey residential single and semi-detached 
dwellings.

Also immediately east of the subject site is the 
publicly-owned Douglas Greenbelt ravine, which 
is designated as part of the City’s Natural Heritage 
System and features extensive tree coverage. A 
small creek runs along the bottom of the ravine, 
which is primarily fed by a pipe that conveys 
stormwater runoff from the nearby Bedford Glen 
condominium complex. To the east of the ravine, 
is a residential neighbourhood that consists of 
a mix of low-rise residential forms that includes 
3-storey triplexes, as well as single and semi-
detached dwellings between 1 and 3-storeys in 
height. This neighbourhood continues to the east 
towards Lorindale Avenue, west of Yonge Street.



1451 Avenue Road (Havergal College), View looking 
northeast

515 Rosewell Avenue (Rosewell Gardens), View looking 
south

451-485 Rosewell Avenue (Lawrence Park Condominiums), 
View looking southeast
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To the south of the subject site, on the south 
side of Lawrence Avenue West, is a large open 
space containing playing fields associated 
with Havergal College (1451 Avenue Road). The 
campus of Havergal College, a private elementary 
and secondary school, is approximately 8.9 
hectares in size and includes the majority of the 
lands south of Lawrence Avenue West, north of 
Glenview Avenue, between Avenue Road and 
Rosewell Avenue. In addition to the playing 
fields nearest the subject site, the campus 
includes a number of buildings for educational 
and recreational uses, surface parking areas, 
outdoor recreational facilities, and a ravine which 
traverses the property. 

Along Rosewell Avenue, to the east of Havergal 
College, is a series of five mid-rise residential 
buildings that are oriented in a generally north-
south manner. They include a 7-storey building at 
the southeast corner of Lawrence Avenue West 
and Rosewell Avenue known as Rosewell Gardens 
(515 Rosewell Avenue), and the Lawrence Park 
Condominiums which includes two buildings, 
each of which is made up of two 5 to 6-storey mid-
rise components linked by a 3-storey base (451-
485 Rosewell Avenue). To the immediate east of 
this mid-rise cluster is Lawrence Park Collegiate 
Institute and its associated playing fields (125 
Chatsworth Drive), and the Otter Creek Centre 
outdoor skating rink (140 Cheritan Avenue).

To the south of Havergal College and west of 
the apartment buildings along Avenue Road, 
are low-rise residential neighbourhoods that 
predominately consists of two-storey single-
detached dwellings. There are a limited number 
of other low-rise residential forms within the 
neighbourhood, including as semi-detached 
dwellings and walk-up apartments buildings. 
These neighbourhood continues to the south 
towards Roselawn Avenue, north of Eglinton 
Avenue West, and to the east towards Duplex 
Avenue, west of Yonge Street. There are several 
institutional and recreational uses throughout 
the neighbourhoods, including public elementary 
schools, public parks, places of worship and 
private sports clubs. 



1498 Avenue Road, View looking southeast

1482-1494 Avenue Road, View looking northwest

1500 Avenue Road, View looking northwest
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At the southwest corner of Avenue Road and 
Lawrence Avenue West is St. Ansgar Lutheran 
Church which also houses the Avenue Road Day 
Care Centre & Nursery School (1498 Avenue 
Road). A fenced outdoor play area associated with 
the day care centre is located at the norther of 
Lawrence Avenue West and Edgecombe Avenue, 
while a large surface parking lot is located to the 
south of the church building and fronting onto 
Avenue Road. A 2-storey single detached dwelling 
fronting onto Edgecombe Avenue also forms part 
of the church’s property. 

Continuing south along the west side of 
Avenue Road is a series of five 2.5-storey walk-
up apartment buildings which are oriented 
perpendicular to Avenue Road and separated by 
alternating driveways and pedestrian pathways 
(1482-1494 Avenue Road). A similar form of low-
rise walk-up apartment buildings continues 
south from Caribou Road to Otter Crescent along 
the west side of Avenue Road, at which point the 
predominate built form transitions to townhouse 
blocks and semi-detached dwellings. 

To the west of the subject site, at the northwest 
corner of the Avenue Road and Lawrence Avenue 
West intersection, is a Shoppers Drug Mart 
pharmacy and retail store, which is located within 
a large single-storey building with a double-height 
ground floor (1500 Avenue Road). An associated 
surface parking lots wraps around the building to 
the north and west, allowing the building to front 
directly onto both streets with the main entrance 
provided adjacent to the intersection. Further 
west along the north side of Lawrence Avenue 
West are single-detached residential dwellings 
ranging between 1 and 2-storeys in height. These 
dwellings are set back from the street to allow 
for front porches and landscaping. This form 
continues along both sides of Lawrence Avenue 
West towards Ledbury Street, after which the 
predominant form transitions to low-rise walk-
up apartment buildings, followed by commercial 
buildings as Lawrence Avenue West intersects 
with Bathurst Street.



1554 to 1560 Avenue Road, View looking west
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Also, west of the subject site, along the west side of 
Avenue Road, north of the Shoppers Drug Mart and 
between Glengarry Avenue and Douglas Avenue, is 
a commercial block that is comprised of 10 narrow 
properties. Adjacent to the subject site, these 
properties are primarily occupied by single-storey 
commercial buildings with restaurant and service 
uses. The north half of the block features similar 
uses in buildings between 1 and 4-storeys in 
height. At the southwest corner of Avenue Road and 
Douglas Avenue is a recently constructed 4-storey 
building that incorporates a large stepback above 
the second storey and includes retail space at-
grade and office space on the upper storeys 
(1560 Avenue Road). To the west of this block is 
a residential neighbourhood that contains a mix 
of low-rise residential dwelling forms, including 
single and semi-detached dwellings between 1 and 
3-storeys in height. This neighbourhood continues 
west towards Bathurst Street.

2.4 Transportation Network
Lawrence Avenue West is a two-way east-west 
Major Arterial road with an urban cross-section 
that consists of two traffic lanes in each direction 
with a central turning lane at major intersections. 
Sidewalks are provided along both sides of the 
street. There is no on-street parking permitted 
along Lawrence Avenue West in proximity to 
the subject site. While the right-of-way width 
identified for Lawrence Avenue West between 
Yonge Street and Bathurst Street, on Map 3 of the 
Official Plan, is 27 metres. The actual measured 
right-of-way width adjacent to the subject site 
varies between approximately 29 and 32 metres. 
A required road widening along Lawrence Avenue 
West between 3.45 metres and 0.4 metres in 
width has been identified by City staff. 

Avenue Road is a two-way north-south Major 
Arterial road with an urban cross-section that 
consists of two traffic lanes in each direction 
with a centre turning lane. Adjacent to the 
subject site, on-street parking is prohibited along 
the east side of Avenue Road, while a limited 
amount of lay-by parking is provided on the west 
side. Sidewalks are provided along both sides of 
the street, with a limited number of street trees 
located on the boulevard between the sidewalk 
and the street. The right-of-way width identified 
for Avenue Road to the north and immediate 
south of Lawrence Avenue West, on Map 3 of 
the Official Plan, is 27 metres. As the actual 
measured right-of-way width adjacent to the 
subject site is approximately 26 metres, it was 
determined through pre-consultation with City 
staff that a 0.4 metre road widening is required 
along the entirety of the subject site’s frontage 
onto Avenue Road.
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From a public transit perspective, the subject 
site has good access to existing surface transit 
service as it located immediately adjacent to 
and across the street from transit stops that are 
served by several TTC bus routes (see Figure 4, 
TTC Transit Network). These routes are as follows:

• Bus Route 52 Lawrence West operates 
between Lawrence Station on Subway Line 
1 and the area of The Westway and Martin 
Grove Road, Pearson International Airport 
and Westwood Mall, generally in an east-west 
direction. It also serves Lawrence West Station 
on Subway Line 1. Service between Lawrence 
Station and Pearson Airport is part of the 10 
Minute Network, which provides service every 
10 minutes or less, all day, every day. This 
route generally operates between the hours 
of 5 a.m. and 2 a.m., with Route 352 providing 
service to the route between the hours of 3 
a.m. and 5 a.m. 

• Bus Route 952 Lawrence West Express operates 
between Lawrence Station on Subway Line 1 
and Pearson International Airport, generally in 
an east-west direction, and including service 
to Lawrence West Station on Subway Line 1. 
This route only operates on weekdays during 
peak hours, generally between 7 a.m. and 10 
a.m. and between 4 p.m. and 8 p.m. 

• Bus Route 352 Lawrence West Blue Night 
operates during the overnight period, seven 
days a week, between Sunnybrook Hospital, 
in the area of Bayview Avenue and Lawrence 
Avenue, and Toronto Pearson International 
Airport, generally in an east-west direction.

• Bus Route 61 Avenue Rd North operates 
between Eglinton Station on Subway Line 1 
and the area of Avenue Road and Highway 
401, generally in a north-south direction. This 
route generally operates seven days a week 
between the hours of 6 a.m. and 1 a.m., with 
reduced hours on Sundays.

• Bus Route 142 Downtown/Avenue Road 
Express operates between the area of Avenue 
Road and Bombay Avenue in the north and 
King Street in downtown Toronto. This route 
only operates on weekdays during peak hours, 
generally between 7 a.m. and 9 a.m. and 
between 4 p.m. and 7 p.m. Premium express 
fares apply. 

In addition, the subject site is located approximately 
one kilometre west of Lawrence Station on the 
TTC’s Line 1 Subway, which can be reached by Bus 
Route 52 in approximately 10 minutes.
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3.1 Proposal Description
OVERVIEW

The proposed development contemplates 
the comprehensive redevelopment of an 
underutilized site at the intersection of two major 
roads, that contains several low-rise commercial 
and residential buildings and extensive surface 
parking areas. The proposal has been carefully 
designed to appropriately respond to the subject 
site’s unique locational context, while creating a 
vibrant, inviting and pedestrian-friendly gateway 
to the Avenue Road commercial corridor and 
providing enhanced protections to the adjacent 
natural heritage feature. 

The proposal contemplates the phased demolition 
of all existing buildings on the subject site and 
the construction of two new mid-rise, mixed-use 
buildings served by a publicly accessible private 
road, and a publicly accessible open space (see 
Figure 5, Site Plan). The proposed buildings 
include a 10-storey building on the north end of 
the subject site (“Building A”) and a 13-storey 
building on the south end of the subject site 
adjacent to the intersection of Lawrence Avenue 
West and Avenue Road (“Building B”). The private 
road includes an east-west component which is 
aligned with Glengarry Avenue on the west side 
of Avenue Road and runs between Buildings A 
and B. Near the east side of the site, the road 
turns southwards, travelling underneath the 
cantilevered upper storeys of Building B, and 
connects with Lawrence Avenue West. The 
publicly accessible open space fronts onto the 
north-south component on the private road and 
is directly adjacent to the Douglas Greenbelt and 
associated top of bank setback. 

Collectively, the proposal includes 41,971.6 square 
metres of gross floor area (“GFA”), including 
4,680.0 square metres of commercial and retail 
space and 455 residential dwelling units. The 
resulting floor space index (“FSI”) is approximately 
3.78 times the gross area of the site. 

The following provides a detailed description 
of the key elements of the proposal. A detailed 
summary of the development statistics is 
provided under Section 3.2 of this report.

BUILDING A

Building A is a 10-storey mixed-use building (38.8 
metres, including mechanical penthouse) that is 
located on the northern portion of the subject 
site. The building includes retail and service 
commercial space on the ground floor fronting 
onto Avenue Road and residential dwelling units 
on the upper storeys. The residential entrance 
and lobby, along with an enclosed loading space, 
occupy the rear of the ground floor of the building. 

At grade, Building A is setback a minimum of 
2.0 metres from the west property line along 
Avenue Road, after the required 0.4 metre road 
widening dedication, resulting in a widened 
pedestrian clearway of approximately 7.0 metres 
between the west façade of Building A and the 
curb. Setbacks of5.5 metres from the north (side) 
property line, 0.3 metres from the long term stable 
slope setback line established by the Toronto 
and Region Conservation Authority (“TRCA”) to 
the east, and 18.5 metres from Building B to the 
south are also provided. A 5.9 metre by 4.5 metre 
notch is provided at the southwest corner of the 
building at grade, providing a distinct entrance 
into the at-grade retail space.

At the upper storeys, the setbacks provided to 
lot lines are generally similar to those provided 
at the ground floor, with some exceptions. This 
includes additional stepbacks starting at Level 2 
for portions of the north and south façades which 
result in increased articulation of the building’s 
massing. Along the south façade, this stepback 
accommodates an outdoor amenity terrace at 
Level 2 which is directly adjacent to the building’s 
primary indoor amenity space. Projecting 
balconies are provided for the majority of units 
starting at Level 3 and continuing to Level 10. A 
second outdoor amenity terrace is provided on 
the building’s roof, with access provided from the 
mechanical penthouse. 
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This drawing, as an instrument of service, is provided by and is the property of Turner Fleischer 
Architects Inc. The contractor must verify and accept responsibility for all dimensions and conditions 
on site and must notify Turner Fleischer Architects Inc. of any variations from the supplied 
information. This drawing is not to be scaled. The architect is not responsible for the accuracy of 
survey, structural, mechanical, electrical, etc., information shown on this drawing. Refer to the 
appropriate consultant's drawings before proceeding with the work. Construction must conform to all 
applicable codes and requirements of authorities having jurisdiction. The contractor working from 
drawings not specifically marked 'For Construction' must assume full responsibility and bear costs 
for any corrections or damages resulting from his work.
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Figure 5 - Site Plan (prepared by Turner Fleischer Architects)
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Figure 6 - West Elevation (prepared by Turner Fleischer Architects)
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Figure 7 - East Elevation (prepared by Turner Fleischer Architects)
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BUILDING B

Building B is a 13-storey mixed-use building (50.4 
metres, including mechanical penthouse) that is 
located on the southern portion of the subject 
site, with frontage onto both Avenue Road and 
Lawrence Avenue West. The ground floor of 
the building contains a mix of uses, including a 
large retail space primarily fronting onto Avenue 
Road, 3 residential townhouse-style units with 
direct frontage onto Lawrence Avenue West 
and 4 townhouse-style units fronting onto the 
proposed private road, as well as the residential 
building lobby at the southeast corner fronting 
onto Lawrence Avenue West. In addition, a portion 
of the ground floor is occupied by indoor amenity 
space, and enclosed servicing facilities, including 
loading, the underground garage access ramp 
and bike parking. 

 
At-grade, Building B is setback 2.0 metres from 
the south property line along Lawrence Avenue 
West, after required road widenings,  resulting 
in setback of 7.75 metres between the curb and 
the south façade of Building B. To the west, 
along the Avenue Road property line, the building 
setback ranges between 2.9 metres and 9.5 
metres due to the angled manner of the façade. 
This configuration widens the public realm along 
Avenue Road to a minimum of 7.0 metres, and 
provides a plaza-type space approximately 13.2 
metres in width directly adjacent to the Avenue 
Road and Lawrence Avenue West intersection. To 
the north, Building B is setback 18.5 metres from 
Building A.  To the east, a minimum setback of 14.3 
metres is provided to the east property line and 
to the proposed publicly accessible open space 
adjacent to the Douglas Greenbelt. Chamfered 
corners are provided at the northeast, northwest 
and southwest corners of the building. 

At Level 2, a large retail space of 2,471.6 square 
metres is provided, with dedicated elevator and 
stair access to the ground floor and the first level 
of the underground parking garage. Fifteen  rental 
residential dwelling units, intended to replace 
the existing rental units at 284 Lawrence Avenue 
West , are also located on Level 2, along with 
two indoor amenity rooms. These rental units 
are accessed through the same lobby, elevator 
and stairs as the remainder of the dwelling 
units in Building B, and the proposed amenity 

spaces on Level 2 will be available for use by all 
residents. In terms of setbacks, Level 2 generally 
achieves the same setbacks to property lines as 
the ground floor, with the exception of the east 
property line where the southeast corner of the 
building extends eastward and cantilevers over 
the private road. In this location, a zero metre 
setback with a blank façade is provided between 
the building and the east property line, in order to 
allow for a consistent streetwall to be developed 
along Lawrence Avenue West. 

At Level 3, the floor plate of Building B steps back 
from the base building along most facades, is 
oriented in an ‘L’ shaped manner and includes 
undulating articulation to add visual interest to the 
building’s massing. To the south, a stepback that 
varies between 2.6 and 4.1 metres is provided. To 
the west, the stepback ranges from 5.25 metres 
at the southwest corner to 11.5 metres at the 
northwest corner due to the angled nature of the 
lower levels. To the north, the façade steps in 4.6 
metres on the west side of the building and 28.2 
metres on the east side. To the east, a stepback 
of approximately 26.9 metres is provided for 
the north portion of the building, with zero 
setback continuing at the southeast corner of 
the building as established at Level 2. The large 
stepbacks at the northeast corner of the building 
accommodate a large outdoor amenity terrace. In 
terms of use, Level 3 includes residential dwelling 
units and an indoor amenity room. 

Levels 4 through 10 are consistent with the 
floorplate established at Level 3 and are 
occupied by residential units. Further stepping 
of the building’s massing starts at Level 11 and 
increases with each successive level. This 
terracing is generally provided along the street 
fronting facades (south and west), and the 
facades facing the proposed open space area. 
The northwest and southeast facades remain 
generally consistent with the lower storeys. 

In terms of materiality, Building B incorporates 
three distinct façade materials to break up the 
massing of the building into clear components: 
the base building (ground floor and Level 2), the 
middle building (Levels 3 to 10) and the upper 
building (Levels 11 to 13). 
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RESIDENTIAL UNIT DISTIBUTION 
AND AMENITY SPACE

The proposal includes 455 residential units, with 
a mix of 3 bachelor units (0.7%), 298 one-bedroom 
units (65.5%), 107 two-bedroom units (23.5%), 
and 47 three-bedroom units (10.3%). This unit 
mix includes 15 rental replacement units which 
are provided in Building B and are consistent 
in type and similar in size to the existing rental 
units located on the subject site at 284 Lawrence 
Avenue West. 

In terms of common amenity spaces, the 
proposal incorporates a total of 1,827.5 square 
metres of amenity space, including indoor and 
outdoor amenity space in both Buildings A and B, 
which slightly exceeds the minimum requirement 
in the applicable zoning by-law In Building A, 
an indoor amenity room is provided on Level 2, 
with outdoor amenity terraces on Level 2 and 
the roof. In Building B, indoor amenity rooms are 
provided at grade and on Levels 2 and 3, with one 
large outdoor amenity terrace on Level 3. More 
details with respect to the programming of the 
common indoor and outdoor amenity spaces will 
be provided as the proposal progresses through 
the detailed design stage.

ACCESS, PARKING AND LOADING

In consideration of the size of the subject site, a 
block planning exercise was undertaken which 
resulted in the incorporation of a private road 
in the proposal, which is generally designed to 
meet municipal standards for a public road and 
is intended to facilitate pedestrian and vehicular 
access for the public to the proposed buildings 
and through the site. This road is aligned with 
Glengarry Avenue on the west side of Avenue 
Road and crosses the site in an east-west manner 
before curving southwards and connecting to 
Lawrence Avenue West near the east property 
line. 

The road features an 18.5 metre right-of-way 
along the east-west portion, which includes 
adequate space of two-way vehicular traffic, a 
5.3 metre sidewalk with street trees in planters 
along the north side, a 4.0 metre sidewalk along 
the south side and, 5 visitor layby parking spaces 
along the south side. The north-south portion 
of the road features a 13.85 metre right-of-way 
which includes a 6.6 metre wide drive-aisle, 
sidewalks along the west side and a walkway 
along the east side adjacent to the publicly 
accessible open space.

Vehicular parking is provided in three levels of a 
common underground parking garage which is 
accessed through a single ramp located within 
the ground floor of Building B. The first level of 
the underground garage is primarily for the retail 
uses and residential visitors, while the second and 
third levels are reserved for residents of Building 
A and B. Overall, 605 vehicular parking spaces are 
proposed, with 150 spaces for the commercial 
component of the proposal, 387 for residents and 
68 for residential visitors. It is expected that the 
commercial and residential visitor parking will be 
shared. Sixteen of the proposed parking spaces 
have been designed to meet the zoning by-law 
requirements for accessible parking spaces. 

In terms of bicycle parking, a total of 481 bicycle 
spaces are proposed, including dedicated short 
and long-term spaces for both the residential 
and commercial components of the proposal. 
Short terms spaces are located on the ground 
floor of Buildings A and B  (46 residential spaces 
and 15 commercial spaces). Long-term spaces 
are located in the first level of the underground 
parking garage (410 residential spaces and 10 
commercial spaces).

Five loading spaces are proposed to serve the 
residential and commercial uses proposed in 
Building’s A and B. One ‘Type B’ loading space is 
provided within the ground floor of Building A, 
while two ‘Type B’, one ‘Type G’ and one ‘Type C’ 
loading spaces are provided within the ground 
floor of Building B. Each of these loading spaces 
is adjacent to a staging area or loading dock to 
facilitate their intended use.  
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OPEN SPACE

A key organizing element of the proposal is the 
incorporation of open space along the east 
property line adjacent to the Douglas Greenbelt 
lands. This open space is provided in two distinct, 
yet contiguous areas that have been specifically 
designed for their intended use (see Figure 8, 
Landscape Plan). The first area is  located directly 
adjacent to the Douglas Greenbelt lands and is 
comprised of the lands identified by the TRCA 
as being between the existing top of bank of the 
ravine and the long-term stable slope, and the 
required 10.0 metre setback between the long-
term stable slope and any new development. This 
area has been designed in a more naturalized 
manner and is proposed to be planted as a 
pollinator meadow. 

The second area is just south of the first, north 
of the adjacent property at 272 Lawrence Avenue 
West and in a less ecologically sensitive portion 
of the subject site. This area is planned for more 
active uses, including a play area for children and 
open lawn for various recreational uses. 

These open spaces, while retained in private 
ownership, are intended to be accessible to the 
general public. In addition to the sidewalks along 
the proposed private road, a walkway to the open 
spaces is provided along the north property line 
from Avenue Road. Should the property to the 
immediate east redevelop, these open spaces 
have been planned to potentially connect to the 
public park approved as part of the redevelopment 
proposal for 250 Lawrence Avenue West.   
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The proposal also requires amendments to the 
City-wide Zoning By-law 569-2013, as amended, 
and the former City of North York Zoning By-
law 7625, as amended, in order to increase the 
permitted height and density, and to revise 
other development standards as necessary to 
accommodate the proposed development.

STATISTIC BUILDING A BUILDING B PROJECT TOTAL

Gross Site Area 11,105.3 square metres 

Gross Floor Area
Residential GFA

Retail GFA
TOTAL GFA

14,484.4 square metres
908.4 square metres
15,392.8 square metres

22,807.2 square metres
3,771.6 square metres
26,578.8 square metres

37,291.6 square metres
4,680 square metres
41,971.6 square metres

Building Height
10 storeys 
(34.8 metres excl. MPH; 
38.8 metres incl. MPH)

13 storeys 
(46.4 metres excl. MPH; 
50.4 metres incl. MPH)

N/A

Floor Space Index 
(Based on Gross Site 
Area)

3.78 

Dwelling Units
Bachelor

One Bedroom
Two Bedroom

Three Bedroom
TOTAL Dwelling Units

--
104 units (60%)
53 units (30%)
18 units (10%)
175 units

3 units (1%)
194 units (70%)
54 units (19%)
29 units (10%)
280 units

3 units (1%)
298 units (65%)
107 units (24%)
47 units (10%)
455 units

Amenity Area
Indoor Amenity Areas

Outdoor Amenity Areas
TOTAL Amenity Area

350.0 square metres
350.0 square metres
700 square metres

567.5 square metres
560.0 square metres
1,127.5 square metres

917.5 square metres
910 square metres
1,827.5 square metres

Vehicle Parking Spaces
Resident 

Visitor 
Non-residential 

TOTAL Vehicle Parking

387 spaces
68 spaces (including 5 at-grade)
150 spaces
605 spaces

Bicycle Parking Spaces
Long-Term Spaces

Short-Term Spaces
TOTAL Bicycle Spaces

410 residential, 10 non-residential
46 residential, 15 non-residential
481 spaces

3.2 Key Statistics
The table below provides a summary of the key 
statistics for the proposal. These statistics are 
reflective of the Architectural Plans by Turner 
Fleischer Architects Inc. dated April 16, 2020.  

3.3 Required Approvals
In our opinion, the proposal conforms with the City 
of Toronto Official Plan and is permitted by the 
applicable Mixed Use Areas designation. However, 
as the property at 284 Lawrence Avenue West is 
designated as Neighbourhoods, an amendment 
to the Official Plan is required in order to apply 
a consistent Mixed Use Areas designation across 
the entirety of the subject site. 
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“Efficient development patterns optimize 
the use of land, resources and public 
investment in infrastructure and public 
service facilities. These land use patterns 
promote a mix of housing, including 
affordable housing, employment, 
recreation, parks and open spaces, and 
transportation choices that increase the 
use of active transportation and transit 
before other modes of travel. They support 
the financial well-being of the Province 
and municipalities over the long term, 
and minimize the undesirable effects of 
development, including impacts on air, 
water and other resources.  They also 
permit better adaptation and response to 
the impacts of a changing climate, which 
will vary from region to region”.

One of the key policy directions expressed 
in the PPS is to build strong communities by 
promoting efficient development and land use 
patterns. To that end, Part V of the PPS contains 
a number of policies that promote intensification, 
redevelopment and compact built form, 
particularly in areas well served by public transit.

In particular, Policy 1.1.1 provides that healthy, 
liveable and safe communities are to be sustained 
by promoting efficient development and land 
use patterns; accommodating an appropriate 
affordable and market-based range and mix of 
residential, employment, institutional, recreation, 
park and open space, and other uses;  avoiding 
development and land use patterns which may 
cause environmental or public health and safety 
concerns; and promoting the integration of land 
use planning, growth management, transit-
supportive development, intensification and 
infrastructure planning to achieve cost-effective 
development patterns, optimization of transit 
investments, and standards to minimize land 
consumption and servicing costs.

4.1 Overview
As set out below, the proposed development 
is supportive of the policy directions in the 
Provincial Policy Statement, the Growth Plan for 
the Greater Golden Horseshoe, and the City of 
Toronto Official Plan, all of which promote and 
encourage intensification within built-up urban 
areas, particularly in areas that are well served 
by municipal infrastructure, including high 
frequency transit.

4.2 Provincial Policy 
Statement

The Provincial Policy Statement, 2014 came into 
effect on April 30, 2014. A revised Provincial 
Policy Statement, 2020 was released on February 
28, 2020 and came into effect on May 1, 2020. 

The PPS provides policy direction on matters of 
Provincial interest related to land use planning 
and development.  In accordance with Section 
3(5) of the Planning Act, all land use planning 
decisions are required to be consistent with 
the PPS. In this respect, this section provides a 
summary of the relevant PPS 2020 policies as 
any decision on the requested official plan and 
zoning by-law amendment application will take 
place after the new PPS comes into effect. Policy 
4.2 of the revised PPS provides that it “shall be 
read in its entirety and all relevant policies are to 
be applied to each situation”.

As compared with the PPS 2014, the PPS 2020 
includes an increased emphasis on encouraging 
an increase in the mix and supply of housing, 
protecting the environment and public safety, 
reducing barriers and costs for development and 
providing greater certainty, and supporting the 
economy and job creation.

Part IV of the PPS sets out the Province’s vision 
for Ontario, and promotes the wise management 
of land use change and efficient development 
patterns:
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• promoting densities for new housing which 
efficiently use land, resources, infrastructure 
and public service facilities, and support the 
use of active transportation and transit in 
areas where it exists or is to be developed; 

• requiring transit-supportive development 
and prioritizing intensification in proximity to 
transit, including corridors and stations; and

• establishing development standards for 
residential intensification, redevelopment and 
new residential development which minimize 
the cost of housing and facilitate compact 
form, while maintaining appropriate levels of 
public health and safety.

As set out in Section 1.6, the efficient use of 
infrastructure (particularly public transit) is a 
key element of provincial policy. Section 1.6.3 
states that the use of existing infrastructure 
and public service facilities should be optimized, 
wherever feasible, before consideration is given 
to developing new infrastructure and public 
service facilities. With respect to transportation 
systems, Policy 1.6.7.4 promotes a land use 
pattern, density and mix of uses that minimize the 
length and number of vehicle trips and support 
the current and future use of transit and active 
transportation. 

Policy 1.7.1 of the PPS states that long-term 
prosperity should be supported through a 
number of measures including, among others: 

• encouraging residential uses to respond to 
dynamic market-based needs and provide 
necessary housing supply and range of 
housing options for a diverse workforce;

• optimizing the long-term availability and use 
of land, resources, infrastructure, and public 
service facilities; 

• maintaining and, where possible, enhancing 
the vitality and viability of downtowns and 
mainstreets; 

• encouraging a sense of place, by promoting 
well-designed built form and cultural planning, 
and by conserving features that help define 
character, including built heritage resources 
and cultural heritage landscapes; and

• minimizing negative impacts from a changing 
climate and considering the ecological 
benefits provided by nature.

Within settlement areas, Policy 1.1.3.2 of the 
PPS supports densities and a mix of land uses 
which efficiently use land and resources, are 
appropriate for and efficiently use infrastructure 
and public service facilities, prepare for the 
impacts of a changing climate, support active 
transportation and are transit-supportive 
where transit is planned, exists or may be 
developed. Policy 1.1.3.3 requires planning 
authorities to identify appropriate locations and 
promote opportunities for transit-supportive 
development, accommodate a significant 
supply and range of housing options through 
intensification and redevelopment, where this can 
be accommodated taking into account existing 
building stock or areas and the availability of 
suitable existing or planned infrastructure and 
public service facilities. In addition, Policy 1.1.3.4 
promotes appropriate development standards, 
which facilitate intensification, redevelopment 
and compact built form, while avoiding or 
mitigating risks to public health and safety.

Policy 1.3.1 states that planning authorities 
shall promote economic development and 
competitiveness by, among other approaches, 
providing for an appropriate mix and range 
of employment, institutional and broader 
mixed uses to meet long-term needs. It also 
encourages compact, mixed-use development 
that incorporates compatible employment uses 
to support liveable and resilient communities. 

With respect to housing, Policy 1.4.3 includes 
specific directions with respect to providing an 
appropriate range and mix of housing options 
and densities to meet projected market-based 
and affordable housing needs of current and 
future residents.  Relevant policies include: 

• permitting and facilitating all housing options 
required to meet the social, health, economic 
and well-being requirements of current and 
future residents, and all types of residential 
intensification, including additional residential 
units, and redevelopment in accordance with 
Policy 1.1.3.3;

• directing the development of new housing 
towards locations where appropriate levels 
of infrastructure and public service facilities 
are or will be available to support current and 
projected needs;
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4.3 Growth Plan for 
the Greater Golden 
Horseshoe (2019)

As of May 16, 2019, the Growth Plan for the 
Greater Golden Horseshoe, was replaced with A 
Place to Grow: The Growth Plan for the Greater 
Golden Horseshoe, 2019 (the “2019 Growth 
Plan”). All decisions made on or after this date 
in respect of the exercise of any authority that 
affects a planning matter will conform with the 
2019 version of the Growth Plan, subject to any 
legislative or regulatory provisions providing 
otherwise. The 2019 Growth Plan includes 
significant new policies addressing employment 
areas, designated greenfield areas and settlement 
area boundary expansions. Within “strategic 
growth areas”, including “urban growth centres” 
and “major transit station areas”, minor policy 
adjustments have been made to strengthen the 
applicable intensification policies.

The Guiding Principles, which are important for 
the successful realization of the Growth Plan, are 
set out in Section 1.2.1. Key principles relevant to 
the proposal include: 

• supporting the achievement of complete 
communities that are designed to support 
healthy and active living and meet people’s 
needs for daily living throughout an entire 
lifetime;

• prioritizing intensification and higher 
densities in strategic growth areas to make 
efficient use of land and infrastructure and 
support transit viability; 

• supporting a range and mix of housing 
options, including second units and affordable 
housing, to serve all sizes, incomes, and ages 
of households; and

• protect and enhance natural heritage, 
hydrologic, and landform systems, features, 
and functions.

With respect to energy conservation, air quality 
and climate change, Policy 1.8.1 directs planning 
authorities to support energy conservation 
and efficiency, improved air quality, reduced 
greenhouse gas emissions, and prepare for the 
impacts of a changing climate through land use and 
development patterns which: promote compact 
form and a structure of nodes and corridors; 
promote the use of active transportation and 
transit in and between residential, employment 
and other areas; encourage transit-supportive 
development and intensification to improve the 
mix of employment and housing uses to shorten 
commute journeys and decrease transportation 
congestion; and promote design and orientation 
which maximizes energy efficiency and 
conservation, and considers the mitigating 
effects of vegetation and green infrastructure.

With respect to natural heritage, Policy 2.1.1 
directs that natural features and area shall be 
protected for the long term. Policy 2.1.1 provides 
that the diversity and connectivity of natural 
features in an area, and the long-term ecological 
function and biodiversity of natural heritage 
systems, should be maintained, restored or, 
where possible, improved. With respect to 
adjacent lands to natural heritage features and 
areas, Policy 2.1.8 restricts development and 
site alteration unless the ecological function 
of the adjacent lands has been evaluated and 
it has been demonstrated that there will be no 
negative impacts of the natural features of on 
their ecological functions.  

For the reasons outlined in Sections 5.1 and 5.6 
of this report, it is our opinion that the proposal 
and, in particular, the requested official plan and 
zoning by-law amendments are consistent with 
the PPS, specifically those policies relating to 
residential intensification and the optimization 
and the efficient use of land and infrastructure.
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redevelopment, brownfield sites, the expansion 
or conversion of existing buildings, or greyfields. 
Lands along major roads, arterials, or other areas 
with existing or planned frequent transit service 
may also be identified as strategic growth areas. 

The site is located along Avenue Road and 
Lawrence Avenue West, both of which are major 
arterial roads. In addition, Lawrence Avenue 
West is currently served with “frequent transit” 
bus service. The Growth Plan defines “frequent 
transit” as a public transit service that runs 
at least every 15 minutes in both directions 
throughout the day and into the evening every 
day of the week. TTC Bus Route 52 Lawrence 
West includes a stop immediately adjacent to 
the subject site, and is serviced every 10 minutes 
or better all day, 7 days a week. This bus routes 
provides a connection to the TTC’s Subway Line 1 
at both Lawrence and Lawrence West stations, as 
well as Pearson International Airport, facilitating 
further connections to broader GTA transit 
services, including GO Transit.

Policy 2.2.1(2)(c) provides that, within settlement 
areas, growth will be focused in delineated 
built-up areas, strategic growth areas, locations 
with existing or planned transit (with a priority 
on higher order transit where it exists or is 
planned), and areas with existing or planned 
public service facilities. Policy 2.2.1(3)(c) directs 
municipalities to undertake integrated planning 
to manage forecasted growth to the horizon of 
the Growth Plan, which will, among other things, 
provide direction for an urban form that will 
optimize infrastructure, particularly along transit 
and transportation corridors, to support the 
achievement of complete communities through a 
more compact built form.

In this respect, Schedule 3 of the Growth Plan 
forecasts a population of 3,190,000 and 1,660,000 
jobs for the City of Toronto by 2031, increasing 
to 3,400,000 and 1,720,000, respectively, by 
2041. The 2016 Census indicates that population 
growth in Toronto is continuing to fall short of 
the Growth Plan forecasts. At a point that is now 
half-way through the 2001-2031 forecast period, 
the 2016 population of 2,822,902 (adjusted for 
net Census undercoverage) is only 38.8% of the 
way toward achieving the population forecast of 
3,190,000 by 2031.

The Growth Plan policies emphasize the importance 
of integrating land use and infrastructure 
planning, and the need to optimize the use of the 
land supply and infrastructure. The Growth Plan 
includes objectives to support the development 
of a complete community and promotes transit-
supportive development adjacent to existing and 
planned “frequent transit”.  Section 2.1 of the 
Growth Plan states that:

“To support the achievement of complete 
communities that are healthier, safer, and 
more equitable, choices about where and 
how growth occurs in the GGH need to 
be made carefully. Better use of land and 
infrastructure can be made by directing 
growth to settlement   areas and prioritizing 
intensification, with a focus on strategic 
growth areas, including urban growth 
centres and major transit station areas, 
as well as brownfield sites and greyfields. 
Concentrating new development in these 
areas provides a focus for investments 
in transit as well as other types of 
infrastructure and public service facilities 
to support forecasted growth, while also 
supporting a more diverse range and mix of 
housing options [...] It is important that we 
maximize the benefits of land use planning 
as well as existing and future investments 
in infrastructure so that our communities 
are well-positioned to leverage economic 
change.”

Section 2.1 of the Growth Plan goes on to further 
emphasize the importance of optimizing land use 
in urban areas: 

“This Plan’s emphasis on optimizing the 
use of the existing urban land supply 
represents an intensification first approach 
to development and city-building, one 
which focuses on making better use of 
our existing infrastructure and public 
service facilities, and less on continuously 
expanding the urban area.” 

The subject site is as part of a “strategic growth 
area” pursuant to the Growth Plan (i.e. a focus 
for accommodating intensification and higher-
density mixed uses in a more compact built 
form).  “Strategic growth areas” include urban 
growth centres, major transit station areas, and 
other major opportunities that may include infill, 
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The infrastructure policies set out in Chapter 3 of 
the Growth Plan place an emphasis on the need 
to integrate land use planning and investment 
in both infrastructure and transportation. The 
introductory text in Section 3.1 states that:

“The infrastructure framework in this Plan 
requires that municipalities undertake 
an integrated approach to land use 
planning, infrastructure investments, and 
environmental protection to achieve the 
outcomes of the Plan. Co-ordination of 
these different dimensions of planning 
allows municipalities to identify the most 
cost-effective options for sustainably 
accommodating forecasted growth to 
the horizon of this Plan to support the 
achievement of complete communities. 
It is estimated that over 30 per cent of 
infrastructure capital costs, and 15 per 
cent of operating costs, could be saved by 
moving from unmanaged growth to a more 
compact built form. This Plan is aligned 
with the Province’s approach to long-term 
infrastructure planning as enshrined in 
the Infrastructure for Jobs and Prosperity 
Act, 2015, which established mechanisms 
to encourage principled, evidence-based 
and strategic long-term infrastructure 
planning.”

Policy 3.2.2(2) states that the transportation 
system, which includes public transit, will be 
planned and managed to, among other matters:

• provide connectivity among transportation 
modes for moving people and goods; 

• offer a balance of transportation choices that 
reduces reliance upon the automobile and 
promotes transit and active transportation; 
and

• offer multimodal access to jobs, housing, 
schools, cultural and recreational 
opportunities, and goods and services. 

Policies 3.2.3(1) and 3.2.3(2) state that public 
transit will be the first priority for transportation 
infrastructure planning and major transportation 
investments, and that decisions on transit 
planning and investment will be made according 
to a number of criteria, including prioritizing 
areas with existing or planned higher residential 
or employment densities to optimize return 

Policy 2.2.1(4) provides that applying the policies 
of the Growth Plan will support the achievement 
of complete communities that, among other 
things, feature a diverse mix of land uses, 
provide a diverse range and mix of housing 
options, expand convenient access to a range of 
transportation options and an appropriate supply 
of safe, publicly accessible open spaces, provide 
for a more compact built form and a vibrant 
public realm, including public open spaces, and 
mitigate and adapt to climate change impacts 
and contribute to environmental sustainability.

Policy 2.2.2(3) requires municipalities to develop 
a strategy to achieve the minimum intensification 
target and intensification throughout delineated 
built-up areas, which will, among other things, 
identify strategic growth areas to support 
achievement of the intensification target and 
recognize them as a key focus for development, 
identify the appropriate type and scale of 
development in strategic growth areas and 
transition of built form to adjacent areas, 
encourage intensification generally throughout 
the delineated built-up area, and ensure lands are 
zoned and development is designed in a manner 
that supports the achievement of complete 
communities.

Section 2.2.4 of the Growth Plan provides policies 
related to transit corridors and station areas. 
Policy 2.2.4(10) provides that lands adjacent to 
or near to existing and planned “frequent transit” 
should be planned to be transit-supportive and 
supportive of active transportation and a range 
and mix of uses and activities.

With respect to housing, Policy 2.2.6(1) requires 
municipalities to develop a housing strategy that, 
among other matters, supports the achievement 
of the minimum intensification and density 
targets in the Growth Plan and identifies a 
diverse range and mix of housing options and 
densities to meet projected needs of current and 
future residents. Notwithstanding Policy 1.4.1 of 
the PPS, Policy 2.2.6(2) states that, in preparing 
a housing strategy, municipalities will support 
the achievement of complete communities by: 
planning to accommodate forecasted growth; 
planning to achieve the minimum intensification 
and density targets; considering the range and 
mix of housing options and densities of the 
existing housing stock; and planning to diversify 
the overall housing stock across the municipality.
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on investment and the efficiency and viability 
of existing and planned transit service levels, 
increasing the capacity of existing transit 
systems to support strategic growth areas, and 
increasing the modal share of transit. 

Section 4 of the Growth Plan, entitled “Protecting 
What is Valuable”, includes policies designed 
to protect valuable provincial resources and 
promote a culture of conservation. Policy 4.2.2(3) 
requires that within the Natural Heritage System 
for the Growth Plan, new development or site 
alteration demonstrate that there are no negative 
impacts on key natural heritage features or key 
hydrologic features or their functions. With 
respect to public open space, Policy 4.2.5(2) 
encourages municipalities to establish an open 
space system within settlement areas. 

Policy 4.2.10(1) requires that municipalities identify 
in their official plans actions that will reduce 
greenhouse gas emissions and address climate 
change adaption goals. These are to include, 
among others, supporting the achievement of 
complete communities as well as the minimum 
intensification and densification targets in the 
Growth Plan and reducing dependence on the 
automobile and supporting existing and planned 
transit and active transportation systems. In 
planning to reduce greenhouse gas emissions 
and address the impacts of climate change Policy 
4.2.10(2) encourages municipalities to develop 
strategies to reduce greenhouse gas emissions 
and improve resilience through the identification 
of vulnerabilities to climate change, land use 
planning, planning for infrastructure, including 
transit and energy, green infrastructure, and low 
impact development. 

Policy 5.2.5(6) addresses targets and states 
that, in planning to achieve the minimum 
intensification and density targets in the Growth 
Plan, municipalities are to develop and implement 
urban design and site design official plan policies 
and other supporting documents that direct the 
development of a high-quality public realm and 
compact built form.

For the reasons set out in Sections 5.1 and 5.6 
of this report, it is our opinion that the proposal 
and the requested official plan and zoning by-law 
amendments conform with the Growth Plan and, 
in particular, the policies promoting growth and 
intensification within the built up area. 

4.4 City of Toronto Official 
Plan

The Official Plan for the amalgamated City of 
Toronto was adopted on November 26, 2002 and 
was partially approved by the Ontario Municipal 
Board on July 6, 2006. Numerous amendments 
to the Official Plan have subsequently been 
approved, including amendments undertaken as 
part of the City’s five year Official Plan Review 
initiated in 2011.

Policy 5.6(1) provides that the Official Plan 
should be read as a whole “to understand its 
comprehensive and integrated intent as a policy 
framework for priority setting and decision 
making.” Policy 5.6(1.1), introduced by Official 
Plan Amendment No. 199, provides that the Plan 
is more than a set of individual policies and that 
“all appropriate policies are to be considered in 
each situation”, the goal being to “appropriately 
balance and reconcile a range of diverse 
objectives affecting land use planning in the 
City”. 

GROWTH MANAGEMENT POLICIES

Chapter 2 (Shaping the City) of the Official Plan 
outlines the City’s growth management strategy. 
It recognizes that: 

“Toronto’s future is one of growth, 
of rebuilding, of reurbanizing and of 
regenerating the City within an existing 
urban structure that is not easy to change. 
Population growth is needed to support 
economic growth and social development 
within the City and to contribute to a 
better future for the Greater Toronto Area 
(GTA). A healthier Toronto will grow from 
a successful strategy to attract more 
residents and more jobs to the City.” 

To that end, Policy 2.1(3), as amended by Official 
Plan Amendment No. 231, provides that Toronto is 
forecast to accommodate 3.19 million residents 
and 1.66 million jobs by the year 2031. The sidebar 
regarding Toronto’s growth prospects makes it 
clear that these figures are neither targets nor 
maximums; they are minimums: 
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• promoting mixed use development to increase 
opportunities for living close to work and to 
encourage walking and cycling for local trips;

• offering opportunities for people of all means 
to be affordably housed; 

• facilitating social interaction, public safety 
and cultural and economic activity; 

• improving air quality and energy efficiency 
and reducing greenhouse gas emissions; and

• protecting neighbourhoods and green spaces 
from the effects of nearby development.

Under Section 2.2.3 (“Avenues: Reurbanizing 
Arterial Corridors”), the Official Plan states that 
Avenues are important corridors along major 
streets where reurbanization is anticipated 
and encouraged to create new housing and job 
opportunities while improving the pedestrian 
environment, the look of the street, shopping 
opportunities and transit service for community 
residents. 

Policy 2.2.3(1) provides that the reurbanization of 
Avenues will be achieved through the preparation 
of “Avenue Studies” for particular segments of 
designated Avenues. In this regard, the Official 
Plan notes that there is no “one size fits all” 
program for reurbanizing the Avenues and that 
the priorities for future Avenue Studies will be 
Avenues characterized by one or two storey 
commercial buildings, vacant and underutilized 
lands and large areas of surface parking. As set 
out in Section 4.6 of this report, an Avenue Study 
for Avenue Road north of Lawrence Avenue West 
was completed in 2008 and adopted by Toronto 
City Council in October 2009.

Section 2.3.1 sets out policies for creating 
and maintaining healthy neighbourhoods by 
focusing most new residential development 
in Centres, along the Avenues and in other 
strategic locations, to help preserve the shape 
and feel of established neighbourhoods. Policy 
2.3.1(3) requires that developments in Mixed 
Use Areas adjacent or close to Neighbourhoods 
be compatible with those Neighbourhoods, 
provide a gradual transition of scale and density, 
maintain adequate light and privacy for residents 
in Neighbourhoods, orient and screen lighting 
and amenity areas and access to underground 
and structured parking to minimum impacts on 
adjacent land in Neighbourhoods and enclose 

“The Greater Toronto Area [... ] is forecast to 
grow by 2.7 million residents and 1.8 million 
jobs by the year 2031. The forecast allocates 
to Toronto 20 percent of the increase in 
population (537,000 additional residents) 
and 30 percent of the employment 
growth (544,000 additional jobs) [...] This 
Plan takes the current GTA forecast as a 
minimum expectation, especially in terms 
of population growth. The policy framework 
found here prepares the City to realize this 
growth, or even more, depending on the 
success of this Plan in creating dynamic 
transit oriented mixed use centres and 
corridors.” (Our emphasis.) 

The introductory text to Section 2.2 outlines one 
of the key policy directions of the Official Plan: 
Integrating Land Use and Transportation. The 
Official Plan states that: 

“… future growth within Toronto will be 
steered to areas which are well served 
by transit, the existing road network and 
which have a number of properties with 
redevelopment potential. Generally, the 
growth areas are locations where good 
transit access can be provided along bus 
and streetcar routes and at rapid transit 
stations. Areas that can best accommodate 
this growth are shown on Map 2: Downtown, 
including the Central Waterfront, the 
Centres, the Avenues and the Employment 
Areas. A vibrant mix of residential and 
employment growth is seen for the 
Downtown and the Centres. The mixed 
use Avenues will emphasize residential 
growth…” (Our emphasis.)

Policy 2.2(2) provides that “growth will be directed 
to the Centres, Avenues, Employment Areas and 
the Downtown as shown on Map 2”. In this regard, 
the subject site falls along an identified Avenue 
on Avenue Road (see Figure 9, Official Plan Map 
2: Urban Structure). Policy 2.2(2) further sets out 
a number of objectives that can be met by the 
Official Plan’s growth strategy, including:

• using municipal land, infrastructure and 
services efficiently;

• concentrating jobs and people in areas well 
served by surface transit and rapid transit 
stations; 
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Figure 9 - Official Plan Map 2 - Urban Structure

Following therefrom, Policy 2.4(4) states as 
follows: 

“In targeted growth areas, planning for 
new development will be undertaken in the 
context of reducing auto dependency and 
the transportation demands and impacts of 
such new development assessed in terms 
of the broader social and environmental 
objectives of the Plan’s reurbanization 
strategy.” 

Policy 2.4(7) further provides that, for sites in 
areas well served by transit (such as locations 
along major transit routes), consideration will 
be given to establishing minimum density 
requirements (in addition to maximum density 
limits), and establishing minimum and maximum 
parking requirements. 

service and access areas where distance 
and screening do not sufficiently mitigate 
visual, noise and odour impacts, and decrease 
resulting traffic and parking impacts on adjacent 
residential streets.

Finally, Section 2.4 (“Bringing the City Together: A 
Progressive Agenda of Transportation Change”) 
notes that: 

“The transportation policies, maps and 
schedules of the Plan make provision for 
the protection and development of the 
City’s road, rapid transit and interregional 
rail networks. The Plan provides 
complementary policies to make more 
efficient use of this infrastructure and to 
increase opportunities for walking, cycling, 
and transit use and support the goal of 
reducing car dependency throughout the 
City… Reducing car dependency means 
being creative and flexible about how we 
manage urban growth. We have to plan in 
‘next generation’ terms to make walking, 
cycling, and transit increasingly attractive 
alternatives to using the car and to move 
towards a more sustainable transportation 
system.”
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LAND USE DESIGNATION POLICIES

On Map 17 (see Figure 10, Official Plan Map 17: 
Land Use Plan), the majority of the subject site is 
designated Mixed Use Areas, with the exception 
of the property at 284 Lawrence Avenue West 
which is designated Neighbourhoods. The 
lands to the north and west along both sides of 
Avenue Road are designated Mixed Use Areas, 
while the lands to the south and east include 
a mix of Neighbourhoods and Apartment 
Neighbourhoods designations. To the northeast, 
the Douglas Greenbelt lands are designed Parks. 
With the exception of the portion of the subject 
site designated Neighbourhoods, the nearest 
residential property in the Neighbourhoods 
designation is approximately 85 metres east 
of the site, fronting onto the north side of 
Lawrence Avenue West. While the property to the 
immediate east at 272 Lawrence Avenue West is 
also within the Neighbourhoods designation, it is 
currently developed with a 3-storey commercial 
office building. The lands to the east of the office 
building, at 250 Lawrence Avenue West, have 
recently been redesignated from Neighbourhoods 
to Apartment Neighbourhoods pursuant to a 2018 
LPAT Decision. 

As set out in Policy 4.1(1), the Neighbourhoods 
designation applies to areas that are considered 
physically stable and are made up of residential 
uses in lower scale buildings such as detached 
houses, semi-detached houses, duplexes, 
triplexes and townhouses, as well as interspersed 
walk-up apartments that are no higher than four 
storeys. Parks, low scale local institutions, home 
occupations, cultural and recreational facilities, 
and small-scale retail, service and office uses are 
also provided for in Neighbourhoods. 

Policy 4.1(5) sets out criteria for development 
in established Neighbourhoods that is intended 
to ensure that such development will respect 
and reinforce the existing physical character 
of each geographic neighbourhood. The 
geographic neighbourhood is required to be 
delineated by considering the context within 
the Neighbourhoods in proximity to a proposed 
development, including zoning, prevailing 
dwelling type and scale; lot size and configuration; 
street patter; pedestrian connectivity; and 
natural and human-made dividing features. This 
policy goes on to provide that lots fronting onto 
a major street shown on Map 3 and designated 
Neighbourhoods are to be distinguished from lots 
on the interior of the block adjacent to the street 
in order to recognize the potential for a more 
intense form of development along major streets 
to the extent permitted by the Official Plan. 

The Mixed Use Areas designation permits a broad 
range of commercial, residential and institutional 
uses in single-use or mixed-use buildings (Policy 
4.5(1)). The introductory text in Section 4.5 states 
that the intent of the designation is to achieve a 
multitude of planning objectives by combining 
a broad array of residential uses, offices, retail 
and services, institutions, entertainment, 
recreational, and cultural actives, and parks and 
open spaces. In particular, the intent is that:

“Torontonians will be able to live, work, and 
shop in the same area, or even the same 
building, giving people an opportunity 
to depend less on their cars, and create 
districts along transit routes that are 
animated, attractive and safe at all hours of 
the day and night.”
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Figure 10 - Official Plan Map 17 - Land Use Plan
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Criteria for development within Mixed Use Areas 
are set out in Policy 4.5(2). The policy requires 
that development on lands within this designation 
will, among other matters:

• create a balance of high quality commercial, 
residential, institutional and open space uses 
that reduces automobile dependency and 
meets the needs of the local community;

• provide for new jobs and homes for Toronto’s 
growing population on underutilized lands on 
the Avenues and other lands designated Mixed 
Use Areas;

• locate and mass new buildings to provide 
a transition between areas of different 
development intensity and scale, as necessary 
to achieve the objectives of the Plan, through 
means such as providing appropriate setbacks 
and/or a stepping down of heights, particularly 
towards lower scale Neighbourhoods;

• locate and mass new buildings so as to 
adequately limit shadow impacts on adjacent 
Neighbourhoods, particularly during the 
spring and fall equinoxes;

• locate and mass new buildings to frame 
the edges of streets and parks with good 
proportion and maintaining sunlight and 
comfortable wind conditions for pedestrians 
on adjacent streets, parks and open spaces;

• provide an attractive, comfortable and safe 
pedestrian environment;

• provide good site access and circulation and 
an adequate supply of parking for residents 
and visitors;

• locate and screen service areas, ramps and 
garbage storage to minimize the impact on 
adjacent streets and residences;

• provide indoor and outdoor recreation space 
for building residents in every significant 
multi-unit residential development; and

• provide opportunities for green infrastructure 
including tree planting, stormwater 
management systems and green roofs. 
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• locating main building entrances so that they 
are visible and directly accessible from the 
public sidewalk; 

• providing ground floor uses that have views 
into and, where possible, access to adjacent 
streets; and

• preserving existing mature trees wherever 
possible and incorporating them into 
landscaping designs.

Policy 3.1.2(2) requires that new development 
locate and organize vehicle parking, vehicular 
access, service areas and utilities to minimize 
their impact on the property and on surrounding 
properties by, among other things:

• using shared service areas where possible 
within development block(s) including public 
and private lanes, driveways and service 
courts;

• consolidating and minimizing the width of 
driveways and curb cuts across the public 
sidewalk;

• integrating services and utility functions 
within buildings where possible;

• providing underground parking where 
appropriate; and

• limiting surface parking between the front 
face of a building and the public street or 
sidewalk.

Policy 3.1.2(3) sets out policies to ensure that 
new development will be massed and its exterior 
façade will be designed to fit harmoniously into 
its existing and/or planned context, and will limit 
its impact on neighbouring streets, parks, open 
spaces and properties by:

• massing new buildings to frame adjacent 
streets and open spaces in a way that respects 
the existing and/or planned street proportion; 

• incorporating exterior design elements, their 
form, scale, proportion, pattern and materials, 
and their sustainable design, to influence 
the character, scale and appearance of the 
development; 

• creating appropriate transitions in scale 
to neighbouring existing and/or planned 
buildings for the purpose of achieving the 
objectives of this Plan;

BUILT FORM POLICIES

Section 3.1.1 Official Plan recognizes the 
importance of good urban design, not just as 
an aesthetic overlay, but also as an essential 
ingredient of city-building. It demands high 
quality architecture, landscape architecture and 
urban design, both within the public realm and 
within the privately developed built form. 

In terms of streets, Policy 3.1.1(17) provides 
that while new streets should be public streets,  
private streets, where they are appropriate, 
should be designed to integrate into the public 
realm and meet the design objectives for new 
streets. In this respect, Policy 3.1.1(16) states 
that new streets will be designed to, among other 
objectives:

• extend sight lines and view corridors;

• divide larger sites into smaller development 
blocks;

• provide access and addresses for new 
development;

• allow the public to freely enter without 
obstruction;

• improve the visibility, access and prominence 
of unique natural and human-made features; 
and

• provide access for emergency vehicles. 

Policy 3.1.1(19) provides that new parks and open 
spaces will be located and designed to connect 
and extend, wherever possible, to existing parks, 
natural areas and other open spaces, provide a 
comfortable setting for community events as 
well as individual use, provide appropriate space 
and layout for recreational needs, and emphasize 
and improve unique aspects of the community’s 
natural and human-made heritage.

From a built form perspective, Policy 3.1.2(1) 
provides that new development will be located 
and organized to fit with its existing and/or 
planned context, and to frame and support 
adjacent streets, parks and open spaces by:

• generally locating buildings parallel to the 
street with a consistent front yard setback;

• on corner sites, locating development along 
both adjacent street frontages and giving 
prominence to the corner; 
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HOUSING POLICIES

As set out in Policy 3.2.1(1), the Official Plan’s 
housing policies support a full range of housing 
in terms of form, tenure and affordability, across 
the City and within neighbourhoods, to meet the 
current and future needs of residents. The policy 
goes on to explain that “a full range of housing” 
includes:

“… ownership and rental housing, 
affordable and mid-range rental and 
ownership housing, affordable and mid-
range rental and ownership housing, 
social housing, shared and/congregate-
living housing arrangements, supportive 
housing, emergency and transition housing 
for homeless people and at-risk groups, 
housing that meets the needs of people 
with physical disabilities and housing that 
makes more efficient use of the existing 
housing stock.”

Policy 3.2.1(2) provides that the existing stock of 
housing will be maintain and replenished while 
new housing supply is encouraged through 
intensification and infill that is consistent with 
the Plan. 

Policy 3.2.1(6) provides that new development 
that would have the effect of removing all or 
a part of a private building or related group of 
buildings, and would result in the loss of six or 
more rental housing units will not be approved 
unless: either all of the rental housing units have 
rents that exceed mid-range rents at the time of 
application; or in Council’s opinion, the supply 
and availability of rental housing in the City has 
returned to a healthy state and is able to meet 
the housing requirements of current and future 
residents; or the required planning approvals 
secure the following:

• at least the same number, size and type 
of rental housing units are replaced and 
maintained with rents similar to those in effect 
at the time the redevelopment application is 
made; 

• providing for adequate light and privacy;

• adequately limiting any resulting shadowing 
of, and uncomfortable wind conditions on, 
neighbouring streets, properties and open 
spaces, having regard for the varied nature of 
such areas; and 

• minimizing any additional shadowing 
and uncomfortable wind conditions on 
neighbouring parks as necessary to preserve 
their utility.

Policy 3.1.2(4) provides that new development 
will be massed to define the edges of streets, 
parks and open spaces at good proportion.  Taller 
buildings will be located to ensure adequate 
access to sky view for the proposed and future 
use of these areas.

Policy 3.1.2(5) requires that new development 
provide amenity for adjacent streets and 
open spaces to make these areas attractive, 
interesting, comfortable and functional for 
pedestrians by providing, among other things: 

• improvements to adjacent boulevards and 
sidewalks respecting sustainable design 
elements, including trees, shrubs, hedges, 
plantings or other ground cover, permeable 
paving materials, street furniture, curb ramps, 
waste and recycling containers, lighting and 
bicycle parking facilities;

• co-ordinated landscape improvements in 
setbacks to create attractive transitions from 
the private to public realms; 

• weather protection such as canopies and 
awnings;

• landscaped open space within the 
development site; and

• public art, where the developer agrees to 
provide this, to make the building and its open 
spaces more attractive and interesting.

Policy 3.1.2(6) provides that each resident 
of a “significant new multi-unit residential 
development” will provide indoor and outdoor 
amenity space for residents of the new 
development, with each resident having access 
to outdoor amenity spaces such as balconies, 
terraces, courtyards, rooftop gardens and other 
types of outdoor spaces.
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Among other policies, which set out the City’s 
parkland acquisition strategy and parkland 
dedicate rates, Policy 3.2.3(3) required that the 
effects of development from adjacent properties, 
including additional shadows, noise, traffic and 
wind on parks and open spaces will be minimized 
as necessary to preserve their utility. 

NATURAL ENVIRONMENT POLICIES

In recognition of the dramatic changes to the 
landscape of Toronto that have resulted from 
human settlement, Section 3.4 of the Official 
Plan provides policies which recognize the 
importance of remaining natural heritage 
features and functions, as shown as the natural 
heritage system on Map 9. In this respect, the 
subject site is directly adjacent to a portion of the 
City’s fragmented natural heritage system (the 
Douglas Greenbelt). 

Policy 3.4(8) provides that development will be 
set back from the top of bank of valleys, ravines 
and bluffs, among other locations, by a least 10 
metres or more if warranted by the severity of 
existing or potential natural hazards. 

Policy 3.4(3) requires a study to be completed, 
where appropriate, to assess a proposed 
development’s impact on the natural 
environment and propose measures to reduce 
negative impacts on and where possible improve, 
the natural environment. Policy 3.4(13) further 
requires that all proposed development in or 
near the natural heritage system be evaluated 
to assess the development’s impacts on the 
natural heritage system and identify measures to 
mitigate negative impact on and/or improve the 
natural heritage system, taking into account the 
consequences for:

• terrestrial natural habitat features and 
functions including wetlands and wildlife 
habitat;

• known watercourses and hydrologic functions 
and features;

• significant physical features and land forms;

• riparian zones;

• buffer areas and function;

• vegetation communities and species of 
concern; and

• aquatic features and functions, including the 
shoreline of Lake Ontario.

• for a period of at least 10 years, rents for 
replacement units will be the rent at first 
occupancy, increased annually by not more 
than the Provincial Rent Increase Guideline 
or a similar guideline as Council may approve 
from time to time; and 

• an acceptable tenant relocation and assistance 
plan addressing the right to return to occupy 
one of the replacement units at similar rents, 
the provision of alternative accommodation at 
similar rents, and other assistance to lessen 
hardship.

The applicable housing policies are addressed in 
the Housing Issues Report included as Appendix 
B to this report (see summary provided in Section 
5.10 below).

PARKS AND OPEN SPACES POLICIES

Sub-section 3.2.3 of the Official Plan sets out 
policies which require the expansion of the 
parks and open space system within Toronto, 
and support the ongoing maintenance and 
reinvestment in existing parks and open spaces. In 
particular, Policy 3.2.3(1) provides that Toronto’s 
system of parks and open spaces will continue 
to be a necessary element of city-building as the 
City grows and changes. This policy goes on to 
state that maintaining, enhancing and expanding 
the system requires the following actions:

• Adding new parks and amenities, particularly 
in growth areas and maintaining, improving 
and expanding existing parks;

• designing high quality parks and their 
amenities to promote user comfort, safety, 
accessibility and year-round use and to 
enhance the experience of “place”, providing 
experiential and educational opportunities to 
interact with the natural world;

• protecting access to existing publicly 
accessible open spaces, as well as expanding 
the system of open spaces and developing 
open space linkages; and

• promoting and using private open space and 
recreation facilities, including areas suitable 
for community or allotment gardening, to 
supplement the City’s parks, facilities and 
amenities.
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As summarized in Section 5.6, a Natural 
Heritage Impact Assessment was prepared by 
Dillon Consulting in support of the proposed 
development and with regard to natural heritage 
policies of the Official Plan.

IMPLEMENTATION POLICIES

Policy 5.3.2(1) provides that implementation 
plans, strategies and guidelines, while they 
express Council policy, are not part of the Plan 
unless the Plan has been specifically amended 
to include them and do not have the status of 
the policies of the Official Plan adopted under 
the Planning Act. This policy is relevant with 
respect to the status of the Avenue Road Design 
Guidelines, Mid-Rise Building Guidelines and the 
draft Growing Up Guidelines outlines in Sections 
4.6, 4.7 and 4.8 below. 

4.5 Zoning
The subject site is generally subject to both Zoning 
By-law 7625 of the former City of North York and 
the new City-wide Zoning By-law 569-2013. The 
one exception is the property at 290 Lawrence 
Avenue West, which is not included in Zoning By-
law 569-2013 and is therefore considered to be 
in a “hole”. Zoning By-law 569-2013 was enacted 
on May 9, 2013 and was subsequently appealed in 
its entirety to the Local Planning Appeal Tribunal 
(LPAT). Most of the City-wide appeals have since 
been resolved and the majority of the remaining 
appeals are site-specific; accordingly, Zoning By-
law 569-2013 is in force except for those sections 
that are still under appeal at the LPAT. 

CITY-WIDE ZONING BY-LAW NO. 569-
2013

The City-wide Zoning By-law 569-2013 zones the 
majority of the subject site CR 3.0 (c2.0; r.2.8) 
SS2 (x1543), with a height limit of 16.5 metres 
or 5-storeys, plus allowance for a 5 metre 
mechanical penthouse (see Figure 11 and Figure 
12). The majority of the subject site is also 
subject to Policy Area 4 with respect to parking 
requirements. The exceptions to this are the 
property at 290 Lawrence Avenue West which is 
not zoned under Zoning By-law 569-2013, and 
the property at 284 Lawrence Avenue West which 
is zoned RM (f21.0; a835; d1.0) with a maximum 
lot coverage of 35 percent.

The CR (Commercial Residential) zone permits a 
wide range of residential and non-residential uses 
including dwelling units in apartment buildings, 
mixed use buildings and townhouses, as well 
as retail stores, service shops and offices. The 
zoning permits a maximum gross floor area of 2.0 
times the area of the lot for non-residential uses 
and 2.8 times the area of the lot for residential 
uses (collectively limited to 3.0 times the area of 
the lot). 

The Development Standard Set 2 (SS2) provisions 
applying to the site include the following 
provisions: 

• at least 75% of the main wall of the building 
facing the front lot line must be at or between 
the front lot line and a maximum of 3.0 metres 
from the front lot line; 

• the building must be set back at least 7.5 
metres from the rear lot line, or where the rear 
lot line abuts a lane, the building must be set 
back at least 7.5 metres from the lot line of the 
lot abutting the lane on the opposite side of 
the lane;

• where the main wall of a building has windows 
or openings, the main wall must be set back 
at least 5.5 metres from a side lot line that is 
not adjacent to a street or lane (otherwise no 
building setback is required); 

• where the main wall does not have windows or 
openings, a minimum setback of 3.0 metres is 
required from a side lot line that abuts a lot 
in a Residential Zone category or Residential 
Apartment Zone category (otherwise no 
building setback is required); 

• for a “deep lot”, where a lot abuts a lot in 
a Residential Zone category or Residential 
Apartment Zone category, the building on 
the lot in the CR Zone may not penetrate a 
45 degree angular plane projected along the 
entire required rear yard setback, starting 
at a height of 7.5 metres above the average 
elevation of the ground along the rear lot line 
(the subject site would be defined as a “deep 
lot”); and 

• the building may not penetrate a 45-degree 
angular plane, measured at a line parallel to 
and at a height above a lot line that abuts a 
street and is not a rear lot line, equal to 80% of 
the width of the street right-of-way on which 
the lot fronts.
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Figure 12 - By-law 569-2013 - Heights

Exception CR 1543 carries forward the zoning 
provisions that were adopted as a result of the 
Avenue Road Avenue Study. The application 
provisions of this exception are summarized as 
follows:

• the height of any part of a building or structure, 
including mechanical penthouse, must be 
contained within a 45-degree angular plane 
projected over the entire lot from the surface 
of the centre-point of the Avenue Road right-
of-way;

• the minimum height of any part of a building 
or structure must not be less than 2 storeys or 
7.5 metres for at least 50% of the total depth 
of the building or structure;

• the first storey of any building or structure 
will have a minimum floor to floor height of 4.5 
metres;

• the maximum gross floor area must not exceed 
a maximum floor space index of 3.0, of which 
a maximum floor space index of 2.0 must be 
used for commercial purposes;

• if no laneway exists on the rear portion of the 
lot, no part of any building or structure may 
be located within a setback of 7.5 metres from 
the rear lot line;

• a building or structure must be no less than 
10.0 metres from the top of bank of a valley or 
ravine;

• Any building or structure 3 storeys or greater 
in height must have a minimum 2.0 metre 
step-back at the top of the second storey from 
all main walls facing a lot line which abuts 
a street, measured from the exterior of 
the main wall; and

• at least 60% of the floor area of the first store 
of any building or structure fronting on to 
Avenue Road must be used for non-residential 
purposes. 
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The RM (Residential Multiple) zone permits 
residential dwelling units in a variety of forms, 
including detached and semi-detached houses, 
duplexes, triplexes, fourplexes, and apartment 
building, and limited non-residential uses. A 
minimum lot frontage of 21.0 metres is required, 
along with a minimum lot area of 835 square 
metres. The maximum permitted height is 10.0 
metres for a detached or semi-detached house 
or 12.0 metres for any other building or structure. 
The maximum permitted floor space index is 1.0 
times the area of the lot. The required minimum 
yard setbacks are 6.0 metres for the front yard, 
7.5 metres for the rear yard and between 1.2 and 
2.4 metres for the side yards depending on the 
building type. 

CITY OF NORTH YORK ZONING BY-
LAW NO. 7625

Under the former City of North York Zoning By-
law 7625, the subject site is primarily zoned 
C4(12), with the property at 284 Lawrence Avenue 
West being zoned RM5 (see Figure 13). 

Figure 13 - Zoning By-law 7625

SUBJECT
SITE

The C4 (Mixed Use Commercial) zone permits a 
wide range of residential and non-residential 
uses, including apartment buildings, retail stores 
and service shops, restaurants and offices.  The 
zoning provisions associated with the C4(12) 
exception are the result of the Avenue Road 
Avenue Study and are consistent with those 
carried forward through Exception CR 1543 
described above. 

The RM5 (Apartment Zone – Fifth Density) 
zone permits residential uses in a variety of 
forms, including apartment house dwellings, 
multiple attached dwellings, duplex and double 
duplex dwellings and single and semi-detached 
dwellings. The zoning provisions associated with 
this zone are generally consistent with those of 
the RM zone described above, with the exception 
of the maximum permitted building height being 
11.5 metres and increased front and side yard 
setbacks of 7.5 and 3.5 metres respectively. 
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4.6 Avenue Road Avenue 
Study and Design 
Guidelines 

In 2007, Toronto City Council directed the 
undertaking of an Avenue Study for the two 
kilometre portion of Avenue Road between 
Lawrence Avenue West and Wilson Avenue, 
in accordance with the Official Plan policies 
respecting development along Avenues (the 
“Avenue Road Avenue Study”). This study was 
initiated in response to development interest 
along Avenue Road and was intended to develop 
a long-term planning framework for this segment 
of Avenue Road with a clear community vision 
and to achieve the City’s goal of updating and 
implementing zoning that is defensible and clear 
for the local community and respected by the 
development community.

The resulting Avenue Road Avenue Study, 
completed by Brook McIlroy Planning + Urban 
Design, recommended a series of amendments 
to the existing policy framework and zoning by-
laws applicable to the study area, intended to 
encourage redevelopment at an appropriate 
scale. These recommendations were adopted 
by City Council at its meeting on November 30, 
2009, resulting in amendments to the former 
City of North York Zoning By-law No. 7625, the 
redesignation of the Douglas Greenbelt lands from 
Neighbourhoods to Parks and Open Space Areas 
– Parks under the Official Plan, and the adoption 
of area-specific Urban Design Guidelines.

As part of the Avenue Road Avenue Study, built 
form recommendations were developed on the 
basis that new developments will:

• be compatible with existing built form and of 
an appropriate scale;

• contribute to a comfortable pedestrian realm;

• have no adverse impacts on adjacent 
residential Neighbourhoods; and

• be of a high quality that supports the character 
and function of Avenue Road.

One of the key factors used in determining 
appropriate height and massing conditions along 
Avenue Road was lot depth and the ability for new 
development to adhere to 45-degree angular 
planes measured from grade at the rear property 

line and at a distance of 13.5 metres from the 
front property line (half of the right-of-way 
width of Avenue Road). In the “base condition” 
identified by the Avenue Road Avenue Study, 
the  appropriate development model was based 
on lot depths between 27 and 37 metres. This 
development model, which was implemented 
through amendments to the zoning by-law for 
the majority of properties within the Study Area, 
included the following principles among others: 
a 5-storey height limit; a stepback at the stop of 
second storey facing the street; and a minimum 
rear yard setback of 7.5 metres. 

The Avenue Road Avenue Study also set out height 
and massing principles for larger sites within the 
study area, conditional on a minimum lot depth of 
37 metres, which allowed a maximum height of up 
to 7-storeys. However, these permissions were 
not applied throughout the study area, but only 
to nine “opportunity sites” identified through 
the study. The identification of opportunity sites 
was based not only lot depth but lot ownership, 
likelihood of current use being development 
and current place for redevelopment. The study 
did not holistically consider the redevelopment 
potential other sites within the study area based 
on future acquisition of smaller sites into larger 
assemblies. With respect to the subject site, the 
Avenue Road Avenue Study specifically states 
that Pusateri’s grocery store was not considered 
an opportunity site, as it is “actively used by the 
immediate and farther-reaching community”. 

Section 4 of the Avenue Road Avenue Study 
contains a series of design guidelines that are 
organized into categories, including built form, 
vehicular movement: parking and access, and 
streetscaping and landscaping. The built form 
guidelines were developed to guide the design and 
evaluation of development proposals and include 
direction on building orientation and layout, 
building façade articulation, building materials and 
details, and sustainable building design. A review of 
the applicable design guidelines from the Avenue 
Road Avenue Study as they relate to the proposal 
is included in Section 5.5 of this report.
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Based on the above, the Mid-Rise Performance 
Standards could be applied in the evaluation of 
the proposal because the subject site fronts onto 
Avenue Road and Lawrence Avenue West, both 
of which are identified as Major Streets on Map 
3 of the Official Plan, and is primarily designated 
Mixed Use Areas. 

Section 3 of the Avenues & Mid-Rise Buildings 
Study provides a series of Performance 
Standards that are intended to guide the design 
of mid-rise buildings along Avenues (the “Mid-
Rise Building Guidelines”). The Mid-Rise Building 
Guidelines are guided by the objective to create 
healthy, liveable and vibrant main streets while 
protecting the stability and integrity of adjacent 
neighbourhoods. In that respect, they are 
designed to ensure that Avenues are developed 
in an appropriate and context-sensitive manner. 
Key provisions for mid-rise buildings include the 
following: 

• buildings are moderate in height – no taller 
than the right-of-way is wide (a 1:1 ratio), up 
to a maximum height of 11 storeys (36 metres), 
excluding mechanical penthouse; 

• buildings provide an appropriate transition in 
scale to adjacent neighbourhoods, taking into 
account a 45-degree angular plane;

• sidewalks are wide enough to include and 
support trees, generate a lively pedestrian 
culture and ensure accessibility for all;

• sidewalks on the Avenues enjoy at least five 
hours of sunlight from the spring through to 
the fall; and

• the ground floors of buildings provide uses 
that enliven sidewalks and create safe 
pedestrian conditions. 

The Mid-Rise Building Guidelines recognize that 
exceptions may sometimes be warranted and 
that, at times, a project that strives for excellence 
in design can demonstrate that a specific 
guideline is not appropriate in that instance. 

4.7 Mid-Rise Building Design 
Guidelines

At its meeting on July 6, 7 and 8, 2010, City Council 
adopted a staff recommendation to use the 
Performance Standards for Mid-Rise Buildings 
proposed in the “Avenues & Mid-Rise Buildings 
Study” (May 2010) in evaluating mid-rise 
building development proposals along Avenues 
for a monitoring period of approximately two 
years. The July 2010 Council decision directed 
that staff was to report back to the Planning 
and Growth Management Committee on the 
effectiveness of the Performance Standards and 
potential implementation measures. As adopted 
in July 2010, Avenues Road north of Lawrence 
Avenues West was excluded from the Mid-Rise 
Performance Standards, because it was already 
subject to an Avenue Study (see Section 4.6). 

On March 11, 2016, City Planning staff issued 
a report on Mid-Rise Building Performance 
Standards Monitoring, followed by an addendum 
report on April 20, 2016. On June 7, 2016, City 
Council approved the revised Mid-Rise Building 
Performance Standards Addendum attached to 
the April 20, 2016 report, with a direction to City 
Staff to use the addendum in conjunction with 
the 2010 Performance Standards to evaluate 
development applications where mid-rise 
buildings are proposed until updated guidelines 
are adopted in the fourth quarter of 2017. No new 
guidelines have yet been brought forward for 
adoption. 

The revised Mid-Rise Building Performance 
Standards Addendum dated June 2016 
recommended the use of the Performance 
Standards to evaluate mid-rise development 
proposals on sites that meet the following 
criteria:

• existing land use designations for Mixed 
Use Areas, Employment, Institutional or 
some Apartment Neighbourhoods where the 
existing built form context supports mid-rise 
development;  and

• fronting onto Major Streets on Map 3 of the 
Official Plan with a planned right-of-way of 20 
metres or greater. 
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Although the subject site was specifically 
excluded from the Mid-Rise Building Guidelines, 
the heights of the proposed buildings are generally 
reflective of a mid-rise building typology as seen 
in the surrounding context. As such, our analysis 
has regard for the Mid-Rise Building Guidelines 
in evaluating the built form and urban design 
aspects of the proposed development in Section 
5.5 of this report. 

4.8 Draft Growing Up 
Guidelines

In 2015, City Planning staff initiated a study to 
explore how new multi-unit residential buildings 
and “vertical neighbourhoods” can better 
accommodate the needs of households with 
children. This study resulted in the “Growing Up: 
Planning for Children in New Vertical Communities 
Draft Urban Design Guidelines” (the “Growing 
Up Guidelines”). A staff report summarizing the 
study process and draft Growing Up Guidelines 
was adopted by City Council on July 4, 2017. 

For the time being, the draft guidelines will be 
used as part of ongoing consultations with the 
design and development industries through the 
development approvals process.  A report was 
expected back on any proposed modifications 
by the end of the first quarter of 2018, with 
the expectation that staff would monitor 
implementation of the draft guidelines for a period 
of two years, and to report back on the results 
in 2019. As of the date of this report, no further 
modifications have been released by the City. 

The intent of the Growing Up Guidelines is 
to provide for a better integration of family 
supportive design into the planning of new multi-
unit residential developments, and they are 
intended to apply to all new multi-residential mid-
rise and high-rise development applications that 
include 20 units or more. The draft Growing Up 
Guidelines are organized into three scales, based 
on the recognition that each scale contributes 
positively to how a family experiences living in a 
vertical community:

• the Neighbourhood Scale: At the 
neighbourhood scale, the draft Guidelines 
focus on children’s experience in the city, 
promoting independent mobility, access to 
parks, schools and community facilities; 

• the Building Scale: At the building scale, the 
draft Guidelines seek to increase the number 
of larger units, encourage the design of 
functional and flexible amenity and common 
spaces, and promote flexible building design 
for changing unit layouts; and

• the Unit Scale: At the unit scale, the draft 
Guidelines focus on the size and functionality 
of spaces to ensure dwelling units can 
accommodate a family’s daily needs. 
Considerations include providing sufficient 
room for families to gather and share meals, 
as well as bedrooms that can comfortably 
accommodate more than one child.

The primary objectives of the draft Guidelines 
include:

• to ensure a diversity of housing types and 
sizes to support not only households with 
children, but also a variety of households at all 
different life stages;

• to maintain liveability and quality of vertical 
communities over the long-term; and

• to plan public realm and community amenities 
from the perspective of a child.

The use of the term “large units” in the draft 
Growing Up Guidelines refers to two- and three-
bedroom units that comply with the design 
parameters set out in the Guidelines. Large units 
are intended to meet the needs of households 
with children, as well as multi-generational 
families, seniors, and groups of students and/or 
adults who live together.

A review of the applicable draft Growing Up 
Guidelines, as they relate to the proposal, is 
included in Section 5.2 of this report.
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along the Avenue which could accommodate 
greater heights and densities than the majority 
of properties, it failed to properly recognize 
the unique characteristics of the subject site 
as a potential, and likely, land assembly for 
future redevelopment. This includes the site’s 
significant lot depth, which exceeds that of all 
the identified opportunity sites, as well as its 
isolation and physical separation distances from 
nearby low-rise residential neighbourhoods by 
existing man-made and natural features. 

As described in Section 2.1 of this report, the 
subject site is currently occupied by six low-rise 
commercial buildings and one low-rise rental 
residential building, each of which is supported 
by surface parking areas. Given the current 
provincial policy and planning context, it is our 
opinion that the current form of development 
represents an underutilization of land and 
infrastructure in an area with excellent access to 
transit, employment opportunities, commercial 
and recreational amenities, and community 
facilities. 

The optimization of land and infrastructure on 
the site (i.e. making the best possible use of land 
and infrastructure) is consistent with both good 
planning practice and overarching provincial 
and City policy direction, subject to achieving 
appropriate built form relationships. Furthermore, 
Policy 2.4(7) of the Official Plan provides for 
intensified development, with minimum density 
requirements and limits on parking, for sites in 
areas such as this that are well served by public 
transit. Within the non-policy sidebar in Section 
2.1 of the Official Plan, it is noted that, by making 
better use of existing urban infrastructure 
and services before introducing new ones on 
the urban fringe, reurbanization helps reduce 
demands on nature and improves the liveability 
of the urban region by reducing the pace at which 
the countryside is urbanized; preserving high 
quality agricultural lands; reducing reliance on 
the private automobile; reducing greenhouse gas 
emissions; and reducing consumption of non-
renewable resources. 

5.1 Intensification
The proposed form of residential/mixed-use 
intensification represents a carefully designed 
and appropriate implementation of the policy 
directions articulated in the PPS, the Growth 
Plan and the Official Plan, all of which promote 
intensification on sites within built-up areas 
that are well served by municipal infrastructure, 
including frequent public transit. 

The subject site is located within a “strategic 
growth area” pursuant to the Growth Plan as it is 
located at the intersection of two major arterial 
streets, one of which accommodates frequent 
transit service (Lawrence Avenue West). While 
the subject site is approximately one kilometre 
(or a 13-minute walk) from the nearest subway 
station (Lawrence Station) the existing bus 
route along Lawrence Avenue West operates as 
a 24-hour service, including frequent service 
from the early morning until late evening. This 
route, which includes a stop directly adjacent 
to the southwest corner of the subject site, also 
provides a connection to Pearson International 
Airport. Peak hour express bus routes are also 
available along both Lawrence Avenue West and 
Avenue Road.

Furthermore, the proposed residential/mixed-use 
intensification on the subject site is supportive 
of the Official Plan policies which seek to re-
urbanize Avenues to create new housing and jobs, 
while improving the pedestrian environment and 
shopping opportunities for the community. The 
Mixed Use Areas designation applying to the 
majority of the subject site is intended to absorb 
most of the anticipated increase in retail, office 
and service employment in Toronto in the coming 
decades, as well as much of the new housing. 

Given its prominent location and unique physical 
characters, it is our opinion that the subject 
site is well suited for mixed-use intensification 
that will make more efficient use of land and 
infrastructure than the current buildings on-site 
today. As one of the gateway locations into the 
Avenue Road commercial corridor, the subject 
site is well situated for intensification and public 
realm improvements which will contribute to 
the evolving urban character of this shopping 
destination. While the Avenue Road Avenue 
Study recognized several opportunity sites 
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The Mixed Use Areas designation of the Official 
Plan provides for a broad range of commercial, 
residential and institutional uses, in single 
use or mixed-use buildings; whereas, the 
Neighbourhoods designation permits residential 
uses in lower scale buildings, including walk-up 
apartments that are no higher than 4-storeys 
among others. Areas designated Neighbourhoods 
are generally considered to be physically stable, 
and any new development is required to respect 
and reinforce the existing physical character 
of each geographic neighbourhood. As set 
out in Section 4.1 of the Official Plan, these 
geographic neighbourhoods can be delineated 
by considering various elements of the nearby 
context to a proposed development, including 
zoning, prevailing dwelling type and scale, lot 
size and configuration, street pattern, pedestrian 
connectivity and natural and human-made 
dividing features. Neighbourhoods designated 
lots fronting onto major streets are also to be 
distinguished from lots on the interior of the 
block. 

In our opinion, as the portion of the subject site at 
284 Lawrence Avenue West  fronts onto a major 
street and is not part of any distinguishable 
geographic neighbourhood, its redesignation to 
Mixed Use Areas, consistent with the remainder 
of the subject site, is appropriate and represents 
good planning. In this respect, we have reviewed 
the characteristics of the context surrounding 
284 Lawrence Avenue West and offer the 
following observations:

• In terms of Official Plan designation, 284 
Lawrence Avenue West and the commercial 
property to the immediate east (272 Lawrence 
Avenue West) are designated Neighbourhoods, 
as is the institutional property to the south of 
Lawrence Avenue West (1451 Avenue Road). 
The other properties adjacent to 284 Lawrence 
Avenue West are all designated Mixed Use 
Areas, while the properties adjacent to 272 
Lawrence Avenue West are designated Parks 
and Apartment Neighbourhoods. The nearest 
residential property in the Neighbourhoods 
designation to 284 Lawrence Avenue West is 
located approximately 100 metres to the east 
along Glengarry Avenue. 

Within the context described above, the existing 
zoning permissions on the subject site are 
outdated and fail to implement the current policy 
tests of optimizing and making efficient use of 
land, intensifying development in appropriate 
locations, and creating a complete community, 
as set out in Section 4 of this report.  While the 
applicable zoning was updated as part of the 
Avenue Road Avenue Study, as set out previously 
in this report, it is our opinion that this study was 
not complete in its evaluation of the development 
potential of future land assemblies, including 
the subject site. It is also noted that this Avenue 
Study, and the implementing zoning regulations, 
were approved over 10 years ago, predating 
the majority of the current provincial policy 
framework, as well as the adoption of the City’s 
own Mid-Rise Building Guidelines. 

In our opinion, the existing zoning (in particular, 
the applicable height and density permissions) do 
not contribute to the use of land and infrastructure 
in a way that is efficient or effective. In this 
respect, the restrictive height limits (16.5 metres, 
or approximately 5 storeys) and density limits 
(3.0 FSI for all uses), which apply to the majority 
of the subject site under the in-force zoning, do 
not optimize the use of land and infrastructure 
and do not recognize the unique nature of this 
site. This has been demonstrated through the 
approval of at least two other site-specific 
zoning by-law amendments for properties along 
the Avenue Road commercial corridor since 2010 
which sought to increase the permitted height 
and density for new mid-rise developments, 
including a 3.7 FSI at 1678-1704 Avenue Road and 
4.77 FSI at 1580 Avenue Road. 

5.2 Land Use
The proposed retail and residential uses on the 
site conform with the Mixed Use Areas designation 
in the Official Plan and are permitted by the 
zoning categories that apply to the majority of 
the subject site. However, as the portion of the 
property municipally known as 284 Lawrence 
Avenue West is subject to the Neighbourhoods 
designation and is zoned almost exclusively for 
residential uses, amendments to the Official Plan 
and applicable zoning by-laws are required to 
permit the proposed mixed-use buildings.  
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For these reasons, it is our opinion that the 
immediate context of the property at 284 Lawrence 
Avenue West differs so significantly from the 
broader neighbourhood context, that a designation 
to Mixed Use Areas would more appropriately 
reflect both the existing context of this property, as 
well as the future context with consideration to the 
redevelopment potential of the remainder of the 
subject site, as well as the approved development 
at 250 Lawrence Avenue West. 

In terms of the Mixed Use Areas designation, the 
proposal includes a significant mix of uses, with 
a proposed residential density of 3.36 FSI and a 
proposed non-residential density of 0.42 FSI. The 
proposed mix of uses will implement the overall 
planning objectives of the Mixed Use Areas 
designation, including the development criteria 
set out in Policy 4.5(2) of the Official Plan by 
creating a balance of high quality residential and 
retail uses in a manner that reduces automobile 
dependency and provides for new homes and 
jobs for Toronto’s growing population on lands 
that are presently underutilized. 

The objective of the Official Plan in intensifying 
Mixed Use Areas is that of reurbanization. It is 
anticipated that residents will be able to live, 
work, shop and play in the same area, giving 
people an opportunity to depend less on their 
cars and creating districts along transit routes 
that are animated, attractive and safe during 
the day and night. The proposed street-related 
retail uses and publicly-accessible open spaces 
will help to contribute to the mix of uses along 
the evolving Avenue Road and Lawrence Avenue 
West corridors. In addition, the significant area 
of the retail space is anticipated to accommodate 
between 133 and 117 new jobs, based on a rate 
of one job per 35 to 40 square metres of retail 
space. 

• Zoning By-law 569-2013 applies an RM zone to 
284 Lawrence Avenue West and a portion of 
272 Lawrence Avenue West, and an RM zone 
with a different density permission to 1451 
Avenue Road. The surrounding properties to 
the east and south are zoned R and RD, while 
the properties to the north and west are zoned 
O and CR. 

• With respect to dwelling type and scale, and lot 
size and configuration, there is no prevailing 
building type or physical character within the 
immediate context of 284 Lawrence Avenue 
West. While 284 Lawrence Avenue West is 
currently occupied with a low-rise residential 
use such as is explicitly permitted in the 
Neighbourhoods designation, the surrounding 
properties contain a wide range of uses, built 
forms, lot sizes and lot shapes. This includes 
low-rise commercial office buildings to the 
east and west, existing and approved mid-rise 
residential buildings further east and to the 
southeast, a large scale institutional campus 
to the south, and stand-alone retail stores 
with surface parking further west and to the 
north, among others. 

• While the broader context to 284 Lawrence 
Avenue West does include a residential 
neighbourhood that includes a more 
consistent pattern of dwelling types and 
scales and lot size, this neighbourhood is 
physically separated from the subject site 
by both natural (the Douglas Greenbelt) and 
human-made (approved mid-rise building) 
dividing features. 

• Street pattern and pedestrian connectivity 
in the vicinity of 284 Lawrence Avenue West 
is disrupted by the Douglas Greenbelt and by 
existing large retail lots, many of which make 
up the remainder of the subject site. While 
the natural feature of the Douglas Greenbelt 
cannot be altered, the proposal for the 
subject site does include a new private road 
with sidewalks that will allow vehicular and 
pedestrian traffic to flow through the site, 
breaking up this large block into a street pattern 
that more closely resembles the broader 
context. Additional pedestrian pathways are 
also proposed, with potential connections to 
adjacent developments, which will improve the 
overall pedestrian network through both the 
immediate and broader neighbourhood. 



PLANNING & URBAN DESIGN RATIONALE
284-290 LAWRENCE AVENUE WEST AND 1507-1545 AVENUE ROAD 47

this includes the approved 9-storey residential 
building at 250 Lawrence Avenue West (29.5 
metres), and the existing 7-storey residential 
building at 515 Rosewell Avenue. It is noted 
that, while many of these mid-rise buildings are 
located on corner lots, none are located at the 
intersection of two major roads. 

While the Avenue Road Avenue Study recommends 
a maximum height of 5 storeys for lots with a 
depth between 27 and 37 metres and 7 storeys 
for lots greater than 37 metres, this study did not 
adequately evaluate the development potential 
of the subject site, which has a depth between 
approximately 76 and 114 metres, is located at 
the intersection of two major arterial roads, 
and has the potential to act as a gateway to the 
Avenue Road commercial corridor to the north. As 
previously noted, the Avenue Road Avenue Study 
specifically did not identify the subject site as 
one of the larger opportunity sites within its study 
area due to its former fragmented ownership 
pattern prior to assembly and the active use of 
the existing business on the site (specifically 
Pusateri’s grocery store) by the immediate and 
farther-reaching community.  While this site may 
not have been contemplated for redevelopment 
at the time, the subject site’s development 
potential should now be appropriately considered 
in our opinion.

From a massing perspective, the proposed 
buildings have been organized into distinct 
visual elements that will fit within the existing 
built form context along both street frontages, 
while also establishing a prominent gateway 
into the Avenue Road commercial corridor. The 
proposed buildings will foster an appropriate 
and pedestrian-friendly scale along the adjacent 
public and proposed private streets, while 
reinforcing the evolving mid-rise character that 
exists along both Avenue Road and Lawrence 
Avenue West in the vicinity of the subject site.

With a height of 10-storeys, Building A is oriented 
perpendicular to Avenue Road and parallel to the 
proposed private street. An inset at the building’s 
southwest corner provides visual interest along 
Avenue Road and clearly delineates the entrance 
into the ground floor retail space. Further insets 
along the north and south façades, as well as 
projecting balconies, break up the building’s 
rectangular form. 

Finally, the proposed residential uses will 
implement Policy 3.2.1 of the Official Plan, by 
introducing a range of housing in terms of 
form, tenure and affordability. In this regard, 
nearly 34% of the proposed dwelling units will 
have two or three bedrooms and are suitable 
for large households. Of these, 47 dwelling 
units (approximately 10.3%) will contain three 
bedrooms, while 107 (approximately 23.5%) will 
contains two bedrooms, in keeping with Guideline 
2.1(a) of the City’s draft Growing Up Guidelines. 
The proposed unit mix also includes 15 rental 
replacement units in Building B, which have 
been provided in a consistent type and similar 
size to the existing rental units at 284 Lawrence 
Avenue West, which will be removed as part of the 
proposal. 

The details on the rental replacement element of 
the proposal are provided in the Housing Issues 
Report included as Appendix A to this report and 
are summarized in Section 5.10 below. 

5.3 Height, Massing and 
Density

In our opinion, and as noted in Section 5.1 above, 
the subject site is an appropriate location for 
mid-rise intensification in land use policy terms. 
From a built form perspective, the subject site 
is a contextually appropriate location for mid-
rise development given its location along an 
Avenue and at the intersection of two major 
arterial streets, its proximity to other existing 
and recently approved mid-rise buildings, as well 
as the limited and acceptable built form impacts 
associated with the proposal onto nearby 
Neighbourhoods, streets and public spaces. 

From an urban structure perspective, the 
proposed building heights are compatible with 
existing and recently approved buildings in the 
area. As described in Section 2.3 of this report, 
the general pattern of building heights along 
Avenue Road and Lawrence Avenue West in the 
vicinity of the subject site includes a number of 
existing, approved and under-construction mid-
rise buildings. Along Avenue Road, this includes 
two under-construction 7-storey buildings at 
1580 Avenue Road (29.5 metres) and 1678-1704 
Avenue Road (23.6) metres, and the existing 
7-storey building at 1705-1745 Avenue Road 
(23.0 metres). Along Lawrence Avenue West, 
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Secondly, it is noted that the Official Plan does 
not generally include density limitations and 
specifically does not do so in the case of the 
site. The Official Plan provides that land use 
designations are generalized, leaving it to the 
zoning by-law to “prescribe the precise numerical 
figures and land use permissions that will 
reflect the tremendous variety of communities 
across the City.” Accordingly, it is reasonable 
to establish an appropriate density for the site 
based on specific built form design, context and 
urban structure considerations, rather than on 
the basis of density numbers alone. 

5.4 Built Form Impacts
In our opinion, the proposed development will 
have no unacceptable built form impacts on any 
surrounding buildings or properties. In particular, 
as Policy 4.5(2)(c) of the Official Plan requires 
new buildings in Mixed Use Areas to be located 
and massed to provide a transition between 
areas of different development intensity and 
scale, the proposal has been designed to provide 
a transition in building heights, with the tallest 
heights adjacent to the intersection of Avenue 
Road and Lawrence Avenue West and lower 
heights at the north end of the site towards the 
low and mid-rise scale that exists and is evolving 
along Avenue Road. 

LIGHT, VIEW AND PRIVACY

Light, View and Privacy (“LVP”) impacts are 
considered to ensure that the residents of 
existing and proposed buildings have adequate 
levels of light, view and privacy. LVP impacts are 
generally addressed through a combination of 
spatial separation, setbacks, building orientation 
and mitigating measures between buildings. 
Such impacts will be minimal in this case given 
the existing built form and/or uses on adjacent 
properties.

Building B is comprised of a 2-storey base 
building with a terraced “L” shaped mid-rise form 
at the upper storeys. This massing reflects the 
existing large-format retail store on the opposite 
side of Avenue Road at the base, while providing 
an angled setback at grade in order to expand the 
public realm adjacent to the Avenue Road and 
Lawrence Avenue West intersection. Above Level 
2, a substantial stepback is provided along the 
west façade to clearly delineate the 2-storey base 
building height. A 2.6 metre stepback is provided 
along the south façade, facing Lawrence Avenue 
West. The south façade setback is intended 
to ensure that the mid-rise form of the upper 
storeys is generally aligned with the primary 
south façade of the approved mid-rise building 
at 250 Lawrence Avenue West. 

Additional terracing starting at Level 11 and 
continuing on each subsequent level, reduces the 
perceived mass of these additional storeys which 
exceed the typical height of a mid-rise building. 
As a result of these stepbacks and terracing, 
Building B conforms to a 45-degree angular plane 
along the Avenue Road property line, measured 
from a height equivalent to 80% of the adjacent 
right-of-way width. Along Lawrence Avenue 
West, which has a larger right-of-way width, only 
small portions of the building’s mass above Level 
9 project into the front angular plane. 

From a density perspective, it is our opinion that 
the proposed density of 3.78 FSI is appropriate 
and desirable. Firstly, it is important from 
the perspective of integrating land use and 
transportation to optimize the use of land and 
infrastructure on the subject site given its 
proximity to frequent transit. Additionally, the 
density of the proposed development is well 
within the range of densities for other existing 
and approved mid-rise buildings along the 
Avenue Road commercial corridor, including 3.7 
FSI at 1678-1704 Avenue Road and 4.7 FSI at 1580 
Avenue Road.
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Lawrence Avenue West). In order to mitigate 
possible LVP impacts in the current condition and 
in the future should the adjacent property to the 
east redevelop, a blank façade has been provided 
for the entirely of this portion of the west façade. 

SHADOW IMPACTS

Official Plan Policy 3.1.2(3) requires that new 
development be massed to adequately limit any 
resulting shadowing of neighbouring streets, 
properties and open spaces, having regard for 
the varied nature of such areas, and to minimize 
any additional shadowing on neighbouring 
parks (as necessary to preserve their utility). 
Policy 4.5(2)(d) further requires buildings to be 
located and massed so as to “adequately limit 
shadow impacts on adjacent Neighbourhoods, 
particularly during the spring and fall equinoxes”. 

In order to assess shadow impacts of the 
proposal, a Shadow Study was prepared by 
Turner Fleischer Architects Inc. in order to assess 
the shadow impacts at the equinoxes (March 21st/
September 21st) and the solstices (June 21st and 
December 21st), at each hour between 9:18 a.m. 
and 6:18 p.m.

As previously noted, the adjacent properties 
abutting Avenue Road are generally designated 
Mixed Use Areas, while the properties to the east 
and west of these are designated Neighbourhoods. 
The adjacent lands along Lawrence Avenue West 
are generally designated Neighbourhoods, with 
the exception of the property at 250 Lawrence 
Avenue West which has been approved for 
redesignation to Apartment Neighbourhoods. 
The adjacent Douglas Greenbelt lands are 
designated Parks. Given the mid-rise height of 
the proposed buildings, shadowing on nearby 
Neighbourhoods properties to the west, north 
and east are generally limited to one hour in the 
morning and evening on March and September 
21st. No shadows from the proposal are cast onto 
these properties on June 21st.

For mid-rise buildings, a minimum main window 
separation distance of 11.0 metres is typically 
recommended (i.e. a minimum window setback of 
5.5 metres from side and rear lot lines) as set out 
in the Mid-Rise Building Guidelines. Similarly, the 
City has minimum standards for LVP separation 
distance in the underlying CR zone which 
applies to the majority of the subject site. This 
zone standard, as set out in By-law 569-2013, 
requires a setback of 5.5 metres from windows 
or openings to property lines that are not streets 
or lanes, and a separation distance of 11.0 metres 
between facing windows on the same site.

By virtue of the right-of-way widths associated 
with Avenue Road and Lawrence Avenue West 
(approximately 26 metres and 29-32 metres, 
respectively), the separation distance between 
the residential units in the proposed buildings 
and any future development on the west side 
of Avenue Road or the south side of Lawrence 
Avenue West will be significantly greater than the 
minimum recommended separation distance of 
11.0 metres. 

To the north, the proposed Building A is setback 
5.5 metres from the north property line which 
abuts a low-rise commercial building. Should this 
adjacent property redevelop, a similar setback 
would be anticipated on that property, allowing 
for the 11.0 metre separation distance set out in 
the Mid-Rise Buildings Guidelines and zoning by-
law. 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 expected.

To the east, the subject site abuts the Douglas 
Greenbelt and a low-rise commercial office 
building along Lawrence Avenue West. LVP 
impacts onto the Douglas Greenbelt will be 
minimal due to the proposed site organization 
which provides generous setbacks (minimum 19 
metres) to this natural feature, with additional 
open space provided between the proposed 
buildings and ravine’s top of bank. Near the 
southeast corner of the subject site, Building B 
is built to the east property line for a depth of 
approximately 26.3 metres starting 2.0 metres 
north of the south property line (abutting 



50

WIND IMPACTS

A Pedestrian Wind Study (the “Wind Study”) 
was prepared by RWDI to assess the potential 
pedestrian wind conditions within and 
surrounding the subject site after the introduction 
of the proposed buildings. This study utilized a 
3D computational fluid dynamics (“CFD”) tool 
to aid in the visualization of general wind flow 
patterns. This approach provides a screening-
level estimation of potential wind conditions and 
provides conceptual wind mitigation measures 
for areas where wind speeds are higher than 
desired for the intended usage. 

The analysis completed as part of the Wind Study 
found that the proposal includes several design 
features, such as podium setbacks, stepped 
façades, landscaping and chamfered building 
corners that will assist in ensuring appropriate 
wind conditions are anticipated at the publicly 
accessible open space, most sidewalks, walkways 
and entrances throughout the year, and at most 
areas of outdoor amenities during the summer. 

High wind speeds are predicted at the sidewalks 
of Avenue Road close to the west facing corners 
of the proposed buildings and at some entrances 
during the winter. Slightly higher than desired 
wind speeds are also expected at parts of the 
Level 3 amenity terrace of Building B and rooftop 
amenity are of Building A during the summer. Wind 
mitigation measures, including wind screens, 
canopies, parapets, trellises, landscaping, are 
recommended to help reduce the wind speeds 
at areas where accelerated winds are expected. 
These mitigation measures will be reviewed in 
greater detail during the detailed design stage of 
the development approvals process.

Overall, the findings of the Wind Study 
demonstrate that conformity with Official Plan 
Policies 3.1.2.3(e) and 3.2.3(3), as well as Policy 
4.5(2)(e) which requires that new buildings 
in Mixed Use Areas be located and massed 
to maintain comfortable wind conditions for 
pedestrians on adjacent streets, parks and open 
spaces, can be achieved with the incorporation 
of minor mitigation measures. 

Shadow from the proposal will be cast onto the 
Douglas Greenbelt lands beginning at 1:18 p.m. on 
March and September 21st and continuing until the 
end of the day, due to the linear nature of this open 
space. On June 21st, shadows onto this land will 
be limited to after 4:18 p.m. On all three dates, the 
Douglas Greenbelt will remain free of shadows in 
the morning hours, with a minimum of 5 hours of 
sunlight onto this space between March 21st and 
September 21st. It is further recognized that, even 
when shadows are cast onto this open space, the 
shadows move quickly across the extent of the 
lands such that approximately half of its area will 
have access to sunlight at any point throughout 
the day. It is our opinion that these shadows are 
adequately limited and will preserve the utility 
of this natural heritage features which currently 
has limited public access and is primarily non-
recreational in nature, in accordance with the 
Official Plan policies.

The proposal results in some shadowing on the 
adjacent public realm along Avenue Road and 
Lawrence Avenue West. In this regard, on March 
and September 21st, the proposal shadows the 
sidewalks along both sides of Avenue Road 
between 9:18 a.m. and 10:18 a.m., continuing 
along just the east side at 11:18 a.m. and 12:18 
p.m., and moving off both sidewalks by 1:18 p.m. 
Shadows will be cast onto the north sidewalk 
of Lawrence Avenue West only after 6:18 p.m. 
Shadowing onto the sidewalks on June 21st is 
generally consistent with March and September 
21st, through the area of sidewalk shadowed at 
each time interval is generally less on June 21st. 
Along both Avenue Road and Lawrence Avenue 
West, shadows resulting from the proposal move 
fairly quickly throughout the day, and a minimum 
of 6 hours of sunlight will be maintained on both 
sides of each street throughout the majority of 
the year. 

Based on the foregoing analysis, it is our opinion 
that the incremental shadow impacts resulting 
from the proposal are minimal and “adequately 
limited” with respect to shadowing on adjacent 
properties and streets in accordance with the 
applicable Official Plan policies, having regard 
for the subject site’s location along an Avenue 
and predominately within the Mixed Use Areas 
designation. 
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• includes appropriately-scaled mid-rise 
buildings that are sited and massed to provide 
adequate light, view and privacy for existing 
buildings and potential future development on 
neighbouring properties;

• maintains sunlight and comfortable wind 
conditions on adjacent public streets and 
open spaces; 

• is compatible with the existing and planned 
context through consideration of building 
height, scale, massing, and setbacks, as well 
as architectural character and expression; 
and

• incorporates improvements to the adjacent 
boulevards and sidewalks including new street 
trees and street furniture along both streets 
and a widened pedestrian realm directly 
adjacent to the intersection.

AVENUE ROAD DESIGN GUIDELINES

Section 4 of the Avenue Road Avenue Study 
sets out a series of design guidelines intended 
to assist in the design and evaluation of 
development proposals within the study area. 
While the proposal does not strictly adhere to all 
of the recommendations set out in this section 
of the Avenue Study, it is our opinion that the 
proposal does have consideration for the intent 
of many of these guidelines as set out below. 

Guideline 4.1.1: Building Orientation and Layout 
recognizes that the orientation of buildings 
and overall site layout are key considerations to 
enhancing the existing character of the street. 
This is to be achieved by relating buildings to the 
street and to pedestrian activities, integrating 
landscaping and green spaces and providing a 
range of setbacks.

• The proposed buildings are located along the 
adjacent street frontages, framing the streets 
and allowing for a continuous street edge 
to be developed should adjacent properties 
redevelop;

• Appropriate setbacks have been provided at 
grade to ensure that a wider pedestrian realm, 
of a minimum 7.0 metres along all public street 
frontages, can be accommodated; 

5.5 Urban Design 
In our opinion, the proposed development 
conforms with the applicable built form and urban 
design policies of the Official Plan, including 
Policies 3.1.1(16), 3.1.1(19), 3.1.2(1), 3.1.2(2), 3.1.2(3), 
3.1.2(4), 3.1.2(5) and 4.5(2). In particular, the 
proposal:

• incorporates a new publicly accessible private 
street that has an 18.5 metre right-of-way 
designed to the standards of a public street, 
provides frontage and pedestrian access for 
at-grade residential dwelling units and divides 
the site into smaller development blocks, while 
improving the visibility and prominence of the 
Douglas Greenbelt natural feature; 

• features a new publicly accessible open space 
adjacent to the Douglas Greenbelt that will 
alleviate the pressure on the natural heritage 
feature by providing well-designed open 
space for residents of the subject site and 
surrounding community; 

• defines the street edge along both public 
street frontages and the proposed private 
street frontage, with design features that 
give prominence to the intersection of Avenue 
Road and Lawrence Avenue West;

• locates main building entrances, including 
entrances to retail space, ground floor 
townhouse-style units and residential 
lobbies, in areas that are either directly 
accessible from the adjacent public sidewalks 
or accessible from the sidewalks along the 
proposed private road;

• incorporates active retail uses on the ground 
level which will animate the public realm and 
create a strong presence along the street;

• locates servicing and loading internally within 
the proposed buildings with access from the 
proposed private road;

• consolidates the number of curb cuts across 
public sidewalks from 7 existing to 2 proposed; 

• provides the majority of parking in an 
underground parking structure, with only 
limited surface parking provided as parallel 
spots in a layby area along the private road;
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• While the division of the proposed ground floor 
retail spaces into small units has not yet been 
illustrated to ensure future leasing flexibility, 
vertical and horizontal architectural elements 
(such as projecting canopies and contrasting 
vertical pillars) have been incorporated to 
break up the ground floor glazing and provide 
façade variation and articulation generally 
consistent with the traditional narrow 
storefronts seen along other portions of the 
Avenue Road commercial corridor;

• The only blank façade in the proposal is 
located along the portion of the east façade 
of Building B nearest Lawrence Avenue West 
which is not set back from the east property 
line. This blank façade has been provided 
to preserve the development potential of 
the adjacent property and incorporates 
a decorative patterning to provide visual 
articulation in the interim condition;

• Building B appropriately responds to its 
location at the corner of a prominent 
intersection through an architectural 
expression that includes an angled base 
structure which provides an increased public 
realm adjacent to the intersection, and by 
incorporating windows and entrances along 
both street façades; and

• The proposed private road and various 
pedestrian pathways provided through the 
subject site connect with existing public 
sidewalks and will expand the established 
pedestrian network, while providing well-
designs ‘breaks’ in the proposed building 
massing.

• The proposed private road and pedestrian 
pathways provide for publicly-accessible 
mid-block connections, enhancing pedestrian 
circulation and the permeability of the subject 
site; and 

• Façade recesses along the west façades of 
both Buildings A and B provide visual interest 
as well as opportunities for formal and 
informal spaces, and seating areas.

Guideline 4.1.2: Building Heights & Massing 
recommends a context sensitive approach 
to height and massing that respects existing 
built form and aids in the creation of a vibrant 
streetscape.

• For Building B, a stepback has been provided 
at the top of the second storey, while a change 
in façade design and materiality has been 
utilized in both proposed buildings to ensure 
a clear 2-storey datum line; and

• Stepping at the upper storeys of Building B 
has been incorporated to minimize the overall 
building mass and the tallest heights proposed 
for the subject site, while also providing 
opportunities for useable outdoor space.

• The unique context of the subject site, 
specifically it’s significant separation from 
nearby residential neighbourhoods via the 
Douglas Greenbelt, allows for additional height 
to be accommodated while still achieving the 
intent of this guideline.

Guideline 4.1.3: Building Façade Articulation 
states that a well-designed building will add visual 
interest to a street and respond to the existing 
streetscape conditions through its architectural 
expression. The expression of public or active 
uses can be achieved through expansive glazing 
and multiple entrances to add visual interest and 
to improve functionality and legibility of retail 
uses.

• Both proposed buildings incorporate a 
continuous retail edge at-grade along Avenue 
Road, with ground floor retail space that is 
directly accessible from the public sidewalk;
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• The only surface parking included in the 
proposal is provided as parallel lay-by spaces 
along the south side of the east-west portion 
of the new private road. While visible from 
the adjacent public realm, these spaces will 
further the perception of the new private road 
as a publicly accessible space.

Guideline 4.3: Streetscaping and Landscaping 
recommends public realm improvements to the 
appearance and functionality of Avenue Road and 
to better serve the needs of pedestrians, while 
contributing to a more animated and vibrant 
streetscape. 

• As determined by City staff, a road widening 
of 0.4 metres has been provided along the 
entirety of the subject site’s Avenue Road 
frontage, with a building setback along this 
new property line of 2.0 metres for Building A 
and between 2.9 and 9.5 metres for Building 
B. The combined result of the widening and 
building setbacks is a public realm along 
Avenue Road that ranges between 7.0 metres 
and 13.2 metres, as measured between the 
existing curb and the proposed buildings;

• A greater public realm along Lawrence Avenue 
West has also been provided through a 
combination of a road widening and building 
setbacks. This public realm now achieves a 
minimum width of 7.75 metres;

• New street trees are proposed along both 
adjacent public streets, as well as along 
portions of the new private road where 
achievable. Based on the conditions of the 
locations where trees are proposed, they 
have been accommodated either at-grade in 
pavement or within raised planters in order to 
achieve required soil volumes; and

• The proposed publicly accessible open space 
will be visible from the adjacent public realm 
along Avenue Road and will enhance the 
availability of greenspace in the community, 
while providing necessary protections to the 
adjacent Douglas Greenbelt lands.   

Guideline 4.1.4: Building Materials & Design 
encourages the use of high quality and durable 
building materials to promote the feeling of 
permanence and quality construction, with 
materials that respond to the design and style of 
the proposed building.

• The proposal incorporates a variety of 
building materials to appropriately distinguish 
the various elements and uses of each of the 
proposal buildings. Glazing and red brick are 
utilized on the lower level commercial areas, 
while lighter materials are utilized on the 
upper storeys to minimize the perception of 
height and mass along the streetscape; and

• The south façade along Lawrence Avenue 
West transitions from a high percentage 
of glazing adjacent to the intersection, to a 
more opaque design where the ground floor 
townhouse style units are proposed. 

Guideline 4.1.5: Sustainable Building Design 
provides that new developments should 
incorporate the City of Toronto’s Green 
Development Standards calling for the integration 
of environmental sustainability principles from 
the early design phase through to implementation.

• The proposal has been designed in 
conformation with Tier 1 of the City’s latest 
Toronto Green Standard Version 3.

Guideline 4.2: Vehicular Movement: Parking & 
Access provides that the guiding principal for the 
Avenue Road Study Area should be to develop a 
fine-grain of buildings with a continuous street 
wall to foster a pedestrian-oriented character. 
In order to establish this more urban character, 
surface parking should be limited and located 
at the rear of buildings. It also recognizes 
the appropriate vehicular access to new 
developments will be especially important in the 
Avenue Road Study Area as traffic is seen as an 
on-going problem by area residents.

• As the subject site fronts onto two major 
public roads, vehicular access to the site is 
provided through the proposed new private 
road;

• Loading spaces and ramps to the underground 
parking levels are entirely enclosed within the 
proposed buildings, with access provided off 
of the new private road, in locations where 
garage doors will not be visible from the 
adjacent public streets; and
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Performance Standard #4A: Front Façade – 
Angular Plane recommends that the building 
envelope should allow for a minimum of 5 hours of 
sunlight onto the Avenues sidewalks from March 
21st to September 21st. 

• Along Avenue Road, Building A does not 
strictly adhere to the 45-degree angular plane 
set out in the Mid-Rise Building Guidelines, 
whereas Building B does conform to this 
standard. Notwithstanding, due to the narrow 
frontage of Building A along Avenue Road, as 
well as the stepping proposed for Building B, 
the proposal in keeping with (and exceeding) 
the intent with this guideline the collective 
proposal allows for a minimum of 6 hours of 
sunlight onto the sidewalks along both sides 
of Avenue Road and Lawrence Avenue West 
between the spring and fall equinoxes.  

Performance Standard #4B: Front Façade – 
Pedestrian Perception Stepback calls for a 
building stepback on a street with a right-of-way 
width of between 20 metres and 36 metres, but 
allows for consideration of the existing context 
and established streetwall heights. 

• Building A does not incorporate a pedestrian 
perception stepback but rather achieves 
the intent of this performance standard by 
utilizing varying façade materials to create a 
break in the building massing and to mitigate 
the perception of height at the upper storeys.

• Above Level 2 Building B incorporates a 
significant stepback (between 5.3 and 11.6 
metres) along the Avenue Road frontage and 
a stepback of 2.3 metres along the Lawrence 
Avenue West frontage. Additional stepbacks 
are provided at each level above Level 11 to 
reduce the perception of these additional 
storeys.

MID-RISE BUILDING GUIDELINES

Although the site is not strictly subject to the Mid-
Rise Building Guidelines as it is within the study 
area of a Council-approved Avenue Study, the 
performance standards set out in the Mid-Rise 
Guidelines have been used as a base to inform 
some of the key built form and urban design 
aspects of the proposal. In our opinion, the design 
of the proposal is generally in keeping with the 
applicable guidelines as described below. 

Performance Standard #1: Maximum Allowable 
Height recommends that the maximum allowable 
height of buildings on the Avenues will be no 
taller than the width of the Avenue right-of-way, 
up to a maximum mid-rise height of 11 storeys 
(36 metres). Additionally, the 2016 Addendum to 
the Guidelines clarifies Performance Standard 
#1, noting that the performance standards do not 
imply an as-of-right height, and that the maximum 
allowable height is determined by the existing and 
planned context and building envelope controls 
coming from the relevant zoning, guidelines or 
heritage considerations. 

• The proposed Building A has a height of 10 
storeys (34.8 metres excluding the mechanical 
penthouse), while the proposed Building B has 
a height of 13 storeys (46.6 metres excluding 
the mechanical penthouse). While exceeding 
the width of the adjacent streets (including the 
Avenue along Avenue Road), it is our opinion 
that the height of the proposed buildings is 
appropriate given the width and depth of the 
subject site and the context of the proposed 
buildings in which additional heights allows 
prominence to be given the corner.  

Performance Standard #3: Minimum Ground Floor 
Height recommends that the minimum height of 
the ground floor should be 4.5 metres to facilitate 
retail uses at grade. 

• The proposal incorporates a ground floor 
height of 7.5 metres for both buildings in order  
to accommodate the planned retail uses, 
which exceeds the minimum recommended 
height. 
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Performance Standard #5A: Rear Transition to 
Neighbourhoods (Deep Sites) recommends a 
minimum setback of 7.5 metres to the building 
face and a 45-degree angular plane from the 
property line to abutting Neighbourhoods, Parks, 
Open Space Areas, and Natural Areas. 

• A portion of the rear of the subject site abuts 
the Douglas Greenbelt which is designated 
Parks. Along this portion of the rear property 
line a minimum setback of approximately 19.1 
metres has been provided, in accordance with 
the long-term stable slope line and the 10.0 
metre required setback. An angular plane has 
not been applied to the facades facing the 
Douglas Greenbelt, as existing significant tree 
coverage prevents any overlook concerns and 
the resulting shadows have been adequately 
limited as set out in section 5.4. 

Performance Standard #6: Corner Sites – Heights 
& Angular Planes states that, on corner sites, the 
front angular plane and heights that apply to the 
Avenue frontage will also apply to the secondary 
street frontage.

• This performance standard was intended for 
development sites where the secondary street 
frontage is of an equal or lesser width than 
the Avenue frontage. It provides an exception 
for key locations, including where two major 
Avenues intersect. In these cases, the widest 
right-of-way width is to be used to determine 
the stepbacks and heights that apply to both 
frontages. While Lawrence Avenue West is not 
an identified Avenue in the Official Plan, it is 
our opinion that this exception is relevant for 
the subject site as it is located at a key location 
where an Avenue intersects a major road. The 
design of the proposed buildings, including 
stepbacks, takes into consideration the right-
of-way widths of each street frontage while 
giving prominence to the corner.  

Performance Standard #8A: Side Property Line 
– Continuous Street Walls states that mid-rise 
buildings should be built to the side property 
lines, to create continuous façades along the 
Avenues.

• Along Avenue Road, the north façade of 
Building A is setback 5.5 metres from the side 
(north) property line in order to accommodate 
a publicly accessible pedestrian pathway that 
will enhance pedestrian movement through 
the site. While this condition will not result 
in a continuous façade along the Avenue, 
it will allow for both the subject site and 
the adjacent site to the north to redevelop 
independently while achieving a separation 
distance of 11 metres in order to appropriately 
accommodate windows.

• Along Lawrence Avenue West, a portion of 
the east façade of Building B extends to the 
east property line with a zero metre setback 
in order to encourage the development of a 
continuous street wall. A blank wall condition 
along this façade will protect the development 
potential of the adjacent property. The design 
of this façade incorporates a pattern of 
materials in order to provide visual interest.   

Performance Standard #8B: Side Property Line 
– Limiting Blank Side Walls states that blank 
sidewalls should be designed as an architecturally 
finished surface and large expanses of blank 
sidewalls should be avoided.

• As noted above, Building B includes a blank 
side wall condition along the east property 
line up to a height of 13-storeys. This condition 
will be mitigated through the incorporation of 
a variety of façade materials that complement 
the architectural character of the main 
façades and will provide visual interest in the 
interim.
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Performance Standard #8C: Side Property Line 
– Step-backs at Upper Storeys states that there 
should be breaks at upper storeys between 
new and existing mid-rise buildings, providing 
sky views and increased sunlight access to the 
sidewalk. This can be achieved through side step-
backs at the upper storeys.

• The proposed Building A does not incorporate 
side stepbacks at the upper storeys, but 
maintains the intent of this performance 
standard due to the narrow width of the 
building abutting the street frontage, and by 
the incorporation of a setback at grade to the 
side (north) property line, which will ensure 
adequate sky views should the adjacent 
property redevelop; and

• While Building B similarly does not incorporate 
side stepbacks at the upper storeys, Levels 11 
to 13 are terraced such that the increasingly 
small floorplates at these levels would not 
have an unacceptable impact on sky views 
and would not result in a wide shadow being 
cast on the adjacent sidewalks along either 
Avenue Road or Lawrence Avenue West. 

Performance Standard #12: Balconies & 
Projections states that balconies and other 
projecting building elements should not 
negatively impact the public realm or prevent 
adherence to other performance standards. 

• While projecting balconies are proposed for 
Levels 3 to 10 of Building A, these balconies 
are generally provided on only the north and 
south facades. As such they are not expected 
to impact the adjacent public realm along 
Avenue Road; and

• Building B does not incorporate any projecting 
balconies due to the availability of terrace 
space and the opportunity for inset balconies 
along the undulating facades. 

Roof & Roofscapes (Performance Standard 
#13): mechanical penthouses may exceed the 
maximum height limit of 5.0 metres but may not 
penetrate any angular planes.

• The proposal meets the intent guideline by 
providing mechanical penthouses on each 
proposed building that are limited to 4.0 
metres in height. 

Performance Standard #15: Facade Design and 
Articulation recommends that mid-rise buildings 
be designed to support the public and commercial 
function of the Avenue through well-articulated 
and appropriately scaled facades. 

• The proposed buildings each incorporate 
a well-designed façade along the adjacent 
public street frontages that includes a high 
percentage of glazing on the ground floor, and 
a mix of building materials that differentiate 
the ground floor (and second floor in the case 
of Building B) from the base levels, and the 
base levels from the uppermost levels. 

Performance Standard #16A: Vehicular Access 
recommends that vehicular access to on-site 
parking, loading and servicing facilities be 
provided from local streets and rear lanes, not 
from the Avenue. 

• Loading and servicing facilities will be 
accessed from the proposed private road 
which connects to both Avenue Road and 
Lawrence Avenue West. 

5.6 Natural Heritage
A Scoped Natural Heritage Impact Study was 
prepared by Dillon Consulting for the subject 
site and adjacent lands and builds on the natural 
heritage work that was undertaken for the 
approved development at 250 Lawrence Avenue 
West, as both of these development sites abut 
the Douglas Greenbelt ravine which, as previous 
described, is integrated within the storm system 
of the Bedford Glen condominium complex. As 
the area of the Douglas Greenbelt is designated 
as part of the City’s Natural Heritage System 
(“NHS”), an evaluation of the proposal’s potential 
impacts on the NHS was required in accordance 
with Official Plan Policies 3.4(3) and 3.4(13), as 
well as the provincial policy framework. 

Through background review and field 
investigations, it was determined that the 
majority of the area studied is densely urban, with 
a woodland area along the northeastern extent 
(the Douglas Greenbelt lands) typified as forest. 
The majority of tree cover within the woodland is 
non-native invasive species, with some Eastern 
Cottonwood and American Basswood. The 
woodland exhibits a fairly uniform community 
structure and canopy coverage, given the intense 
anthropogenic influence and inter-species 
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competition. The treed area provides marginal 
ecological and hydrological functions at the 
landscape and site scales. 

The proposed development will require the 
removal of Street Trees from municipal rights-
of-way adjacent to the subject site; however, 
there will be no removals within woodlands of the 
Douglas Greenbelt ravine. Based on the proposal, 
potential impacts may include temporary 
disturbance to potential wildlife habitat and 
potential species at risk habitat, erosion and 
sedimentation, as well as diversion of surface 
water flows. 

These impacts will be avoided or minimized 
by implementing the mitigation, restoration, 
and management measures described in this 
report. As such, a Landscape Plan has been 
developed for the proposed development, which 
will compensate tree removals and assist in 
preventing anthropogenic disturbance and the 
spread of non-native, invasive species. To ensure 
maintenance of existing surface water run-off 
patterns, a Functional Servicing and Stormwater 
Management Report has also been prepared 
(see Section 5.8) to maintain existing surface 
water runoff patterns. In addition, an Erosion 
and Sediment Control Plan and a dewatering plan 
will be developed at the detailed design stage to 
ensure the natural features located in proximity 
to the proposal are not adversely affected as 
a result of construction activities. Lastly, an 
Environmental Monitoring Plan is recommended 
during construction to monitor impacts on the 
natural environment and to ensure mitigation 
measures are implemented.

5.7 Transportation 
A Traffic Impact and Parking Study 
(“Transportation Report”) was prepared by BA 
Group Ltd. in order to assess the existing and 
future traffic volumes at key intersections in the 
vicinity of the subject site, document the traffic 
impacts associated with the proposal, review the 
adequacy of the proposed loading and parking 
supply, and to recommend a Transportation 
Demand Management plan. 

With respect to the transportation context of 
the subject site, the Transportation Report found 
that the subject site is well-served by public 
transit, including the Toronto Transit Commission 
(TTC) bus routes. Many of these routes operate 7 
days a week and connect to higher-order transit 
services, including Lawrence and Lawrence West 
Stations (Line 1). Furthermore, a review of travel 
characteristics information provided by the 2016 
Transportation Tomorrow Survey indicated that 
a significant proportion of home-based travel 
in the surrounding area is undertaken using 
sustainable (i.e. transit, walk and / or cycle) 
means of transportation.  Approximately 40% and 
30% of all home-based and retail trips are made 
using transit, walking, or cycling, respectively.

Within this context, travel demand forecasting 
was utilized to determine that existing vehicle 
trips generated by the subject site are in the 
order of 185, 175, and 415 two-way trips during 
the weekday morning, afternoon, and Saturday 
peak hour periods, respectively. In the proposed 
condition, trip generation rates were established 
for the subject site based on a review of proxy 
data for residential mixed-use developments 
in the vicinity with similar size and transit 
characteristics. The result was a trip forecast of 
in the order of 65, 70, and 55 two-way residential 
vehicle trips during the weekday morning, 
afternoon peak hour, and Saturday peak hour 
periods, respectively. In terms of non-residential 
related traffic volumes, these were forecasted 
based on the application of a trip generation rate 
applied on a per occupied parking space basis.  In 
total, the subject site is forecast to generate in 
the order of 10, 50, and 50 two-way retail vehicle 
trips during the weekday morning, afternoon 
peak hour, and Saturday peak hour periods, 
respectively.
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The operations of nearby intersections were 
analysed based on the existing, future, and 
future total conditions (future total including the 
forecasted trips set out above). The intersection 
of Avenue Road and Lawrence Avenue West was 
found to operate at overall v/c ratios of 0.89, 
0.89, and 0.94 during the AM, PM, and Saturday 
peak hours respectively in the existing condition, 
increasing to overall v/c ratios of 0.91, 0.92 and 
0.94 during the AM, PM, and Saturday peak hours 
respectively in the future background condition. 
Under future total conditions, the intersection 
was found to operate at overall v/c ratios of 0.91, 
0.95, and 0.97 during the AM, PM, and Saturday 
peak hours respectively. Overall, it is expected 
that traffic associated with the proposed 
development can be suitably accommodated at 
this intersection with minimal capacity impacts.

Under existing conditions, the signalized 
intersection at Avenue Road and Woburn Avenue 
was found to operate at overall v/c ratios of 
0.55, 0.53, and 0.52 during the AM, PM, and 
Saturday peak hours respectively. Under future 
total conditions, the intersection will operate at 
overall v/c ratios of 0.57, 0.54, and 0.54 during the 
AM, PM, and Saturday peak hours respectively.  
Overall, it is expected that traffic associated 
with the proposed development can be suitably 
accommodated at this intersection with minimal 
capacity impacts.

Area unsignalized intersections currently operate 
under a level of service (“LOS”) E or better during 
weekday peak and under LOS D under Saturday 
peak hours.  These intersections will continue to 
operate under at that level of service or better in 
the future total condition. Similarly, the existing 
and proposed site driveways are expected to 
operate with a LOS D or better under future total 
conditions.

With respect to the proposed parking, the 
Transportation Report noted that, with a total 
of 387 resident parking spaces proposed for the 
development within the underground garage, 
the proposed effective resident parking supply 
is 0.85 spaces per unit. This proposed resident 
supply meets the minimum requirements 
outlined in the City of Toronto By-law 569-
2013, Policy Area. In addition, the 68 residential 
visitor parking spaces and 150 retail parking 
spaces provided for the development, meets and 
exceeds the requirements of City of Toronto By-
law 569-2013, Policy Area 4. In terms of loading 
spaces, the Transportation Report found that 
the design arrangements and loading supply of 
the proposed loading facilities are functional 
and will appropriately support the proposed 
development.

In terms of bicycle parking, the proposed 
development incorporates a total of 364 
bicycle parking spaces (including 310 long term 
occupant, 32 short term occupant, 7 long term 
visitor, and 15 short term visitor spaces), which 
meets the minimum supply requirements of 
the By-Law 569-2013 and the overall supply 
requirements of the Toronto Green Standards 
(Zone 2 – Tier 1, Version 3.0). This supply of 
bicycle parking will support the Transportation 
Demand Management (“TDM”) plan prepared as 
part of the Transportation Report, which aims to 
reduce the overall reliance on single-occupant 
vehicles while promoting the use of more active 
and sustainable modes of transportation. Other 
components of the TDM Plan include providing an 
appropriate but reduced parking supply, where 
appropriate in comparison to the Zoning By-law 
requirements; providing information to residents 
and tenants regarding the bicycle, cycling 
and transit infrastructure in the vicinity of the 
subject site in marketing and welcome packages; 
and, providing real life transit information to 
residents. 

The Transportation Report concludes that the 
proposed development as planned is, based upon 
the above, appropriate from a transportation 
perspective.
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5.8 Servicing 
A Functional Servicing and Stormwater 
Management Report (“Servicing Report”) was 
prepared by The Odan/Detech Group Inc. in order 
to evaluate the serviceability of the subject 
site with respect to sanitary waste water, water 
and storm water management (“SWM”) and is 
intended to implement the City of Toronto’s SWM 
requirements and Wet Weather Flow Management 
Guidelines (“WWFMG”). Overall, the Servicing 
Report concludes that the proposal is serviceable 
utilizing existing sanitary, storm and watermain 
infrastructure within and adjacent to the subject 
site, and that SWM can be accommodated with 
on-site storage. 

WATER DISTRIBUTION

With respect to water service, the Servicing 
Report notes that there are currently five 
watermains within the rights-of-way bordering 
the subject site. It is proposed to service each 
of the buildings in the proposal with a 200mm 
fire service connected to the 300mm watermain 
beneath Avenue Road, each with a branch 150mm 
domestic water service. 

Hydrant flow tests were conducted on the two 
local watermains bordering the site, and it was 
determined that the flow rate available in the Avenue 
Road watermain is significantly greater than the 
required fire flow to serve the proposal. Therefore 
the existing 300mm watermain was deemed to be 
adequate for the proposed development and no 
offsite improvements were recommended.

SANITARY

Separated sanitary sewers are located along 
both Avenue Road and Lawrence Avenue West 
adjacent to the subject site. In accordance with 
the City’s policies, the proposal will be serviced 
by two respective sanitary service connections 
– one for each building. These separate 300mm 
sanitary service connections will connect to the 
existing 300mm sanitary sewer beneath Avenue 
Road. Consideration to the pre-development and 
post-development operation of the capacity of 
downstream sanitary sewers was undertaken as 
part of the Servicing Report. This review found 
that the receiving downstream sanitary sewer 
will have capacity to receive sanitary flows from 
the proposal and that no infrastructure updates 
are required. 

STORM DRAINAGE & STORMWATER 
MANAGEMENT

In accordance with the storm water criteria set 
out in the City’s WWFMG for quantity control, 
post-development peak flow for the proposal up 
to the 100-year storm event will be controlled 
to the allowable release rate. It is proposed for 
stormwater from the proposed buildings to drain 
via separate stormwater management controls 
and storm sewer connections to the 400 mm 
and 525mm storm sewer beneath Avenue Road. 
The publicly accessible open space will drain by 
overland flow into the Douglas Greenbelt ravine. 

The proposed storm drainage plan was analysed 
using an HGL Profile Plot which found that SWM 
controls have been functionally designed to 
comply with the WWFMG quantity controls and 
with due consideration for existing surcharging 
in the receiving storm sewer. It also found that 
the provision of the proposed SWM quantity 
controls would significantly reduce impacts on 
the existing storm sewers and the risk of surface 
flooding. 

In terms of water balance criteria, approximately 
39 cubic metres of the stormwater will be retained 
on site in the post-development condition and 
reused within 72- hours of a 5mm rainfall event. 
Various alternatives by which this water balance 
target might be achieved include an infiltration 
gallery, irrigation and greywater reuse. 

With respect to SWM quality controls, stormwater 
filters are proposed which will be certified to 
provide 80% Total Suspended Solids Removal. 
Detail on these filters will be provided at the 
detailed design stage. Each of the proposed 
buildings will have a separate stormwater filter. 

GROUNDWATER DISCHARGE

Based on the Hydrogeological Assessment 
undertaken by Golder Associated Ltd., 
groundwater from the proposal will be discharged 
to municipal sanitary sewers on a permanent 
basis, because groundwater will enter the future 
foundation drains. In addition, groundwater will 
be discharged to municipal sanitary sewers on 
a temporary basis, during construction. A future 
application will be made to Toronto Water for the 
planned permanent and temporary groundwater 
discharge. 
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5.9 Community Services & 
Facilities

A Community Services and Facilities Study 
(“CS&F Study”) was prepared by Bousfields Inc. 
in order to provide a review of the key community 
services and facilities that are available to 
residents in the vicinity of the subject site, and 
to identify any service gaps based on current 
capacities, neighbourhood demographics and 
taking into account nearby development activity. 
Key services include publicly funded schools, 
child care facilities, public libraries, community 
recreation centres and human services. The CS&F 
Study is provided in its entirety in Appendix B to 
this report.

A review of development applications in the 
study area indicated that there were 15 active 
or recently approved development applications 
as of March 2020. he estimated population 
generated from these developments is 
approximately 5,581 persons (based on the 
proposed unit types). The majority of these 
applications have been approved or are under 
construction. Of the 15 developments, Section 
37 contributions had been formally secured 
for 4 projects. Common community benefits 
included social housing units (in the case of the 
Lawrence Heights redevelopment), and monetary 
contributions for improvements to local schools, 
parks, streetscapes (public realm) and child care 
facilities.

In terms of school accommodation, the TDSB 
elementary school serving the subject site is 
operating below capacity, while the public middle 
school is operating above capacity. There are two 
public secondary school that serve the subject 
site; one is operating well above capacity, and 
the other is operating near capacity. There is one 
Catholic elementary school serving the subject 
site which is operating over capacity. Similarly, all 
of Catholic secondary schools serving the subject 
site were reportedly oversubscribed. Based on 
current enrolment numbers, it appears that there 
may be some challenges in accommodating 
the students generated from the proposal (18 
public elementary, 9 public secondary, 8 Catholic 
elementary and 3 Catholic secondary) at local 
schools. 

There are a total of 25 childcare facilities (2,162 
spaces) within the study area, nine of which 
provide subsidized spaces when available. A total 
of 118 vacant spaces were reported as of February 
2020. The proposal is expected to produce an 
estimated 50 children requiring childcare. Based 
on the current vacancies, there is sufficient 
capacity in existing centres to accommodate this 
proposal, subject to age and care requirements. 
Notwithstanding, it is understood that there is 
increasing pressure on the childcare system 
across the City, and the development activity in 
the study area may result in a childcare shortage 
in this area in the future. 

There are three public libraries within the 
study area, including two neighbourhood and 
one district branch. Each of these branches 
offer computer workstations and large print 
collections, and each offers a variety of recurring 
programs and classes. 

The study area contains three public recreation 
facilities, which offer a wide variety of arts, 
athletics and swimming programming for 
residents of all ages. Of these facilities, the 
Lawrence Heights Community Centre has been 
identified for revitalization, including the existing 
outdoor pool.

There are at least 12 human service operators 
providing service to residents within the Study 
area, some of which serve the community from 
multiple locations. These organizations offer 
a mix of employment services, family support 
resources, housing supports and continuing 
education programming.
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Overall, the CS&F Study found that the study area 
contains a broad range of community services 
and facilities from all of the key service sectors 
that were surveyed. With an estimated future 
population of approximately 793 residents, 
it is reasonable to expect that the proposed 
development on the subject site will increase the 
need for these services within the study area. 
However, it was our opinion that the majority of 
the service sectors surveyed in this report will 
be able to readily accommodate this additional 
need, with the exception of some local schools, 
which are already oversubscribed. In this respect, 
further consultation with the TDSB and TCDSB will 
be required as the proposal progresses through 
the development application review process. It 
is noted that the proposal, if approved, will be 
required to contribute to education development 
charges, which may help to alleviate some of the 
existing and potential future pressure on local 
schools. 

Furthermore, as there are identified library and 
recreation facility capital projects in the study 
area, we recommended that these sectors be 
considered for any Section 37 (or Community 
Benefits) financial contributions resulting from 
future approval the proposal.

5.10 Housing Issues
A Housing Issues Report was prepared by 
Bousfields Inc. to analyse the proposed 
development with respect to the Official Plan’s 
housing policies relating to rental housing. As 
there are 15 existing rental dwelling units within 
the low-rise apartment building at 284 Lawrence 
Avenue West and all of these units will removed 
as part of the proposal, the Housing Issues 
Report provides an overview and analysis of 
these dwelling units, the current rental rates and 
the proposed rental replacement strategy. The 
Housing Issues Report is provided in its entirety 
in Appendix A to this report.

An analysis of the May 2020 rent roll for the 
existing rental units determined that all 11 of the 
units are currently leased at affordable rents 
and 4 are currently leased at mid-range rents. As 
such, Official Plan Policy 3.2.1.6(b) applies to the 
proposal. The policy requires the replacement 
of existing rental units with “at least the same 
number, size and type” of rental housing units. 
As the proposed Building B contains 15 rental 
replacement units with consistent units types 
and similar unit sizes to the existing rental units, 
the Housing Issues Report finds that the proposal 
conforms with Policy 3.2.1.6(b). Furthermore, 
the report states that the owner intends to 
develop a tenant relocation and assistance plan 
in discussion with the City and in consultation 
with existing tenants, and in a manner that 
achieves the minimum Residential Tenancies Act 
requirements. 

The Housing Issues Report concludes that the 
proposal is consistent with the PPS and conforms 
to the Growth Plan policies regarding housing, as 
well as the policies in Section 3.2.1 in the Toronto 
Official Plan.
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intensification on this prominent underutilized 
site, contributing to the achievement of a 
complete community. 

The existing zoning applying to the subject site 
is outdated and predates the current provincial 
policy framework. In our opinion, the requested 
official plan and zoning by-law amendments are 
consistent with the PPS and conforms with the 
Growth Plan, in particular the policies promoting 
the efficient use of land and infrastructure and 
intensification in proximity to “frequent transit”. 

From a built form and urban design perspective, 
the proposal conforms with the built form 
policies set out in Sections 3.1.2 and 4.5 of the 
Official Plan, as it is contextually appropriate and 
reinforces the existing and evolving mainstreet 
character along Avenue Road and contributes 
to the mid-rise built form cluster along this 
portion of Lawrence Avenue West. The proposal 
incorporates a well-designed architectural 
response to the site’s prominent location at a 
major intersection and along an Avenue, and 
immediately adjacent to a natural heritage 
feature. The proposal will mark an important 
gateway into the Avenue Road commercial 
corridor, while significantly improving the public 
realm along both Avenue Road and Lawrence 
Avenue West. In our opinion, the proposal has 
appropriate regard to the performance standards 
set out in the Mid-Rise Building Guidelines and the 
design guidelines resulting from the Avenue Road 
Avenue Study, while appropriately responding to 
its surrounding context.

In summary, it is our opinion that the proposal 
results in an appropriate and desirable use of the 
subject site and represents good planning and 
urban design. As such, we recommend approval 
of the requested official plan and zoning by-law 
amendments. 

For the reasons set out in this report, it is our 
opinion that the applicable planning framework 
is supportive of intensification on the subject 
site, given its location along an Avenue, at the 
intersection of two major roads, and along 
a corridor with frequent transit service. The 
proposed residential and retail and service uses 
on the subject site, along with new publicly 
accessible open space and a new publicly 
accessible private road, will contribute to the 
ongoing evolution of the Avenue Road commercial 
corridor into a vibrant, destination, mixed-use 
community. 

This report concludes that the proposed 
development, and specifically the requested 
official plan and zoning by-law amendments, 
are in keeping with the planning and urban 
design framework set out in the Provincial Policy 
Statement, the Growth Plan for the Greater Golden 
Horseshoe and the City of Toronto Official Plan, 
as well as the applicable urban design guidelines, 
including those resulting from the Avenue Road 
Avenue Study. 

From a land use planning perspective, the 
subject site is well-suited for mid-rise mixed-use 
development, given its location along an Avenue, 
and along a major arterial that is served by 
“frequent transit” as defined by the Growth Plan. 
The proposed development will contribute to the 
achievement of numerous policy directions that 
promote intensification and a range of housing 
choices within built-up areas, particularly in 
locations such as this that are well served by 
municipal infrastructure including public transit. 
Furthermore, the proposal conforms with the 
policy directions set out for the Mixed Use Areas 
designation of the Official Plan, specifically those 
that identify these areas as being intended to 
absorb most of the anticipated increase in retail, 
office and service employment in Toronto in the 
coming decades, as well as much of the new 
housing. With respect to the redesignation of 
284 Lawrence Avenue West, it is our finding that 
the context of this property differs so greatly 
from the broader neighbourhood context, that 
a designation to Mixed Use Areas would more 
appropriately reflect both the existing and future 
context of this property. Ultimately, the proposal 
results in appropriate and desirable mixed-use 
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[ 1 . 0 ]
I N T R O D U C T I O N

This Housing Issues Report has been prepared 
in support of an application by First Capital 
REIT (the “owner”) to amend the City of Toronto 
Official Plan, City-wide Zoning By-law 569-2013, 
as amended, and former City of North York Zoning 
By-law 7625, as amended, in order to permit the 
redevelopment of a 1.1 hectare land assembly 
located at the northeast corner of the Lawrence 
Avenue West and Avenue Road intersection (the 
“subject site”) (see Figure A1, Aerial Photograph).   

The subject site is an assembly of seven parcels 
which are currently occupied by seven low-
rise buildings and substantial surface parking 
areas. While the majority of the buildings on 
the subject site contain only non-residential 
uses (including retail, service commercial and 
office uses, among others), the existing building 
at 284 Lawrence Avenue West) is a 2.5-storey 
residential apartment building containing 15 
rental residential dwelling units. 

The owner is proposing to redevelop the subject 
site with two mid-rise mixed-use buildings, a 
publicly accessible private road, and a publicly 
accessible open space (the “proposal”). Overall 
41,971.6 square metres of gross floor area (“GFA”) 
is proposed, including 4,680.0 square metres 
of retail and serice space and 455 residential 
dwelling units. Of the proposed dwelling units, 15 
will be rental units to replace those that currently 
exist on the subject site.

Section 111 of the City of Toronto Act gives the City 
authority to protect rental housing in the City. In 
accordance with the provisions of that Section, 
the City of Toronto prohibits the demolition and 
conversion of any rental housing on properties 
that contain six or more rental units, unless a 
permit has been issued under Chapter 667 of 
the Municipal Code. As the proposal will result 
in the demolition of all 15 existing rental units on 
the subject site, a Request for Rental Demolition 
and Conversion application under Section 111 
of the City of Toronto Act is being submitted 
concurrently with the Official Plan amendment 
and rezoning application for the subject site.

Additional housing policies are set out in the 
City of Toronto Official Plan (the “Official Plan”) 
which apply to the proposal. This includes Policy 
3.2.1(6) which applies when new development 
would have the effect of removing all or part of 
a private building(s) resulting in the lot of six or 
more rental units. 

The purpose of this Housing Issues Report is 
to provide information regarding the existing 
rental units on the subject site and to evaluate 
the proposal against Section 111 of the City of 
Toronto Act and the Official Plan housing policies. 
In our opinion, the proposal meets the applicable 
requirements.
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A2

As noted, the subject site is an assembly of seven 
parcels of land, located at the northeast corner of 
Avenue Road and Lawrence Avenue West. These 
parcels are currently developed as follows:

• 284 Lawrence Avenue West contains a 
3-storey residential rental apartment building 
which is well set back from the Lawrence 
Avenue West right-of-way and includes 
garden space at the front of the building and 
a surface parking lot at the rear. 

• 288 Lawrence Avenue West contains a 
2-storey commercial building that is occupied 
by a travel agency (Carlson Wagonlit). This 
building is built close to the street, with a 
driveway along the east side that provides 
access to a small surface parking area. A 
billboard is located on the roof of the building. 

• 290 Lawrence Avenue West contains a 
2-storey brick building that is currently 
occupied by a private school that provides 
English language instruction (Canadian 
Language Learning College). The building is 
set back from the street to accommodate a 
pedestrian access ramp, and contains a small 
parking structure at the rear with space for 6 
vehicles in two tiers. 

• 1507 Avenue Road contains a one-storey 
commercial plaza adjacent to the intersection 
of Lawrence Avenue West and Avenue Road. 
The plaza is set back from both streets, 
with surface parking between the building 
and Avenue Road and a small patio space 
between the building and Lawrence Avenue 
West. The plaza is currently occupied by a 
café (Starbucks), and a restaurant (Fancy 
Franks). A double billboard is located on the 
roof of the plaza.
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• 1525 Avenue Road contains a 1.5-storey 
converted single detached dwelling that is 
currently occupied by a  veterinary clinic 
(McGilvray Veterinary Hospital). Surface 
parking is provided between the building and 
the street, and at the rear of the property. 

• 1537 Avenue Road contains a 2-storey 
commercial building with a car wash on the 
south side of the building (Avenue Road Car 
Wash) and a restaurant with outdoor patio 
on the north side (Maker Pizza Avenue). 
Two vehicle entrances to the carwash are 
provided from Avenue Road, and a driveway 
on the south end of the property provides 
access to a large surface parking area at the 
rear of the building. The restaurant entrance 
is located along the north side of the building 
with access from the driveway of the property 
to the immediate north. 

• 1539-1545 Avenue Road contains a 2-storey 
commercial building that is occupied by an 
independent grocery store (Pusateri’s Fine 
Foods). The building is set close to the street, 
with entrances provided from Avenue Road 
and from the driveway along the south end of 
the property. This driveway provides access 
to a large surface parking area at the rear of 
the building. 

The focus of this report will be 284 Lawrence 
Avenue West as this is the only building within 
the subject site that contains residential uses 
– specifically, 15 rental dwelling units located 
on the basement, first and second floors of the 
building (see Figures A2 to A4, Existing Building 
Floor Plans).

The existing rental residential units on the subject 
site include three (3) bachelor units, nine (9) one-
bedroom units and three (3) two-bedroom units. 
Each unit contains private kitchen and bathroom 
faciltiies, with a common laundry room located 
on the basement level (containing one washing 
machine and one dryer). Access to each unit is 
provided via a central corridor on each level, 
which connects to access stairwells located near 
the front and rear of the building. At the main 
level, the front stairwell provides a connection to 
a pedestrian walkway to Lawrence Avenue West, 
while the rear stairwell is provides an emergency 
exit, as well as a closer connection to the interior 
and exterior parking spaces at the rear of the 
building. 

In terms of parking, there are seven (7) internal 
parking spaces avaliable for tenants to rent, 
including five (5) of the building which are 
located in a separate garage spaces acccessed 
via overhead doors, and two (2) in a common 
garage space along the east side of the building. 
A driveway along the east property line provides 
vehicular access to these garages, as well as 
a small outdoor parking area at the rear of the 
building which contains approximately 5 parking 
spaces. According to building management, 10 of 
the 11 total parking spaces on the property are 
currently rented to tenants. Some tenants have 
the cost of these spaces included in their base 
rent, while others pay additional fees for access 
to these spaces. 

Greater detail on the subject site and its 
surroundings is included in our Planning and 
Urban Design Rationale (submitted under the 
same cover).



A4

Figure A2 - Existing Basement Level Plan

Figure A3 - Existing Main Level Plan

Figure A4 - Existing Second Level Plan
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The proposal contemplates the phased demolition 
of all existing buildings on the subject site and 
the construction of two new mid-rise, mixed-use 
buildings served by a publicly accessible private 
road, and a publicly accessible open space (see 
Figure A5, Site Plan). The proposed buildings 
include a 10-storey building on the north end of 
the subject site (“Building A”) and a 13-storey 
building on the south end of the subject site 
adjacent to the intersection of Lawrence Avenue 
West and Avenue Road (“Building B”). The private 
road includes an east-west component which is 
aligned with Glengarry Avenue on the west side 
of Avenue Road and runs between Buildings A 
and B. Near the east side of the site, the road 
turns southwards, travelling underneath the 
cantilevered upper storeys of Building B, and 
connects with Lawrence Avenue West. The 
publicly accessible open space fronts onto the 
north-south component on the private road and 
is directly adjacent to the Douglas Greenbelt and 
associated top of bank setback. 

Collectively, the proposal includes 41,971.6 
square metres of gross floor area (“GFA”), 
including 4,680.0 square metres of commercial 
and retail space and 455 residential dwelling 
units. The resulting floor space index (“FSI”) is 
approximately 3.78 times the gross area of the 
site. 

Of the 455 residential dwelling units proposed, 
a mix of bachelor units (3 units or 0.7%),one-
bedroom units (298 or 65.5%), two-bedroom 
units (107 or 23.5%), and three-bedroom units (47 
or 10.3%) are proposed. This unit mix includes 15 
rental replacement units which are provided on 
Level 2 of Building B and are consistent in type 
and similar in size to the existing rental units 

located at 284 Lawrence Avenue West (see Figure 
A6, Building B Level 2 Plan). Rental replacement 
units, as with all units in the building, will feature 
in-suite laundry facilities and air-conditioning.

For Building B, where the rental replacement 
units are proposed, the primary residential 
entrance and lobby is located at the southeast 
corner, with direct access to Lawrence Avenue 
West. Access to the rental replacement units 
is provided through this common entrance. 
Amenity space within Building B includes indoor 
amenity rooms on Floor 2, as well as indoor and 
outdoor amenity areas on Level 3. Tenants of 
the rental replacement units will have the same 
access to these amenity areas as all residents of 
the building. 

A total of 605 vehicular parking spaces are 
proposed to serve both Buildings A and B within 
a common three-level underground garage 
accessed from the private road. Of the parking 
spaces, 387 will be for residents, and 218 will 
be for shared between non-residential users 
and residential visitors to the site. A total of 481 
bicycle parking spaces are proposed, including  
25 spaces for the non-residential component (10 
long term and 15 short term), and 456 spaces for 
the residential component (410 long term and 46 
short term).

Further details with respect to the proposal 
description are included in our Planning and 
Urban Design Rationale (submitted under the 
same cover).
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Figure A5 - Site Plan
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This Housing Issues Report outlines the 
applicable housing policies that apply to the 
proposal. Further policy detail is included in our 
Planning and Urban Design Rationale report.  

4.1 Provincial Policies
The 2020 Provincial Policy Statement (the “PPS”) 
provides overall policy direction on matters of 
provincial interest relating to land use planning 
and development. The PPS is intended to 
promote efficient development and land use 
patterns to support strong communities, to 
protect the environment and public health and 
safety, and promote a strong economy. With 
respect to housing, includes specific directions 
with respect to providing an appropriate range 
and mix of housing options and densities to meet 
projected market-based and affordable housing 
needs of current and future residents.  Relevant 
policies include: 

• permitting and facilitating all housing options 
required to meet the social, health, economic 
and well-being requirements of current and 
future residents, and all types of residential 
intensification, including additional 
residential units, and redevelopment in 
accordance with Policy 1.1.3.3;

• directing the development of new housing 
towards locations where appropriate levels 
of infrastructure and public service facilities 
are or will be available to support current and 
projected needs;

• promoting densities for new housing which 
efficiently use land, resources, infrastructure 
and public service facilities, and support the 
use of active transportation and transit in 
areas where it exists or is to be developed; 

• requiring transit-supportive development 
and prioritizing intensification in proximity to 
transit, including corridors and stations; and

• establishing development standards for 
residential intensification, redevelopment 
and new residential development which 
minimize the cost of housing and facilitate 
compact form, while maintaining appropriate 
levels of public health and safety.

A Place to Growth: Growth Plan for the Greater 
Golden Horseshoe (the “Growth Plan”) came into 
effect on May 16, 2019 and any municipal decisions 
made after this date will need to conform with 
this new Growth Plan. The Subject Site is within 
a “strategic growth area” as defined by the 
Growth Plan (i.e. a focus for accommodating 
intensification and higher-density mixed uses in 
a more compact built form), as it is located along 
Avenue Road and Lawrence Avenue West, both 
of which are major arterial roads. In addition, 
Lawrence Avenue West is currently served with 
“frequent transit” bus service. The Growth Plan 
defines “frequent transit” as a public transit 
service that runs at least every 15 minutes in 
both directions throughout the day and into the 
evening every day of the week.
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Furthermore, the subject site is located along 
Avenue Road, which is identified as a Avenue 
as identified on Urban Structure Map 2. Policy 
2.2.3(1) provides that the reurbanization of 
Avenues will be achieved through the preparation 
of “Avenue Studies” for particular segments of 
designated Avenues. In this regard, the Official 
Plan notes that there is no “one size fits all” 
program for reurbanizing the Avenues and that 
the priorities for future Avenue Studies will be 
Avenues characterized by one or two storey 
commercial buildings, vacant and underutilized 
lands and large areas of surface parking. As set 
out in Section 4.6 of this report, an Avenue Study 
for Avenue Road north of Lawrence Avenue West 
was completed in 2008 and adopted by Toronto 
City Council in October 2009.

Section 3.2.1 of the Official Plan sets out the 
Housing policies.  The Official Plan recognizes 
that adequate and affordable housing is a basic 
requirement for everyone, and that the City’s 
quality of life, economic competitiveness, social 
cohesion, balance and diversity depend on it. 
As such, this section contains specific policies 
which are intended to guide decision making 
when a particular kind of housing, whether it 
by type, tenure or level of affordability, is not 
sufficiently supplied by the market to meet 
demand or maintain diversity in the housing 
stock. The introductory text to section 3.2.1 
goes on to provide areas of focus for housing 
policies, including stimulating the production 
of new private sector rental housing supply and 
preserving the existing stock of rental housing. 

Section 2.2.6 of the Growth Plan sets out 
the housing policies. Policy 2.2.6(1) requires 
municipalities to develop a housing strategy 
that, among other matters, supports the 
achievement of the minimum intensification and 
density targets in the Growth Plan and identifies 
a diverse range and mix of housing options and 
densities to meet projected needs of current and 
future residents. Notwithstanding Policy 1.4.1 of 
the PPS, Policy 2.2.6(2) states that, in preparing 
a housing strategy, municipalities will support 
the achievement of complete communities by: 
planning to accommodate forecasted growth; 
planning to achieve the minimum intensification 
and density targets; considering the range and 
mix of housing options and densities of the 
existing housing stock; and planning to diversify 
the overall housing stock across the municipality. 

In accordance with Policy 2.2.6(3), municipalities 
are to consider using available tools to require 
that multi-unit residential developments 
incorporate a mix of unit sizes to accommodate 
a diverse range of household sizes and incomes.

 

4.2 City of Toronto 
Official  Plan

With respect to the City of Toronto Official Plan, 
the majority of the subject site is designated 
Mixed Use Areas on Land Use Map 17, with the 
exception of the property at 284 Lawrence Avenue 
West which is designated Neighbourhoods. As 
such, the owner is submitting an application 
for an Official Plan amendment to redesignate 
284 Lawrence Avenue West, so that a consisted 
designated of Mixed Use Areas will apply to the 
entirety of the subject site.   The policies set 
out in Section 4.5 of the Official Plan recognize 
that Mixed Use Areas will absorb most of the 
anticipated increase in retail, office and service 
employment in Toronto in the coming decade, as 
well as much of the new housing. Development 
proposals in Mixed Use Areas are subject to a 
series of development criteria set out in Policy 
4.5(2). 



A9HOUSING ISSUES REPORT 
284-290 LAWRENCE AVENUE WEST AND 1507-1545 AVENUE ROAD

The Official Plan policies relevant to the subject 
site and the proposal are as follows:

• Policy 3.2.1(1) provides that a full range 
of housing in terms of form, tenure and 
affordability will be provided to meet the 
current and future needs of residents. A 
full range of housing includes: ownership 
and rental housing, affordable and mid-
range rental and ownership housing, social 
housing, shared and/or congregate-living 
housing arrangements, supportive housing, 
emergency and transitional housing for 
homeless people and at-risk groups, housing 
that meets the needs of people with physical 
disabilities and housing that makes more 
efficient use of the existing housing stock.  

• Policy 3.2.1(2) indicates that the existing 
housing stock will be maintained and 
replenished. New housing supply will be 
encouraged through intensification and infill 
that is consistent with the Official Plan.

• Policy 3.2.1(6) provides that new development 
that would have the effect of removing all or 
part of a private building or related group 
of buildings, and would result in the loss of 
six or more rental housing units will not be 
approved unless: 

a. all of the rental housing units have rents that exceed 
mid-range rents at the time of the application; or

b. in cases where planning approvals other than site 
plan are sought, the following are secured:

i. at least the same number, size and type 
of rental housing units are replaced and 
maintained with rents similar to those in effect 
at the time the redevelopment application is 
made;

ii. or a period of at least 10 years, rents for 
replacement units will be the rent at first 
occupancy increased annually by not more 
than the Provincial Rent Increase Guideline 
or a similar guideline as Council may approve 
from time to time; and

iii. an acceptable tenant relocation and 
assistance plan addressing the right to return 
to occupy one of the replacement units at 
similar rents, the provision of alternative 
accommodation at similar rents, and other 
assistance to lessen hardship; or

c. in Council’s opinion, the supply and availability of 
rental housing in the City has returned to a healthy 
state and is able to meet the housing requirements 
of current and future residents, based on a number 
of factors. 

As discussed in detail in Section 5.0 of this report, 
it is our opinion that the proposal conforms to the 
applicable Official Plan housing policies.
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4.3 Zoning
The subject site is generally subject to both Zoning 
By-law 7625 of the former City of North York and 
the new City-wide Zoning By-law 569-2013. The 
one exception is the property at 290 Lawrence 
Avenue West, which is not included in Zoning By-
law 569-2013 and is therefore considered to be 
in a “hole”. Zoning By-law 569-2013 was enacted 
on May 9, 2013 and was subsequently appealed in 
its entirety to the Local Planning Appeal Tribunal 
(“LPAT”). Most of the City-wide appeals have since 
been resolved and the majority of the remaining 
appeals are site-specific; accordingly, Zoning By-
law 569-2013 is in force except for those sections 
that are still under appeal at the LPAT. 

C I T Y- W I D E  Z O N I N G  B Y- L A W 
N O .  5 6 9 - 2 0 1 3

The City-wide Zoning By-law 569-2013 zones 
the majority of the subject site CR 3.0 (c2.0; 
r.2.8) SS2 (x1543), with a height limit of 16.5 
metres or 5-storeys, plus allowance for a 5 metre 
mechanical penthouse. The majority of the 
subject site is also subject to Policy Area 4 with 
respect to parking requirements. The exceptions 
to this are the property at 290 Lawrence Avenue 
West which is not zoned under Zoning By-law 
569-2013, and the property at 284 Lawrence 
Avenue West which is zoned RM (f21.0; a835; 
d1.0) with a maximum lot coverage of 35 percent.

The CR (Commercial Residential) zone permits a 
wide range of residential and non-residential uses 
including dwelling units in apartment buildings, 
mixed use buildings and townhouses, as well 
as retail stores, service shops and offices. The 
zoning permits a maximum gross floor area of 2.0 
times the area of the lot for non-residential uses 
and 2.8 times the area of the lot for residential 
uses (collectively limited to 3.0 times the area of 
the lot). 

The RM (Residential Multiple) zone permits 
residential dwelling units in a variety of forms, 
including detached and semi-detached houses, 
duplexes, triplexes, fourplexes, and apartment 
building, and limited non-residential uses. A 
minimum lot frontage of 21.0 metres is required, 
along with a minimum lot area of 835 square 
metres. The maximum permitted height is 10.0 
metres for a detached or semi-detached house 
or 12.0 metres for any other building or structure. 
The maximum permitted floor space index is 1.0 
times the area of the lot. The required minimum 
yard setbacks are 6.0 metres for the front yard, 
7.5 metres for the rear yard and between 1.2 and 
2.4 metres for the side yards depending on the 
building type. 

C I T Y  O F  N O R T H  Y O R K  Z O N I N G 
B Y- L A W  N O .  7 6 2 5

Under the former City of North York Zoning By-
law 7625, the subject site is primarily zoned 
C4(12), with the property at 284 Lawrence Avenue 
West being zoned RM5.

The C4 (Mixed Use Commercial) zone permits a 
wide range of residential and non-residential 
uses, including apartment buildings, retail stores 
and service shops, restaurants and offices.  
The RM5 (Apartment Zone – Fifth Density) 
zone permits residential uses in a variety of 
forms, including apartment house dwellings, 
multiple attached dwellings, duplex and double 
duplex dwellings and single and semi-detached 
dwellings. The zoning provisions associated with 
this zone are generally consistent with those of 
the RM zone described above, with the exception 
of the maximum permitted building height being 
11.5 metres and increased front and side yard 
setbacks of 7.5 and 3.5 metres respectively. 



[ 5 . 0 ]
A N A L Y S I S  A N D  O P I N I O N

A11HOUSING ISSUES REPORT 
284-290 LAWRENCE AVENUE WEST AND 1507-1545 AVENUE ROAD

5.1 General Analysis
The proposal is consistent with the PPS and 
conforms to the policies of the Growth Plan and 
the Official Plan, as it provides a range of unit 
sizes at a density that is compatible with the 
surrounding neighbourhood, as articulated in 
the Planning & Urban Design Rationale report. 
Additionally, the proposal will add to the overall 
stock of housing in the City. The 1 to 1 rental 
replacement included in the proposal ensures 
there will be no net loss of rental units in the 
neighbourhood.

The proposal conforms to Section 3.2.1 of the 
Official Plan as it will contribute to a range 
of housing in terms of both form and tenure. 
Although the redevelopment will remove all of the 
existing rental units on the subject site through 
the renovation of the building at 284 Lawrence 
Avenue West, it is our opinion that the proposal is 
in keeping with Policy 3.2.1(2), as the new building 
will include both rental replacement units (15 
units) as well as 440 new residential units, 
thereby maintaining and replenishing housing 
stock in the City. As none of the existing rental 
units will be kept in the new development, Policy 
3.2.1(5) does not apply. Further analysis on the 
proposal’s conformity with Policy 3.2.1(6) is set 
out below. 

5.2 Analysis of Policy 
3.2.1(6)

P O L I C Y  3 . 2 .1 ( 6 ) ( A ) :  A N A LY S I S 
O F  U N I T  A F F O R D A B I L I T Y 

As noted in Section 4 of this report, Policy 3.2.1(6)
(a) provides that new development that would 
have the effect of removing all or a part of a 
private building or related group of buildings 
and would result in the loss of six or more rental 
housing units, will not be approved unless all of 
the rental housing units have rents that exceed 
mid-range rents at the time of the application.

The Official Plan defines “affordable rents” 
as housing where the total monthly shelter 
cost (gross monthly rent including utilities but 
excluding parking and cable television charges) is 
at or below one times the average City of Toronto 
rent, by unit type, as reported annually by the 
Canada Mortgage and Housing Corporation. 
“Mid-range rents” is housing where the total 
monthly shelter costs exceed affordable rents 
but fall below one and one-half times the average 
City of Toronto rent. “High-end rent” is housing 
where the total month shelter cost exceeds the 
mid-range threshold. The 2020 average rent 
thresholds for multiple dwellings by unit type are 
included in Table A1. 

Table A1 - 2020 Average Rent Thresholds

Unit Type
Affordable 
Rent

Mid-Range 
Rent

Bachelor apartment  $    1,148.00  $    1,721.00 

1-bedroom apartment  $    1,374.00  $    2,060.00 

2-bedroom apartment  $    1,591.00  $    2,386.00 

3-bedroom apartment  $    1,759.00  $    2,638.00 
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A unit affordability analysis for the existing 
rental units on the subject site is set out in a 
separate confidential enclosure. This analysis is 
based on the May 2020 rent roll for these units 
(also included in the confidential enclosure). 
With respect to utilities, the owner has advised 
that gas and water are included within the base 
rent amount for all of the existing units, whereas 
hydro (electricity) costs are paid separately by 
each tenant directly to the utility provider. 

As gross monthly rent is to be inclusive of all 
utility costs, the building manager has provided 
an range of hydro costs per unit type based on 
communications with tenants, the averages of 
which have been applied to all units. This hydro 
cost estimate (and applied averages) is as follows:

• Bachelor Hydro Cost: $24-$40 (average $33)

• One-Bedroom Hydro Cost: $50-$60 (average 
$55)

• Two-Bedroom Hydro Cost: $45-$75 (average 
$60)

In addition, gross monthly rent is to be exclusive 
of any additional costs beyond utilities, such as 
parking. The fees paid for parking space access 
were provided by the building manager and have 
been deducted from the actual rent paid, as 
represented on the May 2020 rent roll. Generally, 
tenants have paid an additional $50 per month 
per space above their base rent for access to 
parking. Where a second parking space is desired, 
the price increases to $100 per space. 

A summary of the affordability analysis is set 
out in Table A2 below. Overall, 11 of the existing 
rental units are leased at affordable rents and 4 
are leased at mid-range rents.

Table A2 -  Summary of Rents at 284 Lawrence Avenue West (May 2020)

Unit Type Affordable Mid-Range High End

Bachelor apartment 1 2 0

1-bedroom apartment 8 1 0

2-bedroom apartment 2 1 0

TOTAL 11 4 0
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Agreement and the Section 111 Agreement, these 
replacement units will be secured as rental for 20 
years and maintained at similar rent levels that 
closely approximate the existing rental units for 
10 years. Any replacement unit vacated and re-
rented within the 10 years of the date of initial 
occupancy would have an initial rent equal to the 
greater of the last rent charged for that unit or 
the then-current rent threshold. 

The replacement units are proposed to be located 
on Level 2 of the proposed Building B and are the 
same type and generally consistent with the size 
of the existing units. A summary of the proposed 
rental replacement units is been included in 
Table A3 below.  

As set out in Section 4 of this report, Official 
Plan Policy 3.2.1(6)(b) requires the replacement 
of “at least same number, size and type of rental 
housing units”. As illustrated in Table A3, the 
proposal complies with this requirement.

P O L I C Y  3 . 2 .1 ( 6 ) ( B ) :  R E N TA L 
R E P L A C E M E N T

Where new development will result in the loss 
of six or more rental housing units that are 
available at affordable or mid-range rents at the 
time of application, and in cases where planning 
approvals other than site plan are sought, Policy 
3.2.1(6)(b)(i) requires the replacement of existing 
rental units with “at least the same number, size 
and type” of rental housing units.  Policy 3.2.1(6)
(b)(i) and (ii) go on to establish requirements 
in terms of rents for the replacement rental 
units. In this regard, it requires the rents for 
the replacement units to be “similar to those in 
effect at the time the redevelopment application 
is made” and that, for a period of at least 10 years, 
the rents be increased annually “by no more than 
the Provincial Rent Increase Guideline or a similar 
guideline as Council may approved from time to 
time”. It is our understanding that a one-time 
rent increase of 4% for new construction would 
also apply. 

The owner is committed to replacing all existing 
rental units that will be removed as part of the 
proposal. Based on the May 2020 rent rolls, 
15 rental replacement units are required.  It 
is intended that through the Section 37 

Table A3 - Comparison of Existing and Proposed Rental Replacement Units 

Existing Units Replacement Units

Unit Type # Units Average Size Unit Type # Units Average Size

 Bachelor 3 33.6 square metres Bachelor 3 35.1 square metres

1-bedroom 9 57.2 square metres 2-bedroom 9 58.4 square metres

2-bedroom 3 78.0 square metres 3-bedroom 3 79.5 square metres
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T E N A N T  R E L O C AT I O N  A N D 
A S S I S TA N C E

Policy 3.2.1(6)(b) also requires an acceptable 
tenant relocation and assistance plan, 
addressing the right to return to occupy one 
of the replacement units at “similar rents”, 
the provision of alternative accommodation at 
“similar rents” and “other assistance to lessen 
hardship”. No specific terms are set out for the 
tenant relocation and assistance plan and it is 
understood that such terms are intended to be 
negotiated on a development-by-development 
basis.

The Residential Tenancies Act, 2006 requires 
that, if notice of termination of tenancy is given 
for the purposes of termination where the 
landlord requires possession of the rental unit in 
order to demolish it, the date of termination shall 
be at least 120 days from the day on which the 
notice is given. If a tenancy is terminated for the 
purpose of the demolition, the Act requires that 
the landlord shall either: 

• Compensate a tenant in an amount equal to 
three (3) months rent; OR

• Offer the tenant another rental unit 
acceptable to the tenant. 

The owner intends to develop a tenant relocation 
and assistance plan in negotiation with the City, 
and in consultation with existing tenants, in a 
manner that achieves, at a minimum, the RTA 
requirements. 

Section 111 of the City of Toronto Act prohibits 
the demolition or conversion of any rental 
housing unit on properties that contain six or 
more related units unless a permit has been 
issued under Chapter 667 of the Municipal Code. 
Accordingly, a permit to remove the 15 existing 
rental units will be applied for through a Rental 
Demolition and Conversion Application Form. 
We understand that this application will proceed 
through a process that is delegated to City staff.
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It is our opinion that the proposal incorporates 
a rental replacement element that is consistent 
with the PPS and conforms to the policies of the 
Growth Plan regarding housing. The proposal 
maintains the intent of the City of Toronto Official 
Plan, specifically the policies of Section 3.2, in 
particular, Policy 3.2.1.6(b). In this regard, the 
proposed development will replace the existing 
rental units with the same number of similarly 
sized units with rents at consistent rent levels 
(i.e. affordable and mid-range).  Additionally, the 
rental replacements units will be higher quality 
than those that currently exist on the subject 
site, with new finishes and appliances. The owner 
intends to have ongoing discussions with the 
City and the existing tenants in order to secure 
an appropriate tenant relocation and assistance 
plan.  

Based on the foregoing, it is our opinion that the 
application for rental housing demolition and 
conversion in accordance with Chapter 667 of 
the Municipal Code is appropriate and desirable 
and is consistent with Section 111 of the City of 
Toronto Act and, accordingly, should be approved.
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1.1 Overview
This Community Services and Facilities (CS&F) Study was prepared by 
Bousfields Inc. to provide a review of the community services and facilities 
that are available to residents in the vicinity of 284-290 Lawrence Avenue 
West and 1507-1545 Avenue Road, in the City of Toronto (the “subject site”).  
Key services include publicly funded schools, child care facilities, libraries, 
parks, community recreation centres, and human service organizations.

The subject site is currently development with six low-rise commercial 
buildings and one low-rise residential apartment building. First Capital 
REIT, the owner of the subject site, has proposed the comprehensive 
redevelopment of this site with two mid-rise, mixed-use buildings, a 
publicly accessible private road, and a publicly accessible open space (the 
“proposal”). The proposed buildings collectively contain 455 residential 
dwelling units and approximately 4,680 square metres of commercial retail 
space. The proposed unit mix includes 3 bachelor units, 298 one-bedroom 
units, 107 two-bedroom units and 47 three-bedroom units. This CS&F 
Study has been prepared in support of the official plan and zoning by-law 
amendment application that is being submitted to permit the Proposal. 

The purpose of this Study is to identify the range of existing CS&F resources 
that are available within the Study area, as defined in Section 1.2 below, to 
evaluate the ability of these resources to accommodate growth, to identify 
any existing priorities and to determine the demands for new services 
resulting from the development proposal for the subject site.

1.2 Study area
The study area, as provided by staff in the City’s Strategic Initiatives, Policy 
& Analysis (“SIPA”) section, is defined by Highway 401 / Wilson Avenue to 
the north, Allen Road to the west, Glencairn Avenue to the south, and Yonge 
Street to the East (Figure A1). This study area is considered an approximation 
of the general distance residents may be willing to travel for services.

1.3 Methodology
This  CS&F Study includes an inventory of key publicly funded services and 
facilities, including schools, child care facilities, community centres, and 
libraries, as well as details on other organizations that provide services to 
the public including human (social) services. This information has been 
collected from a variety of sources including the City of Toronto’s website  
and other online resources. Data on enrolment, capacity, service boundaries 
and types of programs has been included where available. Direct outreach 
to representatives of key sectors, including schools and child care facilities, 
has been completed in order to ensure up-to-date and accurate information.  
In accordance with the Scope of Work provided by SIPA staff, a demographic 
profile is not required for this CS&F Study. However, a brief demographic 
overview is provided in Section 1.4 below.
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1.4 Demographic Overview
The subject site is located within the Bedford Park-Nortown Neighbourhood 
as defined by the City of Toronto. Based on the Neighbourhood Profile for 
this neighbourhood, as prepared by the City’s Social Development, Finance 
and Administration department, the following demographic characteristics 
have been identified. 

The population of the Bedford Park-Nortown neighbourhood grew by 
approximately 0.2 percent between 2011 and 2016. According to 2016 Census 
data, the neighbourhood was comprised of 20 percent Children (0-14 years), 
14 percent Youth (15-24 years), 49 percent Working Age (25-64 years), and 17 
percent  Seniors (aged 65 or more). 

In terms of housing in 2016, approximately 77 percent of Bedford Park-
Nortown residents lived in ground-related housing (defined as private 
dwellings that are not in high-rise apartment buildings), while approximately 
30 percent of residents lived in renter household. In addition, the average 
household size in the Bedford Park-Nortown neighbourhood in 2016 was 
2.69 persons per household, which was higher than the City of Toronto as 
a whole.
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The following is an inventory of the community facilities and service agencies 
within or directly adjacent to the study area that are available to current 
and future residents of the subject site and surrounding area. Descriptions 
of the type of services and programs offered at different organizations or 
facilities are provided. Additional seasonal programs or services beyond 
what has been listed may be offered, but were not published at the time this 
report was prepared. 

A map identifying the location of each CS&F detailed in the following 
subsections is provided at the end of the Study.

2.1 Schools
Table A1 outlines the capacity, enrolment and utilization rates for schools 
within the catchment areas for the Toronto District School Board (TDSB) 
and the  Toronto Catholic District School Board (TCDSB). Contact with the 
School Boards was made in February 2020. In addition to school data, staff 
provided the yield factor/ pupil yield figures for the proposed development 
based on a total of 455 units. 

Table B1 - TDSB and TCDSB Capacity and Enrolment  

Capacity
Full-Time

Enrolment

Utilization 

Rate
Portables

Public Elementary Schools

John Wanless Junior Public School (JK-6)

245 Fairlawn Avenue
778 674 87% 0

Glenview Senior Public School (7-8)

401 Rosewell Avenue
619 713 115% 0

TOTAL 1,397 1,387 99% 0

Public Secondary Schools

Lawrence Park Collegiate Institute (9-12)

125 Chatsworth Drive
882 1184 134% 0

Northern Secondary School (9-12)

851 Mount Pleasant Road
1,794 1,712 95% 0

TOTAL 2,676 2,896 108% 0

Catholic Elementary Schools

Blessed Sacrament Catholic School (JK-8)

24 Bedford Park Avenue
510 568 111.4% 0

TOTAL 510 568 111.4% 0

Catholic Secondary Schools

Marshall McLuhan Catholic Secondary School (9-12)

1107 Avenue Road
969 1,089 112.4% 0

Dante Alighieri Academy (9-12)

60 Playfair Avenue
651 865 132.9% 20

Loretto Abbey Catholic Secondary School (9-12)

101 Mason Boulevard (female only school)
480 898 187.1% 0

Chaminade College School (9-12)

490 Queens Drive (male only school)
531 906 170.6% 5

TOTAL 2,631 3,758 142.8% 25
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There is one public elementary school and one senior public elementary 
school serving the subject site. Based on October 2019 enrolment data, these 
schools are operating with utilization rates of 87 percent and 115 percent, 
respectively. As a result, it is unlikely that the senior public elementary 
school could accomodate any additional students.

In terms of public secondary schools, Lawrence Park Collegiate Institute was 
oversubscribed as of October 2019 with a utilization rate of 134 percent, and 
may not be able to accommodate additional students. However, Northern 
Secondary School which reported a utilization rate of 95 percent, may be 
able to accommodate additional students. 

There is one Catholic elementary school serving the subject site which, 
based on 2018-2019 enrolment data, is operating over capacity with a 
utilization rate of 111.4 percent. As a result, this school may not be able 
to accommodate additional students that may result from the proposed 
development. 

Similarly, all of Catholic secondary schools serving the subject site were 
reportedly oversubscribed during the 2018-2019 school year and can likely 

not accomodate any additional students.

2 . 1 . 1  P U P I L  Y I E L D

Pupil Yield of Proposed Development - TDSB

Elementary:   18 pupils  (figure supplied by TDSB)

Secondary: 9  pupils  (figure supplied by TDSB)

Based on the pupil yield factors provided by the TDSB, the projected 18 
elementary students may be able to be accommodated at John Wanless 
Junior Public School as it is currently operating below capacity with a 
utilization rate of 87 percent. However, if any of these students are in grades  
7 or 8, they may not be able to be accommodated as Glenview Senior Public 
School is operating above capacity with a utilization rate of 115 percent. The 
nine (9) secondary students may be able to be accommodated at Northern 
Secondary School, as there are currently 82 vacancies.

Pupil Yield of Proposed Development - TCDSB

Elementary: 8 pupils  (figure supplied by TCDSB)

Secondary: 3 pupils  (figure supplied by TCDSB)

Based on the pupil yield provided by the TCDSB, the projected eight (8) 
catholic elementary students may not be able to be accommodated at 
Blessed Sacrament  as it is already operating over capacity with a utilization 
rate of 111.4%.  Similarly, the projected three (3) Catholic secondary students 
may not be accomodated at any of the catholic secondary schools serving 
the subject site as they are all operating well above capacity and cannot 
accomodate any additional students. 
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In light of the conclusions drawn from the above analysis, it is important 
to note that it has not been determined if potential students from this 
development will attend the schools listed in Table A1. This level of detail 
will occur later in the application review process, when the TDSB and TCDSB 
determine where prospective students will attend school. As such, the TDSB 
and TCDSB may accommodate students at schools outside of the catchment 
area until adequate funding or spaces become available. Furthermore, 
considering that the enrolment analysis is based off of 2018 -2019 school 
year data, it is possible that by the time the proposed development is fully 
realized, capacity and available student spaces may change from what has 
been reported in this study. 

2.2 Child Care Services
Table A2 provides a listing of City of Toronto child care services within the 
study area, including information regarding enrolment and vacancies.  There 
are currently a total of 25 child care facilities within the study area, nine 
(9) of which provide subsidized spaces if available.  As of February 2020, 
service providers reported 118 vacancies across all age groups. 

Table B2 - Enrolment/Reported Vacancies within Study Area

Facility Enrolment / Reported Vacant
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ABC Academy

18 Melrose Avenue

416-484-0222

N

Capacity 20 33 31 - 84

Vacant 0 0 0 - 0

Alphabet Treehouse

1780 Avenue Road

416-548-7891 x30

N

Capacity 20 45 64 - 129

Vacant 0 0 0 - 0

Armour Heights Child Care Program

148 Wilson Avenue

416-486-6881

Y
Capacity - - 24 86 110

Vacant - - 0 18 18

Avenue Road Nursery

1498 Avenue Road

416-783-2773

Y

Capacity - 45 48 - 93

Vacant - 0 0 - 0

Bais Yaakov Elementary School

15 Saranac Boulevard

416-789-7865

N

Capacity 10 15 72 - 97

Vacant 0 0 0 - 0

Bannockburn School

12 Bannockburn Avenue

416-789-7865

N

Capacity - 45 48 - 93

Vacant - 0 0 - 0
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Facility Enrolment / Reported Vacant
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Baycrest Child Care Centre

145 Baycrest Avenue

416-784-1316

Y

Capacity - 20 48 125 193

Vacant - 0 8 33 41

Children’s Forest Before and After School Club

100 Old Orchard Grove

647-297-3482

N

Capacity - - - 63 63

Vacant - - - 0 0

Dalemount Child Care

101 Englemount Avenue

416-781-9493

Y

Capacity - - 32 81 113

Vacant - - 0 0 0

Fairlawn Preschool

28 Fairlawn Avenue

416-483-8793

N

Capacity - - 32 - 32

Vacant - - 10 - 10

Gan Sameach

585 Glengrove Avenue

416-826-7955

N

Capacity - - 24 - 23

Vacant - - 0 - 0

Gan Shalom Preschool (Op: Chabad On The Avenue)

157 Falkirk Street

416-546-8770

N

Capacity - 30 39 - 69

Vacant - 0 0 - 0

George Brown - Esther Exton Child Care Centre

55 Ameer Avenue

416-785-2420

Y

Capacity 10 15 32 - 57

Vacant 0 0 0 - 0

John Ross Robertson Child Centre

130 Glengrove Avenue W

416-484-4825

N

Capacity - 15 45 35 95

Vacant - 0 23 0 23

John Wanless Child Care*

245 Fairlawn Avenue

416-488-8571

Y

Capacity - - 16 235 251

Vacant - - 0 0 0

Ledbury Park Child Care Program

95 Falkirk Street

416-782-2539

Y

Capacity - - 24 127 151

Vacant - - 0 0 0

North Toronto Early Years Learning Centre - Bedford

11 Bedford Park Avenue

416-544-0133

N

Capacity - 9 39 - 48

Vacant - 0 0 - 0

North Yonge Infant Nursery

27 Melrose Avenue

416-481-8900

N

Capacity 10 15 - - 25

Vacant 5 5 - - 10

North Yonge Preschool

25 Melrosse Avenue

417-481-8900

N

Capacity - - 32 - 32

Vacant - - 7 - 7
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Facility Enrolment / Reported Vacant

F
e

e
 S

u
b

s
id

y
 A

v
a

il
a

b
le

In
fa

n
t 

(0
 t

o
 1

8
 m

o
n

th
s)

To
d

d
le

r 

(1
8

 m
o

n
th

s 
to

 2
.5

 y
e

a
rs

)

P
re

-s
c

h
o

o
l 

(2
.5

 t
o

 5
 y

e
a

rs
)

S
c

h
o

o
l A

g
e

 

(6
 t

o
 1

2
 y

e
a

rs
)

Total

Plasp Blessed Sacrament C.S

24 Bedford Park Avenue

1-888-739-4102

Y

Capacity - - - 114 114

Vacant - - - 12 12

Polsun Education Centre

18 Neptune Drive

416-787-1872

N

Capacity - - 39 - 39

Vacant - - 6 - 6

St. Philip’s Community Preschool

375 Melrose Avenue

416-782-8026

N

Capacity - - 16 - 16

Vacant - - 8 - 8

Temple Sinai Nursery School

210 Wilson Avenue

416-487-3281

N

Capacity - 25 20 - 45

Vacant - 0 6 - 6

Yeshivat Yesodei Hatora

77 Glen Rush Boulevard

416-787-1101 x231

N

Capacity - - 72 - 72

Vacant - - 0 - 0

*Child care facility could not be reached, so zero spaces assumed
Total Capacity 2,162

Total Vacancy 118

In total, the study area contains 118 vacant child care spaces. The 
distributionof the vacant spaces are as as follows:

• 5 infant spaces

• 5 toddler spaces

• 45 pre-school spaces

• 63 school aged spaces

The child care inventory was based on limited contact with facilities within 
the study area. As some child care facilities could not be reached, there 
may be additional vacancies that were not captured within the information 
provided in Table A2.
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2 . 2 . 1  P R O J E C T E D  C H I L D   C A R E  Y I E L D 
It is estimated that the proposed 455 units will generate demand for 
approximately 50 child care spaces. This is based on a residential population 
increase of 797 people (455 units multiplied by the person per unit (ppu) 
rates for the proposed unit mix as set out in Section 3 of this study), of which 
20% (159) would be children, using the proportion of children from the 2016 
Neighbourhood Census Profile for Bedford Park-Nortown (children are aged 
0-14). The projected number of children is then multiplied by the women’s 
labour force participation rate in the Toronto CMA , which was reported at 
63.1% during the most recent census. A further multiplier of 50 percent is 
used to approximate the number of children needing care at a child care 
centre. This is the level of service standard set out by the City’s Children’s 
Services Division and is consistently applied to development applications. 

Given the data found in Table A2 above, the projected number of children 
generated from the proposed development who will require child care (50) 
should be able to be accommodated by the existing facilities within the 
study area, depending on age and care requirements. However, this analysis 
is based on limited contact with the childcare providers. As the number of 
available childcare spaces, and/ or the capacities of the centres reported in 
this CS&F Study may change by the time the proposal has been approved 
and constructed, the actual ability of these facilities to address demand is 
unknown. Further, there may be additional home-based child care services 
offered in the area that would not be captured by this analysis. 

2.3 Public Libraries
There are three public libraries located within the study area.  The services 

and materials offered are outlined below:

A r m o u r  H e i g h t s  N e i g h b o u r h o o d  B r a n c h

The Armour Heights Branch is located at 2140 Avenue Road, at the southwest 
corner of Avenue Road and Wilson Avenue. The branch is open five days a 
week for a total of 40 hours. The branch offers services such as wifi, internet 
access, computer work stations, equipment for persons with disabilities 
and seating for 30. The collections available at the branch are listed below:

• Audiobooks on CD

• Large Print Collection

The Armour Heights Branch does not have any regularly scheduled programs 
that occur on a weekly basis.

According to the Toronto Public Library’s 2017 Annual Report, the Armour 
Heights Branch had 73,163 visits in 2017, which increased 8.6 percent from 
2016. The number of workstation users in the branch also increased to 
11,255 in 2017, a 2.2 percent increase from 2016. The number of open hours 
decreased by 0.4 percent between 2016 and 2017.
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B a r b a r a  F r u m  D i s t r i c t  B r a n c h

The Barbara Frum Branch is located at 20 Covington Road, at the northwest 
corner of Bathurst and Lawrence, one block north of Lawrence Plaza. In 
1991, contsruction of the new Barbara Frum District Branch commenced 
and in 2011, the branch underwent a retrofit of the main floor. The branch is 
open seven days a week for a total of 69 hours. The branch offers a variety 
of services including automated check-in, a book discussion group, express 
checkout, free parking, quiet study rooms, read aloud rooms, a story room, 
and a youth hub. The branch also has a variety of equipment for persons 
with disabilities including, but not limited to, a natural spectrum lamp, a 
page turner, a large print keyboard, and a magnifer. The collections available 
at the branch are listed below:

• Adult Literacy Materials

• Audiobooks on CD

• Large Print Collection (English, French, Hungarian, Russian and Tagalog)

• Medium Print Collection (Chinese and Hebrew)

• Small Print Collection (Spanish)

• Special Collections: Jewish Mosaic

This branch also provides one-on-one tutoring services for basic reading, 
writing and math for English-speaking adults 16 years or older.

According to the Toronto Public Library’s 2017 Annual Report, the Barbara 
Frum Branch had 248,990 visits in 2017, which increased 6.1 percent from 
2016. The number of workstation users in the branch also increased by 9 
percent. The square footage of the library saw a decrease of 25 percent 
between 2016 and 2017.

The Toronto Public Library (TPL) Facilities Master Plan (2019) identified 
the Barbara Frum District Branch as a priority for capital investment. The 
project is Board-Approved but unfunded.

L o c k e  N e i g h b o u r h o o d  B r a n c h

The Locke Branch is located at 3083 Yonge Street, at the southeast corner 
of Yonge Street and Lawrence Avenue East. The branch offers services 
such as internet access, wifi, and computer work stations. The library has 
the capacity to seat up to 81 people and offers equipment for persons with 
disabilities. This branch is also equipped with a meeting room that can 
accomodate up to 30 people. 

The Locke Branch is open six days a week for a total of 62 hours. The branch  
offers a moderate collection of materials including the following:

• Audiobooks on CD

• Large Print Collection

• Medium Collection in French - Children

Some of the programs and classes at the Locke Branch scheduled on a 
weekly or recurring basis in the upcoming months include: the Locke Writers 
Room, Tuesday Night Book Club, and Family Time. 
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According to the Toronto Public Library’s 2017 Annual Report, the Locke 
Branch had 216,365 visits in 2017, which increased 14.3 percent from 2016. 
Despite this, the number of workstation users in the branch decreased to 
46,140 in 2017, a 2.1 percent decrease from 2016. The number of open hours 
increased by 7.9 percent between 2016 and 2017.

2.4 Recreation
There are three (3) publicly funded recreation centres operated by the City 
of Toronto’s Parks and Recreation Division within the study area. It is noted 
that there may be recreation centres operated by non-profit organizations 
serving the study area, however these have not been included in this 
inventory.  

Table B3 - Community Recreation Centres within the Study Area

Location Facilities Services/Programs

Armour Heights Community 

Centre

2140 Avenue Road

Gymnasium

Kitchen

Multipurpose Room

Arts

Fitness

General Interest

Sports

Barbara Frum Community Centre

20 Covington Road

Kitchen

Multipurpose Room

Arts

Camps

Fitness

General Interest

Sports

Lawrence Heights Community 

Centre

5 Replin Road

Computer / Training Room

Fitness / Weight Room

Gymnasium

Kitchen

Lounge

Multipurpose Room

Outdoor Pool

Preschool

Skateboard Area

Arts

Camps

Fitness

General Interest

Sports

Armour Heights Community Centre, located at 2140 Avenue Road, is a 
shared facility with the Toronto Public Library Armour Heights Branch. The 
centre offers a wide range of recreational programs for every age group 
offered weekly. The centre also offers special interest programs and support 
groups. 

Barbara Frum Community Centre is located at 20 Covington Road, and 
is a shared facility with the Barbara Frum Public Library. This is a smaller 
community centre, but it offers a wide range of programs including: arts, 
camps, fitness, general interest, and sports. The centre also offers a drop-in 
basketball program for youth aged 13-16 years old.

Lawrence Heights Community Centre is located at 5 Replin Road across 
the street from the Lawrence West Subway Station. The centre offers a wide 
range of recreational and drop-in programs for all ages including, but not 
limited to: dance, yoga, cooking, computers, and a variety of sports.
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In accordance with the Parks and Recreation Facilities Master Plan, 2019-
2038, the Lawrence Heights Community Centre is identified as requiring 
revitalization or replacement of the existing facility. This includes providing 
a new indoor pool, repurposing the existing outdoor pool, conversion of the 
existing lawn bowling greens to in-demand amenities. 

Given the data found in Table A3, it is evident that the study area offers a range 
of services for those of all ages. Generally speaking, the recreation facilities 
within the study area provide ample opportunities for programs focusing on 
the arts, fitness, swimming, child care, sports, and social development. It 
should be noted that some of the TDSB schools located within the study area 
may permit community groups to rent their facilities (e.g., gymnasiums). In 
light of this, additional programs may be offered at these locations.

2.5 Human Services
Based on the information and mapping available through the United Way and 
City of Toronto, there are at least 12 human service organizations operating 
within the study area; however, it is anticipated that the actual number of 
service organizations operating within the study area is much greater.

Table A4 outlines the name, location, and type of service provided by each 
of these human service organizations (some of which receive municipal and 
provincial funding). 

Table B4 -  Human Services in the Study Area (City of Toronto 211)

Organization Service Description

Addus *

40 Orchard View Boulevard, Suite 213

Addus is a registered non-profit charitable organization that 

provides fun, meaningful, and individualized day supports for 

young adults with developmental disabilities.

ARISE Ministry

101 Wilson Avenue

ARISE Ministry empowers individuals involved in the sex 

trade to reclaim their lives. Through providing outreach, case 

management, and spiritual care, helping relationships are 

established, hope is fostered, and futures are reclaimed.

Bathurst Prince Charles Housing Project 

3270 Bathurst Street

This service povides support to individuals with a variety of 

disabilities who live on their own in apartments.

Canadian Mental Health Association 

(CMHA)

480-700 Lawrence Avenue West

CMHA is a nationwide, charitable organization that promotes 

mental health by providing services and support for individuals 

experiencing mental health issues.

Circle of Care *

4211 Yonge Street, Suite 401

Circle of Care, part of Sinai Health System, is a leading not-

for-profit home care provider for individuals living in the 

Greater Toronto Area. The service helps families maintain their 

independence and live comfortably at home.

Extend-A-Family

3300 Yonge Street, Suite 200

Extend-A-Family strives to help children and youth with 

developmental disabilities by buildig meaningful relationships. 

The service promotes the value of inclusion and belonging.
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Organization Service Description

Leave Out Violence 

3130 Bathurst Street, Suite 202

This organization strives to help youth who have been affected 

by violence either as a victim, perpetrator or a witness. The 

organization helps youth to develop various skills, train 

community leaders, and promote aniti-violence in schools and 

social service agencies.

North York Community Housing (NYCH)

255 Ranee Avenue, Suites 4 and 5

NYCH assists newcomers to Canada with settlement and 

integration into the community. They also support the “positive 

development of families, the promotion of healthy lifestyles, 

and skill-building that leads to employment and personal 

growth.”

Out of the Cold. Meal Programs. Glenview 

Presbyterian Church 

1 Glenview Avenue

It is an interdenominational program to provide 

accommodation, food and other essentials to the homeless 

and disadvantaged in the community. Our church hall is open 

Sunday Evenings from 4 pm-7 pm to receive any who would like 

a warm place, warm welcome and great meal.

Salvation Army, Community and Family 

Services *

1 Lord Seaton Road

This service is open to people with low income within the 

catchment area. It has a food bank, emergency material 

assistance including clothing and household items, a monthly 

luncheon for seniors, and a community kitchen.

Toronto Employment and Social Services

700 Lawrence Avenue West, Suite 300 - East 

Tower

Provides financial benefits through Ontario Works, employment 

and social supports to residents of Toronto.

Unison Health and Community Services

12 Flemington Road

Unison Health and Community Services provides free, 

confidential and non-judgemental programs and services to 

people of all ages, cultures and backgrounds.

* Service located outside of study area

As shown in  Table A4 above, there are a wide variety of human services 
available within the study area. With regard to the type of services provided, 
organizations are in place to provide emergency services for matters such as 
a lack of shelter and a lack of food, assault and sexual assault. Services also 
exist for intermediate matters such as long term behavioral and emotional 
matters, and counseling.  Finally, there are a number of services geared 
specifically to advancement and self-improvement including mentorships 
for youth.

The services offered not only consider a diversity of needs, as discussed 
above, but also a diversity of people. Some of these organizations focus on 
low income and homeless groups, while other organizations focus on specific 
demographics including youth, seniors, men, women, and individuals with 
physical and mental disabilities.
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[3.0] 
NEARBY DEVELOPMENT 

ACTIVITY



B18

To further understand the context of the study area, this report looked 
at residential development applications and approvals surrounding the 
subject site. The properties that are listed in Table A5, fell within/adjacent 
to the study area shown in Figure A1. As of March 2020, there are 15 recently 
proposed or approved developments within the study area. The table below 
illustrates key aspects of these developments. 

Table B5 - Surrounding Development Applications

Address Status Section 37 GFA (sq.m.) Tenure
Unit 

Count
Unit Mix

Estimated 

Population

2795-2801 Bathurst Street Rezoning LPAT 

Approved

T.B.C. 14,490 Rental 150 1B - 79 

2B - 56 

3+B - 15

275

595 Lawrence Avenue West Rezoning & SPA 

Under Review

-- 2,266 Freehold 9 3+B - 9 28

579 Lawrence Avenue West Rezoning LPAT 

Approved

SPA  Under Review

N/A 2,885 Freehold 12 3+B - 12 37

1-87 Bredonhill Court 

(Lawrence Heights Phase 1)

Rezoning Approved

SPA Under Review

Social 

Housing 

Units

121,558 Condo, 

Freehold & 

Rental

1,057 1B - 442

2B - 212

3+B - 403

2,313

50-52 Neptune Drive Rezoning Under 

Review (LPAT)

-- 12,318.8 Condo 164 B - 9 

1B - 108 

2B - 29 

3+B - 18

277

3636 Bathurst Street Rezoning Approved 

(LPAT)

 SPA Under Review

T.B.C. 45,671 Rental & 

Condo

277 (new 

only)

1B - 179 

2B - 98

456

3311 Bathurst Street Rezoning Approved 

SPA Under Review

T.B.C. 10,657 Rental & 

Condo

24 (new 

only)

2B - 24 50

228 Wilson Avenue Rezoning Approved

SPA Under Review

$325,000 11,841 Rental 131 1B - 53 

2B - 65 

3+B - 13

249

1678 Avenue Road Under construction $200,000 15,711 Rental & 

Condo

115 1B - 50 

2B - 55 

3+B - 10

216

1580 Avenue Road Under construction $694,000 10,060 Condo 36 2B - 36 76

250 Lawrence Avenue West OPA & Rezoning 

Approved (LPAT)

SPA Under Review

T.B.C. 13,284 Condo 173 1B - 89 

2B - 76 

3+B - 8

309

2908 Yonge Street Rezoning Under 

Review (LPAT)

-- 8,559 Rental 85 1B - 9 

2B - 67 

3+B - 9

181

2788 Bathurst Street Rezoning Under 

Review

-- 24,700 Condo & 

Hotel

120 1B - 16 

2B - 94 

3+B - 10

251



Address Status Section 37 GFA (sq.m.) Tenure
Unit 

Count
Unit Mix

Estimated 

Population

491 Glencairn Avenue OPA & Rezoning 

Approved (LPAT)

T.B.C. 10,438 Condo 104 B - 3

1B - 52 

2B - 28 

3+B - 21

201

4050 Yonge Street Rezoning and SPA 

Under Review

-- 61,412 Condo & 

Hotel

290 1B - 69 

2B - 120 

3+B - 101

662

TOTAL 2,747 5,581

The population projections above were determined using a rate of persons 
per unit type as set out in the City of Toronto’s Design Criteria for Sewers 
and Watermains. These rates are as follows: 3.1 persons per unit (“ppu”) for 
3-bedroom apartment units, 2.1 ppu for 2-bedroom apartment units and 1.4 
ppu for 1-bedroom or bachelor units. 

Based on these person per unit rates, the proposal for the subject site is 
estimated to yield approximately 793 persons. In our opinion, this is a 
reasonable estimate considering the proposed unit mix.

It should be noted that the projection population increase from the 
developments detailed in Table A5 would occur incrementally as these 
developments are at a different points in the review process and will be 
constructed with different timelines in response to the market demands 
and other factors. 

Table A5 also illustrates Section 37 bonusing contributions that have been 
secured as part of recent rezoning approvals. Of the 15 developments in 
the study area, Section 37 contributions had been formally secured for 4 
projects, with an additional 5 projects that have been approved but where 
the final by-laws (including Section 37 details) have not been adopted. Of 
those projects where such information was available, common community 
benefits included social housing units (in the case of the Lawrence Heights 
redevelopment), and monetary contributions for improvements to local 
schools, parks, streetscapes (public realm) and child care facilities.
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This CS&F Study captures key publicly funded services and facilities 
available to existing and future residents on the subject site. A summary of 
the findings of this Study is provided below.

4.1 Development Activity
As of March 2020, there were 15 active or recently approved development 
applications in the study area. The estimated population generated from 
these developments is approximately 5,581 persons (based on the proposed 
unit types). The majority of these applications have been approved or are 
under construction. Of the 15 developments, Section 37 contributions had 
been formally secured for 4 projects. Common community benefits included 
social housing units (in the case of the Lawrence Heights redevelopment), 
and monetary contributions for improvements to local schools, parks, 
streetscapes (public realm) and child care facilities.

4.2 Community Services and Facilities
In terms of school accommodation, the TDSB elementary school serving 
the subject site is operating below capacity, while the public middle school 
is operating above capacity. There are two public secondary school that 
serve the subject site; one is operating well above capacity, and the other 
is operating near capacity. There is one Catholic elementary school serving 
the subject site which is operating over capacity. Similarly, all of Catholic 
secondary schools serving the subject site were reportedly oversubscribed. 
Based on current enrolment numbers, it appears that there may be some 
challenges in accommodating the students generated from the proposal (18 
public elementary, 9 public secondary, 8 Catholic elementary and 3 Catholic 
secondary) at local schools. 

There are a total of 25 childcare facilities (2,162 spaces) within the study 
area, nine of which provide subsidized spaces when available. A total 
of 118 vacant spaces were reported as of February 2020. The proposal is 
expected to produce an estimated 50 children requiring childcare. Based 
on the current vacancies, there is sufficient capacity in existing centres 
to accommodate this proposal, subject to age and care requirements. 
Notwithstanding, it is understood that there is increasing pressure on the 
childcare system across the City, and the development activity in the study 
area may result in a childcare shortage in this area in the future. 

There are three public libraries within the study area, including two 
neighbourhood and one district branch. Each of these branches offer 
computer workstations and large print collections, and each offers a variety 
of recurring programs and classes. 

The study area contains three public recreation facilities, which offer a wide 
variety of arts, athletics and swimming programming for residents of all 
ages. Of these facilities, the Lawrence Heights Community Centre has been 
identified for revitalization, including the existing outdoor pool.
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There are at least 12 human service operators providing service to residents 
within the Study area, some of which serve the community from multiple 
locations. These organizations offer a mix of employment services, 
family support resources, housing supports and continuing education 
programming.

4.3 Conclusions & Recommendations
Overall, this CS&F Study has found that the study area contains a broad range 
of community services and facilities from all of the key service sectors that 
were surveyed. With an estimated future population of approximately 793 
residents, it is reasonable to expect that the proposed development on the 
subject site will increase the need for these services within the study area. 
However, it is our opinion that the majority of the service sectors surveyed 
in this report will be able to readily accommodate this additional need, with 
the exception of some local schools, which are already oversubscribed. 
In this respect, further consultation with the TDSB and TCDSB will be 
required as the proposal progresses through the development application 
review process. It is noted that the proposal, if approved, will be required to 
contribute to education development charges, which may help to alleviate 
some of the existing and potential future pressure on local schools. 

Furthermore, as there are identified library and recreation facility capital 
projects in the study area, we recommend that these sectors be considered 
for any Section 37 (or Community Benefits) financial contributions resulting 
from future approval the proposal. 

Through the development review process it is anticipated that the applicant 
will receive comments and feedback from City departments and other 
commenting agencies with respect to any capacity or accommodation 
concerns for CS&F resources resulting from the proposal. Therefore, our 
recommendation may be revised in the future should further details become 
available or should City priorities shift.

We trust that the information and conclusions presented in this study will 
be sufficient for the City’s purposes at this time. Should more information 
regarding the provision of services summarized in this CS&F Study be 
required, further investigations can be completed with a scope of work to 
be determined in consultation with staff.



SCHOOLS

CHILD CARE SERVICES

LIBRARIES

RECREATION

PARKS
1.  John Wanless Jr PS
2.  Glenview Sr PS
3.  Lawrence Park Collegiate Institute
4.  Northern Secondary School
5.  Blessed Sacrament
6.  Marshall McLuhan
7.  Dante Alighieri
8.  Loretto Abbey
9.  Chaminade

1.  ABC Academy
2.  Alphabet Treehouse Childcare Centre
3.  Armour Heights Child Care Program
4.  Avenue Road Nursery School
5.  Bais Yaakov Elementary School
6.  Bannockburn School
7.  Baycrest Child Care Centre
8.  Children’s Forest Before and After School 

Club
9.  Dalemount Child Care
10.  Fairlawn Preschool
11.  Gan Sameach
12.  Gan Shalom Preschool (Op: Chabad On The 

Avenue)
13.  George Brown - Esther Exton Child Care 

Centre
14.  John Ross Robertson Child Centre
15.  John Wanless Child Care
16.  Ledbury Park Child Care Program
17.  North Toronto Early Years Learning Centre - 

Bedford
18.  North Yonge Infant Nursery
19.  North Yonge Preschool
20.  Plasp Blessed Sacrament C.S.
21.  Poslun Education Centre
22.  St. Philip’s Community Preschool
23.  Temple Sinai Nursery School
24.  Yeshivat Yesodei Hatora

1.  Armour Heights
2.  Locke
3.  Barbara Frum

1.  Lawrence Heights Community Centre
2.  Barbara Frum Community Centre
3.  Armour Heights Community Centre

1.  Baycrest Park
2.  Bedford Parkette
3.  Brookdale Park
4.  Chater Court Park
5.  Chatsworth Ravine
6.  Dell Park
7.  Douglas Greenbelt
8.  Duplex Parkette
9.  Elijah Park
10.  Flemington Park
11.  Fraserwood Park
12.  Glenview Parkette
13.  Grey Parkette
14.  Heart Park
15.  Lawrence Heights Park
16.  Ledbury Park
17.  Old Orchard Park
18.  Otter Creek Centre
19.  Phil Givens Park
20.  Prince Charles Park
21.  Stewart A McGregor Parkette
22.  Woburn Avenue Playground
23.  Woburn Park - North York
24.  Yonge Boulevard Parkette

HUMAN SERVICES
1.  ARISE Ministry
2.  Bathurst Prince Charles Housing Project 
3.  Canadian Mental Health Association
4.  Extend-A-Family
5.  Leave Out Violence 
6.  North York Community Housing
7.  Out of the Cold. Meal Programs. Glenview 

Presbyterian Church
8.  Toronto Employment and Social Services
9.  Unison Health and Community Services

SURROUNDING DEVELOPMENTS

1.  2795-2799 Bathurst Street
2.  595 Lawrence Avenue West
3.  579 Lawrence Avenue West
4.  1-87 Bredonhill Court
5.  50 Neptune Drive
6.  3636 Bathurst Street
7.  3311 Bathurst Street
8.  228 Wilson Avenue
9.  1678 Avenue Road
10.  250 Lawrence Avenue West
11.  2908 Yonge Street
12.  41 Chatsworth Drive
13.  4050 Yonge Street

1.

2.

3.

1.

7.

2.

8.

9.

4.

5.

6.

13.
2.

14.

3.

15.

4.

16.

6.

17.
7.

18.

9.

19.

11.

20.

8.

21. 10.

22.

12.

23.

24.

1.

13.

2.

14.

3.

15.

4.

16.

5.

17.

6.

18.

7.

19.

8.

20.

9.

21.

10.

22.

11.

23.

12.

1.

2.

3.

1.

4.

7.

2.

5.

8.

3.

6.

9.

1.

2. 3.

4.

5.
6.

7.

8.

9.

10.

11.12.

13.

1.

24.

3.

5.
*

COMMUNITY SERVICES & FACILITIES STUDY
284-290 LAWRENCE AVENUE WEST & 1507-1545 AVENUE ROAD B23

Figure B2 - Community Facilities Map
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