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Introduction

1

SUBJECT
SITE

Figure 1 - Location Map
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This Planning Rationale report has been prepared
in support of an application by Medallion
Properties Inc. to amend the City-wide Zoning
By-law 569-2013, as amended, and the City of
Toronto Zoning By-law 438-86, as amended, with
respect to a 0.35 hectare site located on the west
side of Bayview Avenue, immediately north of
Davisville Avenue, municipally known as 1466 and
1500 Bayview Avenue (the “subject site”) (see
Figure 1, Location Map).
The requested amendments would support the
redevelopment of the subject site with a 9-storey
(29.55 metres, excluding mechanical penthouse)
mixed-use building containing at grade retail
space and residential rental units above (the
“Proposal”). The Proposal implements the vision
for the subject site as set out in the approved
Yonge-Eglinton Secondary Plan by introducing a
mid-rise building, with retail at grade and rental
units on the floors above. The Proposal will
contain a total of approximately 14,942 square
metres of gross floor area (“GFA”) including 156
residential units and 1660 square metres of
retail space. The resulting floor space index is
approximately 4.31 times the lot area.
Today, this part of Bayview Avenue is undergoing
a transition from low-rise residential and
commercial buildings towards an area that
contains a broader mix of residential and
employment uses as well as vibrant public
spaces. The Proposal supports the ongoing
renewal by introducing a mid-rise building that
complements the existing and planned context.
The Proposal will add new rental housing to the
Bayview corridor, contributing to housing options
available in the neighbourhood, while replacing
and increasing the main-street retail.
This report concludes that the Proposal is in
keeping with the planning and urban design
policy and regulatory framework established by
the applicable planning documents, specifically
the Provincial Policy Statement 2020 (the “PPS”),
the Growth Plan for the Greater Golden Horseshoe
2019 (the “Growth Plan”), the City of Toronto
Official Plan (the “Official Plan”), and the YongeEglinton Secondary Plan, all of which support
intensification on underutilized sites well served
by municipal infrastructure and community
services and facilities.

From a land use planning perspective,
the Proposal would result in a mixed-use
intensification project having convenient
access to the surface transit that connects to
the Davisville Subway Station to the west, the
future Eglinton Crosstown LRT to the north and
to urban amenities within the surrounding area.
The subject site is planned for intensification
given its location within a Secondary Plan area,
its identification as part of an Avenue and its
Mixed Use Areas land use designation, which is
one of four “growth” designations in the Official
Plan. The increased residential population will
support the retail shops and community services
in the area, enhancing the main-street character,
streetscape and public realm.
From a built form perspective, the Proposal
represents a design and massing that is
contextually appropriate and compatible with
its surrounding. It will enhance the public realm
along Bavyiew Avenue and Davisville Avenue by
replacing a one-storey retail store and surface
parking lot with a high quality building design
that is compatible with adjacent heritage assets
including the Garden Court Apartments on the
east side of Bayview Avenue. The setback and
stepping of the building to the rear will provide
an appropriate transition between the Mixed Use
Areas designation along Bayview Avenue and
the abutting Neighbourhoods designation to
the west. The proposed 2-storey streetwall and
at-grade retail and lobby areas along Bayview
Avenue and Davisville Avenue will help to provide
a safe, comfortable and lively public realm and
will integrate the building into the urban fabric of
the block. In our opinion, the Proposal conforms
with the built form and urban design policies of
the Official Plan including those outlined in the
Yonge-Eglinton Secondary Plan.
For the foregoing reasons, it is our opinion that
the Proposal represents good planning and urban
design and, accordingly, we recommend approval
of the zoning by-law amendment application.
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4

Site &
Surrounding
Area

2.1 SUBJECT SITE
The subject site is located on the west side of
Bayview Avenue, immediately north of Davisville
Avenue (see Figure 2 – Aerial Photo). The subject
site is rectangular in shape with a total area
of approximately 3,463 square metres, and a
frontage of 99 metres along Bayview Avenue and
36.6 metres along of Davisville Avenue.
The subject site is currently occupied by a garden
centre that includes a year-round greenhouse
structure at the southeast corner and a singlestorey grocery store (Valu-mart) on the northern
portion of the site. Between the garden centre
and the grocery store is a large surface parking
lot with 41 parking spaces. All loading activities
are carried out outside of the building along the
west property line adjacent to the Neighbourhood
lots.

South extent of Subject Site looking west from
Bayview Avenue

In terms of topography, the subject site is
generally flat. There are two curb cuts on the
subject site, one along each of the Bayview
Avenue and Davisville Avenue frontages. Along
the Bayview Avenue street frontage there is some
landscaping with a number of street trees. There
is a TTC bus shelter located within the public
right-of-way abutting the Davisville Avenue
frontage.

Subject Site looking northwest from the
intersection of Davisville Avenue and Bayview
Avenue

Subject Site looking north at vehicle access from
Davisville Avenue
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Subject Site looking north at current surface
parking lot

North extent of Subject Site looking northwest
from Bayview Avenue

SUBJECT
SITE

DAVISVILLE AVENUE

Figure 2 - Aerial Photo
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BAYVIEW AVENUE

LEMAY ROAD

WHITEWOOD ROAD

MILLWOOD ROAD

2.2 AREA CONTEXT
The Yonge-Eglinton Secondary Plan area,
commonly referred to as Midtown, is concentrated
around the Yonge Street and Eglinton Avenue
intersection and is generally bounded by Briar
Hill Avenue and Blythwood Road to the north,
Mount Pleasant Cemetery to the south, Bayview
Avenue to the east, and Chaplin Crescent and
Latimer Avenue to the west. The subject site
is located along the eastern edge of Midtown,
where it abuts the Leaside neighbourhood to the
east (See Figure 3 - Aerial Photo of Area).
Between Moore Avenue to the south and Eglinton
Avenue East to the north, Bayview Avenue is an
area characterized by a range of commercial,
residential and institutional land uses in a
variety of building types and vintages, including
examples of garden apartment design, post-war
walk-up apartments buildings, “main street”
mixed-use buildings, single-storey retail stores
as well as detached and semi-detached dwellings
that date back to the initial urban development
along the corridor.
The area is defined largely by low-rise
residential and mixed-use buildings of 2- to
3-storeys generally built to the front property
line, creating a consistent streetwall. There
are also concentrations of height closer to
the main intersections. Examples include
6-storey residential buildings at the northeast
and southwest corners of Moore Avenue and
Bayview Avenue (1291 Bayview Avenue and 1220
Bayview Avenue); a 7-storey residential building
at the southwest corner of Davisville Avenue
and Bayview Avenue (1460 Bayview Avenue); a
5-storey office building at the southwest corner
of Hillsdale Avenue East and Bayview Avenue
(1670 Bayview Avenue); and a 6-storey mixeduse building at the southwest corner of Eglinton
Avenue East and Bayview Avenue (1750 Bayview
Avenue). There are also examples of singleuse big box retail stores including Loblaws (301
Moore Avenue) and the Valu-mart located on the
subject site.

In terms of recent development applications in
the area, at 1408-1420 Bayview Avenue, a rezoning
application was approved by City Council on
January 29, 2020 to permit an 8-storey mixeduse building with 57 dwelling units (including 13
rental replacement units). The Site Plan Approval
application is currently under review. Further
north, at 703-713 Soudan Avenue and 1674-1684
Bayview Avenue, a 7-storey mixed use building,
approved by the LPAT with Community Planning’s
support on April 5, 2017, is currently under
construction.

1674-1884 Bayview Avenue looking northwest

1408-1420 Bayview Avenue looking west

Planning & Urban Design Rationale
1466 and 1500 Bayview Avenue

7

EGLINTON AVE E
Mt Pleasant
Station

Laird Station

LAIRD DR

BAYVIEW AVE

MT PLEASANT RD

Leaside Station

SUBJECT
SITE

MILLWOOD RD

DR

DAVIDSVILLE AVE

MCR

AE

SO

UT

AL
HV

E

DR

Figure 3 - Aerial Photo of Area

SUBJECT
SITE
MI

LLW
OO

DR
OA
D

E

NU

EW

DA
VI

SV

IL

I
YV
BA

LE

AV
E

E
AV

NU

E

Legend
Bus Stops

Figure 4 - Oblique Aerial Photo looking northwest

8

2.3 IMMEDIATE
SURROUNDINGS
To the immediate north of the subject site is a
single-storey building occupied by a dry cleaner
(1518 Bayview Avenue). At the southwest corner
of Millwood Road and Bayview Avenue, is singlestorey retail strip with various restaurants, a
bakery and an LCBO (1522-1526 Bayview Avenue).
There is a driveway extending south from
Millwood providing access to surface parking
and loading to the rear of this building. North of
Millwood Road, on both the west and east side
of Bayview Avenue, are a series of buildings with
retail at grade and commercial and residential
uses above, generally 2 storeys in height and
built to the front property line. Between Millwood
Road and Manor Road East, there are rear public
laneways servicing the buildings to the rear.
To the east of the subject site, on the northeast
corner of St. Cuthbert’s Road and Bayview Avenue
is the Humphrey Funeral Home and Chapel (1403
Bayview Avenue) occupying a 2-storey building
with a large surface parking lot. North of the
funeral home is the Residences of 1425 Bayview,
a 4-storey senior’s housing facility. Further
north, the Garden Court Apartment Building
(1477 Bayview Avenue) consists of nine lowrise apartment blocks ranging in height from
2- to 4-storeys. The Garden Court Apartment
Buildings are designated under Part IV of the
Ontario Heritage Act. They include a generous
front landscaped setback in a location directly
adjacent to the existing surface parking lot on
the subject site. To the north of Garden Court are
two mixed-use, 2-storey buildings both of which
are listed on the City’s Heritage Registry (14871497 Bayview Avenue). Further north is a Toronto
Parking Authority surface parking lot (1503-1505
Bayview Avenue) and at the southeast corner of
Millwood Drive and Bayview Avenue is a 2-storey
TD Canada Trust bank and office building (1511
Bayview Avenue).

1518 Bayview Avenue looking west.

1522-1526 Bayview Avenue Looking west

Bayview Public rear laneway
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1403 Bayview Avenue looking northeast

The Garden Court Apartments interior looking south

1425 Bayview Avenue looking east

The Garden Court Apartments interior looking east

1487-1497 Bayview Avenue looking east

1511 Bayview Avenue looking east
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To the west of the subject site, the building
typology is generally comprised of low-rise
residential buildings, particularly detached
and semi-detached dwellings. Immediately
abutting the subject site, 560 Davisville Avenue
is setback approximately 1.9 metres from the
mutual side property line, with three windows
facing the subject site. Between this property
and Whitewood Drive are additional 2-storey
dwellings, generally setback between 4.2 and 4.8
metres from their front property line. The subject
site also abuts the rear yards of the properties
municipally known as 15-35 Whitewood Road,
which are occupied with 2-storey detached
dwellings with rear yard setbacks ranging
between 16.5 metres to 20.8 metres, with garages
in some yards.

560 Davisville Avenue looking north and Subject Site

To the immediate south of the subject site, at
the southwest corner of Davisville Avenue and
Bayview Avenue, is a 7-storey residential building
with below grade vehicular parking accessed from
Bayview Avenue (1460 Bayview Avenue). South of
the apartment building are 3-storey detached
dwellings (1452, 1454, and 1458 Bayview Avenue),
and a number of single and semi-detached
buildings, generally 2-storeys in height (14441446 Bayview Avenue). North of Balliol Street
is a 2-storey daycare facility with rear surface
parking (1432-1440 Bayview Avenue).

560 Davisville Avenue looking east from Subject
Site Parking lot

27 & 29 Whitewood Road.
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At the southwest corner of Balliol Street and
Bayview Avenue is semi-detached, 2-storey
dwelling (1426-1428 Bayview Avenue), and two
3-storey multi-unit residential buildings with a
shared driveway access (1422 Bayview Avenue
and 1424 Bayview Avenue). Further south is a
series of residential dwellings at 1408-1420
Bayview Avenue, which is the location of the
aforementioned approval of an 8-storey mixeduse building.

1460 Bayview Avenue looking southeast

1422 and 1424 Bayview Avenue looking east
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To the southeast of the subject site, at the
northeast corner of Bayview Avenue and McRae
Drive, is a triangular shaped lot occupied by a
2-storey office building with surface parking
accessed from McRae Drive (1391 Bayview
Avenue). North of the office building are two
3-storey house form office buildings with medical
uses and surface parking in the front yard (1395
and 1397 Bayview Avenue). At the southeast
corner of Bayview Avenue and St. Cuthbert’s Road
is St. Cuthbert’s Anglican Church (1399 Bayview
Avenue). Further east of Bayview Avenue, the area
is generally comprised of a low-rise residential
neighbourhood.

At the southeast corner of Bayview Avenue and
McRae Drive is a 4-storey residential building
(1387 Bayview Avenue). Further east are two
2-storey
residential
apartment
buildings
(1383-1377 Bayview Avenue). The Kelvingrove
Apartments (1365 Bayview Avenue) and Glen
Leven Apartments (1335 Bayview Avenue) are
two similarly designed clusters of 2-storey
residential apartment blocks with internal
landscaped courtyards. Further south is a series
of apartment buildings including: an H-shaped
4-storey residential apartment building with
an internal courtyard (1315 Bayview Avenue);
Bayview Ridge Gardens, a 2-storey apartment
building with grade related units (1303 and 1307
Bayview Avenue); and two 3-storey apartment
buildings (1299 and 1295 Bayview Avenue).
Nearing the intersection of Moore Avenue and
Bayview Avenue, is a 6-storey residential building
(1291 Bayview Avenue), a 4-storey mixed-use
building with retail at grade and residential units
above (1215 Bayview Avenue), and a 2-storey
commercial building with a mix of uses on the
ground floor and a daycare facility above (1213
Bayview Avenue).

1399 Bayview Avenue looking east

1387 Bayview Avenue looking south from McCrae
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2.4 TRANSPORTATION
CONTEXT
Bayview Avenue is classified as a Major Arterial
between Queen Street East and Steeles Avenue
East. It is a two-way north-south, four-lane cross
section street that runs from River Street in the
south and continues beyond Steeles Avenue
East, the city’s northern limits. In proximity to
the subject site, it has a right-of-way width of
approximately 26.3 metres. Official Plan Map
3 identifies this portion of Bayview Avenue as
being planned to have a non-uniform width, to be
retained as existing at the time of Plan adoption
Davisville Avenue is classified as a Collector
street between Mount Pleasant Road and
Bayview Avenue. It has a three-lane cross section
with one lane going west and two lanes going
east. In proximity to the subject site, it has an
existing right-of-way width of approximately
18.23 metres.
The subject site is well-served by public transit.
Numerous surface transit routes are also located
within walking distance of the subject site. These
include:
• 11 Bayview, which abuts the subject site at
the southwest corner of Bayview Avenue and
Davisville Avenue, operates daily between
Davisville Station and the area of Bayview
Avenue and Steeles Avenue East, generally
in a north-south direction, as well as serving
Bayview Station on Line 4 Sheppard; and
• 28 Bayview South, which abuts the subject site
at the southwest corner of Bayview Avenue
and Davisville Avenue, operates daily between
Davisville Station and the Brick Works Park,
generally in a north-south direction.
• 88 South Leaside is located 500 metres south
of the subject site, which runs through the
Leaside neighbourhood and a general eastwest direction along Moore Avenue until
arriving at St. Clair Station on Yonge University
Line 1. The route operates at all times, seven
days a week.
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The nearest rapid transit station, Davisville
Subway Station is located west of the subject
site and accessed via an approximately 10 minute
bus ride. The Davisville Subway Station is on the
Yonge-University Line and connects the subject
site to Toronto’s rapid transit network, including
Union Station, Toronto’s main transit hub (See
Figure 5 - TTC Map).
The subject site is also is approximately 800
metres south of the future Eglinton Crosstown
Light Rail Transit (“LRT”), Leaside Station located
at the intersection of Eglinton Avenue East
and Bayview Avenue (See Figure 6 - Eglinton
Crosstown LRT Map)
There is no cycling infrastructure in the immediate
vicinity of the subject site.

SUBJECT
SITE

Figure 5 - T TC Map

SUBJECT
SITE

Figure 6 - Eglinton Crosstown LRT
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Proposal

W3
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W5

3.1 DESCRIPTION OF
PROPOSAL

WINDOW SYSTEM - GLASS SPANDREL PANEL

It is proposed to replace the existing single storey
building and surface parking lot with a 9-storey
mixed use building (plus mechanical penthouse),
comprised of 156 residential rental units and
at-grade retail space. The Proposal will result
in a GFA of approximately 14,942 square metres
including 1659.5 square metres of retail space
MT-6
fronting onto Bayview Avenue. The resulting
density is 4.31 times the area of the lot (see
Figure 7 – Site Plan).

Above the ground floor, residential units are
proposed,
well as the residential amenity
Level 3 as8.65
space. The second floor generally maintains the
same setbacks as the ground floor. From levels
three to six, the building steps back an additional
1.5 metres from the Bayview property line. At
the seventh floor, the building steps back an
additional 1.5 metres.Date
Where the building
steps
No. Description
back, private terraces are proposed. In addition to
REVISION RECORD
the stepbacks, the built form includes horizontal
and vertical articulation to further break up the
mass of the building’s frontage and complement
the streetscape.

On the ground floor, the building is built to the
property line facing Bayview Avenue, providing
a consistent streetwall with a generous curb-tobuilding-face setback of at least 6 metres. The
Bayview frontage is entirely occupied by new atgrade retail space. To the south, where the main
residential lobby is proposed, the building is built
to the property line.

From the rear, the building terraces away from
5.40
Level property
2
the west
line generally in accordance
with the 45-degree angular plane taken at a
height of 10.5 metres and a setback of 7.5 metres.
Stepbacks are introduced at Level 4, Level 6,
Level 7, Level 8 and Level 9. On the upper storey,
the building is setback a total of 26.2 metres from
the west property line.

To the rear, the building is set back approximately
7.5 metres from the west, inclusive of the
proposed surface easement. A landscaped strip
of approximately 1.2 to 1.7 metres is proposed,
acting as a buffer between the proposed laneway
and residential neighbourhood to the west. To
the north the building is generally built to the
property line.

Based on the foregoing, the proposed building
2020
will have a total height of 29.55 metres to the roof
SSU
E R
C O mechanical
RD
level (31.85 metres to Ithe
top
ofEthe
penthouse), with a streetwall height of 8.65
metres proposed along Bayview Avenue. See
Figure 8a-b – Elevations for further detail.

Sep 24

Residential Ground Floor

149.42

Average Grade

149.26

Retail Ground Floor

149.15
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Unit Distribution and Amenity Space
The Proposal will include a total of 156 residential
rental dwelling units. The unit mix is comprised of
89 one-bedroom units (57.1%), 52 two-bedroom
units (33.3%), and 15 three-bedroom units (9.6%).
It is currently planned that all dwelling units will
be purpose-built rental. The units on Level 8 and
9 are two-level units.
Indoor and outdoor amenity space is provided
to meet the by-law requirements of a combined
4.0 square metres of amenity space per dwelling
unit. Approximately 310 square metres of indoor
amenity space is proposed on Level 2, facing
west. Approximately 151 square metres of indoor
amenity space and 65 square metres of outdoor
amenity space are located on Level 8, adjacent
to each other. Similarly, approximately 47 square
metres of indoor amenity space and 30 square
metres of outdoor amenity space is proposed at
the south end of Level 9, adjacent to each other.

Parking, Loading and Access
All vehicular and loading facilities are located
at the rear of the proposed building, accessible
by the new rear laneway. This laneway will have
a width of approximately 6.0 metres. Parking is
proposed under the laneway. As the laneway will
be stratified, public access to the laneway will be
secured through a surface easement agreement.

18

The Proposal includes a total of 170 parking
spaces, in two levels of underground parking,
accessed from a ramp located at the mid-point
of the building at the rear. 121 of the proposed
spaces are provided for residents, 24 of the
spaces are provided for visitors and 25 spaces
are for retail use.
One Type “G” Loading Space is proposed, also
located at the mid-point of the building at the
rear. A Type “G” turnaround space will allow
for maneuvering on-site. The loading space is
adjacent to the waste and recycling rooms, which
will be internal to the proposed building. The type
“G” loading space satisfies the requirements for
a Type “B” loading space.
A total of 145 long-term bicycle parking spaces
are proposed on the P1 and P2 levels of the
building, and 25 short-term bicycle parking
spaces are proposed on the ground level.
Pedestrian access to the residential units is
provided from the ground floor vestibule access
from Davisville Avenue in the main floor lobby
where elevator and stair access is provided.
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Figure 7 - Site Plan (Prepared by: Quadrangle Architects Limited)
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Rendering looking northwest from Bayview Avenue and Davisville Avenue (Prepared by: Quadrangle Architects Limited)
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3.2 KEY STATISTICS
Site Area
Floor Space Index
Gross Floor Area

Unit Count

Amenity

3,463 square metres
4.31
Residential: 13,282.6 square metres
Commercial: 1,659.5 square metres
Total: 14,942.1 square metres
One-bedroom: 89 (57.1%)
Two-bedroom: 52 (33.3%)
Three-bedroom: 15 (9.6%)
Total: 156
Indoor Amenity Space: 536.9 square metres
Outdoor Amenity Space: 87.6 square metres

Vehicular Parking

Total: 170
Residential: 121
Visitor: 24
Retail: 25

Bicycle Parking

Long-term: 145
Short-term: 25

Loading Space

1 Type ‘G/B’ Loading Space

3.3 REQUIRED APPROVALS
In our opinion, the Proposal conforms with the
Official Plan and, in particular, is permitted by
the applicable Avenues and Mixed Use Areas
designations and conforms with the YongeEglinton Secondary Plan. Accordingly, no Official
Plan Amendment is required.
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The Proposal requires an amendment to the Citywide Zoning By-law No. 569-2013, as amended,
and the former City of Toronto Zoning By-law
No. 438-86, as amended, in order to increase
the permitted height and density and to revise
other development standards as necessary
to accommodate the Proposal. In our opinion,
the proposed zoning by-law amendments are
consistent with the policies set out in the PPS,
and conform to the policies of the Growth Plan
and the Official Plan.

4

Policy &
Regulatory
Context
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4.1 OVERVIEW
As set out below, it is our opinion that the
Proposal is supportive of the policy directions
set out in the PPS, the Growth Plan, the Official
Plan and the Yonge-Eglinton Secondary Plan, all
of which support the efficient use of land and
infrastructure within built-up areas.

4.2 PROVINCIAL POLICY
STATEMENT (2020)
On February 28, 2020, the Ministry of Municipal
Affairs and Housing released the Provincial Policy
Statement, 2020, which came into effect on May
1, 2020 (the “2020 PPS”), replacing the previous
PPS that came into effect on April 30, 2014 (the
“2014 PPS”).
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 decisions that affect
a planning matter are required to be consistent
with the PPS. In this regard, Policy 4.2 provides
that the PPS “shall be read in its entirety and
all relevant policies are to be applied to each
situation”.
As compared with the 2014 PPS, the 2020 PPS
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 2020 PPS sets out the Province’s
vision for Ontario, and promotes the wise
management of land use change and efficient
development patterns:
“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,
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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 2020 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 types, employment, institutional,
recreation, park and open space, and other uses
to meet long-term needs; and promoting costeffective development patterns and standards to
minimize land consumption and servicing costs,
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.
Policy 1.1.2 directs that sufficient land shall be
made available to accommodate an appropriate
range and mix of land uses to meet projected
needs for a time horizon of up to 25 years,
informed by provincial guidelines.
Policy 1.1.3.2 supports densities and a mix of
land uses which efficiently use land, resources,
infrastructure and public service facilities
and which are transit-supportive, where
transit is planned, exists or may be developed.
Policy 1.1.3.3 directs planning authorities to
identify and promote opportunities for transitsupportive development, accommodating a
significant supply and range of options through
intensification and redevelopment, where this
can be accommodated taking into account
existing building stock or areas, including
brownfield sites, 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
form, while avoiding or mitigating risks to public
health and safety.
With respect to housing, Policy 1.4.3 requires
provision to be made for an appropriate range
and mix of housing options and densities to
meet projected market-based and affordable
housing needs of current and future residents
by, among other matters, facilitating all types of
residential intensification and redevelopment,
promoting densities for new housing which
efficiently use land, resources, infrastructure
and public service facilities and support the use
of active transportation and transit, requiring
transit-supportive development and prioritizing
intensification in proximity to transit, including
corridors and stations.
The efficient use of infrastructure (particularly
transit) is a key element of provincial policy
(Section 1.6). Section 1.6.3 states that the
use of existing infrastructure and public
service facilities should be optimized, 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 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 initiatives including: encouraging
residential uses to respond to dynamic marketbased needs and provide necessary housing
supply and a range of housing options for a
diverse workforce; optimizing the use of land,
resources, infrastructure and public service
facilities; maintaining and enhancing the vitality
and viability of downtowns and mainstreets;
encouraging a sense of place by promoting welldesigned built form and cultural planning.
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 preparing 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.
Policy 2.6.3 provides that development on lands
adjacent to protected heritage properties will
be evaluated to demonstrate that the heritage
attributes of the protected heritage properties
are conserved.
For the reasons set out in Section 5 of this report,
it is our opinion that the Proposal is consistent
with the PPS, in particular, the policies relating to
optimization, intensification and the efficient use
of land and infrastructure.

4.3 GROW PLAN FOR THE
GREATER GOLDEN
HORSESHOE
The 2019 Growth Plan for the Greater Golden
Horseshoe was approved by the Lieutenant
Governor in Council on May 2, 2019 and took effect
on May 16, 2019. The Growth Plan was amended on
August 28, 2020. Under Section 7 of the Places to
Grow Act, all decisions affecting a planning matter
must conform with the Growth Plan.
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
communities1 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 in order to
make efficient use of land and infrastructure
and support transit viability; and

1

Complete Communities Places such as mixed-use
neighbourhoods or other areas within cities, towns, and settlement
areas that offer and support opportunities for people of all ages
and abilities to conveniently access most of the necessities for
daily living, including an appropriate mix of jobs, local stores, and
services, a full range of housing, transportation options and public
service facilities. Complete communities are age-friendly and may
take different shapes and forms appropriate to their contexts.
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• Support a range and mix of housing options,
including second units and affordable
housing, to serve all sizes, incomes, and ages
of households.
In accordance with Section 1.2.3, the Growth
Plan is to be read in its entirety and the relevant
policies are to be applied to each situation.
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.
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.”
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The subject site could be considered to be 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), given that the
subject site is located within approximately
800 metres equal to a 10-minute walk from the
planned Leaside Station on the Eglinton LRT
at Eglinton Avenue West and Bayview Avenue,
and accordingly could be considered a major
transit station area. The boundaries of the City’s
major transit station areas will be established as
part of their current Municipal Comprehensive
Review. “Strategic growth areas” include urban
growth centres, major transit station areas, and
other major opportunities that may include infill,
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.
Policy 2.2.1(2)(c) provides that, within settlement
areas, growth will be focused in delineated builtup areas (i), strategic growth areas (ii), locations
with existing or planned transit (with a priority on
higher order transit where it exists or is planned)
(iii), and areas with existing or planned public
service facilities (iv).
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 3,650,000 and 1,980,000, respectively, by
2051 based on Amendment 1 to the Growth Plan
introduced in August 2020.
Policy 2.2.1(3)(c) requires that municipalities
undertake integrated planning to manage this
forecasted growth in a manner which provides
direction for an urban form that will optimize
infrastructure, particularly along transit and
transportation corridors and to support the
achievement of complete communities through a
more compact built form.
Policy 2.2.1(4) states that applying the policies
of the Growth Plan will support the achievement
of complete communities in a number of ways,
including: (a) featuring a diverse mix of land
uses including residential and employment uses,
and convenient access to local stores, services,
and public service facilities; (c) providing a

diverse range and mix of housing options
including second units and affordable housing,
to accommodate people at all stages of life, and
to accommodate the needs of all household sizes
and incomes; (d) expanding convenient access
to a range of transportation options; (e) provide
for a more compact built form and a vibrant
public realm, and (f) mitigating and adapting to
climate change impacts and improve resilience
and reduce greenhouse gas emissions, and
contribute to environmental sustainability.

and designations and zoning by-laws (d).
Notwithstanding Policy 1.4.1 of the PPS, Policy
2.2.6(2) states that municipalities will support
the achievement of complete communities by:
planning to accommodate forecasted growth (a);
planning to achieve the minimum intensification
and density targets (b); considering the range
and mix of housing options and densities of
the existing housing stock (c); and planning to
diversify the overall housing stock across the
municipality (d).

Policy 2.2.2(3) requires all municipalities to
develop a strategy to achieve the minimum
intensification
target
and
intensification
throughout delineated built-up areas, which will,
among other things:

Generally, the infrastructure policies set out in
Chapter 3 of the Growth Plan place an enhanced
emphasis on the need to integrate land use
planning and investment in both infrastructure
and transportation. Policy 3.2.2(1) provides
that transportation system planning, land use
planning and transportation investment will be
coordinated to implement the Growth Plan. Policy
3.2.2(2) states that the transportation system,
which includes public transit, will be planned and
managed to, among other matters:

• identify strategic growth areas to support
achievement of the intensification target and
recognize them as a key focus for development
(a);
• identify the appropriate type and scale of
development in strategic growth areas and
transition of built form to adjacent areas (b);
• encourage
intensification
generally
throughout the delineated built-up area (c);
• ensure lands are zoned and development
is designed in a manner that supports the
achievement of complete communities (d);
and
• be implemented through official plan policies
and designations, updated zoning and other
supporting documents (f).
Policy 2.2.4(10) provides that lands adjacent to or
near to existing and planned “frequent transit”2
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 support housing choice through
the achievement of the minimum intensification
and density targets in the Growth Plan by, among
other things, identifying a diverse range and
mix of housing options and densities, densities,
including second units and affordable housing
to meet projected needs of current and future
residents (a). This housing strategy is to be
implemented through official plan policies

• provide connectivity among transportation
modes for moving people and goods (a);
• offer a balance of transportation choices that
reduces reliance upon the automobile and
promotes transit and active transportation
(b); and,
• offer multimodal access to jobs, housing,
schools,
cultural
and
recreational
opportunities, and goods and services (d).
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
on investment and the efficiency and viability
of existing and planned transit service levels,
and increasing the capacity of existing transit
systems to support strategic growth areas.
Policy 4.2.7 provides that cultural heritage
resources will be conserved in order to foster
a sense of place and benefit communities,
particularly in strategic growth areas.

2 Frequent transit service is defined 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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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 supporting the achievement of
complete communities as well as the minimum
intensification and densification targets in the
Growth Plan (a), reducing dependence on the
automobile and supporting existing and planned
transit and active transportation systems (b).
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.
The timely implementation of the Growth Plan
policies is seen as a key consideration in the
Implementation Section (Section 5). In this
respect, Section 5.1, provides that:
“The timely implementation of this Plan
relies on the strong leadership of upperand single-tier municipalities to provide
more specific planning direction for
their respective jurisdictions through a
municipal comprehensive review. While
it may take some time before all official
plans have been amended to conform with
this Plan, the Planning Act requires that all
decisions in respect of planning matters
will conform with this Plan as of its effective
date (subject to any legislative or regulatory
provisions providing otherwise) [...]
It is therefore in the best interest of all
municipalities to complete their work to
conform with this Plan, including all official
plans and zoning by-laws, as expeditiously
as possible within required timeframes.
This should include using relevant
legislative and regulatory tools and other
strategies to plan for a variety of heights,
densities and other elements of site
design within settlement areas to achieve
the desired urban form and the minimum
intensification and density targets in this
Plan.
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Where a municipality must decide on a
planning matter before its official plan
has been amended to conform with
this Plan, or before other applicable
planning instruments have been updated
accordingly, it must still consider the impact
of the decision as it relates to the policies
of this Plan which require comprehensive
municipal implementation.”
Policy 5.2.1 assists in determining how the
Growth Plan should generally be interpreted
by providing that the Growth Plan sets out an
integrated policy framework 5.2.1(1) and that a
municipal comprehensive review undertaken
in accordance with the Growth Plan will be
deemed to fulfill the municipal comprehensive
review requirements of the PPS 5.2.1(2).
Policy 5.2.5(1) clearly states that the targets
set out in the Growth Plan are minimum
intensification and density targets and
encourages municipalities to go beyond these
minimum targets, where appropriate, except
where doing so would conflict with any policy of
the Growth Plan, the PPS or any other provincial
plan. Policy 5.2.5(3) identifies the areas which
should be delineated by municipalities in official
plans in order to implement the minimum
intensification and density targets, including
major transit station areas (c) and strategic
growth areas (d). Within each delineated area the
minimum density targets are to be implemented
by such measures as outlined in Policy 5.2.5(5)
including zoning all lands in a manner that would
implement the official plan policies (c).
For the reasons outlined in Section 5.1 of
this report, it is our opinion that the Proposal
conforms with the Growth Plan and, in particular,
the policies promoting growth and intensification
in settlement areas.

4.4 CITY OF TORONTO
OFFICIAL PLAN
The Official Plan for the amalgamated City
of Toronto was adopted on November 26,
2002 and was substantially approved by the
Ontario Municipal Board on July 6, 2006.
Numerous amendments to the Official Plan
have subsequently been approved, including
amendments arising out of the Official Plan
Review initiated in 2011. The latest office
consolidation is dated February 2019.

Growth Management Policies
Chapter 2 (Shaping the City) outlines the 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) provides that Toronto
should accommodate a minimum of 3.19 million
residents and 1.66 million jobs by the year
2031. The marginal note regarding Toronto’s
growth prospects makes it clear that the 3
million population figure is neither a target nor a
maximum; they are minimums:
“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.”

The growth management policies of the Official
Plan direct growth to identified areas on Map 2,
which include Centres, Avenues, Employment
Areas and the Downtown and Central Waterfront,
where transit services and other infrastructure
are available. On Map 2 (Urban Structure), the
subject site is identified as an Avenue (see Figure
9 – Urban Structure, Map 2).
In Chapter 2 (Shaping the City), one of the key
policy directions is Integrating Land Use and
Transportation (Section 2.2). The 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
Districts. 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” and sets out
a number of objectives that can be met by this
strategy, including:
• using municipal land, infrastructure, and
services efficiently;
• concentrating jobs and people in areas well
served by surface transit and rapid transit
stations;
• promoting mixed use development to increase
opportunities for living close to work and to
encourage walking and cycling for local trips;
• 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.
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Figure 9 - Urban Structure, Map 2

The preamble to Section 2.2.3 (“Avenues:
Reurbanizing Arterial Corridors”) discusses the
City’s Avenues as 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. Further, the preamble provides
that each Avenue is different in terms of lot
sizes and configuration, street width, existing
uses, neighbouring uses, transit service and
streetscape potential. The framework for new
development on each Avenue is to be established
by a new zoning by-law and design guidelines,
based on consultation with the local community,
that will set out the mix of uses, heights, densities
and other zoning standards.
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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 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.
Policy 2.2.3(3)(a) permits development within an
Avenue to proceed prior to the preparation of
an Avenue Study. Such development proposals
are to be considered on the basis of the policies
of the Plan for the relevant designation area.
In this instance, the subject site is designated
Mixed Use Areas and is also included within the
Yonge-Eglinton Secondary Plan. Accordingly,
development should procceed based on the
findings for the Avenue set out in the Secondary
Plan

Policy 2.3.1 provides policies to protect the
City’s residential Neighbourhoods. Policy 2.3.1(3)
provides that developments in Mixed Use Areas
(such as the subject site), among others, that are
adjacent to or close to Neighbourhoods will:
a. be compatible with those Neighbourhoods;
b. provide a gradual transition of scale and
density, as necessary to achieve the objectives
of this Plan through the stepping down of
buildings towards and setbacks from those
Neighbourhoods;
c. maintain adequate light and privacy for
residents in those Neighbourhoods;
d. orient and screen lighting and amenity areas
so as to minimize impacts on adjacent land in
those Neighbourhoods;
e. locate and screen service areas, any surface
parking and access to underground and
structured parking so as to minimize impacts
on adjacent land in those Neighbourhoods,
and enclose service and access areas where
distancing and screening do not sufficiently
mitigate visual, noise and odour impacts upon
adjacent land in those Neighbourhoods; and
f. attenuate resulting traffic and parking
impacts on adjacent neighbourhood streets so
as not to significantly diminish the residential
amenity of those Neighbourhoods.
In addition, 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.”
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.”

Land Use Designation Policies
The Land Use Plan (Map 17) currently designates
the subject site as Mixed Use Areas. The adjacent
lands along Bayview Avenue to the north,
southeast and northeast are also designated
Mixed Use Areas. The low-rise single detached
homes to the west, the 7 storey apartment
building, areas to the south and the Garden
Court apartments to the east, are designated as
Neighbourhoods (See Figure 10).
The Mixed Use Areas designation permits a broad
range of commercial, residential and institutional
uses, in single or mixed use buildings. 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, recreation and
cultural activities, 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.”
Policy 4.5(2) sets out a number of criteria
for development within the Mixed Use Areas
designation, including:
• creating a balance of high quality commercial,
residential, institutional and open space uses
that reduces automobile dependency and
meets the needs of the local community;
• providing new jobs and homes for Toronto’s
growing population on underutilized lands
in the Avenues and elsewhere, creating and
sustaining employment opportunities for all
Torontonians;
• locating and massing 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 setbacks and/or a
stepping down of heights, particularly towards
lower scale Neighbourhoods;
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Figure 10 - Land Use Plan, Official Plan Map 17

• locating and massing new buildings to
adequately limit shadows on adjacent
Neighbourhoods, particularly during the
spring and fall equinoxes;
• locating and massing new buildings to frame
the edges of streets and parks with good
proportion and to maintain sunlight and
comfortable wind conditions for pedestrians;
• providing an attractive, comfortable and safe
pedestrian environment;
• taking advantage of nearby transit services;
and
• providing good site access and circulation and
an adequate supply of parking for residents
and visitors.
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Built Form Policies
On December 17, 2019 City Council adopted
amendments the Official Plan with respect to
public realm (By-law 83-2020, OPA 479) and
built form policies (By-law 84-2020, OPA 480).
On September 11, 2020 the Ministry of Municipal
Affairs and Housing approved OPA 479 without
modifications and OPA 480 with one modification.
Accordingly, OPA 479 and OPA 480 are now in full
force and effect.
Section 3.1.2 of the Official Plan states that our
quality of life and personal enjoyment of the public
realm depend in part on the buildings that define
and support the edges of our streets, parks and
open spaces. The scale and massing of buildings
define the edges of, and give shape to, the
public realm. The ground floor uses, entrances,
doors, windows, materiality and quality of these
building edges help to determine the visual
quality, activity, comfortable environment, and
perception of safety in those public spaces.

In putting forward policies to guide built form,
the Plan notes that these policies provide
principles on key relationships of the location
and organization of development, its massing
and appropriate amenity within the existing
and planned context to inform the built form
and ensure each new building will promote and
achieve the overall objectives of this Plan.
Policy 3.1.2(1) provides that development will
be located and organized to fit with its existing
and/or planned context. It will frame and support
adjacent streets, lanes, parks and open spaces to
promote civic life and the use of the public realm,
and to improve the safety, pedestrian comfort,
interest and experience, and casual views to
these spaces from the development by:
• generally locating buildings parallel to the
street or along the edge of a park or open
space with consistent front yard setbacks;
• providing additional setbacks or open spaces
at the following locations, where appropriate:
○ street intersections;
○ prominent destinations;
○ parks and open spaces;
○ transit stops;
○ natural areas;
○ sites that end a street corridor; and
○ areas with high pedestrian volumes;
• locating main building entrances on the
prominent building facades so that they front
onto a public street, park or open space, are
clearly visible and directly accessible from a
public street;

Policy 3.1.2(2) states that development will provide
accessible open space, where appropriate. On
blocks that have access to direct sunlight and
daylight, development will prioritize the provision
of accessible open space in those locations.
Policy 3.1.2(3) development will protect privacy
within adjacent buildings by providing setbacks
and separation distances from neighbouring
properties and adjacent building walls containing
windows.
Policy 3.1.2(4) indicates that development will
locate and organize vehicle parking, vehicular
access and ramps, loading, servicing, storage
areas, and utilities to minimize their impact and
improve the safety and attractiveness of the
public realm, the site and surrounding properties
by:
• using shared service areas where possible
within development block(s), including public
lanes, shared private driveways, and service
courts;
• consolidating and minimizing the width of
driveways and curb cuts across the public
sidewalk;
• providing underground
appropriate; and

parking,

where

• limiting new, and removing existing, surface
parking and vehicular access between the
front face of a building and the public street
or sidewalk.

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

Policy 3.1.2(5) sets out policies to ensure that
development will be located and massed to fit
within the existing and planned context, define
and frame the edges of the public realm with
good street proportion, fit with the character, and
ensure access to direct sunlight and daylight on
the public realm by:

• preserving existing mature trees wherever
possible and incorporating them into the
development site; and

• providing streetwall heights and setbacks
that fit harmoniously with the existing and/or
planned context; and

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

• stepping back building mass and reducing
building footprints above the streetwall
height.
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Policy 3.1.2(6) states development will be required
to provide good transition in scale between areas
of different building heights and/or intensity of
use in consideration of both the existing and
planned contexts of neighbouring properties and
the public realm. Policy 3.1.2(7) further provides
that transition in scale will be provided within
the development site(s) and measured from the
shared and adjacent property line(s).

Policy 3.1.2(13) outdoor amenity spaces should:

Policy 3.1.2(10) will promote civic life and provide
amenity for pedestrians in the public realm to
make areas adjacent to streets, parks and open
spaces attractive, interesting, comfortable and
functional by providing:

• have generous and well-designed landscaped
areas to offer privacy and an attractive
interface with the public realm;

• improvements to adjacent boulevards and
sidewalks including sustainable design
elements, which prioritize street trees and
may include one or more of the following:
shrubs, hedges, plantings or other ground
cover, permeable paving materials, bioretention swales, street furniture including
seating in various forms, curb ramps, waste
and recycling containers, energy efficient
lighting and bicycle parking facilities;

• promote use in all seasons.

• co-ordinated landscape improvements in
setbacks to enhance local character, fit with
public streetscapes, and provide attractive,
safe transitions between the private and
public realms;
• weather protection such as canopies, and
awnings;
• landscaped
open
development site;

space

within

the

• landscaped edges of surface parking lots
along streets, parks and open spaces to define
the edge and visually screen parking lots from
the public realm;
• safe, direct pedestrian routes and tree
plantings throughout the site and within
surface parking lots, where possible; and
• public art, where the developer agrees to
provide this.
Policy 3.1.2(11) provides that new indoor and
outdoor shared amenity spaces provided as part
of multi-unit residential developments should
be high quality, well designed, and consider the
needs of residents of all ages and abilities over
time and throughout the year.
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• be located at or above grade;
• have access to daylight;
• have access to direct sunlight, where possible;
• provide comfortable wind, shadow and noise
conditions;
• be located away from and physically separated
from loading and servicing areas;

• accommodate
growth; and

existing

and

mature

tree

With respect to mid-rise buildings, Policy 3.1.3(4)
provides that mid-rise buildings will be designed
to
• have heights generally no greater than the
width of the right-of-way that it fronts onto;
• maintain street proportion and open views
of the sky from the public realm by stepping
back building massing generally at a height
equivalent to 80% of the adjacent right-ofway width; and
• allow for daylight and privacy on occupied
ground floor units by providing appropriate
facing distances, building heights, angular
planes and step-backs.
Policy 3.1.3(5) states that mid-rise buildings on
corner sites with different right-of-way widths
will have building heights along each street edge
that relate to their corresponding right-of-way
width.

Public Realm Policies
Policy 3.1.1(1) provides that the public realm is
comprised of all public and private spaces to
which the public has access. It is a network that
includes, but is not limited to, streets and lanes,
parks and open spaces, and the parts of private
and public buildings that the public is invited into.
Policy 3.1.1(2) further provides that the public
realm will:
• provide the organizing framework and setting
for development;

• foster complete, well-connected walkable
communities and employment areas that
meet the daily needs of people and support a
mix of activities;
• support active transportation and public
transit use;
• provide a comfortable, attractive and vibrant,
safe and accessible setting for civic life and
daily social interaction;
• contribute to the identity and physical
character of the City and its neighbourhoods;
• provide opportunities for passive and active
recreation;
• be functional and fit within a larger network;
and
• contribute to the City’s climate resilience.
Policy 3.1.1(10) states that lanes provide an
important function as off-street access for
vehicles, parking and servicing. As part of the
public realm, lanes will be public and opportunities
for lane enhancements should be identified
as part of the development approval process.
Where appropriate, lanes should be designed
with consideration for safe, accessible and
comfortable pedestrian and cyclist movement.

Housing Policies
The 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
(Policy 3.2.1(1)). Policy 3.2.1(2) provides that
new housing supply will be encouraged through
intensification and infill that is consistent with
the Plan. Policy 3.2.1 (3) provides that investment
in new rental housing will be encouraged from all
levels of government.

Heritage
Heritage conservation policies are included in
Section 3.1.5 of the Official Plan. The policies
recognize that the protection, wise use and
management of Toronto’s cultural heritage will
integrate the significant achievements of our
people, their history, our landmarks and our
neighbourhoods into a shared sense of place and
belonging for its inhabitants.

Policy 3.1.5(3) states that heritage properties
of cultural value or interest will be protected by
being designated under the Ontario Heritage Act
and/or included on the Heritage Register.
Policy
3.1.5(5)
provides
that
proposed
development on or adjacent to a property on the
Heritage Register will ensure that the integrity of
the heritage property’s cultural heritage value
and attributes will be retained. Policy 3.1.5(23)
requires that a Heritage Impact Assessment
evaluate the impact of a proposed alteration
to a property on the Heritage Register, and/
or to properties adjacent to a property on the
Heritage Register. Policy 3.1.5(26) requires that
new construction on, or adjacent to, a property
on the Heritage Register will be designed to
conserve the cultural heritage values, attributes
and character of that property and to mitigate
visual and physical impact on it. The Official Plan
defines adjacent to include lands separated from
a property on the Heritage Register by a street or
right-of-way.

Retail
With respect to retail, Policy 3.5.3(1)(a) provides
that a strong and diverse retail sector will
be promoted by permitting a broad range of
shopping opportunities for local residents and
employees in a variety of settings. The policies of
Section 3.5.3 of the Plan – The Future of Retailing
– are still under appeal at the LPAT.

Implementation Policies
Policy 5.2.1(1) provides that Secondary Plans will
set the stage for reurbanization of a defined area
to stimulate and guide development in keeping
with the Plan’s objectives.
Policy 5.3.2(1) of the Official Plan provides that
while guidelines and plans express Council policy,
they are not part of the Plan unless the Plan has
been specifically amended to include them, and
do not have the status of policies in the Official
Plan adopted under the Planning Act.
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4.5 YONGE- EGLINTON
SECONDARY PLAN
The current Yonge-Eglinton Secondary Plan was
implemented through Official Plan Amendment
No. 405, which was adopted by City Council July
23-27, 2018. On June 5, 2019, the Minister of
Municipal Affairs and Housing approved OPA 405
with modifications and the secondary plan is now
in full force.

Character Areas
The subject site is classified as being within
the Bayview-Leaside Village Character Area
(see Figure 11: Map 21-2: Character Areas). The
Midtown Villages policies provide that historic
main streets that will continue to be vital retail
and service destinations for residents, workers
and visitors. These areas will accommodate a
mix of uses in well-proportioned buildings that
appropriately conserve heritage resources.
Buildings will reinforce the local character of
these main streets by providing narrow retail
frontages, frequent entrances and active
uses at grade. Their design will complement
planned public realm improvements, resulting
in comfortable, attractive and accessible public
spaces that support civic and community life
(Policy 1.3.2). Distinguishing features of each
Village consist of the generously-scaled setbacks
of the Bayview-Leaside Character Area with its
wide sidewalks and patios extending along the
street (Policy 1.3.2.e).
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Area Structure
Policy 2.1.1 states that not all areas within
the Secondary Plan area will experience the
same levels of intensification. The intensity of
development, building types, heights and land
uses are set out in this Plan to ensure that:
a. Midtown is a complete community that offers
and supports opportunities for people of all
ages and abilities to conveniently access the
necessities of daily living;
b. the vitality and liveability of Midtown’s
collection of character areas is maintained,
inclusive of the areas designated Mixed Use
Areas and Apartment Neighbourhoods;
c. development and infrastructure are planned
in tandem; and
d. the built form of development is transitsupportive, compatible with surrounding
areas and meets the desired character of the
area in which a development is located.

Land Use Policies
Map 21-4: Land Use Plan identifies the subject site
as being within Mixed Use Areas “C” (see Figure
12). Policy 2.5.9 states that Mixed Use Areas “C”
include commercial main streets characterized
by continuous at-grade narrow-frontage retail,
service and institutional uses with office,
other commercial and residential uses above.
A mix of residential, retail and service, office,
institutional, entertainment and cultural uses
will be permitted. Parks and open spaces are also
permitted. New stand-alone retail stores and
vehicle-related uses will not be permitted.

SUBJECT
SITE

Figure 11 - Map 21-2: Character Areas

SUBJECT
SITE

Figure 12 - Map 21-4: Land Use Plan
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Retail Streets

Public Realm

The portion of Bayview Avenue adjacent to the
subject site is identified on Map 21-5: Retail
Streets as a Priority Retail Street (see Figure 14).
Policy 2.6.1 provides that development on Priority
Retail Streets will:

As it relates to the subject site, Policy 3.1.4
provides that pedestrian and public realm
improvements will be prioritized to support the
Priority and Secondary Retail Streets identified
on Map 21-5. In addition, the following will be
prioritized, in accordance with the applicable
legislative framework for the provision of
community benefits:

a. include a continuous frontage of at-grade,
pedestrian-oriented retail and service uses
and/or community service facilities. Atgrade residential uses will generally not be
permitted except for residential lobbies on
mid-block sites;
b. design for retail stores and service uses
with frequent entrances and architectural
detailing. Store frontages should generally
appear to be five to ten metres in width to
reflect historic main street lot and building
fabric or to achieve the fine-grain rhythm in
other areas;
c. be required to have retail stores at grade with
a minimum depth of generally 15 metres along
the frontage of a building;
d. generally provide a minimum floor-to-ceiling
height of 4.5 metres except where the
historic character of a block includes a lesser
prevailing floor-to-ceiling height;
e. only include retail above or below grade when
a retail store(s) is provided on the ground floor;

a. the extension and enhancement of existing
and proposed parks;
b. the creation of privately-owned publiclyaccessible spaces (POPS), including but not
limited to forecourts, gardens, plazas and
landscaped courtyards;
c. the provision of additional street trees,
understory plantings and street furniture
within streets and adjacent setbacks;
d. re-allocating space within public streets to
prioritize pedestrians, cyclists and public
transit; and
e. the provision of public art.
Policy 3.1.5 further states that pedestrian and
public realm improvements, where provided
in accordance with the applicable legislative
framework for the provision of community
benefits, will:

f. provide prominent entrances with direct
access from public sidewalks;

a. improve pedestrian safety, comfort and
accessibility for users of all ages and abilities;

g. limit the width of residential lobbies.
Residential lobbies will be encouraged to
be located adjacent to side streets where
possible; and

b. improve pedestrian movement, connectivity
and circulation by providing more generous
pedestrian clearways and new or improved
pedestrian linkages, such as mid-block
connections, walkways, paths and access
points, and shortening pedestrian street
crossings;

h. provide a high degree of visibility to allow
for a two-way visual exchange. Ground-level
facades should have windows for up to 70 per
cent of the frontage, except where this would
disrupt the existing character and rhythm of a
particular area.
Policy 2.6.3 provides that retail stores exceeding
3,500 square metres of gross floor area will not
be permitted in the Secondary Plan area. The
proposed retail space does not exceed this size.
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c. create seamless and integrated pedestrian
connections to transit stops and other
climate-controlled walkways;
d. improve pedestrian wayfinding;
e. create vibrant public spaces that encourage
public life; and
f. support and reinforce existing historic places
and local character.

SUBJECT
SITE

Figure 14 - Map 21-5: Retail Streets

Policy 3.1.7 states that development will reduce
the impact of vehicular, loading and servicing
activities on the public realm. This will be
accomplished by:
a. reducing, consolidating and eliminating
existing vehicular curb cuts, limiting the
introduction of new curb cuts and designing
adjacent buildings, structures and open
spaces to promote visibility at driveways and
laneway intersections;
b. reducing and removing existing front yard
drop-off areas and restricting new front yard
drop-off areas;
c. reducing and prohibiting surface parking lots
and commercial boulevard permit parking
and locating parking in below-grade parking
structures;

d. restricting above-grade parking structures
only to sites where it has been satisfactorily
demonstrated that below-grade parking
alternatives are not technically feasible and
where above-grade structures are faced with
active uses adjacent to streets, parks, open
spaces and mid-block connections;
e. co-ordinating and sharing access and
servicing areas between properties, where
possible;
f. ensuring clear, straight, wide, unobstructed
pedestrian clearways; and
g. where technically feasible, providing separate
pedestrian clearways and adequate lighting
where laneways can also serve as mid-block
pedestrian connections.
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Mobility
Map 21-9: Midtown Mobility Network identifies
Bayview Avenue as a Major Street and Davisville
Avenue as a Primary Street (see Figure 15).
Policy 4.3 states that Major Streets are important
main streets that provide direct and continuous
transportation routes within and across the
Secondary Plan area and that connect with the
surrounding city. Major Streets will:
a. be prioritized for specialized urban design
treatment that enhances identity and reflects
their prominence as important public spaces
with the highest quality pedestrian amenity;
b. provide direct and continuous walking and
cycling routes to destinations and transit
stations with wide, generous sidewalks and
unobstructed clearways to accommodate the
highest intensity of pedestrian and cycling
movement and activity;
c. support surface transit routes and stops;
d. support Midtown’s retail streets and active
building frontages;
e. provide safe and protected crossing locations
for pedestrians and cyclists; and

f. be designed to include space to grow street
trees.
Policy 4.4 provides that Primary Streets are
intermediate streets that serve a local focus
and provide connectivity and access to and
between Midtown’s employment nodes and other
destinations, such as schools, major parks and
open spaces, community service facilities and
surface transit stops. These streets will:
a. be designed as vibrant streets in association
with the Public Realm Moves and other public
realm objectives;
b. provide integrated, legible and dedicated
walking and cycling connections to Major
Streets and other destinations; and
c. contribute to recreational amenity.
As it relates to laneways, Map 21-9 also identifies
a new laneway on the subject site. Policy 4.9
states that development will locate vehicle entry
points on side streets and connect with existing
laneways where technically possible (see Figure X)

SUBJECT
SITE

Figure 15 - Map 21-9: Midtown Mobility Network
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Policy 4.10 provides that where a laneway is
not feasible as a public laneway and/or does
not connect to other laneways or public roads,
surface public easements will be secured over
private lands to secure public access to the
laneway, where reasonable.
Policy 4.11 further provides that laneways
will primarily support vehicular and servicing
access to buildings to reduce the need for direct
driveway accesses from Major Streets and to
reduce conflicts with pedestrians and cyclists on
the street and sidewalk.
The Secondary Plan includes policies related to
cycling, transit and parking. Policy 4.29 provides
that a Travel Demand Management (“TDM”)
strategy will be required as part of a complete
application. Policy 4.32 provides that appropriate
minimum and maximum parking standards
will be established for development which will
be determined based on proposed land uses,
proximity to transit stations, shared parking
principles and the use of TDM measures.

Built Form
With respect to built form, Policy 5.1.1 states that
growth and intensification will be accommodated
in a variety of building types and scales suitable
and appropriate to the existing and planned
context of the character areas that comprise
Midtown while enhancing the liveability of a
building’s surroundings and the spaces within
the building. The following built form principles
are relevant to the subject site:
• provide a variety of building types with a range
of heights to fit with the planned character,
promote localized sense of place and create
a distinct skyline that reinforces Midtown’s
location in the city’s urban structure;
• allow for compatible low-rise development
in Neighbourhoods and provide transition
from Mixed Use Areas and Apartment
Neighbourhoods through a variety of contextappropriate approaches that adequately
limit shadow and privacy impacts, such as
transitioning building heights, inclusive
of base buildings, placing buildings in
landscaped settings with building setbacks,
or a combination thereof;

• enhance the character and form of the Midtown
Villages, and be compatible with the streetwall
heights, cornice lines, narrow frontages and
the provision of other architectural detailing
and finishes that are compatible with the
heritage character;
• promote active street life and “eyes on the
street” by ensuring buildings frame and
animate streets, parks and open spaces, with
active uses at grade, windows to allow for a
two-way visual exchange, ensuring clearly
defined and visible entrances from the public
realm, and encouraging the highest quality of
architecture and landscape architecture;
• ensure liveable and comfortable spaces
that also contribute to a resilient future by
locating, designing and massing buildings to
mitigate the cumulative impact of multiple tall
buildings, ensuring adequate access to sky
view from the public realm, allowing adequate
sunlight to penetrate to the street, and
ensuring good wind conditions in all seasons;
and
• provide adequate access to sunlight along the
Midtown Villages, Park Street Loop, Eglinton
Green Line, major pedestrian routes and parks
and open spaces to create great places for
people to walk, shop, relax and play, having
regard to the varied nature of these areas.

Building Types
Policy 5.3.19(a) provides that mid-rise buildings
will generally provide a stepback along all
street frontages to be compatible with existing
character. Stepbacks will generally be required
above the second storey in the Midtown Villages,
and the Davisville Station (properties located
north of Davisville Avenue), Montgomery Square,
Mount Pleasant North and Mount Pleasant
Station Character Areas.
Policy 5.3.20(a) further provides that building
stepbacks along all street frontages will be
utilized to achieve a continuous and consistent
streetwall or rhythm of buildings and open
spaces along the street edge, provide good
proportion between buildings and provide for
adequate sunlight on sidewalks. Stepbacks will
generally be required above the sixth storey in
the Mount Pleasant Station, Bayview-Leaside,
Mount Pleasant South, Mount Pleasant Gateway
and Eglinton Green Line Character Areas, as well
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as in the Bayview Focus Character Area except
along Roehampton Avenue where buildings will
step back above the fourth storey.

c. the additional storeys will be stepped back
from the street to minimize its appearance
from the street.

Policy 5.3.23 states that mid-rise buildings may
be required to be set back along side streets
to provide transition to the front yard setback
of adjacent residential properties and/or to
complement the landscaped character or historic
conditions of respective Character Areas.

In this instance, it is our opinion that the
proposed building 9-storey building conforms
to the foregoing policies for the reasons set out
in Section 5 of this report and will not require an
Official Plan Amendment.

Policy 5.3.24 states mid-rise buildings may be
required to step back the mass of buildings
for sites with side street frontage to allow for
adequate sunlight on the sidewalk(s) of side
streets. The massing and stepbacks will ensure
good proportion between mid-rise buildings on
either side of the side street.
Policy 5.3.26 provides Mid-rise buildings will
provide for a stepping down of heights to the
rear setback line for properties that abut lands
designated Neighbourhoods, inclusive of any
existing public laneways, except in the Henning
Character Area where mid-rise office and
commercial buildings exist and are permitted.
Policy 5.3.27 provides that, in instances where the
rear of the property is at a different grade level
than the primary street frontage, the required
stepping should be taken from the lowest grade
elevation of the adjacent property located along
the rear property line.

Building Heights
Policy 5.4.1 provides that all buildings within a
Midtown Village will have a minimum height of 3
storeys. Policy 5.4.3 provides a maximum height
of 8 storeys in the Bayview-Leaside Village.
With respect to Midtown Mid-rise sites, Policy
5.4.10 states that additional storeys may be
considered without an amendment to this Plan,
provided the applicant demonstrates to the City’s
satisfaction that:
a. there will be adequately limited shadow
impacts on any public street;
b. the additional storeys fits within any required
angular plane and will be progressively
stepped back from adjacent areas designated
Neighbourhoods, Parks and Open Space Areas
and any side streets; and
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Amenity Space
As it relates to amenity space, Policy 5.7.1 provides
that indoor amenity space will be encourage to
be located at or above grade; located in visible
and accessible locations for the building’s
inhabitants; designed and built with high-quality
and durable materials; and designed to provide
elements and programming that respond to a
variety of users of all ages and abilities, including
but not limited to seniors and children.
Outdoor amenity spaces will be sited and
designed to provide for adequate sky views and
sunlight in the space; generally ensure wind
conditions that are suitable for the proposed
use of the outdoor amenity space; include trees
and/or other landscaping, where possible; and
promote use in all seasons, where possible
(Policy 5.7.2).

Housing
Policy 7.1 provides that development containing
more than 80 new residential units will include:
a. a minimum of 15 per cent of the total number
of units as 2-bedroom units;
b. a minimum of 10 per cent of the total number
of units as 3-bedroom units; and
c. an additional 15 per cent of the total number
of units will be a combination of 2-bedroom
and 3-bedroom units, or units that can be
converted to 2-bedroom and 3-bedroom
units through the use of adaptable design
measures.
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As the subject site abuts a zone in a residential
category, the building must fit within a 45 degree
angular plane taken from a height of 10.5 metres,
setback 7.5 metres from the rear property line (as
the site is considered a “shallow lot”). The zoning
also prohibits a building from penetrating a 45
degree angular plane taken from a height equal
to 80% of the street right-of-way width for those
elevations facing a public street.
Exception CR 2227 states that the site is subject
to Exception 900 11.10(2) (Exception CR 2) and
the prevailing Section of Zoning By-law 438-86,
Exceptions 12(2) 118, 12(2) 119 and 12(2) 270(a).
Exception CR 2 provides area-specific provisions
relating to parking requirements.

Zoning By-law 438-86
Under the former City of Toronto By-law 438-86,
as amended, the subject site is zoned MCR T3.0
C2.0 R2.5, with a maximum permitted height of
14.0 metres (See Figure 18 and 19).
The MCR (Mainstreets Commercial Residential)
zone category permits a full range of residential
uses and a wide range of non-residential uses,
including retail stores, offices, and restaurants.
The MCR T3.0 C2.0 R2.5 zoning permits a
maximum GFA of 3.0 times the area of the lot for
a combination of residential and non-residential
uses, a maximum GFA of 2.0 times the area of
the lot for non-residential uses and 2.5 times the
area of the lot for residential uses.
The site is also subject to a number of permissive
and restrictive exceptions, the most relevant of
which are Section 12(2)118 and 12(2)119, which
apply to the Yonge-Eglinton area.

SUBJECT
SITE

Figure 18 - Zoning By-law 438-86 – Zoning Map
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SUBJECT
SITE

Figure 19 - Zoning By-law 438-86 – Height Map

4.7 AVENUES AND MID-RISE
BUILDINGS STUDY

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

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 midrise building development Proposals along
Avenues for a monitoring period of approximately
two years. 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.
No new guidelines have yet been brought forward
for adoption.

The Performance Standards 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.

Section 3 of the Mid-rise Guidelines provides
a series of Performance Standards that are
intended to guide the design of mid-rise
buildings along Avenues. The Performance
Standards 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, which in
this instance would be for a shallow lot taken
at height of 10.5 metres, 7.5 metres from the
rear property line
• 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

4.8 GROWING UP URBAN
DESIGN GUIDELINES
In 2015, City Planning staff initiated a study
entitled “Growing Up: Planning for Children in New
Vertical Communities”. The study explored how
new multi-unit residential buildings and “vertical
neighbourhoods” can better accommodate
the needs of households with children. A staff
report summarizing the study process and draft
guidelines was adopted by City Council at its
meeting on July 5, 2017. Final Guidelines were
adopted by City Council at its meeting on July 28,
2020.
At the neighbourhood scale, the guidelines focus
on children’s experience in the city, promoting
independent mobility, and access to parks,
schools and community infrastructure. At the
building scale, the guidelines seek to increase the
number of larger units, encouraging the design
of functional and flexible amenity and common
spaces that support residents. At the unit scale,
the guidelines focus on size and functionality to
ensure that each dwelling unit provides the space
for the social functions of larger households.
The Growing Up Guidelines set out parameters
to guide the design of tall buildings for families,
which encourage the provision of “large units”
(i.e. two and three-bedroom sized units) and
ideal unit sizes. A minimum of 25% large units
are sought out in new developments, of which
10% should be three-bedroom units and 15%
should be two-bedroom units. The Growing Up
Guidelines recommend optimum unit sizes and a
range of unit sizes for these larger units, which
the Chief Planner is to monitor and track every
two years based on changes to trends in housing
occupancy.
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4.9 PET FRIENDLY
GUIDELINES
The City of Toronto has completed the Pet
Friendly Design Guidelines and Best Practices for
New Multi-Unit Buildings in December 2019. The
Guidelines seek to direct new developments to be
more supportive of the growing pet population
so as to reduce the current burden on the public
realm and provide pet amenities for high density
residential developments. The guidelines are to
inform the size, location and layout of pet friendly
facilities, and identify best practices for pet
friendly environments.
At the neighbourhood scale, the guidelines
consider the role of new developments and
understanding the context. At the building
scale, the guidelines encourage, amongst other
things, building amenities, pet relief areas, offleash areas, pet wash stations, winter design
and surface materials. At the unit scale, the
guidelines consider storage, bathrooms, finish
materials and customization.
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5.1 Intensification
Replacing a surface parking lot and single storey
stand-alone retail use with new mixed-use
mid-rise intensification on the subject site is
consistent with the policy directions articulated
in the PPS, the Growth Plan, the Official Plan,
and the Yonge-Eglinton Secondary Plan. Each
of these policy documents support mixed use
intensification and promotes residential infill
development within built-up areas, particularly
along a major street (including Avenues) where
there is adequate infrastructure, such as transit,
to support growth.
The subject site is currently underutilized as a
single storey building with an extensive surface
parking area. The existing low intensity of use is
not in keeping with the Official Plan’s Mixed Use
Areas policies, and the existing use would not be
permitted by the Yonge-Eglinton Secondary Plan,
which specifically prohibits new stand-alone
retail stores. The Plan notes that Mixed Use Areas
will absorb much of the new housing anticipated
in the coming decades, and that they will provide
for new jobs and homes for Toronto’s growing
population. Strong policy support is expressed
in the Official Plan for mixed-use intensification
in the Mixed Use Areas designation, in a form
that is intended to make efficient use of existing
infrastructure.
The optimization of density on the subject site is
consistent with both good planning practice and
overarching Provincial and City policy direction,
and the policy direction articulated in the YongeEglinton Secondary Plan subject to achieving
appropriate built form relationships. Additionally,
mixed-use intensification will continue to
contribute to the vibrancy of the Bayview Avenue
corridor, providing support for local commercial
and service commercial uses.
In our opinion, the existing zoning applying to
the subject site is outdated and has not been
updated to be consistent with the policies of the
PPS direction in a manner to “optimize” the use
of land and public investment in infrastructure
and public service facilities. In this regard,
“optimization” means making something “as fully
perfect, functional, or effective as possible”. As
stated, the existing zoning does not make use of
land and infrastructure in a way that is efficient or
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as effective as possible and does not reflect the
policy direction of the Yonge-Eglinton Secondary
Plan area, which permits a mid-rise built form
typology on the subject site.
In the explanatory text 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 to 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 nonrenewable resources. In this regard, the subject
site is well served by existing transit services
including high-frequency bus service that links
directly to Davisville Station and the future LRT
station located at Bayview Avenue and Eglinton
Avenue East.
Based on the foregoing, it is our opinion that
intensification of the subject site is appropriate
and desirable.

5.2 Land Use
The proposed residential and commercial uses
conform with the in-force Mixed Use Areas
designation and the existing CR and MCR zoning,
all of which permit a range of uses on the subject
site.
Specifically, the Mixed Use Areas designation
applying to the subject site provides for a broad
range of commercial, residential and institutional
uses, in single use or mixed-use buildings, as well
as parks and open space. The applicable zoning
reflects the Official Plan designation on the
subject site and supports the mixed-use vision
for these lands.
The proposed mix of residential rental units with
ground floor commercial uses implements the
development criteria set out in Policy 4.5(2) of
the Official Plan for Mixed Use Areas and Avenues
by creating a balance of high quality commercial
and residential uses that reduces automobile
dependency and meets the needs of the local
community. The proposed mix of uses will be
compatible with the lands adjacent to the subject
site (see Figure 20 and 21).
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The proposed retail space at grade will support a
broad range of shopping opportunities for local
residents which is compatible with the traditional
retail context along this portion of Bayview
Avenue, supporting the establishment of a highquality pedestrian environment. The proposed
retail will conform to the Official Plan’s general
retail policies and the Yonge-Eglinton Secondary
Plan’s policies related to Priority Retail Streets. In
particular, the Proposal will:
• include a continuous frontage of at-grade,
pedestrian-oriented retail;
• locate the residential lobby on the flankage
street;
• provide an open plan floorplate that can be
subdivided to allow for flexibility in the space
or for a larger format grocery store;
• have a depth that exceeds the minimum of 15
metres along the frontage of a building;
• have a floor-to-ceiling height exceeds the
minimum requirement of 4.5;
• provide prominent entrances with direct
access from public sidewalks; and
• provide a high degree of visibility.
The proposed rental tenure of the residential
units will contribute to the provision of a full
range of housing forms, tenure and affordability
in accordance with Official Plan Policy 3.2.1 as
well as 2.2.6(2) and (3) of the 2019 Growth Plan.
In accordance with the Secondary Plan, the
Proposal provides a minimum of 15 per cent of
the total number of units as 2-bedroom units;
a minimum of 10 per cent of the total number
of units as 3-bedroom units; an additional 15
per cent of the total number of units will be a
combination of 2-bedroom and 3-bedroom units.

5.3 Height, Massing and
Density
As stated above, the subject site is an appropriate
location for intensification in land use policy
terms. From a built form perspective, the subject
site is a contextually appropriate location for midrise buildings given its location within the YongeEglinton Secondary Plan area on a Midtown MidRise site within the Bayview-Leaside Village
Character Area.

The proposed height of 9-storeys (29.55 metres to
the top of the roof level, or 31.85 metres including
the mechanical penthouse) is appropriate for
the corridor’s existing and planned built form
context. The proposed height to the top of the roof
is generally consistent with the existing width of
Bayview Avenue (27 metres), in accordance with
the 1:1 ratio typically used to evaluate appropriate
heights for mid-rise buildings.
From a policy perspective, Policy 5.4.3(m) of
the Yonge-Eglinton Secondary Plan permits a
maximum height of 8-storeys on the subject site,
however Policy 5.4.10 provides that additional
storeys may be considered without amendment
to the Secondary Plan provided that shadow
impacts are limited, that the additional storeys
fits within any required angular plane, and that
the additional storeys are stepped back from
the street. As outlined below, the proposed
built form meets these conditions and therefore
an additional storey is appropriate, and no
amendment to the Secondary Plan is required.
In terms of context, there are existing and
approved mid-rise buildings along the Bayview
corridor which contribute to the village character
of this street. Although the Proposal is greater
in height than what has already been built or
approved, it is in keeping with the vision for the
corridor, as set out in the recently approved
Yonge-Eglinton Secondary Plan.
From a massing perspective, the Proposal
employs a mid-rise typology where the building
mass is stepped back along the Bayview Avenue
frontage. At the rear (west) where the subject site
abuts Neighbourhoods designated properties,
the building is stepped back within a 45-degree
angular plane for a shallow lot as set out in the
mid-rise guidelines and zoning by-law (see
Figure 22). The stepping of the building provides
built form transition and mitigates any potential
shadowing and overlook impacts on adjoining
properties.
In terms of the building siting, the proposed
setback of 7.5 metres to the rear allows for a
publicly accessible laneway and a landscape
buffer, separating the new building from the
adjacent Neighbourhoods lands while also
providing functional access to the proposed
building, in accordance with the mid-rise
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building standards. Along the street frontages on
Davisville and Bayview, the building is built to the
lot line, in keeping with the pattern of retail along
the corridor. Given the size of the boulevard along
Bayview, which provides for a 6 metre curb-tobuilding-face setback, a sufficient pedestrian
clearway can still be maintained without an
additional setback. Along the north property
line the building will not contain windows so as
to allow for future redevelopment of the block
without impacts.
In accordance with Policy 5.3.1(9)(a) of the
Secondary Plan, the Proposal steps back 1.5
metres above the second storey, resulting in a
streetwall of 8.65 metres, which appropriately
frames the street at a pedestrian scale. In keeping
with Policy 5.3.20(a), the building steps back
an additional 1.5 metres above the sixth storey
from Bayview Avenue. As the residential units
on the 9 th storey fit within the 45-degree angular
plane, this additional storey is appropriate and in
keeping with the policies for mid-rise buildings
set out in the Secondary Plan.
From a density perspective, it is our opinion that
the proposed density of 4.31 FSI is appropriate
and desirable. It is important and appropriate
from a planning policy perspective to optimize
density on the subject site, as outlined in Section
5.1 above. It is noted that neither the Official
Plan nor the Secondary Plan includes density
limitations (both generally and specifically for the
subject site). The Official Plan provides that land
use designations are generalized, leaving it to the
Zoning Bylaw 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 subject
site based on specific built form design, context
and urban structure considerations, rather than
on the basis of density numbers.

5.4 Built Form Impacts
Light, View and Privacy Impacts
Light, View and Privacy (“LVP”) impacts are
generally dealt with through a combination of
spatial separation, orientation and mitigating
measures between buildings. The accepted LVP
standard for mixed use sites is the CR zoning
in Zoning By-law 569-2013, which specifies
a minimum setback of 5.5 metres from main
windows of dwelling unit to property lines that
are not street lines and a minimum separation
distance of 11 metres between facing main
windows of dwelling units on the same site.
In our opinion, the Proposal will have no
unacceptable built form impacts on surrounding
streets or properties. In this regard, the subject
site is located on the west side of a major
street and is well separated from any existing
or potential residential uses to the east. To the
west, the subject site abuts residentially zoned
properties and provides a minimum rear yard
setback of 7.5 metres. There are no rear-facing
residential windows until the third floor, which
is setback 13.6 metres from the rear property
line. Windows in the upper floors of the Proposal
are set further away as the building terraces in
accordance with the rear angular plane. To the
north the Proposal is built to the lot line, but
does not include any windows or other openings
avoiding concerns for LVP impacts if the site to
the north was to redevelop. To the south, the
Davisville Avenue right-of-way of 18 metres
provides ample separation, limiting any LVP
impacts.
In order to assess shadow impacts, a shadow
study was undertaken by Quadrangle Architects
Limited for the proposed development at March
21s, June 21st, September 21st and December 21st
for each hour between 9:18 a.m. and 6:18 p.m. In
this regard, Official Plan Policy 3.1.2(5) provides
that development will be located and massed to
fit within the existing and planned context, define
and frame the edges of the public realm with
good street proportion, fit with the character,
and ensure access to direct sunlight and daylight
on the public realm. The policies specific to
Mixed Use Areas provide that new buildings will
adequately limit shadow impacts on adjacent
Neighbourhoods, particularly during the spring
and fall equinoxes (Policy 4.5(2)(d)).
Planning & Urban Design Rationale
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There are Neighbourhoods to the south, west and
east of the subject site. On March / September
21st, there is incremental shadow impact at 9:18
a.m. and 10:18 a.m. on the rear yards on the east
side of Whitewood Road and on the south side
of Millwood Road. Shadowing from the proposed
development remains off Neighbourhoods
designated properties until later in the day
when there is minor incremental shadow impact
after 4:18 p.m. for Neighbourhoods designated
properties located on east side of Bayview
Avenue on the Leaside Apartments Courtyard.
On June 21st, there will be minimal incremental
shadow impact on Neighbourhoods properties
to the west at 9:18 a.m., and minor incremental
shadow impact after 5:18 p.m. on the Leaside
Apartments Courtyard.
On December 21st, there is incremental shadow
impact at 9:18 a.m. and 10:18 a.m. for the lands
to the west, and incremental shadow impact after
3:18 p.m. on the Leaside Apartments Courtyard.
In terms of shadow impacts on nearby parks and
open space, the closest designated open space
area is Mount Pleasant Cemetery to the south of
the subject site. The study shows there would be
no shadowing to the cemetery as a result of the
proposed development.
Based on the foregoing, it is our opinion that
the incremental shadow impacts are adequately
limited on neighbouring streets, properties and
open spaces, particularly low-rise residential
areas and parks, in accordance with Official Plan
policies, including Policy 5.4.10 of the YongeEglinton Secondary Plan.

Wind Impact
Theakston Environmental have prepared a
Preliminary Pedestrian Level Wind Study in
support of the application on August 7, 2020.
Their report provided that the pedestrian
level wind and gust velocities measured were
determined well within safety criteria and most
are within the comfort criteria. Based upon their
analysis, wind conditions on and around the
proposed development are predicted to be mainly
suitable for standing, or better, year-round, under
normal to high ambient wind conditions, with a
few localized areas realizing windier conditions,
suitable for walking.
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The proposed development’s building would
penetrate winds that currently flow over the
subject site. The increased blockage relative to
the existing setting causes wind to redirect to flow
over the building, without consequence, and/or,
depending upon the angle of incidence, around,
or down the building towards the pedestrian
level, as downwash. At the pedestrian level, the
winds redirect to travel horizontally along the
building, around the corners and beyond, creating
windswept areas at or near the building’s corners
and/or in gaps between. Under winter wind
conditions with winds emanating from specific
directions, the gap along Davisville Avenue and
the neighbouring mid-rise building to the south
may be windy from time to time but remains
appropriate to the intended purpose much of
the time. These conditions were effectively
moderated by the building’s modest height,
stepped westerly façade, and wind friendly
surroundings. Ongoing urban intensification of
the surroundings will cause the wind’s boundary
layer profile to thicken or reduce the propensity
for wind to downwash to the pedestrian level.
The development is punctuated with terraces
and stepbacks that discourage downwash
associated with prevailing winds. This results in
a moderate upset to the impending wind climate
realized at the subject site with inclusion of the
proposed development, relative to the existing
setting. Where mitigation was required, it was
achieved through the incorporation of design
features including stepped facades, overhangs,
canopies, balconies, landscaping, planting and
others. The mitigation features contribute to
pedestrian comfort conditions that are suitable
to the context. Additional mitigation in the form
of windscreens and/or plantings appropriately
positioned about the Rooftop Amenity Spaces
would extend the usefulness of outdoor activity
areas further into the shoulder seasons.
Based on the foregoing, it is our opinion that
the wind impacts are adequately limited, in
accordance with Official Plan policies. The study
confirms that comfort conditions expected at
the subject site are in many cases improved, or
similar to the existing setting, and considered
acceptable to the urban context.

5.5 Urban Design
In our opinion, the Proposal is appropriate and
desirable in urban design terms and conforms
with the applicable built environment policies
of the Official Plan. In particular, the proposed
development conforms with the built form and
design policies, in particular Policies 3.1.2(1),
3.1.2(3), 3.1.2(4), 3.1.2(5), 3.1.2(6), 3.1.2(10), 3.1.3(4),
3.1.3(5) and 4.5(2), as set out below:
• the proposed building face is sited parallel
to both the Bayview Avenue and Davisville
Avenue street edges and the design gives
prominence to the corner;
• main entrances to the building will be clearly
visible and directly accessible from the public
sidewalk;
• active uses at grade, including commercial
uses along the entirety of Bayview Avenue,
will animate the public realm;
• servicing, loading and vehicular parking will
be shared to minimize impact, and will be
screened and located internally to the mid-rise
building, with parking located underground;
• the Proposal will incorporate a variation in
design elements that will contribute to the
character, scale and animation of the public
realm;
• indoor and outdoor amenity space will be
provided within the proposed building,
creating
additional
opportunities
for
recreation and leisure; and
• balconies are proposed for the use of
residents.
In accordance with the Secondary Plan policies,
the Proposal conforms with the following relevant
policies as the proposed built form will:
• Meets the minimum requirement of a 4.5
metre ground floor height;
• along Bayview Avenue, be stepped back
1.5 metres above the second storey and 1.5
metres above the sixth storey;
• along Davisville Avenue, be stepped back 1.5
metres above the second storey;
• Generally be in accordance with the applicable
45-degree angular plane taken from the
adjacent Neighbourhoods designation;

• provide for an overall building height of 9
storeys, in accordance with those policies set
out in Policy 5.4.10; and
• adequately limit shadow impacts on any public
street.
The Proposal also has regard for the Mid-Rise
Building Performance Standards. In our opinion,
the design of the proposed mid-rise buildings
is generally in keeping with the applicable
guidelines set out in the Mid-Rise Building
Guidelines, as follows:
• Performance Standard #1. Maximum Allowable
Height: The maximum allowable height of
buildings on the Avenues will be no taller than
the width of the Avenue right-of-way.
The Bayview Avenue right-of-way is approximately
27 metres, while the proposed building will have
a height of 29.55 metres, plus an additional 2.3
metres to the top of the mechanical penthouse.
Although modestly taller than the right-ofway, the Proposal will provide a logical and
appropriate transition in scale to the adjacent
low-rise buildings, achieved through by keeping
the majority of the built form within a 45-degree
angular plane.
• Performance Standard #2. Minimum Building
Height: All new buildings on the Avenues must
achieve a minimum height of 10.5 metres (up
to 3 storeys) at the street frontage.
The Proposal provides for a step-back above
the second storey (8.65 metres) in accordance
with the development standards set out by the
Yonge-Eglinton Secondary Plan Policy 5.3.19. The
intent to provide for a consistent streetwall at a
pedestrian scale is achieved.
• Performance Standard #3. Minimum Ground
Floor Height: The minimum floor to floor height
of the ground floor should be 4.5 metres to
facilitate retail uses at grade.
The floor to floor height of the ground floor is 5.4
metres, exceeding the required minimum.
• Performance Standard #4A. Front Façade:
Angular Plane: The building envelope should
allow for a minimum of five hours of sunlight
onto the Avenue sidewalks from March 21st to
September 21st.

• ensure a minimum streetwall height of 2
storeys;
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The building envelope allows for sunlight from
9:18 am until 3:18 pm on the east side of Bayview
Avenue and sunlight from 9:18 am until 1:18 pm
on the west side of Bayview Avenue during March
21st & September 21st. It should be noted that
an as-of-right building structure would achieve
generally same level of shadowing on both the
west and east side of Bayview Avenue.
• Performance Standard #4B. Front Façade:
Pedestrian Perception Step-back: “Pedestrian
Perception” step-backs on buildings taller
than 23 metres should be required to mitigate
the perception of height and create buildings
at the street that are of a comfortable scale
for pedestrians.
Stepbacks are provided above Level 2 (at 8.65
metres) and Level 6 (at 20.05 metres) to mitigate
the perception of height and ensure there is a
comfortable scale for pedestrians on the street.
• Performance Standard #5A. Rear Transition
to Neighbourhoods: The transition between
a deep/shallow Avenue property and areas
designated Neighbourhoods, Parks and Open
Space Areas, Natural Areas, Employment
Areas and Apartment Neighbourhoods to the
rear should be created through setbacks and
other provisions.
To the rear, where the Proposal abuts designated
Neighbourhoods, the building generally adheres
to a 45 degree angular plane taken from a height
of 10.5 metres and setback of 7.5 metres, with
the exception of parapets and safety railings as
well as a very slight protrusion of the top floor
and narrow elevator. This creates an appropriate
transition in built form from the proposed
building to the lands to the west.
• Performance Standard #6. Corner Sites:
Heights and Angular Planes: On corner sites,
the front angular plane and heights that
apply to the Avenue frontage will also apply
to the secondary street. Exceptions to this
condition may include key locations where
design features should give prominence to
the corner.
The proposed south façade (Davisville Avenue)
includes a high quality articulated design
inclusive of a primary residential entrance
and lobby. It is our opinion that this conforms
to the Yonge-Eglinton Secondary Plan and is
complementary to the street.
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• Performance Standard #7A. Minimum Sidewalk
Zones: Mid-rise buildings may be required to
be set back at grade to provide a minimum
sidewalk zone.
The proposed building is set back approximately
6.0 metres from the Bayview Avenue curb,
ensuring an appropriate sidewalk width (see
Figure 23).
• Performance Standard #7B. Streetscapes:
Avenue streetscapes should provide the
highest level of urban design treatment
to create beautiful, safe and accessible
pedestrian environments and great places to
shop, work and live.
New streetscaping, using high quality materials
and tree planting, will be provided along the
street frontages. These details will be secured
through the Site Plan Control process.
• Performance Standard #8A. Side Property
Line: Continuous Street Walls: Mid-rise
buildings should be built to the side property
lines, to create continuous façades along the
Avenues and avoid blank site walls.
The building will be built to its interior side
property line, creating a continuous streetwall
along Bayview Avenue.
• Performance Standard #8B. Side Property
Line: Limiting Blank Side Walls: Blank sidewalls
should be designed as an architecturally
finished surface and large expanses of blank
sidewalls should be avoided.
The building has been designed with material
changes in the type of brick to delineate the
storeys along the east (Bayview) and south façade
(Davisville). The north façade will incorporate
varied materials to interrupt the continuity of a
blank wall.
• Performance Standard #8C. Side Property
Line: Stepbacks at Upper Storeys. There
should be breaks at upper storeys between
new and existing, or multiple new mid-rise
buildings, providing sky-views and increased
sunlight access to the sidewalk. This can
be achieved through side stepbacks of 5.5.
metres above the 6 storeys.
The proposed building includes an articulated
design that includes an additional angled setback
at the upper levels on the north portion of the
building. This will serve to mitigate the canyon
effect and address the intent of this guideline.

Drawings and specifications, as instruments of service, are the
property of PMA Landscape Architects Ltd., the copyright in the same
being reserved to them. No reproduction may be made without the
permission of PMA Landscape Architects Ltd.
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• Performance Standard #12. Balconies and
Projections: Balconies and other projecting
building elements should not negatively
impact the public realm or prevent adherence
to other Performance Standards.
The front integral balconies are inset and are
considered as part of the building massing; the
rear facing balconies are incorporated into the
building setbacks as terraces.
• Performance Standard #13. Roofs and
Roofscapes: Mechanical penthouses may
exceed the maximum height limit by up to 5
metres but may not penetrate any angular
planes.
The mechanical penthouse has a height of 5.5
metres but is partially integrated into Level 9 and
therefore only extends beyond the roof of the
residential units by 2.3 metres. A small portion of
the elevator overrun and mechanical penthouse
area encroaches within the angular plane, but
generally meets the intent of this guideline.
• Performance Standard #14. Exterior Building
Materials: Buildings should utilize high-quality
materials selected for their permanence,
durability and energy efficiency.
The treatment of the building exterior will provide
for different architectural expressions and highquality materials, to be secured through the Site
Plan Control application process.
• Performance Standard #15. Façade Design
and Articulation: Mid-rise buildings will
be designed to support the public and
commercial function of the Avenue through
well-articulated and appropriately scaled
façades.
The Bayview Avenue frontage is dedicated to
retail space which animates the street with
windows and entrances whereas the Davisville
Avenue frontage will provide a residential lobby.
The street facades will be very visually engaging
and include vertical and horizontal articulation to
break up the building mass.
• Performance Standard #16A. Vehicular Access:
Wherever possible, vehicular access to onsite parking, loading, and servicing facilities
should be provided from local streets and rear
lanes, not from the Avenue.
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Vehicular access is provided at the rear of the
building, accessed from the surface easement
from Davisville Avenue, and not the Avenue.
• Performance Standard #17. Loading and
Servicing: Loading, servicing and other
vehicular related functions should not
detract from the use or attractiveness of the
pedestrian realm.
Loading will be provided at the rear of the
building, accessed from the surface easement
from Davisville Avenue, and will not detract from
the pedestrian realm.
• Performance Standard #18. Design Quality:
Mid-rise buildings will reflect design excellence
and green building innovation utilizing highquality materials that acknowledge the public
role of the Avenues.
The building will be designed with highquality materials, with architecture that is
complementary to and compatible with its
surroundings and will implement high quality
streetscaping. The development will comply with
the Toronto Green Standards.

5.6 Transportation
A Transportation Impact Study dated August
2020 has been prepared by LEA Consulting Ltd. in
support of the rezoning and site plan application.
The study concludes that the subject site is well
positioned to take advantage of existing and
future public transportation infrastructure such
as the Eglinton LRT.
The Study draws the following conclusions:
The subject site is well served by existing bus
routes (TTC), including the 11 Bayview and 28
Bayview South and 88 South Leaside which
provide connections to Davisville Subway Station
and St Clair Subway Station on Yonge University
Line 1.
• The subject site is also in close proximity
to the future Eglinton Crosstown LRT with
the closest station (Leaside Station) at the
intersection of Bayview Avenue and Eglinton
Avenue; an approximate 12-minute walk or
5-minute bicycle ride north of the subject site.
• Overall, the proposed development is
forecasted to generate a net total of 26 new
vehicle trips (-1 inbound and 27 outbound) in
the weekday AM peak hour;

• A total of 27 new vehicle trips (16 inbound and
11 outbound) in the weekday PM peak hour,
and ;
• A total of 17 new vehicle trips (11 inbound and 6
outbound) in the Saturday peak hour.
• The subject site will apply the City of Toronto
By-law 569-2013 Policy Area 4 parking rates,
which require a total of 173 parking spaces.
The proposal has provided justification in
support of the reduced supply of 170 spaces:
○ The proposed residential parking supply
is considered to be an appropriate given
the subject site’s transportation context,
walkability of the neighbourhood, and the
proposed development’s commitment
to reducing SOV trips in line with the
applicable TGS targets.
• The Proposal will provide 170 bicycle parking
spaces(145 Long-term and 25 short-term)
that satisfies the zoning by-law requirements
and TGS standards applicable to the proposed
development.
In addition to the justification of parking spaces,
a number of Traffic Demand Management
strategies are recommended to be implemented
in order to reduce Single Occupant Vehicle (SOV)
Trips. The strategies include the following:
• Parking and loading facilities are proposed to
be accessed via Davisville Avenue to support
a continuous pedestrian environment along
Bayview Avenue.
• Bicycle parking is proposed to be provided in
accordance with TGS Version 3 requirements
to encourage cycling as a travel mode for
future residents and their families and visitors.
• It is recommended that the property
management make materials and information
available to residents regarding PRESTO
and the future Eglinton Crosstown LRT at an
accessible location (e.g. Lobby).
• It is recommended that the sale of parking
spaces be unbundled from the sale of a
residential unit as prospective residents will
be able to choose to travel by alternative
transportation modes without having to pay
for the cost of parking.
Overall, the Study concludes that the proposed
parking ratios can be justified, and through the
implementation of TDM strategies, additional
SOV trips can be potentially reduced in the area.

5.7 Servicing
A Functional Servicing and Stormwater
Management Report dated August 2020 has
been prepared by Husson Engineering and
Management in support of this application.
The report demonstrates that the proposed
development can be serviced through the
utilization of existing without any adverse impact
to the municipal services of the surrounding
area. The stormwater management design for
the subject site has been designed to meet the
criteria outlined by the City and the MOECC
Guidelines. The plan will consist of the following:

Water Servicing
• The proposal will connect to the existing
300 mm watermain on Bayview Avenue to
service the proposed development. Sufficient
pressure for domestic and fire flows will be
confirmed prior to resubmission after the
hydrant flow test is completed.

Sanitary Servicing
• Sanitary drainage from the proposed
development can be conveyed to the existing
450 mm combined sewer on Davisville Avenue.
The additional flows will not adversely affect
the downstream system.

Stormwater Management
• The existing storm sewer on Bayview
Avenue adjacent to the subject site can be
used to direct the flows from the proposed
development to the existing storm sewer
system downstream of the subject site.
• There is sufficient capacity in the storm sewer
to convey the proposed storm flows as per
City Design Criteria.
In order to meet the requirements of the City’s
WWFM Guidelines, both SWM systems will be
incorporate the following key characteristics:
• Peak flows will be controlled using a cistern
such that the post development flows from
the proposed development area in the 100year storm event will not be greater than
42.4L/s, as required.
• The water balance targets for the subject site
are achieved through the proposed landscape
areas and proposed water re-use with the
proposed cistern.

Planning & Urban Design Rationale
1466 and 1500 Bayview Avenue

59

• Quality control is provided through the use
of a StormFilter unit, rooftop and landscaped
areas.
The Functional Servicing Report concludes
that the existing municipal infrastructure
along Bayview Avenue and Davisville Avenue
can adequately accommodate the Proposal for
water distribution, sanitary sewers and storm
sewers with no adverse impacts to the system.
Therefore, based on the information provided
herein, the stormwater management and site
servicing requirements for the Zoning by-law
Amendment have been met.

5.8 Heritage Considerations
A Heritage Impact Assessment (“HIA”) has
been prepared by ERA Consultants (September
2020) to assess the impact of the Proposal on
recognized heritage properties adjacent to the
subject site. The report confirms that the subject
site is neither listed on the Toronto Heritage
Register, designated under Prat IV of the Ontario
Heritage Act, or located in or adjacent to an inforce Heritage Conservation District. The HIA
identifies that the subject site is adjacent to the
Part IV designated Garden Court Apartments
at 1477 Bayview Avenue and the listed heritage
properties at 1487-1497 Bayview Avenue.
The HIA concludes that the Proposal has no
negative impacts on these adjacent heritage
properties. The Proposal is anticipated to change
the context of this part of Bayview Avenue, but
incorporates design strategies to ensure the new
building will complement the existing character
of the neighbourhood. The HIA includes proposed
interventions to conserve the cultural heritage
value of the adjacent heritage properties.
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6

Conclusion
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The proposed redevelopment of the subject
site with a 9-storey building will appropriately
intensify an underutilized site and contribute
to the mainstreet character of Bayview Avenue
in the Yonge-Eglinton Secondary Plan area.
The building will improve the streetscape along
Bayview Avenue and will provide an architecturally
distinctive building that is compatible with the
existing and planned built form context, including
the existing heritage aspects of the area.
From a land use planning perspective, the Proposal
is supportive of policy directions established in
the PPS, the Growth Plan, the Official Plan, and the
Yonge-Eglinton Secondary Plan, which promote
intensification of underutilized sites within builtup urban areas, particularly in locations that are
well served by existing municipal infrastructure,
including public transit. The increase in rental
housing will add to the range of housing
options available in the broader Yonge-Eglinton
neighbourhood, particularly along the Bayview
corridor, contributing to the achievement of a
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complete community. The provision of retail atgrade meets the intent of the Priority Retail Street
policies in the Yonge-Eglinton Secondary Plan
and contributes to the animation of the public
realm along this section of Bayview Avenue.
From a built form perspective, the proposed
massing is contextually appropriate and
compatible with the surrounding urban areas.
The stepping of the building will ensure adequate
transition between the proposed Mixed Use
Areas designation along Bayview Avenue and
the abutting Neighbourhoods designation to
the west. The rear laneway surface easement
will provide access to the development from the
flankage street, improving the condition along
Bayview Avenue. The proposed streetwall height
will appropriately frame the street and the overall
massing will be compatible with the heritage
resources on the east side of Bayview Avenue.
For the foregoing reasons, it is our opinion that the
Proposal represents good planning, is consistent
with the PPS, conforms with the Growth Plan,
Official Plan and would be a desirable addition to
the Yonge-Eglinton Secondary Plan area.

