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This Planning and Urban Design Rationale report has 
been prepared in support of an application by 21 

Broadview Avenue Inc. to amend the City of Toronto 
Official Plan, as amended, along with the City-wide 

Zoning By-law 569-2013, as amended, and former City 
of Toronto By-law 438-86, as amended, with respect 
to a 5,137 square metre site located at the northeast 

corner of Broadview Avenue and Eastern Avenue. 
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Figure 1 - Location Map

This Planning and Urban Design Rationale report 
has been prepared in support of an application 
by 21 Broadview Avenue Inc. to amend the City of 
Toronto Official Plan, as amended, along with the 
City-wide Zoning By-law 569-2013, as amended, 
and former City of Toronto By-law 438-86, as 
amended, with respect to a 5,137 square metre 
site located at the northeast corner of Broadview 
Avenue and Eastern Avenue (the “subject site”). 
The subject site is municipally addressed as 21-
53 Broadview Avenue, 18-34 & 40 Lewis Street 
and 344 Eastern Avenue (see Figure 1, Location 
Map).

The proposed development consists of a 
12-storey, mid-rise, mixed-use building in 
addition to a block of fifteen 3-storey courtyard-
facing townhouse units. The proposal provides 
for a total of 340 residential units in a variety of 
configurations, including 10.3% of three-bedroom 
units. On the ground floor of the mid-rise building, 
approximately 794 square metres of commercial-
retail space is provided along Broadview Avenue. 
A new public park of approximately 466 square 
metres is also proposed along Eastern Avenue. 
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From a built form and urban design perspective, 
the proposed built form and massing is 
contextually appropriate and will fit well within 
the existing and emerging built form context, 
including the mid-rise to tall building context 
to the west of Broadview Avenue and the tall 
building context to the south at East Harbour. 
In addition, through the inclusion of a variety of 
setbacks, stepbacks and built forms, the proposal 
provides an appropriate and gradual transition to 
the nearby low-rise residential neighbourhoods. 

In terms of the public realm, the proposed 
development will enhance the pedestrian 
environment along both Broadview Avenue and 
Eastern Avenue, through a variety of streetscaping 
improvements and tree planting. Most notably, 
the proposal will introduce a series of public 
gathering and seating spaces that have will 
have a high degree of visibility and prominence 
to the site’s street frontages, particularly at the 
corner of Broadview Avenue and Eastern Avenue. 
Overall, the proposal as contemplated minimizes 
adverse impacts on existing development, parks, 
open space and Neighbourhoods areas, and in 
our opinion, conforms with the built form and 
public realm policies of the Official Plan and is in 
keeping with the intent and objectives of the Mid-
rise Building Guidelines and the Townhouse and 
Low-Rise Apartment Guidelines.

As set out in our report, the proposal represents 
good planning and urban design, and reflects 
an exciting opportunity to create a new, transit-
supportive, complete community. In summary, 
the subject site has been planned to optimize the 
use of land and infrastructure and will re-urbanize 
an underutilized site. For the foregoing reasons, 
we recommend approval of the requested Official 
Plan Amendment and Zoning By-law Amendment 
applications. 

The subject site is currently occupied by a 
handful of derelict houses and an automotive 
dealership along 21-53 Broadview Avenue, an 
automotive repair garage at 344 Eastern Avenue, 
as well a rear accessory dwelling at 22A Lewis 
Street and the assumed severed portions of the 
existing rear yards of the residential properties 
at 18-22, 24-34 & 40 Lewis Street. Given its 
location in proximity to planned higher order 
transit including the East Harbour Transit Hub, 
the subject site offers an excellent opportunity 
to create a transit-supportive development 
and create opportunities to help support the 
achievement of a complete community. 

This report concludes that the proposed 
intensification of the to the achievement of 
numerous policy directions articulated in the 
Provincial Policy Statement (“PPS”), Growth Plan 
for the Greater Golden Horseshoe (the “Growth 
Plan”), Metrolinx’s Regional Transportation Plan, 
and the City of Toronto Official Plan, all of which 
promote intensification on underutilized sites 
within built-up areas, particularly on locations 
that are well served by existing municipal 
infrastructure, including public transit. 

From a land use planning perspective, the 
proposal will contribute to the achievement 
of numerous policy objectives that promote 
intensification and a range of uses and housing 
choices within built-up urban areas and those 
within walking distance of existing and planned 
public transit. In this regard, the subject site is 
approximately 250 metres from the planned 
East Harbour Transit Hub, which will provide 
connections along four “higher order transit 
lines”, most notably the Ontario Line. In our 
opinion, the proposed mix of uses will represent 
a vast improvement to the existing condition 
of the site and will be supportive of Official 
Plan policies which encourage new housing 
supply through intensification and sensitive 
infill in Neighbourhoods. Furthermore, a partial 
redesignation of the site to Mixed Use Areas will 
provide for a more consistent land use framework 
with the planned context of Broadview Avenue 
and surrounding lands, which anticipates mixed-
use intensification. To that end, the proposal will 
contribute to the creation of an attractive, safe 
and comfortable pedestrian environment that 
encourages walking, strengthens local retailing 
and promotes the use of public transit and active 
transportation.
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2.1 Subject Site
The subject site is approximately 5,137 square 
metres in size and is comprised of twelve low-rise 
residential and commercial properties fronting 
along the east side of Broadview Avenue and the 
north side of Eastern Avenue, a rear accessory 
residential dwelling along the west side of 
Lewis Street, in addition to assumed portions 
of the rear yards of twelve low-rise residential 
properties fronting along the west side of Lewis 
Street. The site is irregular in shape and has an 
overall frontage of approximately 76.4 metres on 
Broadview Avenue and 81.2 metres on Eastern 
Avenue. The properties on the site are comprised 
of the following: 

Broadview Avenue
21 Broadview Avenue – a one-storey automotive 
dealership (Downtown Hyundai Toronto) and 
associated cartage yard occupying the northeast 
corner of Broadview Avenue and Eastern Avenue. 
The property has existing curb cuts at the 
northwest and southeast corners of the lot 
accessing both Broadview Avenue and Eastern 
Avenue; 

35-53 Broadview Avenue – ten properties 
comprised of eight 1-to 2-storey brick and siding 
clad rowhouse dwellings (35-49 Broadview 
Avenue), in addition to two 2-storey brick clad 
semi-detached dwellings featuring a pitched roof 
(51-53 Broadview Avenue). The 35-53 Broadview 
Avenue properties are currently vacant and are 
in a derelict condition. The Applicant’s records 
indicate that these units previously contained a 
total of 4 rental dwelling units. 

Eastern Avenue
344 Eastern Avenue – a 2-storey automotive 
repair garage with a front facing parking area 
accessed from Eastern Avenue;

21 Broadview Avenue, facing northeast from Broadview 
Avenue at Eastern Avenue

Lewis Street
18-22, 24-34 & 40 Lewis Street – twelve 
properties containing a total of eleven 1-to 
3-storey brick and siding clad, single-detached, 
semi-detached and rowhouse dwellings fronting 
Lewis Street (18-22, 24-34, & 40 Lewis Street). 
Each property contains a landscaped front yard 
and a deep and narrow rear yard ranging from 
approximately 15 to 25 metres. The subject site 
will assume a 14.5-metre deep portion of the 
rear yards of each of these properties through a 
future consent application. The balance of these 
properties, consisting of the remaining rear yard 
area, existing residential dwelling and front yard 
are to be entirely maintained.

22A Lewis Street – a single property comprised 
of a 2-storey accessory dwelling located to the 
rear of 20, 20A and 22 Lewis Street (22A Lewis 
Street) and accessed via a private laneway from 
Lewis Street. 

Topographically, the subject site has a gentle 
slope to the south towards Eastern Avenue. In 
terms of vegetation there are 38 existing trees on 
and within approximately 6 metres of the subject 
site. Of the total number of trees identified on the 
site, six trees are located within the public right-
of-way, consisting of one tree along Broadview 
Avenue and five trees along Eastern Avenue. 
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340 Eastern Avenue, facing north from Eastern Avenue 40 Lewis Street, facing east from Lewis Street

18-22 Lewis Street, facing east from Lewis Street

Laneway to 22A Lewis Street, facing west from Lewis 
Street

24-26 Lewis Street, facing east from Lewis Street

28-34 Lewis Street, facing east from Lewis Street35-53 Broadview Avenue, facing southeast from 
Broadview Avenue.
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2.2 Surroundings
Local Area Context
The subject site is located within the City’s South 
Riverdale Neighbourhood, which is comprised 
of the historic communities of Riverside and 
the western portion of Leslieville, in addition 
to the lands located south of Eastern Avenue 
comprising the Studio District and the City’s 
Port Lands. Given this wide geography, the South 
Riverdale neighborhood is home to an eclectic 
mix of land uses, including a mix of low-to-high 
rise residential uses, in addition to a variety of 
commercial retail, service and quasi-industrial 
uses interspersed throughout. 

Historically, South Riverdale was considered a 
working class neighbourhood, centered primarily 
around Queen Street East, which functions as the 
area’s primary commercial and retail corridor. 
Queen Street East is generally comprised of a 
finely grained lot pattern with 2- and 3-storey 
buildings lining either side of the street with 
retail and service commercial uses at grade and 
residential apartments and office uses above, 
although more recently, a number of mixed-
use, mid-rise buildings have been approved and 
constructed along this segment of the Queen 
Street East corridor. 

Flanking the north and south sides of Queen Street 
East are low-rise residential neighbourhoods 
along a grid-like network of streets. These 
neighbourhoods are generally comprised of 1- to 
3-storey single and semi-detached and rowhouse 
type dwellings intermingled with small-scale 
industrial and commercial uses. Until more 
recently, residential uses typically dominated 
the north side of Eastern Avenue, while industrial 
uses were typically concentrated to the south; 
however, the separation between residential 
and industrial uses within South Riverdale has 
not always been clear. For example, there is 
an abundance of low-rise residential housing 
located south of Eastern Avenue along major 
streets such as Logan Avenue, Morse Street and 
Carlaw Avenue. Similarly, there are, and have 
been, several low-intensity industrial operators 
located north of Eastern Avenue, currently 
including Access Storage (356 Eastern Avenue), 
Saulter Street Brewery (31 Saulter Street), in 
addition to the existing automotive repair shops 
on and adjacent to the subject site. 

Despite this historical context, the South 
Riverdale neighbourhood has evolved 
considerably over the past two decades into a 
more diverse mixed-use community. South of 
Eastern Avenue, large industrial uses such as the 
Canada Metal Company, Toronto Iron Works, A.R. 
Clarke Tannery, Consumers Gas, Lever Brothers 
and Grafton Fraser have closed. These industrial 
uses have largely been replaced by a range of 
automobile sales uses (e.g., BMW Canada, Austin 
Mini and Downtown Subaru), institutional uses 
(e.g., City of Toronto Works, Emergency Services 
and Parks & Recreation Departments, and the 
Toronto District School Board), film studio uses 
(e.g., Showline, Cinevillage, Revival Film Studios, 
Free Society) in addition to retail commercial 
uses further to the southeast (e.g. Loblaws, 
FreshCo, Canadian Tire). 

In addition, many former commercial, industrial 
and vacant sites have been replaced by an 
influx of new residential and mixed-use 
development activity, including new infill 
townhouse projects, as well as several mid-
rise condominium developments along major 
streets such as Queen Street East, Broadview 
Avenue and Eastern Avenue. Examples of such 
projects in the vicinity of Broadview Avenue and 
Eastern Avenue include Riverside Square (79 
East Don Roadway / 677 Queen Street East), The 
Ninety Condos (90 Broadview Avenue) and the 
Wonder Condos (462 Eastern Avenue), amongst 
several others. Furthermore, Queen Street 
East has seen a considerable transformation 
in the commercial and retail landscape, as 
new restaurants, art galleries and retail stores 
continue to open as the area experiences further 
consideration and reinvestment. One of the most 
prominent examples of this transformation is the 
redevelopment and re-opening of the historic 
Broadview Hotel in 2017, located at the prominent 
northwest corner of Queen Street East and 
Broadview Avenue. Despite this transformation, 
the neighbourhood’s historical roots can still be 
observed in its current built form and land use 
patterns, including an abundance of heritage 
‘Designated’ and ‘Listed’ properties. 
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Figure 3 - Aerial Photo of Surrounding Area

Figure 2 - Aerial Photo of the Subject Site
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OPA 411 introduced the Unilever Precinct 
Secondary Plan, which set out the long-term 
vision, structure, and policy framework for future 
development on the East Harbour, Enbridge Gas 
and City-owned properties within the Unilever 
Precinct, and identified locations for new public 
roads, parks, plazas, cycling connections, 
amongst other considerations. As approved, no 
residential uses were contemplated for the East 
Harbour lands or larger Unilever Precinct within 
the Secondary Plan. 

In parallel with the larger Unilever Precinct 
Planning Study and subsequent Secondary Plan 
implementation was a rezoning and Draft Plan of 
Subdivision application submitted by First Gulf, 
which applied specifically to the East Harbour 
lands. The East Harbour rezoning application 
was approved by City Council in June 2018, in 
conjunction with the OPA 411 implementing the 
Unilever Precinct Secondary Plan (By-laws 1280-
2018 and 1281-2018) and permitted a 13-tower 
development scheme on the East Harbour lands 
comprised of a maximum 926,000 square metres 
of non-residential uses, primarily consisting 
of office, retail and service commercial uses. 
The approved building heights range from 50 
to 250 metres (10 to 55 storeys) with the tallest 
buildings located along the southward extension 
of Broadview Avenue, closest to the proposed 
transit hub. The approved Zoning By-law 
Amendments also introduced series of holding 
provisions to ensure that future development is 
coordinated with required infrastructure. 

In September 2019, the East Harbour lands 
were sold by First Gulf to Cadillac Fairview. 
Subsequently, in July 2020, the Province of Ontario 
introduced its Transit-Oriented Communities 
(“TOC”) framework to support the integration of 
transit and land use planning, and to prioritize the 
creation of new residential housing and jobs near 
stations along the Province’s four priority subway 
routes. Of these four priority routes, the 15.6 
kilometre Ontario Line will provide a stop at East 
Harbour along the existing Metrolinx GO Transit 
Rail corridor. In April 2021, the Province identified 
the planned East Harbour Transit Hub as one of 
the first two Transit-Oriented Communities. 

Going forward, South Riverdale and the 
surrounding area will continue to undergo change 
given its proximity to the City’s downtown and 
central waterfront, in addition to the significant 
development activity and associated investments 
in new transit and municipal infrastructure which 
is planned for the area in the coming decade. 

East Harbour
At the epicentre of South Riverdale’s on-going 
evolution is East Harbour. East Harbour is a 
comprehensive, master-planned redevelopment 
of the former 15-hectare Unilever Soap Factory 
and adjacent lands, located south of the subject 
site and immediately east of the Don Valley 
Parkway (municipally addressed as 21 Don 
Roadway, 30 Booth Avenue and 375-385 Eastern 
Avenue). 

Between 2015-2018, the East Harbour and 
adjacent Enbridge Gas (405 Eastern Avenue) and 
City-owned Booth Yard lands (431-447 Eastern 
Avenue and 50-94 Booth Avenue), known together 
as the larger 24.5-hectare “Unilever Precinct” 
were subject to a comprehensive planning 
process for the purposes of developing a new 
high density mixed-use employment district 
akin to London’s Canary Wharf. Complimenting 
the development of the Unilever Precinct would 
be a new multi-modal, higher order transit hub, 
featuring new SmartTrack, GO Transit Rail, TTC 
Streetcar and Relief Line subway connections. 
The planning process, known as the Unilever 
Precinct Planning Study, was carried out by the 
City in conjunction with First Gulf Corporation 
(“First Gulf”), the former owner of the East 
Harbour lands, and resulted in the approval and 
implementation of the Official Plan Amendment 
411 (“OPA 411”) in June 2018. 
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In May 2021, Cadillac Fairview, in collaboration 
with the Province, submitted a revised Master 
Plan for East Harbour in favour of the above noted 
TOC program. The Cadillac Fairview proposal 
contemplates approximately 302,000 square 
metres of new residential space, comprising 
approximately 4,300 new residential units on the 
East Harbour lands, in addition to the approved 
926,000 square metres of non-residential space. 
The proposed GFA would be contained within 
nine office towers of 31 to 48 storeys (149 to 220 
metres) and nine residential towers of 23 to 65 
storeys (81 to 213 metres, which will be supported 
by a variety of retail commercial and community 
uses including approximately 7,000 square 
metres of new public parkland and 8,000 square 
metres of new publicly accessible open spaces. 

Key elements of the revised East Harbour Master 
Plan that have been carried forward from the 
original 2018 approvals include the provision of 
926,000 square metres of non-residential space, 
the retention of Broadview Avenue’s southward 
extension as the key commercial corridor through 
East Harbour, the retention of the street and 
block structure approved in the Unilever Precinct 
Secondary Plan and East Harbour Zoning By-laws, 
the general siting and location of buildings, and 
the general distribution of parks and open spaces. 
Key additions to the 2018 approvals include the 
provision of 302,000 square metres of residential 
uses, the provision of additional public parkland 
and the proposed demolition of the existing soap 
factory building on the lands. 

Furthermore, a key constant in the evolution of 
the East Harbour redevelopment project is the 
provision of the multi-modal East Harbour Transit 
Hub. Under the new Cadillac Fairview proposal, 
the East Harbour Transit Hub will continue to 
be located along the Metrolinx GO Transit Rail 
corridor and will provide future connections 
along the Ontario Line, SmartTrack, GO Transit 
Lakeshore East and Stouffville Lines and the 
future Broadview Streetcar extension. The details 
of the proposed East Harbour Transit Hub and 
connecting transit lines are discussed further in 
Section 2.4 

Flood Proofing Initiatives
The development at East Harbour, in addition to 
the broader Port Lands and Lower Don area will 
be made possible through a series of planned 
and on-going flood proofing initiatives including 
the East Harbour Flood Protection Landform, 
Don Mouth Naturalization & Port Lands Flood 
Protection Project as well as the Broadview & 
Eastern Flood Protection Project, both of which 
are described below. 

East Harbour Flood Protection Landform

The East Harbour Flood Protection Landform has 
been proposed to eliminate the risk of flooding 
to the East Harbour development site, as well 
as surrounding lands east of the Don River. The 
proposed flood protection landform (“FPL”) is to 
be located along the east bank of the Don River, 
between the Metrolinx GO Transit Rail corridor 
bridge over the Don River and DVP to the north 
and Lake Shore Boulevard East to the south. The 
FPL is to be delivered by Cadillac Fairview as part 
of the construction of East Harbour, with the final 
design and delivery being coordinated with the 
TRCA. 

Don Mouth Naturalization & Port Lands Flood 
Protection Project

The Don Mouth Naturalization and Port 
Lands Flood Protection Project (“DMNP”) is a 
comprehensive landform redevelopment project 
aimed at revitalizing the mouth of the Don River 
as it reaches Lake Ontario. The project will 
transform the existing mouth of the Don River, 
including the Keating Channel, into a naturalized 
river outlet which will result in much needed flood 
protection for over 240 hectares of the City’s 
eastern waterfront.

The naturalization of the Don River mouth will 
occur through an extension of the existing Don 
River south and then west into Toronto Harbour 
where the Polson Slip is currently located, 
providing an additional outlet for water flow. The 
introduction of this new river channel will result 
in the creation of a new island land mass known 
as ‘Villiers Island’. Once complete, Villiers Island 
will be a 35.5-hectare landform comprised of 
approximately 22 hectares of new developable 
land and approximately 1,000 metres of new river 
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The final composition and design of the 
preferred FPL will be determined during a future 
detailed design and engineering phase based 
on the findings of additional geotechnical work 
which is still to be completed. Ultimately, the 
composition of the FPL would provide a natural 
landscape approach to mitigating the flood 
risk of the remaining 8 hectares of land in the 
Broadview Avenue and Eastern Avenue area, 
while also providing the much needed enabling 
infrastructure to facilitate the future transit 
investments in the area, most notably the East 
Harbour Transit Hub. Furthermore, the BEFP EA 
concludes that through the implementation of 
the FPL, the requirements for the individual flood 
proofing of developments and infrastructure in 
the affected 8 hectares area of land, currently 
subject to the Lower Don Special Policy Area, may 
be removed once the FPL is in place.

2.3 Immediate Surroundings
To the immediate south of the subject site, on 
the south side of Eastern Avenue is a landscaped 
traffic island followed by a two-storey automotive 
and truck repair centre with an associated surface 
storage yard along the south side of Sunlight 
Park Road (341 Eastern Avenue). Neighbouring 
this facility are two commercial office buildings 
of 3 and 4 storeys (353 & 359 Eastern Avenue). 
Adjacent to these properties is a large surface 
parking lot operated by the adjacent 5-storey 
BMW Toronto automotive dealership (1-9 Sunlight 
Park Road. 

Further south is the Metrolinx GO Transit Rail 
corridor, which runs in a general east-west 
direction. The corridor is currently utilized by 
Metrolinx for commuter rail services along the 
Lakeshore East and Stouffville GO Transit Rail 
lines as well as by VIA Rail for regional travel. 
In the vicinity of the site, the Metrolinx GO 
Transit Rail corridor has a right-of-way width 
of approximately 40-45 metres and sits on an 
elevated berm which bisects the South Riverdale 
Neighbourhood. 

channel, which will double as a flood plain, as 
well as approximately 13 hectares of new coastal 
wetlands and 5 hectares of terrestrial habitat. 
Construction of the DMNP is currently underway. 

Broadview & Eastern Flood Protection Project

Following the implementation of the DMNP 
noted above, approximately 8 hectares of land 
generally bounded by the Don River to the west, 
Eastern Avenue to the north, and the Metrolinx GO 
Transit Rail corridor to the south, will continue to 
remain vulnerable to flooding through a potential 
regional storm event. This flooding area also 
includes the subject site. 

In order to facilitate the future development 
and transit infrastructure investments planned 
for this area, including the East Harbour Transit 
Hub and Broadview Avenue south extension, 
the Broadview & Eastern Flood Protection 
Environmental Assessment (“BEFP EA”) was 
recently completed in April 2021 to identify an 
adaptable flood protection solution that will 
eliminate the risk of flooding currently posed to 
this area and integrate with future planning and 
infrastructure objectives. The subject site was 
located within the broader BEFP EA Study Area.

The completed BEFP EA identified a preferred 
alternative for the design of an FPL which could 
be implemented in a multi-phase process. The 
preferred design includes an FLP which extends 
south from Eastern Avenue, east of the Don 
Valley Parkway to the Metrolinx GO Transit Rail 
corridor embankment, requiring a total area of 
approximately 2 hectares, 1.4 hectares of which 
will encroach on the existing BMW dealership at 
1-9 Sunlight Park Road, while the remaining 0.5 
hectares would encompass the area currently 
utilized by the Eastern Avenue on-ramp to the 
Don Valley Parkway. The phasing option would 
allow the existing BMW dealership to continue to 
operate in the interim while a second phase would 
result in the full development of the future FPL. 
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Just south of the Metrolinx GO Transit Rail 
corridor are the East Harbour lands described 
in Section 2.2. Currently the lands consist of a 
narrow cartage yard used for automotive vehicles, 
the derelict former Unilever Soap Factory, the 
existing Cinespace Studio building, in addition to 
several low-rise warehouse buildings.

To the immediate west of the subject site, at 
the southwest corner of Broadview Avenue 
and Eastern Avenue is a 2-storey building and 
surrounding surface parking lot occupied by 
Mini Toronto for the purposes of an automotive 
dealership (20 Sunlight Park Road). Immediately 
adjacent to the Mini Toronto dealership is a 
northbound on-ramp to the Don Valley Parkway 
(“DVP”), accessed via the eastbound lanes of 
Eastern Avenue. 

On the north side of Eastern Avenue, west of 
the site, is a 7-storey, brick-clad residential 
condominium known as the “Broadview Lofts” 
(60-68 Broadview Avenue). The Broadview Lofts 
were converted in 2006 from the former 5-storey 
warehouse building originally built in 1914 by 
the United Drug Company and later occupied by 
Rexall Canada. The building’s conversion into 
a condominium retained many of the heritage 
elements of the original warehouse, most 
notably the exterior of the building, and added 
two additional storeys on top of the original brick 
structure to provide a total of 7-storeys and 154 
residential units. As part of the redevelopment 
of the Broadview Lofts, a row of 24 three-storey 
stacked-townhouse units were also developed to 
the rear of the building, facing Eastern Avenue.

Immediately adjacent to the Broadview Lofts is 
a 10-storey, mixed-use condominium building 
known as “The Ninety” (90-100 Broadview 
Avenue). Constructed in 2013, The Ninety was 
designed and built to mimic the industrial 
materiality and character of the adjacent 
Broadview Lofts through its incorporation of brick 
and masonry, in addition to its incorporation of 
heritage elements, most noticeably its retention 
of the former 3½-storey Coca-Cola bottling 
plant building which had occupied a portion of 
the property since 1933. The Ninety contains 
approximately 222 residential dwelling units, in 
addition to 8,500 square metres of commercial 
office and retail space, primarily located within 
the interior of the retained bottling plant building 
at the north end of the property.  

341 Eastern Avenue, facing south from Eastern Avenue

353 Eastern Avenue, facing southwest from Eastern 
Avenue

359 Eastern Avenue, facing south from Eastern Avenue

1-9 Sunlight Park Road, facing southwest from 
Sunlight Park Road
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To the west of The Ninety and the Broadview Lofts 
properties are the Riverside Square lands, which 
were formerly occupied by a mix of low-rise 
storage, office and automotive dealership uses, 
as well as ancillary surface parking areas (79 East 
Don Roadway and 677 Queen Street East). The 
Riverside Square lands are currently subject to 
a two-phase redevelopment containing a total 
of five mixed-use buildings ranging from 7 to 
20 storeys. Phase 1, which generally comprises 
the western and southeastern areas of the 
site, is complete and includes three mixed-use 
buildings of 13, 14 and 20 storeys, including a 
total of approximately 686 residential dwelling 
units and 17,300 square metres of non-
residential space. The Phase 1 non-residential 
component is comprised of grade related 
retail commercial space, in addition to several 
automotive dealerships, including the relocation 
of the former Downtown Toyota dealership which 
formerly occupied the property along Queen 
Street East. Phase 2, which is comprised of the 
northeast quadrant of the lands, is currently under 
construction and will facilitate the redevelopment 
of two additional mixed-use buildings of 7 and 14 
storeys containing approximately 212 residential 
dwelling units and 3,700 square metres of new 
retail commercial space. As part of the Riverside 
Square development, a new 770 square metre 
public park, known as “Riverside Common”, was 
recently provided along the property’s Queen 
Street East frontage. In addition, the Riverside 
Square lands are also bisected by two new 
“woonerf” style private roads, which connect 
Queen Street East and East Don Roadway 
(Baseball Place).

20 Sunlight Park Road, facing southwest from Eastern 
Avenue

DVP northbound on-ramp, facing southeast from 
Eastern Avenue

Broadview Lofts, facing southwest from Broadview 
Avenue

The Ninety, facing southwest from Broadview Avenue 
at Queen Street East

Riverside Square, facing south from Queen Street East
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Further west is the DVP in addition to the adjacent 
Don River. On the west side of the Don River is the 
7.3-hectare park and flood protection landform 
known as Corktown Common. Corktown Common 
is part of the larger West Don Lands development 
area, which is generally bounded by the Metrolinx 
GO Transit Rail corridor to the south, the Don 
River to the east, Eastern Avenue to the north 
and Cherry Street/Parliament Street to the west. 
The West Don Lands, which comprise a former 
brownfield redevelopment site, have experienced 
significant development activity over the past 
decade, beginning with the construction of 
the 2015 Pan/Parapan Am Games’ Athletes 
Village, which included several new buildings 
including what is now the Cooper Koo YMCA (461 
Cherry Street), George Brown College Student 
Residences (80 Cooperage Street), the Canary 
District Condominiums (465 Front Street East), 
the Canary Park Condominiums (120 Bayview 
Avenue) and two affordable housing buildings at 
75 Cooperage Street and 20 Palace Street. 

Following the conclusion of the games, several 
additional development projects have been 
completed in the West Don Lands, including 
Urban Capital’s River City project. Phase 1 
of River City included a 16-storey mixed-use 
building (51 Trolley Crescent), connected to a 
7-storey residential building (47 Lower River 
Street), while Phase 2 included a 12-storey 
residential building (32 Trolley Crescent), and 
Phase 3 included a 29-storey residential building 
(170 Bayview Avenue). River City’s fourth and 
final phase (Harris Square), is in the final stages 
of construction and includes a 14-storey mixed-
use building comprised of 140 new dwelling units 
(170 Eastern Avenue). 

Other developments in the West Don Lands include 
the 12-storey Canary Block Condominiums (460 
Front Street East) completed in 2020 in addition 
to an 8-storey Toronto Community Housing 
building consisting of 127 seniors’ rental units 
with retail uses at grade (589 King Street East). 
This building is part of a larger 3-building TCH 
complex also consisting of two 4-storey buildings 
containing 115 rental units for families. There 
are also several under construction projects 
currently underway within the West Don Lands, 
including three new mixed-use rental buildings 
of 16, 16 and 26 storeys (125-181 Mill Street) and 
a 12-storey mixed-use condominium building 
known as “Canary Commons” (475 Front Street 
East). 

To the immediate north of the subject site, along 
the east side of Broadview Avenue is a narrow 
private laneway in addition to a series of 1- to 
3-storey residential properties (55-95 Broadview 
Avenue). Aside from the property known as 63 
Broadview Avenue, which is occupied by a former 
1½-storey industrial building and is setback 
considerably from the front lot line, the properties 
are along this stretch of Broadview Avenue are 
all generally narrow and are comprised of a mix 
of single- and semi-detached and rowhouse 
type dwellings that are built close to the street. 
The rear yards of these residential properties 
are generally utilized for private landscaping or 
surface parking areas; however, the residential 
property at 69 Broadview Avenue also contains a 
2-storey accessory dwelling in its rear yard. 

Riverside Square, facing north from Eastern Avenue. West Don Lands River City – facing west from the east 
side of the Don Valley Parkway
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To the north of this strip of properties is the 
intersection of Queen Street East and Broadview 
Avenue. As described in Section 2.2, Queen 
Street East has historically operated as the main 
commercial corridor and centre of activity within 
South Riverdale and is generally comprised of a 
main-street type mixed-use character containing 
a wide diversity of commercial and residential 
uses interspersed within low- to mid-rise 
buildings. Furthermore, the segment of Queen 
Street East between the Don Valley Parkway to 
the west and DeGrassi Street to the east contain 
an abundance of heritage structures, many of 
which are ‘Listed’ or ‘Designated’ properties on 
the City’s Heritage Register. As such, this area 
is currently subject to an under-study Heritage 
Conservation District (Riverside). 

In terms of the existing land uses along this 
corridor, the southwest quadrant of the 
intersection, comprising the lands along Queen 
Street East between Broadview Avenue and 
Strange Street are primarily developed with a 
series of 1- to 4-storey are currently developed 
with the following: 

• a series of 2-storey, commercial main-street 
type buildings containing a mix of retail 
and service commercial uses at grade, with 
residential and office uses on upper floors 
(709-737 Queen Street East);

• a 3-storey, heritage ‘Listed’ building occupied 
by The Opera House, a former theatre 
originally built in 1909, which is now operating 
as a performing arts theatre and music venue 
(735 Queen Street East);

• a row of four, 2- to 3-storey commercial 
main-street type buildings containing retail 
and service commercial uses at grade with 
residential and office uses on upper floors 
(739-745 Queen Street East);

• a 4-storey, recently constructed residential 
mixed-use building containing service 
commercial uses at grade (747 Queen Street 
East); 

• a series of 2-storey commercial main-street 
type buildings containing a mix of retail 
and service commercial uses at grade, with 
residential and office uses on upper floors 
(751-763 Queen Street East);

• a 3-storey heritage ‘Listed’ building occupied 
by the Toronto Public Library – Queen/Saulter 
Branch, formerly a postal station (765 Queen 
Street East);

• a vacant lot currently occupied by the Queen 
Street Garden Centre (771-775 Queen Street 
East);

• a row of five, 3-storey commercial main-
street type buildings containing a mix of retail 
and service commercial uses at grade with 
residential uses above (777-785 Queen Street 
East); and

• a 3-storey building occupied by Mustard 
Seed, Fontbonne Ministries, a non-for profit 
centre which provides adult training and skills 
programs (791 Queen Street East).

A rezoning and Site Plan Control application 
was filed in 2014 to redevelop the 2-storey 
commercial buildings at 759-761 Queen Street 
East with a mixed-use building of 7-storeys and 
30 residential dwelling units, comprised of 2,871 
square metres of residential space and 174 square 
metres of retail commercial space at grade. The 
total density proposed is 5.2 FSI. The application 
is currently under review. 

The northeast quadrant of the intersection, 
comprising the lands along Queen Street East 
between Broadview Avenue and DeGrassi Street 
are currently developed with the following:

• a series of 1- to 3-storey commercial main-
street type buildings comprised of retail 
and service commercial uses at grade and 
residential and office uses on upper floors 
(714-742 Queen Street East);

• a 2-storey ‘Designated’ heritage building 
built in 1905 by the Canadian Imperial Bank 
of Commerce, currently occupied by a 
commercial office (744 Queen Street East); 

• seven 2- to 3-storey main-street type buildings 
contain retail and service commercial uses at 
grade and residential and office uses on upper 
floors (750-756 Queen Street East). Four 
of these buildings (758-766 Queen Street) 
were built in 1904 and are ‘Listed’ heritage 
properties (750-766 Queen Street East)
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• a series of 1- to 2-storey main-street type 
buildings comprised of retail and service 
commercial uses at grade and residential and 
office uses on upper floors (768-778 Queen 
Street East). In 2020, a 2-storey residential 
addition containing 11 units was built on the 
former 1-storey commercial buildings at 772-
790 Queen Street east);

• a 3-storey ‘Listed’ heritage building built 
in 1885-1886 and formerly occupied by the 
Orient Hall Masonic Lodge, and currently 
occupied by retail and service commercial 
uses at grade and residential uses above (792-
798 Queen Street East); and

• a series of 2-storey main-street type buildings 
comprised of retail and service commercial 
uses at grade and residential and office uses 
on upper floors (800-812 Queen Street East).

To the rear of the 812 Queen Street East, an 
application for Site Plan Control was filed 
in December 2017 in order to facilitate the 
development of a 5-storey rental apartment 
building containing a total of 17 residential 
dwelling units. The application is currently under 
review with a subsequent application for Minor 
Variance postponed. 

The northwest quadrant of the intersection, 
comprising the lands along Queen Street East 
between Broadview Avenue and East Don 
Roadway are currently developed with the 
following:

• the new Broadview Hotel, a 4-storey 
‘Designated’ heritage building built in 1891, 
which directly anchors the northwest corner 
of Queen Street and Broadview Avenue. It 
was originally the A.W. Dingam Shops and 
was recently purchased and redeveloped 
by Streetcar Developments and Dream. The 
property now operates as a hotel, event venue 
and eating establishment (704 Queen Street 
East);

• a series of 2- to 3-storey main-street type 
buildings comprised of retail and service 
commercial uses at grade and residential and 
office uses on upper floors (660-700 Queen 
Street East). Several buildings within this 
segment of Queen Street East, including 666-
670 Queen Street East and 682-688 Queen 
Street East are ‘Listed’ heritage properties;

The Opera House, facing southwest from Queen Street East

747 Queen Street East, facing south from Queen Street East

Queen/Saulter TPL Branch, facing southwest Queen 
Street East

Mustard Seed, Fontbonne Ministries, facing south 
from Queen Street East.
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• a 3-storey building (The Edwin) which is 
operated by WoodGreen Community Services 
as a transitional home for homeless seniors’ 
men. The building is comprised of the former 
3-storey Edwin Hotel (1905) and a 3-storey 
addition. The building also is a ‘Listed’ heritage 
property (650 Queen Street East);

• an 8-storey, 98-unit condominium building 
with ground floor retail at the northwest 
corner of Queen Street and Carroll Street (Sync 
Lofts), developed by Streetcar Developments 
(630 Queen Street East); and

• a 2-storey building occupied by Motorcade 
Industries Ltd., connected to a 4.5 storey 
office building at 9 Davies Avenue, located on 
the rear portion of the property, in addition 
to a 1-storey commercial building at the 
northwest corner of Queen Street East and 
Davies Avenue (600 Queen Street East).

The southwest quadrant of the intersection, 
comprising the lands along Queen Street East 
between Broadview Avenue and East Don 
Roadway are currently developed with the 
following:

• a strip of 1- to 2-storey commercial main street 
buildings containing retail, office and service 
commercial uses at grade and residential 
and office uses above (687-705 Queen Street 
East);

• a 3-storey converted single detached house 
consisting of rental apartment uses owned 
and operated by Riverdale Co-operative 
House  (685 Queen Street East). Recently, a 
minor variance application was approved to 
permit the expansion of the building with a 
5-storey rear addition to increase the number 
of affordable rental units on the site. A Site 
Plan Approval application is currently under 
review. This project is done in partnership 
with Streetcar Developments;

• Riverside Square Phase 2 lands, which are 
currently under construction (677 Queen 
Street East); 

• a former surface parking lot which has been 
recently redeveloped into a 770-square metre 
public park (Riverside Common) as part of the 
larger Riverside Square development (657-661 
Queen Street East);

• a series of six, 3-storey, heritage ‘Designated’ 
main-street commercial buildings with retail 

744 Queen Street East, facing north from Queen Street East

772-790 Queen Street East, facing north from Queen 
Street East

792-798 Queen Street East, facing northwest from 
Queen Street East

and service commercial space at grade and 
residential uses above separated by a vacant 
lot used as surface parking  (639-655 Queen 
Street East);

• a 3-storey commercial office building with 
retail and service commercial uses at grade 
(635 Queen Street East); and

• a 6-storey, 66-unit condominium building 
with ground floor retail uses (Edge Lofts), 
developed by Streetcar Developments and 
completed in 2009 (625 Queen Street East).
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Further north, beyond Queen Street East, the 
area is predominantly comprised of low-rise 
residential uses including detached, semi-
detached and row-house dwellings, as well 
as office industrial buildings along the Don 
Valley Parkway. The area also includes the 
Toronto Community Housing Corporation Don 
Mount Court/Rivertowne development, which 
consists of 232 social housing replacement 
units, including a 4-storey, 56-unit apartment 
building and 176 stacked townhouse and back-
to-back stacked townhouse units, 187 market 
units in low-rise stacked townhouses and a new 
park (Joel Weeks Park). The Don Mount Court/
Rivertowne development is generally bounded by 
Dundas Street, Carroll Street, Thompson Street 
and Hamilton Street.

To the immediate east of the subject site is a 
residential neighbourhood nestled between 
Broadview Avenue and the Metrolinx GO Transit 
Rail corridor which is comprised primarily of 
1-to 3-storey single and semi-detached and 
rowhouse type dwellings along local streets 
such as Lewis Street, June Callwood Way and 
Saulter Street. Much of the housing stock 
within this neighbourhood was built in the early 
twentieth century, however, the neighbourhood 
is also home to a handful of newer 3-storey 
townhouse developments along Saulter Street 
(53-61 & 71-81 Saulter Street). Interspersed 
within the neighbourhood are a handful of 
commercial and open space uses including the 
Saulter Street Brewery (31 Saulter Street) and 
Saulter Street Parkette (25 Saulter Street). Along 
Eastern Avenue, immediately to the east of the 
site, are a handful of commercial and industrial 
properties including an automotive repair shop 
at 346 Eastern Avenue, in addition to a 5-storey 
self-storage facility built in 2009 (356 Eastern 
Avenue).

Beyond the Metrolinx GO Transit Rail corridor, 
there are similar low-rise residential uses located 
between Queen Street East to the north and 
Eastern Avenue to the south. Similarly, there 
are a handful of low-intensity commercial and 
industrial operators interspersed throughout this 
area, primarily along McGee Street. Abutting this 
neighbourhood, along the north side of Eastern 
Avenue are a handful of commercial properties 
including:

The new Broadview Hotel, facing northwest from 
Broadview Avenue at Queen Street East

Mixed-use commercial character along Queen Street 
East, facing northeast

The Edwin, facing northeast from Queen Street East

Sync Lofts, facing northwest from Queen Street East
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• a two-storey office building with retail and 
service commercial space at grade (400 
Eastern Avenue);

• a two-storey auto-detailing and rental 
establishment (7 Dibble Street); and 

• a 1-storey automotive repair garage (410 
Eastern Avenue).

Further east, occupying the north side of Eastern 
Avenue between Booth Avenue and Logan Avenue 
is the former site of Weston Bakeries, which 
operated on the site between 1985 and 2014. 
Prior to  being purchased by Weston in 1985, the 
property had been operated by an independent 
bakery since the late 1800s (462 Eastern Avenue). 
Currently, the former bakery property is currently 
under construction for the purposes of a 9-storey 
mixed-use building containing approximately 
25,690 square metres of residential space and 
1,033 square metres of at grade retail commercial 
space. A total of 308 residential dwellings are 
proposed. The building, known as the “Wonder 
Condos” will retain a portion of the former 
bakery’s façade, and will feature an industrial 
warehouse-style design. 

Moving further east to Leslie Street, the remaining 
balance of the lands along the north side of 
Eastern Avenue are primarily comprised of low-
rise commercial and residential properties. 

Along the south side of Eastern Avenue, moving 
east from the Metrolinx GO Transit Rail corridor are 
a series of commercial and industrial properties, 
several of which are located within the Unilever 
Precinct, including:  

• an Enbridge Maintenance Facility for natural 
gas operations (405 Eastern Avenue); and

• three 2- to 3-storey ‘Listed’ heritage buildings 
at 415, 433 and 447 Eastern Avenue (formerly 
Consumers Gas Station “B”) built in 1912. The 
building at 415 Eastern Avenue is currently 
occupied by a furniture store while the 
remaining buildings at 433 and 447 Eastern 
Avenue are presently occupied by the City of 
Toronto for office purposes.

Riverside Common, facing southeast from Queen 
Street East

635 Queen Street East, facing southeast from Queen 
Street East

Edge Lofts, facing southeast from Queen Street East

10-12 Lewis Street, facing east from Lewis Street
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Low-rise residential dwellings along the east side of 
Lewis Street

71-81 Saulter Street, facing east from Saulter Street

53-61 Saulter Street, facing southeast from Saulter 
Street

356 Eastern Avenue, facing northeast from Eastern 
Avenue

400 Eastern Avenue, facing northeast from Eastern 
Avenue.

346 Eastern Avenue, facing north from Eastern Avenue
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Beyond Booth Avenue, the south side of Eastern 
Avenue is occupied by a series of low-rise 
commercial and residential properties, including, 
but not limited to: 

• a 5-storey self-storage facility (XYZ Storage);

• a 2-storey building occupied by a recording 
studio (483 Eastern Avenue); 

• a 2-storey warehouse building occupied by 
logistics uses (135 Logan Avenue);

• a 2-story, recently constricted film and 
television production studio occupied by Free 
Society (501 Eastern Avenue); 

• a large 1-storey industrial warehouse building 
(555 Eastern Avenue); 

• a recently constructed 2-storey office and film 
studio building with surface parking fronting 
along Eastern Avenue (65 Heward Avenue); 

• a two-storey automotive dealership occupied 
by Subaru Canada (601 Eastern Avenue);

• a 2-storey office and large 2-to 3-storey rear 
warehouse building with surface parking 
occupied by Revival 629 Film Studios (629 
Eastern Avenue);

• a large vacant property containing a surface 
parking lot and accessory 1-storey building 
currently utilized for the storage of automotive 
vehicles and semi-trailer trucks (633-675 
Eastern Avenue); 

• a large vacant property currently occupied 
by a 2-storey brick office building in addition 
to a 2-storey modular office building for 
General Motors of Canada Company (“General 
Motors”). The property was formerly occupied 
by Canada Metals Limited (721 Eastern 
Avenue);

Under Construction Wonder Condos, facing northwest 
from Eastern Avenue at Logan Avenue

Enbridge Maintenance Facility lands, facing southwest 
from Eastern Avenue

415 Eastern Avenue, facing southwest from Eastern Avenue

433 Eastern Avenue, facing southeast from Eastern Avenue
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In November 2015, City Council approved a 
rezoning application on the 629-675 Eastern 
Avenue lands for the purposes of facilitating a 
new digital media hub and employment district to 
support the existing film studio and production 
facilities on the 629 Eastern Avenue property. The 
approved development, known as “StudioCentre” 
is to consist of approximately 75,632 square 
metres of new office and flex workspace, 7,292 
square metres of new hotel space and 14,066 
square metres of new retail space, in addition 
to the retention of the existing Revival 629 Film 
Studios. Construction on the project has yet to 
begin. 

Additionally, in July 2018, City Council approved 
an Official Plan and rezoning application 
submitted by General Motors on the adjacent 
721 Eastern Avenue lands for the purposes of 
facilitating the development of the new General 
Motors Mobility Campus, including new office, 
research and development, ancillary retail and 
automotive dealership uses across three blocks.

As approved, Block C would house the 5-storey GM 
Mobility Campus and auto dealership uses along 
the south portion of the site, and Blocks A and B 
would be developed with two 10-storey offices 
fronting along Eastern Avenue. The Mobility 
Campus and office blocks are to be separated 
by a proposed private driveway. This driveway 
will be accessed by a new 20 metre north-
south public road along the east side of the site, 
connecting with Eastern Avenue to the north and 
Lake Shore Boulevard East to the south. A 1,365 
square metre publicly accessible pedestrian 
plaza is also proposed on the site. As well, the 
existing 2-storey office building on the site is 
to be redeveloped and re-used as a non-profit 
creative incubator space. An application for Site 
Plan Approval was submitted in December 2017 
for the 5-storey GM Mobility Campus building and 
is currently under review. 

 X YZ Storage, facing southeast from Eastern Avenue

Free Society Studio, facing southeast from Eastern 
Avenue

GM Mobility Campus lands, facing southwest from 
Eastern Avenue
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2.4 Transportation Context
Road Network 
The various properties on the subject site are 
currently accessed via multiple curb cuts onto 
Broadview Avenue and Eastern Avenue. The City 
of Toronto’s Road Classification System identifies 
Broadview Avenue as a Minor Arterial road, and is 
a two-way, north-south road extending between 
O’Connor Drive to the north and Eastern Avenue 
to the south. In the vicinity of the subject site, 
Broadview Avenue has a planned right-of-way 
width of 20 metres, as shown on Map 3 of the 
City of Toronto Official Plan and consists of a 
four lane cross-section within two lanes running 
in each direction and sidewalks on both sides 
of the street. Map 3 of the Official Plan also 
identifies a short segment of Broadview Avenue 
that intersects with Eastern Avenue as having a 
planned right-of-way width of 36 metres.

Subject to an on-going Environmental 
Assessment, Broadview Avenue is planned to be 
extended southward between Eastern Avenue 
and Lakeshore Boulevard, where it will provide 
a vital north-south connection through the East 
Harbour lands. The southward extension of 
Broadview Avenue will also support new cycling 
infrastructure as well as a southward extension 
of the TTC streetcar from Queen Street East into 
the Port Lands.  

Eastern Avenue is identified as a Major Arterial 
road, and is a two-way, east-west road extending 
between Queen Street East where it then 
transitions into Kingston Road to the east, and 
Trinity Street, where it then transitions into Front 
Street East to the west. In the vicinity of the site, 
Eastern Avenue has a planned right-of-way width 
of 36 metres and consists of a four-lane cross-
section with two-lanes running in each direction 
and sidewalks on both sides of the street.   

Public Transportation Network
As shown on Figure 4 – TTC Transit Map, the 
subject site has excellent access to several public 
transportation options, including the following 
surface routes: 

501 Queen – The 501 Queen streetcar operates 
between the Neville Park Loop and the Long 
Branch Loop generally in an east-west direction. 
It serves the Queen and Osgoode Stations on Line 
1 Yonge-University. The 501 Queen route is part 
of the TTC’s 10 Minute Network, and operates 10 
minutes or better, all day, every day. 

503 Kingston – The 503 Kingston streetcar 
operates between the area of Kingston Road and 
Victoria Park Avenue and the area of King Street 
West and York Street, generally in an east-west 
direction. It serves the King Station on Line 1 
Yonge-University and also serves the area in 
proximity to both Union and St. Andrew Stations. 
The 503 Kingston streetcar operates during 
Monday to Friday during peak periods only. 

504 King – The 504 King streetcar operates 
between Dundas West Station and Broadview 
Station on Line 2 Bloor-Danforth, generally in an 
east-west direction. It also serves the King and 
St. Andrew Stations on Line 1 Yonge-University 
and the area in proximity to Union Station. The 
route also provides connections to the Distillery 
Loop and Dufferin Gate Loop. The 501 King route 
is part of the TTC’s 10 Minute Network, and 
operates 10 minutes or better, all day, every day.

Planned Higher Order Transit
With respect to higher order transit, the subject 
site is located within approximately 250 metres 
of the future East Harbour Transit Hub, which 
will be located along the existing Metrolinx GO 
Transit Rail corridor embankment at its future 
intersection with Broadview Avenue. As currently 
contemplated, the East Harbour Transit Hub will 
function as a critical higher order transit station 
and multi-modal interchange, providing future 
station stops along the existing Lakeshore East 
and Stouffville GO Transit Rail lines, in addition 
to the planned Ontario Line, SmartTrack and the 
Broadview streetcar’s southward extension into 
the Port Lands. 



Planning & Urban Design Rationale
Bousfields Inc.24

Most notably, the Ontario Line was announced 
by the Province in April 2019 as part of the new 
Toronto Transit Plan, which included $11.2 billion in 
funding for four priority transit projects including 
the Ontario Line, Scarborough Subway Extension, 
Yonge North Subway Extension and the Eglinton 
Crosstown West Extension. The proposed Ontario 
Line is a 15.5-kilometre rapid transit line that will 
connect from Exhibition Station to the Ontario 
Science Centre and will provide connections to 
underserved areas of the City. Fifteen stations 
are proposed, with numerous connections to 
the transit network, including TTC Lines 1, 2 and 
5, multiple bus and streetcar routes, and GO 
Transit rail services. The project was supported 
by Council as of October 2019. 

The Ontario Line is currently in the detailed 
design phase and is scheduled to open sometime 
in 2027. 

SUBJECT
SITE

Figure 4 - TTC Transit Map

SUBJECT
SITE

Figure 5 - Ontario Line Map
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Figure 7 - Site Plan (prepared by CEBRA & Kasian Architecture)

3.1 Description of the 
Proposal

The proposed development will transform the 
mostly derelict condition of the subject site 
into a transit-supportive mixed-use community 
featuring a range of housing types, including 
a mid-rise, mixed-use building and a block of 
fifteen 3-storey townhouse units, together with 
grade related retail space in addition to a public 
parkland contribution. 

The proposal is comprised of a 12-storey (39.97 
metres) mid-rise building situated at the corner 
of Broadview Avenue and Eastern Avenue. The 
proposed mid-rise building has been designed 
to wrap the corner and extend approximately 76 
metres northward along Broadview Avenue and 
50 metres eastward along Eastern Avenue. The 
proposal also includes a block of fifteen 3-storey 
courtyard-facing townhouse units which are to 
be located along the east side of the site, within 
the 22A Lewis Street property in addition to an 
assumed 14.5-metre deep severed portion of the 
rear yards of 18-22, 24-34 & 40 Lewis Street. A 
total of 29,432 square metres of gross floor area 
(“GFA”) is proposed, including 28,638 square 
metres of residential GFA and 794 square metres 
of at grade retail GFA, resulting in a density of 
5.73 FSI.

In addition to the above noted gross floor area, 
the proposed development also includes a 
466-square metre public park located along 
Eastern Avenue. The park will include the majority 
of the known as 344 Eastern Avenue and will 
have approximately 29.8 metres of frontage on 
Eastern Avenue.

Overall, the proposal includes a total of 340 
residential dwelling units, comprised of 319 
apartment-type units and 21 three-bedroom 
townhouse units, 15 of which will be 3-storey 
units located along the east side of the site and 
the remaining six will be 2-storey units integrated 
within the envelope of the proposed mid-rise 
building. The proposed unit mix includes 110 one- 
bedroom units (32.3%), 195 two-bedroom units 
(57.4%) and 35 three-bedroom units (10.3%).
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Architecture and Design
The proposed building has been designed by 
Danish architecture firm CEBRA, in partnership 
with Toronto-based Kasian Architecture. CEBRA 
is a multi-disciplinary firm that has been credited 
with taking a holistic approach to its practice and 
are often credited through their ‘people friendly’ 
mindset towards architecture and design, striving 
to merge human empathy and architectural 
expression into locally rooted projects that 
adapt to their context, their social environment, 
and their users. CEBRA has gained international 
recognition through its awardwinning projects 
in Scandinavia, in addition to its growing 
international portfolio, including projects across 
Europe, The Middle East, Canada and Russia. 

Given CEBRA’s approach, and broad array 
of international experience, the proposed 
development has been articulated with an 
architectural expression which is generally 
unique to the City of Toronto, while still adhering 
to municipal policies and in keeping with relevant 
guidelines. In particular, the proposed building 
will introduce contrasting brick and metallic 
materials, colours and cantilevering elements to 
provide for a highly varied and textured façade 
that introduces several horizontal ‘layers’ as the 
building increases in height. In addition, several 
inset-cuts are made into the building façade, 
the largest of which is located at the corner of 
Broadview and Eastern. Together, the proposed 
inset-cuts and ‘layering’ of the façade will result 
in a highly articulated building that will break up 
the overall proposed mass and accentuate the 
appearance of multiple building elements. 

In terms of siting and built form, the proposed 
building has been designed to frame Broadview 
Avenue and Eastern Avenue, and to take advantage 
of the site’s prominent corner location and 
eastern facing views. Along Broadview Avenue, 
the building will be setback approximately 1.2 
metres up to Level 3 and will feature several insets 
for the purposes of accessing commercial retail 
units fronting Broadview Avenue. The proposed 
setback will be used for the purposes of expanding 
and enhancing the existing pedestrian sidewalk 
zone, which currently consists of a 2.1-metre 
sidewalk and 1.3-metre strip of landscaping.

The additional 1.2 metres will result in an 
expanded, 4.6-metre pedestrian clearway. Along 
Eastern Avenue to the south, the proposed 
building will provide a 0 metre setback, given 
that the lot line along Eastern Avenue is setback 
approximately 5.0 metres from the existing 
sidewalk, and 7.5 metres from the vehicle curb. 

To the rear, the proposed building will be 
accompanied by a block of  fifteen 3-storey 
townhouse units along the east side of the site, 
which will be separated from the rear of the main 
building by a 12.5 metre wide internal pedestrian 
courtyard. The fifteen townhouse units along the 
eastern edge of the site will be highly integrated 
into the proposed development, facing west into 
the internal courtyard and will share the same 
servicing, building foundation, utilities, waste 
facilities and common easements as units within 
the proposed mid-rise building. 

The proposed internal courtyard is intended to 
be private, and to exclusively serve the residents 
of the building, acting as a communal backyard 
and living space for residents of all ages, and 
offering opportunities for both passive and 
active recreational activities. The space will 
feature several high quality landscaping features, 
including a vertical playground and common 
seating and planted areas, in addition to semi-
private front yards for the proposed townhouse 
units facing into the courtyard. At grade, six east-
facing 2-storey townhouse units are proposed 
within the mid-rise building envelope, providing 
further activity of the space, and resulting in 
a quasi- ‘urban’ condition. Furthermore, the 
proposed block of 3-storey townhouse units 
along the east side of the courtyard will be 
setback from the east lot line by approximately 
3.4 metres, which will be used for the purposes 
of private rear yards. This will result in a rear-to-
rear yard condition with the existing residential 
dwellings along 18-40 Lewis Street.  
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In addition, the building will provide an 8.9-metre 
setback from the north side lot line at grade which 
will accommodate a 6.0 metre wide drive aisle in 
addition to a pedestrian clearway to access the 
rear of the site. Similarly, to the site’s frontage 
along Broadview Avenue, at Level 3 a portion of 
the building will cantilever over the entirety of 
this driveway area to the north lot line. 

The ground floor (plus mezzanine) will have a 
height of 6.3 metres and is to be comprised 
of retail commercial space fronting along 
Broadview Avenue, indoor residential amenity 
space fronting along Eastern Avenue, and the six 
eastward facing 2-storey townhouse units. The 
ground floor will also include a bicycle storage 
room, underground garage parking ramp, as well 
as internal loading and staging areas all located 
on the north side of the building. Further to the 
above, the building’s primary lobby entrance will 
be located directly at the corner of Broadview 
Avenue and Eastern Avenue and will be raised 
above average grade by approximately 1.0 metre 
to accommodate flood proofing requirements. To 
access the residential lobby, a large, landscaped 
exterior stair and ramp system will be deployed 
to provide access to the building from the public 
sidewalk. A secondary entrance to the residential 
lobby will also be provided from the internal 
courtyard, which will be exclusively for the use of 
residents of the building, while retail commercial 
units will be accessed directly from the Broadview 
Avenue sidewalk.

Above the ground floor, the mass of the proposed 
mid-rise building will be articulated through 
a series of proposed stepbacks, insets and 
cantilevering elements. At Level 3 the building 
will cantilever over the first two floors by 
approximately 1.2 metres along the Broadview 
Avenue frontage,resulting in a 0 metre setback 
from the lot line. Where this element of the 
building shifts westward towards Broadview 
Avenue, a 1.7 metre stepback is also provided at 
Level 3 along the rear of the building, to match 
the 3-storey condition of the east side townhouse 
units. Where the building wraps the corner of 
Broadview and Eastern, an inset stepback is 
also provided at Level 3 to open the mass of the 
building and accentuate the corner. A narrow 
stepback of approximately 0.5 metres is also 
proposed along the building’s Eastern Avenue 
frontage. 

At Level 7, the building provides a 1.5 metre 
stepback along the Broadview Avenue frontage, 
to generally match the front setback condition 
proposed at the Ground Floor and Level 2. An 
additional 1.0 metre stepback is also provided 
along the building’s Eastern Avenue frontage. 
To the rear, a 1.5-metre stepback is provided 
along the portion of the building which abuts the 
proposed public park on 344 Eastern Avenue, 
and an additional 2.0 metre stepback is provided 
along the portion of the building which abuts 
the internal courtyard. A 3.6-metre stepback is 
also provided along the entire north face of the 
building.  

At Level 10, an additional 3.0 metre stepback is 
provided to the rear where the building abuts the 
proposed internal courtyard. As a result of the 
building’s various stepping, the majority of Levels 
11 and 12 are setback up to 19.2 metres from the 
west face of the proposed townhouse block, and 
1.5 metres from the proposed public park.  

Public Park, Landscaping and 
Amenity Space
The proposed development will be supported by 
a new 466-square metre unencumbered public 
park located on the 344 Eastern Avenue property. 
The proposed public park will have approximately 
29.8 metres of frontage along Eastern Avenue, 
allowing for a high degree of visibility and 
accessibility, particularly to the new transit 
infrastructure planned along Broadview Avenue 
and to the south of the site at East Harbour. The 
proposed park is generally rectangular in shape, 
will be able to accommodate an array of passive 
and recreational activities. As discussed in more 
detail in Section 5.5, the bulk of the proposed 
public park on 344 Eastern will be in sunlight for 
the majority of each day through the spring and 
fall equinoxes as well as the summer solstice.



Figure 8 - Ground Floor Plan (Prepared by CEBRA & Kasian Architecture)

In addition to the public park component, the 
proposed development will be supported by 
a  high quality landscaping program. Along 
Broadview Avenue, the face of the building at 
grade will feature a series of seat walls and stair 
risers which will act as informal gathering and 
seating spaces for visitors of the site. Between 
the building face and the curb will be a pedestrian 
clearway which will be treated with concrete 
hardscaping. The clearway will feature several 
raised planters and tree planting along the 
curb to provide the public realm with enhanced 
visual interest and shade, in addition to acting 
as a safety barrier from passing vehicle traffic. 
In addition to these elements, a series of short-
erm bicycle parking rings and public benches will 
also be provided along Broadview Avenue. Eastern 
Avenue will be treated with similar landscaped 
elements, including new concrete paving as well 
as a continuous raised planter bed along the 
south face of the building. The raised planter 
bed will feature several new trees as well as 
three seat walls to provide the public realm along 
Eastern Avenue with shade spaces for reprieve. 

At the corner of Broadview Avenue and Eastern 
Avenue, is the proposed mid-rise building’s 
residential lobby entrance, in addition to a wide 
building inset which provides for an elevated 
forecourt for the purposes of creating a visible 
public gathering and social space that activates 
the site’s prominent corner. Due to flood proofing 
requirements, the entrances to the building must 
be located approximately at a 1.0 metre higher 
grade than the public sidewalk. As a result, a 
large, exterior stair and ramp system has been 
proposed for the Broadview Avenue and Eastern 
Avenue corner to provide access between the 
lobby and the public sidewalk. This stair and 
ramp system will be landscaped with a series of 
raised planters, seat walls and stair risers which 
are intended to be utilized for public seating and 
gathering, taking  advantage of the site’s corner 
location, visibility and prominence. The area will 
feature new concrete paving and a cantilevering 
building element at Level 3 will provide a portion 
of the elevated forecourt with weather protection.
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An additional building inset and forecourt area 
will be provided further north along the Broadview 
Avenue frontage as well. Similarly, to the condition 
proposed at the Broadview and Eastern corner, 
this forecourtwill be raised approximately 1.0 
metre above the public sidewalk, and accessed 
via a stair and ramp system, including several 
stair risers, providing access and a gathering 
space for the proposed retail uses along 
Broadview Avenue. Both forecourts along the 
building’s frontage are intended to act as a “front 
porch” like space for residents and visitors of the 
building and will have a high degree of visibility 
and integration with the broader public realm.  

As mentioned, to the rear of the proposed mid-
rise building is the site’s intervening internal 
pedestrian courtyard. The courtyard is intended 
to be used exclusively for residents of the 
proposed building and to act as a communal 
backyard that will accommodate an array of social 
and recreational activities for residents of all 
ages. The area will be treated with concrete unit 
pavers that feature a brick-like aesthetic which 
will differentiate the area from the public realm 
along Broadview Avenue and Eastern Avenue. In 
addition, the courtyard will feature several seating 
areas for residents of the proposed building, as 
well as several planter beds which will feature a 
variety of trees and shrubs. The central courtyard 
will be organized in such as fashion that each 
townhouse unit facing into the courtyard will have 
a semi-private front yard, with the above noted 
planter beds providing an intervening privacy 
barrier between each residential door. In terms 
of active recreation, open space areas in addition 
to a vertical playground are also proposed at the 
north end of the courtyard, adjacent to the short-
term bicycle parking room. Fire route access 
to the internal courtyard is also provided via a 
series of removable bollards at the end of the 
site’s driveway, however no public vehicle access 
is intended for this area.

In terms of amenities, the proposal includes 575 
square metres of indoor amenity space, all of 
which will be located in a contiguous room on the 
ground floor and mezzanine, facing the corner 
of Broadview Avenue and Eastern Avenue. As 
well, the proposal includes 471 square metres of 
outdoor amenity space, comprised of a portion of 
the site’s internal pedestrian courtyard. Indoor 
and outdoor amenity space will be contiguous 
in order to provide appropriate access and 
circulation, and to maximize the ability to 
accommodate recreational uses.  

The proposed dwelling units will also be supported 
by private outdoor amenity spaces including the 
provision of terraces and balconies throughout 
the building. In addition, the proposed townhouse 
units facing into the courtyard at grade will each 
be supported by a semi-private front yard which 
will face into the internal pedestrian courtyard, 
with the 3-storey townhouse units along the east 
side of the courtyard also having 3.4-metre deep 
rear yards that will feature sodded grass and a 
rear-to-rear yard condition with the properties 
facing Lewis Street. 

Access, Parking and Loading
Vehicle and locating access will be provided via 
a curb cut at the northwest corner of the site 
along Broadview Avenue, which provides access 
to a 6.0-metre wide drive aisle. This drive aisle 
will extend eastward along the entirety of the 
building’s north face and will provide direct 
access to the bicycle storage room, underground 
garage parking ramp and internal loading and 
service areas on the north side of the building. 
The drive aisle will also provide pedestrian and 
cycling access to the proposed internal courtyard 
and will also act as a fire route. 

The proposed development will provide a total of 
102 vehicle parking spaces, located across one 
level of underground parking. Parking spaces 
will consist of 82 spaces dedicated to residents 
and 20 spaces dedicated to residential visitors 
and commercial uses. One Type ‘G’ loading space 
is proposed for the development 13.0 metres 
in length, 6.1 metres in height and 4.0 metres 
in width). The loading space is to be entirely 
enclosed within the mass of the building, adjacent 
to the internal servicing and waste areas, and will 
not be visible from Broadview Avenue.   
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Figure 9 - North Elevation (Prepared by CEBRA & Kasian Architecture)

Figure 10 - South-West Elevation (Prepared by CEBRA & Kasian Architecture)

Figure 11 - East Elevation (Prepared by CEBRA & Kasian Architecture)

Figure 12 - West Elevation (Prepared by CEBRA & Kasian Architecture)
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A total of 310 long-term bicycle parking spaces 
are proposed, in addition to 40 short-term bicycle 
parking spaces. All 310 long-term bicycle parking 
spaces will be located within a secure room on 
south end of the P1 Level, while all 40 short-term 
bicycle parking spaces will be located at grade, 
in an accessible room on the north end of the 
building between the underground parking ramp 
and the pedestrian courtyard. 

3.2 Key Statistics
Table 1 - Key Statistics

Standard Proposed

Lot Area 5,137 square metres

Building Height
Storeys

Metres (Top of Roof) 
12 storeys
39.97

Gross Floor Area
Residential GFA

Retail GFA
Total GFA

28,638 square metres
794 square metres
29,432 square metres

Floor Space Index 5.73

Proposed Parkland 466 square metres (10% of site area)

Unit Mix
One-bedroom
Two-bedroom

Three-bedroom
Total Units

110 units (32.3%)
195 units (57.4%)
35 units (10.3%), including 21 townhouse units
340 units 

Amenity Space
Indoor Amenity

Outdoor Amenity 
575.4 square metres (1.69 sq. m. / dwelling unit)
470.6 square metres (1.38 sq. m. / dwelling unit)

Vehicle Parking
Residential 

Visitor 
Commercial

Total Vehicle Parking

82 spaces
20 spaces
0 spaces 
102 spaces

Bicycle Parking
Long-Term

Short-Term
Total Bicycle Parking

310 spaces
40 spaces
350 spaces

Loading One ‘Type G’ space
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The proposal also requires amendments to the 
City-wide Zoning By-law 569-2013, as amended, 
and the former City of Toronto Zoning By-law 
438-86, as amended, in order to increase the 
permitted height and density and to revise other 
regulations as necessary to accommodate the 
proposal.

In addition to the above, a future consent to sever 
application will be required to accommodate the 
proposed 3-storey townhouse block located in 
the rear yards of 18-22, 24-34 & 40 Lewis Street. 
Furthermore, Site Plan Approval applications 
will also be required in advance of development 
and will be submitted once the Official Plan 
Amendment and rezoning application has been 
appropriately advanced.

3.3 Required Approvals
The proposed redevelopment requires an 
amendment to the City of Toronto Official 
Plan for the purposes of redesignating the 
lands known as 35-53 Broadview Avenue from 
Neighbourhoods to Mixed Use Areas, as the 
existing Neighbourhoods designation limits the 
permitted building height to 4 storeys. In our 
opinion, no further redesignation is needed for 
the balance of the subject site, as the proposed 
3-storey townhouse block occupying 22A Lewis 
Street and the rear yards of the 18-22, 24-34 & 
40 Lewis Street properties are permitted in the 
Neighbourhoods designation, and the proposed 
park on 344 Eastern Avenue is permitted in the 
General Employment Areas designation. 

However, we propose that in addition to the 
redesignation of 35-53 Broadview Avenue, 
a new Site and Area Specific Policy (“SASP”) 
be implemented to permit the provision of 
the 3-storey townhouse block within the 
Neighbourhoods designated properties. 



4 Policy & 
Regulatory 
Context
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“Efficient development patterns optimize 
the use of land, resources and public 
investment in infrastructure and public 
service facilities. These land use patterns 
promote a mix of housing, including 
affordable housing, employment, 
recreation, parks and open spaces, and 
transportation choices that increase the 
use of active transportation and transit 
before other modes of travel. They support 
the financial well-being of the Province 
and municipalities over the long term, 
and minimize the undesirable effects of 
development, including impacts on air, 
water and other resources.  They also 
permit better adaptation and response to 
the impacts of a changing climate, which 
will vary from region to region.”

One of the key policy directions expressed in the 
PPS is to build strong communities by promoting 
efficient development and land use patterns. To 
that end, Part V of the PPS contains several 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 
the integration of land use planning, growth 
management, transit-supportive development, 
intensification and infrastructure planning to 
achieve cost-effective development patterns, 
optimization of transit investments, and 
standards to minimize land consumption and 
servicing costs.

4.1 Overview
As set out below, it is our opinion the proposed 
redevelopment is supportive of the policy 
directions set out in the Provincial Policy 
Statement, the Growth Plan for the Greater 
Golden Horseshoe, the Metrolinx Regional 
Transportation Plan and the City of Toronto 
Official Plan, all of which promote and encourage 
intensification within built-up urban areas, 
particularly in proximity to higher-order transit 
infrastructure.

4.2 Provincial Policy 
Statement 

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”).

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 transit-
supportive development, encouraging an 
increase in the mix and supply of housing, 
protecting the environment and public safety, 
reducing barriers and costs for development and 
providing greater certainty, and supporting the 
economy and job creation.

Part IV of the PPS sets out the Province’s vision 
for Ontario, and promotes the wise management 
of land use change and efficient development 
patterns:
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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 transit-supportive 
development, accommodating a significant 
supply and range of housing options through 
intensification and redevelopment, where this can 
be accommodated taking into account existing 
building stock or areas and the availability of 
suitable existing or planned infrastructure and 
public service facilities. In addition, Policy 1.1.3.4 
promotes appropriate development standards, 
which facilitate intensification, redevelopment 
and compact built form, while avoiding or 
mitigating risks to public health and safety. 

With respect to housing, Policy 1.4.3 requires 
provision to be made for an appropriate range 
and mix of housing types 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, and 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 states that long-term prosperity 
should be supported through a number of 
initiatives including: encouraging residential 
uses to respond to dynamic market-based 
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; and 
encouraging a sense of place by promoting well-
designed 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 prepare for 
the impacts of a changing climate through 
land use and development patterns which: 
promote compact form and a structure of 
nodes and corridors; promote the use of active 
transportation and transit in and between 
residential, employment and other areas; and 
encourage transit-supportive development and 
intensification to improve the mix of employment 
and housing uses to shorten commute journeys 
and decrease transportation congestion.

While Policy 4.6 provides that the official plan is 
“the most important vehicle for implementation 
of this Provincial Policy Statement”, it goes on 
to say that “the policies of this Provincial Policy 
Statement continue to apply after adoption and 
approval of an official plan”. Accordingly, the 
above-noted PPS policies continue to be relevant 
and determinative.

For the reasons outlined in Section 5.1 of this 
report, it is our opinion that the proposed 
development and, more particularly, the 
requested Official Plan and Zoning By-law 
Amendments are consistent with the Provincial 
Policy Statement and, specifically, the policies 
relating to residential intensification and the 
efficient use of land and infrastructure.
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“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.” 

In our opinion, the subject site is located within 
a “strategic growth area” as defined by the 
Growth Plan (i.e. a focus for accommodating 
intensification and higher-density mixed uses 
in a more compact built form). “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” or higher order transit 
corridors may also be identified as strategic 
growth areas. 

4.3 Growth Plan for 
the Greater Golden 
Horseshoe

On May 16, 2019, a new Growth Plan (A Place to 
Grow: The Growth Plan for the Greater Golden 
Horseshoe) came into effect (the “2019 Growth 
Plan”), replacing the Growth Plan for the Greater 
Golden Horseshoe, 2017. All decisions made on 
or after this date in respect of the exercise of 
any authority that affects a planning matter is 
required to conform with the 2019 Growth Plan, 
subject to any legislative or regulatory provisions 
providing otherwise. Subsequently, on August 
28, 2020, the 2019 Growth Plan was amended by 
Growth Plan Amendment No. 1.

Section 1.2.3 provides that the Growth Plan is to 
be read in its entirety and the relevant policies 
are to be applied to each situation. 

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

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

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

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

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. It 
includes objectives that support the development 
of complete communities and promotes transit-
supportive development in proximity to higher-
order transit. As noted in Section 2.1:
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Policy 2.2.1(2)(c) provides that, within settlement 
areas, growth will be focused in delineated built-
up areas, “strategic growth areas”, locations 
with existing or planned transit (with a priority 
on “higher order transit” where it exists or is 
planned), and areas with existing or planned 
public service facilities. Policy 2.2.1(3)(c) directs 
municipalities to undertake integrated planning 
to manage forecasted growth to the horizon of 
the 2019 Growth Plan, which will, among other 
things, provide direction for an urban form that 
will optimize infrastructure, particularly along 
transit and transportation corridors, to support 
the achievement of complete communities 
through a more compact built form.

With respect to forecasted growth, Schedule 3 
of the 2019 Growth Plan, as amended by Growth 
Plan Amendment No. 1, forecasts a population 
of 3,650,000 and 1,980,000 jobs for the City of 
Toronto by 2051. The 2016 Census data indicates 
that population growth in Toronto is continuing 
to fall short of the past and updated Growth Plan 
forecasts. The City’s population growth from 2001 
to the 2016 population of 2,822,902 (adjusted 
for net Census under coverage) represents only 
73.2% of the growth that would be necessary on 
an annualized basis to achieve the population 
forecast of 3,650,000 by 2051.

Policy 2.2.1(4) provides that applying the 
policies of the 2019 Growth Plan will support 
the achievement of complete communities that, 
among other things, feature a diverse mix of land 
uses, provide a diverse range and mix of housing 
options, expand convenient access to a range 
of transportation options, provide for a more 
compact built form and a vibrant public realm, 
and mitigate and adapt to climate change impacts 
and contribute to environmental sustainability.

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:

The subject site is located within a “major transit 
station area” as defined by the 2019 Growth 
Plan, given its location within approximately 
250 metres of the planned East Harbour Transit 
Hub. The East Harbour Transit Hub will provide 
station stops along the proposed Ontario Line, 
SmartTrack, in addition to the existing Lakeshore 
East and Stouffville GO Transit Rail lines. In this 
regard, the definition of a “major transit station 
area” is “the area including and around any 
existing or planned higher order transit station 
within a settlement area… Major transit station 
areas generally are defined as the area within an 
approximate 500 to 800 metre radius of a transit 
station, representing about a 10-minute walk.” In 
turn, “higher order transit” is defined as “transit 
that generally operates in partially or completely 
dedicated rights-of-way, outside of mixed traffic, 
and therefore can achieve levels of speed and 
reliability greater than mixed-traffic transit” 
and can include heavy rail (such as subways and 
inter-city rail), light rail, and buses in dedicated 
rights-of-way.

While the City has not yet delineated the 
boundaries of the East Harbour “major transit 
station area” as part of its 2019 Growth Plan 
conformity exercise, it is our opinion that the site 
falls within an area that would be appropriate 
for inclusion within the boundaries of a “major 
transit station area”. In this regard, City Council 
approved a work plan with respect to Growth Plan 
Conformity and the Municipal Comprehensive 
Review on June 29, 2020. The May 19, 2020 
staff report outlined City Planning staff’s 
recommended approach and work plan that will 
ultimately result in Official Plan Amendments 
in order to align with the 2019 Growth Plan. The 
work plan included, among other things, a phased 
Major Transit Station Area (“MTSA”) Prioritization 
Approach. The East Harbour MTSA has been 
identified as being part of Phase 2 in the review 
of potential MTSAs.
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Policy 2.2.4(9) provides that, within all “major 
transit station areas”, development will be 
supported, where appropriate, by planning 
for a diverse mix of uses to support existing 
and planned transit service levels; providing 
alternative development standards, such as 
reduced parking standards; and prohibiting land 
uses and built forms that would adversely affect 
the achievement of transit-supportive densities.

With respect to “frequent transit”, Policy 2.2.4(10) 
states that lands adjacent to or near to existing 
and planned frequent transit should be planned 
to be transit-supportive and supportive of active 
transportation and a range and mix of uses and 
activities.

Section 2.2.6 deals with housing. Policy 2.2.6(1) 
requires municipalities to support housing 
choice through the achievement of the minimum 
intensification and density targets in the 2019 
Growth Plan by identifying a diverse range and 
mix of housing options and densities to meet 
projected needs of current and future residents. 
Notwithstanding Policy 1.4.1 of the 2020 PPS, 
Policy 2.2.6(2) states that, in implementing 
Policy 2.2.6(1), municipalities will support the 
achievement of complete communities by: 
planning to accommodate forecasted growth; 
planning to achieve the minimum intensification 
and density targets; considering the range and 
mix of housing options and densities of the 
existing housing stock; and planning to diversify 
the overall housing stock across the municipality.

Generally, the infrastructure policies set out 
in Chapter 3 place an emphasis on the need to 
integrate land use planning and investment in 
both infrastructure and transportation. The 
introductory text in Section 3.1 states that:

• identify strategic growth areas to support 
achievement of the intensification target 
and recognize them as a key focus for 
development; 

• identify the appropriate type and scale of 
development in strategic growth areas and 
transition of built form to adjacent areas; 

• encourage intensification generally 
throughout the delineated built-up area; 

• ensure lands are zoned and development 
is designed in a manner that supports the 
achievement of complete communities; and 

• be implemented through official plan policies 
and designations, updated zoning and other 
supporting documents. 

The Growth Plan includes a number of policies 
applying to “major transit station areas”. In 
particular, Policy 2.2.4(1) requires that “priority 
transit corridors” shown on Schedule 5 will be 
identified in official plans and that planning will 
be prioritized for “major transit station areas” 
on “priority transit corridors” or subway lines, 
including “zoning in a manner that implements 
the policies of this Plan”. In this regard, Schedule 
5 identifies the Metrolinx Lakeshore East GO 
Transit Rail line as “priority transit corridor”. 

Policy 2.2.4(2) requires the City of Toronto to 
delineate the boundaries of “major transit station 
areas” on priority transit corridors or subway lines 
“in a transit supportive manner that maximizes 
the size of the area and the number of potential 
transit users that are within walking distance of 
the station” (our emphasis). 

Policy 2.2.4(3)(b) goes on to require that “major 
transit station areas” on subway lines be planned 
for a minimum density target of 200 residents 
and jobs combined per hectare. Policy 2.2.4(6) 
states that, within “major transit station areas” 
on “priority transit corridors” or on subway lines, 
land uses and built form that would adversely 
affect the achievement of the minimum density 
targets will be prohibited.
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Policy 4.2.10(1) requires that municipalities 
develop policies within their official plans that 
will reduce greenhouse gas emissions and 
address climate change adaptation goals.  Such 
policies should support the achievement of 
complete communities as well as the minimum 
intensification and density targets in the 
Growth Plan, seek to reduce dependence on the 
automobile and support existing and planned 
transit and active transportation.  In planning 
to reduce greenhouse gas emissions and 
address the impacts of climate change, Policy 
4.2.10(2) encourages municipalities to develop 
strategies to reduce greenhouse gas emissions 
and improve resilience through the identification 
of vulnerabilities to climate change, land use 
planning, planning for infrastructure, including 
transit and energy, green infrastructure and low 
impact development.

The timely implementation of the 2019 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 upper- 
and 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)... 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.”

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

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. 
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The 2041 RTP recognizes that, to achieve the 
vision for the transportation system, investments 
and decisions must align with land use plans. As 
such, the 2041 RTP contains actions to better 
integrate transportation planning and land use, 
especially around transit stations and mobility 
hubs. In this regard, the subject site forms part of 
the East Harbour “major transit station area” on 
the Ontario Line. 

With respect to Strategy 1, the RTP indicates that 
the Eglinton-Crosstown LRT and other LRT, BRT 
and subway projects will be the foundation of the 
future Frequent Rapid Transit Network, together 
with GO Regional Express Rail. With respect 
to Strategy 4, the 2041 RTP identifies several 
strategies to integrate transportation and land 
use planning, including: 

• making investment in transit projects 
contingent on transit-supportive planning 
being in place; 

• focusing development at mobility hubs and 
major transit station areas along priority 
transit corridors identified in the Growth Plan; 

• evaluating financial and policy-based 
incentives and disincentives to support 
transit-oriented development;

• planning and designing communities, 
including development and redevelopment 
sites and public rights-of-way, to support the 
greatest possible shift in travel behaviour;

• embedding Transportation Demand 
Management (TDM) in land use planning and 
development; and

• rethinking the future of parking.

A key component of Strategy 4 is creating a 
system of connected mobility hubs and “major 
transit station areas”. As identified in the 2041 
RTP and defined in the Growth Plan, “major 
transit station areas” are an important planning 
concept. They intended to create important 
transit network connections and accommodate 
an intensive concentration of places to live, work, 
shop or play. They are particularly significant 
because of their combination of existing or 
planned frequent rapid transit service with an 
elevated development potential. 

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

For the reasons set out in Sections 5.1 and 
5.2 of this report, it is our opinion that the 
proposed development and, more particularly, 
the requested Official Plan and Zoning By-law 
Amendments conform to the Growth Plan and, in 
particular, the policies that seek to optimize the 
use of land and infrastructure and to encourage 
growth and intensification in “strategic growth 
areas”, including “major transit station areas”.

4.4 Metrolinx 2041 Regional 
Transportation Plan

On March 8, 2018, Metrolinx adopted a new 
Regional Transportation Plan (“2041 RTP”) that 
builds on and replaces the previous RTP (“The Big 
Move”), adopted in 2008. This section reviews 
some of the key goals and directions set out in 
the 2041 RTP, particularly as they apply to the 
subject site. 

The 2041 RTP goes beyond the Growth Plan to 
provide more detailed strategies and actions 
for the Greater Toronto and Hamilton Area’s 
transportation systems. As a result, it uses the 
Growth Plan’s planning horizon of 2041, which is 
ten years later than the 2031 horizon used in The 
Big Move.

The 2041 RTP sets out a series of goals and 
strategies. The five strategies include:

• Strategy 1: Complete the delivery of current 
regional transit projects;

• Strategy 2: Connect more of the region with 
frequent rapid transit;

• Strategy 3: Optimize the transportation 
system;

• Strategy 4: Integrate transportation and land 
use; and

• Strategy 5: Prepare for an uncertain future.
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“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.”.

In Section 2.2, one of the key policy directions 
is Integrating Land Use and Transportation. The 
Official Plan provides that future growth within 
Toronto is to be directed to areas which are 
well served by transit and by the existing road 
network and which have several properties with 
redevelopment potential. Section 2.2 further 
recognizes that, generally, growth areas are 
locations at rapid transit stations and along bus 
and streetcar routes where good transit access 
can be provided. 

In this regard, Official Plan Map 4 (Higher Order 
Transit Corridors), as amended by Official Plan 
Amendment 456, identifies Broadview Avenue 
and its future southward extension to Lake 
Shore Boulevard East as a new Transit Corridor 
Expansion Element (see Figure 13 – Official 
Plan Map 4, Higher Order Transit Corridors). 
Furthermore, Official Plan Map 5 (Surface 
Transit Priority Network) identifies Queen Street 
East and Broadview Avenue, approximately 
160 metres north of the site, as Transit Priority 
Segments which are currently fulfilled through 
existing streetcar routes (see Figure 14 – 
Official Plan Map 5, Enhanced Surface Transit 
Priority Network). Policy 2.2(4)(c) indicates 
that the City’s higher-order transit network will 
be improved and expanded by implementing 
higher order transit services in the corridors 
identified on Map 4 according to the established 
priorities as funding becomes available and the 
Environmental Assessment and business case 
analysis processes are completed.

4.5	 City	of	Toronto	Official	
Plan

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

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

The Official Plan for the City of Toronto sets out 
a vision encouraging contextually appropriate 
growth and intensification which is supported 
by transit, good architecture, high quality urban 
design and a vibrant public realm. It recognizes 
that most new development will be on infill and 
development sites.

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

 “Toronto’s future is one of growth, 
of rebuilding, of re-urbanizing 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 
is forecasted to accommodate a minimum of 
3.19 million residents and 1.66 million jobs by 
the year 2031.  The sidebar regarding Toronto’s 
growth prospects makes it clear that these 
figures are neither targets nor maximums; they 
are minimums:
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Land Use Policies
The subject site is comprised of three different 
land use designations, as shown on Map 18 of 
the Official Plan (see Figure 15, Official Plan 
Map 18, Land Use Plan). Particularly, the 21 
Broadview Avenue property is designated Mixed 
Use Areas; the 35-53 Broadview Avenue and 18-
34 & 40 Lewis Street properties are designated 
Neighbourhoods; and the 344 Eastern Avenue 
property is designated General Employment 
Areas. 

With respect to surrounding lands, there are 
Neighbourhoods designated lands to the 
immediate north, Neighbourhoods and General 
Employment Areas to the immediate east, Mixed 
Use Areas and General Employment Areas to the 
immediate west and General Employment Areas 
to the immediate south. 

Mixed Use Areas

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

“Torontonians will be able to live, work, and 
shop in the same area, or even the same 
building, giving people an opportunity 
to depend less on their cars, and create 
districts along transit routes that are 
animated, attractive and safe at all hours of 
the day and night.”

Policy 4.5(2) sets out a number of policy criteria 
for development within the Mixed Use Areas 
designation including, among other things:

• 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 for new jobs and homes for Toronto’s 
growing population on underutilized lands;

Further, Policy 2.2(5) explains that the City will 
work with its partners to maintain and enhance 
bus and streetcar services to deliver a safe, 
accessible and frequent transit service to all 
parts of the city through measures such as 
reducing delays and traffic interference on 
transit routes across the city, including those 
shown on Map 5, through the introduction of 
transit priority guidelines and transit priorities 
measures such as transit signal priority, partially 
or fully exclusive transit lanes, and limiting or 
removing on-street parking during all or part of 
the day, amongst other measures.

The introductory text in 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 inter-
regional rail networks. The Plan provides 
complementary policies to make more 
efficient use of this infrastructure and to 
increase opportunities for walking, cycling, 
and transit use and support the goal of 
reducing car dependency throughout the 
City… Reducing car dependency means 
being creative and flexible about how we 
can manage urban growth.  We have to plan 
in ‘next generation’ terms to make walking, 
cycling, and transit increasingly attractive 
alternatives to using the car and to move 
towards a more sustainable transportation 
system.”

Policy 2.4(4) directs that planning for new 
development in targeted growth areas be 
undertaken in the context of reducing auto 
dependency and provides that the transportation 
demands and impacts of such new development 
will be assessed in terms of the broader social 
and environmental objectives of the Plan’s 
reurbanization strategy.

Policy 2.4(7) further provides that, for sites in 
areas well served by transit (such as locations 
around rapid transit stations and along major 
transit routes), consideration will be given to 
establishing minimum density requirements (in 
addition to maximum density limits), establishing 
minimum and maximum parking requirements 
and limiting surface parking as a non-ancillary 
use.
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• 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 appropriate setbacks 
and/or a stepping down of heights, particularly 
towards lower scale Neighbourhoods; 

• locating and massing new buildings so as to 
adequately limit shadow impacts 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 maintaining sunlight and 
comfortable wind conditions for pedestrians 
on adjacent streets, parks and open spaces;

• providing an attractive, comfortable and safe 
pedestrian environment; 

• taking advantage of nearby transit services; 

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

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

• providing indoor and outdoor recreation space 
for building residents. 

In addition, Policy 2.3.1(3) of the Healthy 
Neighbourhoods policies provides that 
development in Mixed Use Areas adjacent to 
Neighbourhoods will: be compatible; provide 
gradual transition of scale and density through 
stepping down of buildings towards, and setbacks 
from those Neighbourhoods; maintain adequate 
light, view and privacy for residents in those 
Neighbourhoods; orient and screen lighting and 
amenity areas so as to minimize impacts on 
adjacent land in those Neighbourhoods; locate 
and screen services areas, surface parking 
and access to underground parking so as to 
minimize impacts on those Neighbourhoods; 
and, attenuate traffic and parking impacts on 
adjacent Neighbourhood streets.

Policy 2.3.1(4) provides that where significant 
intensification is to occur adjacent to 
Neighbourhood or Apartment Neighbourhoods, 
a Secondary Plan, area specific policy or area 
specific zoning by-law will be created. In this 
instance, the subject site is located directly 
adjacent to Neighbourhoods to the north and 
east.
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Neighbourhoods
Section 4.1 of the Official Plan sets out policies for 
the Neighbourhoods designation. These policies 
were amended through Official Plan Amendment 
No. 320 (“OPA 320”). OPA 320 includes amendments 
to both the Apartment Neighbourhoods and 
Neighbourhoods designations. 

Policy 4.1(1) states that Neighbourhoods are 
considered physically stable areas made up of 
residential uses in lower scale buildings such 
as detached houses, semi-detached houses, 
duplexes, triplexes and townhouses, as well as 
interspersed walk-up apartments that are no 
higher than four storeys. The Neighbourhoods 
designation also permits low scale institutions 
such as places of worship, community centres 
and schools. 

Policies 4.1(5) to 4.1(11) provide development 
criteria for proposals in areas designated 
Neighbourhoods. Policy 4.1(5) provides as follows: 

“Development in established Neighborhoods 
will respect and reinforce the existing 
physical character of each geographic 
neighbourhood, including in particular:

a. patterns of streets, blocks and lanes, 
parks and public building sites;

b. prevailing size and configuration of 
lots;

c. prevailing heights, massing, scale, 
density and dwelling type of nearby 
residential properties;

d. prevailing building type(s);

e. prevailing location, design and 
elevations relative to the grade of 
driveways and garages; 

f. prevailing setbacks of buildings from 
the street or streets;

g. prevailing patterns of rear and side yard 
setbacks and landscaped open space;

h. continuation of special landscape or 
built-form features that contribute to 
the unique physical character of the 
geographic neighbourhood; and

i. conservation of heritage buildings, 
structures and landscapes.”

j. The policy provides further clarification 
with respect to “geographic 
neighbourhood”. It explains that 
the geographic neighbourhood will 
consider areas that have shared 
characteristics such as zoning, 
prevailing dwelling type and scale, lot 
size and configuration, street pattern, 
pedestrian connectivity, and natural 
and human-made dividing features. The 
policy states that the physical character 
of the geographic neighbourhood 
includes the larger geographic area 
as well as the properties that face 
the same street in the same block 
and the block opposite the site. The 
policy directs that, when determining 
whether a proposed development in 
a Neighbourhood is consistent, only 
the physical characteristics of the 
geographic neighbourhood will be 
considered. 

The policy states that lots fronting onto a major 
street, and flanking lots to the depth of the fronting 
lots, are often distinguishable from the lots in the 
interior of the geographic neighbourhood due to 
characteristics such as:

• different lot configurations; 

• better access to public transit; 

• adjacency to developments with varying 
heights, massing and scale; or 

• direct exposure to greater volumes of traffic 
on adjacent and nearby streets.

The policy states that such factors may be taken 
into account when considering intensification on 
these sites. 

The policy provides greater clarification on the 
term “prevailing” and states that it is the most 
frequently occurring form of development in that 
neighbourhood; however, some neighbourhoods 
will have more than one prevailing building type 
or physical character. Prevailing character will 
also not preclude development that does not 
match the most prevailing building type but may 
reflect a frequently occurring building type.
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The lengthy policy concludes by stating that “no 
changes will be made through rezoning, minor 
variance, consent or other public action that are 
out of keeping with the overall physical character 
of the entire Neighbourhood” and that below 
grade garages are discouraged except for certain 
apartment buildings and certain townhouse 
developments. 

Policy 4.1(8) directs that the Zoning By-law will 
contain numerical site standards for matters such 
as building type and height, density, lot sizes, 
depths/frontages, parking and building setbacks, 
among others, to ensure new development will 
be compatible with the physical character of 
established residential Neighbourhoods.

Within the context of these general policies, 
the Neighbourhoods designation also includes 
specific policies for infill development. In this 
respect, the introductory text notes the following:

“Scattered throughout many 
Neighbourhoods are properties that 
differ from the prevailing patterns of 
lot size, configuration and orientation. 
Typically, these lots are sites of former 
non-residential uses such as an industry, 
institution, retail stores, a utility corridor, 
or are lots that were passed over in the 
first wave of urbanization. In converting 
these sites to residential uses, there is a 
genuine opportunity to add to the quality of 
Neighbourhood life by filling in the “gaps” 
and extending streets and paths. Due to 
the site configuration and orientation, it is 
often not possible or desirable to provide 
the same site standards and pattern of 
development in these infill projects as in 
the surrounding Neighbourhood.”

Policy 4.1(9) outlines particular development 
criteria for infill development on sites that 
vary from the local lot pattern in terms of 
lot size, configuration and/or orientation. In 
these circumstances, infill development within 
Neighbourhoods will:

• have heights, massing and scale that are 
respectful of those permitted by zoning for 
nearby residential properties, while taking 
into account the existing form of development 
on the infill property

• have setbacks from adjacent residential 
properties and public streets that are 
proportionate to those permitted by zoning for 
adjacent residential properties, while taking 
into account the existing form of development 
on the infill property; 

• provide adequate privacy, sunlight and sky 
views for occupants of new and existing 
buildings by ensuring adequate distance and 
separation between building walls and using 
landscaping, planting and fencing to enhance 
privacy where needed; 

• front onto existing or newly created public 
streets wherever possible, with no gates 
limiting public access;

• provide safe, accessible pedestrian walkways 
from public streets; and 

• locate, screen and wherever possible enclose 
service areas and garbage storage and 
parking, including access to any underground 
parking, so as to minimize the impact on 
existing and new streets and on residences.

In addition, Policy 2.3.1(1) of the Healthy 
Neighbourhoods policies provides that 
Neighbourhoods are low rise and low density 
residential areas that are considered to be 
physically stable. Development in Neighbourhoods 
will be consistent with this objective and will 
respect and reinforce the existing physical 
character of buildings, streetscapes and open 
space patterns in these areas.

General Employment Areas
The General Employment Areas designation 
permits a broad range of business and economic 
activity, including offices, manufacturing, 
warehousing and distribution, research and 
development facilities, hotels, restaurants, and 
small-scale stores and services serving area 
businesses and workers. In addition, places of 
worship, recreation and entertainment facilities, 
business and trade schools and branches of 
colleges and universities are permitted on 
major streets such as Broadview Avenue and 
Eastern Avenue. The General Employment Areas 
designation also permits parks. 



Policy & Regulatory Context
21-53 Broadview Avenue, 344 Eastern Avenue and 18-34 & 40 Lewis Street 49

part of the broader public street and land network, 
and meet the design objectives of public lanes. 

Policy 3.1.1(13) states that the design of sidewalks 
and boulevards will provide safe, attractive, 
interesting and comfortable spaces for users of 
all ages and abilities through:

• the provision of well-designed and co-
ordinated tree planting, landscaping, amenity 
spaces, setbacks, green infrastructure, 
pedestrian-scale lighting, street furnishings 
and decorative paving;

• the location and design of utilities within 
streets, within buildings or underground, in a 
manner that will minimize negative impacts on 
the natural pedestrian and visual environment 
and enable the planting and growth of trees to 
maturity; and

• the provision of unobstructed, direct and 
continuous paths of travel in all seasons with 
an appropriate width to serve existing and 
anticipated pedestrian volumes. 

Policy 3.1.1(15) speaks to the creation of new city 
blocks and the development lots within them and 
provides that they will be designed to:  

• expand and enhance the public realm network;

• have an appropriate size and configuration for 
the proposed land use, scale of development 
and intended form of buildings and open 
space; 

• enhance walking and cycling networks by 
minimizing the length between blocks, where 
appropriate, by providing new and enhanced 
pedestrian and cycling connections, and by 
integrating development with local pedestrian 
and cycling networks;

• promote street-oriented development with 
buildings fronting onto and having access and 
address from street and park edges; 

• provide adequate room within the development 
lot or block for parking and servicing needs;

• identify opportunities and provide for the 
integration of green infrastructure; and 

• allow for incremental, phased development. 

Policy 3.1.1(16) states that the preservation, 
long-term growth and increase in the number of 
healthy trees will be a priority of all development. 

Public Realm Policies
The Official Plan contains policies that emphasize 
the public realm as the fundamental organizing 
element of the city and its neighbourhoods, 
acknowledging its important role in supporting 
population and employment growth, health, 
liveability, social equity and overall quality of life. 
The public realm is a key shared asset that draws 
people together and creates strong social bonds 
at the neighbourhood, city and regional level. 

Section 3.1.1, as amended by Official Plan 
Amendment No. 479 (approved on September 
11, 2020), sets out policies applying to the public 
realm, including streets, parks, open spaces and 
public buildings. Policy 3.1.1(1) indicates that the 
public realm is comprised of all public and private 
spaces to which the public has access. 

Policy 3.1.1(2) states that the public realm will, 
among other things, provide the organizing 
framework and setting for development; foster 
complete, well-connected walkable communities 
and employment areas that meet the daily needs 
of people and support a mix of activities; provide 
a comfortable, attractive and vibrant, safe and 
accessible setting for civic life and daily social 
interaction; provide opportunities for passive 
and active recreation; and be functional and fit 
within a larger network. Policy 3.1.1(3) provides 
that the City will seek opportunities to expand 
and enhance the public realm in order to support 
the needs of existing and future populations.

Policy 3.1.1(6) recognizes that City streets are 
significant public open spaces which connect 
people and places and support the development 
of sustainable, economically vibrant and complete 
communities. New and existing City streets will 
incorporate a “Complete Streets” approach, by 
balancing the needs, priorities and safety of all 
users and uses within the right-of-way, including 
pedestrians, cyclists and motorists, together 
with ensuring space for street furniture and 
green infrastructure; improving the quality and 
convenience of active transportation options; 
and serving as community destinations and 
public gathering places. 

Policy 3.1.1(11) notes that private shared 
driveways, where deemed appropriate, will be 
publicly accessible, designed and considered as 
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Section 3.1.2, as amended by Official Plan 
Amendment No. 480 (approved on September 
11, 2020, with modifications), provides principles 
that speak to the relationship between the 
location and organization of development, its 
massing and the interface between the building 
and the public realm.

Policy 3.1.2(1) provides that development will 
be located and organized to fit with its existing 
and planned context and to frame and support 
adjacent streets, lanes, parks and open spaces.  
Relevant criteria include:

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

• locating main building entrances on prominent 
building facades so that they front onto a 
public street, park or open space, are visible 
and directly accessible from a public street; 

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

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

Policy 3.1.2(2) directs that development 
will provide accessible open space, where 
appropriate, while Policy 3.1.2(3) requires 
development to protect privacy within adjacent 
buildings by providing setbacks and separation 
distances from neighbouring properties and 
adjacent building walls containing windows. 

Policy 3.1.2(4) requires development to locate 
and organize vehicle parking, vehicular access 
and ramps, loading, servicing, storage areas and 
utilities to minimize their impact and improve the 
safety and attractiveness of the public realm, the 
site and surrounding properties by, among other 
things:

Policies 3.1.1(18) and 3.1.1(19) pertain to the 
development and enhancement of parks, open 
spaces and publicly accessible open spaces. 
Policy 3.1.1(18) directs that new parks and open 
spaces will be located and designed to: 

• connect and extend to existing parks, natural 
areas and other open spaces; 

• consider opportunities for future expansion 
onto adjacent sites with redevelopment 
potential; 

• provide a comfortable setting with 
comfortable wind and sunlight conditions 
that promote use and enjoyment of the space 
for community events and by users of all ages 
and abilities; 

• provide appropriate spaces for varied active 
and passive recreation, as well as productive 
recreation such as community gardening; and

• emphasize and improve unique aspects of the 
community’s identity and character, including 
natural and human-made heritage. 

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

In putting forward policies to guide built form, 
the Plan states that the scale and massing 
of buildings should be conceived not only in 
terms of individual building sites and programs, 
but also in terms of how sites, buildings and 
their interface with the public realm fit within 
the existing and/or planned context of the 
neighbourhood and the city.  The Plan recognizes 
that, as intensification occurs throughout the 
city, there is an extraordinary opportunity to 
build the next generation of development that 
will fit into, reinforce and strengthen the many 
diverse contexts and character areas of Toronto, 
enhancing livability and quality of life for existing 
and new residents, workers and visitors, 
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• break up long facades in a manner that 
respects and reinforces the existing and 
planned context; and

• ensure grade relationships that provide direct 
access and views into and from the public 
realm.

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

• improvements to adjacent boulevards and 
sidewalks including sustainable design 
elements, which may include landscaping, 
permeable paving materials and street 
furniture;

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

• weather protection such as canopies and 
awnings; and

• landscaped open space within the 
development site.

Policy 3.1.2(11) encourages new indoor and 
outdoor amenity spaces provided as part of 
multi-unit residential developments to be high-
quality, well-designed, and consider the needs of 
residents of all ages and abilities over time and 
throughout the year. Policy 3.1.2(13) provides that 
outdoor amenity spaces should:  

• be located at or above grade; 

• have access to daylight and 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; 

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

• accommodate existing and mature tree 
growth; and 

• promote use in all seasons.

• using shared service areas where possible 
within development blocks including public 
lanes, shared private driveways and service 
courts;

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

• integrating services and utility functions 
within buildings where appropriate;

• providing underground parking, where 
appropriate; and

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

Policy 3.1.2(5) directs that development will be 
located and massed to fit within the existing and 
planned context, define and frame the edge of 
the public realm with good street proportion, fit 
with the character, and ensure access to direct 
sunlight and daylight on the public realm by:  
providing street wall heights and setbacks that 
fit harmoniously with the existing and/or planned 
context; and stepping back building mass and 
reducing building footprints above the street wall 
height.

Policy 3.1.2(6) requires development 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. In this regard, Policy 3.1.2(7) states 
that transition in scale will be provided within the 
development site and measured from shared and 
adjacent property lines. Policy 3.1.2(8) also states 
that, where development includes or is adjacent 
to a park or open space, buildings should be 
designed to provide good transition in scale to 
these spaces in order to provide access to direct 
sunlight and daylight.

Policy 3.1.2(9) directs that the design of new 
building facades visible from the public will 
consider the scale, proportion, materiality and 
rhythm of the façade to: 

• ensure fit with adjacent building facades;

• contribute to a pedestrian scale by providing 
a high quality of design on building floors 
adjacent to and visible from the public realm;



Planning & Urban Design Rationale
Bousfields Inc.52

• have heights that are “generally” no greater 
than the width of the right-of-way that it 
fronts onto;

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

• allow for daylight and privacy on occupied 
ground floor units through the provision 
of appropriate facing distances, building 
heights, angular planes and stepbacks.

As addressed in greater detail in Section 5.7 
below, it is our opinion that the proposed mid-rise 
building on the subject site, while slightly taller 
than the width of the adjacent right-of-way, are 
within the meaning of Section 3.1.3 and conform 
with the applicable built form policies. 

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)). A full range of housing includes:

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

Policy 3.2.1(2) provides that the existing stock of 
housing will be maintain and replenished while 
new housing supply is encouraged through 
intensification and infill that is consistent with 
the Plan. In addition, Policy 3.2.1(3) provides that 
investment in new rental housing, particularly 
affordable rental housing, will be encouraged by 
all levels of government.

Section 3.1.3 of the Official Plan recognizes 
that Toronto is a complex city built over many 
decades with a diversity of uses, block, lot and 
building type patterns. The Official Plan further 
notes that three scales of building types – 
Townhouse and Low-Rise Apartments, Mid-Rise 
and Tall – for residential, office and mixed-use 
intensification have emerged in the recent period 
of development.  

Townhouse and low-rise apartment buildings 
provide desirable, grade-related housing in a 
form that is more intensive than single and semi-
detached houses. They assist in providing a mix of 
housing options defining and supporting streets, 
parks and open spaces, at a lower scale – generally 
no taller than four storeys in height – and can 
be designed to be compatible with and provide 
transition to existing streetscapes of lower-scaled 
areas. These low-rise types maybe designed as 
infill buildings on small sites or included as part of 
large sites to increase the range of building types.

In this regard, Policy 3.1.3(3) indicates that 
townhouse and low-rise apartment buildings will 
be designed to:

• provide unit and building entrances that have 
direct access to and are visible from public 
streets, pedestrian news and walkways;

• integrate with existing grades at the property 
line; and

• allow for daylight and privacy on occupied 
ground floor units by providing appropriate 
facing distances, building heights, angular 
planes and step-backs.

Mid-rise buildings are considered to be a transit-
supportive form of development that provides a 
level of intensification at a scale between low-
rise and tall building forms. Mid-rise building 
heights are contextual and are informed by the 
width of the right-of-way onto which they front. 
In Toronto, where streets vary in width from 16.5 
metres to over 40 metres, mid-rise buildings 
may vary in height between four and 11 storeys 
for residential uses, or fewer for office uses, 
dependent on the adjacent right-of-way width. 

In this regard, Policy 3.1.3(4) states that mid-rise 
buildings will be designed to:
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• protecting access to existing publicly 
accessible open spaces, as well as expanding 
the system of open spaces and developing 
open space linkages; and

• promoting and using private open space and 
recreation facilities, including areas suitable 
for community or allotment gardening, to 
supplement the City’s parks, facilities and 
amenities (Policy 3.2.3(1)). 

Policy 3.2.3(3) states that development impacts 
from adjacent properties, including additional 
shadows, noise, traffic and wind on parks and 
open spaces will be minimized as necessary to 
preserve their utility. 

Policy 3.2.3(5) of the Official Plan directs that the 
calculation of the required parkland dedication 
under the alternative rate will not exceed 15 
percent of the development site, net of any 
conveyances for public road purposes, for sites 1 
to 5 hectares in size. 

Retail Policies 
The Official Plan includes policies which support 
a strong and diverse retail sector by permitting a 
broad range of shopping opportunities for local 
residents and employees in a variety of settings 
and supporting retail opportunities in a form 
that promotes pedestrian and transit use (Policy 
3.5.3(1)). 

Special Policy Area
The non-policy sidebar text in the Section 3 of 
the Official Plan indicates that Special Policy 
Areas are lands that have historically existed 
in the floodplain, where stringent control of 
development would result in significant social and 
economic hardships to the community and where 
Official Plan policies have been approved by both 
the Ministers of Natural Resources and Forestry 
and Municipal Affairs and Housing. The Official 
Plan provides that development is permitted 
in Special Policy Areas and comprehensive 
approaches to redevelopment such as the Lower 
Don Floor Protection Project, that assist in 
reducing flood hazard will be encouraged.

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

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

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

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

The applicable housing policies are addressed in 
Section 5.3 of this report.

Parks and Open Space Policies
Section 3.2.3 of the Official Plan relates to parks 
and open spaces and seeks to maintain, enhance 
and expand Toronto’s parks and open space 
system as the City grows and changes by: 

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

• designing high quality parks and their 
amenities to promote user comfort, safety, 
accessibility and year-round use and to 
enhance the experience of “place”, providing 
experiential and educational opportunities to 
interact with the natural world; 
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The Official Plan policies pertaining to Special 
Policy Areas are currently before the OLT. 
Accordingly, the final policy language has not 
yet been determined, and as such they are not 
in force. Policy 3.4(5) provides that development 
is prohibited within the floodplain, except 
for buildings and structures in Special Policy 
Areas shown on Maps 10 and 11, which must be 
protected from flooding to at least the 350-year 
flood level. 

The entirety of the subject site has been 
conceptually identified within the “Lower Don 
– Don River” Special Policy Area on Map 11 of 
the Official Plan (see Figure 16). The TRCA has 
confirmed that the 350-year water floor level at 
the subject site is 79.58 metres above sea level 
and that when contemplating new development.

As the Official Plan policies relating to the Special 
Policy Area have not yet been approved by the 
OLT, the, the policies of the 1994 (former) City 
of Toronto Official Plan remain in full force and 
effect with respect to the Special Policy Areas 
(see Section 4.6).

Implementation Policies
Policy 5.3.2(1) provides that implementation 
plans, strategies and guidelines, while they 
express Council policy, are not part of the Plan 
unless the Plan has been specifically amended to 
include them and do not have the status of the 
policies of the Official Plan adopted under the 
Planning Act. This policy is relevant with respect 
to the status of the Avenues and Mid-Rise Building 
Design Guidelines, Townhouse and Low-Rise 
Apartment Guidelines, Growing Up Guidelines and 
Pet Friendly Guidelines, as discussed in Sections 
4.6 through 4.11 of this report. 

Figure 16 - Official Plan Map 11, Special Policy Areas
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4.6 Former City of Toronto 
Official Plan (Lower Don 
Special Policy Area)

The Special Policy Area designations and policies 
in the 2006 City of Toronto Official Plan have not 
yet been approved by the OLT (formerly Ontario 
Municipal Board/Local Planning Appeal Tribunal), 
i.e., Map 11 and Policies 3.4(5) and 3.4(11)(b). 
Accordingly, the policies of the former City of 
Toronto Part I Official Plan continue to apply, 
consisting of primarily of Policies 2.68 to 2.72  
and Appendix B (Map B.6)(see Figure 17 – Lower 
Don Special Policy Area Map). The entirety of the 
subject site is located within the Special Policy 
Area Phase I lands shown on Map B.6.

Policy 2.68 provides that development may 
be permitted on condition that the proposed 
development is flood protected to the level of 
1:350 flood. New development, additions and 
replacements may be permitted if adequate 
floodproofing is provided, subject to the approval 
of Council and the Conservation Authority.

Policy 2.72 provides that, when determining 
appropriate land uses within Special Policy 
Areas, Council shall take into account all relevant 
policies of the Official Plan as well as the following 
factors: 

• the existing use and existing zoning of the 
subject property and adjacent lands;

• the compatibility of the land use designations 
of the lands adjoining those designated 
Special Policy Areas as shown in Appendix B 
or as further detailed in a Part II Plan; and

• the type and character of existing development 
within and adjoining lands designated Special 
Policy Area and the long term viability of 
existing development.

Conformity with the Special Policy Area 
designation is addressed in Section 5.10 of this 
report.

Figure 17 - Lower Don Special Policy Area Map
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Figure 18 - By-law 438-86 - Zoning

Figure 19 - By-law 438-86 - Heights

4.7 Zoning
The new City-wide Zoning By-law No. 569-2013 
was enacted by City Council on May 9, 2013; 
however, it was subject to numerous appeals to 
the OLT, formerly the Ontario Municipal Board 
(OMB). The City-wide Zoning By-law has now 
been substantially approved by the OLT and is 
in force, except for those provisions that remain 
under appeal. With respect to such provisions, 
former City of Toronto Zoning By-law 438-86, as 
amended, remains in force. 

Former City of Toronto By-law 438-86
The former City of Toronto Zoning By-law 
438-86, as amended, zones the 21 Broadview 
Avenue and 344 Eastern Avenue properties I2 D3 
(Industrial District 2), with a maximum height of 
18.0 metres (see Figures 18 and 19). The I2 zone 
permits a range of non-residential uses including 
restaurants, service, rental or repair shops, 
performing arts studios, financial institutions, 
day nurseries, commercial schools and public 
park uses, amongst others. Most notably, retail 
stores, offices and residential uses are not 
permitted in the I2 zone.  The maximum overall 
permitted density is 3.0 FSI. 

The 21 Broadview Avenue and 344 Eastern Avenue 
properties are subject to several permissive 
and restrictive exceptions as listed in Section 
12 of By-law 438-86, as amended. Particularly, 
the above noted properties are subject to 
permissive exception 12(1) 52 and 12(1) 307 
and restrictive exception 12(2) 270. Permissive 
exception 12(1) 52 permits the use of a cartage 
yard on the lot principally for the storage of 
goods and merchandise, including automobiles, 
while permissive exception 12(1)307 permits the 
development of buildings and structures on the 
lot should they have been permitted or existing 
on the lot as of July 20, 1993. Furthermore, 
restrictive exception Section 12(2) 270 limits 
the gross floor area of retail stores and service 
shops to that existing as of July 20, 1993, plus 
an additional 1,800 square metres, provided 
that no single retail or service use shall exceed a 
non-residential gross floor area of 8,000 square 
metres. 
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In addition to the above, the 35-53 Broadview 
Avenue and 18-34 & 40 Lewis Street properties 
are zoned R3 Z1.0 (Residential 3), with a maximum 
height of 12.0 metres. The R3 zone permits 
residential uses in a variety of building types, 
including apartment buildings, and a limited range 
of non-residential uses including accessory 
retail stores in an apartment building and various 
community services, cultural and arts uses. The 
maximum permitted density is 1.0 FSI.

The 35-53 Broadview Avenue properties are 
subject to permissive exception 12(1) 52, as 
noted above. Furthermore, the 41-53 Broadview 
Avenue properties are also subject to permissive 
exception 12(1) 61, permitting the use of a 
residential building as a converted house or 
rooming house operated by a government or 
charitable agency without the necessity to comply 
with specified zoning by-law requirements.

City-wide Zoning By-law 569-2013
City-wide Zoning By-law 569-2013, as amended, 
zones the 344 Eastern Avenue property as E 
3.0 (x297), subject to a maximum height of 18.0 
metres (see Figures 20 and 21). The adjacent 
21 Broadview Avenue property is not currently 
included in the City-wide Zoning By-law 569-
2013. 

The E (Employment Industrial) zone permits a 
wide array of non-residential uses including retail 
stores, service shops, eating establishments, 
offices, artist studios, pet services, performing 
arts studios, financial institutions, parks, cold 
storage plants, warehouse and wholesaling uses, 
amongst other uses. Residential uses are not 
permitted in the E zone. 

Exception 297 permits vehicle depot, warehouse 
and associated open storage uses on the lot 
subject to several conditions. 

The remaining 35-53 Broadview Avenue and 
18-34 & 40 Lewis Street properties are zoned R 
(d1.0)(x7) and are subject to a maximum height of 
12.0 metres. The R zone permits residential uses 
in various building types, including apartment 
buildings, as well as a limited number of non-
residential uses including day nurseries, places 
of worship, and retail stores. The maximum 
permitted density is 1.0 FSI.

Figure 20 - By-law 569-2013 - Zoning

Figure 21 - By-law 569-2013 - Heights

With respect to setbacks, the R zone requires 
a 6.0 metre front yard setback, a 7.5 metre rear 
yard setback and varying side yard setbacks that 
are dependent on the building type and location. 

Exception 7 permits nursing homes, retirement 
homes and religious residences on the site, 
subject to several conditions. 
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4.8 Avenues and Mid-Rise 
Building Guidelines

At its meeting on July 6, 7 and 8, 2010, City Council 
adopted a staff recommendation to utilize the 
Performance Standards for Mid-Rise Buildings 
proposed in the “Avenues & Mid-Rise Buildings 
Study” (May 2010) when evaluating proposals for 
mid-rise buildings on Avenues for a monitoring 
period of approximately two years. 

The July 2010 Council decision directed that, 
prior to the end of the monitoring period, staff 
was to report back to the Planning and Growth 
Management Committee on the effectiveness 
of the Performance Standards and potential 
implementation measures. On November 13, 
2013, Council adopted a staff recommendation 
to extend the monitoring period to the end of 
2014 to allow staff to complete consultations 
on the effectiveness of the Mid-Rise Building 
Performance Standards. It also directed the Chief 
Planner to report to the Planning and Growth 
Management Committee at the conclusion of the 
monitoring period regarding any modifications to 
the Performance Standards.

On March 11, 2016, City Planning staff issued 
a report on Mid-Rise Building Performance 
Standards Monitoring, followed by an addendum 
report on April 20, 2016. On June 7, 2016, City 
Council approved the revised Mid-Rise Building 
Performance Standards Addendum attached to 
the April 20, 2016 report, directing City staff to 
use the addendum in conjunction with the 2010 
Performance Standards to evaluate development 
applications where mid-rise buildings are 
proposed.

Section 3 of the Mid-Rise Building Guidelines 
provides a series of Performance Standards 
that are intended to guide the design of midrise 
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. 

While the subject site is not located along an 
Avenue, as identified in the Official Plan, the 
proposed development has been assessed 
against the performance standards contained 
in the Mid-Rise Building Guidelines given its 
proposed mid-rise building typology.

Key Performance Standards include: 

• buildings are moderate in height – no taller 
than the right-of-way is wide (a 1:1 ratio);

• buildings provide an appropriate transition 
in scale to nearby Neighbourhoods and 
Employment Areas, taking into account a 
45-degree angular plane;

• a continuous street wall is provided, up to 6 
storeys in height; and

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

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. 

The proposed development is evaluated in the 
context of the Mid-Rise Building Guidelines in 
Section 5.7 of this report. 
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4.10 Growing Up Guidelines
In 2015, the City initiated a study entitled 
Growing Up: Planning for Children in New Vertical 
Communities (“Growing Up Guidelines”) and 
produced draft guidelines to direct how new 
development can better function for larger 
households. A staff report summarizing the study 
process and draft guidelines was adopted by 
Planning and Growth Management Committee on 
May 31, 2017, and the report and recommendations 
were considered by City Council at its meeting on 
July 4, 2017, and adopted without amendments. 
On July 28, 2020, a final recommendation report 
was presented to City Council, and the updated 
Growing Up Guidelines were adopted. 

The intent of the Guidelines is to provide for a 
better integration of family supportive design 
into the planning of new multi-unit residential 
developments. The Guidelines are organized 
at three scales, based on the recognition that 
each scale contributes positively to how a family 
experiences living in a vertical community:

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

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

• The Unit Scale:  At the unit scale, the 
Guidelines focus on the size and functionality 
of spaces to ensure dwelling units can 
accommodate a family’s daily needs. 
Considerations include ensuring inclusivity 
for larger and multi-generational households, 
supporting a range of household types and 
sizes, providing sufficient room for families to 
gather and share meals, as well as bedrooms 
that can comfortably accommodate more 
than one child.  

4.9 Townhouse and Low-
Rise Apartment 
Guidelines

On March 26, 2018, Toronto City Council adopted 
the Townhouse and Low-Rise Apartment 
Guidelines (the “Townhouse Guidelines”), 
replacing the Infill Townhouse Guidelines (2003). 
The Townhouse Guidelines are intended to be used 
in the review of an application when the proposed 
built form meets the City’s Official Plan policies. 
The Townhouse Guidelines identify strategies 
to enhance the quality of these developments, 
provide examples of best practices, and improve 
clarity on various development scenarios.

The goal of the Townhouse Guidelines is to 
assist in achieving the appropriate design 
of low-rise (primarily residential) buildings, 
including townhouses, stacked and back-to-back 
townhouses and low-rise apartment buildings 
of 4 storeys or less in height. The Townhouse 
Guidelines address infill townhouse development, 
low-rise development on larger sites, and more 
complex and intense types of low-rise, multi-unit 
development.  The document covers a range of 
issues in terms of site context, building types, 
site organization, building detailed design and 
the private and public realm. 

The main objective of the Townhouse Guidelines 
is to provide clarity and some flexibility in creating 
building designs and development layouts that 
reflect the goals and policies of the Official Plan. 
While they are intended to provide a degree of 
certainty and clarity of common interpretation, 
the Townhouse Guidelines recognize that, in 
some cases, not all of the Guidelines can be met 
in full, however a development may be acceptable 
when it respects the Official Plan. 

Similarly to the Mid-Rise Guidelines noted above, 
the proposed development has been assessed 
using these Guidelines in Section 5.7 of this 
Report.
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The use of the term “large units” in the Guidelines 
refers to two- and three-bedroom units that 
comply with the design parameters set out in 
the Guidelines.  Large units are intended to meet 
the needs of households with children, as well as 
multi-generational families, seniors, and groups 
of students and/or adults who live together.  The 
guidelines seek to achieve a minimum of 25% 
two- and three-bedroom units, comprised of 
15% two-bedroom units and 10% three-bedroom 
units. 

Section 2.0 of the Guidelines focuses on the 
design of new buildings.  Topics covered in this 
section include building configuration, typology, 
design and construction, circulation areas and 
shared spaces, as well as storage and utility 
needs.  Section 3.0 provides guidelines specific 
to unit design.

4.11 Pet Friendly Guidelines
The Pet-Friendly Design Guidelines were 
developed in 2019, through a collaborative 
process involving consultation and engagement 
with a broad range of stakeholders. The purpose 
of the document is to guide new developments 
in a direction that is supportive of a growing 
pet population. The document is intended to 
complement other city initiatives to create and 
design high-quality pet friendly amenities in 
private development, including the building, 
private internal and external open spaces and 
living spaces.

The Guidelines apply city-wide to all new multi-
unit residential buildings that are required to 
provide amenity space as a condition of their 
development approval. As guidelines, they are 
intended to provide direction and guidance, but 
should be afforded some flexibility in application, 
and balanced against broad city building 
objectives.

Similar to the Growing Up Guidelines, the Pet-
Friendly Guidelines are guidelines are structured 
at three scales: the neighbourhood, the building 
and the dwelling unit. At the neighbourhood scale, 
the guidelines encourage new developments 
to support their on-site pet population with 
amenities and spaces to meet their needs and 
reduce the burden on public parks and open 
spaces, especially in dense neighbourhoods 
characterized by multi-unit, high-rise buildings 
where parks and green spaces are heavily used.

At the building scale, the guidelines provide 
direction as to the types, sizes and general 
configuration of amenity spaces for pets, and 
specifies how shared spaces, green spaces, 
building systems and the public realm can be 
designed to support pets, their owners and 
other residents of multi-unit buildings in high-
density neighbourhoods. The types of dedicated 
amenities that could be provided to support pets 
and their owners include pet relief areas, off-
leash areas, pet wash stations and POPS. The 
guidelines direct that the appropriate size and 
range of pet amenities in a proposed building be 
closely considered together with the allocation 
and configuration of other amenities and also be 
determined in conjunction with an assessment 
of current and future anticipated usage, 
existing and future demographics, and existing 
neighbourhood facilities.

Finally, the unit scale looks at choices in materials, 
unit layout, indoor space, outdoor patio space and 
storage that can enhance a pet’s environment 
and meet day-to-day needs.
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subject site is located, are noted to contain a 
mix of building types including detached houses, 
semi-detached houses, townhouses, multiplexes 
as well as walk up apartment buildings. These 
areas developed incrementally at a time when 
there was no zoning by-law regulating building 
types. 

The report notes that Neighbourhoods are to be 
stable, but not static. Some physical change is 
expected over time as enhancements, additions 
and infill housing occur on individual sites. This 
is evident as change is occurring incrementally in 
Neighbourhoods throughout the city. The report 
finds that when comparing existing housing and 
demographics of less permissive residential 
zones and more permissive residential, zones with 
more permissive zoning (R, RM, RT) had higher net 
population densities than less permissive zones 
(RD, RS). Of the 5,090 proposed residential units, 
almost half of proposed missing middle type 
units were low-rise intensification and infill of 
existing housing, with activity clustered primarily 
within the former City of Toronto. However, the 
scale of this type of intensification is relatively 
small. The approximately 5,000 missing middle 
type units in development applications represent 
approximately 1% of the 400,000 total proposed 
residential units in projects active between 2014 
and 2018.

While these findings are preliminary, City staff 
are undertaking additional work to determine 
relationships between neighbourhood zoning and 
varied demographic, economic, and geographic 
conditions across the city.

In this regard, the City has recently completed 
and/or undertaking further study of evaluating 
and implementing performance and zoning 
standards for various types of low-rise housing 
forms that provide appropriate infill opportunities 
with the Neighbourhood lands, such as laneway 
housing units and more recently, garden suites.

4.12 Expanded Housing 
Options in 
Neighbourhoods

Council adopted the Expanding Housing Options 
in Neighbourhoods work program report on 
July 28, 2020. Expanding Housing Options in 
Neighbourhoods (“EHON”) is a City of Toronto 
initiative to facilitate more low-rise housing in 
residential neighbourhoods to meet the needs of 
the city. 

On July 16, 2019, City Council directed City 
Planning to report on options to increase 
“missing middle” housing options in areas of 
Toronto designated as Neighbourhoods in the 
City’s Official Plan, including consultation with 
registered Community Associations. The City is 
working to expand opportunities for “missing 
middle” housing forms in Toronto, ranging from 
duplexes to low-rise walk-up apartments. 

The report proposes a work program to explore 
a wide range of strategies at various scales to 
increase the housing options within designated 
Neighbourhoods. The work program will evaluate 
there short-, medium-, and long-term options in 
considering changes to the City’s Official Plan 
and Zoning By-laws and focuses on six categories 
of action: engage, enable, facilitate, study, pilot 
and monitor. 

The work program prioritizes consideration of 
actions to increase housing options that fit with 
the scale of Toronto’s residential neighborhoods 
and includes: allowing new types of housing 
such as garden suites; increasing housing types 
permitted within Neighbourhoods on Major 
Streets; and allowing duplexes and triplexes 
where they are currently not permitted.

The report groups the City of Toronto’s low-rise 
neighbourhoods into two broad categories:

1. Older grid neighbourhoods, mostly in areas of 
the former municipalities of Toronto, Etobicoke, 
East York and York built incrementally before 
zoning controlled building types. 

2. Modern or planned neighbourhoods generally 
built after the Second World War.

Older grid neighbourhoods, like that where the 
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4.13 Toronto and Region 
Conservation Authority 
Regulations

The entirety of the subject site is located within 
the Toronto and Region Conservation Authority 
(“TRCA”) Regulation Limit (O. Reg. 166/06). Within 
the TRCA regulation area, a permit from the TRCA 
is required for any development or site alteration.

The Living City Policies for Planning and 
Development in the Watersheds of the TRCA, 2014 
guide the implementation of the TRCA’s legislated 
and delegated roles and responsibilities in the 
planning and development approvals process.  
Living City Policy 8.4.5 states that development, 
interference or alteration within a regulated area 
may be permitted where it can be demonstrated 
to the satisfaction of TRCA, through appropriate 
technical reports, assessments, site plans and/ 
or other documents that:

a. the control of flooding, erosion, dynamic 
beaches, pollution or the conservation of land 
will not be affected;

b. the risk to public safety is not increased; and

c. the susceptibility to natural hazards is not 
increased and no new hazards are created.

Policy 8.4.12 further clarifies that all development 
proposed within the flood hazard limit must 
meet the minimum floodproofing requirements 
as outlined in Section 8, plus a freeboard as 
determined by TRCA. Recognizing the required 
floodproofing measures are the minimum 
standard, where feasible TRCA will continue to 
encourage the most effective flood damage 
reduction measures in an effort to reach the 
maximum protection standards possible based 
on the following alternatives consistent with 
TRCA standards, listed in order of priority:

a. flood control remedial works;

b. dry passive floodproofing measures;

c. wet floodproofing measures; and

d. dry active floodproofing measures, which may 
be implemented to further minimize flood risk 
in combination with any of the above.

The appropriate technical reports and site 
assessments as pertaining to feasibility of the 
proposed development are outlined in Section 
5.0 of this report.
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In addition to its location within a “major transit 
station area”, the site is currently served by 
“frequent transit service” by way of the existing 
501-Queen and 504-King TTC Streetcar routes. 
Both routes have stops approximately 170 
metres north of the site, at Queen Street East and 
Broadview Avenue. Accordingly, given the site’s 
location within a “major transit station area” and 
adjacency to “frequent transit service”, the site 
can therefore be considered as a “strategic growth 
area” as per the 2019 Growth Plan. “Strategic 
growth areas” are a focus for accommodating 
intensification and higher-density mixed uses in 
a more compact built form. 

With respect to the Official Plan, there is strong 
policy support for intensification in the Mixed 
Use Areas, particularly those which are served 
by existing and planned transit. Mixed Use Areas 
are one of four land use designations intended 
to accommodate most of the increased jobs 
and population anticipated by the Official Plan’s 
growth strategy.  The Plan notes that Mixed 
Use Areas will absorb much of the new housing 
anticipated in the coming decades. 

Within this policy context, it is important to 
make efficient use of sites that are well suited 
for intensification, to reduce the rate of outward 
urban expansion, minimize the use of the private 
automobile and support the use of transit. As it 
currently exists, the subject site is underutilized 
given the applicable policy framework and its 
location adjacent to the future East Harbour 
Transit Hub. Many of the existing buildings on 
the site are vacant and have been in a derelict 
condition for at least 10 years. Those of which 
that are still occupied, including an automotive 
car dealership and an automotive repair shop, 
represent a significant underutilization of land 
and infrastructure given the site’s prominent 
corner location, visibility, and proximity to in-
delivery transit infrastructure. Furthermore, the 
existing mix of uses on the site do not conform 
with the site’s identification as a “Transit Corridor 
Expansion Element” (Broadview Avenue) by the 
Official Plan. Policy 2.4(7) specifically requires 
consideration of minimum density requirements, 
as well as maximum density limits, for sites such 
as this that are well serviced by transit.

5.1 Intensification
The proposed residential mixed-use 
intensification on the subject site in the form 
of a 12-storey mid-rise building and block of 
3-storey courtyard-facing townhouse units is 
supportive of the policy framework articulated 
in the Provincial Policy Statement, the Growth 
Plan for the Greater Golden Horseshoe and the 
City of Toronto Official Plan, all of which support 
intensification on sites that are well served by 
municipal infrastructure, particularly, existing 
and planned “higher order transit”. The proposal 
will redevelop the site with an appropriately 
scaled transit-supportive development. 

The subject site is located approximately 250 
metres north of the planned East Harbour Transit 
Hub (equivalent to an approximate 3-minute 
walk). The East Harbour Transit Hub will provide 
for exceptional transit connectivity rivaled 
only by Union Station and Pearson Airport, with 
connections along four “higher order transit” 
lines which will provide both local and regional-
level service, including the existing Lakeshore 
East and Stouffville GO Transit Rail lines, as well 
as the planned Ontario Line and SmartTrack. Both 
the Ontario Line and SmartTrack are planned to 
be operational by 2027. In addition, the site is 
also located directly along a planned southward 
extension of the Broadview TTC Streetcar into 
the Port Lands. 

Given the site’s adjacency to the East Harbour 
Transit Hub, it is our opinion that the subject 
site forms part of a “major transit station area” 
along a “priority transit corridor” as defined 
by the 2019 Growth Plan. The 2019 Growth Plan 
directs that the boundaries of “major transit 
station areas” are to be delineated in a “transit-
supportive manner that maximizes the size of the 
area and the number of potential transit users 
that are within walking distance of the station” 
(our emphasis).
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In the non-policy sidebar in Section 2.1 of the 
Official Plan, it is noted that, by making better 
use of existing urban infrastructure and services 
before introducing new ones on the urban 
fringe, reurbanization helps 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 non-
renewable resources.

5.2 Land Use 
The proposed mix of land uses, including 
residential and retail commercial uses are 
supportive of overarching policy directions which 
seek the achievement of complete communities, 
which amongst other things, offer and support 
opportunities for people of all ages and abilities 
to conveniently access the necessities of daily 
living, including a diverse mix of land uses 
including public service facilities, a range and mix 
of housing options within compact building forms 
which supports convenient access to public 
transit. In our opinion, the proposal supports 
the achievement of complete communities by 
providing a mix of low- and mid-rise housing 
forms, including grade-related townhouse units 
featuring rear yards to support families, adjacent 
to existing and new public parks, within immediate 
walking distance and visibility to a major “higher 
order transit” interchange (East Harbour Transit 
Hub). The proposal is also supportive of Official 
Plan policies which encourage new housing 
supply though intensification and sensitive infill 
in Neighbourhoods. 

Locationally, the redevelopment of the subject 
site with a 12-storey mixed-use building and 
complementary 3-storey townhouse block 
represents a moderate and appropriate scale of 
intensification within the area, given the existing 
mid-rise to tall building context to the west along 
Broadview Avenue and at Riverside Square, in 
addition to the planned tall building context 
to the south at East Harbour. In addition, the 
proposed intensification of the site will provide 
for a range of new housing units, that will meet 
the projected and future needs of residents. 
Replacing the mostly derelict condition of the 
site with new residential and commercial uses will 
help to enliven this stretch of Broadview Avenue 
by providing for a residential population that take 
advantage of the wide array of shops, services, 
and community facilities in the surrounding 
South Riverdale area, as well as the future East 
Harbour development, and in turn, assist in 
providing additional population-based support 
to these businesses and services. Additionally, 
the provision of new commercial uses at grade 
will encourage increased pedestrian foot traffic, 
helping to enhance the commercial character of 
Broadview Avenue, and by extent, Queen Street 
East, resulting in an attractive pedestrian linkage 
to East Harbour to the south. Higher density 
residential and commercial uses on the site in 
proximity to the East Harbour Transit Hub will 
also promote transit ridership and active forms of 
transportation and will support the achievement 
of a complete community as outlined in the 2019 
Growth Plan. 

In this regard, the proposal provides for the 
optimization of land and infrastructure in 
accordance with the policy direction set out in the 
Growth Plan and the Official Plan. In our opinion, 
optimizing the use of land and infrastructure 
on the subject site would be consistent with 
both good planning practice and overarching 
Provincial and City policy direction, subject to 
achieving appropriate built form relationships.  
In this respect, to “optimize” means to make 
something “as fully perfect, functional, or 
effective as possible”.
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The proposed redesignation of the 35-53 
Broadview Avenue properties will provide for a 
single land use designation applying to the site 
along Broadview Avenue and would facilitate the 
creation of a developable parcel for mixed-use 
intensification. As such, the redesignation will 
provide for a comprehensive redevelopment of 
the existing derelict houses on the site, with a 
mid-rise, mixed-use building with at grade retail 
and service commercial uses that will serve new 
and long-standing neighbourhood residents. 
The Mixed Use Areas designation being sought 
is one one of the four Official Plan’s land use 
designations that are intended to receive most 
of Toronto’s increase in jobs and population. 
The Plan envisions that development in Mixed 
Use Areas will create a balance of high quality 
commercial, residential, institutional and open 
space uses that reduces automobile dependency 
and meets the needs of the local community and 
will provide for new jobs and homes for Toronto’s 
growing population on underutilized lands. 

From a broader City-wide perspective, there are 
several examples of Official Plan Amendments 
that have been approved involving redesignations 
of sites fronting on, or directly adjacent to, major 
streets within the Neighbourhoods designation, 
including: 

As previously stated in Section 4.5, the subject 
site is currently designated as a combination of 
Mixed Use Areas at 21 Broadview Avenue, General 
Employment Areas at 344 Eastern Avenue, and 
Neighbourhoods at 35-53 Broadview Avenue 
and 18-34 & 40 Lewis Street. In our opinion, the 
proposed redesignation of the 35-53 Broadview 
Avenue properties from Neighbourhoods 
to Mixed Use Areas is both appropriate and 
desirable in the context of the site. Specifically, 
the redesignation would permit an increase in 
height on these properties from 4 storeys to 
up to 12 storeys, with the height stepped back 
from the north, west and east frontages. The 
redesignation to Mixed Use Areas would also 
permit the provision of commercial uses to be 
located on these properties. 

The proposed redesignation would be highly 
consistent with the surrounding land use 
framework and would represent a logical 
rounding out of the Mixed Use Areas designation 
applying to nearby lands, including to the south 
at 21 Broadview Avenue and along the entirety 
of the west side of Broadview Avenue, which is 
currently comprised of  single- and mixed-use 
buildings ranging from 7 to 20 storeys.

In this regard, it is our opinion that the existing 
Neighbourhoods designation on 35-53 Broadview 
Avenue reflects the existing use and is less in 
keeping with the planned context of Broadview 
Avenue, which is comprised of Mixed Use Areas 
along its west side and its northeast corner 
with Eastern Avenue, than the proposed Mixed 
Use Areas designation. As well, subsequent 
to the development of East Harbour and the 
multi-modal Transit Hub, Broadview Avenue will 
function as a critical pedestrian, vehicle and 
public transportation linkage between Queen 
Street East, East Harbour and the broader Port 
Lands to the south.
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Table 2 - Redesignation of Neighbourhoods to Mixed Use Areas  Examples

Address
OPA No. / LPAT 
Decision No.

Description

491 Glencairn Avenue and 278, 
280 and 282 Strathallan Wood

LPAT (PL151148)
November 24, 
2017

OPA to redesignate a portion of the site 
from Neighbourhoods to Mixed Use Areas to 
permit construction of an 8-storey mixed-use 
building. 

1955-1985 Yonge Street, 3 
Belsize Drive and 18-22 Millwood 
Road

OPA 137 OPA to redesignate a portion of the site from 
Neighbourhoods to Mixed Use Areas to permit 
an 8-storey mixed-use building.

185 Davenport Road/131 
Hazelton Avenue

OPA 175 OPA to add a Site and Area Specific Policy 
permitting a 9-storey mid-rise building 
with non-compliant built form in the 
Neighbourhoods designation. The property 
at 131 Hazelton Avenue is within the Yorkville-
Hazelton HCD.

333 College Street and 303 
Augusta Avenue

OPA 247 OPA to redesignate a portion of the site from 
Neighbourhoods to Mixed Use Areas to permit 
an 11-storey mixed-use building.

231-237 College Street and 177-
189 Huron Street

OPA 277 OPA to redesignate a portion of the site from 
Neighbourhoods to Mixed Use Areas to permit 
a 17-storey mixed-use building. 

2795-2799 Bathurst Street OPA 441 OPA to add a Site and Area Specific Policy 
permitting parking and loading in the 
Neighbourhoods designation for a 9-storey 
mixed-use building fronting on Bathurst 
Street.

126-128 Hazelton Avenue OPA 354 OPA to add a Site and Area Specific Policy 
permitting a 9-storey mid-rise building 
with non-compliant built form in the 
Neighbourhoods designation. The property 
at 126 Hazelton Avenue is within the 
Yorkville-Hazelton HCD and the property at 
128 Hazelton Avenue is outside of the HCD 
fronting on Davenport Road.

187-193 Parliament Street OPA 402 OPA to redesignate a portion of the site 
from Neighbourhoods to Mixed Use Areas 
to permit an 11-storey mid-rise building 
with non-compliant built form within the 
Neighbourhood. 

2490-2514 Yonge Street, 10-12 
Castlefield Avenue, and
portions of 20 Castlefield 
Avenue and 567 Duplex Avenue

OPA 477 OPA to redesignate a portion of the site from 
Neighbourhoods to Mixed Use Areas to permit 
a 14-storey mixed-use building.

Kingston Road, between Victoria 
Park Avenue and Danforth 
Avenue

OPA 83 Kingston Road Revitalization Study (Birch 
Cliff)
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At 3 storeys, it is our opinion that the proposed 
townhouse block at 22A Lewis Street and within 
the severed rear yards of 18-22, 24-34 & 40 Lewis 
Street is materially consistent with the physical 
character of the neighbourhood described above. 
Most notably, the proposed 3-storey townhouse 
block will be of a similar built form and scale to the 
existing 3-storey infill townhouse developments 
located at 53-61 & 71-81 Saulter Street, within 
160 metres of the site. Furthermore, as described 
in Section 3.1, each unit within the proposed 
townhouse block will also be supplemented by 
a 3.4 metre deep rear yard, resulting in a rear-
to-rear yard condition and a facing distance 
of approximately 14 metres with the existing 
properties fronting Lewis Street and reflecting 
the existing condition seen throughout the 
neighbourhood. 

Moreover, the Official Plan’s Healthy 
Neighbourhoods policies recognize that 
Neighbourhoods are low-rise and low-density 
residential neighbourhoods that are considered 
to be physically stable and provides that 
development in Neighbourhoods will respect 
and reinforce the existing character of buildings, 
streetscapes, and open spaces. It is intended that 
physical changes to established neighbourhoods 
should be sensitive, gradual and generally “fit” 
the existing physical character. In our opinion, the 
proposed development will result in a contextually 
appropriate form of intensification that directs 
height, density and the mixing of uses towards 
Broadview Avenue and Eastern Avenue, with only 
gentle residential intensification proposed for 
the interior of the site abutting the larger low-
rise neighbourhood. 

The proposed townhouse block will create 
a garden suite-like condition that will both 
provide additional housing options on the site, 
including those featuring a rear yard which 
would be suitable for families, and as detailed 
below in Section 5.5 of this report, provide a 
degree of gradual transition from the mid-rise 
building proposed for the balance of the site 
along Broadview Avenue and Eastern Avenue. In 
this respect, the proposed development will fit 
harmoniously with the surrounding built form 
context and will be both compatible with the mid-
rise land use framework along Broadview Avenue 
as well as the more sensitive low-rise residential 
context to the east along Lewis Street.

Regarding the balance of the subject site, 
which is comprised of the 22A Lewis Street 
and the assumed 14.5-metre deep severed rear 
yards of 18-34 & 40 Lewis Street, the proposed 
3-storey residential townhouse block conforms 
with the Official Plan and is permitted by the 
applicable Neighbourhoods designation. The 
Official Plan currently allows for all forms of low-
rise residential uses, up to 4 storeys in height, 
while respecting and reinforcing the physical 
character of the geographic neighbourhood. It is 
our opinion that, subject to the implementation 
of a proposed SASP to permit the proposed built 
form, the 3-storey townhouse block is permitted 
in accordance with the policies of the Official 
Plan.

In this regard, the physical character of a 
geographic neighbourhood is informed by Policy 
4.1(5). The policy clarifies that a geographic 
neighbourhood is delineating by considering the 
context within the Neighbourhood in proximity 
to a proposed development, including zoning, 
prevailing dwelling type and scale, lot size 
and configuration, street pattern, pedestrian 
connectivity, as well as natural and human-made 
dividing features. 

As described in Section 2.3 of this report, the 
subject site is located on the western periphery 
of a residential neighbourhood that is generally 
bounded by Queen Street East to the north, 
Broadview Avenue to the west, Eastern Avenue 
to the south and the Metrolinx GO Transit Rail 
corridor to the east. For the purposes of evaluating 
the proposal against the Official Plan policies 
pertaining to respecting and reinforcing the 
existing physical character of Neighbourhoods, 
this boundary represents the “broader context” 
when defining the physical character of the 
surrounding geographic neighbourhood. The 
surrounding neighbourhood is characterized 
by a mix of 1- to 3-storey single- and semi-
detached and rowhouse type dwellings situated 
on narrow, deep lots containing rear yards, 
located along local streets including Lewis Street 
and Saulter Street. Much of the housing stock 
within the broader context was built in the early 
twentieth century, however, the neighbourhood 
has also experienced several new 3-storey infill 
townhouse developments along the west side of 
Saulter Street. 
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Finally, it is our opinion that the 344 Eastern 
Avenue property represents an appropriate and 
desirable location for a new public park, given 
that it is located in a highly visible location with 
approximately 29.8 metres of frontage along 
Eastern Avenue. The proposed park will have a 
high degree of visibility and access to passing 
travelers heading to and from the future East 
Harbour Transit Hub to the south of the site and 
will be designed to accommodate a variety of 
active and passive recreational uses throughout 
the year. The proposed public park use for 344 
Eastern Avenue is consistent with the policies 
of the Official Plan, as well as the applicable 
Zoning By-laws which pertain to the property. In 
particular, the property’s General Employment 
Areas land use designation, as well as the 
subsequent E zoning in the City-wide Zoning By-
law 569-2013 and I2 D3 zoning in the former City 
of Toronto Zoning By-law 438-86, identify public 
parks as a permitted use. 

5.3 Housing
The redevelopment of the subject site will 
result in the construction of new housing on 
an underutilized site in a compact urban form 
that supports the wider policy objectives of the 
PPS, the Growth Plan and Official Plan. More 
specifically, the proposal will both enhance, and 
add to the existing housing stock in the area, in 
conformity with the intent of Policies 3.2.1(1) and 
3.2.1(2) of the Official Plan. 

The subject site is located in an area that 
contains a wide range of housing types, including 
low-rise detached, semi-detached and rowhouse 
style houses, new infill townhouse units, as well 
as tall and mid-rise buildings containing a mix 
of both rental and condominium tenure units. 
The proposed development of the subject site is 
intended to be condominium in tenure and will 
continue to support the local area’s diverse mix 
of housing options through a mix of at-grade 
townhouse and apartment-type units. 

For the reasons set out above, it is our opinion 
that the proposed development, including the 
requested redesignation of the 35-53 Broadview 
Avenue properties from Neighbourhoods to Mixed 
Use Areas, conforms with Policy 5.3.1(3), and in 
particular, is consistent with the general intent of 
the Official Plan and is not contrary to the Plan’s 
“neighbourhood protection policies”, meaning 
a broader review is not required. Particularly, 
the existing Neighbourhoods designation along 
35-53 Broadview Avenue no longer makes 
sense given the scale of uses on the west side 
of Broadview Avenue; the prolonged derelict 
condition of the site; and the planned function 
of Broadview Avenue as a vital pedestrian and 
vehicle artery between Queen Street East to the 
north and the East Harbour Transit Hub to the 
south. The provision of a 3-storey townhouse 
block along the east side of the site featuring 
a rear-to-rear yard condition with adjacent 
Neighbourhoods will provide for a transitionary 
use that is of a residential form permitted in the 
Official Plan and is materially consistent with 
the surrounding neighbourhood, meaning that 
the proposed development will not “destabilize” 
any adjacent lands in a manner contrary to the 
neighbourhood protection policies of the Official 
Plan. 

Furthermore, it is our opinion that the proposed 
development of the subject site is consistent with 
Policy 5.6(1.1), which notes that within the Official 
Plan “all appropriate policies are to be considered 
in each situation” and that the goal of the Official 
Plan “is to appropriately balance and reconcile 
a range of diverse objectives affecting land 
use planning in the City” (our emphasis). In this 
regard, the proposed development represents a 
fine balance between the intensification-related 
objectives of the Mixed Use Areas, particularly 
those along major streets such as Broadview 
Avenue, as well as the protection policies for 
Neighbourhoods through the inclusion of an array 
of built forms including mid-rise buildings and 
grade-related townhouse dwellings featuring a 
rear-to-rear yard condition. 
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The proposed mix of unit types will provide for 
a variety of housing options, including housing 
suitable for seniors, as well as families with 
children, generally in accordance with the 
Growing Up Guidelines. An abundance of larger 
unit types are currently contemplated, including 
a total of 195 two-bedroom units (57.4%) and 35 
three-bedroom units (10.3%). Of the proposed 
three-bedroom units, approximately 21 units 
will be townhouse units each containing a semi-
private front yard. Fifteen townhouse units will 
be 3-storey units, each featuring a 3.4 metre 
deep rear yard, while the remaining 6 townhouses 
will be 2-storey units incorporated within the 
envelope of the proposed mid-rise building on 
the site. 

In terms of unit size, two-bedroom units will 
average approximately 74.6 square metres (803 
square feet), while three-bedroom units will 
average approximately 129.5 square metres (1,394 
square feet), respectively. While the Growing Up 
Guidelines promote even larger two-bedroom 
units (87 square metres), we note that on average, 
the proposed development will greatly exceed 
the size requirement for three-bedroom units 
(100 square metres), with approximately 77% of 
proposed three-bedroom units being larger than 
100 square metres. We note the Guidelines do not 
have the force of Official Plan policies and would 
result in unit sizes that are at odds with Provincial 
and City policies encouraging affordable housing 
options.

Given the abundance of larger unit types (67.7% 
two-bedroom or greater), the variety in proposed 
unit type, including grade related townhouse 
units, in addition to the sizes of proposed units, it 
is our opinion that the proposal contributes to a 
full range of housing that is suitable for an array 
of demographics including individuals, families 
and seniors. With respect to the provision of 
affordable housing, there are currently no in-
force policies which would require the provision 
of affordable housing. Rather, Section 5.1.1 of the 
Official Plan identifies the provision of affordable 
housing as a potential community benefit in 
return for an increase in height and/or density. In 
this regard, the applicant would be amendable to 
the provision of affordable housing, should this 
be requested by the City, as part of a Section 37 
community benefits package.

With respect to Official Plan Policy 3.2.1(6), the 
subject site is currently developed with ten 
1- to 2-storey rowhouse and semi-detached 
dwellings located along 35-53 Broadview Avenue 
which are currently vacant and have been in 
derelict condition for at least 10 years.  Based 
on the most up to date information available, 
the Applicant has determined that there was 
formerly a total of 4 rental dwelling units on the 
property, meaning that Policy 3.2.1(6) may not 
apply. Accordingly, a detailed Housing Issues 
Letter addressing the non-applicability of Policy 
3.2.1(6) has been prepared and submitted in 
support of the application. We also note that the 
proposed development does not contemplate 
the demolition or alteration of any existing units 
along 18-22, 24-34 & 40 Lewis Street. 

5.4 Site Organization and 
Urban Structure

Given the size and configuration of the subject site, 
in addition to its strategic location approximately 
250 metres from a planned “higher order transit” 
interchange in the East Harbour Transit Hub, 
elements relating to site organization, transition 
and overall “fit” within the surrounding urban 
structure are vital considerations in planning for 
the redevelopment of the subject site. 

In our opinion, the proposed development 
contemplated for the subject site has 
appropriately taken these considerations 
into account and represents a contextually 
appropriate form of intensification that will help 
to facilitate the creation of a vital linkage between 
East Harbour and the Port Lands to the south and 
the Queen Street East commercial corridor to the 
north. 
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In this regard, given the existing mid-rise to tall 
building context that currently exists along the 
west side of Broadview Avenue, the significant 
intensification planned for East Harbour to 
the south, and the role of Broadview Avenue 
as a future pedestrian, vehicle and public 
transportation linkage between Queen Street 
East, East Harbour and the broader Port Lands, 
as detailed in Section 5.2 above, it is our opinion 
that a Mixed Use Areas designation and resulting 
mid-rise, mixed-use built form is also entirely 
appropriate and will foreseeably be achieved 
for adjacent lands to the north of the site along 
the east side of Broadview Avenue, which are 
currently designated as Neighbourhoods. In 
similar fashion to the proposed development 
of the subject site, the extension of a Mixed 
Use Areas designation onto these lands would 
represent a further rounding out of the Mixed Use 
Areas designation applying to nearby lands and 
would provide for a mid-rise, mixed-use corridor 
along Broadview Avenue between Queen Street 
East and Eastern Avenue that makes sense given 
their location context and the investments in new 
transit infrastructure.

Accordingly, in terms of the subject site itself 
and the planned site organization, the proposed 
development has been thoughtfully designed to 
anticipate and provide the types of uses at the 
ground floor to animate and enhance the public 
realm along the street edges and the private 
realm within, as well as recognize that heights 
are to be generally located towards major streets 
such as Broadview Avenue and Eastern Avenue 
as well as “higher order transit” connections, 
while lowering in height and scale as the building 
moves away from these areas. In this regard, 
the proposed development of the site has been 
designed to provide a series of transitionary 
“zones”, including a 12-storey mid-rise building 
zone located along the Broadview Avenue 
and Eastern Avenue frontages and featuring 

appropriate setbacks and stepping from adjacent 
properties. To the rear of the mid-rise zone, the 
proposed development will provide a low-rise 
zone occupied by the complementary 3-storey 
townhouse block along the eastern edge of the 
site. The provision of 3-storey townhouses will 
provide for a gradual transition in scale to the 
adjacent low-rise properties to the east and 
will be of a built form and complexion that is 
consistent with the applicable Neighbourhoods 
designation. 

Between the proposed mid-rise and low-rise 
built forms will be a private realm zone, which 
will consist of the intervening central pedestrian 
courtyard, providing open space, sky view, and 
separation between the mid-rise scale along the 
Broadview and Eastern Avenue frontages and the 
low-rise built form to the rear. The private zone 
will also connect harmoniously with the broader 
public zone, which is to consist of activated 
street edges along Broadview Avenue and 
Eastern Avenue and include a widened pedestrian 
clearway featuring new public gathering spaces, 
seating and tree planting along with a street-
facing public park.  

The above noted organization of the proposed 
development reflects the existing and planned 
context of the site and its surrounding area. As 
described above in Section 5.2, the provision of a 
mid-rise, mixed-use building along the east side 
of Broadview Avenue will be of a consistent form 
and scale to the existing land uses along the west 
side of the street, which is currently comprised of 
several single- and mixed-use buildings ranging 
from 7 to 20 storeys. The proposed built form 
is also cognizant of Broadview Avenue’s future 
southward extension through East Harbour and 
into the Port Lands. In addition to the multi-
modal Transit Hub described above, the revised 
development concept for East Harbour currently 
contemplates a total of 18 new residential and 
commercial buildings ranging from approximately 
23 to 65 storeys in height. 
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In this regard, the proposed 12-storey mid-rise 
“zone” along the Broadview Avenue and Eastern 
Avenue frontages will complement the existing 
built form along the west side of Broadview 
Avenue and would provide for a desirable 
buffer and transitional use from the existing 
uses along Broadview Avenue to the west and 
those proposed for East Harbour to the south. 
Furthermore, as described in greater detail below 
in Section 5.7 of this report, the proposed public 
realm zone will provide for a highly attractive and 
permeable streetscape that will be supported 
by at grade retail commercial space and will 
provide an attractive and safe environment for 
the increased pedestrian footfall that is likely 
to occur along the Broadview Avenue corridor 
as a result of the East Harbour Transit Hub. To 
the rear, the proposed private realm zone, will 
provide for an intervening pedestrian courtyard 
and resulting separation between the mid-rise 
zone and the low-rise zone to the east, which will 
allow for a gradual transition in height and scale 
to the more stable low-rise Neighbourhoods to 
the east. 

5.5 Height, Massing and 
Density

In our opinion, and as noted in Section 5.1 above, 
the site is an appropriate location for mixed-
use and residential intensification in land use 
policy terms. From a built form perspective, the 
height, massing and density of the proposed 
development are appropriate and compatible 
with the surrounding context, based on a number 
of contextual and urban design considerations, 
including:

• Size and depth of the site which, at 
approximately 52.1 metres, comfortably allows 
for building heights greater than the right-of-
way width of Broadview Avenue;

• Frontage on both a major arterial and minor 
arterial road;

• Prominent location at the intersection of 
Broadview Avenue with Eastern Avenue, at 
an angled road alignment that significantly 
increases the perceived width of right-of-way 
up to approximately 85 metres at the widest 
point of the junction adjacent to the site;

• Location within a “major transit station area” 
and proximity to multiple existing and planned 
higher-order transit routes; 

• Proximity to existing and planned cycling 
routes and infrastructure;

• The existing and planned built form character 
of the surrounding area, which includes 
completed or approved buildings with heights 
of up to 20 storeys; and

• Separation distances from, interface with, and 
ability to provide an appropriate transition to 
Neighbourhood designated properties to the 
east and north. 

Height and Massing
From an urban structure perspective, the 
historically low-rise residential and industrial 
character of the South Riverdale area is 
evolving with the increased access to transit 
infrastructure. The emerging context includes 
significant transit-supportive intensification, 
including increased densities and taller heights 
that support the development of a diverse mixed-
use community, anchored by the East Harbour 
master planned development 250 metres south 
of the subject site. The proposed development 
will contribute to the ongoing revitalization of 
the area and facilitate a transition in height, 
scale and density between East Harbour, where 
the greatest building heights and densities are 
anticipated, and the existing and planned mid-
rise and main-street character to the north along 
streets like Broadview Avenue and Queen Street 
East, as well as the surrounding low-rise, low-
density neighbourhoods. 

With respect to building height, the proposed 
12-storey mid-rise building will fit within the 
existing height context of the surroundings area, 
and the range of building heights that have been 
built, approved or proposed within the vicinity of 
the subject site, as outlined in the table below:
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Table 3 - Comparison of Surrounding Building Heights

Address
Development 

Status
Type Height (Storeys)

21 Don Roadway, 30 Booth 
Avenue & 375-385 Eastern 
Avenue

Under Review Residential,  
Commercial

23 - 65

309 Cherry Street Appealed Residential, 
Commercial 

11, 52

79 East Don Roadway & 677 
Queen Street East 
(Riverside Square)

Built / Under 
Construction 

Residential,  
Commercial

7, 13, 14, 14, 20

21-53 Broadview Avenue, 344 
Eastern Avenue & 16-34 & 40 
Lewis Street
(Subject Site)

Under Review Residential, 
Commercial

12

462 Eastern Avenue Under 
Construction 

Residential, 
Commercial 

9

354-358 Pape Avenue Under Review Residential,  
Commercial

8

1001 Queen Street East Under construction Residential, 
Commercial 

6

1151 Queen Street East Approved Residential, 
Commercial 

6

759, 761, & 763 Queen Street East Under review Residential,  
Commercial

6

The proposed 12-storey building and 
complementary 3-storey townhouse block 
arrangement on the subject site balances 
the achievement of optimization of land and 
infrastructure by providing the density of a 
transit-supportive compact built form with 
an appropriately scaled mid-rise building that 
frames the street with good proportion along 
Broadview and Eastern Avenues, while also 
providing an appropriate gradual transition in 
scale to nearby low-rise neighbourhoods.

In our opinion, the size and depth of assembled 
properties affords the site greater room to 
appropriately distribute height within it, in 
relation to its surrounding context. To achieve 
this, the tallest portion of the building has 
been sited along the street frontages in order 
to minimize potential built form impacts on the 
Neighbourhoods to the east. 
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Furthermore, the junction of Broadview Avenue 
with Eastern Avenue and Sunlight Park Avenue 
creates a wider right-of-way adjacent to the 
subject site. The alignment of Eastern Avenue 
at this intersection jogs to the south at an angle 
such that its perceived right-of-way width 
is approximately 85 metres adjacent to the 
site. As such, it is our opinion that the site can 
accommodate a building height greater than 
the planned width of each adjacent right-of-way 
while maintaining a proportionate relationship 
to each street. When measured at a right angle 
from the property at the southeast quadrant of 
the intersection, the right-of-way width exceeds 
a 1:1 ratio with the proposed building height. In 
addition, the alignment of Eastern Avenue at 
this intersection results in the site effectively 
functioning as a view terminus from the west. 
Together, the location at a view-terminating 
corner lot adjacent to an atypical intersection 
with expansive right-of-way widths provides for a 
prominent site and the proposed building height 
and massing reinforces this condition.

In our opinion, the proposed height provides 
appropriate transition in scale, and will not 
result in any unacceptable built form impacts 
(see Section 5.6 below). The proposed mid-rise 
building generally falls within a 45-degree angular 
plane taken from the adjacent Neighbourhoods 
designated lands to the east, with some minor 
penetration occurring at the uppermost floors. 
In this regard, to the rear, the ground floor of the 
proposed building is setback 26.9 metres from 
the rear lot line. The building is massed with 
setbacks of 1.7 metres above the mezzanine/
Level 3, 2.0 metres above Level 6, and 3.1 metres 
above Level 9 along the rear façade. 

As mentioned above, the proposed site 
arrangement facilitates a gradual transition in 
scale and form between the mid-rise building 
proposed along the street frontages, the 
townhouses fronting the internal courtyard and 
the existing low-rise dwellings along Lewis Street. 
The proposed 3-storey townhouses further are 
setback approximately 3.4 metres from the rear 
property line and have been appropriately scaled 
to limit impacts on the abutting Neighbourhoods 
properties.  With respect to the interface between 
the proposed building and townhouses, a facing 
distance of 12.5 metres is provided between the 
primary façade of the townhouses and the rear 
façade of the mid-rise building, which, at grade, 
will also have integral townhouse units facing 
onto the internal courtyard, framing the outdoor 
amenity space with a comfortable scale and 
active uses. 

Although the adjacent properties to the east are 
designated Neighbourhoods and the built form 
character is generally uniform and characterized 
by a house-form buildings, either in detached, 
semi-detached or rowhouse configuration, 
the immediate adjacencies, including 12 Lewis 
Street, are atypical as some properties contain 
commercial or mixed-uses. This change in 
interface provides an additional buffer to the 
remaining dwellings to the south and east and 
therefore mitigates potential adverse impacts.
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In terms of public realm, the proposed 
development will result in an appropriately scaled 
building that frames both Broadview Avenue and 
Eastern Avenue with good proportion through 
a combination of setbacks and stepbacks that 
articulate the masing to establish an attractive 
and safe pedestrian-oriented street edge 
condition. Furthermore, the proposal will give 
prominence to this unique corner site with an 
appropriately massed and building at the view 
terminus along the Eastern Avenue corridor.  To 
that end, the mid-rise building incorporates a 
6-storey base building, approximately 21.1 metres 
in height, with Levels 7 through 12 stepped back 
from the base building by 1.5 metres. As well, the 
ground, mezzanine and 2nd floors are set back 
1.2 metres from the Broadview Avenue property 
line resulting in a cantilevered condition at grade. 
These stepbacks articulate the massing into 
three legible built form elements that limit the 
perception of height and mass when viewed from 
the public realm. 

At grade, the sidewalls are setback 8.9 metres 
and 1.5 metres from the existing lane along the 
north and the proposed park along the south 
respectively. Above the street wall, a 3.6 metre 
setback adjacent to the lane is provided and 
a 1.5-metre setback proposed park to frame 
the open space in good proportion while also 
mitigating shadow impacts.

In terms of the built form relationship and 
interface with the proposed public park, in our 
opinion, the proposed setback and stepback 
from the park are satisfactory in that the building 
massing will adequately address the park by 
framing the open space in a manner which 
contributes to a sense of enclosure to create a 
more intimate gathering space. No windows are 
or balconies are proposed along the park facing 
elevation to mitigate any potential issues related 
to privacy and direct overlook to future public 
park. To that end, the proposed public park 
presents an opportunity for programming that 
takes advantage of the proposed urban street 
edge condition, such as the incorporation of 
thoughtful façade treatments or other design 
interventions that utilize the facing elevation to 
animate the public park.

Furthermore, the proposed public park has been 
strategically located within the site to minimize 
potential built form impacts. In this regard, the 
location of the park to the east of the proposed 
building will provide a visual transition between 
the proposed building and the existing low-rise 
neighbourhood to the east as well as maintain 
access to sunlight as shadows are generally cast 
towards the north for most of the day. 

Based on the foregoing, the proposed relationship 
between the massing and the park is acceptable 
in that the proposal adequately limits potential 
built form impacts as discussed in greater detail 
in Section 5.6 below. 

Density 
In our opinion, the proposed density of 5.73 
FSI is appropriate and desirable. Firstly, it is 
important and appropriate from a planning policy 
perspective to optimize density on the site given 
its frontage along two major streets, its location 
relative to frequent transit service within a “major 
transit station area”, and the appropriateness of 
the proposed height and massing in relation to 
surrounding built form context and proximity. 
Secondly, it is noted that the Official Plan does 
not generally include density limitations and 
specifically does not do so in the case of the 
site. The Official Plan provides that land use 
designations are generalized, leaving it to the 
Zoning By-law to “prescribe the precise numerical 
figures and land use permissions that will 
reflect the tremendous variety of communities 
across the City”. Accordingly, it is reasonable 
to establish an appropriate density for the site 
based on specific built form design, context and 
urban structure considerations, rather than on 
the basis of density numbers. 

Development in the area has proceeded at similar 
scales of intensification, including the following: 
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Table 4 - Comparison of Surrounding Approved 
Densities

Address
Development 

Status
Type FSI GFA (m2)

90-100 Broadview Avenue Built
Residential, 
Commercial

6.19 28,250

21-53 Broadview Avenue, 344 
Eastern Avenue & 16-34 & 40 
Lewis Street
(Subject Site)

Under Review
Residential, 
Commercial

5.73 29,432

630 Queen Street East Built
Residential, 
Commercial

5.13 6,950

625 Queen Street East Built
Residential, 
Commercial

5.05 6,100

79 East Don Roadway & 677 
Queen Street East
(Riverside Square)

Built / Under 
Construction

Residential,  
Commercial

4.88 85,000

462 Eastern Avenue Under Construction
Residential, 
Commercial

4.10 25,625

1001 Queen Street East Under construction
Residential, 
Commercial

4.07 2,720

1151 Queen Street East Approved
Residential, 
Commercial

4.02 4,030

The proposed density of 5.73 FSI is within the 
higher end compared to what was achieved by 
nearby developments in the surrounding area. 
However, given the aforementioned existing and 
planned characteristics unique to the site, it is 
our opinion that it is contextually appropriate and 
desirable.

The proposed development will contribute to 
residential/mixed-use intensification in an 
area that is targeted for such intensification 
by the PPS, the Growth Plan, and the Official 
Plan. As outlined above, it our opinion that the 
proposed redesignation to Mixed Use Areas is 
appropriate within a policy context that promotes 
intensification, and the optimization of land and 
infrastructure is a desirable planning outcome, 
provided that there are no unacceptable impacts 
either in terms of built form or the adequacy of 
hard and soft services. As detailed in the following 
sections, the proposed development has no 
unacceptable built form impacts, represents 
good urban design and is supported by hard and 
soft services, with no significant infrastructure 
capacity concerns.

5.6 Built Form Impacts
Potential built form impacts include light, view 
and privacy impacts, shadow impacts and 
wind impacts. In our opinion, the proposed 
development will have no unacceptable built 
form impacts on surrounding streets, open 
spaces or properties and, including on the lands 
designated Neighbourhoods to the east (on the 
west side of Lewis Street) and to the north along 
Broadview Avenue. In this regard, the proposal 
will add to the existing diverse housing stock in 
the area.

Built form heights of the proposed development 
are strategically located to minimize 
impacts to the surrounding area, particularly 
those properties to the east designated 
Neighbourhoods. In this regard, the 3-storey 
townhouse block (with an approximate metric 
height of 9.3 metres) is situated along the eastern 
edge of the site in closest proximity to the low-
rise house forms fronting onto Lewis Street, 
with heights increasing in a westerly manner 
where the 12-storey mid-rise building (with an 
approximate metric height of 39.97 metres) is 
situated at the western and southern portions 
of the site, fronting both Broadview and Eastern 
Avenues.
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As such, transition is a guiding principle in the 
redevelopment of the site.  Balancing the scale of 
the 12-storey mid-rise building in its significant 
location as a view terminus as seen from the 
west along Eastern Avenue and adjacent to the 
existing low-rise residential neighbourhood, it is 
our opinion that the proposal considers a variety 
of means of transition through the location and 
massing of both the mid-rise building and the 
3-storey townhouse block. The scale of built 
form is greatest at the intersection Broadview 
and Eastern Avenues, where the building is 
prominently viewed from multiple directions 
at an atypical intersection configuration. 
Further, within the broader built form context, 
the proposed 12-storey mid-rise building 
height mediates the scale between the future 
redevelopment of East Harbour to the south and 
the mainstreet scale and character of Queen 
Street East to the north.  

The proposed building height and intensity 
graduates down in an eastward direction with the 
introduction of the 3-storey townhouse block, 
which represents a modest and appropriate 
scale of intensification within the area, given the 
existing mid-rise to tall building context west of 
Broadview, and the planned tall building context 
to the south at East Harbour.  At 3 storeys, it is 
our opinion that the proposed townhouse block 
within the 22A Lewis Street and the severed rear 
yards of 18-22, 24-34 & 40 Lewis Street presents 
as an intermediary scale for the balance of the 
site along Broadview and Eastern Avenues. It will 
create a condition that fits harmoniously with the 
surrounding built form context and will be both 
compatible with the mid-rise land use framework 
along Broadview Avenue as well as the more 
sensitive low-rise residential context to the east 
along Lewis Street.  

Mid-Rise Building Towns
Existing 

Neighbourhood

28m 12.5m 11m Min 11m 16m 

Buffer Typical Buffer

Built Form Transition

Figure 24 - Proposed Built Form Transition
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Further, as a means of expanding housing options 
in Neighbourhoods, the proposed townhouse 
block on the subject site serves as an example 
of the way in which low-rise built form could be 
introduced on the northerly properties fronting 
Lewis Street because of their increased lot 
depths, as well as within the larger surrounding 
block. Although not proposed as garden suites 
intrinsically, the introduction of the proposed 
townhouses provides for an appropriate 
opportunity to introduce typologies of a similar 
scale and form in a consistent manner within the 
larger block, meeting the objectives of achieving 
sensitive intensification in Neighbourhoods, as 
outlined in the City’s Expanding Housing Options 
in Neighbourhoods program and subsequent 
and ongoing Garden Suites Review. While having 
regard for the City’s June 2021 Garden Suites – 
Draft Regulations which provides a number of 
general standards related to height, setbacks, 
angular planes and landscaping, the proposed 
townhouse block introduces context-specific 
performance standards that thoughtfully respond 
to the depth of the existing lots fronting Lewis 
Street, the existing and emerging surrounding 
built form context, and the overall intent put 
forth through the Garden Suites Review initiative. 

Recognizing the urban condition of the adjacent 
neighbourhood, it is our opinion that the means 
by which transition has been achieved are 
appropriate and provide a contextually sensitive 
built form response to the adjacent existing 
neighbourhood while also minimizing built form 
impacts to this area.  In addition to the transition 
provided through the change in scale between built 
form elements across the site, the proposed mid-
rise building is spatially separated from the low-
rise neighbourhoods in an appropriate manner.  
The mid-rise building is set back approximately 
26.9 metres to the east lot line (within which 
space the above-mentioned townhouse block 
is located), and between approximately 32.3 
metres and 38.2 metres from the rear face of the 
Lewis Street houses which have varying building 
depths. Further, the proposed mid-rise building 
generally falls within a 45-degree angular plane 
taken from the adjacent Neighbourhoods-
designated lands to the east, with some minor 
penetration occurring at the uppermost floors. 

While angular planes are one of the tools used 
to evaluate transition between lower scale and 
higher scale forms of development, they are not 
an exclusive tool to assess and evaluate fit and 
transition in scale. As outlined in the non-policy 
text in Section 3.1.2 of the Official Plan, there are 
several approaches in evaluating and achieving 
fit and transition such as applying angular 
planes, as well as minimum horizontal separation 
distances, and other building envelope controls 
(such as the stepping of height limits, building 
setbacks and building stepbacks). Moreover, it 
is indicated in the same section that the actual 
design approach and methods used to achieve 
appropriate fit and transition will be determined 
contextually on a site-by-site basis and may vary 
according to, but not limited to, the applicable 
regulatory framework and the existing and 
planned context, balancing growth with the 
impacts of intensification.  

In this regard, the subject site is located within 
an area that is already comprised of varied built 
forms, including several mid-rise buildings, and 
mix of residential and non-residential uses, 
as well as a number of recently proposed tall 
buildings to the south. It is anticipated that 
with the redevelopment of East Harbour, a 
mix of surrounding building typologies would 
best support the introduction of the planned 
transit services in proximity to the site. Given 
the existing and planned context, it is expected 
and appropriate that mid-rise and tall buildings 
optimize underutilized sites in proximity to transit 
services.  As a result, views towards the site from 
the surrounding low-rise residential areas will 
include the presence of buildings with increased 
scale in the foreground and background.

Other objectives such as integrating planning 
and transportation by building transit-supportive 
developments or optimizing transit by locating 
the greatest intensity closest to transit, are part 
of the evaluation in determining appropriate fit 
and transition. In this regard, the size of the site 
and intensity of uses proposed should also be 
considered in that the subject site can provide 
a number of public benefits to the existing and 
planned neighbourhoods in the area.
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Based on the foregoing, it is appropriate to 
consider other approaches in evaluating fit 
and transition, including analyzing separation 
distances between buildings, shadow impacts 
and the maintenance of sky views and privacy 
between residential buildings. In this regard, as 
detailed below, the proposed development does 
not result in unacceptable adverse built form 
impacts in terms of light, view and privacy, as well 
as shadowing wind impacts.

Light, View and Privacy
Light, View and Privacy (LVP) impacts are 
generally dealt with through a combination of 
spatial separation, orientation and mitigating 
measures between facing windows and walls. 
As a matter of good urban design practice, a 
minimum distance of 11 metres is generally used 
as an appropriate separation distance between 
main windows for mid-rise residential buildings.

In Zoning By-law 569-2013, the general 
separation distance requirements set out in the 
R (Residential) zoning standards with respect to 
issues of light, view and privacy are addressed 
by an 11.0-metre separation distance between 
openings in dwelling unit main walls, and a 
5.5-metre separation distance between main 
walls if there are no openings to dwelling units 
in one of the walls. What this means is that 
the City’s zoning standards require a privacy 
separation between two residential windows of 
11.0 metres, to be achieved by setbacks on both 
sides of a property line; a 5.5-metre setback from 
a property line for daylight and an additional 
5.5-minimum setback for view. This separation 
distance requirement between main walls is 
reduced from 11.0 metres to 5.5 metres if there 
are no openings to dwelling units in one of those 
main walls.

The proposed mid-rise building and low-rise 
townhouse block have been designed to generally 
meet the abovementioned standards with respect 
to building separation distances and will provide 
appropriate setbacks and building orientation so 
as to achieve satisfactory light, view and privacy 
conditions for existing and future residents. 
Further, the variety in building heights, their 
placement on the site and the spatial separation 

provided to the mid-rise building will result in 
acceptable sky view impacts from surrounding 
areas. At the ground, mezzanine and second 
floors, the proposed mid-rise building is set 
back a minimum of 8.9 metres from the north 
property line, which provides more than half 
of the required 11.0-metre separation distance 
between the proposed building and the property 
to the north. At Levels 3 through 6, the building 
has a 0.0-metre setback from the north and no 
north-facing openings are proposed.  Above Level 
6, the building is consistently set back 3.6 metres 
from the north lot line, again with no north-facing 
openings proposed.

Currently, separating the site and the property 
to the north is an east-west public lane with an 
approximate width of 2.85 metres.  North of the 
driveway is a two-storey house form building 
which is residential in use and has what appear to 
be secondary windows along its south elevation 
facing the site.  As proposed, the 8.9-metre 
setback at the lower levels of the proposed 
mid-rise building, coupled with the 2.85-metre 
laneway width, provides sufficient separation 
distance in excess of 11.0 metres to the existing 
low-rise house form to the north to maintain 
adequate privacy at its south-facing windows.  
However, should this property be redeveloped in 
the future for residential use, it is anticipated that 
the proposed 6.45-metre separation of the upper 
floors of the building from the northern limit of 
the east-west laneway provides for adequate 
daylighting and that there will not be any issues of 
privacy or overlook as there are no north-facing 
windows incorporated in the subject proposal.
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The separation distance between the proposed 
mid-rise building and the proposed townhouse 
block on site is 12.5 metres which exceeds the 
11.0-metre minimum standard, and accordingly 
it is our opinion that the relationship between 
these two building elements is appropriate 
with respect to potential light, view and privacy 
impacts. Similarly, the relationship between 
the townhouse block and the rear faces of the 
existing homes to the east along Lewis Street is 
generally appropriate from an LVP perspective.  
The townhouse block is set back approximately 
3.4 metres from the shared easterly lot line, for 
which this space will be used as private rear 
yards, and the typical approximate setback to 
the rears of the existing Lewis Street houses is 
approximately 10.6 metres, totaling a separation 
distance of approximately 14.0 metres and 
creating an appropriate rear-to-rear yard 
relationship between buildings. 

Directly east of the site at 344 Eastern Avenue 
is the future public park, the lands for which are 
proposed to be dedicated as part of the subject 
development application. North of the dedicated 
parkland at 10-12 Lewis Street is a property 
occupied by a mix of uses in a single building 
that runs the length of the northern portion of 
the property with minimal westerly setbacks and 
a yard occupied the southwestern portion of the 
property. For the portion of the proposal fronting 
onto Eastern Avenue, the easterly side yard 
setback ranges from 0.0 metres to 1.5 metres.  
However, no openings are proposed along this 
façade, nor do any balconies line this elevation, 
mitigating any potential issues related to privacy 
and direct overlook to future public park or the 
property at 10-12 Lewis Street.  To improve the 
view toward this façade from the surrounding 
public realm and adjacent properties, the building 
materiality and articulation will be treated 
thoughtfully.    
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With respect to the front yard facing condition to 
the existing 7-storey Broadview Lofts building on 
the west side of Broadview Avenue, the minimum 
separation distance between the two buildings 
is approximately 20.0 metres, and as such, there 
are no west-facing LVP issues.  Similarly, south-
facing LVP impacts are mitigated for the portion 
of the mid-rise building that fronts onto Eastern 
Avenue by virtue of the width of the right-
of-way.  The 36-metre planned right-of-way 
width, coupled with the width of Sunlight Park 
Road further south and the landscaped median 
separating it from Eastern Avenue, far exceeds 
the standard separation distance to any existing 
buildings and/or potential future redevelopment 
south of the site.

Shadow Impacts
A Shadow Study has been prepared by Bousfields 
Inc. assessing the incremental shadow impacts 
from the proposed development at the spring 
and fall equinoxes (March and September 21st) 
and the summer solstice (June 21st).  

In this regard, the Official Plan places a particular 
emphasis on potential shadow impacts on lands 
designated Neighbourhoods. Policy 3.1.2(3) 
requires that new development be massed 
to adequately limit any resulting shadowing 
of neighbouring streets, properties and open 
spaces, having regard for the varied nature 
of such areas, and to minimize any additional 
shadowing on neighbouring parks as necessary 
to preserve their utility, while Policy 4.5(2)(d) 
requires buildings to be located and massed to 
adequately limit shadow impacts on adjacent 
Neighbourhoods, particularly for the period 
between March and September 21st.  The study 
has been assessed having regard for a number 
of factors, including the general character of the 
shadow created by the existing built form in the 
area and the shadowing created by the proposed 
development.

With respect to adjacent streets and sidewalks, 
the study demonstrates that, on March 21st and 
September 21st, the Broadview Avenue right-of-
way is in incremental shade from the proposal 
for the morning hours until or shortly after 12:18 
PM at which point there is no further incremental 
shadowing of the street or sidewalks. On June 
21st, the western portion of Broadview Avenue 
in the vicinity of the site is in incremental shade 
from the proposal until shortly before 11:18 AM, 
at which point the shadows from the building fall 
onto the roadway proper. Incremental shadowing 
from the building is entirely off the Broadview 
Avenue right-of-way by 1:18 PM. 

Because of its situation north of Eastern Avenue 
and the orientation and alignment of the road, 
the proposal has no incremental impacts on the 
Eastern Avenue right-of-way in the vicinity of the 
site on March and September 21st.  On June 21st, 
incremental shadowing from the proposal falls 
on the northern section of the Eastern Avenue 
sidewalk, adjacent to the site, and is fully off of 
the sidewalk shortly after 10:18 AM.

With respect to adjacent properties fronting 
Broadview Avenue, on March 21st, September 21st, 
and June 21st, there is early morning incremental 
shadow impact on the Broadview Lofts building 
at the northwest corner of the intersection of 
Broadview and Eastern Avenues which moves 
quickly onto the right-of-way after 10:18 AM. As 
the incremental shadow moves over the course 
of the day on March 21st and September 21st, 
it intermittently falls on the rear yards of the 
properties fronting Broadview Avenue to the 
north. At 9:18 AM, there is incremental impact 
from the proposed townhouse block on the 
northerly rear yard directly adjacent to the site, 
which moves off such area shortly after 10:18 AM.  
Further incremental impact from the proposed 
mid-rise building reaches these rear yards by 
12:18 PM, remaining in areas of the rear portions 
of 55 to 65 Broadview Avenue until shortly after 
5:18 PM.  on June 21st, there is no incremental 
shadow impact from the proposed townhouses 
on the rear yards of the properties fronting 
Broadview Avenue north of the site. Incremental 
impact from the mid-rise building on these rear 
yards begins by 12:18 PM, reaching as far north 
as the property at 57 Broadview Avenue, with 
impacts lasting until shortly after 3:18 PM. 
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On March and September 21st, there is minor 
early morning incremental shadow impact from 
the townhouses on three northerly rear yards of 
the adjacent properties fronting Lewis Street.  
Shadow impact on these rear yards from the 
proposed mid-rise building begins by 2:18 PM, 
reaching Lewis Street by 4:18 PM.  The eastward 
incremental shadow impact from the mid-rise 
building on the adjacent low-rise area continues 
for the remainder of the afternoon, reaching 
Saulter Street late in the afternoon, close to 
6:18 PM. On June 21st, in the morning hours, 
there is minor incremental shadowing from the 
townhouses on the rear yard of the Lewis Street 
fronting property directly north of the site.  his 
impact shifts to the rear yards of the adjacent 
easterly properties around 3:18 PM. From 
the proposed mid-rise building, incremental 
shadowing begins on the rear yards of 10-12 
Lewis Street by 2:18 PM, and on the other adjacent 
easterly properties by 3:18 PM. The eastward 
incremental shadow impact from the mid-rise 
building on the adjacent low-rise area continues 
for the remainder of the afternoon, reaching 
Lewis Street late in the afternoon, before 6:18 PM.  

With respect to the outdoor amenity courtyard 
proposed on-site, on March 21st and September 
21st, incremental shadow impact will occur within 
this space during the early morning hours, with 
the greatest amount of sunlight reaching the 
courtyard midday before 11:18 AM until around 
1:18 PM. On June 21st, the greatest amount of 
sunlight on the courtyard begins slightly earlier, 
before 10:18 AM, and lasting until after 1:18 PM.  
With these impacts in mind, the courtyard has 
been programmed so as to optimize access 
to sunlight for feature amenities, such as the 
proposed vertical playground, by locating them 
within the northwestern portion of the courtyard. 
It should be noted as well that although there is 
shadowing in the courtyard throughout the day 
from the different proposed building elements, 
the access to sunlight and ambient daylight is 
considered to be adequate due to the 12.5-metre 
separation distance between the westerly mid-
rise building and the easterly low-rise townhouse 
block.

Parks and open spaces considered in this study 
near to the subject site include the proposed 
public park directly east of the site at 344 Eastern 
Avenue and Saulter Street Parkette, a triangular 
park wedged between Saulter Street and the rail 
corridor as it curves northeast north of Eastern 
Avenue.  The proposed public park adjacent to 
the site experiences incremental shadow impact 
at its northwestern corner around 1:18 PM on 
March 21st and September 21st. This shadowing 
remains in the northwestern portion of the 
proposed public park until before 4:18 PM, at 
which point the incremental impact stretches 
toward the northeastern corner of the park. 
On these two days, the southern portion of the 
park, fronting onto Eastern Avenue, remains 
in sun for the entirety of the day. On June 21st, 
there is incremental shadowing of northwestern 
corner of the proposed public park beginning at 
1:18 PM, stretching across the northern portion 
of the park by 4:18 PM and continuing for the 
remainder of the afternoon and early evening. 
In our opinion, although the park space has yet 
to be programmed, it is our opinion that there is 
sufficient sunlight on the park throughout the 
day to support its utility year-round.

Finally, the proposal casts incremental shadow 
impact on Saulter Street Parkette to the east in 
the late afternoon of September 21st, by 6:18 PM 
only.  There is no incremental shadow impact 
from the proposal on the parkette on March 21st 
nor on June 21st.  

Based on the foregoing and recognizing the 
urban condition of the subject site and adjacent 
neighbourhood, it is our opinion that the 
incremental shadow impacts on neighbouring 
streets, properties and open spaces are 
“adequately limited” in accordance with the 
applicable Official Plan policies.

Wind Impacts
A Pedestrian Wind Comfort Assessment (PWCA) 
has been prepared by RWDI Inc., which utilizes 
a computational fluid dynamics (CFD) approach 
to predict wind effects resulting on and around 
the proposed development and subject site.  Key 
areas of interest in this study include adjacent 
sidewalks, main entrances and the courtyard 
between the proposed mid-rise building and 
townhouse block. The PWCA concludes the 
following:
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• The proposed building is taller than most 
of the adjacent buildings and therefore, 
would be exposed to prevailing winds. Down 
washing and corner acceleration flows are 
expected around the proposed development 
and channeling flows are expected through 
proposed passageways, causing some 
localized increases in wind speeds.

• It is not expected that any ground level areas 
around this proposed development will exceed 
the wind safety criterion.  Adjacent sidewalks 
along Broadview and Eastern Avenues are for 
the most part predicted to have acceptable 
conditions, with the exception of the Broadview 
Avenue sidewalk near the northwest corner of 
the proposed building where winter conditions 
are expected to be uncomfortable.

• Conditions at the main entrances to the 
residential lobby and at the entrances to 
commercial space (which are recessed from 
the main building facade) are expected to be 
appropriate on a year-round basis and suitable 
for planned uses. 

• Conditions within the courtyard are predicted 
to be suitable for the proposed uses on a year-
round basis and no additional wind control 
measures are recommended.

• Potential above-grade terraces located 
above Level 6 at the northwest and northeast 
building corners are predicted to experience 
windier conditions than desired for passive 
use in the outer portions of the terraces during 
the summer. Wind control concepts have been 
suggested as outlined below to improve these 
summer conditions and those in the shoulder 
seasons.

To mitigate potential pedestrian discomfort 
due to wind impacts, a number of wind control 
strategies for specific areas of the subject site 
are suggested in the PWCA, including:

• At grade at the northwest corner of the building 
above the Broadview sidewalk, the addition of 
an overhead canopy extending and wrapping 
around this corner and/or the addition of a 
vertical porous wind screen (50% - 70% solid) 
across the east end of the undercut, and/or 
the introduction of coniferous trees; and,

• At the corners of north end of the building 
on terrace levels, introduce perimeter wind 
screens and overhead trellises.

No additional wind control is suggested at the 
proposed primary residential and commercial 
entrances to the building, nor in the internal 
courtyard.  The PWCA also recommends physical 
scale-model tests in a boundary-layer wind 
tunnel in order to confirm and quantify potential 
wind conditions and refine any conceptual wind 
control measures.

5.7 Urban Design
From an urban design perspective, the proposed 
development will improve the streetscape along 
both Broadview Avenue and Eastern Avenue and 
will create an appropriate built form transition to 
the lower scale Neighbourhoods properties.  In 
our opinion, the proposed design is in keeping 
with the applicable Official Plan policies and 
generally maintains and has appropriate regard 
for the relevant urban design guidelines.

The massing of the proposal has been designed 
to respond to the existing and emerging 
surrounding built form context (both immediately 
and more broadly), with particular attention 
given to existing adjacent residential uses 
and the proposed transition to such areas of 
different intensity and scale.  The proposed mid-
rise building along the adjacent street frontages 
has been located and articulated so as to 
appropriately define a streetwall adjacent to an 
atypically oriented juncture between two arterial 
roads.  Due to its high visibility and situation as a 
view terminus from the west, the street-related 
mid-rise building has been designed to provide 
increased visual interest from multiple vantage 
points around the site, and will be treated with 
high-quality, complementary materials.  To that 
end, the widened sidewalk zone, proposed public 
park and landscape program incorporated into 
the development proposal greatly enhance the 
public realm around the site and create a high-
quality group of open spaces that provide public 
amenity to and improve the surrounding area.  
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Structural Considerations
From an urban structure perspective, the height 
and scale of the proposal provides transition 
that is twofold.  Within the broader context, the 
proposal represents an intermediary scale of 
development providing a structural stepping 
down of heights from the south to the north.  To 
that end, the 12-storey mid-rise building provides 
an appropriate transition from the high-rise, high-
density redevelopment slated to take place to its 
south at East Harbour to the existing low- and 
mid-rise built form character along Queen Street 
East to its north.  Within the immediate context of 
the site, the proposal scale and intensity graduate 
downwards in an easterly direction, towards 
the existing low-rise, low-density residential 
neighbourhood to its east.  The highest heights 
are proposed adjacent to the flanking rights-of-
way, stepping down to the proposed 3-storey 
townhouse block along the eastern edge of the 
site, providing an appropriate relationship with 
the existing low-rise Neighbourhoods properties 
to the east.  Although the lands to the north of the 
site are designated Neighbourhoods as well, it is 
within the emerging broader structural context 
that the opportunity is anticipated to redevelop 
these lands with a mid-rise building form in the 
future.  As such, the proposal has been designed 
accordingly to respond to the potential for 
change to its north more so than to its east.

Further, structurally, the proposal is a good fit 
within its larger block context.  The proposed 
3-storey townhouse block serves as a model of 
how low-rise built form could be introduced on 
the northerly properties fronting Lewis Street 
because of their increased lot depths, as well 
as within the larger surrounding block and 
nearby residential neighbourhood. Although not 
proposed as a series of garden suites per se, 
the introduction of the proposed townhouses 
provides for an appropriate opportunity to 
introduce typologies of a similar scale and form 
in a consistent manner within the larger block 
meeting the objectives of achieving sensitive 
intensification in Neighbourhoods, as outlined 
in the City’s Expanding Housing Options in 
Neighbourhoods program and subsequent and 
ongoing Garden Suites Review.

Public and Private Realm Considerations
In terms of other urban design considerations, 
several public and private realm interventions 
have been incorporated into the design of the 
proposed development.  These interventions 
enhance the existing public realm along both 
streets onto which it fronts, while also introducing 
a new public park fronting Eastern Avenue and a 
central courtyard internal to the site that offers 
shared amenity to the residents and users of the 
building alike.

Along the Broadview and Eastern Avenue 
frontages, two forecourts are proposed acting as 
the “front porch” to the development.  The first 
forecourt takes advantage of the site’s prominent 
corner location and will feature a sculptural 
concrete ramp and stair system that incorporates 
integral seat walls.  These seat walls transform 
an otherwise utilitarian space, providing access 
to the main entrances to the residential lobby 
and retail space, into one where residents and 
pedestrians are invited to linger on site and enjoy 
the architecture, landscaping and uses provided, 
further animating the public realm at a variety 
of levels.  Stepping up approximately 1.0 metre 
above the sidewalk zone in order to accommodate 
the necessary flood proofing requirements, 
this ramp, stair and seat wall configuration 
provides a vantage point from which one can sit 
and look back towards the downtown skyline.

A second forecourt is proposed further north 
along Broadview Avenue at another entrance to 
the grade-related retail space and takes a similar 
configuration where the stair and ramp system 
incorporate seat walls to encourage pedestrians 
to linger on-site. Extending out from the second 
forecourt along the Broadview Avenue building 
frontage, stretches of proposed risers double 
as seat walls and are intermittently enhanced 
through the introduction of raised planting 
beds.  This landscape feature runs the length 
of the western edge of the building, providing 
increased visual interest and public amenity 
within the sidewalk zone.  Further, due to its 
position northeast of the expansive Broadview-
Eastern intersection, much of the sidewalk zone 
in the vicinity of the site is in direct sunlight 
from midday onwards, making this proposed 
landscape feature an inviting place for leisure 
use, from a micro-climactic perspective.   
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The sidewalk zone along Broadview Avenue is 
proposed to be widened from 3.4 metres to 
4.6 metres, improving the existing narrower 
condition through additional width, as well as 
enhanced hard and soft landscaping.  West 
of the pedestrian clearway and within the 
furnishing zone along Broadview Avenue, new 
tree plantings, raised planting beds and integral 
bench seating are proposed to provide visual 
interest and public amenity within the sidewalk 
zone while also providing separation from the 
adjacent roadway.  Coupled with these Broadview 
public realm enhancements is the introduction 
of a large, raised planting bed with several new 
trees and integral seat walls along the majority 
of the Eastern Avenue frontage.  In contrast to 
the narrow, uncomfortable sidewalk zone along 
the western edge of Broadview Avenue north of 
Eastern Avenue, or the existing condition of the 
sidewalk zone adjacent to the site, the landscaping 
and public realm improvements proposed within 
the sidewalk zone are significant and provide for 
a greatly improved pedestrian experience and 
overall condition along Broadview Avenue at this 
visually prominent intersection.     

As part of the proposed development, a 
466-square metre public park is also being 
introduced at the eastern edge of the site 
along Eastern Avenue.  With approximately 29.8 
metres of frontage along the street, this location 
provides for a high degree of visibility from within 
the surrounding public realm while also acting as 
a transitional space and neighbourhood amenity 
to the low-rise residential area east of the 
site.  Because of its rectilinear shape, the park 
will also be able to accommodate a variety of 
programmatic options, supporting both passive 
and active recreation opportunities for existing 
and new residents in the area surrounding the 
proposed development.  

Central to the design of the development 
and another provided amenity is the internal 
courtyard, which will also feature a high-quality 
landscaping program. In particular, the courtyard 
will be treated with brick-like decorative paving 
and will differentiate the courtyard from the 
public realm along Broadview and Eastern 
Avenues while remaining complementary in 
its materiality and aesthetic. Additionally, 

incorporated into the design of the courtyard 
are several seating areas for both visitors and 
residents of the proposed building, as well as 
planter beds with a variety of trees and shrubs. 
The central courtyard will be organized in such 
as fashion that each townhouse unit facing into 
the courtyard will have a semi-private front yard, 
providing an appropriate transition from the 
public shared space within the courtyard to the 
private entry space to each grade-related unit 
fronting onto the courtyard.

At the northern corner of the courtyard, a vertical 
playground is proposed to provide additional play 
space for families and young children as a shared 
amenity.  The introduction of this programming 
will further animate and enliven the central 
courtyard throughout all seasons of the year.

Overall, it is our opinion that the abovementioned 
aspects of the development proposal are 
appropriate, greatly enhance the public realm 
around the site, provide public amenity to the 
surrounding context and assist in the creation 
of a high-quality assembly of open spaces with 
which one can experience the development 
alongside its interesting and visually striking 
architectural design.  

Built Form Considerations
With respect to the applicable built form and 
urban design policies of the Official Plan, in 
particular, Policies 3.1.1(12), 3.1.1(13), 3.1.2(1), 
3.1.2(2), 3.1.2(3), 3.1.2(4), 3.1.2(5), 3.1.2(6), 3.1.2(7), 
3.1.2(8), 3.1.2(9), 3.1.2(10), 3.1.2(11), 3.1.2(13), 
3.1.3(1), 3.1.3(2), 3.1.3(3) 3.1.3(4), 3.1.3(5), 3.1.3(6) 
and 4.5(2), the proposed design will:
• complement the public realm adjacent to 

the site through the provision of the internal 
courtyard, which acts as an appropriately 
scaled, comfortable front yard condition to 
the townhouse block and grade-related units;

• provide attractive, comfortable sidewalk 
zones adjacent to the proposal, within which 
coordinated landscaping and tree planting, 
integrated street furnishings and decorative 
hardscaping are incorporated, in addition to 
thoughtfully designed stair and ramp system 
leading to building entrances from the public 
realm;
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• introduce an appropriately scaled mid-
rise form that relates well to the atypical, 
expansive widths of portions of the rights-of-
way onto which it fronts;

• locate and orient the proposed mid-rise 
building generally parallel to both adjacent 
public streets, and situate the proposed 
townhouse block such that its relationship to 
both the mid-rise building and existing low-
rise neighbourhood to the east is comfortable 
and  privacy between residential uses and 
access to sunlight is adequately maintained;

• locate primary building entrances so as to 
be visible and directly accessible from the 
public sidewalks along both Broadview and 
Eastern Avenues.  Thoughtfully designed stair 
and ramp systems along each frontage that 
integrate the approach to the building into the 
ground form and give prominence to building 
entrances;

• widen and upgrade the existing street 
frontages and sidewalks along the perimeter 
of the site through the development of a 
landscape plan that ensures the coordinated 
landscaping and streetscaping across the 
site;

• situate a balance of active ground floor uses, 
such as retail, amenity and lobby spaces, 
along the street frontages.  The incorporation 
of clear glazing into the building facades 
allows for views into and out of the building to 
the adjacent sidewalk zone;

• provide for comfortable wind conditions and 
employ suitable mitigation measures as per 
the findings of the Pedestrian Wind Comfort 
Assessment;

• feature several on-site open spaces to 
accommodate a variety of possible uses 
and activities for residents and pedestrians, 
with exposure to direct sunlight at various 
points throughout the day.  These include the 
proposed forecourts and seat walls integrated 
along each building frontage and the public 
park along Eastern Avenue; 

• feature a variety of indoor and outdoor 
amenity spaces, including the internal 
amenity courtyard, vertical playground area, 
and indoor amenity space on the ground floor 
to animate the Eastern Avenue sidewalk zone 
adjacent to the site.  These areas have been 
designed to offer areas of different sizes 
and use for multiple seasons with adequate 
access to daylight;

• locate the tallest building elements farther 
from the low-rise residential area to the 
east, stepping down in height and scale in an 
eastward direction through the introduction 
of the 3-storey townhouse block;

• provide appropriate separation to 
neighbouring properties both to the north and 
the east to maintain privacy within adjacent 
and proposed buildings, acknowledging the 
redevelopment potential of the lands to the 
north of the site with a prospective future 
mid-rise building;

• include a single driveway entrance from 
Broadview Avenue at the northwest corner 
of the site, minimizing interaction between 
pedestrians and vehicles accessing the site;

• internalize and screen from public view 
servicing and utility spaces and provide 
vehicle parking in an underground garage;

• include lower elements in comfortable 
proportion to adjacent streets, and with 
stepping to reduce the appearance of building 
mass from within the public realm and 
adjacent properties;

• respond appropriately to areas of lower 
intensity or open spaces adjacent to the site 
by providing a mix of building types onsite, 
gradually transitioning the height and scale 
of building elements from 12-storeys to 
3-storeys, while acknowledging the situation 
of the proposal within its broader emerging 
built form context; 

• break up the overall massing of the mid-
rise building through the application of 
materials, the shifting of building volumes 
and the incorporation of voids between these 
volumes; and,

• provide a unique building design that, through 
its scale, proportions, materiality, and rhythm 
of articulation creates a visually interesting 
focal point that fits well within its surrounding 
context.
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Mid-Rise Building Guidelines
Although the proposed mid-rise building is not 
technically subject to the City’s Mid-Rise Building 
Guidelines, insofar as the site is not located along 
an Avenue as identified in the Official Plan, regard 
has been paid to the Mid-Rise Building Guidelines 
given the proposed mid-rise building typology. 

• Performance Standard #1: Maximum 
Allowable Height recommends that the height 
of buildings on the Avenues be no taller than 
the width of the Avenue right-of-way, up to a 
maximum height of 11 storeys (36 metres).

 ○ The planned right-of-way widths of 
Broadview Avenue and Eastern Avenue are 
respectively 20 metres and 36 metres.  The 
proposed mid-rise building is 12 storeys, 
with a metric height of 39.97 metres.  The 
proposed building height slightly exceeds 
a 1:1 relationship between building 
height and right-of-way width of Eastern 
Avenue, generally maintaining the intent 
of this performance standard.  Further, 
as mentioned previously, the angled road 
alignment at the intersection of Broadview 
and Eastern Avenues significantly 
increases the perceived width of the right-
of-way up to approximately 85 metres at 
the widest point of the junction adjacent 
to the site.  When measured at a right 
angle from the property at the southeast 
quadrant of the intersection, the right-
of-way width exceeds a 1:1 ratio with the 
proposed mid-rise building height. With 
the site functioning as a view terminus from 
the west, it is our opinion that the proposed 
height is appropriate and desirable.    

• Performance Standard #2: Minimum Building 
Height recommends that all new buildings on 
the Avenues achieve a minimum height of 10.5 
metres (3 storeys) at the street frontage.

 ○ The proposal maintains the intent of this 
performance standard by providing a 
continuous 10.2-metre-tall base building 
(as related to the elevation of the sidewalk 
zone), with slightly varied expressions 
of this base along each frontage.  On 
Broadview Avenue, the building cantilevers 
out toward the front lot line above the base 
element.  Along Eastern Avenue, the base 
building element is set back 0.0 metres 
from the lot line, above which the building 
steps back 0.5 metres, and an additional 
1.0 metre above Level 6. 

• Performance Standard #3: Minimum Ground 
Floor Height recommends that ground floor 
heights should be a minimum of 4.5 metres 
(floor-to-floor, measured from average grade) 
to accommodate retail uses and provide 
sufficient clearance for loading areas.

 ○ The proposed ground floor and mezzanine 
levels have a cumulative height of 6.32 
metres, providing sufficient clearance for a 
variety of grade-related uses including the 
proposed retail uses and servicing/loading 
areas.

• Performance Standard #4A: Front Façade 
– Angular Plane states that the building 
envelope should allow for a minimum of 5 
hours of sunlight onto the Avenue sidewalks 
from March 21st to September 21st.

 ○ The proposal meets the intent of this 
performance standard by providing 
uninterrupted sunlight on the west side of 
Broadview Avenue, commencing around 
11:18 AM.   Due to its position northeast of 
the Broadview-Eastern intersection, there 
is at minimum 5 hours of sunlight along the 
sidewalks directly adjacent to the site. 
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• Performance Standard #4B: Front Façade: 
Pedestrian Perception Step-back: An 
additional step-back may be appropriate for 
buildings taller than 7 storeys in height as a 
means of mitigating the perception of height 
on the Avenue. The minimum step-back 
dimension is 1.5 metres. For streets with right-
of- way larger than 23 metres, an additional 
Pedestrian Perception step-back should be 
considered between the third floor and the 
80% height of the façade.

 ○ Along Broadview Avenue, a 1.5-metre 
stepback is proposed above Level 6, 
and along Eastern Avenue, a 0.5-metre 
stepback is proposed above Level 2, with 
an additional 1.0-metre stepback (totaling 
a 1.5-metre stepback) above Level 6. 

• Performance Standard #4C: Front Façade: 
Alignment recommends that the front street 
wall of mid-rise buildings should be built to 
the front property lines or applicable setback 
lines.

 ○ The façades of the proposed mid-rise 
building are generally parallel to both 
Broadview Avenue and Eastern Avenue.  
Along Eastern Avenue, where the existing 
sidewalk zone is of a generous width, 
the building is built to the lot line. Along 
Broadview Avenue, the proposed mid-rise 
building is set back at grade so as to enlarge 
the sidewalk zone from 3.4 metres in width 
to 4.6 metres, improving the condition 
along the western edge of the site.

• Performance Standard #5A: Rear Transition to 
Neighbourhoods: Deep Properties suggests 
that transition for deep properties and areas 
designated Neighbourhoods, Parks and 
Open Space Areas, and Natural Areas to the 
rear should be created through setback and 
angular plane provisions.

 ○ The proposed built form provides an 
appropriate transition to the low-rise 
residential neighbourhood to the east 
through the application of angular planes, 
stepping in the scale of built form on 
the site, as well as spatial separation 
between proposed and existing buildings, 
as described in Section 5.6 above in this 
report. 

Performance Standard #6: Corner Sites: Heights 
and Angular Planes recommends the front angular 
plane and heights that apply to the Avenue 
frontage also apply to the secondary street 
frontages to prevent awkward transitions around 
corners where the right-of-way is a different 
width. Consistent stepbacks are provided around 
the corner of the buildings.

 ○ The site is technically located at a corner, 
but it is also a view terminus from the west 
situated at an atypical intersection of two 
arterial roads where the street configuration 
augments the perceived width of each 
right-of-way in the vicinity of the site.  
Neither frontage presents as primary or 
secondary because of the configuration of 
the site and the vantage point from which 
the site is approached. As such, in order 
to prevent awkward transitions across the 
building from the Eastern Avenue frontage 
to the Broadview Avenue frontage, or visa 
versa, the building height is proposed 
to remain continuous around the corner 
and across each frontage.  Further, the 
shifting of the massing volumes across the 
corner and the careful placement of the 
voids between massing volumes assists 
in fulfilling the objective of preventing 
awkward transitions from one frontage 
to another by incorporating the transition 
into the building design itself.

• Performance Standard #7A: Minimum Sidewalk 
Zones recommends a minimum sidewalk 
dimension of 6.0 metres for a right-of-way 
greater than 30 metres.

 ○ Along Eastern Avenue, which has a planned 
right-of-way width in excess of 30 metres, 
the building is set back approximately 5.0 
metres from the existing sidewalk, and 
approximately 7.5 metres from the roadway 
curb.  Along Broadview Avenue, which has 
a planned right-of-way width of 20 metres, 
the sidewalk zone will be expanded from 
3.4 metres in width to 4.6 metres through 
the redevelopment of the site, improving 
the condition along the western edge of 
the site.
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• Performance Standard #7B: Streetscapes 
recommends that Avenue streetscapes 
provide the highest level of urban design 
treatment to create beautiful, safe and 
accessible pedestrian environments and 
great places to shop, work and live.

 ○ The proposal provides decorative paving 
treatment, coordinated landscaping, an 
integrated stair-ramp system with seat 
walls, and active uses lining both street 
frontages which contribute to a pleasant 
and attractive pedestrian environment 
around the building.

• Performance Standard #8A: Side Property 
Line: Continuous Street Walls recommends 
that mid-rise buildings should be built to 
the side property lines for no less than 10.5 
metres of building height and up to 6 storeys.

 ○ At its north and southeast, the mid-rise 
building is proposed to be built to the side 
lot lines.  Above Level 6, the building steps 
back from the north 3.6 metres and from 
the southeast 1.5 metres.

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

 ○ Blank walls are proposed at the north 
and southeast facades of the building.  
To mitigate the impacts of blank side 
walls, however, the building materiality 
and articulation will be treated in a 
complementary manner to the character 
of the main building façade fronting 
Broadview and Eastern Avenues.

• Performance Standard #8C: Side Property Line: 
Step-backs at Upper Storeys recommends 
that there should be breaks at upper storeys 
between new and existing mid-rise buildings 
that provide sky views and increased sunlight 
access to the sidewalk.  This can be achieved 
through side step-backs at the upper storeys.

 ○ Breaks at the upper storeys of the building 
are provided above Level 6, where the 
building steps back from the north 3.6 
metres and from the southeast 1.5 metres.

• Performance Standard #8D: Side Property 
Line: Existing Side Windows recommends 
that existing buildings with side wall windows 
should not be negatively impacted by new 
developments.

 ○ The existing adjacent house form building 
with south-facing windows to the north of 
the site will be separated from the lower 
floors of the proposed mid-rise building 
by more than 11.0 metres. Because no 
north-facing windows are incorporated in 
the design of the development proposal, 
there will be no direct overlook or privacy 
concerns between the two buildings.

• Performance Standard #9: Building Width – 
Maximum Width recommends that building 
frontages more than 60 metres in width be 
articulated or broken up to ensure that facades 
are not overly long. Recommendations include 
creating multiple buildings and breaking up 
the facades through the use of vertical breaks 
and step-backs.

 ○ The massing of the proposed mid-rise 
building is well articulated, with shifting 
volumes and breaks between volumes 
providing visual interest along each of the 
Broadview and Eastern Avenue frontages.

• Performance Standard #14: Exterior Building 
Materials recommends that buildings utilize 
high quality materials selected for their 
permanence, durability and energy efficiency.

 ○ The materials proposed are high quality 
and the proposal meets the standards 
provided in the Toronto Green Standards 
Checklist.

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

 ○ The proposal incorporates well-articulated 
and appropriately scaled facades at and 
above grade.

• Performance Standard #16B: Mid-block 
Vehicular Access recommends that for 
mid-block sites without rear lane access, a 
front driveway may be permitted, provided 
established criteria are met.
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 ○ The location of the proposed driveway 
access to the site is directly adjacent to 
the east-west laneway access existing 
between 53 and 55 Broadview Avenue,  
As recommended in this performance 
standard, the driveway is contained within 
the building massing with additional 
floors built above the driveway.  Further, 
it is located as far as possible from the 
Broadview-Eastern intersection.

• Performance Standard #17: Loading & 
Servicing recommends integrating loading, 
servicing and utility functions within the 
interior of a building at the rear whenever 
possible.

 ○ All servicing, loading and utility functions 
will be fully integrated and enclosed within 
the proposed mid-rise building, accessed 
from the driveway from Broadview Avenue 
at the northwest corner of the site.

• Performance Standard #18: Design Quality 
recommends that mid-rise buildings reflect 
design excellence and green building 
innovation, utilizing high-quality materials 
that acknowledge the public role of the 
Avenues.

 ○ The materials proposed are high quality 
and the proposal meets the standards 
provided in the Toronto Green Standards 
Checklist.  The material palette is varied 
and complementary to its surroundings, 
providing significant visual interest through 
the introduction of the development 
proposal.

Townhouse and Low-Rise Apartment 
Guidelines
The proposed development has had regard for 
the City’s Townhouse and Low-Rise Apartment 
Guidelines. Greater detail with respect to the 
specific design measures necessary to address 
the Townhouse and Low- Rise Apartment 
Guidelines will be provided through the Site 
Plan approval process. However, the following 
key elements are identified at this time in the 
submitted site plan and landscape plan with the 
application:

• Safe, comfortable and direct access to the 
proposed townhouse block is provided both 
internally through the mid-rise building 
residential lobby as well as via a walkway along 
the northern building face from Broadview 
Avenue.  Both means of access lead to the 
central courtyard onto which the single 
townhouse block fronts (Guideline 3.1);

• Shared outdoor amenity space is provided in 
the form of the central courtyard onto which 
the townhouse block fronts.  Private outdoor 
amenity space in the form of rear yards east 
of the townhouse block is provided for each 
townhouse unit (Guideline 3.2);

• The proposed townhouse block is located 
internally within the site, framing the eastern 
edge of the central amenity courtyard.  This 
space is a focal point within the overall 
development scheme and will be treated 
with coordinated soft and hard landscaping, 
and programmed for year-round activity 
(Guideline 3.3);

• Underground parking, garbage storage spaces 
and servicing/utility areas are proposed to 
be located internally within the mid-rise 
building and screened from public view, with 
consolidated vehicular access to these spaces 
separated from the open space onto which the 
townhouse block fronts (Guideline 3.4);

• The proposed 3-storey townhouse block 
presents itself as a mediating built form 
between the differing scales of the proposed 
mid-rise building to its west and the low-
rise residential neighbourhood to its east, 
providing a harmonious fit within its existing 
surroundings and serving as an example of 
the way in which low-rise residential built 
form could be introduced on the northerly 
properties fronting Lewis Street because of 
their increased lot depths (Guideline 4.1);
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• The townhouse block is situated 12.5 metres 
from the proposed mid-rise building to its 
west, and between approximately 8.8 metres 
and 14.7 metres from the easterly low-rise 
house form buildings fronting Lewis Street, 
which have varying depths.  The proposed 
relationship between the townhouse block 
and the adjacent buildings is appropriate 
given the scale of each built form and the 
separation distances to the east and west of 
the townhouse block.  In our opinion, there 
are no issues in either condition related to 
privacy or overlook between residential units 
(Guideline 4.2);

• Front doors to the townhouse units are 
clearly visible and directly accessible from 
the outdoor amenity courtyard and internal 
walkway within the site.  The central courtyard 
will be organized in such as fashion that each 
townhouse unit facing into the courtyard will 
have a semi-private front yard with proposed 
landscaping and integrated bench, providing 
a spatial transition to the private townhouse 
unit entries  (Guideline 4.3);

• The private outdoor amenity space adjacent to 
the townhouse block has been designed and 
programmed to take advantage of the direct 
sunlight within the courtyard, locating the 
vertical playground at the northwest corner 
of the shared outdoor amenity area (Guideline 
4.4);

• The proposed townhouse block relates directly 
to the central outdoor amenity courtyard in 
that entry to the townhouse units is proposed 
at the same elevation as the courtyard, 
assisting in the overall animation and 
activation of the courtyard space(Guideline 
4.5);     

• A landscape plan has been submitted with the 
application that illustrates the coordinated 
landscaping and hardscaping throughout 
the entire development site.  In particular, 
trees and planting beds have been proposed 
within the central courtyard intermittently 
adjacent to the entrances of the proposed 
townhouse units and grade-related units 
within the eastern base of the proposed mid-
rise building (Guideline 5.1); and,

• Variation in design, materials and articulation 
of the townhouse block facades will be 
complementary to the design and material 
palette of the proposed mid-rise building on 
site, creating visual interest and cohesion 
from the open space within the site and as 
visible from adjacent neighbouring properties 
(Guideline 5.3).

5.8 Transportation
An Urban Transportation Considerations report 
has been prepared by BA Group Ltd. The key 
findings can be summarized as follows:

Transportation Context
The Site presently consists of ten residential 
homes along Broadview Avenue of 2- to 3- storeys 
in height, in addition to a Downtown Hyundai 
Toronto car dealership at the northeast quadrant 
of Broadview Avenue  and Eastern Avenue. The 
existing site condition includes car parking 
through an existing laneway/driveway in between 
53 and 55 Broadview Avenue. The driveway to the 
parking lot is marked with signage for tenants 
only of the residential homes along Broadview 
Avenue.

The subject site is located adjacent to existing 
public sidewalks to allow for pedestrian 
movement, cycling facilities, and streetcar 
services including 501 Queen Streetcar, 503 
Kingston Road Streetcar, 504 King Streetcar 
and the 505 Dundas Streetcar. In addition 
to existing transit, the site is located within 
approximately 300 metres of the planned East 
Harbour Transit Hub, which will feature a new 
Ontario Line/SmartTrack Station, in addition to 
the Broadview Avenue south extension allowing 
for an improvement in overall connectivity. 

Furthermore, there are numerous shared 
mobility, cycling and pedestrian infrastructure 
and services that help support sustainable 
transportation use within the surrounding area.
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Vehicular Parking
Application of the City of Toronto Zoning By-law 
569-2013 (all other areas) parking standards to 
the proposed development would require the 
provision of 415 parking spaces. The proposed 
development will provide less parking than is 
required by the Zoning By-law 569-2013 (all other 
areas). Approximately 102 total parking spaces 
are proposed, consisting of 82 residential parking 
spaces and 20 non-residential parking spaces.

Based on a review of City and provincial policies, 
declining trends of automobile usage, recent 
parking approvals and parking demand data, 
along with the site’s location and the suite of 
proposed Transportation Demand Management 
(“TDM”) measures, the proposed new residential 
building will not need the level of the parking 
supply required by Zoning By-law 569-2013.

Transportation Demand Management
A Transportation Demand Management Plan 
for the site is proposed to guide the provision 
of viable alternative personal transportation 
options beyond the single-occupant, private 
automobile. The suite of TDM strategies under 
consideration will promote the use of more active 
and sustainable transportation modes, respond 
to the mobility needs of residents, and visitors to 
the site, and reduce dependence on the private 
automobile.

Four specific objectives define the policy 
framework for the TDM Plan:

• Encourage the use of alternate travel modes 
(transit, cycling, walking);

• Increase ride sharing and vehicle occupancy;

• Shift travel to off-peak periods; and

• Reduce vehicle kilometres travelled.

The site context provides for access to 
public transit services and good pedestrian 
connectivity. While strong opportunities exist 
in the area’s infrastructure to accommodate 
sustainable transportation practices, the ability 
to fully leverage these opportunities is important 
for ensuring the success of the proposed TDM 
strategies. The proposed TDM strategies are 
outlined below. 

• Reduction in vehicle parking supply; 

• Unbundling of parking spaces and residential 
units;

• Pre-paid PRESTO cards for first-time residents 
of each dwelling unit;

• Meet and exceed Tier 1 TGS bicycle parking 
requirements; 

• Provision of a bicycle repair station; 

• Travel information brochures; 

• Community marketing and outreach; 

• Monitoring program to assess the performance 
of TDM measures;

• Improved pedestrian sidewalk condition; and

• Explore partnerships with Toronto Bike Share; 

It is important to note that these TDM strategies 
will be continuously refined throughout the 
application process. 

Bicycle Parking
Application of Zoning By-law 569-2013 and the 
Toronto Green Standard (“TGS”) Zone 1 – Tier 
1 bicycle parking standards to the proposed 
development requires the provision of 340 
bicycle parking spaces, including 306 long-term 
and 34 short-term bicycle parking spaces.

It is proposed to provide a bicycle parking supply 
of 350 bicycle parking spaces, including 310 long- 
term and 40 short-term bicycle parking spaces. 
The 40 short-term bicycle parking spaces are to 
be located outdoors at-grade and the 310 long-
term bicycle parking spaces are to be located 
within secured storage rooms at grade and in the 
underground parking garage accessed from the 
existing site driveway off Broadview Avenue. The 
proposed bicycle parking supply will exceed the 
requirements of the Zoning By-law 569-2013.
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Loading
Application of City of Toronto Zoning By-law 
569-2013 loading standards to the proposed 
development requires the provision of one Type 
‘G’ loading space with sharing provisions.

The proposed development includes one Type 
‘G’ loading space located at-grade along the 
north face of the building. Loading access is 
to be provided from the existing driveway off 
Broadview Avenue. The proposed loading supply 
meets the Zoning By-law 569-2013 requirements.

Multi-Modal Travel Demand 
Forecasting
Travel demand forecasts for residential-related 
person trips have been developed from a “first 
principles” approach using person trip making 
characteristics. Based on the unit occupancy, 
non-auto residential travel demand (i.e. transit, 
walking and cycling trips) is forecast to be in the 
order of 135 and 105 two-way trips in the weekday 
morning and afternoon peak hours, respectively.

Understanding the nature of the proposed retail 
uses and the expected travel characteristics 
associated with retail-related person trips, the 
analysis assumes no additional traffic allowances 
for the retail component of the site during the 
weekday morning and afternoon peak hours.

In summary, 210 and 160 two-way person trips 
are forecasted for the proposed development 
during the weekday morning and afternoon peak 
hours, respectively. Furthermore, a total of 65 
and 45 two-way vehicle trips are anticipated 
during the weekday morning and afternoon peak 
hours, respectively.

Vehicle Travel Demands
The existing site condition currently generates 
approximately 10 trips at the existing site 
driveway during the weekday morning and 
afternoon peak hours. 

Area background developments included in 
the travel analysis comprised a total of 969 
residential units, 11,128 square metres of retail 
space and 53,793 square metres of office space. 
In addition, a 1% per annum traffic growth rate 
was assumed along Broadview Avenue and 
Eastern Avenue corridors during the weekday 
morning and afternoon peak hours, for a 5-year 
horizon to 2026.

The net-new site vehicular trips generated by 
the proposed development are in the order of 55 
and 35 two-way vehicle trips during the weekday 
morning and afternoon peak hours, respectively.

Traffic Operations Review
Under existing traffic conditions, all signalized 
intersections in the study area operate at 
acceptable level of service with overall volume-
to-capacity (“v/c”) ratios of 0.76 or better in the 
weekday morning and afternoon peak hours. 
Under future background traffic conditions, 
all signalized intersections in the study area 
continue to operate at acceptable level of service 
with overall v/c ratios of 0.78 or better in the 
weekday morning and afternoon peak hours. 
Under future total traffic conditions, all signalized 
intersections in the study area continue to 
operate at acceptable level of service with overall 
v/c ratios of 0.79 or better in the weekday morning 
and afternoon peak hours.

Under existing, future background and future total 
traffic conditions, all unsignalized intersections 
and site driveway access in the study area 
operate acceptably with turning movement level 
of service generally in the level of service (“LOS”) 
A to E range during the weekday morning and 
afternoon peak hours.

Based upon the above, the proposed development 
plan can be reasonably accommodated from a 
traffic operations perspective.
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5.9 Servicing 
A Functional Servicing Report and Stormwater 
Management Report have been prepared by WSP. 
The key findings can be summarized as follows:

Water Supply
The proposed development will be serviced by 
the existing 300mm diameter watermain on 
Broadview Avenue. Hydrant flow test results had 
been completed on April 27, 2021 (see Appendix 
B of the WSP Functional Servicing Report). A 
domestic and fire flow calculation for the proposed 
development has been completed (see Appendix 
A of the WSP Functional Servicing Report). The 
analysis indicates that the existing watermain 
is adequate to support the fire and domestic 
demands of the proposed development. Sizing 
and location of the water service connection will 
be further coordinated with the other consultants 
at the detailed design stage.

Sanitary Sewage
The estimate of the total post-development 
peak sanitary flow from the site is 14.81 L/s, 
including the groundwater discharge. A single 
service connection has been proposed to convey 
sanitary sewage to the existing 450mm diameter 
combined sewer on Broadview Avenue.

Both existing 450mm combined sewer (where 
proposed sanitary flow will be discharged 
to) and existing 450mm storm sewer (where 
proposed storm flow will be discharged to) 
eventually discharge to the 1,650mm low-level 
interceptor (“LLI”) sewer on Sunlight Park Road. 
The total 2-year flows to the LLI will be reduced 
in the post-construction conditions and meet 
the requirement of Ministry of Environment, 
Conservation and Parks (“MECP”) Procedure F-5-
5. The downstream analysis, therefore, has been 
conducted up to the 450mm combined sewer 
within Broadview Avenue.

As per the Hydrogeological Investigation 
completed by WSP, groundwater discharge 
for short-term construction dewatering and 
permanent dewatering systems are expected 
to be required. Groundwater will be discharged 
to the municipal combined sewer. Additional 
hydrogeological assessment will be conducted 
to confirm if a quality treatment is required prior 
to discharging to the combined sewer.

Storm Drainage
Minor storm drainage will be captured by on-
site collection points and conveyed to the 
underground stormwater storage which will be 
designed to store up to 100-year storm event. 
Stormwater will then be discharged to the existing 
450mm municipal storm sewer on Broadview 
Avenue at or below an allowable release rate. 
Major storm flows (greater than 100-year storm 
event) will be conveyed overland.

• Water Balance – A sump volume of 10.5 m3 
will be provided in an isolated portion of the 
cistern to store the required 9.08 m3 water 
balance retention volume for application on 
site.

• Water Quality – Stormwater runoff from 
the proposed roof areas is considered clean 
and expected to leave the site effectively 
unchanged in terms of water quality. Additional 
water quality measures are not recommended 
for the site.

• Erosion Control – The site is below the 2.0 
ha erosion control guideline and the on-
site minimum retention of the 5 mm rainfall 
event is achieved under the water balance 
criteria; therefore no further measures are 
recommended.

• Water Quantity – The use of a stormwater 
cistern fitted with an orifice tube will ensure 
that the peak offsite discharge rates to 
municipal storm sewers will be below the 
allowable maximum rate defined in the City 
of Toronto Wet Weather Flow Management 
Guidelines (“WWFMG”) for all storms up to and 
including the 100-year event originating from 
any at-grade impervious areas. The proposed 
stormwater management strategy addresses 
all stormwater management related impacts 
from the project and satisfies the intent of the 
City of Toronto WWFMG.

Site Grading
The site grading will be designed to direct minor 
storm flows to the underground stormwater 
storage and overland flow (above 100-year storm 
event) to the municipal right-of-way. Building 
and pedestrian area elevations will be further 
coordinated to provide the flood protection.
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5.10 Flood Hazard Analysis 
A Flood Hazard Analysis letter has been prepared 
by WSP. The key findings can be summarized as 
follows: 

The site currently lies within the Regulatory 
Floodplain of the Don River. In accordance with 
guidance established within the 2020 PPS, 
development and/or site alteration will not be 
permitted within an area impacted by flooding 
hazards. Notwithstanding, the site falls within the 
lands governed by the Lower Don Special Policy 
Area of the City of Toronto Official Plan. Section 
2.68 of the Official Plan states that development 
may be permitted within the policy area provided 
that the development is flood protected to the 
1:350-year flood elevation. 

WSP has reviewed available record documents and 
models provided by the City and the Toronto and 
Region Conservation Authority. It is noted that in 
the TRCA’s proposed MIKE Flood hydraulic model, 
the site will no longer be impacted by or located 
within the Don River Regulatory Floodplain. This 
is largely a result of the construction of the 
proposed Flood Protection Landforms project as 
a part of the East Harbour redevelopment, located 
south of the site. Due to the uncertain timeline of 
the implementation of the FPL at the East Harbour 
site, and the construction timing of the site, the 
evaluation of the current flood hazard on the site 
using the TRCA’s existing conditions MIKE Flood 
model was the primary focus of the WSP analysis.

This study further characterizes an updated 
scenario of the MIKE Flood model that includes 
the site under post-development conditions, 
based on the TRCA existing conditions MIKE 
Flood model at Don River. The proposed condition 
of the site will be included in flood inundation 
mappings.  Additionally, a rerun of TRCA’s MIKE 
Flood model for Lower Don River was conducted 
with the main objective to get inundation results 
which provides the 1:350- year and regional 
storm event water levels in order to establish a 
minimum building elevation (or finished floor 
elevation) for the proposed development. 

Under proposed conditions, the 1:350-year and 
Regional event water elevations on Broadview 
Avenue are lower than minimum finished floor 
elevation (“FFE”) of 79.88 m. This is the highest 
water level during Regional storm event under 
the existing condition with an additional 0.30 m 
of freeboard. The following assumptions to the 
TRCA MIKE model in place:

• It is assumed all proposed elevations within 
the site property boundary will be a minimum 
of 79.88 m, which is also the minimum building 
FFE elevation; 

• The revised 3D mesh representing the 
proposed condition - a minimum site-wide 
floodproofing elevation of 79.88 m – are the 
only revisions made to elevations within the 
3D mesh. All elevations outside of the property 
boundary remain unchanged from the existing 
conditions; and

• The 2D (MIKE 21) and 1D (MIKE 11) models were 
coupled to run the MIKE Flood model under 
the proposed condition scenario.

The water elevations under proposed conditions 
to the west and east of the site boundary will be 
lower than the minimum building elevation (FFE 
of 79.88m). As a result, there are no flood impacts 
within the property boundary under both the 
1:350-year and the Regional event.

Therefore, the requirements of the City of Toronto 
Lower Don Special Policy Area have been met on-
site, independent of the implementation timeline 
of the Flood Protection Landforms at the East 
Harbour redevelopment site.
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5.11 Natural Heritage Impact 
Study

In addition to the Flood Hazard Analysis outlined 
above in Section 5.10, WSP also undertook a 
Natural Heritage Impact Study given the site’s 
location in proximity to the Don River Valley, 
which is part of the City of Toronto Natural 
Heritage System (“NHS”). The key findings can be 
summarized as follows:

Existing Conditions

Physiography and Drainage

The ground surface of the study area is generally 
flat with some paved asphalt parking lots. The 
site is generally impervious with the exception 
of the gravel laneway and a narrow landscaped 
grass strip consisting of mowed lawn and planted 
trees south of the existing car dealership at 
the northeast corner of Broadview Avenue and 
Eastern Avenue. The planted areas are generally 
characterized by highly compacted soils and 
poor vegetation growth.

Vegetation

Due to the highly urbanized nature of the site, 
vegetation cover is minimal. There was 1 mature 
Silver Maple tree located at the easterly limit of 
the gravel laneway and overall, vegetation was 
limited. Scattered native and non-native species 
included: Common Buckthorn, Staghorn Sumac, 
Manitoba Maple, Eastern White Cedar and Tree-
of-Heaven. A row of planted Norway Maple trees 
and 1 Thornless Honeylocust  was situated 
adjacent to the car dealership parking lot.

Wildlife

Visual observations of wildlife and / or wildlife 
evidence at the subject site included common 
mammals and birds found in urban areas. As some 
species will use buildings for nesting or roosting, 
a visual search within the structures was also 
conducted to the suitability of the buildings on 
the site as potential habitat for wildlife.

Only one species at risk (“SAR”) was observed 
during the visual inspection of the subject site. 
Monarch, a species listed as Special Concern 
on the SARO List, was observed adjacent to 
the gravel parking lot area behind the row of 
abandoned houses.

Assessment of Impacts

Natural Heritage System 

There were no rare or uncommon plant species 
observed within the subject site. Monarch 
butterfly was the only sensitive wildlife species 
recorded at the site. Individuals are not 
anticipated to be harmed due to their ability to 
move away from disturbance. Other species 
observed are common species. The NHS occurs 
off-property well beyond the westerly boundary 
of the development. There is no expected 
interaction between the development and the 
NHS associated with the Don River. Therefore, 
there are no anticipated impacts to the NHS from 
the proposed development.

Development Site 

The development site occupied by existing 
structures and paved or gravel surfaces with 
no natural heritage features. One mature Silver 
Maple is situated adjacent to the gravel parking 
lot at the rear of the abandoned houses and will 
require removal. Other trees and / or shrubs that 
are situated within the development footprint and 
will require removal include: Common Buckthorn, 
Staghorn Sumac, Manitoba Maple, Eastern White 
Cedar and Tree-of-Heaven. Trees that are located 
behind residential fencing associated with the 
properties fronting Lewis Street may have Tree 
Protection Zones (“TPZs”), or driplines that 
overlap with the area proposed for impact. 

A few young Norway Maple and Thornless 
Honey-locust trees are planted in the grass 
boulevard fronting on Eastern Avenue. Common 
bird species were observed, but no nests and / 
or nesting evidence was evident. There was one 
brick chimney atop 53 Broadview Avenue, which 
may provide habitat for Chimney Swift, but there 
is a low potential for this species to be using the 
site.
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Mitigation
The following general mitigation measures that 
will be implemented in order to minimize impacts 
to vegetation, retained trees, associated habitat 
features, and wildlife within and adjacent to the 
proposed development:

Project Planning
• An Emergency Response Plan is to be 

developed and implemented  immediately in 
the event of a sediment release or a spill of a 
deleterious substance. 

• The limit of any area to be disturbed will be 
clearly marked prior to the commencement of 
the work and the markings will be maintained 
for the duration of the contract.

Operation of Machinery
• Machinery must arrive on site in a clean 

condition and maintained free of fluid leaks.

• Any wildlife encountered during construction 
will not be knowingly harmed. Animals within 
the construction zone will be allowed to move 
away from the area on their own and if they 
do not, the Contract Administrator shall be 
notified.

Migratory Bird Protection 
• To reduce the possibility of contravention of 

the Migratory Birds Convention Act (“MBCA”), 
vegetation and buildings removal should be 
scheduled to occur outside of the overall bird 
nesting season of April 1 to August 31. Some 
birds may nest before and after this peak 
bird nesting season due to annual seasonal 
fluctuations. If a nest of a migratory bird is 
found within the construction area outside of 
this nesting period it still receives protection.

 ○ In addition to the bird nesting season, tree 
and building removals should also occur 
outside of the active period for bats. To 
protect against potential impacts to bats, 
buildings should be removed between 
October 1 to March 31.

• If vegetation must be removed during the 
overall bird nesting season:

 ○ Nest and nesting activity searches will 
be conducted in areas defined as simple 
habitat by a qualified Biologist no more 
than 24 hours prior to vegetation removal. 
Nesting activity will be documented when 
it consists of confirmed breeding evidence.

 ○ If an active nest or confirmed nesting 
activity of a migratory bird is observed in 
simple habitat, regardless of the timing 
window recommended, a species-specific 
buffer area following Environment and 
Climate Change Canada’s (“ECCC”) 
guidelines will be applied to the nest or 
confirmed nesting activity wherein no 
vegetation removal will be permitted until 
the young have fledged from the nest. The 
radius of the buffer will depend on species, 
level of disturbance and landscape context, 
which will be confirmed by a qualified 
Biologist, but will protect a minimum of 10 
metres around the nest or nesting activity

• The results of all nest searches will be 
documented at the end of each survey 
day, including information on the searcher, 
date, time conducted, weather conditions, 
habitat type, vegetation community 
type, observations of breeding activity, 
observations of confirmed nests including co-
ordinates, and, if required, the buffer applied 
to identified breeding / nesting sites.

• If vegetation removal must occur in complex 
habitats within the above-listed timing 
windows and absolutely cannot be avoided, 
the best management practices, such as 
nest and nesting activity searches will be 
undertaken.

Tree Preservation and Protection
• Trees where construction limits will either 

encroach into the Tree Protection Zone or will 
be within close proximity of the TPZ and / or 
dripline, will require tree protection hoarding. 
Standard Tree Protection Measures will be 
implemented during the construction period.  
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5.12 Community Services 
and Facilities 

A Community Services and Facilities Study 
(“CS&F Study”) was prepared by Bousfields 
Inc. to provide a review of the key community 
services and facilities that are available to 
residents in the vicinity of the subject site, and 
to identify any service gaps based on current 
capacities, neighbourhood demographics and 
nearby development activity. The CS&F Study is 
attached as Appendix A. 

Key services within and adjacent to the Study Area 
include, but are not limited to 8 publicly funded 
schools, 33 childcare centres, 3 community 
recreation centres, 4 libraries and at least 20 
human service organizations. The CS&F Study 
concludes that there is a wide range of existing 
services and facilities within the Study Area. In 
addition, the CS&F Study concludes that the 
proposal is not expected to significantly impact 
the demand on new community services and 
facilities in the Study Area.  However, one area 
of potential deficiency is with respect to school 
capacity. Data provided by the Toronto District 
School Board (TDSB) showed limited capacity 
to accommodate additional public secondary 
students. While the reported statistics and data 
related to service capacity and enrolment are 
subject to change, the report concludes that this 
sector may not have the necessary capacity to 
accommodate all of the additional population 
that would be generated by the proposed 
development, amongst others proposed for 
the Study Area. As such, the needs of future 
residents may need to be accommodated, in part, 
at facilities located outside of the Study Area.

The existing range of services and facilities which 
currently exist in the Study Area will be further 
enhanced by the new public park contemplated 
by the proposed development. Furthermore, as 
per the policies set out in the Official Plan, new 
community service and facility needs will be 
assessed and secured on a case-by-case basis 
through a Section 37 contribution.



6 Conclusion



The proposed redevelopment of the subject 
site will appropriately intensify an underutilized 
site, which is currently occupied by ten derelict 
residential dwellings and an automotive 
dealership. Particularly, the proposal will introduce 
a 12-storey mixed-use residential building and 
block of 3-storey courtyard-facing townhouse 
units to the site, along with a new public park of 
approximately 466 square metres. 

Intensification of the subject site is supported 
by the applicable planning policy framework, 
including the Provincial Policy Statement, the 
Growth Plan and the City of Toronto Official 
Plan, all of which support the intensification of 
underutilized sites within built-up urban areas, 
particularly those which are close to transit. In 
this respect, the proposed redevelopment of the 
subject site will provide new retail and service 
commercial amenities and a diverse range of 
new housing within a “strategic growth area” 
and a “major transit station area” as defined by 
the 2019 Growth Plan, given the site’s location 
within approximately 250 metres from the 
planned East Harbour Transit Hub to the south. 
The East Harbour Transit hub will provide future 
connections along four “higher order transit” 
lines including the GO Transit Lakeshore East and 
Stouffville lines, the Ontario Line and SmartTrack. 

From a land use perspective, the proposed 
development supports the achievement of 
numerous policy directions promoting, most 
notably, the creation of complete communities by 
providing a mix of low- and mid-rise housing forms, 
including walk up townhouse units, adjacent to 
existing and new public parks, within immediate 
walking distance and visibility to a major “higher 
order transit” interchange in the East Harbour 
Transit Hub. The proposal is also supportive 
of Official Plan policies which encourage new 
housing supply though intensification and 
sensitive infill in Neighbourhoods. Through a 
partial redesignation to W, the subject site would 
become consistent with the land use framework 
and planned context Broadview Avenue and 
surrounding lands, which anticipates mixed-use 
intensification. To that end, the proposal will 
contribute to the creation of an attractive, safe 
and comfortable pedestrian environment that 
encourages walking, strengthens local retailing 
and promotes the use of public transit and active 
transportation.

From an urban design and built form perspective, 

the proposed built form and massing is 
contextually appropriate and will fit well within 
the existing and emerging built form context,  in 
addition to providing an appropriate and gradual 
transition to the nearby low-rise residential 
neighbourhoods. In terms of the public realm, 
the proposed development will enhance the 
pedestrian sidewalk along Broadview Avenue and 
Eastern Avenue through a variety of landscaping 
improvements and tree planting, in addition 
to the provision of several public gathering 
and seating spaces that have a high degree of 
visibility and prominence to the site’s street 
frontages. Furthermore, the proposal has been 
designed to be in keeping with the urban design 
policies of the Official Plan as well as satisfies 
the intent and objectives of the Mid-rise Building 
Guidelines and the Townhouse and Low-Rise 
Apartment Guidelines.

In summary, it is our opinion that the proposal will 
result in an appropriate and desirable use of the 
subject site and represents good planning and 
urban design. As such, we recommend that the 
proposed Official Plan Amendment and Zoning 
By-law Amendment application be approved.
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1.0 Overview
This Community Services and Facilities (“CS&F”) Study was prepared by Bousfields Inc. to provide a 
review of the key community services and facilities that are available to residents in the vicinity of a 
4,655 (0.46 hectare) property municipally known as  21-53 Broadview Avenue, 344 Eastern Avenue and 
18-34 & 40 Lewis Street, in the City of Toronto (the “subject site”). Key services in the vicinity of the 
subject site include publicly funded schools, childcare facilities, public libraries, parks, community 
recreation centres and human services. The purpose of this report is to identify the range of existing 
CS&F resources that are available within the Study Area, as defined in Section 1.4 below, to evaluate the 
ability of these services to accommodate growth, to identify any existing priorities and to determine 
the demand for new services resulting from the development proposal for the subject site. 

1.2 Proposed Development
The proposed development of the subject site contemplates the redevelopment of the northeast 
corner of Broadview Avenue and Eastern Avenue with a 12-storey mixed-use building. The proposed 
mid-rise building has been designed to wrap the site’s corner location and extend approximately 
76 metres northward along Broadview Avenue and 50 metres eastward along Eastern Avenue. The 
proposal also includes a b l o c k o f fifteen 3-storey courtyard-facing townhouse units which are to 
be located along the east side of the site within 22A Lewis Street and an assumed severed portion 
of the rear yards of 18-22, 24-34 & 40 Lewis Street. Overall, a total of 340 new residential dwelling 
units are proposed, consisting of 110 one- bedroom units (32.3%), 195 two-bedroom units (57.4%) and 
35 three-bedroom units (10.3%). Approximately 29,432 square metres of gross floor area (“GFA”) is 
proposed, including 28,638 square metres of residential GFA and 794 square metres of at grade retail 
GFA, resulting in a density of 5.73 FSI.

In terms of community facilities, the proposed development will include the provision of a new 466 
square metre public park along Eastern Avenue. The proposed public park is located at 344 Eastern 
Avenue and will have approximately 29.8 metres of frontage on Eastern Avenue.

1.3  Purpose
The purpose of this report is to identify the range of existing resources and key services that are 
available within the Study Area, and to identify any opportunities, constraints and issues that may 
exist, or that may arise in conjunction with the proposed development.

The information and analysis presented in this Report is based on the requirements of the modified 
Community Services and Facilities Scope of Work prepared by Alexandra McDonough, a Planner at City 
Planning’s Strategic Initiatives, Policy & Analysis Section on May 10, 2021. 

The modifications to the City’s typical Community Services and Facilities Scope of Work relate to 
closures, programming reductions, and capacity limitations at various facilities as a result of 
emergency orders made pursuant to the Emergency Management and Civil Protection Act to address 
the ongoing COVID-19 pandemic.

In this regard, Bousfields Inc. was not required to contact child Study Area libraries, community 
recreation centers, and human service agencies. Consequently, the limited information provided for 
these sectors in this CS&F Report was found online and may not accurately reflect considerations 
such as reduced programming, services, and capacity that will likely be in place as these facilities 
begin to reopen.

Given that the proposed development is still in the early stages of the planning approvals process, it 
is our opinion that any restrictions or limitations associated with the ongoing COVID-19 situation will 
have been scaled back by the time prospective residents move into the proposed development.
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1.4 Study Area
This Report’s Study Area, as determined in consultation with City staff, is generally defined by 
Danforth Avenue to the north; Lake Ontario to the south; Greenwood Avenue/Queen St. E. and Leslie 
Street to the east; and the Don Valley Parkway to the West. These boundaries generally correspond 
with the City of Toronto’s established boundary for the South Riverdale Neighbourhood, with a slight 
overlap into a northern portion of the adjacent Briar Hill-Belgravia neighbourhood (see Figure A1). 
The Demographic Profile Section (Section 2.0) is based upon the boundaries of the South Riverdale 
Neighbourhood (see Figure A2).

1.5 Methodology
This report includes an inventory of key publicly funded services and facilities in the Study Area 
including schools, childcare facilities, community centres, parks and libraries, as well as details on 
other organizations that provide services to the public including places of worship and human (social) 
services. This information has been collected from a variety of sources including the City of Toronto’s 
website and other online resources. Data on enrolment, capacity, service boundaries and types of 
programs has been included where available. The demographic profile in Section 2 is based on the 
Neighbourhood Profile for the South Riverdale neighbourhood, as prepared by the City of Toronto. This 
profile includes data from the  2011 and 2016 Neighbourhood Profile, and the 2016 National Household 
Survey (“NHS”) as provided by Statistics Canada. Due to methodological issues with the NHS, data 
from this year should be considered approximate.
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2.1 South Riverdale Neighbourhood
The subject site is located within the South Riverdale neighbourhood as defined by the City of Toronto. 
The following demographic profile is based on the Neighbourhood Profiles prepared by the City of 
Toronto for the South Riverdale Neighbourhood (Figure A2), using data from the  2011 and 2016 Census 
and the 2011 NHS.

2.2 Population
Between 2011 and 2016, the population of the South Riverdale neighbourhood increased by 1,395 
persons, which represents a 5.4 percent increase in population. Comparatively, the population of 
the City of Toronto increased by 4.5 percent between 2011 and 2016. The neighbourhood’s growth 
trajectory is similar that of the City of Toronto, as a whole.

In terms of age distribution, in 2016 the South Riverdale neighbourhood had a relatively similar 
distribution to the City as a whole, with both having similar proportions of Children and Pre-retirement 
residents. That being said, the South Riverdale neighbourhood differed from the City as a whole with 
respect to Youth (9 percent compared to 12 percent), Working Age individuals (55 percent compared 
to 45 percent), Seniors (11 percent compared to 16 percent). Between 2011 and 2016, within the South 
Riverdale neighbourhood, the proportion of youth decreased slightly, while the proportion of children, 
and Working Age. Also, Pre-retirement and senior residents showed no change and remained stable 
between 2011 and 2016. 

Table A1 - Population by Age Group (2011 and 2016 Census)

Age Group

South 
Riverdale 

(2011)

South 
Riverdale 

(2016)

City of Toronto 
(2011)

City of Toronto 
(2016)

# % # % # % # %

Children (0-14) 3440 13% 3,895 14% 400,860 15% 398,135 15%

Youth (15-24) 2,725 11% 2,410 9% 333,510 13% 340,270 12%

Working Age 
(25-54)

13,900 54% 14,875 55% 1,199,760 46% 1,229,555 45%

Pre-Retirement 
(55-64)

2,775 11% 2,975 11% 303,500 12% 336,670 12%

Seniors (65 +) 2,805 11% 2,885 11% 377440 14% 426,945 16%

Total 25,645 100% 27,040 100% 2,615,070 100% 2,731,575 100%
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2.3 Family Composition
Table A2 illustrates the family size composition of the South Riverdale neighbourhood. In terms of 
family composition, between 2011 and 2016, the South Riverdale neighbourhood remained relatively 
stable with some slight shifts.  Although the lone parent families notably decreased from  23 percent 
to 19 percent. In 2011 and 2016, compared to the City as a whole, the South Riverdale neighbourhood 
had a lower proportion of couples with children (39 percent compared to 44 percent) and higher 
proportion in the categories of couples with no children (42 percent compared to 35 percent) and 
households of 2 persons (54 percent compared to 48 percent).

Table A2 - Census Families by Family Type & Size (2011 & 2016 Census)

Category

South Riverdale 
(2011)

South Riverdale 
(2016)

City of Toronto 
(2016)

# % # % # %

Couples with children 2,460 37% 2,830 39% 316,070 44%

Couples with no children 2,635 40% 3,015 42% 250,085 35%

Lone parent families 1,485 23% 1,385 19% 152,600 21%

 Total 6,580 100% 7,230 100% 718,755 100%

2 people 3,545 54% 3,870 54% 344,110 48%

3 people 1,540 23% 1,690 23% 174,600 24%

4 people 1,140 17% 1,310 18% 143,250 20%

5 or more people 355 5% 370 5% 56,795 8%

Total 6,580 100% 7,240 100% 718,755 100%

As illustrated in Table A3, the majority of the dwellings in the South Riverdale neighbourhood in 
2016 were  located in apartments below 5 storey and semi-detached houses with the least common 
dwelling type located in duplexes. The housing breakdown remained relatively consistent from 2011, 
with a slight decrease in single-detached house, row houses, semi-detached dwellings, and apartment 
buildings with less than five storeys. Between 2011 and 2016, the South Riverdale neighbourhood 
saw an increase in apartment buildings greater then 5 storeys (8 percent compared to 18 percent). 
In 2016, compared to Toronto as a whole, the South Riverdale neighbourhood has had a consistently 
lower proportion of dwellings within single-detached homes (7 percent compared to 24 percent) and 
apartments greater than 5 storeys (18 percent compared to 44 percent). 

Table A3 - Dwelling by Structure Type (2011 and 2016 Census)

Dwelling Category
South Riverdale    

(2011)
South Riverdale  

(2016)
City of Toronto 

(2016)

% % %

Single-detached house 9% 7% 24%

Semi-detached house 23% 20% 6%

Row house 16% 14% 6%

Apartment, detached duplex 5% 6% 4%

Apartment building, <5 storeys 38% 35% 15%

Apartment building, 5+ storeys 8% 18% 44%

Total Number of Private 
Dwellings 

10,775 12,732 1,179,057
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2.4 Household Income
In terms of income levels, Table A4 outlines the percentage of private households in the South 
Riverdale neighbourhood within each income bracket. For these purposes, “household” refers to a 
person or group of persons who occupy the same dwelling. It may consist of a family with or without 
other non-family members. It is noted household income levels were not accurately captured in the 
2011 National Household Survey, and are presented in Table A4 for informational, not comparative 
purposes.

Table A4 looks at household income levels, as reported in 2011 and 2016 for Profile Area and 2016 
City of Toronto. Between 2011 and 2016, the South Riverdale neighbourhood experienced an increase 
households within the $80,000 and Over income bracket (32 percent compared to 48 percent) and 
experienced a slight decrease in households within the Under $20,000 income bracket (16 percent 
compared to 14 percent). The proportional distribution of households through these different income 
levels is similar (within 5 percent) than what is reported for the City of Toronto as a whole. 

Incomes within the South Riverdale neighbourhood have seemed to increase overall, with lower 
percentages of households within lower income bands. The median household income in the South 
Riverdale neighbourhood in 2016 was $76,172, compared to $65,829 for the City of Toronto as a whole.

Table A4 - Household Income Levels (2011 and 2016 Census)

Income Level

South Riverdale 
(2011)

South Riverdale 
(2016)

City of Toronto 
(2016)

% % %

Under $20,000 16% 14% 13%

$20,000 - $49,999 29% 20% 25%

$50,000 - $79,999 23% 17% 21%

$80,000 and over 32% 48% 46%

Table A5 illustrates the participation rate, the employment rate, and the unemployment rate of 
residents. In 2016, the South Riverdale neighbourhood had a lower unemployment rate and higher 
participation and employment rates when compared to the City as whole. 

Table A5 - Labour Force Status (2011 and 2016 Census)  

Status

South Riverdale 
(2011)

South Riverdale 
(2016)

City of 
Toronto(2016)

% % %

Participation Rate 70% 71.5% 64.7%

Employment Rate 65% 66.8% 59.3%

Unemployment Rate 7% 6.5% 8.2%
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2.5 Immigration And Identity 
As illustrated in Table A6, in 2016 the South Riverdale neighbourhood had a slightly lower proportion of 
the population who identified as visible minorities (45 percent) than the City as a whole (51 percent). 
The population born in Canada was also much higher (66 percent) than the City as a whole (49 percent), 
while the number of neighbourhood residents who identified as 1stgeneration residents was slightly 
lower (33 percent), compared to the City as a whole (51 percent). 

In 2016, the most prominent ethnic origins in the South River neighbourhood were: Chinese, English, 
Irish, Scottish and Canadian. Comparatively, the top 5 birth counties for recent immigrants are China, 
India, The United States, Ireland, and the United Kingdom. 

Table A6 -  Immigration & Identity (2016 Census) 

Measure

South Riverdale 
(2016)

City of Toronto 
(2016)

% %

Visible Minority as a percentage of the population 45% 51%

Recent Immigrants 3% 7%

Born in Canada 66% 49%

Canadian Citizens 92% 85%

Aboriginal identity 2% 1%

1st Generation Residents 33% 51%

Immigrants

Arrived before 2001 22% 28%

Arrived between 2001 to 2005 3% 6%

Arrived between 2006 to 2016 6% 13%

Non-permanent Residents 2% 3%
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To further understand the context of the Study Area, this Report examined the residential development 
applications and approvals within and immediately surrounding the Study Area shown on Figure A1. 
As of August 2021, there were 17 active or recently approved development within the Study Area. Table 
A7 below illustrates key aspects of these developments, while Table A8, which follows, indicates the 
details relating to the Section 37 contributions that were recently secured from nearby approved 
developments. 

Table A7 - Surrounding Development Applications 

Address Development Status By-law Unit Count Tenure Type Residential GFA (m2) Height (ST) Unit Mix Estimated Population

741 Broadview Ave Under Review - 19 Condo 
Residential, 
Commercial 

1,535 3

B
1B
2B
3B

6
9
1
3

43

537 Broadview Ave Under Review - 15 Rental Residential 942 4
B
1B
2B

7
6
2

34

354-358 Pape Ave Under Review - 27 Condo
Residential,  
Commercial

2,311 8
B
1B
2B

11
10
6

60

563-565 Gerrard St E Under Review - 13 Freehold & Condo 
Residential,  
Commercial

2,091 3
2B
3B

1
12

29

238 Hamilton St Under Review - 13 Freehold & Condo 
Residential,  
Commercial

1,921 3
2B
3B

1
12

29

677 Queen St E  
(Riverside Square 
Phase 2)

Under Construction 
2015-1363 
2015-1364

212 Condo 
Residential,  
Commercial

17,268 7, 14
1B
2B
3B

58
113
41

475

8 De Grassi St Under review - 17 Rental Residential 650 5 B 17 38

751 - 753 Queen St E Under Review - 9 N/A
Residential,  
Commercial

1,171 5 N/A 9 20

759, 761, & 763 Queen 
St E 

Under review - 29 Condo 
Residential,  
Commercial

2,638 6
B
1B
2B

3
24
2

65

462 Eastern Ave Under review - 286 Condo 
Residential, 
Commercial 

25,691 9
1B
2B
3B

84
173
29

641

263 Logan Ave & 15 
Busy St 

Approved 
2019-1350 
2019-1351

6 Freehold Residential 1,829 4 3B 6 13

1151 Queen St E Approved 
2020-0233 
2020-0234

47 Rental 
Residential, 
Commercial 

3,545 6

B
1B
2B
3B

4
26
16
1

105

395, 387R & 413R  
Leslie St 

 Approved - 11 Condo Residential 2,847 4 3B 11 25

309 Cherry St Appealed - 1,013 Condo
Residential, 
Commercial 

71,614 11, 52
1B
2B
3b 

696
209
108

2,269
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Address Development Status By-law Unit Count Tenure Type Residential GFA (m2) Height (ST) Unit Mix Estimated Population

485 Logan Ave Under Construction 
2018-1074 
2018-1075

41 Condo Residential 4,175 4
1B
2B
3B

18
20
3

92

1001 Queen St E Under Construction 
2018-1158 
2018-1159

28 Condo 
Residential, 
Commercial 

2,624 6
1B
2B

18
10

63

21 Don Roadway, 30 
Booth Avenue & 375-
385 Eastern Avenue 
(CF - East Harbour)

Under Review - 4,300 -
Residential,  
Commercial

302,000 23 - 65

B
1B
2B
3B

-
-
-
-

9,632

SUBTOTAL - - 6,086 - - - - - 13,633

SUBJECT SITE - - 340 Condo 
Residential,  
Commercial

29,432 12
1B
2B
3B

110
195
35

762

GRAND TOTAL -  6,426 - - - - - 14,394

Table A8 -  Section 37 Contributions from Nearby Approved Development Application

Address Section 37 Benefits

677 Queen St E  
(Riverside Square 
Phases 1 and 2)

2015-1363
2015-1364

• $5,000,000 which shall be used towards the provision of affordable housing;

• $300,000 which shall be used towards the provision of an off-leash dog area in Ward 30;

• $230,000 which shall be used for the purposes of the installation and maintenance of future traffic control signals at Queen Street East and Munro Street;

• $25,000 which shall be used for the potential future removal of the pedestrian cross-over at Carroll Street;

• Provide a privately-owned, publicly-accessible open space of a minimum 650 square metres;

• Conveyance of an easement for public access over the proposed north-south and east-west private lane/woonerf; and

• A parkland dedication of a minimum 780 square metres; 

The average household size within the South Riverdale neighbourhood was 2.24 in 2016. Using this 
figure as a persons per unit multiplier, the proposed development is estimated to yield approximately 
762 persons. In our opinion, this is a reasonable estimate considering the proposed unit mix. It should 
be noted that the projection population increase from the developments detailed in Table A7 would 
occur incrementally as these developments are at different points in the review process and will be 
constructed with different timelines in response to the market demands and other factors. Table A9 
provides a breakdown of the population increase by the status of the developments listed above.
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Table A9 -  Estimated Population Increase by Development Status (City of Toronto) 

Development Status
# Of 

Projects
# Of 

Units
Estimated Population

Proposed (Under Review or Appeal) 11 5,741 12,860

Approved 3 64 143

Under Construction or Built 3 281 629

Total 17 6,086 13,633

As demonstrated in Table A9, the estimated population resulting from the developments in the 
Study Area is 13,633 persons (excluding the subject site), the majority of which (12,860 persons) are 
associated with developments that are proposed. It is our opinion that the increase in area population 
resulting from these developments will occur incrementally. With respect to those developments 
which are under review or appeal, it is noted that in Toronto, the time between filing an application 
and resident occupation is typically around 5 years. Further, there is a possibility that some of these 
proposed developments may not be approved as per what is currently proposed.
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Community Services and Facilities Map
Study Area Subject Site

Schools

Child Care Services

Human Services

Libraries

Recreation

Surrounding Developments

1. Dundas Junior Public School
2. Queen Alexandra Middle School 
3. Riverdale Collegiate
4. Holy Name Catholic School
5. St. Patrick Catholic Secondary School
6. St. John Henry Newman
7. Notre Dame (Female only)
8. Neil McNeil (Male only)

1. Pat Schulz Child Care Centre
2. Frankland After School Program
3. Children’s Circle of St. Barnabas
4. Childspace Day Care Corporation #2 -
5. Play Loft
6. Metamorphosis Child Care Centre 

(Network)
7. Dandelion Childcare Centre
8. Danforth Early Learning & Child 

Care Centre   
9. The Creative Preschool of East Toronto
10. Blake Street Junior Public School, 

Extended Day Program
11. All About Kids Inc.
12. Blake Street Early Learning & Child 

Care Centre
13. Woodgreen Community Services 

(Riverdale Child Care)
14. Le Petit Chaperon Rouge - Jones
15. Riverdale Mighty Kids Crop
16. Pape Children’s House
17. Woodgreen Community Services 

(Leslieville Child Care)
18. Matty Eckler After School Program
19. Bruce Woodgreen Early Learning Centre
20. Mackie Sunshine Child Care Inc. 

St. Joseph’s Sunshine
21. St. Joseph Jr YMCA
22. Mighty Kids
23. Liberty Preparatory School Inc
24. Woodgreen Community Services 

(Morse Child Care)
25. Toronto Kiwanis Boys & Girls 

Clubs - Dundas JPS
26. After School Program
27. Dundas Kindergarten Enrichment 

Program
28. Shaawnong Aboriginal Head Start
29. Boulton Avenue Child Care Centre
30. Two Short Storeys
31. Bluebird Montessori School South
32. Withrow Child Care Centre
33. Matthew John Early Learning Centre

1. Switchback Cyclery 
2. St. John the Compassionate Mission
3. Big Brothers Big Sisters of Toronto
4. Second Mile Club of Toronto
5. Eastview Neighborhood Community Centre
6. YWCA Toronto
7. Woodgreen Community Services
8. East York East Toronto Resources 

Organization
9. Margaret Frazer House
10. Nellie’s 
11. Operation Springboard
12. Parent Resources
13. Philip Aziz Centre
14. Ralph Thornton Centre
15. Red Door Family Shelter
16. SEAS Centre
17. Society of St Vincent de Paul
18. South Riverdale Child Parent Centre
19. South Riverdale Community Health Centre
20. St Marcrina Counselling Services

1. Queen Saulter Branch 
2. Riverdale Branch
3. Pape Danforth Branch
4. Jones Branch

1. Jimmie Simpson Recreation Centre
2. Matty Eckler Recreation Centre
3. Frankland Community Centre

1. 741 Broadview Ave 
2. 537 Broadview Ave 
3. 354-358 Pape Ave 
4. 563-565 Gerrard St E
5. 238 Hamilton St 
6. 677 Queen St E  (Riverside Square 

Phase 2)
7. 8 De Grassi St 
8. 751 - 753 Queen St E 
9. 759, 761, & 763 Queen St E 
10. 462 Eastern Ave 
11. 263 Logan Ave & 15 Busy St 
12. 1151 Queen St E 
13. 395, 387R & 413R  Leslie St 
14. 309 Cherry St 
15. 485 Logan Ave 
16. 1001 Queen St E 
17. 21 Don Roadway, 30 Booth Avenue & 

375-385 Eastern Avenue
(CF - East Harbour)
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The following is an inventory of the community facilities and service agencies within or directly 
adjacent to the Study Area that are available to current and future residents of the subject site and 
surrounding area. Descriptions of the type of services and programs offered at different organizations 
or facilities are provided. 

4.1 Schools
Table A10 outlines the capacities, enrolments, and utilization rates for schools within the catchment 
areas for the Toronto District School Board (“TDSB”), while Table A11 outlines the same for the Toronto 
Catholic District School Board (“TCDSB”). Contact with the School Boards was made in July 2021. In 
addition to school data, staff provided the yield factor/pupil yield figures for the proposed development 
based on approximately 340 units.

Table A10 - Capacity and Enrolment Number for TDSB Schools

School Capacity
Full-Time 

Enrolment
Utilization  

Rate
Portables

Public Elementary School

Dundas Junior Public School 665 487 73.0% -

Queen Alexandra Middle School 439 404 92.0%

Public Secondary School

Riverdale Collegiate 1,116 1,453 130.0% -

TOTAL 2,220 2,344 105.6% -

There are two public elementary schools serving the subject site, Dundas Junior Public School  and 
Queen Alexandra Middle School, both of which are slightly undersubscribed with utilization rates of 73 
and 92 percent, respectively. The local public secondary school serving is the subject site is Riverdale 
Collegiate, which is currently oversubscribed, with a utilization rate of 130 percent.

Table A11 - Capacity and Enrolment Number for TCDSB Schools

School Capacity
Full-Time 

Enrolment
Utilization  

Rate
Portables

Catholic Elementary School

Holy Name Catholic 583 338 62.8%  0

Catholic Secondary School

St. Patrick Catholic 1,152 796 69.1%  0

St. John Henry Newman 729 991 135.9% 20

Notre Dame (Female only) 441 688 156.0% 0

Neil McNeil (Male only) 648 855 131.9% 6

TOTAL 2,970 3,330 112.1% 26

There is one Catholic elementary school serving the subject site. Based on 2020-2021 enrolment data, 
the school is currently  operating below capacity with a utilization rate of 62.8 percent.  Of the four 
Catholic secondary schools serving the subject site, three were reportedly oversubscribed during the 
previous school year (St. John Henry Newman, Notre Dame and Neil McNeil) with utilization rates of 
135.9, 156.0 and 131.9 percent, respectively. The fourth Catholic secondary school serving the subject 
site, St. Patrick Catholic, was reportedly undersubscribed, with a utilization rate of 69.1 percent.
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4.1.1 Pupil Yield
Pupil yield of the proposed development – TDSB 

• Elementary: 48 students (figure supplied by TDSB)

• Secondary: 24 students (figure supposed by TDSB)

Based on the pupil yield figures provided by TDSB, the 48 projected elementary school students 
generated from the Proposal could be accommodated at Dundas Junior Public School and Queen 
Alexander Middle School, as the schools are currently operating below capacity. The one secondary 
school servicing the subject site, Riverdale Collegiate Institute, is operating over capacity and will 
likely not be able to accommodate the anticipated 24 secondary students that will arise from the 
proposed development. 

Pupil yield of the proposed development – TCDSB

• Elementary: 9 students (figure supplied by TCDSB)

• Secondary: 3 student (figure supposed by TCDSB)

Based on the pupil yield figures provided by TCDSB, the 9 projected Catholic elementary school students 
generated from the Proposal could be accommodated at Holy Name, as it is currently operating well 
below capacity with a utilization rate of 62.8 percent. The projected 3 Catholic secondary school 
students may be accommodated at St. Patrick Catholic as it is currently operating below capacity 
with a utilization rate of 69.1 percent.

In light of the conclusions drawn from the above analysis, it is important to note that it has not been 
determined if potential students from this development will attend the schools listed in Tables A10 
and A11. This level of detail will occur later in the application review process, when the TDSB and 
TCDSB determine where prospective students will attend school. Furthermore, considering that the 
enrolment analysis is based off of 2020-2021 school year data, it is possible that by the time the 
proposed development is fully realized (which is anticipated to be approximately 5 years), capacity 
and available student spaces may change from what has been reported in this Report.

Given the nature of the proposed development, both the TDSB and TCDSB will have sufficient time 
and opportunity to make the necessary adjustments to their catchment area boundaries, adjust the 
grades offered at different schools and make the necessary capital investments in the area – in light 
of both the proposed development on the subject site, as well as forthcoming developments on other 
landholdings within the Broadview-Eastern area. Both Boards will also have time to comment on the 
proposed development, and work with the applicant to respond to and meet the expected demand 
associated with the proposed development.

4.2 Child Care Services
There are a total of 33 childcare facilities within the Study Area, 19 of which provide subsidized spaces 
if available. As this study was conducted during the COVID-19 pandemic, it should be noted that 
contact was not made with childcare centres as reported capacities and vacancies may not reflect 
“normal circumstances.” Data was solely sourced from the City of Toronto’s Child Care & Before-After 
School Program Locator, and in cases where the number of vacant spaces was unknown or data was 
unavailable, zero vacant spaces are assumed. 
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Table A12 - Enrolment within Study  Area
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Pat Schulz Child Care Centre
1 Danforth Ave

Y Capacity 10 15 24  -  - 49

Frankland After School Program* 
816 Logan Ave 

N Capacity  -  -  -  - - 0

Children’s Circle of St. Barnabas 
361 Danforth Ave 

Y Capacity 10 15 40 42 60 167

Childspace Day Care Corporation #2 -
690 Carlaw Ave 

Y Capacity  - 15 24 26 45 110

Play Loft                                              
583 Danforth Ave 

Y Capacity - 30 38 -  - 68

Metamorphosis Child Care Centre 
(Network)
40 Donlands Ave 

Y Capacity  - 15 24 -  - 39

Dandelion Childcare Centre                      
53 Donlands Ave 

Y Capacity - - 16 59 120 195

Danforth Early Learning 
& Child Care Centre                                      
1125 Danforth Ave 

Y Capacity 20 20 24  -  - 64

The Creative Preschool 
of East Toronto                                                  
16 Phin Ave 

N Capacity - - 44 -  - 44

Blake Street Junior Public 
School, Extended Day Program                               
21 Boultbee Ave 

Y Capacity -  - - 30  - 30

All About Kids Inc.                           
1055 Gerrard St E 

N Capacity 10 15 37 20 - 82

Blake Street Early Learning 
& Child Care Centre                                     
84 Blake St 

Y Capacity 10 15 24  - - 49

Woodgreen Community 
Services (Riverdale Child Care)                   
1094 Gerrard St E 

Y Capacity 10 15 24 - - 49

Le Petit Chaperon Rouge - Jones 
343 Jones Ave 

Y Capacity - 30 46 52  - 128

Riverdale Mighty Kids Crop         
842 Gerrard St E 

N Capacity 10 15 24  -  - 49

Pape Children’s House                   
220 Langley Ave 

Y Capacity  - 15 32 46 60 153

Woodgreen Community 
Services (Leslieville Child Care)                   
254 Leslie St 

Y Capacity - - 16 39 45 100
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Facility
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Matty Eckler After School Program*
953 Gerrard St E 

N Capacity  -  -  -  -  - 0

Bruce Woodgreen Early Learning 
Centre
51 Larchmount Ave 

Y Capacity - 52 24 52 60 188

Mackie Sunshine Child Care 
Inc. St. Joseph’s Sunshine                    
176 Leslie St 

N Capacity - - 8 - 15 23

St. Joseph Jr YMCA                          
176 Leslie St 

Y Capacity  -  - 16 20 30 66

Mighty Kids
14 Verral Ave 

N Capacity 6 15 22 -  - 43

Liberty Preparatory School Inc       
181 Carlaw Ave 

N Capacity  - 15 24 -  - 39

Woodgreen Community Services 
(Morse Child Care)
180 Carlaw Ave 

Y Capacity - 15 24 65 45 149

Toronto Kiwanis Boys & 
Girls Clubs - Dundas JPS*                               
935 Dundas St E 

N Capacity  -  -  - - - 0

After School Program*                      
765 Queen St E 

N Capacity -  -  -  - - 0

Dundas Kindergarten 
Enrichment Program                                            
935 Dundas St E 

Y Capacity - -  - 52 30 82

Shaawnong Aboriginal Head Start 
935 Dundas St E 

N Capacity -  - 16 - - 16

Boulton Avenue Child Care Centre 
131 Broadview Ave 

Y Capacity 10 15 32 15  - 72

Two Short Storeys                             
430 Broadview Ave 

N Capacity 10 30 48 -  - 88

Bluebird Montessori School 
South 515 Broadview Ave 

N Capacity  - 13 20 15  - 48

Withrow Child Care Centre                
25 Bain Ave  

Y Capacity  - - 25 52 75 152

Matthew John Early Learning 
Centre
135 First Ave 

Y Capacity - 15 32 - 26 73

* Childcare facility could not be reached, 
so zero capacity assumed.

Total 
Capacity

40 110 234 127 225 736
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The Study Area contains 33 childcare centres with a total of 736 childcare spaces. This distribution of 
the spaces are as follows: 

• 40 infant spaces (5.4 percent);

• 110 toddler spaces (14.9 percent);

• 234 pre-school spaces (31.8 percent);

• 127 spaces for children in full-time kindergarten (17.3 percent); and

• 225 spaces for school age children (30.6 percent).

As a result of the COVID-19 pandemic, the distribution of childcare spaces available in the Study Area 
is unknown. As such, a total a number of 0 vacancies has been assumed. 

It is estimated that the proposed 340 units will generate demand for approximately 35 childcare 
spaces. This is based on a residential population increase of 762 people (340 units multiplied by the 
average household size in the South Riverdale neighbourhood (2.24),  of which 14.4 percent would be 
“Children” as shown in the 2016 South Riverdale neighbourhood profile 2 (“Children” are aged 0-14). 
The projected number of children is then multiplied by the women’s labour force participation rate in 
the Toronto CMA – 63.1 percent. A further multiplier of 50 percent is used to approximate the number 
of children needing care at a childcare centre. This is the level of service standard set out by the City’s 
Children’s Services Division and is consistently applied to development applications.

It is unknown how many vacant childcare spaces are available in the Study Area. As such, it is unclear 
as to whether the number of projected children generated from the development who will require 
childcare (35 spaces) may be fully accommodated by the existing facilities within the Study Area, 
depending on age and care requirements. We also note that it is typical for families with children to 
travel beyond their immediate community for childcare services. 

The above analysis is based no contact with the childcare centres and relies on City of Toronto data 
alone as a result of the COVID-19 pandemic. Further, the number of available childcare spaces, and/or 
the capacities of the centres that have been reported in this CS&F Study may change by the time the 
development has been approved and constructed. In addition, there may be supplementary home-
based childcare services offered in the areas that would not be captured by this analysis. 

4.3 Public Libraries 
There are four public library branches located within or immediately adjacent to the Study Area, 
consisting of the Queen Saulter Branch, the Riverdale Branch, the Pape Danforth Branch, and the 
Jones Branch. The services and materials offered are outlined below, however, we note that the 
information provided is based on branch websites which have not been updated since the issuance 
of the emergency orders made under the Emergency Management and Civil Protection Act. It is 
our understanding that as of August 2021, many Toronto Public Libraries either remain closed or 
are offering reduced and remote services. Accordingly, the information provided below may not be 
accurate as of August 2021, however, and as noted throughout this Report, it is likely that restrictions 
associated with the COVID-19 pandemic will have been rolled back by the time prospective residents 
of the proposed development are able to move in.

Queen Saulter Branch  
The Queen Saulter Branch is located at 765 Queen Street East, at the southwest corner of Queen St E 
and Saulter St. The neighbourhood branch offers services such as Wi-Fi, internet access, six computer 
workstations (all equipped with internet/Microsoft Office), equipment for persons with disabilities, 
and seating for 29. The materials available at the branch are listed below:

• Audiobooks on CD

• Local History Collection 

• Adult Literacy Materials 
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In 2019, the Toronto Public Library Board approved the Toronto Public Library Facilities Master Plan 
(the “TPL Master Plan”) to identify short and medium term priorities for capital investment. The 
libraries master plan was informed by the Toronto Public Library’s 2019-2028 10-year Capital Plan. 
According to the TPL Master Plan, the Queen Saulter Branch is operating in a “critical” state and has 
been identified as name capital project (funded) for improvement.   

Riverdale Branch
The Riverdale Branch is located at the northwest corner Broadview Ave. and Gerrard Street East. The 
neighbourhood branch offers services such as Wi-Fi, internet access, 19 computer workstations (all 
equipped with internet/Microsoft Office), a scan system, equipment for persons with disabilities, and 
seating for 56. The materials available at the branch are listed below:

• Audiobooks on CD

• Large print and collection in Chinese 

• Medium collection in French – Adults(DVDs only) 

• Small collection in Vietnamese (DVDs only)

The Branch also features two meeting rooms that are 400 to 800 square foot wheelchair accessible 
multi-purpose room which is equipped with chairs, a projection screen, and tables, both rooms seat 
30 to 66 lecture style and seats 16 to 48 classroom style.

According to the TPL Master Plan, the Riverdale Branch is currently operating in a “poor” state with no 
capital improvements currently identified. 

Pape Danforth Branch
The Pape Danforth Branch is located at 701 Pape Avenue, in proximity to the intersection of Danforth 
Ave and Pape Ave. The district branch offers services such as Wi-Fi, internet access, 14 computer 
workstations (all equipped with internet/Microsoft Office), a print/copy/scan system, equipment for 
persons with disabilities, and seating for 54. This branch also featured one meeting room, a 423 square 
foot room with  30 lecture style and 24 classroom styles. It comes equipped with chairs and tables. 
The materials available at the branch prior to its closure are listed below:

• Adult literacy materials

• Audiobooks on CD

• Large Print Collection 

• Large collection in Chinese, French and Greek 

According to the TPL Master Plan, the Pape Danforth District Branch is currently operating in a “poor” 
state with no capital improvements currently identified. 

Jones Branch
The Jones Branch is located at 118 Jones Avenue, near the intersection of southwest corner of Jones 
Avenue and Dundas Street East. The neighbourhood branch offers services such as Wi-Fi, internet 
access, 7 computer workstations (all equipped with internet/Microsoft Office), a print/copy/scan 
system, a teen zone, equipment for persons with disabilities, and seating for 35. The materials available 
at the branch are listed below:

• Adult Literacy Materials

• Audiobooks on CD

• Large print collection

• Large collection in Chinese 

• Small collection in French (children)
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According to the TPL Master Plan, the Jones Branch is currently operating in a “poor” state. Furthermore, 
the Jones Branch was selected as named capital project, with a reconstruction of the existing branch 
being recommended for this location. Funding for the reconstruction of the Jones Branch has not yet 
been allocated.  

Given the inventory presented above, it is evident that the Study Area is well served by the library 
sector and has access to a wide range of services, equipment, meeting and community rooms, 
and materials. We also note that the inclusion of equipment and areas (e.g., teen zones) in certain 
branches catered towards particular age groups, and the inclusion of non-official language materials 
is in keeping with the findings noted in Section 2 of this Report. We note that prior to the issuance of 
emergency orders, Toronto Public Library Branches typically hosted several regular and special event 
programming, we anticipate that this programming will resume before prospective residents of the 
proposed development begin to move in.

4.4 Recreation
There are three community recreation centres within the Study Area, operated by the City of Toronto’s 
Parks and Recreation Division. There may be additional recreation or community hubs operated by 
non-profit organizations within the Study Area, however, this analysis focused on City-run facilities. 
Table A13 summarizes the programs and services available at the recreation centres within the Study 
Area. 

We note that the information provided is based on recreation centre websites which have not been 
updated since the issuance of the emergency orders made under the Emergency Management and 
Civil Protection Act. Again, it is our understanding that as of August 2021, all publicly funded recreation 
centres either remain closed or provide limited services. Accordingly, the information provided below 
may not be accurate as of August 2021, however, and as noted throughout this report, it is likely that 
restrictions associated with the COVID-19 pandemic will have been rolled back by the time prospective 
residents of the proposed development are able to move in.

Table A13 -  Community Recreation Centres within the Study Area

Location Facilities Services/Programs

Jimmie Simpson Recreation 
Centre  
(870 Queen St E)

• Games room                               

• Gymnasium                                       

• Indoor Pool                          

• Multipurpose room              

• Skateboard area

Programs and services are 
suspended during COVID-19.

Matty Eckler Recreation 
Centre
(953 Gerrard St)

• Computer/Training room                        
Dance Studio                     

• Fitness/weight room                      

• Games room                                 

• Gymnasium                                       

• Indoor Pool                                        

• Kitchen                                                            
Lounge                                                             
Multipurpose Room                       

• Preschool

Programs and services are 
suspended during COVID-19.

Frankland Community Centre                              
(816 Logan Ave)

• Gymnasium                                                   
Indoor Pool                                        

• Kitchen                                      

• Multipurpose room

Programs and services are 
suspended during COVID-19.
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4.5 Human Services
Based on the information and mapping available through the United Way and City of Toronto, there are 
at least 20 human service organizations operating within the Study Area; however, it is anticipated 
that the actual number of service organizations operating within the Study Area is much greater.

Table A14 outlines the name, location and type of service provided by each of these human service 
organization (some of which receive municipal and provincial funding). 

Table A14 - Human Services in the Study Area

Organization Service Category

Switchback Cyclery (operated 
by Sanctuary Ministries)                               
(651 Queen St E)

Bike boutique that also offers employment opportunities. 

St. John the Compassionate 
Mission.  (155 Broadview Ave)

Drop-in community programs that include, but are not limited to, 
breakfasts and dinners, clinics, and prayer groups

Big Brothers Big Sisters of 
Toronto.  (181 Broadview Ave, 
Queen Alexandra Public School)

Mentorship program for children and youth

Second Mile Club of Toronto.                               
(953 Gerrard St E)

Social, education and recreation programs for seniors 

Eastview Neighborhood 
Community.   Centre.                                                        
(254 Leslie St, Leslieville Junior 
Public School)

After school and evening programs (registration required)

YWCA Toronto                                           
(15 Pape Avenue)

Rent-geared-to-income apartment building for woman and woman 
with children. 

Woodgreen Community 
Services.      (1070 Queen Street 
East, 1080 Queen Street East, 69 
Pape Avenue  
650 Queen Street East, 835 
Queen Street East )

Social service agency that offers programs and services for 
children, youth and seniors, mental health and developmental 
services, employment services, housing, and new Canadian 
services. 

East York East Toronto 
Resources Organization.                                             
(947 Queen Street East)

Multi service agency that offers, but are not limited to, housing 
assistance and support services, childcare services, resources for 
children and families, information, education, and support services 
for pregnant woman. 

Margaret Frazer House.                           
(301 Broadview Avenue)

Crisis and support services, housing, and psychiatric assessment 
services for woman.

Nellie’s                                                        
(754 Queen Street East)

An agency focused on woman and children that provides housing 
and shelter services, community outreach services, children, and 
youth programming as well as peer support groups. 

Operation Springboard.                              
(335 Leslie Street)

Employment, youth and adult justice programs, developmental 
services and a Community Learning HUB that has its own set of 
programs for youth and adults.

Parent Resources                                      
(1117 Gerrard Street East)

Education and support programs, services and resources for 
parents, child, and caregivers.

Philip Aziz Centre                                      
(558 Gerrard Street East)

Hospice services and child and family programs 
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Organization Service Category

Ralph Thornton Centre.                             
(765 Queen Street East)

Multi-purpose community facility that offers a variety of programs 
such as, arts, education, health and wellness programs and 
community development services.  

Red Door Family Shelter                          
(875 Queen Street East)

Primarily provides emergency shelter, but also offers children’s 
programs, a moving and furniture program as well as a food bank.

SEAS Centre (Support Enhance 
Access Service Centre)                                        
(606 Gerrard Street East)

Living and settlement programs for immigrants and new Canadians, 
family, youth and senior services, and community development and 
volunteer training and access programs. 

Society of St Vincent de Paul                      
(253 Broadview Avenue 126 Pape 
Avenue)

Catholic social service agency

South Riverdale Child Parent 
Centre.   (765 Queen Street East)

Family-resource organization that offers drop-in programs, 
organized outings, workshops, clothing exchange as well as a toy 
and parenting book library. 

South Riverdale 
Community Health Centre                                                       
(955 Queen Street East)

Primary health care services and health promotion programs 

St Marcrina Counselling Services         
(153 Broadview Avenue)

Specialized counseling services for families and individuals. 

As shown in Table A14 above, there are a wide variety of human services available within the Study 
Area. With regard to the type of services provided, organizations are in place to provide emergency 
services for matters such as a lack of shelter and a lack of food. Services also exist for intermediate 
matters such as employment services (including employment services geared towards youth and 
newcomers), long term behavioral and emotional matters, counseling, settlement assistance and legal 
services for new immigrants and refugees. 

In addition to these organizations, we note that several places of worship are located within the 
Study Area. Some of these facilities operate  food banks, undertake community outreach, facilitate 
mentorship and youth programs, seniors’ programs, and operate employment services, recreation 
programs and camps, along with other community-oriented programs for people who attend those 
places of worship. 

Based on the foregoing, it is evident that the Study Area is well served by a mix and range of human 
service providers which provide a variety of types of programs and services geared toward a variety 
of people. 
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5 Conclusion
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This Community Services and Facilities Study captures key publicly funded services and facilities 
available to future residents of the subject site, on both a broad and local scale. A summary of the 
findings of the Study is provided below.

Neighbourhood Demographics 
The South Riverdale neighbourhood had a population increase of 5.4 percent from 2011 to 2016. 
Comparatively, the population of the City of Toronto increased by 4.5 percent during this time. 

In terms of age distribution, in 2016 the South Riverdale neighbourhood had a relatively similar 
distribution to the City as a whole, with both having similar proportions of Children and Pre-retirement 
residents. That being said, the South Riverdale neighbourhood differed from the City as a whole with 
respect to Youth (9 percent compared to 12 percent), Working Age individuals (55 percent compared 
to 45 percent), Seniors (11 percent compared to 16 percent). Between 2011 and 2016, within the South 
Riverdale neighbourhood, the proportion of youth decreased slightly, while the proportion of children, 
and Working Age. Also, Pre-retirement and senior residents showed no change and remained stable 
between 2011 and 2016. 

With respect to family composition, the South Riverdale neighbourhood remained relatively stable, 
with some slight shifts between 2011 and 2016. In both 2011 and 2016, compared to the City overall, 
the South Riverdale neighbourhood had a lower proportion of couples with children (39 percent 
compared to 44 percent) and higher proportion in the categories of couples with no children (42 
percent compared to 35 percent).

In 2016, 34 percent of dwellings in the South Riverdale neighbourhood were in semi-detached or 
rowhouses, while 59 percent of dwellings were in apartment dwellings (duplex, <5 storeys and >5 
storeys), and the remaining 7 percent of dwellings being comprised of singe-detached houses. 

When compared to the City of Toronto as a whole, the South Riverdale neighbourhood in 2016 had a 
similar distribution of households earning Under $20,000 (14 percent compared to 13 percent), and 
residents earning $80,000 and Over (48 percent compared to 46 percent). Overall, it appears that 
since 2011 incomes within the South Riverdale neighbourhood have seemed to increase, with lower 
percentages of households within lower income bands. The median household income in the South 
Riverdale neighbourhood in 2016 was $76,172, compared to $65,829 for the City of Toronto as a whole. 

In 2016, the South Riverdale neighbourhood had a higher employment rate (71.5 percent compared to 
64.7 percent) and participation rate (66.8 percent compared to 59.3 percent), when compared to the 
City of Toronto as a whole. 

The South Riverdale neighbourhood in 2016 had a slightly lower proportion of residents who identified 
as visible minorities (45 percent) than the City as a whole (51 percent). The population born in 
Canada was also much higher (66 percent) than the City as a whole (49 percent), while the number of 
neighbourhood residents who identified as 1st generation residents was slightly lower (33 percent), 
compared to the City as a whole (51 percent). In 2016, the most prominent ethnic origins in the South 
River neighbourhood were: Chinese, English, Irish, Scottish and Canadian. Comparatively, the top 
5 birth counties for recent immigrants are China, India, The United States, Ireland, and the United 
Kingdom. 
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Nearby Development Activity 
As of August 2021, there were 17 under review, recently approved, or under construction development 
applications within or immediately adjacent to the Study Area. The resulting population that is 
anticipated to be generated from these developments is approximately 13,633 persons, excluding the 
subject site, which is anticipated to yield an additional 762 persons. The majority of the surrounding 
applications remain under review, and accordingly, any increase in population is expected to occur 
incrementally over the coming years. 

Given the significant additional population that is currently proposed for the Study Area, it is our opinion 
that development proposals, including the proposed development of the subject site, should not be 
evaluated against the capacity of local community services and facilities in isolation. Particularly, 
while the conclusions of this report indicate that the proposed development will be adequately served 
in terms of local community services and facilities, we note that the addition of approximately 13,633 
persons to the Study Area over the coming years will likely result in a significant reduction in the 
available capacity of the local community services and facilities which will serve future residents of 
the proposed development. 

As such, it is our opinion that the capacity of local community services and facilities continue to be 
monitored throughout the development process to ensure that the needs of future residents of the 
site are adequately served. While it is likely that many of the developments proposed in the Study 
Area will enhance or expand upon the existing capacity of community services and facilities, such 
as the 15,000 square metres of new parkland and open space areas proposed at East Harbour, the 
monitoring of such capacity will allow for any deficiencies in community services and facilities to be 
identified as the Study Area population continues to grow. An appropriate Section 37 contribution can 
then be made to secure the needed community services and facilities improvements at the time of 
development.

Community Services and Facilities
In terms of school accommodation, the two TDSB elementary schools in the catchment area, Dundas 
Junior Public School and Queen Alexander Middle School will likely be able to accommodate the 
projected 48 public elementary students given that they are both operating below capacity. However, 
the one public secondary school in the catchment area, Riverdale Collegiate Institute will likely not 
be able to accommodate any of the projected 24 secondary students since the school currently has a 
utilization rate of 130 percent. 

With respect to TCDSB schools, the 9 projected elementary students will likely be able to be 
accommodated at Holy Name Catholic, which is currently undersubscribed. The 3 projected TCDSB 
secondary students may be able to be accommodated at St. Patrick Catholic, as this school has 
capacity to accommodate an additional 356 students. It is noted that conclusions regarding local 
school capacities are based on the data provided by TDSB and TCDSB staff. The school boards will 
determine at a later date if students from the proposed development will/can attend the schools listed 
in this report.
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There is a total of 33 childcare facilities within the Study Area, 19 of which provide subsidized spaces 
when available. This development is expected to produce an estimated 35 children requiring childcare. 
Due to the circumstances of COVID-19, it is unknown how many vacant childcare spaces are available 
in the Study Area. As such, it is unclear as to whether the number of projected children generated 
from the development who will require childcare may be accommodated by existing facilities within 
the Study Area. It is noted that the indicated vacancies and capacities of the centres, that have 
been reported in this CS&F Study may change by the time the development has been approved and 
constructed. Further, there may be additional home-based childcare services offered in the area that 
would not be captured by this analysis. 

There are four public libraries within the Study Area. The existing branches offer a range of services, 
equipment, meeting and community rooms, and materials including age-specific programs and non-
official language materials.

The Study Area contains three public recreation centres, which offer a variety of athletics and general 
interest programming for residents of all ages, but which have been suspended for the duration of 
COVID-19. Furthermore, there are least 20 human service operators providing service to residents 
within the Study Area; these organizations offer a mix of family support resources, health services, 
employment and housing support, and youth services

Conclusion
In conclusion, this Community Services and Facilities Study demonstrates that the Study Area is well 
served by several existing community services and facilities that may accommodate the proposed 
development, including, but not limited to 8 publicly funded schools, 33 child-care centres, 4 libraries, 
3 public recreation centres, and at least 20 human service organizations. Notwithstanding the 
convenient access to facilities and the wide variety of programming offered at these facilities (prior 
to the issuance of the emergency orders), it is unclear how the facilities are currently coping with 
respect to capacity and vacancies and the strain these facilities are facing as they begin to reopen 
while following public health guidelines. We anticipate that the COVID-19 related restrictions will no 
longer be in place by the time perspective residents of the proposed development move in and begin 
to use Study Area community services and facilities. We also note that a data provided by the Toronto 
District School Board (TDSB) and Toronto Catholic District School Board (TCDSB) showed limited 
capacity to accommodate additional public secondary school students. While the reported statistics 
and data related to service capacity and enrolment are subject to change, the report concludes that 
this sector may not have the necessary capacity to accommodate all of the additional population that 
would be generated by the proposed development. As such, the needs of future residents may need to 
be accommodated, in part, at facilities located outside of the Study Area.

Overall, it is our opinion that the proposed development is not expected to significantly impact the 
demand on community services and facilities in the Study Area. There is a wide range of services 
and facilities that currently exist within the Study Area, which will be complemented and enhanced 
by a public park as contemplated by the proposed development, meaning that future residents of the 
proposed development will be well served in terms of their community services and facilities needs.  
Furthermore, given the development activity that is proposed for the Study Area, most notably at East 
Harbour, it is our opinion that local community services and facilities needs continue to be monitored 
so that an appropriate Section 37 contribution can be made that addresses community service and 
facility needs at the time of development.
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