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I ntroduc tion
R.E. Millward & Associates Ltd. is pleased to provide the
following Planning Rationale in support of the Zoning
By-law Amendment application submitted to the City of
Toronto, on behalf of the Owners of the properties located
at 2978-2988 Dundas Street West and 406-408 Pacific
Avenue. This report has been prepared following a
review of the applicable policy documents, architectural
drawings and supporting technical documentation with
respect to the proposed development. The format and
content of this report follows the Terms of Reference
for planning rationale reports as defined in the Building
Toronto Together Development Guide.

Background - Previous Proposal
This site is the subject of a recently approved application
(City of Toronto Rezoning File No. 14 152731 WET 13
OZ) and Site-Specific By-laws 953-2015 and 9542015. As adopted by City Council, the by-laws permit
the redevelopment of the lands as 2978-2982 and 406408 Pacific Avenue, which form the eastern portion
of the site, with an eight-storey building containing
43 residential rental units and 267 m2 retail space at
grade (Figure 1). Twenty-seven parking spaces would be
provided, 24 of which would be located in mechanical
stackers accessed from a driveway off Pacific Avenue.
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The development would also accommodate 44 bicycle
parking spaces and a Type C loading space, the latter
being accessible from a widened rear public lane.
The rezoning and by-laws were considered at Etobicoke
York Community Council on September 8, 2015
and adopted by City Council at its October 2015
meeting. Following the approval of this development,
the landowner acquired three additional adjacent
parcels immediately to the west. The purpose of this
new Rezoning Application and Planning Rationale is
to extend the approved built form with a rationalized
interior parking and residential unit configuration across
the entire expanded site.

Description of the Proposal
The proposed redevelopment of the site at 2978-2988
Dundas Street West and 406-408 Pacific Avenue
(collectively referred to in this report as “the Site”
or “2978-88 Dundas Street West”) represents an
opportunity to intensify along an Avenue with a mid-rise
approach that is sensitive to the surrounding context,
and consistent with the City’s land use and built form
policy objectives. The expanded Site, shown in Figure
2, is 1,619 m2 in area and is located at the northwest
corner of Dundas and Pacific Avenue, within the Junction
neighbourhood of Ward 13 (Parkdale-High Park).
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Figure 1: Previously approved development proposal for 2978 Dundas St. W.
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The revised development concept follows the same profile
as the approved development and would effectively
extend its built form, with respect to height, setbacks
and stepbacks, to the additional three parcels. The
proposal involves the replacement of the four existing,
two-storey buildings with an eight-storey (seven storeys
plus mechanical/amenity space level) mixed residentialcommercial building fronting Dundas Street West and
flanking Pacific Avenue. The building would contain
84 residential rental units and 892 m2 of flexible retail
space at grade. The proposed unit breakdown is as
follows:
Type

Number

Average Unit Size

1-bedroom

52

56 m2

2-bedroom

28

81 m2

3-bedroom

4

106 m2

Of the 84 proposed rental units, 7 are included within
the development as replacement units to offset the
demolition of the existing rental apartments on the site.
The total height of the proposed building is 24.3
metres with a small element extending to 26.4 m to
accommodate an elevator overrun. The building is
designed to feature a prominent three-storey street
wall, rising to eight storeys with terraced setbacks with
regard for a 45-degree angular plane above the fifth

Figure 2: Site and Area Context

storey. The eighth storey is not intended to be occupied
by residential uses, rather providing a 168m2 indoor
amenity area adjoining an outdoor amenity terrace of
179 m2.
As part of the redevelopment, a 1.92 m strip at the rear
of the Site is proposed to be conveyed to the City to allow
for the ultimate widening of the lane to 6.0 m. The Site
area net of the proposed land conveyance is 1,560 m2.
The total gross floor area proposed is 7,519 m2 (80,903
sq.ft.), of which 6,627 m2 (71,305 sq.ft.) is for
residential uses, and 892 m2 (9,598 sq. ft.) is retail
commercial area. The proposed redevelopment results
in a floor space index (FSI) of 4.6 times the gross site
area, and 4.8 times the net site area.
A total of 56 vehicular parking spaces are provided
on Site, of which 52 are for residents and 4 are for
retail and residential visitors. The larger site affords
the opportunity to provide resident spaces in one and
a half levels underground, accessed from a driveway
coming off the rear east-west lane. The visitor spaces
are located external to the building at ground level, also
accessed from the existing public lane. A total of 84
bicycle parking spaces are accommodated, of which 76
are located indoors for residents and 8 are visitor shortterm spaces. One Type ‘G’ loading space to serve the
building will be located off the lane and accessed at the
rear of the building.

Site Location
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There are currently no trees on the Site. The landscape
plan submitted with this application proposes street
tree planting and enhanced streetscaping within the
City boulevard along both the Dundas Street West
and Pacific Avenue frontages, to provide a green edge
that contributes to a comfortable public realm. The
landscape design also offers a potential seating area at
ground level and an enhanced opportunity to provide
a public gathering space along the Pacific Avenue
frontage, allowing for occasional road closures for public
use during special events as envisioned in the emerging
streetscape plan for the Junction Business Improvement
Area.
As with the previously approved building, the revised
infill project will enhance rental housing opportunities
within the Junction neighbourhood through sustainable
mid-rise development which responds appropriately the
area’s existing context in accordance with the City’s
guidelines for development along the Avenues. The
introduction of new residences to the community will
support transit, local retail and service employment
uses while enhancing a publicly accessible space,
contributing positively to the surrounding area.

Process Steps
Following consultation meetings with community
members and a pre-application meeting with City
of Toronto Planning Division Staff, R.E. Millward &
Associates is submitting an application on behalf of the
Site owners to amend former City of Toronto Zoning By-

law 438-86, as amended by Site-Specific By-law 9532015; and City of Toronto Zoning By-law 569-2013, as
amended by Site-Specific By-laws 954-2015, to allow
the proposed development at 2978-88 Dundas Street
West.
In the City of Toronto’s Official Plan, the Site is
designated Mixed Use Areas and is located on one of the
City’s Avenues. As discussed further below, this proposal
is consistent with these land use designations and an
Official Plan Amendment is not required. However,
because the Site is on an Avenue that has not yet
undergone a formal study, an Avenue Segment Review
report prepared in accordance with Section 2.2.3.3 of
the Official Plan is submitted with this application. Per
advice from City Planning staff, the Avenue Segment
Review prepared for the 2014 application is provided.
Under City of Toronto Zoning By-law 569-2013 the
Site falls within a Commercial Residential Zone with a
maximum permitted height of 14 metres and a maximum
density of 2.5 times the lot area. While the CR zone
permits the uses being proposed for the Site, a zoning bylaw amendment (ZBA) is required to allow for increases
in height and permitted density, as well as adjustments
to built form standards. The proposed zoning change
is intended to maintain the goals and objectives of the
Official Plan relative to Mixed Use Areas and Avenues.
An application for Site Plan Approval will be filed at
a later date, to be considered concurrently with this
rezoning application.

Figure 3: Proposed development viewed from Pacific Ave.
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Site Description
The Site comprises four existing parcels with a combined
area of 1,619 m2, located at the northwest corner
of Dundas Street West and Pacific Avenue. The site
includes, moving from east to west:

Parcel Address

Parcel Area (approx.)

Current uses
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2978-2982 Dundas Street West 812 m
and 406-408 Pacific Avenue

Two-storey mixed-use building containing five
commercial spaces and four residential rental
units

2984 Dundas Street West

318 m2

Two-storey mixed-use building containing one
commercial space and three residential rental
units

2986 Dundas Street west

263 m2

Two-storey mixed-use building containing one
commercial space and one residential rental units

2988 Dundas Street West

226 m2

One-storey commercial building

There are four at-grade parking spaces on the eastern
portion of the Site, accessed from Pacific Avenue. There
is a public lane behind the Site which runs from Pacific
Avenue to the rear of the property at 3030 Dundas
Street West.
The Site is well served by bus transit and is within walking
distance to a number of neighbourhood amenities,
including parks, schools and commercial activity along
Dundas Street West.

Figure 4: Existing Site Condition
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Contex t
The Site is located within the Junction neighbourhood
in Toronto, a mixed-use corridor which is surrounded
by residential neighbourhoods to the north and south.
Further north, adjacent to the Milton GO Transit Line, are
a number of industrial parcels. The building typologies
adjacent to the Site are predominantly one- to threestorey commercial buildings, low-rise single and semidetached residential homes; multi-storey residential
apartment buildings; and several one-storey industrial
buildings.
Dundas Street West has a designated right-of-way width
of 20 metres in this location. Along the Dundas corridor
there is no distinct cornice line. Most buildings fronting
Dundas range from one to three storeys in height, with
several exceptions rising to 5-6 storeys (at Gilmour and
Clendenan Avenues).
The Site is accessed by four TTC bus routes in the
immediate vicinity, with additional routes serving the
surrounding area which connect to multiple stations on
the Bloor-Danforth Subway Line. It is within walking
distance to High Park Subway Station (1.2 km) and the
St. Clair LRT line (1.2 km)

Figure 5: Context Map

Site Location
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Development Ac tivity
According to the City of Toronto’s Development Projects
database, the following development activity has taken
place in the vicinity of the Site since February of 2011
(see Map 1).
Table 1: Development Activity

Ward
14

Address
2376 Dundas St. W.

Description
New mixed use development containing
an 8-storey mid-rise building on Dundas
St W and a 23-storey tower on the
eastern portion of the site adjacent to
the rail corridor. Includes a pedestrian
walkway connecting to new Bloor GO/UP
Express Link and TTC subway entrance,
and pedestrian pick-up and drop-off
facility.
Redevelopment of the existing vacant
lands for an 8-storey mixed use building
with retail at grade.

Status
Site Plan (2013)
Under Review;
Rezoning (2011);
OMB Appeal
Allowed (2014)

# Res. Units
375

14

2803 Dundas St. W.

Site Plan (2011)
Under Review;
Rezoning Approved
(2011); Minor
Variance (2014)

92

14

60-61 Heintzman
Ave. “Heintzman
Place”

Heintzman Place is an Options for
Homes development, which provides
affordable housing for low-income
homebuyers. The buildings offer studio
to three bedroom units.

Construction
Completed (2012)

643

14

1552 Bloor St. W

Site Plan (2015)
Under Review

11

13

99 Mountview Ave.

5-storey mixed use building with
medical/dental offices on the ground
and second floors and residential units
above.
Addition and renovation to an existing
elementary school building - Keele
Street Public School (which also
houses Mountview Alternative School,
Keelmount Childcare, and Keele Street
City Community Centre).

Construction
Completed (2015)

N/A

13

1830 Bloor St. W.

14-storey condo and townhouse
development

Construction
completed (2015)

407

13

1990 Bloor St. W.

Proposed development of an 11-storey
mixed use building.

Under Construction
(2016)

108 (24
replacement
rental)

13

2114 – 2130 Bloor
St. W.

Proposed development of a 10-storey
mixed use building.

Rezoning Appealed
to OMB (2012);
Site Plan (2015)
Under Review

110
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Table 1: Development Activity (continued)

Ward
13

Address
2115 Bloor St W.

13

108 Vine Ave.

13

51-77 Quebec Ave.
and 40-66 High Park
Ave.

13

12 High Park Ave.

13

248 High Park Ave.

11

87 Ethel Ave.

11

150 Symes Rd.

Total Residential Units

Description
Proposal for an 8-storey mixed-use
building with retail and office uses on
the first and second floor.
Proposal for a 1,670 square metre
grocery store in the westerly portion of
the existing building.

Status
Rezoning (2015)
Under Review

# Res. Units
43

Rezoning Approved
(2015); Site Plan
(2015) Under
Review

N/A

Proposal to remove two blocks of
townhouses and construct two new
residential apartment buildings and a
two storey amenity block building. Two
existing residential apartment towers to
remain.
Proposal to permit redevelopment of
house-form rental housing building to
construct a 3-storey day nursery with
retail/service at grade and to construct
15 micro-retail units along the TTC
platform at High Park Station.
Proposed adaptive reuse of and
extension to a vacant place of worship
building to accommodate 77 residential
apartment units.

OMB Approved
Rezoning (2013);
Site Plan (2016)
Under Review

1,197

Rezoning (2016)
Under Review

0 (10 to be
replaced offsite)

Site Plan, Rezoning
Under Review
(2016)

77

Proposal for an approximately 26,083
square metre industrial development
with ancillary office space consisting
of five 2-storey buildings, two 4-storey
buildings and one 4-storey storage
building.
Proposed redevelopment of a largely
vacant and underutilized brownfield
site for an urban employment campus
featuring a wide range of employment
uses in three new buildings. The
proposal also provides for the adaptive
re-use of a historic building (former City
waste transfer station) and an existing
1930’s service garage building.

Site Plan (2013)
Under Review

N/A

OPA, Rezoning and
Site Plan (2013)
Under Review

N/A

3,063
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Map 1: Development Activity

150 Symes Rd.

87 Ethel Ave.
60-61
Heintzman Pl.

108 Vine Ave.

2803
Dundas St.
W.

248 High Park Ave.

99 Mountview Ave.

2376 Dundas St. W.

1552 Bloor St. W.
51 Quebec Ave.
2114-2130
Bloor St. W.

1830 Bloor St. W.
12 High Park Ave.
1990 Bloor St. W.

2115 Bloor St. W.
Community Services & Facilities Study Area
2014 Avenue Segment Study Area
The Site
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Polic y R ationale
Provincial Policy Statement
Through the Provincial Policy Statement (PPS) the
Government of Ontario provides policy direction on
matters related to land use planning and development.
The PPS sets the policy foundation for the regulation of
development, and the use of land in Ontario in support
of the Province’s goal of enhancing the quality of life for
Ontario’s citizens. The PPS is issued under the authority
of Section 3 of the Planning Act, which requires that all
decisions affecting planning matters “shall be consistent
with” the PPS.
Section 1.0 of the PPS, Building Strong Healthy
Communities, states that “Ontario’s long term prosperity,
environmental health and social wellbeing depend on
wisely managing change and promoting efficient land
use and development patterns”. Subsection 1.1.1 e)
states that “healthy, liveable and safe communities are
sustained by… promoting cost-effective development
standards to minimize land consumption and servicing
costs”. The development proposed for 2978-88 Dundas
Street West makes efficient use of existing services and
infrastructure, and minimizes the consumption of land
in a manner consistent with the intent of the PPS.
In addition, Section 1.1.3.3 of the PPS outlines that
planning authorities “shall identify appropriate locations
and promote opportunities for intensification and
redevelopment where this can be accommodated, taking
into account existing building stock or areas”, and
Section 1.1.3.4 calls for the creation of development
standards which facilitate intensification, redevelopment
and compact form. The proposal will achieve these
goals by taking advantage of an intensification
opportunity identified in Toronto’s Official Plan through
the Mixed Use Areas and Avenues designations with the
development of a mid-rise building appropriate to Site’s
specific context and pursuant to the City’s urban design
guidelines. Further discussion of these Official Plan
policies is provided below.
Section 1.4 of the PPS addresses housing policy.
Subsection 1.4.3 outlines that planning authorities
shall provide for an appropriate range of housing types
and densities to meet projected requirements of current
and future residents of the regional market area. The
following are among the identified means of satisfying
this goal:
• directing the development of new housing towards
locations where appropriate levels of infrastructure
and public service facilities are or will be available
to support current and projected needs;
• promoting densities for new housing which
efficiently use land, resources, infrastructure and

public service facilities, and support the use of
alternative transportation modes and public transit
in areas where it exists or is to be developed; and
• establishing development standards for residential
intensification, redevelopment and new residential
development which minimize the cost of housing
and facilitate compact form, while maintaining
appropriate levels of public health and safety.
The proposed development will contribute to the variety
of housing types in the Junction neighbourhood by
providing additional one-, two- and three-bedroom rental
units in an area with predominantly low-rise single and
semi-detached homes. By taking advantage of City
services present in the area, the development will provide
efficient use of infrastructure. Increased population
density will help to support transit infrastructure through
increased ridership.
A key feature of the proposed development is that it will
provide rental apartments within the neighbourhood,
addressing goals pertaining to affordability and housing
variety.
Section 1.6.7.4 states, in part, that “a land use pattern,
density and mix of uses should be promoted that
minimize the length and number of vehicle trips”. The
Site is located in proximity to existing transit service,
and is within walking and cycling distance to higher
order transit at Bloor Street and St. Clair Avenue West.

Growth Plan for the Greater Golden
Horseshoe
The Growth Plan for the Greater Golden Horseshoe
(Growth Plan) is a framework for implementing the
Government of Ontario’s vision for building strong,
prosperous communities by better managing growth in
this region to 2031. The Plan guides decisions on a wide
range of issues including: transportation, infrastructure
planning, land use planning, urban form, housing,
natural heritage and resource protection.
The Growth Plan is grounded in a number of principles
that provide the basis for guiding decisions on how land
is developed, including:
• Building compact,
communities; and

vibrant

and

complete

• Optimizing the use of existing and new
infrastructure to support growth in a compact,
efficient form.
The redevelopment of 2978-88 Dundas Street West
will result in a more compact land use pattern and an
efficient utilization of existing municipal services, such
as transit, hydro and sewers. The proposal satisfies the
goals included of Section 2.2.2 of the Growth Plan –
Managing Growth, including:

9

• Directing a significant portion of new growth
to the built-up areas of the community through
intensification;
• Reducing dependence on the automobile through
the development of mixed-use, transit-supportive,
pedestrian-friendly urban environments;
• Providing convenient access to intra- and intercity transit; and
• Encouraging cities and towns to develop as
complete communities with a diverse mix of land
uses, a range and mix of employment and housing
types, high quality public open space and easy
access to local stores and services.
The proposed development also supports the goals
in Section 3 of the Growth Plan, which is focused on
Infrastructure to Support Growth and contains policy
focused on optimizing both existing infrastructure and
future infrastructure investments through compact
urban form.

service growth in Toronto in the coming decades, as well
as much of the new housing.
The proposal meets the development criteria for Mixed
Use Areas through the construction of a mid-rise, mixeduse building with the opportunity for retail at grade.
Furthermore, the proposal meets the development criteria
for Mixed Use Areas by increasing the neighbourhood’s
stock of residential rental apartments in close proximity
to public transit, parks, schools and community services
and facilities which, as a result, helps to reduce auto
dependence while meeting the needs of the local
community.
The area immediately to the north of the Site is
designated Neighbourhoods. Neighbourhoods are
considered physically stable areas made up of primarily
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. Development

Official Plan
The Official Plan provides a framework to guide new
development in the City of Toronto. Map 2 of the Official
Plan, Urban Structure, identifies the portion of Dundas
Street West where the Site is located as an Avenue.
The Avenues designation recognizes opportunities to
intensify and reurbanize existing arterial corridors as a
means to manage the City’s growth. Not all Avenues
are expected to develop in the same way; each Avenue
has a unique character, physical context and geography,
and requires individual study to determine appropriate
urban design, land use, transit and service delivery in
its particular circumstances. The Official Plan requires
Avenue Studies to be undertaken as tools to guide the
development of the Avenues as ‘main streets’, which
will serve their adjacent communities and also become
destinations within the City. The section of Dundas
Street West in which the Site is located has not yet been
addressed in an Avenue Study. In order to examine
the potential precedent-setting effects of the proposed
development on the designated Avenue, an Avenue
Segment Review was carried out in connection with the
2014 rezoning application, in accordance with Section
2.2.3.3 of the Official Plan.
On Map 17 of the City of Toronto Official Plan, the Site is
designated Mixed Use Areas. According to Section 4.5
of the Official Plan, Mixed Use Areas achieve a multitude
of planning objectives by combining a broad array of
residential uses, offices, retail and services, institutions,
entertainment, recreation, cultural activities, parks and
open spaces. Mixed Use Areas are expected to absorb
most of the anticipated increase in retail, office and

Mixed Use Areas
Neighbourhoods

Parks
Employment Areas

Figure 6: Official Plan - Land Use

Avenues
Figure 7: Official Plan Urban Structure

Site Location

Green Space Systems
Site Location
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criteria included in Section 4.5 of the OP require new
buildings in Mixed Use Areas to be located and massed
in a manner that provides effective transition between
areas of different development intensity and scale. The
proposed development will ensure appropriate transition
to the lower density Neighbourhood to the north through
strategic massing, setbacks and stepbacks.
Policy 3.2.1.6 sets out a series of criteria for the
replacement of rental housing units to be removed
through new private development that would result in
the loss of six or more units. As the existing building
contains eight residential rental units, an accompanying
Housing Issues Report is submitted with this application
to address the requirements of this Official Plan policy.
Official Plan Map 36 identifies the West Toronto
Junction area, within which the Site is located, as a
Potential Heritage Conservation District (HCD). Site and
Area Specific Policy 305 states that this identification
is “symbolic and general in nature”, and that precise
boundaries will be determined once a formal Heritage
Conservation District Study has been completed. By
identifying the West Toronto Junction area as a Potential
Heritage Conservation District in the Official Plan, this
policy enables the City to potentially direct any Section
37 funds resulting from approved development in the
vicinity to be applied to a future Heritage Conservation
District Study. In its report dated February 3, 2015,
City Planning staff assessed 16 areas nominated
for HCD studies, including the Junction. Based on
predetermined prioritization criteria, staff recommended
that the Junction area be assigned a ‘Medium’ priority
for considering an HCD study in future. The timeline for
an HCD study to be undertaken is unknown.

Site Location
Figure 8: Official Plan Map 36 Potential Heritage Conservation Districts

Zoning By-law
The Site is currently subject to former City of Toronto
By-law 438-86 and City-wide Zoning By-law 569-2013
(under appeal). The eastern half of the site, known
as 2978-2982 Dundas Street and 406-408 Pacific
Avenue, is subject to Site-Specific By-laws 953-2015
and 954-2015, which permit the previously approved
development. They are attached in Appendix B.
Under By-law 438-86, the Site is zoned MCR T2.5 C1.0
R2.0. This “main street” zoning permits a variety of
commercial and residential uses at a total density of 2.5
times the lot area. Of the 2.5 total density permission,
a maximum of 1.0 times the lot area is permitted for
commercial uses and 2.0 times the lot area is permitted
as residential space. The by-law also limits building
height on this site to 14 metres, or approximately 4
storeys, allowing additional height up to 5 metres above
the height limit to accommodate mechanical elements.
The Site is zoned CR2.5 (c1.0; r2.0) SS2 x2220 in
City of Toronto By-law 569-2013. This zoning generally
carries forward the density, use and height provisions
applicable under By-law 438-86. Under the new Citywide by-law, the Site is also subject to Development
Standard Set 2, which sets design-related standards
for development on the City’s Avenues and main
streets. These standards include setbacks, street wall
and angular plane requirements for mid-rise buildings,
which reflect the performance standards of the Avenues
and Mid-Rise Building Study, discussed further below.
The proposed development requires a zoning amendment
to increase the permitted development density and

Figure 9: City of Toronto
Zoning By-law 569-2013

Site Location
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height, as well as to adjust certain performance
standards, for those parcels that did not form part of
the previous application. Because the revised concept
involves certain changes to the internal circulation and
parking provision for the building, it may be appropriate
to repeal the two Site-Specific by-laws applicable to
the site to be replaced with new by-laws permitting
the development of the expanded site. Otherwise, the
proposal complies with the mixed commercial-residential
land use permission currently in place.

Avenue right-of-way, up to a maximum mid-rise
height of 11 storeys (36 metres).
The right-of-way width for Dundas Street West is 20
metres, which would allow a mixed use building height
of 6 storeys or 19.5 metres. Beyond this height, the
Zoning By-law would allow for an additional 5 metres for
the building’s mechanical elements, for a total of 24.5
metres in height. The building is proposed at a total
height of 8 storeys or 24.35 metres, wherein the majority
of the building’s mechanical elements are wrapped and
screened with amenity space. A small elevator overrun
is proposed above the eighth storey, to a height of 26.4
metres within the angular plane.

Avenues & Mid-Rise Building Study
The Avenues and Mid-Rise Buildings Study was
undertaken to determine an appropriate form of
intensification along the Official Plan’s designated
Avenues to encourage a main street environment that
is compatible with adjacent neighbourhoods. The
resulting guidelines and performance standards inform
the review of development applications for properties
within an Avenue that have an underlying Mixed Use
Areas designation. As the Site is designated as both
an Avenue and Mixed Use Areas, the Avenues and MidRise Buildings Study provides a series of performance
standards to be addressed in its redevelopment. City
Planning has undertaken a review of the performance
standards to monitor their effectiveness in guiding
mid-rise development; as of the date of this report the
recommended potential changes have not been adopted
by City Council. The current performance standards
relevant to this Site are discussed in further detail below,
as they relate to the proposed building.

2. Minimum Building Height
All new buildings on the Avenues must achieve a
minimum height of 10.5 metres (up to 3 storeys) at
the street frontage.
In recognition of the mainly 2-3 storey commercial
context, the proposed building establishes a cornice line
at the top of the third storey, from which the upper levels
terrace back. Consistent with the previously approved
development, this height is established at 9.5 metres
to respond to the predominant existing streetwall of
Dundas Street West.
3. Minimum Ground Floor Height
The minimum floor to floor height of the ground
floor should be 4.5 metres to facilitate retail uses at
grade.
The ground floor is proposed as previously approved, with
a 3.7 metre floor to floor height; less than the 4.5 metre
minimum standard but still greater than the typical
proposed residential floor height of 2.95 metres. This

1. Maximum Allowable Height

This drawing is the property of the Architect
and may not be reproduced or used without
the express consent of the Architect. The
Contractor is responsible for checking and
verifying all levels and dimensions and shall
report all discrepancies to the Architect and
obtain clarification prior to commencing
work.

The maximum allowable height of buildings on
the Avenues will be no taller than the width of the
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ground floor height is more in keeping with the existing
floor heights of neighbouring retail frontages while still
allowing a viable commercial space.
4A. Front Façade: Angular Plane
The building envelope should allow for a minimum
of 5-hours of sunlight onto the Avenue sidewalks
from March 21st - September 21st.
As the Site is on the north side of the Avenue, the
proposed redevelopment will not have an impact on the
amount of sunlight reaching the Dundas Street West
sidewalk.
4B. Front Façade: Pedestrian Perception Step-back
“Pedestrian Perception” step-backs may be required
to mitigate the perception of height and create
comfortable pedestrian conditions.

5A. Rear Transition to Neighbourhoods: Deep
The transition between a deep Avenue property and
areas designated Neighbourhoods, Parks and Open
Space Areas, and Natural Areas to the rear should
be created through setback and angular plane
provisions.
With a lot depth of 53.2 metres measured from the Dundas
frontage, the Site is defined as a deep Avenue property,
which abuts a lane and a designated Neighbourhood to
the north. The proposed building incorporates a series
of terraced stepbacks, with generous landscaping of
upper level rear decks to prevent overlook into adjacent
Neighbourhood lots. The built form has regard for a
45-degree angular plane consistent with the previously
approved development and Performance Standard 5B
for shallow properties.

The building is designed with step-backs from the front
façade above the third, fifth and seventh levels to aid in
mitigating the height impact as perceived from Dundas
Street West.

6. Corner Sites: Heights & Angular Planes

4C. Front Façade: Alignment

As the Site is at the corner of Dundas Street West and
Pacific Avenue, building step-backs are provided from
the Pacific frontage above the third, fifth and seventh
level, with regard for a 45 degree angular plane above
the fifth storey.

The front street wall of mid-rise buildings should
be built to the front property lines or applicable
setback lines.
The proposed development is built to the front lot
line with recessed retail entries, reflecting existing
conditions as well as maintaining a consistent edge with
neighbouring buildings.

On corner sites, the front angular plane and heights
that apply to the Avenue frontage will also apply to
the secondary street frontage.

7A. Minimum Sidewalk Zones
Mid-rise buildings may be required to be set back at
grade to provide a minimum sidewalk zone.
The current sidewalk width, measured from back of curb

Figure 11: Landscape Plan
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to building face, is approximately 3.8 metres. In order
to achieve the recommended 4.8 metre sidewalk width
as considered in the City of Toronto’s Vibrant Streets
Manual, an additional setback of 1.0 metres would
be required. However, the predominant character of
Dundas Street West includes building edges to the lot
line at grade, some of which may feature inset entrances
to the retail uses, but still precluding the establishment
of a consistent pedestrian clearway as the Manual
suggests. As previously, it is our submission that the
standard to provide a setback at grade is not applicable
in this context.

metres from the line to break up its length.
8C. Side Property Line: Step-backs at Upper Storeys
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 stepbacks at the upper storeys.
Located on a corner site, the proposed development
provides an additional angular plane from the Pacific
Avenue frontage to provide sunlight and sky views.
Stepbacks from the west (interior) lot line are also
proposed above the sixth and seventh levels.

7B. Streetscapes

8E. Side Property Line: Side Street Setbacks

Avenue streetscapes should provide the highest
level of urban design treatment to create beautiful
pedestrian environments and great places to shop,
work and live.

Buildings should be setback along the side streets
to provide transition to adjacent residential
properties with front yard setbacks.

The proposed landscape concept includes the planting
of street trees along the perimeter of the Site, along with
enhanced paving details in the City boulevard on Pacific
Avenue. These proposed details have been designed
to be consistent with the objectives of the Junction
Business Improvement Area’s emerging streetscape
initiative, which seeks to utilize the space on Pacific
Avenue as a community gathering area and for occasional
road closures during festivals.

Though the building will be located at the side lot line
consistent with Performance Standard 8A, a separation
distance of over 7.5 metres between the proposed and
residential buildings to the north will be provided,
through the widening of the public lane through the Site
redevelopment and a 3 metre setback from the proposed
new rear lot line. This distance is sufficient to provide
a transition between the proposed and existing building
setbacks on Pacific Avenue.

8A. Side Property Line: Continuous Street Walls

12. Balconies & Projections

Mid-rise buildings should be built to the side
property lines.

Balconies and other projecting building elements
should not negatively impact the public realm
This drawing is the property of the Architect
and may not be reproduced or used without
the express consent of the Architect. The
Contractor is responsible for checking and
verifying all levels and dimensions and shall
report all discrepancies to the Architect and
obtain clarification prior to commencing
work.

The west side of the building is built to the side lot line,
with the exception of an internal well set back 5.5 metres
from the lot line beyond a depth of approximately 16
metres from Dundas Street West. The well is intended
to provide opportunities for windows, light and open
space for the internal units and roughly corresponds with
a similar opening under construction on the adjacent
property to the west.
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or prevent adherence to other Performance
Standards.

Avenues

A limited number of small glazed balconies are proposed,
inset behind the main front wall of the building, and
are not expected to have an impact on the perceived
massing or on the public realm.

In addition to the high-quality design and building materials
discussed above, the proposed building incorporates a
green roof, streetscaping elements and provides a venue
for future public events in the Pacific Avenue gathering
space.

13. Roofs & Roofscapes

19A. Heritage & Character Areas

Mechanical penthouses may exceed the maximum
height limit by up to 5 metres but may not
penetrate any angular planes.
The proposed elevator overrun above the eighth storey is
well within the angular plane provisions.
14. Exterior Building Materials
Buildings should utilize high-quality materials
selected for their permanence, durability and
energy efficiency.
A suite of high-quality materials, including masonry,
glazing and concrete has been proposed and will be
explored further through the Site Plan Review process,
in consultation with community representatives.
15. Façade Design & Articulation
Mid-rise buildings will be designed to support the
public and commercial function of the Avenue
through well articulated and appropriately scaled
façades.
The proposed façade supports the predominant cornice
line of the commercial block and is differentiated
through a distinctive brick and varied window treatment,
with an inset to address the corner.
16A. Vehicular Access
Whenever possible, vehicular access should be
provided via local streets and rear lanes, not the
Avenue.
Vehicular access to the residential parking garage,
loading space and visitor parking is provided from the
widened public lane.
17. Loading & Servicing
Loading, servicing, and other vehicular related
functions should not detract from the use or
attractiveness of the pedestrian realm.
The loading area is mostly screened from view and
located furthest from the local street, beyond the visitor
parking spaces which are fully behind the building wall.
18. Design Quality
Mid-rise buildings will reflect design excellence and
green building innovation, utilizing high-quality
materials that acknowledge the public role of the

All mid-rise buildings on the Avenues should
respect and be sensitively integrated with heritage
buildings in the context of Heritage Conservation
Districts.
This portion of Dundas Street West is identified as a
Character Area in Appendix A of the Mid-Rise Study,
where development must respond to additional
performance standards. The analysis of various districts
in the Character Areas Appendix identifies “areas of
cultural interest or historic character, containing notable
characteristics that should be taken into consideration
when Avenues are planned for redevelopment”. With
respect to the Junction and the Junction Triangle, the
description in the document reads:
The Junction emerged in the 1880s when the
Grand Trunk, Toronto Grey and Bruce and Northern
railways began service to the area. This in turn
attracted industry and labourers to the area. By the
1960s the commercial railway lines bypassed the
Junction, which resulted in a decline in the local
industry and employment in the area. Today the
Junction is experiencing an influx of new residents
and revitalization. The area contains a low scale fine
grain fabric. The Junction Triangle contains a mix of
single-family homes and fine grain retail. The fine
grain retail character should be considered in future
development.
19B. Development in a HCD
The character and values of HCDs must be
respected to ensure that the district is not
diminished by incremental or sweeping change.
The Junction area has been nominated as a potential
Heritage Conservation District by the local community,
though the City has not prioritized the area for an HCD
study at this time. As with the previous proposal, the
development has been designed to respond to the scale,
character and materiality of the Character Area. The
Avenue Segment Review Study submitted with this
application concludes that significant incremental
redevelopment is not anticipated in the short term; and,
that should this proposal set the precedent for future
development sites, it would not have a material impact
on the overall character of the district.
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19D. Character Area: Fine Grain Fabric
New mid-rise buildings in Character Areas that
have a fine grain, main street fabric should be
designed to reflect a similar rhythm of entrances
and multiple retail units.
The retail space designed at grade level reflects the
smaller scale and lower ceiling heights of the surrounding
commercial neighbourhood, with opportunities for the
creation of multiple, distinct retail units.
19E. Character Area: Consistent Cornice Line
Buildings in a Character Area should maintain a
consistent cornice line for the first step-back by
establishing a “datum line” or an average of the
existing cornice line.
Cornice lines are widely varied along Dundas Street West,
even between neighbouring properties. Nevertheless a
distinctive cornice line has been established at the third
storey to be generally consistent with the properties
immediately to the west. Above this first stepback, a
lighter material palette is proposed for the upper storeys.

PLANNING OPINION
The proposed redevelopment at 2978-88 Dundas Street
West is a sustainable approach to the intensification of
a mixed-use corridor with a built form that is consistent
with both the City’s policies and guidelines and the
existing neighbourhood context. Its scale and density
respond appropriately to surrounding conditions while
making efficient use of existing transit and servicing
infrastructure, pursuant to Provincial planning objectives.
The proposed development will build on the vitality of the
Junction neighbourhood, providing infill development on
the Dundas West Avenue in a manner which supports the
goals of the City of Toronto’s Official Plan and reflects
the performance standards for new development on the
Avenues. The development will provide retail spaces
at grade to supplement the healthy commercial activity
already present on the strip, and will be massed in a
manner that is appropriate to the Site’s surrounding
context and the 20 metre right of way on which it is
located.
The proposed apartment building is consistent with the
development standards for arterial streets contained
in the new zoning by-law. Planting and streetscaping
surrounding the Site will enhance the public realm
and provide public programming opportunities directly
accessible from Pacific Avenue. Further analysis in
supporting studies submitted with this application
demonstrates that the addition of 84 units to the area will
not have a material impact on municipal services, area
traffic or community facilities, nor will a potential future
development scenario that follows this precedent. It is
our opinion that the proposed development represents
good planning.
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Appendix A: Community Services and Facilities Study
for the Redevelopment of 2978-88 Dundas Street West
and 406-408 Pacific Avenue

Prepared By: R.E. Millward & Associates Ltd.
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I ntroduc tion
R.E. Millward & Associates has prepared the following
updated study of Community Services and Facilities, to
support the application for a Zoning By-law amendment to
permit the proposed redevelopment of 2978-2988 Dundas
Street West and 406-408 Pacific Avenue (the Site). As part
of a previous rezoning application, an Avenue Segment
Review report was prepared in 2014, studying the portion
of Dundas Street West between Keele Street and St. John’s
Place/Malta Park (the Segment). The purpose of this report
is to provide an overview of the community services and
facilities located in the Study Area, updated to March
2016, in an effort to understand the potential impact of
redevelopment of the Site and potential development of
soft sites along the Dundas West Segment.

Community Profile
Study Area
In consultation with City Planning Staff, a Study Area
was established for the purposes of identifying the range
of community services and facilities that serve the local
population. The Study Area is shown on Map A-1. It is roughly
bounded by Bloor Street West to the south, Runnymede
Road to the west, the Lavender Creek Trail Hydro Corridor
and Northland Ave to the north, and the CNR/Barrie GO
Transit Line to the east.

Map A-1: CS&F Study Area

Census Tracts

Data sources: Statistics Canada, 2015. Base Map: Open Street Map, 2016

Study Area Boundary

Site
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Demographics
Methodology
To analyze the demographic characteristics of the Study
Area, data from both the 2006 and 2011 Statistics Canada
census was used. Both 2006 and 2011 Census data was
consulted because in 2011 the scope of the Census was
reduced. The Study Area follows the boundaries of the
nine census tracts as identified by Statistics Canada in the
2006 Census; however, in 2011 two of these census tracts
were combined. Census Tract data was aggregated to help
present a general demographic profile of the surrounding
community. As there has not been a census taken since the
previous CS&F report was produced in 2014, this section
of the report has not been revised. The census tracts that
make up the Study Area are identified on Map A-1.

2011 Census: Demographic Highlights
This section provides an analysis of the demographic data
collected for the area surrounding the Site and Segment.
The Study Area has a population of 32,198 people, a 3.8%
increase from 2006 population levels. This population
represents just over 1.2% of the City’s total population of
2,615,060, which increased by over 100,000 people over
the same period of time. The Study Area’s population by
age group is made up of a lower proportion of residents
under 20 years old, and a greater proportion of residents
between 20 and 59 years old (Figure A-1).

Figure A-1: CS&F Study Area Age Distribution (2011)

Figure A-2: CS&F Study Area Family Size (2011)

A-2

Within the Study Area, 49.5% of the population identifies
as being married or living with a common law partner. This
compares to 51.1% of the City’s total population. Census
family size within the Study Area differs from the City’s
overall trends. A Census Family consists of a married couple
(with or without children), a common-law couple (with or
without children), or a lone parent family. The Study Area
has a higher proportion of two and four person households
than the City as a whole, and a lower proportion of threeand five-or-more-person households (Figure A-2). It should
also be noted that the Census Families within the Study
Area are less likely to have a single parent, with 18.06%
being single parent families as compared to 21.3% of
Census Families in the entire City.
Within the Study Area, English is identified as the language
most often spoken at home in nearly 76% of households.
This is almost 12% higher than for the City as a whole.
Other than English, only Korean speakers make up more
than 2% of the population at 3.3% of the population
(Figure A-3).

The proportions of Census-reported building types in the
Study Area vary significantly from those of the City as a
whole. While the Study Area has a lower proportion of
apartment buildings over five storeys than the City as a
whole, there are larger numbers of apartment buildings
below five storeys, duplexes, and semi-detached homes
(Figure A-4).
Overall, the 2011 demographic data for the Study Area
suggests the following:
•

The population in the Study Area has increased since
2006;

•

An analysis of age distribution finds fewer young  people
(age 19 and under) than the City of Toronto as a whole,
and more residents between 20 and 59 years old;

•

Family sizes within the Study Area are inconsistent with
those of the City as a whole, with more two- and fourperson families, and fewer three- and five-or-moreperson families;

Figure A-3: CS&F Study Area Language Most Often Spoken At Home (2011)

Figure A-4: CS&F Study Area Building Types (2011)
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•

As in the rest of the City, English is the language
most often spoken at home; however the Study Area
features a significantly higher concentration of English
speakers;

•

The Study Area has a lower proportion of the City’s
apartment units in large buildings, and a higher
proportion of apartment units located in low-rise
buildings.

2006 Census: Demographic Highlights
As outlined in the methodology section, there are a number
of data sets not provided by the 2011 Census for which
we have had to rely on the 2006 Census. This is important
to note, as the older data is less reliable when considering
current population and conditions in the Study Area.
In 2006, of the 15,615 dwellings in the Study Area
identified as “Occupied by a Usual Resident”, 40% were
owned and 60% were rented. The median household
income in the Study Area was $55,939, higher than the
City-wide median household income of $52,833. A total
of 20,765 people or 70.3% of the Study Area’s population
was in the labour force in 2006, greater than Toronto’s
overall rate of 65%. This is further reflected in a slightly
lower rate of unemployment, with 4.8% unemployment in
the Study Area as compared to 5% of people for the City as

a whole. The Study Area’s labour force was employed in a
variety of occupations, with the most significant populations
working in Sales and Services (20%); Business, Finance
and Administration (20%); Social Science, Education and
Government (13%); and Management (12%). People in the
Study Area are reported to have higher rates of employment
in Arts, Culture, Recreation and Sport; Social Science,
Education and Government; Health; Natural and Applied
Science; and Management sectors (Figure A-5).
In 2006, within the Study Area there was a significantly
higher level of educational attainment than is typical in
the City, with over 40% of residents holding a University
Certificate, Diploma or Degree, as compared with under
30% in the City overall (Figure A-6).
In 2006, a lower proportion of Study Area residents were
immigrants (44%), when compared to the City as a whole
(49%). Of the area’s immigrants, 55% immigrated before
1991, 23% immigrated between 1991 and 2000, and
24% immigrated between 2001 and 2006. Proportionally,
more of the Study Area’s immigrants arrived before 1991
when compared to the City as a whole (48%).

Figure A-5: CS&F Study Area Labour Force by Occupation (2006)
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Figure A-6: CS&F Study Area Labour Force by Occupation (2006)
Overall, the 2006 demographic data for the Study Area
suggests the following:
•

Study Area residents own their homes proportionally
less than residents in the entire City;

•

Residents in the Study Area have a median income
approximately $3,000 higher than the City’s average;

•

Labour force activity in the Study Area is not
representative of the trends across the City, with
less participation in Trades; Sales and Services; and
Business and Finance; and more employment through
Arts, Culture, Recreation and Sport; Social Science,
Education and Government; Health; Natural and
Applied Science; and Management sectors;

•

Residents in the Study Area have significantly higher
level of academic achievement than across the City as
a whole; and

•

The Study Area has a lower proportion of immigrants
when compared to the City as a whole, of which 24%
arrived in Canada between 2001 and 2006.
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Transit Accessibility
The Site is well served by multiple transit routes (Map
A-2), with bus, streetcar, subway and regional rail options
available.

Of these routes, the Bloor-Danforth Subway is located
just 1.3 km from the Site, and the 41 Keele Bus, 89
Queensway Bus, 26 Dupont Bus, 30 Lambton Bus all
have stops located within 500 metres of the Site. Three
Blue Night bus routes also run through the study area:
300 Bloor-Danforth, 312 St. Clair and 313 Jane.

The 40 Junction bus runs past the Site, stopping at
the intersection of Dundas and Pacific, and providing
connections to the following routes in the study area:

Regional connectivity is available from the Bloor GO
Station on the Milton GO Line and the Kitchener GO Line.
The new Union-Pearson Express also provides a rail link to
Pearson International Airport or Union Station from Bloor
GO Station.

•

504 Roncesvalles Streetcar

•

505 Dundas Streetcar

•

512 St. Clair Streetcar

•

26 Dupont Bus

•

30 Lambton Bus

•

41 Keele Bus (including 41E Express)

•

71 Runnymede Bus

•

79 Scarlett Rd. Bus

•

89 Queensway Bus

•

193 Exhibition Rocket Bus
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Development Ac tivity
Within the Study Area the following development activity
has taken place since February of 2011:

Table 1: Development Activity
Ward

Address

14

2376 Dundas
St. W.

Description
New mixed use development containing an
8-storey mid-rise building on Dundas St W
and a 23-storey tower on the eastern portion
of the site adjacent to the rail corridor.
Includes a pedestrian walkway connecting
to new Bloor GO/UP Express Link and TTC
subway entrance, and pedestrian pick-up and
drop-off facility.

Status

# Res. Units

Site Plan (2013)
Under Review;
Rezoning (2011);
OMB Appeal Allowed
(2014)

375

2803 Dundas
St. W.

Redevelopment of the existing vacant lands
for an 8-storey mixed use building with retail
at grade.

Site Plan (2011)
Under Review;
Rezoning Approved
(2011); Minor
Variance (2014)

14

92

14

60-61
Heintzman Ave.
“Heintzman
Place”

Heintzman Place is an Options for Homes
development, which provides affordable
housing for low-income homebuyers. The
buildings offer studio to three bedroom units.

Construction
Completed (2012)

643

14

1552 Bloor St.
W

5-storey mixed use building with medical/
dental offices on the ground and second floors
and residential units above.

Site Plan (2015)
Under Review

11

13

99 Mountview
Ave.

Proposed addition and renovation to an
existing elementary school building - Keele
Street Public School (which also houses
Mountview Alternative School, Keelmount
Childcare, and Keele Street City Community
Centre). Site alterations are also proposed.

Construction
Completed (2015)

N/A

13

1830 Bloor St.
W.

14-storey condo and townhouse development

Construction
completed (2015)

407

13

1990 Bloor St.
W.

Proposed development of an 11-storey mixed
use building.

Under Construction
(2016)

108 (24
replacement
rental)

13

2114 – 2130
Bloor St. W.

Proposed development of a 10-storey mixed
use building.

Rezoning Appealed
to OMB (2012); Site
Plan (2015) Under
Review

110

13

2115 Bloor St
W.

Rezoning (2015)
Under Review

43

13

108 Vine Ave.

Rezoning Approved
(2015); Site Plan
(2015) Under Review

N/A

13

51-77 Quebec
Ave. and 40-66
High Park Ave.

OMB Approved
Rezoning (2013) Site
Plan (2016) Under
Review

1,197

Proposal for an 8-storey mixed-use building
with retail and office uses on the first and
second floor.
Proposal for a 1,670 square metre grocery
store in the westerly portion of the existing
building.
Proposal to remove two blocks of townhouses
and construct two new residential apartment
buildings and a two storey amenity block
building. Two existing residential apartment
towers to remain.
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Table 1: Development Activity (continued)
Ward

Address

13

12 High Park
Ave.

13

248 High Park
Ave.

11

11

Description
Proposal to permit redevelopment of houseform rental housing building to construct
a 3-storey day nursery with retail/service at
grade and to construct 15 micro-retail units
along the TTC platform at High Park Station.
Proposed adaptive reuse of and extension
to a vacant place of worship building to
accommodate 77 residential apartment units.

Status

# Res. Units

Rezoning (2016)
Under Review

0 (10 to be
replaced offsite)

Site Plan, Rezoning
Under Review (2016)

77

87 Ethel Ave.

Proposal for an approximately 26,083 square
metre industrial development with ancillary
office space consisting of five 2-storey
buildings, two 4-storey buildings and one
4-storey storage building.

Site Plan (2013)
Under Review

N/A

150 Symes Rd.

Proposed redevelopment of a largely vacant
and underutilized brownfield site for an urban
employment campus featuring a wide range
of employment uses in three new buildings.
The proposal also provides for the adaptive
re-use of a historic building (former City
waste transfer station) and an existing 1930’s
service garage building.

OPA, Rezoning and
Site Plan (2013)
Under Review

N/A

Total Residential Units

3,063
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Sur vey of Existing Community Ser vices &
Facilities
The following is a review of the Community Services &
Facilities within the Study Area which serve the Site and
Segment. Each section provides a graphic summary of
the existing facilities (schools, child care centres, parks
and recreational facilities, social and emergency services,
libraries and places of worship) within, or in the immediate
vicinity of, the Study Area.

Map A-3: Schools

TDSB School

Schools
Map A-3 shows the Schools in the immediate vicinity of the
Site.

TCDSB School

Site

Data source: Toronto Police Services, 2014
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Toronto District School Board
On March 4, 2016, Toronto District School Board staff
reported the following enrolment information for public
schools serving the vicinity of 2978 Dundas St. W (See
Table 2):

Table 2: TDSB Schools
Approx.
distance

School Name

Address

Capacity

FTE
Enrolment

Utilization
Rate

Portables

2717 Dundas St W

171

62

36.25%

0

265 Annette St.

568

476

83.80%

0

295

319

108.14%

2

257

459

178.60%

6

115

103

89.56%

0

14 Ruskin Ave

297

257

86.53%

0

25 Rexford Rd

231

181

78.35%

0

357 Runnymede Rd

1011

1028

101.68%

3

Elementary/Primary
750 m
850 m
950 m
1.3 km
1.3 km
1.5 km
1.8 km
1.9 km

Lucy McCormick Senior School
Annette Street Junior and
Senior Public School
Indian Road Crescent Junior
Public School
Keele Street Junior and Senior
Public School
Mountview Alternative Junior
School
Perth Avenue Junior Public
School
King George Junior Public
School
Runnymede Junior and Senior
Public School

285 Indian Road
Crescent
99 Mountview
Avenue
99 Mountview
Avenue

1.9 km

Carleton Village Jr & Sr Sports
and Wellness Academy

315 Osler St.

602

268

44.51%

0

2.3 km

Rockcliffe Middle School

400 Rockcliffe Blvd

462

328

71.00%

0

2.4 km

George Syme Community School

69 Pritchard Ave

649

384

59.16%

0

2.7 km

Harwood Public School

50 Leigh St.

337

157

46.58%

0

2.7 km

Howard Junior Public School

30 Marmaduke St

577

566

98.10%

0

5572

4588

82.34%

11

TOTAL (primary)
Secondary
800 m

Humberside Collegiate Institute

280 Quebec Ave

1020

1168.32

114.54%

0

1.3 km

The Student School

125 Evelyn Cres

210

107.27

51.10%

0

1.3 km

Ursula Franklin Academy

146 Glendonwynne
Rd

621

484.40

77.93%

0

1.3 km

Western Technical-Commercial
School

125 Evelyn Cres

1515

1038.07

68.51%

0

3366

2797

83.10%

0

TOTAL (secondary)
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TDSB staff indicated there were no plans for closure of the
identified schools in the near future. Keele Street Junior
and Senior Public School will be expanded with an 11room addition in 2016.
Based on the TDSB’s pupil yield rates of 0.06 elementary
students and 0.03 secondary students per unit, the
student population projected to result from the proposed
development of the Site is 5 elementary students and 2.5
secondary students.
Within the identified TDSB home schools there is capacity
to accommodate the elementary students at Annette Street
Junior and Senior Public School as the current utilization
rate is 83.8%. Within the TDSB elementary schools
identified in this Study, there is also sufficient capacity in
the following schools:
•

Mountview Alternative Junior School;

•

Perth Ave Junior Public School;

•

King George Junior Public School;

•

Carleton Village Junior and Senior Sports and
Wellness Academy;

•

Rockcliffe Middle School;

•

George Syme Community School; and

•

Hardwood Public School.

Among the secondary schools identified, Humberside
Collegiate is currently over capacity with a utilization
rate of 114.5%. Western Technical-Commercial School
is the closest technological and commercial school and

Approx.
distance

has sufficient capacity with a utilization rate of 68.51%.
Western Technical-Commercial School shares a site with
The Student School and Ursula Franklin Academy, both of
which feature specialized programs but which also report
sufficient capacity to accommodate additional students.

Toronto Catholic District School Board
On March 17, 2016, TCDSB staff reported the following
enrolment information for Catholic schools serving the
vicinity of the Site, shown in Table 3.
The TCDSB anticipates a pupil yield of 6 elementary
students and 0 secondary students from the proposed
development of the Site. TCDSB staff reported that the
board has no plans to expand or consolidate existing
schools in the area or build any new facilities. They noted
that because TCDSB Elementary and Secondary schools in
the area are oversubscribed, students living in the proposed
development may not be able to be accommodated in
permanent facilities at those schools.
The Site and Segment are located within the TCDSB’s
Ward 10. The nearest Ward 10 elementary school, also
identified as the community school, is St. Cecilia Catholic
Elementary School (approximately 900 m from the Site).
Though St. Cecilia is over capacity with a utilization rate
of 104%, there is sufficient capacity at St. Luigi Catholic
Elementary school which is approximately 1.7 km east
of the Site and easily accessible via public transit. The
nearest Secondary school, Bishop Marrocco Thomas
Merton Catholic Secondary school, has sufficient capacity
for additional students.

Table 3: TCDSB Schools
School Name

Address

Capacity

FTE
Enrolment

Utilization
Rate

Portables

Elementary / Primary
900 m

St Cecilia Catholic Elementary School

355 Annette St.

628

653

104.0%

0

1.7 km

St Luigi Catholic Elementary School

2 Ruskin Ave

424

170

40.1%

0

605 Willard Ave

619

471

76.1%

0

1,671

1,294

77.4%

0

1515 Bloor St W

1158

886

76.5%

0

99 Humber Blvd

945

754

79.8%

0

1530
942

213.3%
81.35%

20
20

1.9 km

James Culnan Catholic Elementary
School
TOTAL (primary)
Secondary

2.2 km
3.0 km
7.1 km

Bishop Marrocco Thomas Merton
Catholic Secondary School
Archbishop Romero Catholic
Secondary School
Bishop Allen Academy
TOTAL (Secondary)

721 Royal York Rd 717
1158
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Child Care
According to Toronto Children’s Services data, current as
of July 2015, fifteen licensed child care facilities with a
total of 1057 spaces operate within the Study Area (Map
A-4). The High Park Nursery School at Holland-Bloorview
Kids Rehabilitation, with 24 preschool spaces located
within Indian Road Crescent Junior Public School, is slated
to close as of June 30, 2016 to accommodate increased
enrollment at the school. Three other daycares lie just
outside the study boundary (directly across Runnymede
and Bloor St. W): Stepping Stones Day Nursery (342
Runnymede Rd.) Angelgate Daycare Inc. (432 Runnymede
Rd.) and La Petite Ecole (130 Kennedy Ave) with an
additional 137 spaces.
R.E. Millward & Associates conducted telephone interviews
with child care providers in the Study Area to verify vacancy
and waitlist information, current as of March 2016 (See
Table 4). Of the fifteen childcare services listed, nine were
available for interviews.

Map A-4: Licensed Child Care Facilities

Despite program changes resulting from the introduction of full
day Kindergarten in 2014, demand for child care in the study
area remains high, with few vacancies and long wait lists at
most facilities. One respondent specifically commented that
there are insufficient child care spaces in the neighbourhood,
“especially infant and toddler care.” Within the Study Area,
there are five daycares serving infants, with a total of 49 spaces,
and seven serving toddlers, with a total of 140 spaces.
A 2016 application for a purpose-built 3-storey (881 sq m)
day nursery at 12 High Park Ave, currently under review, could
help to relieve some of this pressure by increasing local child
care availability. If approved, area vacancies and wait times
should be monitored closely to determine if more of such
developments should be encouraged to meet existing demand
and support the potential growth of young families associated
with future development.

Data source: Toronto Children’s Services, 2015
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Table 4: Childcare Centres
Centre

Humberside
Montessori

Address

411
Clendenan Ave

Early Enrichment
Day Care (St. John’s
West Toronto)

288
Humberside
Ave

High Park Jr YMCA

2665 Dundas
St W

Junction Day Care
Centre

265 Annette
St

Teddy Bear
Academy

PLASP - St. Cecilia

Sunnyside Day Care

Holland-Bloorview
Kids Rehabilitation
- High Park Nursery
School

Indian Road
Crescent School
Age YMCA

167 High Park
Ave

355 Annette
St

236 Keele St

285 Indian
Road Cres

285 Indian
Road Crescent

Type

NP

NP

NP

NP

C

NP

C

NP

NP

Subsidy

No

Yes

Yes

Yes

Yes

No

No

Yes

Yes

Licensed

Program/Spaces

Vacancies/
Waitlists

Yes

Infant: 10
Toddler: 30
Pre K/K: 76
School age: 0

Infant: 1 year
Toddler: 8
months
Pre K: 1 year
K: 5 months

650 m

Yes

Infant: 10
Toddler: 20
Pre K: 24
School age: 0

Infant: 150
waitlisted
Toddler: 54
waitlisted
Pre K: 20
waitlisted

750 m

Yes

Infant: 0
Toddler: 10
Pre K/K: 32
School Age: 30

7+ months for
all age groups

750 m

Yes

Infant: 0
Toddler: 0
Pre K/K: 72
School age: 65

Yes

Infant: 10
Toddler: 25
Pre K/K: 24
School age: 0

Infant: 70-74
waitlisted
Toddler: 3
vacancies
Pre K/K: 18
vacancies

850 m

Yes

Infant: 0
Toddler: 0
Pre K/K: 40
School age: 80

Pre K: 2
before-school
spaces
School age: 1
after-school
space

900 m

Yes

Infant: 9
Toddler: 15
Preschool: 8
Kindergarten: 0
School age: 0

200 families
on waiting list,
high demand
for infant and
toddler care

900 m

Yes

Infant: 0
Toddler: 0
Pre K: 24
School age: 0
(Approx. half
of children are
special needs)

The nursery/
preschool
is open to
children with
special needs
from across
Toronto.
Closing in June
2016.

950 m

Yes

Infant: 0
Toddler: 0
Preschool: 0
Kindergarten: 39
School age: 25

n/a

Distance

850 m

950 m
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Table 4: Childcare Centres (continued)
Centre

Keelemount
Daycare Centre

Address

99 Mountview
Ave

Children’s Creative
Corner Co-Op
Nursery School

125 Evelyn
Cres

Time for Play
Nursery School

125 Evelyn
Cres

High Park Early
Learning Centre

17 High Park
Ave

One Step At A Time
Child Care

21 Quebec
Ave

Runnymede
Adventure Club

357
Runnymede
Rd

Type

NP

NP

NP

NP

NP

NP

Subsidy

Yes

No

No

Yes

No

Yes

Vacancies/
Waitlists

Distance

6 months

1.2 km

Long wait list
for morning
program, 2-3
vacancies in
afternoon

1.3 km

3-day program:
1 space
2-day program:
multiple spaces

1.3 km

Yes

Infant: 10
Toddler: 25
Pre K/K: 32
School age: 0

1 year + for all
ages, full at all
times except
September

1.5 km

Yes

Infant: 0
Toddler: 15
Pre K/K: 19
School age: 0

Varies, with
some vacancies
in summertime

Yes

Infant: 0
Toddler: 0
Pre K: 0
Kindergarten: 40
School age: 96

Licensed

Yes

Yes

Yes

Program/Spaces
Infant: 0
Toddler: 0
Pre K: 16
Kindergarten: 40
School age: 504
Infant: 0
Toddler: 0
Pre K (3 yr olds):
16
School age: 0
Infant: 0
Toddler: 0
Preschool: 16
Kindergarten: 0
School age: 0

Waiting list
on hold until
backlog
answered

1.5 km

1.8 km
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Community & Recreation Facilities, Parks
Annette Community Recreation Centre (333 Annette St, 850
m from Site) is located on Annette St between Evelyn Avenue
to the west and Clendenan Avenue to the east. Facilities
include a swimming pool, weight room, dance studio and
several multipurpose rooms and gymnasium. Registered
programs are available 7 days a week including visual
arts, performing arts, dance, music, fitness, computers,
sports, swimming and general interest programs. The fully
accessible centre also offers a series of summer camps for
children and youth.
Keele Community Recreation Centre (181 Glenlake Ave, 1.1
km from Site) is a shared facility located at the corner of
Glenlake Avenue and Mountview Avenue. The centre features
a gymnasium and two multipurpose rooms, and runs a
range of programs for all ages including visual arts, dance,
music, fitness, sports and general interest. It also runs a
number of youth summer camps. The facility is shared with
Keele Street Public School, Mountview Alternative School
and Keelemount Daycare. A recently renovated swimming
pool is only available to the two schools and private groups.
Directly north of the centre is Lithuania Park, a 2.2 hectare
park featuring a ball diamond, a multipurpose sports field,
a wading pool and a children’s playground.

George Bell Arena (215 Ryding Avenue, 1.8 km from Site)
is a community centre, which features an indoor rink.
The rink is open seasonally from September 1st to April
30th. The Arena offers both Adult and Youth Ice Hockey
programs and leagues. George Bell Arena is located on the
eastern portion of Runnymede Park, a medium-sized public
park which includes two playgrounds.
High Park (approx. 1873 Bloor St. W, 1.9 km) is a large
161 hectare (400 acre) mixed recreational and natural
park, located just south of the Study Area and bounded by
Bloor St. West to the north, the Queensway to the south,
Parkside Drive to the east and Ellis Avenue to the west. The
park offers sporting, cultural and education facilities as
well as gardens, playgrounds and a zoo. The park features
three ball diamonds, two sports fields, three clubhouses,
one off-leash dog area, one multipurpose room, one outdoor
pool, four playgrounds, one splash pad, one wading pool,
one outdoor stage, and, in winter, two outdoor skating
rinks. Registered programs include camps for children and
cooking programs.

Figure A-7 and A-8: High Park

Figure A-9 and A-10: West Toronto Railpath
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Map A-5 shows parkland in the vicinity of the Site. Other
notable City Parks and associated facilities within the
Study Area include:

•

Maher Circle (Maher Ave, 1km from site) is another
small parkette with seating area two blocks east of
Runnymede and one block north of Annette Street.

•

Vine Parkette (Vine Avenue, 400 m from site) is close
to the site on Vine Avenue, east of Pacific Avenue. The
parkette features two playgrounds and a wading pool.

•

Dundas-Dupont Traffic Island (1 km from site) is a small
patch of green space with seating area located at the
intersection of Dundas Street West and Dupont Street.

•

Malta Park (3179 Dundas St. West, 550 m from site)
is a small parkette with children’s playground located
on the south side of Dundas St. W, west of Clendenan
Avenue.

•

Maple Claire Park (20 Viella St., 1.6 km from site) is
located north of St. Clair Avenue, west of Keele Street.  
The park features a children’s playground and gazebo.

•

West Toronto Railpath (from Dundas St. West and
Dupont St. to Caribou Ave, 800 m from site) is a unique
2 km linear park located along the railpath. The park
was developed in 2009, with a proposal to further
extend the trail for an additional 2 km to Strachan
Avenue in downtown Toronto—currently expected to
be implemented in 2016-2018. The railpath features a
multi-use asphalt trail, accommodating a cycling and
pedestrian path. With the extension, the railpath will not
only act as a park but will provide active transportation
links between the Junction neighbourhood and the
downtown core.

•

Baird Park (275 Keele St., 700 m from site) is on Keele
Street at Humberside Avenue and includes a children’s
playground, a wading pool and a dog off leash area.  It
is also home to West Toronto Lawn Bowling Club.

•

Maria Street Parkette (240 Maria Street, 1 km from
site) is a small parkette with playground located on the
north side of Maria Street, one block north of Dundas
St. W and one block east of Runnymede Road.

•

Ravina Gardens Park (290 Clendenan Avenue, 1.1
km from site) is located south of Annette Street and
west of Clendenan Avenue and features two ball
diamonds, a clubhouse, a playground and a wading
pool.  Registered programs include archery for youth
and adults.
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Map A-5: City Parks
High Park

Data source: Toronto Parks,
Forestry and Recreation,
2015
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Libraries and Cultural Spaces
There are five neighbourhood library branches serving the
Study Area (two inside the boundaries and three others
within two kilometers of the Site):
1. Annette Street Library, at 145 Annette St. is on the
southwest corner of Medland Street, only 350 m from
the site. Features include:

2. Runnymede Library is located at 2178 Bloor St W, is 2.2
km from the Site. The branch features:
•

Seating for 66

•

Seating for 29

•

•

1,083 sq ft auditorium that seats 60 people for lectures
and 24 for classroom style.  

60 sq ft meeting room available for lectures of up to 60
seats and classes of up to 36 seats

•

420 sq ft meeting room that seats 20 lecture style and
18 classroom style.

14 computer workstations with Wi-Fi and equipment
for persons with disabilities

•

63,156 item collection includes large collections in
French (children), Polish and Russian and a mediumsized collection in French (adult), German and
Ukrainian, adult literacy materials, audiobooks on CD
a large print collection and a large history collection

•

The branch also provides an art exhibit space and
a number of programs including a book discussion
group.

•
•

11 computer workstations with Wi-Fi

•

Equipment for persons with disabilities

•

Large collection including a medium-sized collection in
French, adult literacy materials, a large print collection
and a local history collection

•

The branch also includes a Book Discussion Group
and holds community events including the West
Toronto Junction Historical Society meetings and
readings.

Figure A-9: Annette Street Library

3. Perth/Dupont Library is currently located at 1589 Dupont
Street, on the south side of Dupont, two blocks west
of Symington Avenue. The library is 1.2 km from the
Site, just outside the study boundary. The library, one
of the smallest in Toronto, is to be relocated to 299
Campbell Ave (a few blocks further east along Dupont)
in the next year and expanded to 10,000 sq ft. Current
features include:
•

seating for 14

•

a 409 sq ft meeting room with 21 lecture style seats
and 6 classroom style seats. (The meeting room is
only accessible by stairs).

•

3 computer workstations with Wi-Fi.

•

equipment for persons with disabilities

•

21,000 item collection includes a small Portuguese
collection and Audiobooks on CD

4. St. Clair/Silverthorn Library is a smaller storefront
neighbourhood branch located at 1748 St. Clair Avenue
West, 1.9 km from the Site, outside of the study area.
The branch features and services include:
•

16,500 item collection, including adult literacy materials

•

Seating for 15

•

357 sq ft meeting room including 35 lecture style and
16 classroom style seating.   (The meeting room is
access by stairs only).

•

5 computer workstations with Wi-Fi
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5. Jane/Dundas Library is located just outside the Study Area
at 620 Jane Street at the southwest corner of Jane and
Dundas St. West. It is 1.8 km from the site. The library
underwent a large scale renovation between 2006 and
2008 and now features:
•

Seating for 45

•

765 sq ft meeting room with 50 lecture style seats and
24 classroom style seats.

•

20 computer workstations with Wi-Fi

•

Teen zone

•

Quiet study room

•

Collection includes audiobooks on CD, a medium-sized
collection in Chinese, French (children) Hindi (DVDs)
and Polish as well as a small collection in French
(adult), Spanish and Vietnamese

Cultural Spaces
According to Toronto Economic Development & Culture’s
Making Space for Culture dataset, the Study Area had a
total of 35 spaces available for cultural uses as of 2013.
These included libraries, art galleries, dance studios,
performance venues, music schools and food and drink
venues known to host performances.

St. Clair/
Silverthorn
Library

Jane/Dundas
Library
Annette
Street
Library

Peth/Dupont
Library

Runnymede
Library

Map A-6: Libraries

Data source: Toronto Economic Development & Culture, 2014
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Social Services
The social service providers listed in Table 5 currently
operate within the CS&F Study Area. Each service in the
table is numbered to correspond with a point on Map A-7.
Table 5: Social Services
Social Services

1. Ontario Early
Years Centre

Address
2918 Dundas
Street West and
satellite site at
100 High Park
Ave

Type of
Service

Ownership

Programs

Distance
from Site

Children
and Youth
Services

Province
- Ontario
Ministry of
Children and
Youth Services

Educational programs on early child
development

0.2 km

2. Ozanam
House

88 Mulock Ave

Social
services

Nonprofit

Pre-treatment supportive programs
for men with alcohol or drug
addictions

0.9 km

3. Runnymede
Healthcare
Centre

625
Runnymede
Rd.

Health
Services

Healthcare
provider

Program streams include medically
complex, low tolerance long duration
rehabilitation, inpatient wound care

1.1 km

Nonprofit

Meals-on-Wheels, Home Support
Program, Respite Care Program,
Transportation Program, Case
Management, Caregiver Counseling,
Friendly Visiting, Grocery Shopping,
Income Tax Clinics

1.1 km

1.7 km

4. Silver Circle
- West Toronto
Services for
Seniors

100 High Park
Avenue

Seniors
services

5. Islamic
Social Services
and Resources

2375 St. Clair
Ave. West

Social
services

Nonprofit

Community Education
Volunteer Program
ESL Classes
Heritage classes
Youth Program

6. Crossways
Employment
Services

2340 Dundas
Street West

Employment
centre

City

Employment assistance programs

1.9 km

Nonprofit

Employment services programs,
Community Connections Program,
Newcomer Settlement program
for new immigrants and refugees,
Youth and Seniors’ services, Green
Settlement projects

1.9 km

2.0 km

2.9 km

7. CultureLink

2341 Dundas
Street West

Settlement
services

8. The Stop
Community
Food Centre

1884
Davenport Road

Social
services; food
services

Nonprofit

Food bank, food drop in and food
programming (community cooking
and gardening, nutritional programs)
for youth, pregnant women and new
mothers, people experiencing poverty
and hunger

9. High ParkParkdale
Employment &
Social Services

1900 Dundas
St. W

Employment
and Social
Services

City

Educational services for career
planning, job searching and career
skills
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Map A-7: Social Service Providers
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Data compiled by R.E. Millward & Associates

1. Ontario Early Years Centre

6. Crossways Employment Services

2. Ozanam House

7. CultureLink

3. Runnymede Healthcare Centre

8. The Stop Community Food Centre

4. Silver Circle - West Toronto Services for Seniors

9. High Park-Parkdale Employment and Social Services

5. Islamic Social Services and Resources
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Emergency Services
Two Emergency Services are currently based in the Study
Area, indicated on Map A-8:
•

Fire Station 423 – 358 Keele St. (400m)

•

EMS Station 32 – 9 Clendenan St. (1.7km)

Toronto Police Services 11 Division is located 1.2 km
away from the Site at 2054 Davenport Rd, just outside of
the Study Area, having relocated from 209 Mavety Street
(inside the study area) in 2012.
Fire Station 424, formerly located at 462 Runnymede
Road, closed permanently in 2014.

Police

Fire

EMS

Map A-8: Emergency Services

Data Source: Toronto Fire, Police and Emergency Services, 2014-16
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Places of Worship
We have confirmed at least 26 places of worship currently
serving the Study Area. Table 6 summarizes their locations,
the programs that they are known to provide and their
distance from the Site. Place of Worship numbers and
locations were initially drawn from the City of Toronto’s
(2006) Places of Worship dataset available through the
City’s Open Data portal. The ongoing operation of each
Place of Worship in the study area was confirmed through
Internet searches and phone calls to each location.

More places of worship—especially those without listed
phone numbers or any online presence—may exist in the
area beyond the 26 we have confirmed to be serving the
area. Map A-9 plots the locations of the places of worship
according to City of Toronto records. Although a few
facilities have closed, relocated or changed occupants, the
key finding—that the area is home to a substantial variety of
places of worship—remains accurate. Where discrepancies
exist, the table below should be considered more up-todate.

Table 6: Places of Worship
Place of Worship

Address

Known Programs

Distance
from Site

425 Pacific Ave

Multi-ethnic ministry, seniors Ministry, Kairos caregivers
ministry, international students ministry, Youth Ministry
Program

14 m

The Shiloh
Pentecostal Church

3001 Dundas St W

Church services on Sundays and Wednesdays together with
children and adults Sunday school every Sunday morning.
Scheduled community visits to the elderly and shut-ins twice
per week; Youth ministry, women’s ministry

50 m

West Toronto
Baptist Church

3049 Dundas St W

Drop in centre (The Macaulay Child Development Centre),
Young Adults fellowship, women’s fellowship, prison
outreach, English language assistance, pastoral internship

210 m

St. Cecilia’s
Catholic Church

163 Annette St

Catholic Mass Wednesday, Saturday and Sunday

290 m

Kneseth Israel
Congregation

56 Maria St

Oldest Toronto synagogue still in use - open for services on
significant Jewish holidays because most members no longer
live in the area

600 m

2770 Dundas St W

n/a

600 m

3200 Dundas St W

n/a

650 m

204 High Park Ave
3230 Dundas St W

Monastery
n/a

650 m
750 m

28 Heintzman St

Weekly Medicine Buddha Practices, Tranquility Meditation
with teaching, Green Tara Practice

500 m

97 Annette St

Weekly ESL conversational classes, Sunday school, youth
groups

550 m

288 Humberside Ave

Regular religious services

750 m

3325 Dundas St W

n/a

1 km

3339 Dundas St W

n/a

1 km

2611 Dundas St W

n/a

1 km

St Martins In The
Fields

151 Glenlake Ave

Outreach Committee - Works in partnership with social
justice agencies (Redwood Shelter, Etobicoke Girls Resident,
The Stop Foodbank, Romero House among others), Scouting

1.2 km

The Albanian
Muslim Society

564 Annette St

n/a

1.4 km

Hallelujah
Fellowship Baptist

Hebrew Church of
God
The Church Of God
Prophecy
Holy Cross Priory
St Paul the Apostle
Riwoche Tibetan
Buddhist Temple
Keele Street
Christian Church
St John’s Anglican
Church
Linh-Son Buddhist
Association
Celestial Church Of
Christ
First Polish Baptist
Church
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Table 6: Places of Worship (continued)
Place of Worship
New Hope
Tabernacle

Runnymede United
Church

Address

Distance
from Site

Known Programs

2431 St Clair Ave W

Leadership training, gym nights

1.6 km

429 Runnymede Rd

Baby and toddler care, Sunday school, summer camp, Bloor
West Nursery School, Scouts and Guides, Youth Groups,
Arts and Crafts shows, yearly holiday events (New Year’s
celebration, Christmas Pageant, pancake supper), Chancel
Choir, Sunday night worship ministry, dance groups, social
justice committee (ACTS), Knit Wits, Women’s Fellowship,
Men’s basketball and floor hockey

1.7 km

Ministry programs

1.7 km

Religious Education programs

1.8 km

1691 Bloor St W

Community Garden

1.8 km

33 McCormack St

n/a

1.9 km

274 Weston Rd

n/a

1.9 km

Iglesia Evangelica
Vida Nueva
St Joan Of Arc
Lutheran Church Of
The Redeemer
Peace Community
Church of Jesus
Christ
Shalom Korean
Church
La Luz De Cristo
Pentecostal

2365 St Clair Ave W,
Toronto, ON
1701 Bloor St W

325 Weston Rd

n/a

2.0 km

York Church of God

325 Weston Rd

n/a

2.0 km

Map A-9: Places of Worship
Data source: Toronto Social Policy
Analysis & Research, 2006
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Conclusions
This study identifies the current community services and
facilities in the area bounded by Bloor Street West to the
south, Runnymede Road to the west, the Lavender Creek
Trail Hydro Corridor and Northland Ave to the north, and the
CNR/Barrier GO Transit Line to the east. The demographic
profile reveals that area residents are more typically English
speaking, with higher levels of education and income than
the City as a whole and with a greater proportion of residents
between the ages of 20 to 59 years old. Residents in the
area are less likely to be home owners than the City as a
whole. The area also has a higher proportion of apartment
units located in low-rise buildings compared to the rest of
the City.
Recent development activity in the Study Area includes
diverse residential, office, commercial, industrial and
institutional uses. A seven-storey, 92-unit mid-rise
condominium building is currently under construction at
2803 Dundas St. West (“Duke” condos); an affordable
condominium complex with 643 units has been recently
completed; and applications for both mid-rise and taller
mixed-use building proposals along Dundas St. West
and Bloor St. West are in the approvals process. Other
development activity includes commercial and office uses,
such as proposals for a new grocery store (108 Vine Ave.),
an industrial development with ancillary office space (87
Ethel Ave.) and a purpose-built child care facility mixed
with micro retail at High Park subway station (12 High Park
Ave.).
The study determines that the area is well-served by transit,
both local and regional, and incorporates a diverse range
of community services and facilities including community
recreation centres, parks, libraries, social services and
places of worship. Even so, insufficiencies within the
current social infrastructure do exist. Childcare providers in
particular stressed that additional infant and toddler spaces
are needed to keep up with demand in this growing area.
Similarly, as identified by the TDSB and TCDSB, some area
schools are above or near capacity.
The Avenue Segment Review report prepared in 2014
contemplates a projected redevelopment scenario resulting
in an additional 292 units. The revised proposal at 297888 Dundas Street West would add 42 units to this total.
The Avenue Segment redevelopment is likely to unfold
incrementally in the short, medium and long term (1 to
15+ year horizon). As the area experiences redevelopment,
ongoing monitoring and evaluation of current community
services and facilities, especially childcare services and
schools, should be considered to address the needs of the
growing community.
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Appendix B: Bylaws No. 953-2015 and 954-2015

April 7, 2016

Authority:

Etobicoke York Community Council Item EY8.5 as adopted by City of Toronto
Council on September 30, October 1 and 2, 2015
CITY OF TORONTO
BY-LAW No. 953-2015

To amend former City of Toronto Zoning By-law No. 438-86, as amended, with respect to
the lands municipally known as 2978-2982 Dundas Street West and
406-408 Pacific Avenue.
Whereas authority is given to Council by Section 34 of the Planning Act, R.S.O. 1990, c. P.13,
as amended, to pass this By-law; and
Whereas Council of the City of Toronto has provided adequate information to the public and has
held at least one public meeting in accordance with the Planning Act;
The Council of the City of Toronto enacts:
1.

None of the provisions of Section 2(1) with respect to the definitions of "grade", "lot"
and "parking stacker", and Sections 4(2)(a), 4(3)(a), 4(3)(b), 4(3)(f), 4(4), 4(13)(a),
4(13)(c), 4(13)(d), 4(16), 8(2)5., 8(3) Part I, 8(3) Part II 4.(c), 8(3) Part IV 2. and 8(3)
Part XI 1. of By-law No. 438-86 of the former City of Toronto, being "A By-law to
regulate the use of land and the erection, use, bulk, height, spacing of and other matters
relating to buildings and structures and to prohibit certain uses of land and the erection
and use of certain buildings and structures in various areas of the City of Toronto", as
amended, shall apply to prevent the erection and use of a mixed-use building on the lot
provided:
(1)

The lot consists of those lands delineated by heavy black lines shown on Map 1,
attached to and forming part of this By-law.

(2)

No portion of any building or structure is located otherwise than wholly within
the areas delineated by heavy lines shown on Map 2, attached to and forming part
of this By-law, with the exception of the following:
(i)

Balconies may extend beyond the heavy lines by 1.5 metres provided they
are located above the first three storeys of the building above-ground and
are located entirely behind the main wall of the first three storeys of the
building above-ground;

(ii)

Eaves, cornices, window sills, light fixtures, railings, bollards, wheelchair
ramps, stairs, stair enclosures, landscape planters and other similar
architectural projections may extend beyond the heavy lines by 0.6 metres;

(iii)

Any devices used to attach foliage to any living green wall element may
extend beyond the heavy lines by 1.2 metres; and

(iv)

Canopies, awnings or similar structures may extend beyond the heavy lines
by 1.5 metres.
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(3)

The height of any building or structure, as measured from an established grade of
118.92 metres, shall not exceed the maximum height in metres specified by the
numbers following the symbol H on Map 2, attached to and forming part of this
By-law, with the exception of the following:
(i)

Unenclosed structures providing safety or wind protection to
rooftop amenity space may exceed the permitted maximum height by
3.0 metres;

(ii)

Parapet walls may exceed the permitted maximum height by 1.0 metres;

(iii)

Fences and privacy screens may exceed the permitted maximum height by
2.5 metres; and

(iv)

Railings may exceed the permitted maximum height by 1.2 metres.

(4)

The residential gross floor area erected on the lot shall not exceed 3,050 square
metres.

(5)

The non-residential gross floor area erected on the lot shall not exceed
275 square metres.

(6)

A minimum of 27 parking spaces shall be provided and maintained on the lot, of
which:
(i)

A minimum of 25 parking spaces shall be provided for dwelling units of
the building;

(ii)

A maximum of 24 parking spaces for dwelling units of the building may
be contained in parking stackers; and

(iii)

A minimum of 2 parking spaces shall be provided for visitors, and such
parking spaces may be designated as shared non-residential/residential
visitor parking spaces.

(7)

Parking spaces shall be set back a minimum of 6 metres from a lot in a residential
district.

(8)

One Type C loading space shall be provided on the lot.

(9)

A minimum of 44 bicycle parking spaces shall be provided and maintained on the
lot, of which:
(i)

A minimum of 39 bicycle parking spaces shall be provided for residents;

(ii)

A minimum of 3 bicycle parking spaces shall be provided for visitors; and
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(iii)
(10)

(11)

2.

A minimum of 2 bicycle parking spaces shall be provided for nonresidential uses on the lot.

For the purposes of this By-law, the terms set forth in italics shall have the same
meaning as defined in By-law No. 438-86, as amended, with the exception of the
following:
(i)

"grade" shall be measured from an established grade of 118.92 metres;

(ii)

"lot" shall mean those lands outlined by heavy lines on Map 1 attached;

(iii)

"parking stacker" shall have the same meaning as set out in By-law
No. 438-86, as amended, except that both the parking stacker and platform
of such parking space shall have dimensions of not less than 2.6 metres by
5.09 metres.

Despite any future severance, partition or division of the lot as shown on Map 1,
the provisions of this By-law shall apply as if no severance, partition or division
occurred.

Within the lands shown on Map 1 attached to this By-law, no person shall use any land or
erect or use any building or structure unless the following municipal services are
provided to the lot line and the following provisions are complied with:
(1)

All new public roads have been constructed to a minimum of base curb and base
asphalt and are connected to an existing public highway; and

(2)

All water mains and sanitary sewers, and appropriate appurtenances, have been
installed and are operational.

Enacted and passed on October 2, 2015.

Frances Nunziata,
Speaker
(Seal of the City)

Ulli S. Watkiss,
City Clerk
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Authority:

Etobicoke York Community Council Item EY8.5, as adopted by City of Toronto
Council on September 30, October 1 and 2, 2015
CITY OF TORONTO
BY-LAW No. 954-2015

To amend Zoning By-law No. 569-2013, as amended, with respect to the lands municipally
known in the year 2014 as 2978-2982 Dundas Street West and 406-408 Pacific Avenue.
Whereas Council of the City of Toronto has the authority to pursuant to Section 34 of the
Planning Act, R.S.O. 1990, c. P.13, as amended, to pass this By-law; and
Whereas Council of the City of Toronto has provided adequate information to the public and has
held at least one public meeting in accordance with the Planning Act; and
The Council of the City of Toronto enacts:
1.

The lands subject to this By-law are outlined by heavy black lines on Diagram 1 attached
to this By-law.

2.

The words highlighted in bold type in this By-law have the meaning provided in Zoning
By-law No. 569-2013, Chapter 800 Definitions.

3.

Zoning By-law No. 569-2013, as amended, is further amended by amending the zone
label on the Zoning By-law Map in Section 990.10 respecting the lands outlined by heavy
black lines to CR 4.3 (c0.4; r3.9) SS2 (x30), as shown on Diagram 2 attached to this
By-law.

4.

Zoning By-law No. 569-2013, as amended, is further amended by adding Article
900.11.10 Exception Number 30 so that it reads:
(30) Exception CR 30
The lands, or a portion thereof as noted below, are subject to the following Site Specific
Provisions, Prevailing By-laws and Prevailing Sections.
Site Specific Provisions:
(A)

On 2978-2982 Dundas Street West and 406-408 Pacific Avenue, none of the
regulations of 40.5.40.10(4), 40.5.40.10(5), 40.10.40.10(2), 40.10.40.10(5),
40.10.40.70(2), 40.10.50.10(2), 40.10.50.10(3), 40.10.80.20, 40.10.90.1,
40.10.90.10(1)(C), 40.10.100.10(1), 200.5.1.10(12)(C), 200.5.10.1 and 220.5.10.1
prevent the erection or use of a building, structure, addition or enlargement if it
complies with By-law No. 954-2015.

(B)

The total gross floor area on the lot must not exceed 3,325 square metres,
provided:
(i)
(ii)

the residential gross floor area does not exceed 3,050 square metres; and
the non-residential gross floor area does not exceed 275 square metres.
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(C)

The height of any building or structure, as measured from an established grade
of 118.92 metres, must not exceed the height in metres specified by the numbers
following the symbol H on Diagram 3 of By-law No. 954-2015.

(D)

Despite (C) above, the following building elements and structures are permitted
to exceed the maximum heights on Diagram 3 of By-law No. 954-2015:
(i)
(ii)
(iii)
(iv)

Unenclosed structures providing safety or wind protection to rooftop
amenity space may exceed the permitted maximum height by 3.0 metres;
Parapet walls may exceed the permitted maximum height by 1.0 metres;
Fences and privacy screens may exceed the permitted maximum height by
2.5 metres; an
Railings may exceed the permitted maximum height by 1.2 metres.

(E)

No portion of any building or structure can extend beyond the areas delineated
by heavy lines shown on Diagram 3 of By-law No. 954-2015.

(F)

Despite (E) above, the following building elements and structures are permitted
to extend beyond the heavy lines shown on Diagram 3 of By-law No. 954-2015:
(i)

(ii)
(iii)
(iv)

Balconies may extend beyond the heavy lines by 1.5 metres provided they
are located above the first three storeys of the building above-ground and
are located entirely behind the main wall of the first three storeys of the
building above-ground;
Eaves, cornices, window sills, light fixtures, railings, bollards, wheelchair
ramps, stairs, stair enclosures, landscape planters and other similar
architectural projections may extend beyond the heavy lines by 0.6 metres;
Any devices used to attach foliage to any living green wall element may
extend beyond the heavy lines by 1.2 metres; and
Canopies, awnings or similar structures may extend beyond the heavy
lines by 1.5 metres.

(G)

The minimum height of the first storey, measured between the floor of the
first storey and the ceiling of the first storey, is 3.5 metres.

(H)

The vehicle access to the building may be 0 metres from the lot line abutting the
street.

(I)

A parking space that is not in a building or structure may be set back 0 metres
from a lot line.

(J)

A parking space must be set back at least 6.0 metres from a lot in the Residential
Zone category.

(K)

Despite regulation 200.5.1.10 (2)(A), 24 stacked parking spaces may have a
minimum length of 5.09 metres and a minimum width of 2.6 metres.
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(L)

A minimum of 27 parking spaces must be provided in accordance with the
following:
(i)
(ii)

(M)

a minimum of 25 parking spaces for dwelling units of the building, of
which 24 parking spaces may be stacked parking spaces; and
a minimum of 2 parking spaces for visitors, and such parking spaces
may be designated as shared commercial/residential visitor parking
spaces.

One Type 'C' loading space must be provided on the lot.
Prevailing By-laws and Prevailing Sections:

(N)

Section 12(2) 270(a) of former City of Toronto By-law No. 438-86.

Enacted and passed on October 2, 2015.

Frances Nunziata,
Speaker
(Seal of the City)

Ulli S. Watkiss,
City Clerk
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