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Introduction

1

SUBJECT
SITE

Figure 1 - Location Map

2

This Planning and Urban Design Rationale report
has been prepared in support of an application
by ACLP – Sheppard Avenue GP Inc. to amend
the City of Toronto Official Plan, the North York
Zoning By-law 7625, as amended, and the Citywide Zoning By-law 569-2013, as amended, with
respect to an 0.5-hectare site located at 824
Sheppard Avenue West and 177-181 Cocksfield
Avenue (the “subject site”). See Figure 1.
The proposed development would permit
redevelopment of the subject site with an
architecturally distinctive 14-storey (47.9 metres
including mechanical penthouse) mixed-use
rental building fronting onto Sheppard Avenue
West and a 6-storey (21.1 metres) building fronting
Cocksfield Avenue, connected by a 3-storey
podium. The proposal contains a total gross floor
area of 19,483 square metres, including 15,872
square metres of residential gross floor area,
462 square metres of retail gross floor area, and
a proposed daycare use with a total gross floor
area of 360 square metres, resulting in an overall
density of 4.0 FSI. A total of 270 residential
rental units are proposed including 30 bachelor
units (11%), 162 one-bedroom and one-bedroom
plus den units (60%), 62 two-bedroom and two
bedroom plus den units (23%) and 16 threebedroom units (6%).Of the 270 units proposed, 54
units (20%) will be affordable rental units.

From a land use perspective, the proposed
redevelopment will assist in achieving Provincial
and City policy directions which promote
intensification within built-up areas, particularly
in areas which are well served by municipal
infrastructure, including public transit and along
Avenues.
From an urban design perspective, the
proposal is contextually appropriate and will
fit harmoniously with the existing and planned
built form context and will make a significant
contribution to the existing character of the area.
The proposed building will provide an appropriate
streetwall condition that frames the Sheppard
Avenue West and Cocksfield Avenue frontages
with good proportion, while complementing the
fine-grained commercial and residential fabric
of Sheppard Avenue West and contributing to an
improved, animated pedestrian environment at
grade.
In our opinion, the proposed development
represents good and appropriate land use planning
and urban design and reflects an important
opportunity to redevelop an underutilized site
with new rental housing, additional retail uses
and a new Daycare to support the development
of a complete community.

This report concludes that the proposed
redevelopment is supported by the relevant
policy framework, including the Provincial Policy
Statement, the Growth Plan for the Greater
Golden Horseshoe the Toronto Official Plan,
the Sheppard West/Dublin Secondary Plan and
is generally in keeping with the relevant urban
design guidelines.
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Site &
Surroundings

2.1 Site
The subject site is located on the north side
of Sheppard Avenue West, east of Wilmington
Avenue, and south of Cocksfield Avenue. The
subject site is comprised of three properties
municipally known as 824 Sheppard Avenue West,
177 Cocksfield Avenue and 179-181 Cocksfield
Avenue. The site is generally rectangular in
shape, extending in a north-south direction
with frontage on Sheppard Avenue West of
approximately 32.3 metres and on Cocksfield
Avenue of approximately 45.8 metres, a lot depth
of approximately 122.6 metres, and a total lot
area of approximately 5178.1 square metres (0.51
hectares). (see Figure 2).

The site contains three buildings comprised
of two 2-storey buildings oriented in a northsouth direction with at-grade commercial/retail
uses and 14 residential rental units above on
the properties known municipally known as 824
Sheppard Avenue West and 179-181 Cocksfield
Avenue. Vehicular access is provided from both
Sheppard Avenue West and Cocksfield Avenue
to a surface parking lot located along the west
property line, between the two buildings, and
along both street frontages. The property known
as 177 Cocksfield Avenue consists of a 1-storey
residential bungalow with driveway access from
Cocksfield Avenue along the westerly property
line leading to a rear paved surface parking area.

Subject site - view from Sheppard Avenue West looking
north

Subject site – parking area between the buildings
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Figure 2 - Aerial Photo
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The site is generally flat from east to west but
slopes approximately 0.7 metres down from north
to south. Along the east and east property lines
are six existing trees. There are no street trees
along the Sheppard Avenue West and Cocksfield
Avenue frontages.

Subject site – 177 Cocksfield Avenue

2.2 Surroundings
Subject site – 824 Sheppard Avenue West

Subject site – 179-181 Cocksfield Avenue

The subject site is located within the Bathurst
Manor neighbourhood which encompasses
an area between Sheppard Avenue West up to
Steeles Avenue West and between Dufferin Street
and the Don River West Branch. The majority of
dwellings in this neighbourhood were built in the
late 1950s with a mix of housing types including
bungalows, split level and semi-detached homes,
townhouses and contemporary style homes.
Some apartment buildings are also located within
this neighbourhood but the predominant built
form is low-rise.
Sheppard Avenue East consists of a mix of land
uses and built forms which is undergoing a period
of transition, particularly within the boundaries
of the Sheppard West/Dublin Secondary Plan
extending from Bathurst Street to the east and
Allen Road to the west. This transition has seen
a significant number of mid-rise built forms
constructed, approved, and proposed along
Sheppard Avenue West including:
• Two existing 8-storey mixed-use buildings
(695-717 Sheppard);

Subject site – looking south

695-717 Sheppard Avenue West
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• Approved 10-storey mixed-use building (700
Sheppard);
• Approved 9-storey mixed-use building (719
Sheppard);
• Approved 9-storey residential building (128132 Gorman Park Road).
• Approved 9-storey mixed-use building (740748 Sheppard);
• Existing 9-storey mixed-use building (741
Sheppard);
• Existing 9-storey mixed-use building (758764 Sheppard);

872-878 Sheppard Avenue West

• Existing 8-storey mixed-use building (872878 Sheppard)
• Existing 9-storey mixed-use building (920922 Sheppard)
• Existing 9-storey mixed-use building (929939 Sheppard)
• Existing 9-storey mixed-use building (10201034 Sheppard)

929-939 Sheppard Avenue West

741 Sheppard Avenue West

758-764 Sheppard Avenue West
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2.3 Immediate Surroundings
To the immediate west of the subject site fronting
onto Sheppard Avenue West is a 2-storey retail
plaza building with a large surface parking lot in
front of 6 retail units, with apartments above (828836 Sheppard Avenue West). North of the plaza
is a 2 ½ storey apartment building (15 Wilmington
Avenue). North of the apartment building,
fronting onto Cocksfield Avenue are three 3-1/2
-storey multi-unit residential buildings (183-187
Cocksfield) with detached parking garages in the
rear yard and a surface parking lot.

15 Wilmington Avenue

At the northwest corner of Sheppard Avenue
West and Wilmington Avenue, is a 2-storey plazastyle building with eight retail units at grade
and apartment units above (844-858 Sheppard
Avenue West). Surface parking spaces are
provided in front of the commercial units, and a
larger parking area is provided at the rear.

183 Cocksfield Avenue

828-836 Sheppard Avenue West

183-187 Cocksfield Avenue
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To the west is a synagogue (Congregation Darchei
Noam) at 864 Sheppard Avenue West, a 3-storey
building with two driveway entrances and a surface
parking area surrounding the building on three
sides. West of the synagogue is a 6-storey seniors
apartment building (866-868 Sheppard Avenue
West, Kensington Place Retirement Residence),
an L-shaped building with a driveway along its
east lot line. Further west is an 8-storey U-shaped
apartment building with two non-residential units
at grade and a single driveway in the centre (872
Sheppard Avenue West, Plaza Royale).
On the south side of Sheppard Avenue West,
west of Faywood Avenue are a series of singlestorey detached dwellings.
An application
was submitted in 2016 for the lands at 847-873
Sheppard Avenue West to permit 160 stacked,
back-to-back and standard townhouses, 3to 5-storeys in height with 180 underground
parking spaces. The proposed gross floor area
was 16,486 square metres resulting in a density
of 1.76 times the area of the lot. The rezoning
application was approved in 2017, however the
site plan application is still under review.

866-868 Sheppard Avenue West and 872 Sheppard
Avenue West

847-873 Sheppard Avenue West

844-858 Sheppard Avenue West looking west

Rendering 847-873 Sheppard Avenue West

844-858 Sheppard Avenue West looking northwest
(photo from Google)
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Further west, at the southeast corner of Sheppard
Avenue West and Allen Road is the Sheppard
West TTC Subway Station and ancillary parking
lot (1035 Sheppard Avenue West). Just west of
the TTC station is the Downsview Airport.
Immediately north of the subject site, on the
north side of Cocksfield Avenue are a series of
residential detached dwellings, 1-2 storeys in
height. Further north is the continuance of that
low-rise neighbourhood character.
175 Cocksfield Avenue

171-173 Cocksfield Avenue

178 Cocksfield Avenue

174 Cocksfield Avenue

180 Cocksfield Avenue

176 Cocksfield Avenue

188 Cocksfield Avenue
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Immediately east of the subject site, fronting
onto Sheppard Avenue West is a single-storey
commercial building containing four individual
retail stores with surface parking in the front and
the rear connected by a laneway along its eastern
property line (816-822 Sheppard Avenue West).
Further east on Blairville Road, which extends
north from Sheppard Avenue 10 single detached
and 1 semi-detached dwellings fronting onto
a cul-de-sac. Blairville Road also provides
secondary access to Ashlea Terrace Condos, a
6-storey, 50-unit apartment building located
east of the cul-de-sac and built in 1998 (800
Sheppard Avenue West). Between Ashlea Terrace
and Goddard Street and fronting Sheppard
Avenue West is a single-storey detached house
(796 Sheppard Avenue West), a single-storey
church (788 Sheppard Avenue West) with a
proposed a 2-storey rear addition, and a 5-storey
residential building with 42 units (778 Sheppard
Avenue West).
At the northeast corner of Sheppard Avenue
West and Goddard Street is an 9-storey mixeduse building (758 Sheppard Avenue West) which
includes an 8-storey streetwall. Further east, on
the north side of Sheppard Avenue west, west of
Bryant Street is an approved 10-storey mixed use
building (700 Sheppard Avenue West).

Blair ville Road

800 Sheppard Avenue West

796 Sheppard Avenue West and 788 Sheppard Avenue
West

816-822 Sheppard Avenue West

778 Sheppard Avenue West
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To the south, on the south side of Sheppard Avenue
West, east of Faywood Boulevard are three singlestorey residential bungalows and the Toronto
Heschel School (819 Sheppard Avenue West). The
school is built on an irregularly-shaped lot, with
the 2- and 2½-storey school building positioned
close to Sheppard Avenue and a large open space
to the rear. The site has frontage on Sheppard,
Faywood and McAllister Road to the south.

837 and 839 Sheppard Avenue West

East of the school is a vacant lot to which there
is no active development application (813-817
Sheppard Avenue West). East of this lot are two
detached houses (809 and 811 Sheppard Avenue
West), followed by Acclaim Condos, a 7-storey,
61-unit apartment building (801-807 Sheppard
Avenue West).

Toronto Heschel School view from Sheppard Avenue
West (819 Sheppard Avenue West)

809 and 811 Sheppard Avenue West

Toronto Heschel School View from Faywood Blvd (819
Sheppard Avenue West)

Acclaim Condos (801-807 Sheppard Avenue West)

Vacant Lot (813-817 Sheppard Avenue West)
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128-132 Gorman Park Road

741 Sheppard Avenue West

757 Sheppard Avenue West

695-717 Sheppard Avenue West

Following three additional detached houses is an
approved 9-storey residential building with 85
dwelling units and underground parking (128-132
Gorman Park Road). Further east along the south
side of Sheppard are a mix of built forms including
detached dwellings, 4-storey townhouses (757
Sheppard Avenue West), a recently constructed
9-storey mixed-use building (741 Sheppard
Avenue West), a vacant lot with an approval for
a 9-storey mixed-use building (719 Sheppard
Avenue West), two 8-storey mixed-use buildings
(695-717 Sheppard).

South of Sheppard Avenue West are generally
low-rise residential detached dwellings, 1-2
storeys in height with a series of schools and
synagogues interspersed including Dublin
Heights Elementary and Middle School (100
Bainbridge Avenue), St Robert Catholic School
(70 Bainbridge Avenue), Yeshiat Or Chaim School
(159 Almore Avenue) and Clanton Park Synagogue
(11 Lowesmoor Avenue).
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2.4 Transportation Network
Sheppard Avenue West is classified as a Major
Arterial by the City’s Road Classification System.
It is a five lane east-west road (4 lanes, with a
continuous left turn lane) with a right-of-way
width of 36 metres, extending from Weston Road
to Yonge Street (continuing east as Sheppard
Avenue East). It has pedestrian sidewalks and
transit stops on both sides of the street. Onstreet parking is prohibited.
Wilmington Avenue is classified as a Minor Arterial
Road in the City’s Road Classification System.
It is primarily a two lane north-south road and
extends from Finch Avenue West to Sheppard
Avenue West. South of Sheppard Avenue West,
Wilmington Avenue turns into Faywood Boulevard
and ends further south Wilson Avenue.
From a transit perspective, the area is well served
by existing and planned rapid transit and surface
transit services (see Figure 3, TTC Transit Map).
Sheppard Avenue is identified as a Transit Priority
Corridor. On February 20, 2020 Metrolinx released
a report entitled ‘Advancing Transit Priorities:
Frequent Rapid Transit Network Prioritization
which provided an update on plans to include a
new subway connecting Sheppard West subway
and Sheppard-Yonge station with stops at Senlac,
Bathurst North and Faywood (approximately 100
metres west of the subject site). However, to our
understanding, there is no timing nor funding at
the time of this report to move forward with the
subway extension.
In addition, nearby local bus routes include:
• The 84 Sheppard bus route operates between
Sheppard-Yonge Station on Line 1 YongeUniversity, the area of Sheppard Avenue West
and Weston Road, the area of Steeles Avenue
West and Highway 400, and Pioneer Village
Station on Line 1 Yonge-University, generally
in an east-west direction. It also serves
Sheppard West Station and Downsview Park
Station on Line 1 Yonge-University. Service
between Sheppard-Yonge Station and Oakdale
Road is part of the 10 Minute Network, and
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operates 10 minutes or better, all day, every
day. There are stops in both directions at the
intersection of Sheppard Avenue West and
Wilmington Avenue, within approximately 100
metres of the subject site.
• The 984 Sheppard Express bus route operates
between Sheppard-Yonge Station on Line 1
Yonge-University and the area of Sheppard
Avenue West and Weston Road, generally in an
east-west direction. It also serves Sheppard
West Station and Downsview Park Station
on Line 1 Yonge-University. Two services are
operated. The 984 (Sheppard-Yonge StnSheppard West Stn Express) branch operates
during the midday and early evening, Monday
to Friday, and during the daytime on Saturdays,
Sundays, and holidays. The 984A (SheppardYonge Stn-Weston Rd Express) branch
operates during the peak periods, Monday to
Friday only. There are stops in both directions
at the intersection of Sheppard Avenue West
and Wilmington Avenue, within approximately
100 metres of the subject site.
• The 104 Wilmington/Faywood bus route
operates between Wilson Station and
Sheppard West Station on Line 1 YongeUniversity Subway and serves the Dufferin
Street and Finch Avenue West area, generally
in a north-south direction. The 104 (Wilson
Stn-Sheppard West Stn) branch operates
at all times, seven days a week. There are
stops in both directions at the intersection
of Sheppard Avenue West and Wilmington
Avenue, within approximately 100 metres of
the subject site.
The site is also well served by the City’s cycling
network. The Wilmington Avenue bike lanes
run north-south along Wilmington Avenue,
approximately 100 metres west of the subject
site and provide connections to other cycling
routes and popular destinations including York
University, Downsview Park, G Ross Lord Park,
Westminster Memorial Gardens and Earl Bales
Park (see Figure 4).

SUBJECT
SITE

Figure 3 - T TC Transit Map

SUBJECT
SITE

Legend
Bike Lanes
Cycle Tracks
Contra-flow Bike Lanes
Major Multi-Use Trails
Shared Lane Markings or
Signed Routes
Suggested On-Street Routes

Figure 4 - Cycling Map
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Proposal

3.1 Description of the
Proposal
The proposed development is a transit-supportive
project that meets the objectives of Provincial
and Municipal planning policies. The proposed
Official Plan and Zoning By-law Amendment
applications would permit the redevelopment
of the site with an architecturally attractive
14-storey (47.9 metres including mechanical
penthouse) mixed-use rental building fronting
onto Sheppard Avenue East and a 6-storey (21.1
metres) building with a 3-storey (11.7 metres)
streetwall framing Cocksfield Avenue. The two
buildings are connected by a 3-storey podium.
Insert Figure 5 – Coloured Renderings]

The proposal contains a total gross floor area of
19,483 square metres, including 15,872 square
metres of residential gross floor area, 462 square
metres of retail gross floor area, and a proposed
daycare use with a total gross floor area of 360
square metres, resulting in an overall density of
4.0 FSI. A total of 270 residential rental units are
proposed including 30 bachelor units (11%), 162
one-bedroom and one-bedroom plus den units
(60%), 62 two-bedroom and two bedroom plus
den units (23%) and 16 three-bedroom units (6%).
Of the 270 units proposed, 54 units (20%) will be
affordable rental units.

Figure 5 - Coloured Renderings (Chamberlain Architect)
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Along Sheppard Avenue West, a 2.7 metre road
widening is provided to accommodate the 12
planned right-of-way width of 36 metres. The
ground floor portion of the building as shown 13
on Figure 6 – Ground Floor Plan includes 462
square metres of retail space fronting onto 14
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with an adjacent outdoor daycare playground.
The balance of the ground floor is comprised of 17
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Figure 6 - Ground Floor Plan (Chamberlain
Architect)

The second and third floor plans, shown on
Figures 7 and 8 feature one continuous block of
residential units and locker rooms. At the fourth
floor, the massing is broken up in order to create
two distinct buildings, with a shared outdoor

amenity terrace on the roof of the 3-storey
connecting podium. The outdoor terrace also
provides separation between the two buildings
(north and south) Figures 9.
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Figure 8 - Third Floor Plan (Chamberlain A101
Architect)
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Figure 10 - North Elevation (Chamberlain Architect)
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Figure 12 - South Elevation (Chamberlain Architect)
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Figure 13 - West Elevation (Chamberlain Architect)
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Amenity Space

Parking and Loading

The development proposal includes a total of 597
square metres of indoor amenity space and 867
metres of outdoor amenity space. The combined
indoor and outdoor amenity area represents a
ratio of 5.4 square metres of amenity space per
unit, which exceeds the minimum Zoning by-law
requirement of 4.0 square metres per unit.

Two underground parking levels are proposed,
accommodating a total of 213 parking spaces
including 197 spaces for residents (including 9
barrier free spaces) and 16 spaces for retail and
visitor parking.

Indoor and outdoor amenity space is spread
throughout the building including on the ground,
second, fourth and rooftop levels. On the ground
level, two dog wash areas, a lounge and a shared
office space is proposed. Approximately 282.5
square metres of indoor amenity is provided on
the fourth floor which will be directly connected
to 415 square metres of outdoor amenity terrace
separating the north and south buildings. An
additional 97.6 square metres of indoor amenity
space is proposed on the roof level, which is
similarly connected to a 207.8 square metres
outdoor amenity terrace. An additional 139.6
square metres of outdoor amenity is proposed on
the ground floor along the east property line.

A total of 203 bicycle parking spaces are
proposed. Of the total, 184 residential long-term
spaces are proposed, along with 19 residential
short-term spaces. In addition, resident lockers
are proposed.
One Type ‘G’ and one Type ‘C’ loading space is
proposed.

Project rendering (Chamberlain Architect)

Planning & Urban Design Rationale
824 Sheppard Avenue West and 177-181 Cocksfield Avenue

23

3.2 Key Statistics
A summary of the proposed development is
provided in Table 1 below.
Table 1
Site Area

4,823 square metres

Total GFA

19,483 square metres

Residential GFA
Non-Residential GFA

15,872 square metres
822 square metres

FSI
Height
Residential Units

4.0
14-storeys
43.4 metres + 4.5 metres to top of MPH
Total: 270*
Bachelor: 30 (11%)
1-Bedroom: 153 (57%)
1-Bedroom + Den: 9 (3%)
2-Bedroom: 57 (21%)
2-Bedroom + Den: 5 (2%)
3-Bedroom: 16 (6%)
*20% of total units will be affordable

Indoor Amenity Space

597 square metres (2.2 square metres/unit)

Outdoor Amenity Space

867 square metres (3.2 square metres/unit)

Vehicle Parking

Total: 213 spaces
Residential Long-term: 197 (incl. 7 barrier free)
Office/Retail/Visitor: 16 (incl. 2 barrier free)

Bicycle Parking

Total: 203
Residential long-term: 184
Residential Short-term: 19

Loading Spaces

One Type ‘G’ and One Type ‘C’ loading space

3.3 Required Approvals
In our opinion, the proposed development
conforms with the City of Toronto Official Plan
and, in particular, is permitted by the applicable
Mixed-Use Areas designation in the Official Plan.
However, the proposal will require an amendment
to the Sheppard West/Dublin Secondary Plan in
order to permit an increase the prescribed height
and density to accommodate the proposal. An
Official Plan Amendment application is being
filed.
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The proposal also requires an amendment to the
City of North York By-law 7625, as amended, and
the City-wide Zoning By-law 569-2013, in order
to increase the permitted height and density, as
well as to revise other development regulations
as necessary to accommodate the proposal.

4

Policy &
Regulatory
Context

4.1 Overview
As set out below, the proposed development is
supportive of numerous policy directions set out
in the Provincial Policy Statement, the Growth
Plan for the Greater Golden Horseshoe and the
City of Toronto Official Plan, all of which promote
the efficient use of land and infrastructure within
built-up areas, and specifically in proximity to
higher order public transit.

4.2 Provincial Policy
Statement
On February 28, 2020, the Ministry of Municipal
Affairs and Housing released the Provincial Policy
Statement, 2020, which came into effect on May
1, 2020 (the “2020 PPS”).
The PPS provides policy direction on matters of
Provincial interest related to land use planning
and development. In accordance with Section
3(5) of the Planning Act, all decisions that affect
a planning matter are required to be consistent
with the PPS. In this regard, Policy 4.2 provides
that the PPS “shall be read in its entirety and
all relevant policies are to be applied to each
situation”.
As compared with the 2014 PPS, the 2020 PPS
includes an increased emphasis on encouraging
an increase in the mix and supply of housing,
protecting the environment and public safety,
reducing barriers and costs for development and
providing greater certainty, and supporting the
economy and job creation.
Part IV of the PPS sets out the Province’s vision
for Ontario, and promotes the wise management
of land use change and efficient development
patterns:
“Efficient development patterns optimize
the use of land, resources and public
investment in infrastructure and public
service facilities. These land use patterns
promote a mix of housing, including
affordable
housing,
employment,
recreation, parks and open spaces, and
transportation choices that increase the
use of active transportation and transit
before other modes of travel. They support
the financial well-being of the Province
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and municipalities over the long term,
and minimize the undesirable effects of
development, including impacts on air,
water and other resources. They also
permit better adaptation and response to
the impacts of a changing climate, which
will vary from region to region.’
One of the key policy directions expressed
in the PPS is to build strong communities by
promoting efficient development and land use
patterns. To that end, Part V of the PPS contains
a number of policies that promote intensification,
redevelopment and compact built form,
particularly in areas well served by public transit.
In particular, Policy 1.1.1 provides that healthy,
liveable and safe communities are to be sustained
by promoting efficient development and land
use patterns; accommodating an appropriate
affordable and market-based range and mix of
residential types, employment, institutional,
recreation, park and open space, and other uses
to meet long-term needs; and promoting costeffective development patterns and standards to
minimize land consumption and servicing costs,
promoting the integration of land use planning,
growth
management,
transit-supportive
development, intensification and infrastructure
planning to achieve cost-effective development
patterns, optimization of transit investments and
standards to minimize land consumption and
servicing costs.
Policy 1.1.3.2 supports densities and a mix of
land uses which efficiently use land, resources,
infrastructure and public service facilities
and which are transit-supportive, where
transit is planned, exists or may be developed.
Policy 1.1.3.3 directs planning authorities to
identify and promote opportunities for transitsupportive development, accommodating a
significant supply and range of options through
intensification and redevelopment, where this can
be accommodated taking into account existing
building stock or areas and the availability of
suitable existing or planned infrastructure and
public service facilities.
In addition, Policy 1.1.3.4 promotes appropriate
development
standards,
which
facilitate
intensification, redevelopment and compact
form, while avoiding or mitigating risks to public
health and safety.

With respect to housing, Policy 1.4.3 requires
provision to be made for an appropriate range
and mix of housing options and densities to
meet projected market-based and affordable
housing needs of current and future residents
by, among other matters, facilitating all types of
residential intensification and redevelopment,
promoting densities for new housing which
efficiently use land, resources, infrastructure
and public service facilities and support the use
of active transportation and transit, requiring
transit-supportive development and prioritizing
intensification in proximity to transit, including
corridors and stations.
The efficient use of infrastructure (particularly
transit) is a key element of provincial policy
(Section 1.6). Section 1.6.3 states that the
use of existing infrastructure and public
service facilities should be optimized, before
consideration is given to developing new
infrastructure and public service facilities. With
respect to transportation systems, Policy 1.6.7.4
promotes a land use pattern, density and mix
of uses that minimize the length and number of
vehicle trips and support current and future use
of transit and active transportation.
Policy 1.7.1 of the PPS states that long-term
prosperity should be supported through a
number of initiatives including: encouraging
residential uses to respond to dynamic marketbased needs and provide necessary housing
supply and a range of housing options for a
diverse workforce; optimizing the use of land,
resources, infrastructure and public service
facilities; maintaining and enhancing the vitality
and viability of downtowns and mainstreets;
encouraging a sense of place by promoting welldesigned built form and cultural planning, and by
conserving features that help define character,
including built heritage resources.
With respect to energy conservation, air quality
and climate change, Policy 1.8.1 directs planning
authorities to support energy conservation
and efficiency, improved air quality, reduced
greenhouse gas emissions and preparing for
the impacts of a changing climate through
land use and development patterns which:

promote compact form and a structure of
nodes and corridors; promote the use of active
transportation and transit in and between
residential, employment and other areas; and
encourage transit-supportive development and
intensification to improve the mix of employment
and housing uses to shorten commute journeys
and decrease transportation congestion.
While Policy 4.6 provides that the official plan is
“the most important vehicle for implementation
of this Provincial Policy Statement”, it goes on
to say that “the policies of this Provincial Policy
Statement continue to apply after adoption and
approval of an official plan”. Accordingly, the
above-noted PPS policies continue to be relevant
and determinative.
For the reasons set out in Section 5.1 and 5.6 of
this report, it is our opinion that the proposed
development and, in particular, the requested
Official Plan Amendment and Zoning By-law
Amendments are consistent with the PPS, in
particular, the policies relating to residential
intensification, the efficient use of land and
infrastructure.

4.3 Growth Plan for
the Greater Golden
Horseshoe (2019)
On May 16, 2019, a new Growth Plan (A Place to
Grow: The Growth Plan for the Greater Golden
Horseshoe) came into effect, replacing the
Growth Plan for the Greater Golden Horseshoe,
2017. All decisions made on or after this date
in respect of the exercise of any authority
that affects a planning matter are required to
conform with the 2019 Growth Plan, subject to
any legislative or regulatory provisions providing
otherwise. Section 1.2.3 provides that the Growth
Plan is to be read in its entirety and the relevant
policies are to be applied to each situation.
While many policies in the 2019 Growth Plan
are unchanged from the 2017 Growth Plan,
modifications were made to policies related to
employment areas, settlement area boundary
expansions, agricultural and natural heritage
systems, intensification and density targets, and
major transit station areas.
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The Guiding Principles which are important for
the successful realization of the Growth Plan are
set out in Section 1.2.1. Key principles relevant to
the proposal include:
• supporting the achievement of complete
communities that are designed to support
healthy and active living and meet people’s
needs for daily living throughout an entire
lifetime;
• prioritizing
intensification
and
higher
densities in strategic growth areas to make
efficient use of land and infrastructure and
support transit viability; and
• supporting a range and mix of housing
options, including second units and affordable
housing, to serve all sizes, incomes and ages
of households.
The Growth Plan policies emphasize the
importance of integrating land use and
infrastructure planning, and the need to optimize
the use of the land supply and infrastructure. It
includes objectives that support the development
of complete communities and promotes transitsupportive development. As noted in Section 2.1
of the Plan:
“To support the achievement of complete
communities that are healthier, safer, and
more equitable, choices about where and
how growth occurs in the GGH need to
be made carefully. Better use of land and
infrastructure can be made by directing
growth to settlement areas and prioritizing
intensification, with a focus on strategic
growth areas, including urban growth
centres and major transit station areas,
as well as brownfield sites and greyfields.
Concentrating new development in these
areas provides a focus for investments
in transit as well as other types of
infrastructure and public service facilities
to support forecasted growth, while also
supporting a more diverse range and mix
of housing options... It is important that we
maximize the benefits of land use planning
as well as existing and future investments
in infrastructure so that our communities
are well-positioned to leverage economic
change.”
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Section 2.1 of the Growth Plan goes on to further
emphasize the importance of optimizing land use
in urban areas:
“This Plan’s emphasis on optimizing the
use of the existing urban land supply
represents an intensification first approach
to development and city-building, one
which focuses on making better use of
our existing infrastructure and public
service facilities, and less on continuously
expanding the urban area.”
The Subject Site is considered as part of
a “strategic growth area” pursuant to the
Growth Plan (i.e. a focus for accommodating
intensification and higher-density mixed uses in
a more compact built form). “Strategic growth
areas” include urban growth centres, major transit
station areas, and other major opportunities that
may include infill, redevelopment, brownfield
sites, the expansion or conversion of existing
buildings, or greyfields. Lands along major roads,
arterials, or other areas with existing or planned
frequent transit service may also be identified
as strategic growth areas. The subject site is
located along frequent transit service.
Policy 2.2.1(2)(c) provides that, within settlement
areas, growth will be focused in delineated builtup areas (i), strategic growth areas (ii), locations
with existing or planned transit (with a priority on
higher order transit where it exists or is planned)
(iii), and areas with existing or planned public
service facilities (iv).
In this respect, Schedule 3 of the Growth Plan
forecasts a population of 3,190,000 and 1,660,000
jobs for the City of Toronto by 2031, increasing to
3,400,000 and 1,720,000, respectively, by 2041.
The 2016 Census data indicates that population
growth in Toronto is continuing to fall short of
the Growth Plan forecasts. At a point that is now
midway through the 2001-2031 forecast period,
the 2016 population of 2,822,902 (adjusted for
net Census undercoverage) is only 38.8% of the
way toward achieving the population forecast of
3,190,000 by 2031.
Policy 2.2.1(3)(c) requires that municipalities
undertake integrated planning to manage this
forecasted growth in a manner which provides
direction for an urban form that will optimize
infrastructure, particularly along transit and

transportation corridors and to support the
achievement of complete communities through a
more compact built form.
Policy 2.2.1(4) states that applying the policies
of the Growth Plan will support the achievement
of “complete communities” in a number of
ways, including: featuring a diverse mix of land
uses and convenient access to public service
facilities; expanding convenient access to a range
of transportation options and public service
facilities; and providing for a more compact built
form and a vibrant public realm.
Policy 2.2.2(3) requires municipalities to develop
a strategy to achieve the minimum intensification
target and intensification throughout delineated
built-up areas, which will, among other things,
identify strategic growth areas to support
achievement of the target and recognize them
as a key focus for development, identify the
appropriate type and scale of development in
strategic growth areas and transition of built
form to adjacent areas, and ensure lands are
zoned and development is designed in a manner
that supports the achievement of complete
communities.
Section 2.2.4 of the Growth Plan provides policies
related to transit corridors and station areas.
Policy 2.2.4(10) provides that lands adjacent to
or near to existing and planned “frequent transit”
should be planned to be transit-supportive and
supportive of active transportation and a range
and mix of uses and activities. In this regard, the
subject site is located approximately 1 kilometers
from Sheppard West Subway Station on Line 1
Yonge-University.
Section 2.2.6 of the Growth Plan deals with
housing. Policy 2.2.6(1) requires municipalities
to support housing choice through, among
other matters, the achievement of the minimum
intensification and density targets in the Growth
Plan by identifying a diverse range and mix of
housing options and densities to meet projected
needs of current and future residents, including
establishing targets for affordable ownership and
rental housing. Notwithstanding Policy 1.4.1 of the
PPS, Policy 2.2.6(2) states that, in implementing

Policy 2.2.6(1), municipalities will support the
achievement of complete communities by:
planning to accommodate forecasted growth;
planning to achieve the minimum intensification
and density targets; considering the range and
mix of housing options and densities of the
existing housing stock; and planning to diversify
the overall housing stock across the municipality.
Generally, the infrastructure policies set out
in Chapter 3 place an emphasis on the need to
integrate land use planning and investment in
both infrastructure and transportation. The
introductory text in Section 3.1 states that:
“The infrastructure framework in this Plan
requires that municipalities undertake
an integrated approach to land use
planning, infrastructure investments, and
environmental protection to achieve the
outcomes of the Plan. Co-ordination of
these different dimensions of planning
allows municipalities to identify the most
cost-effective options for sustainably
accommodating forecasted growth to
the horizon of this Plan to support the
achievement of complete communities.
It is estimated that over 30 per cent of
infrastructure capital costs, and 15 per
cent of operating costs, could be saved by
moving from unmanaged growth to a more
compact built form. This Plan is aligned
with the Province’s approach to long-term
infrastructure planning as enshrined in
the Infrastructure for Jobs and Prosperity
Act, 2015, which established mechanisms
to encourage principled, evidence-based
and strategic long-term infrastructure
planning.”
Policies 3.2.3(1) and 3.2.3(2) state that public
transit will be the first priority for transportation
infrastructure planning and major transportation
investments, and that decisions on transit
planning and investment will be made according
to a number of criteria including prioritizing
areas with existing or planned higher residential
or employment densities to optimize return
on investment and the efficiency and viability
of existing and planned transit service levels,
and increasing the capacity of existing transit
systems to support strategic growth areas.
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Policy 5.2.5(6) addresses targets and states
that, in planning to achieve the minimum
intensification and density targets in this Plan,
municipalities are to develop and implement
urban design and site design official plan policies
and other supporting documents that direct the
development of a high-quality public realm and
compact built form.

To that end, Policy 2.1(3), as amended by
Official Plan Amendment No. 231, provides that
Toronto is forecast to accommodate 3.19 million
residents and 1.66 million jobs by the year 2031.
The marginal note regarding Toronto’s growth
prospects makes it clear that the population
and employment figures are neither targets nor
maximums; they are minimums:

For the reasons set out in Sections 5.1 and 5.2
of this report, it is our opinion that the proposed
development conforms with the 2019 Growth
Plan and, in particular, the policies that seek
to optimize the use of land and infrastructure
and to encourage growth and intensification in
“strategic growth areas”.

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

4.4 Toronto Official Plan
The Official Plan for the amalgamated City of
Toronto (“the Plan”) was adopted on November 26,
2002 and was approved by the Ontario Municipal
Board on July 6, 2006. Numerous amendments
to the Official Plan have subsequently been
approved, including amendments arising out of
the Official Plan Review initiated in 2011.
Policy 5.6(1) provides that the Plan should be read
as a whole “to understand its comprehensive
and integrated intent as a policy framework for
priority setting and decision making”. Policy
5.6(1.1) provides that the Plan is more than a set
of individual policies and that “all appropriate
policies are to be considered in each situation”,
the goal being to “appropriately balance and
reconcile a range of diverse objectives affecting
land use planning in the City”.

Growth Management Policies
Chapter 2 (Shaping the City) outlines the City’s
growth management strategy. It recognizes that:
“Toronto’s future is one of growth,
of rebuilding, of reurbanizing and of
regenerating the City within an existing
urban structure that is not easy to change.
Population growth is needed to support
economic growth and social development
within the City and to contribute to a
better future for the Greater Toronto Area
(GTA). A healthier Toronto will grow from
a successful strategy to attract more
residents and more jobs to the City.”
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The growth management policies of the Official
Plan direct growth to identified areas on Map 2,
which include Centres, Avenues, Employment
Areas and the Downtown and Central Waterfront,
where transit services and other infrastructure
are available. On Map 2 (Urban Structure), the
subject site is located along an Avenue (see
Figure 14, Official Plan Map 2, Urban Structure).
In Chapter 2 (Shaping the City), one of the key
policy directions is Integrating Land Use and
Transportation (Section 2.2). The Plan states that:
“… future growth within Toronto will be
steered to areas which are well served
by transit, the existing road network and
which have a number of properties with
redevelopment potential. Generally, the
growth areas are locations where good
transit access can be provided along
bus and streetcar routes and at rapid
transit stations. Areas that can best
accommodate this growth are shown on
Map 2: Downtown, including the Central
Waterfront, the Centres, the Avenues and
the Employment Areas. A vibrant mix of
residential and employment growth is seen
for the Downtown and the Centres …” (our
emphasis).

Policy 2.2(2) provides that “growth will be directed
to the Centres, Avenues, Employment Areas and
the Downtown as shown on Map 2” and sets out
a number of objectives that can be met by this
strategy, including:
• using municipal land, infrastructure and
services efficiently;
• concentrating jobs and people in areas well
served by surface transit and rapid transit
stations;
• promoting mixed use development to increase
opportunities for living close to work and to
encourage walking and cycling for local trips;
• offering opportunities for people of all means
to be affordably housed;
• facilitating social interaction, public safety
and cultural and economic activity; and
• protecting neighbourhoods and green spaces
from the effects of nearby development.
Section 2.3.1 sets out policies for creating
and maintaining Healthy Neighbourhoods by
focusing most new residential development in the
Downtown. the Centres, along the Avenues and in
other strategic locations, to help preserve the
shape and feel of established neighbourhoods.

Policy 2.3.1(3) requires that developments in
Mixed Use Areas that are adjacent or close to
Neighbourhoods:
• be compatible with those Neighbourhoods;
• provide a gradual transition of scale and
density, as necessary to achieve the objectives
of the Official Plan through the stepping down
of buildings towards and setbacks from those
Neighbourhoods;
• maintain adequate light and privacy for
residents in those Neighbourhoods;
• orient and screen lighting and amenity areas
so as to minimize impacts on adjacent land in
those Neighbourhoods;
• locate and screen service areas, any surface
parking and access to underground and
structured parking so as to minimize impacts
on adjacent land in those Neighbourhoods,
and enclose service and access areas where
distancing and screening do not sufficiently
mitigate visual, noise and odour impacts upon
adjacent land in those Neighbourhoods; and
• attenuate resulting traffic and parking
impacts on adjacent neighbourhood streets so
as not to significantly diminish the residential
amenity of those Neighbourhoods.

Urban Structure
Legend
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Green Space System
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Countryside
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Connections

Figure 14 - Toronto Official Plan, Map 2
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Figure 15 - Toronto Official Plan, Map 4

Surface Transit
Priority Netowork
Legend
SUBJECT
SITE

BATHURS

T

Existing
TTC Subway and LRT Lines
GO Rail Lines

Expansion Elements
Transit Priority Segments

Figure 16 - Toronto Official Plan, Map 5
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Section 2.4 (“Bringing the City Together: A
Progressive Agenda of Transportation Change”)
notes that:
“The transportation policies, maps and
schedules of the Plan make provision
for the protection and development of
the City’s road, rapid transit and interregional rail networks. The Plan provides
complementary policies to make more
efficient use of this infrastructure and to
increase opportunities for walking, cycling,
and transit use and support the goal of
reducing car dependency throughout the
City… Reducing car dependency means
being creative and flexible about how we
manage urban growth. We have to plan in
‘next generation’ terms to make walking,
cycling, and transit increasingly attractive
alternatives to using the car and to move
towards a more sustainable transportation
system.”

Land Use Designation Policies
The subject site is designated Mixed Use Areas
on Map 16 (Figure 17), which permits a broad
range of commercial, residential and institutional
uses in single use or mixed use buildings. The
lands along the Sheppard Avenue corridor are
all designated as Mixed Use Areas. Lands north
of the Sheppard Avenue corridor are designated
Neighbourhoods, but generally, the site is located
in the Mixed Use Area context.
The introductory text in Section 4.5 states that
the intent of the Mixed-Use Areas designation
is to achieve a multitude of planning objectives
by combining a broad array of residential
uses, offices, retail and services, institutions,
entertainment, recreation and cultural activities,
and parks and open spaces. In particular, the
intent is that:

In this regard, Map 4 (Higher Order Transit
Corridors, see Figure 15) and Map 5 (Surface
Transit Priority Network, see Figure 16) identify
Sheppard Avenue as a Transit Corridor and Transit
Priority Segment respectively.
Policy 2.4(4) directs that planning for new
development in targeted growth areas be
undertaken in the context of reducing auto
dependency and the transportation demands and
impacts of such new development will be assessed
in terms of the broader social and environmental
objectives of the Plan’s reurbanization strategy.
Policy 2.4(7) further provides that, for sites in
areas well served by transit (such as locations
around rapid transit stations), consideration
will be given to establishing minimum density
requirements (in addition to maximum density
limits), establishing minimum and maximum
parking requirements, and limiting surface
parking as a non-ancillary use.

“Torontonians will be able to live, work, and
shop in the same area, or even the same
building, giving people an opportunity
to depend less on their cars, and create
districts along transit routes that are
animated, attractive and safe at all hours of
the day and night.”
Policy 4.5(2) sets out a number of criteria
for development within the Mixed-Use Areas
designation, including:
• creating a balance of high quality commercial,
residential, institutional and open space uses
that reduces automobile dependency and
meets the needs of the local community;
• providing new jobs and homes for Toronto’s
growing population on underutilized lands
in the Downtown and other lands designated
Mixed Use Areas;
• locating and massing new buildings to provide
a transition between areas of different
development intensity and scale, through
means such as providing appropriate setbacks
and/or a stepping down of heights, particularly
towards lower scale Neighbourhoods;
• locating and massing new buildings so as to
adequately limit shadow impacts on adjacent
Neighbourhoods, particularly during the
spring and fall equinoxes;
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Figure 17 - Toronto Official Plan, Map 16

• locating and massing new buildings to frame
the edges of streets and parks with good
proportion and maintaining sunlight and
comfortable wind conditions for pedestrians
on adjacent streets, parks and open spaces;
• having access to schools, parks, community
centres, libraries and childcare;
• providing an attractive, comfortable and safe
pedestrian environment;
• taking advantage of nearby transit services;
• providing good site access and circulation and
an adequate supply of parking for residents
and visitors;
• locating and screening service areas, ramps
and garbage storage to minimize the impact
on adjacent streets and residences; and,
• providing indoor and outdoor recreation space
for building residents in every significant
multi-unit residential development.

Built Form Policies
The Plan recognizes the importance of good
urban design, not just as an aesthetic overlay,
but also as an essential ingredient of Citybuilding. It demands high quality architecture,
landscape architecture and urban design both
within the public real and within the privately
developed built form. The Plan recognizes that,
as intensification occurs in the Downtown
and elsewhere throughout the City, there is
an extraordinary opportunity to build the next
generation of buildings and to create an image
of Toronto that matches its status as one of the
great cities in North America.
In putting forward policies to guide built form,
the Plan notes that developments must be
conceived not only in terms of the individual
building site and program, but also in terms of
how that building, and site fit within the context
of the neighbourhood and the City. Policy 3.1.2(1)
provides that new development will be located
and organized to fit with its existing and/or
planned context. Relevant criteria include:
• generally locating buildings parallel to the
street with a consistent front yard setback;
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• on a corner site, locating development along
both adjacent street frontages and giving
prominence to the corner;
• locating main building entrances so that they
are visible and directly accessible from the
public sidewalk;
• providing existing mature trees wherever
possible and incorporating them into
landscaping designs; and
• providing ground floor uses that have views
into and, where possible, access to adjacent
streets.
Policy 3.1.2(2) requires that new development
locate and organize vehicle parking, vehicular
access, service areas and utilities to minimize
their impact on the property and on surrounding
properties by, among other things:
• using shared service areas where possible
within development block(s) including public
and private lanes, driveways and service
courts;
• consolidating and minimizing the width of
driveways and curb cuts across the public
sidewalk;
• integrating services and utility functions
within buildings where possible;
• providing underground
appropriate; and

parking

where

• limiting surface parking between the front
face of a building and the public street or
sidewalk.
Policy 3.1.2(3) sets out policies to ensure that
new development will be massed, and its exterior
façade will be designed to fit harmoniously into
its existing and/or planned context, and will limit
its impact on neighbouring streets, parks, open
spaces and properties by:
• massing new buildings to frame adjacent
streets and open spaces in a way that respects
the existing and/or planned street proportion;
• creating appropriate transitions in scale
to neighbouring existing and/or planned
buildings;
• providing for adequate light and privacy;
• adequately limiting any resulting shadowing
of, and uncomfortable wind conditions on,
neighbouring streets, properties and open
spaces, having regard for the varied nature of
such areas; and

• minimizing
any
additional
shadowing
and uncomfortable wind conditions on
neighbouring parks as necessary to preserve
their utility.
Policy 3.1.2(4) provides that new development
will be massed to define the edges of streets,
parks and open spaces at good proportion. Taller
buildings will be located to ensure adequate
access to sky view for the proposed and future
use of these areas.
Policy 3.1.2(5) requires that new development
will provide amenity for adjacent streets and
open spaces to make these areas attractive,
interesting, comfortable and functional for
pedestrians by providing:
• improvements to adjacent boulevards and
sidewalks respecting sustainable design
elements, including trees, shrubs, hedges,
plantings or other ground cover, permeable
paving materials, street furniture, curb ramps,
waste and recycling containers, lighting and
bicycle parking facilities;
• co-ordinated landscape improvements in
setbacks to create attractive transitions from
the private to public realms;
• weather protection such as canopies and
awnings; and
• landscaped
open
development site.

space

within

the

Section 3.1.3 of the Plan recognizes that tall
buildings, when properly located and designed,
can draw attention to the city structure, visually
reinforcing our civic centres and other areas of
civic importance. Given Toronto’s relatively flat
topography, tall buildings can become important
city landmarks when the quality of architecture
and site design is emphasized. Accordingly, the
policies specify that tall buildings come with
larger civic responsibilities and obligations than
other buildings.
Among other matters, Policy 3.1.3(1) specifies
that the design of tall buildings should consist of
a base to define and support the street edge at
an appropriate scale, a shaft that is appropriately
sized and oriented in relation to the base building
and adjacent buildings, and a top that contributes
to the character of the skyline and integrates
rooftop mechanical systems.
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Policy 3.1.3(2) requires that tall building proposals
address key urban design considerations,
including: meeting the built form principles of the
Plan; demonstrating how the proposed building
and site design will contribute to and reinforce
the overall city structure; demonstrating how the
proposed building and site design relate to the
existing and/or planned context; and taking into
account the relationship of the site to topography
and other tall buildings.

Housing Policies
The Plan’s housing policies support a full range of
housing in terms of form, tenure and affordability,
across the City and within neighbourhoods, to
meet the current and future needs of residents
(Policy 3.2.1(1)). Policy 3.2.1(2) provides that
new housing supply will be encouraged through
intensification and infill that is consistent with
the Plan. Policy 3.2.1(3) provides that investment
in new rental housing, particularly affordable
rental housing, will be encouraged by a coordinated effort from all levels of government
through implementation of a range of strategies,
including
effective
taxation,
regulatory,
administrative policies and incentives.

Implementation Policies
Policy 5.3.2(1) of the City of Toronto Official Plan
provides that, while guidelines and plans express
Council policy, they are not part of the Plan unless
the Plan has been specifically amended to include
them, and do not have the status of policies in the
Official Plan adopted under the Planning Act.
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4.5 Sheppard West/Dublin
Secondary Plan
The subject site is located within the Sheppard
West/Dublin Secondary Plan and is designated
Mixed Use Area ‘B’. Policy 2.2 provides that the
preferred form of mixed use development on
lands designated Mixed Use Area ‘B’ will contain
ground floor commercial uses with upper floor
residential uses. A maximum density of 2.0 times
the lot area is permitted on lots with a frontage
greater than 30 metres. A maximum height of
5-storeys is permitted. In addition, the height
of any buildings will not exceed the horizontal
distance separating the building from lands
designated Neighbourhoods and the distance
will not be less than 9.5 metres.
Policy 2.3 of the Secondary Plan provides that the
height of any building or portion thereof will not
exceed the horizontal distance separating the
building or portion thereof from lands designated
Neighbourhoods and that the distance will not be
less than 9.5 metres. The subject site is separated
from the nearest Neighbourhoods designation to
the north by the 20 metre right-of-way Cocksfield
Avenue. To the east, the subject site abuts two
single detached properties which are designated
Mixed Use Area ‘B, beyond which are lands
designated Neighbourhoods, approximately 21.7
metres from the subject site at its nearest point.

4.6 Zoning
The subject site is zoned under the former City
of North York By-law No. 7625, as amended,
and the new city-wide Zoning By-law 569-2013,
as amended. By-law 569-2013 remains under
appeal before the LPAT and is technically not yet
in-force.

City of North York Zoning By-law
The subject site is zoned C1 – General Commercial
Zone (see Figures 18).
Site-specific By-law 8523 applies only to the
portion of the site municipally addressed 824
Sheppard Avenue West and 179-181 Cocksfield
Avenue. Within the C1 zone, permitted uses
include a range of commercial uses, such as
restaurants and retail stores, professional
offices, hotels, theatres, amongst other uses. In
addition, all uses permitted in an R5 and RM5 zone
are permitted subject to those zone provisions
including apartment dwellings, multiple attached
dwellings, amongst others. The applicable C1
zoning provisions set out required minimum front
and rear yard setbacks, a maximum lot coverage
of 35% for residential buildings other than single
family, and 33.3% for all other buildings, and
a maximum building height of 9.2 metres or 3
storeys, whichever is greater.

SUBJECT
SITE

Figure 18 - North York Zoning By-law

Site Specific By-law 8523 dates back to 1954 and
amended the North York Zoning By-law 7625 to
rezone the subject site C-1, amongst other lands.
Further to the applicable zone provisions above,
the subject site is located within proximity to
the Downsview Airport and subject to Schedule
‘D’ – Airport Hazard Map. The Airport Hazard Map
identifies maximum structure heights for various
zones near and adjacent to Downsview Airport to
ensure there is no conflict with flight paths. The
subject site falls within an area with a maximum
structure height of 45.72 metres. It should be
noted that the Downsview Airport is slated to
close in 2023.
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subject CR 1.0 (c1.0; r1.0) SS3 (x215) with a height
limit of 10.5 metres (3-storeys) and locates it
within Policy Area 4 (see Figures 19 and 20).
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Under Exception 215, the following additional
zoning provisions apply to the subject site:
• A building or structure cannot penetrate a
45-degree angular plane measured from
the side or rear lot line abutting a lot in the
Residential Zone category;

in an appropriate and context-sensitive manner.
Key provisions for mid-rise buildings include the
following:
• Buildings should have a maximum overall
height no taller than the width of the right-of
way.

• A minimum building setback from a lot line in
the Residential Zone category of 9.5 metres;

• Buildings should provide a minimum height of
10.5 metres at the street frontage.

• A minimum 1.5 metre wide landscape strip is
required along a rear lot line that abuts a lot in
the Residential Zone category;

• Minimum floor-to-floor height of the ground
floor should be 4.5 metres to facilitate retail
uses.

• Schedule ‘D’ Airport Hazard Map continues to
apply.

• Buildings should provide a stepback to create
a comfortable pedestrian environment.

4.7 Avenues and Mid-Rise
Building Guidelines

• Front facades of building should align with
adjacent buildings.

The City’s Avenues and Mid-Rise Buildings Study
(the “Mid-Rise Guidelines”) provides a number
of Performance Standards that are intended
to influence the design of mid-rise buildings,
generally along streets identified as Avenues on
Map 2 of the Official Plan. In addition, the April 20,
2016 Addendum clarifies that the performance
standards contained in the Avenues and Mid-Rise
Buildings Study apply to sites that meet both of
the following conditions:

• Balconies should not negatively impact the
public realm.

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

4.8 Growing Up: Planning
for Children in New
Vertical Communities

• sites fronting onto Major Streets on Map 3 of
the Official Plan with planned rights-of-way at
least 20 metres wide.

In 2015, City Planning staff initiated a study
entitled “Growing Up: Planning for Children in New
Vertical Communities”. The study explored how
new multi-unit residential buildings and “vertical
neighbourhoods” can better accommodate
the needs of households with children. A staff
report summarizing the study process and draft
guidelines was adopted by City Council at its
meeting on July 5, 2017.

• Blank side walls should be avoided.

Finally, the urban design objectives in the
Downtown Plan direct that the design of mid-rise
buildings is to be “informed by” the Performance
Standards contained within the Avenues and
Mid-Rise Building Study.
Section 3 of the Mid-Rise Guidelines sets
out a series of Performance Standards that
are intended to guide the design of mid-rise
buildings along Avenues. The Performance
Standards are guided by the objective to create
healthy, liveable and vibrant main streets while
protecting the stability and integrity of adjacent
neighbourhoods. In that respect, they are
designed to ensure that Avenues are developed

The Performance Standards recognize that
exceptions may sometimes be warranted and
that, at times, a project that strives for excellence
in design can demonstrate that a specific
guideline is not appropriate in that instance.
The relevant Performance Standards
addressed in Section 5.5 of this report.

are

On July 28, 2020 a final recommendation report
was presented to City Council, and the updated
Growing up guidelines were adopted. Updates to
the Guidelines can be grouped into the following
categories:
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• Inclusivity for larger and multi-generational
households: the introductory text and
guidelines have been modified to reflect
that ‘housing for families with children’ also
supports a range of household types and
sizes that require access to larger units with
multiple bedrooms. These changes have been
informed by consultation with Community
Planning and the development industry
which has pointed to the benefit of providing
a range of unit sizes for ‘downsizers’ and
multi-generations, or households comprising
roommates.
• Emphasizing livability and quality in all unit
sizes: increased emphasis is placed on design
quality for all unit types, recognizing that
there are elements common to all unit types,
such as windows, which can be designed to
support livability regardless of the number of
bedrooms in the unit.
• Aligning with other City-led initiatives: the
draft Guidelines have been updated revised
to align with new City-led initiatives that have
been adopted by City Council since the draft
Guidelines were introduced. In particular,
Guideline 1.1 ‘Mobility’ has been updated to
reflect the City’s Vision Zero program and
Guideline 1.2 ‘Parks and Open Spaces’ have
been updated to reflect the Parkland Strategy.
• Revisions based on new policy direction: the
policy framework section has been updated
to reflect the PPS (2020) and the Growth Plan
(2019). Further changes were required to
remove reference to Section 37 and parkland
dedication, both of which have changed
through the new Planning Act, and associated
regulations.
Generally, the guidelines are structured at three
scales: the neighbourhood, the building, and the
dwelling unit. At the neighbourhood scale, the
guidelines focus on children’s experience in the
city, promoting independent mobility, and access
to parks, schools and community infrastructure.
At the building scale, the guidelines seek to
increase the number of larger units, encouraging
the design of functional and flexible amenity
and common spaces that support residents’
interaction (e.g. creating a “critical mass” of larger
units to attract large households, potentially
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concentrated at lower levels). At the unit scale,
the guidelines focus on size and functionality to
ensure that each dwelling unit provides the space
for the social functions of larger households.
Guideline 2.1 provides that a building should
provide a minimum of 25% large units, of which
10% of the units should be three-bedroom units;
and 15% of the units should be two bedroom units.
The guidelines provide that the majority of large
units should be grouped together to encourage
socializing and create a sense of community
and that larger units should be located primarily
in lower portions of the building. Guideline 3.0
provides that the ideal unit size is 90 square
metres for a two-bedroom unit and 106 square
metres for a three-bedroom unit, but also
includes a targeted unit size range.
Ultimately, the Growing Up Urban Design
Guidelines are informative and instructive in
development review, but not determinative.
The full set of guidelines may not be applicable
to every development scenario; however, staff
will continue to seek best outcomes, implement
the Official Plan and area-specific planning
frameworks, and take meaningful steps forward
towards creating complete vertical communities.

4.9 Pet-Friendly Design
Guidelines
The Pet-Friendly Design Guidelines were
developed in 2019, through a collaborative
process involving consultation and engagement
with a broad range of stakeholders. The purpose
of the document is to guide new developments
in a direction that is supportive of a growing
pet population. The document is intended to
complement other city initiatives to create and
design high-quality pet friendly amenities in
private development, including the building,
private internal and external open spaces, and in
living spaces.
The Guidelines apply city-wide to all new multiunit residential buildings that are required to
provide amenity space as a condition of their
development approval. As guidelines, they are
intended to provide direction and guidance, but
should be afforded some flexibility in application,
and balanced against broad city building
objectives.

Similar to the Growing Up Guidelines, the Pet
Friendly Guidelines are structured at three scales:
the neighbourhood, the building, and the dwelling
unit. At the neighbourhood scale, the guidelines
encourage new developments to support their
on-site pet population with amenities and spaces
to meet their needs and reduce the burden on
public parks and open spaces, especially in
dense neighbourhoods characterized by multiunit, high-rise buildings where parks and green
spaces are heavily used.
At the building scale, the guidelines provide
direction as to the types, sizes and general
configuration of amenity spaces for pets, and
specify how shared spaces, green spaces,
building systems and the public realm can be
designed to support pets, their owners, and
other residents of multi-unit buildings in highdensity neighbourhoods. The types of dedicated
amenities that could be provided to support pets
and their owners include pet relief areas, offleash areas, pet wash stations and POPS. The
guidelines direct that the appropriate size and
range of pet amenities in a proposed building be
closely considered together with the allocation
and configuration of other amenities and also be
determined in conjunction with an assessment
of current and future anticipated usage,
existing and future demographics, and existing
neighbourhood facilities.
Finally, the unit scale looks at choices in materials,
unit layout, indoor space, outdoor patio space and
storage that can enhance a pet’s environment
and meet day-to-day needs.
The proposal includes two dog wash areas on the
ground floor adjacent to both of the residential
lobbies.
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Planning &
Urban Design
Analysis

5.1 Intensification
The
proposed
residential/mixed-use
intensification on the subject site is supportive
of policy directions articulated in the Provincial
Policy Statement, the Growth Plan for the Greater
Golden Horseshoe and the City of Toronto Official
Plan, all of which promote intensification on
sites within built-up areas that are well served
by municipal infrastructure, especially transit.
The development proposal will make efficient
use of an underutilized parcel of land served by
“frequent transit service” on Sheppard Avenue
West, will be pedestrian oriented and will optimize
the use of land and infrastructure.

Furthermore, the Mixed Use Areas designation
that applies to subject site is one of four land use
designations intended to accommodate most of
the increased job and population anticipated by
the Official Plan’s growth strategy. Mixed Use
Areas are to provide for new jobs and homes for
Toronto’s growing population on underutilized
lands on Avenues. In our opinion, the proposal
will support Provincial and City policy to provide
housing choices by expanding the range of
housing types and densities through residential
intensification, as well as introduce new finegrain retail opportunities.

As well, strong policy support is expressed in
the Official Plan for intensification along the
Avenues, in a form that is intended to make
efficient use of land and infrastructure and
concentrate population and jobs in areas well
served by transit. In this regard, the site is located
within the Avenues identification applying to
Sheppard Avenue West on Map 2 of the Official
Plan and, accordingly, is targeted for mixed-use
intensification, with an emphasis on residential
growth.

In our opinion, the existing low-rise commercial
uses and associated surface parking areas do
not support the planned function for the subject
site as articulated in the Provincial and City
policy documents. The redevelopment of the
subject site for a mixed-use residential building
is part a desirable process of reurbanization
and reinvestment that will ultimately result
in a more intense form of transit-supportive
development and contribute to a more animated
and pedestrian-oriented urban streetscape
along Sheppard Avenue West and Cocksfield
Avenue.
As well, residential intensification
will accommodate population growth that will
contribute to the achievement of forecasts in the
Growth Plan and the Official Plan.

Within this policy context, it is important to
make efficient use of sites that are well suited
for intensification in order to reduce the rate
of outward urban expansion, minimize use of
the private automobile and support the use of
transit. The existing low-rise retail/residential
buildings and associated surface parking areas
on the subject site represent an underutilization
of land and infrastructure given the site’s Mixed
Use Areas designation, its location adjacent to an
Avenue and its location along a surface transit
route that is identified as a “Transit Priority
Segment” by the Official Plan. Policy 2.4(7)
specifically requires consideration of minimum
density requirements and maximum density
limits as well as minimum and maximum parking
requirements, for sites such as this that are well
serviced by transit.

In the non-policy sidebar within Section 2.1
of the Official Plan, it is noted that by making
better use of the existing urban infrastructure
and services, before introducing new ones on
the urban fringe, reurbanization helps to reduce
demands on nature and improves the livability of
the urban region by: reducing the pace at which
the countryside is urbanized; preserving high
quality agricultural lands; reducing reliance on
the private automobile; reducing greenhouse
gas emissions; and reducing consumption of
nonrenewable resources.
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5.2 Land Use
The proposed residential, retail and daycare
uses conform with the existing Mixed Use
Areas designation applying to the subject site,
which permits a broad range of commercial
and residential uses in single use or mixed-use
buildings, without any limitation on height and
density. In this respect, the Official Plan intends
that Mixed Use Areas will absorb most of the
anticipated increase in retail, office and service
employment in Toronto in the coming decades, as
well as much of the new housing.

Along Cocksfield Avenue, a ground floor daycare
will provide a compatible land use with the
surrounding low-rise residential neighbourhood.
From a zoning perspective, the new City-Wide
Zoning By-law 569-2013 zones the site CR
which permits a broad range of residential and
commercial uses. With respect to the former
North York Zoning By-law, the C1 zone also
permits residential and commercial uses.

5.3 Height, Massing and
Density

The introductory text in Section 4.5 states that
the intent of the Mixed-Use Areas designation
is to achieve a multitude of planning objectives
by combining a broad array of residential
uses, offices, retail and services, institutions,
entertainment, recreation and cultural activities,
and parks and open spaces. In particular, the
intent is that:

In our opinion, and as noted in Section 5.1 above,
the subject site is an appropriate location for
intensification in land use policy terms. From
a built form perspective, the subject site is a
contextually appropriate location for midrise
built forms given the following considerations:

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

• The subject site’s Mixed Use Areas designation;

In this regard, the proposal will add to the existing
mix of uses in the area and implement the
development criteria set out in Policy 4.5(2) of the
Official Plan by creating a balance of high quality
residential and non-residential uses in a manner
that reduces automobile dependency and meets
the needs of the local community, by providing
for expanded office and retail uses on the subject
site and providing for new homes for Toronto’s
growing population on lands that are currently
underutilized given the surrounding built form
context and proximity to transit infrastructure.
Furthermore, the proposed land uses conform
with the Mixed Use Area ‘B’ designation within
the Sheppard West/Dublin Secondary Plan which
supports retail uses at-grade with residential
uses above. In this regard, the proposal will
support the achievement of a combination of
grade-related retail uses which frame the street
and will significantly enhance the range and mix
of uses on Sheppard Avenue West, contributing
to the on-going revitalization of the street.
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• The subject site’s location on an identified
Avenue;
• The subject site’s adjacency to “frequent
transit service” on Sheppard Avenue West;
• The subject site’s location along a Major
Street with planned right-of way of 36 metres
for Sheppard Avenue West;
• The subject site’s size and depth, extending to
Cocksfield Avenue;
• The subject site’s separation from low-rise
Neighbourhoods; and
• The planned and emerging mid-rise building
context along Sheppard Avenue West.
In our opinion, the height and massing of the
proposed development is appropriate and
desirable and would fit harmoniously within the
existing and planned built form context. Despite
recent approvals having a common height context
of up to 9- and 10-storeys, these developments
are on lands that are near, or adjacent to, low rise
Neighbourhoods, and therefore require additional
setback and angular plane considerations, which
has the result of limiting the height achievable on
the sites in order to meet those objectives.
The subject site abuts lands designated Mixed
Use Areas on all sides of the property and is well
separated from the nearest Neighbourhoods
designation to the north by the Cocksfield

Avenue right-of-way and to the east by lands
designated Mixed Use Areas. Furthermore, the
Mixed-Use Areas designation in the Official Plan
does not set a minimum or maximum height limit
in metres or storeys for the site. While the Mixed
Use Areas ‘B’ designation of the Secondary Plan
sets a maximum height of five storeys, other
than for ‘commercial only’ buildings, the policy
direction has been commonly amended to permit
for greater heights along the Sheppard Avenue
West corridor in support over overarching policy
direction which seeks to optimize sites.
Sheppard Avenue West is in a period of transition,
particularly within the Sheppard West/Dublin
Secondary Plan extending to Bathurst Street to
the east and Allen Road to the west This transition
has seen a significant number of mid-rise built
forms constructed, approved, and proposed as
summarized in Table 2 below.
Table 2
Address

Storeys

Density

695-717 Sheppard
Avenue West

8-storeys

3.0

700 Sheppard Avenue
West

10-storey

3.8

719 Sheppard Avenue
West

9-storey

3.86

128-132 Gorman Park
Road

9-storey

3.98

740-748 Sheppard
Avenue West

9-storey

3.5

741 Sheppard Avenue
West

9-storey

3.99

758-764 Sheppard
Avenue West

9-storey

3.45

872-878 Sheppard
Avenue West

8-storey

3.0

920-922 Sheppard
Avenue West

9-storey

2.89

929-939 Sheppard
Avenue West

9-storey

2.8

1020-1034 Sheppard
Avenue West

9-storey

3.0

In addition, Policy 2.3(b) of the Secondary Plan
states that the height of any building, or portion
thereof, will not exceed the horizontal distance
separating the building or portion thereof from
lands designated Neighbourhoods. Effectively,
the result is that no portion of a building may
encroach beyond a height formed by a 45-degree
angular plane measured from a Neighbourhoods
designated property. In this regard, the proposed
14- and 6-storey buildings fall within a 45-degree
angular plane measured from properties
designated Neighbourhoods on the north side
of Cocksfield Avenue and to the east along the
south side of Cocksfield Avenue. See Figures 21
and 22.
From a site design perspective, the subject site
is large enough to comfortably accommodate the
proposed development without unacceptable
adverse impact on adjacent lands, streets, or
open spaces. As set out in Section 5.4 below, the
location and configuration of the taller mid-rise
building elements allows for appropriate light,
view and privacy conditions. As well, the subject
site’s separation distance from, and transition
to, Neighbourhoods designated properties to the
north (on the north side of Cocksfield Avenue)
and to the east allows for the introduction of two
mid-rise buildings that can comfortably provide
for transition within the site.
From a massing perspective, the development
has been designed and sited to improve the
pedestrian experience along the Sheppard
Avenue West frontage while sensitively fitting
within its surroundings and respecting the
existing and planned physical character of the
Neighbourhoods designated properties to the
north. The proposed development creates a
gradual transition between areas of different
development intensity through setbacks,
stepbacks and stepping down of heights towards
the north. The length of the building is broken up
into two masses which respond to their built form
context, providing for light and views between
the two built forms, and appropriately stepping
back the height of both buildings as their height
increases. Further discussion is provided in
Section 5.5 below.
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From a density perspective, it is our opinion that
the proposed density of 4.0 FSI is appropriate
and desirable, as it is generally in keeping with
other approved densities along Sheppard Avenue
West (as demonstrated by Table 2 above). The
Mixed Use Areas ‘B’ designation which applies
to the subject site permits a maximum FSI of
2.0 for mixed-use developments on properties
with a frontage of over 30 metres. The proposed
4.0 FSI is in keeping with the range of densities
approved along Sheppard Avenue East and which
range between 2.8 and 3.99 FSI. Furthermore,
it is reasonable in our opinion to establish the
appropriate density for the subject site based
on specific built form design, context and urban
structure considerations, rather than on the
basis of density numbers.

5.4 Built Form Impacts
Light, View and Privacy
Light, view and privacy (LVP) impacts are
generally addressed through a combination of
spatial separation, orientation and mitigating
measures between buildings. In our opinion,
such impacts will be minimal in this case given
the low- to mid- to tall building typology and the
stepping down of building heights towards lower
scale residential uses, as well as appropriateness
of the proposed building setbacks to adjacent
properties and streets.
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The accepted standards for LVP impacts is based
on the CR zone and Development Standard Set
3(SS3) which specifies a minimum setback of 5.5
metres from a side lot line that is not adjacent
to a street or lane, which enables a separation
distance of 11 metres between two walls where
there are principle windows. Where there are no
openings, no setback is required. Furthermore,
the Avenues and Mid-Rise Guidelines provide
that where an existing building adjacent to the
subject site contains windows less than 5.5
metres from the property line, that the proposed
building should provide a 5.5 metre separation
distance between the existing windows of the
adjacent building and the proposed building.
The location and design of the proposed building
respects these standards, as outlined below.

DO NOT SCALE DRAWINGS. USE ONLY DRAWINGS
MARKED "ISSUED FOR CONSTRUCTION". VERIFY
CONFIGURATIONS AND DIMENSIONS ON SITE BEFORE
BEGINNING WORK. NOTIFY ARCHITECT IMMEDIATELY
OF ANY ERRORS, OMISSIONS OR DISCREPANCIES.
CHAMBERLAIN ARCHITECT SERVICES LIMITED AND
CHAMBERLAIN CONSTRUCTION SERVICES LIMITED
HAVE SIMILAR OWNERSHIP.

CHAMBERLAIN ARCHITECT SERVICES LIMITED
HAS COPYRIGHT. CONSTRUCTING A SUBSTANTIALLY
SIMILAR BUILDING WITHOUT PERMISSION MAY
INFRINGE THE COPYRIGHT OWNER'S RIGHTS.
MAKING MINOR CHANGES TO PLANS DOES NOT
NECESSARILY AVOID COPYRIGHT INFRINGEMENT.
INNOCENT INFRINGEMENT IS NOT A DEFENSE TO
COPYRIGHT INFRINGEMENT. ©

URED

SEAL

COAL COLOUR

824 SHEPPARD
AVENUE
s\120027 - 824 Shephard Avenue - REZONING_Mo-Elsayed.rvt

OUR

The units facing north and south will have an
adequate separation distance condition by virtue
of the 36 metre Sheppard Avenue West and 20
metre Cocksfield Avenue rights-of-way. To the
west, units within floors 2-6 in the north building
are setback a minimum of 7.5 metres from the
west lot line due to the adjacent drive aisle, with
increased setbacks above the third floor. To the
east, the ground floor is set back 2.0 metres from
the east lot line but does not contain any units.
Above, residential units are set back a minimum
of 5.5 metres, with additional stepbacks above
the third floor. Within the south building, the
5-storey podium is built to the east and west lot
lines, providing for a 0 metre setback with no
east or west facing windows, beyond which (20
metres) the building sets back a minimum of 5.5
metres from the east lot line and minimum 7.5
metres from the west lot line. Between the 14 and
6-storey buildings, a separation distance of 13.0
metres is provided on the fourth floor, increasing
to 15.0 metres on floors five and six.

Shadow Impacts
From a policy perspective, the Official Plan
directs that new development should “adequately
limit” any resulting shadowing of neighbouring
streets, properties and open spaces, having
regard for the varied nature of such areas
(Policy 3.1.2(3)(e)), while Policy 4.5(2)(d) further
requires that buildings be located and massed
so as to “adequately limit shadow impacts on
adjacent Neighbourhoods, particularly during
the spring and fall equinoxes. A shadow study
was undertaken by Chamberlain Architects to
assess the incremental shadow impact of the
proposed development on March 21st, June 21st,
and September 21st, and at each hour between
9:18 a.m. and 6:18 p.m.
On March and September 21st, the shadow study
indicates that there is very minor shadow impact
on a small portion of the front yards of two
properties designated Neighbourhoods (180 &
188 Cocksfield Avenue) and fully removed prior to
10:18 a.m. There is no shadow impact on lands
designated Neighbourhoods between shortly
after 9:18 a.m. and shortly before 2:18 p.m.,
after which, there is incremental shadow impact
on five properties designated Neighbourhoods
to the east, along the south side of Cocksfield
Avenue (163-171 Cocksfield Avenue).

824 Sheppard Avenue West,
North York, ON
SHEET NAME

COLOURED
ELEVATIONS 1
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With respect to streets, minor incremental
shadow impact will occur on the north sidewalk
of Cocksfield Avenue beginning at 9:18 a.m. and
will be fully removed shortly after 10:18 a.m.
With respect to parks, the proposed development
would have no shadow impact on any existing
parks in the area.
In our opinion, the foregoing shadow impacts
are “adequately limited” given the subject site’s
urban context and satisfy the applicable Official
Plan policies.

Wind Impacts
A Wind Impact Study dated September 24,
2020 has been prepared by RWDI to provide an
assessment of the potential pedestrian level wind
impact of the proposed project at 824 Sheppard
Ave West. The report findings are summarized
below:
• The proposed building is significantly taller
than buildings in the immediate vicinity,
and therefore will cause an increase in wind
speeds around it.
• The building design incorporated several windresponsive features which will moderate the
potential wind impacts on the surroundings.
• Wind conditions on and around the proposed
project are not expected to exceed the
recommended criteria for pedestrian safety.
• In general, conditions on sidewalks and other
public areas on and around the proposed
buildings are expected to be comfortable for
standing or strolling in the summer, and for
strolling or walking in the winter.
• Suitable wind conditions are also expected
at most of the entrances and amenity areas
at ground level in the summer. Higher wind
speeds than desirable are expected in
the winter at the northern entrances and
residential amenity area on the east side at
ground level. Suggestions for wind control
have been provided.
• Wind activity at the north and west facing
building corners will likely be uncomfortable on
windy days in the winter months. Suggestions
for wind control have been provided.

• Wind conditions on the rooftop terraces
are predicted to be windy for passive use in
the summer and winter, with the potential
for exceeding the safety criterion at several
areas. Strategies for wind control on the
terraces are discussed for the design teams’
consideration.
The predicted wind conditions will be quantified
and confirmed through detailed studies using
wind tunnel tests at an advanced design stage.

5.5 Urban Design
For the reasons set out below, it is our opinion
that the proposed building design is appropriate
and desirable in urban design terms, conforms
with the relevant policies of the Official Plan, the
Secondary Plan, and is generally in keeping with
the applicable urban design guidelines. It will
modestly intensify the subject site with a tall midrise built form that will improve the pedestrian
realm and streetscape along Sheppard Avenue
West by eliminating surface parking and adding
grade related retail units and along Cocksfield
Avenue with an at-grade daycare use. As a
result, the proposed redevelopment will allow for
enhanced use of the subject site’s frontage for
landscaping and open space. The grade-related
buildings have been scaled in relation to the built
form context and will provide an attractive design
along Cocksfield Avenue as well as Sheppard
Avenue, contributing to the revitalization of the
physical character along an identified Avenue.

Official Plan
In our opinion, the proposed building design
conforms with the criteria for development
in Mixed Use Areas and the general built form
policies as set out in the Official Plan, in particular
Policies 3.1.2(1), 3.1.2(2), 3.1.2(3), 3.1.2(4), 3.1.2(5)
and 3.1.2(6). In this regard, the proposal will:
• locate the building entrances so that are
clearly visible and directly accessible from
the public sidewalk through the use of signage
and design material to bring pedestrians into
the site to the two lobby entrances;
• frame adjacent streets in a way that respects
existing and planned street proportions;
• create appropriate transitions in scale to
existing and planned buildings;

48

• provide for adequate light and privacy and
adequately limit any resulting shadowing (see
Section 5.4);
• ensure adequate access to sky view for the
proposed and future use of the areas;
• provide landscaping and coordinated public
realm improvements to make the streetscape
more attractive, interesting, comfortable and
functional for pedestrians; and
• provide indoor and outdoor amenity space for
residents in the new development.
As per Policy 5.3.2(1) of the Official Plan, the
Avenues and Mid-Rise Buildings Study is not policy
and accordingly exceptions may sometimes be
warranted to the guidelines. It is our opinion that
the proposed tall mid-rise building is in general
alignment with the key performance standards,
including:
Minimum Ground Floor Height (Performance
Standard #3): The minimum floor-to-floor height
of the ground floor should be 4.5 metres to
facilitate retail uses at grade.
• The proposal meets this guideline by providing
a 5 metre ground floor height that includes
retail uses
Front Façade Angular Plane (Performance
Standard #4): The building envelope should allow
for a minimum of 5 hours of sunlight onto the
Avenue sidewalks from March 21 to September
21 by limiting the street wall height to 80% of
the right-of-way width and stepping back upper
storeys within the 45-degree angular plane.
• The proposal meets limits the street wall
height to 80% of the right-of-way and falls
fully within the 45 degree angular plane.
Front façade- alignment (Performance Standard
#4C): The front street wall of the mid-rise
buildings should be built to the front property
lines or applicable setback lines.
• The proposed development will provide
for a 3.0 metres setback along both street
frontages.

Minimum Sidewalk Zones (Performance Standard
#7A): Mid-rise buildings may be required to be
set back at grade to provide a minimum sidewalk
zone.
• The proposed development will provide
for a 3.0 metres setback along both street
frontages.
Streetscapes (Performance Standard #7B):
Avenue streetscapes should provide the highest
level of urban design treatment to create beautiful,
safe and accessible pedestrian environments and
great places to shop, work and live.
• The proposal provides for pavement treatment
and new landscaping along Sheppard Avenue
West which contributes to a pleasant
pedestrian environment.
Balconies and Projections (Performance Standard
#12): balconies and other projection building
elements should not negatively impact the public
realm.
• Inset balconies are proposed within the
podium levels of the proposal facing the
Sheppard Avenue and Cocksfield Avenue with
projecting balconies located above, well set
back from the street.
Roof & Roofscapes (Performance Standard
#13): mechanical penthouses may exceed the
maximum height limit of 5.0 metres but may not
penetrate any angular planes.
• The proposal meets this guideline by providing
a mechanical penthouse of 4.6 metres and
which does not penetrate the angular plane.
Loading & Servicing (Performance Standard
#17): loading, servicing and other vehicular
related functions should not detract from use or
attractiveness of the pedestrian realm.
• The proposed design satisfies this guideline
by integrating the garbage, loading, parking,
servicing and utility functions interior to the
site and screened from Sheppard Avenue
West and Cocksfield Avenue.
Based on the foregoing, it is our opinion that the
proposed building is in general conformance with
the applicable policies and guidelines related to
urban design.
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5.6 Community Services
and Facilities
A Community Services and Facilities (CSF)
Inventory was prepared by Bousfields Inc. in
support of this application.
The CSF finds that the proposed development is
not expected to significantly impact the demand
for community services and facilities in the
study area, due to the broad range of services
that currently exist and a significant amount
of recent public and private investments in the
broader community. Data provided by the school
boards revealed that some of the students
anticipated from the proposed development
may be accommodated in schools outside of
the catchment areas as many schools in this
neighbourhood are operating above capacity.
Data collected from childcare providers identified
that children needing care rising out of the
proposed development could be accommodate,
although not at all ages. While the reported
statistics and data related to service capacity
and enrolment are subject to change, in our
opinion, the community services and facilities in
the Study Area could accommodate the proposed
development and residential population.
For the existing tenants, the owner commits
to providing a Construction Management
and Phasing Plan, and is open to discussing
construction
mitigation
strategies.
In
addition, the Owner commits to maintaining a
communications strategy, including notification
to the existing tenants of project milestones and
contact information for project management and
construction questions/concerns.

5.7 Housing Issues
A Housing Issues (HIR) Report was prepared by
Bousfields Inc. in support of this application.
The HIR finds that the proposal is supportive of
the policy directions set out in the Provincial
Policy Statement 2020, the Growth Plan for the
Greater Golden Horseshoe (2019) and the City of
Toronto Official Plan. The proposed development
will provide a range of housing types through
intensification of an underutilized site within the
City’s built area that is located along an Avenue
in Toronto and near existing and planned major
transit networks.
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In accordance with Official Plan Policy 3.2.1(6),
the Owner is proposing to replace all 14 rental
units. The proposed replacement units will be
the same type as the existing units. It is intended
that through the Section 37 Agreement, these
replacement units will be secured as rental for a
period of 20 years. Furthermore, the affordable
units will be maintained at similar rent levels, as
per the CMHC standards. Any replacement unit
vacated and re-rented within the 10 years of the
date of initial occupancy would have an initial
rent equal to the greater of the last rent charged
for that unit or the then-current affordable-range
rent.
With respect to the replacement unit details in
terms of location within the new building and
size of replacement units, this will be provided
at a later date once a site visit can safely be
conducted in order to prepare an as-built survey
of each of the units to determine their gross floor
area.
It is our opinion that the rental replacement
proposal meets the intent of the housing
policies of the Official Plan, Policy 3.2.1(6)(b),
that the rental replacement housing proposal is
appropriate and that the associated Section 111
application should therefore be approved.

5.8 Transportation
A Transportation Impact Study dated October
2020 has been prepared by R.J. Burnside &
Associated Limited to review the transportation
aspect of the proposed development, including
the existing road network as well as existing and
future background traffic volumes and operation,
and net-site generated traffic. The reports key
conclusions are as follows:
• Under existing, background and total
conditions, during the morning and afternoon
peak hours, all study intersections are
operating and will operate with excess
capacity and a level of service E or better.
• The site is well designed to accommodate
all modes of transportation. A maneuvering
analysis confirmed that City refuse trucks can
access the proposed loading space via the
existing driveways.
• The proposed number of accessible parking
spaces, bicycle parking spaces, and loading
spaces will meet or exceed the minimum
requirements of Zoning By-law 569-2013 (ZBL).

• According to the ZBL the overall parking
supply will have a deficit of 18 spaces.
However, a review of approved parking
variances for similar developments within
the neighbourhood found approved resident
parking supply rates as low as 0.73 spaces /
unit and visitor parking rates as low as 0.07
per unit or less.
• With the proximity of the site to transit and
the Yonge subway line, combined with the
proposed TDM measures, resident parking
demand should be much less than what is
projected by the ZBL. Further investigation is
required to confirm what these rates should
be.

5.9 Servicing and
Stormwater
Management
A functional Servicing and Stormwater
Management Report dated October 6, 2020 has
been prepared by Odan/Detech Group Inc to
provide a site servicing strategy for the proposal
that addresses the requirements of the applicable
regulatory agencies and provides the basis for
detailed servicing design, the servicing strategy
presented in the report is summarized as follows:

Sanitary Waste Disposal
• There is an existing 250mm dia. sanitary
sewer located on Cocksfield Avenue and an
existing 375mm dia. sanitary sewer located on
Sheppard Avenue West. Both of these sewers
flow easterly and connect to larger sewers
downstream.
• The proposed 6 storey tower is located within
Pre-Development Sanitary Tributary Area 1;
conversely, the proposed 13 storey tower is
located within Pre-Development Sanitary
Tributary Area 2.
• Thus, a similar regime to the pre-development
drainage patterns will be followed for
the proposed development, whereby the
residential and retail units for the 6 storey
tower will drain to the 250mm dia. sewer on
Cocksfield Avenue and the residential and
retails units for the 13 storey tower will drain
to the 375mm dia. sewer on Sheppard Avenue
West.

Water Distribution
• It is proposed to connect the site to the
existing 300mm dia. watermain on Sheppard
Avenue West for domestic and firefighting
purposes.
• Based on the hydrant flow test results there is
enough pressure/flow to provide firefighting
services for the proposed development.
Therefore it follows that the existing main is
sufficient to service the subject development
and no infrastructure improvements are
necessary.

Storm Water Management
• There is an existing 675mm concrete storm
sewer located on Sheppard Avenue and a
675mm concrete storm sewer on Cocksfield
Avenue, both which flow Easterly. The site
is currently 2 different properties fronting
on these streets with their respective storm
flows directed towards their addressed street.
• The site will connect to both Sheppard Avenue
and Cocksfield Avenue to maintain the existing
drainage pattern.
• In order to control the post development flows
to the allowable flow rate, on-site storage will
be required.
• Volumes will be achieved through an
underground storage chamber located within
the underground parking structure. This
chamber will also include the volume required
for water balance. The water balance volume
will be added to the above volume, water
balance volume cannot be used as quantity
control volume. No roof top storage will be
proposed.
• The SWM Tank will require an emergency
overflow via backup pumps and generator.
The tank will also require a vent to the surface.
• Based on the above the site is suitable to
control the 100 year storm to the City required
level without any downstream improvements
required to City infrastructure.
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Conclusion

The proposal would result in the desirable
redevelopment of an underutilized site with
an
architecturally
distinctive
mixed-use
development that would result in new rental
housing enhanced local-serving retail space and
a new Daycare.
From a land use perspective, the proposal would
promote the achievement of numerous policy
directions supporting intensification and infill of
underutilized sites within built-up urban areas,
particularly in locations which are well-served by
municipal infrastructure, including higher-order
public transit. The optimization of residential
density and the increase in non-residential gross
floor area on the subject site are consistent with
both good planning practice and overarching
Provincial and City policy direction, subject to
achieving appropriate built form relationships
with the existing and planned built form context.

From a built form and urban design perspective,
the proposed development will improve the
streetscape conditions along Sheppard Avenue,
while having no unacceptable built form impacts
on nearby properties in either the Mixed Use Areas
or Neighbourhoods designated properties. The
proposal would fit harmoniously with the existing
and planned built form context and would make a
significant contribution to the existing character
of the area. The proposed building would provide
an appropriate streetwall condition that frames
the Sheppard Avenue West and Cocksfield
Avenue frontages with good proportion, while
complementing the fine-grained commercial and
residential fabric of Sheppard Avenue West and
contributing to an improved, animated pedestrian
environment at grade.
For all of the foregoing reasons, it is our opinion
that the proposed development is appropriate
and desirable in planning and urban design terms
and, accordingly, we recommend approval of the
requested Official Plan Amendment and rezoning.
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