Public Consultation
Strategy Report
824 Sheppard Avenue West and
177-181 Cocksfield Avenue
CITY OF TORONTO
PREPARED FOR
Almega Asset Management
OCTOBER, 2020

BOUSFIELDS INC.
Job Number
19350-1

WWW.BOUSFIELDS.CA

TORONTO OFFICE

HAMILTON OFFICE

URBAN PLANNING
URBAN DESIGN
COMMUNITY ENGAGEMENT

3 CHURCH STREET, SUITE 200
TORONTO, ON
M5E 1M2

1 MAIN STREET EAST, SUITE 200
HAMILTON, ON
L8N 1E7

T. 416.947.9744
F. 416.947.0781

T. 905.549.3005

TABLE OF CONTENTS
1 Introduction			1
2 Overall Engagement Goals & Desired Outcomes		

2

3 The Site & Neighbourhood			

4

4 Proposal Highlights			

6

5 Key Messages			

7

6 Consultation Area			

10

7 Audience			11
8 Pre-Application Consultation & Communications 13		
9 List of Matters to be Addressed			

14

10 Communication & Consultation Strategy			

15

11 Evaluation			19
Appendix A: Full Demographic Chart			

20

1

Introduction

This Public Consultation Strategy Report (PCSR) has been prepared in
support of an Official Plan and Zoning By-law Amendment for Almega Asset
Management’s (Almega) property at 177-181 Cocksfield Avenue and 824
Sheppard Avenue West. The purpose of the report is to set a framework
for consulting with community members and interested stakeholders. The
current site is made up of three buildings, comprised of two 2-storey buildings
with street level commercial/retail uses and residential units above (179-181
Cocksfield Avenue and 824 Sheppard Avenue West), and a single detached
home at 177 Cocksfield Avenue.
Almega Asset Management is proposing to redevelop the site with a tall midrise building featuring a mix of uses, including residential, retail, and daycare
uses. Other features of the proposal include 20% affordable units, 14 rental
replacement units, and a number of improvements to the public realm.
Throughout the course of the development application process Almega will
work with City Staff, the Councillor, existing onsite residents, interested
stakeholders, and their project team to support the public consultation process
for this proposed redevelopment.
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Overall Engagement Goals
& Desired Outcomes

The targeted goals and desired outcomes of the Public
Consultation Strategy Report below illustrate that the applicant
has put thought into:
• Ensuring that the public’s voice is heard, evaluated and recorded
as part of the development application review process

GOAL

Share information and seek
input related to the proposal
with the public and any
interested stakeholders

OUTCOME

The public and stakeholder
groups felt that they were
sufficiently informed and
consulted about the proposed
development

GOAL

Consult with interested persons
and groups, using various methods
of consultation, including online
and in-person consultations
(depending on public health and
safety considerations)

OUTCOME

• How to build “trust” in the area impacted by the proposal
• Who the audience or “public” is who will be impacted by the
proposal

The various consultation
methods were simple,
straightforward, and useful,
allowing a range of people to
learn about the project, ask
questions, and provide input
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GOAL

Determine overarching
themes and key points about
the proposal from various
consultations

OUTCOME

The feedback received during
consultations helped inform the
applicant team’s understanding
of the community’s sentiments
related to the project

GOAL

Communicate openly and
transparently with the public
about the proposal as well as
the consultation process

OUTCOME

The public, stakeholder
groups, and the applicant
team are clear on the overall
consultation and feedback
processes and their outcomes

OUTCOME

The existing tenants felt that
they were informed with up-todate information throughout
the rental replacement process

GOAL

Project-specific Engagement Goals and Objectives

Communicate effectively with
existing tenants by providing
information tailored to their
interests and questions
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The Site & Neighbourhood

824 Sheppard Avenue West & 177-181 Cocksfield Avenue
• 824 Sheppard Avenue West & 177-181 Cocksfield Avenue
179-181 Cocksfield Avenue
• 2-storey building
• Commercial/retail atgrade

SUBJECT
SITE

N
AVE
GTON
WILMIN

COCKSFIELD AVENUE

UE

GODDARD STREET

→ In the Manor Fine Foods
→ Doggie Do Grooming and
Day Care
→ Manor Barber Shop
→ Residential rental units
above

824 Sheppard Avenue West
• 2-storey building
• Commercial/retail at-grade

• Residential rental units

D
BOULEVAR
FAYWOOD

→ Crown Communities Condo
Sales Centre
→ KGH Health Clinic
→ Family Milk Convenience
→ Pink Rose Spa
→ Genesen Canada

177 Cocksfield Avenue

SHEPPARD AVENUE WEST

ALEXIS BOULEVARD

• Single-storey residential
bungalow
• Surface parking lot along
the west side of property
between the two buildings
and along both street
frontages

Map 1: Aerial view of the subject site
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Surroundings & the Neighbourhood

City of Vaughan

According to the City of Toronto’s
Neighbourhood Profiles, the subject
site is located in the Bathurst Manor
neighbourhood.

STEELES AVENUE WEST

City of Toronto

City of Toronto
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Site Surroundings
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It is located within the boundaries of
the Bathurst Manor Action Group.
• North: low-rise residential
• South: The Toronto Heschel School
and a proposed 16-storey mixed-use
development
• East: low/mid-rise residential
• West: commercial and low-rise
residential

City of Vaughan
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Map 2: Aerial of neighbourhoods and community groups
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Proposal Highlights

270

Including:

Developer: Almega Co.
Architect: Chamberlain

~582 m2
Indoor
Amenity
Space
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2-Bedroom

14

62

Rental
Affordable
Replacement
Units
Units

~867 m2
Outdoor
Amenity
Space

162

30

Rental
Units

20%

1-Bedroom

Bachelor

3-Bedroom

16

213
Vehicular
Parking
Spaces

213
Bicycle
Parking
Spaces

6

What is an
affordable unit?
A below market
rent unit
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Key Messages

The key messages listed here are meant to provide existing
residents of the site, community members, and other interested
stakeholders with straightforward information regarding what is
being proposed on the site as well as describing the context for
the development. These messages are meant to address some
of the frequently asked questions typically received during the
development application review process for similar projects. This
set of messages will continue to evolve as the proposal is updated.

Proposal Overview:
What is being proposed for this site?
a. “Almega is proposing to introduce a tall mid-rise building
reaching 14-storeys along Sheppard Avenue West and 6-storeys
along Cocksfield Avenue, which will include 270 residential
units.”
b. “The proposal will feature ~20% affordable units, including
bachelor and 1-bedroom units. Affordable units include those
available for below market rent.”
c. “This mixed-use building will feature residential, retail, and
daycare uses.”
d. “The daycare space will be located on the Cocksfield side of the
property, allowing for increased safety for children and their
families.”

Public Consultation Strategy Report
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Rental Replacement:
What will happen to existing residents on site?

Affordable & Rental Housing:
Does this project include affordable and/
or rental housing?

a. “Part of this redevelopment includes replacing the existing 14
rental units onsite. Almega will work with the City of Toronto’s
Housing Policy Staff to ensure the process is accessible and
transparent for the existing tenants.”
b. “Almega is available to discuss the details of this process with
any tenant. They will be updating existing tenants with all of the
information they need to know throughout the process. This
consultation will also be supported by City of Toronto Housing
Policy Staff.”
c. “The rental housing replacement process entitles all those who
live in a unit at the time of a formal application submission to
the City of Toronto, and at the time of notice to vacate, the right
to return to a new unit in the redevelopment. This unit will be
the same type of unit you currently live in, of similar size, and
with similar rent.”

Public Consultation Strategy Report

a. “The new development will replace all existing rental units as
well as provide 256 additional purpose-built rental units, for a
total of 270 new purpose-built rental units.”
b. “Almega is excited to provide 20% affordable units in
their redevelopment proposal for this site. Supporting the
neighbourhood and City in addressing the affordability crisis is
a priority for this development.”
c. “With a 1.2% vacancy rate for rental units in the Bathurst Manor
neighbourhood, more rental housing stock is needed to support
those looking to rent.”
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Community Services:
What type of other uses are a part of the proposal?

Public Realm:
How will the redevelopment of the site improve
the experience for residents and visitors?

a. “The retail uses will be directed towards Sheppard Avenue
West, supporting the retail environment along the Avenue.”
b. “Providing daycare space onsite is an important contribution to
community services and facilities for the neighbourhood and
City.”
c. “Having daycare options close to transit makes pick-up and
drop-off accessible to parents who travel to or leave the
neighbourhood for work.”

Public Consultation Strategy Report

a. “The public realm onsite has an opportunity to be improved.
The introduction of the tall mid-rise building will allow for
new amenities, landscaping, and street-level features to be
incorporated into the quality design.”
b. “The building has been designed to animate the pedestrian
realm along Sheppard Avenue West and Cocksfield Avenue and
to provide an appropriate transition in scale towards the lowrise residential to the north of the site.”
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Consultation Area

The consultation process for this
development will involve a number of
stakeholders across various geographies.
The immediate area surrounding the
site, outlined in Map 3 by a 120 metre
radius of the site, includes a number of
different stakeholders that will likely
be interested in the proposal, including
adjacent neighbours, the area residents’
association, and existing onsite residents
and businesses. Beyond this area, there
has been consideration for stakeholders in
the Bathurst Manor neighbourhood as well Commercial
as Ward 6-York Centre.
& low-rise
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The Toronto
Heschel School
Map 3: Consultation Area
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Audience

The audience for this consultation
process has been developed based
on our understanding of the site and
its immediate surroundings. It is
further defined by the Bathurst Manor
neighbourhood
demographics.
This
demographic information also helps to
inform the overall consultation process
that acknowledges who is living in the
Bathurst Manor neighbourhood.

Hello

Привет

The top language spoken at home, after
English, is Russian.

Car oriented community, with 53% of
residents driving to work.

Well-educated
community with 47%
having at least a
bachelor-level degree

Residents in Bathurst Manor mostly
live in single detached homes or
apartment buildings 5+ storeys.

SingleSemidetached detached

Bathurst
Manor
City of
Toronto

Row house

Duplex

Apartment

Apartment

(Less than
5 storeys)

(5+ storeys)

35%

3%

1%

11%

18%

34%

24%

6%

6%

4%

15%

44%

*Icons/graphics are for illustrative purposes only - they are not to scale
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Stakeholder Groups
Our initial list of stakeholders is meant to represent those who
live on the site, have been active in the area in regard to other
developments, who live close by, and/or represent the area the

site is located within. This list will grow as the formal consultation
process begins and is not meant to be a comprehensive list of all
those who might be interested in the proposal.

Onsite
tenants

City Planning &
Housing Policy
Staff

Ward 6 Councillor
Pasternak
(Toronto)

Adjacent
Neighbours

Bathurst Manor
Action Group
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Pre-Application Consultation
& Communications

Discussion with City Planning Staff
• Date: June 2020
• Purpose: To introduce the project and get feedback
• Attendees included representatives from:
- City of Toronto
- Applicant Team
• Discussion topics:
- Proposal
- Planning
- Urban design
- Rental Replacement

Letter to Tenants of 824 Sheppard Avenue West & 177-181
Cocksfield Avenue
• Date: August 2020
• Purpose: officially inform residents living on site of the
upcoming rezoning application submission
• All residents of 824 Sheppard and 177-181 Cocksfield Avenue
received a copy of the letter

&

824 Sheppard Avenue West
177-181 Cocksfield Avenue

Dear Resident(s),

AUGUST 14, 2020

I hope this letter finds you healthy and well.
We wanted to take the opportunity to introduce ourselves and our long-term plans for our properties at
Sheppard Avenue West and Cocksfield Avenue, including your building. There are no immediate plans
to make any changes to your building, other than continuing regular maintenance work.
Almega Asset & Property Management owns and manages the day-to-day operations of your building.
Almega also owns 824 Sheppard Avenue West, the building adjacent to yours, as well as a singledetached residential dwelling at 177 Cocksfield Avenue. We are in the process of developing an
application for the redevelopment of the properties – including a new purpose-built rental building,
affordable rental units, daycare, and other amenities. Over the coming weeks, you may see people
walking around the property measuring spaces. This work is only to provide information as part of the
application to the City of Toronto. There are no immediate changes to the property at this time, and
you can continue to live in your unit as usual.
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These types of redevelopment plans require approval from the City of Toronto and are subject to a
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thorough review process. Almega will be submitting planning applications to the City of Toronto in the

List of Matters to
be Addressed

9

The following list outlines various topics that are often discussed
during the official plan and rezoning process but also those that
are unique to the subject site. This list will evolve as the formal
consultation process begins following the first submission of the
application.

Rental
Replacement

Daycare and
Retail Uses
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Affordable
Housing

Design &
Built Form

Public
Realm

Development Application
Process & Estimated Timelines

Nearby
Development
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Consultation Process
& Opportunities
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Communication &
Consultation Strategy

Tools, Methods, and Techniques
The consultation tools and tactics listed here are meant to
provide a number of options for stakeholders to stayed informed
and get involved. Almega will endeavour to implement each tactic
throughout the process, based on interest and relevant health
safety considerations. As the formal consultation process begins
following the submission of the application, Almega will be nimble
in responding to consultation requests from stakeholders.

Public Consultation Strategy Report
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Project Website & Email

Tenant Letters

What?

What?

• A dedicated project website and email that will serve as an
information hub for all stakeholders interested in learning
about the project
• It provides stakeholders with the opportunity to:
- Learn about the proposal
- Review plans and reports
- Get updates on the status of the project
- Give comments and ask questions
• It will be launched shortly after submission of the application
• Project email: info@824sheppardwest.com

• One-page letters will be used to provide tenants with
information and updates on a number of topics.
• Quick and easy way to share information with the existing
tenants about the project
• All tenants would be sent the same information at the same
time
Who?
• Existing residential tenants

Who?
• Anyone interested in the project
• Specifically, a convenient resource for existing tenants to learn
more and ask questions

Public Consultation Strategy Report
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Applicant-led Tenant Session(s)

Update Notices

What?

What?

• An engagement session (format can vary) for existing tenants
to learn about the contemplated redevelopment project, the
rental housing replacement process, and existing tenants’
rights
Who?

• A series of one-page notices could be used to provide adjacent
neighbours with information about:
- Proposed development project
- Contact information (including project website)
- Upcoming and ongoing engagement opportunities

• Existing tenants

Who?
• Adjacent neighbours

Targeted Stakeholder Meetings
What?

Neighbourhood Drop-in Session

• Collaborate with key stakeholders through small group
meetings (as needed) for in-depth communication,
consultation, and feedback
• Individual and smaller meetings are effective for having
more tailored conversations and discussions around specific
issues
• Through these discussions, there is an increased ability to
get detailed feedback that can be more easily incorporated
into modifications to the proposal

What?
• An opportunity to introduce the project to the community that
surrounds the site
• Drop-in open house hosted onsite, over a few hours, to allow
flexibility for neighbours to attend
• The meeting would rely heavily on visual materials to support
conversations with attendees
• Opportunity for community members to learn about the project
and have their questions answered

Who?

Who?

• Councillor Pasternak
• Bathurst Manor Action Group
• Adjacent residential and commercial neighbours

•
•
•
•

Onsite residential and business tenants
Adjacent neighbours
Bathurst Manor Action Group
Other interested parties

COVID-19 Note
• This type of engagement tactic would only be used when/if it
is safe to do so

Public Consultation Strategy Report
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City of Toronto
Learning More

Informing Decisions

• Application Information Centre
- Once the application is submitted, the City Planner on the
file will post all of the application materials to the City’s
Online Development Application Centre.
• Development Application Notice Sign
- The applicant is required to install a development application
notice sign to notify the community of the application and
statutory public meeting
- The sign will be posted in prominent locations on each edge
of the property where applicable

• Statutory Public Meeting
- Held at the end of the City process, when a decision is to
be made by North York Community Council regarding the
proposal

Asking Questions
• City Planner & Councillor
- Contact the City Planner on the file to submit your feedback
and ask questions
• Tenant Session
- The City of Toronto Housing Policy Staff will host a meeting
for onsite tenants to learn more about their rights, ask
questions, and to help inform the tenant relocation and
assistance plan
• Community Consultation Meeting
- Organized by City Planning Staff in consultation with the
Ward Councillor to consult with those who are interested in
the proposal. Notification will be sent by the City to residents/
landowners surrounding the site. The project team will be
involved to help coordinate the meeting

Public Consultation Strategy Report
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The applicant will work with interested
stakeholders to understand how they
would best like to work together. This
initial consultation will help inform how
evaluation of the proposal will move
forward. Feedback collected through
the tactics listed above, City Planner,
Councillor, and other engagement events
will inform future iterations of the proposal.
A summary of all of this feedback will be
shared with the project team and can be
made available to anyone who is interested,
upon request.
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feedback through various
consultation approaches
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Appendix A: Full
Demographic Chart
Socio-Economic Indicator

Bathurst Manor

City of Toronto

Children (0 to 14 years)
Youth (15 to 24 years)
Working Age (25 to 54 years)
Pre-Retirement (54 to 65 years)
Seniors (65+ years)

15%
12%
43%
13%
17%

15%
12%
45%
12%
16%

Male
Female

48%
52%

48%
52%

$69,634

$65,829

68%
32%
<1%

71%
29%
<1%

Russian
Tagalog
Spanish

Mandarin
Cantonese
Tagalog

2.56
27%
29%
18%
16%
9%

2.42
32%
30%
16%
13%
9%

Age

Sex

Median Total Household Income
Home Language
English
Non-Official
French
Top Non-English Home Languages

Household Size
1-person
2-person
3-person
4-person
5 or more persons
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Full Demographic Chart continued
Socio-Economic Indicator

Bathurst Manor

City of Toronto

Owners
Renters

54%
46%

53%
47%

Single-Detached House
Semi-detached
Row House
Duplex
Apartment <5 storeys
Apartment 5+ storeys

35%
3%
1%
11%
18%
34%

24%
6%
6%
4%
15%
44%

Driver
Passenger
Public Transit
Walk/Cycle/Other

53%
4%
39%
4%

46%
5%
37%
12%

No certificate, diploma or degree
Secondary (high) school
Apprenticeship or trades
College, CEGEP, other
University certificate or diploma below bachelor level
Bachelors’ degree
University above bachelor level

6%
21%
4%
19%
4%
29%
18%

10%
20%
4%
18%
3%
28%
16%

Housing Tenure

Housing Structure Type

Commute to Work

Education
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