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municipally known as 7 St. Dennis Drive and 10 Grenoble 
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SITE AND PROJECT DESCRIPTION
This Planning Rationale, Urban Design Analysis and Block 
Context Plan has been prepared in support of an Official Plan 
Amendment (OPA), Zoning By-law Amendment (ZBA), and Draft 
Plan of Subdivision (SUB) application submitted by Osmington 
Gerofsky Development Corporation (OGDC), the applicant, 
for the properties municipally known as 7 St. Dennis Drive and 
10 Grenoble Drive (the “Subject Site”), located approximately 
600 metres from the south-east corner of Don Mills Road and 
Eglinton Avenue East in the Flemingdon Park neighbourhood. 
The Subject Site represents a unique opportunity to leverage its 
proximity to existing and planned higher-order transit services, 
including the Eglinton Crosstown LRT’s Science Centre Station 
and the future Ontario Line’s Flemingdon Park Station, which 
is planned 200 metres from the Subject Site, at Don Mills Road 
and Gateway Boulevard. 

The Subject Site today consists of two standalone seventeen-
storey residential buildings owned and managed by WJ 
Properties on a total site area of approximately 38,807 square 
metres (3.88 hectares). The existing building at 7 St. Dennis 
Drive contains 278 rental units and the existing building at 10 
Grenoble Drive contains 284 rental units, for a total of 562 existing 
units on site. Both existing residential buildings and all rental units 
currently on site will be retained as part of these applications. 

1 EXECUTIVE SUMMARY

Infill development is proposed to occur on the underutilized 
portions of the Subject Site, representing a total developable 
site area of 17,715 square metres (1.77 ha) (“Development 
Site”). The requested OPA, ZBA, and SUB applications would 
permit infill intensification to build four residential buildings 
on the Development Site, ranging in height from 34 storeys to 
52 storeys. The proposed buildings will include approximately 
2,197 new dwelling units (in a mix of studio, one-bedroom, 
two-bedroom, and three-bedroom units) across 126,912 square 
meters of residential gross floor area (GFA) and will provide 
a total of 1,445 vehicular parking spaces and 2,200 bicycle 
spaces on site. The Proposed Development will also create 
new and enhanced outdoor and indoor amenity spaces for 
residents. In addition to the proposed residential intensification, 
the development further seeks to enhance liveability and 
community infrastructure by transforming approximately 2,793 
square meters (0.28 hectares) of the Development Site into a 
new, unencumbered public park for the broader community. 
New north-south connections (in the form of a public street 
and private streets), mid-block connections, and public realm 
improvements are also proposed to increase block porosity 
and facilitate enhanced movement and connectivity to and 
through the site and the broader neighbourhood, benefitting 
both new and existing residents of the evolving Flemington Park 
community.

Development Site Area 17,715 m2

Total Public ROW Conveyances 
St Dennis St widening 
New public north-south street

1,595 m2

440 m2

1,155 m2

Floor Space Index (FSI) 4.77

Maximum Storeys 52 storeys

Approximate Maximum Height  
(from average grade to roof)

169 m

Total New Gross Floor Area (GFA) 126,912 m2

Total New Residential GFA 126,912 m2

Total New Residential Units 2,197 units

Residential Unit Mix

10% studio units
33% 1-bedroom units
20% 1-bedroom + den units
27% 2-bedroom units 
10% 3-bedroom units

Total New Non-Residential GFA 0 m2

New Amenity Space
6,631 m2

(3.0 m2 / unit)

Minimum New Outdoor Amenity Space
3,446 m2

(1.6 m2 / unit)

Indoor Amenity Space
3,185 m2

(1.4 m2 / unit)

Retained Vehicle Parking Spaces 478 stalls

Total New Vehicle Parking Spaces
967 stalls
(0.44 stalls / unit)

Total New Bicycle Parking Spaces
2,200 stalls
(1.0 stalls / unit)

Total New Loading Spaces 2 ‘Type G’ loading spaces

Parkland Dedication 2,793 m2

PROJECT STATISTICS
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KEY BENEFITS
The Proposed Development is supportive of Provincial and City 
planning and design policy and development objectives and 
represents good planning for the Subject Site. The Proposed 
Development will support growth and intensification in 
proximity to transit within a dense residential context while 
unlocking and transforming the existing private open green 
space into public parkland for the broader community. It is 
located within one planned Major Transit Station Area and abuts 
two other planned Major Transit Station Areas, and is situated 
along the constructed Eglinton Crosstown LRT and future 
Ontario Line, which will unlock direct connections between the 
Site and the rest of the city. 

The Proposed Development promotes the following key benefits 
and city building opportunities:

• Maintains all existing rental residential units on site;

• Delivers new housing in close proximity to transit;

• Delivers a new, unencumbered public park as a focal point for 
the existing and new residents;

• Delivers a new public street and more walkable block pattern;

• Addresses the challenges of the ‘Towers in the Park’ 
development pattern, including through substantial public 
realm investments; 

• Delivers a variety of pedestrian and cycling amenities, 
including mid-block connections, seating, and play areas; and

• Incorporates height and massing that is compatible with the 
current and planned context.

SUMMARY
The Proposed Development will improve and optimize the use 
of a highly transit-supportive site, as directed by provincial and 
municipal planning policies, while expanding and activating the 
public realm. This application is for an Official Plan Amendment, 
Zoning By-Law Amendment and Draft Plan of Subdivision for the 
Proposed Development. The proposed Official Plan Amendment 
and Zoning By-Law  Amendment are consistent with the 
Provincial Policy Statement, conform and do not conflict with 
the Growth Plan, generally conform to the Official Plan, and 
represent good planning.
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2 SITE AND SURROUNDING CONTEXT  

2.1 SITE CONTEXT
The Subject Site is situated east of Don Mills Avenue and south of 
Eglinton Avenue East in the Flemingdon Park Neighbourhood in 
Ward 16 (Don Valley East). The Site is located in a predominantly 
residential area close to several regional and city-wide institutional 
uses and destinations. As a result of recently constructed and 
planned higher order transit networks nearby, including the 
Eglinton Crosstown LRT and the Ontario Line, the Flemingdon 
Park area is experiencing intensification and infill development.

The Subject Site is located in a dynamic and highly multicultural 
community, with a greater proportion of immigrants, larger 
households and children, high-rise apartment buildings, renters, 
housing quality challenges, and households spending 30% or 
more of total income on shelter costs when compared to the 
city as a whole, according to Statistics Canada and the City of 

This section includes a description of the Subject 
Site’s characteristics and surrounding context, 
including nearby land uses and destinations, 
transportation network, and development activity.

Situated in the Flemingdon Park Neighbourhood 
and in close proximity to both recently 
constructed and planned higher order transit, the 
site is a prime location for a transit-supportive 
residential development that reflects the evolving 
intensification underway in the community.

Toronto’s Flemingdon Park Neighbourhood Profile. It is located 
within the City of Toronto’s Flemingdon Park Neighbourhood 
Improvement Area (NIA), where the City of Toronto has 
identified the need for targeted investments in community 
infrastructure. The Flemingdon Park NIA is also surrounded 
by two other NIAs to the east and west: Thorncliffe Park NIA 
and Victoria Village NIA. The Subject Site therefore presents an 
opportunity to address some of the housing needs and broader 
community gaps and challenges.



7 St. Dennis Dr.

10 Grenoble Dr.

Don Mills Road

St Dennis Drive

Figure 1. View of the Subject Site from the Don Mills Road and St. Dennis Drive Intersection 
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2.2 SUBJECT SITE 
The Subject Site consists of two lots municipally known as 7 St. 
Dennis Drive and 10 Grenoble Drive, arranged in an angular “C” 
shape configuration, located east of Don Mills Avenue and south 
of Eglinton Avenue East.  

The areas of the various parts of the Subject Site  are as follows:

• Total Lot Area: 38,807 square metres (3.88 hectares)

• Retained Area (including the two existing apartment 
buildings): 19,497 square metres (1.95 hectares)

• Proposed ROW lands (including the southern widening of St. 
Dennis Drive and a new proposed public street on the east 
side of the Subject Site): 1,595 square metres (0.16 hectares)

• Development Site (comprised of the underutilized portions 
of the Subject Site proposed for infill development):                                                                                                           
17,715 square metres (1.77 hectares)

• Net Development Site (Development Site minus the 
proposed park dedication): 14,922 square metres (1.49 
hectares)

The Subject Site has approximately 140 metres of frontage 
along Don Mills Road, 295 metres of frontage along St. Dennis 
Drive, and 80 metres of frontage along Grenoble Drive. The 
Site’s entire eastern edge borders a private lot municipally 
known as 25 St. Dennis Drive and most of the Site’s southern 
edge borders a private lot municipally known as 200 Gateway 
Boulevard, as shown in Figure 2.  The 7 St. Dennis Drive lot has a 
maximum depth of 146 metres and the 10 Grenoble Drive lot has 
a maximum depth of 194 metres.

Figure 2. Context Map (with corresponding lettered photos on following pages) 



There are two existing 17-storey rental apartment buildings on 
each lot of the Site, constructed in 1968 and 1969 (approximately 
55 years of age). The existing building at 7 St. Dennis Drive 
contains a total of 278 units and the existing building at 10 
Grenoble Drive contains 284 units, for a total of 562 units. 

Existing vehicular access to the Subject Site is currently provided 
by three access points: one from St. Dennis Drive for the west 
parcel (7 St. Dennis Drive) and two from Grenoble Drive for 
the east parcel (10 Grenoble Drive). Access to the existing 
underground parking garages is provided via parking ramps near 
the entrance of both site driveways. Loading access to the rear of 
both existing buildings is also provided via the existing driveways. 
Each building contains underground parking and adjacent surface 
parking. The building at 7 St. Dennis Drive has vehicular access 
from St. Dennis Drive and pedestrian access from St. Dennis 
Drive and Don Mills Road. The building at 10 Grenoble Drive has 
vehicular and pedestrian access from Grenoble Drive. 

There is limited pedestrian access and connectivity throughout 
the Subject Site. Pedestrians must mainly walk along the existing 
driveways and surface parking lots. There are limited pathways 
from Don Mills Road to the building at 7 St. Dennis Drive. There 
is no ability to move between the parcels or to connect from St. 
Dennis Drive to Grenoble Drive within either parcel.

The buildings and surrounding open spaces have a ‘Tower in 
the Park’ configuration. The ‘Towers in the Park’ form generally 
refers to towers with no base buildings that accommodate almost 
entirely residential uses that are built amidst underutilized open 
spaces on large development blocks, often with limited block 
connectivity and porosity (see Section 2.6). There is a large open 
space between the apartment buildings on the north portion of 
the Site, with frontage along St. Dennis Drive. This large open 
space is an unencumbered and privately-owned sodded green 
space which contains numerous mature trees.

View south along Don Mills Rd, with fenced frontage along 7 St. Dennis Dr on left

Secondary entrance of 7 St. Dennis Dr, on the west frontage

View of main driveway and entrance to 7 St. Dennis from St. Dennis Dr

Parking lot at 7 St. Dennis Dr (looking north)

A B

C D
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(location of proposed public park)
Looking toward 7 St. Dennis Dr from current private open spaceView of 10 Grenoble Dr from current private open space

E F

View of 7 St. Dennis Dr from 10 Grenoble Dr from current private open spaceView of 10 Grenoble Dr, looking south from St. Dennis DriveView of 10 Grenoble Dr,  looking north along the west frontage

View of 10 Grenoble Dr, looking north along the east frontage

G

H I J

(location of proposed public park)

(location of proposed public park)



2.3 SURROUNDING CONTEXT 
The area surrounding the Subject Site features predominantly residential 
uses in mid- and high-rise buildings, largely built with a ‘Towers in the 
Park’ typology similar to the Subject Site, as illustrated in Figure 3. The 
surrounding area is evolving through several significant proposed and 
approved infill and redevelopment projects, as summarized in Section 2.7. 

Don Mills
 Road

St. Dennis Drive

Rochefort Drive

Gateway Boulevard

10 Grenoble Dr.

1

2

3

4

5

Ontario Science 
Centre

200 Gateway 
Boulevard

Flemingdon Park 
Pentecostal Church Grenoble Public 

School

10 St Dennis 
Drive

25 St Dennis 
Drive

Future  

Flemingdon Park 

Ontario Line Station

7 St. Dennis Dr.

Figure 3. Aerial view of the Subject Site and surrounding context (with corresponding lettered photos on following pages) 
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200 Gateway Blvd

Ontario Science Centre 10 St. Dennis Drive

Flemingdon Park Pentecostal Church Grenoble Public School

1 2

3 4 5



The Subject Site’s immediate surroundings consist of the 
following:

NORTH

• Immediately north of the Subject Site is St. Dennis Drive, 
which is classified as a collector road. St. Dennis Drive is 
a residential street characterized by mid- and high-rise 
apartment buildings without commercial at-grade uses. North 
of the Site, across St. Dennis Drive, there is an apartment 
complex known as ‘Flemingdon Park Apartments’, including a 
wide 9-storey residential building spanning almost the entire 
Site’s northern frontage, and two-storey townhomes. The 
Flemingdon Park Apartments at 10-12 St. Dennis Drive are 
listed on the City of Toronto’s Heritage Register.

• Further north of this apartment complex, on the north side of 
Rochefort Drive and closer to Eglinton Avenue East, is a mixed 
use area containing existing high-rise office buildings and new 
high-rise residential buildings.

SOUTH

• Immediately south of most of the Site there is a 17-storey 
apartment building (similar to the existing buildings on the 
Site) along Gateway Boulevard. The remaining features on the 
south side of the site are Grenoble Drive, Flemingdon Park 
Pentecostal Church, and Grenoble Public School.

• Further south of Gateway Boulevard and Grenoble Drive 
is Flemingdon Park Shopping Centre, a commercial plaza 
containing a variety of uses (such as retail, restaurants, 
grocery stores, and a ServiceOntario centre, amongst others), 
as well as Flemingdon Park, a large park along the hydro 
corridor.

KEY SURROUNDING FEATURES AND DESTINATIONS 

The Subject Site is located in an area that contains several 
regional and city-wide destinations focusing on arts, culture, 
science, and education, including:

• Ontario Science Centre  
(approximately 80 metres from the Site)

• Consulate General of Romania  
(approximately 300 metres from the Site)

• Flemingdon Park Library 
(approximately 400 metres from the Site)

• Dennis R. Timbrell Resource and Community Centre 
(approximately 400 metres from the Site)

• Darul Khair Islamic Centre  
(approximately 700 metres from the Site)

• Aga Khan Museum  
(approximately 1.6 kilometres from the Site)

• Japanese Canadian Cultural Centre  
(approximately 1.6 kilometres from the Site)

• Various colleges and institutes, including the Metro 
College of Technology, Academy of Learning College, 
and The Institute of Holistic Nutrition  
(all less than 1.5 kilometres from the Site)

The Site is also situated at the ‘Forks of the Don’ within an 
urbanized area wedged between the East and West Don Rivers. 
This area features a ravine and open space network, including 
E.T. Seton Park, Flemingdon Park, Charles Sauriol Conservation 
Area, and Flemingdon Park Golf Club.

EAST 

• Immediately east of the Site there is a 17-storey apartment 
building (similar to the existing buildings on the Site) along 
St. Dennis Drive. Residential infill development has been 
approved for this site, as described in Section 2.7.

• Further east of this neighbouring apartment building is the 
City-operated Flemingdon Park Library and the Dennis R. 
Timbrell Resource and Community Centre, which functions 
as a community hub and includes an indoor pool, gymnasium, 
and licensed day care centre.

WEST

• Immediately west of the Site is Don Mills Road, which is 
classified as a major arterial. West of the Site and directly 
across Don Mills Road, there is the Ontario Science Centre, 
a large interactive science museum that is a city-wide 
destination and landmark. The Science Centre is located 
within the Don Valley and is surrounded by E.T. Seton Park, 
a large park that is part of a system of ravine parks and trails 
along the Don River. 

13Urban Strategies Inc.
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2.4 TRANSPORTATION 
NETWORK 

The Subject Site is well serviced by transit and active 
transportation networks, making it easily accessible to and from 
numerous city-wide destinations, as shown in Figure 4.

Figure 4. Transportation network, including walkability analysis

MAJOR TRANSIT STATION AREAS (MTSAS)

The Province’s Growth Plan for the Greater Golden Horseshoe 
authorizes the identification of MTSAs as a municipal tool for 
minimum intensification and density targets. MTSAs are areas 
generally within a 500 to 800 metre radius of a transit station, 
representing about a 10-minute walk. The Subject Site is within 
one planned MTSA (Flemingdon Park) and abuts two other 
planned MTSAs (Science Centre and Aga Khan Park & Museum). 
Policy objectives for development in MTSAs, including an 
emphasis on planning for transit-supportive densities and a mix 
of housing types, are discussed in Section 4.3.

TRANSIT NETWORK

The Subject Site is located in close proximity to existing and 
planned higher-order transit services, as illustrated in Figures 4 
and 5.

EXISTING BUS ROUTES

The Site is within 200 metres of various TTC bus stops and 
along or close to several existing TTC bus routes, including 
routes #25 (Don Mills), #325 (Don Mills Night Bus), #403 (Don 
Mills South), #925 (Don Mills Express), #100 (Flemingdon Park), 
and #34C (Eglinton East).

LEGEND
Subject Site
Parks
Proposed (Not Yet Approved)
Approved
Under Construction
Future Ontario Line
Eglinton Crosstown LRT
GO Transit Richmond Hill Line
Ontario Line Stations
Eglinton Crosstown LRT Stops
Bus Route
Bus Stops
Bike Lanes
Multi-Used Trails
Pedestrian Routes



EGLINTON CROSSTOWN LIGHT RAPID TRANSIT (LRT)

The Site is approximately 500 metres from the Science Centre 
Station and Mobility Hub along the new Eglinton Crosstown LRT. 
The Eglinton Crosstown LRT is an approximately 19-kilometre 
LRT line with 25 stops along Eglinton Avenue, between Weston 
Road and Kennedy Road, and is currently under construction. 
The line is scheduled to open in late 2022 or early 2023. The 
Science Centre Mobility Hub, located at the intersection 
of Don Mills Road and Eglinton Avenue East, will include an 
underground LRT station and an off-street TTC Bus Terminal.

CYCLING NETWORK

The Site is both located along and surrounded by several 
existing on-street bicycle lanes on St. Dennis Drive, Grenoble 
Drive, Gateway Boulevard, and Deauville Lane, as illustrated in 
Figure 4. These existing bicycle lanes connect to nearby bicycle 
trail networks, including the West Don Trail and East Don Trail.

ROAD NETWORK

According to the City of Toronto’s Road Classification System, 
the Subject Site is situated along a Major Arterial (Don Mills 
Road) and a Collector (St. Dennis Drive), within a very long 
block. It is also approximately 800 metres from the on-ramp 
to the Don Valley Parkway, which is classified as a key City 
Expressway.

Various local streets are planned for improvements by the City 
of Toronto. The City’s Vision Zero Road Safety Plan to reduce 
traffic-related fatalities and serious injuries includes planned 
improvements at two intersections close to the Subject Site:

• Deauville Lane and Grenoble Drive: the replacement of right-
turn lanes by trees, plantings and places to sit, resulting in 
shorter crossing distances for pedestrians and cyclists

• Deauville Lane and St. Dennis Drive: the replacement of the 
right-turn lane with corner safety islands to slow turning 
vehicles, separate motor vehicles from active transportation 
modes, and create shorter crossing distances for pedestrians 
and cyclists

ONTARIO LINE

The Subject Site is directly across the street and an 
approximately 200-metre walk from the future Flemingdon 
Park Station along the planned Ontario Line. It is the closest 
site with development potential to the station. The Ontario Line 
is proposed as an approximately 16-kilometre, 15-stop subway 
line that will run from Exhibition Place to the Ontario Science 
Centre, and is currently in the planning stages, with a tentatively 
scheduled opening in the late 2020’s.

Figure 5. Existing and planned transit networks and infrastructure in the vicinity of the Subject Site 
Unprecedented transit investments from both Line 5 (Eglinton Crosstown) and the Ontario Line will bring a future Flemingdon Park station across the street 
from 7 St. Dennis Drive, on Don Mills Road.

15Urban Strategies Inc.
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2.5 PARKS AND OPEN SPACE 
NETWORK 

The Subject Site is currently well serviced by parks and open 
spaces through its network of programmed and passive parks 
and open spaces and the nearby ravine system and trails along 
the branches of the Don River, thereby providing good access 
to nature and opportunities for walking and cycling. There are 
several parks in the vicinity of the Subject Site, including E.T. 
Seton Park, Ferrand Drive Park, Gateway Greenbelt, Flemingdon 
Park, Linkwood Lane Parkette, and Linkwood Lane Park, as 
shown in Figure 6.

The City of Toronto’s Parkland Strategy 2019 and Parkland 
Strategy Refresh 2022 measure and map the provision of 
parkland across the city. The existing (2021) city-wide average 
parkland provision level is 28 square metres of parkland per 
person. The Subject Site and the majority of the surrounding 
area have a parkland provision level of 28+ square metres of 
parkland per person, meaning that there is above average 
parkland provision in this area. The expected percent change 
in parkland provision in the area between 2021 and 2034, if 
no new parks are added, is between a 0% to 5% deduction. 
The proposed development seeks to mitigate that anticipated 
reduction through a new public park as well as private open 
space enhancements, as discussed in Section 3.3.

Figure 6. Parks and open space network 



2.6 ‘TOWERS IN THE PARK’
The Subject Site and surrounding context are generally 
characterized by a ‘Towers in the Park’ residential typology, 
which was developed and widely implemented in the 1960s and 
1970s, as shown in Figure 7. ‘Towers in the Park’ is an approach 
to high-rise housing development that emphasizes large 
green, open spaces surrounding residential towers in order to 
provide residents with ample access to communal open space, 
landscaping and nature, pedestrian connections, sunlight, and 
other residential and recreational amenities.

The ‘Towers in the Park’ typology has had a lasting legacy in 
Toronto and characterizes many of Toronto’s communities, 
especially the Flemingdon Park community. The City’s Official 
Plan acknowledges the legacy of Towers in the Park and provides 
directions and approaches to integrate this historic building 
typology and master planning scheme into the evolving and 
dynamic city context (Section 2.3.1). 

However, the ‘Towers in the Park’ typology has numerous 
shortcomings that do not achieve the intended vision of highly 
accessible, green, and functional open space, as illustrated 
in Figure 8. The present-day challenges of this development 
typology are also acknowledged in the Official Plan. To that 
extent, initiatives such as the City’s Tower Renewal Program 
seek to realize the implementation of environmental, social, 
economic and cultural improvements to revitalize these tower 
sites and respond to the varied needs of their surrounding 
neighbourhood context. 

In particular, the ‘Towers in the Park’ configurations of the 
Subject Site and surrounding sites in the Flemingdon Park 
community have a variety of limitations:

• While there is ample open space surrounding existing 
residential buildings, it is fenced, inaccessible, and lacks 
programming and utility for residents. 

• There is a lack of clear building and site frontage, which limits 
opportunities for the creation of engaging streetscapes and 
moments for animation and place-making.

• There are limited opportunities for “eyes on the street”, 
which creates potential safety concerns.

• The existing ‘mega-block’ and lack of mid-block connections 
hinders walkability and connectivity.

Essentially, the existing apartment buildings on the Subject Site 
are situated in a generally underutilized, unprogrammed, and 
poorly connected swath of open space. There are opportunities 
to significantly improve the open space and re-connect the 
buildings to the surrounding neighbourhood, as discussed in 
Section 3.

Figure 7. Acknowledging Flemingdon Park’s legacy of ‘Towers in the Park’

17Urban Strategies Inc.
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1. 
 
While there is ample landscape, 
it is often fenced, inaccessible, 
lacking a defined purpose and 
thus, under-utilized.

2. 
Much of the landscape is 
asphalt, rather than being 
Towers in a “Park”.

3.  
And what “park” remains 
is unprogrammed and 
underutilized by residents. 

4. 
Lack of clear frontage limits 
opportunities for engaging 
streetscapes and moments for 
animation and place-making.

5.  

Without “eyes on the street”, 
there are potential safety 
concerns.

Figure 8. Acknowledging the challenges of the Subject Site’s existing ‘Towers in the Park’ configuration
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2.7 RECENT DEVELOPMENT 
ACTIVITY  

A review of recent development activity was conducted for 
an area with an approximately 800-metre radius (10-minute 
walk) from the Subject Site using the City of Toronto’s online 
development application database (Application Information 
Centre) to gain insight into development yields and context, 
including land uses, densities, and heights. 

Several proposed or recently approved applications are 
located within this study area, as shown in Figures 9 and 10. 
The projects range from townhouses to 48-storey buildings, 
predominantly comprised of residential uses and mixed-uses. 
The nearby proposed and approved developments along St. 
Dennis Drive and Grenoble Drive are comparable in height to 
the proposed development. Within the study area, the majority 
of development is concentrated around the Eglinton Ave East 
and Don Mills Road intersection, along the Eglinton Crosstown 
LRT route.

As per Figure 10, there are increasing densities and growth 
in the vicinity of the development. There are also various 
community benefits that have been secured or proposed 
through mechanisms such as parkland dedication and in-kind or 
monetary Section 37 contributions in order to create, expand, 
and/or improve local parks, publicly accessible open spaces, 
childcare centres, community centres, and public libraries, 
as described in the Community Services and Facilities Study 
submitted as part of this application. These contributions will 
serve to reduce pressures on existing community services 
and facilities from both the Proposed Development and the 
surrounding developments.

Figure 9. Model of recent development activity in the vicinity of the Subject Site (July 2022) (with corresponding lettered images on the following page) 
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Address Application Type Category Status Land Use Height (Storeys) Height (Metres) GFA (sq m)
#  

Residential  
Units

Density

A 7 St Dennis Dr & 10 Grenoble Dr (Subject Site) OPA, ZBA Planned - Residential 34, 42, 46, 52 114, 138, 150, 168 126,912 2,197 4.77

B 25 St Dennis Dr ZBA, SUB, SPA Approved

SPA -Under Review,  
NOAC Issued 

ZBA Approved (LPAT) 
SUB Approved

Mixed Use 12, 37 108 45,723 552 3.83

C 770 Don Mills Rd ZBA, SUB Approved Approved through  
Housing Now Mixed Use 37, 39, 48 115, 125, 148 87,155 1,254 4.17

D 805 Don Mills Rd ZBA, SUB Approved Approved through  
Housing Now Mixed Use 27, 48 87, 149 64,211 840 4.48

E 844 Don Mills Rd/1150 & 1155 Eglinton Ave E  
(Block 1A & Block 1B)

OPA, ZBA, SPA Approved NOAC Issued Commercial 9 40.48 23,504 0 2.86

OPA, ZBA, SPA Approved NOAC Issued Residential 32, 34, 39 103, 108, 123 97,248 1,260 4.4

OPA, ZBA Approved SPA Under Review Mixed Use 27 86 31,842 390 7.25

F 1087/91/95 Leslie St (Tower B) ZBA, SUB, SPA Approved CDM Under Review Mixed Use 29, 45 95, 145 65,918 642 4.04

F 1087/91/95 Leslie St (Tower C) ZBA, SUB, SPA Approved CDM Under Review Mixed Use 45 145 41,146 415 4.25

G 7-11 Rochefort Dr ZBA, SUB Proposed Under Review Mixed Use 30, 41, 46 99, 132, 147 97,485 1,322 6.67

H 48 Grenoble ZBA, SPA Proposed Under Review Mixed Use 41, 43 137, 144 67,941 993 10.1

I 1123 Leslie St SPA Proposed Under Review Office, Institutional 3 storey addition to ex-
isting 3-storey building 30 24,834 0 0.54

Applicant Proposal Approved Under Construction Proposed (Not Yet Approved)Figure 10. Details of recent development activity in the vicinity of the Subject Site



E

E

B H

Approved 37-storey tower at 25 St. Dennis Dr Approved master plan for Wynford Green at 844 Don Mills Rd/1150 & 1155 Eglinton 
Ave E

Recently proposed development at 48 Grenoble Drive for 41 and 43-storey towers
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3.0 THE PROPOSED 
DEVELOPMENT3.0



3.1 PROPOSED DEVELOPMENT 
OVERVIEW 

Overall, the Proposed Development has been designed to 
address the following key considerations:

1. Contribute to the evolution, legacy, and improvement of the 
Flemingdon Park neighbourhood

2. Respond to incoming transit infrastructure surrounding and 
adjacent to the Subject Site

3. Encourage active transportation as the primary method of 
choice for residents and visitors

4. Enhance ‘eyes on the street’ with active ground floor uses

5. Create a new public park with programmable space to 
improve the landscape condition and create a community 
destination and gathering place

6. Develop an open space and placemaking strategy that 
conveys character and identity for the Subject Site

7. Promote resilience with improved infrastructure

8. Minimize the impact of new development on existing 
buildings

OGDC’s proposal for the Subject Site seeks 
to introduce transit-supportive residential 
development that provides much needed housing 
while unlocking and transforming the existing 
private open green space into public parkland for 
the broader community. This section describes the 
vision and details of the proposed development.  

3 THE PROPOSED DEVELOPMENT  

The Proposed Development retains the two existing 17-storey 
buildings on site and introduces four (4) buildings ranging from 34 
to 52 storeys in height, a new public park, a new public street, and 
public realm improvements including mid-block connections, as 
shown in the Site Plan (Figure 11). 

The Proposed Development includes 2,197 residential units with 
a total residential gross floor area (GFA) of 126,912 square metres 
and a density of 4.77 FSI over the Subject Site area. There will be 
a total of 1,445 vehicle parking spaces (including 967 new spaces 
and 478 retained spaces), and 2,220 new bicycle parking spaces 
provided within three (3) levels of underground parking. 

The Proposed Development includes a 2,793 m2 (0.28 ha) on-
site, unencumbered public parkland dedication, representing 
16% of the Development Site area (which is considered the ‘net 
site area’ for parkland dedication calculation purposes by the 
City of Toronto, as described in Toronto Municipal Code Chapter 
415 Article III). 

Figure 12 provides a comprehensive summary of the 
development proposal.
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Development Site Area 17,715 m2

Total Public ROW Conveyances 
St Dennis St widening 
New public north-south street

1,595 m2

440 m2

1,155 m2

Floor Space Index (FSI) 4.77

Maximum Storeys 52 storeys

Approximate Maximum Height  
(from average grade to roof)

169 m

Total New Gross Floor Area (GFA) 126,912 m2

Total New Residential GFA 126,912 m2

Total New Residential Units 2,197 units

Residential Unit Mix

10% studio units
33% 1-bedroom units
20% 1-bedroom + den units
27% 2-bedroom units 
10% 3-bedroom units

Total New Non-Residential GFA 0 m2

New Amenity Space
6,631 m2

(3.0 m2 / unit)

Minimum New Outdoor Amenity Space
3,446 m2

(1.6 m2 / unit)

Indoor Amenity Space
3,185 m2

(1.4 m2 / unit)

Retained Vehicle Parking Spaces 478 stalls

Total New Vehicle Parking Spaces
967 stalls
(0.44 stalls / unit)

Total New Bicycle Parking Spaces
2,200 stalls
(1.0 stalls / unit)

Total New Loading Spaces 2 ‘Type G’ loading spaces

Parkland Dedication 2,793 m2

Figure 11. Site Plan of the Proposed Development (with corresponding lettered images on the following page)

Figure 12. Summary statistics of the Proposed Development

A

B

D
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A

St. Dennis Drive looking southeast
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B

New public street looking southwest



C

St. Dennis Drive looking southwest
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D

View from T1 looking northeast



As discussed in Section 2.6, the ‘Towers in the Park’ typology 
of the Subject Site is prominent in the Flemingdon Park 
community, but it has numerous shortcomings that do not 
achieve the intended vision of highly accessible, green, and 
functional open spaces. Essentially, the existing apartment 
buildings on the Subject Site are situated in a generally 
underutilized, unprogrammed, and poorly connected swath 
of open space. There are opportunities to significantly 
improve the open space and re-connect the buildings to the 
surrounding neighbourhood.

While the Proposed Development introduces four (4) new 
residential buildings to take advantage of nearby higher-
order transit, its main emphasis is a ‘landscape first’ approach 
created through numerous enhancements to the open space 
and ground plane, as described throughout Sections 3 and 5 of 
this report, including:

• A diaphanous ground plane, including towers with minimal 
base buildings, to allow the landscape to be highly visible 
and accessible and act as a focal point, rather than an 
afterthought;

• A new, unencumbered public park that can be programmed 
with spaces and facilities for users of all ages;

• A network of mid-block connections and walkways;

• A new north-south public street to create a more fine-grained 
urban fabric and smaller block sizes;

• Enhanced landscape areas; 

• Expanded outdoor amenity areas including ample seating 
areas and areas for both passive and active recreation;

• Indoor amenity spaces, with access to adjacent enhanced 
outdoor amenity spaces and connections;

• Maximized retention of mature trees in the proposed park 
block;

• Concentrated development along the new public street to 
respond to the planned development context to the east and 
to animate the street and block edge;

• Enhanced landscaped setbacks along Don Mills Road.

3.2 RESPONDING TO THE LEGACY OF 
‘TOWERS IN THE PARK’
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3.3 PARK AND PUBLIC REALM
The Proposed Development creates a vibrant, accessible, and 
pedestrian-focused public realm, as illustrated in Figures 13 to 18. 

Figure 13. Proposed parks and open space network (diagram is based off the Block Context Plan, described further in Section 5.4)



Figure 14. Proposed landscape plan 

PROPOSED LANDSCAPE PLAN 

Figure 14 shows the proposed landscape plan. 

Various proposed approaches for landscape 
design and open space activation in different 
sections of the Subject Site are highlighted on 
the following few pages.

A

B

C

D
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Figure 15. ‘Don Mills Promenade’ - examples of landscape design and open space activation 

DON MILLS PEDESTRIAN PROMENADE
The Proposed Development will introduce an 
enhanced pedestrian boulevard on the Subject Site’s 
western edge, along Don Mills Road, as illustrated 
in Figure 15. The proposed pedestrian boulevard 
includes the retention of existing trees and 
introduction of new trees to the east of the existing 
sidewalk (landscaped buffer), an approximately 
3.6-metre wide paved promenade east of the 
landscaped buffer with metal light arches along its 
span, proposed seating areas, including picnic tables 
and benches, and raised planters.

The Promenade is described and illustrated in 
greater detail in Section 5.2.1 of this report.

A



Figure 16. West section (7 St. Dennis Dr) - examples of landscape design and open space activation 

WEST SECTION (7 ST. DENNIS DR)
A variety of open spaces and significant public realm 
improvements are proposed in the west section of 
the Subject Site, including:

• A network of connected mid-block connections 
and pathways

• Covered outdoor seating areas, picnic seating 
areas, and lounge seating areas

• An outdoor fitness area

• A sensory garden with native and pollinator 
planting

• Open lawn areas for flexible uses

• Pedestrian-oriented lighting

B
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Figure 17. Central public park - examples of landscape design and programming

CENTRAL PUBLIC PARK
A 2,793 square metre (0.28 ha) unencumbered public park is proposed 
on the north side of the Subject Site with approximately 56 metres of 
frontage along St. Dennis Drive. Currently, the site of the proposed 
park functions as a private landscaped area that is underutilized, 
so the Proposed Development will unlock lands for public use and 
introduce a new community park for both new and existing residents. 
The proposed public park will improve local parkland provision and 
provide a new community destination with a variety of passive and 
active programming (to be determined at later stages of the application 
process and through extensive public engagement). The park has 
an appropriate size and configuration to be able to accommodate 
numerous new amenities such as a playground, splash pad, ample 
seating areas, and open lawn, amongst others, while preserving the 
majority of existing mature trees on site.

The parkland dedication represents 16% of the Development Site 
Area (which is considered the ‘net site area’ for parkland dedication 
calculation purposes by the City of Toronto, as described in Toronto 
Municipal Code Chapter 415 Article III).  The proposed parkland 
contribution therefore exceeds the City of Toronto’s alternative 
parkland dedication rate, which requires 15% of the ‘net site area’ as 
parkland for residential uses. 

There is an opportunity to further expand the proposed park to 
potentially create a larger park through an on-site contribution from 
a potential development at 200 Gateway Boulevard, directly south of 
the Subject Site. Further coordination with the owner of 200 Gateway 
Boulevard and City staff will be required to delineate the exact park 
boundaries, size, and programming. This opportunity is further explored 
in the Block Context Plan in Section 5.4.

C



Figure 18. East section (10 Grenoble Dr) - examples of landscape design and open space activation 

EAST SECTION (10 GRENOBLE DR)
A variety of open spaces and significant 
public realm improvements are proposed in 
the east section of the Subject Site, including:

• A network of connected mid-block 
connections and pathways, including 
a wide multi-use trail that acts as a key 
north-south active transportation ‘spine’ 
and connector for the block

• Covered outdoor seating areas, picnic 
seating areas, and lounge seating areas

• Active recreation areas, including a kids 
play area and multi-use half court

• A dog-off leash area

• Pedestrian-oriented lighting

D
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3.4 SITE ACCESS, CONNECTIVITY, 
CIRCULATION

To improve site access and permeability, a new 20-metre wide 
north-south public street is proposed on the Subject Site’s 
eastern edge, which will create a more fine-grained block and 
provide access and address to three (3) of the proposed buildings 
on the east side of the site, as illustrated in Figure 19. This public 
street would be delivered in combination by both the applicant 
and the adjacent approved development at 25 St. Dennis Drive. 
The location of the public street has been confirmed by the 
City of Toronto and pre-construction road works are already 
underway.

St. Dennis Drive is proposed to be slightly widened to the south in 
order to align with the City-approved street widening to the east, 
at 25 St. Dennis Drive, in order to create a consistent, improved 
streetscape and public realm.

The Proposed Development also incorporates two driveways  to 
provide vehicular and pedestrian access to both the existing and 
proposed buildings. These driveways maintain the same number 
of curb cuts as is on the site today. One proposed driveway 
involves a slight straightening and reconfiguration of a portion 
of the existing driveway at 7 St. Dennis Drive, with a new turning 
circle and drop-off area that serves both 7 St. Dennis Drive and 
the proposed adjacent 52-storey tower. The garage ramp for 7 St. 
Dennis Drive will be relocated to the south of the site. 

The second proposed driveway would be a new driveway on the 
east side of the existing building at 10 Grenoble Drive, connecting 
to Grenoble Drive and the new public street, and servicing both 
10 Grenoble Drive and the three proposed buildings on the east 

side of the site. This proposed driveway would provide access 
to the existing parking ramp on the west side of the 10 Grenoble 
Drive building, as well as the parking ramp in the proposed 
42-storey tower (T4) and the loading facility in the proposed 
34-storey tower (T3). The existing curb cuts on Grenoble Drive 
would be consolidated to one driveway access. This driveway 
will be designed to be comfortable and safe for pedestrian use, 
and feel like an extension of the proposed public realm and 
mid-block network, through laybys, ample landscaping, and 
pedestrian connections to buildings and the new public street.

An alternative arrangement is being explored for vehicular 
access for the set of three proposed towers on the Subject Site’s 
eastern side, which would provide two points of access to the 
new north-south public street, as illustrated in Figure 20. This 
alternative would allow for the closure of both existing curb cuts 
on Grenoble Drive. This arrangement will be further evaluated 
as part of the ongoing design process and in coordination with 
the City of Toronto.

Servicing and loading areas for the proposed buildings are 
mostly contained within the building envelopes. The Proposed 
Development introduces two (2) Type G loading spaces within 
enclosed loading facilities in the 52-storey tower (T1) and the 
34-storey tower (T3), the latter of which will serve the set of 
three proposed towers on the Subject Site’s eastern side. There 
is also the opportunity for use of the proposed loading spaces 
by the existing buildings.

An extensive network of pedestrian pathways and mid-block 
connections is also proposed, as shown in Figure 19. The 
pedestrian network will be comprised of a hierarchy of new 
mid-block connections, including a primary north-south multi-

use path connecting Grenoble Drive and St. Dennis Drive and a 
primary east-west pedestrian path along the south side of the 
site, connecting Don Mills Road and Grenoble Drive, as well as 
other connections along desire lines throughout the Subject 
Site. The proposed pedestrian network is described in greater 
detail in Section 5.2.2 of this report.  



Figure 19. Proposed site access and circulation (diagram is based off the Block Context Plan, described further in Section 5.4)

Figure 20. Potential alternative alignment for private driveway on the east side of 
the Subject Site
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3.5 SITE PROGRAM

The Proposed Development retains the two (2) existing 
rental apartment buildings on site, while introducing a 
comprehensively planned infill development comprised of new 
residential uses, open spaces, and improved connectivity, as 
illustrated in Figure 21. The proposed residential uses respond 
to the surrounding residential context and the nearby, easily 
accessible commercial and mixed uses, to the north and south 
of the Subject Site, which serve local residents. 

BUILDING USES AND AMENITY SPACE
Within the proposed residential buildings, a total of 2,197 
condominium units are configured as follows: 10% studio 
units, 33% 1-bedroom units, 20% 1-bedroom + den units, 27% 
2-bedroom units and 10% 3-bedroom units. 

The existing apartment buildings both contain amenity 
spaces, including indoor swimming pools, meeting rooms, 
and gyms. The new development proposes to introduce new/
and or improved lobby access for both buildings, as well as 
new outdoor amenities which could include outdoor space 
connected to the pool, children’s play area, an outdoor fitness 
area and various gathering and seating areas (to be informed by 
tenant consultation).

The proposed residential buildings will include indoor amenity 
spaces in the base buildings, as well as a variety of roof top and 
ground floor outdoor amenity areas, as shown in Figure 21. 

The proposed outdoor amenity spaces will incorporate a 
network of connected mid-block connections and pathways, 
including a wide multi-use trail that acts as a key north-south 
active transportation ‘spine’ and connector for the block, as 
well features such as covered outdoor seating areas and picnic 
seating areas, active recreation areas including programming 
such as a kids play area, multi-use half court, and outdoor fitness 
area, and a dog-off leash area.

Further tenant and community consultation will inform the 
provision, type, and design of new amenity spaces for the 
community as the project proceeds.

These active uses and frontages will animate the Subject Site 
and block and provide amenities and gathering places for 
residents and the surrounding community.



Figure 21. Proposed ground floor programming (diagram is based off the Block Context Plan, described further in Section 5.4)
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3.6 BUILT FORM

The proposed development introduces four (4) towers, with 
heights of 34, 42, 46, and 52 storeys, ranging from approximately 
115 metres to 169 metres in height, as shown in Figure 22. 
The new towers sit above double-storey base buildings, with 
tower floorplates ranging in size from approximately 710 to 758 
square metres, as shown in Figure 23. The minimal proposed 
base buildings have been shaped and designed to fit within the 
existing ‘Towers in the Park’ typology and local context, respect 
and reinforce good street proportion and pedestrian scale, allow 
the park to visually connect through the public areas of the 
Proposed Development, open up sky views between the towers 
as quickly as possible, and separate the private spaces of the 
residential units above, from the more public areas at grade. 

The tallest proposed tower responds to the two nearby transit 
stations and is located in the most transit-accessible portion 
of the Site. The tower is on the portion of the Site in closest 
proximity to Don Mills Road and the future transit stops at Don 
Mills Road and Eglinton Avenue East (Science Centre Station) and 
Don Mills and Gateway Boulevard (Flemingdon Park Station). 

The proposed 34, 42, and 46-storey buildings are located on 

3.7 SUSTAINABILITY FEATURES 

The Proposed Development contributes to sustainability goals 
in numerous ways (as discussed in greater detail in the Energy 
Strategy Report submitted as part of this application), including: 

• Locating additional residential units in close proximity to 
several higher-order transit routes and within a planned 
future MTSA, thereby reducing vehicular travel;

• Creating a pedestrian and cyclist supportive environment and 
providing bicycle parking in excess of required amounts;

• Providing a combination of pervious and impervious paving, 
along with trees and planting beds on-site and on the 
boulevards; 

• Providing green roofs; and

• Complying with current TGS Tier 1 standards and 
incorporating various sustainable building design features, 
such as triple glazed windows, a high performance central 
plant with high efficiency heat recovery in suites, and low flow 
plumbing fixtures, amongst others (note that detailed building 
design will continue to evolve through the development 
application process).

the east side of the Site (on the 10 Grenoble Drive parcel) and 
they reflect similar heights of approved and proposed transit-
supportive developments in the vicinity. These buildings have 
frontage on Grenoble Drive, St. Dennis Drive, the new north-
south public street, and the new private street. These buildings 
have access from Grenoble Drive, the new north-south public 
street, and the new private street. The three towers share a 
double-storey (7.5-metre) podium.

The proposed new buildings have been massed to frame the 
public realm and create appropriate relationships with the 
surrounding existing and future context, as discussed in greater 
detail in Section 5 of this report. 



Figure 22. Roof Plan
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Figure 23. Typical Floorplans (Clockwise from left - ‘L3-L25’, ‘T1, T2, T4 Lower Typical’, ‘T1, T2, T4 Upper Typical’)



3.8 PLAN OF SUBDIVISION AND DEVELOPMENT PHASING 

Figure 24. Subdivision Concept Plan 

DEVELOPMENT BLOCKS
The Subject Site has been divided into eight (8) blocks for the 
purposes of the Draft Plan of Subdivision, as illustrated in Figure 
24 and described below.

Blocks 1 and 3 contain the existing buildings located at 
7 St. Dennis Drive and 10 Grenoble Drive, including their 
underground garage structures.  

Blocks 2, 4, and 5 are planned to contain the proposed 
residential buildings (“net development site”).

Block 6 is planned to contain the proposed public park.

Blocks 7 and 8 are proposed public right-of-way (ROW) lands.
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DEVELOPMENT PHASING
The Proposed Development is planned to be constructed in three 
(3) main phases, as illustrated in Figure 25 and described below.

The key principles of the proposed conceptual phasing strategy 
are as follows:

• Prioritize and start with components of the Proposed 
Development that are anticipated to provide the greatest 
public benefit: transit-oriented development in closest 
proximity to Don Mills Road and the planned Flemingdon Park 
Station, and new public parkland.

• Ensure each development phase fronts onto a public street to 
create address and a sense of place 

• Minimize impacts to existing tenants, buildings, parking, 
and servicing infrastructure, while initial phases are under 
development

The overall build-out of the Proposed Development is 
anticipated to take place over approximately six (6) years, and 
be sequenced as follows:

Site Preparation: site preparation and subdivision servicing 
including relocation of current parking ramp and installation of 
a temporary curb cut to ensure tenant access to parking during 
construction 

Phase 1: construction of the 52-storey tower (T1), and 
conveyance of the public park lands

Phase 2: relocation of some tenant parking to the surface lot at 
7 St. Dennis Drive, demolition of a portion of the existing garage, 
excavation of the underground, construction of the 34 and 
46-storey towers (T2 and T3), construction of the garage for T2

Phase 3: construction of the 42-storey tower (T4), removal 
of some temporary surface parking (remaining stalls as 
demonstrated in the landscape plan) once the entire project has 
been completed and tenant demand for parking has alleviated.

Figure 25. Phasing diagram

A detailed construction mitigation strategy will be developed during 
the Site Plan Approval stage when the design of the Proposed 
Development is finalized. Refer to the Housing Issues Report, 
submitted as part of this application, for more information about 
construction mitigation and tenant communication.



3.9 REQUIRED AMENDMENTS AND APPROVALS

OFFICIAL PLAN AMENDMENT 
The Proposed Development conforms with the policies of the 
City of Toronto Official Plan, including those with respect to 
land use, built form, massing, and urban design. An amendment 
to the City of Toronto Official Plan is proposed to introduce 
a new Site and Area Specific Policy (SASP) that will recognize 
the opportunity to provide transit-oriented intensification in an 
Apartment Neighbourhood, and to clarify that the development 
site area for the purposes of parkland dedication required under 
Policy 3.2.3(5) is based on the net development site area of 17,715 
square metres.

ZONING BY-LAW AMENDMENT 
Amendments to Zoning By-Law 569-2013 and Former 
City of North York Zoning By-Law 7625 (the “Zoning By-
law Amendments”) are proposed to permit the Proposed 
Development. The Zoning By-law Amendments are an 
opportunity to update existing zoning provisions to better 
respond to the highly urban and transit-oriented nature of the 
Subject Site and allow for the increase in height and density that 
is being proposed. Refer to Section 4.7 to 4.9 of this report for 
a detailed review of the proposed Zoning By-Law Amendments. 
The proposed Zoning By-law Amendments are consistent with 
the provincial planning policies set out in the Provincial Policy 
Statement and conform to the policies of the Growth Plan for 
the Greater Golden Horseshoe, and the City of Toronto Official 
Plan.

DRAFT PLAN OF SUBDIVISION
A Draft Plan of Subdivision is proposed to subdivide the Subject 
Site into various blocks, including the development blocks and a 
park block, as well as to secure the timing and provision of the 
road widenings and related infrastructure.
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4.0 PLANNING POLICY 
CONTEXT 4.0



This section provides a review and analysis of 
relevant provincial and municipal planning policies 
applicable to the Subject Site and identifies 
the Proposed Development’s consistency and 
conformity with these policies. A summary 
discussion of how the Proposed Development is 
consistent with the policy context is presented in 
Section 7:  Planning Rationale and Conclusions.

4.1 THE PLANNING ACT
The Planning Act R.S.O, 1990. c. P.13 sets the overall regulatory 
framework for land use planning in Ontario. Section 2 of the Act 
lists matters of provincial interest to which decision makers shall 
have regard.

The notable matters of provincial interest relevant to the 
Proposed Development include:

(a)  the protection of ecological systems, including natural 
areas, features and functions;

(d) the conservation of features of significant architectural, 
cultural, historical, archaeological or scientific interest;

(e) the supply, efficient use, and conservation of energy and 
water;

(f)  the adequate provision and efficient use of communication, 
transportation, sewage and water services and waste 
management systems;

(h) the orderly development of safe and healthy communities;

(i) the adequate provision and distribution of educational, 
health, social, cultural and recreational facilities;

(j) the adequate provision of a full range of housing, including 
affordable housing;

(p) the appropriate location of growth and development;

4 PLANNING POLICY CONTEXT 

(q) the promotion of development that is designed to be 
sustainable, to support public transit and to be oriented 
to pedestrians;

(r) the promotion of built form that,

(i) is well-designed,

(ii) encourages a sense of place, and

(iii) provides for public spaces that are of high quality, safe, 
accessible, attractive and vibrant;

(s) the mitigation of greenhouse gas emissions and adaptation 
to a changing climate. 

Further, Section 16 (15) of the Planning Act allows municipalities 
to identify the area around higher order transit stations or stops 
as Major Transit Station Areas (MTSAs) or Protected Major 
Transit Station Areas (PMTSAs). Within MTSAs and PMTSAs, 
municipalities must develop policies that identify the minimum 
number of people and jobs per hectare to be planned, the land 
uses that are permitted, and the minimum densities permitted 
for buildings on the lands. 

The Planning Act integrates matters of provincial interest 
into provincial and municipal planning decisions by requiring 
that all decisions shall be consistent with the Provincial Policy 
Statement when decision-makers exercise their planning 
authority or provide advice on planning matters.
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THE PLANNING ACT SUMMARY OPINION
The Subject Site is an optimal location for residential 
intensification as it is located within one planned MTSA 
(Flemingdon Park), abuts two other planned MTSAs (Science 
Centre and Aga Khan Park & Museum), and is situated in an 
area context that has experienced increased intensification 
and recent investment. The Proposed Development, and 
the implementing Official Plan Amendment and Zoning 
By-law Amendment, have regard for the provincial interests 
described in Section 2 of the Planning Act. In particular, the 
Proposed Development:

• Will deliver new housing in a range of unit sizes and 
configurations;

• Conserves existing housing stock and buildings;

• Is located in proximity to nearby community services and 
facilities, planned parks and neighbourhood improvement 
contributions, and is supportive of higher-order transit; 

• Promotes a well-designed built form that is compatible and 
consistent with the development activity occurring in the 
surrounding context;

• Is compatible with the existing physical context;

• Represents a compact, pedestrian-oriented and transit-
supportive form of development; 

• Reduces embodied carbon by retaining the existing 
building; 

• Aims to preserve tree canopy and maximize open green 
space to maintain natural features and functions; and

• Introduces new public parkland that can accommodate, 
social, cultural and recreational facilities.



4.2 PROVINCIAL POLICY 
STATEMENT (PPS)

The Provincial Policy Statement (“PPS”) is a consolidated 
statement of the provincial government’s policies on land use 
planning. It provides policy direction on matters of provincial 
interest related to land use planning and development with the 
aim to secure the long-term prosperity, environmental health, 
and social well-being of the province. The PPS includes policies 
to encourage Ontario’s municipalities to build healthy, livable 
and safe communities through intensification and by directing 
development to settlement areas that are already well serviced. 

The latest version of the PPS came into effect on May 1, 2020 
and applies to planning decisions made on or after that date. 
Section 3 of the Planning Act requires all planning decisions and 
applications to be consistent with the policies in the PPS.

1.0 - BUILDING STRONG HEALTHY COMMUNITIES
1.1 Managing and Directing Land Use to Achieve Efficient and 
Resilient Development and Land Use Patterns

The policies in Section 1.1.1 outline criteria to achieve healthy, 
livable and safe communities. These policies include promoting 
efficient land use patterns over the long term, integrating 
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, and ensuring availability of 
necessary infrastructure and public service facilities which 
meet current and projected needs. In addition to these guiding 
objectives, this section includes policies which encourage 
accommodating and delivering an appropriate range and mix of 

residential types (including affordable housing), employment, 
institutional, recreation, parks and open space uses, and other 
uses to meet long-term needs.

Section 1.1.2 requires that sufficient land be made available 
to accommodate an appropriate range and mix of land uses 
to meet projected needs for a time horizon of up to 25 years, 
and that, within settlement areas, sufficient land shall be 
made available through intensification and redevelopment 
opportunities. The PPS defines intensification as the 
development of a site at a higher density than currently exists 
through redevelopment, development of existing vacant or 
underutilized lots, infill development and/or the expansion or 
conversion of existing buildings. 

Section 1.1.3 directs that land use patterns in settlement 
areas shall be based on densities and a mix of land uses that 
efficiently use land, resources, infrastructure and public service 
facilities; minimize negative air quality and climate change 
impacts; promote energy efficiency, support transit and active 
transportation; and include a range of uses and opportunities 
for redevelopment and intensification. 

The Proposed Development demonstrates consistency with these 
policies by contributing to intensification and infill development 
on a generously sized and underutilized site sited in a highly 
transit-supportive and rapidly growing area. Most of the existing 
open space on the Subject Site largely has presented trends of 
underutilization by residents and broader community members 
and demonstrates strong potential to create a more accessible 
and complete housing community in an area that is well-serviced 
by existing and planned higher order transit, infrastructure, and 
public amenities. Development and intensification of the Subject 
Site would respond to provincial policy by promoting an efficient 
development and land use pattern and incorporating a balanced 
mix of residential uses  and parks and recreation uses.

1.4 - HOUSING
Section 1.4.1 addresses housing and directs that planning 
authorities shall meet projected requirements of current and 
future residents by providing an appropriate range and mix of 
housing options by maintaining the ability to accommodate 
residential growth for a minimum of 15 years through residential 
intensification and redevelopment.

Section 1.4.3 states that planning authorities shall provide 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. The policy directs the 
development of new housing in locations with appropriate 
levels of existing and planned infrastructure and public service 
facilities, and at densities that support the use of existing and 
planned active transportation and transit.

Policy 1.4.3b specifically requires municipalities to permit and 
facilitate all housing options to meet the requirements of 
current and future residents, as well as all types of residential 
intensification. Policy 1.4.3e requires transit-supportive 
development and prioritizes intensification in proximity to transit.

The Proposed Development is consistent with the housing policies 
by providing for a mix of housing through retaining existing 
apartments and incorporating infill development with a range of 
unit sizes, up to 3-bedroom units. The Proposed Development 
will retain existing housing, including affordable rental housing for 
low- and moderate-income households, introduce new ownership 
housing opportunities in an area containing mostly rental units, 
and support the achievement of well-being objectives for current 
and future residents through improvements to existing spaces and 
the introduction of public parkland and pedestrian connections. 
The Subject Site is located in an area that is well served by 
infrastructure and public service facilities and supportive of 
transit and active transportation use by future residents.
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1.5 - PUBLIC SPACES, RECREATION, PARKS, 
TRAILS AND OPEN SPACE
Section 1.5 promotes healthy, active communities by directing 
the planning of public streets, spaces and facilities to be safe, 
meet the needs of pedestrians, foster social interaction and 
facilitate active transportation and community connectivity. 
This section encourages active communities by planning and 
providing for a full range and equitable distribution of publicly 
accessible built and natural settings for recreation, including 
facilities, parkland, public spaces, open space areas, and trails 
and linkages.

The Proposed Development provides new public parkland and 
generous landscaped outdoor amenity areas that will be designed 
at the pedestrian scale to foster social interactions and physical 
connections for the community. 

1.6 - INFRASTRUCTURE AND PUBLIC SERVICE 
FACILITIES
Section 1.6 requires that planning for infrastructure and public 
service facilities be coordinated and integrated with land use 
planning and growth management, so that they are financially 
viable and available to meet current and projected needs, 
while also preparing for the impacts of climate change. Policy 
1.6.7.2 promotes the efficient use of existing and planned 
infrastructure, including the use of transportation demand 
management strategies. Policy 1.6.7.4 encourages land use 
patterns, densities and a mix of uses which minimize the length 
and number of vehicle trips, and support current and future use 
of transit and active transportation. 

The Proposed Development is located within an area that is 
well-serviced by transit and other public infrastructure and 
facilities. The intensification and infill of such a large site will make 
better use of existing infrastructure and public service facilities. 
Additionally, the Proposed Development makes more efficient 
use of existing transportation infrastructure by incorporating new 
housing into an area in close proximity to existing local bus routes, 
as well as constructed and planned subway and LRT stops. 

1.7 - LONG-TERM ECONOMIC PROSPERITY
Section 1.7 of the PPS aims to support long-term economic 
prosperity by encouraging the provision of residential uses to 
respond to dynamic market-based needs and to provide housing 
options for a diverse workforce, and optimizing the availability 
and use of land, resources, infrastructure and public service 
facilities in the long-term. This policy further encourages the 
creation of sense of place, by promoting well-designed built 
form and cultural planning, and by conserving features that help 
define character, including built heritage resources.

The Proposed Development supports economic vitality by 
optimizing the use of land and preserving the existing affordable 
housing supply on the site, which is serviced by existing 
infrastructure. The Proposed Development creates a sense 
of place for existing and future residents through new public 
parkland and an extensive public realm, including new mid-block 
connections and landscaped and play areas.   

1.8 - ENERGY CONSERVATION, AIR QUALITY AND 
CLIMATE CHANGE 
Section 1.8 of the PPS requires that planning authorities support 
energy conservation and efficiency, improved air quality, and 
reduced greenhouse gas emissions, and prepare for the impacts 
of climate change through land use efficiency and sustainable 
development practices, including compact built form. Policies 
in Section 1.8 also require planning authorities to promote the 
use of active transportation and transit, encourage transit-
supportive development and intensification to improve the mix 
of employment and housing uses to shorten commutes and 
decrease transportation congestion, and maximize vegetation 
within settlement areas.

The Proposed Development accomplishes these directives 
by concentrating housing uses on a site that is well-served by 
transit and adjacent to both cycling and pedestrian networks, 
providing users of the site with an array of sustainable travel 
options. The Proposed Development will focus on sustainable 
design, employ low impact development techniques, introduce 
a new public park, and contribute to further greening of the site 
and the broader community.

2.1 - NATURAL HERITAGE 
Section 2.1.1 directs that natural features and areas shall be 
protected for the long-term. In addition, Section 2.1.2 directs 
that the long-term ecological function and biodiversity of 
natural heritage systems should be maintained, restored or 
where possible, improved. 

The Proposed Development supports natural features and 
their functions by retaining mature trees on the park block 
and introducing new native plantings in the park and outdoor 
amenity areas.



PROVINCIAL POLICY STATEMENT  
SUMMARY OPINION
The Proposed Development and the implementing Official 
Plan and Zoning By-law Amendments are consistent with and 
support the policy objectives of the PPS and represent good 
planning. In particular, the Proposed Development:

• Achieves efficient land use patterns by redeveloping 
and intensifying an underutilized site that is located 
within walking distance of multiple planned higher 
order transit stations;

• Retains existing rental housing and provides a range of 
new residential housing options with a variety of unit 
sizes, ranging from studios to three-bedroom units, 
located in several residential buildings in proximity 
to parks, cycling infrastructure, regional tourist 
attractions, and existing and planned community 
services and facilities; 

• Is a compact, transit-oriented development that 
will support the use of nearby transit and municipal 
infrastructure, optimizing those recent public investments 
and supporting their financial viability;

• Supports transportation demand management and active 
transportation by providing a context-appropriate reduced 
amount of vehicle parking and the required amount of 
bicycle parking;

• Supports the attainment of both sense of place and well-
designed built form along the evolving St. Dennis Drive and 
Grenoble Drive blocks; and

• Creates public parkland which incorporates existing stocks 
of mature trees and other natural heritage resources.
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4.3 A PLACE TO GROW: 
GROWTH PLAN FOR 
THE GREATER GOLDEN 
HORSESHOE

A Place to Grow: Growth Plan for the Greater Golden 
Horseshoe (“the Growth Plan”) is a provincial plan that directs 
the management of regional growth in the Greater Golden 
Horseshoe (GGH) area to 2051. The Growth Plan includes 
policies addressing transportation, infrastructure, land use 
planning, urban form, housing and climate change on a regional 
scale, with overarching goals to maintain the region’s quality of 
life and economic competitiveness. The Plan came into effect 
on May 16, 2019 and replaced the 2017 Growth Plan under the 
terms of the Places to Grow Act, 2005. Amendment 1 (2020) 
to the Growth Plan for the Greater Golden Horseshoe 2019 
took effect on August 28, 2020 and includes changes to the 
population and employment forecasts, the horizon year for 
planning, and policies to increase housing supply, create jobs, 
attract business investment and better align with infrastructure. 
These changes were made to align terms and definitions of the 
Growth Plan with the 2020 Provincial Policy Statement.

The Growth Plan responds to the key challenges that the 
region continues to face. The Plan sets out policies that seek 
to increase the housing supply in the region, expand economic 
opportunities and protect jobs while maintaining protections 
for the Greenbelt, agricultural lands, the agri-food sector and 
cultural and natural heritage systems, through approaches 
which mitigate urban sprawl. The Growth Plan reflects the 
directions of the PPS, while providing more detail and concrete 
targets. The following review consequently aims to minimize 
repetition through a consolidated summary opinion.

The Places to Grow Act enables the development of regional 
growth plans that guide government investments and lands use 
planning policies. The Site is located in a “Built-Up Area”, which 
reflects what was already built when the Growth Plan came into 
effect in June 2006. 

The Places to Grow Act requires all municipal decisions under 
the Planning Act to conform with the Growth Plan and requires 
that all development proposals specifically work to address the 
following policies within their respective sections.

1.2.1 - GUIDING PRINCIPLES 
Section 1.2.1 of the Growth Plan outlines a series of principles 
to guide land use planning decisions and public investment in 
infrastructure. These principles include: 

• Supporting the achievement of complete communities to 
support healthy and active living and to meet residents’ needs 
for daily living; 

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

• Supporting a range and mix of housing options; 

• Protecting and enhancing natural heritage, hydrologic, and 
landform systems, features, and functions; 

• Conserving and promoting cultural heritage resources 
to support the social, economic, and cultural well-being 
of all communities, including First Nations and Métis 
communities; and 

• Integrating climate change considerations into planning 
and managing growth such as planning for more resilient 
communities and infrastructure and incorporating 
approaches to reduce greenhouse gas emissions.

2.2.1 - MANAGING GROWTH
The policies of Section 2.2.1 outline how development should 
occur in the region and how to accommodate future growth, 
which is primarily planned to be contained in settlement areas 
with built-up, transit-supportive environments that can support 
the achievement of compact and complete communities. Policy 
2.2.1.2 c) directs that, within settlement areas, development 
is to be focused in delineated built-up areas; strategic growth 
areas; locations with existing or planned public transit with 
a priority placed on higher order transit; and in areas with 
existing or planned public service facilities. Policy 2.2.1.3 requires 
municipalities to undertake integrated planning, and to provide 
direction for an urban form which optimizes infrastructure, 
particularly along transit corridors, to support the achievement 
of complete communities. Policy 2.2.1.4 supports the 
achievement of complete communities through the provision 
of a mix of uses, a diverse range and mix of housing options, 
convenient access to range of transportation options, an 
appropriate supply of parks and other publicly-accessible open 
spaces, a more compact built form and a vibrant public realm, 
and environmental sustainability through green infrastructure 
and low impact development.

2.2.2 - DELINEATED BUILT-UP AREAS
Section 2.2.2 provides more detailed policies regarding 
intensification, stipulating that all municipalities within the 
Greater Golden Horseshoe will develop a strategy to: identify 
strategic growth areas and recognize them as a key focus for 
development (2.2.2.3a), achieve minimum intensification targets 
and identify the appropriate scale of development (2.2.2.3b); 
encourage intensification generally throughout built-up areas 
(2.2.2.3c); and ensure development is designed to support the 
achievement of complete communities (2.2.2.3d).



2.2.4 - TRANSIT CORRIDORS AND STATION AREAS
Section 2.2.4 establishes minimum density targets for Major 
Transit Station Areas (MTSAs), priority transit corridors and 
subway lines. The Growth Plan defines an MTSA as “the area 
within an approximate 500 to 800 metre radii of a transit 
station, representing about a 10-minute walk.” Section 2.2.4.3 
specifies that MTSAs on subway lines will be planned for a 
minimum density target of 200 residents and jobs combined per 
hectare and MTSAs on light rail transit (LRT) will be planned for 
a minimum density target of 160 residents and jobs combined 
per hectare. The policies in Section 2.2.4.6 further specify that 
within MTSAs on priority transit corridors or subway lines, land 
uses and built form that adversely impact the achievement of 
the minimum density targets will be prohibited. Section 2.2.4.8 
specifies that MTSAs will be planned to be transit-supportive 
and achieve connections to nearby major trip generators 
through various approaches, including infrastructure to support 
active transportation, such as sidewalks and bicycle lanes. In 
addition, Section 2.2.4.9 establishes that development within all 
MTSAs will be supported by planning for a diverse mix of uses, 
including additional residential units to support existing and 
planned transit service levels; fostering collaboration between 
public and private sectors; providing alternative development 
standards, such as reduced parking standards; and prohibiting 
land uses and built form that would adversely affect the 
achievement of transit-supportive densities.

2.2.6 - HOUSING
The Growth Plan sets minimum residential density targets in 
each upper-, lower-, and single-tier municipality in Ontario. 
Section 2.2.6 of the Plan further establishes housing policies that 
emphasize the importance of a diversified housing stock and 
development permissions which allow municipalities to achieve 
minimum density targets and achieve complete community 
objectives. It is envisioned that land use planning and financial 
tools, official plan policies and designations, and zoning by-laws 
will used to address and achieve these objectives. The policies 
also stipulate multi-unit residential developments to incorporate 
a mix of unit sizes to accommodate a diverse range of household 
sizes and incomes (2.2.6.3). Municipalities are required to 
support increased housing stock and improved housing choice 
to accommodate forecasted growth.

3.2.2 - TRANSPORTATION - GENERAL
Policies in Section 3.2.2 address the need to coordinate 
transportation planning, land use planning and transportation 
investments (3.2.2.1). Key priorities include connectivity between 
a variety of transportation modes; reduced reliance on the 
automobile; increased use of active transportation and transit; 
reduced greenhouse gas emissions through encouraging the use 
of low- and zero-emission vehicles; and support for multimodal 
access to jobs, housing, schools, cultural and recreational 
opportunities, and goods and services (3.2.2.2). Additionally, 
policies stipulate that in the reconstruction of the existing and 
planned street network, a complete streets approach will be 
adopted that ensures the needs and safety of all road users are 
considered and appropriately accommodated (3.3.2.3). 

3.2.3 - MOVING PEOPLE
Section 3.2.3.2 contains policies that require decisions related to 
transit planning and investment to facilitate improved linkages 
between and within municipalities from nearby neighbourhoods 
to urban growth centres, major transit station areas, and 
other strategic growth areas, and work towards increasing 
the modal share of transit. In addition, polices establish that 
municipalities will ensure that active transportation networks 
are comprehensive and integrated into transportation planning 
to provide safe, comfortable travel for pedestrians, cyclists, and 
other uses of active transportation, and continuous linkages 
between strategic growth areas, adjacent neighbourhoods, 
major trip generators, and transit stations, including dedicated 
lane space for bicyclists on the major street network or other 
safe and convenient alternatives (3.2.3.4). 

4.2.5 - PUBLIC OPEN SPACE
Policies in this section encourage municipalities and other 
parties to develop a system of publicly accessible parkland, open 
space, and trails, including opportunities for rooftop gardens 
and communal courtyards.

4.2.7 - CULTURAL HERITAGE RESOURCES
Policy 4.2.7.1 stipulates that cultural heritage resources will 
be conserved in order to foster a sense of place and provides 
benefits to communities, particularly in strategic growth areas.

53Urban Strategies Inc.



54 7 St Dennis Drive and 10 Grenoble Drive  |  Planning Rationale, Urban Design Analysis, and Block Context Plan

4.2.9 - A CULTURE OF CONSERVATION
Policies in this section focus on municipal efforts to encourage 
water and energy conservation for existing buildings and 
planned developments via land use patterns and urban design 
standards, as well as air quality improvement, integrated waste 
management, and excess soil reuse strategies.

4.2.10 - CLIMATE CHANGE
Policy 4.2.10.1 directs municipalities to identify actions to 
reduce greenhouse gas emissions and address climate change 
adaptation goals, including: the achievement of complete 
communities; reducing automobile dependence and supporting 
active transportation and transit use; and protecting the natural 
heritage system.

GROWTH PLAN SUMMARY OPINION 
The Proposed Development and the implementing Official 
Plan and Zoning By-law Amendments conform with and 
support the policies of the Growth Plan, including those that 
emphasize optimizing the use of land in MTSAs and around 
higher-order transit stations through compact development, 
achieving growth targets, and increasing the supply and mix 
of housing to meet diverse housing needs. The Subject Site 
is located within one planned MTSA (Flemingdon Park) and 
abuts two other planned MTSAs (Science Centre and Aga 
Khan Park & Museum), which have been identified by the 
Province as locations where transit-supportive densities are 
required and appropriate. Section 4.6 of this report further 
describes the City of Toronto’s recently prescribed densities 
for these nearby MTSAs.

The Proposed Development conforms with the guiding 
principles of the Growth Plan by intensifying the Subject 
Site to make more efficient use of large, underutilized lands. 
The Proposed Development responds to growing city-wide 
housing supply needs to support recent investments to major 
transportation infrastructure projects and an intensifying 
context, thereby contributing to the Province’s housing and 
economic development objectives. 

The Proposed Development will optimize the use of lands 
through the introduction of new housing supply, while 
conserving existing rental housing, improving on-site facilities, 
and creating a new public park and improved public realm. 
Overall, the Proposed Development contributes to growth 
within the delineated built up area; intensifies land through 
strategies for realizing infill development; takes advantage 
of existing and planned local transit infrastructure, including 
three emerging higher order transit stations, active bus lines 
and nearby cycling infrastructure; directs development to a 
settlement area with existing municipal water and wastewater 
systems; provides new housing; and supports complete and 
more sustainable communities. 



4.4 CITY OF TORONTO  
OFFICIAL PLAN 

The City of Toronto Official Plan is the primary planning tool 
used to guide growth and development in Toronto. It establishes 
an urban structure, land use framework, and an array of policies 
to guide growth and development, focusing on increased 
intensification and more compact, complete communities.

The City of Toronto Official Plan, 2006, as amended (“Official 
Plan”) was adopted by the Local Planning Appeal Tribunal 
(LPAT) in 2006. The most recent office consolidation of the 
new Official Plan came into effect in April 2021 (Chapters 1-5, 
Schedules 1-4 and Maps) and June 2015 (Chapters 6 and 7). 

The first statutory Five Year Review of the Official Plan began in 
2011. The Official Plan review process, which the City has termed 
‘Our Plan Toronto’, presents an opportunity to address, through 
planning policy, a number of the growth-related challenges 
facing Toronto today and in the future, including housing 
affordability, climate change, mobility, public health, pandemic 
recovery, and others.

CHAPTER 2 - SHAPING THE CITY
Chapter 2 of the Official Plan includes policies for integrating 
land use and transportation planning to create a more liveable 
city and urban region. 

The Subject Site has an Apartment Neighbourhood land use 
designation and is adjacent to lands designated Neighbourhoods, 
Mixed Use Areas, and Institutional Areas. The Subject Site in close 
proximity to identified Rapid Transit Corridors and the Don Valley 
Parkway. The Site is not located in lands under appeal.

2.1 - BUILDING A MORE LIVABLE URBAN REGION
Section 2.1 speaks to how Toronto will work with neighbouring 
municipalities and the Province to implement the Provincial 
growth management framework across the Greater Toronto 
Area. Policy 2.1.1 outlines overarching growth management 
policies for the City, including focusing on a pattern of compact 
centres, mobility hubs and corridors linked to transit; making 
better use of existing urban infrastructure; reducing auto 
dependency and improving air quality; providing a full range of 
housing types; increasing the supply of housing in mixed use 
environments; creating and sustaining fulfilling employment 
opportunities; and protecting, enhancing and restoring green 
spaces and natural heritage features and functions.

2.2 - STRUCTURING GROWTH IN THE CITY: 
INTEGRATING LAND USE AND TRANSPORTATION
Section 2 of the Official Plan establishes the City’s overall urban 
structure and delineates areas of the city as Avenues, Centres, 
Employment Areas, Downtown and Central Waterfronts, Green 
Space Systems, Greenbelt Protected Countryside areas and/or 
Greenbelt River Valley Connections. As shown in Figure 26, the 
Subject Site is not located within a particular urban structure 
element identified in Official Plan Map 2.

Figure 26. Official Plan Map 2: Urban Structure
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2.3.1 - HEALTHY NEIGHBOURHOODS
The Subject Site is located in an area designated as Apartment 
Neighbourhoods, as shown in Figure 27. 

Chapter 2.3.1 establishes criteria to direct redevelopment 
and infill activity in designated Apartment Neighbourhoods. 
It identifies Apartment Neighbourhoods as residential areas 
with taller buildings and higher density than Neighbourhoods. 
Although Apartment Neighbourhoods are not necessarily areas 
of significant growth on a city-wide basis, sites containing 
one or more existing building may be suitable locations for 
infill development to occur, particularly if there is sufficient 
space to accommodate additional buildings while providing a 
good quality of life for residents and improving site conditions 
through retained or improved amenity spaces and landscaped 
open space (2.3.1.2). 

Additional policies establish that development in Apartment 
Neighbourhoods that are adjacent or close to Neighbourhoods 
must be compatible with those Neighbourhoods by:

• Providing a gradual transition of scale and density through the 
stepping down of buildings and appropriate setbacks;

• Maintaining adequate light and privacy for the residents in 
those Neighbourhoods;

• Orienting and screening lighting and amenity areas, and 
locating service areas, surface parking and access to 
underground levels so as to minimize impacts on adjacent 
Neighbourhood lands; and 

• Identifying opportunities to reduce traffic and parking 
impacts on adjacent neighbourhood streets in those 
Neighbourhoods (2.3.1.3). 

Policies in Section 2.3.1.7 stipulate that new community 
amenities will be created and existing community amenities 
will be enhanced in Apartment Neighbourhoods, including 
parks, recreation facilities, and libraries (2.3.1.7)  Revitalization 
strategies in priority neighbourhoods will be prepared through 
resident and stakeholder partnerships to address improvements 

to local parks, transit, community services and facilities; 
improvements to the public realm, streets and sidewalks; 
and to identify opportunities to improve the quality of the 
existing supply of housing or building a range of new housing, 
priorities for capital and operational funding needed to support 
the strategy, and potential partnerships and mechanisms for 
stimulating investment in the neighbourhood and supporting 
the revitalization strategy (2.3.1.8).  The renovation and 
retrofitting of existing apartment buildings will be encouraged 
in order to achieve greater energy and water conservation, 
reduction of greenhouse gas emissions, and improved safety, 
building operations, facilities, and pedestrian access (2.3.1.9).

2.3.2 - TORONTO’S GREEN SPACE SYSTEM AND 
WATERFRONT
This section provides directions to improve, preserve and 
enhance the Green Space System, including policies that 
stipulate the restoration, creation and protection of a variety of 
landscapes (2.3.2.1 c), the increase of public access to privately 
owned lands where appropriate (2.3.2.1 b), and the requirement 
that development will not result in the loss of public space 
(2.3.2.5), amongst others.

2.4 - BRINGING THE CITY TOGETHER: A 
PROGRESSIVE AGENDA OF TRANSPORTATION 
CHANGE 
Policies within Section 2.4 aim to support improved integration 
of transportation and land use planning. Maps 4 and 5 of the 
Official Plan illustrate the extent of the existing and planned 
higher-order transit network (see Figures 28 and 29). The 
Subject Site is located along Don Mills Road, which is identified 
as a ‘Transit Corridor Alignment to be Determined’ (the planned 
Ontario Line) and in close proximity to an identified ‘Transit 
Corridor’ (Eglinton Crosstown LRT).

Figure 27. Official Plan Map 20: Land Use Plan



The policies in this section describe the importance of making 
more efficient use of available infrastructure, reducing 
automobile dependency, and enhancing opportunities for 
walking, cycling and transit use. 

Section 2.4.1 encourages active forms of transportation 
by integrating and giving full consideration to pedestrian 
and cycling infrastructure in the design of all streets, 
neighbourhoods, major destinations, transit facilities and 
mobility hubs throughout the city. Section 2.4.1.4 stipulates 
that planning for new development will be undertaken in the 
context of reducing auto dependency. Section 2.4.7 speaks to 
the establishment of minimum density requirements, minimum 
and maximum parking requirements, and limiting surface 
parking for sites in areas well-serviced by transit. Policies also 
require that curbside management strategies be implemented 
to improve traffic circulation and conditions for commercial 
vehicles including measures such as designated pick-up/drop-off 
areas for goods and service vehicles, accessible loading zones, 
and courier delivery zones (2.4.10). 

Policies, programs and infrastructure will be introduced to 
create a safe, comfortable and bicycle friendly environment 
that encourages people of all ages to cycle for everyday 
transportation and enjoyment, including an expanded bikeway 
network, the provision of bicycle parking facilities in new 
development, and measures to improve the safety of cyclists 
through the design and operation of streets (2.4.13). An 
urban environment that encourages and supports pedestrian 
movement will also be created, including walking routes to key 
destinations (such as workplaces, schools, recreation areas, and 
transit), and maximized connections within the street network 
and to public or private pedestrian walkways in parks, open 
spaces, between buildings, or above and below grade (2.4.14).

The Proposed Development supports the intent of policies 
in Chapter 2. It accommodates future population growth in 
a compact, transit-supportive form while re-urbanizing and 
regenerating the local community, enhancing the character of the 
existing residential neighbourhood, and introducing new public 
parkland and pedestrian connections. 

While the Subject Site is not located within a particular urban 
structure element identified in Official Plan Map 2, it is in a 
rapidly growing area, in close proximity to several approved 
high density development projects, and within a planned MTSA. 
Recent local development patterns seek to address city-wide 
problems of affordable housing and limited market-rate housing 
supply, and realize the potential of transformative investments 
within and around the Flemingdon Park neighbourhood, 
including higher-order transit projects such as the Ontario Line 
and the Eglinton Crosstown LRT, and community infrastructure, 
such as new public streets, parks, childcare facilities, and a TDSB 
elementary school, amongst others. It is also important to note 
that the Apartment Neighbourhood designation in this area has 
not been revisited by the City to respond to transit investment 
and the planned MTSA designations.  

CHAPTER 3
Chapter 3 of the Official Plan contains policies that shape the 
form of new development in Toronto, promoting a vibrant, 
beautiful, safe and inclusive city. This section recognizes the 
importance of strong urban design, and encourages the City 
and the private sector to work together as partners in creating 
a great city and achieving Toronto’s architectural and urban 
design potential. The following analysis incorporates the 
recently updated public realm and built form policies of Official 
Plan Amendment 479 and 480.

Figure 28. Official Plan Map 4: Higher Order Transit Corridors

Figure 29. Official Plan Map 5: Enhanced Surface Transit Network
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SECTION 3.1.1 - THE PUBLIC REALM
Section 3.1.1 focuses on the design of an attractive, safe 
and accessible public realm, and in particular the role of 
development in enhancing and extending a high-quality public 
realm. Policy 3.1.1.1 explains that the public realm comprises all 
public and private spaces that the public has access to, including 
streets, lanes, parks, open spaces and the parts of buildings that 
the public is invited into. Policy 3.1.1.2 states that the public realm 
will foster complete, well-connected walkable communities that 
meet the daily needs of people and support a mix of activities; 
support active transportation and public transit use; provide a 
comfortable, attractive and vibrant, safe and accessible setting 
for civic life and daily social interaction; contribute to the 
identity and physical character of neighbourhoods; and provide 
opportunities for passive and active recreation, amongst others. 

Policies 3.1.1.6 and 3.1.1.13 speak to the importance of city 
streets in creating vibrant and complete streets; providing safe, 
attractive, interesting and comfortable spaces for all users of all 
ages and abilities; and reflecting differences in local context and 
character.

Section 3.1.1.8 stipulates that new streets will be designed to 
promote a connected grid-like network of streets that offers 
safe and convenient travel options; provide connections with 
adjacent neighbourhoods; extend view corridors; divide larger 
sites into smaller development blocks; provide access and 
addresses for new development; allow the public to freely enter 
without obstruction, implement the Complete Streets approach 
which balances the needs and priorities of the various users and 
uses within the right-of-way; provide and improve the frontage, 
visibility, access and prominence of natural and human-made 
features; and provide access for emergency vehicles. Mid-block 
connections, whether private or publicly owned, will be designed 

to complement, and extend the role of public streets, parks 
and open spaces as the main place for civic life and pedestrian 
activity, be integrated into the local network of pedestrian 
movement with direct access from the public sidewalk, and be 
designed for users of all ages and abilities (3.1.1.12). 

Policy 3.1.1.15 includes design direction for city blocks and 
development lots, stating that they will expand and enhance the 
public realm network, enhance active transportation networks 
by minimizing block lengths and providing new pedestrian and 
cycling connections, and promote street-oriented development 
with buildings fronting onto and having access and address from 
street and park edges. 

Policy 3.1.1.16 requires that the preservation, long-term growth 
and increase in the amount of healthy trees will be a priority 
for all development. New parks and open spaces will be located 
and designed to consider opportunities for future expansion of 
the park or open space onto adjacent sites with development 
potential; provide comfortable wind and sunlight conditions; 
provide appropriate spaces for a variety of active and passive 
recreation; and emphasize and improve unique aspects of 
the community’s identity and character, including natural and 
human-made heritage (3.1.1.18). Parks and publicly accessible 
open spaces should be made visible, functional, and accessible 
by having appropriate public street frontages for direct visual 
and physical access and by locating buildings with active uses 
along the frontages of such spaces (3.1.1.19).

The Proposed Development supports the intent of policies in 
Section 3.1.1. It will maintain the existing footprint of the two rental 
buildings while substantially improving the public realm within 
and around the Subject Site by breaking up the large existing 
block into smaller, more walkable blocks, and introducing new 
connections through and along the site, landscaping, trees, and 

other vegetation, and a range of passive and active recreation 
uses, as described in Sections 3.3 and 5.2 of this report.

Planned enhancements include a new public park sited along St. 
Dennis Drive, a new north-south public street to create a more 
walkable block fabric, new private driveways to improve access 
and servicing of both the new and existing buildings, a network 
of pedestrian connections through the Subject Site, and new 
and improved outdoor amenity areas for existing and future 
residents. These enhancements will facilitate more active, usable, 
and animated outdoor spaces, enhance active transportation 
connectivity, and improve the physical and visual porosity of the 
Subject Site, for both residents and the surrounding community.

3.1 - BUILT FORM 
Section 3.1.2 of the Official Plan sets out policies intended 
to ensure that new development fits within its existing and 
planned context and contributes to the overall quality of 
Toronto’s urban design.

Site Organization and Layout 
Policy 3.1.2.1 states that new development will fit within its 
existing and planned context and will frame and support 
adjacent streets, parks and open spaces by:

• Generally locating buildings parallel to the street or along the 
edge of a park or open space with a consistent setback;

• Providing additional setbacks or open spaces, where 
appropriate, including at parks and open spaces;

• Locating main building entrances on prominent facades so 
that they front onto the public realm and are clearly visible 
and directly accessible from the public sidewalk;

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



• Preserving mature trees where possible and incorporating 
them into the development site; and

• Providing comfortable wind conditions and air circulation at 
the street and adjacent open spaces to preserve the utility of 
the public realm for sitting and standing.

Development will provide accessible open space, where 
appropriate, and prioritize the provision of such space in 
locations that have access to direct sunlight and daylight 
(3.1.2.2). Development will protect privacy within adjacent 
buildings by providing setbacks and separation distances from 
neighbouring properties and adjacent building walls containing 
windows (3.1.2.3). Development will also locate and organize 
vehicle parking, vehicular access and ramps, loading, servicing, 
storage areas, and utilities to minimize their impact and improve 
the safety and attractiveness of the public realm (3.1.2.4).

Building Shape, Scale & Massing 
This subsection of Section 3.1.2 stipulates that development will 
be located and massed to fit within the existing and planned 
context, define and frame the edges of the public realm with 
good street proportion, fit with the surrounding character, 
ensure access to direct sunlight and daylight on the public 
realm through the provision of appropriate streetwall heights, 
setbacks, stepbacks, and reduced building footprints, and 
achieve good transitions in scale between areas of different 
building heights and between development and parks (3.1.2.5, 
3.1.2.6, 3.1.2.7, and 3.1.2.8). 

Improving the Public Realm through  
Urban Design
This subsection of Section 3.1.2 stipulates that new building 
facades visible from the public realm will consider scale, 
proportion, materiality, and rhythm and seek to contribute to a 
pedestrian scale by providing high quality design on floors visible 

from the street level, break up long façades in a manner that 
respects and reinforces the existing and planned context, and 
ensure  grade relationships that provide direct access and views 
into and from the public realm (3.1.2.9). 

Development will promote civic life through sustainable 
improvements to adjacent boulevards and sidewalks, co-
ordinated landscape improvements in setbacks, weather 
protection such as canopies and awnings, landscaped open 
space within the development site, public art where agreed 
upon, landscaped edges of surface parking lots along streets, 
parks and open spaces, and safe, direct pedestrian routes and 
tree plantings throughout the site (3.1.2.10).

Private and Shared Amenity Spaces
This subsection of Section 3.1.2 stipulates that new indoor and 
outdoor shared amenity spaces provided as part of muti-unit 
resident development should be high quality and consider 
the needs of all ages and abilities over time and throughout 
the year (3.1.2.11). Outdoor amenity spaces should be at- or 
above-grade, have access to daylight (and direct sunlight, 
where possible), provide comfortable wind, shadow and noise 
conditions, be sited away from loading and servicing areas, be 
well-designed with generous landscaped areas, accommodate 
existing and mature tree growth, and promote use across all 
seasons (3.1.2.13). 

The Proposed Development appropriately addresses the policies 
in Section 3.1.2 by locating and massing the proposed towers to 
fit within the existing and planned context, maximizing sunlight 
on the proposed park and public realm through appropriate 
streetwall heights, setbacks, stepbacks, and building footprints, 
providing a range of new, enhanced, and well-connected publicly-
accessible and private open spaces (including indoor and outdoor 
private amenity spaces), preserving mature trees where possible, 
and locating vehicular parking and servicing to minimize impacts 

on the public realm. More detailed analysis of the Proposed 
Development’s site organization, building shape, scale and 
massing, and public and private spaces can be found in Section 5. 
Overall, the Proposed Development introduces a context-sensitive 
built form and public realm, reflecting and enhancing the existing 
Tower in the Park typology prevalent in the community.

3.1.3 BUILT FORM – BUILDING TYPES
Section 3.1.3 provides direction for various building types and 
heights, including tall buildings. Tall buildings are generally 
greater in height than the width of the adjacent right-of-way 
(ROW) and can be characterized as important city landmarks 
that contribute positively to the skyline. Generally, tall 
buildings consist of a base, a tower and a top: the base portion 
should provide good street proportion and pedestrian scale 
and be lined with active, grade-related uses, whereas the 
tower portion should reduce the physical and visual impacts 
of the tower, maximize sunlight and view access from the 
pedestrian scale, limit shadow impacts on the public realm and 
surrounding properties, limit pedestrian level wind impacts, 
and protect privacy in interior spaces through step backs, 
floorplate restrictions, separation distances, and careful 
consideration of tower orientation and balcony design and 
locations (3.1.3.10, 3.2.3.11). The top portion of a tall building 
should integrate roof top mechanical systems into the building 
design, contribute to the surrounding skyline character, and 
avoid excessive lighting (3.1.3.12).

The Proposed Development is designed to incorporate high-
quality architectural design and appropriate tower floorplates, 
separation distances from adjacent buildings, and grade-related 
active uses, as discussed in greater detail in Section 5.3 of this 
report. 

59Urban Strategies Inc.



60 7 St Dennis Drive and 10 Grenoble Drive  |  Planning Rationale, Urban Design Analysis, and Block Context Plan

3.2.1 – HOUSING
Section 3.2.1 of the Official Plan addresses housing policies 
and promotes adequate and affordable housing as a basic 
requirement for everyone. It stipulates that current and future 
residents must be able to access and maintain adequate, 
affordable and appropriate housing and that in order to do 
so, housing gains are needed through both new supply and 
maintenance of the existing housing supply. 

Policy 3.2.1.1 emphasizes that a full range of housing options in 
terms of tenure, form and affordability, is required in order to 
accommodate a range of needs. Policy 3.2.1.2 stipulates that 
the existing housing stock will be maintained, improved and 
replenished, the renovation and retrofitting of older residential 
apartment buildings will be encouraged, and new housing supply 
will be encouraged through intensification and infill that is 
consistent with the Official Plan.

Significant new development on sites containing six or more 
rental units, where existing rental units will be kept in the new 
development, are required to secure as rental housing, the 
existing rental housing units which have affordable rents and 
mid-range rents, and should secure needed improvements and 
renovations to the existing rental housing to extend the life of 
the building(s) (3.2.1.5).

There are currently 562 rental dwelling units on the Subject Site, 
which will all be retained and continue to be rental units. Most of 
the existing units have below average market rents and provide 
affordable housing options. The Housing Issues Report submitted 
as part of this application, and discussed in Section 6, provides 
additional details about how the Proposed Development will 
preserve and enhance the existing stock of rental housing.

The Proposed Development will also introduce 2,197 new dwelling 
units to add to the existing housing stock in Toronto, particularly 

in a transit-supportive community, as encouraged by the Official 
Plan, including 802 (37%) two- and three-bedroom units to 
accommodate families.

In addition to providing new housing through infill development 
on underutilized portion of the Subject Site, the Proposed 
Development includes a series of site improvements to enhance 
the overall living and site conditions for both existing and future 
residents, including a new public park, new and enhanced indoor 
and outdoor private amenity spaces, public realm improvements, 
and mid-block connections on the Site’s open space.

3.2.2 – COMMUNITY SERVICES AND FACILITIES 
Section 3.2.2 of the Official Plan contains policies that highlight 
how social infrastructure can and should contribute to the 
quality of life and overall well-being of Toronto residents. 
These policies aim to ensure the provision, preservation, 
improvement, and/or expansion of local community service 
facilities and local institutions, with a focus on an appropriate 
range of community services and facilities to be provided in 
areas of major or incremental physical growth (3.2.2.1.c). The 
inclusion of community services facilities in significant private 
sector developments or funding for such facilities through the 
development approval process will be encouraged (3.3.2.5.f 
and 3.2.2.7).

The Subject Site is in close proximity to and generally well-
serviced by a wide range of community services and facilities, 
including schools, libraries, community centres, parks, daycares, 
and other human services/agencies. The Community Services and 
Facilities (CS&F) Study submitted as part of this application, and 
discussed in Section 6, provides an overview of CS&F resources 
in the area, as well as a summary of their existing capacity and 
opportunities. CS&F priorities in this area will include daycare 
facilities/funding, funding for the Flemingdon Park library branch 

improvement, and funding for the Dennis R. Timbrell Resource 
Centre replacement, as also identified in the Don Mills Crossing 
Secondary Plan, which is discussed in Section 4.5 of this report.  

3.2.3 - PARKS AND OPEN SPACES
Section 3.2.3 of the Official Plan recognizes the importance of 
parks and open spaces to the vitality of the City, and sets out a 
framework for creating new parkland through the development 
approvals process. 

Policy 3.2.3.1 directs the maintenance, enhancement and 
expansion of the parks and open system through:

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

• designing high quality parks and their amenities to promote 
user comfort, safety, accessibility and year-round use and to 
enhance the experience of “place”, providing experiential and 
educational opportunities to interact with the natural world;

• protecting access to existing publicly accessible open 
spaces, as well as expanding the system of open spaces and 
developing open space linkages; and

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

Policy 3.2.3.5 sets parkland dedication requirements based on 
development site areas - for sites 1 hectare to 5 hectares in 
size (such as the Development Site), the parkland dedication 
will not exceed 15 per cent of the development site, net of any 
conveyances for public road purposes (3.2.3.5 c).

Policy 3.2.3.8 requires that the location and configuration of 
land to be conveyed for parks purposes should be free of 



encumbrances unless approved by Council; sufficiently visible 
and accessible from adjacent public streets; be of a usable 
shape, topography and size that reflects its intended use; be 
consolidated or linked with an existing or proposed park or 
green space or natural heritage system where possible; and 
meet applicable Provincial soil regulations and/or guidelines for 
residential/parkland uses.

Policy 3.2.3.3 stipulates that the effects of development from 
adjacent properties, including additional shadows, noise, 
traffic and wind on parks and open spaces will be minimized as 
necessary to preserve their utility.

Map 8B/C of the Official Plan identifies parkland provision in 
different areas of the City, as shown in Figure 30. The Subject 
Site is located in an area with 0 to 0.42 hectares of local 
parkland per 1,000 people. It is important to note that updates 
to parkland provision levels have been undertaken through the 
City’s Parkland Strategy (see note below).

CITY OF TORONTO PARKLAND STRATEGY
The City of Toronto’s Parkland Strategy 2019 and Parkland 
Strategy Refresh 2022 measure and map the provision of 
parkland across the city. While the Parkland Strategy is not a 
schedule of the Official Plan, it is a Council-adopted document 
that provides a more accurate and updated measure of 
parkland provision than Map 8B/C of the Official Plan. The 
existing (2021) city-wide average parkland provision level is 28 
square metres of parkland per person, as shown in Figure 31. 
The Site itself and the majority of the study area has a parkland 
provision level of 28+ square metres of parkland per person, 
meaning that there is above average parkland provision in this 
area. The expected percent change in parkland provision in the 
study area between 2021 and 2034, if no new parks are added, 
is between a 0% to 5% deduction. 

The Subject Site will introduce a 2,793 m2 (0.28 ha) 
unencumbered public park on the north side of the site, with 
frontage, access, and visibility along St. Dennis Drive. Currently, 
the site of the proposed park functions as a private open space, 
so the proposed development will unlock lands for public use 
and introduce a new community park for both new and existing 
residents. The park will be of a usable shape, topography and size, 
and be able to be programmed with a mix of passive and active 
recreation amenities to serve a variety of needs, ages, and abilities.

As discussed in Section 3.3 of this report, the parkland dedication 
represents 16% of the Development Site Area (which is equivalent 
to the net site area). The proposed parkland contribution 
therefore exceeds the City of Toronto’s alternative parkland 
dedication rate, which requires 15% of the net site area as 
parkland for sites that are 1 to 5 hectares in size. There is an 
opportunity to further expand the proposed park to potentially 
create a larger park through an on-site contribution from a 
potential development at 200 Gateway Boulevard, directly south 
of the Subject Site. Further coordination with the owner of 200 
Gateway Boulevard and City staff will be required to delineate the 
exact park boundaries, size, and programming.

Figure 30. Official Plan Map 8B: Local Parkland Provision Figure 31. Toronto Parkland Provision (2021), Toronto Parkland Strategy
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3.4 - THE NATURAL ENVIRONMENT
Section 3.4 of the Official Plan contains policies pertaining to 
the natural environment and environmental sustainability. Policy 
3.4.1 calls for sustaining, restoring and enhancing the health 
and integrity of the natural ecosystem, supporting biodiversity 
in the city and targeting ecological improvements, with 
particular attention to natural linkages, habitats, the impacts 
of a changing climate, preserving and enhancing the urban 
forest, and promoting green infrastructure. Policy 3.4.2 calls 
for new development to include stormwater best management 
practices, including source control and on-site facilities. Policy 
3.4.20 encourages development to support the reduction of 
greenhouse gas emissions. Policy 3.4.19 further encourages a 
range of sustainable design measures to be provided as part of 
new development, including green roofs, and conservation and 
efficiency technologies related to energy, water, and waste.  

The Proposed Development addresses policies in Section 3.4 
through compact built form in close proximity to several higher-
order transit routes, thereby reducing vehicular travel and 
greenhouse gas emissions, creating new active transportation 
routes and linkages, introducing new native vegetation, and 
preserving and enhancing the urban forest through the retention 
of mature trees on site where possible and through substantial 
new tree plantings. Further details about energy, water (including 
stormwater), and waste management features of the Proposed 
Development can be found in Section 6.

CHAPTER 4 - LAND USE DESIGNATIONS
Chapter 4 of the Official Plan provides land use designations 
across the city, which are one of the Official Plan’s key 
implementation tools to manage ongoing change and growth. 
These designations establish generalized uses across the City, as 
well as a range of criteria for new development.  The land use 
policies are supported by the associated Official Plan Maps #12-23.

The Subject Site is designated as Apartment Neighbourhoods 
through Official Plan Land Use Map 20. Abutting lands to the 
north, south, and east (along Grenoble Drive and Deauville Lane) 
are also designated as Apartment Neighbourhoods. Immediately 
to the west, across Don Mills Road, the Ontario Science Centre 
lands are designated as Institutional Areas.

Section 4.2 of the Official Plan describes Apartment 
Neighbourhoods as comprised of apartment buildings, parks, 
local institutions, cultural and recreational facilities, and small-
scale retail, service and office uses that serve the needs of area 
residents (4.2.1). 

Section 4.2.2 stipulates that development in Apartment 
Neighbourhoods will contribute to the quality of life by:

• locating and massing new buildings to provide a transition 
between areas of different development intensity and scale, 
as necessary to achieve the objectives of this Plan, through 
means such as providing setbacks from, and/or a stepping 
down of heights towards, lower-scale Neighbourhoods;

• locating and massing new buildings so as to adequately 
limit shadow impacts on properties in adjacent lower-
scale Neighbourhoods, particularly during the spring and 
fall equinoxes;

• locating and massing new buildings to frame the edge of 

streets and parks with good proportion and maintain sunlight 
and comfortable wind conditions for pedestrians on adjacent 
streets, parks and open spaces;

• including sufficient off-street motor vehicle and bicycle 
parking for residents and visitors;

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

• providing indoor and outdoor recreation space for 
building residents in every significant multi-unit residential 
development;

• providing ground floor uses that enhance the safety, amenity 
and animation of adjacent streets and open spaces; and

• providing buildings that conform to the principles of 
universal design, and wherever possible contain units that are 
accessible or adaptable for persons with physical disabilities.

Compatible infill development may be permitted on sites within 
a developed Apartment Neighbourhood with one or more 
existing apartment buildings which improves the existing site 
conditions through appropriate building separation distances, 
retained or improved indoor and outdoor amenity spaces, 
improved landscaping, improved pedestrian access to and 
through the site, amongst other matters (4.2.3).

Larger sites which demonstrate the opportunity for more than 
one new building may require a framework of additional public 
streets, shared driveways, new parkland and shared open space 
to create infill development in accordance with the objectives of 
the Official Plan (4.2.6). 



OFFICIAL PLAN SUMMARY OPINION
The Proposed Development conforms to the Official Plan, 
which promotes compact, transit-oriented growth in 
proximity to higher order transit and in areas that are well-
served by existing municipal services and infrastructure.

The Proposed Development supports growth and 
intensification within a dense residential and transit-
supportive context while preserving significant amounts 
of open space and unlocking and transforming a large 
existing private open green space into a well-sized and well-
configured public park for the broader community. It retains 
all existing rental residential buildings and units on site and 
increases the housing stock by providing new units with a 
range of unit sizes. It also significantly enhances the public 
realm along and through the Subject Site by creating smaller 
and more walkable blocks, new mid-block connections, and 
a wide range of programming areas for passive and active 
recreation and play. 

 
The Proposed Development appropriately conforms to a 
variety of other Official Plan policies and development criteria 
for larger sites and tall buildings. In particular, it supports 
policies related to appropriate building massing, location, and 
transition, public realm framing, the integration of servicing 
and loading areas, and the provision of amenity space and 
animation at grade. Overall, the Proposed Development 
represents a responsive and contextually appropriate built 
form, massing, and open space strategy. Additional urban 
design analysis is provided in Section 5.

The Proposed Development supports the Apartment 
Neighbourhood policies by contributing transit-supportive infill 
development to an existing and well-serviced site and apartment 
residential neighbourhood in a manner that is considerate of 
the surrounding evolving area. The Proposed Development 
ensures buildings that frame the edges of St. Dennis Drive and 
Grenoble Drive and enhance the public realm along both streets, 
appropriate building separation distances and transitions to areas 
of different intensity and scale, improved indoor and outdoor 
amenity spaces, improved landscaping, improved pedestrian 
access to and through the site, adequately limited shadows 
impacts and appropriate wind impacts on the surrounding public 
realm and neighbourhoods. The Proposed Development provides 
an appropriate amount of bicycle and vehicular parking to serve 
residents’ while minimizing vehicular parking to respond to the 
transit-oriented context. It locates, consolidates, and screens 
service areas, ramps, and garbage storage areas to minimize 
the impact on adjacent streets and residences. It also proposes 
improvements to the existing buildings, particularly at lobby 
entrances, to be further explored through tenant consultation. 
Refer to Section 5 for more detailed urban design analysis and 
Section 6 for a discussion of shadow and wind studies. 
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Map 40-2 of the Plan establishes that the lands closest to the 
Subject Site are identified as the “Core Area”. The Core Area, 
centred around the intersection of Eglinton Avenue East and 
Don Mills Road, is the primary area for intensification where 
the greatest building heights and densities are located (2.2.1 a). 
The public realm in this area will be designed to accommodate 
the movement of significant numbers of pedestrians and 
cyclists and provide active uses at-grade, with appropriately-
scaled landscape setbacks. Character Areas will be connected 
by a public realm network with existing and new streets, trails, 
parks and open spaces defining the physical structure of the 
Secondary Plan (2.3). Section 2.5 establishes that the expansion 
of the public street network (identified on Map 40-4 ‘Street 

4.5 DON MILLS CROSSING 
SECONDARY PLAN

The Don Mills Crossing Secondary Plan (Amendment No. 404 
to the Official Plan) includes lands generally in the vicinity of 
the intersection of Don Mills Road and Eglinton Avenue East, 
bounded by the CP Rail Corridor, Don Mills Road, Wynford 
Drive, Gervais Drive, Ferrand Drive, Rochefort Drive and a 
portion of the west branch of the Don River Valley (per Map 
40-1 ‘Secondary Plan Area’). 

While the Secondary Plan does not include the Subject Site, 
the Site is incorporated into the Plan’s Municipal Servicing 
Study Boundary area, Community Services and Facilities Study 
Boundary area, Transportation Study Boundary area, and the 
Cultural Heritage Resource Assessment Study Boundary (see 
Figure 32). The Subject Site is located just one block south (less 
than a 200-metre distance) of the delineated Secondary Plan 
Area, and several of the Plan’s maps provide direction on uses 
and connections that extend beyond the Secondary Plan Area 
and to the Subject Site. In addition, the Plan encourages local 
alignment with and support of the objectives, standards and 
identified land uses provided by the Secondary Plan.

VISION AND GUIDING PRINCIPLES
The Plan establishes that development within the delineated 
Secondary Plan Area will create a distinct and complete 
community, with a robust, connected public realm, that emerges 
around the intersection of Don Mills Road and Eglinton Avenue 
East and celebrates the surrounding natural heritage context. 

SECONDARY PLAN STRUCTURE

Three Character Areas are identified in the Secondary Plan Area: 
Core Area, Ravine Valley Edge, and Wynford Neighborhood. 

Figure 32. Don Mills Crossing Composite Study Areas, City of Toronto

Network’ of the Plan) will divide large blocks into development 
parcels and be dually designed as public spaces with a civic role 
as well as key links for cycling, walking, transit and vehicles.

LAND USE
Section 3.10 directs that significant residential intensification 
combined with non-residential development will occur within 
the lands designated Mixed Use Areas. Map 40-5 ‘Land Use 
Designations’ of the Plan provides for land use designations 
within the Secondary Plan Area and designates the lands one 
block north of the Subject Lands as Mixed Use Areas “A” and 
Mixed Use Areas “B”, as shown in Figure 33. 

Section 3.12 and 3.13 establishes that tall buildings in Mixed Use Areas 
“A” and development in Mixed Use Areas “B” will provide transition 
in scale to Neighbourhoods adjacent to the Secondary Plan area. 

Figure 33. Don Mills Crossing Secondary Plan Map 40-5: Land Use Designations



BUILT FORM
Section 5 of the Secondary Plan contains policies supporting 
new development that contributes a scale and form that is 
contextually appropriate, including a compatible streetwall, step 
backs, setbacks, and limited encroachments and projections to 
improve the surrounding built form and public realm. 

Section 5.2 directs that through comprehensive redevelopment, 
large blocks will be divided into smaller parcels by establishing 
new local public streets, parks, and/or mid-block connections 
to provide a range of options for circulation and a setting for 
development scaled to the size of the new parcels. Section 
5.4 directs new development to provide active and animated 
uses at the ground level with direct access to the public realm 
and comfortable wind and sunlight conditions for pedestrians. 
Section 5.5 encourages consolidated service areas within blocks 
through design approaches that minimize driveway widths and 
curb cuts across sidewalks. Section 5.8.1 directs that on lands 
designated Mixed Use Areas and Apartment Neighbourhood “A”, 
the maximum height of the base building will be 6 storeys (25 
metres) on sites containing tall buildings, for new development 
along Eglinton Avenue East, Don Mills Road, the Wynford Drive 
Extension and Gervais Drive. Above the height of the base 
building, a minimum step back of 5 metres is required to the 
tower component of the building.

Policies in Sections 5.9 and 5.11 direct that developments should 
relate directly to the grade of the adjacent public realm and 
accommodate active at-grade uses such as non-residential uses, 
lobbies, porches, stoops, and private entrances. The height of 
base buildings and the mass, location and height of tall buildings 
around public parks will be designed to maximize access to 
sunlight in parks throughout the day and minimize shadow 
impacts (5.14).

Policies in Sections 5.20 and 5.21 establish the maximum 
permitted floor space index (FSI) and potential tall building Figure 34. Don Mills Crossing Secondary Plan Map 40-3a: Public Realm Network

PUBLIC REALM
As shown in Figure 34, Map 40-3a ‘Public Realm Network’ 
identifies the length of Don Mills Road extending from the CN 
Rail corridor southwards to Gateway Boulevard as the ‘Don Mills 
Crossing’, which overlays on the western border of the Subject 
Site. Policies pertaining to the ‘Don Mills Crossing’ direct that 
consistent streetscape treatment will emphasize Don Mills Road 
as the most important north-south street in the area and create 
a safe, and attractive pedestrian environment through improved 
pedestrian circulation patterns, well-landscaped setbacks, 
strategically placed open spaces to enhance its identity and 
character, landscape buffers including high branching deciduous 
trees and understory plantings, and widened sidewalks (4.4.2). 
New buildings on Don Mills Road are required to be set back a 
minimum of 5 metres to provide space to animate the street and 
a pedestrian clearway with a minimum 5-metre width is required 
to be provided by new buildings south of Eglinton Avenue on the 
west side of the street. 

locations and heights of new developments in Mixed Use Areas 
and Apartment Neighbourhoods. Map 40-7 ‘Potential Tall 
Building Locations and Heights’ indicates that the prescribed 
height peak (approximately 48 storeys) within the Secondary 
Plan area will be at the southeast, southwest, and northwest 
corners of Eglinton Avenue East and Don Mills Road, around the 
Science Centre Station. 

Development in the Core Area, situated one block north of the 
Subject Site, will provide opportunities for residential, retail and 
employment uses at the greatest heights and densities found 
in the Secondary Plan Area (5.25). On sites where tall buildings 
are permitted on Map 40-7 that can accommodate multiple 
towers, one tower is permitted to achieve the maximum height 
with other towers on site at noticeably lower heights to create 
articulation and variability in the skyline (5.22).

CULTURAL HERITAGE
Several policies in Section 6 have implications for the Subject 
Site. Policies in Section 6.5.3 direct the enhancement of several 
views identified in Map 40-9 ‘Views and Vistas’, including the 
view of the Ontario Science Centre from the intersection 
of Don Mills Road and St. Dennis Road to its main entrance. 
Policies in Section 6.5.4 direct the enhancement of the view to 
the Foresters Headquarters at 777 Don Mills Road by providing 
views of the tower portion of the Foresters Headquarters from 
the south-east corner of St. Dennis Drive and Don Mills Road.

Section 6.7 directs that the design of parks and public open 
spaces will appropriately conserve and be informed by 
cultural heritage resources. Section 6.4 directs that potential 
archeological resources will be acknowledged and celebrated 
through naming, wayfinding and interpretive features.
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HOUSING & COMMUNITY SERVICES AND 
FACILITIES
Section 9.1 directs that a full range of housing in terms of 
tenure and affordability will be provided. Section 9.2 requires a 
minimum of 15 percent of 2-bedroom units and a minimum of 
10 percent of 3-bedroom or 3+ bedroom units to be provided 
in residential development containing residential units. New 
buildings which have residential uses, excluding freehold 
townhouse developments, will also include dedicated indoor 
and outdoor amenity spaces for the use of residents, of which 
some space will be required to be suitable for families and pet 
owners (9.4).

Community services and facilities priorities for the Secondary 
Plan area include: the relocation of the Don Mills Civitan Arena 
into a new facility within the Secondary Plan Area; a minimum of 
four new non-profit child care facilities with one located in each 
quadrant of the Core Area (a minimum of one of which is to be 
delivered in the North West Quadrant during the initial phase 
of development); flexible, multi-purpose non-profit community 
agency space to provide a range of programs for people of all 
ages and abilities; and renewal or revitalization of the Dennis 
R. Timbrell Resource Centre, including but not limited to 
improvements to the existing child care facility, public library, 
recreational uses and community space.

DON MILLS CROSSING SECONDARY PLAN 
SUMMARY OPINION
While the Proposed Development is not located within 
the nearby Don Mills Crossing Secondary Plan Area, it 
supports the achievement of the objectives and policies 
of the Secondary Plan. It represents compact growth and 
context-appropriate intensification in close proximity to 
the Secondary Plan’s ‘Core Area’ and the height peak a 
few blocks north of the Subject Site. The proposed tall 
buildings are appropriate for their location one block 
south of existing tall buildings and ‘Mixed Use Areas’, and 
in close proximity to several approved and planned tall 
buildings with heights and densities comparable to what 
is proposed for the Subject Site. The proposed built form 
creates articulation and variability in the skyline, while 
appropriately setting back buildings along St. Dennis Drive 
and maintaining the view of the Ontario Science Centre 
from St. Dennis Drive.

The redevelopment of the Site would optimize the use of 
existing infrastructure, particularly higher-order transit 
infrastructure, while increasing and enhancing the supply 
of housing through the introduction of 2,197 residential 
units, 37% of which are 2- and 3-bedroom units.

The Proposed Development will improve the public realm, 
circulation, and connectivity in the area by breaking up 
an existing large block into smaller parcels through new 
local public and private streets, a new public park, and 
mid-block connections. Additional urban design analysis is 
provided in Section 5.

NATURAL ENVIRONMENT AND SUSTAINABILITY
Section 7 policies intend to strengthen the relationship 
between the new communities in the Secondary Plan area 
and the adjacent ravine system in order to extend the user 
experience of the ravine while protecting environmentally 
sensitive areas (7.2). Parks and open spaces are also identified 
to provide opportunities to enhance the environmental quality 
and ecological function of the area by integrating green 
infrastructure initiatives such as rain gardens and bioswales for 
stormwater management, as well as groupings of naturalized 
trees and understory plantings for habitat expansion (7.5.5).

MOBILITY
Section 8 policies direct new developments to apply transit-
oriented principles to their design, implement a fine-grain public 
street network, introduce civic infrastructure that ensures 
seamless mobility across all modes of transportation, and 
prioritize pedestrian-scaled infrastructure and facilities into the 
design of new streets (8.1). 

Section 8.9 directs that private streets and laneways, where 
appropriate, will be publicly accessible, and will be designed 
to function as public streets and provide connections with the 
public realm.

Section 8.30 directs that parking requirements may be reduced 
at the City’s discretion and will be considered on a site-by-site 
basis and Section 8.31 notes that new parking facilities, provided 
below-grade as part of new development, will be organized 
to reflect TDM Plan measures and sustainable transportation 
goals such as providing designated priority spaces for car share 
vehicles, carpool vehicles or bike share stations.



4.6 MAJOR TRANSIT STATION 
AREA SASPS

The City of Toronto is currently undertaking a Municipal 
Comprehensive Review (“MCR”) of its Official Plan. As directed 
by the Growth Plan, the MCR process is required to establish 
minimum density targets for all Major Transit Station Areas 
(“MTSA”), including a minimum 160 people and jobs per hectare 
for MTSAs served by light rail transit or bus rapid transit, and a 
minimum 200 people and jobs per hectare for MTSAs served by 
subways.

MTSA SUMMARY OPINION

The draft minimum densities proposed through the City’s 
MTSA policies support the proposal for high density 
development on the Subject Site.

Figure 35. Proposed Flemingdon Park Major Transit Station Area

Subject Site

The Subject Site is located within 800 metres of the nearly 
completed Eglinton Crosstown LRT, and is adjacent to the planned 
Flemingdon Park subway station on the Ontario Line.  

In July 2022, the City’s Planning and Housing Committee and City 
Council will be considering the final proposed MTSA Site and 
Area Specific Policies (“SASPs”) for stations throughout the city 
through several Official Plan Amendments (#540, 533, 570, 575). 

Based on this policy framework, the Subject Site is situated 
within one draft MTSA: Flemingdon Park (SASP 768) and is on 
the boundary of two additional draft MTSAs: Aga Khan Park & 
Museum (SASP 684) and Science Centre (SASP 683), 

as illustrated in Figure 35. For each of the Flemingdon Park MTSA, 
Aga Khan Park & Museum MTSA, and Science Centre MTSA, the 
City has identified overall minimum density targets of 200 people 
and jobs per hectare for the identified MTSA lands.
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Figure 36. Zoning By-Law 569-2013 map

4.7 ZONING BY-LAW 569-2013
The Subject Site is zoned Residential Apartment Commercial 
“RAC” (f30.0; a1375; d1.5) in Toronto Zoning By-law 569-2013, as 
illustrated in Figure 36. It is noted that portions of By-law 569-
2013 remain under appeal and are not yet in force as they relate 
to the Subject Site.

The Subject Site is also subject to the following key zoning 
development standards, amongst other development standards:

• A maximum Floor Space Index (FSI) of 1.5

• A minimum lot area of 1,375 square metres

• A minimum lot frontage of 30 metres

• A maximum building height of 24 metres 

• A maximum lot coverage of 35 percent (per Lot Coverage 
Overlay Map 574 in Schedule A)

The proposed land use is permitted in the RAC Zone in Zoning By-
law No. 569-2013. Relief is required from the current development 
standards, including those with respect to height, density, and lot 
coverage, to provide for the Proposed Development. 

It is our opinion that the existing development standards of 
Zoning By-law No. 569-2013, as applicable to the Subject Site, 
do not support the intended densities for MTSA lands. A zoning 
by-law amendment is proposed to update the Subject Site’s 
permissions to better coordinate land-use and transportation 
planning and to reflect the Subject Site’s proximity to the area’s 
new transit network.

AMENITY SPACE
Per Clause 15.20.40.50, in the RAC zone, an apartment building 
with 20 or more dwelling units must provide a minimum of 4.0 
square metres of amenity space per dwelling unit, of which at 
least 2.0 square metres must be indoor, and at least 40.0 square 
metres of outdoor amenity space must be in a location adjoining 
or directly accessible from the indoor amenity space. 

At full build out the Proposed Development will provide a 
minimum of 3.0 square metres of amenity space for each new 
dwelling unit which includes 1.45 square metres of indoor amenity 
space per unit and 1.56 square metres of outdoor amenity space 
per unit. The amount of amenity space is appropriate given the 
scale of the development and the proposed number of units, 
which will yield ample indoor amenity space in each building 
to meet the needs of residents. The Proposed Development’s 
substantial outdoor amenity space will further enhance amenity 
for residents and respond to increasing demand for outdoor 
space.  

The RAC Zone permits a variety land uses, including:

• Dwelling units in apartment buildings; 

• Parks and emergency/police type services; and

• Various conditionally permitted commercial uses such as 
retail stores, financial institutions, libraries, etc.



4.8 FORMER NORTH YORK 
ZONING BY-LAW 7625

The Subject Site is zoned Multiple-Family Dwellings Sixth 
Density Zone “RM6” in former North York Zoning By-law 7625, 
as illustrated in Figure 37. 

The RM6 zone permits a full range of residential dwelling types 
including apartment buildings, as well as hospitals, nursing 
homes, religious institutions, and various recreational uses. The 
RM6 zone permits a total lot density of 1.5 times the area of the 
lot, maximum lot coverage of 35 per cent, and a building height 
over 11.0 metres with conditions, as well as a range of other 
development standards. 

The proposed land use is permitted in the RM6 Zone.  Relief is 
required from the applicable development standards, such as lot 
density, to provide for the Proposed Development. 

It is our opinion that the existing development standards of 
Zoning By-law 7625, as applicable to the Subject Site do not 
support the intended densities for MTSA lands. A zoning by-law 
amendment is proposed to update the Subject Site’s permissions 
to better coordinate land-use and transportation planning and 
to reflect the Subject Site’s proximity to the area’s new transit 
network.

4.9 ZONING BY-LAW 89-2022
In December 2021, City Council adopted By-Law 89-2022 as an 
amendment to the parking standards in By-law 569-2013. By-
law 89-2022, as amended, is currently under appeal. It updates 
parking space rates for land use categories, eliminating most 
parking minimums, introducing reduced parking maximums, 
updating accessible parking requirements, and introducing 
requirements for electric vehicle parking infrastructure. 
According to Map 574 of this By-Law’s Parking Zone Overlay 
released in February 2022, the western portion of the Subject 
Site, containing 7 St. Dennis Drive, is located in “Parking Zone 
B” (“PZB”), and parking is permitted subject to the following 
provisions:

(A) If the buildings on the lot cover at least 50 percent of the 
area located within 40 metres of the lot line that abuts the 
street in the Parking Zone, the parking space rates for uses 
in that Parking Zone apply to the entire lot; and 

(B) In cases other than (A) above, the applicable parking 
space rate for a use is the parking space requirements 
for uses not located in Parking Zone A or Parking Zone B 
(Regulation 200.5.1.10(1), as amended).

Per specifications provided in Table 200.5.10.1, parking rates 
assigned to resident requirements for dwelling units in an 
apartment building in PZB are as follows: 

• A maximum rate of 0.7 for each bachelor dwelling unit up 
to 45 square metres; 1.0 for each bachelor dwelling unit 
greater than 45 square metres; 0.8 for each one bedroom 
dwelling unit; 0.9 for each two bedroom dwelling unit; and 
1.0 for each three or more bedroom.

Additionally, parking rates assigned to visitor requirements for 
dwelling units in an apartment building in PZB are as follows:

Figure 37. Former City of North York Zoning By-Law 7625 map
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• In Parking Zone B (PZB) and in all other areas of the City, at 
a minimum rate of 2.0 plus 0.05 per dwelling unit, and at a 
maximum rate of 1.0 per dwelling unit for the first five (5) 
dwelling units and at a maximum rate of 0.1 per dwelling 
unit for the sixth and subsequent dwelling units. 

EFFECTIVE PARKING SPACES AND ACCESSIBLE 
PARKING SPACES
By-law 89-2022 introduced the application of effective parking 
spaces to determine the required amount of accessible parking 
spaces. The number of effective parking spaces to determine 
accessible parking space requirements is the greater of the number 
of permitted parking spaces provided and the number of parking 
spaces calculated using the rates in Table 200.15.10.5. Regulations 
200.5.1.10(7), (8), (9) and (11) apply for the calculation of effective 
parking spaces and interpretation of the rates in Table 200.15.10.5. 
Per specifications provided in Table 200.5.10.1, effective parking rates 
assigned to resident requirements for dwelling units in an apartment 
building in PZB are as follows:

A rate of 0.7 for each bachelor dwelling unit up to 45 square 
metres and 1.0 for each bachelor dwelling unit greater than 45 
square metres; 0.8 for each one bedroom dwelling unit; 0.9 for 
each two bedroom dwelling unit; and 1.1 for each three or more 
bedroom dwelling unit.

In accordance with Table 200.15.10.5, if the number of effective 
parking spaces associated with dwelling units is 5 or more clearly 
identified off street accessible parking spaces must be provided 
on the same lot as every building or structure erected or enlarged, 
as follows: if the number of effective parking spaces is less than 
13, a minimum of 1 accessible parking space must comply with all 
regulations for an accessible parking space in Section 200.15; and if 
the number of effective parking spaces is 13 to 100, a minimum of 1 
accessible parking space for every 25 effective parking spaces or part 
thereof must comply with all regulations for an accessible parking 
space in Section 200.15.

ZONING BY-LAWS SUMMARY OPINION
Two Zoning By-law Amendments are being requested to 
facilitate the Proposed Development. It is our opinion that the 
existing Zoning By-laws currently applicable to the Subject Site 
do not support the intended densities for MTSA lands and 
do not reflect ongoing City direction for more coordinated 
land-use and transportation planning to take advantage of the 
area’s new transit network. Accordingly, through the Proposed 
Development, there is an opportunity to update the prevailing 
zoning provisions to better respond to the highly urban and 
transit-oriented nature of the Subject Site. 
The proposed Zoning By-law Amendments would allow 
for development permissions that are appropriate for 
the land use and site context, while balancing various 
objectives including the creation of more compact, walkable 
communities and ample parks and open spaces. The 
proposed Zoning By-law Amendments propose additional 
height and density, reduced vehicular parking spaces, and 
slightly reduced amenity space, recognizing the availability of 
other nearby publicly-accessible outdoor spaces, including 
the proposed park.  
In our opinion, the proposed Zoning By-law Amendments 
appropriately conform with contemporary provincial and 
municipal planning policies and development objectives, with 
respect to intensification in proximity to higher-order transit. 
The proposed Zoning By-law Amendments are appropriate, 
desirable and represent good planning.
The proposed Zoning By-law Amendments have been 
submitted as part of this application.

The Proposed Development will provide a total of 967 new vehicle 
parking spaces. Of this sum, 942 are residential spaces and 25 are 
visitor spaces. A total of 478 existing vehicle parking spaces will be 
retained. The Proposed Development introduces an overall vehicle 
parking ratio of 0.43 spaces per unit for the Development Site. 
These rates are consistent with the intent of By-Law 89-2022, which 
stipulates the provision of a maximum of approximately 2,080 parking 
spaces for the Proposed Development.
The number of vehicle parking spaces proposed recognizes 
the Subject Site’s proximity to higher-order transit and existing 
community services and facilities, and existing institutional uses. 
The proposed reduced rate is also reflective of the shift in direction 
of City Council pertaining to parking minimums through Council’s 
recent adoption of By-law 89-2022, which eliminates minimum 
parking requirements for most land uses across the City (excluding 
residential visitor parking) and adopts an approach comprised of 
maximum parking standards in order to better advance Official Plan 
policies to reduce auto-dependence and support transit and active 
transportation use. 
A detailed analysis of parking and transportation planning can be 
found in the Urban Transportation Considerations Report (discussed 
in Section 6 of this report).



4.10 TALL BUILDING DESIGN 
GUIDELINES

The City of Toronto’s Tall Building Design Guidelines establish a 
unified set of performance measures for the evaluation of tall 
building development applications city-wide and were adopted 
by Council in May 2013. 

As their name implies, the Tall Building Design Guidelines is a 
guideline document and as such, Section 5.3.2.1 of the City’s 
Official Plan applies, namely that guidelines will be adopted 
to advance the vision, objectives and policies of the Plan, but 
are not part of the Plan unless the Plan has been specifically 
amended to include them, in whole or in part, and they do 
not have the status of policies in the Plan adopted under the 
Planning Act. 

The Tall Building Design Guidelines state that, as guidelines, 
they should be afforded some flexibility in their application, 
particularly when looked at cumulatively. The Guidelines should 
be read together with the Official Plan, applicable Zoning By-
laws, Secondary Plans and other applicable policies, standards 
or guidelines. They should also be considered within the context 
of each development proposal and each neighbourhood. 
Accordingly, there is no one manner to design high-rise 
redevelopments and therefore appropriate regard should be 
given to this guideline document and it should be applied, with 
discretion and flexibility, as fitting in the circumstance. 

The Tall Building Design Guidelines provide direction under 
four broad themes: Site Context, Site Organization, Tall Building 
Design and Pedestrian Realm. 

The most prominent guidelines are the built form guidelines 
recommending: 

• Well-designed buildings with a distinct base, middle and top, 
with stepbacks from the base building to the tower; 

• Maximum residential floorplate size of 750 square metres, 
including all built area within the building, but excluding 
balconies;

• Separation distances between towers of 25 metres; and 

• Setbacks of 12.5 metres from side and rear property lines or 
the centreline of adjacent streets.

There are also remaning guidelines to:

• Ensure tall buildings fit within the existing or planned 
context to reduce visual and physical impacts, provide 
appropriate transitions in scale down to lower-scaled 
buildings, parks and open spaces, and ensure adequate 
access to sunlight and sky views;

• Coordinate the development of larger sites with potential for 
multiple tall buildings, new internal streets, or parks;

• Locate “back of house” activities, such as loading, servicing, 
utilities, and vehicle parking, underground or within the 
building mass, away from the public realm and public view;

• Provide grade-related, publicly accessible open space within 
the tall building site to complement, connect and extend the 
existing network of public streets, parks and open space;

• Provide a range of high-quality, comfortable private and 
shared outdoor amenity space throughout the tall building 
site;

• Provide comfortable, safe and accessible pedestrian and 
cycling routes through and around the tall building site; and

• Line the base building with active, grade-related uses to 
promote a safe and animated public realm.

TALL BUILDING GUIDELINES  
SUMMARY OPINION

The Proposed Development achieves the intent and 
design directions of the Tall Building Guidelines and 
appropriately addresses guidelines related to built form 
massing and design, site layout, circulation, and public 
realm. All considerations are addressed more fully through 
the urban design analysis in Section 5.3 of this report. 
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and use of active transportation to provide opportunities 
for play, active school travel and foster social and physical 
development where streets are perceived as open spaces. 
Pedestrian infrastructure should minimize the exposure risk of 
children to motorized vehicles, and cycling infrastructure (when 
provided) should connect to the growing network of safe routes 
and child-focused destinations (1.1.d). 

Guideline 1.2 describes how equitable parkland access can be 
achieved, including prioritizing parkland dedication over cash-
in-lieu of parkland (1.2.i.a); locating new parks or open spaces 
within 250-500 metres of new development sites (1.2.i.b); 
creating linkages to child-focused destinations (1.2.i.d.2); and 
incorporating a range of park types and design which have been 
informed by a range of flexible and specific elements to account 
for a diversity of activities, including playgrounds and dog 
amenities in appropriate locations (1.2.ii). New developments 
are also encouraged to explore opportunities to integrate 
sustainable design (1.8.a) and to develop community gardens in 
open space or food gardens on rooftop amenity space (1.8.c).

Section 2 of the Guidelines provides recommendations on 
how buildings can better accommodate families at various life 
stages through building configuration, massing and typology, 
design and construction, indoor and outdoor programming 
space, circulation areas and shared spaces, as well as storage 
and utilities. The Guidelines recommend that a building 
should provide a minimum of 25% large units, including 10% 
three-bedroom units and 15% two-bedroom units (2.1.a). The 
Guidelines also suggest that large units should be grouped 
together to encourage socializing and be located in the 
lower potions of the building, where at-grade units should 
provide direct access to amenity, local streets or laneways for 
convenience (2.1.b, 2.1.c, 2.1.d). The Guidelines also recommend 

that developments should design indoor and outdoor amenity 
spaces to accommodate children and youth through flexible 
spaces with ample access to natural light and sunlight (2.3.g, 
2.3.h), consider locating amenity space so that it is adjacent 
to and visible from circulation space to increase passive 
surveillance, and when planning a site with multiple buildings, 
consider opportunities to group a portion of the amenity space 
in a shared complex (2.3.i, 2.3.j).

Section 3 of the guidelines provides specific unit size 
recommendations for two-bedroom and three-bedroom 
suites, with two-bedroom units ranging from 87-90 square 
meters and three-bedroom units ranging between 100-106 
square meters (3.0.b). In addition, this section introduces 
policy that guides the sizes of unit facilities, including entrance 
and storage, laundry and utility, kitchen and dining, bedrooms, 
living rooms, and balconies and terraces. The Guidelines 
specify that units should be flexible, adaptable and allow for 
layout change over time (3.7). 

4.11 GROWING UP GUIDELINES
The City of Toronto’s “Growing Up Urban Design Guidelines: 
Planning for Children in New Vertical Communities”, adopted 
by Council in July 2020, aim to better integrate family-
suitable design into the planning of new multi-unit residential 
developments and meet the needs of a diversity of households, 
including those with children. 

The guidelines are organized at three scales: the Neighbourhood 
Scale, the Building Scale, and the Unit Scale. The three 
overarching objectives of the guidelines are:

(1) Diversity of housing by providing a critical mass of larger 
two- and three- bedroom units to generate a stronger sense 
of community amongst residents and to allow children the 
opportunity to have peers to play with;

(2) Livability and quality to keep a diverse population and 
household sizes in the city through greater convenience 
to work and amenities while ensuring adequate and well-
designed living and storage spaces; and

(3) Planning from the perspective of a child to facilitate 
children’s independent mobility and to meet their needs 
through public realm design.

Section 1 outlines child-friendly guidelines at the scale of the 
neighbourhood and underscores the role of the public realm as 
an extension of the home. Particularly, the livability of vertical 
communities becomes strengthened when the public realm is 
planned to support the needs of its diverse residents. 

Guideline 1.1 highlights the importance of safe mobility networks 
and connections to encourage both children’s independence 



GROWING UP GUIDELINES  
SUMMARY OPINION
The Proposed Development has appropriately planned to 
achieve the intent of the Growing Up Guidelines, which 
strongly recommend the creation of multi-bedroom units, 
effective and supportive programming at the site scale, and 
the design of new developments to respond to the needs of 
diverse tower residents.

The Proposed Development increases the quantity and quality 
of multi-unit housing in close proximity to transit and active 
transportation networks and a range of existing and planned 
community amenities and services, including schools, daycare 
centres, and parks, amongst others (as described in the 
Community Services and Facilities Study submitted as part of 
this application). 

The Proposed Development exceeds the Guidelines’ 
targeted proportion of larger, multi-bedroom units within 
new residential development by providing 37% large units, 
of which 27% will be 2-bedroom units and 10% will be 
3-bedroom units. Unit sizes are provided by the Guidelines 
to accommodate the space needs of families, including 
accommodating programmatic requirements. The proposed 
unit sizes are better aligned with market conditions to ensure 
affordability of market units, while meeting the requirements 
for bedroom size, storage and other key functions for a 
variety of households.   

 
The Proposed Development and recent development 
approvals in the vicinity will facilitate the creation of 
pedestrian-scaled blocks by incorporating new streets, mid-
block connections, parks, and publicly accessible spaces to 
support new and improved walking and cycling infrastructure 
and more convenient and safe movement for children and all 
people in general. The Proposed Development also delivers 
a variety of passive and active recreation areas as part of the 
proposed outdoor amenity areas, including programming 
such as kids play areas.
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4.12 PET FRIENDLY GUIDELINES 
AND BEST PRACTICES

The City of Toronto’s “Pet Friendly Guidelines and Best Practices 
for New Multi-Unit Buildings” (2019) document provides a series 
of guidelines to inform the design and planning of pet amenities 
in multi-unit, high-density residential communities. Specifically, 
the guidelines aim to support a network of complementary 
and diverse pet-friendly spaces and amenities to supplement 
the City’s existing public realm. The guidelines are presented at 
three scales: the Neighbourhood, the Building, and the Unit. 

Section 3.1 specifies that new developments should support 
their on-site pet population with sufficient amenities and 
spaces to meet their needs and reduce the burden on public 
parks and open spaces. Best practices are identified, including 
exploring partnerships with local businesses, BIAs, existing 
development, community groups and others, to increase the 
amount of publicly accessible pet amenity space in the area 
(3.1.d). Guideline 3.2.2.a recommends that new developments 
closely consider the potential impacts from additional users 
and increased pet population on local parks in high density 
communities when considering the provision of quality day-
to-day amenities to encourage as much on-site use as possible 
(3.2.2.a). While small park spaces are identified as insufficient 
facilities for large pet populations, these facilities should be 
complemented with on-site amenity provisions (3.2.3.a). Lastly, 
streetscapes, pathways and trails are emphasized as the most 
regularly-used components of the public realm and play an 
important role in the lives of people and pets, functioning as 
on-leash dog runs and play spaces, and so these features should 
be considered as a contributing component of the pet amenity 
network (3.2.5.a). 

Section 4 of the Guidelines contains recommendations for 
the design of new buildings in terms of use, function, location, 
and design of on-site amenities to support the creation of 
more pet-friendly buildings. Section 4.1 recommends that 
the appropriate size and range of pet amenities should be 
determined based on the number, proximity, size and features 
of existing neighbourhood pet facilities, the current and future 
pet population rates and usage of pet facilities, and data 
pertaining to neighbourhood demographics. New development 
is recommended to allocate at least 10% of amenity space to 
pet amenities at no additional cost above maintenance fees 
(4.1.1.b, 4.1.1.c). At a minimum, it is recommended that all new 
development with over 200 units or more incorporate an 
outdoor pet relief area, pet wash station, and outdoor off-leash 
area, with a minimum size of 40 m2 or 5% of the total outdoor 
amenity space, whichever is larger (4.1.1.g).    

Section 4.2 to 4.4 provide detailed guidelines for indoor 
and outdoor pet relief areas, particularly emphasizing the 
importance of off-leash areas, including matters such as their 
design, features, materials, size, location, operations, and 
maintenance. Section 4.6 contains recommendations on the 
design of pet-friendly design landscaped spaces to mitigate wear 
and tear from heavy dog use. Section 4.7 provides direction for 
designing building spaces such as entrances, lobbies, elevators, 
and corridors, to support the movement of all users, including 
dog owners, with consideration to access and circulation. 
Section 4.8 describes how mechanical systems and waste 
management facilities can be configured to support clean, quiet, 
and healthy buildings. Section 4.9 provides options for quick 
relief and safe and comfortable spaces for pets and all residents 
year round, including the winter design of pet amenity spaces.

 

PET FRIENDLY GUIDELINES  
SUMMARY OPINION
The Proposed Development has appropriately planned 
to achieve the intent of the Pet Friendly Guidelines. The 
Proposed Development seeks to accommodate and create 
accessible, comfortable, and safe opportunities for all types 
of users, including pets and pet owners, through indoor 
pet relief and washing areas and several outdoor amenity 
spaces and programming, such as new pathways and an 
approximately 300 square metre dog-off leash area for the 
Subject Site’s residents that is on private lands adjacent to 
the proposed public park.  

The Proposed Development is also located in close 
proximity to existing trail facilities that can be used by pet 
owners, such as the West Don Trail, which is accessible 
through the nearby E.T. Seton Park, directly west of the 
Ontario Science Centre. 
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This section provides an urban design analysis of 
the Proposed Development, with a focus on how 
the Proposed Development addresses the Tall 
Building Design Guidelines. It also includes the 
Block Context Plan and Sun/Shadow Study.

5.1 RESPONDING TO CONTEXT
5.1.1 FIT & TRANSITION
The Official Plan and Tall Building Guidelines contain numerous 
policies directing that development will be located and massed 
to fit within the existing and planned context and character and 
achieve good transitions in scale between areas of different 
building heights and between development and parks, as noted 
in Sections 4.4 and 4.10 of this report. Tall buildings in particular 
should only be considered where they can fit into the existing 
or planned context and where the site’s size, configuration and 
context allow for the appropriate design criteria to be met.  

In response to the soon to be completed Eglinton Crosstown 
LRT line (located around 500 metres from the site), a clear 
height peak and pattern has emerged in the area, as supported 
by the Don Mills Secondary Plan (see Section 4.5 of this report). 
The tallest existing, planned, and approved buildings are 
concentrated around the intersection of Eglinton Avenue East 
and Don Mills Road, to take advantage of the Science Centre 
station and Mobility Hub at this intersection, with gradually 
decreasing heights to the east and south, as illustrated in Figures 
38 to 40.

5 URBAN DESIGN ANALYSIS & BLOCK CONTEXT PLAN

Figure 38. Elevation of the Proposed Development in the existing and planned development context, looking north
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Figure 39. Elevation of the Proposed Development in the existing and planned development context, looking east



The Proposed Development has been designed to respond to 
the local existing and planned context and height and massing 
patterns to provide an appropriate fit and transition in scale. 
The Proposed Development’s overall height and density respond 
to nearby higher-order transit while supporting the existing 
gradation in height from Don Mills Road to the interior portions 
of the community. It achieves a step-down transition approach 
from the west side of the site to east side of the site, towards 
existing lower-scale residential and retail areas, as well as parks 
and open spaces. 

The Proposed Development is generally surrounded by planned 
and approved tall buildings, with total storeys ranging from the 
mid-twenties to high-forties, and is similar in scale to nearby 
applications and recent approvals. The height of the tallest 
proposed tower on the Site reflects its unique position on a 
corner ‘gateway’ at the intersection of Don Mills Road (a major 
arterial) and St. Dennis Drive, and on the most transit-accessible 
portion of the Site, across the street from the planned 
Flemingdon Park Station. The Proposed Development’s location 
at this particular intersection and the lack of impacts on the 
public realm justify greater heights and densities compared to 
approved and proposed development directly to the east, north, 
and south of the Subject Site. The other three (3) proposed 
towers reflect similar heights of approved and proposed transit-
supportive developments in the vicinity.

The proposed towers reflect the evolving nature of the area, 
where newer buildings have greater heights reflecting present-
day policy imperatives for increased density, diverse building 
form, increased housing supply to address the housing crisis, 
and a rental-ownership mix which supports transit.

Overall, the Proposed Development meets the intent of the 
applicable policies and guidelines that inform appropriate 
building heights and transitions within its evolving context.

Figure 40. Proposed Development in surrounding context
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5.1.2 SUN/SHADOW STUDY
Various policies in the City’s Official Plan emphasize the 
importance of comfortable conditions and microclimates for 
pedestrians, focusing on maximum sunlight and minimized 
shadow impacts on the public realm, as discussed in Section 
4.4 of this report. Similarly, the Tall Buildings Guidelines call for 
buildings to protect access to sunlight on the public realm and 
private outdoor open spaces and amenity areas, as discussed 
in Section 4.10 of this report. Guideline 1.4 of the Tall Buildings 
Guidelines calls for a Sun/Shadow Study to demonstrate the 
extent to which proposed tall buildings protect access to 
sunlight and design approaches to minimize any additional 
shadowing of parks and natural areas. 

Various design approaches reduce the shadow impacts from the 
Proposed Development and ensure that any shadows that are 
casted are quick-moving, including square-shaped slender towers, 
with floorplates ranging between approximately 710 square 
metres and 758 square metres of GFA (750 to 805 square metres 
of GCA), towers predominantly designed with a minimum 3-metre 
stepback from base buildings, and tower separation distances to 
other existing and planned tall buildings in the vicinity which meet 
or exceed the Tall Building’s Guidelines recommended 25-metre 
minimum distance. 

A detailed Sun/Shadow Study has been prepared by Urban 
Strategies Inc. and submitted with this application. The study 
comprehensively assesses the sun/shadow impacts during the 
spring and fall equinoxes and the summer and winter solstices. 
The study assessed the shadow impacts on an hourly basis from 
9:18am to 6:18pm for the equinox on March 21 and September 
21, as well as on June 21 and December 21 for additional 
understanding. An excerpt from the Sun/Shadow Study can be 
reviewed on the following pages. 

The Sun/Shadow Study demonstrates that the Proposed 
Development casts limited new shadows on the surrounding 
context and public realm. A notable portion of the shadows are 
from existing buildings, whose slab-like floor plates tend to cast 
long shadows.

During the equinoxes, no new shadows are anticipated to be cast 
by the Proposed Development on any existing parks (with the 
exception of a very small shadow on ravine lands in E.T. Seton 
Park in the early morning, which moves out of the park by around 
10am) or on any future parks identified in the Don Mills Crossing 
Secondary Plan Map 40-3b ‘Public Realm Structure Plan’.

During the equinoxes, all shadowing on the Proposed 
Development’s proposed park in the morning, before 1pm, is 
almost entirely from the existing apartment buildings, most 
notably the building at 10 Grenoble Drive. After 1pm, most of the 
shadowing on the proposed park is from the existing apartment 
building at 7 St. Dennis Drive, with some new fast-moving 
shadowing from the proposed 52-storey tower occurring primarily 
between 3pm and 5pm.

During the equinoxes, very few net new shadows will be cast by 
the Proposed Development on the public realm along Don Mills 
Road. Further, limited and brief net new shadows are forecasted 
for the designated Neighbourhoods area located northeast of 
the Subject Site between approximately 1 pm and 4 pm during 
the equinoxes. It should be noted that this site is a Toronto 
Community Housing community that is likely a candidate for 
intensification in response to transit investment, and may not 
remain at a Neighbourhoods scale in the long term.

Overall, the Sun/Shadow Study demonstrates that net new 
shadowing from the Proposed Development is limited and 
transitional in nature.
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5.2 PUBLIC REALM AND THE 
PEDESTRIAN EXPERIENCE

The Official Plan, Don Mills Crossing Secondary Plan, and Tall 
Building Design Guidelines provide numerous directions for 
the design of the public realm in order to enhance pedestrian 
connectivity, as discussed in Section 4 of this report. Overall, the 
public realm should foster complete, well-connected walkable 
communities; support active transportation and public transit 
use; be functional and fit within a larger network; contribute 
to the identity and physical character of neighbourhoods; 
provide opportunities for passive and active recreation; provide 
a comfortable, attractive, vibrant, safe and accessible setting 
for civic life and daily social interaction; support comfortable 
microclimates and conditions, including maximized sunlight 
and minimized shadows and wind impacts; and provide the 
organizing framework and setting for development through 
approaches including highlighting important building features, 
such as entrances, and screening less attractive activities such as 
loading/servicing.

5.2.1 A ‘LANDSCAPE FIRST’ APPROACH
The Proposed Development is configured and designed based 
on a ‘landscape first’ approach by focusing on and delivering 
numerous enhancements to the open space and ground plane, as 
shown in Figure 41.

FRAMING THE PUBLIC REALM AND OPEN SPACE

The proposed buildings are sited and oriented to frame the 
proposed open spaces, public park, and street edges along 
Don Mills Road, St. Dennis Drive, and the new public street, 
while limiting shadow and wind impacts on the public realm. As 
discussed in Section 5.1.2 of this report, the Sun/Shadow Study 
demonstrates that net new shadow impacts from the Proposed 
Development are limited and transitional in nature, and as 
discussed in Section 6 of this report, the Pedestrian Level Wind 
Impact Study demonstrates that most grade-level areas within 
and surrounding the Subject Site are predicted to experience 
conditions that are considered acceptable for the intended 
pedestrian uses throughout the year.

Building edges and entrances are complemented by outdoor 
spaces that promote an animated public realm, including amenity 
terraces, gardens, covered seating areas, and game tables, while 
offering clear views from and into buildings from the public realm. 

PUBLIC PARK

As discussed in Sections 3.3 and 5.4.3, a proposed 2,793 square 
metre unencumbered public park will be introduced through the 
Proposed Development to provide a new community destination 
and gathering place. The park has an appropriate size and 
configuration to be able to accommodate numerous new spaces 
and amenities for users of all ages, such as a playground, splash 
pad, ample seating areas, and open lawn, amongst others, as 
conceptually illustrated in Figure 42. The park has the potential to 
be further enlarged through coordination with the abutting owner 

of 200 Gateway Boulevard, to the south of the Subject Site.

TREES AND LANDSCAPING

A significant number of existing mature trees within the proposed 
park will be retained and a significant number of new trees are 
proposed to be planted throughout the Subject Site (including in 
the proposed park, along street frontages and pathways, and in 
private outdoor amenity areas), as shown in the Tree Preservation 
Plan submitted as part of this application. Various other 
landscaped areas and native vegetation plantings are proposed 
throughout the Subject Site, as shown in Figure 39.

DON MILLS PROMENADE

The Don Mills Crossing Secondary Plan directs that streetscape 
treatments will emphasize Don Mills Road as the most important 
north-south street in the area and create a safe, attractive, and 
animated pedestrian environment through well-landscaped 
setbacks and buffers, widened sidewalks, and strategically placed 
open spaces to enhance identity and character, as discussed in 
Section 4.5 of this report.

To address this key direction, a new pedestrian boulevard on the 
Subject Site’s western edge, along Don Mills Road, is proposed, as 
illustrated in Figure 43.



Figure 41. Proposed Landscape Plan
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Figure 42. View of proposed park



Figure 43. Proposed “Don Mills Promenade”

The proposed pedestrian boulevard includes:

• Retention of the existing sidewalk

• The retention of existing trees and the introduction of new 
trees to the east of the existing sidewalk (to act as a landscaped 
buffer)

• An approximately 3.6-metre wide paved promenade east of the 
landscaped buffer

• Proposed seating areas, including picnic tables and benches

• Raised planters

• Metal light arches along the proposed paved promenade

ANIMATED AND VISIBLE GROUND FLOOR USES AND 
AMENITY AREAS

The Proposed Development will further activate and animate 
the ground plane through the introduction of outdoor amenity 
and landscaped areas, as detailed in Section 5.4.3 of this report. 
Proposed outdoor amenity and landscaped areas are strategically 
designed and located to create an enhanced sense of place, 
optimize visual and physical porosity, and generate informal “eyes 
on the street” through natural surveillance. 
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By designing the Subject Site to incorporate new and connected 
pedestrian routes (as well as cycling and vehicular routes), 
minimize curb cuts on Grenoble Drive and St. Dennis Drive, 
and locate most of the proposed new buildings along the new 
public street, the Proposed Development will contribute to 
more efficient, safe, and comfortable mobility for pedestrians, as 
illustrated in Figure 44. The pedestrian and bicycle experience is 
further described in the Block Context Plan in Section 5.4.

Figure 44. Proposed site access and circulation (diagram is based off the Block Context Plan, described further in Section 5.4)

5.2.2 PEDESTRIAN CIRCULATION 
The Proposed Development will significantly enhance pedestrian 
connectivity and the overall pedestrian experience throughout the 
Subject Site through:

• The introduction of a new approximately 20-metre wide 
north-south public street on the Subject Site’s eastern edge, 
which will create a more walkable network and provide 
access and address to the proposed buildings on the site’s 
eastern side.

• A hierarchy of extensive new mid-block connections to improve 
both north-south and east-west connectivity, including two key 
‘spines’ and connectors into and through the Subject Site:

 − A primary north-south multi-use path located 
approximately in the centre of the Subject Site, connecting 
Grenoble Drive and St. Dennis Drive, into and through the 
proposed public park

 − A primary east-west pedestrian path along the south side 
of the site, connecting Don Mills Road and Grenoble Drive, 
and making more convenient connections to the planned 
Flemingdon Park Station, E.T. Seton Park, and the Don River 
ravine network to the west

• Thoughtfully located and designed mid-block connections 
along desire lines through the site and to key destinations, 
such as building entrances and the proposed park, to make 
the site more welcoming and accessible to residents in the 
broader neighbourhood and increase the sense of place in 
the community.

• An animated and pedestrian-scaled public realm and amenities 
as described in detail in Sections 3.3 and 5.4.3 . 

• The proposed site servicing also improves pedestrian 
circulation and safety through minimized curb cuts, as 
discussed in Section 5.4.2 of this report.



5.3 BUILT FORM
5.3.1 SITE ORGANIZATION, ADDRESS, AND 

ENTRANCE
The Official Plan, Don Mills Crossing Secondary Plan, and 
Tall Building Design Guidelines provide directions for the 
organization of development sites, advocating for base buildings, 
at-grade uses, and entrances to be accessible from and frame 
and support adjacent streets, lanes, parks, and open spaces in 
order to promote civic life and the use of the public realm.

The Proposed Development provides a well-defined street 
edge condition along Don Mills Road, St. Dennis Drive, and the 
new public street through the configuration and alignment of 
the proposed buildings, public park, and public realm features, 
including setbacks, and outdoor amenity spaces, such as the dog 
off-leash area. 

The proposed standalone tower will have address from St. Dennis 
Drive, and the three (3) proposed towers on the east side of 
the Subject Site will have address from the new public street. All 
proposed building lobbies and entrances are accessible from and 
facing public streets, namely St. Dennis Drive, Grenoble Drive, and 
the new public street.

The proposed organization of the Subject Site represents a well-
ordered built form that frames the public realm, incorporated 
visible and easily accessed entrances from public street, and 
mitigates potential negative impacts of vehicular access and any 
back-of-house loading and servicing uses.

The building placement has also been configured and condensed 
to limit the impact on the existing site and to create as much 
landscaped open space as possible either by preserving existing 
green spaces or reducing surface parking where possible.

5.3.2 BASE BUILDINGS 
Various directions in the Official Plan and Tall Building Design 
Guidelines establish that the base buildings of towers should fit 
within the existing context, respect and reinforce good street 
proportion and pedestrian scale, and be designed to animate 
the street through approaches such as taller ground floor 
heights and façade articulation and transparency, as discussed in 
Section 4 of this report.

The Proposed Development incorporates four (4) new 
residential towers, with minimal base buildings in order to 
fit within the existing ‘Towers in the Park’ typology and local 
context, and respect and reinforce good street proportion 
and pedestrian scale. The design proposal is to provide a 
contemporary interpretation of the ‘Towers in the Park’ 
approach. It starts with creating high ceiling and very 
transparent ground floors to allow the park to visually connect 
through the public areas of the Proposed Development, to 
always be visible from both inside and through the buildings. The 
limited height of the base buildings is designed to open up sky 
views between the towers as quickly as possible, and to separate 
the private spaces of the residential units above, from the more 
public areas at grade. The base buildings are programmatically 
designed to contain the more public functions of the Proposed 
Development to help activate the adjacent public realm. 

The standalone 52-storey tower contains a double-storey base 
building that is approximately 7.5 metres in height, comprised 
of the lobby, ancillary spaces such as mail room, parcel room, 
moving room, and washrooms, and residential amenity spaces. 
The three (3) remaining proposed towers share a double-storey  
base building that is also approximately 7.5 metres in height and 
comprised of lobbies, ancillary spaces such as mail rooms, parcel 
rooms, moving rooms, and washrooms, pet amenity space, and 
residential amenity spaces.

The design and configuration of the base buildings ensures that 
active at-grade uses animate the surrounding public realm. In 
particular, residential amenity spaces in the proposed standalone 
tower are located on the west and south sides of the base 
building, adjacent to and facing the public park, and residential 
amenity spaces in the proposed three-tower configuration 
primarily face the new public street. Building entrances and 
lobbies are all facing public streets.

The gentle massing of the base buildings seeks to maintain the 
overall characteristics of the ‘Towers in the Park’ typology by 
creating a diaphanous ground plane to promote a ‘landscape 
first’ approach and allow the landscape to be highly visible and 
accessible. The minimal height and scale of the base buildings 
reinforce the existing and surrounding built context, including the 
streetscape character. 

Overall, the proposed base buildings address the intent of 
applicable urban design policies and guidelines to achieve a 
pedestrian-scaled podium with a consistent street edge and active 
grade-related uses.

87Urban Strategies Inc.



88 7 St Dennis Drive and 10 Grenoble Drive  |  Planning Rationale, Urban Design Analysis, and Block Context Plan

5.3.3 TOWER DESIGN
Directions in the Official Plan and Tall Building Design Guidelines 
establish that towers should be designed to minimize and mitigate 
various impacts on the surrounding public realm, including 
shadow, wind, and visual impacts, and ensure adequate daylight 
and privacy for tower occupants. Various key directions and 
recommended metrics for towers are provided in the Tall Building 
Design Guidelines, as noted in Section 4.10 of this report, namely:

• Well-designed buildings with a distinct base, middle and top, 
with stepbacks from the base building to the tower; 

• Maximum residential floorplate size of 750 square metres, 
including all built area within the building, but excluding 
balconies;

• Separation distances between towers of 25 metres; and 

• Appropriate setbacks from streets, including setbacks of 12.5 
metres from side and rear property lines or the centreline of 
adjacent streets.

Figure 45 and the following discussion provide a summary and 
analysis of how the Proposed Development addresses the various 
above noted directions.

TOWER HEIGHT AND DESIGN

The design and configuration of the Proposed Development’s 
towers are informed by surrounding existing and approved 
heights, densities, and massing. The Proposed Development 
incorporates varied tower heights of 34, 42, 46, and 52 storeys 
that also support the existing gradation in height from Don 
Mills Road to the interior portions of the community and create 
articulation and variability in the skyline.

The towers have been designed with vertical and horizontal 
articulation for visual interest at this dynamic corner site. The 
proposed square floorplate, slender tower form is slimmer 
than the existing ‘slab’ buildings on site and throughout the 
community, thereby seeking to maximize views to/from the 
interior of the block and minimize shadow impacts. Balconies 
and terraces offer views in all directions and their design 
is intended to complement the articulation of the building 
envelope to minimize physical protrusions. The towers have 
been designed to be thoughtful additions to the neighbourhood, 
sitting above the transparent base and acting as a backdrop to 
the extensively landscaped ground plan.

TOWER STEPBACKS

The proposed towers are predominantly designed with a 
minimum 3-metre stepback from the base buildings. The 
proposed tower stepbacks generally exceed the minimum 3-metre 
stepbacks encouraged by the Tall Building Design Guidelines 
to ensure appropriate tower floorplates, provide sufficient and 
animated amenity and ancillary spaces on the ground level, 
reinforce the base buildings as the defining public realm element, 
improve pedestrian-level wind conditions, and limit the visual 
impact of the towers at grade. To improve pedestrian-level wind 
conditions, particular areas have larger stepbacks, up to 21 metres.

TOWER FLOORPLATE AREAS
All of the proposed towers have appropriate and slender tower 
floorplate sizes, ranging between approximately 710 to 758 
square metres of GFA (750 to 805 square metres of GCA), 
thereby generally achieving the Tall Building Design Guidelines 
recommended maximum tower floorplate size of 750 square 
metres. It is important to note that the Tall Building Design 
Guidelines identify that on a site-specific basis where adequate 
tower separation, setbacks, and stepbacks are achieved, 
flexibility in the maximum floor plate size may be considered to 
accommodate modest increases from additional servicing and 
structural requirements for taller buildings (around or greater 
than 50 storeys).

Slightly larger floorplate sizes are mitigated by the Subject Site’s 
large size, extensive public realm and ground plane that ensures 
the tower floorplates do not dominate the site, and appropriate 
tower separation distances. It is also worth noting that existing 
older buildings in this area have larger floorplates and the City 
has recently approved several slightly larger tower floorplates 
in surrounding developments, including those at 25 St. Dennis 
Drive (850 square metres) and the Housing Now project at 805 
Don Mills Road (one tower has an 870 square metre floorplate). 
Slightly larger than prescribed floorplates on the Subject Site 
would therefore be in keeping with the surrounding existing and 
approved context.  



Figure 45. Built form summary (diagram is based off the Block Context Plan, described further in Section 5.4)

TOWER SEPARATION DISTANCES

The Proposed Development ensures separation distances 
between existing and proposed towers which meet or exceed the 
Tall Building Design Guidelines’ direction for a minimum 25-metre 
separation distance. The proposed separation distances range 
between 25 to 38 metres. Each tower is therefore at least 25 
metres away from existing and/or proposed buildings, but in most 
cases is even farther away than the prescribed minimum distance.

BUILDING SETBACKS FROM PUBLIC STREETS

Generous setbacks from proposed base buildings to existing 
public streets are provided through the Proposed Development, 
generally meeting or exceeding the Tall Buildings Guidelines 
recommended minimum 3-metre distance. 

In most instances, the Proposed Development also meets or 
exceeds the direction for a minimum 12.5-metre setback from 
towers to the centreline of adjacent streets. While the proposed 
34-storey tower ( ‘T3’) on the east side of the Subject Site does 
not quite meet this setback requirement, it has been sited in a 
manner to achieve a 25-metre tower separation distance from 
both the existing building at 10 Grenoble Drive and the approved 
tower at 25 St. Dennis Drive, across the new public street, thereby 
ultimately achieving the intent of this setback requirement.
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5.3.4 BUILDING TOP  
The Tall Building Design Guidelines establish directions for 
the design and configuration of the tops of towers, as noted 
in Sectio 4.10 of this report. Key directions include providing 
appropriate rooftop mechanical or telecommunications 
equipment, suitable signage and amenity space in scale with 
building massing, and appropriately contributing to the quality 
and character of the city skyline while successfully responding 
to the surrounding pedestrian realm.

The Proposed Development incorporates rooftop mechanical 
penthouses that are well integrated into the general tower design. 
Technical rooftop elements, such as mechanical equipment, 
are wrapped and/or screened, reducing their visibility from the 
ground plane below. 

5.3.5 PRIVATE AMENITY SPACE 
The Official Plan and Tall Building Design Guidelines provide 
directions for new high-quality, comfortable indoor and outdoor 
amenity spaces as part of multi-unit residential developments 
which consider the needs of residents of all ages and abilities 
over time and throughout the year, as discussed in Section 4 of 
this report.

The Proposed Development provides a total of 6,631 square 
metres of indoor and outdoor amenity space, amounting to a 
minimum of 3.0 square metres of amenity space per dwelling unit. 
A minimum of 1.6 square metres of outdoor amenity space per 
unit is proposed to be provided. 

The proposed amenity space is comprised of 3,185 square metres 
of interior amenity spaces in the base buildings and 3,446 square 
metres of exterior space on ground level and on the roofs of the 
base buildings (see Figure 15 for plans of the proposed amenity 
spaces). 

The proposed indoor amenity spaces include varied programming 
options for all residents to use at all times of the year, including a 
children’s area, pet relief areas, and various gathering and seating 
spaces for residents of the buildings. The proposed outdoor 
amenity spaces also include varied programming, including play 
areas, a dog off-leash area, an outdoor fitness area, covered and 
picnic style seating options, walkways, and landscaped areas.



5.4 BLOCK CONTEXT PLAN
As the Block Context Plan considerations are already substantially 
addressed elsewhere throughout this Planning Rationale and 
Urban Design Analysis, this section will briefly summarize how the 
Proposed Development fits within the existing and planned block 
context, and how it responds to each of the adjacency conditions 
in a manner that has regard for the comprehensive planning of 
the block and the surrounding public realm. 

The Block Context Plan study area comprises the existing ‘mega-
block’ within which the Subject Site is located, which is bounded 
by Don Mills Road to the west, St. Dennis Drive to the north, 
Deauville Lane to the east, and Gateway Boulevard and Grenoble 
Drive to the south, as shown in Figure 46. 

The Block Context Plan is shown in Figure 47. The Block Context 
Plan includes existing development on the Subject Site as well 
as in the surrounding context. It also includes the approved 
development at 25 St. Dennis Drive, including the planned north-
south public street. Potential development, including the project 
proposed at 48 Grenoble Drive and the potential development 
site at 200 Gateway Boulevard, have also been included to 
illustrate the broader potential for development across the block 
context area and the opportunity for alignment in built form, 
public realm and mobility design across the block. 

While a development application at 200 Gateway Boulevard, 
directly south of the Subject Site, has not yet been submitted, 
there is development potential on the lands, and the Block Context 
Plan takes this into account. All illustrative diagrams in this section 
showing 200 Gateway Boulevard are conceptual in nature as no 
formal planning application for the lands has been filed to date. 

Figure 46. Block context plan study area
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Figure 47. Block Context Plan (Note: illustrative only for 200 Gateway Boulevard)



PLANNED AND EVOLVING DEVELOPMENT 
CONTEXT 

As discussed in Section 5.1.1 of this report, development must 
occur in a manner that is fitting with and connected to the 
broader area context while responding to a variety of current and 
anticipated matters impacting quality of life. The Official Plan also 
calls for the design of developments that work together to create 
cohesive blocks, neighbourhoods, and districts.

The Subject Site is located in an area with a mixture of land uses, 
including residential, commercial, and institutional uses and 
parks, making it an appropriate site for additional residential 
development, as future residents will have access to a variety of 
services and amenities. The existing ‘mega-block’ within which the 
Subject Site is located contains primarily residential uses, albeit 
with poor internal connectivity and ground plane programming 
and functionality. The Proposed Development seeks to create 
a more cohesive residential neighbourhood, with improved 
internal connectivity and connectivity to abutting institutional and 
commercial uses.

The Flemingdon Park Neighbourhood overall is experiencing 
ongoing built form transformation as a result of its proximity to 
the Eglinton Crosstown LRT corridor, but more specifically the 
Eglinton Avenue and Don Mills Road intersection, which has been 
identified by the City as an area that is capable and suitable to 
accommodate further intensification. As demonstrated in greater 
detail in Sections 2.7 and 5.1.1, the area is experiencing significcant 
intensification and infill development and the Proposed 
Development’s building typology and programming are reflective 
of and fit into the evolving local context and built form patterns.

5.4.1 MOBILITY

BLOCK CONFIGURATION

Various policies in the Official Plan and the Don Mills Crossing 
Secondary Plan direct the creation of smaller and more 
permeable blocks and a more fine-grained and grid-like street 
network to enhance circulation and mobility (particularly 
walkability) through approaches such as new mid-block 
connections and streets, as discussed in Sections 4.4 and 4.5 of 
this report. 

The Subject Site will become a more permeable and walkable 
site as a result of the Proposed Development. The proposed 
block plan and public ream strategy creates a grid-like network 
of public streets and direct pedestrian and bike connections 
while protecting the landscaped qualities of the site, including 
mature trees. The Subject Site is proposed to contain three (3) 
general blocks - a west residential block containing an existing and 
proposed building, the central block containing the public park, 
and an east residential block containing an existing building and 
three proposed buildings - with a new north-south public street 
on the site’s eastern edge and several new mid-block connections 
throughout the site. 

Both north-south and east-west connectivity will be improved 
through the new public street and a series of mid-block 
connections, including a primary east-west connector on the 
south side of the site, from Don Mills Road to Grenoble Drive, 
and a primary north-south connector, from Grenoble Drive to St. 
Dennis Drive, through the proposed public park.

The west and east blocks will be designed with new or improved 
private driveways with access from St. Dennis Drive (west 
block) and Grenoble Drive (east block) to provide vehicular 
entry to pick-up and drop-off services, back-of-house facilities, 
underground parking and surface parking.

The built form of the Proposed Development reflects comparable 
heights and densities of approved and proposed developments 
in very close proximity to the Subject Site, with an intentional 
stepping down from west to east. The Proposed Development has 
an FSI of 4.77. The approved development on the adjacent site to 
the east of the Subject Site, at 25 St. Dennis Drive, will contain infill 
residential development, including a 37-storey tower, with an FSI 
of approximately 4. The proposed development slightly further 
east (adjacent to 25 St. Dennis Drive) contemplates 41- and 
43-storey towers, with an FSI of approximately 10.

Further, the Subject Site’s proximity and connections to transit 
infrastructure (including the soon to be opened Eglinton 
LRT, the Don Valley Parkway, and the planned Ontario Line), 
extensive open space and ravine networks, and regional 
destinations (such as the Ontario Science Centre and the Aga 
Khan Museum) make the site an optimal location for compact, 
residential growth in general. The Proposed Development also 
proposes additional connectivity improvements to benefit future 
residents of the site and the broader community, as discussed in 
the following subsections.
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TRANSIT ACCESS 

Both Provincial plans and the City’s Official Plan include 
numerous policies to support public transit use and support 
new development in areas with good transit access, as discussed 
in Section 4 of this report. In support of this direction, the 
Proposed Development is located on a site that promotes 
increased use of public transit for more convenient and 
sustainable travel within the Flemingdon Park neighbourhood 
and to/from the broader city context. 

As summarized in Section 2.4 of this report, the Subject Site 
has convenient access to numerous existing and planned transit 
routes. The Subject Site is:

• Adjacent to a multi-route bus stop at the intersection of Don 
Mills Road and St. Dennis Drive;

• Approximately 600 metres from the Science Centre Station 
and Mobility Hub at the intersection of Don Mills Road and 
Eglinton Avenue East (along the Eglinton Crossing LRT Line); 
and

• Directly across the street from the planned Flemingdon Park 
station at the intersection of Don Mills Road and Gateway 
Boulevard (along the planned Ontario Line).  

The Site is within one planned MTSA (Flemingdon Park) and 
abuts two other planned MTSAs (Science Centre and Aga 
Khan Park & Museum), making it an excellent location for 
intensification and transit-supportive development. As discussed 
throughout this section of this report, the Subject Site will be 
designed to further improve transit access through numerous 
pedestrian mid-block connections.

PEDESTRIAN AND CYCLING ACCESS

Both Provincial plans and the City’s Official Plan include 
numerous policies to support the use of active transportation, 
as discussed in Section 4 of this report. 

The Subject Site is located in an area that contains an existing 
network of connected pedestrian and cycling routes, as 
summarized in Section 2.3 of this report. The Proposed 
Development will enhance both the site’s and the broader 
community’s pedestrian and cycling network through the 
introduction of a new north-south public street on the Subject 
Site’s eastern edge, an extensive mid-block connection network 
through the site and to key destinations such as building 
entrances and the proposed park, and various pedestrian-scaled 
amenities, as described in Sections 3.3 and 5.4.3. A more detailed 
discussion of the proposed pedestrian network and public realm 
can be found in Section 5.2.2 of this report.

VEHICLE CIRCULATION AND SITE SERVICING

In addition to directions for the creation of smaller and more 
permeable blocks to accommodate easier circulation for 
vehicles, pedestrians, and cyclists, the Official Plan, Don Mills 
Crossing Secondary Plan, and the Tall Building Design Guidelines 
all include directions to locate ‘back of house’ activities (such 
as loading, servicing, utilities and vehicle parking) underground 
or within the building mass, away from parks, the public realm, 
and views, in order to encourage a safer, more comfortable and 
attractive public realm and pedestrian experience. 

In addition to the new north-south public street on the Subject 
Site’s eastern edge to break up the large existing block, the 
Proposed Development introduces two driveways to provide 
vehicular and pedestrian access to both the existing and 
proposed buildings, as illustrated in Figure 48. 

One proposed driveway involves a slight straightening and 
reconfiguration of a portion of the existing driveway at 7 St. 
Dennis Drive, with a new turning circle and drop-off area that 
serves both 7 St. Dennis Drive and the proposed adjacent 
52-storey tower. The garage ramp for 7 St. Dennis Drive will be 
relocated to the south of the site. 

The second proposed driveway is on the east side of the existing 
building at 10 Grenoble Drive, connecting to Grenoble Drive and 
the new public street, and servicing both 10 Grenoble Drive and 
the three proposed buildings on the east side of the site. This 
proposed driveway would provide access to the existing parking 
ramp on the west side of the 10 Grenoble Drive building, as well as 
the parking ramp in the proposed 42-storey tower (T4) and the 
loading facility in the proposed 34-storey tower (T3). The existing 
curb cuts on Grenoble Drive would be consolidated to one 



Figure 48. Proposed access and servicing Figure 49. Potential alternative alignment for private driveway on the east side of the Subject Site

driveway access. This driveway will be designed to be comfortable 
and safe for pedestrian use, and feel like an extension of the 
proposed public realm and mid-block network, through laybys, 
ample landscaping, and pedestrian connections to buildings and 
the new public street.

An alternative arrangement is being explored for vehicular access 
for the set of three proposed towers on the Subject Site’s eastern 
side, which would provide two points of access to the new north-
south public street, as illustrated in Figure 49. This alternative 
would allow for the closure of both existing curb cuts on Grenoble 

Drive. This arrangement will be further evaluated as part of the 
ongoing design process and in coordination with the City of 
Toronto. 

Servicing and loading areas for the proposed buildings are 
mostly contained within the building envelopes. The Proposed 
Development introduces two (2) Type G loading spaces within 
enclosed loading facilities in the 52-storey tower (T1) and the 
34-storey tower (T3), the latter of which will serve the set of three 
proposed towers on the Subject Site’s eastern side.
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Figure 50. Proposed parks and open space network

5.4.2 PARKS AND OPEN SPACE NETWORK
The Subject Site is in proximity to a variety of parks and open 
spaces, as described in Section 2.5 of this report, and in area with 
above average parkland provision, as described in Section 4.4 of 
this report. The Proposed Development acknowledges that with 
the introduction of new residents, particularly in a growing transit-
supportive area, additional parkland will be required.

As noted in Section 4.4, there are various Official Plan policies 
directing the enhancement and expansion of the parks and open 
system, including directions on the siting, configuration, sizing, and 
overall design of proposed parks and other publicly-accessible open 
spaces, all of which have been taken into account in the Proposed 
Development’s extensive open space plan.

The Proposed Development will contribute to several key 
enhancements and animations to the open space network to create 
a more pedestrian- and cyclist-supportive experience, as shown in 
Figure 50 and summarized below:

• A new, 2,793 square metres unencumbered public park that can 
provide a new community destination and be programmed with 
spaces and facilities for users of all ages 

• Enhanced landscape areas, including a sensory garden with native 
and pollinator planting

• Expanded outdoor amenity areas including seating and areas for 
passive recreation and active recreation, such as a kids play area, 
multi-use half court, and outdoor fitness area

• Open lawn areas for flexible uses

• A dog-off leash area

• A network of mid-block connections and walkways

• Enhanced landscaped setbacks along Don Mills Road 

• A diaphanous ground plane, including towers with minimal 
base buildings, to allow the landscape to be highly visible and 
accessible and act as a focal point, rather than an afterthought



5.4.3 PHASING
The Proposed Development is planned to be constructed in 
three (3) main phases, as described and illustrated in Section 3.7 
of this report.

The locations and configurations of the proposed mid-block 
connections network and public park have been determined 
through a block-wide lens. There is an opportunity to further 
expand the proposed key north-south mid-block connection from 
St. Dennis Drive to Gateway Boulevard through the 200 Gateway 
Boulevard site, directly south of the Subject Site. There is also an 
opportunity to enlarge the proposed park to potentially create 
a larger park through an on-site contribution from a potential 
development at 200 Gateway Boulevard. 

Overall, the proposed open space network and ground plane will 
be significantly more animated, connected, and responsive to 
the evolving surrounding context and the needs of the growing 
community, while seeking to preserve and enhance the existing, 
vibrant spirit of the community and the defining ‘Tower-in-the-
Park’ scheme which characterizes the neighbourhood.
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6.0 PLANNING RATIONALE 
& SUPPORTING 
STUDIES

6.0



Urban Strategies Inc.

This application is for an Official Plan Amendment, Zoning 
By-Law Amendments, and Draft Plan of Subdivision for the 
Proposed Development on the lots municipally known as 7 St. 
Dennis Drive and 10 Grenoble Drive.

The proposed Official Plan Amendment and Zoning By-
Law Amendments are consistent with the Provincial Policy 
Statement, conform and do not conflict with the Growth Plan, 
generally conform to the Official Plan, and represent good 
planning and urban design.

The Proposed Development will improve and optimize the use 
of a highly transit-supportive site within a planned Major Transit 
Station Area, introduce much-needed housing stock, and expand 
and activate the public realm by unlocking and transforming 
the existing private open green space into public parkland, as 
directed by provincial and municipal planning policies.

6.1 PLANNING RATIONALE SUMMARY 

The Proposed Development promotes numerous benefits and 
city building opportunities, including:

• Maintains all existing rental residential units on site:

 − The existing 562 rental dwelling units on the Subject Site 
will all be retained and continue to be rental units. Most 
of the existing units have below average market rents and 
provide affordable housing options. 

 − Through the Proposed Development, the existing 
apartment buildings will be enhanced through new/and 
or improved lobby access, as well as a variety of new 
outdoor amenities and spaces (to be informed by tenant 
consultation).

• Delivers new housing in close proximity to transit:

 − The Proposed Development will introduce 2,197 new 
dwelling units to add to the existing housing stock in 
Toronto, particularly in a transit-supportive community, 
as encouraged by the Official Plan, including 802 (37%) 
two- and three-bedroom units to accommodate families 
and larger households.

• Delivers a new, unencumbered public park as a focal point 
for the existing and new residents:

 − The Proposed development will unlock existing fenced 
private open space lands for public use and introduce 
a new 2,793 square metre (0.28 ha) encumbered public 
park for both new and existing residents. The proposed 
parkland contribution exceeds the City of Toronto’s 
alternative parkland dedication rate. The proposed public 
park will improve local parkland provision and provide a 
new community destination with a variety of passive and 

active programming (to be determined at later stages 
of the application process and through extensive public 
engagement). The park has an appropriate size and 
configuration to be able to accommodate numerous new 
amenities such as a playground, splash pad, ample seating 
areas, and open lawn, amongst others, while preserving 
the majority of existing trees on site. 

• Delivers a new public street and more walkable block 
pattern:

 − The Proposed Development contains an extensive 
network of pedestrian pathways and connections to 
improve connectivity to/from and throughout the Subject 
Site. The proposed network is comprised of a hierarchy 
of mid-block connections, including a primary north-
south multi-use path connecting Grenoble Drive and St. 
Dennis Drive and a primary east-west pedestrian path 
along the south side of the site, connecting Don Mills 
Road and Grenoble Drive, as well as other connections 
along desire lines throughout the Subject Site. 

• Addresses the challenges of the ‘Towers in the Park’ 
development pattern, including through substantial public 
realm investments, and a variety of pedestrian and cycling 
amenities:

 − The Proposed Development will contribute to several key 
enhancements and animations to the open space network 
to create a more pedestrian- and cyclist-supportive 
experience, including:

 − Covered outdoor seating areas, picnic seating areas, 
and lounge seating areas
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 − Active recreation areas, including programming such 
as a kids play area, multi-use half court, and outdoor 
fitness area

 − A dog-off leash area

 − A sensory garden with native and pollinator planting

 − Open lawn areas for flexible uses

 − Additional pedestrian-oriented lighting, including 
unique lighting features, such as light arches

• Incorporates height and massing that is compatible with 
the surrounding context:

 − The Proposed Development’s overall height and density 
respond to nearby higher-order transit while creating an 
extensive public realm with a comfortable microclimate. 
The Proposed Development’s building massing supports 
the existing gradation in height from Don Mills Road to 
the interior portions of the community. The height of 
the tallest proposed tower on the Site reflects its unique 
position on a corner ‘gateway’ at the intersection of Don 
Mills Road (a major arterial) and St. Dennis Drive, and on 
the most transit-accessible portion of the Site, across the 
street from the planned Flemingdon Park Station. The 
other three (3) proposed towers reflect similar heights of 
approved and proposed transit-supportive developments 
in the vicinity. Overall, the proposed towers reflect the 
evolving nature of the area, where newer buildings have 
greater heights reflecting present-day policy imperatives 
for increased density, diverse building form, increased 
housing supply to address the housing crisis, and a rental-
ownership mix which supports transit.



COMMUNITY SERVICES AND 
FACILITIES STUDY
A Community Services and Facilities (CS&F) Study was prepared 
for the Proposed Development by Urban Strategies Inc. to 
identify current and required levels of social infrastructure to 
support the health, safety and wellbeing of local and future 
residents, focusing on five key sectors: childcare facilities, 
libraries, community recreation centres, parks, schools, and 
social service agencies.

Overall, the CS&F Study demonstrates that the needs of the 
future residents generated by the Proposed Development 
can generally be accommodated by existing and proposed 
infrastructure and public amenities, with potential capacity 
challenges in the childcare and public secondary school sectors.

Key conclusions for each sector include:

• Community Recreation Centres: Residents of the 
Proposed Development are anticipated to be well-served 
by community recreation centres. All existing community 
recreation facilities in the study area are located under 1km 
from the Subject Site. The three existing and one planned 
community recreation centres within the study area offer 
a wide range of programming to meet diverse needs and 
preferences. Planned capital improvements will work to 
further enhance facility functionality and quality over the 
next decade. The nearest community recreation centre 
(Dennis R. Timbrell Resource Centre) is recommended by 
the City to be replaced with a new facility in 2029-2033. 

6.2 SUPPORTING STUDIES

• Parks: Residents of the Proposed Development are 
anticipated to be well-serviced by existing and proposed 
parks in the community. The study area contains numerous 
parks and has a rich system of ravine spaces and trails along 
the branches of the Don River. The Subject Site itself and 
the majority of the study area has a parkland provision level 
of 28+ square metres of parkland per person, meaning that 
there is above average parkland provision in this area. The 
expected percent change in parkland provision in the study 
area between 2021 and 2034, if no new parks are added, is 
between a 0% to 5% deduction. The proposed development 
seeks to mitigate that reduction through a new 2,793 m2 
public park.

• Libraries: Residents in the Proposed Development will be 
well-served by public libraries. Flemingdon Park Library is 
approximately a 5-minute walk from the Site and Thorncliffe 
Library is approximately a 30-minute walk from the Site. As 
noted above, the nearest library branch (Flemingdon Park) 
is a short-term priority for investment and expansion, so 
it is expected to be able to better serve the surrounding 
community in the near future.

• TDSB Schools: The pupil yields provided by the TDSB 
indicate that a total of 352 additional students are expected 
to be generated by the Proposed Development. Three of the 
four public (TDSB) elementary/middle schools are currently 
operating below capacity levels, and there are almost 200 
primary/middle school pupil spots available as of late 2021.

 − The TDSB has also secured a new elementary school 
at the southwest quadrant of Eglinton Avenue East and 
Don Mills Road. The school is in the active design stages 
and will likely to be constructed in the near term. This 
school represents an excellent opportunity to address 
local school capacity issues.

 − TDSB high schools are currently operating over capacity 
within the study area. However, it is important to note 
that attendance at TDSB high schools is not based 
on local enrolment, as students have the option to 
attend high schools across the city. Consequently, high 
school capacity issues in this area are not necessarily 
connected to population and demographic changes in 
this area.

• TCDSB Schools: The pupil yields provided by the TCDSB 
indicate that a total of 67 additional students are expected 
to be generated by the Proposed Development. There is 
currently one undersubscribed elementary school and one 
undersubscribed Catholic elementary school, with 101 and 
294 spots presently available, that could serve residents 
in the proposed development. The anticipated 52 TCDSB 
elementary school students and the 15 TCDSB secondary 
school students that could be generated by the Proposed 
Development can likely be accommodated in these schools.
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HOUSING ISSUES REPORT
A Housing Issues Report was completed for the Proposed 
Development by Urban Strategies Inc. in order analyze the 
Proposed Development’s potential impact on the City’s supply 
of affordable and mid-range rental housing.

The report’s key findings are as follows:

• The Proposed Development addresses municipal and 
provincial housing policies by offering new housing 
options in close proximity to imminent and future higher-
order transit. 

• Through the Proposed Development all of the existing 
562 rental residential units will be retained. Of the total 
existing units, 355 units (63%) have below average market 
rents and all currently occupied units have below Toronto’s 
mid-range rent (as established by Canada Mortgage and 
Housing Corporation).

• The Proposed Development offers a variety of unit sizes 
to accommodate a range of family needs and financial 
situations. Of the total proposed units, approximately 37% 
will be family-oriented units consisting of two- and three-
bedroom units, exceeding the minimum 25% family-oriented 
threshold specified in the City’s Growing Up Guidelines.

• Numerous improvements to the existing apartment 
buildings have occurred over the past several years. 
Potential further capital improvements, which are subject 

to tenant consultation, are being explored in order to 
further modernize and update the existing buildings. Areas 
for potential improvement may include upgrades to lobby 
spaces, adding bike storage, improving community/amenity 
rooms, waste management solutions, and enhancing 
outdoor amenity areas.

• The Subject Site will also be improved by a series of 
proposed site and public realm improvements, which will 
benefit both existing tenants and future residents.

The Housing Issues Report concludes that the Proposed 
Development represents good planning and can enhance the 
overall site condition for existing tenants. Intensification and 
enhancement of the Subject Site through new residential towers 
and public realm improvements will respond to the existing and 
emerging built form context, offer new housing options, and 
positively contribute to the revitalization of this high-density, 
transit-supportive residential neighbourhood adjacent to three 
(3) higher-order transit stations.

• Child Care: There will likely be a shortage of daycare 
spaces for residents of the Proposed Development and 
other planned and approved developments in the area, 
as tends to be the case in most of Toronto. The proposed 
development may result in 722 children aged 0-4 years. The 
projected number of children generated from the proposed 
development who will require child care (223 children) 
likely could not be able to be accommodated by the existing 
facilities within the study area. However, it is important to 
note that there are three (3) additional approved child care 
centres in the ‘Housing Now’ development at 770 and 805 
Don Mills Road and the ‘Celestica’ lands redevelopment at 
1185 Eglinton Avenue East (the latter centre is opening in 
2023), which can all serve future residents.

• Other Human Services: The Proposed Development is 
well served by a wide range of human services and local 
organizations.



ARBORIST REPORT AND TREE 
PRESERVATION PLAN
An Arborist Report and Tree Preservation Plan for the Proposed 
Development were prepared The MBTW Group.

The arborist report documents a total of one hundred ninety-
one (191) trees, comprised primarily of trees on the Subject Site 
itself, as well as trees on public property and trees on adjacent 
private property. Due to the Proposed Development a total 
of one hundred twenty-eight (128) existing trees will require 
removal. Of the total one hundred twenty-eight (128) trees 
to be removed, one hundred fourteen (114) trees will require 
permitting prior to their removal. A total of three hundred 
thirty-nine (339) replacement tree plantings are anticipated to 
be required and are subject to the satisfaction of the General 
Manager of the City of Toronto. A total of twenty-one (21) 
existing trees are to be retained with injury, all of which will 
require permitting prior to any work being completed within 
their TPZs. All trees to be preserved are required to be provided 
with tree protection hoarding in accordance with the Tree 
Protection Plans. Details regarding the compensation plantings 
will be determined as the application is reviewed by the City.

The report notes that the Subject Site is within the 
Archaeological Potential administrative boundary, and as such 
it is highly recommended that trees are replaced with native 
shade tree species such as Silver Maple, Sugar Maple, American 
Basswood, Red Oak, and/or Ironwood to compensate for the 
loss of tree canopy and to increase biodiversity.

The report further recommends a tree maintenance program 
for all stages of construction (including pre- and post-
construction), addressing a variety of matters, such as root 
pruning, backfilling, irrigation, fertilization, aeration, and staking.

ARCHAEOLOGICAL ASSESSMENT
A Stage 1 Archaeological Assessment for the Subject Site was 
completed by Archaeological Services Inc. (“ASI”) to determine 
the potential of Indigenous and Euro-Canadian archaeological 
resources located within the site. The assessment considers 
numerous factors such as proximity of previously registered 
archaeological sites, previous archaeological assessments, the 
original environmental setting of the property, Indigenous 
Archaeological Potential, and 19th and 20th settlement trends. 

The field review confirmed that the entire Subject Site 
presented no archaeological potential due to the extensive and 
deep land alteration and grading below topsoil that occurred 
during the construction of the current apartment towers 
located on the Subject Site. The assessment summarizes that 
ground disturbances resulting from the development of the 
current apartment complexes are too deep and too extensive to 
warrant a Stage 2 Archaeological Assessment.

The assessment concludes that while there would typically be 
potential for the presence of Indigenous and Euro-Canadian 
archaeological resources on the Subject Site based on 
proximity to primary and secondary water sources as well 
as settlement patterns, the results determine there is no 
possibility for the survival of any in situ archaeological material 
due to the widespread and intensive ground disturbance 
introduced by previous development. The Stage 1 field review 
determined that the Subject Site does not retain any landscape 
integrity or archaeological potential due to previous extensive 
and pervasive ground disturbances. The report recommends 
that no further archaeological assessment of the Subject Site 
is required at this time. 

SUN/SHADOW STUDY
A Sun/Shadow Study was completed for the Proposed 
Development by Urban Strategies Inc. The study finds that, 
overall, the shadows created by the Proposed Development are 
acceptable and align with relevant policies and guidelines. The 
net new shadows have been adequately limited by implementing 
a responsive massing and design strategy, which helps to 
minimize shadows and ensure that they move quickly over the 
public realm and parks and open space system, adequately 
maintaining the utility of these spaces. An extensive summary of 
the Sun/Shadow Study is found in Section 5.1.2 of this report.
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FUNCTIONAL SERVICING AND 
STORMWATER MANAGEMENT 
REPORT
A Functional Servicing and Stormwater Management Report 
was prepared for the Proposed Development by Counterpoint 
Engineering in order to address the requirements of the 
applicable design guidelines and provide the basis for detailed 
servicing design.

STORMWATER MANAGEMENT
The report identifies several available storm sewers on adjacent 
municipal right-of-ways. Based on the available topographical 
information, the report notes that there may be external drainage 
entering the Subject Site from the south, but anticipates that will 
be resolved if the lands to the south are redeveloped.

Each developable block of the Proposed Development will 
have individual storm services that will connect directly into 
municipal storm sewers and thus act independently of each 
other. Each development block will have at least one connection 
to existing municipal storm sewers, and in some cases multiple 
connections depending on the built form and ownership 
proposed. The final location and number of connections for 
each development block will be determined as part of the 
detailed design process.

Various stormwater management criteria were established 
for the Proposed Development, based on City design criteria 
for quantity and quality control. Each development block will 

ENERGY STRATEGY REPORT
An Energy Strategy Report was prepared for the Proposed 
Development by EQ Building Performance Inc. The report 
evaluates all three tiers of the current Toronto Green Standard 
“(TGS,” version 4) and provides a summary of predicted 
energy performance as measured against each TGS tier. It also 
outlines design strategies to achieve each of the presented 
targets in order to contribute to the City’s objectives of 
reducing energy consumption and greenhouse gas emissions 
and enhancing resiliency.

The Proposed Development includes:

• Triple glazed window assembly

• Spandrel opaque wall assemblies

• Building compactness ratio of 47%

• High performance central plant with high efficiency heat 
recovery in suites

• Variable speed circulation pumps and fans

• Low flow plumbing fixtures

• Partial electrification of the domestic hot water

• Window to wall ratio of approximately 60%

The report acknowledges that the Proposed Development is in 
the early stages and that design decisions further down the line 
may result in the strategies in the report becoming more, or 
less, feasible. The report includes a number of passive and active 
design measures for further exploration as the building moves 
through the design development process, including:

• Improving the effective performance of the opaque building 
envelope

• Look for opportunities to reduce glazing areas (to maintain 
a maximum vision window to wall ratio of 40 - 50%) and 
balcony perimeters

• Reducing domestic hot water natural gas consumption by 
using low flow fixtures

• Exploring options available for low carbon District Energy 
connections

• Exploring a geothermal system for the development 

• Exploring options to de-carbonize space and domestic hot 
water heating by electrification and heat pump technologies

• Exploring locating the mechanical plant at or below grade or 
ensuring the roof structure will be able to support future air 
source heat pumps

• Exploring a more compact building design to achieve a 
compactness ratio of 40% 

• Considering thermal bridging impact of architectural details 
to achieve the thermal demand requirements of TGS v4

• Retrofitting existing buildings



serviced from St. Dennis Drive, while Block 4 will be serviced 
from Grenoble Drive. The number, location, and depths of 
connections will be re-confirmed at the detailed design stage, 
once the built form has been finalized.

The results of the sanitary capacity analysis indicate that in 
various modelled scenarios, the capacity criteria in Table 6 
of the City’s Design Criteria for Sewers and Watermains are 
satisfied, and external sewer improvements are not required.

GROUNDWATER MANAGEMENT
The construction dewatering rate is less than the post-
construction sanitary peak flow rate, as such, a separate analysis 
of the City’s sanitary sewer system is not required. Groundwater 
that was sampled as part of the investigation exceeds the City’s 
Table 1 limits for TSS and treatment will be required prior to 
discharging to the 250mm diameter sanitary sewer in St. Dennis 
Drive and Grenoble Drive.

WATERMAIN SERVICING
Municipal water servicing is adjacent to the Subject Site on 
bordering municipal right-of-ways. The existing buildings each 
have a direct service connection into St. Dennis Drive and 
Grenoble Drive respectively.  There are three municipal fire 
hydrants located along the frontage of the Subject Site on St. 
Dennis Drive, and two municipal fire hydrants located along the 
frontage of the Subject Site on Grenoble Drive.

Each proposed building will have a private watermain 
connection into the municipal system. The servicing analysis 
demonstrates that the proposed water distribution system 
meets the City of Toronto requirements.

control post-development release rates for all storms up to the 
100- year storm event down to the 2-year pre-development 
specified release rate. The Subject Site will be required to 
provide quality controls on discharged stormwater such that 
80% of the total suspended solids (‘TSS’) are captured on an 
annual basis. Each block will be evaluated based on land-use 
to determine the initial TSS removal credit and the amount of 
remaining TSS removal required.

WATER BALANCE
The Subject Site will be required to meet the WWFMG water 
balance criteria. Each development block will be evaluated based 
on land-use to determine the minimum required retention. 
Blocks 2, 4 and 5 will have a stormwater recycling facility in the 
underground parking level next to the stormwater quantity 
control tank. Storage with respect to water balance is not 
anticipated to be required in Block 6 as it will remain unpaved 
and the initial abstraction of 5mm will be retained within the 
Block. As detailed land-use is still being determined, detailed 
calculations in support of achieving water balance criteria will be 
provided at the detailed design stage.

SANITARY SERVICING
Each existing building has direct connections into sanitary sewer 
in St. Dennis Drive and Grenoble Drive which ultimately outlet to 
the East Don Sanitary Trunk Sewer (STS).

A servicing connection is provided to each proposed building 
and podium, and one to the proposed park (6 connections in 
total) to meet the City’s servicing requirements for this type 
of built form. Block 2, Block 5 and the proposed park will be 

GEOTECHNICAL ENGINEERING 
REPORT
A Geotechnical Engineering Report for the Proposed 
Development was prepared by Grounded Group Ltd. The report 
summarizes ground conditions and provides recommendations 
for geotechnical engineering and considerations for construction. 

The subsurface investigation of the site to date includes five 
(5) boreholes which were advanced from March 2 to April 4, 
2022. Based on the borehole findings, preliminary geotechnical 
engineering advice for the proposed development is provided 
for foundations, seismic site classification, earth pressure 
design, slab on grade design, basement drainage, and pavement 
design. Construction considerations including excavation and 
groundwater control are also provided. 

Due to inconsistent placement and the inherent heterogeneity 
of earth fill materials, the relative density of the earth fill varies 
but is on average loose. Underlying the glacial till in all boreholes 
except Borehole 3, sands were encountered comprising silty 
sand to sand with trace to some clay and gravel. The middle 
sands are grey and generally wet in all boreholes except 
Borehole 4. A water-tight below-grade structure is anticipated as 
the design groundwater table is well above the lowest Finished 
Floor Elevation (FFE). Construction considerations including 
excavation, rock quality designation, groundwater control, and 
geostructural engineering design advice are also provided. 
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PEDESTRIAN LEVEL WIND STUDY
A Pedestrian Level Wind Study for the Proposed Development 
was prepared by Gradient Wind Engineers and Scientists to 
assess the potential pedestrian level wind impact from the 
Proposed Development, based on the consideration of years 
of local climate data, industry standard computer modeling 
and simulations and City of Toronto wind comfort and safety 
criteria. For the purpose of this study, the consultants must 
consider the current design of the development and its impact 
on surrounding buildings, as well as design experience with 
similar development schemes and sites. 

The report finds that most grade-level areas within and 
surrounding the Subject Site are predicted to experience 
conditions that are considered acceptable for the intended 
pedestrian uses envisioned for the lands throughout the year. 
Specifically, conditions over surrounding sidewalks, transit 
stops, in the vicinity of building access points, parking lots, and 
relocated parking entrances are considered acceptable.

However, the report notes two locations that have potential to 
extend their sitting conditions which can be addressed through 
the inclusion of additional landscaping features:

• The conditions over the potential park along the north of 
the Subject Site are predicted to be suitable for sitting in the 
western portion and standing in the eastern portion during 
the typical use period. To extend acceptable sitting conditions 
over the eastern portion of the park, it is recommended that 
landscaping features such as wind screens, topographical 
berms, and/or coniferous plantings in dense arrangements be 
installed around sensitive areas.

HYDROGEOLOGICAL REPORT
A Hydrogeological Review Report for the Proposed 
Development was completed by Grounded Consulting Ltd. The 
report notes that the basement wall design has a groundwater 
table of approximately Elev. 121.8± m (5 metres below grade) 
in the upper sands and includes a deposit with a very high 
permeability that will yield free-flowing water when penetrated 
in the short term. The one water table on site and all strata are 
hydraulically connected. Groundwater levels are scheduled to 
fluctuate with time depending on the amount of precipitation 
and surface runoff and may be influenced by known or unknown 
dewatering activities at nearby sites. 

The proposed structure will extend below the determined 
Maximum Anticipated Groundwater Level (MAGWL) and, as a 
result, long-term groundwater discharge to the City’s sewer 
system is likely to be prohibited. While a pumping test was 
not attempted at the Subject Site due to the nature of the 
surrounding structures, a full cut-off wall will be required at the 
site prior to dewatering activities to eliminate any anticipated 
settlement. The report includes results which determine the 
hydraulic conductivities from the monitor wells through slug 
testing (single-well respond tests), in addition to the hydraulic 
conductivities and distributions of various soil types through 
the application of soil grain size analyses. The study revealed 
that one (1) unfiltered ground water sample that was collected 
directly from one of the monitoring wells exceeded the Limits 
for Storm Sewer Discharge and the Limits for Sanitary Sewer 
Discharge, respectively. The report identifies that, while the 
proposed shoring methodology is currently undetermined, it 

could consist of a continuous interlocking caisson wall that 
expands to the lower clay and silt unit, which then functions as a 
cut off barrier. 

The water table is present in all the native soil units. As a result, 
positive dewatering that intends to lower the groundwater 
table will be required to initiate the construction process, and 
the consultants recommend that a professional dewatering 
consultant be retained to assess subsurface conditions and 
design a site-specific dewatering system. The report clarifies 
that the decision to include drained foundations or as a leak 
tight structure will determine if a private water drainage system 
is required. The total sub floor drain area will be approximately 
4,516 square metres at 7 St. Dennis Dr. and 8,230 square metres 
at 10 Grenoble Dr, and the maximum Zone of Influence with 
respect to groundwater is 23 m at 7 St. Dennis Drive and 46 m at 
10 Grenoble Drive. As the site and immediately surrounding area 
consists primarily of residential and commercial areas, the study 
also determined these areas are not anticipated to be a source 
of potential contamination or present an Area of Potential 
Environmental Concern for the site. 



PUBLIC CONSULTATION 
STRATEGY REPORT
A Public Consultation Strategy Report was prepared for the 
Proposed Development by Bousfields Inc. The purpose of the 
report is to outline the applicant’s commitment to engaging 
in an open, transparent manner with the community and to 
ensure convenient and accessible engagement opportunities to 
allow for a broad range of voices to contribute to the discussion 
throughout the duration of the development process, with the 
intention of creating a development proposal that has been 
informed by various forms of public input.

The engagement strategy outlined in the report highlights a 
variety of opportunities for existing tenants and the broader 
community to provide feedback and receive updates throughout 
the development process, including:

• Project email and phone number

• Project website

• On-site visual displays

• Letters to tenants

• Applicant-led tenant meetings

• City-led consultation

• The conditions on the Level 2 Amenity Terrace serving Towers 
2-4 are predicted to be suitable for a mix of sitting and 
standing during the typical use period. To extend the sitting 
conditions over the amenity terrace, it is recommended that 
landscaping features such as wind barriers or coniferous 
plantings in dense arrangements be installed around sensitive 
areas. Additionally, it is recommended that wind barriers 
(typically glazed) be installed along the west perimeter of the 
amenity space. 

The report also found the Proposed Development’s 
residential tower infill is predicted to improve conditions 
over the neighbouring amenity terrace serving the 25 St. 
Dennis Drive development.

Wind conditions will continue to be assessed through future 
wind tunnel studies at the time of site plan control applications, 
which will offer further opportunity to define and address areas 
where wind conditions may require further consideration.

The strategy also identifies potential key stakeholders to engage, 
including:

• Tenants

• Nearby neighbours 

• Ward Councillor 

• TLC

• The Neighbourhood Organization

• Friends of Flemingdon

Opportunities are identified for targeted discussions and 
collaboration through small group meetings (as needed) for in-
depth communication, in order to increase the applicant’s ability 
to obtain detailed feedback that can be more easily incorporated 
into modifications to the proposal.
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URBAN TRANSPORTATION 
CONSIDERATIONS 
(TRANSPORTATION IMPACT 
STUDY)
The Urban Transportation Considerations Report for the 
Proposed Development was prepared by BA Consulting Group 
Ltd. This report investigates transportation-related impacts 
from the Proposed development, including multi-modal 
considerations and a traffic operations assessment. 

The report recommends a reduced resident parking rate of 
0.45 spaces for phase 1 and 0.42 spaces per unit for phases 2-3  
and a reduced visitor parking rate of 2 spaces + 0.01 spaces per 
unit for the Proposed Development. This proposed reduced 
rate is reflective of the Subject Site’s proximity to higher-order 
transit and the shift in direction by City Council pertaining to 
parking minimums through Council’s recent adoption of By-law 
89-2022. By-law 89-2022 is a new parking by-law that outlines 
proposed changes to By-law 569-2013, including eliminating 
minimum parking requirements for most land uses across the 
city (excluding residential visitor parking) and transitioning to an 
approach comprised of maximum parking standards in order to 
better advance Official Plan policies to reduce auto-dependence 
and support transit and active transportation use.

The report also recommends a minimum of 2,200 bicycle 
parking spaces, comprised of 221 short-term spaces an 1,979 
long-term spaces, based on Zoning By-law 569-2013 and Toronto 
Green Standards (TGS) Version 4.0 Tier 1.

The report recommends two (2) Type G loading spaces, while 
Zoning By-law 569-2013 requires a total of four (4) loading 
spaces, including two (2) Type G and two (2) Type C loading 
spaces. Informal loading activity is anticipated to use the 
proposed lay-bys located near tower entrances.

Finally, traffic analysis indicates that new site-related activity 
can be accommodated within the existing road network and 
intersections.
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