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The Site and Area |  

SW Corner of Bloor St W and Bathurst St 



The Site and Area | SITE ADDRESS 
Bathurst 

Subway Station 

9-Storey B.Streets 

Condo (not pictured) 

Honest Eds 

Central Technical 
School 
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Official Plan – Urban Structure Map 



Avenues (2.2.3) 
• In conjunction with the Centres, 

Employment Districts and the Downtown 

and Central Waterfront, the Avenues 

form part of the City’s growth 

management strategy in the Official 

Plan.  

 

• Segments of main commercial streets 

that can accommodate new housing 

and jobs while improving the public 

realm.  

 

• Growth on Avenues is established 

through Avenue Studies, done for each 

avenue over time, which result in 

amendments to Zoning and often the 

creation of urban design guidelines for 

these Avenues. 



Official Plan – Land Use Map 



Mixed Use Areas (4.5) 

• Will absorb a portion of Toronto’s 

growth over time.   

 

• Create of a balance of uses that 

reduce automobile dependence, 

meet the needs of the community 

and provide new jobs and homes. 

 

• Variable scale and density subject to 

area context.   

 

• New buildings will frame streets, 

minimize shadow impacts, transition 

toward lower scale areas and provide 

an attractive, safe and comfortable 

pedestrian environment. 



Heritage Policies (OPA 199) 

• “Properties…of potential 

cultural heritage value or 

interest will be identified and 

evaluated to determine their 

cultural heritage value…” 

 
 



Avenues & Mid-Rise Buildings Study 

The building envelope should allow 

for a minimum of 5-hours of sunlight 
onto the Avenue sidewalks from 

March 21st -  September 21st.  



Avenues & Mid-Rise Buildings Study 

Buildings in a Character Area Should maintain a 

consistent cornice line for the first step-back by 

establishing a “datum line” or an average of the 
existing cornice line.  



Existing Streetscape 

Bloor St Looking East 

Bloor St Looking West 

Bathurst St Looking South 

Bathurst St Looking North 



Avenues & Mid-Rise Buildings Study 



Tall Building Design Guidelines  
3.1.1 BASE BUILDING SCALE AND HEIGHT 

 

Design the base building to fit harmoniously within the existing 

context of neighbouring building heights at the street and to 

respect the scale and proportion of adjacent streets, parks, and 

public or private open space.  



Bloor Corridor Visioning Study 
4.1.6. Bathurst Node 

 

• A location may appropriately accommodate 

intensification. 

• New development should incorporate a low-

rise podium consistent with the street wall of 

the Main Street Precinct, with similar fine-

grained uses and characteristics.  

Subject 
Site 



Bathurst Street Built Form and Land Use Study 

• OPA and ZBA approved By 
Council in July/August 2014 

 

• Directed an Area Specific 

Study of the Bloor and 

Bathurst intersection.  

 

• Directed staff to initiate 

Heritage Conservation District 

Study of Mirvish Village. 

 

 

 
 



Bloor / Bathurst 4 Corners Study 
Area-Specific Study: 

• Public realm,  

• Connections,  

• Heritage  

• Open green space 

• Built form,  

• Transition, etc 

 

• April 14, 2015 – Guiding 
Principles adopted by TEYCC 

will inform Policy. 

 

• Late 2015 – Target for OPA on 
4 Corners.   

 

 



Urban Design – 4 Corners 

 

 

 

 
 

Vision for Mirvish Village 
• Conserve fine grain retail on Bloor and 

Bathurst Streets 

• Keep Markham Village the way it is with 
small scale, local retail, walkability and 
front yards 

• Create a pedestrian street in Markham 
Village 

• Locate a cultural hub in the study area, 

possibly at the southwest corner of the 
Bloor-Bathurst intersection 

• Create east-west mid-block pedestrian 
and cyclist connections south of Bloor to 
connect between Bathurst and Markham 
Street 

• Create pedestrian priority at Bathurst-Bloor 
intersection 

• Create an open space or plaza at the 
intersection,  preferable the southwest 
corner 

• Create a community gathering on the 

southwest portion of the study area 
• Locate any increase in density towards the 

intersection  



Urban Design – 4 Corners 

 

 

 

 
 

Built Form Principles  
 

• Continue the tradition of small 

scale, pedestrian-friendly 

streets and blocks  

 

•  Locate any increase in height 

or density at the intersection of 

Bloor-Bathurst 

 

• Maintain the character, scale 

and format of existing buildings 

 

• Transition development 

downwards in scale towards 

Neighbourhoods to be 

compatible with low-rise 

housing 



HERITAGE  

 

 

 
 

Potential heritage properties on  

Bathurst & Markham Streets 

identified through: 

 

- Bathurst Bathurst St Built Form 

and Land Use Study 

 

- Internal staff evaluation  



Potential Heritage Properties 



Preliminary Planning Comments 
Issued in May 2015 on preliminary  

Plans: 

• Ambitious Height and Density 

 

• Concerns of the base building heights 

and shadow impact on public streets 

 

• Opportunity for on-site green space  

 

• Conservation of Heritage Resources 

 

• Exploring Servicing Capacity 

 

• Conformity with emerging Bloor / Bathurst 

policy 

 



Zoning By-law 569-2013 

• Zoned Commercial / 

Residential.  

 

• Maximum building 

heights of up to 16 

metres, transitioning to 

14 and 11 metres. 

 

• Adjacent Zoning - 

Residential, allows 10 

metre heights 
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Applicant’s Proposal | Overview 
• Several tall buildings  

– 29 – 26 – 18 storeys fronting Bathurst 

– 29 – 25 storeys fronting Bloor 

• 1,017 residential units (71,000 sqm) 
– Studio   62  6.1% 

– 1 Bedroom  462  45.4% 

– 2 Bedroom  390  38.3% 

– 3+ Bedroom 87  8.6% 

– Live/Work  16  1.6% 

• 15,300 sqm of non-residential 

• 6.24 times site area (excl. r.o.w.) 

• 3 levels of underground parking  

• 674 vehicle parking spaces 

• 982 bike parking spaces 
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The challenge this application presents to Toronto City 

Planning will be the way in which an appropriate 

height and density for this site is determined, 

balancing the proposal before the panel today, with a 

scale of development driven by the area context and 

policy framework.  



Questions of the Panel 

• How can the proposed height, density, and building massing be 
reduced and/or redistributed to better respond to the context 

and transition to its surroundings, understanding that the final form 

of a development on this site will influence the redevelopment of 

other sites on the Bloor corridor as well as the other 3 corners of 
Bathurst and Bloor?  

 

• How can the proposal be designed so as to appropriately 

conserve all identified heritage resources on, and adjacent to, 
the site? 

 

• How might the provision of parkland, which is estimated at 2,000 

square metres for this proposal, be achieved in a way that 
complements a redevelopment of the site? 

 

 


