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Dear Mr. Duke,

Thank you for the revised submission of the Official Plan and Zoning By-law Amendment
applications with respect to the above noted properties proposing the comprehensive redevelopment
of the site locally known as the Honest Ed’s site and Mirvish Village.

General Comments
City Planning’s letters dated March 27th 2015, and December 11, 2015 included several high level
comments regarding the proposal with regard to the provision of on-site parkland, the conservation
of heritage resources, and the proposed built form and density. We appreciate the efforts your team
has made to work with City staff and the community to better understand your vision for the site
and identify solutions to the comments raised previously.

City Planning acknowledges and appreciates the amendments made to the application, including
increased heritage preservation, the addition of the on-site park, the adjustments to massing and
scale and the additional detail and consideration given to other areas of the proposal, such as the
public realm, cycling infrastructure and the proposed day care space. We continue to appreciate the
many positive elements carried forward from the original proposal such as the range and size of
rental units being provided, the proposed marketplace, the focus on energy efficiency, and the
proposed revitalization of Markham Street. This proposal continues to advance a number of
significant city building objectives.

This letter comprises City Planning’s comments as informed by the revised submission, the
consultation process, our internal review and the outcomes from our meetings to-date with your
team. In contrast to our previous letters from March and December 2015, this letter details more
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specific comments on the proposal provided in an effort to further resolve outstanding issues and

conclude the Official Plan and Zoning By-law amendment process.

The City remains committed to working with your team, the community, our colleagues and elected

officials on the following matters.

Heritage Preservation
City Planning acknowledges and appreciates the conservation of additional heritage buildings on
the corner of Markham Street and Bloor Street West and those on the corner of Lennox Street and

Bathurst Street. The retention of these buildings assists greatly in transitioning the new development

with the existing context. As part of this application, staff will be recommending designation under

Part IV of the Ontario Heritage Act of all retained listed heritage buildings on the site.

742-746 Bathurst Street
The revised proposal retains the buildings at 738 and 740 Bathurst Street and removes 742, 744 and

746 Bathurst Street. This five-part row of three-storey buildings are of cultural heritage value as a

single composition helping to define and maintain the historic character of this area. The
demolition of 742-746 would result in the loss of the individual buildings as well as negatively

impact the set of buildings as a whole. It is a priority for Heritage Preservation Services staff that

these buildings be conserved. Intensification on these properties is still possible by developing

above the entire row at 738-746 Bathurst Street with the required 5.0 metre step backs, ensuring

legibility of their 3-dimensional form.

East-West Laneway
The heritage buildings at 760 Bathurst Street and 599-601 Markham Street are proposed to be
demolished to make way for a driveway through the site. The applicant is encouraged to retain all

three heritage buildings, potentially by shifting the driveway to the north, or reducing its width. As

City Staff are supportive of the Enhanced Public Realm Alternative, it appears that the vehicular

access along Bathurst may not be necessary, though the pedestrian connections are still supported.

City Staff acknowledge the impact these changes may have on the proposed market space.

Street Wall Height and Massing — Adjacent Heritage Building Scale
A more dynamic approach to the street wall of all base buildings, informed by both your revised
submission and the objectives of the Bathurst-Bloor Four Corners Study, is discussed later in the
Built Form Section of this letter.

The proposed 9-storey building proposed above the retained heritage structure at 585 Bloor Street

West includes a 4.5 metre step back and a small portion of the building encroaches into the
prescribed 45 degree angular plane. City Planning Staff recommend that the building be adjusted to
provide a 5.0 metre step back and fall within an angular plane measured from a height of 16.5
metres above the street line. We note these changes will also reduce shadowing impact on Bloor
Street West.

Proposed 19-Storey Building East of Markham Street
City Planning staff appreciate the changes made to the base of the 19-storey building fronting
Markham Street to relate better to the abutting heritage buildings. However, City Planning Staff
continue to have concerns about the overall height and scale relationship of this building with its
west and south adjacent contexts. A reduction in the height of this building to 12 storeys, while
maintaining a southerly transition would address the City’s concerns.
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Park Space
Parks, Forestry, and Recreation (PFR) Staff have provided comments on the provision of park space
in their memo dated June 27, 2016. As noted in our previous memo, the provision of new park
space within, and/or in the vicinity, of the proposed development is also a key objective of the
proposed redevelopment for the City Planning Division.

City Planning acknowledges and appreciates the inclusion of a new minimum 900 square metre
public park on the site. We reiterate our previous comments that the proposal should include an on-
site park in the area of i,20t) square metres, with the remainder being addressed off-site or through
other means. In order to increase the on-site park area City Planning staff suggest decreasing the
north-south width of both the 9-storey building fronting Bloor Street West and the east-west
laneway immediately abutting the proposed park.

Regardless of any massing changes to the building to the north, the applicant should consider how
active ground floor uses abutting the park can relate positively to this public space. Through a Site
Plan control application submission the City will review the treatment of any facades abutting the
park space.

Parkiand Dedication Letter - July 19, 2016
Please note the following regarding your letter dated July 19, 2016 (the ‘Park Letter’) regarding the
provision of on-site parkland.

City Planning and Parks, Forestry and Recreation Staff do not agree with the conclusions of the
Park Letter.

The Park Letter suggests that parkland requirements should be assessed individually on the
supposed 4 development blocks despite this proposal being filed and, importantly, processed and
considered as one application. The Park Letter’s assessment suggests a net parkiand dedication
requirement of 925 square metres as opposed to the 1,763 square metre requirement provided by
PFR in their June 27, 2016 memo.

The Park Letter concludes by stating that the provision of a consolidated on-site park space
improves the quality of park space available within the community. City Planning agrees with this
comment. However, the park letter fails to acknowledge that the obligation to provide new,
unencumbered, park land of varied sizes on each of the blocks would have significant impacts on
the developability of the sites as a whole. While City Planning Staff are appreciative of the efforts
to accommodate a park on-site and agree that this is the preferred approach given the scale of the
proposed development, we also recognize that consolidating the required park land greatly assists in
facilitating the developability of the remainder of the site.

Off-Site Park Space
As noted in City Planning staff’s previous comments, the City will consider provision of part of the
parkland dedication off-site should those lands be within approximately 500 metres of the
development site.

Should the proposed combination of on-site and off-site park space not total the required dedication
amount, the City will consider other opportunities to satisfy the remainder of the parkland
dedication requirements. Please provide a letter detailing the manner in which parkiand dedication
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requirements, as detailed in PFR’s June 27, 2016 memo, are proposed to be satisfied, in the next
formal submission.

Built Form, Hei%ht, and Density
City Planning acknowledges and appreciates the consideration given to comments from both City
Staff and the community regarding the massing of the proposed buildings. As our analysis of the
site in the context of the Bathurst-Bloor Four Corners Study has progressed since your original
submission we offer some more specific direction and recommendations regarding the proposed
built form.

City Planning staff support the intensification of this site and acknowledge that the emerging
policies from the Bathurst-Bloor Four Corners Study contemplate the construction of taller
buildings on this site, subject to compliance with a number of performance criteria. It is important
that redevelopment of this site address the City’s objectives regarding the built form and its impact
on the public realm as explored through the Bloor-Bathursi four Corners Study. Please note the
following recommendations regarding the proposed built form and the public realm.

The Public Realm
The public realm along the Bathurst Street and Bloor Street West frontages should be a minimum of
6.0 metres from the curb to the building’s ground floor, excepting instances where existing heritage
buildings have a setback of less than 6 metres. Where proposed new buildings are transitioning to
the front setback of adjacent heritage buildings the recommended 6 metre setback may be less.

Please provide further details on the interface between the daycare and dog run uses to the east and
the garage doors to the west of the Palmerston laneway. Please be advised this matter can be further
detailed and addressed within the Site Plan Control application.

Please be advised that both public realm options proposed are consistent with the intent of the
emerging Bathurst-Bloor Four Corners Study recommendations regarding public realm connections.
City Planning Staff support the proposed Enhanced Public Realm Alternative.

A number of gates are shown on the plans bordering the proposed market and some of the interior
pedestrian paths. While we acknowledge that the market may have to be inaccessible for the general
public from time to time, please advise whether the diagonal connection to Bloor Street West and
Bathurst Street is intended to be open.

The City intends that both Honest Ed’s alley and the new east-west connection through the site will
be publicly accessible at all times. The City will seek the appropriate easements, where necessary,
to secure this access permanently.

The plaza at the corner of Bathurst Street and Bloor Street West functions as both an important
pedestrian gateway to the site and an acknowledgement of the location of the Honest Ed’s building.
City Staff acknowledge and appreciate the approach to the public space at this corner including the
southwest connection proposed through the Enhanced Public Realm Alternative. City Planning
staff suggest that the height of this space below the cantilevered building be increased to open up
the plaza to the intersection and adjacent public spaces.
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The public realm along Lennox Street should include additional tree planting. It is recommended
that additional tree planting and green space within the currently proposed building setbacks be
provided. This matter will be secured through Site Plan Control.

While detailed landscape drawings are typically not submitted at the Official plan and Zoning By
law stage of the development review process, please be advised that City Planning staff will require
that plans be revised to include additional green space, tree planting, and other soft landscaping
within the public realm.

City Planning advises that, in addition to the typical landscape plan requirements, the following
plans and information related to the public realm will be required at the site plan control stage:

• Details of the on-site, at-grade bike parking, both within the rights-of-way and privately-
owned, publicly-accessible spaces,

• Photometric drawings and details of all external light fixtures within the rights-of-way and
privately-owned, publicly-accessible spaces, and,

• Significantly more details on the nature of Markham Street public realm, including the
programming, balance of the soft and hard landscaping, design of spaces to complement the
heritage context, and other opportunities created by the unique nature of the space.

Ground floor Heights
The floor to floor heights at street level should reinforce the area’s prevailing scale and character as
they transition toward the west frontage on Bloor Street West and the south frontage on Bathurst
Street. The floor height of the ground floor should read as a maximum of 4.5 metres. City Planning
staff suggest incorporating a combination of 4.5 metre floor/floor heights and different architectural
expressions at this height on the Bloor Street West, Bathurst Street West and Lennox Street. In
order to provide flexibility in the ground floor design, City Planning would support higher ground
floor heights toward the Bathurst Street and Bloor Street West intersection.

Base Buildings and Separation Distance
A number of units proposed on the lower levels of the podium are separated from other facing units
by the width of the north/south laneway, shown as 7.0 metres. The City’s Official Plan directs that
new development have regard for light, view and privacy. Inadequate facing distances result in
impacts in these areas. City Planning staff are concerned about the proposed primary window to
primary window interface at 7.0 metres. Typically, 11 metres is the minimum separation distance is
contemplated for this type of facing condition.

The proposed buildings should be adjusted to provide increased separation distance between these
primary facing windows, or floor plans should be adjusted to remove the current 7.0 metre primary
window to primary window facing condition. City Staff acknowledges and supports the placement
and orientation of the live-work units in the podium of the buildings on Bathurst Street intended to
address the narrow facing condition at this location. The addition of office or live/work units in
these spaces may assist in addressing the facing condition.

Street Wall Height and Step Backs
The proposed street wall heights in the revised plans range from approximately 9 to 26 metres with
step backs which range from 3.6 to 7.2 metres from the street line. The revised proposal breaks up
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its street wall façades with a number of vertical components that both animate the façade and

visually enhance adjacent spaces. The dynamic street wall is a positive aspect of the proposal that

has been further improved with the revised plans.

In order for the applicant to comply with the emerging Bathurst-Bloor Four Corners Study policies

please note the following with regard to the design of the street wall height.

• In general, the maximum height of the street wall of any building abutting a heritage

building will be no greater than 13.5 metres.

• The average height of the street wall fronting Bloor Street West between Markham Street

and Bathurst Street will be a maximum of 16.5 metres, not exceed a maximum height of 20

metres at any point, and generally transition downward toward the west. The proposed

street wall currently transitions upward toward the west and includes one projection above

20 metres. Be advised that the width of the laneway is not intended to be factored into the

calculation of average street wall. City Planning staff note one way this could be achieved is

by increasing the height of the 9.2 metre street wall at the Corner of Bloor Street West and

Bathurst Street to 16 metres or more, and decreasing the height of the building with a 23.4

metre street wall to a height of 20 metres or less.

• Further to the above point, the street wall of the base building at the south east corner of

Bloor Street West and Markham Street should be a maximum of 13.5 metres. Please also

provide a stepback a height of 13.5 metres along the Markham Street frontage of this

building to break up the shear wall facing Markham in this location.

• The street wall of the proposed 9-storey building on Bloor Street West should be a
maximum height of 13.5 metres.

• The average height of the street wall fronting Bathurst Street between Bloor Street West and

the north property line of 75$ Bathurst Street will be a maximum of 16.5 metres and not

exceed a maximum height of 20 metres at any point. The proposed street wall includes two

projections above 20 metres. City Planning staff note one way this could be achieved is by
increasing the height of the 9.2 metre street wall at the Corner of Bloor Street West and

Bathurst Street to 16.5 metres and decreasing the height of the building adjacent to 75$

Bathurst Street to 20 metres or less.

• The proposed street wall between 756 Bathurst Street and 746 Bathurst Street is, on average,

taller than the street wall of any other segment of the frontage in the proposed development.

In order to better relate to the heritage buildings on either end of this frontage, and transition

the development better toward the south, the street wall heights should not exceed an

average of 13.5 metres and a maximum of 16.5 metres in this area.

City Planning Staff suggest that the approach to street wall heights noted above, specifically with

regard to the average height, is not appropriate for every development site and should not be

considered a common practice. It is being employed in this specific instance to support the varied

street wall design of the proposed redevelopment with the street wall policies contemplated within

the Bathurst-Bloor four Corners Study.
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In order for the applicant to comply with the emerging Bathurst-Bloor Four Corners Study policies
above the height of the street wall, new buildings will step back a minimum of 5.t) metres when
adjacent to, or above, a heritage building and a minimum of 3.5 metres when not adjacent to a
heritage building. In instances where a street wall is taller than 16.5 metres, additional step backs
are contemplated.

The proposed base buildings should comply with a 45 degree angular plane measured from a height
of 16.5 metres at the property line. Tall buildings above base buildings are not required to comply
with this angular plane.

Shadowing
City Planning staff acknowledge that any towers on site have the potential to incrementally shadow
the Bloor Street West and Bathurst Street public realm at different times of the day. The revised
submission has reduced the shadow impact on Bloor Street West however further adjustments to the
site will improve the sunlight condition on Bloor Street West further still and assist the proposal in
achieving the intent of the Bathurst-Bloor Four Corners polices regarding sunlight. The Bathurst
Bloor Four Corners polices will require that base buildings allow continuous sunlight on the north
sidewalk of Bloor Street between 11:18 a.m. and 4:18 p.m. at the equinoxes and on the Bathurst
Street public realm between 11:18 a.m. and 3:18 p.m. at the equinoxes. Tall buildings situated on
site will shadow the north side of Bloor Street West beyond the shadows permitted by the base
buildings. The Bathurst-Bloor Four Corners polices will require that tall buildings be massed,
designed, and located ensure that a minimum of 50% of the north sidewalk of Bloor Street West,
between the east side of Palmerston Boulevard and the west side of Albany Avenue, is in direct
sunlight between 11:18 a.m. and 4:18 p.m. between the equinoxes.

Listed below are several suggestions for further improvements of the sunlight condition on Bloor
Street West:

• The 33-metre facing width of the east-west oriented tall building at the corner of Bloor
Street West and Bathurst Street could be reduced.

• Reducing the 29-storey building height, as is recommended later in this letter in the context
of Neighbourhood transition, will improve sunlight on Bloor Street West east of Bathurst
Street in the mid afternoon at the equinoxes.

• The rear portion of the proposed tall building at the south/east corner of Bloor Street West
and Markham Street could be adjusted to increase sunlight on Bloor Street West from 1:18
p.m. to 2:18 p.m. at the equinoxes.

• The proposed 9-storey building on the south-west corner of Bloor Street West and Markham
Street shadows the Bloor Street West north sidewalk between 12:18 pm and 1:18 pm at the
equinoxes. This condition appears able to be remedied through a height reduction to the
mechanical penthouse, and possibly the top storey, and minimal changes to the massing at
Bloor Street West.

• In general, the taller base building street walls should be incorporated into the base of tall
buildings as opposed to the areas between tall buildings.
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With regard to shadowing on Bathurst Street, please provide more detailed information on the
manner in which the development shadows Bathurst Street, specifically regarding the percentage of
the public realm that is in direct sunlight between the hours of 11:18 am and 3:18 pm at the
equinoxes.

Talt Buildings and Transition to Neighbourhoods
As expressed in our previous comments and the emerging policies of the Bloor Bathurst Four
Corners Study, Tall buildings are able to be accommodated on the east block of the development
site. This site is unique in the study area. It is able to accommodate new park space, retain a
significant number of heritage buildings, increase porosity in the public realm, and drive other City-
building objectives in a significant way while providing an appropriate height and massing
transition to adjacent Neighboztrhoods at heights greater than would be possible on any other sites in
this area.

In order to ensure that the scale of these tall buildings transitions appropriately to adjacent areas of
lower scale, these tall buildings must be situated beneath a 45-degree angular plane measured from
all surrounding designated Neighbourhood areas. It appears that minimal changes to the proposal,
excepting some more significant reductions to the proposed 29-storey building fronting Bathurst
Street which substantially penetrates this angular plane, are necessary to achieve this transition.

Proposed 9-Storey Building on the West Block
The proposed 9-storey building, fronting Bloor Street West, east of Markham Street encroaches into
the angular plane as measured from the Neighbourhood. City Planning Staff acknowledge the
rationale provided in the revised Urban Design Analysis, Planning Rationale & Avenue Segment
Study dated May 17, 2016 with regard to this building and the assistance it provides in forming our
recommendations on this part of the proposal.

The proposed building is situated in a the border of an uncharacteristically deep mixed use property,
abutting the most shallow mixed use are designation fronting Bloor Street West from Spadina
Avenue to Dundas Street West. This circumstance is not replicated anywhere along the Bloor Street
West corridor from Spadina Avenue to Dundas Street West. City Planning Staff acknowledge that,
while the Mixed Use Area designation is uncharacteristically shallows adjacent to the site, this area
is designated as an Avenue by the City’s Official Plan and should be considered for some level of
contextually appropriate intensification. In this context, as the proposed building is in close
proximity to multiple forms of transit, is situated and massed in a manner which limits its impact on
adjacent properties and streets, does provide a transition toward the south and west, and includes the
retention of a corner heritage building, City Planning staff consider the proposed 9-storey building
to be supportable provided:

• the dimensions of the 9-storey building and the laneway immediately to the south are
adjusted to increase the area of the proposed on-site park,

• The massing of the upper floors toward the southwest are adjusted to increase the transition
to the west and south.

• The units are oriented and any balconies are screened to mitigate impacts of privacy and
overlook on the area to the west and southwest.
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• the Bloor Street west frontage includes a street wall height of 13.5 metres with appropriate
step backs, and any building mass above the street wall height is contained within an angular
plane measured from 16.5 metres above the street line, and

• the mechanical penthouse and upper floors arc re-massed to eliminate shadowing on the
north side of Bloor Street West north sidewalk after 11: 18 a.m. at the equinoxes.

Tall Buildings and Separation Distance
When addressing the above comments, the proposal should maintain a minimum of 25 metres
between towers, excluding balcony projections.

It appears that, in one instance, the interior building on the east block is not separated from the
adjacent building by the required 25 metres. This issue may be resolved, in this instance, by
ensuring the buildings are offset as they appear to currently be, by maintaining all other tall building
separation distances at 25 metres or greater, and by reducing the height of building behind the
houses on Markham Street, as recommended earlier in this letter.

Tall Buildings and floor Plates
The City is supportive of the proposed tower floorplates of less than 600 square metres.

Building Elevations
City staff appreciates the considerable design work on the facades of the building, specifically those
fronting public streets. City Staff expect a similar level of regard given to the façades not facing
streets, interior to the site. While this appears to be the intention, based on your elevations, please
provide some visuals to better illustrate the facades of the rear of buildings, in a manner similar to
the visuals provide for the frontages.

Please be advised that the materiality of the facades will be further discussed and secured within the
context of a Site Plan Control application.

Other Comments
Transportation Planning
Comments from Transportation Planning will be provided under separate cover.

Residential Units and Unit Mix
Staff support the provision of rental units within the proposed development. The provision of rental
units assists in implementing the City’s objective to provide for a range of units types and tenures
across the City. City Planning Staff also encourage the provision of affordable rental units within
the development.

The revised unit mix includes 9.7% of the units proposed contain 3 bedrooms or more. Further to
our previous comments, a minimum of 10% of the units proposed should include 3 or more
bedrooms. City Staff are supportive of 27.9% 2 bedroom units.

Residential Amenity Space
Further information regarding the size, programming, location of indoor and outdoor amenity
spaces is required for review.
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Office Space and Live-Work Units
A number of live-work units are being proposed. While this contributes positively to the mix of

residential spaces within the building, City staff request further detail on the design of these spaces,

with specific regard to the manner in which these spaces differ from standard residential units. City

staff are also interested in how these spaces may offset the removal of the existing employment

space from the development site. The details of the live-work spaces may be discussed further

within the context of a Site Plan Control application.

Wind Study
The wind study report is not acceptable in its current form. A computer desktop study must be

completed to ensure the proposed public realm and private amenity spaces have comfortable wind

conditions.

District Energy
Please provide further information on the proposed District Energy plan. City staff would like to
better understand the details of the facility, the rationale for the proposed location of the facility,

and any potential architectural opportunities created by locating the facility where it’s currently

proposed.

Conclusion
City Planning recognizes and appreciates the amendments made to the application, including

increased heritage preservation, the addition of the on-site park, the adjustments to massing and

scale and the additional detail and consideration given to other areas of the proposal, such as the

public realm, cycling infrastructure and the proposed day care space. We continue to appreciate the

many positive elements carried forward from the original the proposal such as the range and size of

rental units being provided, the proposed marketplace, the focus on energy efficiency, and the

proposed revitalization of Markham Street. This proposal continues to advance a number of
significant City building objectives.

The City will continue to work with you and your team, the local community, and the Ward

Councillor on the matters detailed in this letter.

If you have any questions regarding the above, or wish to arrange a meeting to discuss amendments

to the application, please contact the planner assigned to this file, Graig Uens at 416-397-4647 or
guens@toronto.ca

Yours truly,

/ Lynda H. Macdonald, Planning Manager
Community Planning, Toronto and East York District

cc:
Peter Venetas - 503, 19 Duncan Street, Toronto, Ontario, M5H 3G6
Benjamin Hoff — 197 Spadina Avenue Suite 600 Toronto, Ontario M5T 2C$
Gregory Henriquez — Henriquez Partners Architects, 402 West Pender Street, Vancouver, British
Columbia V6B 1T6
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