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Memo to Graig Uens 
From the Mirvish Village Task Group 
Re Westbank Revised Submission 
October 6, 2016 
 
Dear Graig, 
 
The MVTG met October 4 to reflect on the update you and other staff provided 
to your Discussion Group on September 27. We appreciate the work all of you 
have been putting into this file.  
 
We won’t reiterate all the points made and questions asked in our previous 
memos of June 2 and June 29, but note that many of our questions, comments 
and suggestions are still relevant and our continuing concerns need to be 
addressed. 
 
We are coming under some pressure from residents who want to know how the 
MVTG is representing their interests. They are anxious about the development, 
and we feel that a timely response to them is in everybody’s best interests. To do 
this we will need the benefit of further information from you, much of which we 
note in our comments below. To respond to these residents it is our intention to 
post this and our previous two memos on our web site. We also plan to hold a 
PARA sponsored neighbourhood consultation. As a further outreach to the 
residents who will be most affected by the development, would you be willing to 
host a quick site visit and walkabout, perhaps conducted by City Planning and 
Urban Design? 
 
As you and other staff are bearing down on the detail of the Westbank 
application, so this memo is also concerned with getting some of those details 
right. The second theme of this memo is interconnectedness and how one aspect 
of the project affects others in significant ways. 
 

1. Although the tower heights and density seem to have come down 
somewhat, there is still a big gap between what will fit (barely) under the 
angular planes and what will fit into and benefit the neighbourhood. As 
we’ve said on numerous occasions, there will be a lot of opposition from 
the neighbourhood if the scale is not considerably reduced. The present 
scale would overwhelm the neighbourhood in many ways, while a more 
reasonable development would enhance it. We need to get beyond the 
metrics of angular planes and shadowing (important as those are) to 
consider the many interconnected factors that make up the context for this 
development. Please see our suggestion in Appendix A. 

2. Street Wall. We like your proposal and logic for creating street walls along 
Bloor and Bathurst streets that are varied and diminishing in height. 
However, a consideration of street wall needs to be wrapped around into 
the other streets – Lennox and Markham – so that the buildings are seen as 
having four facades, not just one. Please see our more detailed comments 
in Appendix B. 
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3. Related to the comment on street wall is a request to have renderings of 
the site that take the pedestrian perspective. Having a walking view will 
reveal some of the pluses and minuses of the plan. The 12 storey building 
to the east of Markham will be seen to overwhelm the heritage houses, 
despite being moved back from its original cantilevered position. 

4. Similarly, we think the plan would benefit from showing the existing 
buildings on opposite sides of the street, so that we get a sense of the 
streetscape as it will be actually experienced – B Street condos, the 
Randolph, shops on the north side of Bloor. 

5. Also, we need a view of the park from the user’s perspective. This will 
reveal the present problems created by facing it on the north side with a 
very large building with loading, servicing, gas mains etc. on the south 
wall. A user view from the park looking east will also support the 
argument for reduced height and density on the main site. 

6. We were glad to hear of the City’s defence of the heritage buildings and 
Westbank’s probable retention of these. As we suggested earlier, the 
northernmost heritage building on Bathurst could be preserved if the 
east/west lane from Bathurst were turned into a pedestrian lane (with 
access for emergency vehicles). This would mean that the lane would not 
have to be widened. We think a pedestrian lane would be much better for 
the site than the original vehicle lane. 

7. We move south to Lennox to consider a significant traffic issue. We think 
that entrance to and exit from the parking lot onto Bathurst will best be 
managed by intelligent signaling and a pedestrian scramble at Lennox and 
Bathurst. We are opposed to creating an additional left turn lane for a 
variety of reasons, not least of which is the already congested nature of 
that intersection and the ensuing difficulty of managing efficient 
pedestrian crossing of three lanes. We will take this and other traffic issues 
up with Transportation Planning and hope you can be part of the 
conversation. 

8. The influx of many new residents and shoppers will exacerbate an 
existing problem at the Bathurst station, where buses and streetcars have 
considerable wait times until their turns can be made, free from 
pedestrians. For this reason we encourage consideration of an 
underground link to the station. 

9.  We estimate that approximately 60% of the public realm space of the site 
is or will be owned by the City (Markham St., Honest Ed laneway, 
Palmerston Lane, park, public sidewalks, setbacks etc.). We strongly 
advise against selling any City land to Westbank, although it makes sense 
to sell the subsurface rights under Honest Ed laneway so that the parking 
garage can be built. Similarly, the parkland (with a deleted east/west lane 
to the north included) should be conveyed to the City before the OPA 
goes to Council. We think that there is little reason to join Palmerston 
Lane with Markham at the north end, and this proposed laneway could be 
better used to increase the size of the park. Servicing of the building on the 
south west corner of Markham and Bloor could be done from either Bloor 
or Markham, and like the other buildings we think it should be reduced in 
scale. 
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10. The market is central to the commercial success of the site. It will also be a 
neighbourhood benefit. It should be part of the submission to Council. 
However, we need to know more about the market plans because there 
are models which Westbank has used elsewhere, which in our view, will 
not work in this neighbourhood. We want this to be a successful venture.  

11. Site Plan Memorandum of Understanding between City and Westbank. 
Many items that normally form part of the site plan are of prime interest 
to residents and will cause continued anxiety unless there are some 
assurances given at least at a high level. These items include a 
construction plan, design objectives for the public realm, decision making 
processes and maybe more. We recommend that a memorandum of 
understanding dealing with these issues and objectives at a high level be 
created before the OPA goes to Council. We do not anticipate this 
delaying the application process. 

 
Regards, 
 
Paul MacLean, on behalf of the Mirvish Village Task Group 

 
Appendix A: A workable solution to tower heights based on density 
 
1)  WB brought forward their 2nd submission in June.   

• 6 towers ranging in height from 9 floors to 29 floors  
• Floor plate areas are about the same (650 square meters) so each 

floor is about the same; therefore their proposal had a total of 115 
floors (+2 for the energy plant)  

• MVTG told the City it was still far too tall and dense. Public 
consultation (June 13) was predominately about how out of context 
it was; similar very strong criticisms of height and density. 

 
2)  Sept 27 City Planning Discussion Group 

• City Planning proposed to reduce Bathurst St. mid-block building 
from 29 to 23 floors to get under angular plane.  

• City Planning proposed to reduce Lennox St. Building behind 
Markham St. heritage properties from 20 to 12 for reasons of 
context.    

• Summary:   Reduce 14 floors or ~12%.    
• MVTG cannot support this small reduction and we know our 

neighbourhoods will not accept it. 
 
3)  Go-Forward Plan 

• MVTG is working toward numbers - by tower location - that could 
underpin a workable solution.  

• MVTG anticipates that a reduction of at least 30% or more (from 
second submission) will be needed to get any chance of support 
from neighbourhood. 
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• We can defend a reduced submission of 30% or more on the basis 
of interconnected factors – fitting into the neighbourhood context, 
built form, density, population increase, traffic, retail activity etc. 

• Majority of floor reduction will need to come from buildings 
adjacent to neighbourhood - 2 buildings adjacent to Lennox and 1 
building adjacent to Palmerston Lane. 

 
Appendix B: Comments on street wall 
 
1)  Markham & Bloor Building:   
The face of the building on the corner of Markham and Bloor needs to be more 
sympathetic to the heritage properties across Markham Street and down 
Markham Street. Pushing the building eastward and forcing the tower to step 
back would relieve the way it dominates Markham Street as you walk north. The 
street wall of this building facing across Markham also needs to be reworked to 
make it reference better to the heritage building on the opposite corner. 
 
 
 
2) Lennox Street street wall:    
There is no street wall today.  There are three 100+ year old private homes, the 
heritage listed Victory Café, the heritage listed Wringley Buildings, the heritage 
listed Bathurst Street United Church / Randolph Academy.  WB’s street wall 
needs to be scaled and designed with a specific mind to being surrounded by so 
much heritage as well as being the face to the neighbourhood to the south. 
 
 
 
 


