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Character challenge

C L I M AT E A C T I O N

Life style
changes required

RENT CONTROL CAUTION

MOTIVATE DEVELOPERS
Sarah Niedoba

P

rovincial rent control
provisions have been
applauded by Ryerson’s
City Building Institute in
a recent report. However,
its author cautions that the
regulations long-term success
lies in the province’s ability to
keep developers motivated to
build new rental supply.
Last month the province
introduced its Fair Housing
Plan—sixteen measures
intended to cure Ontario’s
ongoing housing and
affordability crisis, and cool
Toronto’s red-hot housing
market.
“Landlords are taking on
more risk, now that rent control
is in place,” says report author
and City Building Institute
research manager Graham
Haines. “Tenants might want to
stay longer in a rent-controlled
apartment, so finding ways
to offset that risk will be
an important task moving
forward.”
In a move intended to
spur rental development, the

province has introduced
incentives for developers.
These include new property
tax regulations so that new
apartment buildings will be
taxed at residential, rather
than the higher commercial
rates and $125-million in
development charge rebates
to reduce the upfront costs for
rental projects in areas of high
demand.
Using data from Toronto’s
rental market the Haines
concludes that the impact of
rent control in the absence of
these supply-side incentives
is very small. His analysis
shows that the 25-year
income expectation for a rentcontrolled apartment is 98.5
per cent of that for a non-rent
controlled unit.
Fortress Real
Developments senior vice
president Bill Myers agrees
that incentives to encourage
more rental supply are the
answer. He considers the rent
control regulations “terrible,”
and believes they will lead

to a lack of rental unit
development in Toronto.
“I’ve been talking to
developers who are in the
process of building rental
units right now, and what
they’re doing is changing the
type of units they’re going
to rent. Instead of having
some family-sized units, now
they’re looking to rent out
single-occupancy units, with a
higher turnover rate,” he says.
“The only thing that’s going
to dampen the rental market
is more supply, and this rent
control is only going to make

that problem worse.”
According to Haines, this
is where provincial incentives
come into play.
“To ensure these rules
work to the betterment of
everyone in the long term,
we need to make sure the
province incentivises new
rental construction,” he says.
The report recommends
the province consider
additional development
incentives including aboveinflation rent increases in
some market segments. It
argues that the long-term
CONTINUED PAGE
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NRU AT 20
UPCOMING

IMPORTANT ROLE

M AY
8

Economic Development
Committee, 9:30 a.m.,
committee room 1

9

Public Works & Infrastructure
Committee, 9:30 a.m.,
committee room 1

Geordie Gordon
2015-2016

10 Community Development &

Recreation Committee, 9:30
a.m., committee room 1
Toronto Public Art Commission,
5:30 p.m., committee room 3
11 Budget Committee, 9:30 a.m.,

committee room 1
16 Executive Committee, 9:30 a.m.,

committee room 1
17 Budget Committee,

RESCHEDULED
18 Design Review Panel, time TBC,

committee room 1
Toronto Preservation Board,
9:30 a.m., committee room 2
24-26

Council, 9:30 a.m., council chamber
30 Economic Development

Committee, 9:30 a.m.,
committee room 1
31 Planning & Growth Management

Committee, 9:30 a.m.,
committee room 1

JUNE
7

Build Toronto, time and location
TBC

8

Design Review Panel, time TBC,
committee room 2

14 Toronto Public Art Commission,

5:30 p.m., committee room 3
Local Appeal Body, 9:00 a.m.,
location TBC
22 Toronto Preservation Board,

9:30 a.m., committee room 2

J U LY
12 Toronto Public Art Commission,
5:30 p.m., committee room 3

As part of its 20th anniversary
celebrations, NRU reached out
to its reporters, editors and longtime subscribers over the last two
decades asking them to write an
article recalling their time with
NRU. Be prepared for nostalgic
reminiscences, a look at the
past in light of the city’s present,
some personal reflections and
humorous anecdotes.

F

or a recent grad, there can
be no better way to be
introduced to the variety of
planning issues in the city than
to be the planning reporter for
NRU. As I quickly found out,
you are thrust into the role of
creating a record of the policies,
developments and decisions
that are shaping the future of
the city.
Having no personal understanding of the deadline demands
for reporting, I remember my
first few weeks at NRU as akin
to learning how to swim by
being thrown into the deep end
of the pool. Although, based on
anecdotes from earlier reporters
that I have been reading in this
column about collecting

physical copies of city reports
and OMB decisions, I had
things pretty easy.
As I got up to speed on the
routines of reporting, I also
began to get a handle on both
the volume and complexity of
planning matters in the city.
Beyond the important and
necessary articles on specific
developments (which more
often than not broke along
similar lines of developer versus
the community/councillors,
or staff), I particularly enjoyed
writing articles that had broader
impacts on planning in the city.
Topics such as secondary plans,
design guidelines, transit networks, and plans for designated
regeneration areas were always
of particular interest because
they were shaping the future
of the city more broadly. The
importance of NRU as a forum
for discussion is reflected in the
readiness of so many planners,
lawyers, politicians, and staff to
have that conversation in the
pages of the publication.
I think it was this aspect of
the job that I enjoyed the most.
It put me in a position to talk to
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the decision-makers and
important players, which in
turn allowed me to explore
my own curiosities and ask
questions about these plans,
which were being shaped at the
nexus of political, economic
and environmental forces.
And I think that is where NRU
thrives, in examining the
nitty-gritty planning details
that would be passed over by
the daily papers, yet will have a
huge impact on the way the city
will look and feel, 10, 20,
50 years into the future.
Congratulations to NRU on
celebrating its 20th anniversary
of publishing the Toronto
edition. Its longevity and
continuing relevance, even
given the dramatic evolution
in the way that most news is
consumed, is a testament to the
commitment of all involved in
its production both now and
over the past 20 years.
Geordie Gordon obtained his
masters of planning from Ryerson University. He currently lives
in Melbourne, Australia.
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MT. PLEA SANT TO WNH O U SES R EFU SED

DEFINING CONTEXT
Andrew Cohrs

A

townhouse infill
development proposed
for a stable Mr. Pleasant
neighbourhood has become a
source of disagreement about
neighbourhood character and
local context.
1618950 Ontario is
proposing to construct 10
three-storey townhouses
with underground parking
at 14-16 Elvina Gardens and
197 & 197R Erskine Avenue.
The proposal, which has an
overall site density of 1.31 fsi,
is premised on an unusual lot
assembly: four lots that include
a lot on Erskine Avenue with a
detached dwelling, which will
remain, an interior lot without
street frontage, and two lots
on Elvina Gardens with semidetached dwellings that will
be demolished. As a result,
the proposed townhouses are
oriented to the interior of the
site and not to a public street.
City planner Kathryn
Moore told NRU in an
email that the irregular lot
pattern contributed to staff ’s
determination that the proposal
represents an inappropriate
form of infill development.
“The application represents
an inappropriate form of infill
development, namely the lot
assembly creating an irregular
lot pattern, overdevelopment,
lack of public frontage, reduced
FRIDAY, M AY 5 , 2 0 1 7

setbacks and increased height
from what is permitted in the
zoning by-laws.”
North York east section
manager Willie MacCrae
agrees. He told NRU that this
land assembly is the main
reason staff could not support
the application.
“The main issue is the idea
of consolidating multiple lots
in a neighbourhood to facilitate
a development site. Land
assembly in a neighbourhood
is not what we are generally
supportive of. [It] would
destabilize the neighbourhood.
... Our neighbourhood policies
speak to ensuring the existing
context is maintained.”
MacCrae said supporting
such a development would
Site plan of 1618950
Ontario’s proposal at
14-16 Elvina Gardens
and 197 & 197R Erskine
Avenue, Toronto
SOURCE / ARCHITECT: KEITH
LOFFLER MCALPINE ARCHITECTS

1618950 Ontario’s
development site at
14-16 Elvina Gardens
and 197 & 197R Erskine
Avenue, Toronto

send the wrong message to
developers about how the city
should grow.
“Townhouses are fine
were they are appropriate,
but to say [that] in all our
neighbourhoods you can go
in and gobble up a couple lots
and put townhouses in, that’s
not what we are trying to do.
Intensification is meant to be
directed towards mixed-use
areas [and] centres. It’s not
meant to be directed towards
stable neighbourhoods.”
In response to the staff
refusal report, 1618950’s
solicitor Christopher Tanzola
(Overland LLP) said that
the site is close to a variety
of housing types, including
townhouses and walk-up

apartment buildings.
“Redevelopment of this
underused site with a form of
intensification that is compatible
with the diversity of building
types and infill development
that is interspersed within
the site’s immediate context is
consistent with and conforms
to the policy objectives of the
applicable planning documents,”
Tanzola wrote in his submission
to the North York Community
Council.
1618950 Ontario has
appealed its application to the
Ontario Municipal Board due
to the city’s failure to make a
decision within the required
timeframe.
Community council
recommended that council
direct staff to attend the hearing
in opposition to the proposal.
Council will consider the
matter at its meeting May 24.
Ward 25 Don Valley West
councillor Jaye Robinson was
unavailable for comment before
deadline.

SOURCE: CITY OF TORONTO

Far right: Rendering
of 1618950 Ontario’s
proposal at 14-16 Elvina
Gardens and 197 & 197R
Erskine Avenue, Toronto
SOURCE / ARCHITECT: KEITH
LOFFLER MCALPINE ARCHITECTS
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T R A N S F O R M I N G TO R O N TO

EMISSION CHALLENGES
Sarah Niedoba

C

ity staff, and partner
The Atmospheric Fund,
just released its second
TransformTO report calling for
a series of long-term changes
to curb the production of
greenhouse gas emissions in
the city.
While emissions have
dropped 24 per cent since
2007, according to the
report residents will have to
drastically change their dayto-day lives if the city is to
meet its goal of reducing the
production of greenhouse
gases by 80 per cent in 2050,
compared to 1990 levels.
The recommendations
include the use of only zerocarbon energy source for all
transportation options, and
75 per cent of trips under
five km being taken on foot
or bicycle—for both cityowned and personal vehicles.
Additionally, all older buildings
must be retrofitted to achieve
the highest emission reduction
that is “technically feasible,”
and all new buildings need to
be built to produce near-zero
emissions.
Estimates prepared for the
city show that these proposed
changes will cost about
$60-billion in 2017. However,
the report notes that building
retrofits could generate roughly
80,000 jobs over 30 years.
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“Building retrofit is an
opportunity to produce
good, green jobs,” Toronto
Environmental Alliance
campaigner Dusha
Sritharan told the Parks and
Environment Committee at its
meeting yesterday. “Recently,
we’ve heard a lot about the
urgent repairs that need to
happen in social housing—the
plan sets out the ambitious goal
of retrofitting all existing units,
starting with social housing,
and that’s very impressive.”
The report notes that since
December 2016, progress
has already been made in
mobilizing capital for lowcarbon action. TCHC was
allocated $28.3-million in grant
funding from the province
to reduce GHG emissions
from its buildings, and the
city is providing TCHC with
a low-interest repayable loan
of $35.2-million to fund the
remaining 55 per cent of a
deep-energy retrofit projects at
nine of its buildings.
Referencing the possible
gain of 80,000 jobs, Ward 19
Trinity-Spadina councillor
Mike Layton told committee
that the report was “good
news” for the city’s economy.
Along with its city-wide
long-term recommendations,
the report outlines specific
actions the city can take to

become a greener employer.
These include building all cityowned facilities to be near-zero
GHG emissions, establishing
a green fleet plan to transition
45 per cent of city-owned
vehicles to low-carbon fuelby
2030 and achieving a net-zero
waste status at all city-owned
facilities by 2030.
“I like that there are tangible
actions [recommended in the
report], like building retrofits,”
committee chair and Ward 32
Beaches-York councillor Mary-

Margaret McMahon told NRU.
Council will consider
the report at its meeting on
May 24, where McMahon is
confident it will be approved.
“I and the rest of the
committee are not going to
let this report sit on a shelf
collecting cobwebs.”

An infographic outlining the gap
between Toronto’s projected emissions
cuts, and what it would take to reach
its 2050 target
SOURCE: CITY OF TORONTO

MANAGER, COMMUNITY PLANNING AND DEVELOPMENT
Join the Ministry of Municipal Affairs and be part of our dynamic vision of
an Ontario made up of strong communities, each with dynamic local economies
and an attractive quality of life. Salary Range: $85,750 - $111,800 per year.
Location: Toronto.
For full position details, and to apply online by Sunday, May 28, 2017, visit
www.ontario.ca/careers and enter Job ID 107209. If you require accommodation
in order to participate in the recruitment process, provide your contact information
at www.gojobs.gov.on.ca/ContactUs.aspx.
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TO WER S O N J ARVIS

SHADOWS ON THE PARK
Andrew Cohrs

A

Proposed towers near the
intersection of Gerrard
and Jarvis are creating
concern among city staff and
the local councillor, who worry
about shadow impacts and
transitions from tall buildings
to low-rise neighbourhoods
“You’ve got folks who are
coming to the table whose
primary purpose is profit [and]
that means they are not going to
be prioritizing community and
city [objectives]... and they are
not going to be respectful to the
planning policies so right away
it becomes very adversarial,”
Ward 27 Toronto CentreRosedale councillor Kristyn
Wong-Tam told NRU.
At 319, 321 and 323 Jarvis
Street, Jarvis Residences
is proposing to construct
a 50-storey tower with 506
units, 69 m2 of retail space
and a site density of 30.9 fsi.
Nearby at 280-290 Jarvis
Street, 102-110 Gerrard Street
and 189-193 Mutual Street,
Antorisa Investments’ has
proposed 25 and 10-storey
towers, connected by a threestorey podium, with 306 units,
1,774 m2 of office space and
1,382 m2 of retail space. This
development is proposed to
have a density of 7.92 fsi.
Wong-Tam is concerned that
both proposals may constitute
overdevelopment of their sites.
FRIDAY, M AY 5 , 2 0 1 7

She says Antorisa’s proposal is
too dense and Jarvis Residences’
proposal does not provide any
transition to the townhouses
directly beside the site.
“[Antorisa’s] architectural
design in the application was to
facilitate more density. So there
is very little actual thought and
consideration on what would
this building would do to
enhance the neighbourhood, to
enhance the heritage assets and
how [it would] make Mutual
Street a better street. ... There
is simply far too much that is
being proposed on this site,”
Wong-Tam said.
Planning staff are similarly
concerned. Senior planner

Derek Waltho said that staff
told Antorisa the application
was not supportable.
“There are a couple of
areas that are no-goes. One
of them is redesignating the
neighbourhoods lands to
mixed-use. ...The other one
relates to the height as it relates
to shadows impacting Allan
Gardens. ... There is also an
issue of heritage.”
However, Antorisa legal
counsel WeirFoulds LLP
partner Denise Baker told NRU
that its development achieves
provincial intensification
objectives and implements
the city’s official plan without
overwhelming the street.

“It’s a dramatic
improvement over the current
use, which is an automotive
repair facility. It is proposed to
properly integrate the existing
heritage buildings with the
development, and the massing
of the [25-storey] tower is
moved away from Allan
Gardens to insure that there are
no adverse shadow impacts.”
Baker said that the shadows
created by the proposed
development on Allan Gardens
do not represent negative
impacts. She added that the
official plan policy concerning
no new net shadows on the
park, has been appealed and
thus is not in effect.
CONTINUED PAGE
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Jarvis Residences’
development site at 319,
321 & 323 Jarvis Street
and Antorisa Investments’
site at 280-290 Jarvis
Street, 102-110 Gerrard
Street and 189-193 Mutual
Street, Toronto
SOURCE: GOOGLE EARTH

Rendering of Antorisa
Investments’ proposal at
280-290 Jarvis Street,
102-110 Gerrard Street and
189-193 Mutual Street,
Toronto
SOURCE / ARCHITECT: GIANNONE
PETRICONE ASSOCIATES INC. ARCHITECTS

Far right: Rendering of
Jarvis Residences’ proposal
at 319, 321 & 323 Jarvis
Street, Toronto
SOURCE / ARCHITECT: PAGE + STEELE /
IBI GROUP ARCHITECTS
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MOTIVATE
DEVELOPERS
CONTINUED FROM PAGE 1

success of the province’s plan
is dependent on its ability to
work with developers to spur
new rental construction.
“If we want these rules
to contribute to a healthier
vacancy rate in our city, we
need the government to make
sure that we are getting new
construction,” says Haines.

A graph charting the
annual rental market starts
of Toronto and Ontario
A graph charting the annual
expected income of a rental
unit, with and without rent
control
SOURCE: THE CITY BUILDING INSTITUTE

SHADOWS ON
THE PARK
CONTINUED FROM PAGE 5

Jarvis Residences’ proposed
tower will also create
shadowing impacts on Allan
Gardens. Both Wong-Tam and
Waltho said the tower’s height
is problematic in terms of
shadow impacts and the lack
of transition that is provided
to the adjacent two- and threestorey townhouses on Jarvis.
“You have a 50-storey
tower going right next to a two
storey townhome. ...Where’s
the transition? ... [Jarvis
Residences] has come in saying
this is what we want without
ever giving any consideration
to how this building is going to
come crashing to the ground
FRIDAY, M AY 5 , 2 0 1 7

next to the townhomes next to
it,” Wong-Tam said.
Wong-Tam wants
developers to be more respectful
of city priorities and the starting
point for that is to improve
relationships between the
community and developers. It
would then be possible to get
developments that works for
both. She contends that change
needs to begin with the Ontario
Municipal Board.
“Get rid of the Ontario
Municipal Board and we’ll
actually have a much more
civilized conversation about
city building. It will be less
speculative, it will be less

predatory. ... Right now you
have planning staff that are
worried about the Ontario
Municipal Board and what is
defensible at the board, and
you have developers who are
willing to take the gamble
of buying a site that is too
small, proposing too much
massing, too much density
and too much height, but it’s
so profitable that it’s worth the

gamble because they could
prevail at the board.”
Staff ’s refusal report for
Antorisa’s proposal and the
preliminary report for Jarvis
Residences’ development will
be considered by council on
May 24.
A Jarvis Residences
representative was unavailable
for comment before deadline.
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STANDING COMMITTEE AGENDAS
Public Works & Infrastructure
Committee will consider
the following at its meeting
Tuesday, May 9 at 9:30 a.m. in
committee room 1, city hall.

COMMUNICATIONS/REPORTS

COMMUNICATIONS/REPORTS

UNESCO creative city of media
arts—Report from economic
development and culture
general manager Mike
Williams recommends council
authorize the submission of
an application to designate
Toronto as a United Nations
Educational, Scientific and
Cultural Organization creative
city of media arts.
2022 Commonwealth Games—
Member motion from ward
10 York Centre councillor
James Pasternak requesting
staff to investigate the potential
opportunity for the city to
enter the bidding process for
the 2022 Commonwealth
Games using the city’s existing
Pan Am/Parapan Games
facilities.

Wet weather flow master
plan—Report from Toronto
Water general manager
Lou Di Gironimo
updating committee on the
implementation status of
the city’s 2003 wet weather
flow master plan to the end
of 2016, and highlighting
implementation priorities
over the next five to 10 years
within the 25-year overall
implementation plan.
2017 bike lane installations—Report
from transportation services
general manager Barbara
Gray recommends council
authorize the installation of
bike lanes in four locations, in
accordance with the 10-year
cycling network plan adopted
by council in June, 2016.

TORONTO IN BRIEF
London adopts ranked ballot system

SERVE YOUR CITY

ACCOUNTABILITY
PUBLIC ADMINISTRATION

GOVERNANCE

CFA

INVESTMENT

FINANCE

PENSION FUNDS

Join the City of Toronto’s new Investment Board

The City of Toronto is currently seeking 6 skilled and
experienced residents to join the NEW Toronto Investment
Board responsible to oversee the City’s portfolio of
investments estimated at $5 billion according to the prudent
investment standard.
Qualifications
Senior/executive level experience in a major public or private
organization with investment, finance, business, economics,
risk management, accounting, public administration or related
fields that may include certification such as CFA designation,
Canadian Investment Manager Certification or equivalent.
Remuneration
Board members receive an annual retainer of $10,000, plus
meeting per diems up to a maximum of $25,000. In addition,
the Chair will receive $50,000 annually up to a maximum of
$65,000. Board meetings will take place 6-8 times per year.

government in Canada to make
the change. Since legislative

May 2 City of London council

reforms at the provincial level

voted to ditch its first-past-the-

paved the way for Ontario’s

post electoral system in favour

municipalities to adopted the

of ranked ballots for the 2018

ranked ballot system, 443 of

municipal election. This makes

444 local councils have opted

London the first and only

to keep the status quo.
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municipal class environmental
assessment study. The EA
is intended to guide the
reconstruction of Yonge
Street from south of Sheppard
Avenue to north of Finch
Avenue.

ES

Economic Development
Committee will consider
the following at its meeting
Monday, May 8 at 9:30 a.m. in
committee room 1, city hall.

REimagining Yonge—Report
from Gray and purchasing
and materials management
director Michael Pacholok
recommends staff be
authorized to undertake a
further phase of design work
on the REimagining Yonge

IS SU

PUBLIC WORKS &
INFRASTRUCTURE COMMITTEE

CI TY

ECONOMIC DEVELOPMENT
COMMITTEE

• Deadline – Monday, May 15, 2017 at 4:30 p.m.
• Apply – Visit https://secure.toronto.ca/pa/decisionBody/481.do
• Questions – Contact 416-397-0088, or appoint@toronto.ca,
or visit our website at toronto.ca/ServeYourCity

toronto.ca/ServeYourCity
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O PINIO N ED ITO R IAL

DEFINING SECTION 37 BENEFITS
Patrick Devine

A

recent decision of the
Ontario Municipal
Board—The Elia
Corporation v. City of
Toronto—has once again found
fault with the way in which
the city uses Section 37 of the
Planning Act.(The details of the
decision can be found elsewhere
in this edition of NRU.)
The subject of the OMB
hearing was a property owned
by The Elia Corporation
consisting of a 17-storey
rental apartment building at
289 The Kingsway and five
low-rise rental apartment
buildings at 291 The Kingsway
and. 1-7 St. Stevens Court. In
addition to requiring that the
17-storey rental apartment
building, containing 73 rental
units, be retained as a rental
building, Toronto council
stated unequivocally that
any redevelopment of the
property would require the
full replacement of the existing
156 low-rise rental units, on
site, with units of the same
size, type and rents as existing
today, together with a tenant
relocation and assistance
program. Rather than backing
away from council’s challenge,
Elia project manager Malen
Corporation, worked with
Quadrangle Architects and
the Bousfields planning and
urban design team to develop
a proposal, which not only
FRIDAY, M AY 5 , 2 0 1 7

replaced the existing 156 rental
units, but kept the 17-storey
rental building, and provided
for a redevelopment that met
the tests of good planning and
good urban design.
Apart from the decision on
the merits of the redevelopment
proposal itself, one of the most
curious aspects of the case was
the city’s position with respect
to the use of Section 37 of the
Planning Act.
Notwithstanding the fact
that the replacement of rental
housing (the 156 units) and
the retention of rental housing
(73 units) are both listed
under Section 5.1.1.6 of the
city’s official plan as eligible
“community benefits” pursuant
to Section 37, the city took the
position that the replacement
of the units—with units of the
same size, type and rents—
was not really a “community
benefit” because, in the words
of one City witness, it was
simply a matter of “apples for
apples”, i.e. “a unit for a unit.”
The final council resolution
providing instructions to the
city solicitor indicated that
the city wanted “meaningful
improvements” to a local park.
Based on discussions with the
ward councillor and the city
parks staff, the city planner
testified that the city wanted
$800,000 for a “splash pad”
in the local park. No report

existed and no justification
could be provided as to the
basis upon which the “splash
pad” had been determined
to be the most pressing
community need in this area.
The board held that the
city’s use of Section 37 was
not proper and declined
to require the developer to
provide the requested splash
pad. The board accepted that
the provision of the rental
replacement housing and the
preservation of existing rental

housing was valid Section
37 contributions under the
Planning Act.
After repeated losses on
Section 37 disputes at the
Ontario Municipal Board, it
is time the city undertook a
thorough review.
Patrick J. Devine is a partner
at Devine Park LLP and was
counsel for the appellant in this
OMB appeal. The board decision
can be found at OMB Case No.
PL150676.

GTA Waterfront Development Opportunity
Residential Development Offering – Whitby, ON

1606–1614 Charles Street

Transit oriented development site within walking distance of Whitby GO Station
Desirable waterfront location within exceptional community amenities
Current proposal contemplates a modern, four-storey 232 unit condominium building,
with potential fifth floor considered
Significant pre-development design work completed
May also be suitable for rental apartments or retirement home development

Bid Date: May 25th, 2017 at 5:00 PM EST
For more information please contact:

Ashley Martis**
Director
416 982 4814
ashley.martis@tdsecurities.com

Jamie Ziegel*
Managing Director
416 308 5606
jamie.ziegel@tdsecurities.com

This advertisement is placed by TD Cornerstone Commercial Realty Inc., registered real estate brokerage.
TD Securities is a trade-mark of The Toronto-Dominion Bank and represents TD Securities Inc., TD Securities
(USA) LLC, TD Securities Ltd. and certain investment banking activities of The Toronto-Dominion Bank.
*Broker of Record **Broker
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OMB NEWS
MODIFIED HUMBER VALLEY
DEVELOPMENT APPROVED
In an April 27 decision, board
vice-chair Jan de Pencier
Seaborn allowed an appeal, in
part, by The Elia Corporation
against the City of Toronto’s
failure to make a decision on
its zoning by-law amendment
application for 289 and 291 The
Kingsway and 1, 3, 5 and 7 St.
Stevens Court.
In September, 2013, Elia
filed an application to demolish
156 rental units scattered
throughout multiple low-rise
buildings on the site, and to
build six residential apartment
buildings ranging from six to
16 storeys with a total of 603
units—including 156 rental
replacement units.
Elia appealed its rezoning
application to the board in July,
2015. The board consolidated
this appeal with Elia’s appeal of a
related city-initiated official plan
amendment, which established
a site and area specific policy for
the apartment neighbourhoods
designated lands located to the
north of Humbertown Shopping
Centre, including Elia’s site. The

OPA sets a maximum building
height of six storeys and requires
transition mechanisms including
setbacks, step-backs and angular
planes to protect the adjacent
low-rise neighbourhood.
Prior to the hearing,
Elia revised its development
proposal in response to issues
raised by the city. Boardled mediation took place in
October 2016, but no agreement
was reached. In November
2016, Elia revised its proposal
once again and this formed
the basis of the most recent
hearing. The revised proposal
included a 12-storey 109-unit
condominium, a 14-storey 214unit condominium, a six-storey
rental replacement building with
156 units, a six-storey 93-unit
condominium and a six-storey
45-unit condominium. The
existing 17-storey apartment
building, built in the 1960s, is
proposed to be retained.
Architect Les Klein
(Quadrangle), engineer and
property condition expert Sean
Elia Corporation’s development site at
289 & 291 The Kingsway and 1, 3, 5 & 7
St. Stevens Court, Toronto
SOURCE: GOOGLE MAPS

Allman (Synergy Partners),
planner and urban designer
Robert Glover (Bousfields),
planner Lindsay Dale-Harris
(Bousfields) and landscape
architect Matthew Bernstein
(TerraPlan) provided evidence
on behalf of Elia in support of
its appeals.

		Klein and Glover testified
that the proposal represents
appropriate infill development
within a designated apartment
neighbourhood that contains
underutilized space. DaleHarris told the board that while
the proposal does not comply
CONTINUED PAGE
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This is a unique opportunity to join the Niagara Region. Working
collaboratively, the Region is proactively planning to enhance
Niagara’s authentic and exciting urban and rural communities.
Our growth rate over the last Census has quadrupled and we are
looking for strategically-minded planning professionals to help
achieve a 2041 population of 610,000.
Niagara’s Planning & Economic Development strategy has a
foundation in:
• A proactive, integrated and
solution based approach to
long range planning and
development approvals
• Support sustained investment,
growth and prosperity
• Encourage authentic, relevant
and exciting urban outcomes.
• Becoming a location of
choice for new residents and
employers

• Supporting local
community planning
• Integrating mobility &
land use, natural & cultural
heritage, built form & the
public realm;
• Facilitating a best in class
development approval
process, ensuring consistency
and predictability

Supporting these exciting initiatives, we have the following positions
available:
1.
Official Plan Policy Consultant
2.
Manager Special Projects
3.
Senior Development Planner – Secondary Plans
4.
Development Planner
Uncover the wonder of the Niagara Region and join a team dedicated
to meeting tomorrow's challenges TODAY! For more information
on these exciting opportunities and to apply online, please visit our
Careers page to apply (some opportunities close May 11, 2017).
niagararegion.ca
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with the city-initiated OPA for
the area—which the proposal
predates—it is compatible with
the surrounding area. Allman
testified that the existing rental
housing proposed to be replaced
is in poor condition, lacking
elevator access and appropriate
ventilation systems.
City planner and housing
policy expert Lauralyn
Johnston, city urban designer
Jack Krubnik and city planner
Cynthia Owusu-Gyimah
provided evidence on behalf
of Toronto in opposition to
the appeals. They testified that
the planned context for the
neighbourhood, as expressed
through the OPA, envisions
a maximum building height
of six storeys. The proposed
development, they explained,
thus represents overdevelopment
of the site.
Architect and urban
designer Michael Spaziani
(MSAi) and planner Barry
Morrison (Morrison Barry J &
Associates) provided evidence
on behalf of Humber Valley
Village Residents Association
in opposition to the appeal.
Spaziani testified that the
proposed 12 and 14 storey
towers should be reduced in
height to nine storeys each, with
step-backs at the fourth, sixth
and ninth storeys.
Morrison said that the
development, as proposed,
constitutes an inappropriate
encroachment of intensive
FRIDAY, M AY 5 , 2 0 1 7

development from the mixeduse area to the south where
the Humbertown Plaza
redevelopment is taking place.
The board adopted Spaziani’s
evidence with regard to the
two tallest towers, finding that
each should be lowered to nine
storeys with the recommended
step-backs. Regarding the
remainder of the site the board
agreed with Klein, Glover and
Dale-Harris’ evidence, and
found the proposed six-storey
buildings represent an acceptable
form and scale of development.
The board allowed the
rezoning and OPA appeal, in part,
withholding its order pending
finalization of the amendments,
a Section 37 agreement securing
only the rental housing
replacement, the issuance of
a rental housing replacement
permit and resolution of
functional servicing issues. (See
Patrick Devine’s opinion editorial
in this issue.)
Solicitors involved in this
decision were Patrick Devine
and Samantha Lampert
(Devine Park) representing
The Elia Corporation, Bruce
Ketcheson (Ritchie Ketcheson
Hart & Biggart) representing
Humber Valley Village Residents
Association and city solicitor
Jessica Braun and student-at-law
Persia Etemadi representing the
City of Toronto. [See OMB Case
No. PL150676.]
CONTINUED PAGE

EMPLOYMENT OPPORTUNITY
Richmond Hill is the third most populated municipality in York
Region with close to 202,000 residents. It’s Council and staff are
committed to providing an exceptional quality of life for the
community. Richmond Hill is an equal opportunity employer
committed to attracting, retaining and developing a winning
team that is committed to providing exceptional public service.
Visit RichmondHill.ca to learn more about the place “Where
people come together to build our community.”

SENIOR PLANNER – SITE PLANS
Planning and Regulatory Services
Department - Development Planning
(Contract: June 2017 to December 2018)
Richmond Hill is a fast-growing urban municipality located along
Yonge Street. Its strategic location includes Viva bus rapid transit
corridors and direct access to Highways 404, 407 and 7.
Innovative planning is required to ensure the success of a
municipality that is quickly changing from a car-oriented, greenfield development area to a high density, mixed-use, transitoriented urban municipality. We require enthusiastic planning
professionals with experience in complex, high-density urban
developments to help lead Richmond Hill into the 21st Century.
Your qualifications include a university degree in Urban and
Regional Planning together with a minimum of five years of
progressive planning experience preferably in a municipal setting.

Applications will be accepted up to 4:30 p.m.
on Friday, May 16, 2017. For more information
or to apply online, visit our website:

RichmondHill.ca/Employment
We thank all candidates for their interest, however, only those under
consideration will be contacted. The Town of Richmond Hill is committed
to inclusive, barrier-free recruitment and selection processes. If contacted
to participate in the recruitment and selection process, please advise
Human Resources if you require an accommodation.
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LESLIE-EGLINTON MULTITOWER DEVELOPMENT SETTLED
In an April 26 decision, board
vice-chair Jan de Pencier
Seaborn allowed an appeal, in
part, by IOTP Development
against the City of Toronto’s
failure to make a decision on
its zoning by-law amendment
and draft plan of subdivision
applications. IOTP initially
proposed to build 28, 29,
34 and 39-storey mixed-use
towers with 1,240 residential
units at 1087, 1091 and 1095
Leslie Street—part of the
former Inn on the Park lands.
Prior to the hearing, boardled mediation facilitated a

REQUEST FOR
EXPRESSIONS OF
INTEREST
DOWNTOWN AND
WATERFRONT
REDEVELOPMENT
OPPORTUNITY

settlement agreement among
IOTP, the city and Toronto
Standard Condominium
Corporation Nos. 1562,
1638 and 1813 (“Carrington
Condos”), resulting in a
revised development proposal.
The modified proposal
includes three towers at 45,
39 and 29-storeys with 1,180
residential units and a new
2,523 m2 public park, as well as
a number of additional design
and site servicing revisions to
the initial proposal.
Planner Tony Volpentesta
(Bousfields) provided
evidence on behalf of IOTP
in support of the settlement.
He testified that the revised

development proposal is a
significant improvement
over the prior proposal, is
consistent with provincial
and local planning policy and
represents good planning.
The board accepted
Volpentesta’s uncontroverted
evidence and allowed the
appeal, in part, withholding its
order pending finalization of
a Section 37 agreement in the
amount of $5.4-million and
the zoning by-law amendment
reflecting the settlement

proposal, submission
of a revised subdivision
application, and other matters.
Solicitors involved
in this decision were
Calvin Lantz and Maggie
Bassani (Stikeman
Elliott) representing IOTP
Development Inc., Joel Farber
(Fogler Rubinoff) representing
CONTINUED PAGE
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IOTP Developments’ prior proposal for
1087, 1091 & 1095 Leslie Street, Toronto
ARCHITECT/SOURCE: GRAZIANI & CORAZZA ARCHITECTS

The Town of Wasaga Beach is seeking expressions of interest from experienced mixed-use
developers interested in participating in the development of Downtown Wasaga Beach,
which includes redevelopment of the beachfront at Beach Areas One and Two.
The above mentioned Request for Expressions of Interest (RFEOI) will close at 2:00 pm local
time on Friday, May 26, 2017. Tender documents can be obtained from the Clerk’s
Department, 30 Lewis Street, Wasaga Beach.
To learn more about this opportunity visit: www.wasagabeach.com

For additional information, please
contact:

Andrew McNeill, Director of Economic
Development and Tourism by phone at
705-429-3844 ext. 2271 or email at
a.mcneill@wasagabeach.com

FRIDAY, M AY 5 , 2 0 1 7

NO VÆ RES UR B IS TORONTO

11

OMB NEWS
CONTINUED FROM PAGE 11

Toronto Standard Condo
Corps 1562, 1638 and 1813,
and city solicitor Leslie Forder
representing the City of Toronto.
[See OMB Case No. PL160173.]

WEST LANSING DWELLING
LEGALIZED
In an April 27 decision, board
member David Lanthier allowed
an appeal, in part, by Harwinder
Kalsi against the City of Toronto
committee of adjustment’s refusal
of his minor variance application.
Kalsi sought variances to legalize
his recently-constructed dwelling
at 271 Poyntz Avenue, which was
inadvertently built higher than
permitted by the building permit.
Prior to the hearing, minutes of
settlement were executed between
Kalsi and the city including a
condition tying the design of the
house as-built to revised drawings
submitted to city planning.

Through the settlement
minutes, the city and Kalsi also
requested that the board include
in its decision a statement
that approval of after-the-fact
variances in this particular
case does not set a precedent,
nor does the board sanction or
condone the construction of
buildings contrary to approved
building permit plans. The board
included a written statement in
its decision, to that effect.
Planner Michael Manett
(MPLAN) provided evidence
on behalf of Kalsi in support of
the settlement. He testified that
in the course of constructing
the home, the concrete
pour resulted in the house
being inadvertently built
36 centimetres higher than
approved. This error has the
effect of making the basement
floor technically the first floor,
so that the home, previously

considered two storeys, has
technically become three.
Manett said that the
resulting dwelling is virtually
indistinguishable from the
approved building plans and
concluded that the requested
variances meet the required
Planning Act tests with no
negative impacts arising on
account of the increased
building height.
The board accepted Manett’s
unchallenged evidence and
allowed the appeal, in part.
Solicitors involved in this
decision were Christopher
Tanzola and Kelly Oksenberg
(Overland) representing
Harwinder Kalsi and city
solicitor Sarah O’Connor
representing the City of Toronto.
[See OMB Case No. PL160722.]

YORKVILLE ADDITION APPROVED
In an April 18 decision, board
member Justin Duncan allowed
an appeal by Peter Smyrnios
against the City of Toronto
committee of adjustment’s refusal
of his minor variance application.

Smyrnios sought variances to
construct a rear three-storey
addition on his property at 114B
Hazelton Avenue.
Neither the city nor any
additional individuals appear
at the hearing to speak to
the appeal. Planner Andrew
Ferancik (WND Plan) provided
evidence on behalf of Smyrnios
in support of his appeal. He
testified that the purpose of the
application is to facilitate an
addition that mirrors one built
onto the rear of the attached
semi-detached dwelling.
Overall, Ferancik concluded,
the requested variances meet
the necessary Planning Act tests
and that similar variances have
been approved throughout the
neighbourhood, including for the
adjacent semi-detached dwelling.
The board agreed with
Ferancik’s uncontested evidence
and allowed the appeal.
Solicitor Christopher Tzekas
(WeirFoulds) representing Peter
Smyrnios was involved in this
decision. [See OMB Case No.
PL161044.]
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