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SUMMARY 

 

This City-initiated Official Plan amendment and Zoning By-law amendment are subject 
to the new provisions of the Planning Act and the City of Toronto Act, 2006.  

This report recommends approval of amendments to the Official Plan and the former City 
of Toronto Zoning By-law 438-86 to implement the findings and recommendations of the 
St. Clair Avenue Study conducted for the segment between Bathurst Street and Keele 
Street as shown in Attachment 1.  The report also recommends adoption of Urban Design 
Guidelines and outlines implementation strategies to achieve, over time the revitalization 
of St. Clair Avenue West within this Avenue segment.  
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The proposed initiatives and recommendations contained in this report support the 
Avenue policies of the Official Plan.  They will assist in creating opportunities for the 
reurbanization along St. Clair Avenue West to encourage redevelopment, new housing 
and job opportunities while improving the pedestrian environment.  

The amendments to the Official Plan and Zoning By-law are intended to help facilitate 
intensification that supports the existing and future retail uses along St. Clair Avenue 
West, as well as encourage transit usage.  The desired built form for St. Clair Avenue 
West is intended to create a balance between new developments on the Avenue and the 
low-rise Neighbourhoods to the north and south of St. Clair Avenue West.  This planned 
balance is designed to help mitigate impacts that new developments would have on the 
Neighbourhoods.  

As part of the study process two consultant teams were retained to assist City staff.  
Office for Urbanism in association with MSAi Architects and Marshall Macklin 
Monaghan conducted the study for the segment between Keele Street and Glenholme 
Avenue.  Brook McIIroy Planning + Urban Design/Pace Architects in association with 
MSAi Architects and Marshall Macklin Monaghan conducted the study for the segment 
between Bathurst Street and Glenholme Avenue.  Copies of the consultants’ Final 
Reports were posted on the City’s website for each respective study area.  

RECOMMENDATIONS 

 

The City Planning Division recommends that:  

1. City Council direct the Directors of Community Planning in both Toronto and 
East York and Etobicoke York Districts to report back, in two years from the date 
at which the By-laws come into force and effect, to their respective Community 
Councils on the status of development within their respective segments of St. 
Clair Avenue West;   

2. City Council amend the Official Plan substantially in accordance with the draft 
Official Plan Amendment attached as Attachment No. 2;   

3. City Council amend Zoning By-law 438-86 for the former City of Toronto 
substantially in accordance with the draft Zoning By-law Amendment attached as 
Attachment No. 3;   

4. City Council authorize the City Solicitor to make such stylistic and technical 
changes to the draft Official Plan Amendment and draft Zoning By-law as may be 
required.  

5. City Council adopt, in principle, the Urban Design Guidelines for St. Clair 
Avenue West between Bathurst Street to Glenholme Avenue as provided in 
Section 4, pages 36 to 45 of the Final Consultant Report (dated December 2007), 
attached as Attachment No. 4; 
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6. City Council adopt, in principle, the Urban Design Guidelines for St. Clair 
Avenue West between Keele Street to Glenholme Avenue, attached as 
Attachment No. 5;  

7. City Council direct City Planning staff to examine, either through a Local Area 
Study or as part of the 5-year Official Plan Review, the long term feasibility of the 
existing land use designations and uses for the Keele Street Node and Old Weston 
Road Node and to report back to Council on the findings of their review;  

8. City Council direct the Chief Planner and Executive Director, City Planning in 
consultation with the General Manager, Economic Development, Culture and 
Tourism to report back on the feasibility of expanding the geographic area of the 
St. Clair Avenue West Community Improvement Plan as it relates to façade 
improvement.  

9. City Council adopt the findings contained in the Community Services and 
Facilities Review set out in Attachments 6 and 7.  

10. City Council adopt the St. Clair Avenue West Action Plan set out in Attachment 
No. 8, and direct the Chief Planner and Executive Director, City Planning to work 
with City staff to implement this Plan.   

Financial Impact 
The recommendations in this report have no financial impact.   

DECISION HISTORY 
At its meeting on June 14, 15 and 16, 2005, City Council endorsed three Avenue studies, 
two of which were to be undertaken along the length of St. Clair Avenue West, between 
Keele Street and Bathurst Street.  The City retained two consulting firms to conduct two 
studies along St. Clair Avenue West where the dividing intersection between the two 
studies is Glenholme Avenue.  Brook McIIroy Planning + Urban Design/Pace Architects 
conducted the study for the east portion of the study area, while Office for Urbanism 
conducted the study for the west portion.  Both planning consultancies utilized the 
services of MSAi Architects and Marshall Macklin Monaghan as their sub-consultants.  

ISSUE BACKGROUND 

Selection of St. Clair Avenue West for an Avenue Study 
The Official Plan identifies St. Clair Avenue West as an Avenue, which are areas 
intended to accommodate additional growth and intensification.  The growing popularity 
of the surrounding residential areas, increasing demand for city living, recent 
improvements in the retail businesses, the need for residential housing choices and access 
to higher order public transportation, makes this area a prime candidate for a plan to help 
realize its full development potential.  Given the 30-metre width of the St. Clair right-of-
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way, the street can accommodate higher buildings than what is currently permitted under 
the Zoning By-law.  A plan for St. Clair is needed to guide growth, in the form of mid-
rise developments that provides an appropriate transition to the nearby neighbourhoods 
and reflects quality urban design and architecture.  Any built form recommendations for 
St. Clair Avenue West ought to seek a balance between new developments and the need 
to mitigate impacts on existing low-rise Neighourhoods to the north and south of St. Clair 
Avenue West. 

St. Clair Streetcar Right-of-Way 
At its meeting on September 28, 29, 30 and October 1, 2004, City Council approved the 
Preferred Design Concept for the St. Clair Avenue West Transit Improvements Class 
Environmental Assessment study process.  This inter-divisional study process resulted in 
design recommendations for the build-out of the combined streetcar and road right-of-
way along St. Clair Avenue West in the study area.  

The staff report identified several reasons justifying the need for a dedicated right-of-way 
on St. Clair Avenue West, including, the streetcar tracks were at the end of their usable 
service life, the need to provide more reliable on-time service to TTC riders, the City’s 
Official Plan designation of St. Clair Avenue as a surface transit priority route and a 
potential higher order transit link, and others.  The report can be accessed at this link 
www.toronto.ca/legdocs/2004/agendas/committees/plt/plt040913/it001.pdf.   

Through the Environmental Assessment process and related studies, Council also adopted 
streetscape design components for St. Clair Avenue West.  These components consisted 
of sidewalk treatments, planters, streetcar platform designs, and other streetscape 
elements.  As of the date of this report, construction of the streetcar right-of-way had 
commenced but is not complete.  

The Avenue studies, therefore, focused on developing a built form that could implement 
the Official Plan policies of reurbanizing St. Clair Avenue West while working with the 
Council adopted streetscape design for area. 

Lack of Development on St. Clair Avenue West 
The north-west quadrant of Bathurst Street and St. Clair Avenue West is the only portion 
within the study area that has experienced any recent development.  Throughout the 
consultation process, City staff heard that the lack of development interest along the 
remaining portion of the study area may be an indication that the current MCR zoning 
provisions do not provide sufficient incentive and flexibility to generate and 
accommodate development. 

Purpose of the Study 
The City’s Official Plan identifies selected corridors along major streets as ‘Avenues’ 
where transit-supportive re-urbanization can create new jobs and housing while 
improving local streetscapes, infrastructure and amenities.  Section 2.2.3 of the Official 
Plan establishes the policy objectives of Avenue studies.  Among these policy objectives 
the Plan directs that both a vision and implementation plan be developed to demonstrate 

http://www.toronto.ca/legdocs/2004/agendas/committees/plt/plt040913/it001.pdf
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how the streetscape and pedestrian environment can be improved; where new public open 
space can be created and existing parks improved; where trees should be planted, and 
how the use of the road allowance can be optimized.  

The framework for redevelopment of the Avenues through an implementation strategy 
that includes performance standards prescribed in an area specific Zoning By-law and 
Urban Design Guidelines created in consultation with the local community.  These 
studies seek to create opportunities for growth and redevelopment supported by high 
quality transit services, along with urban design and traffic engineering practices that 
promote a street that is safe, comfortable and attractive for pedestrians and cyclists.  

To date, the City has initiated 17 Avenue Studies, including the two St. Clair Avenue 
West Avenue Studies.  Eleven of the studies are completed and 6 are in various stages of 
completion.  There are numerous opportunities or ‘soft sites’ within the St. Clair Avenue 
West study area for reurbanization to implement the objectives of the Official Plan. 

Study Objectives 
At the early phases of the study process, City Planning staff and the retained consultants 
devised very similar study objectives for each respective segment of St. Clair.  Below are 
eight study objectives, which both studies sought to accomplish:   

1. Create a vision for St. Clair that identifies key opportunities for reurbanization. 

2. Make recommendations for future developments and open spaces. 

3. Determine appropriate height and massing for new buildings. 

4. Introduce transition strategies between new development and existing 
neighbourhoods. 

5. Identify potential public realm improvements. 

6. Make zoning recommendations to effectively accommodate future growth. 

7. Provide parking strategies for St. Clair Ave. West and the surrounding 
neighbourhoods. 

8. Develop urban design guidelines for the area. 

Study Process 
Although separate and distinct consultant reports were prepared, the study process under 
which they were undertaken ran concurrently with one another.  The transportation and 
architectural sub-consultants were the same for the two project teams, which allowed for 
another level of consistency between the two studies.  The final two consultant reports 
were submitted to the City on December 2007 (Bathurst Street to Glenholme Avenue) 
and August 2008 (Keele Street to Glenholme Avenue).  

Since the submission of the final consultant reports, City Planning staff from Toronto and 
East York District and Etobicoke York District have merged the studies into one and 
coordinated additional analysis to test the consultants’ recommendations.  Staff tested the 
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consultant recommendations through 3D analysis and modeling, shadow studies, 
extensive internal and interdivisional consultation, comparison of other Avenue Study 
recommendations, detailed lot analysis, precedent study of mid-rise buildings and further 
community consultation.  Staff held additional meetings with the respective Local 
Advisory Committees and hosted two community consultations meetings that were both 
well-attended. 

Community Consultation 
City Planning staff worked closely with the consultants to design and execute a 
concurrent consultation process for both segments of St. Clair Avenue West.  The 
consultation strategy included community meetings, workshops and the establishment of 
Local Advisory Committees (LACs).  The LAC membership comprised local residents, 
property and business owners, tenants, developers and the local ward councillors, who all 
provided input on specific topics and issues in the study area.   

Throughout the course of the study, City staff maintained web sites where visitors to the 
sites could access background information, view public meeting materials, and make 
contact with the area planner to voice their concerns and opinions.  The website links are  
www.toronto.ca/planning/stclairwest_bathurst.htm and 
www.toronto.ca/planning/stclairwest_keele.htm.   

The following community consultation events were held in the Toronto and East York 
(TEY) and Etobicoke York (EY) Districts:  

1. Kick-off Meeting and Public Workshop (March 8, 2006-TEY; March 1, 2006-EY),  

2. Community Design Workshop (May 3, 2006-TEY; April 19, 2006-EY),  

3. Public Meeting (June 22, 2006-TEY; June 29, 2006-EY),  

4. Implementation Public Meeting (February 16, 2009-TEY; February 17, 2009-EY), 
and 

5. Meetings of the Local Advisory Committee (Approx. 12 meetings held throughout 
the study process).  

All public meetings and workshops were well attended.  Comments received informed 
both the consultant’s recommendations to the City as well as staff’s recommendations 
contained in this report.  

The proposed amendments to the Official Plan and Zoning By-law as well as the 
accompanying Urban Design Guidelines were generally well received by the members of 
Local Advisory Committee, residents and property owners who attended the consultation 
meetings.  As part of the consultation process, staff from other City divisions and 
agencies were also requested to provide input. 

Site and Surrounding Area 
A defining feature of St. Clair Avenue West is its public right-of-way which, at 30-
metres, is wider than the typical former City of Toronto main street.  The TTC dedicated 

http://www.toronto.ca/planning/stclairwest_bathurst.htm
http://www.toronto.ca/planning/stclairwest_keele.htm
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streetcar right-of-way along St. Clair Avenue is currently under construction with a 
targeted completion date at the end of 2009.  

St. Clair Avenue West between Bathurst Street and Keele Street is a diverse and eclectic 
street made up of a mix of building types, accommodating a range of business, 
institutional and residential uses.  There exists a great diversity of building heights from 
one-storey commercial buildings to eight-storey mixed use buildings.  A majority of the 
existing stock consists of one to three-storey high buildings.  

Behind most blocks, there exists a rear laneway that is on average, 3-metres wide.  
Immediately to the north and south of the laneways, residential uses prevail.  Closer to 
Caledonia Road and Old Weston Road, the adjacent uses are predominantly industrial. 

Recent Redevelopment Approvals and Proposals 
The following development proposals have either been approved or submitted to the City 
since the commencement of this study:  

500 St. Clair Avenue West 
At its meeting on September 28, 29, 30 and October 1, 2004, City Council adopted staff’s 
recommendations to approve the 22-storey mixed use building at 500 St. Clair Avenue 
West.  In April 2009, the Committee of Adjustment approved an application for an 
additional storey, raising the approved building to 23-storeys in height.  

524 to 534 St. Clair Avenue West 
City staff received an application, on July 25, 2008 to rezone the properties, immediately 
west of 500 St. Clair Avenue West, for a 22-storey mixed use building.  Staff are 
currently in the process of reviewing a revised application on this site that proposes a 
lower 19-storey building.   

50 Caledonia Park Road 
An application was received on December 23, 2009 to amend the Official Plan and 
former City of Toronto Zoning By-law to permit 52 stacked townhouses on lands 
currently designated Utility Corridors and zoned for industrial uses.  Staff are currently in 
the process of reviewing this application.  

Provincial Policy Statement and Provincial Plans 
The Growth Plan for the Greater Golden Horseshoe provides a framework for managing 
growth in the Greater Golden Horseshoe including: directions for where and how to 
grow; the provision of infrastructure to support growth; and protecting natural systems 
and cultivating a culture of conservation.  

The Provincial Policy Statement (PPS) provides policy direction on matters of provincial 
interest related to land use planning and development.  The PPS sets the policy 
foundation for regulating the development and use of land.  The key objectives include: 
building strong communities; wise use and management of resources; and, protecting 
public health and safety.  City Council’s planning decisions are required to be consistent 
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with the PPS.  The PPS includes policies (Section 1.0) directing municipalities to manage 
and direct land uses in order to achieve efficient development patterns.  In particular, PPS 
Policy 1.1.3.3 states that:   

Planning authorities shall identify and promote opportunities for intensification 
and redevelopment where this can be accommodated taking into account existing 
building stock or areas, including brownfield sites, and the availability of suitable 
existing or planned infrastructure and public service facilities required to 
accommodate projected needs.    

Section 4.5 further states the Official Plan is the most important vehicle for the 
implementation of the Provincial Policy Statement.  

The implementation strategy for St. Clair Avenue West is consistent with these PPS 
policies, given that it is an area identified by the Official Plan for reurbanization.  The 
proposed amendments to the Official Plan and Zoning By-law set out development 
standards that are intended to promote intensification and redevelopment in a mid-rise 
building form that is contextually appropriate for the area and minimizes adverse impacts 
on surrounding areas and uses.  As well, by promoting a more intensified built form than 
what is currently permitted, the St. Clair implementation strategy may result in an 
increased level of ridership on the recently improved streetcar line, whose dedicated 
right-of-way is due for completion in 2009.  As a companion to the proposed Zoning By-
law and Official Plan amendments, Urban Design Guidelines are also intended to guide 
redevelopment along St. Clair Avenue West.  

The recommendations and implementation strategy proposed for St. Clair Avenue West 
are consistent with the Growth Plan and Provincial Policy Statement.   

Official Plan 
The Official Plan identifies the entire stretch of St. Clair Avenue West between Bathurst 
Street and Keele Street as an Avenue on Map 2: Urban Structure, with the exception of 
the Earlscourt Park and Prospect Cemetery, which are identified as part of the Green 
Space System.  Avenues are intended to be transformed incrementally, changing building 
by building over a number of years.  However not all Avenues or all segments of an 
Avenue will experience reurbanization.  

Official Plan policies provide the vision for redevelopment of the Avenues, while site 
specific Zoning By-laws and Urban Design Guidelines implement this vision through the 
prescribed performance standards for new buildings.  Redevelopment plans will be 
established by a new Zoning By-law and Urban Design Guidelines created in 
consultation with the local community.  The growth and redevelopment of the Avenues 
should be supported by high quality transit services, along with urban design and traffic 
engineering practices that promote a street that is safe, comfortable and attractive for 
pedestrians.  
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The properties in the study area, fronting onto St. Clair Avenue West, with the exception 
of Earlscourt Park, Prospect Cemetery and lands from west of Caledonia and west of Old 
Weston Road to Keele Street, are designated Mixed Use Areas in the Official Plan.  The 
Mixed Use Areas are made up of a broad range of commercial, residential and 
institutional uses, in single-use or mixed-use buildings, as well as parks and open spaces 
and utilities.  

For Mixed Use Areas, the Official Plan (Section 4.5.2), sets out that development will, 
among other things: 

a) create a balance of high quality commercial, residential, institutional and open 
space uses that reduces automobile dependency and meets the needs of the local 
community;  

b) provide for new jobs and homes;  

c) locate and mass new buildings to provide a transition between areas of different 
development intensity and scale as necessary to achieve the objectives of the 
Official Plan, through such means as providing appropriate setbacks and/or a 
stepping down of heights, particularly towards lower scale Neighbourhoods; 

d) locate and mass new buildings so as to adequately limit shadow impacts on 
nearby Neighbourhoods, particularly during the spring and fall equinoxes; 

e) locate and mass 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.  

Developments in Mixed Use Areas are intended to create an attractive, comfortable and 
safe pedestrian environment. They are to have access to nearby schools, parks, 
community centres, libraries and childcare, and take advantage of nearby transit services.  
New developments are to provide good site access and circulation and an adequate 
supply of parking for residents and visitors, locate and screen service areas, ramps and 
garbage storage to minimize the impact on adjacent streets and residences, and provide 
for indoor and outdoor recreation space for building residents in every significant multi-
unit residential development.  

The plan also contains policies for developments in Mixed Use Areas that are adjacent to 
or close to Neighbourhoods.  In this case, much of the study area abuts lands with a 
Neighbourhoods designation.  These policies are outlined in Section 2.3.1 Healthy 
Neighbourhoods.  Developments in Mixed Use Areas that are close to Neighbourhoods 
will: 

a) be compatible with those Neighbourhoods; 

b) provide a gradual transition of scale and density, as necessary to achieve the 
objectives of this Plan through the stepping down of buildings towards and 
setbacks from those Neighbourhoods;  

c) maintain adequate light and privacy for residents in those Neighbourhoods; and 
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d) attenuate resulting traffic and parking impacts on adjacent neighbourhood streets 
so as not to significantly diminish the residential amenity of those 
Neighbourhoods.  

The Official Plan designates Earlscourt Park as Parks and Open Space Areas - Parks and 
Prospect Cemetery as Other Open Space Areas – Other Open Space Areas.  In these 
areas, development is generally prohibited except for recreational and cultural facilities, 
conservation projects, cemetery facilities, public transit and essential public works and 
utilities where supported by appropriate assessment.  As such, the implementing by-law 
and Official Plan amendment will not apply to these lands.    

The Official Plan designates the St. Clair Avenue West properties west of Caledonia 
Road and Caledonia Park Road and from Old Weston Road to Keele Street as 
Employment Areas.  These Employment Areas are not within an Employment District as 
shown on Map 2: Urban Structure.  Employment Areas are places of business and 
economic activity.  Uses that detract from the economic function of these lands will not 
be permitted to locate in Employment Areas.  Similar to the Parks and Open Space Areas 
- Parks and Other Open Space Areas – Other Open Space Areas designated lands within 
the study area, the implementing Official Plan and Zoning by-law amendments will not 
apply to the Employment Areas.  These areas are to be the subject of special area studies 
discussed later in this report. 

Existing Zoning Provisions 
The entire study area falls within the former City of Toronto boundaries, where By-law 
438-86 applies.  The majority of the properties fronting onto St. Clair Avenue West in the 
study area are zoned Mixed Commercial Residential (MCR), and have varying building 
height permissions and density allowances.  A variety of commercial and residential uses 
are permitted in a MCR zone.  Properties are permitted a maximum overall building 
height of 16 metres (or 5-storeys) and a combined density of 3.0 times the area of the lot.  
Residential uses are permitted at a maximum density of 2.5 times the area of the lot, 
while commercial uses are permitted a maximum density of 1.0 times the area of the lot.  

Properties located between Bathurst Street and Vaughan Road have slightly higher 
permitted building heights of 18 metres with a maximum allowable density of 3.0 times 
the area of the lot.  

There are also a number of properties that fall within different zoning categories.  
Earlscourt Park and the Prospect Cemetery are zoned as Park Districts (G), while 
properties at Caledonia Road and those west of Old Weston Road to Keele Street are 
zoned for Industrial uses (I).  These industrially zoned lands have varying building height 
and density permissions and restrict residential uses. 

Community Improvement Plan  
A Community Improvement Plan (CIP) exists for the study area and was adopted by City 
Council in July 28, 2003 by By-law Number 259-2003, for the area between Glenholme 
Avenue and the CN Rail corridor west of Old Weston Road.  The purpose of the CIP was 
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to implement a range of public and private property improvement projects.  In particular, 
the CIP was intended to facilitate the Commercial Façade Improvement Program, 
administrated by the City’s Economic Development, Culture and Tourism Division.  

The City’s Façade Improvement Program provides grants to commercial building owners 
whose properties are located in designated areas covered by Community Improvement 
Plans in order to improve the front of the commercial buildings through restoration, 
renovation and redesign.  A number of property owners in the study area have taken 
advantage of this program to rehabilitate their front facades. 

Concurrent Mid-rise Building Study 
In 2008, the City retained Brook McIlroy Planning + Urban Design/Pace Architects to 
conduct a mid-rise building typology study that is intended to provide the City with 
recommended actions that would help encourage mid-rise development along the City's 
Avenues.  

In addition to the recommendations contained in the consultant’s final report, and the 
comments received from the public, staff considered the initial findings of the Mid-rise 
Building Study in drafting the site-specific Zoning By-law amendment attached as 
Attachment 3. 

Agency Circulation 
The recommendations presented in this report have been developed in consultation with 
all the appropriate agencies and City divisions.    

COMMENTS  

To achieve the reurbanization of St. Clair Avenue West, clear guidance is needed as to 
the appropriate built form for new developments to promote a vibrant pedestrian realm 
and experience.  The implementation strategy is intended to encourage an intensified and 
transit-oriented urban environment which reflects quality urban design and respects the 
immediate neighbourhoods to the north and south of St. Clair Avenue West.  In 
generating performance standards for new developments, staff have been very mindful of 
both identifying their potential impacts and proposing policies that would help mitigate 
them and protect the low-rise Neighbourhoods.  

The following sections outline and describe the implementation strategy for the St. Clair 
Avenue West study area which includes a vision for St. Clair Avenue West, site and area 
specific amendments to the Official Plan and Zoning By-law as well as the adoption of 
Urban Design Guidelines.  While most of the consultants’ recommendations are 
supported and reflected in the following sections, some of their recommendations have 
not been carried over into the Official Plan amendment and implementing Zoning By-
law.   
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The St. Clair Vision 
Through the concurrent consultation processes for each segment, area residents, business 
and property owners, and other stakeholders were able to provide input into the study.  
Based on this input, each consultant team generated a vision, for the respective study 
segments along for St. Clair Avenue West.  Planning staff were mindful of these distinct 
visions when drafting the recommendations and implementation strategies contained in 
this report.  

Bathurst Street to Glenholme Avenue: 9 Guideline Goals

 

1. Encourage revitalization and intensification 

2. Build on area distinctiveness 

3. Plan for redevelopment that is economically viable 

4. Encourage high quality mixed-use developments 

5. Plan a vibrant pedestrian streetscape environment  

6. Create new public amenity spaces 

7. Provide for reasonable access to sunlight 

8. Make environmental sustainability a priority 

9. Protect and enhance heritage buildings  

Keele Street to Glenholme Avenue: 13 Guiding Principles

 

1. Mix & Variety of Land Uses - Enable an intensified mixed use environment that 
protects existing employment opportunities yet attracts visitors, local residents, and 
new businesses that add to street life and promote St. Clair Avenue West’s ongoing 
commercial viability. 

2. Built Form - Encourage appropriately scaled redevelopment and revitalization of 
underutilized sites in such a way as to contribute to the pedestrian scale and fine-grain 
rhythm of uses and visual interest at the street edge. 

3. Massing - The scale and height of new buildings should respect, be compatible with 
and provide transition to nearby low-rise residential neighbourhoods. 

4. Streets & Sidewalks - Promote beautification and safety to enhance and improve the 
pedestrian experience on St. Clair Avenue West to encourage pedestrianism and 
active transportation. 

5. Environmental Sustainability - Encourage development that enhances the quality of 
the natural environment including air quality and energy efficiency. 

6. Built Heritage & Character - Identify and promote the preservation of landmark 
heritage buildings and encourage building designs that contribute to the distinct 
character of the area. 
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7. Quality of Life & Identity - Ensure that planned changes enhance the amenity and 
distinction of St. Clair Avenue West for residents/tenants and merchants, and that 
they reinforce the destination qualities for visitors to the area. 

8. Trees & Landscaping - Enhance and expand the “green” aspects (such as trees and 
landscaping) of the public realm including St. Clair Avenue, adjacent local streets and 
open spaces. 

9. Gateways & Views - Celebrate view corridors and landmark buildings that 
distinguish the area and announce one’s arrival to St. 

10. Meeting & Gathering Spaces - Provide for a variety of new passive and active 
gathering spaces along St. Clair Avenue West in such a way that complements 
existing open spaces. 

11. Visual & Physical Connections - Enhance and complete visual and physical 
connectivity across St. Clair Avenue West and adjacent neighbourhoods, including 
pedestrian and cyclist linkages. 

12. Parking & Traffic Management - Meet new parking supply demands in a balanced 
manner while meeting urban design objectives of the area. 

13. Community Engagement - Formally involve area residents and tenants, property 
and business owners, and interested individuals in the ongoing evolution of the St. 
Clair  

Based on the St. Clair vision generated through public consultation, staff are proposing a 
built form that is generally seven to nine-storeys in height, acknowledging areas that can 
accommodate greater building heights, given their specific area context and attributes.  
For example, lands within walking distance from the St. Clair subway station, west of 
Bathurst Street to just west of Vaughan Road are proposed to have building height 
permissions that transition downwards from the 22-storey tower that is currently under 
construction at the north west corner of Bathurst Street and St. Clair Avenue West.  The 
proposed building height permissions are intended to provide a transition to the seven and 
nine storey building heights along the majority of St. Clair Avenue West.  Given existing 
lot depths that may accommodate higher buildings, staff are proposing building heights 
of 12-storeys on the north side of St. Clair Avenue West on either side of Alberta Avenue 
and on the south side between Ford Street and Osler Street.  On the north and south side 
of St. Clair Avenue West at Dufferin Street, staff are also proposing 12-storey building 
heights as this is a prominent intersection in the study area.  

Through the application of angular planes and building step-backs, the built form 
performance criteria are intended to optimize sunlight on the north sidewalk.  The 
proposed angular planes are also intended to provide a transition towards the nearby low-
rise residential Neighbourhoods and to limit shadow impacts.  

A large part of the St. Clair Avenue West vision is encouraging a quality pedestrian 
environment with wider sidewalks that are safe.  As such, new developments are 
encouraged to locate their servicing and loading functions at existing or new laneways.  
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This will have the effect of minimizing pedestrian and vehicle conflicts on St. Clair 
Avenue West.  Other performance standards, including building setbacks, street walls and 
build-to lines will also add to the quality of the building design and the public realm.  

To create a balance between developments on St. Clair Avenue West on nearby low-rise 
residential Neighbourhoods, staff are proposing an enhancement “zone” that will act as a 
buffer and is intended to accommodate rear lanes, short-term commercial parking and a 
landscape strip.  

Proposed Official Plan Amendment 
The Official Plan identifies St. Clair Avenue West between Bathurst Street and Keele 
Street as an Avenue where reurbanization is anticipated and encouraged to create new 
housing and job opportunities while improving the pedestrian environment, look of the 
street, shopping opportunities and transit usage.  Official Plan policies provide the 
framework for redevelopment of the Avenues and state that this reurbanization will be 
achieved through the preparation of an Avenue Study (Policy 1 and 2, Section 2.2.3).  
Such a study is to result in a vision and implementation plan that is developed in 
consultation with local residents, business owners and stakeholders.   

Consistent with the policies of the Official Plan, the St. Clair Avenue Study has resulted 
in an area specific vision and an implementation strategy tailored to suit this segment of 
St. Clair Avenue West that fall within a Mixed Use Areas designation.  The 
implementation strategy includes an Official Plan Amendment, Zoning By-law 
Amendment and Urban Design Guidelines.  It represents a balanced approach to the 
reurbanization of the area that accommodates appropriate redevelopment while 
minimizing adverse impacts on the public realm and surrounding uses.  

The OPA is designed to provide the incentive necessary to facilitate mid-rise 
developments along St. Clair Avenue West, while at the same time, mitigating impacts 
generated by these developments, most directly upon the nearby lands with a 
Neighbourhood designation.   

The study area and adjacent lands have several different Official Plan designations, 
which add to the uniqueness of this area.  The varying designations are Mixed Use Areas, 
Neighbourhoods, Apartment Neighbourhoods, Parks and Open Space Areas – Parks,   
Other Open Space Areas – Other Open Space Areas and Employment Areas.  The 
complex nature of the land uses in the area – especially towards Old Weston Road – 
requires a vision and implementation plan that is comprehensive and responds directly to 
the St. Clair context.  

“Area A” Lands 

The Official Plan Amendment describes and identifies, through mapping, the proposed 
“Area A” lands (see maps A and B of Attachment 2) for certain properties with a 
Neighbourhood designation to the north and south of St. Clair Avenue West.  The “Area 
A” lands, also referred to as Enhancement zones in the proposed Zoning By-law 
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Amendment, generally consist of parcels of land containing a single detached home or 
two adjacent parcels of land containing two adjacent and attached semi-detached 
dwellings.  These lands are intended to be used in conjunction with a development on St. 
Clair Avenue West.  These lands would be free of any buildings or structures and would 
essentially act as a buffer between the rear of a St. Clair development and the side yard of 
a residential property.  

The “Area A” lands are intended to protect the character of the nearby low-rise 
Neighbourhoods by distancing new developments on St. Clair Avenue West from 
existing Neighbourhoods.  These lands would include a minimum 2.5 metre landscape 
strip to help soften the transition between a main street development and the low-rise 
residential property.  These lands are intended to prevent the destabilization of existing 
Neighbourhoods from further encroachment.  They are also intended to minimize the 
shadow impacts on nearby Neighbourhoods.  

From a development perspective, the “Area A” lands will help facilitate and encourage 
mid-rise buildings to be developed on St. Clair Avenue West with building heights 
generally between seven and nine storeys.  Given that many St. Clair properties do not 
have the sufficient lot depth to accommodate a mid-rise building, complete with a 6-
metre laneway or driveway, sufficient servicing, underground parking and other technical 
considerations, these lands are able to provide the rear yard setback that would otherwise 
be required on the development site.  Should a landowner consolidate sufficient 
properties fronting on St. Clair Avenue, he/she may benefit from the further consolidation 
of lands within these lands in order to achieve the maximum building heights for the 
property with frontage on St. Clair Avenue West as prescribed by the proposed site and 
area specific Zoning By-law.  In part, these maximum building heights are dictated by the 
required angular planes set out in the proposed site specific Zoning By-law.  

From a functional vantage point, the “Area A” lands are intended to be used for widening 
existing public laneways or to create new laneways or private driveways (where 
appropriate) to the rear of developments fronting on St. Clair Avenue West.  Locating the 
vehicular access and required servicing and loading activities to the rear laneways, would 
ensure that these ‘back-of-house’ functions do not interfere with the pedestrian 
experience on St. Clair Avenue West.  Furthermore, by utilizing the rear laneways for 
vehicular access, new developments would not require curb cuts on St. Clair Avenue 
West, which would present vehicular/pedestrian conflicts.  Acting as a buffer, the “Area 
A” lands have the potential to screen the required servicing and loading activities that 
will occur in the existing or newly created rear lanes.  

In certain instances, “Area A” lands would be able to accommodate the required 
minimum 2.5-metre landscape strip, a 6-metre laneway, and have residual land.  Staff are 
proposing that this additional land be used for short-term customer parking, where space 
permits.  Staff is recommending as part of this study that the Toronto Parking Authority 
(TPA) consider providing and maintaining these spaces as part of their parking stock. 
Planning staff will consult with TPA officials at the pre-application stages of any new 
development on St. Clair Avenue West.  Throughout the consultation process, area 
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residents and merchants reported that any loss of parking spaces would affect businesses 
and that spill-over parking onto neighbouring streets would result.  The “Area A” lands 
are not intended to be severed from the ownership of a new development on St. Clair 
Avenue West, given that the “Area A” lands and the St. Clair Avenue West properties are 
separated by the public lanes.  

“Area A” Lands Criteria 

In their reports, both consultants noted that the majority of the lots fronting St. Clair 
Avenue West did not have sufficient lot depths to accommodate a mid-rise building that 
would be as high as St. Clair right-of-way width (30 metres or 9-storeys).  As a 
recommendation in their respective reports, each consultant suggested creating larger lot 
depths to facilitate development.  One consultant suggested a minimum required lot 
depths of 50-metres for the north side of St. Clair and 38-metres on the south side, while 
the other consultant recommended a minimum required lot depth of 50-metres for both 
the north and south side of St. Clair Avenue West.  The 50-metre lot depths is intended to 
contain a 30 to 32-metre building depth, which is required to achieve a functional 
underground parking garage, a 6-metre laneway and a 12-metre ‘impact zone’, which the 
consultant suggested should include parking and landscaping.  

In testing the consultants’ recommendations, staff found that property lot depths along St. 
Clair Avenue West are predominantly at or near 30-metres deep.  Therefore, the 
consultant recommendations of 50-metres would require, in some areas, the consolidation 
of upwards to three and four residential properties to the north and south of St. Clair 
Avenue West.  In staff’s opinion this level of encroachment is unacceptable.  

To create implementing tools for St. Clair Avenue West that are in keeping with the 
Official Plan Neighbourhood protection policies, while at the same time encouraging 
mid-rise developments, staff conducted an extensive block-by-block analysis focusing on 
existing St. Clair Avenue West property depths and residential property widths to the 
north and south of St. Clair Avenue West.  

The “Area A” lands identified in the site and area specific Official Plan Amendment and 
Enhancement Zones identified in Zoning By-law Amendment were selected, applying the 
following criteria:  

a) The residential properties must have frontage on streets running perpendicular to 
St. Clair Avenue West.  Residential properties with a back-to-back relationship 
with St. Clair Avenue West properties were not selected, given that it would 
require the consolidation of an unacceptable number of residential properties to 
facilitate development on St. Clair Avenue West. 

b) The residential properties must not be existing rental apartment buildings.  In 
keeping with the City’s rental housing policies, staff eliminated the existing three 
and four storey walk up apartments from the “Area A” lands. 

c) The residential properties must not be a line of row housing or a townhouse 
complex containing three or more dwelling units.   
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d) The residential properties must not be a place of worship, public building (i.e., 
fire hall), or a Heritage designated building. 

e) The residential property depth(s) closely line up with the St. Clair Avenue West 
side lot lines. 

f) The residential properties must either create a logical rear lane system, extend or 
widen an existing laneway, or provide sufficient space for a private driveway to 
the rear of the St. Clair Avenue West properties. 

g) The residential properties must be part of a generally uniform lot pattern within 
the block and would not result in erratic lot configurations.  

There are two exceptions along the study area, where the “Area A” lands include 
property containing more than one detached dwelling or one pair of semi-detached 
dwellings.  These exceptions include properties on the west side of Vaughan Road, the 
east side of Dufferin Street and on the west side of Westmount Avenue.  At Vaughan 
Road, the Mixed Commercial-Residential (MCR) zoning extends one property north 
beyond the laneway and the first residential property is a pair of semi-detached dwellings.  
For Dufferin and Westmount Streets, there are three properties on either street abutting an 
existing parking lot and place of worship to the north, which creates a natural buffer 
between a potential development site on St. Clair Avenue West and the Neighbourhood 
to the north. 

Proposed Zoning By-law Amendment 
The proposed Zoning By-law amendment shown on Attachment 3 contains detailed land 
use permissions and regulations to guide new development within the study area.  The 
amendment sets out contextually appropriate as-of right zoning that includes provisions 
related to permitted uses, maximum density and height, and others described below.  The 
proposed Zoning By-law Amendment only applies to properties fronting on St. Clair 
Avenue that are zoned Mixed Commercial Residential with the exception of those 
properties at the northwest corner of St. Clair Avenue West and Caledonia Park Road 
which are part of a separate study that is recommended in this report.  Properties zoned 
Industrial are to be dealt with through Special Area Studies discussed later in this report.  

The attached Zoning By-law will become a permissive exception to the former City of 
Toronto’s Zoning By-law 438-86.  Key components of the proposed Zoning By-law 
Amendment and Urban Design Guidelines for the study area are summarized below.  

Zoning Changes 

In consultation with existing property owners and City departments, staff is 
recommending that two areas within the study area be rezoned to more adequately reflect 
their current uses and to ensure that they are protected from any adverse impacts resulting 
from the development of adjacent properties in an MCR Zone.  The zoning changes are 
proposed for the following properties:   



  

Staff Report for Action – Final Report – St. Clair Avenue Study (Bathurst St. to Keele St.) 18 

a. The properties at 11A, 11B, 13A and 13B Robina Avenue are recommended to be 
rezoned from Mixed Commercial Residential to Residential District 2 in keeping with 
the surrounding neighbourhood and consistent with the abutting semi-detached 
dwellings at 15A & 15B and 17A & 17B Robina Avenue immediately to the north. 

b. The St. Clair Gardens parkette at the northeast corner of St. Clair Avenue West and 
Prescott Avenue is recommended to be rezoned from Mixed Commercial Residential 
to Parks District (Gh).  

Permitted Uses 

Much of the study area is currently zoned MCR (Mixed Commercial Residential).  The 
proposed by-law does not intend to remove the existing zoning category land use 
permissions.  However, there are certain uses that are currently permitted that this 
amending Zoning By-law proposes to exclude.  These uses will neither result in a mid-
rise building form nor contribute to a vibrant pedestrian streetscape, in keeping with the 
Official Plan policies and the vision for St. Clair Avenue West.  The uses include, low 
rise residential uses such as a converted house, detached house, duplex, row house, 
rowplex, semi-detached duplex, semi-detached triplex, and triplex, and auto oriented 
uses, including, automobile service and repair shop, automobile service station, car 
washing establishment, and motor vehicle repair shops Class A.  There are a few car 
repair shops along St. Clair Avenue West that would become legal non-conforming.  

Density  

The current MCR zoning allows for a total combined density of three times the area of 
the lot, achieved through a mix of both residential and commercial uses.  As a single use 
building, a landowner would not be able to achieve the two times coverage.  

The proposed Zoning By-law allows for greater densities, ranging from 5.0 and 5.5 times 
coverage for the majority of the properties.  This would result in residential uses having a 
density of 4.0 or 4.5 times the area.  There are particular areas identified in the proposed 
by-law along St. Clair Avenue West that warrant greater densities, given their proximity 
to the St. Clair West subway station, the location of existing taller buildings that would 
act as buffer between new developments on St. Clair Avenue West and the low-rise 
neighbourhoods, deeper than normal lot depths, and other context specific details.   

In the case of commercial uses, staff recommends that their permitted densities be 
increased from 1.0 times the lot area to 2.0 times the lot area with the objective of 
encouraging additional commercial uses that can be located on the first and/or second 
floor of a new development.  

Building Height 

The current MCR zoning allows buildings to have a maximum height of 5 storeys (16 
metres).  Most buildings along St. Clair Avenue West are two to three storeys in height.  
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In their recommendations, the consultants applied the general rule that a mid-rise 
building should be no taller than the street is wide.  As St. Clair Avenue West has a 30-
metre right-of-way, the consultants recommended a 9-storey maximum building height 
permission (or 30 metres) for the majority of the study segment with select sites 
identified for additional heights of 12 storeys, 15 storeys or 22 storeys.  

Staff tested the consultant’s height recommendations by conducting a detailed analysis of 
existing lot dimensions, potential impact to the nearby low-rise neighbourhoods, angular 
plane requirements, sun/shadow analysis, and concluded that not all properties could 
accommodate the proposed buildings heights.  As a result, staff are recommending a 
range of building heights between 7 and 9-storeys along the majority of the Avenue 
segment.  

Additional height variations were also being recommended at a number of locations 
throughout the study areas.  Buildings up to 12-storeys in heights are to be permitted at 
certain locations on the north side of St. Clair Avenue West on either side of Alberta 
Avenue, on the south side between Ford Street and Osler Street, and on the north and side 
at Dufferin Street and Westmount Avenue.  Staff are also proposing that buildings with 
heights of 15 storey and 22 storey buildings be permitted in the area identified as a 
Height Transition Zone (described below), given that this area is within a 500 metre 
walking distance of the St. Clair West subway station and has an existing local context of 
taller buildings.  These proposed heights take into consideration the right-of-way width, 
lot patterns, property dimensions and the existing local context and are intended to 
minimize adverse impacts on the low-rise residential neighbourhoods.  

Both consultants recommended that building over 5-storeys in height only be permitted 
when specific lot dimensions and sufficient depth exist in an MCR property.  In most 
cases property consolidation along St. Clair Avenue West would be required.  As part of 
the proposed Zoning By-law amendment, the proposed higher building heights and 
densities will only be permitted when a development proposal complies with specific 
performance criteria, such as minimum lot dimensions.  Should a new development not 
meet the performance criteria, the prevailing Zoning By-law permissions of 5-storey 
building heights shall apply.  

Height Transition Zone 

The Zoning By-law amendment identifies a Height Transition Zone for the lands between 
Bathurst Street and just west of Vaughan Road.  These properties fall within a 500-metre 
radius of the St. Clair West subway station.  In proposing the Height Transition Zone, 
both City staff and retained consultants acknowledge the approvals for a 22-storey tower 
at the north-west corner of Bathurst Street and St. Clair Avenue West.  The purpose of 
the Height Transition Zone is to regulate building heights so that they step downwards 
and westwards.  The Height Transition Zone would ensure that all new buildings would 
create a height transition from the St. Clair subway station towards the 7 and 9-storey 
height permissions along St. Clair Avenue West.  On April 22, 2009, the Committee of 
Adjustment approved minor variances permitting a 23rd storey at the development on the 
north-west corner of Bathurst Street and St. Clair Avenue West.  Staff is of the opinion 
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that the additional storey still provides the intended transition – downwards and 
westbound – given that on the east side of Bathurst Street (outside the study area) the 
City approved two 25-storey towers.    

Minimum Ground Floor Ceiling Height 

To help achieve a main-street character for those properties fronting on St. Clair Avenue 
West and to provide an opportunity for commercial uses, a minimum ground floor-to-
floor height of 4.5 metres is recommended for all new developments.  

Setbacks 

The current MCR zoning allows a new building to be developed directly adjacent to a 
street line and contains no provisions regulating front or side yard setbacks.  

As a result of the construction of the TTC dedicated streetcar right-of-way along St. Clair 
Avenue West, many of the public sidewalks in the study area have been reduced in width 
in order to accommodate streetcar platforms and the realignment of the street.   Members 
of the public indicated that increased sidewalk widths were essential to creating a vibrant 
pedestrian environment along St. Clair Avenue West.  Staff share this sentiment to allow 
for a larger publicly accessible boulevard and to achieve streetscaping improvements 
such as patios and areas for tree planting and street furniture, staff recommend that new 
buildings be set back from the St. Clair front lot line so as to achieve a minimum 4.5 
metre wide public sidewalk.  In addition, staff recommend that new buildings be set back 
1.5 metres from the side property line for corner lot properties to accommodate wider 
public sidewalks.  

A minimum rear yard setback of 7.5 metres is proposed for all properties that abut a 
residential zone.  Within this rear yard setback, a minimum 1.5 metre landscape strip will 
be required.   

Angular Planes and Street Walls 

Buildings are fundamental to the public realm because they frame and give a sense of 
enclosure to streets and open spaces.  In Mixed Use Areas, the visual interest and comfort 
of pedestrians on the street and in public spaces hinges on how the buildings and their 
uses interface with these spaces.   

In order to maintain adequate sun penetration to the street, open spaces and residential 
areas, staff are recommending that angular planes be applied to regulate the building 
mass.  These angular plane provisions are intended to create a transition in height to 
nearby residential properties and to minimize shadow and wind impacts.  While the 
current MCR zoning contains angular planes provisions, staff are recommending changes 
to these provisions to more specifically address the St. Clair Avenue West context.  

Both consultants acknowledged the importance of creating a consistent street wall by 
regulating the height and proximity of the building wall that frames the street.  The 
character and scale of the street wall is important because it is the part of the building that 
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is most visible and defines the quality of the pedestrian experience.  The proposed Zoning 
By-law amendment will require that new front or flanking walls along St. Clair Avenue 
West step-back above the 5th storey and above the 7th storey.  

Build-to-line 

Continuous building walls on either side of street help to define a main-street as an urban 
space.  The more continuous the enveloping wall, the more complete the space becomes.  
Staff recommend minimum ‘build-to’ standards for lots having a frontage or flankage 
along St. Clair Avenue West.  Depending on the overall building height, the main wall of 
the first three storeys or five storeys of a building fronting or flanking on St. Clair 
Avenue must occupy a minimum of 80% of the length of the frontage or flankage of lots 
on St. Clair Avenue West.  These build-to-lines are intended to discourage strip plazas 
and other uses that do not contribute to the pedestrian experience.  

Parking 

The proposed Zoning By-law amendment carries over the existing MCR parking 
requirements from the former City of Toronto Zoning By-law (438-86) for residential 
uses.  These ratios require a range of vehicle parking spaces from 0.50 spaces per unit to 
0.75 spaces per unit, depending on the unit-make up of a development.  Visitor parking 
spaces will also be required.  

Staff are also proposing a carsharing provision, which would allow a developer moderate 
relief from the required number of parking spaces, if the development includes a 
dedicated parking space for carsharing vehicle(s).  The intent of carsharing provision is to 
reduce automobile dependency, given that a residential development which features 
access to a shared car may attract purchasers or renters who do not own a car.  This 
provision has a spin-off effect of potentially increasing transit ridership, should 
automobile ownership reduce.  

Access 

Where a development site has access to a rear laneway or abuts a side street, staff are 
proposing that all vehicular access points not be located off of St. Clair Avenue West.  
The intent of this provision is to minimize pedestrian and vehicular conflict along the 
sidewalks and encourage ground floor retail uses.  It is intended that loading and 
servicing would also occur at these rear or side access points and would help to alleviate 
traffic congestion on St. Clair Avenue West.  

Enhancement “Zones” 
The proposed Zoning By-law amendment includes detailed provisions for the use of 
enhancement “zones” in conjunction with a development proposal on a lot in a MCR 
District as described in the Official Plan Amendment section of this report.  The Official 
Plan amendment identifies the enhancement zones as “Area A” lands.  The intent and 
purpose of the enhancement “zones” are to add a layer of protection to the nearby low-
rise neighbourhoods and to facilitate the proposed mid-rise built form on St. Clair 
Avenue West.  The concept of an enhancement “zone” is being considered for St. Clair 
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Avenue West given the analysis and public consultation achieved through the Avenue 
Study process and its unique local context.  This context includes a right-of-way width 
(30 metres) that is larger than most main streets, substandard size laneways and public 
sidewalks, and lots fronting onto St. Clair Avenue West that are very shallow and narrow 
which make redevelopment difficult as some lots are not large enough to accommodate a 
mid-rise building.  In identifying the proposed enhancement “zones”, staff conducted a 
detailed block-by-block and lot-by-lot analysis ensuring that recommendations for 
enhancement “zones” were in keeping with the intent of the City’s Official Plan policies.  

Development proposals that do not comply with the enhancement “zone” provisions will 
require applications to amend both the Official Plan and Zoning By-law, as amended.  
Staff will discourage development that does not comply with the enhancement “zone” 
provisions or the policies related to “Area A” lands. 

Urban Design Guidelines 
The Urban Design Guidelines shall provide detailed guidance on the design and 
organization of the built environment for lands with frontage along St. Clair Ave West 
between Old Weston Road and Bathurst Street.  These guidelines shall address site 
planning, built form as well as public realm improvements within the adjacent public 
lands.  Consideration will be given to these guidelines, as identified below, during 
reviews of development applications within the study area.  

The Urban Design Guidelines will become a companion document to the Official Plan 
and set out all the design recommendations in the study.  They include recommendations 
to enhance the streetscape through tree planting and landscaping, provide distinctive 
architectural details, and identify the historic buildings in the area.  Where the Urban 
Design Guidelines and the Zoning By-law Amendment and Official Plan Amendment 
conflict, the Zoning By-law and Official Plan Amendments shall prevail 

Special Study Areas  
Within the study area, there are a number of properties fronting on St. Clair Avenue West 
that are designated Employment Areas by the Official Plan.  These properties are not 
within Employment Districts as shown on Map 2: Urban Structure.  

These properties are 
located in three general 
locations; on the west 
side of Caledonia Road 
and Caledonia Park 
Road; between Old 
Weston Road and the 
rail corridor; and the 
area east of Keele Street 
and on south side of St. 
Clair Avenue West.  
During the study    

Keele 

Old Weston Road 
Caledonia 
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process, staff and the consultants have referred to these lands as the Caledonia Node, the 
Old Weston Road Node and the Keele Street Node as shown in the map below.   

As part of the study process, residents in the area indicated that a number of these 
properties contain traditional industrial uses that are no longer compatible with the area 
or contribute to creating a vibrant streetscape.  The consultant’s final report 
recommended that these areas be studied at a later date as they have additional planning 
considerations and complexities that could not be addressed through the Avenue Study 
process which deals primarily with urban design and built form issues.  

Given the analysis required by the policies of the Growth Plan and Provincial Policy 
Statement in relation to the study of Employment Areas, staff is recommending that these 
studies be undertaken as a separate process.  Planning staff have commenced a study of 
the Caledonia Node and expect to report to June 9th, 2009 meeting of the Etobicoke York 
Community Council.  The study of the remaining areas will be undertaken in the near 
future as either a Local Area Study or as part of the 5-year Official Plan Review. 

Parking and the Public Realm 
The St. Clair Streetcar project proposed and implemented improvements both to the 
transit infrastructure, light standards, sidewalks, curbs and planting.  Given this level of 
analysis, design and construction that has been conducted by the TTC, this Avenue Study 
did not look at improvements to the infrastructure, beyond parking and the locations of 
potential Toronto Parking Authority parking lots and the enhancements to St. Clair 
oriented public spaces adjacent to community facilities, schools and open spaces.  The 
proposed Enhancement Zones are intended, where appropriate, to contain short-term, off-
street public parking. 

Rental Housing Demolition and Conversion By-law 
The Rental Housing Demolition and Conversion By-law (885-2007) implements the 
City’s policies protecting rental housing contained within the Official Plan, and 
established Municipal Code 667 concerning demolition permits for residential rental 
properties.  These policies include providing and maintaining a full range of housing, 
within neighbourhoods as well as across the City.  A full range of housing includes rental 
and ownership as well as a range of affordability, and other special housing needs. 
Official Plan policy 3.2.1.6 provides that where development would remove six or more 
rental housing units, approvals should require the replacement of rental units and an 
acceptable tenant relocation and assistance plan.  Should a landowner consolidate a 
number of St. Clair Avenue West properties, he/she may face the requirement to replace 
the existing rental units that are above the shops on the ground floor.  Staff understand 
that the consolidation of main street properties having 6 or more rental dwellings may 
present a constraint to the potential reurbanization of St. Clair Avenue West.   However, 
replacement of rental housing units would be considered as part of any new development 
proposal. 
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Heritage 
In a staff report (dated September 27, 2007); Planning staff recommended that City 
Council include nine properties on the City of Toronto Inventory of Heritage Properties. 
The properties were identified as part of the St. Clair Avenue West Church Survey.  The 
inclusion of the nine properties on the City’s heritage inventory would enable staff to 
monitor any changes to the sites and encourage the retention of their heritage attributes.  
Five of the nine places of worship are located either in or adjacent to the area of study.   
The staff report can be accessed at this link:  
http://www.toronto.ca/legdocs/mmis/2008/te/minutes/2008-01-15-te12-mn.pdf.  

In a report to the Planning and Growth Management Committee of City Council (dated 
August 20, 2008), Planning staff identified 96 potential Heritage Conservation Districts 
(HCD) within the City.  Of the 96 potential HCDs, three fall within the area of study, 
they are Regal Heights, Hillcrest and Humewood.  Amendment number 38 to the Official 
Plan identifies all the potential HCDs and additions to the list of potential HCDs that are 
eligible for Section 37 benefits would require an amendment to the Official Plan.  The 
report can be accessed at this link:  
http://www.toronto.ca/legdocs/mmis/2008/pg/bgrd/backgroundfile-15304.pdf. 

Community Services and Facilities 
Community Services and Facilities (CS&F) are vital resources that help meet the 
everyday needs of local residents and make the area attractive for future development.  A 
CS&F study was undertaken by staff for the study area (see Attachment 6 and 7).  The 
review focussed on schools, child care facilities, libraries and community and recreation 
centres, arenas, swimming pools.  The programs and services provided locally by human 
service agencies were also examined.  The purpose of the review was to identify the 
range of available community services and facilities and emerging priorities for 
additional community resources that should be considered when planning for growth 
within the Study Area.  The CS&F review covered a larger geographic area than the 
Avenue Study as service areas vary widely.  An inventory was compiled of existing 
community services and facilities.    

Based on information obtained from Children's Services staff, the report found that child 
care should be a top priority to service any future growth in the area.  The findings also 
suggested that staff should consider options for increasing local parkland.  School 
facilities overall are adequate for current school enrolment and the Boards have advised 
that arrangements are available to accommodate additional students.  With respect to 
TCDSB students, these arrangements may involve transportation by bus to schools 
outside of the immediate community.  Library Board staff reported that there is excellent 
service coverage across the St. Clair Avenue West study area.  Staff should also consider 
additional multi-purpose space if the opportunity presents itself in the future to help 
address a city-wide shortage of affordable programming and administration space for 
smaller service agencies and local community groups.  Planning staff will be mindful of 
these findings as new development applications are submitted to the City. 

http://www.toronto.ca/legdocs/mmis/2008/te/minutes/2008-01-15-te12-mn.pdf
http://www.toronto.ca/legdocs/mmis/2008/pg/bgrd/backgroundfile-15304.pdf
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Toronto Green Development Standard 
The Toronto Green Development Standard is a set of performance measures that promote 
sustainable development.  They represent Toronto’s approach to greening development 
practices in multi-unit highrise residential buildings, institutional, commercial and 
industrial buildings and low-rise residential and non-residential development, which was 
adopted by City Council in 2006.    

After a two-year review of the Toronto Green Standard, Planning staff reported (dated 
October 30, 2008) on the new and revised, two-tiered Green Standard for new 
construction and the supporting results from an extensive legal review and the Toronto 
Green Standard Cost-Benefit Study to the Planning and Growth Management Committee.  
The report can be accessed at this link: 
http://www.toronto.ca/legdocs/mmis/2008/pg/bgrd/backgroundfile-16862.pdf.   

As part of the site plan process, Staff will require developers to apply the Toronto Green 
Standard for all new developments on St. Clair Avenue West. 

Further City Actions 
Through the community consultation process, a number of issues were identified that 
cannot be dealt with as part of this study.  These issues require actions from other 
department and City agencies.    

This report includes recommendations directing City staff to report back to Council on 
some of the following issues:   

1. the feasibility of creating a Wychwood Promenade (Recommendation No. 8), 

2. opportunities and locations for additional tree planting along St. Clair 
(Recommendation No. 9), 

3. the feasibility of improvements to the Earlscourt Park and the J.J. Piccininni 
Centre (Recommendation No. 10), 

4. considering St. Clair as a priority area for the coordinated street furniture 
(Recommendation No. 11), 

5. the possibility of transforming rail overpasses to include art (Recommendation 
No. 12), 

6. the feasibility of expanding the existing BIAs and Community Improvement Plan 
areas and program scope (Recommendations Nos. 13 and 14), and 

7. adopting the Community Services and Facilities Review findings 
(Recommendation 15).  

Planning staff is recommending that Council adopt the St. Clair Avenue West Action 
Plan (Attachment 8), which lists further actions that staff from City Planning and other 
City Divisions can apply to help realize the Vision for St. Clair Avenue West. 

http://www.toronto.ca/legdocs/mmis/2008/pg/bgrd/backgroundfile-16862.pdf
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Conclusion 
The objectives of staff’s recommendations and implementation strategy contained in this 
report are to guide future development along St. Clair Avenue West between Keele Street 
and Bathurst Street that are in keeping with the Avenue policies of the Official Plan, 
support existing and future retail, encourage intensification that reflects a mid-rise form 
and mitigates impacts of these new developments on the nearby low-rise residential 
Neighbourhoods.  
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