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ABSTRACT

This thesis proposes facilitating the re-urbanization of Toronto’s avenues to
support the future growth of Toronto. The current guidelines for avenues buildings
set out in the Avenues and Mid-Rise Buildings Study is not flexible enough to
support the current amount of density that is required to facilitate the re-urbanization
of the avenues. The current typology is producing uncomfortable buildings, and
there is minimal capacity to accept future demands on density. This thesis proposes
managing the re-urbanization of St. Clair Ave. W through the addition of carefully
assembled residential properties, located to the rear of avenue properties, to an
avenue property assembly. This combined larger assembly will offer the capacity
to redevelop larger buildings at greater densities, without significantly impacting
the existing residential properties because the larger assembly also allows for
greater flexibility in the distribution of building mass. The thesis proposes the
development of two buildings, one on the avenue and the other to the rear on the
side street. The larger avenue building can accept greater density and rear building
will be low mid-rise building that will be the types of building envisioned by the
city and form a buffer zone to the residential neighbourhood. This thesis is focused
on facilitating incremental re-urbanization and is not concerned with large scale
master planned multi-building redevelopments. The thesis is concerned with the
mechanisms that drive urban form and not the final design of the building. The thesis
presents building design guidelines to guide the urban form of these two buildings
and presents what this might look like through diagrammatic representations of
buildings on case study sites and using street perspectives. St. Clair Ave. W is
only one of many avenues in Toronto planned for re-urbanization, and while each
avenue is similar, they are all different. This flexible approach to accommodating
redevelopment could be used to inform the guidelines for new development along

many different avenues.
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1.1.1

This thesis examines the management of incremental urban intensification
along Toronto’s avenues, specifically looking at St. Clair Avenue West. Through the
limited assembly of residential properties to the rear of avenue properties the work
seeks to expand the possible design solutions for buildings to more easily facilitate
the increased urban densities desired by the private sector urban developers. These
design solutions are not only geared towards facilitating redevelopment, but also
towards enhancing the quality of urban and interior space. The thesis general design
principles and case studies are concerned with how the street will develop and
looks at the relationship between property structures, property values, and building
typology and its consolidation into bigger properties. Large scale multi-building
redevelopments or multi-storey commercial buildings are not the concern of this
work, but the focus is on singular multi-storey residential buildings having a single
layer of at-grade retail. The focus of the thesis is on the mechanisms that drive the
design of avenue buildings, rather than the final design of the buildings themselves.
The current building typology and the overall urban vision for transit supported
avenues in Toronto consists of about six to eight storey mid-rise buildings (refer
to Fig. 1.1) set along the avenues. These would replace the existing narrow two
to three storey low-rise buildings typical of the City’s avenues. Despite its recent
institution, this vision of these streets is already outdated and is not reflective of
the density that these avenues require to facilitate redevelopment (this will be

discussed later).

SITE

The sites of the case study works of this thesis are located along St. Clair
Ave. W between Bathurst St. and Old Weston Rd. (Refer to Fig. 1.2.) This section
of the avenue is identified as one of the main avenues of the City of Toronto in the
Toronto Official Plan (2015)'. Toronto’s avenues are outlined as one of three major
areas of urban intensification, the other two being the downtown and the centres
such as Yonge and Eglinton. The direction of intensification and re-urbanization
to these three areas outlined in the Toronto Official Plan stem from the planning
goals set out by the Province of Ontario. The Provincial Policy Statement (PPS)?
of 2014, which originally came into effect in 2005 for all of Ontario outlines the

government’s policies on land use planning which is used to inform planning

! City of Toronto, City Planning Division, Toronto Official Plan, (Toronto, 2015),
2.3, https://www.toronto.ca/wp-content/uploads/2017/11/99b3-cp-official-plan-vol-
ume-1-consolidation.pdf.

2 Province of Ontario, Ministry of Municipal Affairs and Housing, 2074 Provincial Policy
Statement, (Toronto, 2014), 7-10, http://www.mah.gov.on.ca/AssetFactory.aspx?-
did=10463.



Fig. 1.1 Vision for the Avenues Presented in the Avenues and Mid-Rise Buildings Study

The final vision of the incremental plan for redevelopment along the avenues is often illustrated with six storey
buildings continuously lining an avenue in the Avenues and Mid-Rise Buildings Study.
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Fig. 1.2 Site of St. Clair Ave. W between Bathurst St. and Old Weston Rd.
St. Clair Ave W. is located to the north-west of the downtown of Toronto. The east boundary of this section of
avenue is Bathurst St., a major arterial road running north-south from the lake to beyond the City of Toronto.
The west boundary is Old Weston Rd., a very short minor arterial road located a block east of railway lines.



decisions and official plans for municipalities. The PPS identifies the need for
redevelopment and intensification of compact urban form within existing built
up areas of municipalities to promote smart land use and prevent urban sprawl.
These goals originate from Ontario’s Places to Grow Act® of 2005 in Ontario which
was enacted to plan for the accommodation of future growth through the efficient
and strategic use of land and existing infrastructure. The Act plans for where this
growth will happen and it allows for province wide infrastructural investments to
be made appropriately.

Intensification of Toronto needs to be directed towards these three major
areas because not only does the Toronto Official Plan protect the neighbourhoods
from redevelopment, but it would also be too difficult.* Rising land values in
Toronto make assembly expensive and significant increases in density on the
existing site would be required to justify any redevelopment effort. There would
also be no possible building configuration at the density needed without impacting
other existing residential properties’ sky views, privacy and access to daylight.
Any redevelopment of the neighbourhood would face fierce opposition by local
residents and the local city councillor, given that residents had bought into an
existing condition that they expect to be maintained. As a result, intensification
around these neighbourhoods needs to be restricted to the avenue.

In 2003, the streetcar tracks along St. Clair Ave. W were required to be
replaced. Given the large right-of-way of the avenue, the system was replaced and
upgraded to become an at grade limited right-of-way transit line much like a light
rail transit line with a larger car than existing streetcars, but with same frequent
stops. It followed the same type of LRT line upgrade that had occurred on Spadina
Ave. in Toronto in 2009. Both such multi-level governmental infrastructural
investments were consistent with the efforts to plan for intensification along all
of the city’s main avenues and to support and encourage redevelopment of those
streets. This upgraded streetcar is also connected to two subway stops, at Bathurst
St. and Yonge St, offering a high level of transit accessibility. The access to two
priority transit lines each with significant carrying capacity creates a significantly

increased capacity for St. Clair Ave. W to accommodate more people.’

> Government of Ontario, “Places to Grow Act, 2005,” Government of Ontario, last modi-
fied June 20, 2012, https://www.ontario.ca/laws/statute/05p13.

* City of Toronto, City Planning Division, Toronto Official Plan, (Toronto, 2015),
1.1, https://www.toronto.ca/wp-content/uploads/2017/11/99b3-cp-official-plan-vol-
ume-1-consolidation.pdf.

> City of Toronto, Toronto Transit Commission, Transit City Implementation — the St.
Clair Project Experience, (Toronto, 2010), 1-4, http://www.ttc.ca/About _the TTC/
Commission_reports_and_information/Commission_meetings/2010/Jan_20 2010/Re-
ports/Transit City Impleme.pdf.



Fig. 1.3 Typical St. Clair Ave. W Existing Fabric
A typical street frontage of St. Clair Ave. W consists of narrow frontages with at grade retail and walk-up

apartments above which are accessed from the front of the building. On corner properties the retail often spills

out or has windows facing the local side street.

—
Fig. 1.4 Typical St. Clair Ave. W Existing Fabric
On E-W oriented blocks, the same narrow frontages continue adjacent to one another the entire block without

any curb cuts or vehicular access.



1.1.2

In support of the Toronto Official Plan, the Provincial Policy Statement
and the significant transit investments, St. Clair Ave. W between Bathurst St. and
Old Weston Rd. was rezoned for increased mixed commercial residential use in
2010 from 3 times site coverage and a five storey height limitation to 5 — 5.5 site
coverage and between 7 — 9 storeys tall under the new By-law No. 1103-2009. This
change was enacted following the City Initiated Avenue Study for St. Clair Avenue
West between Bathurst and Keele Street — Final Report (Final Report for St. Clair
Ave. W)® 0f 2009, which summarized consultant reports by Brook Mcllroy Planning
+ Urban Design / Pace Architects and Office for Urbanism for the city. While this
section of St. Clair Ave. W was studied independently from the Avenues and Mid-
Rise Buildings Study of 2010, the early versions from those guidelines informed
the Final Report for St. Clair Ave. W. The general principles of the guidelines for
new development along all the avenues in Toronto are consistent. Despite the
rezoning of St. Clair Ave. W, only a small amount of actual redevelopment has
been planned or built. The majority of the street continues to consist of narrow and
relatively shallow lots with predominantly two storey buildings with at-grade retail
and walk-up apartments above. (Refer to Fig. 1.3, 1.4.) Intensification of Toronto’s
avenues is meant to be incremental. Over the last nine years, the limited number
of proposals suggest a lack of appetite for this type of development. Greater
intensification is required to support the Provincial and City planning goals.

St. Clair Ave. W also contains several character buildings, including
places of worship and existing walk-up apartments, some of which carry historical
designations such as St Michael and All Angels Anglican Church. Others like 646
St. Clair Ave. W do not but is one of many buildings that should be considered
worth preserving to maintain some of the character of St. Clair Ave. W as it
redevelops. These buildings are well maintained and of better architectural quality
than most of the typical buildings on St. Clair Ave. W. (Refer to Fig. 1.5.) Also,
existing walk-up apartments of good architectural quality can also be found on the
side streets off St. Clair Ave. W. (Refer to Fig. 1.6.)

ZONING GUIDELINES

Two of the main guidelines for new urban development in City of Toronto
are the 7all Building Design Guidelines of 2013 and the Avenues & Mid-Rise
Buildings Study of 2010 (already mentioned). The guidelines focus on two different

¢ This document is referred will be referred to as the Final Report for St. Clair Ave. W;
City of Toronto, City Planning Division, City Initiated Avenue Study for St. Clair Avenue
West between Bathurst Street and Keele Street — Final Report, (Toronto, 2009), 4, 48-

49, http://www.toronto.ca/legdocs/mmis/2009/pg/bgrd/backgroundfile-21310.pdf.



Fig. 1.5 646 St. Clair Ave. W
646 St. Clair Ave. W is a well crafted and ornate brick constructed building of the early 1900s and appears well
maintained by it’s current occupant, Mothercraft, an early childhood education and care centre. The building is
of high architectural quality and unique architectural form and style for St. Clair Ave. W.
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Fig. 1.6 Local Side Street
The majority of the local side streets consist of two storey single and semi-detached narrow houses (pictured
right). However, there a number of existing high quality walk-up apartments located a few properties in from
the avenue. These walk-up apartments tend to be older and often have detailed brick facades, with generous
units inside. A number of these high quality walk-up apartments can also be found directly on St. Clair Ave. W.



1.1.3

types of development. As well, they are structured differently in their respective
approaches to guiding external building form as part of larger civic goals for street
form. The Tall Building Design Guidelines offer more flexibility because they are
structured broadly around the mitigation of the impacts of tall developments.’
(Refer to Fig. 1.7.) Focus is on maintaining sky views at street level and limiting
overshadowing, instead of prescribing detailed restrictions in the guidelines.® The
Avenues & Mid-Rise Buildings Study is more detailed and does more to mitigate
impact.” While the Tall Building Design Guidelines can be prescriptive in their
attention to the building podium or on smaller building sites, in general, these
guidelines usually govern significantly larger redevelopments and offer flexibility
in the distribution of building mass on a site espe