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Introduction

Primaris Management Inc. (“Primaris”) has plans to 
redevelop a surface parking lot, drive-through restaurant, 
and strip plaza as a lively, mixed-use, and transit-
supportive neighbourhood: Dufferin Grove Village.

Primaris’ proposal entails the redevelopment of Dufferin Mall’s north 
parking lot to create an urban and dynamic mixed-use neighbourhood. 
The redevelopment of the underutilized lands will contribute to the 
intensification of the station area, introducing a mix of residential and 
commercial uses in a neighbourhood with existing transit infrastructure 
and community services and facilities. 

Dufferin Grove Village will include a new private road through the site 
connecting Croatia Street to Dufferin Street, and which establishes two 
development blocks: the east block and the west block. The west block 
extends from the existing mall with a 6-storey base building with two 
tall towers atopt it. Building 1 and 2 have heights of 39 and 35 storeys, 
respectively. The base building of the west block provides retail uses at 
grade and on the second level, and also includes a relocated entrance 
to Dufferin Mall. Parking access for the entire development, as well as 
the primary loading and servicing area for the mall is located within the 
west block. 

The east block consists of an 8-storey base building with two tall 
buildings atop it. Building 3, located towards the southeast corner 
of the site, is set back from Dufferin Street and has a height of 23 
storeys. Building 4, at the corner of Dufferin Street and Croatia Street, 
has a height of 14 storeys. The east block also provides retail uses 
along Croatia Street, Dufferin Street, and along the north edge of the 
park.

01
A public park 1,560 square metres in size is proposed at the southeast 
corner of the site, where it would act as a link between Dufferin 
Grove Park, the proposed park on the lands to the north, and the 
neighbourhoods to the east, west and north. The location of the park 
also lends itself act as an improved transit-waiting area along the 29 
Dufferin route. A comprehensive and coordinated landscape treatment 
is proposed across the remainder of the site, with the themes and 
materiality of the proposed park carried along the complete street 
and landscaped setbacks. Enhanced streetscaping, including a wider 
sidewalk, street trees and other pedestrian amenities, is proposed 
along Dufferin Street and Croatia Street. 

A total gross floor area of 102,721 square metres is proposed, 88% of 
which is residential uses, currently planned as rental. The residential 
component of the development provides a total of 1,135 units, with 
50% of those units being larger two- and three-bedroom dwellings. 

Proposal Overview
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Figure 1:  Concept site plan showing the structuring elements of Dufferin Grove Village - a new private street, development blocks, and a public park - Dufferin Common

Contributing to housing diversity

As a major purpose-built rental project, the proposed development 
will contribute to the diversity of the local housing stock, which is 
dominated by the secondary rental market. These units will appeal to 
a broad demographic, including existing residents looking to downsize 
but stay within their community, as well as families and larger 
households. 

Establishing an urban condition

The conversion of surface parking to housing, retail and parkland 
will create a pedestrian-scaled, urban condition. The new internal 
street is a complete street, intended not only to facilitate movement, 
but also to act as an important placemaking element of the public 
realm. Streetscape enhancements along Dufferin Street and Croatia 
Street, active uses at grade, and a built form that frames the streets 
and parks at good proportions, will together contribute to a safe, 
comfortable, and attractive pedestrian environment. 

New parkland

Dufferin Grove is a desirable place to live, including for families. It 
is important that new growth be accompanied by the local facilities 
that allow for a high quality of life. The proposed park will link into a 
network a green spaces and complete streets to improve connectivity 
across the neighbourhood, while also providing new opportunities 
for recreation. The park design aims to accommodate a diverse user 
group, and calls on the sites distinct past and present for inspiration.

Benefits to the Neighbourhood and City
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Prior to application, Primaris has undertaken a significant community 
and stakeholder consultation process. Dufferin Grove and the 
surrounding neighbourhoods are highly engaged in local matters, 
especially following an intensive consultation process for the 
redevelopment proposal of  the TDSB lands to the north. Additionally, 
Dufferin Mall is a major community asset, so Primaris anticipated 
significant public interest in the project. For these reasons, a robust 
community and stakeholder consultation process was launched in the 
Fall of 2018. 

As a first step, the project team met with Councillor Bailao and City of 
Toronto Planning, Urban Design, and Transportation Planning staff. We 
have since had additional meetings with the Councilor and Staff, with 
the aim being to identify key planning issues in advance of submitting 
an application and to gather feedback on our approach to public 
consultation. An official pre-application meeting was held on March 28, 
2019.

Stakeholder Engagement

The project team has also met with local community groups and 
stakeholders, including Build a Better Bloor Dufferin (BBBD), the 
Bloordale Community Improvement Association (CIA), the Bloordale 
Business Improvement Association (BIA), the Bloorcourt BIA and the 
Centre for Local Research into Public Space (CELOS). The purpose 
of these meetings was to keep community groups informed about 
the planned project, to understand their issues and concerns with 
development in the neighbourhood and, more generally, to maintain an 
open line of communication throughout the process.

Community Engagement

Following the initial meetings with the Councillor, City staff, and local 
stakeholders, Primaris hosted two public open houses. The first open 
house was held on January 21, 2019 at Bloor Collegiate Institute. 
The purpose of this event was to introduce the team and plans for 
redevelopment to the community, outline preliminary development 
directions, and to collect community feedback. A second open house 
was held on April 2, 2019 at St. Mary Catholic Academy. At this event, 

the project team shared more detailed ideas on what new development 
on the site could look like, as well as preliminary concepts for a shared 
street through the site and a new public park. 

In addition to the open houses, Primaris launched a project website 
(www.dufferingrovevillage.ca) in the Fall of 2018, which will allow 
for the ongoing sharing of information between Primaris and the 
community. In the Spring of 2019, a kiosk was installed at Dufferin 
Mall as a non-digital engagement tool. The kiosk includes information 
panels, a project video, and comment cards for visitors to provide 
feedback. 

Given the concerns raised at the first open house regarding the 
capacity of schools in the neighbourhood, and specifically the 
future Bloor Collegiate Institute, the project team has also met 
with the TDSB’s planning division to discuss potential impacts on 
neighbourhood schools. 

Full details on the community and stakeholder consultation process 
to date, as well as our proposed consultation process moving forward, 
can be found in the Public Consultation Plan, which is submitted 
separately. 

Full details on the community and stakeholder consultation process 
to date, as well as our proposed consultation process moving forward, 
can be found in the Public Consultation Strategy Report, which is 
submitted separately. 

Project Timeline and Consultation to Date Engagement with City staff, the Councillor and other Agencies
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The site is subject to the Provincial Policy Statement (2014), the 
Growth Plan for the Greater Golden Horseshoe (2017), the City of 
Toronto Official Plan, and Zoning By-Law 569-2013. It is designated on 
Map 18 – Land Use Plan as part of a Mixed Use Area. 

The proposed development responds to the policy directions of the 
Official Plan, which promote intensification while having regard for 
the scale and character of the surrounding context. A site-specific 
amendment to the zoning by-law is required to implement the proposal 
and to reflect current policy directions for the site. A draft amendment 
to Zoning By-Law 569-2013 has been submitted as part of this 
application. Out of an abundance of caution, and to address any minor 
implementation issues that may arise, an amendment to the Official 
Plan is also requested. 

This report provides a comprehensive overview of the proposed 
development, outlines a planning and urban design rationale for the 
proposal, and summarizes the application materials submitted as 
components of the combined rezoning and Official Plan Amendment 
application. 

Section 2: The Site & Surrounding Context includes a detailed 
description of the site, including an account of its evolution over time 
and its success today as a shopping centre. To situate the site in its 
context, a description of the surrounding area is also including an 
overview of recent development activity, adjacent land uses and built 
forms, and the transit network. 

Section 3: Dufferin Grove Village provides a detailed overview of all 
components of the application.

Section 4: Planning Framework summarizes the provincial and 
municipal planning policy framework applicable to the site, and reviews 
the proposal in relation to these policies. 

Section 5: Urban Design Analysis describes how the proposed 
development addresses key urban design objectives, as outlined in 
the Tall Building Design Guidelines and other municipal reference 
materials.

Section 6: Planning & Design Conclusions summarizes the major 
planning and design principles and objectives that the proposed 
development will advance. 

Section 7: Summary of Supporting Studies provides a review of 
technical reports and studies submitted as part of this application. 

Requested Approvals Report Overview

Figure 2:  Public Open House #1 at Bloor Collegiate Institute

Figure 3:  The informational kiosk at Dufferin Mall
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Site and Surrounding Context02
The site is located on the traditional territory of many 
nations, including the Mississaugas of the Credit, the 
Anishnabeg, the Chippewa, the Haudenosaunee and the 
Wendat peoples, and is now home  to many diverse First 
Nations, Inuit and Metis peoples. 

Over the course of its history, the site has played host to a variety 
of uses; however, the site has maintained consistent in its role as a 
special destination, standing out from its surrounding context. 

In the late 19th century, the site formed part of a 25-acre property 
owned by the Denison family, a prominent and influential land-owning 
family of the time, in the independent Village of Brockton, which was 
annexed by the City of Toronto in 1884. The property was heavily 
wooded, and bisected by Brock Stream, a tributary of Denison Stream, 
which flowed into Garrison Creek. Like many of the small natural 
watercourses that once flowed through the city, Brock Stream became 
increasingly polluted as the city urbanized in the early 1900s, and was 
eventually rerouted into a covered sewer. 

Towards the end of the 19th century, the Denison family developed the 
property into a private racetrack park featuring a half-mile track. By 
1907, the lands were leased to a third party, who developed the site 
as a public racetrack for thoroughbred horse races, known as Dufferin 
Racetrack. With its irregular egg-shaped course, Dufferin Racetrack 
was a popular destination for decades, with events regularly attracting 
thousands of spectators. 

From time to time, the racetrack also hosted a travelling circus. 
Elephants and other circus animals would arrive by rail near Bloor 
Street West at Lansdowne Avenue, and from there were paraded along 
Bloor Street and Brock Avenue towards Dufferin Racetrack. An iconic 
photograph from 1920, courtesy of Toronto Public Library, captures 
one of these processions.

Evolution of the Site

Figure 4:  A 1924 fire insurance map shows the site’s former use as a racetrack.
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Figure 5:  Elephants parading en route  
        to the racetrack, 1920.
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Dufferin Racetrack was in operation until 1955, when several 
racetracks across Toronto were consolidated at the new Woodbine 
Racetrack in Rexdale. Within a year, the site was sold and redeveloped 
as Dufferin Plaza, the precursor of Dufferin Mall. Dufferin Plaza was a 
local expression of a major evolution of suburban retail that was taking 
place across North America: as the automobile became accessible 
to more people, the built form of retail was adapted to accommodate 
vehicle parking. Dufferin Plaza was designed with the classic 
“L-shaped” plan, which was considered the most effective for attracting 
the attention of motorists and drawing customers into multiple stores 
once they parked. 

In the 1976, the strip mall was expanded and converted into an 
enclosed shopping mall, again in line with the growing trend of climate-
controlled, internalized retail centres that offered a people-oriented 
“main street” environment for shopping as an activity increasingly done 
for pleasure in addition to necessity, as disposable income has grown 
over time. The construction of the enclosed mall was accompanied by 
a new multi-level parking structure. 

Over the years, the mall has continued to grow through small 
extensions to the mall itself as well as the development of outparcels 
at the perimeter of the site. Dufferin Mall has also undergone 
renovations, most recently in 2016. 

Figure 6:  Aerial view of Dufferin Racetrack, 1930s

Figure 7:  Dufferin Plaza in the 1950s Figure 8:  Harness racing in 1909
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Dufferin Mall today is a top-performing regional 
shopping centre, drawing more than 10 million visitors 
each year. Over time, the mall has been expanded and 
renovated to better serve its customers, and today it 
offers more than 54,600 square metres of retail and 
services, representing 131 different stores. The mall’s 
low vacancy rate speaks to its success and popularity 
among Torontonians. The mall is also a major point of 
employment in the neighbourhood, providing more than 
450 retail and service jobs. 

Dufferin Mall is unique among its competitors for its highly 
urban context. The mall is embedded within a dense residential 
neighbourhood, with a commercial main street to the north. As a result 
of this context that supports active transportation and public transit, 
a much higher-than-typical number of customers arrive to the mall 
by foot, bicycle, or the TTC. With many customers coming from the 
immediate surroundings, the mall has developed a rich legacy within 
the community, and has taken on a secondary role as a place to meet 
and socialize for people of all ages, cultures, and incomes. 

Over time, retail formats have evolved in response to changes in how 
people get around, their reasons for shopping, and the nature of 
the retail sector itself. The retail environment continues to change, 
fundamentally altering the way that we shop, with major implications 
for the future of shopping malls. 

One major change agent is structural shifts to the department store 
industry. The loss of anchor tenants at malls across North America has 
led to the rise of the “dead mall”, or malls that have become dated 
or have a high vacancy rate, leading to low investment in the mall. 
Without an anchor tenant, consumer traffic may become too low to 
sustain other smaller retailers, and as rental revenues decrease, the 
maintenance of the mall becomes too much for an operator to bear. 
Honeydale Mall in Etobicoke – which lost its two anchor tenants before 
closing in 2014 – is a local example of a defunct mall. 

Compounding this is the continued growth of big box stores and power 
centres, and the rise of online shopping, facilitated by the growth of 
express delivery and parcel pick-up services. These retail formats offer 
a convenient shopping experience – in-and-out shopping in the case of 
big-box stores, and shopping from the comfort of your own home in the 
case of online retail. These formats stand in contrast with the shopping 
as a form of leisure, which is at the root of the traditional mall. 

There is a dominant narrative around malls that suggests that their 
ultimate demise is only a matter of time. In reality, shopping centres 
are responding to these same trends in the retail sector in a variety of 
ways. Some mall sites are being totally reimagined; Galleria Mall, for 
example, will become a mixed use neighbourhood with park space, a 
community centre, and a new network of streets to reintegrate the site 
into the surrounding context. The Shops at Don Mills is a reiteration 
of the original Don Mills Centre, based on the concept of a “lifestyle 

centre” – an open-air shopping centre, typically oriented towards more 
upscale consumers, that combines traditional retail functions with 
leisure amenities. The Shops at Don Mills doesn’t have an anchor 
tenant in the traditional sense. 

While certain malls have struggled to remain relevant and competitive 
in the context of a changing retail landscape, other malls - including 
Dufferin Mall - have continued to perform strongly. In fact, in recent 
years, Dufferin Mall has continued to improve its performance through 
renovations and expansions. The mall currently has no retail vacancy 
and draws more than 10 million visitors each year. 

Despite their better fortunes, these centres are also planning for 
the future. The future in these cases – the future of Dufferin Mall, 
Yorkdale, Scarborough Town Centre, and Square One –  is not about 
eliminating the mall and starting anew, but rather about introducing 
new uses and activities to build on their continued success. While 
retail continues to be an important component of such places, 
developers are looking to add residential and office uses, parks and 
open spaces to the mix to become dynamic, mixed use destinations. 

Given the ongoing success of Dufferin Mall, the remainder of the 
mall site will continue to exist in its current form for at least the next 
generation. In fact, many of the mall’s major tenants have long term 
leases and no-build zones that would prevent significant changes for 
the next 25+ years.

Though the redevelopment of the site is decades into the future, 
it is important that the currently proposed development allows 
the remainder of the site to redevelop in a way that is logical and 
comprehensive, and represents good planning and design. 

Dufferin Mall Today, Dufferin Mall Tomorrow
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The development site is approximately 1.5 hectares in size, and is 
bound by the mall servicing lane and Brockton Stadium to the west, 
Croatia Street to the north, Dufferin Street to the east, and the existing 
internalized mall and Dufferin Street mall entrance to the south. The 
site has approximately 125 metres of frontage along Dufferin Street, 
and 200 metres of frontage along Croatia Street. The development site 
is accessed from five points of access: three along Croatia Street (two 
vehicular, one vehicular/servicing); and two along Dufferin Street.

The site is predominantly occupied by surface parking, totaling 
309 stalls. At the northeast corner of the site, at the intersection of 
Dufferin and Croatia streets, is a drive-through Taco Bell, Kentucky 
Fried Chicken, and Pizza Hut. At the west end of the site, are the LCBO, 
which opened in June of 2019, and the Beer Store. These two retail 
units are a later extension of the mall, and are the only portion that 
is not connected to the internal pedestrian system. A portion of the 
development site – adjacent to the mall’s north entrance - is also used 
as loading for Toys “R” Us. 

Our Lady Queen of Croatia Church, located at 7 Croatia Street, 
is owned by the Archdiocese, and is not part of the development 
site. Primaris has met with representatives of the Archdiocese to 
understand their long-term vision for the site. They have recently 
invested in substantial renovations and repairs, and as such they have 
communicated that they intend to stay in their current location for the 
foreseeable future. 

Site Context

Figure 9:  Surface parking lots with 15-storey apartment building in background

Figure 10:  Looking west across the site

Figure 11:  Rear of Our Lady Queen of Croatia Church & drive-throughs

Figure 12:  The site, seen from Croatia Street
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Figure 13:  Site Context
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To the north of Dufferin Grove Village are the TDSB lands, which are 
proposed to be redeveloped as six mixed-use buildings ranging in 
height from six to 37 storeys. The existing facilities on the site were 
declared surplus in 2014. Just beyond this site is Bloor Street West, a 
major retail corridor which, at this location, is characterized by a built 
form of two- to three-storey commercial and mixed-use buildings, as 
well as a few house-form buildings (some of which remain residential 
in use). In contrast to the small-scale retail of this segment of Bloor 
Street West is the six-storey Bell Canada Building, a historic structure 
which houses the company’s technician training facilities and some 
of its technological infrastructure, and the 15-storey New Horizons 
Seniors’ Residence. South of the site is Dufferin Mall and its surface/
structured parking lots. 

Immediately east of site are two- and three-storey buildings and a 
15-storey apartment building fronting Dufferin Street. Immediately 
west, beyond the mall’s servicing lane, is Brockton Stadium, which 
the TDSB owns and leases to community sports groups. The stadium 
features a lit turf pitch, a running track, and grandstand seating for 
approximately 1,000 spectators.

Farther east and west are low-rise residential neighbourhoods, known 
as Brockton Village and Dufferin Grove. These are densely-populated 
neighbourhoods comprised mainly of single- and semi-detached 
houses, with the exception of Doversquare apartment complex at 
Dovercourt Road and Hepbourne Street. 

There are several community assets and points of interest in the 
surrounding area. Southeast of the development site is Dufferin Grove 
Park, a 5.3-hectare district park, which features two outdoor rinks, a 
clubhouse with a kitchen and other amenities, various sports courts 

and fields, two bake ovens, and a number of fire pits. The City is 
currently engaging the community on potential improvements to the 
clubhouse and northwest corner of the park, and a preferred design 
strategy was presented in June of 2019. 

Bloor Collegiate Institute is located north of the site. A new facility is 
being built immediately to the west, on the site of the former Brockton 
Learning Centre. 

Bloor/Gladstone branch of the Toronto Public Library, which underwent 
a major renovation, restoration and expansion in 2009, is another 
major community facility. Bloor/Gladstone is one of 17 district libraries, 
meaning it is a larger facility with more programming and amenities to 
serve a larger catchment area. 

Surrounding Context

Figure 14:  TDSB lands, with New Horizons Tower in the distance

Figure 15:  Houseform buildings and apartment tower on Dufferin Street

2

3

Figure 16: Typical neighbourhood fabric east and west of the site

1
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Figure 17:  Brockton Stadium, located west of the site

Figure 18:  Looking north along Dufferin, with Dufferin Grove on the right
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Dufferin TTC station

Figure 19:  Surrounding Context
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Figure 20:  Mobility Context Map
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The site has access to a range of local transit options, providing 
connections to downtown and other destinations across the city, as well 
as convenient access to regional services. 

The site is located approximately 175 metres south of Dufferin TTC 
station, one of 13 fully accessible stations on the Bloor-Danforth Line. 
Trains run every two to three minutes during rush hour, and every four 
to five minutes otherwise. 

Several TTC bus routes serve the site. The 29 Dufferin bus operates 
between Wilson TTC station on the Yonge-University Line, south to 
Dufferin Gate Loop. Limited services on this line – 29C Dufferin and 
329 Blue Night – extend through Exhibition Place to Princes’ Gate Loop, 
and north to Dufferin Street and Steeles Avenue. The 929 Dufferin 
Express is a new route as of October 2018, operating between Wilson 
TTC station to Dufferin Gate Loop during peak periods, midday, and 
early evening, from Monday to Friday. All of the Dufferin buses include 
stops at Dufferin TTC station and at Dufferin Park Avenue, opposite 
the development site. As part of the redevelopment of Galleria Mall at 
Dupont Street and Dufferin Street, a lay-by and potential bus loop have 
been incorporated into the site design to alleviate congestion along this 
route. 

The 402 Parkdale Community Bus provides accessible service from the 
Parkdale neighbourhood to Dufferin Mall, with stops at Queen Elizabeth 
Hospital, Toronto Rehab, St. Joseph’s Health Centre, Parkdale Library, 
and Lansdowne and Dufferin TTC stations. Buses on this route run 
everyone 90 minutes and serve local bus stops along the route, though 
buses can also be flagged down at any point along the route. The 402 
Parkdale was part of an initiative in the early 1990s to provide seniors 
and those with mobility challenges with better access to medical and 
shopping centres, and to reduce their dependence on WheelTrans, a 
service which requires pre-booking. 

Mobility Context

In addition to these services providing direct connections to the site, 
the site is also within walking distance of the 506 College and 505 
Dundas streetcars. The Dundas West GO and UP Express station are 
located approximately 1.2 kilometres to the west, providing access to 
Union Station, the airport, and the broader region.

Despite the significant volume of pedestrians that walk along Dufferin 
Street, the existing public realm condition is generally poor. The sidewalk 
is narrow (2.1-metres wide), and offers few amenities for pedestrians. 
There are some trees in concrete planter boxes; however, as they are not 
located curbside, they do not provide buffer between pedestrians and 
the fast-moving traffic along Dufferin Street. 

Figure 21: The existing sidewalk along Dufferin Street is narrow and provides few pedestrian amenities. 
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A search on the City of Toronto’s Application Information Centre was 
conducted to assess the level of development activity within the study area. 
This database provides details on development applications within a given 
area of the city, as well as their status. 

Seventeen significant and relevant mixed-use and residential development 
applications with more than 10,300 units proposed, approved, or recently 
built in the surrounding area. These consist of both small infill buildings as well 
as large, master planned sites with multiple mid-rise and tall buildings, such 
as Bloor/Dufferin, Galleria Mall, Mirvish Village, and 2280 Dundas (southeast 
corner of Bloor Street West and Dundas Street West). 

There is only one significant development within the vicinity of Dufferin Grove 
Village. A major redevelopment project is proposed by Capital Development 
for the lands immediately north of Dufferin Grove Village. Given its proximity 
and its influence on the site planning for Dufferin Grove Village, this project is 
profiled in more detail.

In 2014, the Bloor-Dufferin redevelopment site, approximately 2.9 hectares 
at the intersection of Dufferin Street and Bloor Street West, was declared 
surplus by the TDSB. The site is occupied by Bloor Collegiate Institute, the 
former Alpha II Alternative School, and the former Kent Senior Public School. 
The lands were taken to open market, and a Request for Offer by Capital 
Developments and Metropia was accepted. 

In September of 2017, a combined Official Plan and Zoning Amendment 
application was submitted, proposing six buildings ranging in heights from six 
storeys to 47 storeys. The proposal comprised a total of 2,219 condominium 
units and a gross floor area of 171,007 square metres, 14% of which was for 
non-residential uses. The overall density proposed was 5.66 FSI (including the 
proposed roads and park) . 

Two new north-south streets (one public street and one publicly accessible 
private road) were proposed, connecting Bloor Street West to Croatia Street. 
A public park was proposed to be located at the southwest corner of the site, 
on the north side of Croatia Street. As stipulated in the sale of the property, 
a 2,815 square metre community hub was proposed within the former Kent 
Public School, which would be conserved. The Bloor Collegiate Institute would 
be demolished as part of the redevelopment. 

The combined Official Plan and Zoning Amendment application was appealed 
to the Local Planning Appeals Tribunal for refusal or neglect of Council to make 
a decision. While a prehearing meeting was held in November 2018, the 
applicant has been working with City staff to reach an agreement. 

The application was resubmitted in April 2018 alongside an application for site 
plan control. A second resubmission was submitted in April 2019. As a result 
of lower building heights (now ranging in height from 6 to 37 storeys), the 
revised proposal includes an overall reduction in residential units from 2,219 
to 2,034, and approximately 10,000 square metres less of gross floor area. 
As part of the revised proposal, part of the façade of Bloor Collegiate Institute 
along Bloor Street West would also be conserved. 

The Bloor-Dufferin redevelopment is noteworthy for two reasons. First, 
the sensitivities around the sale of public lands for private redevelopment 
created concerns from the local community, and resulted in the formation 
of Build a Better Bloor Dufferin (BBBD), a group of residents, local business 
owners, artists, and service organizations whose aim is to ensure that new 
development benefits and enriches the community and city at large. 

Second, as described in the following section, the proposed development 
complements and builds on key site planning features proposed on the site to 
the north, including the proposed built form and massing, the alignment of a 
new street through the site, as well as the location of the public park. 

 

Development Activity Bloor-Dufferin Redevelopment



19

02
S

ITE CO
N

TEX
T

Urban Strategies Inc.

1

2

3

4

5

6

7
9

8

10

11

1215

16

13

14

17

Project Height* FSI NRGFA Units Status

1 1103 Dufferin 3 1.1 0 8 Review

2 1183 Dufferin 3 1.5 0 14 Approved

3 138 St Helens 9 2.5 1,720 86 Built

4 1439 Bloor 14 4 0 170 Review

5 158 Sterling 17 4.6 58,600 717 Review

6 170 Perth 3 0.7 1,560 0 Review

7 243 Perth 4 2.2 0 40 Built

8 26 Ernest 3 1.7 0 79 Approved

9 362 Wallace 9 2.2 0 168 Built

10 52 Bartlett 3 2.4 0 17 Built

11 800 Lansdowne 26 3.4 0 592 Review

12 Bloor/Dufferin 37 5.4 18,500 2,032 Review

13 990 Bloor 12 6.6 660 102 Review

14 998 College 7 4.2 0 54 Built

15 2280 Dundas 42 5.9 83,000 2,600 Review

16 Galleria Mall 35 3.2 29,000 2,900 Approved

17 Mirvish Village 26 5.3 16,000 806 Approved

Figure 22:  Surrounding Development Context

* Height is represented in storeys. In multi-building 
developments, value represents height of tallest building

500m
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Dufferin Grove Village03
Site Planning Principles

 

Establishing an urban condition

The site today presents a suburban land use pattern 
and built form in an otherwise urban setting – 
surface parking lots, drive-through restaurants, strip 
retail, and the prioritization of car movement more 
generally. The proposal should establish an urban 
condition through appropriate built forms and land 
uses, and by creating and better experience for 
pedestrians. 

Building on to a network of park space

The site is situated between Dufferin Grove Park – a 
well-loved community asset – and a planned park on 
the development site to the north. A new public park 
on the development site should complement these 
existing and planned parks through its design, the 
amenities it offers, and its strategic location. 

Providing context-appropriate built form

The scale, massing, and location of buildings should 
create appropriate transitional relationships to 
surrounding built forms and land uses, including 
proposed new development, neighbourhood areas, 
parks and open spaces, and public streets. The 
proposed built form and land uses should also 
contribute to the intensification of the station area. 

Enhancing the amenity of Dufferin Mall & 
contributing to a complete community 

Recognizing the value Dufferin Mall has to the 
community as a place to shop and socialize, the 
development should enhance and expand this asset 
while introducing new uses to the mix. 
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A private road connecting neighbourhood destinations

A new private shared street will be introduced through the site. As an 
extension of the future roadway to the north, this street will become a 
natural connection between Bloor Street West and Dufferin Grove Park, 
especially for pedestrians. 

Structuring Elements

Three structuring elements  comprehensively 
implement the site planning principles. 

Dufferin Commons, a gathering space for participating in 
urban life

This public park is envisioned as a highly versatile space, 
accommodating a diversity of uses and users. Situated in a prominent 
location along Dufferin Street, Dufferin Commons will complement a 
system of mutually-supportive parks and open spaces. 

Development blocks to reurbanize the site and frame the 
public realm

Two development blocks will organize new development and support 
a built form that is fits within the surrounding urban context. New 
buildings will play the important role of framing elements of the public 
realm. 
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Figure 23: The base building of the east  
         block is articulated to break the  
         massing into distinct volumes  
         and create visual interest.
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Street & Blocks

By introducing a new north-south connection through the site, the 
proposal transforms the parcel into two smaller development blocks. 
The west block extends from Dufferin Mall, with frontages on both 
Croatia Street and the new street. The east block has its main frontage 
along Dufferin Street, and also frames Croatia Street and the proposed 
park immediately to the south. 

In addition to establishing development blocks and providing a 
structure for new uses on the site, the new connection will facilitate 
safe movement. The street is designed with a width of 19.8 metres 
from building face-to-building face, including 5.7-6.0-metre-wide 
sidewalks. Pavers are proposed to communicate the shared nature 
of the street, and to discourage drivers from driving too fast. The 
streetscape will feature street trees within stone gabion planters, 
creating a distinct character which ties into the original Denison Creek 
geology of the site. 

The Proposed Development

Figure 24:  Proposed street and blocks
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Retail

A total of 11,639 square metres of new retail uses are proposed 
across the site. Retail uses are provided at two scales. On the west 
block, the internal corridor of Dufferin Mall is proposed to be extended 
north through the site, with a new main entrance to the mall located 
along the new private road connection. The west block will include 
9,497 square metres of retail space on the ground level and second 
floor to accommodate larger retailers that meet the day-to-day needs of 
residents and visitors to the area. The east block will include grade-
related uses along Croatia Street, Dufferin Street and fronting onto the 
proposed park immediately to the south. Retail uses on the east block, 
totaling 2,142 square metres, will consist of a finer grain of storefronts 
in order to generate more activity at the ground level and animate the 
public realm. 

Residential

The proposal includes 89,985 square metres of residential uses, in 
four tall buildings on podiums. On the west block, above two levels of 
retail uses, is a 6-storey podium building that fronts both Croatia Street 
and the new street connection. Atop the podium are two point towers: 
Building 1 is 39 storeys, and Building 2 is 35 storeys. The east block 
contains a 8-storey mid-rise podium, also with two tall buildings. A 
23-storey building (Building 3) is located towards the southeast corner 
of the site, adjacent to the park, and a 14-storey building (Building 4) is 
situated at the intersection of Croatia Street and Dufferin Street. 

A total of 1,135 residential units are included in the proposal. To 
accommodate the needs of varying household types and sizes, a 9% of 
units have three bedrooms, and an additional 41% have two bedrooms. 
Many of these larger units are within the ideal size ranges of the City’s 
Growing Up Guidelines. 

In addition to a new on-site park, amenity space for building residents 
is proposed to be located on the rooftop. The units of the west block 
share 1,306 square metres of outdoor amenity space on the rooftop 
of Level 3, adjacent to 1,403 square metres of indoor amenity space. 
Recognizing the increasing need to enhance the amount of amenity 
area for pets as part of new development, the west block also includes 
indoor and outdoor amenity space for pets, located on the rooftop of 
Level 2. 

The units of the east block share 282 square metres of outdoor 
amenity space on the rooftop of Level 5, which is adjacent to 826 
square metres of interior amenity space. An outdoor pet area is 
provided on the rooftop of Level 8. 

Land Uses and Built Form
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Figure 25: Two-storey retail will animate     
         Croatia Street and the  
         proposed park to the north
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A new public park

A 0.15-hectare public park is proposed at the southeast corner of 
the site, representing 10% of Dufferin Grove Village. At this location, 
the park will create a sequence between Dufferin Grove Park and the 
planned park to the north, creating a safe and attractive connection 
through the neighbourhood. 

The park location also has positive adjacencies: situated along Dufferin 
Street, the park will be highly visible from the primary public street. The 
park’s north side will be flanked by active retail uses at grade to help 
animate the public realm. With full exposure to the south, the park 
will be sunlit through course of the day and through the year. In the 
fullness of time, should the remainder of the mall site be redeveloped, 
the park could be extended southward. 

An overview of the other scenarios that were explored, including a 
summary of the advantages and disadvantages of each, can be found 
in the Appendix. 

The park is intended to serve an urban living room or “common”, with 
plenty of seating and healthy, thriving, vegetation to create a vibrant 
gathering space for participating in urban life. It will be an inclusive 
and universal space, designed for a broad range of ages and culture, 
but primarily for humans - pets of residents will be accommodated 
on rooftop spaces. Given the proximity of Dufferin Grove Park, the 
proposed park is not designed specifically for children, but will 
nonetheless be fun and engaging for younger users. 

Figure 26: Conceputal landscape plan

Section 1
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Mall
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The proposed park concept aims to reveal and celebrate the rich 
history of the site - its transition from forest to field to mall - by 
highlighting these layers in its design. Denison Creek, which once 
ran through the site, is a significant source of inspiration, with the 
river patterning and geology being a central design component. Large 
earth mounds planted with native vegetation and large canopy trees, 
recalling the historic vegetation communities and natural forms of the 
area, provide a distinct setting for passive enjoyment.

Figure 27:  Section looking north towards the proposed park (Section 1)

East 
Block

The landscape design looks to the site’s existing, and historic, uses 
and materials for inspiration. Surface paving patterns recognize the 
directional flows of past watercourses and urban form. The existing 
parking lots are full of re-usable resources – asphalt and concrete, 
wood, metal, and resilient plants – which can be re-used and artfully 
rearranged and showcased throughout a new park. This creative 
mixture of surface materials is not only a more sustainable approach 
to landscape design, but is also a throwback to the uses that have 
characterized the site for more than 60 years.

6m
sidewalk

6m
private 

roadway

5.7m 
sidewalk

59m 
park length

Dufferin  
Mall
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Figure 28: Rendered view looking  
         north across the proposed park 
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Figure 29:  Conceptual landscape plan
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Figure 30:  Section looking north along new private road and passenger pick-up (Section 2)

West 
Block

East 
Block

Our Lady 
Queen of 

Croatia

Park themes 
carried through site

6m
sidewalk

6m
roadway

5.7m 
sidewalk

New Mall 
Entrance

Passenger   
Pick-up/drop-off

Public realm improvements

The new private street through the site will include a 
sidewalks 5.7-6.0 metres in width from curb to building 
face, and will feature a landscape treatment of stone 
pavers, and stone gabion wall planters, extending the 
character and materiality of the park throughout the 
remainder of the site (see Section 4).
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Figure 31:  Rendered view looking 
          south along new 
          private road
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6m
sidewalk + planting zone

Figure 32: Section north along Dufferin Street (Section 3) Figure 33:  Section west along Croatia Street (Section 4)

Public realm improvements

The proposed development will include improvements to the 
streetscape condition along Dufferin Street and Croatia Street. At 
ground and mezzanine level, the base building is set back by 2.2 
metres from the property line to provide 6.0 metres from curb to 
building face. This additional sidewalk width will better accommodate 
future pedestrian volumes and, more generally, provide a safer 
and more comfortable experience. This setback will allow room for 
landscaping and amenities, such as street trees, benches, and other 
street furniture (see Sections 3 & 4).

6m
sidewalk + planting zone



33

03
D

U
FFER

IN
 G

R
O

V
E V

ILLA
G

E

Urban Strategies Inc.

Parking & Loading

The development will eliminate surface parking, rationalize servicing 
and loading, and reduce the impact of these activities on the public 
realm. A total of 736 parking stalls will be providing in three levels of 
below-grade parking; the garage will extend across the site, except 
for the proposed public park, and also connect to the mall’s existing 
below-grade parking structure. The proposed parking counts includes 
407 stalls to replace surface stalls removed through redevelopment, 
and additional parking for new retail and residential uses. The parking 
garage is accessed from two locations: off the new private road 
through the site (primarily for retail uses); and from Croatia Street, 
at the northwest corner of the site (primarily for residential uses). A 
passenger pick-up and drop-off is included on both the west and east 
development blocks to discourage pick-up/drop-off and delivery from 
happening curb-side along Croatia Street and the new private road. 

The development includes two centralized loading docks as part of 
the ultimate condition. The one in the west block, accessed from 
the existing mall’s service lane, will consolidate some of the existing 
mall loading that currently takes place along the lane and the side of 
the mall, and provide new spaces for the residential and commercial 
uses in the west block. A second load dock is located n the east block 
and is accessed from the passenger pick-up and drop-off loop. These 
loading spaces will service both the residential and commercial uses 
in the east block. Vehicles using this loading dock will exit the site via a 
covered servicing drive aisle which connects to Croatia Street. 

Overall, the proposed arrangement for parking and loading will reduce 
pedestrian vehicle conflicts. The number of curb cuts onto the site from 
Dufferin Street will be reduced from two to one. Along Croatia Street, 
four curb cuts are proposed, though only one of these access points 
is intended for general traffic, while the others support parking and 
loading functions. 

Site information

Site area 15,612 sm

Park 1,561 sm (10%)

FSI 6.58

Height

Building 1 39 storeys / 131 metres

Building 2 35 storeys / 119 metres

Building 3 23 storeys / 82 metres

Building 4 14 storeys / 55 metres

Gross Floor Area

West Block - Residential 56,798 sm

West Block - Retail 9,497 sm

East Block - Residential 32,901 sm

East Block - Retail 2,142 sm

Total Residential 89,985 sm

Total Retail 11,639 sm 

Below-grade 336 sm

Total GFA 102,721 sm

Vehicle and Bicycle Parking

Vehicle parking (residents) 329

Vehicles parking (retail) 407

Total vehicle parking 736

Bicycle parking (short-term, retail) 38

Bicycle parking (long-term, retail) 24

Bicycle parking (short-term, residents) 114

Bicycle parking (long-term, residents) 1,022

Total bicycle parking 1,198

Units & Amenity Space

West Block 722

East Block 412

Total Units 1,135

Bachelor/One-Bedroom 569 (50%)

Two-Bedroom 461 (41%)

Three Bedroom 105 (9%)

Outdoor amenity space 2,972 sm (2.6sm/unit)

Indoor amenity space 2,506 sm (2.2sm/unit)

Summary of key statistics



34 Planning Rationale & Urban Design Analysis

The long-term future of the mall

Given its ongoing success, Dufferin Mall will continue to exist as a 
shopping centre over the next 40+ years, with occasional upgrades to 
maintain its competitiveness, and for state-of-good-repair. The mall’s 
major tenants have long-term leases with ‘no-build’ zones, further 
entrenching the shopping mall in its current form. 

Though the redevelopment of the remainder of the mall site is two 
to three Official Plans away - and potentially may never occur - it is 
important that the proposed development allows the site to redevelop 
in a way that is logical, comprehensive, and represents good planning. 

Three demonstration plans have been prepared to illustrate that the 
structuring elements of Dufferin Grove Village (the proposed streets, 
blocks and park), protect for future redevelopment of the site. As a 
relatively large site, there are numerous possible iterations.

Street & Blocks

The alignment of Dufferin Grove Village’s private internal street was 
determined based on the proposed private street to the north; aligning 
the new street at the intersection allows for rationale and connected 
street network. Over the long term, this street could be extended 
southward as a central axis of a future development. Extending from 
this central axis are local streets, delineating development parcels. 
Considering the uncertainty around the future of transportation, some 
of these local streets could be pedestrian mews, as illustrated in 
Demonstration B. 

Figure 34: Demonstration A of long-term redevelopment of the mall site

The remainder of the mall site has approximately 300 metres of 
frontage along Dufferin Street. For this reason, the local streets are 
shown reconnecting to Dufferin Street to increase connectivity. New 
vehicular connections to the west and south would be significantly 
more challenging due to the existing context of residential 
neighbourhoods. Pedestrian mews extending from the local streets 
and connecting to the surrounding street network would enhance 
connections for pedestrians and cyclists. 

The demonstration plans maintain the existing service lane around the 
south and west sides of the mall site. This lane would allow parking 
and servicing functions to be removed from the primary public realm, 
and would also provide additional buffer and space for transition in 
scale between new development and the surrounding existing context. 

Parks

As a large site, there are numerous options for the location of new 
parkland. In both Demonstration A and B, the proposed Dufferin 
Common is shown expanded towards the south, as the existing access 
to the site may not longer be required. This would allow for a larger 
parks with high visibility from Dufferin Street. With Dufferin Grove 
Park to the east, a park along Dufferin Street would be protected 
from morning shadow. Demonstration B shows an extended park 
along Dufferin Street, and an internal, neighbourhood-oriented park. 
Demonstration C illustrates a single large community park. 
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Figure 35: Demonstration B of long-term redevelopment of the mall site Figure 36: Demonstration C of long-term redevelopment of the mall site
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Planning Framework and Analysis04
The Provincial Policy Statement (PPS) was issued by the Province of 
Ontario in February of 2014, and came into effect in April of the same 
year. Section 3 of the Planning Act states that decisions affecting 
planning ‘shall be consistent’ with policy statements issued under 
the Act. Section 4 of the PPS states that the statement applies to 
all decisions in respect to the exercise of any authority that affects 
a planning matter made on or after April 30, 2014. As such, the 
proposed redevelopment will be reviewed to ensure consistency with 
the PPS. 

The PPS provides policy direction on matters of provincial interest 
related to land use planning and development. The key objectives 
include: building strong communities; the wise use and management 
of resources; and protecting public health and safety. The policies 
related to building strong communities are those which are most 
relevant to urban redevelopment, as outlined below. 

The PPS requires that land uses be managed and directed to achieve 
efficient and resilient development and land uses patterns (Section 
1.1). Specifically, the PPS strongly endorses mixed-use intensification 
to support the objectives of urban growth, vitality, and regeneration. 

Policy 1.1.1 promotes efficient development and land use patterns 
which accommodate an appropriate range of uses, including 
residential, employment, institutional, recreational, and parks and 
open space. Similarly, this policy discourages land uses which are not 
efficient or cost-effective, or which may cause environmental or public 
health and safety concerns. To support mixed-use development, this 
policy also aims to ensure that the necessary infrastructure and public 
service facilities are in place. 

The PPS indicates that settlement areas will be the focus of growth 
and development (policy 1.1.3.1) and that land use patterns within 
settlement areas will be based on densities and land use mixes which: 
efficiently use land and resources; are appropriate considering the 
existing and planned infrastructure and public services facilities; 
minimize the negative impacts to air quality and climate change, 
and promote energy efficiency; support active transportation; and 
are transit-supportive (policy 1.1.3.2). Policy 1.1.3.3 indicates that 
planning authorities are responsible for identifying appropriate 
locations where these policies can be implemented through 
intensification and redevelopment. Similarly, policy 1.1.3.4 states 
that “appropriate development standards should be promoted which 
facilitate intensification, redevelopment and compact form, while 
avoiding or mitigating risks to public health and safety.” 

Policy 1.4.3 states that planning authorities will provide for an 
appropriate range and mix of housing types and densities to meet 
projected requirements current and future residents by: permitting all 
forms of housing and residential intensification; directing new housing 
development to areas where appropriate levels of infrastructure are 
or will be in place; and promoting housing densities which efficiently 
use land resources, infrastructure, and which support the use of active 
transportation and transit.

Policy 1.5.1 encourages healthy and active communities by promoting 
public streets, spaces and facilities that are safe, meet the needs 
of pedestrians, foster social interaction, and facilitate active 
transportation. Policies pertaining to transportation systems state that 
efficient use shall be made of existing and planned infrastructure and 
that land use patterns, density and mix of uses should be promoted 
that minimize the length and number of vehicle trips and support 
the development of viable choices and plans for public transit (policy 
1.6.7.4). 

Section 1.8 of the PPS includes policies that support “energy 
conservation and efficiency, improved air quality, reduced greenhouse 
gas emissions, and climate change adaptation through land use and 
development patterns”. 

The Provincial Policy Statement, 2014 Building Strong Communities
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The proposed redevelopment is consistent with the Provincial Policy 
Statement, and supports the implementation of the policies outlined 
above. The redevelopment will transform a surface parking lot, drive-
through restaurant, and strip mall – land uses that do not support the 
objectives of the PPS – into a compact, mixed-use neighbourhood. 
The development will contribute new housing and housing types in a 
part of the city where infrastructure (servicing, community facilities 
and transit) is already in place, or could be expanded in a more cost-
effective manner.

The current land uses on the site prioritize the car, and the experience 
of pedestrians getting to or through the site by foot or bicycle is 
challenged. The proposed development will create an improved 
environment for pedestrians, including enhanced streetscapes, a new 
shared street through the site, and a public park. New development 
will better frame the public realm to the scale of the pedestrian. 

The redevelopment will also include measures to support PPS policies 
related to energy conservation, air quality, and greenhouse gas 
emissions. In addition to creating an environment which establishes 
active transportation as a viable option, the site is within close 
proximity of major transit infrastructure.

The Growth Plan for the Greater Golden Horseshoe, 2019 was 
prepared and approved under the Places to Grow Act, 2005 to 
take effect on May 16, 2019. The Places to Grow Act states that all 
decisions by municipalities under the Planning Act shall conform to the 
Growth Plan. This document defines how and where long-term growth 
and development shall occur with the Greater Golden Horseshoe. 
Addressing the fast-growing municipalities around Lake Ontario as 
one region working together, the Growth Plan establishes a long-range 
vision to manage growth, build complete communities, and protect the 
natural environment. 

The proposal satisfies and conforms to the policies of the Growth Plan, 
particularly those related to growth management and intensification. 
The proposed development directly supports the plan’s guiding 
principles (Section 1.2.1) in that it: contributes to a compact, vibrant 
and complete community; supports a strong and competitive economy; 
prioritizes intensification and higher densities to make efficient use of 
land and infrastructure; and supports transit viability. The proposal’s 
alignment with key policies is outlined in this section. 

The Growth Plan includes policies for how and where growth should 
occur. According to policy 2.2.2.2, the vast majority of growth is to be 
directed to settlement areas which have a delineated built boundary 
and existing or planned water and wastewater systems, and which can 
support the achievement of complete communities. Within settlement 
areas, growth will be focused within strategic growth areas, locations 
with existing or planned transit, with a priority on higher order transit, 
and areas with existing or planned public service facilities (policy 
2.2.1.2). 

Policy 2.2.1.4 indicates that applying the policies of the plan will 
support complete communities that: feature a diverse mix of land 
uses in a compact built form with an attractive and vibrant public 
realm; improve social equity and quality of life; provide a diverse 
mix of housing options; expand convenient access to transportation 
options, public service facilities, parks, open space and recreational 
facilities; and healthy, local and affordable food options. The policies 
of this section also aim to ensure that new development mitigates and 
adapts to climate change impacts, reduces greenhouse gas emissions, 
contributes to the achievement of low-carbon communities, and 
integrates green infrastructure and low impact development. 

To implement this growth management framework, policy 2.2.2.3 
states that all municipalities will develop a strategy to achieve 
the minimum intensification target and intensification throughout 
delineated built-up areas, which will… identify the appropriate type and 
scale of development in strategic growth areas and transition of built 
form to adjacent areas.

Provincial Policy Statement Summary Section 2.2.1 Managing Growth
The Growth Plan for the Greater Golden 
Horseshoe, 2019
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The Growth Plan recognizes transit corridors and station areas 
as key components of the regional growth management strategy: 
these areas, with existing or planned transit infrastructure, are 
strategic opportunities to reinforce the integrate of the land use and 
transportation through mixed use intensification. 

To that end, Section 2.2.4 of the Growth Plan includes policies for 
density of residents and jobs around major transit station areas, which 
are defined as the areas within approximately 500 to 800 metres 
of a higher-order transit station. According to Policy 2.2.4.3, major 
transit station areas on subway lines will be planned for a minimum 
density target of 200 residents and jobs per hectare. Major transit 
station areas are to be planned to be transit-supportive by: supporting 
transit service integration and supporting active transportation (policy 
2.2.4.8); accommodating a diverse mix of uses and activities (policy 
2.2.4.9); and providing alternative development standards, such as 
reduced parking ratios, and prohibiting land uses that adversely affect 
transit-supportive densities (2.2.4.9). 

Section 2.2.6 Housing

A guiding principle of the Growth Plan is to support a range and mix 
of housing options in order to serve all sizes, incomes, and ages of 
households. Section 2.2.6 provides direction with regards to housing, 
and directs municipalities to support housing choice through the 
achievement of intensification targets outlined in the plan, and by 
identifying a diverse range and mix of housing options. 

The Grown Plan calls for the coordination of infrastructure planning, 
land use planning, and investment in infrastructure with the goal 
of achieving economic competitiveness, quality of life, and efficient 
delivery of public services. Policy 3.2.1.2 indicates that infrastructure 
investment should be leveraged to direct growth and development 
towards the policies of the Growth Plan, including the achievement of 
minimum density targets, and that sufficient infrastructure capacity 
should be provided in strategic growth areas. An important emphasis is 
placed on aligning transit infrastructure and growth. 

The proposed redevelopment is consistent with the policies of the 
Growth Plan for the Greater Golden Horseshoe. The site is within 500 
to 800 metres of Dufferin TTC station on the Bloor-Danforth subway 
line; this area would meet the Growth Plan’s definition of a major 
transit station area. While the City has not yet delineated major transit 
station areas, the surrounding area will be expected to intensify 
in order to align with the Province’s growth management strategy. 
Currently, based on data from the 2016 Census and 2018 Toronto 
Employment Survey data, the area within 800 metres of Dufferin TTC 
station has a density of 131 people and jobs per hectare, well below 
the minimum target for station areas along subway lines. Please refer 
to the Appendix for more detailed density analysis

More generally, the site is in a part of the city with existing 
infrastructure and services to support new growth, including 
community services and facilities, transit, and municipal infrastructure. 
The proposed redevelopment will transform a surface parking lot, 
drive-through restaurant, and strip plaza – uses that adversely affect 
transit-supportive densities – into a compact, mixed-use development 
with a vibrant public realm, featuring a new public park, a shared 
street, and improved streetscaping. The development will include a 
range of housing opportunities.

Section 2.2.4 Transit Corridors and Station Areas Section 3.2.1 Integrated Planning Growth Plan Summary 
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The City of Toronto Official Plan (“the Official Plan”) is the primary 
planning tool used to guide growth and development in the city. The 
Official Plan identifies that future development will be in the form 
of infill and redevelopment, and must fit in, respect, and improve 
the character of the surrounding area. The Official Plan states 
that development should be located, organized and massed to be 
compatible with the existing and/ or planned context. The proposed 
redevelopment is consistent with the intent of the Official Plan. 
Relevant sections and policies are outlined below.

Chapter 4: Land Use Designations

Chapter 4 establishes land use designations – one of the Official 
Plan’s key implementation tools. Land use designations establish 
generalized uses across the city as well as a range of development 
criteria. In Map 18 – Land Use Plan, the site is shown located within 
a Mixed Use Area, one of the four designations for growth. Mixed 
Use Areas are anticipated to absorb the majority of new housing and 
employment in the coming years, and accommodate a broad range of 
commercial, residential, institutional, and open space uses. 

Section 4.5 outlines a series of development criteria for Mixed Use 
Areas. Policy 4.5.2 states that development within these areas should: 

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 for Toronto’s growing 
population on underutilized lands in the Downtown, the Central 
Waterfront, Centres, Avenues and other lands designated Mixed 
Use Areas, creating and sustaining well-paid, stable, safe and 
fulfilling employment opportunities for all Torontonians; 

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 this Plan, through means 
such 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 adjacent Neighbourhoods, particularly 
during the spring and fall equinoxes; 

e. Locate and mass new buildings to frame the edges of streets 
and parks with good proportion and maintain sunlight and 
comfortable wind conditions for pedestrians on adjacent 
streets, parks and open spaces; 

f. Provide an attractive, comfortable and safe pedestrian 
environment; 

g. Have access to schools, parks, community centres, libraries, 
and childcare; 

h. Take advantage of nearby transit services; 
i. Provide good site access and circulation and an adequate 

supply of parking for residents and visitors; 
j. Locate and screen service areas, ramps and garbage storage to 

minimize the impact on adjacent streets and residences; and 
k. Provide indoor and outdoor recreation space for building 

residents in every significant multi-unit residential development. 

The proposal provides a mix of uses, including retail/commercial space, 
residential uses, and public open space, on an underutilized piece of land. 
This will contribute to the City’s objective to reduce car dependence. The 
site is also located within a short walk of Dufferin TTC subway station, the 
506 College and 505 Dundas streetcars, as well as other surface routes 
and cycle paths. 

City of Toronto Official Plan, 2006

Figure 37:  Official Plan Map 17 - Land Use Plan

mixed use areas neighbourhoods parks/open space

site

Croatia Street

Bloor Street West

D
ufferin Street
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As described, the proposed buildings are located within the site to 
continuously frame Dufferin and Croatia streets, the new internal 
street, and the proposed park at good proportions. Through 
appropriate podium heights, horizontal separation distances, tower 
separation distances, and tower placement, the development provides 
transitions to areas of different development intensity and scale, 
including the proposed redevelopment to the north and the lower-scale 
neighbourhoods to the west and east. The proposed building and site 
design maintains adequate sunlight and wind conditions. 

The proposed development will reduce curb cuts and consolidate 
parking and loading facilities, and thereby reduce the potential impacts 
of these functions on the public realm. These areas are also screened 
in order to mitigate their visual and noise impact. 

As a well-established neighbourhood, the Bloor/Dufferin 
neighbourhood has access to schools, parks, community centres, 
libraries, childcare, and other community services and facilities. As a 
result of recent development in the area, new community amenities 
are proposed or planned, including the new park to the north and a 
rebuilt Wallace Emerson Community Centre. A Community Services & 
Facilities Study was prepared in support of this application, submitted 
under separate cover. A summary of this report are included in Section 
7.

As previously described, the west and east block each provide a 
minimum of 2.0 square metres of both indoor and outdoor amenity 
space. Indoor amenity is provided adjacent to outdoor amenity. 

Chapter 3 of the Official Plan contains policies that shape the built 
form of new development. Section 3.1 acknowledges that it is not 
enough that Toronto be functional; in order to remain competitive 
in the global economy, Toronto must be beautiful, vibrant, safe and 
inclusive. Good urban design is a responsibility shared by both the City 
and the private sector. The proposed redevelopment responds to many 
of the city-building objectives of this chapter, as demonstrated below.

Section 3.1.1 – Public Realm

The Official Plan places an emphasis on the public realm and good 
design. The public realm is made up of streets, parks, open spaces 
and public buildings, which together form the backdrop of shared 
civic life. It is important that the components of the public realm be 
beautiful, comfortable, safe and accessible, so as to draw people 
together and encourage strong social bonds at the neighbourhood, city 
and regional scale. 

Policy 3.1.1.5 states that city streets are significant public open spaces 
which connect people and support economically vibrant communities. 
New streets are to take a complete streets approach by balancing 
the needs and priorities of various users and uses within the right-of-
way, and by providing space for street elements such as landscaping, 
green infrastructure, and street furniture, among others. The proposed 
street design is intended as a complete street. A cohesive landscape 
treatment across the right-of-way, including a rolling curb, will visually 
communicate that this space is to be shared between pedestrians, 
cyclists, and drivers alike, and that it is also intended as a space 
to gather, not just move through. Addressing Policy 3.1.1.16, the 
proposed publicly-accessible street will promote a connected grid of 
streets, divide the larger site into smaller development blocks, and 
provide access to them. 

Policy 3.1.1.6 speaks to the importance of sidewalks that are designed 
to be safe, attractive, interesting and comfortable. As part of the 
proposed development, streetscape improvements are proposed along 
the Dufferin Street and Croatia Street frontage, which concurrently 
consist of narrow sidewalks with few amenities. Streetscape 
improvements will include 6.0-metre-wide sidewalks (measured curb 
to building face), coordinated street trees and lighting, and street 
furniture. The internal street is designed with a 5.7-6.0-metre-wide 
boulevard including sidewalks, street furniture, and other landscaping 
elements. 

Policy 3.1.1.18 states that new blocks will be designed to: be 
appropriately sized and configured for the proposed land use and 
scale of develop; promote street-oriented development with buildings 
fronting onto street and park edges; provide adequate room for 
parking; and allow for incremental phased development. The proposed 
street divides the site include two parcels, which could be developed in 
phases. The blocks will re-establish an urban condition along Dufferin 
Street, with buildings oriented towards the street and parking provided 
below-grade. 

Policy 3.1.1.19 states that new parks will be designed and located 
to connect and extend to existing parks and open spaces, provide a 
comfortable setting for community events and individual use, provide 
appropriate space and layout for recreational needs, and emphasize 
and improve unique aspects of the community’s natural and human-
made heritage. The location of the proposed park was determined 
based on the link it provides between Dufferin Grove Park and the 
proposed park north of Croatia. This sequence of parks, connected by 
complete street, will provide a safe and attractive connection through 
the neighbourhood. The park provides opportunities for passive, 
individual enjoyment as larger programming. 

Chapter 3: Building a Successful City
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The park design draws inspiration from the site’s past and present, 
aiming to reflect the interesting layers of the site – from forest to field, 
racetrack to mall – through the selection of materials and patterns. 
Specifically, the park design is a subtle reference to Denison Creek, 
which bisected the site until the early 1900s. Addressing Policy 
3.1.1.20, the location of the proposed park was selected as it provides 
the greatest visibility from Dufferin Street, the primary public street 
adjacent to the site. 

Section 3.1.2 – Built Form

The character of a street is defined in part by the height and massing 
of the buildings along its edge. It is the shared civic responsibility 
of developers and architects to create buildings that, in addition to 
meeting the requirements of clients, tenants and customers, also 
meet the needs of “the people who live and work in the area who 
will encounter the building in their daily lives”. As such, this section 
contains policies requiring new development to fit with the existing and 
planned contexts and to frame and support adjacent streets, parks 
and open spaces to improve the safety and pedestrian interest in the 
spaces. The relevant policies are reviewed below. 

Policy 3.1.2.1 states that new development will be located and 
organized to fit within its existing and/order planned context, and will 
frame and support adjacent streets and parks by: 

• Generally locating buildings parallel to the street or along the 
edge of a park with a consistent setback; 

• On corner sites, locating buildings along both frontages to give 
prominence to the corner; 

• Locating main building entrances to be clearly visible and 
accessible from the public sidewalk; 

• Providing active grounds uses that are visible or accessible from 
adjacent streets and parks; and 

• Where possible, preserving mature trees and incorporating 
them into landscape designs.

The proposed buildings have been situated parallel to Dufferin Street, 
Croatia Street and the new internal street, and provide a consistent 
front yard setback. The site features three corners: Croatia Street and 
the internal street; Croatia Street and Dufferin Street; and Dufferin 
Street and the proposed park. At these locations, the proposed 
buildings address both frontages and provide active uses. Prominence 
is given to each of these corners through distinct building articulations 
that create distinct volumes that add visual interest. At the corner of 
Croatia Street and the new internal street, the ground floor is recessed 
to create a forecourt area that marks a point of arrival to the site. On 
the east block, the corner of Croatia Street and Dufferin Street includes 
at-grade retail uses that wrap the corner to activate both frontages. At 
the corner of Dufferin Street and the proposed park, the base building 
includes an erosion of massing creating a series of steps/seating area, 
inspired by Denison Creek, creating both architectural interest and a 
distinctive publicly accessible space/feature. 

Policy 3.1.2.1 provides direction for the location and organization of 
vehicle parking, access, and service areas in order to minimize their 
impacts on the safety and attractiveness of streets, parks and open 
spaces. This is to be achieved by: 

• Using shared services within development blocks; 
• Consolidating and minimizing the widths of driveways and curb 

cuts across public sidewalks; and
• Providing underground parking and limiting surface parking 

between the front face of a building and the public street. 

Access to servicing and loading is separate from access to parking 
facilities. Each development block includes loading and servicing 
facilities in a location which mitigates their potential impacts. On the 

west block, the loading dock is accessed from the existing north-south 
laneway; loading for commercial and residential uses is consolidated 
in a single covered facility. On the east block, the primary servicing 
area is accessed from the drop-off area, along the existing service 
lane connecting to Croatia Street. This service lane allows for more 
efficient and simple access to the site for service and delivery vehicles. 
A secondary Type B loading area is located at the south of this drop-off 
area. 

Each development block includes loading and servicing facilities in a 
location which mitigates their potential impacts. On the west block, 
the loading dock is accessed from the existing north-south laneway; 
loading for commercial and residential uses is consolidated in a 
single covered facility. On the east block, the primary servicing area is 
accessed from the drop-off area, along a service lane connecting to 
Croatia Street. This service lane allows for more efficient and simple 
access to the site for service and delivery vehicles. A secondary Type B 
loading area is located at the south of this drop-off area. 

Overall, the proposed development will consolidate and normalize 
access to and through the site. Driveways and curb cuts intended for 
general traffic will be reduced to two from the current four. This includes 
the elimination of one curb cut along Dufferin Street (the northernmost 
driveway) and one along Croatia Street (the west driveway adjacent to 
the current Beer Store). 

Policy 3.1.2.3 states that new development will be massed to fit 
harmoniously into its existing and/or planned context, and will limit 
impact on streets, parks and open spaces, and properties by: 

• Massing new buildings to frame adjacent streets and open 
spaces in a way that respects the street proportion; 

• Incorporating exterior design element, their form, scale, 
proportion, patterns and materials to influence the character, 
scale and appearance of the development; 
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• Creating appropriate transitions in scale to neighbouring 
existing/planned buildings; 

• Provide adequate light and privacy; 
• Adequately limiting resulting shadowing and uncomfortable wind 

conditions on streets, parks and open spaces, and properties. 

On the east block, the 8-storey base building takes cue from the 
height of proposed buildings to the north along Dufferin Street, on 
the Capital Development site. Similar to the west block, the podium 
of the east block is highly articulated, with a recessed portion running 
horizontally along the east elevation, along various levels. This adds 
visual interest along the street, and reduces the overall visual impact 
of the base building by breaking it into discernible components. The 
lower component acts as a pedestrian perception stepback, and 
shared a datum line with the three-storey built form on the east side 
of Dufferin Street. As previously mentioned, at the southeast corner of 
this podium, the massing erodes, creating a unique publicly-accessible 
space and an architectural focal point, including steps, seating and 
planting area for the development as seen from the south. 

The proposed development creates appropriate transitions in scale to its 
surrounding context. To the west, Brockton Stadium provides sufficient 
horizontal separation distance to mitigate the potential visual and physical 

impact of the west block towers on neighbourhoods farther west, along 
Brock Avenue. Building 2 is set back by 34.6 metres to provide additional 
separation. To the east, the 8-storey base building creates an appropriate 
building form relationship to the context to the east, which includes, three-
storey buildings and a 15-storey residential building. To reduce the visual 
impact of the tall building components on both blocks, tower setbacks in 
line or greater than what the Tall Building Design Guidelines are provided. 

The proposed development maintains adequate light and privacy for 
building residents by maintaining setbacks and separation distances per the 
Tall Building Design Guidelines. These are illustrated in the Urban Design 
Analysis. Moreover, the towers have been offset to provide additional privacy. 

Built form, massing, tower placement, and site organization have taken 
shadow impacts into consideration. A Shadow Impact Study has been 
prepared in support of this application, and submitted under separate 
cover. A summary of this study can be found in Section 7. In addition 
to the Shadow Impact, a Sun Index Analysis has been undertaken to 
assess the cumulative impact of the development on the proposed 
park to the north. Please refer to the Urban Design Analysis for further 
detail. 

Regarding wind conditions, a Preliminary Pedestrian Level Wind Study 
has been submitted as part of this application and submitted under 
separate cover. The results of this study are summarized in the Section  
7 of this report. 

Policy 3.1.2.4 states that development will be massed to defined the 
edges of streets, parks and open spaces at good proportion, and 
that taller buildings will be located to ensure adequate access to sky 
view. The base buildings of the west and east block continuously 
frame Croatia Street, Dufferin Street, and the proposed park at good 
proportions. The towers have been set back from the podium by at 
least 3.0 metres from any public streets and up to 19.5 metres to 

reduce their visual impact. These setbacks will give predominance to 
the base buildings and allow them to define the built form character 
from the pedestrian level. 

Policy 3.1.2.5 states that new development will provide amenity for 
adjacent street and open spaces to make these areas attractive, 
interesting, comfortable and functional for pedestrian by providing:

• Improvements to adjacent boulevards and sidewalks respecting 
sustainable, which may include: trees and other landscaping, 
permeable paving materials, street furniture, curb ramps, 
bicycle parking, lighting, among others; 

• Coordinated landscape improvements in setbacks to create an 
attractive transition from the private to the public realm;

• Weather protection, such as canopies and awnings; 

The proposed development will provide a cohesive and coordinated 
landscape treatment along the public pedestrian boulevard along 
Dufferin Street and Croatia Street, and across the site. Along Dufferin 
Street and Croatia Street, this will include 6.0-metre sidewalk measured 
from curb to building face, where a 2.1-metre-wide sidewalk currently 
exists. This will be enhanced with street trees planted along the curb, 
acting as a buffer to vehicular traffic. Along Dufferin Street, the second 
level of the podium extends approximately 2.2 metres beyond the 
ground floor and mezzanine levels below, with a vertical clearance of 
approximately 8.7 metres. This massing will provide continuous weather 
protection as well as articulation along the Dufferin Street frontage. 

Landscaped open space is also provided within the development site 
itself, in addition to the proposed public park. The language of the 
proposed park carries through the site, including trees within stone 
gabion planters and integrated seating along the internal street, and 
landscaping mounds internal to the site and at the forecourt of the 
west block.
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Policy 3.1.2.6 states that new multi-unit residential developments will 
provide indoor and outdoor amenity space for residents, such as balconies, 
terraces, courtyards, rooftop gardens, and other types of spaces. 

Each block of the proposed development provides a minimum of 2.0 
square metres of both indoor and outdoor amenity space for residents; 
in most cases, indoor and outdoor amenity space are co-located. On the 
west block, outdoor amenity space is provided on the roof of Level 3, 
adjacent to the indoor amenity space. This outdoor amenity area includes 
a pool. A separate indoor and outdoor amenity space for ets is provided on 
the roof of Level 2.

On the east block, outdoor amenity space is located on Level 5, at the 
north end of the floor plate, and adjacent to indoor amenity space. An 
outdoor pet area is included on the podium roof (Level 9). 

Section 3.1.3 – Tall Buildings

Section 3.1.3 of the Official Plan includes built form policies specific 
to tall building. The explanatory text acknowledges that tall buildings 
have a place in the city: when appropriately designed and located, 
tall buildings can draw our attention to and reinforce the structure of 
the city. However, when not appropriately designed and located, by 
virtue of their size, tall buildings may have a greater impact on their 
surroundings. 

Therefore, the policies of this section are based on the greater civic 
responsibilities and obligations of this built form typology.

Policy 3.1.3.1 states that tall buildings should be designed to consist of 
three parts: 

• A base building that defined and supports adjacent streets, 
parks and open spaces; 

• A middle, which is designed and shaped with appropriate 
dimensions for the site and in relationship to the base building 
and surrounding buildings; and

• A top, which contributes to the skyline character and integrates 
roof top mechanical systems into the design. 

The tall buildings are designed to provide these three components. 
Each block consists of a base building intended to frame the adjacent 
street and surrounding parks at an appropriate scale. The towers are 
set back from the podium by a minimum of 3.0 metres to provide 
appropriate transitions to the surrounding context and to reduce their 
visual impact. The tower middle and top are designed with a unique 
rhythm of balconies to contribute to the character of the skyline. The 
mechanical penthouses will be architecturally treated to complement 
the architecture of the building. 

Policy 3.1.3.2 states that tall buildings will address key urban design 
considerations, including: 

• Meeting the built form principles of the Official Plan; 
• Demonstrating how the proposed building and site design will 

contribute to and reinforce the overall City structure; 
• Demonstrating how the proposed building and site design relate 

to the existing and/or planned context; 
• Taking into account the relationship of the site to topography 

and other tall buildings; 
• Providing high quality, comfortable and usable publicly 

accessible open space; 
• Meeting the other goals and objectives of the Official Plan. 

In the context of the near-approved development to the north, the 
Bloor/Dufferin area is emerging as a node in Toronto’s west end. The 
proposed development will contribute to the intensification of this 
major transit station area and reinforce it as an element of the city 
structure. The development will also restore an urban condition along 
Dufferin Street, and heighten the role of this street as a key street in 
the area. 

The proposed building and site design takes the surround context into 
consideration through the height and articulation of the base buildings, 
and the tower setback and separation distances that are provided. 
Publicly-accessible open space is provided as a complete street 
through the site, with landscaped forecourts and seating areas. Please 
refer to the Urban Design Analysis in Section 5 for full details on how 
the proposal meetings key urban design considerations. 
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The proposed development conforms with the relevant policies of 
the Official Plan. In response to the goals and objectives of the plan, 
the proposed development will intensify an underutilized site within 
a designated Mixed Use Area, and introduce new residential and 
commercial uses in a location with excellent access to transit and 
community services. For these reasons, the proposed development 
represents intensification at an appropriate location. 

The proposed development includes a contextually-appropriate built 
form and massing that will reinforce the structure of the city. Building 
heights, tower placement, and general site organization respond 
to the surrounding existing and planned context, including the 
Neighbourhoods to the west and east, and the proposed mixed-use 
development to the north. Taller buildings have been directed towards 
the centre of the site to maximize horizontal separation distances, 
while lower buildings along Dufferin Street to provide a transition 
in height. Additional tower stepbacks have been provided to further 
mitigate the visual impact of towers. 

The proposed development also includes significant improvements to 
the public realm, including streetscape enhancements along Dufferin 
Street and Croatia Street, and a cohesive landscape treatment across 
the site.

Despite the proposal’s conformity with the Official Plan, out of an 
abundance of caution and to address any minor implementation 
issues that may arise, an Official Plan Amendment has been included 
as part of this application. 

As part of the City’s Official Plan review process, OPA 320, approved by 
the LPAT in December of 2018, amended Section 2.3.1 of the Official 
Plan (Healthy Neighbourhoods), which includes policies for designated 
Neighbourhoods as well as other land uses that are adjacent to 
Neighbourhoods. 

Policy 2.3.1.3 states that development in Mixed Use Areas that are 
adjacent or close to Neighbourhoods will: 

• be compatible with those Neighbourhoods; 

• provide a gradual transition of scale and density; 

• maintain adequate light and private for residents of 
Neighbourhoods and reduce traffic impacts

• orient and screen lighting and amenity areas so as to minimize 
impacts on adjacent land in those Neighbourhoods; 

• locate a screen service areas and parking entrances and, where 
screening is not sufficient, enclosing these functions. 

Through the proposed building and site design, the potential visual 
and physical impacts on surrounding Neighbourhoods has been 
minimized. Taller buildings have been positioned internal to the site, 
maximizing the horizontal separation distance from the surrounding 
Neighbourhoods, while Building 3 and Building 4 along Dufferin Street 
provide an appropriate transition down towards the east. Building 4, 
as the taller of the two towers on the east block, has been set back 
from the podium by 17.9 metres to provide additional separation 
and transition. Parking access and loading and servicing functions 
have been adequately distanced and screened from adjacent 
neighbourhoods to mitigate any potential effect. 

Official Plan SummaryOPA 320 - Healthy Neighbourhoods
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The City-wide Zoning By-Law 569-2013 sets out permitted uses and 
development standards for the site. The property is zoned CR 3.0 
(c3.0; r1.0) SS2 (x1335). The Commercial Residential zoning category 
permits a wide range of uses, including but not limited to retail, 
business offices, day nursery, financial institution, fitness centre, 
personal service shops, restaurants, and residential. The height 
overlay map establishes a maximum height of 16.0 metres and a total 
density of 3.0 times the lot area; residential uses are restricted to 1.0 
times the lot area. 

The site is subject to Exception 1335. This site-specific exception for 
both Dufferin Mall and Gerrard Square permits eating establishments 
to exceed 400 square metres, provided than no single eating 
establishment exceed 400 square metres. It also establishes a parking 
rates for future residential uses (12 units or more): 0.5 stalls for each 
bachelor and one-bedroom unit; 0.75 stalls for each unit with two or 
more bedrooms; and 0.06 stalls per unit for visitor parking. 

The site is also subject to Prevailing Section 12(2) 270(a) of Zoning 
By-Law 438-86. The restrictive permissions contained in this section 
were introduced into the City of Toronto By-Law No. 438-86 in the 
1980s and 1990s, prior to the advent of large scale, urban format 
retail, and based on analysis of existing and emerging retail trends at 
the time. The objective of these permissions was to protect traditional 
shopping streets by restricting the floor area of non-residential uses to 
what existed on the lot at the time, plus 1,800 square metres. Through 
this rezoning application, updated development standards will be 
developed for the site. 

In order to permit the proposed height, density, parking and setbacks, 
among other provisions, an amendment to Zoning By-Law 569-2013 
is required. The amendments are in keeping with the policy intent and 
direction for the site as articulated in provincial policy and the Official 
Plan. A draft Zoning By-Law Amendment has been submitted as part of 
this application. 

The amendments are in keeping with the policy intent and direction for 
the site as articulated through provincial policy and the Official Plan. A 
draft Zoning By-Law has been submitted as part of this application. 

City of Toronto Zoning By-Law 569-2013 Zoning Summary
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Urban Design Analysis05
This section provides detailed analysis of how the 
proposed development responds to the applicable 
urban design guidelines, including the Tall Building 
Design Guidelines and the Growing Up Guidelines. This 
chapter also includes a Sun Index Analysis to assess the 
cumulative impact of the proposed development on the 
proposed park to the north. 

The Tall Building Design Guidelines (TBDG) were adopted in May 2013 
by Toronto City Council. They assist with the implementation of Official 
Plan policy to help ensure that tall buildings fit within their context and 
minimize their local impacts. 

• Promoting architectural and urban design excellence, 
sustainability, innovation, longevity, and creative expression; 

• Promoting harmonious fit and compatibility with the existing 
and planned context; 

• Considering relationships to other tall buildings; 
• Creating a safe, comfortable, accessible, vibrant and attractive 

public realm; 
• Minimizing shadowing and wind impacts, and protecting 

sunlight and sky view; 
• Responding appropriately to prominent sites and reinforcing the 

skyline and structure of the city; and
• Ensuring high-quality living and working conditions. 

The TBDGs include a set of design criteria related to analyzing the site 
and surrounding context, organizing the site, designing tall buildings 
themselves, and creating a strong pedestrian realm. As noted, the 
TBDGs are a tool to assist in the implementation of Official Plan policy. 
Recognizing that the design of tall buildings should also respond to the 
local context, the guidelines are intended to allow some flexibility in 
application, particularly when considered on the whole. In other words, 
the guidelines should not be interpreted and applied independently of 
one other, but instead each guideline should be weighed together to 
evaluate how a proposal responds to the overall intend of the TBDG and 
the Official Plan. Below we have outlined the proposed development 
meets the overall intent of these guidelines. 

Relevant Tall Building Guidelines: 1.1 Context Analysis, 
1.3 Fit and Transition in Scale

The area surrounding the site is varied in character and land use. Low-rise 
residential neighbourhoods flank both sides of Bloor Street West, a major 
commercial corridor characterized by two- to three-storey commercial 
buildings. Dufferin Street is the other major street in the immediate area. 
At this location Dufferin Street features a mix of built forms and land uses, 
including public schools (to be redeveloped), semi-detached houseform 
buildings, a 15-storey apartment building, a drive-through restaurant, the 
parking lots of Dufferin Mall and, farther south, Dufferin Grove Park. 

The area surrounding the site is characterized by a low-rise built form 
with a few exceptions, including a 15-storey seniors’ residence near 
the intersection of Dufferin Street and Bloor Street West, a 15-storey 
apartment building on Dufferin Street opposite the site, and three 
apartment buildings along Dovercourt Road, with heights ranging from 14 
to 18 storeys. 

The surrounding context is anticipated to change, with a major 
redevelopment proposed on the site to the north, with heights ranging 
from 11 storeys to 37 storeys. As part of this redevelopment, the 
existing Bloor Collegiate Institute will be rebuilt farther to the west at the 
intersection of Brock Avenue and Croatia Street. 

As a well-established neighbourhood, the area surrounding the site offers 
an array on community services and facilities, and other amenities, 
including several schools, parks, and libraries. Bloor Street West and 
Dufferin Mall are both important retail areas, offering a range of shops of 
services. 

Tall Building Design Guidelines Context Analysis
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Figure 38:  Tall Building Design Guidelines 
          Walkable Context Map
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TBDGs  include guidance on how to ensure that tall buildings 
fit within the existing and/or planned context and provide and 
appropriate transition in scale down to lower-scaled buildings, parks, 
and open space. The proposed development meets this guideline 
through consideration to tower heights and location and general site 
organization. Taller buildings have been positioned towards the centre 
of the site to maximize the horizontal separation distance from the 
adjacent Neighbourhoods. These buildings are consistent in height and 
scale to the proposed towers to the north. 

The towers on the east block have lower heights in order to provide a 
stepping down of height and scale to the low-scale Neighbourhood to the 
east; the east side site does not have the added advantage of Brockton 
Stadium to the west, which provides additional separation. Other 
building envelop control, such as tower stepbacks, have been used to 
reduce the visual impact of the towers. 

Relevant Tall Building Guidelines: 2.1 Building 
Placement, 2.2 Building Address and Entrances, 2.3 Site 
Servicing, Access and Parking, 2.4 Publicly Accessible 
Open Space, 2.5 Private Open Space, 2.6 Pedestrian and 
Cycling Connections 

The intent of these guidelines is to encourage careful consideration 
for how a tall building site is organized so that new development 
frames the edges of the public realm and contributes to a coherent 
streetscape, allows for opportunities for high-quality landscaped open 
space on site, and mitigates the potential impact of back-of-house 
functions such as parking and loading. 

Building Placement & Entrances

The base buildings of both the west and east block have been positioned 
to frame the edges of Dufferin Street, Croatia Street, the new internal 
street, and the public park, in order to clearly define the public realm and 
to promote a vibrant pedestrian environment. Along Dufferin Street and 
Croatia Street, the base buildings have been set back to provide a 6.0 
metres from curb to building face to accommodate pedestrian traffic, 
street trees and other streetscape amenities, and activity along new 
retail frontages. The intersection of Croatia Street and the new internal 
street is anticipated to be a point of arrival to the site from the north. At 
this location, on the south west corner, the ground floor has been set 
back farther to create a landscaped forecourt to facilitate pedestrian 
movement, lingering, and other activities. The upper levels overhang this 
space to provide weather-protected space, with the height taking cue 
from the datum line of Our Lady Queen of Croatia Church. 

The primary building entrances will front onto Dufferin Street (east 
block) and Croatia Street (west block). The residential entrances, which 
are shared between the two towers above, are designed to create an 
experience of arrival, and to be distinguishable from retail entrances. Each 
retail unit is provided with an entrance onto the public sidewalk to animate 
the street and encourage pedestrian activity to occur within the public 
realm. 

The new mall entrance will be provided along the private street to 
replace the existing entrance at the north of the site. This will be designs 
as a prominent architectural gesture, and will act as a view terminus, 
looking south along the new internal street.

Parking, Loading & Servicing

Back-of-house activities such as parking, loading and servicing have 
been located away from the public realm and public view as much as 
possible. The below-grade parking structure has two entrances: an 
entrance primarily for building residents, accessed from Croatia Street at 
the northwest corner of the site; and an entrance primarily for commercial 
parking, accessed from the new private internal street. A drop-off area 
is provided for both development blocks. On the west block, the drop-off 
area is located at the entrance to the parking garage, embedded within 
the building massing. On the east block, the drop-off area is located at the 
rear of the building, accessed from the new internal street. 

Each development block includes loading and servicing facilities in a 
location which mitigates their potential impacts. On the west block, the 
loading dock is accessed from the existing north-south laneway; loading 
for commercial and residential uses is consolidated in a single covered 
facility to reduce noise and visual impacts. On the east block, the primary 

Site Organization
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servicing area is accessed from the drop-off area, along a covered drive 
aisle that connects to Croatia Street. This drive aisle allows for more 
efficient and simple access to the site for service and delivery vehicles. A 
secondary Type B loading area is located at the south of this drop-off area. 

Publicly Accessible Open Space

In addition to the proposed public park, the development includes a 
series of publicly accessible open spaces that complement, connect, 
and extend the existing network of public streets, parks and open 
spaces. The new private street through the site is designed as a 
complete street with rolling curbs and generous sidewalks to promote 
this space as an element of the public realm, and not simply for 
moving traffic. As previously mentioned, a forecourt is located at the 
southwest corner of Croatia Street and the new street to signify a point 
of arrival. 

On the east block, the public park extends into an amphitheatre space 
embedded within the base building. As a key point of architectural 
interest, this space will draw people in, and provide a unique place to 
sit, hang out, and wait for the bus. This space could also be used more 
formally, for example for public events and gatherings

Private Open Space

The proposed development includes a range of high-quality private 
and shared outdoor amenity space to meet the needs of building 
occupants. The towers of the west block share outdoor amenity space 
on the rooftop of the third level, facing south, immediately adjacent to 
indoor amenity space. The east block includes two outdoor amenity 
spaces: one on the roof of the podium (level nine), with southern 

exposure; and a second on level five, adjacent to indoor amenity space.  

Both blocks include additional outdoor amenity space for dogs. This 
includes roof top dog runs as well as dog wash stations. 

Pedestrian and Cycling Connections

The new street through the site will build on the proposed street to the 
north to continue the creation of an attractive and logical connection 
between Bloor Street West, Dufferin Mall, and Dufferin Grove Park. 
A distinct streetscape design and treatment will signify that this 
connection is for all modes of transportation. 

Short-term bicycle parking is proposed to be located in the base 
building of the east block, accessed from the amphitheatre space, in a 
highly-visible and accessible dedicated entrance. 

A below-grade connection from the west block to Dufferin TTC station, 
through the development to the north, is being studied. This connection 
would encourage transit use and to provide a weather-protected 
connection along this heavily-travelled corridor.  
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Relevant Tall Building Guidelines: 3.1.1 Base Building 
Height and Scale, 3.1.2 Street Animation, 3.1.3 
First Floor Height, 3.1.4 Façade Articulation and 
Transparency, 3.1.56 Public-Private Transition, 3.2.1 
Floor Plate Size and Shape, 3.2.2 Tower Placement, 
3.2.3 Separation Distances, 3.2.4 Tower Orientation and 
Articulation, 3.2.5 Balconies; 

The guidelines of this section include direction for the three typical 
components of a tall building – the base, middle (shaft), and tower top. 
These guidelines are intended to ensure that tall building proposals fit 
within their surrounding context, do not have adverse impacts on sunlight, 
sky view and privacy, animate the public realm, and positively contribute 
to the structure and skyline of the city. 

Base Building 

On the west block, the base building has a height of six storeys, which 
helps to reduce shadowing on the proposed park to the north. Along 
Croatia Street, the façade of the base building is highly articulated and 
includes a variety of building materials. This results in a varied streetscape 
that can be appreciated at the speed of a pedestrian, and which provides 
a pleasant backdrop to the proposed park. This base building features 
active grade-related uses, including townhouses, retail uses, and the 
residential lobby, which will enliven the public realm and provide natural 
surveillance. Retail on the second level and amenity space on the third 
level will also contribute to this function. The floor-to-ceiling height of 
the ground floor is 7.2 metres, giving prominence to the street level and 
establishing a clear presence for retail. 

Built Form

The base building on the east block has a height of nine storeys. While 
this height exceeds the guideline for base building height, the articulation 
along the east elevation breaks the podium massing into distinct 
components – an upper podium and a lower podium, connected by a 
glazed mid-section. By varying the composition of the podium, the base 
building is able to main an appropriate scale in relation to Dufferin Street 
and the surrounding built context. Similar to the west block, this base 
building has active ground floor uses (retail and lobby), with floor-to-ceiling 
heights of 5.7 metres. 

Middle (Tower)

The guidelines for the shaft of the tower are intended to ensure that 
the tower components of tall buildings are located and designed in 
a manner that reduces their visual and physical impacts on their 
surroundings, and to ensure that adequate access to sunlight, sky view 
and privacy is maintained for both building residents and neighbours. 
Key metrics in this section of the TBDGs include: 

• Maximum floor plates of 750 square metres;
• Minimum separation distance of 12.5 metres (or 25 metres 

between towers on the same site; 
• Tower stepbacks of 3.0 metres above the base building

The towers on the east block have floor plates of 750 square metres 
and are set back by 3.0 metres from the base building. The two towers 
are separated by 25 metres, and are offset from one another, which 
creates visual interest and increases privacy. 

The towers on the west block have floor plates that are 800 square 
metres in size. The TBDGs indicate that any increase in floor plate 

size would require exceptional design attention to diminish the overall 
scale and impact of the building mass. The towers on the west block 
are set back farther from the base building - Building 1 by 4.7 metres 
and Building 2 by 13.4 metres - and have a separation distance of 
39.0 metres. Similar to the east block, the two towers of the west block 
are offset to increase privacy. Through these measures, the impact of 
slightly larger floor plates is offset.

Tower Orientation & Articulation

The towers of each block have been designed to have a distinct 
character through their materiality, articulation, and their balcony 
expressions. The towers of the west block feature projecting balconies 
in a weaved pattern on their west and east facades, creating variation 
between the different facades of individual towers. The towers on the 
east block include balconies that are inset within the building massing. 
The tower heights have been staggers to create visual interest within 
the skyline, and to improve access to sunlight and sky view. 

Balconies

The balconies are designed to act as extensions of the living area, 
with sufficient width and depth to accommodate dining and seating. 
Typical balcony dimensions are 2.0 by 5.3 metres on the west block, 
and 1.8 by 2.7 metres on the east block. On the west block, balconies 
are limited to two tower faces, limiting their overall physical and visual 
appearance.
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Figure 39:  Tower setbacks, stepbacks and 
           separation distances
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Relevant Tall Building Guidelines: 4.1 Streetscape and 
Landscape Design, 4.2 Sidewalk Zone, 4.3 Pedestrian 
Level Wind Effects, 4.4 Pedestrian Weather protection.

This section of the TBDGs recognizes that a well-designed and vibrant 
streetscape is vital to the character and quality of a tall building site 
and the surrounding public realm. In addition to allocating adequate 
space, this includes providing pedestrian amenities and high-quality 
streetscaping and landscape design to make the public realm 
comfortable and attractive. 

The existing streetscape condition along Dufferin Street and Croatia 
Street is poor: sidewalks are narrow, and there are few streetscape 
amenities to provide pedestrian comfort or a buffer from fast-moving 
traffic along Dufferin Street. 

As part of the proposed redevelopment, the streetscape along Dufferin 
Street and Croatia Street will be enhanced and unified with a common 
language of materials and design elements. At grade, the buildings of 
both the east and west blocks will be set back 6.0 metres from curb 
to building face to accommodate pedestrian movement, and for street 
trees and other amenities. Along Dufferin Street, the upper levels 
overhang the ground floor mezzanine level by 2.2 meters, providing a 
weather protection along the retail frontage.

A Pedestrian-Level Wind Study has been prepared as part of this 
application. This study is summarized in Section 7 of this planning 
rationale, and is also submitted under separate cover. 

Public Realm
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Sun Index Analysis

As Toronto continues to intensify through infill and redevelopment, it 
becomes increasingly important to maintain adequate sunlight on our 
streets, parks, and residential areas. A Sun/Shadow Study has been 
prepared as per the City’s terms of reference. 

Shadow on the proposed park to the north has been a recurring 
concern in the project team’s discussions with City staff and the 
Ward Councillor. As designed, the development will adequately limit 
and minimize net new shadows. In the context of a fast-growing city, 
adequately limited and minimized shadowing is acceptable and to be 
expected. Prohibiting net new shadow on parks or other sensitive areas 
is not feasible due to the restrictions it would place on the potential 
for growth. For this reason, OPA 406, for example, prioritizes key parks 
for greater sun/shadow protection, and calls for shadowing to be 
adequately limited on others. 

It is also important to note that it is through additional height and 
density that new development can provide greater benefits to 
the community, including new housing, affordable housing, and 
contributions to local community services and facilities. 

The policies of the Official Plan and the Tall Building Design Guidelines 
recognize that some shadowing will occur on most parks, and 
call for new development to “maintain adequate sunlight” or to 
“limit shadowing” on sensitive land uses. Therefore, if some level 
of shadowing is acceptable, the key consideration becomes how 
much shadowing is appropriate. While there is no policy or guideline 
applicable to Dufferin Grove Village that indicates what amount of 
sunlight new development should protect, other City of Toronto policies 
and guidelines provide some direction: 

• Performance Standard #4A of the Avenues & Mid-Rise Buildings 
Study states that building envelopes should allow for a minimum 
of five hours of sunlight on sidewalks; and

• Policy 9.19 of OPA 406, as amended, states that development 
will adequately limit net-new shadowing from 10:18am to 4:18pm 
(specific sun-protected parks in the Downtown area).

To complement the traditional Sun/Shadow Study, a Sun Index 
Analysis (SIA) has been prepared, which calculates the amount of 
sunlight a defined area receives over the course of the day (9:18am to 
6:18pm). In effect, the SIA condenses the information of a traditional 
Sun/Shadow Study (typically 38 panels) into a single graphic. The 
graphic is useful for visualizing and quantifying the cumulative shadow 
impact of a proposal on its surroundings. 

The SIA assesses the cumulative amount of sunlight on each square 
metre of the proposed park to the north. Sunlight is measured at six-
minute intervals, as opposed to 60-minute intervals in a Sun/Shadow 
Study. 
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The analysis demonstrates that, despite the heights and density 
proposed, the park receives plenty of sunlight. Key findings include: 

• On June 21, 57% of the proposed park is in direct sunlight 
throughout the entire day. This is represented by the dark red area 
running diagonally across the park; 

• On June 21, 100% of the park receives a minimum of five hours of 
direct sunlight over the course of the day. 

• By September 21, 67% of the park receives a minimum of five 
hours of direct sunlight over the course of the day. 

Figure 40:  Cumulative shadow impact, June 21 from 9:18am to 6:18pm Figure 41:  Cumulative shadow impact, September 21 from 9:18am to 6:18pm
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Therefore, the proposed development maintains significant sunlight 
on the proposed park to the north. This is in part due to the design 
choices such as floor plate sizes and tower placement, which have 
resulted in fast-moving or overlapping shadows. 
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Sun exposure of sucessful Toronto parks

Sun Index Analyses for three other parks in Toronto have also been 
undertaken. The purpose of these comparisons is to set these existing 
parks as points of reference while interpreting the Sun Index Analysis 
for the proposed park to the north.

Village of Yorkville Park, Cloud Gardens, and Liberty Village Park were 
selected for comparison as they are highly urban and are flanked by 
tall buildings on at least the south side, similar to the park to the north. 

Most importantly, however, these parks were selected because they 
are well-loved and heavily used, despite their urban setting and 
the fewer hours of sunlight the receive over the course of the day, 
compared to larger neighbourhood parks. 

Figure 42: Village of Yorkville Park (Source: City of Toronto)

Figure 43:  Cloud Gardens (Source: Flickr) Figure 44:  Liberty Village Park (Source: Liberty Life Yoga)
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Figure 45:  Village of Yorkville Park, June 21, 9:18am-6:18pm Figure 46:  Village of Yorkville Park, September 21,  9:18am-6:18pm

Village of Yorkville Park

Village of Yorkville Park is flanked on its south, west and east sides 
by tall buildings. The south side of the park is separated from the 
buildings fronting Bloor Street West by a narrow laneway (Critchley 
Lane). The park is well-used, with many people drawn by its distinct 
landscape design, including a granite outcrop and a grove of trees. The 
park also benefits from active retail uses around its edges.

The Sun Index Analysis shows the following: 

• On June 21, 36% of the park is in direct sunlight throughout the 
entire day;

• On June 21, 78% of the park receives a minimum of five hours of 
direct sunlight over the course of the day; 

• By September 21, only 1% of the park (the northeast corner, 
receives a minimum of five hours of sunlight over the course of the 
day. 
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Figure 47:  Cloud Gardens, June 21, 9:18am-6:18pm Figure 48:  Cloud Gardens, September 21,  9:18am-6:18pm

Cloud Gardens

Cloud Gardens was built in 1980s, the result of a density bonusing 
from the Bay-Adelaide Centre, located to the south. The third tower of 
the office complex, immediately west of the park, is already approved. 
Despite the parks urban setting, it is well-used, particularly by office 
workers in the area. 

The Sun Index Analysis shows the following: 

• On June 21, 0% of the park is in direct sunlight throughout the 
entire day;

• On June 21, 0% of the park receives a minimum of five hours of 
direct sunlight over the course of the day; 

• By September 21, 0% of the park (the northeast corner, receives a 
minimum of five hours of sunlight over the course of the day.
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Figure 49:  Liberty Village Park, June 21, 9:18am-6:18pm Figure 50: Liberty Village Park, September 21,  9:18am-6:18pm

Liberty Village Park

Liberty Village Park is flanked by tall buildings on its west, south 
and east sides. To the south, across East Liberty Street, is a large 
residential building featuring an eight-storey based building with more 
than 100 metres of frontage, and three tower components. The park 
is popular among residents of Liberty Village, including the growing 
number of families living in the area.

The Sun Index Analysis shows the following: 

• On June 21, 34% of the park is in direct sunlight throughout the 
entire day;

• On June 21, 95% of the park receives a minimum of five hours of 
direct sunlight over the course of the day; 

• By September 21, 60% of the park (the northeast corner, receives 
a minimum of five hours of sunlight over the course of the day. 
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Conclusions

The Sun Index Analyses demonstrate that ample sunlight can be 
maintained on parks and open spaces, even in the context of a highly 
urban settings. The proposed development maintains significantly 
more sunlight than the three parks studied, both in terms of the 
amount of the park that is entirely sunlit all day, and the amount of 
the park that receives a minimum of five hours. While the amount of 
sunlight in these parks declines significantly between June 21 and 
September 21, the proposed development maintains a minimum of 
five hours of sunlight on 67% of the park to the north into the Fall. 
It is also important to note that, given the surrounding built form 
context and land use designations, there is unlikely to be any future 
development that would cast additional shadow on the park to the 
north. 

Although these three parks receive fewer hours of sunlight compared 
to the park to the north, they are nonetheless well-loved and well-
used. While it is important that adequate sunlight be maintained on 
parks, it is also important that parks are attractive, well-designed, and 
programmed in order to draw users throughout the day and across the 
seasons.

Proposed Park Liberty Village 
Park

Village of 
Yorkville Park

Cloud Gardens

% of park with direct 
sunlight all day (June 21) 57% 34% 36% 0%

% of park with a minimum 
of 5 hrs of direct sunlight 
(June 21)

100% 95% 78% 0%

% of park with a minimum 
of 5 hrs of direct sunlight 
(September 21)

67% 60% 1% 0%

Figure 51:  Summary table of access to sunlight
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The Growing Up Guidelines were adopted by Council in 2017. The 
guidelines are set within context of Toronto’s housing boom, which 
began in the mid-2000s and continues today. Most of recent 
development has been within buildings greater than five storeys. 
Increasingly, families with children are choosing to live in mid-rise 
and tall buildings, creating the impetus to encourage the design such 
buildings to better accommodate their unique needs. This includes not 
just the size of units, by their design, as well as the design of buildings 
and their surrounding context. 

To that end, the Growing Up Guidelines includes guidelines for the 
neighbourhoods, buildings, and units. The proposed development 
responds to the guidelines related to providing larger units to 
accommodate families, and making use of flexible construction 
methods to allow units to be combined over time. 

Guideline 2.1 indicates that a critical mass of large units should be 
provided. Specifically, the guidelines suggest a minimum target of 
25% larger units, including 10% of units as three-bedroom units, 
and additional 15% of units as two-bedroom units. The guidelines 
recommend that larger units should be clustered primarily in the lower 
portions of the building in order to create a sense of community and to 
provide the most direct access to outdoors, while reducing dependency 
on elevators. 

Addressing this guideline, the propose development provides 105 
three-bedroom units, representing 9% of all units, and an additional 
461 two-bedroom unit (41%). Of the 105 three-bedroom units, 26% are 
located within the podiums of the proposed buildings. The average size 
of three-bedroom units – 110 square metres – exceeds the ideal size 
range of 100-106 square metres. 

Guideline 2.2 encourages flexible building design to allow unit 
consolidation over time. This includes flexible construction approaches, 
such as prioritizing columns over shear walls, or providing demisable 
partitions through shear walls. The proposed development includes 
demisable partitions through the shear wall, which allows one-
bedroom units to be converted to two-bedroom units with dens, or 
three-bedroom units, as illustrated in the images on the opposite page. 
If all units with demiable partitions were combined, an additional 62 
three-bedroom units could be provided (16%). 

Growing Up Guidelines

As Proposed Alternate Layout

Bachelor/One-Bedroom 569 (50%) 445 (41%)

Two-Bedrooms 461 (41%) 461 (43%)

Three-bedrooms 105 (9%) 167 (16%)

TOTAL 1,135 (100%) 1,073 (100%)
 
Figure 52:  Unit mix as proposed versus potential unit mix through combined units. 
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Figure 54:  Conversion of two adjacent one-bedroom units to a three-bedroom unit
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Planning Opinions & Conclusions06
The Dufferin Grove neighbourhood has quickly risen as one of 
the most desirable in Toronto. The proposed development will 
introduce 1,135 stable rental units to a neighbourhood where 
the secondary rental market is more dominant. Mid-rise and 
apartment towers are under-represented in the local housing 
stock, and will appeal to a broad demographic, including 
existing residents of the neighbourhood looking to downsize. 

Dufferin Grove has particularly grown in popularity among 
young families. To reflect this, half of the proposed units are 
larger two- and three-bedroom units that meet the ideal size 
per City guidelines.

The proposed development represents a progressive land 
use change. While Dufferin Mall is highly-regarding in the 
community, it presents a suburban form within an otherwise 
urban context: surface parking, drive through restaurants, strip 
retail, and deep front yard setbacks. 

While the remainder of the mall will continue to operate in its 
current form for the next 40+ years, the redevelopment will 
establish a more urban condition along the north portion of 
the site. This will include a complete street that provides new 
connections and establishes smaller development blocks, 
attractive streetscape conditions including grade-related uses, 
and a built form that appropriately frames public streets and 
parks. 

Contributing to housing diversityThe preceding sections contain a detailed analysis 
of the policy and urban design considerations to the 
proposed development. The proposal is consistent 
with the Provincial Policy Statement (2014), conforms 
to the Growth Pan for the Greater Golden Horseshoe 
(2019), and conforms to and advances the policies of 
the City of Toronto Official Plan. This section provides 
an overview of the key planning and design matters, 
and demonstrates that the required amendments are in 
keeping with the purpose of the planning framework and 
represent good planning and design. 

Re-instating an urban condition
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The proposed development represents intensification at an 
appropriate location. The site is part of a Mixed Use Area, as 
designated in the Official Plan, and as such is intended to 
absorb new population and job growth. Similarly, the site 
is located within 500 to 800 metres of Dufferin TTC station, 
which meets the definition of a major transit station area per 
the Growth Plan for the Greater Golden Horseshoe, 2019. 

The current land use designations within the station area are 
predominantly designations which are intended to reinforce 
the existing physical character – Neighbourhoods, Apartment 
Neighbourhoods, and Parks and Open Space. Therefore, 
the site represents one of few opportunities to intensify 
towards the minimum density target, and maximize existing 
infrastructure. A detailed density study is included in the 
Appendix.

Importantly, with a significant retail component, the proposal 
contributes to a more balanced form of intensification, 
providing greater opportunities for people to live where 
they work, and expand Dufferin Mall’s role as an asset to the 
community. 

Intensifying the station area
The proposed development provides a contextually 
appropriate built form, and addresses the policy and design 
guidelines related to built form relationships. Through site 
organization, strategic tower placement, horizontal separation 
distances, and tower setbacks, the physical and visual impact 
of the proposed buildings have been adequately limited. 

Appropriate built form relationships
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Summary of Report Findings07
A Preliminary Wind Study was prepared by RWDI as part of this 
application, as required by the City of Toronto under the Development 
Guide. The assess is based on a review of regional long-term 
meteorological data; design drawings prepared by Quadrangle, wind-
tunnel studies undertaken by RWDI for similar projects, and their 
engineering judgment and knowledge of wind flows around buildings. 

The report concludes that the proposed development has a number of 
positive design features, including the podiums between the towers, 
tower setbacks, and recessed areas in front of some entrances. 
Suitable wind conditions are expected at all entrances through the 
year and at the propose park and the Level 3 amenity area on the west 
block. Accelerated winds with potentially uncomfortable conditions are 
expected along the sidewalks of Croatia Street and the intersection 
of Croatia Street and Dufferin Street during the winter. Higher than 
desired wind speeds are also expected at the outdoor amenity areas at 
Levels 5 and 9 of the east block, and at Level 2 of the west block (the 
dog run) during the summer. 

Please refer to the Preliminary Wind Study, submitted under separate 
cover for full detail. A Final Windy Study will be prepared as part of a 
future application for site plan control, and will involve wind-tunnel 
testing to quantify wind conditions and, if need, develop wind control 
solutions. 

Urban Strategies Inc. has undertaken a Sun/Shadow Study, per the 
City of Toronto terms of reference for such studies, to assess the 
proposed developments impact on its surrounding context. The study 
was undertaken for the Fall and Spring Equinoxes and the Summer 
and Winter Solstices, between the hours of 9:18am to 6:18pm.

The proposed towers have some shadow impact on the designated 
Neighbourhoods to the east, which front Dufferin Street and Havelock 
Avenue. During the Spring Equinox, this shadow impact occurs 
between 3:18pm and 6:18pm. During the summer months, when 
backyards are mainly used, this impact is reduced both in terms of its 
duration and the number of properties affected. The shadow impact 
to Neighbourhoods to the west, along Brock Avenue, are minimal; 
during the Equinoxes, net new shadow cast on this area is cleared by 
10:18am. 

The proposed development casts some net new shadow on 
surrounding public streets, including: a small a small sections of Brock 
Avenue until 10:18am; portions of Croatia Street throughout the day; 
and portions of Dufferin Street from 1:18pm onwards. 

The proposed park, located at the southeast corner of the site, 
will receive full sun through the day and during all seasons. The 
proposed development will cast net new shadow on the proposed 
park to the north. We have undertaken a detailed Sun Index Analysis 
demonstrating that 100 per cent this park will be sunlit for a minimum 
of five hours throughout the day. Furthermore, it is unlikely that any 
future development will cast additional shadow on this park. Please 
refer to the Urban Design Analysis chapter of this report for full details. 

Other sensitive uses in the area include the schoolyard of the new 
Bloor Collegiate Institute/Alpha II (BCI) building at Croatia Street 
and Brock Avenue, and St. Mary Catholic Academy, on Dufferin Park 
Avenue. The proposed development will cast net new shadow on the 
BCI during the morning hours. Net new shadow is also cast of St. Mary 
Catholic Academy; however, these shadows begin at 5:18pm, after the 
school day, and affect the portion of the site used for staff parking. 
Please refer to the Shadow Impact Study for further details. 

Please refer to the Sun/Shadow Study submitted under separate cover 
for full details. 

Pedestrian Level Wind Study Sun/Shadow Study
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MBTW has prepared an Arborist Report, providing information on the 
individual trees on and adjacent to the site that are affected by the 
application. The report identifies tree care methodology and details 
specific treatments required to protect and to preserve trees before, 
during and after construction on a site.

The report concludes that, based on the proposed site plan, a total of 
10 street trees located on Croatia Street and eight street trees located 
on Dufferin Street will require removal. In addition, the removal of a 
dead street tree is recommended to alleviate fall hazard concerns. 
The planting of 18 new street trees will be required to compensate for 
the removal of the existing 18 street trees and one dead street tree. 
All trees located within the private property that are impacted by the 
development, with the exception of one, are below 30 cm in trunk 
diametre, and therefore will not require City of Toronto Tree Removal 
Permits.  Please refer to the Arborist Report for full details.

A Noise & Vibration Impact Study was prepared by Aercoustics in 
support of the application, according to the guidelines of the Ontario 
Ministry of the Environment, Conservation and Park (MECP). The 
purpose of this study is to examine the existing and future noise 
environment in the development area to evaluate its impact potential 
on the future noise sensitive receptors.

The results of this study indicate that for the majority of dwellings, 
exterior wall and window construction meeting the minimum 
requirements of the Ontario Building Code are expected to be sufficient 
to ensure compliance with the MECP criteria for indoor sound levels 
from traffic noise. For dwellings with direct exposure to Dufferin Street, 
upgraded exterior wall and window construction is required to ensure 
compliance with the MECP criteria. Locating outdoor living areas along 
the east and south ends of the development should be avoided, with 
preference for locations towards the north or west. 

The noise impact from stationary source is not completely assessed at 
this phase in the design. 

With the incorporation of the noise controls discussed in this report, 
sound levels at the sensitive receptors of the proposed residential 
development are expected to comply with the noise guidelines of the 
MECP for road traffic noise. As indicated in the MECP implementation 
guidelines, where mitigation is required or noise may be a concern, 
future occupants will be advised through warning clauses. Please refer 
to the full report for further details. 

A Stage 1 Archaeological Resource Assessment for the development 
site was undertaken by ASI Archaeological & Culture Heritage Services. 
The assessment entailed consideration of the proximity of previously 
registered archaeological sites, the original environmental setting of 
the property, and its nineteenth- and twentieth-century development 
history.

The report conclusion that there is no potential for the presence of 
significant pre-contact or Euro-Canadian archaeological resources 
that may be impacted by site preparation or construction activities 
necessitated by the proposed redevelopment. Accordingly, this 
report recommends that the undertaking be cleared of any further 
archaeological concern, with the provision that the appropriate 
authorities must be notified should deeply buried archaeological 
or human remains be encountered during any future work on the 
property. Please refer to the report for full details.

Arborist Report Noise & Vibration Impact Study Archaeological Resource Assessment
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Urban Strategies Inc. has prepared a Community Services & Facilities 
Study as part of this application. This study analyzes the site’s 
surroundings from a community services perspective in order to 
understand the capacity of existing services and facilities and to 
identify priorities in relation to supporting future growth. This study 
presents all mandatory information as per the Toronto Development 
Guide, including a demographic profile of the neighbourhood, an 
overview of recent development activity, and an inventory of existing 
schools, parks, recreation facilities, libraries, daycares, places of 
worship and human services. Study areas for the demographic 
analysis and facilities inventory were provided by City Planning staff. 
Data for this report was acquired from Statistics Canada, the City Open 
Data Portal, through liaison with planning staff at the TDSB and TCDSB 
as well as local service providers, and through on-line research.

Key findings from the demographic analysis include: 

• The population of the study area increased by 4.5% between 
2011 and 2016, following the same 4.5% growth rate as 
Toronto proper.

• Youth ages 10-19 make up 6.6% of the study area population, 
noticeably less than the city as a whole (9.6%);

• Adults ages 25-39 account for 35.4% of the study area, higher 
than the 23.9% in the wider city; 

• The visible minority population of the study area is significantly 
lower than that of the broader city (29% versus 51%).

The inventory of services and facilities indicates that a wide range of 
public services and facilities are present in the area. The proposed 
development is well served by a diverse range of services and facilities, 
and will not have an undue impact on the existing facilities. Please 
refer to the report for full details. 

Urban Strategies Inc. has prepared a Public Consultation Strategy 
Report in support of the application. In addition to providing a 
summary of public and stakeholder consultation undertaken to 
date, this report outlines the purpose, key messages and desired 
outcomes of engagement. In this report, the project team outlines their 
commitment to maintain an open dialogue with City staff, the public 
and staff holders, in order to generate public support and buy-in. 

A demographic profile of the geographic area of impact was developed 
in order to identify audiences. As the area is home to a large number 
of resident who speak Portuguese at home, a Portuguese translator is 
recommended for City-led public consultation events. Full details are 
available in the report, submitted under separate cover. 

Community Services & Facilities Study Public Consultation Strategy Report
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An Energy Strategy Report was prepared by Footprint. This analysis 
presents an evaluation of the current building design, and explores 
various energy conservation measures to provide a pathway to achieve 
better performance with the intention to reduce energy use intensity, 
thermal energy demand intensity, greenhouse gas emissions, and 
annual energy costs. 

Per the terms of reference for the Energy Strategy Report, Footprint has 
evaluated the proposed development using the following scenarios: 

• TGS V3-T1 (Baseline)

• TGS V3-T2 (Higher performance)

• TGS V3-T4 (Net zero)

The purpose of this report is to identify potential opportunities to 
integrate local energy solutions that are efficient, low carbon and 
resilient, and later inform the Toronto Green Standard Energy Report. 
Full details can be found in the report. 

Energy Strategy Report Function Servicing/Stormwater Management Report

A Functional Servicing and Stormwater Management Report was 
prepared by Counterpoint Engineering, per City of Toronto terms of 
reference for these studies. Key findings from these report are as 
follows: 

Water servicing: The development will be serviced by two connections 
to an existing watermain on the north side of Croatia. The water 
demand requirement (maximum day demand plus fire flow) is 12,242 
L/min and 8,133 L/min for the west and east blocks respectively. 

Foundation draining: The short-term discharge rate is expected to 
be 16.2 L/s per day, and the discharge will be to the proposed 1200 
mm combined sewer that is to be relocated to Dufferin Street and 
Croatia Street. The anticipated construction dewatering rate is below 
the proposed peak sanitary discharge rate of 31.73 L/s per day. The 
short-term discharge will cease before the site is occupied. Therefore, 
there is sufficient capacity in the municipal system to accommodate 
the short-term groundwater discharge. The long-term discharge rate is 
estimated to be 7.58 L/s per day. As the anticipated flows are in excess 
of 50 cubic metres per day, a PTTW from the MOECP will be required, 
as well as a long-term discharge permit from the City of Toronto. 

Sanitary servicing: The development is proposed to be serviced by two 
new sanitary connections to the existing 300 mm combined sewer and 
the proposed 1200 mm combined sewer on Croatia Street. The peak 
sanitary flow of the existing site is 1.16 L/s. The peak sanitary design 
flow is 31.73 L/s, including peak groundwater foundation drainage. 
The proposed stormwater management measures will result in an 
overall reduction in flows into the combined sewer system as future 

storm flows will be controlled and redirected to the 450 mm storm 
sewer on Dufferin Street. As such, the existing combined sewer has 
capacity to accommodate the dry-weather flow, and the two-year storm 
flow without surcharge. The existing 1200 mm combined brick sewer 
that cuts through the site will be removed and a new 1200 mm brick 
sewer will be installed to convey flowers easterly on Croatia Street, and 
then south on Dufferin Street. 

Stormwater servicing: Under existing conditions, the 450 mm storm 
sewer on Dufferin Street mainly collects runoff in the road allowance. 
Runoff from the proposed site discharges to the existing 1200 mm 
combined sewer that runs across the site. The proposed development 
will be serviced by one connection to the existing 450 mm storm sewer 
on Dufferin Street. Quantity control will be provided on site by a 387 
cubic metric storage tank in combination with an inlet control to ensure 
that the 100-year post development peak flows are attenuated to the 
two-year predevelopment allowable release rates to Dufferin Street. A 
water balance volume of 49.7 cubic metres will be retained through 
the internal reuse of stormwater. Quality control will be managed 
through a filtration system provided within the storm tank to achieve 
the required 80% total suspended solids. 
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BA Group has prepared a transportation study in support of the 
application. The report consists of two components: an evaluation 
of the development plan against key transportation pillars, and a 
technical analysis, including a review of transportation policy, travel 
demand forecasting, a traffic operations review, and a review of site 
planning elements for their functionality. 

The report finds that the development plan adheres to the 
transportation pills, which together enable the mobility needs of the 
development plan, will enhance mobility on the site, and will benefit 
the local community transportation network. Specifically, the report 
finds that: 

• A number of TDM stratgies have been incorporated with the intent 
of minimizing auto drive trips and encouring active transportation. 
These include acomplementary uses, conveniently located bicycle 
facilities, and unbundling parking from rental agreements;

• By removing surface parking and proposing a reduced parking 
supply, the development plan minimizes the amount of space 
consumed by surface parking, and replaces this space with uses 
more conducive to an active pedestrian realm; 

• The development plan provides an improved condition for 
pedestrian along Dufferin Street and Croatia Street by providing 
wider sidewalks and active retail uses at grade; 

• The new internal private street will provide an attractive pedestrian 
link between Dufferin TTC station, the public park, and retail high 
street that is planned as part of the Bloor-Dufferin development. 

Urban Transportation Considerations Report

• The conceptual below-grade connection between the mall and the 
Bloor-Dufferin development to the north and Dufferin TTC station 
would encourage transit as the preferred method of travel to the 
site; 

• Pick-up and drop-off have been internalized to clear blockages 
caused by vehicles pulled over to load or unload passengers; 

• The noise and visual impacts on building operations have been 
reduced through consolidation of residential waste collection 
facilities into an internal location. 

• Traffic volume increased associated with the development are 
mostly limited to the local arterial routes; increased on local 
residential streets are anticipated to be minor. 

• The impacts of the proposed development on TTC’s 29 Dufferin 
bus will be relatively minor in part due to its proximity to the 
subway station.  It is recommended that the planned turnaround 
infrastructure at the Galleria Mall redevelopment be inplemented, 
and that two buses be added to teh route during the weekday 
morning peak hour period, and three buses during the afternoon 
peak hour period. 

Please refer to the report for full details. 
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Dufferin TTC station area density analysis

The development site falls within an area that would be classified 
by the 2019 Growth Plan as a major transit station area - the lands 
generally within 500 to 800 metres of a higher order transit station. 
While major transit station areas have not been delineated by the 
City, it is anticipated that the station area will be expected to intensify. 
According to Policy 2.2.4.3, by 2013, major transit station areas on 
subway lines are expected to be planned to a minimum density target 
of 200 people and jobs combined per hectare (p+j/ha). 

Existing density

The existing density of population and employment within 500 and 
800 metres of Dufferin TTC station was estimated using 2016 Census 
data and data from the 2019 Toronto Employment Survey. Within 
800 metres of Dufferin TTC station, there are 5,301 jobs and 21,122 
residents, representing a density of 132 p+j/ha. The area within 500 
metres of Dufferin TTC station is more dense, with 3,805 jobs and 
7,909 residents, representing a density of 149 p+j/ha. Interesting, the 
density of 500-metre station area is more driven by job density, with 
approximately one job for every two residents, compared to one job for 
every four residents in the larger 800-metre station area. 

Proposed density

Two major developments in the area - Capital Developments’ Bloor/
Dufferin project and Dufferin Grove Village - will significantly increase 
the density of both people and jobs in the station area. 

Appendix08
The following metrics were used to estimate the 

• 1.6 residents per residential unit; 

• 1.0 jobs per 20 square metres of office GFA; 

• 1.0 job per 45 square metres of retail GFA. 

Based on these assumptions, together these developments could 
bring an additional 5,173 residents and 710 jobs to the station area, 
representing an additional 75 p+j/ha within the 500-metre station 
area and 29 p+j/ha within the 800-metre station area. 

500-m  
station area

800-m 
station area

Total Density Total Density

Current population 7,909 101 21,122 106

Current employment 3,805 48 5,301 26

Dufferin Grove Village projected population 1,816 23 1,816 9

Dufferin Grove Village projected employment 251 3 251 1

Bloor/Dufferin Projected population 3,357 43 3,357 17

Bloor/Dufferin Projected employment 459 6 459 2

Area (ha) 78.5 200

Current p+j/ha 11,714 149 26,243 132

New p+j/ha 5,883 75 5,883 29

Potential future p+j/ha 17,597 224 32,126 161

The proposed development will contribute towards the intensification 
of the station area and make more efficient use of existing services 
and infrastructure. Depending on how the station area is delineated, 
the minimum density targets set out in the Growth Plan could be 
achieved through the potential future residents and jobs associated 
with the proposed development and the development to the north. 

The majority of lands within both 500 metres and 800 metres of 
Dufferin TTC station are not intended for accommodate significant 
growth, considering how they are designated in the Official Plan’s 
land use mapping. The stations areas largely consist of low-rise 
stable neighbourhood areas, where change is expected to reinforce 
the existing character. The development site represents on of few 
opportunities within the station area to intensify towards the minimum 
target. 

Methodology

Existing population within the station area was determined using 2016 
census data at the dissemination area level. In ArcMap, dissemination 
areas within or overlapping the station area were selected. For 
dissemination areas partially within the station area, the portion 
within was calculated and expressed as a percentage. This percentage 
was applied to the population of the entire dissemination area to 
estimate the portion of the population living within station area. 
While this assumes that population is evenly distributed across the 
census geography, this methodology is used by Metrolinx for density 
calculations for Mobility Hubs. As relatively small geographic units, 
variation across disseminations is less likely to occur than across 
larger geographic units (e.g. census tracts). Existing employment 
within the station area was determined using data from the Toronto 
Employment Survey. As this data is collected as point data and 
released in aggregate, unlike the population data, TES data reflects the 
true distribution of jobs within the station area. 

Figure 55: Summary of existing and potential future density
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Figure 56: Official Plan land uses within the station areas
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Park location selection process

Several potential locations for a new park on the site were explored 
before it was determined that the proposed location at the southeast 
corner site was the optimal site. A park at this location has the following 
advantages: 

• Compared to some other options, it has a good proportions for 
programming; 

• It creates a diagonal sequence between Dufferin Grove Park and 
the proposed park to the north; 

• There is an opportunity to expand the park southward, should the 
mall redevelop over the long term (40+ years); 

• Located adjacent to a bus stop, it provides an opportunity for an 
improved transit waiting area; 

• It is highly visible from the main public street; 

• It would be flanked by active ground floor uses on its north side. 

The following diagrams illustrate the other scenarios that were 
explored. The advantages and disadvantages of each is outlined. 

08

Figure 57: Park along the new internal street (option 1) Figure 58: Park along the new internal street (option 2)

Advantages
• Good size and proportions 

Disadvantages
• Park becomes internal to development and not visible from public 

street

• Not inviting to non-residents

• Does not strengthen connection between new development and 
Dufferin Grove Park 

Advantages
• Good size and proportions

Disadvantages
• Park becomes internal to development and not visible from public 

street

• Not inviting to non-residents

• Negative adjacency: blank wall of church

• No future potential for expansion
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Figure 59: Park at corner of Croatia Street and internal StreetFigure 58: Park along the new internal street (option 2) Figure 60: Park along Croatia Street Figure 61: Two internal parks

Advantages
• Complements park to north (though across the street)

• Provides separation distance from Church

 
Disadvantages
• Park is very narrow and difficult to program

• Park does not strengthen connection between new development 
and Dufferin Grove Park

Advantages
• Good size and proportions

• Provides separation distance from Church

 
Disadvantages
• No future potential for expansion

• Park does not strengthen connection of new development to 
Dufferin Grove

• Negative adjacency: large-format retail and blank church wall

Advantages
• Creates (partial) park network

• Provides separation distance from church

 
Disadvantages
• Two parks that are too small and narrow

• Safety concerns for ‘kitty-corner’ crossing

• Difficult to program

• Does not strength connection to Dufferin Grove Park

• No future potential for expansion
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