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This Planning and Urban Design Rationale report 
has been prepared in support of an application by 

Stowe Holdings Limited, for a proposal for the lands 
municipally known as 56, 58 and 60 Fieldway Road, 
to be redeveloped into a vibrant mixed-use transit‐

oriented community, with significant contributions to 
the public realm. The proposal is comprised of one 
10-storey mid-rise building and three tall buildings 

of 22, 32 and 35 storeys.
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Figure 1 - Location Map
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This Planning and Urban Design Rationale report 
has been prepared in support of an application by 
Stowe Holdings Limited to amend the Etobicoke 
Zoning Code (as amended by the Etobicoke 
Centre Zoning By-law 1088-2002) with respect 
to the lands municipally known as 56, 58 and 60 
Fieldway Road (the “subject site”).

The subject site is comprised of approximately 
1.72 hectares of underutilized lands currently 
used for automotive dealership and repair shops, 
located on the north side of Fieldway Road, east of 
Kipling Avenue. The subject site has been owned 
and operated by the same family for multiple 
generations. Stowe Holdings Limited (the 
“owner”) wishes to ensure that the development 
of these properties contributes positively to the 
Etobicoke community for future generations.

The owner’s vision is to redevelop the subject 
site into a vibrant mixed-use transit‐oriented 
community, with significant contributions to 
the public realm. The desire to move forward 
with redevelopment plans follows significant 
infrastructure investments that have occurred 
within the immediate area over recent years, 
including the reconfiguration of the Six Points 
Interchange and the construction of the Kipling 
Mobility Hub, which is within approximately 500 
metres walking distance from the subject site. 

The proposed development responds to the 
large-scale master-planned redevelopment 
of the Westwood Theatre Lands (Six Points or 
Bloor-Kipling development), including the new 
Etobicoke Civic Centre and several tall and mid-
rise buildings, which sits immediately across the 
rail corridor from the subject site. The proposed 
development represents an opportunity to 
reimagine the Mixed Use Areas land on the 
north side of Fieldway Road in a manner that 
is consistent with, and will contribute to, the 
future heart of Etobicoke Centre to the north, 
completing the southern boundary of the 
Etobicoke Urban Growth Centre. In this regard, 
the proposal presents a tremendous opportunity 
to support the City’s development goals for the 
area (see Figure 1, Location Map).

The proposed Zoning By-law Amendment will 
allow for the development of a vibrant mixed-
use community comprised of a wide range and 
mix of residential dwelling units, new office and 
childcare uses, a new public park, two pedestrian 
POPS connections and significant outdoor open 
space and landscaped areas that will benefit 
existing and future residents of the area. The 
proposal is comprised of one 10-storey mid-rise 
building and three tall buildings of 22, 32 and 35 
storeys. 

In total, the proposal includes 1,149 new residential 
units, including a mix of studio, one-, two- and 
three-bedroom units as well as grade-related 
units and indoor and outdoor amenity areas 
throughout each of the buildings. The proposal 
includes a total of 935 square metres of office 
space at the base of the 35-storey building on the 
western portion of the site and 432 square metres 
of childcare space in the base of the 10-storey 
mid-rise building on the eastern portion of the 
site. In total, the proposal includes 91,397 square 
metres of gross floor area, resulting in an overall 
density of 5.3 FSI.

While the subject site consists of three separate 
parcels, this proposal approaches these separate 
parcels on a holistic basis. This approach allows 
for superior site design, providing for greater 
spatial separation and transition in heights, 
protecting for angular planes and mitigating 
shadow impacts. The potential future pedestrian 
access over the rail corridor to the Six Points 
development, as envisioned in the Etobicoke 
Centre Secondary Plan, the Public Space and 
Streetscape Master Plan and the master plan 
for Six Points development, has been accounted 
for. The proposal also includes other pedestrian 
connections to enhance the walkability and 
connectivity of the surrounding community 
throughout Etobicoke Centre and to enhance 
access to exceptional public transit that exists in 
the immediate area.
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In developing the proposal, the following 
development principles were used to guide the 
vision for the site:

• Improving the public realm by connecting 
and enhancing pedestrian and public spaces, 
including a new 2,426 square metre public park 
and two new POPS pedestrian connections, 
one of which protects for a potential multi-
use bridge over the rail corridor to the north.  

• Providing a range of housing options and sizes 
in a liveable community, including family-
sized 2- and 3-bedroom units and ground-
related units. The proposal also extends the 
neighbourhood character along Fieldway 
Road, by replacing automotive uses with an 
improved public realm that will extend the 
existing fabric of the residential community 
from the east, leading to increased pedestrian 
activity and safety.

• Providing for a true transit-oriented 
community by leveraging exceptional access 
to public transit in one of Toronto’s intensifying 
Mobility Hubs. The site is located within a 4- to 
5-minute walk to the Kipling Subway Station 
(and by extension the Kipling GO Station and 
Mobility Hub) and less than a ten-minute walk 
to the Islington Subway Station. The new 
Kipling Mobility Hub connects the subway, 
regional rail and inter-regional bus services 
through a major new transit hub, providing 
convenient access to the Greater Toronto 
Area. 

• Supporting a coordinated framework to 
implement the planned land use vision within 
the Etobicoke Urban Growth Centre, the Mixed 
Use Areas designation in the Official Plan 
and the Mixed Use Area A designation in the 
Etobicoke Centre Secondary Plan.

• Providing strong built form relationships, 
transition and connectivity to adjacent streets 
and neighbourhoods that are compatible with 
the existing and planned built form context, 
including height and scale. 

This report concludes that the proposed 
redevelopment promotes, and will give effect 
to, the planning and urban design framework 
established in the Provincial Policy Statement, the 
Growth Plan for the Greater Golden Horseshoe, 
the Metrolinx Regional Transportation Plan, the 
City of Toronto Official Plan, the Etobicoke Centre 
Secondary Plan and the applicable urban design 
guidelines. 

From a land use planning perspective, the 
proposal is supportive of numerous policy 
directions promoting intensification and infill on 
underutilized sites within built-up urban areas, 
particularly in locations which are well-served by 
municipal infrastructure, including higher-order 
public transit. In this respect, the proposal results 
in the desirable intensification of a site located 
within convenient walking distance of the Kipling 
and Islington subway stations in accordance with 
the vision for Etobicoke Centre. In our opinion, the 
site is significantly underutilized in its current 
form, consisting of low-scale automotive uses 
with expansive surface parking areas. 

Furthermore, the area surrounding the Kipling/
Bloor intersection, including the subject site, 
is identified as an Urban Growth Centre by the 
Growth Plan and the City of Toronto Official 
Plan.  The proposal is in keeping with Provincial 
and Official Plan policies, both of which provide 
strong support for intensification in Urban 
Growth Centres, including the Etobicoke Centre.

From a built form and urban design perspective, 
the proposed height, massing and design will 
result in a development that is appropriate for its 
location, while ensuring appropriate built form 
transition to the low-rise neighbourhood to the 
southeast. 
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From a site organization perspective, the tallest 
buildings have been sited to the west, nearest 
transit, while ensuring a seamless transition to 
the residential neighbourhood to the east through 
the stepping down of building heights (35, 32, 22 
and 10 storeys), in addition to a new public park at 
the east end of the site, east of the spur line. The 
proposed buildings will be generously set back 
from the south property line along Fieldway Road, 
ranging between 14.0 to 20.0 metres, providing 
for an expanded and improved public realm and 
appropriate separation from employment uses to 
the south. 

For the reasons set out in this report, it is 
our opinion that the proposed Zoning By-law 
Amendment is consistent with the Provincial 
Policy Statement and conforms with both the 
Growth Plan and the City-wide Official Plan. 
Furthermore, it is our opinion that the current 
zoning provisions are outdated and are not 
consistent with the Provincial Policy Statement 
and do not conform with the Growth Plan, the City 
of Toronto Official Plan or the Etobicoke Centre 
Secondary Plan. For the foregoing reasons, we 
recommend approval of the requested Zoning 
By-law Amendment. 
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2.1  The Site 
The subject site is located on the north side of 
Fieldway Road, east of Kipling Avenue, and is 
comprised of an assembly of three properties 
municipally known as 56, 58 and 60 Fieldway 
Road. The site is generally rectangular in shape 
with a frontage of approximately 274 metres 
along Fieldway Road, a width of 338 metres 
(measured along the rear lot line) and a depth 
ranging from 57 to 60 metres. The resulting 
site area is approximately 1.72 hectares (17,233 
square metres).

To the north, the site abuts a Hydro One corridor 
and the Canadian Pacific (CP)/Metrolinx Milton 
GO rail line. The site is divided into east and west 
portions by a CP spur line which extends south 
from the CP rail corridor, terminating at Titan 
Road and Jutland Road to the south. The spur line 
provides a separation distance of approximately 
12-13 metres between the east and west portions 
of the site. 

Figure 2 - Aerial Photo
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The property at 56 Fieldway Road, located on the 
east side of the spur line, is trapezoidal in shape 
and is currently occupied by a 2-storey auto repair 
shop (Humberview Collision) with a Gross Floor 
Area (GFA) of 1,296 square metres. The building is 
generally located in the centre of the site and set 
back approximately 7.5 metres from the front lot 
line. Vehicular access is provided from Fieldway 
Road at the southwest corner of the site, adjacent 
to the spur line, with a secondary access at the 
southeast corner. Parking spaces are located 
along the west lot line. There are two trees 
located in the front yard and an additional two 
trees within the City right-of-way. The remainder 
of the site is largely occupied by paved surface 
area, save and except for a small grassed area in 
the front yard between the two access points.

The property at 58 Fieldway Road is generally 
rectangular in shape and is currently occupied 
by a 1-storey used car dealership (Humberview 
Wholesale) with a 1-storey garage addition to the 
rear. The building has a total GFA of 583 square 
metres, is located on the west portion of the site 
and is set back approximately 7.9 metres from 
the front lot line. Vehicular access is provided 
via four curb cuts from Fieldway Road, three of 
which are gated. The curb cut along the west lot 
line provides access to an easement (Instrument 
Number EB40641) in favour of the City of Toronto 
for a storm sewer which will be maintained on the 
site. The property is entirely occupied by paved 
surface area with dedicated parking spaces along 
the rear, with the remainder of the site used for 
outdoor vehicle storage. A chain link fence also 
spans the entirety of the frontage along Fieldway 
Road.

The property at 60 Fieldway Road is generally 
rectangular in shape, with a portion that extends 
northwest running parallel to the properties 
on the north side of Munster Avenue. It is 
currently occupied by a 1-storey truck dealership 
(Humberview Trucks) with a small 2-storey 
portion at the main entrance in the centre of the 
building, and a total GFA of 1,725 square metres. 
The building is generally located in the centre of 
the site and is set back approximately 17.0 metres 
from Fieldway Road. Vehicular access is provided 
on the west side of the property adjacent to the 
building, on either side of a small landscape island 
along Fieldway Road. Similar to 58 Fieldway, a 
chain link fence occupies the Fieldway frontage 
on the east side of the property up to the east 
entrance. The remainder of the site, other than 
the small landscape island, is entirely occupied 
by paved surface area with dedicated parking 
spaces provided along the front, with the 
remainder of the site used for outdoor vehicle 
storage.

Overall, the combined GFA of the buildings on the 
three properties totals 3,604 square metres.

CP spur line, looking north

58 Fieldway Road

60 Fieldway Road
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2.2  Area Context 
The subject site is located within Etobicoke 
Centre, which includes a concentration of high-
rise apartment and office buildings around the 
Islington and Kipling subway stations. Etobicoke 
Centre is generally bounded by Montgomery Road 
to the east, the south side of Bloor Street West/
CP rail line and the north side of Fieldway Road to 
the south, Shorncliffe Road/Shaver Avenue to the 
west, and the north side of Dundas Street West 
to the north.

Within the immediate context, the site is located 
within the Fieldway Road Area within Etobicoke 
Centre, which generally consists of small-scale 
industrial, commercial and warehouse uses, as 
well as residential uses in the form of townhouses 
and apartment buildings. The existing built 
form context includes a mix of low- and mid-
rise typologies, transportation facilities, large 
surface car parks, utility and rail corridors and 
interspersed pockets of parklands. The existing 
heights along Fieldway Road range from one to 
13 storeys. 

Intensification within the area, particularly 
around Bloor Street West and Islington Avenue, 
was initiated in the 1960s and supported by 
the extension of the Bloor-Danforth subway 
to Islington Avenue. The subway extension 
supported the development of high-rise office 
and residential buildings. The intensification 
stretched further west in the 1980s, subsequent 
to the extension of the Bloor-Danforth subway 
line to Kipling Avenue. 

The area north of Bloor Street West, east of Kipling 
Avenue, is a mixed-use area comprised of a mix of 
mid- to high-rise apartment buildings. Moreover, 
similar tall building developments are stretching 
west of Kipling Avenue, south of Dundas 
Street West.  In addition, as part of CreateTO’s 
Housing Now initiative, the City is proposing a 
significant master-planned development within 
the southeast quadrant of Kipling Avenue and 
Bloor Street West (known as the Six Points or 
Bloor-Kipling development), as described below.  
The subject site is located immediately to the 
south (across the rail corridor) from this master-
planned community and shares similar proximity 
to higher-order transit.

2.3  Immediate Surroundings 
Immediately north of the site is the Hydro One 
utility corridor and the CP rail corridor, both of 
which run parallel to Fieldway Road. The Hydro 
One corridor provides a 38-metre separation 
distance between the site and the CP rail corridor 
and is currently used as parking for transit riders 
utilizing the nearby Kipling subway and GO 
stations. 

Further north are the city-owned Westwood 
Theatre lands – the future site of the relocated 
Etobicoke Civic Centre and CreateTO’s Housing 
Now Six Points (Bloor-Kipling) master-planned 
development focused around the recently 
redesigned intersections between Kipling 
Avenue, Dundas Street West and Bloor Street 
West. The Six Points development, along with the 
proposed CreateTO Housing Now development 
at Bloor-Islington, will become the heart of the 
Etobicoke Centre, creating a complete community 
focused on pedestrian connectivity, a walkable 
public realm, a diverse range of building types 
and sustainability. Development applications 
have been submitted to the City to facilitate 
development of the seven blocks forming the Six 
Points development, as follows (see Figures 3 
and 4):

• Block 1 has an area of 1.0 hectare and will be 
comprised of predominantly residential uses 
with non-residential components at-grade 
and on the lower floors. Building heights range 
from 5 to 25 storeys, with tall buildings located 
at the northwest and southeast corners (18 
and 25 storeys, respectively).

• Block 2 has an area of 0.72 hectares and will 
be comprised of public parkland.

• Block 3 has an area of 0.79 hectares and will be 
comprised of predominantly residential uses 
with non-residential components at-grade 
and on the lower floors. Mid-rise buildings will 
range from 7 to 10 storeys, with a 30-storey 
tower at the northeast corner. 

• Block 4 has an area of 1.39 hectares and will 
be the site for the new Etobicoke Civic Centre. 
The block consists of nine interconnected 
buildings with the taller portions framing the 
Bloor Street frontage, including heights of 7, 
10, 13 and 16 storeys (the tallest being 67.97 
metres and 75.82 metres to the top of the 
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roof), transitioning to lower-scale portions 
to the south, and three civic plazas fronting 
Dundas Street West (Entrance Plaza, Event 
Plaza and Water Plaza). The Centre will be 
a mixed-use development comprised of 
33,160 square metres of commercial space, 
183 square metres of retail space and 8,852 
of institutional uses, including a library, 
gymnasium and Recreation Centre. 

• Block 5 has an area of 0.87 hectares and will be 
comprised of predominantly residential uses 
with non-residential components at-grade 
and on the lower floors. Mid-rise buildings will 
range from 8 to 10 storeys, with a 28-storey 
tower in the southwest corner.

• Block 6 has an area of 1.33 hectares and will be 
comprised of predominantly residential uses 
with non-residential components at-grade 
and on the lower floors. Mid-rise buildings 
range from 5 to 10 storeys, with a 39-storey 
tower at the northeast corner.

• Block 7 has an area of 0.79 hectares with 
an open space framing Resurrection Road 
on the west side of the block. The 3- and 
4-storey portions will be non-residential with 
a 36-storey tower at the northwest corner.

Figure 3 - Six Points Blocks (Provided by: adamson Architects)
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Figure 4 - Six Points Rendering (Provided by: adamson Architects)
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6A2-107 BLOCK 6 - FLOOR PLANS - LEVEL 6 TO LEVEL 10
6A2-111 BLOCK 6 - FLOOR PLANS - LEVEL 11 TO ROOF
6A2-201 BLOCK 6 - BUILDING ELEVATIONS
6A2-210 BLOCK 6 - BUILDING SECTIONS

BLOCK 7

7A0-001 BLOCK 7 - SITE STATISTICS
7A2-099 BLOCK 7 - FLOOR PLANS - LEVEL P1 TO LEVEL P2
7A2-101 BLOCK 7 - FLOOR PLANS - GROUND FLOOR TO ROOF
7A2-201 BLOCK 7 - BUILDING ELEVATIONS
7A2-210 BLOCK 7 - BUILDING SECTIONS

No. DESCRIPTION: DATE:
A ISSUED FOR WORKSHOP #2 18 DEC 2020
B ISSUED FOR WORKSHOP #3 10 FEB 2021
C ISSUED FOR ZBA SUBMISSION 31 MAR 2021

TAMP
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Further north, within the northeast quadrant of 
Bloor Street West and Dundas Street West, is a 
mixed-use development known as Sierra Village 
Gate West. On the south side of Summerland 
Terrace (3 and 7 Summerland Terrace) are two 
residential towers (21 and 26 storeys) and a 
4-storey townhouse block fronting on Bloor 
Street (3710 Bloor Street West). Further north 
are 12- and 21-storey mixed-use buildings (15 
Summerland Terrace and 5191 Dundas Street 
West, respectively) and several other mid-rise 
and tall buildings.
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Figure 5 - Bloor and Dundas oblique aerial, looking north
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46 Fieldway Road
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Immediately east of the site is a linear lot 
occupied by a 2-storey commercial/industrial 
building set back approximately 3.0 metres from 
the west lot line, with surface parking at the rear 
(48 Fieldway Road). Further east is a 2-storey 
L-shaped commercial/industrial building with 
surface parking at the front of the site (46 
Fieldway Road). 

At 36 and 38 Fieldway Road, a rezoning application 
was submitted in December 2020 to permit a 
10-storey residential building (32.77 metres and 
37.37 metres with mechanical penthouse) with 
123 dwelling units, 2 underground parking levels 
and a total GFA of 9,791 square metres, resulting 
an overall Floor Space Index (FSI) of 4.39 times 
the area of the lot. 



24-34 Fieldway Road

8-22 Fieldway Road

2 Fieldway Road

Fieldway Road looking east from 38 Fieldway

Kenway Park
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Further east on the north side of Fieldway Road 
are a row of residential properties including the 
following:

• 24-34 Fieldway Road is a 4-storey townhouse 
development, consisting of 6 blocks with 
shared underground parking accessed on the 
west side of the site from Fieldway Road and 
a pedestrian path between the two blocks 
fronting Fieldway, which are built to the front 
lot line.

• 8-22 Fieldway Road is a 6-storey L-shaped 
mid-rise residential condominium building 
with 109 units with car parking at the rear 
of the site accessed via a 2-way drive aisle 
on the east side of the site. It is set back 
approximately 5.0 metres from Fieldway Road 
with a 5-storey streetwall and minor stepback 
to the 6th level.

• 2 Fieldway Road is a 13-storey residential 
building known as Network Lofts. Two 
vehicular accesses to underground levels are 
provided along Fieldway Road with surface 
parking provided to the rear and east sides of 
the building. It is set back approximately 5.8 
metres from the front lot line along Fieldway 
and steps back on all sides at Level 13 only, 
with a slight inset at Level 8.
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Figure 6 - Bloor Islington oblique aerial, looking north

Further east, at the southeast corner of Bloor 
Street and Green Lanes is Kenway Park, followed 
by Islington Subway Station on Line 2 which is 
surrounded by several tall buildings with heights 
ranging from 28 to 45 storeys, comprising the 
northeast portion of Etobicoke Centre, along with 
proposed heights ranging from 31 to 40 storeys at 
the City’s Housing Now development at Islington 
Station.

Southeast of the site, on the south side of 
Fieldway Road, is a residential neighbourhood 
comprised of low-rise dwellings, which stretches 
east beyond Islington Avenue and south to Six 
Point Road.
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To the south, east of the spur line and fronting 
onto the south side of Fieldway Road across 
from the proposed public park, is a 3-to 4-storey 
townhouse development which is set back 
approximately 2.0 metres from Fieldway Road 
(formerly 35 Fieldway Road, now Van Dusen 
Boulevard and Shires Lane), with a parkette at the 
centre of the site. 

To the west of the spur line on the south side of 
Fieldway Road is a 1-storey commercial/industrial 
warehouse building with surface parking (BaAM 
Productions, 55 Fieldway Road), a 1-storey hydro 
facility (61 Fieldway Road) and the rear yards 
of 346 and 348 Munster Avenue, both of which 
are occupied by 1-storey commercial/industrial 
buildings with outdoor storage backing onto 
Fieldway Road (Hofman Motors and Columbus 
Ornamental Iron Ltd.). 

Further south is a large employment area, 
generally comprised of low-rise commercial/
industrial buildings, that stretches west of Kipling 
Avenue, south to Jutland Road and just west of 
Islington Avenue to the east.

Townhouse development (formerly known as 35 
Fieldway Road)

55 Fieldway Road
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356 Munster Avenue

Munster Avenue from Fieldway Road, looking west

Immediately to the west, at the northwest 
corner of Fieldway Road and Munster Avenue, 
is a vacant lot which was formerly used as a car 
park (356 Munster Avenue). Further west are 
five 1- to 2-storey commercial buildings fronting 
on Munster Avenue, each of which is generally 
located in the centre of their sites with front yard 
parking and significant paved surface areas (360 
to 370 Munster Avenue), followed by the Kipling 
GO Station south commuter parking lot, which 
extends along the northern boundary of the site 
(as described above) and west of Kipling Avenue. 

North of the parking lot, at the terminus of Line 
2, is Kipling Subway Station, the Kipling GO 
Transit Station on the Lakeshore West Line and 
the recently-constructed MiWay Transit hub, 
connecting the subway, regional rail and inter-
regional bus services through a major new transit 
mobility hub.

To the north of the Kipling Station are 6 high-
rise residential buildings and one recently-
constructed mixed-use building:

• 15 Viking Lane, known as Parc Nuvo 1, is a 
condominium tower that sits on a 4-storey 
podium, with an overall height of 36 storeys. 
The building contains 339 residential units.

• 25-35 Viking Lane comprises two 30-storey 
residential towers built in 2008. The buildings 
share an entrance from Viking Lane and are 
connected via the podium. 

• 5233-5299 Dundas Street West comprises two 
residential towers totaling 21 and 24 storeys, 
respectively.

• 5245 Dundas Street West, at the southeast 
corner of Dundas Street West and Aukland 
Road, is a 40-storey mixed-use building 
containing a 3-storey podium along Dundas, 
which is currently under construction.
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Kipling Station 15, 25 & 35 Viking Lane and 5233, 5299 and 5245 
Dundas Street West buildings

Miway transit hubKipling GO south commuter parking lot
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2.4  Surrounding 
Development Activity 

There is a substantial amount of development 
activity occurring within the vicinity of the site and 
within Etobicoke Centre. Table 1 below provides 
an overview of the surrounding developments.

Table 1 - Surrounding Development Activity

Address Development Status Development Type Height

5245 Dundas Street West Under Construction Mixed-Use 40 storeys

15 Viking Lane Constructed Residential 36 storeys

4-8 Beamish Drive Proposed Residential 35 storeys

8-26 Jopling Avenue Proposed Mixed-Use Tower A: 27 storeys 
Tower B: 33 storeys

35 Viking Lane Constructed Residential 30 storeys

25 Viking Lane Constructed Residential 30 storeys

3 Summerland Terrace Constructed Residential 26 storeys

5233 Dundas Street West Constructed Residential 24 storeys

5229 Dundas Street West Constructed Residential 21 storeys 

5191 Dundas Street West Constructed Mixed-Use 21 storeys 

7 Summerland Terrace Constructed Residential 21 storeys 

3429 Bloor Street West Approved Mixed-Use 14 storeys

2 Fieldway Road Constructed Residential 13 storeys

15 Summerland Terrace Constructed Mixed-Use 12 storeys

36 and 38 Fieldway Road Proposed Residential 10 storeys 
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Address Development Status Development Type Height

Six Points Development:

Block 1 Proposed Mixed-Use Tower 1: 25 storeys

Tower 2: 18 storeys 

10 storeys 

 9 storeys 

7 storeys 

6 storeys 

5 storeys 

Block 3 Proposed Mixed-Use Tower: 30 storeys 

16 storeys

10 storeys 

9 storeys 

8 storeys 

7 storeys 

Block 4 (Etobicoke Civic 
Centre)

Proposed Mixed-Use Tower: 16 storeys 

13 storeys 

10 storeys 

7 storeys 

3 and 4 storeys 

Block 5 Proposed Mixed-Use Tower: 28 storeys 

12 storeys

11 storeys 

10 storeys 

8 storeys 

Block 6 Proposed Mixed-Use Tower: 39 storeys 

10 storeys 

9 storeys 

8 storeys 

6 storeys 

5 storeys 

Block 7 Proposed Mixed-Use Tower: 36 storeys 

4 storeys 

3 storeys 
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2.5  Transportation 
Road Network
The site fronts onto Fieldway Road, which is 
classified as a Collector Road by the City of 
Toronto Road Classification System, with a right-
of-way width of 20 metres, a two-lane cross-
section and a sidewalk on the north side abutting 
the site and on the south side east of the spur 
line, adjacent to the residential dwellings on the 
south side of Fieldway. No on-street parking is 
permitted along the segment of Fieldway Road 
that abuts the site. 

Transit Network
From a public transit perspective, the site is 
exceptionally served by existing higher-order 
and surface transit services. The site is located 
approximately 175 metres (radius distance) 
east of the existing Kipling Subway/GO Transit 
Station entrance and approximately 325 metres 
(walking distance) from the nearest entrance, 
representing a 4- to 5-minute walk  (see Figure 
8 – 500m radius from Kipling Station). It is also 
approximately 675 metres southwest (radius 
distance) of the entrance of the Islington 
Subway Station and approximately 730 metres 
(walking distance) from the nearest entrance, 
representing an 8- to 9-minute walk. 

500m

800m

800m

Islington
Station

Kipling
Station

Kipling 
Transit 

Hub 

SUBJECT
SITE

LEGEND

Line 2 
(Bloor/Danforth)

GO Train Line

Rail Corridor

Etobicoke Centres
Secondary Plan

Figure 8 - 500m radius from Kipling Station



Planning & Urban Design Rationale
Bousfields Inc.22

The Kipling and Islington subway stations are 
served by Line 2 Bloor-Danforth, with Kipling 
Station being the westerly terminus of Line 
2 (see Figure 9 – TTC System Map). Line 2 
extends from Kipling Station to Kennedy Station 
in Scarborough, providing east-west access 
throughout the City of Toronto. Kipling Station 
is also connected to the GO Transit Milton line 
corridor which provides a connection from 
Union Station and Downtown Toronto to Milton 
(through Mississauga) and connects to GO Bus 
service extending as far west as the University of 
Waterloo Campus in Kitchener-Waterloo.

Moreover, the recently-constructed Kipling GO 
and MiWay Transit hub connects regional rail and 
inter-regional bus services through a major new 
transit hub. The new terminal was relocated from 
the Islington Subway Station to the new Kipling 
Mobility Hub in order to integrate the transit 
services at the Kipling node. Construction of the 
new Kipling Mobility Hub was completed in the 
Spring of 2021.

In addition to providing access to eastbound 
trains (through Line 2), the Kipling Subway Station 
also offers connections to the following TTC bus 
routes: Route 40 (Junction Dundas West), Route 
44 (Kipling South), Route 45 (Kipling), Route 
46 (Martin Grove), Route 49 (Bloor West), Route 
111 (East Mall), Route 112 (West Mall), Route (123 
Sherway), Route 900 (Airport Express), Route 
927 (Highway 27 Express) and Route 945 (Kipling 
Express). 

Railway Network 
As previously mentioned in Section 2.3 of this 
report, the site is located approximately 38 
metres south of the Canadian Pacific (CP) Galt 
subdivision/Milton GO Corridor. We note that 
the site is further than the 30 metre setback 
recommended by the Federation of Canadian 
Municipalities (FCM) and Railway Association of 
Canada (RAC) Proximity Guidelines. 

SUBJECT
SITE

Figure 9 - TTC System Map
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3.1 Overview
The proposal represents a tremendous 
opportunity to create a new residential/mixed-
use community with convenient access to higher-
order transit and in proximity to significant 
large-scaled master planned development where 
people can live, work and play. The proposed 
development takes advantage of the subject 
site’s proximity to the Kipling Mobility Hub 
and the future Six Points development and will 
provide for an appropriate mix of residential 
and non-residential uses as well as a new public 
parkland dedication and two POPS pedestrian 
connections.

The proposal reflects a clear and coherent site 
design that will support the continued evolution 
of Etobicoke Centre. As described above, the 
proposed development represents an opportunity 
to reimagine the Mixed Use Areas land on the 
north side of Fieldway Road in a manner that is 
consistent with and will contribute to the master-
planned Six Points community on the north 
side of the rail corridor and other tall building 
development surrounding Kipling Station, filling 
in the south boundary of Etobicoke Centre.

The key goals and objectives of the development 
proposal include: 

• enhancing the public realm by connecting and 
enhancing pedestrian and public spaces; 

• providing a range of housing options and sizes 
in a liveable community; 

• developing a true transit-oriented community 
by leveraging exceptional access to public 
transit in one of Toronto’s intensifying Mobility 
Hubs; 

• supporting a coordinated framework used to 
implement a land use vision; and 

• providing strong built form relationships, 
transition and connectivity to adjacent streets 
and neighbourhoods that are compatible with 
the existing and planned built form pattern, 
height and scale. 

3.2 Description of the 
Proposal

The proposal contains a variety of land uses 
and housing types that will contribute to the 
achievement of a complete community and 
will contribute positively to the development of 
Etobicoke Centre as a pedestrian friendly, transit-
oriented mixed-use community. The proposed 
development incudes one 10-storey mid-rise 
building and three towers ranging from 22 to 35 
storeys, inclusive of 4- to 6-storey podiums. 

The buildings will be generously set back from the 
south property line along Fieldway Road between 
14.0 to 20.0 metres, providing for an expanded 
public realm. The proposed site layout will result 
in a seamless transition between residential uses 
to the east, employment uses to the south and 
west and significant tall building development to 
the north. In this regard, the proposed public park 
will be located on the east side of the site, east 
of the spur line, followed by the 10-storey mid-
rise building to the west, transitioning to the tall 
buildings of 22, 32 and 35 storeys, respectively.

Overall, the proposed development includes a 
total of 91,397 square metres of gross floor area 
(GFA), resulting in an overall density of 5.3 FSI, and 
1,149 residential units. The proposal is comprised 
of approximately:

• 90,030 square metres of residential GFA;

• 935 square metres of office GFA;

• 432 square metres of childcare GFA;

• 2,426 square metres of parkland dedication;

• 950 square metres of POPS space (for two 
pedestrian connections); and

• 7,011 square metres of landscaped open space 
(excluding the parkland dedication).

The various components of the proposal are 
described in detail below.
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Figure 10 - Site Plan (Prepared by: TACT Architecture Inc.)

Site Organization
The subject site has been organized into three distinct components for the 
purposes of the redevelopment proposal. These components include a Park 
Block to the east of the spur line and two Development Blocks west of the 
spur line (see Site Plan, Figure 10). The following provides an overview of 
what is proposed for each block.
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Park Block
The Park Block is located on the eastern portion 
of the site, on the east side of the spur line, 
and will contain a public parkland dedication of 
approximately 2,426 square metres, representing 
approximately 14% of the development site 
area. The concept plans for the park envision a 
centrally-located splash pad, play areas, seating 
and exercise areas, walkways and enhanced 
landscaping.

Development Block 1
Development Block 1 is located immediately west 
of the spur line and east of the existing servicing 
easement and is proposed to contain a 10-storey 
mid-rise building (Building 1A) connected by a 
5-storey podium to a 22-storey building to the 
west (Building 1B). Vehicular access is provided 
from Fieldway Road via a driveway below the 
cantilevered podium element, servicing both 
buildings and providing access to the loading 
spaces, underground parking ramp and 4 surface 
parking spaces dedicated to pick-up and drop-
off for the childcare facility. A total of 375 
residential units are proposed, as well as 277  car 
parking spaces within two levels of underground 
parking and 297 bicycle parking spaces in the 
underground levels, ground floor and at the front 
of the buildings.

The total combined gross floor area of Building 
1A and Building 1B will be 29,863 square metres, 
including 29,432 square metres of residential 
gross floor area and 432 square metres of 
childcare gross floor area. 

Building 1A will frame the Fieldway Road 
frontage with a 4- to 5-storey base building (16.1 
metres and 19.2 metres) at the southeast corner 
extending along Fieldway, stepping back to an 
8-storey portion that extends to the north, parallel 
to the spur line. Additional stepping is provided 
at Levels 9 to 10 (35.6 metres, excluding the 
mechanical penthouse). The east building face 
is oriented parallel to the spur line and set back 
15.0 metres, framing an outdoor recreation space 
that extends the length of the site, followed by 
a 3.0-metre wide north-south pedestrian POPS 

pathway, connecting Fieldway Road to the rear 
of the site. This location protects for a potential 
future pedestrian access over the rail corridor to 
the Six Points development, which is envisioned 
in the Etobicoke Centre Secondary Plan and the 
Public Space and Streetscape Master Plan, and is 
further contemplated by the proposed Six Points 
development on the north side of the rail corridor.

At the ground floor, the building will contain 432 
square metres of childcare space adjacent to the 
outdoor recreation space. The primary entrance 
to the main residential lobby is located on the 
south side of the building, along Fieldway Road.

Building 1B is a 22-storey residential building 
(72.8 metres, excluding mechanical penthouse), 
comprised of a 6-storey base building (22.7 
metres) that is set back from Fieldway Road. The 
east building face is oriented diagonally in order 
to mimic the east and west walls of Building 1A, 
resulting in a consistent separation distance of 
30.75 metres. Above Level 6, the building steps 
back on all sides, with additional stepping on 
Levels 19 to 20, particularly at the northeast 
and southwest corners. At the ground floor, the 
building will contain the main lobby entrance 
along Fieldway Road, loading, the ramp to the 
underground garage, bicycle storage and six 
west-facing grade-related units. 

Development Block 2
Block 2 is located on the western portion of the 
site, west of the existing servicing easement, 
and will contain a 32-storey tower on the east 
portion (Building 2) followed by a 35-storey 
tower on the west portion (Building 3). Vehicular 
access is provided from Fieldway Road via a 
driveway located between the two buildings, 
servicing both buildings and providing access to 
the loading spaces, underground parking ramp 
and a vehicular turn around area adjacent to 
Building 3 and pick-up/drop-off areas adjacent 
to the lobbies for each building. A total of 774 
residential units are proposed, including 361 
units in Building 2 and 413 units in Building 3, 
as well as 364 car parking spaces in two levels 
of underground parking and 625 bicycle parking 
spaces in the underground levels, ground floor 
and at the front of the buildings.
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Building 2 is a 32-storey residential building 
(103.8 metres, excluding mechanical penthouse) 
comprised of a 6-storey base building (22.7 
metres) that frames the east and west sides of 
the building and wraps around the rear (north) 
side of the building, with a 4-storey (16.1 metre) 
portion at the southwest corner, stepped back 
from Fieldway Road. Above Level 6, the building 
steps back on the east, west and north sides, 
with additional stepbacks on the west façade at 
Level 21 and terracing of Levels 31 and 32 from 
the east. The proposed tower separation distance 
will be approximately 27.5 metres to Building 1B 
and 32.0 metres to Building 3. At the ground 
floor, the building will contain the main lobby 
entrance along Fieldway Road, loading, the ramp 
to the underground garage, bicycle storage and 
four east-facing grade-related units facing the 
six units at the ground floor of Building 1B.

Building 3 is a 35-storey residential building 
(113.1 metres, excluding mechanical penthouse) 
located on the westernmost portion of the site 
and is comprised of a 6-storey base building, 
stepping back to 9 storeys on the west side, and 
terracing at Levels 32 to 35 on the west building 
face. The west building face for the podium 
portion is oriented parallel to the west property 
line and set back 8.5 metres, framing a 6.5-metre 
wide north-south POPS pedestrian pathway 
connecting Fieldway Road to the south parking 
lot for the Kipling Station. At the ground floor, the 
building will contain approximately 935 square 
metres of office space located on the west side 
of the building, adjacent to the POPS pedestrian 
pathway connection. The primary entrance to the 
main residential lobby is located on the south 
side of the building along Fieldway Road.

Project Rendering (Prepared by: TACT Architecture Inc.)
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Project Rendering (Prepared by: TACT Architecture Inc.)

Project Rendering (Prepared by: TACT Architecture Inc.)
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Project Rendering (Prepared by: TACT Architecture Inc.)

Project Rendering (Prepared by: TACT Architecture Inc.)
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Project Rendering (Prepared by: TACT Architecture Inc.)

Project Rendering (Prepared by: TACT Architecture Inc.)
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Unit Distribution
A total of 1,149 residential units are proposed 
with a broad mix of unit sizes, including 36 studio 
units (3%), 663 one-bedroom units (58%), 334 
two-bedroom units (29%) and 116 three-bedroom 
units (10%), resulting in a total of 450 two- and 
three-bedroom units overall (39%).

Amenity Space
A total of 2,296 square metres of indoor amenity 
space will be provided, resulting in a ratio of 
2.0 square metres of indoor amenity space per 
dwelling unit. A total of 1,976 square metres of 
outdoor amenity area is proposed, resulting in a 
ratio of 1.72 square metres per dwelling unit. 

In general, indoor amenity spaces are located 
within the floor above the podium and adjacent 
to outdoor amenity space located on the podium 
roof areas. By building, the proposed distribution 
of amenity space is as follows:

Table 2 -  Amenity Space Distribution

Building Indoor Amenity Outdoor Amenity

Building 1A 85.7 square metres on Level 6 224.2 square metres on Level 6 
podium connecting to Building B 
(shared with Building 1B)

Building 1B 487.1 square metres on Level 7 424.8 square metres on Level 7

Building 2 579.2 square metres on Level 7 575.4 square metres on Level 7

Building 3 585.1 square metres on Level 7
138.1 square metres on Level 20
138.1 square metres on Level 21

503.3 square metres on Level 7
240.6 square metres on Level 20
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Landscaping
The proposed buildings will cover 6,604 square 
metres (44.6% of the net site area), with 7,011 
square metres of landscaped open space (47.3% 
of the net site area, excluding the parkland 
dedication). In this regard, the proposed buildings 
are situated on the site in a way that maximizes 
green space and the public realm. The buildings 
are considerably set back from Fieldway Road to 
allow for a large, landscaped buffer between the 
proposal and the existing community. The green 
space further aligns and adjoins to the new park 
that is proposed at the east end of the site and 
the outdoor recreation area for the childcare use 
on the east side of Building 1A, which is set back 
15.0 metres from the lot line west of the CP spur 
line.

Pathways are provided through the site. 
These pathways will create permeability and 
connectivity for residents. In addition, the 
proposal includes two POPS pedestrian pathway 
connections.  The first POPS pedestrian pathway 
connection links Fieldway Road by way of a direct 
pathway to the Kipling commuter lot, allowing 
for greater ease of access to Kipling Station and 
the Kipling Mobility Hub for area residents. The 
second POPS pedestrian pathway connection 
runs along the west side of the CP rail spur.  This 
connection protects for future connectivity to 
a multi-use bridge over the rail corridor to the 
north, allowing for easy access by area residents 
to the Six Points development, the future 
Etobicoke Civic Centre and the remainder of 
Etobicoke Centre.   

In addition, the location of the public park 
provides for a potential pedestrian connection to 
Kenway Park to the east, should the intervening 
properties be developed in the future.  

Figure 11 - Site Plan (Prepared by: X X X)
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Parking and Loading
The proposal consists of two underground 
parking garages with two levels each, separated 
by the existing servicing easement, servicing 
Block 1 and Block 2, respectively. 

Block 1 will contain 277 car parking spaces, 
including 4 surface parking spaces for pick-
up and drop--off purposes for the childcare 
facility, and the remainder located in a below-
grade parking structure accessed via the garage 
ramp on the east side of Building 1B, located 
away from the street frontage and public realm. 
The first underground level contains 121 parking 
spaces while P2 contains 152 spaces. A total of 
239 resident spaces and 38 visitor spaces are 
proposed. Bicycle parking for residents, non-
residential tenants and visitors will be located 
on the P1 level, the ground floor and in front of 
the buildings. A total of 296 bicycle spaces will be 
provided, including 270 long-term spaces and 26 
short-term spaces. Building 1A and 1B will each 
have one Type G loading space on the ground 
floor, internal to the building.

Block 2 will contain car 364 parking spaces, 
accessed via the garage ramp on the west side 
of Building 2, located away from the street 
frontage and public realm. The first underground 
level has 173 parking spaces while P2 contains 
191 spaces. A total of 287 resident spaces and 77 
visitor spaces are proposed. Bicycle parking for 
residents, non-residential tenants and visitors 
will be located on the P1 level, the ground floor 
and at the front of the buildings. A total of 625 
spaces will be provided, including 571 long-term 
spaces and 54 short-term spaces. Building 2 and 
3 will each have one Type G loading space on the 
ground floor, internal to the building.
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3.3  Key Statistics
A summary of the proposed development is set 
out in Table 3:

Table 3 - Key Statistics

Lot Area 17,233 square metres (1.723 hectares)

Total Gross Floor Area
Residential GFA
Office GFA
Childcare GFA

91,397 square metres 
90,030 square metres
935 square metres
432 square metres

Parkland Dedication
Landscaped Open Space (excluding Parkland 
Dedication)
POPS

2,426 square metres
7,011 square metres

950 square metres

Density 5.3 FSI

Total Units 1,149 units (100%)
36 Studio (3%)
663 one-bedroom (58%)
334 two-bedroom (29%) 
116 three-bedroom (10%)

Overall Amenity Space
Indoor Amenity Space
Outdoor Amenity Space

4,274 square metres
2,298 square metres
1,976 square metres 

Vehicular Parking Spaces
Residential Parking Spaces
Visitor Parking Spaces

641 spaces
526 spaces
115 spaces

Bicycle Parking Spaces
Long-Term Spaces
Short-Term Spaces

922 spaces
841 spaces
81 spaces      

3.4 Required Approvals
In our opinion, the proposed development 
conforms with the City of Toronto Official Plan, 
and in particular, is permitted by the applicable 
Mixed Use Areas designation and the Mixed 
Use Area A designation in the Etobicoke Centre 
Secondary Plan. 

The Secondary Plan also describes seven 
areas that will be unified through common 
infrastructure, building massing, pedestrian 
connections, among others. Rather than 
providing prescriptive policies, it describes the 
general form and function of the areas and relies 
more so on the land use designation policies 
which seek to provide opportunities, specifically 
within the Mixed Use Area A designation. The 
subject site is within the Fieldway Road Area, and 
in our opinion, would best support a mix of land 

uses through compact urban development that 
can provide for a broad range of uses including 
both office and residential uses, in addition to 
daycare and public park uses that achieve live, 
work and play environments. In this regard, no 
Official Plan Amendment is required. 

The proposed development requires an 
amendment to the former City of Etobicoke 
Zoning Code, as amended by the Etobicoke 
Centre Zoning By-law 1088-2002, in order to 
bring the outdated zoning into conformity with 
overarching policy direction including allowing 
permissions for residential uses and an increase 
in the permitted height and density, as well 
as to revise other development regulations as 
necessary to permit the proposed development. 



4 Policy & 
Regulatory 
Context
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before other modes of travel. They support 
the financial well-being of the Province 
and municipalities over the long term, 
and minimize the undesirable effects of 
development, including impacts on air, 
water and other resources.  They also 
permit better adaptation and response to 
the impacts of a changing climate, which 
will vary from region to region.”

One of the key policy directions expressed 
in the PPS is to build strong communities by 
promoting efficient development and land use 
patterns. To that end, Part V of the PPS contains 
a number of policies that promote intensification, 
redevelopment and compact built form, 
particularly in areas well served by public transit.  

In particular, Policy 1.1.1 provides that healthy, 
liveable and safe communities are to be sustained 
by promoting efficient development and land 
use patterns; accommodating an appropriate 
affordable and market-based range and mix of 
residential types, employment, institutional, 
recreation, park and open space, and other 
uses to meet long-term needs;  and promoting 
the integration of land use planning, growth 
management, transit-supportive development, 
intensification and infrastructure planning to 
achieve cost-effective development patterns, 
optimization of transit investments, and 
standards to minimize land consumption and 
servicing costs.

Policy 1.1.3.2 supports densities and a mix of 
land uses which efficiently use land, resources, 
infrastructure and public service facilities and 
which are transit-supportive, where transit is 
planned, exists or may be developed. Policy 
1.1.3.3 directs planning authorities to identify 
and promote opportunities for transit-supportive 
development, accommodating a significant 
supply and range of housing options through 
intensification and redevelopment, where this 
can be accommodated considering existing 
building stock or areas and the availability of 
suitable existing or planned infrastructure and 
public service facilities. In addition, Policy 1.1.3.4 
promotes appropriate development standards, 
which facilitate intensification, redevelopment 
and compact form, while avoiding or mitigating 
risks to public health and safety.

4.1  Overview
As set out below, the proposed development 
is supportive of numerous policy directions 
set out in the Provincial Policy Statement, the 
Growth Plan for the Greater Golden Horseshoe, 
the Metrolinx Regional Transportation Plan, the 
City of Toronto Official Plan and the Etobicoke 
Centre Secondary Plan, all of which promote the 
efficient use of land and infrastructure within 
built-up areas, specifically in proximity to higher-
order transit infrastructure.

4.2 Provincial Policy 
Statement (2020)

On February 28, 2020, the Ministry of Municipal 
Affairs and Housing released the Provincial Policy 
Statement, 2020, which came into effect on May 
1, 2020 (the “2020 PPS”).  

The PPS provides policy direction on matters of 
Provincial interest related to land use planning 
and development.  In accordance with Section 
3(5) of the Planning Act, all decisions that affect 
a planning matter are required to be consistent 
with the PPS.  In this regard, Policy 4.2 provides 
that the PPS “shall be read in its entirety and 
all relevant policies are to be applied to each 
situation”.

As compared with the 2014 PPS, the 2020 PPS 
includes an increased emphasis on transit-
supportive development, encouraging an 
increase in the mix and supply of housing, 
protecting the environment and public safety, 
reducing barriers and costs for development and 
providing greater certainty, and supporting the 
economy and job creation.

Part IV of the PPS sets out the Province’s vision 
for Ontario, and promotes the wise management 
of land use change and efficient development 
patterns:

“Efficient development patterns optimize 
the use of land, resources and public 
investment in infrastructure and public 
service facilities. These land use patterns 
promote a mix of housing, including 
affordable housing, employment, 
recreation, parks and open spaces, and 
transportation choices that increase the 
use of active transportation and transit 
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diverse workforce; optimizing the use of land, 
resources, infrastructure and public service 
facilities; maintaining and enhancing the vitality 
and viability of downtowns and mainstreets; and 
encouraging a sense of place by promoting well-
designed built form and cultural planning, and by 
conserving features that help define character, 
including built heritage resources.

With respect to energy conservation, air quality 
and climate change, Policy 1.8.1 directs planning 
authorities to support energy conservation 
and efficiency, improved air quality, reduced 
greenhouse gas emissions and preparing for 
the impacts of a changing climate through 
land use and development patterns which: 
promote compact form and a structure of 
nodes and corridors; promote the use of active 
transportation and transit in and between 
residential, employment and other areas; and 
encourage transit-supportive development and 
intensification to improve the mix of employment 
and housing uses to shorten commute journeys 
and decrease transportation congestion.

While Policy 4.6 provides that the official plan is 
“the most important vehicle for implementation 
of this Provincial Policy Statement”, it goes on 
to say that “the policies of this Provincial Policy 
Statement continue to apply after adoption and 
approval of an official plan”. Accordingly, the 
above-noted PPS policies continue to be relevant 
and determinative.

For the reasons set out in Sections 5.1 and 5.2 
of this report, it is our opinion that the proposed 
development and, in particular, the requested 
Zoning By-law Amendment is consistent with the 
PPS, specifically the policies relating to economic 
competitiveness, residential intensification and 
the efficient use of land and infrastructure.

With respect to employment, Policy 1.3.1 provides 
that economic development and competitiveness 
shall be promoted by providing for an appropriate 
mix and range of employment, institutional, 
and broader mixed uses to meet long-term 
needs; providing opportunities for a diversified 
economic base, including maintaining a range 
and choice of suitable sites for employment 
uses which support a wide range of economic 
activities and ancillary uses and take into account 
the needs of existing and future businesses; and 
encouraging compact, mixed-use development 
that incorporates compatible employment uses 
to support liveable and resilient communities.

With respect to housing, Policy 1.4.3 requires 
provision to be made for an appropriate range 
and mix of housing options and densities to 
meet projected market-based and affordable 
housing needs of current and future residents 
by, among other matters, facilitating all types of 
residential intensification and redevelopment, 
promoting densities for new housing which 
efficiently use land, resources, infrastructure 
and public service facilities and support the use 
of active transportation and transit, and requiring 
transit-supportive development and prioritizing 
intensification in proximity to transit, including 
corridors and stations.

The efficient use of infrastructure (particularly 
transit) is a key element of provincial policy 
(Section 1.6). Section 1.6.3 states that the 
use of existing infrastructure and public 
service facilities should be optimized, before 
consideration is given to developing new 
infrastructure and public service facilities. With 
respect to transportation systems, Policy 1.6.7.4 
promotes a land use pattern, density and mix 
of uses that minimize the length and number of 
vehicle trips and support current and future use 
of transit and active transportation.

Policy 1.7.1 of the PPS states that long-term 
prosperity should be supported through a 
number of initiatives including: encouraging 
residential uses to respond to dynamic market-
based needs and provide necessary housing 
supply and a range of housing options for a 
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“To support the achievement of complete 
communities that are healthier, safer, and 
more equitable, choices about where and 
how growth occurs in the GGH need to 
be made carefully. Better use of land and 
infrastructure can be made by directing 
growth to settlement areas and prioritizing 
intensification, with a focus on strategic 
growth areas, including urban growth 
centres and major transit station areas, 
as well as brownfield sites and greyfields. 
Concentrating new development in these 
areas provides a focus for investments 
in transit as well as other types of 
infrastructure and public service facilities 
to support forecasted growth, while also 
supporting a more diverse range and mix 
of housing options... It is important that we 
maximize the benefits of land use planning 
as well as existing and future investments 
in infrastructure so that our communities 
are well-positioned to leverage economic 
change.”

Section 2.1 of the Growth Plan goes on to further 
emphasize the importance of optimizing land use 
in urban areas:

“This Plan’s emphasis on optimizing the 
use of the existing urban land supply 
represents an intensification first approach 
to development and city-building, one 
which focuses on making better use of 
our existing infrastructure and public 
service facilities, and less on continuously 
expanding the urban area.”

The subject site is located within a “strategic 
growth area” as defined by the Growth Plan (i.e. 
a focus for accommodating intensification and 
higher-density mixed uses in a more compact 
built form). “Strategic growth areas” include 
urban growth centres, major transit station 
areas and other major opportunities that 
may include infill, redevelopment, brownfield 
sites, the expansion or conversion of existing 
buildings, or greyfields. Lands along major roads, 
arterials, or other areas with existing or planned 
frequent transit service or higher order transit 
corridors may also be identified as “strategic 
growth areas”.  A “major transit station area” is 
defined as the area including and around any 

4.3 Growth Plan for 
the Greater Golden 
Horseshoe

On May 16, 2019, a new Growth Plan (A Place to 
Grow: The Growth Plan for the Greater Golden 
Horseshoe) came into effect, replacing the 
Growth Plan for the Greater Golden Horseshoe, 
2017. All decisions made on or after this date 
in respect of the exercise of any authority 
that affects a planning matter are required to 
conform with the 2019 Growth Plan, subject to 
any legislative or regulatory provisions providing 
otherwise. Subsequently, on August 28, 2020, the 
2019 Growth Plan was amended by Growth Plan 
Amendment No. 1.

Section 1.2.3 provides that the Growth Plan is to 
be read in its entirety and the relevant policies 
are to be applied to each situation. 

The Guiding Principles which are important for 
the successful realization of the Growth Plan are 
set out in Section 1.2.1. Key principles relevant to 
the proposal include:

• supporting the achievement of complete 
communities that are designed to support 
healthy and active living and meet people’s 
needs for daily living throughout an entire 
lifetime; 

• prioritizing intensification and higher 
densities in strategic growth areas to make 
efficient use of land and infrastructure and 
support transit viability; and

• supporting a range and mix of housing 
options, including second units and affordable 
housing, to serve all sizes, incomes and ages 
of households.

The Growth Plan policies emphasize the 
importance of integrating land use and 
infrastructure planning, and the need to optimize 
the use of the land supply and infrastructure. It 
includes objectives that support the development 
of complete communities and promotes transit-
supportive development in proximity to higher-
order transit. As noted in Section 2.1 of the Plan:
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Policy 2.2.1(4) states that applying the policies of 
the Growth Plan will support the achievement of 
complete communities that, among other things, 
feature a diverse mix of land uses including 
residential and employment uses, provide a 
diverse range and mix of housing options, expand 
convenient access to a range of transportation 
options, provide for a more compact built form 
and a vibrant public realm, mitigate and adapt 
to climate change impacts, and contribute to 
environmental sustainability.

Policy 2.2.2(3) requires municipalities to develop 
a strategy to achieve the minimum intensification 
target and intensification throughout delineated 
built-up areas, which will, among other things, 
identify strategic growth areas to support 
achievement of the target and recognize them 
as a key focus for development, identify the 
appropriate type and scale of development in 
strategic growth areas and transition of built 
form to adjacent areas, and ensure lands are 
zoned and development is designed in a manner 
that supports the achievement of complete 
communities.

Policy 2.2.3(1) states that urban growth centres 
will be planned to accommodate and support 
the transit network at the regional scale and 
to accommodate a significant population and 
employment growth. In this regard, Policy 
2.2.3(2) requires that each urban growth centre 
in the City of Toronto be planned to achieve a 
minimum density target of 400 residents and 
jobs combined per hectare by 2031 or earlier.

The Growth Plan includes a number of policies 
applying to “major transit station areas”. Policy 
2.2.4(1) requires that “priority transit corridors” 
shown on Schedule 5 will be identified in official 
plans and that planning will be prioritized for 
“major transit station areas” on “priority transit 
corridors”, including “zoning in a manner that 
implements the policies of this Plan”. In this 
regard, Schedule 5 identifies Line 2 Bloor-
Danforth as “existing higher order transit”. 

Policy 2.2.4(2) requires the City of Toronto to 
delineate the boundaries of “major transit station 
areas” on priority transit corridors or subway lines 
“in a transit supportive manner that maximizes 
the size of the area and the number of potential 
transit users that are within walking distance of 
the station” (our emphasis). 

existing or planned higher order transit station 
and is generally defined as the area within an 
approximate 500 to 800 metre radius of a transit 
station, representing about a 10-minute walk.

In this regard, the subject site is located within 
the Etobicoke Centre “urban growth centre” and 
would fall within the definition of a “major transit 
station area” as set out in the Growth Plan. The 
site is located within approximately 175 metres 
(radius distance) from Kipling Station on Line 2 
(Bloor-Danforth)/Kipling GO Transit station and 
within an approximate 4- to 5-minute walk. It also 
within 675 metres (radius distance) from Islington 
Station on Line 2 within an approximate 8- to 
9-minute walk. While it is recognized that the 
City has not yet completed its 2019 Growth Plan 
conformity exercise and has not yet delineated 
the boundaries of “major transit station areas” 
outside the Downtown, the Growth Plan provides 
direction regarding how boundaries are to be 
delineated (see below).

Policy 2.2.1(2) provides that, within settlement 
areas, growth will be focused in delineated 
built-up areas, strategic growth areas, locations 
with existing or planned transit (with a priority 
on higher order transit where it exists or is 
planned), and areas with existing or planned 
public service facilities. Policy 2.2.1(3)(c) directs 
municipalities to undertake integrated planning 
to manage forecasted growth to the horizon of 
the Growth Plan, which will, among other things, 
provide direction for an urban form that will 
optimize infrastructure, particularly along transit 
and transportation corridors, to support the 
achievement of complete communities through a 
more compact built form.

With respect to forecasted growth, Schedule 
3 of the Growth Plan, as amended by Growth 
Plan Amendment No. 1, forecasts a population 
of 3,650,000 and 1,980,000 jobs for the City of 
Toronto by 2051. The 2016 Census data indicates 
that population growth in Toronto is continuing 
to fall short of the past and updated Growth Plan 
forecasts. The City’s population growth from 2001 
to the 2016 population of 2,822,902 (adjusted 
for net Census undercoverage) represents only 
73.2% of the growth that would be necessary on 
an annualized basis to achieve the population 
forecast of 3,650,000 by 2051.
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Generally, the infrastructure policies set out 
in Chapter 3 place an emphasis on the need to 
integrate land use planning and investment in 
both infrastructure and transportation. The 
introductory text in Section 3.1 states that:

“The infrastructure framework in this Plan 
requires that municipalities undertake 
an integrated approach to land use 
planning, infrastructure investments, and 
environmental protection to achieve the 
outcomes of the Plan. Co-ordination of 
these different dimensions of planning 
allows municipalities to identify the most 
cost-effective options for sustainably 
accommodating forecasted growth to 
the horizon of this Plan to support the 
achievement of complete communities. 
It is estimated that over 30 per cent of 
infrastructure capital costs, and 15 per 
cent of operating costs, could be saved by 
moving from unmanaged growth to a more 
compact built form. This Plan is aligned 
with the Province’s approach to long-term 
infrastructure planning as enshrined in 
the Infrastructure for Jobs and Prosperity 
Act, 2015, which established mechanisms 
to encourage principled, evidence-based 
and strategic long-term infrastructure 
planning.”

Policies 3.2.3(1) and 3.2.3(2) state that public 
transit will be the first priority for transportation 
infrastructure planning and major transportation 
investments, and that decisions on transit 
planning and investment will be made according 
to a number of criteria including prioritizing 
areas with existing or planned higher residential 
or employment densities to optimize return 
on investment and the efficiency and viability 
of existing and planned transit service levels, 
and increasing the capacity of existing transit 
systems to support strategic growth areas.

With respect to climate change, Policy 4.2.10(1) 
provides that municipalities will develop policies 
in their official plans to identify actions that will 
reduce greenhouse gas emissions and address 
climate change adaptation goals that will include, 
among other things, supporting the achievement 
of complete communities as well as the minimum 
intensification and density targets in the Growth 
Plan, and reducing dependence on the automobile 
and supporting existing and planned transit and 
active transportation.

Policy 2.2.4(3)(a) goes on to require that “major 
transit station areas” on subway lines be planned 
for a minimum density target of 200 residents and 
jobs combined per hectare. Policy 2.2.4(6) states 
that, within major transit station areas on priority 
transit corridors or on subway lines, land uses 
and built form that would adversely affect the 
achievement of the minimum density targets will 
be prohibited. Policy 2.2.4(9) provides that, within 
all “major transit station areas”, development will 
be supported, where appropriate, by planning 
for a diverse mix of uses to support existing 
and planned transit service levels, providing 
alternative development standards, such as 
reduced parking standards, and prohibiting land 
uses and built form that would adversely affect 
the achievement of transit-supportive densities.

With respect to employment uses, Policy 2.2.5(2) 
states that major office and appropriate major 
institutional development will be directed to 
urban growth centres, major transit station areas 
or other strategic growth areas with existing or 
planned frequent transit service, while Policy 
2.2.5(3) provides that retail and office uses will 
be directed to locations that support active 
transportation and have existing or planned 
transit. As well, Policy 2.2.5(14) provides that, 
outside of employment areas, development 
criteria should be established to ensure that 
the redevelopment of any employment lands 
will retain space for a similar number of jobs to 
remain accommodated on site.

Section 2.2.6 of the Growth Plan deals with 
housing. Policy 2.2.6(1) requires municipalities 
to support housing choice through, among 
other matters, the achievement of the minimum 
intensification and density targets in the Growth 
Plan by identifying a diverse range and mix of 
housing options and densities to meet projected 
needs of current and future residents, including 
establishing targets for affordable ownership and 
rental housing. Notwithstanding Policy 1.4.1 of the 
PPS, Policy 2.2.6(2) states that, in implementing 
Policy 2.2.6(1), municipalities will support the 
achievement of complete communities by: 
planning to accommodate forecasted growth; 
planning to achieve the minimum intensification 
and density targets; considering the range and 
mix of housing options and densities of the 
existing housing stock; and planning to diversify 
the overall housing stock across the municipality.
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Policy 5.2.5(6) addresses targets and states 
that, in planning to achieve the minimum 
intensification and density targets in the Growth 
Plan, municipalities are to develop and implement 
urban design and site design official plan policies 
and other supporting documents that direct the 
development of a high-quality public realm and 
compact built form.

For the reasons set out in Sections 5.1 and 5.2 
of this report, it is our opinion that the proposed 
development and, in particular, the requested 
Zoning By-law Amendment conforms with the 
Growth Plan and, specifically, the policies that 
seek to optimize the use of land and infrastructure 
and to encourage growth and intensification in 
“strategic growth areas”, including “urban growth 
centres” and “major transit station areas”.

4.4  Metrolinx Regional 
Transportation Plan 

On March 8, 2018, Metrolinx adopted a new 
Regional Transportation Plan (“2041 RTP”) that 
built on and replaced the previous RTP (“The Big 
Move”), adopted in 2008. This section reviews 
some of the key goals and directions set out in 
the 2041 RTP, particularly as they apply to the 
subject site. 

The 2041 RTP goes beyond the Growth Plan to 
provide more detailed strategies and actions 
for the Greater Toronto and Hamilton Area’s 
transportation systems. As a result, it uses the 
2019 Growth Plan’s planning horizon of 2041, 
which is ten years later than the 2031 horizon 
used in The Big Move. 

The 2041 RTP sets out a series of goals and 
strategies. The five strategies include:

• Strategy 1: Complete the delivery of current 
regional transit projects;

• Strategy 2: Connect more of the region with 
frequent rapid transit;

• Strategy 3: Optimize the transportation 
system;

• Strategy 4: Integrate transportation and land 
use; and

• Strategy 5: Prepare for an uncertain future.

The 2041 RTP recognizes that, to achieve the 
vision for the transportation system, investments 
and decisions must align with land use plans. As 
such, the 2041 RTP contains actions to better 
integrate transportation planning and land use, 
especially around transit stations and mobility 
hubs. 

With respect to Strategy 4, the 2041 RTP identifies 
several approaches to integrate transportation 
and land use planning, including among others: 

• make investment in transit projects contingent 
on transit-supportive planning being in place; 

• focus development at mobility hubs and major 
transit station areas along priority transit 
corridors identified in the Growth Plan; 

• evaluate financial and policy-based incentives 
and disincentives to support transit-oriented 
development;

• plan and design communities, including 
development and redevelopment sites and 
public rights-of-way, to support the greatest 
possible shift in travel behaviour; and

• embed TDM in land use planning and 
development.

With respect to the second approach, Mobility 
Hubs continue to be an important planning 
concept in the 2041 RTP. They are “major transit 
station areas” at key intersection points on 
the frequent rapid transit network. Mobility 
Hubs are intended to create important transit 
network connections, integrate various modes 
of transportation and accommodate an intensive 
concentration of places to live, work, shop or 
play. They are particularly significant because 
of their combination of existing or planned 
frequent rapid transit service with an elevated 
development potential. 
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Etobicoke Centre is identified as an Anchor 
Mobility Hub (or “Anchor Hub”) on Schedule 
1 (15-Year Plan). Mobility Hubs are places of 
connectivity between regional rapid transit 
services and places where different modes 
of transportation come together seamlessly. 
They have, or are planned to have, an attractive, 
intensive concentration of employment, living 
and shopping around a major transit station, 
and are generally forecast to achieve a minimum 
density of approximately 10,000 people and jobs 
within an 800-metre radius. As set out in the 
Metrolinx Backgrounder on Mobility Hubs (2008), 
the Etobicoke Centre Anchor Hub is intended to 
achieve a density of up to between 25,000 to 
50,000 people and jobs within 800 metres by the 
year 20311. As of 2015, the estimated population 
in the Kipling Mobility Hub was 3,800, with 6,200 
jobs.

1  These targets have not been updated to conform with the Growth 
Plan (2019, as amended)

Policy 7.14 of the RTP provides that Anchor Hubs 
shall be identified and incorporated into municipal 
Official Plans and Transportation Master Plans. 
Policy 7.15 requires that municipalities prepare 
detailed master plans for each mobility hub, 
which will among other matters: optimize transit-
oriented development; identify and implement 
incentives to promote transit-oriented 
development; and establish a surface parking 
reduction strategy.

As set out in detail in Section 5.1 of this report, it 
is our opinion that the requested Zoning By-law 
Amendment supports the objectives and policies 
of the Regional Transportation Plan. In particular, 
the proposed development would optimize 
transit-oriented development potential in the 
Etobicoke Centre, an anchor mobility hub.

Figure 12 - Metrolinx RTP Map 3
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“The Greater Toronto Area ... is forecast to 
grow by 2.7 million residents and 1.8 million 
jobs by the year 2031.  The forecast allocates 
to Toronto 20 percent of the increase in 
population (537,000 additional residents) 
and 30 percent of the employment growth 
(544,000 additional jobs) … This Plan takes 
the current GTA forecast as a minimum 
expectation, especially in terms of 
population growth.  The policy framework 
found here prepares the City to realize this 
growth, or even more, depending on the 
success of this Plan in creating dynamic 
transit oriented mixed use centres and 
corridors.” (Our emphasis.)

In Chapter 2 (Shaping the City), one of the key 
policy directions is Integrating Land Use and 
Transportation (Section 2.2).  The Plan states 
that:

“… future growth within Toronto will be 
steered to areas which are well served 
by transit, the existing road network and 
which have a number of properties with 
redevelopment potential.  Generally, the 
growth areas are locations where good 
transit access can be provided along 
bus and streetcar routes and at rapid 
transit stations.  Areas that can best 
accommodate this growth are shown on 
Map 2:  Downtown, including the Central 
Waterfront, the Centres, the Avenues and 
the Employment Areas.  A vibrant mix of 
residential and employment growth is seen 
for the Downtown and the Centres …”  (our 
emphasis).  

4.5  City of Toronto Official 
Plan 

The Official Plan for the amalgamated City of 
Toronto was adopted on November 26, 2002 and 
was approved by the Ontario Municipal Board 
on July 6, 2006. Numerous amendments to the 
Official Plan have subsequently been approved, 
including amendments arising out of the Official 
Plan Review initiated in 2011.

Policy 5.6(1) provides that the Plan should be read 
as a whole “to understand its comprehensive 
and integrated intent as a policy framework for 
priority setting and decision making.” Policy 
5.6(1.1) provides that the Plan is more than a set 
of individual policies and that “all appropriate 
policies are to be considered in each situation”, 
the goal being to “appropriately balance and 
reconcile a range of diverse objectives affecting 
land use planning in the City”. 

Growth Management Policies
Chapter 2 (Shaping the City) outlines the City’s 
growth management strategy.  It recognizes that:

“Toronto’s future is one of growth, 
of rebuilding, of reurbanizing and of 
regenerating the City within an existing 
urban structure that is not easy to change.  
Population growth is needed to support 
economic growth and social development 
within the City and to contribute to a 
better future for the Greater Toronto Area 
(GTA).  A healthier Toronto will grow from 
a successful strategy to attract more 
residents and more jobs to the City.”   

To that end, Policy 2.1(3), as amended by 
Official Plan Amendment No. 231, provides that 
Toronto is forecast to accommodate 3.19 million 
residents and 1.66 million jobs by the year 2031.  
The marginal note regarding Toronto’s growth 
prospects makes it clear that the population 
and employment figures are neither targets nor 
maximums; they are minimums:
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In conformity with the Growth Plan, the site is 
identified as a Centre (Etobicoke Centre) on Map 
2 – Urban Structure (Figure 13). 

Policy 2.2(2) provides that “growth will be directed 
to the Centres, Avenues, Employment Areas and 
the Downtown as shown on Map 2” and sets out 
a number of objectives that can be met by this 
strategy, including:

• using municipal land, infrastructure and 
services efficiently;

• concentrating jobs and people in areas well 
served by surface transit and rapid transit 
stations;

• promoting mixed use development to increase 
opportunities for living close to work and to 
encourage walking and cycling for local trips;

• offering opportunities for people of all means 
to be affordably housed;

• facilitating social interaction, public safety 
and cultural and economic activity; 

• improving air quality and energy efficiency 
and reducing greenhouse gas emissions; and

• protecting neighbourhoods and green spaces 
from the effects of nearby development.

The explanatory text in Section 2.2.2 (“Centres: 
Vital Mixed Use Communities”) states that:

“… Centres are focal points for surface 
transit routes drawing people from across 
the City and from outlying suburbs to either 
jobs within the Centres or to a rapid transit 
connection. Substantial past investment 
in transit and other infrastructure in 
these Centres has made it possible to 
accommodate economic growth. Good 
transit accessibility also makes the Centres 
attractive locations for developing a range 
of housing opportunities where people can 
live close to their work or easily get to their 
jobs by transit.”
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Figure 13 - Toronto Official Plan, Map 2 - Urban Structure
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streets so as not to significantly diminish the 
residential amenity of those Neighbourhoods. 

From a transportation perspective, the 
introductory text in Section 2.4 “Bringing the City 
Together: A Progressive Agenda of Transportation 
Change”, notes that:

“The transportation policies, maps and 
schedules of the Plan make provision 
for the protection and development of 
the City’s road, rapid transit and inter-
regional rail networks.  The Plan provides 
complementary policies to make more 
efficient use of this infrastructure and to 
increase opportunities for walking, cycling, 
and transit use and support the goal of 
reducing car dependency throughout the 
City… Reducing car dependency means 
being creative and flexible about how we 
manage urban growth. We have to plan in 
‘next generation’ terms to make walking, 
cycling, and transit increasingly attractive 
alternatives to using the car and to move 
towards a more sustainable transportation 
system.”

In this regard, Map 4 (Higher Order Transit 
Corridors) identifies the CP Galt subdivision/
Milton GO Corridor Rail line to the north of the 
subject site as an existing higher order transit 
corridor, and also identifies a GO station at Kipling 
Avenue and TTC subway stations at Kipling and 
Islington. Map 4 also identifies a Transit Corridor 
Expansion Element running west from Kipling 
Station, parallel to Dundas Street (see Figure 14 
– Map 4 Higher Order Transit Corridors). 

Similarly, Map 5 (Surface Transit Priority Network) 
identifies the CP rail line as an existing higher 
order transit corridor, with the GO station at 
Kipling Avenue, and a Surface Transit Priority 
Segment running west from Kipling Station along 
Dundas Street (see Figure 15 – Map 5 Surface 
Transit Priority Network). 

Policies 2.2(3)(f) and (g) indicate that the City’s 
transportation network will be maintained and 
developed to support the growth management 
objectives of the Official Plan by implementing 
transit services in exclusive rights-of-way in the 
corridors identified on Map 4 and by supporting 
the increased use of existing rail corridors within 
the City for enhanced local and inter-regional 
passenger service. 

With respect to the Etobicoke Centre, Section 
2.2.2 further notes that:

“Etobicoke Centre is focused on two 
subway stations and as an inter-regional 
transit connection point can contribute 
to growth management objectives of the 
broader region. It takes in a range of urban 
conditions including commercial office 
buildings, high rise apartments, auto-
oriented retailing and traditional main street 
shopping. It has significant development 
potential, particularly around its subway 
stations and the City’s own Westwood 
Theatre lands. The delivery of municipal 
services to residents in the western part 
of the City could be improved by relocating 
municipal and other government functions 
there.”

Policy 2.2.2(2) requires that each Centre have a 
Secondary Plan that will set out local goals and a 
development framework for the area consistent 
with the Official Plan. Among other matters, 
the Secondary Plan is to establish policies for 
managing change and creating vibrant transit-
based mixed-use Centres; create a positive 
climate for economic growth and commercial 
office development; and support residential 
development with the aim of creating a quality 
living environment for a large resident population, 
including encouraging a full range of housing 
opportunities in terms of type, tenure, unit size 
and affordability. In this regard, the applicable 
policies of the Etobicoke Centre Secondary Plan 
are described in Section 4.6 of this report.

Section 2.3.1 sets out policies for creating and 
maintaining healthy neighbourhoods by focusing 
most new residential development in Centres, 
along Avenues and in other strategic locations, to 
help preserve the shape and feel of established 
neighbourhoods. Policy 2.3.1(2) states that 
developments 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, as necessary 
to achieve the objectives of this Plan through 
the stepping down of buildings towards and 
setbacks from those Neighbourhoods; maintain 
adequate light and privacy for residents in those 
Neighbourhoods; and attenuate resulting traffic 
and parking impacts on adjacent neighbourhood 
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Policy 2.4(4) directs that planning for new 
development in targeted growth areas be 
undertaken in the context of reducing auto 
dependency and the transportation demands and 
impacts of such new development will be assessed 
in terms of the broader social and environmental 
objectives of the Plan’s reurbanization strategy. 
Policy 2.4(7) further provides that, for sites in 
areas well served by transit (such as locations 
around rapid transit stations), consideration 
will be given to establishing minimum density 
requirements (in addition to maximum density 
limits), establishing minimum and maximum 
parking requirements, and limiting surface 
parking as a non-ancillary use.

Land Use Designation Policies
The site is designated as Mixed Use Areas on 
Map 14 (see Figure 16 – Land Use). Surrounding 
lands on the north side of the Utility Corridor are 
similarly designated Mixed Use Areas, coinciding 
with the boundaries of the Etobicoke Centre. 
Lands to the southwest are Core Employment 
Areas and lands to the southeast are designated 
Neighbourhoods.
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Figure 16 - Toronto Official Plan, Map 5 Surface Transit Priority Network 

The Mixed Use Areas designation permits a broad 
range of commercial, residential and institutional 
uses in single use or mixed-use buildings, as well 
as parks and open spaces and utilities. The Plan 
envisions that development in Mixed Use Areas 
will 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 and will provide 
for new jobs and homes for Toronto’s growing 
population on underutilized lands in the Centres 
and elsewhere. 

The introductory text in Section 4.5 states that 
the intent of the Mixed Use Areas designation 
is to achieve a multitude of planning objectives 
by combining a broad array of residential 
uses, offices, retail and services, institutions, 
entertainment, recreational, and cultural actives, 
and parks and open spaces. In particular, the 
intent is that:

“Torontonians will be able to live, work, and 
shop in the same area, or even the same 
building, giving people an opportunity 
to depend less on their cars, and create 
districts along transit routes that are 
animated, attractive and safe at all hours of 
the day and night.”
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Public Realm Policies
The Official Plan contains policies that emphasize 
the public realm as the fundamental organizing 
element of the city and its neighbourhoods, 
acknowledging its important role in supporting 
population and employment growth, health, 
liveability, social equity and overall quality of life. 
The public realm is a key shared asset that draws 
people together and creates strong social bonds 
at the neighbourhood, city and regional level.

Section 3.1.1 sets out policies applying to the 
public realm, including streets, parks, open 
spaces and public buildings. Policy 3.1.1(1) 
indicates that the public realm is comprised of all 
public and private spaces to which the public has 
access. 

Policy 3.1.1(2) states that the public realm will, 
among other things, provide the organizing 
framework and setting for development; foster 
complete, well-connected walkable communities 
and employment areas that meet the daily needs 
of people and support a mix of activities; provide 
a comfortable, attractive and vibrant, safe and 
accessible setting for civic life and daily social 
interaction; provide opportunities for passive and 
active recreation; and be functional and fit within 
a larger network. Policy 3.1.1(3) further outlines 
that the City will seek opportunities to expand 
and enhance the public realm in order to support 
the needs of existing and future populations.

Policy 3.1.1(6) recognizes that City streets are 
significant public open spaces which connect 
people and places and support the development 
of sustainable, economically vibrant and 
complete communities. New and existing City 
streets will incorporate a “Complete Streets” 
approach by, among other matters, balancing 
the needs, priorities and safety of all users 
and uses within the right-of-way, including 
pedestrians, cyclists and motorists, together 
with ensuring space for street furniture and 
green infrastructure; improving the quality and 
convenience of active transportation options; 
and serving as community destinations and 
public gathering places.

Policy 4.5(2) sets out a number of criteria 
for development within the Mixed Use Areas 
designation, including: 

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

• locating and massing new buildings so as to 
adequately limit shadow impacts on adjacent 
Neighbourhoods, particularly during the 
spring and fall equinoxes; 

• locating and massing new buildings to frame 
the edges of streets and parks with good 
proportion and maintaining sunlight and 
comfortable wind conditions for pedestrians 
on adjacent streets, parks and open spaces; 

• providing an attractive, comfortable and safe 
pedestrian environment; 

• taking advantage of nearby transit services;

• providing good site access and circulation and 
an adequate supply of parking for residents 
and visitors; 

• locating and screening service areas, ramps 
and garbage storage to minimize the impact 
on adjacent streets and residences; and

• providing indoor and outdoor recreation space 
for building residents. 

With respect to developing in proximity to 
utility corridors, Policy 4.4(5) states that, where 
appropriate, development or redevelopment on 
lands nearby or adjacent to Utility Corridors will: 

• protect for access to any potential bicycle 
and pedestrian trail or park and open space, 
and provide access where such a recreation 
facility exists; and 

• screen and secure the property edge through 
such measures as setbacks, fencing, site 
grading, berms, landscaping, building 
treatment and construction techniques. 
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Policy 3.1.1(19) identifies that new parks and 
publicly accessible open spaces should be made 
prominent, visible, functional and accessible by: 

• locating them on appropriate public street 
frontages to establish direct visual and 
physical access; and 

• promoting buildings that face parks and open 
spaces with active uses along the frontages.

Built Form Policies
The Official Plan recognizes the importance 
of good urban design, not just as an aesthetic 
overlay, but also as an essential ingredient of city-
building. It demands high quality architecture, 
landscape architecture and urban design, both 
within the public realm and within the privately-
developed built form. 

In putting forward policies to guide built form, 
the Plan states that the scale and massing of 
buildings should be conceived not only in terms of 
individual building sites and programs, but also in 
terms of how sites, buildings and their interface 
with the public realm fit within the existing and/
or planned context of the neighbourhood and the 
city. The Plan recognizes that, as intensification 
occurs, there is an extraordinary opportunity to 
build the next generation of development that 
will fit into, reinforce and strengthen the many 
diverse contexts and character areas of Toronto, 
enhancing liveability and quality of life for 
existing and new residents, workers and visitors. 

Section 3.1.2 sets out principles that speak 
to the relationship between the location and 
organization of development, its massing and 
appropriate amenity within the existing and 
planned context to inform the built form and 
ensure each new building will promote and 
achieve the overall objectives of the Plan.

Policy 3.1.1(11) directs that private shared 
driveways, where appropriate, will be publicly 
accessible, designed as part of the broader public 
street and lane network, and meet the design 
objectives for public lanes. 

Policy 3.1.1(13) states that the design of sidewalks 
and boulevards will provide safe, attractive, 
interesting and comfortable spaces for users of 
all ages and abilities through:

• the provision of well-designed and co-
ordinated tree planting, landscaping, amenity 
spaces, setbacks, green infrastructure, 
pedestrian-scale lighting, street furnishings 
and decorative paving;

• the location and design of utilities within 
streets, within buildings or underground, in a 
manner that will minimize negative impacts on 
the natural pedestrian and visual environment 
and enable the planting and growth of trees to 
maturity; and

• the provision of unobstructed, direct and 
continuous paths of travel in all seasons with 
an appropriate width to serve existing and 
anticipated pedestrian volumes. 

Policy 3.1.1(16) states that the preservation, 
long-term growth and increase in the amount of 
healthy trees will be a priority of all development. 

Policies 3.1.1(18) and 3.1.1(19) pertain to the 
development and enhancement of parks, open 
spaces and publicly accessible open spaces. 
Policy 3.1.1(18) directs that new parks and open 
spaces will be located and designed to: 

• connect and extend to existing parks, natural 
areas and other open spaces; 

• consider opportunities for future expansion 
onto adjacent sites with redevelopment 
potential; 

• provide a comfortable setting with 
comfortable wind and sunlight conditions 
that promote use and enjoyment of the space 
for community events and by users of all ages 
and abilities; 

• provide appropriate spaces for varied active 
and passive recreation, as well as productive 
recreation such as community gardening; and

• emphasize and improve unique aspects of the 
community’s identity and character, including 
natural and human-made heritage. 



Planning & Urban Design Rationale
Bousfields Inc.50

Policy 3.1.2(1) provides that development will 
be located and organized to fit with its existing 
and planned context and to frame and support 
adjacent streets, lanes, parks and open spaces. 
Relevant criteria include:

• generally locating buildings parallel to the 
street with consistent front yard setbacks;

• locating main building entrances on the 
prominent building facades so that they front 
onto a public street, park or open space, and 
are visible and directly accessible from a 
public street;

• providing ground floor uses, clear windows 
and entrances that allow views from, and 
where possible, access to, adjacent streets, 
parks and open spaces; and

• providing comfortable wind conditions and 
air circulation at the street and adjacent open 
space to preserve the utility and intended 
use of the public realm, including sitting and 
standing.

Policy 3.1.2(2) directs that development 
will provide accessible open space, where 
appropriate, while Policy 3.1.2(3) directs that 
development will protect privacy within adjacent 
buildings by providing setbacks and separation 
distances from neighbouring properties and 
adjacent building walls containing windows.

Policy 3.1.2(4) requires development to locate 
and organize vehicle parking, vehicular access 
and ramps, loading, servicing, storage areas and 
utilities to minimize their impact and improve the 
safety and attractiveness of the public realm, the 
site and surrounding properties by, among other 
things:

• using shared service areas where possible 
within development blocks including public 
lanes, shared private driveways and service 
courts;

• consolidating and minimizing the width of 
driveways and curb cuts across the public 
sidewalk;

• integrating services and utility functions 
within buildings where appropriate;

• providing underground parking, where 
appropriate; and

• limiting new surface parking and vehicular 
access between the front face of a building 
and the public street or sidewalk.

Policy 3.1.2(5) directs that development will be 
located and massed to fit within the existing and 
planned context, define and frame the edge of 
the public realm with good street proportion, fit 
with the character, and ensure access to direct 
sunlight and daylight on the public realm by: 
providing streetwall heights and setbacks that 
fit harmoniously with the existing and/or planned 
context; and stepping back building mass and 
reducing building footprints above the streetwall 
height.

Policy 3.1.2(6) requires development to provide 
good transition in scale between areas of 
different building heights and/or intensity of use 
in consideration of both the existing and planned 
contexts of neighbouring properties and the 
public realm. In this regard, Policy 3.1.2(7) states 
that transition in scale will be provided within the 
development site and measured from shared and 
adjacent property lines. 

Policy 3.1.2(9) directs that the design of new 
building facades visible from the public realm will 
consider the scale, proportion, materiality and 
rhythm of the facade to: 

• ensure fit with adjacent building facades; 

• contribute to a pedestrian scale by providing 
a high quality of design on building floors 
adjacent to and visible from the public realm; 

• break up long facades in a manner that 
respects and reinforces the existing and 
planned context; and 

• ensure grade relationships that provide direct 
access and views into and from the public 
realm.

Policy 3.1.2(10) requires that development 
will promote civic life and provide amenity 
for pedestrians in the public realm to make 
areas adjacent to streets, parks and open 
spaces attractive, interesting, comfortable and 
functional by providing:

• improvements to adjacent boulevards and 
sidewalks including sustainable design 
elements, which may include landscaping, 
permeable paving materials and street 
furniture;

• co-ordinated landscape improvements in 
setbacks to enhance local character, fit with 
public streetscapes, and provide attractive, 
safe transitions between the private and 
public realms;
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• weather protection such as canopies and 
awnings; and

• landscaped open space within the 
development site.

Policy 3.1.2(11) encourages new indoor and 
outdoor shared amenity spaces provided as part 
of multi-unit residential developments to be high 
quality, well designed, and consider the needs of 
residents of all ages and abilities over time and 
throughout the year. Policy 3.1.2(13) provides that 
outdoor amenity spaces should: 

• be located at or above grade; 

• have access to daylight and access to direct 
sunlight, where possible; 

• provide comfortable wind, shadow and noise 
conditions; 

• be located away from and physically separated 
from loading and servicing areas; 

• have generous and well-designed landscaped 
areas to offer privacy and an attractive 
interface with the public realm; 

• accommodate existing and mature tree 
growth; and 

• promote use in all seasons.

Section 3.1.3 of the Official Plan recognizes 
that Toronto is a complex city built over many 
decades with a diversity of uses, block, lot and 
building type patterns. The Official Plan further 
notes that three scales of building types – 
Townhouse and Low-Rise Apartments, Mid-Rise, 
and Tall – for residential, office and mixed-use 
intensification have emerged in the recent period 
of development. 

The Official Plan states that tall buildings are 
the most intensive form of growth and come 
with both opportunities and challenges. When 
the quality of architecture and site design is 
emphasized, tall buildings can become important 
city landmarks, help to make the city’s structure 
visible, and contribute positively to the skyline. 
Tall buildings play a role in achieving residential 
and office growth ambitions across the city. Tall 
buildings should only be considered where they 
can fit into the existing or planned context, and 
where the site’s size, configuration and context 
allow for the appropriate design criteria to be 
met.

Policy 3.1.3(8) states that buildings should 
typically be designed to consist of three parts – a 
base, a tower and a top – carefully integrated into 
a single whole. For the base portion, Policy 3.1.3(9) 
provides that it should respect and reinforce 
good street proportion and pedestrian scale, and 
be lined with active, grade-related uses. 

For the tower portion, Policy 3.1.3(10) directs that 
it should be designed to:

• reduce the physical and visual impacts of the 
tower onto the public realm;

• limit shadow impacts on the public realm and 
surrounding properties;

• maximize access to sunlight and open views 
of the sky from the public realm;

• limit and mitigate pedestrian level wind 
impacts; and

• provide access to daylight and protect privacy 
in interior spaces within the tower. 

Policy 3.1.3(11) indicates that the objectives in 
Policy 3.1.3(10) should be achieved by:

• stepping back the tower from the base 
building; 

• generally aligning the tower with, and parallel 
to, the street; 

• limiting and shaping the size of tower floor 
plates above base buildings; 

• providing appropriate separation distances 
from side and rear lot lines as well as other 
towers; and 

• locating and shaping balconies to limit shadow 
impacts.

Policy 3.13(12) directs that the top portion of a 
tall building should be designed to: integrate 
roof top mechanical systems into the building 
design; contribute to the surrounding skyline 
identity and character; and avoid up-lighting and 
excessive lighting.

Housing Policies 
The Plan’s housing policies support a full range of 
housing in terms of form, tenure and affordability, 
across the City and within neighbourhoods, to meet 
the current and future needs of residents including 
a full range of housing which includes among 
other things, rental and affordable housing (Policy 
3.2.1(1)). Policy 3.2.1(2) provides that new housing 
supply will be encouraged through intensification 
and infill that is consistent with the Plan.
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Implementation Policies
Policy 5.3.2(1) of the City of Toronto Official Plan 
provides that, while guidelines and plans express 
Council policy, they are not part of the Plan 
unless the Plan has been specifically amended 
to include them, and do not have the status of 
policies in the Official Plan adopted under the 
Planning Act. This policy is relevant with respect 
to the interpretation and application of the urban 
design guidelines discussed in Section 4.8 below.

4.6 Etobicoke Centre 
Secondary Plan

The site is located within the Etobicoke Centre 
Secondary Plan area, which is generally bounded 
by Montgomery Road to the east, the south side 
of Bloor Street West/CP rail corridor and the north 
side of Fieldway Road to the south, Shorncliffe 
Road/Shaver Avenue to the west, and the north 
side of Dundas Street West/Bloor Street West 
to the north. The Etobicoke Centre Secondary 
Plan was adopted by City Council on November 
29, 2002 and approved by the Ontario Municipal 
Board, with modifications, on February 25, 2005 
and incorporated into the new Toronto Official 
Plan.

The site is identified as being within the Fieldway 
Road Area (see Figure 17 – Map 12-1). Section 2 of 
the Secondary Plan states the following: 

“The Fieldway Road Area encompasses 
lands on the north side of Fieldway Road 
that are immediately south of the railway 
and subway tracks and the east-west 
hydro corridor. These lands are currently 
developed with small scale industrial/
commercial and warehouse uses. Their 
location, in close proximity to the subway, 
will provide opportunities for small to 
medium scale office development.” 

To the north and west of the Fieldway Road Area 
is the Six Points Focus Area. The Secondary Plan 
envisions this as a high-density area in order to 
capitalize on the nearby available transit facilities, 
particularly the area around the Kipling Subway 
Station. Moreover, the City-owned Westwood 
Theatre lands can become a hub of community 
activities, including recreational, cultural, 
government administration and institutional 
uses. As described in Section 2, several planning 
applications are under review to facilitate the 
development of a master-planned community 
including several tall buildings of up to 39 
storeys, public parkland and the new location of 
the Etobicoke Civic Centre. 
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Growth Management 
The Secondary Plan identifies four key initiatives 
i.e. (1) developing community identity; (2) 
creating a liveable community; (3) relocating 
inter-regional transit terminal facilities; and (4) 
creating a climate for reinvestment.  One aspect 
of the “developing community identity” initiative 
is “creating character” (Section 3.3).  

Under this heading, Policy 3.3.1.1 stipulates 
that new housing will take the form of mid-rise 
and high-rise apartment dwellings in order to 
maximize the number of housing opportunities.  
Further, Policy 3.3.1.2 provides that the general 
scale of buildings in Etobicoke Centre will 
promote an urban character.  Policy 3.3.1.3 states 
that, to promote the Secondary Plan focal points, 
the zoning for Etobicoke Centre will permit the 
greatest heights and highest densities around 
the Kipling and Islington subway stations. Finally, 
Policy 3.3.1.5 provides that the scale of buildings 
in areas other than Islington Village will generally 
be of mid- and high-rise character consistent 
with their location and surroundings. 

Urban Design 
In terms of urban design, Policy 3.4.1 requires 
that parking areas, access and automobile drop-
offs be designed so as not to interfere with the 
continuity of the interface between the building 
and the street, while Policy 3.4.3 specifies that 
above-grade parking structures will only be 
developed where it is not physically possible to 
construct underground parking.  

Policy 3.4.4 states that, to avoid massive 
continuous building slabs, the size of tower 
floor plates should be limited to create a distinct 
skyline character and allow views through the 
site. Policy 3.4.6 requires tall building proposals 
to address the following key considerations:

• demonstrate how the proposed building and 
site design will contribute to and reinforce the 
urban structure of the area;

• demonstrate how the proposed building and 
site design relate to adjacent buildings and 
blocks within the immediate neighbourhood;

• minimize the negative impact of shadows, 
sky view and wind on adjacent public areas 
including streets, parks and open spaces;

• take into account the relationship of the site 
to topography and other tall buildings;

• minimize the negative impact of shadows, 
sky view and wind on neighbouring private 
properties and residential neighbourhoods;

• provide adequate transition between taller 
buildings and the adjacent lower scaled 
buildings; and

• provide high quality, comfortable and usable 
publicly accessible open spaces and areas.

Under Section 3.6 (Function and Purpose), Policy 
3.6.1 encourages a compact, high density, transit-
oriented development pattern to provide a tight 
urban fabric and pedestrian-oriented core area. 

Section 3.7 (Creating a Liveable Community) 
provides that Etobicoke Centre will meet the 
needs of a growing and dynamic population. It 
goes on to state that a highly functioning and 
liveable community must provide a wide array 
of services and facilities to meet the needs of 
existing and future residents. Integration in the 
planning for social services, parks, recreation, 
school, housing and transportation is key to the 
creation of a liveable community. 

With respect to Community Services, the Plan 
states that a strong network of community 
services is essential to maintaining and 
enhancing the health, safety and well being 
of residents in Etobicoke Centre. Affordable, 
accessible, high quality community services that 
meet the changing needs of area residents will 
assist in providing equity and social cohesion 
in Etobicoke Centre. The provision of daycare, 
youth services, seniors’ services, immigration 
and cultural specific programs, health services 
and education is as important to a successful 
community as hard services such as roads, 
sewers, water and transit.

Policy 3.8.1 provides that the levels and types 
of programs and services will be expanded 
and adjusted to meet the varied needs of all 
Etobicoke Centre residents. Policy 3.8.2 states 
that priorities for changes in community service 
provision will be based on an examination of 
the changing demographic profile of Etobicoke 
Centre residents, inventories of existing facilities 
and services and identification of gaps in service 
provision. 
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Policy 3.8.5 identifies that planning approvals 
and the disposition of public lands will have 
regard to the need for a multi-use municipal 
community centre to be located in the vicinity of 
the Kipling Avenue/Dundas Street intersection, 
located north of the subject site.

Parks, Open Spaces and Public 
Realm 
Section 3.9 applies to parks, open space and 
natural heritage. Policy 3.9.1 specifies that 
on-site parkland will be dedicated through 
the planning approval process to provide a 
geographic distribution that reflects the increase 
in area population, with specific consideration 
given to new parkland being added in the western 
portion of the Secondary Plan Area. Policy 3.9.4 
states that new parks and open space will provide 
linkages between existing parks, open space and 
residential developments as well as existing and 
proposed trails. Policy 3.9.5 provides that private 
outdoor space including accessible green roofs 
will be sought where appropriate, through the 
development approval process. 

Policy 3.9.7 states that all development is subject 
to the dedication of 5% of lands for park purposes 
for residential development, and 2% for all other 
uses unless the alternative parkland dedication 
applies. As outlined in Policy 3.9.8: 

“An alternative park dedication rate of 
0.4 ha per 300 units will be applied to 
proposals for residential development and 
for the residential portion of mixed use 
development as follows:

a) the parkland dedication will not exceed 
20% of the development site (excluding 
public roads);

b) to maximize opportunities to obtain 
parkland, the dedication of land is 
preferred to the dedication of cash-in-lieu 
of parkland, especially on sites greater 
than 1 hectare; and

c) any payment of cash-in-lieu of parkland 
to be conveyed through the alternative 
rate provision in excess of 5 percent of the 
site area will be used to acquire parkland 
that is accessible to the area in which the 
development is located or to improve parks 
in the vicinity of the development.” 

Policies 3.9.10, 3.9.11, 3.9.12 provide guidance 
on cash-in-lieu of parkland. Policy 3.9.13 sets 
forth guidance on the location and configuration 
of parkland to be conveyed to the City and 
establishes the following criteria: 

• be free of encumbrances;

• be visible and publicly accessible from 
adjacent public streets and promote the safe 
use of the park;

• be of usable shape, topography and size that 
reflects its intended use;

• where possible, be consolidated or linked with 
an existing or proposed park or open space 
system; and

• meet Ministry of the Environment residential/
parkland soil standards.

Section 3.10 seeks to create a safe, attractive 
and connected pedestrian environment.  To that 
end, Policy 3.10.2(b) requires greater separation 
and/or definition between the pedestrian and 
automobile environment, Policy 3.10.2(c) requires 
buildings to locate close enough to the street line 
to provide “eyes on the street” surveillance, and 
Policy 3.10.3(a) provides that the visual amenity 
of pedestrian routes will be increased through 
the provision of streetscape improvements, 
including new and/or improved sidewalks, tree 
planting and street furniture.

As well, Policy 3.10.4(a) provides that greater 
connectivity of pedestrian routes will be 
provided through new linkages on large 
redevelopment sites, Policy 3.10.4 (b) requires 
greater connectivity of the pedestrian system 
through improvements in connections between 
the area’s subway stations, bus stops, public 
sidewalks and private developments and 
Policy 3.10.4(c) promotes improved pedestrian 
connections between the east and west sides 
of Kipling Avenue. Finally, Policy 3.10.7 provides 
that urban design guidelines and zoning by-law 
regulations will promote close building-to-street 
relationships as well as building entrances, 
building massing and building designs which are 
friendly to the pedestrian. 

In this regard, Map 12-2 (Linkages and Connections 
Opportunities) shows a Potential Pedestrian 
Route on the west portion of the site, connecting 
Fieldway Road to the Westwood Theatre lands 
north of the rail corridor.
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Figure 18 - 12-2 – Linkages and Connections Opportunities

Transportation 
Under the heading of creating a balanced 
transportation network (Section 3.11), Policy 
3.11.2 provides that existing pedestrian linkages 
to rapid transit stations will be improved to 
further encourage transit use by existing and 
future residents and employees and Policy 
3.11.3 requires that, where appropriate, new 
pedestrian linkages will be created between new 
development and rapid transit stations. Policy 

3.11.5 states that the efficient operation of the 
arterial road network will be maintained so that 
“through” traffic does not spill over into adjacent 
residential neighbourhoods and to facilitate 
the efficient operation of surface transit routes 
feeding the Kipling and Islington subway stations.
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Land Use 
To implement the principle of “creating a climate 
for reinvestment”, Section 3.13.1 sets out 
“flexible, growth-oriented land use policies”.  
In this regard, the subject site is located within 
the Mixed Use Area A designation, as are lands 
further east along Fieldway Road and north of the 
rail corridor (see Figure 19 – Map 12- 5 Etobicoke 
Centre Land Use Plan). 

Section 3.13.2 outlines permitted uses with Mixed 
Use Areas A: 

“Mixed Use Area A in Etobicoke Centre will 
permit a wide variety of land uses that will 
be the backbone of achieving the area’s 
vision – an area where residents can live, 
work, shop and be entertained without 
relying on an automobile.” 

Policy 3.13.2.1 states that Mixed Use Area A will 
create a balance of uses to reduce automobile 
dependency and meet the diverse needs of the 

local community, consist of a broad range of 
commercial, residential and institutional uses 
in single use or mixed-use buildings, as well as 
parks and open space, have access to schools, 
parks, community centres, libraries and childcare 
and be designed and situated to take advantage 
of nearby transit services.

In addition, Policy 3.13.1.2 provides that 
commercial uses (other than ancillary commercial 
uses) in Mixed Use Area A and B will generally 
only be permitted where there is good access to 
arterial roads. 

The lands immediately north of the site are 
designated as Utility Corridors. The Secondary 
Plan states that utility corridors play an important 
role in the Etobicoke Centre in the movement 
of both people, goods and electricity. Policy 
3.13.4.1 permits secondary uses within utility 
corridors such as parks, pedestrian and bicycle 
trails, agriculture, parking lots, essential public 
services, stormwater management and public 
transit facilities. 

Parks

Parks and Open Space Areas

Etobicoke Centre Secondary Plan 
MAP 12-5
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4.7  Zoning
The in-force zoning by-law applying to the subject 
site is the Etobicoke Zoning Code, as amended 
by By-law No. 1088-2002. The new City-wide 
Zoning By-law No. 569-2013 does not apply to the 
subject site.

By-law 1088-2002 was enacted by Council on 
November 29, 2002, in conjunction with the 
adoption of the Etobicoke Centre Secondary 
Plan, to amend the Etobicoke Zoning Code with 
respect to lands located within the “Etobicoke 
Centre Secondary Plan Area”. 

The subject site is zoned as Industrial Class 1 
Zone (I.C1) pursuant to By-law No. 1088-2002, 
reflecting its historical and current use (see 
Figure 20 – Schedule “B”). The site is subject to 
a a maximum density of 2.0 times the area of the 
lot (see Figure 21 – Schedule “C”) and a maximum 
building height of 15 metres (see Figure 22 – 
Schedule “D”).

The I.C1 zone permits a wide range of industrial 
and commercial uses, including a limited range 
of manufacturing uses, as well as warehouses, 
business, professional or administrative offices, 
hotels, restaurants, banquet halls, banks and 
vehicle-related uses. 

The I.C1 zone also includes the following 
additional regulations: 

• minimum front yard of 4.5 metres;

• minimum rear yard of 1.5 metres abutting a 
railway right-of-way; and

• minimum total side yards of 12.0 metres on 
lots of over 60.0 metres frontage, provided no 
side yard is less than 3.0 metres.

By-law 1088-2002 also includes the following 
regulations applicable within the I.C1 zone:

a minimum Build-To Area of 60 percent of any lot 
frontage abutting a public street, to a minimum 
height of 6 metres and a maximum height of 12 
metres;

• for any portion of the building above 12 metres, 
a minimum 3 metre setback from any face of 
the building wall at grade;

• in the case of buildings above 60 metres, 
a setback of 6 metres from any face of the 
building wall at grade, commencing at a height 
of 12 metres; 

• a maximum floor plate area of 825 square 
metres for the portion of any building or 
structure located between 36 metres and 60 
metres in height; and

• for any portion of a building or structure above 
60 metres in height, a maximum floor plate 
area of 750 square metres. 

The proposal is to rezone the subject site from 
I.C1 to EC2, as was done to permit the residential 
developments at 2 Fieldway Road, 8-22 Fieldway 
Road and 24-34 Fieldway Road. 

The EC2 zone also includes the following 
additional regulations:

• a minimum 25% of the lot area to be reserved 
for Landscaped Open Space; and 

• a minimum 1.5 square metres of Indoor 
Amenity Space per dwelling unit. 
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Figure 20 - Schedule “B” of By-law 1088-2002

Figure 21 - Schedule “C” of By-law 1088-2002
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Figure 22 - Schedule “D” of By-law 1088-2002

4.8  Urban Design Guidelines 
Tall Building Design Guidelines
On May 7, 2013, City Council adopted the City-
Wide Tall Building Design Guidelines (March 
2013), which updated and replaced the “Design 
Criteria for the Review of Tall Building Proposals” 
(2006). The document specifically notes that the 
Tall Building Design Guidelines are “intended 
to provide a degree of certainty and clarity of 
common interpretation, however, as guidelines, 
they should be afforded some flexibility 
in application, particularly when looked at 
cumulatively”. 

The City-wide Guidelines include sections related 
to site context, site organization, tall building 
design and pedestrian realm. Among other 
matters, the Guidelines recommend a minimum 
separation distance of 25 metres between towers 
(excluding balconies), a minimum setback of 12.5 
metres from side and rear property lines or the 
centre line of an abutting lane, and a maximum 
residential tower floor plate of 750 square metres. 
A tower stepback of 3 metres is specified above 
the face of the base building, including balconies. 

The relevant Design Guidelines are addressed in 
Section 5.7 of this report.

Etobicoke Centre Urban Design 
Guidelines 
The Etobicoke Centre Urban Design Guidelines 
(June 2004) are to be read in conjunction with the 
Etobicoke Centre Secondary Plan. The guidelines 
apply to new development and redevelopment in 
the Etobicoke Centre Area.

The general site plan objectives outlined at 
the outset of the guidelines encourage street 
related development with buildings (streetwalls) 
typically sited parallel to the public streets and 
along the edges of open spaces and parks to 
help define and animate the public realm. Grade 
related dwellings and other appropriate uses are 
encouraged on these “public” building faces to 
provide safe, animated streets and open spaces.
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Relevant built form guidelines include:

• New buildings will occupy a minimum of 60% 
of the primary frontage of a lot.

• The base of new buildings will have a minimum 
height of two storeys and a maximum height 
of four storeys, and will be within 3 metres 
of the front property line to ensure that the 
building front engages with the public realm, 
with no parking at the front of the building. 

• Building mass above the base will be stepped 
back a minimum of 3 metres. 

• Each building will be designed with its own 
architectural character.  Although buildings 
will share basic massing with streetwalls and 
overall heights, individual expression and 
architecture is encouraged.  In particular, roof 
top expression is encouraged to generate 
local landmarks and character.

• The facades of buildings will be articulated 
and fenestrated in a fashion that breaks down 
large-scale building mass and avoids large 
expanses of blank walls.

• Lobbies and security areas will be visible 
and accessible from the public sidewalk. 
Entrances will be close to finished grade and 
will include weather protection. 

• Grade related units are encouraged at the 
base of residential buildings. 

• Building heights must ensure a good 
surrounding environment; this means shadow 
impacts are to be minimized on adjacent 
public and private areas and improved wind 
conditions. 

• Design features such as setbacks and stepped 
building facades, mitered corners, balconies 
and canopies, stepped elevations and 
podiums will be incorporated to help intercept 
or diffuse winds at the pedestrian level. 

• Key streets, such as Bloor Street West and 
Dundas Street West, will have three to five 
hours of sunlight per day on at least one 
sidewalk between March 21st and September 
21st. 

• Parking, automobile drop-off and servicing 
access will be carefully planned and designed 
so as not to interfere with the continuity of 
public sidewalks and the regularity of street 
tree planting.  

The vision for the character of the area is that of a 
new mixed-use neighbourhood where people can 
live, work and play. Redevelopment opportunities 
will help generate an intensified community, 
which will include a mix of uses in a variety of 
building forms, have a public road network which 
balances vehicular and pedestrian needs, ensure 
accessibility to community services and increase 
use and access to the Kipling and Islington 
subway stations.

The Guidelines classify Fieldway Road as a Local 
Street. Generally, local streets are to be tree-lined 
with sidewalks on both sides, with landscaped 
front yard setbacks (3-6 metres). The massing 
and design of corner buildings and view termini 
will create positive community images and 
pedestrian relationships. Blank walls and empty 
unorganized spaces will be avoided. 

Relevant public realm guidelines include the 
following:

• Widened sidewalks and walkways may be 
required at major intersections, railway 
underpasses, important building entrances or 
routes connecting to transit.

• New landscaping on the public boulevard, 
along site frontages and public pedestrian 
routes will be treated as explicit parts of the 
overall development design; existing street 
trees will be protected where possible.

• New buildings will reinforce the pedestrian 
activity and amenity of the adjacent streets, 
locating buildings as close to the street line 
as possible, and having main entrances to 
buildings that face public streets with direct 
connections to public sidewalks.

• All parking and driving aisles will be placed 
behind the front wall of the building.

• Sidewalks will be widened where possible, 
to increase pedestrian separation from fast 
moving traffic.

• Private open space and amenity areas may 
take the form of courtyards, plazas, forecourts, 
walkways, urban gardens, patios or enclaves.

• Private landscaped courtyards will be designed 
to provide active as well as passive outdoor 
areas, which may contain play equipment, 
seating areas, allotment gardens, BBQ areas 
and tennis courts. Lighting, sidewalks and tree 
planting will blend with the design of the public 
streetscape.
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 ○ have a floor plate with a maximum 
dimension of 34 metres in either direction; 
the point tower will step back from the 
base building, generally 6 to 9 metres, and 
be located and oriented in a manner that 
minimizes shadow and wind conditions in 
adjacent streets, parks and open spaces;

 ○ have a 45-degree angular plane gradient 
from adjacent low-rise residential areas, 
where appropriate, to restrict the impact 
of higher buildings; and

 ○ have tower floor plates above 20 storeys 
limited to 750 square metres (excluding 
balconies and projections) to avoid massive 
continuous building mass, and the upper 
portions of towers will be stepped back to 
create a distinct skyline character and to 
allow views through the site.

The relevant Urban Design Guidelines are 
addressed in Section 5.7 of this report.

Etobicoke Centre Public Space and 
Streetscape Plan 
On November 29, 2011, by City Council endorsed 
the vision put forward in the Public Space and 
Streetscape Plan for Etobicoke Centre (October 
2011) and supported, in principle, the projects and 
initiatives identified in the report to incrementally 
improve the quality and character of open space 
in the Etobicoke Centre.

The Concept Plan presents 50 key projects to 
improve the public space and streetscape of 
Etobicoke Centre. These projects range from 
park and mobility infrastructure improvements 
to tree plantings and gardening opportunities. 
The Etobicoke Centre is split up into 6 character 
areas. The site is not located within an identified 
Character Area, however, the lands to the north 
are identified as Character Area 3 (Westwood 
District).

The Concept Plan identifies the Westwood/ Civic 
District to be the core destination in Etobicoke 
Centre and the focal point of civic identity. The 
movement of vehicles and people will be key in 
the Centre, but there will be other opportunities 
for active and passive gathering and cultural 
events. 

• Underground access ramps will be 
incorporated into the ground floor of buildings 
where possible. 

• Front setbacks from the property line on 
residential streets will be between 0 and 6 
metres; adequate setbacks above and below 
grade will be provided to ensure that existing 
mature trees can be saved and integrated into 
new development. 

• To ensure adequate light, view and privacy, the 
minimum separation between towers will be 
20 metres, and the minimum distance between 
main windows of residential buildings will be 
11 metres. 

• Indoor amenity areas will be located to have 
direct access to outdoor amenity areas.

• Mid-rise buildings will occur predominantly in 
the Islington area. A range of height is possible 
depending on the width of streets, the size 
of the landscaped setbacks and terracing. 
Typically, buildings from 24 to 36 metres (8 
to 12 storeys) are possible; however, heights 
up to 20 storeys may be achievable provided 
floor plates above the 12th storey are reduced 
to a maximum of 825 square metres in order to 
avoid tall slab buildings. 

• Tall buildings rising above the 1:1 street 
proportion, generally over 36 metres (12 
storeys), may be located near both the Kipling 
and Islington subway nodes and on portions of 
the former Westwood Theatre lands. Through 
the community consultation process, it is 
expected that the proposed building will not 
exceed 30 storeys in height. In most instances, 
it is recommended that new development take 
full advantage of the heights permitted.  In 
general, tall buildings will:

 ○ take the form of point towers above a 
2-4-storey podium or base building; the 
base defines the streets and open spaces of 
the area and the slender proportions of the 
point tower cast fewer shadows and open 
sky views to streets from neighbouring 
buildings;
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In relation to the site, Maps 17 and 19 show 
a “possible grade separated connection” 
immediately east of the CP spur line, providing 
a connection between Fieldway Road and the 
Westwood Theatre lands to the north. The 
same connection is also identified on Map 23 
as a “proposed multi-use grade separated trail” 
and within Section 8.3 as a key project for the 
Westwood/Civic District Character area. It should 
be noted that the location of the future multi-use 
bridge across the rail corridor is shown in the Six 
Points proposal to be located west of the CP spur 
line.  This location is reflected and is consistent 
with the POPS pedestrian connection that has 
been proposed on the subject site.
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Walking must be easier, safer and more comfortable. The 
balanced circulation of vehicular and pedestrian traffic is crucial 
to facilitating pleasant and easy movement through the Centre. 
New streets, connections, lane-ways, and the strategic removal 
of turning lanes will create a generous pedestrian realm. To 
provide a strong street enclosure and continuous public realm, 
daylight triangles should be minimized or not provided since 
large setbacks will be sufficient to meet safety requirements. 
Informal pathways will be formalized and protected and 
connections will be improved to Tom Riley Park and transit hubs.

7.1.2 Improve Pedestrian Environment and Street Linkages
Map 19: Existing and Possible Pedestrian Environment Conditions
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The transportation network must support cyclists. 1 A continous 
boulevard bike lane along Dundas Street, south of Bloor Street, 
will provide a safe cycling environment that minimizes conflicts 

with pedestrian and cars. 2 A bicycle path along the Hydro 
Corridor will facilitate better north-south connections, as will 

3 a new connection to Tom Riley Park. 4 A new multi-use 
pathway parallel to the rail corridor will connect the eastern side 
of the Centre with the Westwood / Civic District and the Mobility 
Area, and 5 new crossings will facilitate better north-south 
connections across the rail corridor.

7.1.6 Build the Bicycle Network and Integrate Cycling Facilities
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Map 23: Existing and Proposed Bicycle Networks
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Figure 24 - Etobicoke Centre Public Space and Streetscape Plan

Figure 25 - Etobicoke Centre Public Space and Streetscape Plan
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The use of the term “large units” in the Guidelines 
refers to two- and three-bedroom units that 
comply with the design parameters set out in 
the Guidelines.  Large units are intended to meet 
the needs of households with children, as well as 
multi-generational families, seniors, and groups 
of students and/or adults who live together.  The 
guidelines seek to achieve a minimum of 25% 
two- and three-bedroom units, comprised of 
15% two-bedroom units and 10% three-bedroom 
units. 

Section 2.0 of the draft Guidelines focuses on the 
design of new buildings.  Topics covered in this 
section include building configuration, typology, 
design and construction, circulation areas and 
shared spaces, as well as storage and utility 
needs.  Section 3.0 provides guidelines specific 
to unit design.

Growing Up Guidelines 
In 2015, the City initiated a study titled Growing 
Up: Planning for Children in New Vertical 
Communities and produced draft guidelines to 
direct how new development can better function 
for larger households. A staff report summarizing 
the study process and draft guidelines was 
adopted by Planning and Growth Management 
Committee on May 31, 2017, and the report and 
recommendations were considered by City 
Council at its meeting on July 4, 2017 and adopted 
without amendments. 

On July 28, 2020, a final recommendation report 
was presented to City Council and the updated 
Growing Up Guidelines were adopted.

The intent of the Guidelines is to provide for a 
better integration of family supportive design 
into the planning of new multi-unit residential 
developments. The Guidelines are organized 
at three scales, based on the recognition that 
each scale contributes positively to how a family 
experiences living in a vertical community:

• The Neighbourhood Scale:  At the 
neighbourhood scale, the Guidelines focus on 
children’s experience in the city, promoting 
independent mobility, access to parks, schools 
and community facilities.

• The Building Scale:  At the building scale, 
the Guidelines seek to increase the number 
of larger units, encourage the design of 
functional and flexible amenity and common 
spaces, and promote flexible building design 
for changing unit layouts.

• The Unit Scale:  At the unit scale, the Guidelines 
focus on the size and functionality of spaces 
to ensure dwelling units can accommodate a 
family’s daily needs. Considerations include 
providing sufficient room for families to 
gather and share meals, as well as bedrooms 
that can comfortably accommodate more 
than one child.



5 Planning & 
Urban Design 
Analysis
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In this case, the City of Toronto’s Development 
Pipeline 2020 Report indicates that as of 2019, 
Etobicoke Centre had the lowest density of the 
five urban growth centres within the City i.e. 
Downtown and Central Waterfront (388 people 
and jobs per hectare); Yonge-Eglinton Centre 
(595); North York Centre (460); Scarborough 
Centre (171); and Etobicoke Centre (164).  

From an Official Plan perspective, strong policy 
support is expressed for mixed-use intensification 
in the Centres, in a form that is intended to make 
efficient use of existing infrastructure. The Mixed 
Use Areas designation is one of four land use 
designations intended to accommodate most of 
the increased jobs and population anticipated by 
the Official Plan’s growth strategy. The Plan notes 
that Mixed Use Areas will absorb much of the new 
housing anticipated in the coming decades, and 
that they are to provide for new jobs and homes 
for Toronto’s growing population on underutilized 
lands, in the Centres and elsewhere. 

Furthermore, Policy 2.4(7) of the Official Plan 
provides for intensified development, with 
minimum density requirements and limits on 
parking, for sites in areas such as this which are 
well serviced by transit. The subject site is an 
optimal location for intensification considering 
the convenient access to subway stations 
and transit nodes, specifically. The site is 
approximately 325 metres walking distance (a 
4- to 5-minute walk) from the nearest entrance 
to Kipling Station and the Kipling Mobility Hub, 
connecting transit users to regional rail and 
inter-regional bus services and approximately 
730 metres walking distance from the Islington 
Subway Station on Line 2. Furthermore, Etobicoke 
Centre has been identified as an Anchor Mobility 
Hub in the Metrolinx Regional Transportation 
Plan.

Similar to the Official Plan, the Etobicoke Centre 
Secondary Plan supports intensification in Mixed 
Use Areas A, including Policy 3.13.2.1 which states 
that Mixed Use Area A will create a balance of 
uses to reduce automobile dependency and meet 
the diverse needs of the local community, consist 
of a broad range of commercial, residential and 
institutional uses in single use or mixed-use 
buildings, as well as parks and open space, have 
access to schools, parks, community centres, 
libraries and childcare and be designed and 
situated to take advantage of nearby transit 
services.

5.1 Intensification
Residential/mixed-use intensification on the 
subject site is supportive of numerous policy 
directions articulated in the Provincial Policy 
Statement, the Growth Plan for the Greater Golden 
Horseshoe, the Regional Transportation Plan, the 
City of Toronto Official Plan and the Etobicoke 
Centre Secondary Plan, all of which promote 
intensification on sites well served by municipal 
infrastructure, especially higher-order public 
transit. The proposal will redevelop the subject 
site with an intensive transit-supportive mixed-
use development of a scale commensurate with 
its location within the Etobicoke Centre.

The site is located in the Etobicoke Centre, which 
is identified as an Urban Growth Centre and would 
fall within the definition of a major transit station 
area pursuant to the Growth Plan, being within 
a 500 metre to 800 metre radius of multiple 
higher-order transit stations. Specifically, the 
site is within a 175-metre radius distance from 
the  Kipling Station on Line 2 and the Kipling GO 
Transit Station and a 675-metre radius distance 
from Islington Station on Line 2. 

Further, construction of the new Kipling GO and 
MiWay Transit hub has recently been completed, 
connecting the subway, regional rail and inter-
regional bus services through a major new transit 
hub. The MiWay bus terminal was relocated from 
Islington Station to the new Kipling Mobility 
Hub to integrate transit services at this node. 
Accordingly, the subject site is located within 
a “strategic growth area” as defined in the 
Growth Plan. Strategic growth areas are a focus 
for accommodating intensification and higher-
density mixed uses in a more compact built form.

The Growth Plan directs that urban growth 
centres will be planned to accommodate 
significant population and employment growth 
and will be planned to achieve, by 2031 or earlier, 
a minimum density target of 400 residents 
and jobs combined per hectare. Furthermore, 
it directs that the boundaries of major transit 
station areas are to be delineated in a transit-
supportive manner that maximizes the size of the 
area and the number of potential transit users 
that are within walking distance of the station 
(our emphasis).
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The in-force zoning on the subject site was 
enacted in November 2002, prior to the 2005, 
2014 and 2020 versions of the PPS, and pre-
dates the 2006, 2017 and 2020 versions of the 
Growth Plan and the 2006 Official Plan. It also 
pre-dates recent development approvals in 
Etobicoke Centre, such as the Islington Terrace 
development (45, 44 and 35 storeys) and Main 
+ Main’s Dundas and Aukland development (40 
storeys), which have required amendments in 
order to exceed the height and density limits 
set out in the Etobicoke Zoning Code, and the 
proposed Six Points development (25, 30, 36 
and 39 storeys). As such, the existing zoning 
does not take into account the current provincial 
policy directions to optimize the use of land, 
particularly within “urban growth centres” and 
in “major transit station areas” along “priority 
transit corridors”.  

In this regard, “optimization” means making 
something “as fully perfect, functional, or 
effective as possible”. In our opinion, the existing 
zoning provisions (in particular, the height 
and density permissions) do not contribute 
to the use of land and infrastructure in a way 
that is as efficient or effective as possible. The 
restrictive height and density limits under the 
existing zoning do not “optimize” the use of 
land and infrastructure. Instead, they would 
restrict development to a low-rise height of 
approximately 4-5 storeys. 

Based on the foregoing, it is our opinion that an 
amendment to the existing zoning provisions 
is appropriate and directly supportive of the 
overarching policy directions that promote 
significant intensification of the subject site. 

In our opinion, the subject site is underutilized in 
its current form given the policy context set out 
above. Residential/mixed-use intensification on 
the subject site will optimize the use of land and 
infrastructure by providing a diverse mix of new 
housing options and employment opportunities 
in a transit-supportive compact built form, 
directly supporting the policy directions of the 
PPS, Growth Plan, Regional Transportation Plan, 
Official Plan and Secondary Plan, which seek to 
integrate land use and transportation planning in 
identified intensification areas.

Optimizing the use of land and infrastructure 
on the subject site would be consistent with 
both good planning practice and overarching 
Provincial and City policy direction, subject to 
achieving appropriate built form relationships. 
Furthermore, residential intensification on the 
subject site will support population growth that 
will contribute to the achievement of forecasts 
in the Growth Plan and the Official Plan and 
would support transit ridership by increasing 
the number of residents living within walking 
distance of higher-order transit.

In the non-policy sidebar within Section 2.1 
of the Official Plan, it is noted that, by making 
better use of existing urban infrastructure and 
services before introducing new ones on the 
urban fringe, reurbanization helps to reduce 
demands on nature and improves the livability of 
the urban region by: reducing the pace at which 
the countryside is urbanized; preserving high 
quality agricultural lands; reducing reliance on 
the private automobile; reducing greenhouse gas 
emissions; and reducing consumption of non-
renewable resources.

With the context described above, the existing 
zoning permissions applying to the subject 
site are outdated, are not consistent with the 
Provincial Policy Statement and do not conform 
with the Growth Plan and the City-wide policy 
directions set out in the Official Plan. The in-force 
zoning provisions under the former Etobicoke 
Zoning Code, as amended by By-law 1088-2002, 
restrict the permitted uses to industrial and 
commercial uses and limit the maximum height 
on the subject site to 15.0 metres (approximately 
4-5 storeys) and the maximum density to 2.0 
FSI. In our opinion, these use, height and density 
restrictions do not “optimize” the use of land and 
infrastructure.  
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prominent location in the Etobicoke Centre or 
its adjacency to higher-order transit, and it 
does not conform with the applicable Mixed Use 
Areas designations. As such, the site requires 
a Zoning By-law Amendment in order to bring 
the zoning into conformity with the Official 
Plan and Secondary Plan in a manner that 
supports significant mixed-use development and 
accommodates job and population growth. 

While the proposed development will result in a 
reduction in total non-residential gross floor area 
currently used for the existing dealerships and 
repair shops associated with The Humberview 
Group, it is important to note that much of the 
existing gross floor area is devoted to vehicle 
repair facilities and storage areas.  Further, the 
existing uses, which currently employ the full-
time equivalent of 37 employees, are planned to 
be retained on other more suitable sites within 
Employment Areas within the same market area. 
In comparison, the proposed development will 
accommodate new office/commercial uses on 
the site, including 935 square metres of new 
office space and 432 square metres of childcare 
space, which together are estimated to generate 
approximately 68 jobs (at 20 square metres per 
employee). The result will be a truly mixed-use 
development with a broader range of uses on the 
site than currently exists, thereby reinforcing the 
mixed-use character of the area and contributing 
to the creation of a complete community. 

The proposed mix of uses also conforms 
with the Etobicoke Centre Secondary Plan. In 
this regard, the applicable Mixed Use Area A 
designation permits a wide variety of land uses 
that will be the backbone of achieving the area’s 
vision – an area where residents can live, work, 
shop and be entertained without relying on an 
automobile. Specifically, Policy 3.13.2.1 provides 
that Mixed Use Area A will contain residential 
and commercial uses along with parks and open 
space with access to childcare and community 
centres, among other community amenities, and 
be designed to take advantage of nearby transit 
services.

5.2 Land Use
The proposed mixed-use development, including 
residential, office and childcare uses, along with 
public parkland, is in keeping with the land use 
permissions of the Official Plan and the Etobicoke 
Centre Secondary Plan, both of which permit a 
broad range of residential and commercial uses 
and open space on the site.

The Mixed Use Areas designation in the Official 
Plan is one of four land use designations that are 
intended to accommodate most of the increased 
jobs and population anticipated by the Official 
Plan’s growth strategy. The introductory text in 
Section 4.5 states that the intent of the Mixed 
Use Areas designation is to achieve a multitude of 
planning objectives by combining a broad array 
of residential uses, offices, retail and services, 
institutions, entertainment, recreation and 
cultural activities, and parks and open spaces. In 
particular, the intent is that:

“Torontonians will be able to live, work, and 
shop in the same area, or even the same 
building, giving people an opportunity 
to depend less on their cars, and create 
districts along transit routes that are 
animated, attractive and safe at all hours of 
the day and night.”

In this regard, the proposed uses will reinforce the 
existing mix of uses in the area and implement the 
development criteria set out in Policy 4.5(2) of the 
Official Plan by creating a balance of high quality 
residential and non-residential uses in a manner 
that reduces automobile dependency and meets 
the needs of the local community by preserving 
job opportunities through the addition of office 
floor space on the subject site and providing for 
new homes for Toronto’s growing population on 
lands that are currently underutilized given the 
surrounding built form context and excellent 
proximity to transit infrastructure. 

The as-of-right zoning provisions applying to 
the site do not support the overarching policy 
direction at the municipal and provincial levels. 
The existing Industrial Class 1 (I.C1) Zone is 
outdated and reflects the current and historical 
use of the site; it does not recognize the site’s 
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As well, the Secondary Plan predates the current 
versions of the PPS and Growth Plan, both of 
which place significant emphasis on transit-
oriented development including a mix of land 
uses within strategic growth areas, such as the 
subject site. In our opinion, the use of the subject 
site should be optimized by way of a mix of land 
uses through compact urban development that 
can provide for a broad range of uses including 
both office and residential uses, in addition to 
childcare and public park uses that achieve live, 
work and play environments. As noted above, the 
proposal accommodates and promotes a mix of 
land uses as envisioned by both the Mixed Use 
Areas and Mixed Use Area A designations.

Finally, the residential component of the 
proposed development will increase the size of 
the Etobicoke Centre population in a location 
that is on the edge of the new master-planned 
community at Six Points, along with its proposed 
commercial and community amenities, and 
adjacent to the new Kipling Anchor Mobility Hub, 
thereby reducing dependence on the private 
automobile. 

5.3 Housing
The proposal will create 1,149 dwelling units, 
which will add to the range of housing options in 
Etobicoke Centre by providing housing for a wide 
variety of residents. In particular, it includes 36 
studio units (3%), 663 one-bedroom units (58%), 
334 two-bedroom units (29%) and 116 three-
bedroom units (10%), resulting in a total of 450 
two- and three-bedroom units overall (39%), 
exceeding the unit mix recommended by the 
City’s Growing Up Guidelines. The proposal will 
provide new housing opportunities in a transit-
supportive mixed-use neighbourhood, in keeping 
with the objective set forth in Policy 3.3.1.1 of 
the Secondary Plan to “maximize” the number of 
housing opportunities in Etobicoke Centre.

As such, the proposal contributes to a full range 
of housing in terms of size and type of units. 
With respect to affordable housing provision, 
the applicant is amenable to the provision of 
affordable housing as part of the development 
proposal, which may be considered as part of a 
Section 37 community benefits package should 
this be part of the development approval.

The introduction of active grade-related childcare 
space and office space as well as the residential 
lobbies will contribute to the animation and 
vitality of Fieldway Road and serve the growing 
residential population both on site and in the 
wider area. The proposed office uses will replace 
the existing dealerships and repair shops on 
the site and, along with the childcare space, will 
contribute to the diverse mix of uses on the site 
and within the neighbourhood. 

The proposed public park will serve both 
future residents of the development proposal 
and existing residents within the surrounding 
community and has been strategically located 
at the east portion of the site adjacent to the 
potential “proposed multi-use grade separated 
trail” identified in the Etobicoke Centre Public 
Space and Streetscape Plan. The siting of the park 
serves as a convenient location for community 
residents while providing for the potential future 
linkage between the proposed public park on the 
site and the public park north of the tracks as part 
of the Westwood Theatre lands redevelopment. 

It is noted that the site is located in the Fieldway 
Road Area as shown on Map 12-1 of the Etobicoke 
Centre Secondary Plan. The Secondary Plan does 
not include prescriptive policies for the Fieldway 
Road Area, but rather describes the area as being 
currently developed with small scale industrial/
commercial and warehouse uses and notes that 
its location, in close proximity to the subway, will 
“provide opportunities for small to medium scale 
office development”. In our opinion, the policies 
do not “require” small to medium scale office 
development but rather speak only to “providing 
opportunities”. 

In this regard, it is noted that previously approved 
rezoning applications in the Fieldway Road Area 
at 2-22 Fieldway Road and 24-34 Fieldway Road 
have permitted 100% residential developments, 
which were determined to be in conformity with 
the Secondary Plan. In particular, the rezoning at 
2-22 Fieldway Road allowed the conversion of an 
existing 12-storey office building at 2 Fieldway 
Road into a 13-storey residential building, as well 
as additional new residential development at 
8-22 Fieldway Road.
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In this regard, the tallest tower (Building 3 at 35 
storeys) is located on the west portion of the site at 
the greatest distance away from the existing low-
rise neighbourhood to the southeast and closest 
to Kipling Station. Building 3 will also have office 
at grade, which is strategically located adjacent 
to the employment area to the south/southwest. 
Moving east, the height of Building 2 decreases 
to 32 storeys and is entirely residential, followed 
by Building 1B at 22 storeys and Building 1A at 10 
storeys with childcare space at grade diagonally 
opposite the low-rise neighbourhood within the 
southeast quadrant of Fieldway Road and the CP 
spur line. 

The public park is proposed at the east portion 
of the site to act as a buffer, provide additional 
transition from the proposed development to 
the surrounding community and to help foster a 
linked open space system.   

In order to deliver an attractive public realm, 
the development blocks include common 
underground parking garages and internalized 
service areas. All “back of house” activities, 
including loading, vehicular pick-up and drop-
off, and access to the underground garage, have 
been consolidated internally within and below 
the new buildings and are generally out of view 
from the public realm.

5.5 Height, Massing, 
Density and Public 
Realm

In our opinion, and as noted in Section 5.1 above, 
the site is an appropriate location for significant 
mixed-use intensification in land use policy 
terms. From a built form perspective, it is our 
opinion that the subject site is a contextually 
appropriate location for tall buildings given:

• its location in the Etobicoke Centre as 
delineated in the Official Plan;

• its Mixed Use Areas designation in the Official 
Plan;

• its Mixed Use Area A designation in the 
Etobicoke Centre Secondary Plan;

• the size of the site, its significant frontage on 
Fieldway Road and optimal location adjacent 
to the rail corridor and Mixed Use Areas to the 
north and the Employment Area to the south;

5.4 Site Organization
The proposal is made up of two development 
blocks, each consisting of two buildings with 
a terracing of heights, which are anchored by 
an attractive, high-quality public realm design 
along with a public parkland block that will 
integrate with the surrounding neighbourhood. 
The proposal has been strategically designed to 
achieve neighbourhood transition through the 
organization of open spaces, the massing and 
siting of buildings, and the distribution of varying 
land uses throughout the site. In addition, the site 
has been organized around a potential network 
of pedestrian pathways to create permeability 
through the site and improved connections with 
the neighbouring community, and specifically to 
the Six Points development to the north and the 
Kipling Anchor Mobility Hub to the west.

As a key organizing element, the proposal 
minimizes the impact of the existing constraints 
across the subject site, including the CP spur 
line and the easement between the 58 and 60 
Fieldway Road properties by dividing the site 
into three distinct blocks. The proposed blocks 
contribute to the spatial separation between 
buildings and co-ordination of vehicular access.

Within the two development blocks, the buildings 
are further divided by private courtyards which 
facilitate access to the underground parking 
levels and additional entry points to the buildings. 
They are generally located central to each 
development block, framed by the buildings’ 
podiums and directly connected through the 
proposed pedestrian pathway both at the front 
and rear of the site. 

The proposed intensification of the subject 
site will connect it into the surrounding 
neighbourhood by introducing building heights 
that complement the surrounding built form. The 
proposed building heights have been organized 
and sited to fit harmoniously within the existing 
context of tall buildings within the Centre, while 
providing an appropriate transition in scale 
within the site itself and to adjacent low-rise 
neighbourhoods and employment areas. 
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• its connection to the heart of Etobicoke Centre 
and the Six Points development to the north, 
filling out the southern end of the Mixed Use 
Area and Centre;

• its proximity to Kipling and Islington Subway 
Stations and the Kipling Mobility Hub; and

• its relationship to other existing, approved and 
proposed tall buildings in Etobicoke Centre.

As part of the City’s planned urban structure, tall 
buildings are anticipated within the Etobicoke 
Centre, particularly around its subway stations. 
As such, the proposal is in keeping with the 
anticipated locations for tall buildings as set out 
in Section 3.1.3 of the Official Plan. 

The proposed buildings will fit harmoniously 
into its existing and planned context.  In this 
respect, the Etobicoke Centre area is a node 
where significant height already exists. To the 
northeast, at Islington-Bloor, existing buildings in 
the vicinity of the Islington Subway Station range 
from 19 to 36 storeys. As well, newer existing and 
approved developments in the area around the 
Islington Subway Station include a number of 
buildings ranging in height from 28 to 45 storeys. 

Within the more immediate context, as shown on 
Figure 26 (Height Map), existing buildings in the 
vicinity of the Kipling Subway Station range from 
21 to 40 storeys. As well, proposed developments 
in the area around the Kipling Subway Station 
include a number of tall buildings ranging in 
height from 27 to 39 storeys, as summarized in 
the table below.  

Table 4 -  Surrounding Building Heights

Address Development 
Status

Development 
Type

Height

5245 Dundas Street West Under 
Construction

Mixed-Use 40 storeys

15 Viking Lane Constructed Residential 36 storeys

4-8 Beamish Drive Proposed Residential 35 storeys

8-26 Jopling Avenue Proposed Mixed-Use Tower A: 27 storeys 
Tower B: 33 storeys

35 Viking Lane Constructed Residential 30 storeys

25 Viking Lane Constructed Residential 30 storeys

3 Michael Power Way 
(Palais at Port Royal Place) 

Constructed Residential 30 storeys

3 Summerland Terrace Constructed Residential 26 storeys

5233 Dundas Street West Constructed Residential 24 storeys

5 Michael Power Way (Promenade at 
Port Royal Place) 

Constructed Residential 24 storeys

5229 Dundas Street West Constructed Residential 21 storeys 

5191 Dundas Street West Constructed Mixed-Use 21 storeys 

7 Summerland Terrace Constructed Residential 21 storeys 

2 Fieldway Road Constructed Residential 13 storeys

15 Summerland Terrace Constructed Mixed-Use 12 storeys

36 and 38 Fieldway Road Proposed Residential 10 storeys 
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Address Development 
Status

Development 
Type

Height

Six Points Development:

Block 1 Proposed Mixed-Use Tower 1: 25 storeys

Tower 2: 18 storeys 

10 storeys 

 9 storeys 

7 storeys 

6 storeys 

5 storeys 

Block 3 Proposed Mixed-Use Tower: 30 storeys 

16 storeys

10 storeys 

9 storeys 

8 storeys 

7 storeys 

Block 4 (Etobicoke Civic Centre) Proposed Mixed-Use Tower: 16 storeys 

13 storeys 

10 storeys 

7 storeys 

3 and 4 storeys 

Block 5 Proposed Mixed-Use Tower: 28 storeys 

12 storeys

11 storeys 

10 storeys 

8 storeys 

Block 6 Proposed Mixed-Use Tower: 39 storeys 

10 storeys 

9 storeys 

8 storeys 

6 storeys 

5 storeys 

Block 7 Proposed Mixed-Use Tower: 36 storeys 

4 storeys 

3 storeys 
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Figure 26 - Height Map

40*
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Although the proposal exceeds the recommended 
4-storey base building height set out in the 
Etobicoke Centre Urban Design Guidelines, the 
placement of the buildings set back 14.0 to 20.0 
metres from the Fieldway property line meets 
the Guidelines’ intent to define streets and open 
spaces with good proportion, to provide adequate 
access to sunlight and sky view, to create a 
predictable street edge from one property to the 
next, and to frame and enhance the public realm. 
The location of the proposed mid-rise Building 1A 
on the east portion of the site will also provide a 
height and built form transition to existing low- 
and mid-rise buildings to the east.  The transition 
also benefits from the introduction of the 
proposed public park at the east end of the site.

The size and location of the subject site allows a 
massing and site layout strategy that results in 
tower separations in excess of the minimum 25 
metre separation distance recommended in the 
Tall Building Design Guidelines and the minimum 
20 metre separation distance recommended in 
the Etobicoke Centre Urban Design Guidelines. 

With respect to the towers, their massing and 
siting provides for appropriate stepbacks from 
the base buildings, including the tapering of the 
upper levels toward the east and west to ensure 
shadows on the proposed park at the Six Points 
development to the north are adequately limited. 
Along Fieldway Road, notches are provided at 
the corners of the tower portions to avoid built 
form monotony (which creates a unique sense of 
a “project”). 

It is noted that, for “mid-rise buildings”, the 
Etobicoke Centre Urban Design Guidelines allow 
massing flexibility for heights of up to 20 storeys, 
provided floor plates above the 12th storey are 
reduced to a maximum of 825 square metres 
in order to avoid tall slab buildings, while the 
portions of towers above 20 storeys are limited 
to a 750 square metre floor plate. Above the 
12th floor, each of the proposed towers (Building 
1B, Building 2 and Building 3) will meet the 825 
square metre floor plate size recommendation 
in the Guideline. Above the 20th floor, the floor 
plate sizes will also meet the 750 square metre 
recommendation provided in the Guidelines 
and in the EC2 zone in By-law 1088-2002 (which 
specifies a height above 60 metres rather than 
above the 20th storey). 

In our opinion, the proposed building heights of 
10, 22, 32 and 35 storeys will fit harmoniously 
within the existing and evolving tower heights in 
the immediate vicinity, including, in particular, 
the two existing residential towers at 25-35 
Viking Lane (30 storeys), the existing residential 
tower at 15 Viking Lane (36 storeys), the under 
construction mixed-use building at 5245 Dundas 
Street West (40 storeys), the City’s proposed Six 
Points development (25, 30, 36 and 39 storeys) 
and several other tall buildings within Etobicoke 
Centre (see Height Map).

From a policy perspective, the proposed 
development is in keeping with the Secondary 
Plan, which directs that new housing will take 
the form of mid-rise and high-rise apartment 
dwellings to maximize the number of housing 
opportunities (Policy 3.3.1.1). Furthermore, the 
Plan directs that, in order to promote Secondary 
Plan focal points, the zoning for the Centre will 
permit the greatest heights and highest densities 
around the Kipling and Islington subway stations 
(Policy 3.3.1.3). In this regard, the development 
proposal directly supports the policy direction 
of the Secondary Plan by placing its tallest 
buildings nearest Kipling Station, while providing 
for a transition by stepping down building heights 
to the east towards lower-scale residential 
neighbourhoods.

In terms of massing, the proposal, including the 
location of buildings and the public park, has 
been sited to fit harmoniously with its existing 
and planned context and to limit its impacts on 
the surrounding properties and the public realm 
(see Section 5.6 below). The 4- to 6-storey base 
buildings establishes an appropriate relationship 
to the scale of residential development along the 
north side of Fieldway Road, which includes a 
5-storey streetwall at 8-22 Fieldway Road and a 
7-storey streetwall at 2 Fieldway Road, set back 
approximately 5.0 metres and 5.8 metres from 
the Fieldway property line, respectively. 
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With respect to the public realm, the proposal 
responds to Secondary Plan policies seeking 
to create a safe, attractive and connected 
pedestrian environment, including providing 
greater connectivity of pedestrian routes 
through new linkages on large redevelopment 
sites (Policy 3.10.4(a)), greater connectivity of 
the pedestrian system through improvements 
in connections between the subway stations, 
bus stops and sidewalks (Policy 3.10.4(b)) and 
improved pedestrian connections between the 
east and west sides of Kipling Avenue (Policy 
3.10.4(c)).

The proposed north/south pedestrian pathways 
through the site will create permeability 
and connectivity to the proposed east/west 
pathways at the front and rear of the site.   
Greater connectivity and access will be provided 
to Kipling Station via the proposed north/south 
POPS pedestrian connection on the west side of 
the subject site and bisecting rear pedestrian 
pathway, both of which will intersect with the 
existing Kipling GO Station south commuter 
parking lot that extends west to the station 
uninterrupted by roadways, being located north of 
Munster Avenue and beneath the Kipling Avenue 
bridge. In addition, the location of the public park 
provides for a potential pedestrian connection to 
Kenway Park to the east, should the intervening 
properties be developed in the future (see Figure 
27, Pedestrian Connectivity Plan).

Potential connectivity to the Six Points 
development to the north will be protected by way 
of the proposed north/south POPS pedestrian 
connection on the east side of Building 1A and 
bisecting rear pedestrian pathway, both of which 
will intersect the potential pedestrian route over 
the rail corridor envisioned in the Etobicoke 
Centre Secondary Plan and the Public Space and 
Streetscape Master Plan. While the proposal has 
been strategically designed to contemplate this 
potential connection, including the location of 
the proposed public park, should the connection 
ultimately not be provided, the public realm 
network will function well within the surrounding 
area, meeting Secondary Plan policies related to 
providing new pedestrian linkages throughout 
the site and surrounding area, and specifically 
connecting the east and west sides of Kipling and 
to Kipling Station, as described above.
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5.6 Built Form Impacts 
The Official Plan development criteria applying to 
the Mixed Use Areas designation have a particular 
focus on potential built form impacts on adjacent 
lower-scale Neighbourhoods.  In particular, 
Policy 4.5(2)(c) requires buildings to be located 
and massed to provide a transition through 
appropriate setbacks and/or a stepping down of 
heights towards lower-scale Neighbourhoods, 
while Policy 4.5(2)(d) requires buildings to 
be located and massed so as to adequately 
limit shadow impacts on adjacent lower-scale 
Neighbourhoods.  

In this regard, the closest Neighbourhoods 
designation is located on the south side of 
Fieldway Road, east side of the spur line, and 
directly south of the proposed public park. 
Further south, the Core Employment Areas 
designation west of the spur line incrementally 
extends further east until it meets the Mixed 
Use Areas designation at Advance Road. To the 
northeast and northwest beyond the rail corridor, 
the majority of lands are designated Mixed Use 
Areas, forming part of the Etobicoke Centre 
Urban Growth Centre. 

As discussed in Section 5.4 above, the 
proposed buildings have been strategically 
sited and carefully organized to ensure an 
appropriate transition in scale including the 
terracing of heights away from the designated 
Neighbourhoods, well below a 45-degree angular 
plane. In our opinion, the proposed development 
adequately limits built form impacts including 
potential overlook and shadow impacts (see 
below).  

In our opinion, the proposed density of 5.3 
FSI, is appropriate and desirable. Firstly, it is 
important and appropriate from a planning 
policy perspective to optimize density on the site 
given its location within the Etobicoke Centre 
urban growth centre and its excellent proximity 
to higher-order public transit. Secondly, it is 
noted that neither the Toronto Official Plan nor 
the Etobicoke Centre Secondary Plan generally 
include density limitations and specifically do 
not do so in the case of the subject site. Density 
limitations which had formerly been included in 
the Secondary Plan were deleted from the new 
Secondary Plan, which was adopted in 2002 and 
approved in 2005. 

The Official Plan provides that land use 
designations are generalized, leaving it to the 
Zoning By-law to “prescribe the precise numerical 
figures and land use permissions that will 
reflect the tremendous variety of communities 
across the City”. Accordingly, it is reasonable to 
establish appropriate densities for the subject 
site based on specific built form design, context 
and urban structure considerations, rather than 
on the basis of density numbers.

While the proposal requires an amendment to the 
Zoning By-law to increase the permitted density 
from 2.0 FSI to 5.3 FSI, the proposed density is 
appropriate given the site’s key location within 
the Etobicoke Centre Urban Growth Centre and 
in proximity to the Kipling Mobility Hub and 
given the appropriateness of the proposed 
height and massing.  It is important to note that 
other comparably-sized sites in the Etobicoke 
Centre have been approved/developed to similar 
densities (such as 5365 Dundas Street West (4.23 
FSI), 5414-5487 Dundas Street West (5.23 FSI) 
and 64-70 Cordova Avenue (6.69 FSI).
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Light, View and Privacy
Light, view and privacy (LVP) impacts are 
generally addressed through a combination of 
spatial separation, orientation and mitigating 
measures between buildings.

For tower elements, the City-wide Tall Building 
Design Guidelines recommend a separation 
distance of 25 metres between tower faces 
and a tower setback of 12.5 metres from side 
and rear property lines or the centre line of an 
abutting lane, measured to the exterior walls of 
the building (i.e. balconies are permitted within 
the setback zone).  The Etobicoke Centre Urban 
Design Guidelines recommend a lesser 20 metre 
minimum separation between towers, with a 
minimum distance of 11 metres between main 
windows of residential buildings. 

As set out below, the proposed development is 
almost entirely in keeping with the above-noted 
LVP standards and guidelines. 

For the base building elements:

• Building 1A will be set back a minimum of 7.1 
metres to the north lot line, 15.0 metres to 
the east lot line and 14.0 metres to the south 
property line and will be separated by 27.0 
metres from the nearest windows on Building 
1B;

• Building 1B will be set back a minimum of 7.0 
metres to the north lot line and 15.0 metres 
to the south lot line and will be 14.2 metres 
from the base portion of Building 2 and 27.0 
metres from the base portion of Building 1A, 
as described above;

• Building 2 will be set back a minimum of 8.3 
metres to the north lot line and 14.6 metres to 
the south lot line, and will be separated by 11.0 
metres from the base portion of Building 3 and 
14.2 metres from the base portion of Building 
2, as described above;

• Building 3 will be set back a minimum of 7.2 
metres to the north lot line, 20.5 metres to the 
south lot line and 7.0 metres to the west lot 
line and will be 11.0 metres from the base of 
Building 2, as described above.

In all cases, minimum window separation 
distances well in excess of 11 metres will be 
provided between proposed buildings on the 
subject site and existing buildings surrounding 
the site, considering the following:

• significant base building setbacks along 
Fieldway Road to the south (14.0 to 20.0 
metres) along with the existing right-of-way 
width;

• significant base building setback to the CP 
spur line to the east (15.0 metres) with the 
proposed park on the east side of the spur 
line;

• the parking lot and designated Utility Corridor 
lands to the north; 

• the existing commercial buildings fronting 
on the north side of Munster Avenue to the 
southwest, the closest of which is set back 
approximately 7.0 metres from the rear lot 
line; and

• the separation distances between the 
buildings on the subject site.

For the tower components:

• Building 1B (Levels 7 to 22) will be set back 8.66 
metres from the north lot line, 16.35 metres 
from the south lot line and separated 30.75 
metres from Building 1A and a minimum of 
27.5 metres from the tower portion of Building 
2, slightly increasing as the east side of the 
tower portion of Building 2 tapers to the east 
on upper levels;

• Building 2 will be set back 12.5 metres from the 
north lot line for Levels 7 to 32, 14.64 metres 
to 17.63 metres from the south lot line and 
separated approximately 32.0 metres from the 
tower portion of Building 3, slightly increasing 
as the west side of the tower tapers to the east 
on the upper levels, and a minimum of 27.5 
metres from the tower portion of Building A, 
as described above; and

• Building 3 will be set back a of 12.75 metres 
from the north lot line and 20.5 metres from 
the south lot line for Levels 7 to 35, 12.77 
metres from the west lot line and separated 
approximately 32.0 metres from Building 
2, slightly increasing as the west side of the 
tower portion of Building 2 tapers to the east 
on the upper levels, as described above.
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All of the proposed setbacks meet or exceed 
the 12.5 metre guideline and the 25.0 metre 
separation guideline specified in the Tall Building 
Design Guidelines (and are in excess of a 10-metre 
tower setback implicit in the 20-metre separation 
distance specified by the Etobicoke Centre Urban 
Design Guidelines). The only exception is that 
Building 1B is set back 8.66 metres to the rear. 
Although slightly less than the recommended 
10.0-metre/12.5-metre setbacks, the lands to 
the north are currently occupied by a surface 
parking lot, designated Utility Corridors, located 
abutting the rail corridor and, as such, is not a 
likely or feasible location for future tall buildings. 
In this regard, a modestly reduced tower setback 
is appropriate in our opinion.

Based on the foregoing analysis, it is our 
opinion that the proposed building setbacks and 
stepbacks would result in appropriate separation 
distances from adjacent existing buildings 
and potential future buildings, substantially in 
keeping with the Tall Building Design Guidelines 
and Etobicoke Centre Urban Design Guidelines, 
and would maintain appropriate light, view and 
privacy.

Shadow Impacts
A shadow study was prepared by TACT 
Architecture assessing the shadow impacts at 
the spring/fall equinoxes (March/September 21st) 
and the summer solstice (June 21st). 

In this regard, the Official Plan places a particular 
emphasis on potential shadow impacts on lands 
designated Neighbourhoods. Policy 4.5(2)(d) 
requires buildings to be located and massed to 
adequately limit shadow impacts on adjacent 
Neighbourhoods, particularly during the 
spring and fall equinoxes. As noted above, the 
closest Neighbourhoods designation is located 
southeast of the subject site, south of Fieldway 
Road and east of the CP spur line.  

The location of the subject site, along with the 
proposed building placement and transition 
in heights, is ideal for tall buildings given that 
they will have limited shadow impact on lands 
designated Neighbourhoods.  The shadow 
study demonstrates that, at the spring and fall 
equinoxes, there would be no shadow impact 
on lands designated Neighbourhoods between 

9:18 a.m. and 4:18 p.m. Only after 4:18 p.m. would 
minor incremental shadow occur at the southeast 
corner of Fieldway Road and the CP spur line. 
Similarly, during the summer solstice, shadowing 
would be limited to a very minor portion at the 
northwest corner of the townhouse block at the 
corner of Fieldway and the CP spur line from 5:18 
p.m. to 6:18 p.m.

With respect to sunlight on adjacent streets 
and sidewalks, the shadow study demonstrates 
that, at the spring and fall equinoxes, there 
would minor incremental shadow impacts on the 
sidewalk on the south side of Dundas Street, and 
both sides of Kipling Avenue, St. Albans Road, 
Adobigok Pathway and Biingaden Trail at 9:18 a.m., 
moving to only the sidewalks along Adobigok and 
Biingaden from 10:18 a.m. to 11:18 a.m. A sliver of 
impact will be experienced on the south sidewalk 
on Adobigok at 12:18 p.m. on March 21st only. 
Shadowing on both sidewalks along Fieldway 
Road and Van Dusen Boulevard will be limited to 
4:18 p.m. to 6:18 p.m., and on Shires Lane at 5:18 
p.m. and at 6:18 p.m. at the spring equinox only. 
Finally, the east and west sidewalks on Allerton 
Road will experience minor shadowing at 6:18 
p.m. at the spring equinox only and a sliver of 
impact on the south end of Carysfort Road will 
occur at 6:18 p.m. at the fall equinox only.

At the summer solstice, there would be 
incremental shadow impact on the north and 
south sides of Fieldway Road from 3:18 p.m. to 
6:18 p.m., both sides of Van Dusen Boulevard 
from 5:18 p.m. to 6:18 p.m. and a sliver of impact 
on the north sidewalk along Munster Avenue at 
6:18 p.m. only.

With respect to the proposed park within the 
Six Points development on the north side of the 
rail corridor, the proposed buildings have been 
sited to adequately limit shadow impact. At the 
summer solstice, there will be no shadow impact 
on the park. During the spring/fall equinoxes, the 
shadow study demonstrates that there will be 
very minor incremental shadow impact on the 
southwest corner of the park during the spring 
and fall equinoxes from 9:18 a.m. to 11:18 a.m. At 
both dates, the shadows will be completely off 
the park well before 12:18 p.m. 
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In terms of the proposed park on the east side of 
the subject site, there will be incremental shadow 
impact at the fall equinox from 4:18 p.m. to 6:18 
p.m. that moves swiftly across the park, with the 
park never fully in shadow. During the fall equinox 
there will be a sliver of impact at 3:18 p.m. on the 
west portion of the park and some shadows on 
the southwest portion from 5:18 p.m. to 6:18 p.m. 
At the summer solstice, shadows will be limited to 
a minor portion in the southwest corner from 5:18 
p.m. to 6:18 p.m.

Based on the foregoing analysis, it is our opinion 
that the incremental shadow impact on the 
proposed parks are “adequately” limited, both 
in terms of its extent relative to the size of the 
parks and its duration, and would not adversely 
affect the utility of the parks. In addition, there 
would be very minor impacts to Neighbourhoods 
designated lands during the equinoxes with no 
impact during the summer solstice when outdoor 
amenity spaces are more heavily used.

Sky View Impacts
In our opinion, the proposed tower locations, 
setbacks and tower floor plate sizes would not 
have an unacceptable impact on sky view from 
the public realm (i.e. from Fieldway Road) given 
the urban context of the site, which includes 
numerous existing and approved tall buildings 
and its location adjacent to the rail corridor. 

Above the base building levels, the east-west 
widths of the tower portions range due to the 
stepping of the upper levels and notching, 
specifically at the south corners along Fieldway 
Road, including widths of 30.5 metres to 9.6 
metres for Building 1B, 32.9 metres to 12.5 metres 
for Building 2 and 37.2 metres to 12.4 metres 
for Building 3. Also, due to the site layout and 
placement of buildings resulting in significant 
tower separation distances well in excess of 
the recommended 25.0 metre distance in the 
Downtown Tall Building Guidelines and significant 
setback from Fieldway Road, the proposed 
buildings would not have unacceptable sky view 
impacts. 

Wind Impacts 
A pedestrian level wind study has been prepared 
by RWDI, assessing the wind impacts at areas 
of interest, which include those areas which 
pedestrians are expected to use on a frequent 
basis, including sidewalks, main building 
entrances, outdoor amenity areas and the 
proposed public park.

The assessment is based on the local wind 
climate, the design of the proposed development, 
existing surrounding buildings and computational 
modelling and simulation of wind conditions. The 
findings are summarized as follows:

• The addition of the proposed buildings will 
help reduce wind speeds in the surroundings 
to the east and south of Fieldway Road by 
providing blockage for the predominant 
winds, making pedestrian wind conditions 
more comfortable.

• The design of the proposed buildings includes 
several positive wind-responsive features, 
such as stepped massing, canopies and tower 
setbacks on large podiums.

• The wind conditions around the proposed 
buildings will be comfortable for the intended 
pedestrian use at most areas all year around, 
including sidewalks, walkways, parking lot, 
park dedication and primary entrances. 
However, higher wind speeds and potential 
comfort/safety issues are predicted at the 
north- and west-facing building corners, in 
the passages between the proposed buildings, 
and in the above-grade outdoor amenity areas 
in the winter.

• The addition of the proposed development 
is going to reduce wind speeds on the site 
by providing sheltering from the prevailing 
northwesterly winds. This will significantly 
reduce the probability of safety exceedances 
in areas that are predicted to exceed the 
safety criterion in the proposed scenario.

• Conceptual wind control solutions in the 
form of canopies/trellises, landscaping, wind 
screens and taller guardrails are discussed in 
the report, and should be considered during 
detailed design. With consideration of these 
elements, it is anticipated that the wind safety 
issues identified can be adequately addressed 
and resolved during the site plan approval 
process/detailed design.
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• Wind tunnel testing is required at the time 
of detailed design to quantify the level 
and frequency of high wind activity, and to 
optimize wind mitigation recommendations. 

5.7 Urban Design
From an urban design perspective, the proposal 
builds upon and reinforces the vision established 
in the Etobicoke Secondary Plan with a cohesive 
development that:

• provides an appropriate height and density in 
the vicinity of the Kipling Mobility Hub;

• promotes an urban character with 
appropriately scaled and oriented buildings; 
and

• creates a good street relationship and 
public realm, with widened sidewalks and 
connectivity to the surrounding area, and 
with pedestrian connections and significant 
landscaped open space creating a linked open 
space system.

The proposal will result in a significantly improved 
pedestrian experience with an expansive and 
urbanized streetscape along the frontage of the 
site. The buildings will be generously set back from 
the south property line along Fieldway Road from 
14.0 to 20.0 metres, providing for an expanded 
public realm including seating areas, enhanced 
paving and pedestrian pathway corridors flanked 
by expansive linear landscaped islands running 
parallel to the sidewalk, connected to pedestrian 
pathway connections on the west side of the site 
and the west side of the spur line, replacing the 
predominantly paved frontage, front yard parking 
and front yard fencing that currently exists.

In our opinion, the proposed building design and 
site organization conforms with the applicable 
built form and urban design policies of the 
Official Plan, in particular, Policies 3.1.1(2), 3.1.1(3), 
3.1.1(6), 3.1.1(13), 3.1.1(16), 3.1.1(18), 3.1.1(19), 3.1.2(1), 
3.1.2(2), 3.1.2(3), 3.1.2(4), 3.1.2(5), 3.1.2(6), 3.1.2(9), 
3.1.2(10), 3.1.2(11), 3.1.2(13), 3.1.3(8), 3.1.3(9), 
3.1.3(10), 3.1.3(11), 3.1.3(12) and 4.5(2) of the 
Official Plan, in particular the policies related to 
base building massing, tower floor plate size and 
built form transition. In particular: 

• the proposed pedestrian network, pathway 
connections and expanded public realm will 
create permeability throughout the site and 
within the surrounding area and will function 
well with the larger network, including the 
proposed public parkland;

• the proposed public parkland has been 
strategically located to better connect to the 
surrounding community and potential future 
pedestrian connections;

• the existing boulevard along Fieldway Road 
will be significantly improved from the existing 
condition with co-ordinated landscaping, 
enhanced paving and passive recreation 
areas to create an appropriate transition from 
the private to public realm;

• the proposed development will define the 
street edge and will be generously set back, 
resulting in a streetwall condition that will fit 
harmoniously with the existing and evolving 
character of Fieldway Road, with the main 
lobby entrances visible and directly accessible 
from the public sidewalk;

• all buildings will be sited generally parallel to 
Fieldway Road with a consistent setback to 
provide for an expanded public realm network, 
with Building 1A sited parallel to the CP spur 
line and Building 3 sited parallel to the west 
lot line; 

• the proposed development will incorporate 
office and childcare space on the ground floor, 
providing transition to adjacent employment 
areas and low-rise residential areas, 
respectively;

• building servicing, including loading, garbage 
rooms and vehicular parking, are built into 
the mass of the buildings, screened from the 
public view and located either at grade or 
within the underground parking garage;

• the proposed buildings will be sited and 
massed to maintain adequate light, view, 
and privacy for neighbouring buildings (see 
Section 5.6 above);

• sufficient off-street motor vehicle and bicycle 
parking will be included for occupants and 
visitors; 

• indoor and outdoor amenity spaces will be 
designed to be of high quality; 
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• the upper portions of the towers employ 
tapering towards the east and west in order 
to minimize potential shadow impacts on the 
proposed park at the Six Points development 
to the north;

• the proposed building will achieve a 
compatible relationship with the built form 
context through the consideration of podium 
height and design, massing, scale, and 
setbacks, as well as architectural character 
and expression;

• the mechanical penthouses will be 
incorporated into the design of the tops of the 
buildings; and

• the buildings will be located and massed to 
fall well below a 45-degree angular plane 
measured from the closest Neighbourhoods, 
providing an appropriate transition to those 
Neighbourhoods.

As well, it is our opinion that the proposed 
development appropriately implements the 
urban design policies set out in Section 3.4 of the 
Etobicoke Centre Secondary Plan.  Specifically:

• vehicular access to the buildings is situated 
away from the public realm, maintaining 
the continuity of the interface between the 
buildings and the street (Policy 3.4.1);

• the size and configuration of the tower floor 
plates are limited, with numerous stepbacks, 
spatial separation, pedestrian pathways and 
terracing of heights to allow views through the 
site (Policy 3.4.4); and 

 ○ the proposed buildings address key urban 
design considerations, including:

 ○ the proposed buildings and site design 
will complete the southern extent of the 
Etobicoke Centre and Mixed Use Area, 
complementing the existing and proposed 
high-rise development adjacent to Kipling 
station and at Six Points, north of the rail 
corridor, and transitions to the low-rise 
neighbourhood to the southeast; 

 ○ the proposed buildings and site design will 
minimize the negative impact of shadows, 
sky view and wind on adjacent public areas, 
including streets, parks and open spaces;

 ○ the proposed site design will provide 
significant, accessible and high-quality 
open space, POPS pedestrian connections 
and a new public park; and

 ○ the proposed site design will provide 
adequate transition between taller 
buildings and adjacent lower scaled 
buildings (Policy 3.4.6).

Tall Building Design Guidelines
In our opinion, the design of the proposed 
development is generally in keeping with the 
applicable guidelines set out in the City-wide Tall 
Building Design Guidelines, as set out below.

Guideline 1.3 – Fit and Transition in Scale:  Ensure 
tall buildings fit within the existing or planned 
context and provide an appropriate transition in 
scale down to lower-scaled buildings, parks and 
open space.

• The proposed buildings will fit within the 
existing, planned and evolving tall building 
context to the north and west within the 
Etobicoke Centre and will provide adequate 
transition in scale down to the adjacent low-
rise neighbourhood to the southeast. The 
proposed heights are similar to the heights of 
existing and approved tall buildings within the 
Centre, within the Mixed Use Area A designation 
in the Secondary Plan and adjacent to other 
lands with the same designation (see Section 
5.5 above).

Guideline 1.4 – Sunlight and Sky View: Locate and 
design tall buildings to protect access to sunlight 
and sky view within the surrounding context of 
streets, parks, public and private open space, and 
other shadow sensitive areas.

• There will be no significant shadow impacts 
on nearby parks or lands designated 
Neighbourhoods. Sunlight access and sky 
view along the surrounding streets will 
be mitigated by the proposed setbacks, 
stepbacks and building separation distances. 
Sunlight and sky view are analyzed in detail in 
Section 5.6 above.
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Guideline 2.1 – Building Placement: Locate the 
base of tall buildings to frame the edges of streets, 
parks and open spaces, to fit harmoniously with 
the existing context, and to provide opportunities 
for high-quality landscaped open space on-site.

• The base buildings have been set back 
significantly from the street edge to provide 
transition to the lands to the south and the 
opportunity for on-site landscaped open 
space including enhanced paving, co-
ordinated landscaping, seating and pedestrian 
pathways lining the Fieldway Road frontage.

Guideline 2.2 – Building Address and Entrances: 
Organize tall buildings to use existing or new 
public streets for address and building entrances. 
Ensure primary building entrances front onto 
public streets, are well defined, clearly visible and 
universally accessible from the adjacent public 
sidewalk.

• All entrances have direct access to the public 
sidewalk, are well defined and clearly visible. 
The proposal will result in a significant 
enhancement to the existing condition along 
the street frontage.

Guideline 2.3 – Site Servicing, Access and 
Parking: Locate “back-of-house” activities, such 
as loading, servicing, utilities and vehicle parking, 
underground or within the building mass, away 
from the public realm and public view.

• All “back of house” activities, including loading, 
servicing and access to the underground 
garage, have been consolidated within the 
buildings, and are fully screened and located 
away from the public realm.

Guideline 2.4 – Publicly Accessible Open Space: 
Provide grade related, publicly accessible open 
space within the tall building site to complement, 
connect and extend the existing network of public 
streets, parks and open space.

• Two POPS are proposed on the subject site, 
including a pedestrian connection adjacent 
to the west property line connecting the 
Fieldway sidewalk to lands to the northwest 
(for a more efficient path of travel for 
pedestrians accessing Kipling Station and the 
Kipling Mobility Hub) and a second abutting 
the west side of the CP spur line connecting 
the Fieldway sidewalk to the rear of the site 
(which protects for a future connection to 

the potential multi-use bridge across the CP 
rail corridor). These POPS will connect to on-
site pedestrian pathways provided at the rear 
and front of the site and potential off-site 
connections, creating a linked open space 
system.

Guideline 2.5 – Private Open Space: Provide a 
range of high-quality, comfortable and shared 
outdoor amenity space throughout the tall 
building site.

• High-quality amenity space has been 
provided on Level 6 for Building 1A, Level 7 for 
Buildings 1B and 2 and on Levels 7, 20 and 21 
for Building 3. The programming of the spaces 
will be confirmed at the Site Plan Approval 
stage. Additional outdoor landscaped space is 
provided along all property lines, with larger 
areas to the south along Fieldway Road and 
east along the CP spur line.

Guideline 2.6 – Pedestrian and Cycling 
Connections: Provide comfortable, safe, and 
accessible pedestrian and cycling routes through 
and around the tall building site to connect with 
adjacent routes, streets, parks, open space, and 
other priority destinations, such as transit and 
underground concourses.

• As described above, pedestrian connections 
and pathways are provided along all property 
lines including a pathway connecting the 
north and south paths between Buildings 1B 
and 2. 

Guideline 3.1.1 – Base Building Scale and Height: 
Design the base building to fit harmoniously 
within the existing context of the neighbouring 
building heights at the street and to respect the 
scale and proportion of adjacent streets, parks 
and public or private open spaces. On corner 
sites, vary the height and the form of the base 
building to respect and respond to the height, 
scale, and built-form character of the existing 
context on both streets.

• The 5- to 6-storey base building heights (19.2 
to 22.7 metres), stepping back above 4 storeys 
(16.1 metres), relate to the scale of residential 
development along the north side of Fieldway 
Road, which includes a 5-storey streetwall at 
8-22 Fieldway Road and a 7-storey streetwall 
at 2 Fieldway Road, which are set back 
approximately 5.0 metres and 5.8 metres from 
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the Fieldway lot line, respectively. Although 
the proposal exceeds the recommended 
4-storey base building height set out in the 
Etobicoke Centre Urban Design Guidelines, 
the placement of the buildings set back 14.0 
metres to 20.0 metres from the Fieldway 
property line meets the Guidelines’ intent to 
define streets and open spaces with good 
proportion, create a street edge and frame 
and enhance the public realm.

Guideline 3.1.2 – Street Animation: Line the 
base building with active, grade-related uses to 
promote a safe and animated public realm. 

• The proposed ground floors will incorporate 
the main residential lobbies for each building 
along Fieldway Road, providing an animated 
street frontage adjacent to the enhanced 
landscaped area along the frontage. The 
proposed at-grade office and childcare uses 
on the west and east sides, respectively, will 
animate the edges of the site, acting as a 
focal point for pedestrians entering via the 
proposed pedestrian connections.

Guideline 3.1.3 – First Floor Height: Provide 
a minimum first floor height of 4.5 metres, 
measured floor-to-floor from average grade.

• A first floor height of 6.8 metres is proposed, 
well in excess with the recommended 
guideline. 

Guideline 3.1.4 – Façade Articulation and 
Transparency: Articulate the base building with 
high-quality materials and design elements that 
fit with neighbouring buildings and contribute to 
a pedestrian scale. Provide clear, unobstructed 
views into and out from ground floor uses facing 
the public realm.

• Large windows are location along Fieldway 
Road, creating visibility into the ground 
floors of the buildings and, in turn, providing 
the opportunity for a vibrant streetscape, 
animated streetfront, views into the residential 
lobbies and office space, and enhancement of 
the public realm.

Guideline 3.1.5 – Public-Private Transition: Design 
the base building and adjacent setback to promote 
an appropriate level of visual and physical access 
and overlook reflecting the nature of building use 
at-grade.

• The three proposed uses will have entrances 
adjacent to the public sidewalks to promote 
access and overlook into the public realm. 
As noted above, the ground floor will be 
improved with significant glazing that visually 
distinguishes these levels from the levels 
above. 

• The existing boulevard along Fieldway Road 
will be significantly improved from the existing 
condition with co-ordinated landscaping, 
enhanced paving and passive recreation 
areas to create an appropriate transition from 
the private to public realm.

Guideline 3.2.1 – Floor Plate Size and Shape: Limit 
the tower floor plate to 750 square metres or 
less per floor, including all built area within the 
building, but excluding balconies. Flexibility in 
the floor plate size may be considered for non-
residential uses and for residential and mixed-use 
buildings that are greater than 50 to 60 storeys.

• While portions of the floor plates exceed the 
recommended 750 square metre size, the 
only floors that are in excess are less than 
20 storeys in height, which complies with the 
825 square metre size recommended in the 
Etobicoke Centre Urban Design Guidelines, as 
described in Section 5.5.  

Guideline 3.2.2 – Tower Placement: Place towers 
away from streets, parks, open space and 
neighbouring properties to reduce visual and 
physical impacts of the tower and allow the base 
building to be the primary defining element for 
the site and adjacent public realm. 

• The location of the site and generous setback 
of the buildings from Fieldway Road allow 
for spatial separation from adjacent streets, 
parks and open space. Along Fieldway Road, 
notches are provided at the corners of the 
tower portions to avoid built form monotony 
and stepbacks are provided above the base 
building to define the streetwall.
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Guideline 3.2.3 – Tower Separation: Set back tall 
building towers 12.5 metres or more from the 
side and rear property lines or the centre line of 
an abutting lane. Provide separation distance 
between towers on the same site of 25 metres 
or more, measured from the exterior walls of the 
buildings, excluding balconies.

• Tower separation is addressed in Section 5.6 
above. All of the proposed setbacks meet 
or exceed the 12.5 metre guideline and the 
25.0 metre separation guideline specified 
in the Tall Building Design Guidelines (and 
are in excess of a 10-metre tower setback 
implicit in the 20-metre separation distance 
specified by the Etobicoke Centre Urban 
Design Guidelines). The only exception is that 
Building 1B is set back 8.66 metres to the rear. 
Although slightly less than the recommended 
10 metre/12.5 metre setbacks, the lands to 
the north are currently occupied by a surface 
parking lot, are designated Utility Corridors, 
are located abutting the rail corridor and as 
such, are not a likely or feasible location for 
future tall buildings and have limited future 
development potential.

Guideline 3.2.4 – Tower Orientation and 
Articulation: Organize and articulate tall building 
towers to promote design excellence, innovation, 
and sustainability.

• As described above, the towers have been 
organized and articulated to create a high-
quality addition to the Etobicoke Centre 
skyline.

Guideline 3.3 – Tower Top: Design the top of tall 
buildings to make an appropriate contribution 
to the quality and character of the city skyline. 
Balance the use of decorative lighting with energy 
efficiency objectives, the protection of migratory 
birds and the management of artificial sky glow.

• The tower tops include stepbacks on the 
upper levels and the mechanical penthouses 
will complement each other with a similar 
materiality that will make an attractive and 
appropriate contribution to the quality of the 
skyline.

Guideline 4.1 – Streetscape and Landscape 
Design: Provide high-quality, sustainable 
streetscape and landscape design between the 
tall building and adjacent streets, parks and open 
space.

• The buildings have been set back significantly 
from the street edge to provide transition to 
the lands to the south and the opportunity 
for on-site landscaped open space including 
enhanced paving, co-ordinated landscaping, 
seating and pedestrian pathways lining the 
Fieldway Road frontage and adjacent to the 
proposed public parkland to the east.

Guideline 4.2 – Sidewalk Zone: Provide adequate 
space between the front of the building and 
adjacent street curbs to safely and comfortably 
accommodate pedestrian movement, streetscape 
elements and activities related to the uses at 
grade. 

• A widened pedestrian realm will be created 
along the Fieldway Road frontage, with a 
setback of 14.0 to 20.0 metres, including east/
west and north/south pedestrian connections 
and expansion of the existing sidewalk from 
1.6 metres to 2.1 metres.

Guideline 4.3 – Pedestrian Level Wind Effects: 
Locate, orient and design tall buildings to 
promote air circulation and natural ventilation, 
yet minimize adverse wind conditions on streets, 
parks and open space, at building entrances, and 
in public and private outdoor amenity areas.

• A pedestrian level wind study was prepared by 
RWDI and is summarized in Section 5.6 of this 
report.  

Guideline 4.4 – Pedestrian Weather Protection: 
Ensure weather protection elements, such as 
overhangs and canopies, are well integrated into 
building design, carefully designed and scaled to 
support the street, and positioned to maximize 
function and pedestrian comfort.

• Canopies are provided along all building 
entrances, providing weather protection for 
residents and visitors. 
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Etobicoke Centre Urban Design 
Guidelines
In our opinion, the proposed development 
maintains the vision for the character of the 
area described in the Etobicoke Centre Urban 
Design Guidelines, by providing for an intensified 
community through redevelopment with 
additional opportunities for people to live in 
proximity to transit, work and play. In this respect, 
the surrounding area including the master-
planned Six Points development to the north 
will be the heart of Etobicoke, hosting a range of 
uses including the new Etobicoke Civic Centre, 
recreation centre, commercial and residential 
uses, parkland and pedestrian connections.

For local streets (including Fieldway Road), 
the Guidelines recommend tree-lined and 
landscaped front yard setbacks (between 3.0-6.0 
metres). The proposed development exceeds this 
recommendation by setting the buildings back 
from 14.0 to 20.0 metres from the Fieldway Road 
property line to accommodate the proposed 
landscaped boulevard with tree plantings, 
enhanced landscaping, pedestrian paths and 
seating.  

The Guidelines provide further direction with 
respect to public realm improvements, which 
include widened sidewalks, new landscaping 
along frontages and locating buildings close 
to the street lines. In that respect, the proposal 
maintains the intent of the Guidelines by:

• providing a widened sidewalk, new landscaping 
and street trees and pedestrian paths along 
the Fieldway Road public boulevard; 

• reinforcing the pedestrian activity and 
amenity of the adjacent street; 

• providing significant private open space and 
amenity areas throughout the site and two 
POPS pedestrian connections;

• locating the main building entrances to face 
the public street with direct connections to 
the public sidewalk; and

• locating the proposed public parkland on 
the east portion of the site to complement 
adjacent low-rise areas and potentially 
connect to the future public park on the north 
side of the rail corridor.

In terms of built form, the Guidelines provide 
strategies related to building location and 
organization as well as general building design 
and environmental impact, as well as height and 
parking. The proposal maintains the intent of the 
guidelines related to the interface of the building 
with the public realm by:

• designing and locating the base buildings to 
occupy a minimum of 60% of the Fieldway 
Road frontage; and

• setting back the base buildings from Fieldway 
Road and allow for the heights to exceed the 
4-storey recommendation while meeting the 
intent of the guideline of buildings interfacing 
with the public realm.

With respect to general building design, the 
following considerations apply:

The proposed buildings will range in streetwall 
height and overall height and are treated 
as “sibling” buildings. They speak a similar 
design language while each maintains its own 
expression and identity. Together they form 
an ensemble of buildings that is assertive and 
distinct yet contextual to the proposed growth of 
Etobicoke Centre. 

The buildings are designed with highly-
articulated fenestration including material 
treatment, stepping and building separation 
which avoid large expanses of blank walls.

Roof top expressions for each tower use the same 
materiality that will generate a local landmark 
and character.

The proposed development maintains the intent 
of the Guidelines with respect to other relevant 
built form criteria by:

• maintaining 3-5 hours of sunlight per day on 
at least one sidewalk of Dundas Street West 
between March 21st and September 21st;

• providing access to parking and servicing 
access so as to minimize interference with the 
continuity of public sidewalks and regularity 
of street tree planting, by reducing the number 
of curb cuts along Fieldway Road from six to 
two;

• incorporating the underground access ramps 
into the ground floor of the buildings;
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The proposed resident parking supply is also 
consistent with the trends of reduced reliance 
on automobile parking, as demonstrated by other 
recent approvals in the City of Toronto for sites 
with comparable (or lesser) transit access and 
will be supported by a robust TDM program.

Visitor parking is proposed to be provided at a rate 
of 0.10 spaces per unit consistent with Zoning By-
law 569-2013. Similarly, non-residential spaces 
will be consistent with By-law 569-2013. Visitor 
parking and commercial parking spaces will be 
provided in a shared configuration. 

With respect to bicycle parking, By-law 1088-
2002 requires a maximum bicycle requirement 
of 600 residential spaces, including 480 long-
term spaces and 120 short-term spaces, whereas 
By-law 569-2013 (Zone 2) and the Toronto 
Green Standards require 81 short-term and 782 
long-term spaces. The proposed development 
provides a total of 922 bicycle parking spaces 
(including 81 short-term and 841 long-term 
spaces). The proposed bicycle parking supply and 
location meets or exceeds the bicycle parking 
requirements and is appropriate.

With respect to loading, By-law 1088-2002 
requires 3 loading spaces, consistent with Zoning 
By-law 569-2013, including 1 Type G, 1 Type B, and 
1 Type C space. The proposed development will 
provide 4 Type G loading spaces, which exceeds 
the minimum requirement. The loading supply is 
therefore appropriate.

The manoeuvres of the loading spaces have been 
reviewed with AutoTrack turn path software. 
Based on the analysis the loading areas can 
accommodate the swept path associated with 
the City of Toronto waste collection vehicle and a 
TAC single unit truck. The design of the proposed 
on-site loading areas is therefore appropriate.

A comprehensive Transportation Demand 
Management (TDM) strategy has been proposed 
in order to encourage future residents to utilize 
sustainable modes of transportation and to 
support the proposed minimization of vehicular 
parking supply on the site. The proposed TDM 
strategy includes the following elements:

• A comprehensive pedestrian network within 
the site and connections through the site 
including a connection to the adjacent Kipling 

• maintaining a separation distance between 
towers that exceeds the recommended 20 
metres to ensure adequate light, view and 
privacy;

• maintaining a minimum window separation 
distance of 11 metres;

• locating the indoor amenity areas with direct 
access to the outdoor amenity areas;

• massing the proposed towers to frame and 
support the adjacent street (Fieldway Road) at 
a scale that balances building height and built 
form with street width;

• locating tall buildings in a location that is 
appropriate with respect to proximity to the 
Kipling Subway Station and the general built 
form pattern of the area, which consists of 
other tall buildings;

• providing point tower expressions by 
complying with the recommended floor plate 
size of up to 825 square metres to a height of 
20 storeys, and 750 square metres above that;

• orienting the towers in an east-west direction 
to maintain sky views; and

• maintaining a 45-degree angular plane 
gradient from adjacent low-rise residential 
areas, where appropriate, to restrict the 
impact of higher buildings. 

5.8 Transportation  

An Urban Transportation Considerations Report 
was prepared by BA Group in support of the 
proposed development.

With respect to vehicle parking considerations, 
BA Group reviewed parking demands of 
comparable subway-based sites and determined 
that the parking requirements in By-law 569-
2013 (Policy Area 3, which requires a total of 
1,016 spaces including 901 resident spaces 
and 115 non-resident spaces) significantly over 
prescribe the amount of parking required for 
a new development. The proposed minimum 
resident parking supply is 0.40 spaces per unit 
and recognizes the excellent transit accessibility 
of the site, as supported by the Provincial Policy 
Statement, City of Toronto Official Plan, Ministry 
of Transport Transit-Supportive Guidelines, 
Metrolinx Regional Transportation Plan and 
Ontario’s Five Year Climate Change Action Plan. 



Planning & Urban Design Analysis
56, 58 and 60 Fieldway Road 87

• A westbound left turn advance phase to be 
implemented at Green Lanes / Existing TTC 
Commuter Lot Access / Bloor Street; and

• Signal timing adjustments to be incorporated 
at Bloor Street / Islington Avenue including a 
potential cycle length increase to 120 seconds.

The intersection of Bloor Street West / Islington 
Avenue operates under constrained condition 
due to the addition of background development 
traffic in the vicinity of the site. Based on the 
analysis, no physical improvements to the 
Bloor-Islington intersection are required or 
recommended to accommodate site traffic. 
Minor signal timing adjustments are expected 
to occur to accommodate background growth 
and site traffic can be accommodated within the 
context of the adjustments that will occur.

Under future total conditions, the Green Lanes 
/ Bloor Street intersection will operate under 
capacity during weekday morning and afternoon 
peak hours, respectively. The existing all way 
stop intersection of Judge Road / Fieldway Road 
currently operates with a LOS of A. With the 
addition of site-related traffic, the LOS for the all 
way stop intersection is projected to change to 
LOS B. Site traffic can therefore be accommodated 
at this intersection. Both proposed driveway 
locations on the site will operate appropriately 
without any need for auxiliary lanes on Fieldway 
Road.

An assessment of the queuing impacts at the 
Bloor Street / Green Lanes intersection was 
undertaken to confirm the impacts of the proposed 
development. The queue analysis determined 
that the westbound left turn movement currently 
operates with 95th percentile queues that exceed 
the existing storage lane length of 15.0 metres. 
The addition of background traffic is projected 
to increase queues with the impacts off-set by 
a planned future westbound left turn advance 
phase which will be implemented in conjunction 
with another area development. Even with the 
improvement, the queues on the westbound 
left turn will be forecast to exceed the available 
storage. All other future queues under future 
background traffic at the intersection of Green 
Lanes / Bloor Street can be accommodated.

Subway Station Park and Ride lot, which will 
provide a direct connection to Kipling Subway 
Station/Kipling Mobility Hub.

• 6 car share spaces on the site.

• A bicycle parking supply that exceeds the 
minimum requirements.

• Protection for a potential future pedestrian 
bridge connection over the adjacent CP Rail 
line to connect to the future public park to the 
north.

• Protection for a space within the site for a 
future Toronto bike share station (should the 
system be extended this far west).

• A minimized vehicular parking supply which 
would provide less parking than what is 
required in the current in-force By-law.

With respect to traffic volumes, the existing 
baseline traffic and pedestrian volumes were 
established using December 2020 and July 2021 
turning movement count (TMCs) information 
from surveys undertaken by Spectrum Traffic 
Data Inc., for the following intersections: Bloor 
Street West & Islington Avenue, Bloor Street 
West & Green Lanes / Existing TTC Commuter Lot 
Access, Green Lanes & Fieldway Road, Fieldway 
Road & Allerton Road / 34 Fieldway Road Driveway, 
Fieldway Road & West Site Driveway, Fieldway 
Road & East Site Driveway and Fieldway Road / 
Judge Road & Munster Avenue.

The proposed development will generate 185 
two-way peak hour vehicular trips during both 
the AM and PM peak hours, respectively. The site 
is also expected to generate 245 and 240 transit 
trips for both AM and PM peak hour. 

Regarding traffic operations, under existing 
conditions, area intersections operate acceptably 
during the AM and PM peak hours with overall v/c 
ratios below 1.0. With the addition of background 
traffic, v/c ratios at area intersections increase, 
but projected traffic can be accommodated. 
Notably, there are planned signal timing changes 
to the Green Lanes / Existing TTC Commuter Lot 
Access / Bloor Street and Bloor Street / Islington 
Avenue intersections which are anticipated to be 
incorporated to accommodate other site related 
traffic growth as follows:
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Additional off site traffic to the Green Lanes / Bloor 
Street intersection will result in a minor increase 
in the westbound left turn queues in the order of 
1-2 vehicles (3.0-9.0 metres) and 95th percentile 
queues under future total conditions will 
continue to extend beyond the available storage 
of the westbound left turn. It is notable that the 
95th percentile queues for the westbound left 
turn movement under future total conditions are 
forecast to still be less than the 95th percentile 
queue under existing conditions. All other queues 
will continue to be accommodated under future 
total traffic volumes.

While the site impacts to the westbound left turn 
queues are relatively small, BA Group has identified 
an opportunity for a potential improvement to 
the westbound left turn movement that could 
be implemented in conjunction with the future 
closure of the existing TTC bus terminal at the 
corner of Bloor Street West and Islington Avenue. 
The existing westbound left turn storage could be 
extended by eliminating an existing eastbound 
left turn lane on Bloor Street into the existing TTC 
bus terminal. The eastbound left turn movement 
currently conflicts with the westbound left at 
Green Lanes and the conflicting eastbound left 
turn lane could be removed in conjunction with 
the planned closure of the future TTC bus station 
at the corner of Bloor Street / Islington Avenue. 
As a result, there is an opportunity to extend the 
existing westbound left turn at Green Lanes to 
achieve a storage of 50.0 metres to accommodate 
the forecasted 95th percentile queues under 
future total conditions.

Given the opportunity created by the 
future relocation of the TTC bus terminal, 
it is recommended that the modification of 
the westbound left turn be considered to 
accommodate the future total traffic volumes in 
the area. In considering that the site impact to the 
Green Lanes / Bloor Street intersection is small 
(and can be accommodated), and recognizing 
that the current operation of the westbound left 
turn is already constrained, the recommended 
improvement is not required for the proposed 
development. However, it is recommended that 
the City of Toronto seek to implement extension 
of the westbound left turn lane as a long-term 
improvement that is tied to the closure of the 
future TTC Bus Station.

Based on the foregoing, with the implementation 
of minor signal timing adjustments, site traffic 
can be appropriately accommodated. Moreover, 
an opportunity to improve to the Green Lanes / 
Bloor Street intersection has been highlighted 
to further improve traffic operations in the area 
which would address an existing constrained 
traffic movement and accommodate both 
background development and new site generated 
traffic

5.9 Servicing
A Functional Servicing and Stormwater 
Management Report was prepared by 
Counterpoint Engineering in support of the 
proposed development. The report presents 
a site servicing strategy for the proposed 
development that addresses the requirements of 
the applicable regulatory agencies and provides 
the basis for future detailed servicing design 
work. The servicing strategy for the development 
is summarized below:

Water Servicing:
• The proposed development is to be serviced 

by new watermain connections. The east 
development block will be serviced by one 
standard ‘h’ connection and one domestic 
connection to the 150 mmø watermain 
on Fieldway Road. The west development 
block will be serviced by one standard ‘h’ 
connection, one domestic connection, and 
one supplemental fire connection to the 150 
mmø watermain on Fieldway Road.

• The water demand requirement of the 
proposed development for Maximum 
Day Demand plus Fire Flow for the east 
development block is 5,114 L/min and for the 
west development block is 6,243 L/min. The 
proposed development results in an increase 
in Maximum hour and Maximum Day demand.

• The site-specific test on Fieldway Road 
indicates that the existing watermain will 
provide a sufficient level of service to meet the 
water demand for the proposed development.
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Foundation Drainage:
• The maximum short-term discharge rate 

is estimated to be 361 m3/ day (4.18 L/s) for 
the east development block and 487 m3/ day 
(5.64 L/s) for the west development block. 
The short-term groundwater rate is less than 
the sanitary long-term groundwater rate and 
ultimate design sanitary flows to the sanitary 
sewer system. The short-term discharge 
to the sanitary sewer system will cease 
before the site is occupied. As such, there is 
sufficient capacity in the municipal system 
to accommodate the short-term groundwater 
discharge.

• The long-term foundation drainage discharge 
rate is estimated to be 251 m3/day (2.91 L/s) 
for the east development block and 301 m3/
day (3.48 L/s) for the west development block. 
A peak flow rate of 3.15 L/s and 3.79 L/s, 
respectively, has been incorporated into the 
sanitary calculations for the east and west 
development blocks. 

• The quality limits for long-term discharge 
to the sanitary sewer will satisfy the limits 
as listed in Table 1 – Limits for Sanitary and 
Combined Sewer Discharge with the exception 
of TSS. Filtration to deal with this exceedance 
will be required and will be provided at the 
time of the discharge application.

Sanitary Servicing:
• The proposed development is to be serviced 

by new sanitary connections. The east 
development block will be serviced by 
one sanitary connection to the 250 mmø 
sanitary sewer on Fieldway Road. The west 
development block is to be serviced by two 
sanitary connections (one for each tower) 
to the 250 mmø sanitary sewer on Fieldway 
Road.

• The peak sanitary design flow is 27.74 L/s 
(which includes anticipated peak groundwater 
flow of 6.94 L/s) which is a 27.04 L/s increase 
in flow.

• The existing and proposed sewer system 
downstream of the proposed development 
was analyzed for downstream capacity. For 
existing and proposed conditions, the sanitary 
sewer system has dry-weather capacity 
but surcharges in wet conditions. However, 
the Hydraulic Grade Line (HGL) remains at 
acceptable levels, below 1.8 metres from the 
ground surface; as such, no external upgrades 
are required to accommodate the site.

Stormwater Servicing:
• The proposed development is to be serviced 

by new storm connections for the east and 
west development blocks to the existing 750 
mmø storm sewer on Fieldway Road. The City 
of Toronto’s Wet Weather Flow Management 
Policy identifies performance objectives for 
runoff from new development sites including 
water quantity, quality, and water balance.

• Quantity: For the east development block, 
quantity control will be provided on-site by 
approximately 171 m3 of underground storage 
tank in combination with an outlet control to 
ensure that the 100-year post development 
peak flows are attenuated to the 2-year 
pre-development allowable release rate to 
Fieldway Road. For the west development 
block, quantity control will be provided on-
site by approximately 154 m3 of underground 
storage tank in combination with an outlet 
control to ensure that the 100-year post 
development peak flows are attenuated to 
the 2-year pre-development allowable release 
rate to Fieldway Road.

• Water Balance: For the east development 
block, a water balance volume of 19.7 m3 is 
required and will be retained for on-site re-
use. For the west development block, a water 
balance volume of 16.9 m3 is required and will 
be retained for on-site re-use.

• Quality: Quality control measures may not 
be required as the site is almost entirely roof 
and landscape areas. This will be reviewed in 
greater detail at the Site Plan Approval stage.
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5.10 Electromagnetic 
Frequency

WSP Canada Inc. (WSP) was retained to 
complete an Electromagnetic Frequency (EMF) 
Management Plan in support of the proposed 
development. The EMF Management Plan was 
prepared in accordance with the City’s prudent 
avoidance concept for EMF exposure. Ground 
and aerial field measurements were collected 
and analyzed to provide the most conservative 
evaluation of EMF exposure at the site. Based 
on the analysis completed, with a development 
setback distance of 7.0 metres from the north 
property line, annual EMF exposure is within 
acceptable levels, in relation to the City of 
Toronto’s annual EMF exposure requirements.

5.11 Noise and Vibration
A Noise and Vibration Impact Study was prepared 
by RWDI in support of the proposed development. 

This site is exposed to noise from road traffic on 
Fieldway Road to the southeast, Bloor Street West 
and Dundas Street West to the northwest, and 
Kipling Avenue to the southwest. The site is also 
exposed to noise from rail traffic on the Metrolinx 
GO Transit (Milton)/CP Rail Galt Subdivision rail 
corridor to the northwest, the TTC subway Line 
1 to the northwest, and the CP Galt spur line to 
the northeast. Furthermore, site is potentially 
exposed to vibration from the rail corridor and 
spur lines, which is also assessed.

 A review of off-site stationary sources was also 
completed, as the site is situated in a mixed-use 
setting with employment uses to the south.

This Study resulted in the following recommended 
noise control measures to be considered during 
the Site Plan Approval/detailed design stage:

1. Suite bedroom window glazing with sound 
isolation performance up to STC-39.

2. Suite bedroom balcony doors with sound 
isolation performance up to STC-30.

3. Exterior wall assemblies facing the rail corridor 
will need to be designed to be acoustically 
equivalent to window/wall assembly with brick 
veneer.

4. Installation of central air-conditioning so that 
all suites’ windows can remain closed.

5. Construction of perimeter noise barriers along 
the outdoor amenity areas.

6. Obtain formal confirmation from the land 
use planning authority of Class 4 area 
classification, as per MECP publication NPC-
300.

7. The inclusion of noise warning clauses related 
to:

• Transportation sound levels at the plane of 
window and in outdoor amenity areas (OLAs).

• Proximity to commercial facilities.

• Proximity to rail corridors.

Vibration measurements conducted at the future 
location of the proposed development indicate 
that vibration levels meet the applicable criteria.

The impact on both the building itself and its 
surroundings is expected to be feasible to meet 
the applicable criteria. This should be studied 
further during Site Plan Approval/detailed design.

Based on the results and recommendations 
included with this assessment, the proposed 
development is feasible and recommended to 
be approved from the noise and vibration impact 
aspect. 

5.12 Rail Spur Line 
Assessment

An assessment of the proposal in proximity to 
the spur line was prepared by Hatch in support 
of the proposal. The letter reviews the proposal 
against the most recent industry guidelines for 
development in proximity to rail infrastructure 
to ensure that the proposal aligns with the 
guidelines and adequate mitigation measures are 
being undertaken.

Based on discussions with neighbouring 
businesses and residents in March 2021, this 
single industrial spur rail line carries infrequent 
train service and less than the specified volume of 
2 trains per day as outlined in the City of Toronto 
Land Use Study – Development in Proximity to 
Rail Operations (2019). As industrial activity in 
the area declines over time and land use patterns 
change, the frequency of approximately 2 or less 
trains per day is anticipated to decline.
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The applicable guidelines for development in 
proximity to rail are the Federation of Canadian 
Municipalities (FCM), the Railway Association of 
Canada (RAC) Guidelines for New Development 
in Proximity to Railway Operations (2013) and the 
City of Toronto’s Land Use Study: Development 
in Proximity to Rail Operations Guidelines 
(2019), include specific recommendations for 
development adjacent to or in close proximity to 
spur lines, as follows:

1. Setbacks: The recommended building setback 
for new residential redevelopment adjacent to 
spur lines is 15 metres.

2. Safety Barrier: There are no requirements for a 
safety barrier for new developments adjacent 
to a spur line track.

3. Noise Mitigation: The recommended minimum 
noise influence area when undertaking noise 
studies along a spur line track is 75 metres.

The results of the rail safety assessment indicate 
the proposed development on the site aligns with 
the most recent guidelines and requirements for 
new development in proximity of rail spur lines, 
specifically:

• The 15.0 metre setback to the face of the 
planned building, is consistent with the 
standard setback requirement for rail spur 
line tracks;

• A noise study will be completed to evaluate 
transportation-related noise impacts 
(including rail) on the development proposal;

• A 1.83-metre-high security fence will be 
installed to deter trespassing;

• The proposed uses in the 15.0 metre setback 
area are acceptable non-sensitive uses; and

• Derailment protection in the form of a safety 
barrier is not required and is not planned. 

5.13 Air Quality Assessment
 
An Air Quality Assessment was prepared by RWDI 
in support of the proposed development. Among 
other tasks, RWDI completed a site visit on June 
29, 2021 to identify sources of air pollutants, dust 
and/or odours in the surrounding area that may 
be of potential concern. RWDI also reviewed wind 
data from the Toronto Island Airport.

The report concluded that, from an air quality 
perspective, the subject site is expected to be 
compatible with industries identified in the study 
and with existing transportation corridors.

However, RWDI also conducted a supplemental 
study focused on potential air quality effects 
from Mega City Automotive.

The supplemental study, based on conservative 
paint usage and emissions data assumptions 
along with computer dispersion modeling, 
indicates the following:

• The emissions from painting operations at 
Mega City Automotive are expected to comply 
with provincial standards at all residential 
locations within the proposed development.

• There is a potential for detectable odours at 
the west end but not elsewhere within the 
proposed development.

• The potential frequency of occurrence of the 
detectable odours is low (less than 1.5% of the 
time).

• The odour levels, should they occur, will 
generally be below the threshold of annoyance. 
The predicted frequency of exceeding the 
annoyance threshold is very low (less than 
0.1% of the time).

Therefore, no adverse air quality effects from 
Mega City Automotive are expected at the 
proposed development.
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As a precaution, the following is recommended 
for the proposed residential uses at the west 
end of the development, where a potential for 
detectable odours has been predicted:

• For the residential units that exceed the 
frequency and odour threshold, a provision 
of fresh air through a central air system with 
fresh air intakes away from the southwest 
corner of the proposed building.

• Provision of warning clauses.

Given the low predicted frequency of events, 
the proposed mitigation measures have been 
provided to ensure that occupants can close their 
doors and windows on occasions when an odour 
event occurs, and yet still have fresh air and be 
able to control the temperature within their units.

5.14 Community Services 
and Facilities 
Although the City did not require a Community 
Services and Facilities Study for the purposes 
of the application, understanding the existing 
context and how the proposal will support 
the area’s needs is vital.  As a result, a high-
level overview of existing facilities within or in 
proximity to the subject site between Rathburn 
Road to the north, Royal York Road to the east, 
the Gardiner Expressway to the south and 
Highway 427 to the west (the “Study Area”) has 
been included. At a high level, the broader area 
surrounding the subject site is well-serviced 
with a variety of human services and recreation 
centres, childcare facilities and 2 libraries. 

There are 6 schools located within the 
boundaries of the Study Area operated by the 
TDSB and TCDSB. The one TDSB Elementary 
School is Islington JMS, which has a capacity of 
approximately 635 students, and the one TDSB 
Secondary School is Etobicoke CI, which has 
a capacity of 1,275 students. The three TCDSB 
Elementary Schools have capacities of 596, 568 
and 580 (Our Lady of Peace, Our Lady of Sorrows 
and St. Gregory, respectively). The one TCDSB 
Secondary School is Bishop Allen, which has a 
capacity of 717 students.

In terms of recreation centres, there are five 
public funded recreation centres operated by the 
City of Toronto’s Parks and Recreation Division 
in the Study Area. It is noted that there may 
be recreation centres operated by non-profit 
organizations serving the Study Area; however, 
these have not been included in this inventory. 
The recreation centres include Central Arena at 
50 Montgomery Road, Fairfield Seniors’ Centre at 
80 Lothian Avenue, Memorial Pool and Health Club 
at 44 Montgomery Road, Norseman Community 
School and Pool at 105 Norseman Street and 
Islington Seniors’ Centre at 4968 Dundas Street 
West, offering a wide range of active programs 
for people of all ages. A new recreation centre 
is also proposed within the new Etobicoke Civic 
Centre as part of the Six Points development.

The three closest childcare facilities are Hydro 
Bright Lights Childcare Centre at 800 Kipling 
Avenue, Caterpillar & Company at 55 Chauncey 
Avenue and Mindwerx 4 Kids Learning Centre 
at 3825 Bloor Street West. There are numerous 
childcare facilities in the area, particularly 
southeast of the subject site and northwest of 
Bloor Street West and Kipling Avenue.

There are two public libraries within the study 
area, including the Eatonville Public Library 
Branch at 430 Burnhamthorpe Road and the 
Brentwood Public Library Branch at 36 Brentwood 
Road North. Both locations offer several services 
including a 1,000 square foot auditorium at 
Eatonville and a 716 square foot meeting room at 
Brentwood. A new public library is also proposed 
within the new Etobicoke Civic Centre as part of 
the Six Points development.

Finally, with regard to human services, there 
several locations within the study area, including 
PTP – Adult Learning and Employment Programs 
at 5353 Dundas Street West, and several locations 
surrounding the intersection of Islington Avenue 
and Bloor Street West.

It is important to note that the proposal includes 
a number of components which will contribute 
to the achievement of complete communities 
and the provision of community services and 
facilities. In this respect, the proposal will 
incorporate new office space, adding to the wide 
range of commercial amenities in the area and 
increasing local intra-community trips.
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The proposal will also include a new 432 square 
metre childcare space with an outdoor recreation 
area on the ground floor of Building 1A. The 
childcare space will provide community facilities 
to serve growth in the area.

The proposal will also provide for two new north/
south privately owned public spaces (POPS) 
pedestrian connections at the east and west 
sides of the subject site. As noted in Section 
5.5, potential connectivity to the Six Points 
development to the north will be facilitated by 
the proposed north/south POPS pedestrian 
connection on the west side of the CP rail spur, 
and bisecting the rear pedestrian pathway, both of 
which will intersect with the potential pedestrian 
route over the rail corridor envisioned in the 
Etobicoke Centre Secondary Plan, the Etobicoke 
Centre Public Space and Streetscape Master 
Plan and the Six Points development proposal. In 
addition, a new public park will be provided on the 
eastern portion of the site and provide transition 
to the low-rise area to the southeast.

Finally, the proposal provides generous setbacks 
at grade along Fieldway Road, establishing wide 
sidewalk zones which encourage lingering and 
interaction and foster animated street frontages, 
in tandem with co-ordinated landscaping and 
active uses at-grade.

In conclusion, the surrounding area is well served 
by existing community services and facilities.  
The subject site is well connected to these 
services.  In addition, the proposal will add to the 
range and type of facilities in the surrounding 
area for existing and future residents.



6 Conclusion



The proposed development contributes to the 
achievement of a number of land use planning 
and urban design objectives for Etobicoke 
Centre. The proposed development represents 
an opportunity to reimagine the Mixed Use Areas 
land on the north side of Fieldway Road in a 
manner that is consistent with and will contribute 
to the future heart of Etobicoke Centre to the 
north.  

From a land use perspective, the proposal results 
in residential/mixed-use intensification and 
increased housing opportunities within an Urban 
Growth Centre and within walking distance of the 
Kipling Mobility Hub, Kipling Station and Islington 
Station. The site is located within a high-density 
node that has an existing and planned built 
form context which includes numerous existing, 
approved and proposed tall buildings. The 
proposed building heights of 10, 22, 32 and 35 
storeys and density fit harmoniously within the 
existing and planned context.   

The subject site is currently occupied by car 
dealerships and vehicle repair shops, along 
with significant surface parking. The proposal 
sees these lands redeveloped into a residential/
mixed-use community, including at-grade 
office and childcare uses, residential buildings, 
POPS pedestrian connections and a new public 
parkland dedication. 

From a policy perspective, residential/mixed-use 
intensification on the subject site is promoted 
by the applicable policies of the Provincial Policy 
Statement, the Growth Plan for the Greater 
Golden Horseshoe, the Metrolinx Regional 
Transportation Plan, the City of Toronto Official 
Plan and the Etobicoke Centre Secondary Plan. 

From a built form and urban design perspective, 
the proposal results in significant improvements 
to the streetscape along Fieldway Road and 
provides a linked system of open spaces. Its 
stepped building massing results in appropriate 
transitions to the low-rise residential 
neighbourhoods to the southeast. Due to the 
site’s separation distance from these areas and 
the proposed building massing, the proposal 
will have no unacceptable built form, shadow or 
wind impacts on nearby streets, properties, open 
spaces and parks.

For all of the foregoing reasons, we conclude that 
the requested rezoning application is appropriate 
and desirable from a land use planning and urban 
design perspective. Accordingly, we recommend 
approval of the requested amendment. 




