
1 
 

Community Council Meeting of June 10, 2008: 

 Item No. 9 

 

Submission to the Toronto and East York Community Council 

concerning the request to amend the Official Plan to permit 

construction of a new development informally known as 

30 Alvin Ave. 

 

Executive Summary. 

 

 

Deputant:   John Shepherd, 66 Heath Street East, member of the project’s Working Group, member of 

Deer Park Residents’ Group (DPRG), co-editor of the “30 Alvin Blog”. 

 

Density Claim: The overall density of the project (6.28 times coverage) is much too high for a residential 

condominium. 

 

Justification: The May 13th Planner’s Final Report (on page 17) is  fundamentally flawed, where it states 

“The average density of the 8 significant non-Neighbourhoods and non-mainstreets types of buildings in 

that area is 8.15 times the lot area”.  The Planner’s fundamental error is that seven of the eight 

buildings listed on page 17 are on St. Clair Avenue, which is a main street. Furthermore, seven of the 

eight buildings listed are office buildings.  Such buildings are usually located on main streets, and as a 

result do have higher densities. The 8.15 density figure used by that Planner is grossly inappropriate for 

a residential condominium project located on a “non-mainstreet” such as Alvin Avenue. 

 

The attached chart compares the Planner’s page 17 survey of the eight buildings, with our own survey 

that includes every one of the 21 tallest buildings within 400 meters of the site.  These buildings range in 

height from 14 to 32 floors.  Seven of them are offices, all of which are on St. Clair.  The rest are 

condominiums. Some of the condominiums are on main streets, but almost half are on side streets. The 

overall average density is 4.7 times coverage.  However, for condominiums alone, the average density is 

only 3.4 times coverage. In our view, these are the baseline densities that should have been used. 

 

The City’ Official Plan is weak and general in its content.  It does not include limits on density and 

building heights.  The Zoning Bylaw is woefully and embarrassingly out of date and is perceived to be 

largely irrelevant.  All we have to go on is precedent and policy. The Growth Plan for the Greater 

Toronto Horseshoe does identify this type of site as a candidate for intensification.  We do support 

intensification.  All things considered, however, our earlier report recommended to the Planner that a 

density of 5.5 times coverage would be more than sufficient. 

 

Height Claim: The Applicant’s proposal to erect a 37 floor (118m high) tower is far too excessive for the 

area.  
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Justification:  The Planner’s report made no attempt to justify the Applicants’ 37-floor (118m) tower 

height, other than to claim that shadow effects would be minimal because of the tower’s narrow cross-

section.  In effect, the Planner allowed any height to be established, as long as the overall density on the 

site was consistent with the flawed 6.28 times coverage.   The Applicant’s proposal would be 40% 

higher than the immediately-adjacent octagonal Weston tower, which already dominates the area. 

 

The two tallest towers within 400 m. of the site are on Pleasant Blvd., adjacent to a subway entrance. 

These towers are 32 floors (96m) high.  Immediately adjacent to the Alvin site, the tallest main street 

towers are 21 floors (84 meters) and 14 floors (56 meters) high.  In our view, given that the proposed 

tower will be on an inside lot, overlooking single family residences, its height should be proportionate to 

towers immediately adjacent to it.  Furthermore, in keeping with the Yonge-St.Clair Secondary Plan, this 

small site should be developed as a transition between the high density main street buildings and the 

residential area to the North and East. 

 

Remedy:  In view of the Planner’s fundamental density error, we are asking Council to reject the Final 

Report and to direct the Planner to re-negotiate with the Applicant to achieve a lower site density and 

tower height.  We calculate that ten floors removed from the South tower will reduce its height to a 

more reasonable 27 floors and a site density of 5.5 times coverage. 

 

 

John Shepherd 

66 Heath Street East, Toronto, M4T 1S3 

416-515-0611 

john@eternalchaos.com 

www.eternalchaos.com 
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