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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. 

 

My name is Edward Mercer and I reside at 62 Heath St, East, within a block of the project site. I 

was a member of the Working Group established by Councillor Walker and the Deer Park 

Residents’ Group to meet with the Applicant and the Planner. 

The Applicant’s final proposal, which is now before the Community Council, has the support of 

the City Planner, as stated in his Final Report of May 13, 2008. In my opinion, while an 

improvement over the original proposal that was shown to the Working Group, it is still not 

acceptable in its present form. The main issues are Density and Height but there are also 

secondary issues. 

I support the concept of densification at Yonge and St. Clair. I am disappointed, however, that 

the Planner has accepted the Applicant’s proposal without giving consideration to a number of 

relevant factors. I believe that the Density and Height values, accepted in the Final Report, are 

not justifiable because of the residential neighbourhoods to the north and east of the site. It is 

not a commercial office tower project on St. Clair Ave. 

Density: 

Except for the two new Minto condominiums on Yonge St. at Eglinton Ave., the proposed 37 

storey South Condominium tower would be the tallest structure between Bloor St. and Eglinton 

Ave. and equal in height to the south Minto tower. The South and North Condominium towers 

will not be on an arterial street, such as Yonge or St. Clair, but will be behind the office towers 

on St. Clair and Yonge and on a residential side street, Alvin Ave. Therefore, they cannot be 

likened to the Minto condominium building. 

The Planner has accepted the Applicant’s Density. The rationale is a consultant’s study, 

commissioned by the Applicant. Included in the study were seven office/commercial buildings 

on St. Clair Ave. and one condominium on Delisle Ave. were. The Delisle condominium is new, 

and is closest in form to what the Applicant is proposing to build on Alvin Ave. Why were not 

more nearby condominiums included in the study? 

The problem, as I see it, arises out of a loophole in the City’s Official Plan. The Plan does not 

include limits on density and heights: in effect asking the Applicant to pick his own generous 

number. It encourages an Applicant to start with a higher number than he truly expects to be 
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approved and then, if the residents complain, reduce it a bit but still leaving for an unjustifiably 

high density. 

The proposed project is essentially a condominium complex. The blended “as-of-right-density” 

for the site is 2.4X. The Applicant first asked for an increased density of 7.3X and then reduced 

it to 6.28X. The justification for his numbers is an average density of 8.15X for the eight cherry-

picked buildings (7 office buildings and one condominium) in his consultant’s report. 

My neighbour and I concluded that a more objective approach was to centre the study on the 

project site and not on the intersection of St. Clair and Yonge. We looked at the 15 tallest 

buildings within a radius of 400 metres, centred on the site. We chose this radius so as to 

include condominiums on St. Clair East and condominiums on Pleasant Blvd., which is the 

street immediately south of St. Clair. Included are the two tallest apartment/condominium 

buildings on Pleasant Blvd. (Nos. 40 and 60) that are south of the 30 Alvin site. They were built 

in recent times, are next to the subway station and represent reasonable densification. It is 

unreasonable to omit these buildings from the study. Our circle also includes the eight buildings 

selected for the Applicant’s study. 

Our study produced a median density of 4.7X for the 15 tallest buildings within our circle. We 

rounded this up by 17% to arrive at a density of 5.5X for this site. That is what we proposed to 

the Working Group. To match the Applicant’s number, we have now calculated that the average 

density for the 8 tallest buildings is also 4.7X This is further support for an average density of 

5.5. 

I recommend a density of 5.5X for the site. 

Height 

With no height restrictions in the City’s Official Plan, the Planner does not appear to have found 

it necessary to establish one. Instead, once the Applicant’s Density figure was accepted, the 

height of the South Condominium tower became a matter of calculation based upon the general 

massing and the heights of the other buildings. In other words, the high of the South Tower 

could be any number, provided the Applicant’s proposed density of 6.28X was not exceeded. 

The calculated result is a height of 37 storeys, or 121 m. Since the adjacent building, the 

Weston tower, is 85 m. tall, the South Condominium tower will be 36 m. or 42 % taller. The 

Weston tower is the tallest building (office or condominium) at Yonge and St. Clair. Allowing the 

South Condominium to exceed its height by 42 % would be very arbitrary and without rational 

justification. 

I believe that there ought to be a Height limitation that is independent of Density limit. I 

recommend that the height of the South Condominium tower be approximately the same as the 

Weston tower. The massing and heights of the other buildings could remain as proposed by the 

Applicant. The net result would be a site density that is comparable to the 5.5X density that I 

have previously recommended. 
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Town Houses 

The east side of Alvin Ave. is a wonderful streetscape of houses that were originally single 

family homes or duplexes but now are a mix of residential/professional occupancy plus a 

school. The street is a pleasant vista of well proportioned 2.5-storey buildings of complementary 

styles, set back from the street behind mature trees. Their fronts are either brick or stucco. It is a 

visual gem of which the City can be proud. 

The 3.5-storey townhouses that are proposed for the west side of Alvin make no attempt to 

complement the buildings on the east side. Their mostly glass facades are intended to match 

the condominium towers behind. They will create visual conflict at street level. Their message 

will be that they are the new arrivals on the block and, henceforth, intend to dominate the 

streetscape. 

I recommend that the City require that the townhouses respect the buildings across the street. 

Therefore, their walls ought to be built only of brick or stucco, in keeping with buildings in the 

neighbourhood. 

Public Parkette 

One of the improvements that is to be provided, under Section 37 of the Planning Act, is the so-

called linear park that has found great favour with the Planner. It is only 13 m. wide. I agree that 

its green space and the preservation of a walkway between Yonge and Alvin will benefit the 

neighbourhood. But I question the $2 million amount that is to be spent on such a small area to 

construct a high maintenance, flowing water wall display, “Living” walls of espalier trees and 

expensive finishes. Some of this money ought to go towards restoring facilities in nearby parks 

that are in bad repair for lack of funds. 

The primary benefit of the luxurious furnishings in the park will be to enhance the Yonge Street 

entrance to the condominiums and the restaurant, at public expense. I am not opposed to these 

luxuries provided they are not indirectly funded at public expense through Section 37. 

The Report does not reveal what increase in Density and Height was granted, under Section 37, 

in return for these luxurious furnishings. 

Construction Concerns 

During the Working Group meetings, the Planner was provided with a list of actual and potential 

concerns that the residents have about activities during the construction period. For example, 

we want to be sure that: 

Dump trucks and ready-mix concrete trucks enter the site only from Yonge St. 

 

Local streets are not used by contractors for parking and queuing of vehicles 

 

Temporary alternative parking is available to present users of the Alvin garage. I do not 
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believe that the nearby Toronto Parking Authority garages can accommodate 200 

additional cars. 

The Final Report has a Section entitled “Construction Mitigation Plan and Resident 

Communication Strategy”. It includes a statement that, under a Section 37 Agreement, the 

Owner will be required to work with the Planning Department, the Ward Councillor and local 

residents to establish guidelines and restrictions regarding construction activity. This is 

commendable, but the Section is silent on penalties to the Owner and his contractors for non 

performance. Even if the Applicant were in agreement with our concerns, the project may have 

a different Owner at the time of construction who would prefer to use the side streets if he can 

get away with it. 

I request that, in any agreement that the City signs with the Applicant, dump trucks, ready-mix 

concrete trucks and trucks delivering reinforcement and major building components be 

specifically restricted to using the Yonge Street entrance to the site. 

 

 

Edward Mercer 

62 Heath Street East, Toronto 

tedmercer@rogers,com 
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