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Project Status: Site Plan Control:
Application submitted

Staff-led WG

What the Developer Wants:
Official Plan
Amendment

Zoning Bylaw
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This first Project Position Statement – prepared after the Project Review Meeting on 9
March, 2021, will be updated as the City processes the development application. This
Statement, and the views expressed in it, are presented by ARA ‘without prejudice’ to
any legal actions arising in the course of the City’s review and possible appeals.
Brief Description of Project
The development application by Talus is for a nine-storey self storage facility on the northern
part of the block between Dupont and the CPR line, and Bathurst and Albany. The application is
for a Zoning Bylaw Amendment and Site Plan Approval. An Official Plan Amendment (OPA) is
not necessary as it conforms to the OPA arising from the Dupont Visioning Study in which ARA
was heavily involved.
Since the Dupont study and resulting OPA and Zoning Bylaws did not anticipate any freestanding facilities in the General Employment Area stretching 20 m south of the railway corridor,
the applicant is asking to amend the zoning to: 1) extend the General Employment Area
designation 10.5 m south into the Mixed Use zone abutting Dupont (their site stretches ~30 m
south from the corridor boundary); and 2) extend the height limit of the southern Mixed Use
zone to the rail corridor boundary to allow for a 9-storey (~35 m) building. The proposed building
will have an entrance off Bathurst Street and an exit onto Albany Street.
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Note: City Planner on this file is: Jason Tsang, Jason.Tsang@toronto.ca, 416-392-4237
ARA’s Planning and Development Committee
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Planning Context:
The project site is immediately to the west of the nine-storey Bianca condominium under
construction and immediately south of the CP Rail Corridor.
The site is subject to the 2016 mediated Ontario Municipal Board settlement on Official Plan
Amendment (OPA) through a Site and Area Specific Policy (SASP) for the north side of Dupont
between Kendall and Ossington, resulting from the Dupont Visioning Study that ARA
spearheaded in 2011. This Planning Context has a major bearing on ARA’s positions on
projects along Dupont as it supported the mediated settlement.

1109 Bathurst St.

Architect’s rendering looking north-east

ARA’s Issues, including Possible Impacts:
1) Massing + Form: Community members and nearby residents have expressed concern with

the height and size of the building.
• height(s): Nine-storeys (32.3 meters).
• form: There are multiple concerns re: form, including height, massiveness, lack of step
backs, lack of floor level expression, arbitrary alignment of exterior decorative panels,
location of interior staircase, lack of staircase glazing, and lack of a pleasing
proportional relationship between the top two stories and the rest of the building.
• views: There is a negative impact on views from the north, including the planned Green
Line.
• materiality: Material choices need further consideration. All four sides need to be
treated consistently.

2) Streetscape + Public Realm
• Setbacks: The lack of a setback on the south is a major issue.
• Facades: All four facades need to be reconsidered in terms of their articulation. See

comments under Massing + Form.

3) Environment + Resilience
• shadows and shade: There is concern about shadow to the north and south.
• noise avoidance and mitigation: The impact of noise/ vibration from trains (CP Rail) is

being investigated.

• tree cover/shade: There is a concern about loss of trees and/ or tree cover.
•
4) Movement
• vehicular circulation: There is concern about the exit of vehicles onto Albany Street.
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5) Community Benefits:
• these have not yet been discussed publicly and likely will not be until the re-submission

in response to written comments from Planning that have already been provided. ARA
will then raise the following possible benefits with the Councillor and community
members:
•
•

•
•

affordable housing
facilities for
• children
• teenagers
• seniors
• families
• vulnerable persons
• newcomers
parks and open spaces
environmental and resilience improvements

ARA’s Position:
Negotiate 1-on-1
Request Working Group

Oppose

Mobilize neighbours
Support: With conditions outlined
below. ARA will re-assess after
revised designs are submitted to
Planning.
Appeal as Party

Request Project Review Meeting
Support unconditionally

No position yet

Comments:
The proposed building will curtail the future development of the southern part of the block since
the developer is allowed to build up to the southern lot line with no setback requirement.
The proposed building will have a negative impact on views from residential areas to the north
as it will present as a massive form with minimal surface articulation. The proposed building will
also have a negative impact on those using the planned Green Line as it will cast shadows on
the linear park and could be experienced as a menacing blank wall.
Also, there is concern about reflected noise to the north.
As part of our environmental commitment, the ARA would like to support alternative modes of
transportation, particularly for short trips. We would like the new Self Storage facility to prioritize
bike, e-bikes, and bike trailers as preferred transportation vehicles for customers and act as an
anchor to provide the community with e-bikes for community renting or borrowing.

ARA recommends that (1) the building be reduced to six storeys (including mechanical)
and (2) the south elevation step back above the first floor.
In written comments, Planning (Jason Tsang) has suggested that the building height be reduced
to eight storeys - or more - and that there be step backs on the north and south elevations.
Although these are positive suggestions, height remains an issue and the need for a step back
above the first floor on the south elevation remains to be addressed.
Site Plan Control has not yet been formally addressed, although some suggestions have been
made. SPC will proceed after the rezoning is decided at TEYCC; P+D has asked that the
community be consulted in the Site Plan review process.
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To comment on this interim Project Position Statement, please email David Sisam, Member of
ARA’s Planning and Development Committee, at: planninganddevelopment@theara.org.
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