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This version of ARA’s Project Position Statement will be updated after the Project Review 

Meeting and subsequently 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 application seeks to permit a 9-storey mixed-use building containing 44 dwelling 
units, including two south facing townhouses fronting onto Tranby Avenue, and 215.3 
square metres of non- residential gross floor area. A portion of the heritage structures at 
110-112 Avenue Road are proposed to be conserved. A total of 64 vehicular parking 
spaces are proposed within a 2-level underground parking stacker system, accessed by 
Tranby Avenue, and a total of 45 internal bicycle parking spaces are proposed. 
 

                                   

 
 



 

 

                                     

ARA’s Issues: 

The general scale of the proposed development addresses a number of aspects related to height 
and transition in the East Annex Heritage Conservation District; however, there are areas of 
concern that can improved. 

ARA has five major concerns with the proposed project: 
 

1. Massing overwhelms and impacts other areas of concern. The project could have 
a better fit with the built form evident in the community to the west keeping with the 
Annex HCD which is described in detail below. Many concerns would be diminished 
(and some resolved) if the project massing was to be reduced. Fewer units, fewer cars 
and reduced massing would allow for a better design that is contextually sensitive. 
Reduced massing will also provide more opportunity for better landscape treatment to 
mitigate the impact of the development.  

2. Vehicular and pedestrian movement must be reviewed. Additional vehicles on 
Tranby and Bernard Avenues will increase existing pressure on traffic flow in this area, 
causing continual blockage on these streets. The current proposal also does not depict 
a believable scenario that provides safety for pedestrian movement within a zone 
primarily designed as a service zone and access to residential parking with through 
traffic.  

3. Avenue Road streetscape is inconsistent with the adjacent streetscape. The 
height and massing of the project in this stretch of the west side of Avenue Road north 
of Elgin is overwhelming in part because of overhang and cantilever over the Avenue 
Road sidewalk. The development should retain the essence of the streetscape. 

4. Inadequate transitions. The built form transitions between the Avenue Road massing 
and the adjacent heritage streetscapes need improvements. Judicious landscape 
design will assist in mitigating the impact of the development.  

5. Retention of the Primary portions of the two remaining heritage buildings. The 
drawings are inconsistent with the renderings in that it is difficult to understand how 
much of 110 and 112 are being preserved. How much of the roof is to remain?  

  

1. Proposed Uses 
- The commercial space at grade should be divided into two or three distinct self-contained 

spaces with their own customer entrances and storefronts. 
- Support the proposed mix of uses (commercial at grade; and residential above grade). 
- Unit mix should incude family housing. 

2. Heritage 
110-112 Avenue Road is part of the Avenue Road precinct within the East Annex Heritage 
Conservation District. The buildings serve as an important transition to Tranby Avenue, the 
most distinctive street in the East Annex Heritage Conservation District.  
 
To explain: The significance of the two buildings is beyond their individual architectural and/ 
or historical value. It is their importance as transitional buildings to Tranby Avenue, one of the 
district’s most intact cross (east-west) streets. In evaluating such Avenue Road corner 
buildings north of Elgin Street, the East Annex Heritage Conservation District Study (1993) 
notes: 
 

While their primary orientation is to Avenue Road, many of the buildings function as corner 
buildings and as entries into the east-west streets of the study area. These corner 
properties tend to have deep lots and broad frontages on the side streets with the potential 
for considerable impact on the character of the area of those streets. This overlapping 
quality of these corner buildings integrates this section of Avenue Road into the rest of the  



 

 

          … District (p. 164). 
 
In the East Annex Heritage Conservation District Study, the specific character of Tranby 
Avenue is described as follows: 
 

With its “very close row and semi-detached housing on small lots,” the street has the 
greatest building uniformity of any of the streets in the East Annex. The two-and-a half 
storey buildings, sited on such a narrow street, give Tranby Avenue a distinctive character 
within the district. (See pages 129-33 in the East Annex Heritage Conservation District 
Study (1993).) 

 
- The proposed streetscape should reference the previous three buildings.  
- Care was not taken to preserve remaining portions of 114 Avenue Road. Clarity of design 

is necessary to determine how the remaining portions of 110 and 112 can be best 
integrated in the development. Should be more than token reuse of the façade.  

- The eaves of the proposed townhouse on Tranby should reference the horizontal datum of 
the heritage properties to the west. 

- The entry to the vehicle court is out of scale and character in the Annex HCD. The width of 
the entry should be reduced to minimize the opening. 

3. Massing + Form 
       Height and building density 

- The height and massing should be pushed to the east to reduce the impact on the 
neighbourhood. Many concerns would be diminished (and some resolved) if the project 
could be made smaller. 

- 10 – 14 Prince Arthur Ave is an excellent precedent for development that should be studied 
when looking at this site.  

- There should be no cantilever to the east. See photographs and comments last page. 
- Request block plan to demonstrate the impact. 

Form (articulation, transitioning) 
- Stepping back on the southern portion of the building westward to the neighbourhood 

should also be introduced on the northern portion of the project (with balcony planters to 
prevent overlook). 

- The street wall along Tranby should be adjusted to provide greater transparency which will 
create a better balance with the heavier, more opaque elements of the façade. An 
additional stepback along Tranby would provide better transition to the street. 

Materiality 
- Although this will be covered in more detail at the SPA stage, the basic materials, textures 

and colours should reflect and be consistent with those existing in the Annex HCD, 
particularly those along Tranby and Bernard, or alternately become a completely neutral 
palette so that the new portions of the development does not compete with the heritage 
buildings. Further study and discussion is requested prior to final submission. 

4. Streetscape 
- Avenue Road:  

Setbacks provide a rare opportunity to animate the Avenue Road streetscape through 
outdoor seating for cafes/restaurants, public seating, public art and pop-ups etc. Are any 
of these to be included in the eventual SPA with the City? These opportunities should be 
articulated at the heritage buildings and the newly constructed area. 
The proposed overhang is inconsistent with the adjacent streetscape and serves to 
diminish the public realm.  

- The Context Map A004 should accurately identify the original house form buildings to  
locate the appropriate set back datum along Avenue Road. The unfortunate concrete 
building at 118 should not set precedent. This project should be viewed as an opportunity 
to introduce a good quality public realm and streetscape along this block that in time can 
be extended northward as other properties improved. 



 

 

  
               Tranby and Avenue Road 

Although landscaping details and exterior lighting are to be addressed at SPA we request 
that the main features be discussed now and be shown in the rezoning application 
documentation. 

5. Environment + Resilience  
- Noise avoidance and mitigation 

Additional information on possible noise from the proposed car lift, idling in the vehicle 
court and loading/ servicing is required along with the applicants proposed mitigation 
measures. 

- Plans indicate that several mature trees initially proposed to be retained are now being 
removed. This should be evaluated and resolution determined prior to SPA. The tree 
canopy should be extended. 

- There is concern about a high water table resulting from Taddle Creek which flows under 
Bedford Road to the west. Hydrological testing should be included as part of the 
application review, if not already submitted. 

- Green roofing should be included and built-in balcony/terrace landscaping proposed at the 
rezoning application stage and discussed prior to submission. 

- Energy/carbon footprint and green standards: to be reviewed at SPA  
- Wind, snow, ice protection and mitigation: to be reviewed at SPA 
- Bird-friendly measures: to be reviewed at SPA 

 

6. Movement 
- Pedestrian Movement 

Proposed pedestrian movement through the site and in the interior vehicular court is 
speculative at best. The proposed environment with cars, trucks and delivery vans idling 
in the court are not conducive for pedestrian use. Safety is a factor. This is not a midblock 
connection as suggested, nor is it viable within the context of the proposed vehicular 
activity.   

- Ingress, egress and vehicular circulation: 
Viability of using the laneway to support vehicular circulation must be studied very 
carefully. How will delivery vehicles, garbage trucks, etc. maneuver in the narrow 3.35 
metre laneway with buildings located at the property line and allow for residents’ vehicles? 
Is there an ROW agreement?  
Initially, use of the lane was described by Sierra to be bi-directional. This is questionable. 

- Accessing the site 
Additional traffic on Bernard and Tranby is of major concern. These streets are narrow 
(particularly Tranby) and are already clogged with traffic backing up and parked cars. 
The extent of congestion on the streets will be determined by ingress and egress routing 
of delivery vehicles including e-commerce deliveries. Realistic modeling is necessary to 
fully understand the impacts on the neighbourhood.  

- 64 proposed parking spaces will create additional pressure on the street and more 
congestion in the vehicular courtyard. Is more than one/residential unit proposed?  

 

ARA's Position:               

  negotiate   mobilize neighbours   request Project Review meeting 

  request Working Group   support: with conditions   
support 
unconditionally     

  oppose   appeal   no position yet     

 
 
 
ARA will reserve judgement on whether to ask that a Working Group be formed after the Project 



 

 

Review Meeting, depending on the tone and content of that meeting and willingness of the 
developer to negotiate in good faith. 

To comment on this interim Project Position Statement, please email Henry Wiercinski or 

Elizabeth Sisam, Co-chair, Planning and Development Committee at: info@theara.co
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Chronology 
 
     Date         Notes 
 

Dec 1 Community Consultation Meeting has been held 

  
 

  

  
 

  
 

  

  

 

1 Note: City Planners on this file are: City Planner and Urban Designer on this file are Corinna Prior and Itai Peleg                                                                                                                                  
2 ARA’s Planning and Development Committee 
3 Toronto and East York Community Council 
4 New Ontario Land Tribunal, formerly Local Planning Appeals Tribunal and, before LPAT, Ontario Municipal              Board
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110      112      114           116           118               120            122

Avenue Road West Elevation

110-116 Avenue Road 

Context Map  A004

 
 

 

 

Photographs of the existing streetscape show the original house form buildings behind 
recent additions facing Avenue Road. The front walls of the original house form buildings 
should establish the set back from Avenue Road.  
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