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Sweeny Holdings Inc. has appealed to the Ontario Municipal Board under subsection 22(7) of 
the Planning Act, R.S.O. 1990, c. P.13, as amended, from Council’s refusal or neglect to 
redesignate lands located at 66-74 Quebec Avenue in the City of Toronto (Toronto) to increase 
the density to permit a 20 storey residential condominium   
OMB File No:  O020135  
OMB Case No:   PL020786 
 
Sweeny Holdings Inc. has appealed to the Ontario Municipal Board under subsection 34(11) of 
the Planning Act, R.S.O. 1990, c. P.13, as amended, from Council’s refusal or neglect to enact a 
proposed amendment to Zoning By-law 438-86 of the City of Toronto to rezone lands respecting 
66-74 Quebec Avenue in the City of Toronto (Toronto) to permit the development of a 20 storey 
residential condominium with 128 units 
OMB File No:  Z020108 
OMB Case No:  PL020786 
 
Quebex Development Corporation has appealed to the Ontario Municipal Board under 
subsection 22(7) of the Planning Act, R.S.O. 1990, c. P.13, as amended, from Council’s refusal 
or neglect to redesignate lands located at 20 Gothic Avenue in the City of Toronto (Toronto) 
from Open Space to permit the development of an 8-storey residential building with 25 ground 
related townhouse units 
OMB File No:  O020188 
OMB Case No:  PL021126 
 
Quebex Development Corporation has appealed to the Ontario Municipal Board under 
subsection 34(11) of the Planning Act, R.S.O. 1990, c. P.13, as amended, from Council’s 
refusal or neglect to enact a proposed amendment to Zoning By-law 438-86, as amended, to 
rezone lands respecting 20 Gothic Avenue in the City of Toronto (Toronto)  
OMB File No:  Z020161 
OMB Case No:  PL021126 
 
Quebex Development Corporation has referred to the Ontario Municipal Board under subsection 
41(12) of the Planning Act, R.S.O. 1990, c. P.13, as amended, determination and settlement of 
details of a site plan for lands composed of 20 Gothic Avenue in the City of Toronto (Toronto) 
OMB File No:  M020123 
OMB Case No:  PL021126 
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DECISION DELIVERED BY J. L. O’BRIEN 
 

 The primary subject site of these appeals is located in the west-end of the City of 
Toronto, in an area bounded by Gothic Avenue, Quebec Avenue and, interestingly, on 
‘top’ of the Bloor subway line, and is known municipally as 20 Gothic Avenue (“Gothic 
Avenue site”). The property is currently owned by the City of Toronto but is leased  on  a  
long-term  basis  to  the condominium corporations, which use  the  site for private  
recreational  purposes  and  parking. The  grade  drops  by  approximately  8-9 metres 
from Gothic Avenue to the south adjacent to Parkview Gardens. Low-rise residential 
development occurs along Gothic Avenue. Substantial high-rise, high density residential 
occurs along Quebec Avenue. At 32 Gothic Avenue is a 2½ storey residential building, 
designated under Part IV of the Ontario Heritage Act, which abuts to the north-west, 
owned by Dr. Wine (“Wine site”). High Park, a several hundred acre municipal facility, is 
located to the south of Bloor Street. The north side of Bloor Street consists of a mixture 
of residential and service-type commercial facilities. Between Bloor Street and the High 
Park subway station, south of the site, there is currently under construction an infill 
townhouse project by Regency, consisting of 16, three-storey units.  

The area will be familiar to students who study planning law.  The Quebec/Gothic 
developments were the subject of contentious proceedings in the 1970’s (see Re 
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Cadillac Development Corp. Ltd. et al. vs. City of Toronto (1973), 1 O.R. (2d) 20 (HCJ)). 
Further history of the area, and the development concepts envisaged in the1970’s, was 
provided by Mr. J. Sewell, former mayor of the pre-amalgamated City of Toronto, in his 
evidence (Exhibit 53 and Exhibit 54). However, that history does not preclude the 
current City Council, or the Board, from considering the merits of the application 

One can consider the area to now be a mature and stable residential 
neighbourhood.  This was confirmed by the Board in the view it took, at the request and 
with the consent of the parties.  The site and surrounding area are shown on 
Attachment 1. 

The applicants own a remnant parcel of land in the midst of the condominium 
corporations’ development. The original proposal by the applicants was to construct 
another 20-storey apartment building on their 66-74 “Quebec Avenue site”.  That 
proposal was opposed by the condominium corporations.  The matter was appealed to 
the Board (OMB Case PL020786).  However, following negotiations with the City, the 
condominium corporations and others, the Quebec Avenue site is now to be 
‘exchanged’ (subject to terms, conditions and compensation) with the leased Gothic 
Avenue site. Air and construction rights will be granted by the City and the Toronto 
Transit Commission over the subway. An eight storey (excluding parking structure 
protrusion), 175 unit condominium apartment will be constructed on the 5,479 square 
metre Gothic Avenue site if approval to proceed is obtained. The four storey parking 
garage will be located south of the subway corridor, and will face Parkview Gardens. 
Approximately one storey of the garage will be visible at Gothic Avenue, given the grade 
differential between Gothic Avenue and Parkview Gardens. The floor area achieved will 
be the equivalent of about 3.03 GFA, which includes that part of the parking garage at 
the first level above grade.  The  relevant project details are recited in Attachment 2.  

The shape of the building, which has undergone an iterative design process at 
the request of the City, will form an “L”, with the longer arm being parallel to Bloor Street 
and the shorter arm along Gothic Avenue. The front entrance will be from Gothic 
Avenue. Motor vehicles operated by residents will enter from Gothic Avenue but must 
exit onto Parkview Gardens. Visitor parking will access and leave via Gothic Avenue. 



 - 4 - PL020786 
PL021126 

 
 

The building height, excluding permitted mechanical projections, is about 28.7 metres. 
Finally, as part of the development scheme, a 924 square metre park will be available 
for public use at the corner of Gothic and Quebec Avenues. The schematic 
representations of the proposal and the surrounding neighbourhood context are shown 
on Attachment 3 and Attachment 4. 

Applications to amend the Official Plan, Zoning By-law and Site Plan for the 
Gothic Avenue site are before the Board. Amended applications to deal with the 
Quebec Avenue site require disposition if the proposal and land exchange are to 
proceed.    

The Board (otherwise constituted) held two prehearing conferences to organize 
the hearing. The following issues list was established to govern the proceedings: 

1. Are there any adverse traffic impacts from the 
development on any of the adjacent roads? 

2. Does the proposal create any adverse issues of overlook 
on any adjacent properties? 

3. Does the proposal represent good planning and good 
urban design? 

4. Is it appropriate to change the use from open space to 
residential in order to permit the proposed development to 
proceed? 

5. Is there any impact on the heritage attributes of the 
property known municipally as 32 Gothic Avenue as a 
result of the proposed development? 

Dr. Wine attempted during the proceedings, to introduce a new witness 
statement with new issues, which had not been prefiled or raised as part of the 
prehearing process. The Board refused to allow the introduction of the new materials. 
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The procedural order was clear and unequivocal in terms of prefiling requirements and 
the issues that had been established for adjudication. The new issues were prejudicial 
to the fair conduct of the hearing, and related to concerns which are beyond the 
jurisdiction of the Board to resolve.   

It is noted that Regency withdrew during the course of the hearing and did not 
call any evidence to support its position on the appeals or the various applications, 
based on a settlement of its concerns with the applicants. 

The Board has considered the evidence produced by the parties and the 
submissions of the participants. The residents’ association contributed significantly in 
focusing the concerns of the community; especially helpful was the video which was 
introduced as Exhibit 66 during the evening session. The public interest must be kept in 
perspective when considering any changes to an established neighbourhood. Finally, 
the Board is cognizant the local municipal council has endorsed the project, a decision 
which should be factored into the determination of what is in the “public good”. 

The Gothic Avenue site is designated Open Space in the current City Official 
Plan.  It is designated Neighbourhoods in the new City Official Plan. The zoning is G, 
which permits a range of recreational uses. 

MetroPlan, which is still in force, encourages nodal development within 500 
metres of the rapid transit system and stations. The scale of the development should be 
compatible with adjacent developments and the transit stations. 

The Board has considered the current Official Plan policies, as well as the 
policies in the new, adopted City Official Plan, which is pending disposition at the Board.  
Based on the evidence, the proposal will meet the intent of the relevant policies. While 
the phrasing of the Open Space designation is to secure the lands for public purposes, 
it does not preclude compatible land uses that still achieve that goal.  

More intensive residential development of the existing urban area is encouraged, 
which is also reflected in the Provincial Policy Statement. The proposed development in 
terms of type, density and height will be compatible with the existing surrounding 
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neighbourhood uses and built form. The quality of the public realm, from an urban 
design perspective, will not be adversely impacted. Traffic and pedestrian safety have 
been satisfactorily addressed in the analysis undertaken by the traffic consultants. 
Additional public open space will be provided at the corner of Gothic and Quebec 
Avenues. The building will be appropriately sited and massed, in relation to streets, 
open space and existing neighbourhoods, in accordance with the Official Plan 
directions.  

The proposal creates a suitable transition between the high-rise apartments 
along Quebec Avenue and the new three-storey townhouse development along Bloor 
Street. An improved public park at the corner of Quebec and Gothic Avenues will benefit 
the wider community. The condominium corporations will benefit from a more central 
and secure recreational facility at the Quebec Avenue site, replacing the remote Gothic 
Avenue tennis courts.  

The Wine site has been respected. The built form and siting will create the least 
intrusion on the heritage structure and uses   An appropriate transition from the high-
rise developments along Quebec Avenue to the lower-rise buildings along Gothic 
Avenue and Boor Street is achieved. There is an acceptable spatial and built form 
relationship created with the Wine site.  

Official Plan policies which require consideration of sunlight, views and privacy 
issues will be met. The sun shadow drawings (Exhibit 13 A, B, C; Exhibit 14 A, B, C; 
and Exhibit 15 A, B, C) demonstrate adequate light will be available to the Wine site 
during  the  majority  of  the  year  and the situation will be “remarkably good”. In fact, 
the Board is convinced from the evidence, that a  sixteen-storey  building,  as  proposed  
by Dr. Wine, would   have   a  greater  adverse  shadow  impact (Exhibit 28 A, B;  
Exhibit 29 A, B, C; and Exhibit 30 A, B, C) on the Wine site than the subject proposal.  

Setbacks  from the proposal to the surrounding buildings are generous.  About 
22 metres will be achieved to the structure at 32 Gothic Avenue, and about 34 metres to 
the apartment at 50 Quebec Avenue.  Privacy will be maintained.  
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Admittedly, there will be impacts. The preponderance of the evidence is those 
impacts are acceptable in an urban context.  While some of the residents at the Wine 
site have medical conditions (seasonal affective disorder), there will be sufficient light 
and direct sun during the critical times of the year to warrant the project proceeding.  

The Board empathizes with the residents of the Wine site, but the reality is they 
reside in an urban situation and must expect a municipality to evolve. Their particular 
sensitivities and proclivities have been taken into account in assessing the evidence 
and reaching this disposition. However, balancing the planning and other objectives and 
determining what is in the public interest, must of necessity, lead to a result which may 
have a greater impact on the particular ‘users’ of the Wine site than the zoning by-law 
residential care facility ‘use’ to which that site is currently put.  

Adequate view lines will be available from the condominium buildings, in 
particular 50 and 80 Quebec Avenue, to High Park. Views from and to the Wine site will 
not be adversely affected given the revised configuration of the proposal. The impact of 
the new townhouse development on Bloor Street can be expected to have a greater 
impact on the views of the Wine property from Bloor Street regardless of whether the 
subject proposal proceeds. The current zoning height along Bloor Street is 23 metres, 
which will, if developments proceed in the future to maximize that potential built form, 
have a more dramatic effect on view lines to Dr. Wine’s site than the applicants’ 
proposal. Bearing in mind there is no right to a particular view at law, in any event the 
impacts on views will be minimal and are therefore acceptable to the Board. 

The Part IV Ontario Heritage Act by-law for 32 Gothic Avenue did not include, in 
the reasons for the designation, any reference to the preservation of view lines, either 
from or to the Wine site. The proposal does not jeopardize the heritage significance of 
the Wine site.  As stated, the Board finds the proposal is sympathetic to the built form 
and surroundings of 32 Gothic Avenue.  

The policies in the new Official Plan provide for a transition in scale from the 
Apartment areas to the north, south and east of the subject land. The proposal is 
consistent with the urban design objectives of the new Plan as they relate to the 
Neighbourhoods designation. The envisaged transition in built form, building heights, 
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density, scale and setbacks are achieved. There will be no adverse impacts on the 
surrounding low-rise residential uses and open spaces. As noted by the architect 
retained by the condominium corporations to assist them in evaluating the proposal, 
which comments the Board endorses: 

The scale of the proposal represents an appropriate response to the 
scale and character of Gothic Avenue and is sited appropriately to 
respect the majority of the existing  long  views  from  the  majority of the 
individual units in the condominiums at 50 and 80 Quebec. The proposed 
building provides setbacks from Gothic Avenue that create an open space 
’buffer’ around the site of the adjacent historical building. In my opinion 
the proposed building represents an appropriate urban design response 
to a complex infill site in a unique urban setting. 

The traffic evidence supports the finding that there will be no adverse impacts on 
the existing road system, pedestrian movements or access to the site. The traffic study 
examined volumes and movements on the area streets. Trip generation will be minimal 
and can be handled within the existing road network.  It is estimated the contribution to 
the current traffic will be about 1 percent.  This increase is considered by the traffic 
witness to be negligible. Sufficient on-site parking will be available for residents and 
visitors. It is anticipated that on-street parking patterns will not be adversely impacted.  
This residential project will be in close proximity to the public transit system thereby 
utilizing the built infrastructure efficiently, all in accordance with Provincial and municipal 
objectives.  Access from Gothic Avenue and egress from Parkview Gardens will 
minimize impacts on Gothic and will provide sufficient capacity on Parkview, especially 
at the Bloor Street intersection. 

The applicants have agreed to contribute $250,0000 to the City under Section 37 
of the Planning Act.  Part of the funds ostensibly, will be used to improve the public park 
which is to be dedicated at the corner of Gothic and Quebec Avenues. The balance of 
the funds will be directed to other public purposes, including improved access to the 
High Park subway station from Parkview Gardens.  

The Board agrees with the City Council adopted planning report which observed: 

Overall, the proposed development is consistent with the intent of the 
Official Plan of the (former) City of Toronto with respect to residential 
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intensification and built form compatibility with adjacent low scale 
residential neighbourhoods. Although an apartment building is not one of 
the uses permitted within the Neighbourhoods designation under the new 
Official Plan, the built form of the proposed development is compatible 
with the immediate neighbourhood and provides for residential 
intensification in a location accessible to public transit.   

The Board, having considered the evidence and submissions, can answer the 
Issues as follows: 

1. There are no adverse traffic implications from the 
development on the adjacent roads. 

2. The proposal does not create any adverse issues of 
overlook on the adjacent properties. 

3. The proposal does represent good planning and good 
urban design. 

4. It is appropriate to change the use from open space to 
residential in order to permit the proposed development to 
proceed. 

5. There  is no adverse impact on the heritage attributes of 
32 Gothic Avenue as a result of the proposed 
development. 

The applicants have addressed, to the satisfaction of the Board, all the issues 
related to: Provincial policies, Official Plan policies, compatibility of land uses, urban 
design, sun/shadows, overlook, views and privacy, traffic, parking, site access and 
egress, use of existing infrastructure, public benefits and Section 37 contributions, and 
the benefits from the land exchanges. The proposal constitutes and incorporates good 
land use planning practices and principles. On balance, the proposal is in the public 
interest, has undergone an extensive public consultation process, and no undue 
adverse impacts should result to this established neighbourhood. The proposal is a 
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compatible integration of land use into the existing urban fabric. Given time, that 
integration will appear seamless. 

The Board will allow the appeal and will amend the Official Plan for the 20 Gothic 
Avenue site, generally in accordance with Exhibit 22B and Exhibit 67, Part A.  Further, 
the Board will allow the appeal and will amend the Zoning By-law, generally in 
accordance with Exhibit 23B, Exhibit 23C and Exhibit 67, Part B.   To implement the 
proposal, any technical amendment to By-law Number 337-75 (Exhibit 25) which 
requires the provision of parking to be maintained at 20 Gothic Avenue for the benefit of 
the condominium corporations will be approved, consistent with the evidence presented. 

The Site Plan is satisfactory and represents good planning practice.  That appeal 
is allowed and the site plan is approved generally in accordance with Exhibit 20. 
However, to mitigate the effect of the parking garage wall adjacent to the rear of the 
properties on Bloor Street, the Board will require additional landscape treatment 
consisting of some form of climbing vines/plants. The conditions of approval recited in 
the consolidated form, Exhibit 38, are acceptable, subject to the final revisions of the 
plan and conditions being submitted to the Board. 

Given the disposition of the applications for the Gothic Avenue site, the Board is 
satisfied the revised amendments for the Quebec Avenue site are appropriate and 
constitute good land use planning. That appeal will be allowed (PL020786) and the By-
law will be amended generally in accordance with Exhibit 24B and Exhibit 67, Part C. 

The Board will withhold the Orders until it has received the final form of the 
documents from the City Solicitor and has been advised the Section 37 Agreement has 
been registered. 

 

         

J. L. O’BRIEN 
VICE-CHAIR 

Attachments filed with original decision 
 


