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MEMORANDUM 
 
To: Kevin Pasma Project No. 13139 
 
From: Peter Smith Date: May 15, 2014 
 
Re: 630, 644 & 646 Spadina Avenue (the “subject site”)   
 
The purpose of this memorandum is to provide an overview of the existing Official 
Plan and zoning provisions applying to the subject site, as well as a preliminary 
planning opinion regarding the site’s development potential and the timing 
associated with any required applications. 
 
City of Toronto Official Plan 
 
The northerly portion of the subject site (generally corresponding to 644-646 
Spadina Avenue) is designated Mixed Use Areas in the City of Toronto Official 
Plan, while the southerly portion (generally corresponding to 630 Spadina 
Avenue) is designated Neighbourhoods.   
 

• The Mixed Use Areas designation permits a broad range of commercial, 
residential and institutional uses in single use or mixed-use buildings, as 
well as parks and open spaces and utilities.  The Plan envisions that 
development in Mixed Use Areas will create a balance of high quality 
commercial, residential, institutional and open space uses that reduces 
automobile dependency and meets the needs of the local community and 
will provide for new jobs and homes for Toronto’s growing population on 
underutilized lands. 

 
• The Official Plan provides that Neighbourhoods are considered to be 

“physically stable areas” made up of residential uses in lower scale 
buildings, including interspersed walk-up apartment buildings no higher 
than four storeys.  While the development criteria for Neighbourhoods 
generally specify that development will reinforce the existing physical 
character of the neighbourhood, including prevailing building types, the 
Neighbourhoods policies include specific criteria for infill development.  
The infill policies state that development on properties that vary from the 
local pattern in terms of lot size, configuration and/or orientation (such as 
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former institutional uses) will, among other matters, have “heights, 
massing and scale appropriate for the site and compatible with that 
permitted by the zoning for adjacent and nearby residential properties”.  

 
With the exception of the 4-storey height limit specified for the Neighbourhoods 
designation, the land use designation policies do not generally specify height or 
density limits.  Rather, heights and densities are established through the Zoning 
By-law and may be increased through site-specific rezoning applications or minor 
variance applications considered by the Committee of Adjustment.  The Official 
Plan includes a number of policies to guide evaluation of such applications, as 
described below.  There are also a number of urban design guidelines that can be 
used to evaluate such applications, as set out later in this memo. 
 
In this regard, the Official Plan policies that would be most relevant in evaluating a 
site-specific application on the subject site are those dealing with built form, tall 
buildings and heritage.  The most important built form policies are those which 
seek to establish an appropriate street proportion (the relation of the proposed 
height to the width of the abutting street), to provide a transition to adjacent 
properties (in particular, properties located in lower scale Neighbourhoods) and to 
adequately limit shadow and wind impacts on neighbouring streets, properties 
and open spaces.  The policies dealing with tall buildings provide guidance 
regarding the location of tall buildings and required design elements (including a 
base, a shaft and a top).   
 
Finally, the policies dealing with heritage seek to conserve heritage properties that 
are designated or listed under the Ontario Heritage Act, and to ensure that 
developments adjacent to designated or listed properties will respect the scale, 
character and form of the heritage buildings and landscapes.  As set out later in 
this memo, the properties making up the subject site are listed, but not 
designated, under the Ontario Heritage Act. 
 
As well, the overall growth management policies of the Official Plan are relevant 
to consideration of any site-specific development application.  Map 2 (Urban 
Structure) identifies areas of the city where future growth will be steered.  These 
are areas well served by transit and the existing road network and which have a 
number of properties with redevelopment potential, in particular, locations where 
good transit access can be provided along bus and streetcar routes and at rapid 
transit stations. The areas identified on Map 2 include the Downtown, within which 
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the subject site is located.  The Official Plan specifically encourages residential 
intensification in Mixed Use Areas in the Downtown, while permitting “sensitive 
infill” within Downtown Neighbourhoods. 
  
There is no Secondary Plan or Site and Area Specific Policy applying to the 
subject site or any adjacent lands. 
 
Zoning 
 
The zoning applying to the subject site is set out in two comprehensive Zoning 
By-laws.  The in-force Zoning By-law is By-law 438-86 of the former City of 
Toronto.  As well, a new City-wide Zoning By-law (By-law 569-2013) has been 
recently enacted; however, it has been appealed to the Ontario Municipal Board 
and is not yet in force.  Until the new City-wide Zoning By-law is in force, the City 
is applying both by-laws; in the event of conflict, the more restrictive of the two 
applies. 
 
Under By-law 438-86, the northerly portion of the subject site (644-646 Spadina 
Avenue) is zoned MCR T1.5 C1.0 R1.0, subject to restrictive exceptions in 
Sections 12(2)132, 12(2)228 and 12(2)270, while the southerly portion (630 
Spadina Avenue) is zoned R3 Z1.0.  The entire site is subject to a maximum 
height limit of 12.0 metres (excluding rooftop elements). 
 

• The MCR (Mainstreets Commercial-Residential) zoning permits a wide 
range of residential, retail, office and institutional uses.  The T1.5 C1.0 
R1.0 component of the zoning establishes a maximum total floor area of 
1.5 times the area of the lot, with a maximum residential floor area of 1.0 
times and a maximum non-residential floor area of 1.0 times.  The 
restrictive exceptions prohibit commercial parking garages, private 
commercial garages, restaurants of greater than 150 square metres (the 
same size restrictions also apply to caterer’s shops, clubs, places of 
amusement, places of assembly, etc.), and retail and service uses of 
greater than 1,800 square metres.   

 
• The R3 (Residential) zoning permits all residential building types, and also 

permits a wide range of community and institutional uses, including a 
place of worship, a day nursery and a private school (some of these uses 
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are subject to qualifications).  The Z1.0 component of the zoning limits the 
maximum floor area to 1.0 times the area of the lot.   

 
Under By-law 569-2013, the two northerly properties (644 and 646 Spadina 
Avenue) are zoned CR 1.5 (c1.0; r1.0) SS2 (x1877) and CR 1.5 (c1.0; r1.0) SS2 
(x1928), respectively, while the southerly portion (630 Spadina Avenue) is zoned 
R (d1.0) (x7).  The entire site is subject to a maximum height limit of 12.0 metres 
(excluding rooftop elements).   
 

• The CR (Commercial Residential) zoning permits a wide range of 
residential, retail, office and institutional uses, similar to the in-force MCR 
zoning.  The 1.5 (c1.0: r1.0) component of the zoning establishes density 
limitations that are identical to the existing zoning.  The SS2 (Development 
Standard Set 2) provisions carry forward a number of the development 
standards that are currently included in the MCR zoning.  Exception x1928 
carries forward the restrictive exceptions in Sections 12(2)132, 12(2)228 
and 12(2)270, while Exception x1877 only carries forward the restrictive 
exceptions in Sections 12(2)132 and 12(2)270.   

 
• The R (Residential) zoning permits all residential building types, and also 

permits a more limited range of community and institutional uses than are 
currently permitted by the R3 zoning, including a place of worship and a 
day nursery (subject to conditions), but not a private school.  The d1.0 
component of the zoning limits the maximum floor area to 1.0 times the 
area of the lot.  Exception x7 allows nursing homes, retirement homes and 
religious residences. 

 
Heritage 
 
The properties at 630 Spadina Avenue (Knox Presbyterian Church, 1909, James 
Wilson Gray Architect), 644 Spadina Avenue (Harry Armstrong House, 1890) and 
646 Spadina Avenue (Dr. Gilbert Gordon House, 1890) were all listed under the 
Ontario Heritage Act by Toronto City Council on April 27, 2006.  
 
For the church, the reasons for listing are set out below: 
 

Description: 
The property at 630 Spadina Avenue is worthy of inclusion on the City of 
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Toronto Inventory of Heritage Properties for its cultural resource value or 
interest.  Knox Presbyterian Church opened at 630 Spadina Avenue in January 
1909 following a two-year construction period.  The congregation dates to 1844 
when, following the upheaval in the established Church of Scotland, two of the 
city’s original Presbyterian churches united to form Knox Church.  From 1847 
until its relocation to Spadina Avenue, the congregation worshipped on Queen 
Street West near Bay Street (late the site of the expanded Simpson’s 
Department Store).  The present church was designed by Toronto architect 
James Wilson Gray, a member of the congregation.  Knox Presbyterian 
Church has a significant collection of stained glass windows that were 
designed and installed by the Toronto firm of Robert McCausland Limited.  The 
Casavant organ commemorates the members of the congregation who died 
during World Wars I and II. 
 
Significance: 
With its prominent location on Spadina Avenue south of Harbord Street, Knox 
Presbyterian Church is architecturally and contextually significant as a 
landmark in the Harbord Village neighbourhood. 
 
Heritage Attributes: 
The heritage attributes of the building are found on the exterior walls and roof.  
Designed in the Neo-Gothic style popularized after 1900, the church is clad 
with limestone with smooth stone finishes.  The cruciform plan with shallow 
transepts (north and south) is covered by a steeply-pitched gable roof with a 
ridgepole.  The principal (east) façade is found on the gable end wall where 
stone steps lead to the main entrance.  Three pairs of paneled wood doors with 
multi-paned transoms are placed in pointed-arch surrounds with finials.  Above 
the entries, the centre of the east wall contains a trio of monumental pointed-
arch window openings, while an arcade of diminutive windows in the same 
shape are positioned in the apex of the gable.  A square tower with a hip roof 
marks the northeast corner of the church.  The tower has corner buttresses 
with gablets, diminutive pointed-arch window openings and, near the top, tall 
lancet windows with louvres.  At the base of the tower, the cornerstone reads 
“Knox Presbyterian Church, first Presbyterian Church in Toronto, erected 1821, 
re-erected 1847, re-erected 1907”.  The southeast corner of the building has a 
gabled porch with pointed-arch openings and lancet windows that is separated 
from the main entrance by a multi-sided buttress.  The side elevations have 
three pointed-arch window openings between the east wall and the transepts.  
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Each transept displays a tripartite window opening beneath a frontispiece.  A 
brick-clad Sunday School wing is attached to the rear (west) wall of the church.  
The adjoining Fellowship Centre, completed in 1961, is not included in the 
Reasons for Listing. 

 
For the houses at 644-646 Spadina Avenue, the reasons for listing are set out 
below: 
 

Description: 
The properties at 644-646 Spadina Avenue are worthy of inclusion on the City 
of Toronto Inventory of Heritage Properties for their cultural resource value or 
interest.  The semi-detached houses were completed in 1890.  Dr. Gilbert 
Gordon, a medical doctor, acquired the corner unit at #646, while Harry 
Armstrong, an official with the Church of England, was the first occupant of 
#644. 
 
Significance: 
The semi-detached houses at 644-646 Spadina Avenue are architecturally 
significant as well-designed late 19th century residential buildings with the 
variety of materials, shapes and openings associated with the Queen Anne 
style.  With their prominent location on the southwest corner of Spadina 
Avenue and Harbord Street beside Knox Presbyterian Church, the Armstrong-
Gordon Houses are visible landmarks in the Harbord Village neighbourhood. 
 
Heritage Attributes: 
The heritage attributes of the building are found on the exterior walls and roof.  
Clad with brick and trimmed with brick, stone and wood, the houses rise 21/2 
stories above a rubblestone base with window openings.  The structure is 
covered by an expansive hip roof that extends into a gambrel roof at the rear 
(west) end.  Gabled dormer windows and gabled wall dormers mark the north 
and east slopes.  Chimneys are positioned near the corners of the roof and 
extend down the side walls (north and south).  The principal (east) façade of 
the houses features a pair of entrances that are recessed behind round-arched 
openings that spring from columns.  The doors are flanked by single oversized 
round-arched window openings with brick corbels and voussoirs.  Above the 
entries, a brick panel separates the single flat-headed window openings in the 
second floor.  In the outer bays, oriel windows rise to meet the wall dormers.  
The side elevations are not identical.  The south elevation projects in two 
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sections and repeats the fenestration introduced on the east façade.  The north 
wall facing Harbord Street features a centrally-placed entrance (for the original 
doctor’s office) beneath an oriel window, while the remaining window openings 
have segmental-arched heads.  The rear wings have been removed from the 
west elevation, which features segmental-arched door and window openings. 

 
The subject site is also located adjacent to the Harbord Village Heritage 
Conservation District (Phase 2), which applies to the lands to the southwest of the 
subject site fronting on Robert Street.  The site is not located within the Heritage 
Conservation District Phase 1 or Phase 2 areas, nor is it located within the 
proposed Phase 3 area. 
 
Urban Design Guidelines 
 
City Council has endorsed a number of urban design guidelines that address 
specific geographic areas of the city or specific building types. 
 
There are no area-specific urban design guidelines applying to the subject site or 
to adjacent lands.  The City has guidelines applying to both mid-rise buildings 
(generally defined as buildings that are less tall than the width of the abutting 
street right-of-way) and tall buildings (generally defined as buildings that are taller 
than the width of the abutting right-of-way).  The Spadina Avenue right-of-way 
abutting the site is 36 metres (approximately equivalent to 11-12 storeys), while 
the Harbord Street right-of-way is 20 metres (approximately 6 storeys). 
 
Although the Mid-Rise Building Guidelines generally apply to sites located along 
Avenues as shown on Map 2 of the Official Plan and therefore do not technically 
apply to the subject site, they are often used to assess mid-rise proposals 
elsewhere throughout the city.  If applied to Harbord Street, the Mid-Rise Building 
Guidelines would, among other matters, limit the height of a building to 
approximately 6 storeys or 20 metres, excluding rooftop elements, and would 
specify minimum window setbacks of 5.5 metres to adjacent property lines (or an 
11 metre window-to-window separation distance). 
 
The city-wide Tall Building Design Guidelines limit the floorplate of a tall building 
to a maximum of 750 square metres and require a minimum tower setback of 12.5 
metres from rear or side property lines (so as to achieve a minimum tower-to-
tower separation distance of 25 metres). 
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In addition to the city-wide Tall Building Design Guidelines, the Downtown Tall 
Building Guidelines provide more detailed design guidance for the Downtown  
area.  Spadina Avenue, between Bloor Street and Queen Street, is identified as a 
Special Study Street in the Downtown Tall Building Guidelines, which provides for 
a site-by-site assessment of an appropriate height range.  In this regard, the 
Guidelines provide the following explanation: 
 

“Due to the special heritage character of Spadina Avenue, City Planning staff 
have been instructed by Council to conduct a further study of the Avenue for 
the segment between Bloor Street West and Queen Street West. This study 
will examine the desirability of establishing a Heritage Conservation District to 
reinforce Spadina’s unique built form, and of creating a framework to help 
guide: building scale and height; public realm design including streetscape 
improvements; and views, vistas and view termini.” 

 
Development Potential 
 
The development potential of the subject site was analyzed taking into account all 
of the above-noted planning policy considerations.   
 
Based on heritage considerations, the following potential development envelopes 
are available on the subject site: 
 

1. The space to the south of the church building currently occupied by the 
1961 fellowship centre building:   
 
The building was specifically excluded in the reasons for heritage listing 
and, accordingly, could likely be demolished to make way for 
redevelopment.   
 
Given that these lands are designated Neighbourhoods, are located on 
the south side of the church (and, accordingly, shadowing on the south-
facing stained glass windows would be a potential concern) and that the 
heights on the west side of Spadina Avenue to the south are a maximum 
of 4 storeys, it is our opinion that the maximum height that would be 
reasonably achievable in this location would be 4 storeys.  However, we 
have also prepared an option that would include a mid-rise building of up 
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to 11 storeys.  Such a proposal would require an amendment to the 
Official Plan to exceed the 4-storey height limit, in addition to a rezoning. 
 
We have considered options which include both an extension of the 
existing Sunday School building to the south along Sussex Mews, with 
additional space on the 4th floor within the roofline,  and a 2-3 storey 
building on the easterly portion of the site. 
 
Underground parking could be accommodated beneath the new building 
in this location, with vehicular access from Sussex Mews. 
 

2. The surface parking lot located to the rear (west) of 644-646 Spadina 
Avenue, along the Harbord Street frontage:   
 
This location on its own could likely accommodate only a 3-storey building 
given the small footprint, but would require no demolition and would face 
no heritage constraints. 

 
3. The current location of the listed heritage building at 644-646 Spadina 

Avenue, assuming the building could be demolished or relocated to the 
south part of the site: 
 
While relocation of heritage buildings is generally discouraged by the City, 
we believe that there is some potential for relocation based on the fact 
that the building is listed but not designated, the current siting of the 
building is in a location where it is isolated from any adjacent residential 
context, and there is an opportunity to reinforce the heritage setting of the 
church through the relocation.   
 
The relocation of the heritage building would allow for a new building at 
the corner of Spadina Avenue and Harbord Street, generally aligned 
along Harbord Street, which would incorporate the surface parking lot 
noted above.   
 
A height of 6 storeys would be generally in accordance with City policies 
regarding street proportion along Harbord Street, as further detailed in the 
Mid-Rise Building Guidelines.  An argument for a greater height of up to 
15 storeys may be possible based on the site’s frontage on Spadina 
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Avenue (a much wider street), the lack of shadow and other built form 
impacts on adjacent low-rise Neighbourhoods, and the existence of the 9-
storey Graduate House at the northeast corner of Spadina Avenue and 
Harbord Street and other taller buildings further north on the west side of 
Spadina Avenue. 

 
We have also looked at the potential to acquire the properties at 73-77 Harbord 
Street (the southeast corner of Harbord Street and Sussex Mews) and to 
incorporate them into the site. 
 
The resulting development concepts based on the foregoing principles have been 
separately submitted. 
 
Process and Timing 
 
Development of any of the concepts would likely require a full rezoning (and an 
Official Plan Amendment in the case of any proposal involving a mid-rise building 
(over 4 storeys) to the south of the church), given the heritage issues and the 
complexity of the building program.  The only building that could likely proceed on 
its own through a minor variance process, or perhaps as-of-right, would be a 3-
storey building on the existing parking lot. 
 
The Official Plan Amendment/rezoning process in the City of Toronto typically 
takes 9-12 months from the date of application to the enactment of the amending 
Zoning By-law (and Official Plan Amendment, if necessary).  In addition, the pre-
application process, which consists of initial meetings with the staff and Councillor 
as well as preparation of the required building plans and supporting technical 
reports, typically takes an additional 3 months. 
 
 
 


