
Lenore Ison 
29 Mount Royal Ave 

Toronto, ON M6H 2S2 
Committee of Adjustment  
Toronto and East York  
Toronto City Hall  
100 Queen St. West  
Toronto, ON M5H 2N2  
 
September 1, 2021  
 
Re: Minor Variance Application; File Number A0481/21TEY; 2 Regal Road  
To the Committee of Adjustment;  
 
I am writing to express my strong disapproval of four of the seven requested variances in the above appli-
cation, on the basis that they are in no way “minor” and that they do not maintain the “general intent and 
purpose of the City’s Zoning Code and/or By-law”.  
 
Requested Variance #1  
The minimum required number of parking spaces for the residents is 54 parking spaces. In this case, 36 
parking spaces for residents will be provided.  
 
Requested Variance #2  
The minimum required number of parking spaces for visitors is 16 parking spaces. In this case, 13 parking 
spaces for visitors will be provided.  
 
I will respond to both variance requests here. Street parking in the area is already stretched, both for resi-
dents of the area and their visitors. In addition, patrons of businesses on Davenport Road also take ad-
vantage of available street parking on Mount Royal Avenue and on Regal Road, particularly during rush 
hours, when parking on Davenport is prohibited.  
For an apartment building with so many current units, the minimum requirement of 54 spaces is already 
too low; for the building to provide only 36 spaces once the new units are added means that even more 
residents will be required to use street parking, putting further strain on parking availability for all resi-
dents of the area. The visitors of those new residents will add to the strain.  
Requested Variance #3 and #7 (This request is stated twice in the Notice, reflecting a variance from 2 By-
laws.)  
The maximum permitted height of a building or structure is 10.0 m. In this case, the height of the building 
will be 26.0 measured to the top of the eighth storey addition.  
 
This building is already an anomaly in the area, as can be clearly seen in the photograph in the plan details. 
All around it are only detached or semi-detached homes, with the exception of a single 3-storey apart-
ment building on the other side of Regal Road. There are no other buildings creating such a foot-
print/shadow until you come to the main artery of St. Clair West. Not even on another main artery, Daven-
port Road is there a building of this height and square footage – residential or commercial.  
 
The requested variance is substantial…more than double…almost triple… the maximum permitted. The 
current shadow on the surrounding properties cast by the building will grow further. Not only does less 
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sunlight not please me (and no doubt my neighbours), but I worry that the decrease in sunlight will have a 
negative effect on the street’s trees – one of the beautiful and important characteristics of the street.  
 
I want also to speak to the potential increase in population density, should the planned project be built. I 
am concerned about the increase in vehicle traffic that an increase in population density would bring to 
the area. Mount Royal Avenue is already a much-used roadway, not only by residents of the area. It is 
used by many drivers as a way of avoiding traffic on Davenport Road and Oakwood Avenue. Many drivers 
coming through the area do not observe the speed limit and do not properly obey the stop signs, increas-
ing the chances of accidents/injury. The overall impact of increasing the residential density is unwanted, 
unsafe, and unfair to current residents, particularly to families and seniors.  
 
I have never before submitted any objections to projects in my neighbourhood. However, this project 
raises enough concerns and suggests too many undesirable results to let it pass without objecting. And I 
am not alone in these concerns. Many of my neighbours have the same concerns – the same and more. 
This letter has been circulating in the neighbourhood and many other residents of the area have ex-
pressed a desire to echo my concerns. To help enable that, I have created a page as an addendum to this 
letter on which other area residents can register their concerns.  
 
Thank you for consideration of my submission.  

 
Lenore Ison  
29 Mount Royal Avenue  
Toronto M6H 2S2  

 

 

 

 

 

 

 

 

 

 

 

 

 



Addendum to Letter from Lenore Ison 
 
 
I echo the concerns expressed in the letter from Lenore Ison (29 Mount Royal Avenue). I have indicated 
this with my signature below. I have added my additional concerns, if any.  
 
Additional Concerns:  
 

My concerns regarding the proposed project at 2 Regal Road are related to the structural damage that 

may occur to the houses on Mount Royal Avenue and Regal Rd close to the addition in front and on 

top of the existing apartment building. 

 The proposed addition to the front of the building involves major digging that requires heavy 

equipment to create a foundation for a new eight-story wing alongside a complete floor on top of the 

existing building. This will include thousands of truckloads of building material bringing brought to the 

site to complete the work.   

The basis surrounding my concern is that Mount Royal Ave follows the path of a now non-existent 

small river called Garrison Creek. The creek is now absent due to the construction by the city of a 

water storm system. In the absence of the creek, the soil is composed primarily of clay, silt, and sand, 

a soft and unstable composition. However, in recent years, the city has instructed all homeowners to 

divert all roof runoff to their front and rear yards, making the ground more water-saturated. As I 

understand, vibrations travel much further in the wet ground than they do in the dry ground, in 

addition to the malleable soil terrain of the street. 

 These houses are built on silt and loose sand. As a result of this, whenever there is construction on 

the street, be it sewer repair or sidewalk replacement, the vibrations emanating from the equipment 

being used and loaded trucks coming and going are felt very strongly, even at the rear of my house on 

the second floor. My worry is what will happen to the house and its foundation over numerous years 

to complete this project compared to days. I have lived at 25 Mount Royal since 1964, directly across 

the street from the proposed eight-story addition. Like many others on this street, my house is 

approximately 100 years old, and the foundation is stone. It has endured lots of wear and tear, just 

given the amount of time the house has been around. The potential impact on the structural integrity 

of the homes from such major work is of great concern. 

Print Name:  Vito Mola     Print Address: 25 Mount Royal Ave 

 

Signature:      Date: September 5, 2021 
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Hello, I am writing to object to the changes being proposed by Starlight to our building at 2
Regal Road.

Of course I don’t want an additional 8 floors of apartments added in front of our building.
When I signed our lease I thought I was moving into a quiet low rise in a residential area. I like
this area because of the trees, and the houses, and the feeling of not being in the downtown
core. There are endless condos in the city, we don’t need another one in a beautiful and quiet
neighborhood like this. Had I known that there would be construction so close to us immediately
after moving in I would have looked for an apartment elsewhere. No one wants to live next to
construction, it's a miserable experience that takes years, it's dirty, it's loud and it takes away
from my ability to enjoy my day, every day, for the duration that it goes on so close to my
building.

After the apartment is finally built it will ruin the character of the neighborhood. What
makes my apartment special are the views of trees out my window; the fact that I can see the
city skyline at night. It is so rare to see both trees and the city. My area is quiet and full of
beautiful old houses, where I can go for a walk down winding streets and look at homes that are
full of personality, not soleless boxes that block light and look exactly like every other soleless
box being put up in our city. This apartment was a rare find for me, in a pandemic, and I have
put a lot of work into beautifying it. I do not want to move again, but I feel that if this construction
happens I will be forced to move because of the impact that it has on my enjoyment of this
property and my neighborhood.

Thankyou for your consideration,

Thadea Berezny, tenant in unit 401 at 2 Regal Road
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Adam Borsella

From: Marcel Martel <m14martel@gmail.com>
Sent: September 8, 2021 4:31 PM
To: Adam Borsella
Subject: Re: about change to 2 Regal Rd

Good afternoon Adam, 
My address is 54 Alberta Avenue, Toronto, M6H2R6 
Regards, 
Marcel 
Marcel Martel 
 
On Wed, Sep 8, 2021 at 4:29 PM Adam Borsella <Adam.Borsella@toronto.ca> wrote: 

Hi Marcel, 

  

Please provide your mailing address in order to have your correspondence included as part of the Public Record. 

  

Adam Borsella 

  

Committee of Adjustment | Etobicoke York District 

City Planning Division | City of Toronto 

2 Civic Centre Court, 4th Floor | Toronto, ON M9C 5A3 

t:  416.394.8088    e: Adam.Borsella@toronto.ca 

  

General email: coa.ey@toronto.ca 

  

 

  

  

From: Marcel Martel [mailto:m14martel@gmail.com]  
Sent: September 8, 2021 4:27 PM 
To: coa.tey <coa.tey@toronto.ca> 
Subject: about change to 2 Regal Rd 
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Hello, 

I am writing about the request for "a minor variance- building at 2 Regal Road). 

I have some reservations. FIrst of all, how can the company build a new tower in front of the current building? 
What does the company try to achieve? Is this really a minor variance? THis is not a minor variance. Furthermore, 
what will be the impact on parking in the area. the Developer decided to reduce the number of parking space. THe 
Developer should explain the logic behind this decision. If tenants cannot park in the underground garage, they will 
request parking permit. Again, this is not a very wise decision. 

  

Regards, 

Marcel 

Marcel Martel, Toronto, Ontario 



Hello, I am writing to object to the changes being proposed by Starlight to our building at 2
Regal Road.

Of course I don’t want an additional 8 floors of apartments added in front of our building.
When I signed our lease I thought I was moving into a quiet low rise in a residential area. I like
this area because of the trees, and the houses, and the feeling of not being in the downtown
core. There are endless condos in the city, we don’t need another one in a beautiful and quiet
neighborhood like this. Had I known that there would be construction so close to us immediately
after moving in I would have looked for an apartment elsewhere. No one wants to live next to
construction, it's a miserable experience that takes years, it's dirty, it's loud and it takes away
from my ability to enjoy my day, every day, for the duration that it goes on so close to my
building.

After the apartment is finally built it will ruin the character of the neighborhood. What
makes my apartment special are the views of trees out my window; the fact that I can see the
city skyline at night. It is so rare to see both trees and the city. My area is quiet and full of
beautiful old houses, where I can go for a walk down winding streets and look at homes that are
full of personality, not soleless boxes that block light and look exactly like every other soleless
box being put up in our city. This apartment was a rare find for me, in a pandemic, and I have
put a lot of work into beautifying it. I do not want to move again, but I feel that if this construction
happens I will be forced to move because of the impact that it has on my enjoyment of this
property and my neighborhood.

Thankyou for your consideration,

Thadea Berezny, tenant in unit 401 at 2 Regal Road
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Committee of Adjustment Toronto & East York 
Toronto City Hall 
100 Queen Street Street West Toronto, ON M5H 2N2  

September 8, 2021  

Re: Minor Variance, File # A0481/21TEY 2 Regal Road  

I am writing to express my strong disapproval for the application file of 2 Regal Road. I, along 
with other residents of the apartment building, would be negatively affected by this change in a 
few ways: 
 

1. Some of us will no longer have parking access directly on site, which goes against the 
parking leases that we have already legally signed.  

2. The density population in the area will increase, and assuming we will have to defer to 
street parking, it makes it impossible for visitors to find parking or other permit holders 
in the neighbourhood who live in the houses surrounding. This will likely cause a larger 
issue with many complaints to the City. 

3. This neighbourhood is quiet and mainly filled with houses. Adding on more units to an 
already spacious building will disrupt the character of the area and put in question one 
of the most well-preserved neighbourhood in Toronto, as population will increase and 
street traffic will be much busier. 

4. The noise of construction will be unbearable as many fellow tenants work from home 
full time due to COVID-19 restrictions. This will likely cause many complaints to the City.  

 
Please take my notes into consideration when reviewing this file. As a current tenant of 2 Regal 
Rd, this construction request simply does not make sense. Many tenants are already outraged 
by the possibility that this may occur and I urge you to reconsider this request for the well being 
of this well-preserved neighbourhood. 
 
Thank you,  
 
Joanna Christopoulos 
 
2 Regal Rd, Unit 703 
M6H 2J4 
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Committee of Adjustment
Toronto and East York
Toronto City Hall
100 Queen St. West
Toronto, ON
M5H 2N2

September 8, 2021

I am writing in regards to the requested variations at 2 Regal Road. I would like to express my
displeasure for the proposed changes.

I live on the east side of the building. Myself and many others grow vegetables on our balconies
each year. The proposed changes would block precious sunshine needed for our gardens. Our
window of daily sunshine is already quite limited as it is. The obstruction of the new 8 storey
tower would also block the view from the east side. I enjoy laying on the balcony,  looking at the
trees.

Others have raised concerns of the foundation for the new tower and the integrity of the soil. A
good example of this could be observed in our own back parking lot, up until recently. The catch
basin in the rear lot was washed out and had a large hole around it due to erosion. This shows
the anecdotal stories we've heard of the issues the building had with the foundation aren't too
unbelievable.

Another concern for me is the amenities and infrastructure of the building. We have limited
laundry facilities as it is. But that is minor and easily remedied. Parking has been brought up by
others, I'll echo their concerns on that matter.

More significant for me would be the plumbing. Being at the bottom of the drain stack, I've seen
multiple units on the second floor experience backups and become flooded with raw sewage,
mine included. Any blockage down stream in the nearly 70 year old pipes causes sewage to
backup into the lowest unit on that stack. Can these old pipes handle an increased load?

Another infrastructure issue that comes to mind is the electrical system. For months now, the
power goes out on a regular basis. Between 6 and 8 AM, the power goes off for a short time,
then comes back on. This happens almost weekly,  if not multiple times per week. Can the
system handle more units?

Regards,
David Wood
215-2 Regal Road
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From: Sandy Cavanagh
To: coa.tey
Subject: 2 Regal Road
Date: September 8, 2021 10:14:33 AM

I am opposed to the added construction to this building. I don’t believe the current owners have 
shown they are good neighbors. There is a garbage issue that has not been fixed and Starlight has a 
reputation as being negligent.

Sandra Cavanagh
45 Glenholme Ave

mailto:SandyCav@msn.com
mailto:coa.tey@toronto.ca
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September 8th, 2021 
 
 
Dear Committee of Adjustments, 
 
 
 
 
I’m writing you in regards to the recent application for 2 Regal Rd. My family, neighbours and I 
are very concerned and disturbed by this plan. We strongly believe that the addition 
development will create major disturbances to the quality of life in this neighbourhood and 
would impact the joy of living here for all of the residents for many years to come. We implore 
you to deny this request so that we can preserve the quality of life for both the young families 
moving in and the elderly families who have lived here their whole life.   
 
I want to mention that I have many elderly neighbors who don’t have access to computers or 
internet who are against adamantly. I worry this forum for this is not equitable to the people 
who this is truly impacting. Is there a way to ensure they are included as well? 
 
I moved into this neighbourhood because of its diversity, kind neighbours and pocket off and 
out of busy life in Toronto. It’s hard to find a slice of peace like Thome and Regal Rd.  Building 
an additional eight stories plus another floor on top of the existing building will bring a great 
deal of chaos to an already incredibly dense area.  
 
There are so many concerns and reasons why this should not be approved.  
 
Firstly, the amount of congestion and dirt the construction will bring is very concerning. Myself 
and my daughter as asthmatic and being only a couple houses down from all the construction, 
fumes, dirt and debris will make it even more difficult for our already sensitive situation.   
 
Secondly, I worry for my children’s safety. I have a four year old and a 4 month old who I always 
envisioned being able to play freely on the streets as it’s incredibly quiet. This plan will not only 
bring in a large population with more cars, the construction will last years blocking roads, 
bringing in large vehicles and having dangerous equipment around on a regular basis.  
 
Thirdly, in regards to density, there is already very little parking to begin with. This will bring in 
at least 40 new people to the area who will look for street parking as well. In addition, this area 
has one tiny parkette. Which as is it is already very busy with the many new young families in 
the apartment and houses around. The community is not set up to support that many more 
people. Infrastructurally something would need to be set up to accommodate all of the families. 
 
Fourthly, we are concerned that our ease and enjoyment of life will be deeply impacted with 
the noise pollution. Especially after an incredibly hard two years that the pandemic brought on, 
our homes have become our sanctuaries and this development would disturb the only place we 
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have as a refuge right now. We have spent our entire lives saving to buy a home, which we 
finally moved into. To know that we will wake up every morning to the sounds of construction 
(drilling, banging, cranes etc) for the foreseeable future in alarming. Also, the amount of dirt 
that will cover our backyards will make it difficult to spend anytime outside. 
 
Fifthly, the value of our property will go down significantly with that large of a development 
happening a couple doors down. This is our lives savings and if we needed to sell our value 
would go down because of the eyesore of construction. This happened to my father many years 
ago. 
 
I understand that the owner of the building wants to increase his profit, but it isn’t rigt to 
disturb the life of so many people including those living there now.  
 
I implore you again to deny this request so we can preserve the quality and beauty of this 
wonderful neighbourhood.  
 
Thank you so much, 
 
Jackie Pal and Lorne Covant 
28 Thome Cres 
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Sept 8, 2021 
 
Michelle Breslin 
2 Regal Road,  
Toronto, Ontario 
M6H 2J4 
 
 
Regarding the proposal for changes at 2 Regal Rd, Toronto, ON M6H 2J4, 
I have many concerns and will outline them in the following PDF document. 
 
Impact of enjoyment of property and neighbourhood 

1) Noise of more than doubling the size of the tenancy. This density increase will impact the 
neighbourhood negatively with noise, traffic, parking, (which is already an issue, and pollution. 
This is a quiet, walking neighbourhood.  We enjoy the sounds of birds and winds, not constant 
coming and going of many people. 
 

2) The view of adding these stories will obstruct views for neighbours on Thome, and other 
surrounding houses. 
 

3) Adding to the ongoing pest issues in the neighbourhood, rats, cockroaches, mice 
 
 

Environmental Impact 
 

1) More cement ground cover in an area that is already environmentally sensitive due to erosion 
of the former shoreline. 

 
Infrastructure Impact 
 

1) The plumbing in the building is already insufficient, being shut down at least once a month for 
the past 3 years for repairs.   

 
Tenancy Impact 
 

1) As mentioned The plumbing in the building is already insufficient, being shut down at least 
once a month for the past 3 years for repairs.   

2) The old elevator is insufficient for the number of tenants at this point in time. It has had a 
cosmetic upgrade. 

3) Above guidline rent increases for the past 2 years, through Covid, which has not been  decided 
or addressed.  We have not been informed of Tenancy Hearings throughout COVID. 

4) Nonstop construction in the building throughout covid, with jackhammers, excessive noise, and 
dust for the past 3 years. 

 
 
It is my opinion that increasing the density of this block with greatly decrease the enjoyment and use 
of property for all within the area. 
 
Sincerely, 
Michelle Breslin 
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Yasemine Sema Celikkol 
2 Regal Rd, apt #211 
M6H2J4 
Date: September 8, 2021 
 
Re: the proposed changes to 2 Regal Rd. including the erection of a new tower and additions to 
the 8th floor 
 
To whom it may concern, 
 
I am writing in connection with the above proposed changes to 2 Regal Rd. I have carefully 
considered my opinion regarding this matter and wish to share that I strongly object to these 
additions to the building for the following reasons: 
 
My unit faces east, and the proposed tower addition would greatly limit the amount of sun that 
my patio receives, as well as reducing my view of the CN tower and the lovely scenery in our 
area . I enjoy spending summer days outside and gardening in the sun and the addition would 
limit my ability to do so.  
 
I am also concerned about flooding. As someone who lives on the second floor, we are always 
the first units affected when clogs or plumbing issues occur on the upper levels of the building, 
often leaving us with sewage and water damage. I do not feel confident that our aging plumbing 
system can handle the increased load of multiple additional units. 
 
Furthermore, our power already goes out on a regular basis, at least once a week, early in the 
morning. How can we be sure that our electrical grid will be able to handle the addition of so 
many new units? Especially, when issues associated with the current  number of units are not 
being addressed.  
 
Finally, our building is located on top of garrison Creek. As such, I am very concerned about 
whether the foundation of the building is strong enough to handle all the additional weight and 
strain of these additions. One needs only think back to our recently repaved back parking lot to 
see the erosion and water damage firsthand.  
 
I stand in solidarity with the many people in my community who oppose these changes; 
including both neighbours who live in the building as well as those in the surrounding area. 
 
I hope that you will seriously consider our objections and make the best decision possible for 
our community as to whether or not to move forward on this project. 
 
 
Yours in good faith, 
 
Yasemine Sema Celikkol 
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Hello, 

 

We just moved in at Regal and Oakwood. My partner and I are new to the area although not new 

to Davenport. We got your email from our next door neighbor (copied here)and wanted to weigh 

in on the committee proposal.  

 

While we have no issues with density, we do have an altogether different concern that we have 

never encountered in the 20 years living in the Davenport ward. Rats. We are constantly seeing 

them around our yard and scurrying to and from the dumpster bins outside 2 Regal Rd. If you 

haven't been noticing them, you just haven't been looking close enough. The dumpster bins are 

unsightly but worse, the manner in which garbage is constantly exposed will guarantee the 

vermin continue to be attracted and thrive. None of our direct neighbours here have compost bins 

or any other obvious means of attracting rats so we feel we are doing nothing to entice them. I'm 

not sure what can be done but it seems garbage should be contained or better contained, perhaps 

in an interior garbage room.  

Having said all that, our thoughts are that the current garbage and rat situation needs to be 

improved for the existing units before any additional density is considered.  

 

Best Regards, 

 

John Moore 

8 Regal Road.  

 
 

 

Thanks John and thanks for taking a lead here Lenore. I am onside with John having been at 6 

Regal for 16 years now. The rodent problem is definitely a health concern and the garbage 

maintenance needs to be addressed before expansion is considered as it will be more difficult to 

manage with more tenants.   

Regards  

Tenzin Zongdho 6 Regal  
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Addendum to Letter from Lenore Ison 

I echo the concerns expressed in the letter from Lenore Ison (29 Mount Royal Avenue). I have indicated 

this with my signature below. I have added my additional concerns, if any.  

Additional Concerns: I echo all comments in the above letter. In addition, I would like to add the below 

concerns regarding this proposal and note that I strongly object to this development. 

 Health and Safety Concerns: asbestos, dust and other air contamination, loss of space to allow 

tenants to move freely at the front entrance. 

 A form of renoviction as the pollution and noise will drive tenants away and allow them to 

increase rent prices. 

 Elevator congestion: with only 2 elevators, an increase in units will lead to increased delays in 

elevator wait time and congestion. 

Overall, this proposed development will not add any value to this residential neighbourhood, and it will 

cause more issues than it resolves. As a tenant, there are already a plethora of issues in the building and 

adding more units will only lead to the deterioration of quality of the space for tenants and cause issues 

for our neighbouring home-owners. 

Please re-consider approving this project. 

Kind Regards, 

Laura 

2 Regal Rd Unit 315 

Laura Barron 

_________________________  ________________ 

Name   Address 

LB 09/08/2021 

_________________________  ________________ 

Signature   Date 





September 2, 2021 

Committee of Adjustment 
City of Toronto 
 

Re: 2 Regal Road, File Number A0481/21TEY 

 

We are long-time residents of the Regal Heights neighbourhood and are pleased to support the 
application to the Committee of Adjustment by the owners of 2 Regal Road.  

Starlight’s proposed project at 2 Regal Road will be a welcome addition of new rental housing into the 
neighbourhood. We are pleased to see the various improvements Starlight has already undertaken at 
the building and look forward to seeing the future additions. Starlight has demonstrated a commitment 
to the community and we are happy to submit this letter in support of their proposal. 

We appreciate that they chose to reach out to the Regal Heights Residents’ Association with detailed 
information about their plans. 

We applaud Starlight’s commitment to rental housing and the community and look forward to seeing 
the finished product at 2 Regal Rd. 

 

 

Peter & Kari Norman 
130 Westmount Ave., Toronto 
416-994-9467 
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