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Memorandum 

To:  Josiane Gervais, P. Eng Date: July 2, 2026 

From:  Juan Lavin, P.Eng 

Copy:  Austin Shih, P.Eng 

Project: 911350 - 10019 

Subject: 700 Mountaineer Pvt, 1740, 1754 and 1760 St. Laurent Blvd 

               ZBLA Traffic Memo 

This memorandum has been prepared in support of a Zoning By-Law Amendment for the consolidated addresses of 700 

Mountaineer Pvt, 1740, 1754 and 1760 St. Laurant Blvd.  

1.0 BACKGROUND 

The most recent TIA Strategy Report submission was submitted by Parsons on October 4th, 2023. The application at the 

time was for both Site Plan Application (SPA) and Zoning By-Law Amendment (ZBLA) applications. 

The applicant has since revised the site plan and wishes to proceed with a resubmission for a ZBLA only at this time. The 

city agreed in a June 22, 2026, email that a TIA submission for the ZBLA was not required if the existing “as-of-right” 
maximum density was not exceeded in the new development proposal. In this case, all the city requires is a traffic memo 

to document there would be no difference in traffic impacts to the “as-of-right” zoning.  

It is understood that once the developer continues to SPA, a new TIA Report will be required at that time. The SPA 

process will go over details and address previously provided City Comments.    

2.0 PROPOSED SITE PLAN 

The latest Site Plan proposes approximately 915 new residential units plus ground floor commercial, including a fast-food 

restaurant with drive-through uses. This density would be accommodated within four high-rise buildings, with two 30-

storey towers fronting St. Laurent Blvd and 11- and 13-storey towers located on the back of the lot. The site is proposed 

to be serviced via a new signalized full movement access and a right-in-only access. An illustration of the proposed Site 

Plan has been provided in Appendix A. 

3.0 EXISTING AND FUTURE ZONING BY-LAWS 

Table 1 below compares the allowable building heights under existing zoning by-laws and 2026 updated zoning by-laws 

that are currently subject to appeal. 

Table 1: Existing and Future Zoning By-Laws 

Municipal Address 

Current By-Law (2008-250) Proposed By-Law (2026-50) 

Proposed 

Storeys  Zoning Designation 
Max. 

Height 

Approx. 

Storeys 

Allowed 

Zoning 

Designation 

Max. 

Height 

Approx. 

Storeys 

Allowed 

1740, 1754 St. Laurent & 700 Mountaineer AM10[1658] 50m 15 MS2[1658] 50m 15 30 & 11 

1760 St. Laurent AM10 30m 9 MS2 100m 33 30 & 13 

 

As shown in Table 1, the new zoning bylaw allows for higher buildings, but the development proposal may still require a 

variance to accommodate the height for the buildings within 1740, 1754 St. Laurent and 700 Mountaineer Pvt. 
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4.0 REVIEW OF NETWORK CONCEPT 

A zoning allowance exercise was carried out to determine the maximum unit density under the 2026 updated zoning by-

laws on the subject site (note the zoning by-law is currently under appeal but not expected to affect density of MS2 

zoning). A concept plan showing this density limit has been provided in Appendix B. 

The exercise concluded that equivalent ground floor commercial uses with over 1,088 units could be accommodated 

within the site. Additionally, the southern half of the site could house even more units if it was increased to the maximum 

33-storey allowance.  

This exercise demonstrated that the current development proposal does not exceed the maximum development density 

based on the 2026 zoning by-laws. As a result, a TIA Report is not required to satisfy the ZBLA application.  

5.0 CONCLUSIONS AND RECOMMENDATIONS 

A minor variance is required to accommodate the proposed location of buildings to adhere to city zoning by-laws. 

However, this memo demonstrated the development proposal does not exceed the maximum “as-of-right” unit density for 

the site. Therefore, a TIA Report is not required to support the ZBLA application. It is acknowledged that a TIA Report will 

be required to satisfy the future Site Plan Control Application. 
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Appendix A: 
 Proposed Site Plan 
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Appendix B: 
 Density Limit – 2026-50 Zoning By-Laws 
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