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This Planning and Urban Design Rationale report 
has been prepared in support of an application 
by QM Developments LP to amend former City 
of Toronto Zoning By-law 438-86, as amended, 
and the new City-wide Zoning By-law 569-2013, 
as amended, with respect to a 1,201.6 square 
metre site, located at the northeast corner of 
Mutual Street and Queen Street East, municipally 
known as 90-104 Queen Street East and 3 Mutual 
Street (“the subject site”) The site is currently 
occupied by a row of 3-storey brick buildings 
with retail uses at grade and other commercial 
and residential uses above, including 5 rental 
residential units. The current zoning represents 
an underutilization of land and infrastructure, 
given the site’s location within the Downtown and 
its proximity to higher order transit.

The proposed rezoning would permit the 
redevelopment of the site with a 34-storey mixed-
use residential building, plus mechanical floor 
wrapped with residential units, (with a height of 
106.6 metres to the top of the residential floors 
and 107.95 metres to the top of the mechanical 
penthouse), with active at-grade retail and 
community uses. The development would include 
a total of 23,848.0 square metres of gross floor 
area, comprised of 23,509.0 square metres of 
residential gross floor area and 339.0 square 
metres of non-residential gross floor area on the 
ground floor, including an optional community 
space or retail space along the Mutual Street 
frontage. The development proposal removes 
and replaces the existing buildings at 90, 92, and 
94 Queen Street East, while 3 Mutual Street and 
98 Queen Street East (which are listed on the City 
of Toronto’s Heritage Register), as well as 100-104 
Queen Street East, are proposed to be partially 
retained and incorporated into the podium of the 
development. 

The report concludes that the proposed 
redevelopment is in keeping with the planning 
and urban design framework expressed in the 
Provincial Policy Statement, the Growth Plan for 
the Greater Golden Horseshoe, the City of Toronto 
Official Plan, and the applicable urban design 
guidelines. This project represents an important 
redevelopment opportunity that will contribute 
to the ongoing revitalization of the portion of the 
Downtown located east of Yonge Street.

From a land use perspective, the proposal is 
consistent with and supportive of numerous 
policy directions promoting intensification 
of underutilized sites within built-up areas, 
particularly in locations that are well served 
by existing municipal infrastructure, including 
public transit. The subject site is located in the 
Downtown, which has been identified as an Urban 
Growth Centre in the Growth Plan for the Greater 
Golden Horseshoe and is within a “major transit 
station area” given its proximity to the existing 
Queen Street TTC subway station. 

From a built form and urban design perspective, 
the proposal is contextually appropriate and will 
represent a high-quality architectural addition 
to the area. The 34-storey (plus wrapped 
mechanical) building will fit harmoniously with 
the existing and planned built form context and 
will be compatible with the height and massing of 
existing and approved developments in the East 
Downtown area of the City. In our opinion, the 
proposed development conforms with the built 
form and massing policies of the Official Plan and 
is generally in keeping with the relevant urban 
design guidelines.

The existing zoning applying to the site, which 
limits the permitted height to 30.0 metres, is 
outdated and pre-dates all applicable policy 
documents, including the current Provincial 
Policy Statement and Growth Plan. 

It is our opinion that the proposed development 
is consistent with Provincial Policy Statement, 
conforms to the Growth Plan, conforms with 
the Toronto Official Plan and represents good 
planning and urban design.
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The subject site is located at 90-104 Queen 
Street East and 3 Mutual Street, at the northeast 
corner of Mutual Street and Queen Street East in 
the east Downtown area of the City. The subject 
site is within walking distance to Queen Subway 
Station on Line 1 of the TTC (approximately 450 
metres east, representing a 6-minute walk, see 
Figure 1).

2.1 Area context
The subject site is located in the east Downtown 
area, between Yonge Street and the Don River, 
south of Carlton Street (see Figure 2). 

The East Downtown is based on a pattern of major 
east-west and north-south arterial streets. East 
of Yonge Street, the major north-south streets 
are Church Street, Jarvis Street, Sherbourne 
Street and Parliament Street. East of Yonge 
Street, the major east-west streets are King 
Street East, Queen Street East, Dundas Street 
East and Carlton Street, all of which are major 
City arterials and contain streetcar lines. Yonge 
Street contains the Yonge Subway (Line 1), which 
is one of the major transit corridors in the City.

The east Downtown contains a mix of uses and 
a wide diversity of housing and neighbourhood 
types and tenures. In the area directly east of 
Yonge Street, there are a number of major public 
institutions related to education, the arts, health 
care and worship, including Ryerson University, 
Massey Hall, St Michael’s Hospital and numerous 
historical churches, most of which are centred 
on Church Street. The area is in proximity to 
a range of entertainment, shopping areas, 
employment uses and parks. It is well served by 
transit and is increasingly pedestrian-oriented in 
its urban character and general concentration of 
development. 

While there has been increased development 
interest in the east Downtown, there continues to 
be a number of underutilized buildings, surface 
parking lots and derelict sites. The character 
of the area is beginning to change with recent 
developments and initiatives particularly in 
the areas of King/Parliament and St. Lawrence 
to the south and the expansion of the Ryerson 
University campus to the north. 

Subject Site - looking northeast at the corner of Queen 
Street East and Mutual Street

Subject Site - looking northwest at the north side of  
Queen Street East

Subject Site - looking southeast at the ease side of  
Mutual Street
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Figure 1 - Location Map

Figure 2 - Context Map
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In response to development pressures in the 
broader area, the City initiated the Downtown 
East Planning Study to review appropriate tower 
locations within the Garden District area to the 
east of the subject site. That study resulted in the 
adoption of an amendment to the Official Plan to 
establish tower locations generally along Jarvis 
and east to Sherbourne Street (OPA 82). The 
subject site is located outside of the boundary of 
the OPA 82 area.

The following table outlines developments 
that are either completed, under construction, 
approved or proposed in the general vicinity of 
the subject site: 

Address Details Status

197 Yonge Street (The Massey Tower) 60-storey mixed use development Under Construction

60-64 Queen Street East and 131-135 Church 

Street

54-storey mixed use development Proposed

215-229 Church Street and 117 Dundas Street 

East

52-storey mixed use development Approved

175-191 Dundas Street

East and 235 Jarvis

Street (Grid Condos)

50-storey mixed use

development 

Under Construction

200 Dundas Street East (Dundas Square 

Gardens)

50-storey mixed use development Under Construction

139-147 Church Street and 18-20 Dalhousie 

Street

49-storey mixed use development Proposed

89, 97 and 99 Church Street 49-storey mixed use development Approved

88 Queen Street East and

30 Mutual Street

27-49 storey mixed-use 

development

Under Construction

25 Richmond Street East and 20-26 Lombard 

Street (Yonge+Rich)

46-storey mixed use development Under Construction

59 Richmond Street East, 114 and 120 Church 

Street

45-storey mixed use development Proposed

33 Lombard Street (Spire) 45-storey mixed use development Complete (2007)

225 Jarvis Street (Grand Hotel) 45-storey mixed use development Approved 

59 Richmond Street East, 114 and 120 Church 

Street

45-storey mixed use development Proposed

200 Victoria Street (Pantages Tower) 44-storey hotel and residential 

development

Complete (2003)

155 Dundas Street East (Pace Condos) 42-storey mixed use development Complete (2016)

21 Dundas Square and 252 Victoria Street 39-storey mixed use development Complete (2016)

75-83 Mutual Street 36-storey mixed use development Under Construction

55 Shuter Street/56 Queen Street East and 51 

Bond Street (The Metropolitan)

36-storey mixed use development Approved

The area is currently undergoing a significant 
regeneration and revitalization. Over the last 
few years this has included: the redevelopment 
of Ryerson University on the west side of Jarvis 
Street, between Dundas Street East and Gerrard 
Street East; the proposed and built high-rise 
residential redevelopment and intensification of 
sites around the intersections of Adelaide Street 
East, Dundas Street East, Charles Street East 
and Bloor Street East; the National Ballet School 
north of Carlton Street with high-rise residential 
development; and the heritage preservation of 
numerous buildings along its length, often within 
the context of new development.
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2.3 Adjacencies
To the immediate east of the site, within the 
OPA 82 area, are 3-storey mixed-use buildings 
fronting onto the north side Queen Street East 
and the west side of Jarvis Street (106-124 Queen 
Street East). On the east side of Jarvis Street, 
is the federally-leased and occupied Moss Park 
Armory. Farther east is Moss Park, a 3.4-hectare 
park, as well as the Moss Park Arena and John 
Innes Community Recreation Centre (located 
adjacent to Sherbourne Street). As part of the 
TOcore Community Services and Facilities Study, 
the Moss Park Redevelopment Project (John 
Innes 519) was identified as a potential future 
opportunity. More specifically, the opportunity 
was to lead a detailed feasibility study and a 
planning and visioning study to determine the 
viability of redeveloping Moss Park and the John 
Innes Community Centre.

To the immediate southeast of the site, on the 
south side of Queen Street East, is a commercial 
surface parking lot, a one-storey auto service 
centre and a one-storey dispensary building 
located at 133-141 Queen Street East. The site 
is currently the subject of an active rezoning 
application to permit a 41-storey residential-
mixed use tower with grade-related retail uses. 
To the west of the commercial parking lot is the 
12-storey Glasshouse Lofts boutique mixed-use 
development (127 Queen Street East). Farther 
west is a row of older 3- to 5-storey brick 

Address Details Status

90 to 104 Queen Street East

(Subject Site)

34-storey mixed use development Proposed

79-85 Shuter Street 32-storey mixed use development Proposed

203 Jarvis Street 32-storey residential development Approved

59-71 Mutual Street 32-storey residential development Approved

186-188 Jarvis Street (Ryerson University) 30-storey student residence Under Construction

60 Shuter Street 29-storey mixed use development Approved

167 Church Street (Jazz) 28-storey mixed use

development 

Complete (2006)

270 Church Street 27-storey mixed use development Under Construction

64-70 Shuter Street (Core Condos) 24-storey mixed use development Complete (2017)

230 Adelaide Street E (The Vu) 24-storey mixed use development Complete (2010)

2.2 Subject Site
The subject site is located on the north side of 
Queen Street East, between Jarvis Street and 
Mutual Street, and is municipally known as 90-
104 Queen Street East and 3 Mutual Street (see 
Figure 3). The site is rectangular in shape, with 
a frontage of 39.36 metres along Queen Street 
East, and 30.82 metres on Mutual Street, resulting 
in a site area of approximately 1,201.6 square 
metres. The site is currently occupied by a row 
of 3 and 4-storey brick buildings with retail uses 
at grade and residential and other commercial 
uses above, including 5 rental residential along 
Queen Street East. The properties at 98 Queen 
Street East and 3 Mutual Street are listed on the 
City of Toronto’s Heritage Register. The property 
at 3 Mutual Street is currently comprised of a 
4-storey building occupied by a video production 
studio. The “back-of-house” servicing functions 
for the existing buildings on the subject site are 
located at the rear of the site, along Richard Bigley 
Lane. This approximately 4.57-5.28 metre wide 
east-west public laneway connects Mutual Street 
to the west and Jarvis Street to the east, and 
currently provides access to the subject site, the 
properties to the east of the subject site fronting 
onto Queen Street East, as well as properties to 
the north fronting onto Mutual Street and Jarvis 
Street.
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Figure 3 - Location Map

106-124 Queen Street East

Moss Park looking northeast from Queen Street E 133-141 Queen Street East

Moss Park Armory
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buildings comprised of commercial and office 
uses (85-123 Queen Street East and 127 Church 
Street, commonly referred to as the “Allied REIT” 
Building). The properties at 99, 107, 109, 111, and 
123 Queen Street East are designated under Part 
IV of the Ontario Heritage Act by By-law 51-83. 
As such, the subject site has been considered as 
“adjacent” to a designated heritage property.

To the southeast of the site, on the east side of 
Jarvis Street, is the 4-storey Fred Victor Housing, 
Transitional Housing and Community Services 
Centre (145 Queen Street East). The Fred Victor 
Centre is a social service organization offering 
affordable housing, transitional housing, 
emergency shelter, food access, counselling and 
health services. To the east of the Fred Victor 
Centre is a 4-storey office building (163 Queen 
Street East). Farther east, on the east side of 
George Street, is a row of 3-storey mixed-use 
brick buildings with commercial space on the 
ground floor, and residential uses above. To the 
south of the Fred Victor Centre, along the east side 
of Jarvis Street, is the 3-storey Saint Lawrence 
Residences and Suites (135 Jarvis Street), the 
2-storey Republic of Indonesia Consulate (129 
Jarvis Street), and a Petro-Canada gas station 
(115 Jarvis Street) at the corner of Richmond 
Street East.

Looking southeast at Glasshouse Lofts (127 Queen Street 
East)

Looking south at the Allied REIT Building (85-123 Queen 
Street East)

Looking southeast at Fred Victor Housing Transitional 
Housing and Community Services Centre

Looking West down Queen Street E from Moss Park (163 
Queen Street East)
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To the immediate west of the site, in the block 
bound by Mutual Street, Queen Street East, 
Dalhousie Street, and Shuter Street, is a large 
commercial parking lot which occupies the 
entirety of the block. Official Plan and rezoning 
amendment applications were approved in 2018 
for the comprehensive redevelopment of the 
block, municipally known as 88 Queen Street 
East and 30 Mutual Street. The development 
includes four towers, with heights ranging 
from 27- to 49-storeys, and mid-rise structures 
containing residential, commercial and retail 
uses. The proposed 49 storey tower with 7 storey 
podium will be located immediately across the 
street from the proposal with a retail entrance 
facing Mutual Street, and the tower rising above 
with an 890 square metre average floorplate. 
Along Queen Street, the 88 Queen Street project 
provides for a varying setback from curb to 
building face of between 6.0 and 7.4 metres at 
grade level and extending out to the property line 
with a cantilever above.

On the west side of Dalhousie Street, are the rear 
elevations of buildings that front onto Church 
Street between Shuter Street and Queen Street 
East. The heights of these buildings generally 
range from 1- to 3-storeys. There are currently two 
active development proposals on the southerly 
portion of the block. The first is for a 54-storey 
mixed-use development at 60-64 Queen Street 
East and 131-135 Church Street. The second is 
for a 49-storey mixed-use building at 139-149 
Church Street and 18-20 Dalhousie Street. Both 
applications include active at-grade retail uses. 
The northerly portion of this block is occupied by 
the 21-storey “Jazz” rental apartment building. 
Finally, farther west, on the west side of Church 
Street, is the Metropolitan United Church.

88 Queen Street North building under construction 

Looking east at the parking lot located at 88 Queen Street 
East

Looking southwest across the parking lot located at 88 
Queen Street E towards the Financial District
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To the immediate north of the site, on the east 
side of Mutual Street is an 11-storey Toronto 
Community Housing Corporation (“TCHC”) 
residential apartment building located at 25 
Mutual Street. A vehicular ramp, associated 
with the TCHC building, leading to a below grade 
parking garage is located to the north of Richard 
Bigley Laneway. The TCHC building is located 
approximately 23 metres form the northerly 
property line of the subject site. The TCHC 
contains no windows on its southerly façade, 
indicating that future development to the south 
was anticipated at the time of development 
approvals. According to the TCHC building profile 
information, this 90,000 square foot building 
was fairly recently constructed in 1983 and 
contains 97 units, including 32 rent-geared-to 
income units and 65 market rental units. TCHC 
records also indicate that the parking garage for 
the building was recently repaired to the extent 
of approximate City investment of $413,000 as 
part of the 2015 capital program. Review of TCHC 
future projects records does not indicate any 
future plans to redevelop this property.

11-Storey TCHC apartment building (25 Mutual Street) 

Looking south down Mutual Street from Shuter Street

Looking northwest across Jarvis Street from the 
northeast corner of Jarvis Street and Queen Street East
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Farther north is the following:

• four 3-storey Victoria row houses occupied by 
residential uses (37-43 Mutual Street); 

• a 5-storey mixed-use brick building occupied 
by commercial uses on the first two floors and 
residential uses above (45 Mutual Street); and 

• a 3-storey Victorian semi-detached structure, 
fronting onto Shuter Street, occupied by office and 
commercial uses with an associated parking lot 
located at the rear (79 Shuter Street).

To the north of the site, on the west side of Jarvis 
Street, is a commercial surface parking lot and 
car rental business (134 Jarvis Street), a 2½ - 
storey commercial building (132 Jarvis Street), 
and the 7-storey “Salvation Armoury Harbour 
Light” building (160 Jarvis Street). In-between 
the buildings fronting Jarvis and Mutual Streets 
is a two-way public lane (the Harbour Light Lane), 
which extends south from Shuter Street and 
intersects with the Richard Bigley Lane.

Looking east down Richard Bigley Lane from Mutual 
Street

Looking west down Richard Bigley Lane from Jarvis 
Street

Looking north down Harbour Light Lane from Richard 
Bigley Lane
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2.4 Transportation 
context

Queen Street East is a major east-west street 
extending through the City. It is classified as a 
Major Arterial in the City’s Road Classification 
System. Queen Street is an east-west, four-lane 
road with an actual and planned right-of-way 
width of 20 metres. On-street parking is generally 
permitted during non-rush hours

Mutual Street is a two-way, north-south Local 
Street with an existing right-of-way width of 
approximately 20 metres. On-street parking is 
permitted on the street.

Jarvis Street is a major north-south street 
extending north from Queens Quay to Bloor Street 
East. North of Queen Street, the road is classified 
as a Major Arterial with a planned and actual 
right-of-way width of 23 metres. The street has a 
five-lane cross-section, with two lanes travelling 
in either direction and a centre lane that carries 
traffic north or south depending on the time of 
the day. 

From a transit perspective, the subject site has 
excellent access to transit services. The site 
is located 450-metres east (an approximately 
6-minute walk) east of the Queen subway station 
on the Yonge-University subway line (Line 1) See 
Figure 4. Other transit routes serving the site 
include the following:

Route Streetcar

501 Queen (streetcar) Queen Street between Neville Park Loop and Long Branch Loop

505 Dundas (streetcar) Dundas Street between Dundas West Station and Broadview 
Station

141 Downtown/Mount 
Pleasant Express (bus route)

Jarvis Street and Mount Pleasant Road between the area of 
Eglinton Avenue East and Mt. Pleasant Road and the Downtown 
Toronto area

97 Yonge (bus route) Yonge Street between Queens Quay West to Steeles Avenue

502 Downtowner (streetcar) Kingston Road and Queen Street East between Kingston Road and 
Victoria Park Avenue to Queen Street West and McCaul Street

75 Sherbourne (bus route) Sherbourne Street between Queens Quay East and Lower Jarvis to 
Sherbourne Station

143 Downtown/Beach 
Express (bus route)

Richmond Street and Adelaide Street between Neville Park Loop 
and the Downtown Toronto area
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In terms of future transit service, the City is 
currently undertaking the Relief Line Project 
Assessment, in conjunction with Metrolinx and 
the Toronto Transit Commission (TTC), which is 
studying a new rapid transit line (subway) that 
would connect the Bloor-Danforth (Line 2) east 
of the Don River to the Downtown. On July 12, 
2016, Council approved the Pape-Eastern-Queen 
alignment for the Relief Line South, with station 
locations. The closest station to the subject site 
will be at Queen and Sherbourne, approximately 
350 metres east of the subject site. 

On May 24, 2017, Council requested City Planning, 
in partnership with Metrolinx and the TTC, to 
advance the planning and design of the Relief 
Line South based on the recommended alignment 
and report back to Council, when a Class 3 cost 
estimate and schedule has been developed for 
the project, which is anticipated to be in the 
fourth quarter of 2019.

With respect to auto-sharing services, there 
are six locations in the vicinity of the subject 
site (Queen Street East and Dalhousie Street; 
Richmond Street East between Church Street 
and Victoria Street; Richmond Street East, west 
of Church Street; Church Street and Shuter 
Street; Dundas Street East and Mutual Street; 
and Toronto Eaton Centre).

There are also four bike-share locations in 
proximity of the subject site including one at 
Bond Street and Queen Street East, a second at 
Jarvis Street and Richmond Street East, a third at 
King Street East and Jarvis Street and a fourth at 
Queen Street East and George Street (Moss Park).

Figure 4 - TTC Transit Map



PLANNING & URBAN DESIGN RATIONALE
90-104 Queen Street East and 3 Mutual Street 15

[3.0]
P R O P O S A L



16

3.1 Description of the 
Proposal

The proposal contemplates the redevelopment 
of the subject site with a 34-storey residential 
mixed-use building, with a mechanical floor 
wrapped with residential units. The proposed 
tower will have a slanted roof resulting in a total 
metric height of 106.6 metres to the top of the 
residential floors and 107.95 metres to the top of 
the wrapped mechanical penthouse. The building 
will include a 3-storey base element that also 
incorporates retention of the four storey Richard 
Bigley building (98 Queen St E) and the three 
storey facades of 100 to 104 Queen Street East.

The total proposed gross floor area is 23,848.0 
square metres (256,697square feet), resulting in 
a density of 19.8 times the gross area of the lot 
(per by-law 569-2013). A total of approximately 
339.0 square metres of retail space and 
community space will be located on the first 
floor of the development. The fourth floor of the 
development will contain 456 square metres 
and 466 square metres of indoor and outdoor 
amenity space, respectively, while Floors 5-7 will 
each contain 70 square metres of indoor amenity 
space along with residential units. Floor 3 will 
provide an additional 294 square metres of indoor 
amenity space, and the remaining floors will be 
comprised of residential units. The proposal will 
include a total of 356 residential units, including 
65 bachelor units (18%), 150 one-bedroom units 
(42%), 105 two-bedroom units (30%) and 36 
three-bedroom units (10%). 

The ground floor of the building will be 
comprised of the residential lobby, located along 
Queen Street East; the lobby will be flanked 
on its east and west sides by two retail spaces 
approximately 78 and 165 square metres in size, 
respectively, while a 96 square metre retail/
optional community space will be located along 
Mutual Street. The southwesterly portion of the 
podium will be setback 2.4 metres and 3.1 metres 
from the south and west lot lines, respectively, 
resulting in a 6.0 metre sidewalk area. At the 
rear, the ground floor will be comprised of a 
loading area, a garbage room and a parking ramp 
providing access to three levels of below-grade 
parking. All loading, servicing and vehicular 
functions will be accessed via the existing east-
west rear laneway.

The base is distinguished from the tower by the 
4th floor amenity level, which includes a large 
outdoor amenity space slicing between the 
podium and the tower. The tower will appear lifted 
from its podium base, also serving to emphasize 
the listed heritage facades of the Richard Bigley 
building. The east wall of the podium and up to the 
7th floor is constructed as a party wall condition 
in anticipation of a potential mid-rise building to 
the east. 

The tower and base are further distinguished by 
a 5.9 metre step-back from the 5th to 7th floors 
along the Queen Street frontage and 5.2 metres 
along the Mutual Street frontage. Between the 
8th and 18th floors, the tower maintains a 3.1 
metre setback from the Mutual frontage, a 3 
metre setback from the east, and along Queen 
the tower is designed with a high quality angled 
architectural expression which provides for a 
setback of 2.4 metres at the west edge to 1.6 
metres at the east edge. 

Above the 18th floor the tower provides for a 3.6 
metre setback from Queen, and then setting back 
further from Queen incrementally on an angle to 
sculpt the tower in a manner which provides for 
an aesthetically pleasing architecture as well as 
eliminates potential shadow impacts on Moss 
Park.

At the rear of the building, the tower is setback 
2.0 metres from the north property line. This 
result in a separation distance of approximately 
25 metres between the proposed tower and the 
existing TCHC building to the north. 
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Figure 5 - Site Plan

A C C E S S ,  P A R K I N G  A N D 
L O A D I N G
The proposed development is to be serviced 
via the existing east-west laneway located to 
the rear of the site along the northerly property 
line. An internalized loading/servicing area and 
a parking ramp leading to three levels of below 
grade parking will be accessed from the lane. 
All parking and loading/servicing functions will 
be screened from the public street frontage and 
public view.

The proposed development will provide for a total 
of 44 vehicular parking spaces in three levels of 
below grade parking. In total, 6 parking spaces 
will be provided on Level P1, 21 spaces will be 
provided on Level P2, of which 6 will be car-share 
spaces (equating to 23 regular spaces), and 13 
spaces will be provided on Level P3. It is noted 
that for each car-share parking space provided 

on the site, the minimum number of required 
parking spaces for residential uses may be 
reduced by 4 parking spaces up to a maximum 
of 23 spaces Therefore, the proposed effective 
parking supply is 61 spaces (for more detail, refer 
to the Transportation Impact Study, prepared by 
LEA Consulting Ltd., submitted concurrently with 
this application).

The proposed development will provide a Type ‘G’ 
loading space within an internalized loading area 
on the ground floor.

In terms of bicycle parking, a total of 396 bicycle 
parking spaces is proposed (36 short-term and 
360 long-term). The majority of bicycle parking 
is proposed to be located on the second floor 
of the development, while 20 short-term spaces 
are provided at ground level. The number of 
bicycle parking spaces exceeds the minimum 
requirements of the City’s by-law and the Toronto 
Green Standards by 40 spaces.
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Figure 6a - North Elevation

Figure 6b - South Elevation
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Figure 6c - East Elevation

Figure 6d - West Elevation
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Figure 7 - South Street Elevation along Queen Street East
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Figure 8 - East Street Elevation along Javis
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3.2 Key Statistics
Site Area 1,201.6

Gross Floor Area

• Residential

• Non-Residential

• Total

• 23,509.0

• 339.0

• 23,848.0

FSI 19.8 (as per by-law 569-2013)

Height 106.6 metres to the top of the residential floors 

107.95 metres to the top of the wrapped mechanical penthouse

Residential Units

• Bachelor/Studio

• 1 Bedroom

• 2 Bedroom

• 3 Bedroom

• Total

• 65 (18%)

• 150 (42%)

• 105 (30%)

• 36 (10%)

• 356

Amenity Space

• Indoor

• Outdoor

• Total

• 960 square metres (2.7 square metres/unit)

• 466 square metres (1.3 square metres/unit)

• 1,426 square metres

Vehicular Parking Spaces

• Residential

• Visitor

• Commercial

• Total

• 28 + 6 car-share (effective supply of 51 spaces)

• 10

• 0

• 44 physical spaces (61 effective spaces)

Bicycle Parking Spaces

• Long-Term

• Short-Term

• Total

• 360

• 36

• 396

3.3 required city 
Approvals

In our opinion, the proposed development is 
consistent with the Provincial Policy Statement 
and conforms to the Growth Plan and City of 
Toronto Official Plan. 

The proposal requires an amendment to former 
City of Toronto Zoning By-law 438-86, as 
amended, and City-wide Zoning By-law 569-
2013, as amended, in order to increase the 
permitted height and density and to revise 
other development regulations as necessary 
to accommodate the proposal. The proposed 
development will also be subject to Site Plan 
approval.
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or planned infrastructure and public service 
facilities. In addition, Policy 1.1.3.4 promotes 
appropriate development standards which 
facilitate intensification, redevelopment and 
compact form, while avoiding or mitigating risks 
to public health and safety.

With respect to housing, Policy 1.4.3 requires 
provision to be made for an appropriate range of 
housing types and densities to meet projected 
requirements of current and future residents 
by, among other matters, facilitating all forms 
of residential intensification and redevelopment 
and promoting densities for new housing which 
efficiently use land, resources, infrastructure 
and public service facilities and support the use 
of active transportation and transit.

In addition, the efficient use of infrastructure 
(particularly transit) is a key element of provincial 
policy (Sections 1.6 and 1.6.7). With respect to 
transportation systems, Policy 1.6.7.4 promotes 
a land use pattern, density and mix of uses that 
minimize the length and number of vehicle trips 
and support the current and future use of transit 
and active transportation.

Policy 1.7.1 of the PPS states that long-term 
prosperity should be supported by optimizing 
the use of land, resources, infrastructure 
and public service facilities, maintaining and 
enhancing the vitality and viability of downtowns 
and mainstreets, and encouraging a sense of 
place by promoting well-designed built form and 
cultural planning and by conserving features that 
help define character, including built heritage 
resources.

With respect to energy conservation, air quality 
and climate change, Policy 1.8.1 requires that 
planning authorities support energy conservation 
and efficiency, improved air quality, reduced 
greenhouse gas emissions, and climate change 
adaptation through land use and development 
patterns which: promote compact form and a 
structure of nodes and corridors; promote the 
use of active transportation and transit in and 
between residential, employment and other 
areas; and improve the mix of employment and 
housing uses to shorten commute journeys and 
decrease transportation congestion.

4.1 Overview
As set out below, the proposed redevelopment of 
the subject site is supportive of policy directions 
set out in the Provincial Policy Statement, the 
Growth Plan for the Greater Golden Horseshoe 
and the City of Toronto Official Plan, all of 
which promote the efficient use of land and 
infrastructure within built-up areas, particularly 
within Urban Growth Centres such as Downtown 
Toronto.

4.2 Provincial Policy 
Statement

The current Provincial Policy Statement (PPS) 
came into effect on April 30, 2014. The PPS 
provides policy direction on matters of Provincial 
interest related to land use planning and 
development. In accordance with Section 3(5) of 
the Planning Act, all land use planning decisions 
are required to be consistent with the PPS. In this 
regard, Policy 4.4 provides that the PPS “shall be 
read in its entirety and all relevant policies are to 
be applied to each situation”.

One of the key policy directions expressed in the 
PPS is to build strong communities by promoting 
efficient development and land use patterns. To 
that end, the PPS contains a number of policies 
that promote intensification, redevelopment and 
compact built form, particularly in areas well 
served by public transit.

In particular, Policy 1.1.1 states that healthy, 
liveable and safe communities are sustained 
by promoting efficient development patterns 
and accommodating an appropriate range and 
mix of residential, employment, institutional, 
recreation, park and open space, and other uses 
to meet long-term needs.

Policy 1.1.3.2 promotes densities and a mix of 
land uses which efficiently use land, resources, 
infrastructure and public service facilities and 
are transit-supportive, where transit is planned, 
exists or may be developed. Policy 1.1.3.3 
requires planning authorities to identify and 
promote opportunities for intensification and 
redevelopment, where this can be accommodated 
taking into account existing building stock or 
areas and the availability of suitable existing 
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can be made by directing growth to settlement 
areas and prioritizing intensification, 
with a focus on strategic growth areas, 
including urban growth centres and major 
transit station areas, as well as brownfield 
sites and greyfields. Concentrating new 
development in these areas provides a focus 
for investments in transit as well as other 
types of infrastructure and public service 
facilities to support forecasted growth, while 
also supporting a more diverse range and mix 
of housing options... It is important that we 
maximize the benefits of land use planning 
as well as existing and future investments 
in infrastructure so that our communities 
are well-positioned to leverage economic 
change.”

The subject site would be part of a “strategic 
growth area” pursuant to the Growth Plan (i.e. 
a focus for accommodating intensification and 
higher-density mixed uses in a more compact 
built form), given that the site is located within 
both the Downtown Toronto “urban growth 
centre” and a “major transit station area”. 
“Strategic growth areas” include urban growth 
centres, major transit station areas, and other 
major opportunities that may include infill, 
redevelopment, brownfield sites, the expansion 
or conversion of existing buildings, or greyfields. 
A “major transit station area” is defined by the 
Growth Plan as “the area including and around 
any existing or planned higher order transit 
station or stop within a settlement area […] Major 
transit station areas generally are defined as the 
area within an approximate 500 metre radius of 
a transit station, representing about a 10-minute 
walk”. In turn, “higher order transit” is defined 
as transit that generally operates in partially or 
completely dedicated rights-of-way, outside of 
mixed traffic, and therefore can achieve levels of 
speed and reliability greater than mixed-traffic 
transit. Higher order transit can include heavy 
rail (such as subways and inter-city rail), light 
rail, and buses in dedicated rights-of-way. In this 
respect, the subject site is located within 450 
metres of the Queen subway station.

Policy 2.2.1(2)(c) provides that, within settlement 
areas, growth will be focused in delineated built-
up areas, strategic growth areas, locations with 
existing or planned transit (with a priority on 
higher order transit where it exists or is planned), 
and areas with existing or planned public service 

With respect to cultural heritage, Policy 
2.6.1 indicates that significant built heritage 
resources and significant cultural heritage 
landscapes shall be conserved. In this regard, 
Policy 2.6.3 indicates that planning authorities 
shall not permit development and site alteration 
on adjacent lands to protected heritage property 
except where the proposed development and site 
alteration has been evaluated and it has been 
demonstrated that the heritage attributes of the 
protected heritage property will be conserved.

For the reasons set out in Sections 5.1 and 5.2 of 
this report, it is our opinion that the proposal is 
consistent with the Provincial Policy Statement 
and, in particular, the policies relating to 
residential intensification and the efficient use 
of land and infrastructure.

4.3 Growth Plan for 
the Greater Golden 
Horseshoe

The Growth Plan was updated in May 2017 and 
came into effect on July 1, 2017, replacing the 
previous Growth Plan (2006). All decisions made 
on or after this date in respect of the exercise of 
any authority that affects a planning matter are 
required to conform with the Growth Plan (2017), 
subject to any legislative or regulatory provisions 
providing otherwise. 

The Growth Plan policies have been strengthened 
as they apply to the integration of land use and 
infrastructure planning, and the importance 
of “optimizing” the use of the land supply 
and infrastructure in an ‘intensification-first’ 
approach. In this respect, the Growth Plan has 
been revised by adding more detail about the 
objectives of a “complete community” and 
requiring minimum density targets for major 
transit station areas along priority transit 
corridors and existing subways.

Similar to the PPS, the Growth Plan supports 
mixed-use intensification within built-up urban 
areas, particularly in proximity to transit. As 
noted in Section 2.1 of the Plan:

“To support the achievement of complete 
communities that are healthier, safer, and 
more equitable, choices about where and how 
growth occurs in the GGH need to be made 
carefully. Better use of land and infrastructure 
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Policy 2.2.4(1) provides that planning be prioritized 
for Major Transit Station Areas on Priority Transit 
Corridors. The Growth Plan defines a Major Transit 
Station Areas as an area around an existing or 
planned higher order transit station (such as a 
subway line), generally within an approximately 
500 metre radius. As such the subject site is both 
within an Urban Growth Centre and within a Major 
Transit Station area. Policy 2.2.4(2) requires the 
City of Toronto to “delineate the boundaries of 
major transit station areas in a transit-supportive 
manner that maximizes the size of the area and 
the number of potential transit users that are 
within walking distance of the station. “Policy 
2.2.4(3)(a) goes on to require that “major transit 
station areas” on subway lines be planned for 
a minimum density target of 200 residents and 
jobs combined per hectare. Policy 2.2.4(6) states 
that, within major transit station areas on priority 
transit corridors or on subway lines, land uses 
and built form that would adversely affect the 
achievement of the minimum density targets will 
be prohibited.

Policy 2.2.4(9) provides that, within all “major 
transit station areas”, development will be 
supported, where appropriate, by:

• planning for a diverse mix of uses to support 
existing and planned transit service levels;

• providing alternative development standards, such 
as reduced parking standards; and,

• prohibiting land uses and built form that would 
adversely affect the achievement of transit-
supportive densities.

The Growth Plan (2017) includes a new Section 
2.2.6 that deals with housing. Policy 2.2.6(1) 
requires municipalities to develop a housing 
strategy that, among other matters, supports the 
achievement of the minimum intensification and 
density targets in the Growth Plan and identifies 
a diverse range and mix of housing options and 
densities to meet projected needs of current and 
future residents. Notwithstanding Policy 1.4.1 of 
the PPS, Policy 2.2.6(2) states that, in preparing 
a housing strategy, municipalities will support 
the achievement of complete communities by: 
planning to accommodate forecasted growth; 
planning to achieve the minimum intensification 
and density targets; considering the range and 
mix of housing options and densities of the 
existing housing stock; and planning to diversify 
the overall housing stock across the municipality. 

facilities. In this respect, Schedule 3 of the 
Growth Plan forecasts a population of 3,190,000 
and 1,660,000 jobs for the City of Toronto by 
2031, increasing to 3,400,000 and 1,720,000, 
respectively, by 2041.

The 2016 Census indicates that population growth 
in Toronto is continuing to fall short of the Growth 
Plan forecasts. At a point that is now midway 
through the 2001-2031 forecast period, the 2016 
population of 2,731,571 (which would translate to 
an estimated population of 2,825,123, using the 
same undercount percentage as determined for 
the 2011 Census) is only 39.2% of the way toward 
achieving the population forecast of 3,190,000 by 
2031.

Policy 2.2.1(4) states that applying the policies of 
the Growth Plan will support the achievement of 
complete communities that, among other things, 
feature a diverse mix of land uses, provide a 
diverse range and mix of housing options, expand 
convenient access to a range of transportation 
options, ensure the development of high quality 
compact built form and an attractive and vibrant 
public realm, and mitigate and adapt to climate 
change impacts and contribute towards the 
achievement of low-carbon communities.

Policy 2.2.2(4) requires municipalities to develop 
a strategy to achieve the minimum intensification 
target and intensification throughout delineated 
built-up areas, which will, among other things, 
encourage intensification generally to achieve the 
desired urban structure, identify the appropriate 
type and scale of development and transition 
of built form to adjacent areas, and identify 
strategic growth areas to support achievement 
of the intensification target and recognize them 
as a key focus for development.

Policy 2.2.3(1) provides that urban growth 
centres will be planned to accommodate and 
support the transit network at the regional scale 
and to accommodate significant population 
and employment growth. In this regard, Policy 
2.2.3(2) requires that each urban growth centre 
in the City of Toronto be planned to achieve a 
minimum density target of 400 residents and 
jobs combined per hectare by 2031.
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4.4 city of Toronto 
Official Plan

The Official Plan for the amalgamated City of 
Toronto was adopted on November 26, 2002 and 
was approved by the Ontario Municipal Board on 
July 6, 2006. Numerous amendments have been 
approved and are now in effect, as reflected in 
the most recent June 2015 consolidation.

G R O W T H  M A N A G E M E N T 
P O L I C I E S
Chapter 2 (Shaping the City) outlines the City’s 
growth management strategy. It recognizes that:

“Toronto’s future is one of growth, 
of rebuilding, of reurbanizing and of 
regenerating the City within an existing 
urban structure that is not easy to change. 
Population growth is needed to support 
economic growth and social development 
within the City and to contribute to a better 
future for the Greater Toronto Area (GTA). A 
healthier Toronto will grow from a successful 
strategy to attract more residents and more 
jobs to the City.”

To that end, Policy 2.1(3), as amended by Official 
Plan Amendment No. 231, provides that Toronto is 
forecast to accommodate 3.19 million residents 
and 1.66 million jobs by the year 2031. The marginal 
note regarding Toronto’s growth prospects makes 
it clear that these figures are neither targets nor 
maximums; they are minimums:

“The Greater Toronto Area … is forecast to 
grow by 2.7 million residents and 1.8 million 
jobs by the year 2031. The forecast allocates 
to Toronto 20 percent of the increase in 
population (537,000 additional residents) 
and 30 percent of the employment growth 
(544,000 additional jobs) … This Plan takes 
the current GTA forecast as a minimum 
expectation, especially in terms of population 
growth. The policy framework found here 
prepares the City to realize this growth, or 
even more, depending on the success of this 
Plan in creating dynamic transit oriented 
mixed use centres and corridors.”

Generally, the infrastructure policies set 
out in Chapter 3 of the Growth Plan (2017) 
place an enhanced emphasis on the need to 
integrate land use planning and investment in 
both infrastructure and transportation. The 
introductory text in Section 3.1 states that:

“The infrastructure framework in this Plan 
requires that municipalities undertake an 
integrated approach to land use planning, 
infrastructure investments, and environmental 
protection to achieve the outcomes of 
the Plan. Co-ordination of these different 
dimensions of planning allows municipalities 
to identify the most cost-effective options 
for sustainably accommodating forecasted 
growth to the horizon of this Plan to support 
the achievement of complete communities. 
It is estimated that over 30 per cent of 
infrastructure capital costs, and 15 per cent 
of operating costs, could be saved by moving 
from lower density development to a more 
compact built form. This Plan is aligned 
with the Province’s approach to long-term 
infrastructure planning as enshrined in the 
Infrastructure for Jobs and Prosperity Act, 
2015, which established mechanisms to 
encourage principled, evidence-based and 
strategic long-term infrastructure planning.”

Policies 3.2.3(1) and 3.2.3(2) state that public 
transit will be the first priority for transportation 
infrastructure planning and major transportation 
investments, and that decisions on transit 
planning and investment will be made according 
to a number of criteria including prioritizing 
areas with existing or planned higher residential 
or employment densities to optimize return on 
investment and the efficiency and viability of 
existing and planned transit service levels. 

Policy 4.2.7 provides that cultural heritage 
resources will be conserved in order to foster 
a sense of place and benefit communities, 
particularly in strategic growth areas, such as an 
Urban Growth Centre and a Major Transit Station 
Area.

For the reasons outlined in Section 5.1 of this 
report, it is our opinion that the proposed 
development conforms with the Growth Plan 
(2017).
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Policy 2.2(2) provides that “growth will be 
directed to the Centres, Avenues, Employment 
Districts and the Downtown as shown on Map 2” 
and sets out a number of objectives that can be 
met by this strategy, including:

 ○ using municipal land, infrastructure and 
services efficiently;

 ○ concentrating jobs and people in areas well 
served by surface transit and rapid transit 
stations;

 ○ promoting mixed use development to increase 
opportunities for living close to work and to 
encourage walking and cycling for local trips;

 ○ offering opportunities for people of all means 
to be affordably housed;

 ○ facilitating social interaction, public safety and 
cultural and economic activity;

 ○ improving air quality and energy efficiency and 
reducing greenhouse gas emission; and

 ○ protecting neighbourhoods and green spaces 
from the effects of nearby development.

Under Section 2.2.1 (“Downtown: The Heart of 
Toronto”), the Plan recognizes that Downtown, 
with its dramatic skyline, is Toronto’s image to 
the world and to itself. It is the oldest, most dense 
and most complex part of the urban landscape, 

The growth management policies of the Official 
Plan direct growth to identified areas on Map 2, 
which include Centres, Avenues, Employment 
Districts and the Downtown and Central 
Waterfront, where transit services and other 
infrastructure are available. On Map 2, the site 
is identified as part of the Downtown and Centre 
Waterfront (see Figure 9).

In Chapter 2 (Shaping the City), one of the key 
policy directions is integrating Land Use and 
Transportation (Section 2.2). The Plan states that:

“… future growth within Toronto will be steered 
to areas which are well served by transit, 
the existing road network and which have a 
number of properties with redevelopment 
potential. Generally, the growth areas are 
locations where good transit access can 
be provided along bus and streetcar routes 
and at rapid transit stations. Areas that can 
best accommodate this growth are shown 
on Map 2: Downtown, including the Central 
Waterfront, the Centres, the Avenues and 
the Employment Districts. A vibrant mix of 
residential and employment growth is seen 
for the Downtown and the Centres …” (Our 
emphasis)

Figure 9 - Toronto Official Plan Map 2 - Urban Structure
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with a rich variety of building forms and activities. 
Downtown is the most accessible business 
location in the GTA and the largest employment 
centre in the regional economy. 

Policy 2.2.1(1) provides that “Downtown will 
continue to evolve as a healthy and attractive 
place to live and work as new development that 
supports the reurbanization strategy and the 
goals for Downtown is attracted to the area.” 
In particular, the policies support development 
that builds upon the Downtown as the premier 
employment centre in the GTA and that provides a 
full range of housing opportunities for Downtown 
workers and reduces the demand for in-bound 
commuting.

The Plan notes that Downtown is increasingly 
seen as an attractive place to live and that new 
housing in the Downtown makes an important 
contribution to the economic health of the City. 
Policy 2.2.1(4) provides that “a full range of housing 
opportunities” will be encouraged through, 
among other things, residential intensification in 
the Mixed Use Areas of Downtown.

In addition, Section 2.4 “Bringing the City 
Together: A Progressive Agenda of Transportation 
Change” notes that:

“The transportation policies, maps and 
schedules of the Plan make provision for the 
protection and development of the City’s road, 
rapid transit and inter-regional rail networks. 
The Plan provides complementary policies to 
make more efficient use of this infrastructure 
and to increase opportunities for walking, 
cycling, and transit use and support the 
goal of reducing car dependency throughout 
the City … Reducing car dependency means 
being creative and flexible about how we 
manage urban growth. We have to plan in 
‘next generation’ terms to make walking, 
cycling, and transit increasingly attractive 
alternatives to using the car and to move 
towards a more sustainable transportation 
system.”

Following therefrom, Policy 2.4(4) directs that 
planning for new development in targeted 
growth areas be undertaken in the context of 
reducing auto dependency and provides that the 
transportation demands and impacts of such 
new development will be assessed in terms of 
the broader social and environmental objective 
of the Plan’s reurbanization strategy.

The Official Plan identifies this portion of Queen 
Street East as ‘Transit Priority Segment’ on Map 
5 – Surface Transit Priority Network (see Figure 
10, Surface Transit Priority Map). Policy 2.4(7) 
further provides that, for sites in areas well 
served by transit (such as locations around rapid 
transit stations and along major transit routes), 
consideration will be given to establishing 
minimum density requirements (in addition 
to maximum density limits) and establishing 
minimum and maximum parking requirements.

L A N D  U S E  P O L I C I E S
The site is designated Mixed Use Areas on Map 
18, Land Use Plan (see Figure 11), which is an 
area designated for growth, that 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. 

Policy 4.5(2) sets out a number of policy criteria 
for development within the Mixed Use Areas 
designation including, among other things:

• locate and mass new buildings to provide a 
transition between areas of different development 
intensity and scale as necessary to achieve the 
objectives of the Plan, through means such as 
providing appropriate setbacks and/or stepping 
down of heights, particularly towards lower scale 
Neighbourhoods;

• locate and mass new buildings so as to adequately 
limit shadow impacts on adjacent Neighbourhoods, 
particularly during the spring and fall equinoxes;

• locate and mass new buildings to frame the edges 
of streets and parks with good proportion and 
maintain sunlight and comfortable wind conditions 
for pedestrians on adjacent streets parks and open 
spaces;

• provide an attractive, comfortable and safe 
pedestrian environment;

• have access to schools, parks, community centres, 
libraries and childcare;

• take advantage of nearby transit services;
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Figure 10 - Toronto Official Plan Map 5 - Surface Transit Priority Map

Figure 11 - Toronto Official Plan Map 18 - Land Use
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Policy 3.1.2(2) requires that new development 
locate and organize vehicle parking, vehicular 
access, service areas and utilities to minimize 
their impact on the property and on surrounding 
properties by, among other things:

• using shared service areas where possible within 
development block(s) including public and private 
lanes, driveways and service courts;

• consolidating and minimizing the width of 
driveways and curb cuts across the public sidewalk;

• integrating services and utility functions within 
buildings where possible;

• providing underground parking where appropriate; 
and

• limiting surface parking between the front face of 
a building and the public street or sidewalk.

Policy 3.1.2(3) sets out policies to ensure that 
new development will be massed, and its exterior 
façade will be designed to fit harmoniously into 
its existing and/or planned context, and will limit 
its impact on neighbouring streets, parks, open 
spaces and properties by:

• massing new buildings to frame adjacent streets 
and open spaces in a way that respects the existing 
and/or planned street proportion;

• incorporating exterior design elements, their form, 
scale, proportion, pattern and materials and their 
sustainable design, to influence the character, 
scale and appearance of the development;

• creating appropriate transitions in scale to 
neighbouring existing and/or planned buildings;

• providing for adequate light and privacy;

• adequately limiting any resulting shadowing of, and 
uncomfortable wind conditions on, neighbouring 
streets, properties and open spaces, having regard 
for the varied nature of such areas; and

• minimizing any additional shadowing and 
uncomfortable wind conditions on neighbouring 
parks as necessary to preserve their utility.

Policy 3.1.2(4) provides that new development 
will be massed to define the edges of streets, 
parks and open spaces at good proportion. Taller 
buildings will be located to ensure adequate 
access to sky view for the proposed and future 
use of these areas.

Policy 3.1.2(5) requires that new development 
will provide amenity for adjacent streets and 
open spaces to make these areas attractive, 
interesting, comfortable and functional for 
pedestrians by providing:

• improvements to adjacent boulevards and 
sidewalks respecting sustainable design elements, 
including trees, shrubs, hedges, plantings or 

• provide good site access and circulation and an 
adequate supply of parking for residents and 
visitors; and

• locate and screen service areas, ramps and garbage 
storage to minimize the impact on adjacent streets 
and residents

provide indoor and outdoor recreation space for 
building residents in every significant multi-unit 
residential development.

B U I L T  F O R M  P O L I C I E S
Section 3.1.2 of the Official Plan recognizes the 
importance of good urban design, not just as 
an aesthetic overlay, but also as an essential 
ingredient of city-building. It demands high 
quality architecture, landscape architecture and 
urban design, both within the public realm and 
within the privately-developed built form. The 
Plan recognizes that, as intensification occurs 
in the Downtown and elsewhere throughout the 
City, there is an extraordinary opportunity to build 
the next generation of buildings and to create an 
image of Toronto that matches its status as one 
of the great cities of North America.

In putting forward policies to guide built form, 
the Plan notes that developments must be 
conceived not only in terms of the individual 
building site and program, but also in terms of 
how that building, and site fit within the context 
of the neighbourhood and the City. Policy 3.1.2(1) 
provides that new development will be located 
and organized to fit with its existing and/or 
planned context. Relevant criteria include:

• generally locating buildings parallel to the street 
with a consistent front yard setback. On a corner 
site, the development should be located along both 
adjacent street frontages and give prominence to 
the corner;

• locating main building entrances so that they are 
visible and directly accessible from the public 
sidewalk; and

• providing ground floor uses that have views into 
and, where possible, access to adjacent streets.
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H O U S I N G  P O L I C I E S
The Plan’s housing policies support a full range of 
housing in terms of form, tenure and affordability, 
across the City and within neighbourhoods, to 
meet the current and future needs of residents 
(Policy 3.2.1(1)). Policy 3.2.1(2) provides that 
new housing supply will be encouraged through 
intensification and infill that is consistent with the 
Plan. Policy 3.2.1(5) provides that developments 
with 6 or more rental units will replace those 
rental units. In this instance, the site currently 
includes 5 rental units; therefore, this policy does 
not apply (see Housing Issues Letter prepared by 
Bousfields Inc.).

H E R I T A G E  P O L I C I E S
Heritage conservation policies are included in 
Section 3.1.5 of the Official Plan. As amended 
by Official Plan Amendment No. 199 (approved 
by the Ontario Municipal Board on May 12, 2015 
and forming part of the June 2015 consolidation 
of the Official Plan), the Plan recognizes that 
the protection, wise use and management of 
Toronto’s cultural heritage will integrate the 
significant achievements of our people, their 
history, our landmarks and our neighbourhoods 
into a shared sense of place and belonging for its 
inhabitants. 

Policy 3.1.5(3) states that heritage properties 
of cultural value or interest, including Heritage 
Conservation Districts, will be protected by being 
designated under the Ontario Heritage Act and/or 
included on the Heritage Register. 

Policy 3.1.5(5) provides that proposed 
development on or adjacent to a property on the 
Heritage Register will ensure that the integrity of 
the heritage property’s cultural heritage value 
and attributes will be retained. 

Policy 3.1.5(22) provides that a Heritage Impact 
Assessment will address all applicable heritage 
conservation policies of the Official Plan and 
the assessment will demonstrate conservation 
options and mitigation measures consistent with 
those policies.

other ground cover, permeable paving materials, 
street furniture, curb ramps, waste and recycling 
containers, lighting and bicycle parking facilities;

• co-ordinated landscape improvements in setbacks 
to create attractive transitions from the private to 
public realms;

• weather protection such as canopies and awnings; 
and

• landscaped open space within the development 
site.

Policy 3.1.2(6) requires that every significant new 
multi-residential development provide indoor 
and outdoor amenity space for residents, giving 
each resident access to outdoor amenity spaces 
such as balconies, terraces, courtyards, rooftop 
gardens and other types of outdoor spaces.

Section 3.1.3 of the Plan recognizes that tall 
buildings, when properly located and designed, 
can draw attention to the city structure, visually 
reinforcing our civic centres and other areas of 
civic importance. Given Toronto’s relatively flat 
topography, tall buildings can become important 
city landmarks when the quality of architecture 
and site design is emphasized. Accordingly, the 
policies specify that tall buildings come with 
larger civic responsibilities and obligations than 
other buildings.

Among other matters, Policy 3.1.3(1) specifies 
that the design of tall buildings should consist of 
a base to define and support the street edge at 
an appropriate scale, a shaft that is appropriately 
sized and oriented in relation to the base building 
and adjacent buildings, and a top that contributes 
to the character of the skyline and integrates 
rooftop mechanical systems.

Policy 3.1.3(2) requires that tall building proposals 
address key urban design considerations, 
including: meeting the built form principles of the 
Plan; demonstrating how the proposed building 
and site design will contribute to and reinforce 
the overall city structure; demonstrating how the 
proposed building and site design relate to the 
existing and/or planned context; and taking into 
account the relationship of the site to topography 
and other tall buildings.
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4.5 Official Plan 
Amendment No.231

Official Plan Amendment No. 231 (OPA 231) was 
adopted by City Council on December 18, 2013 
and was forwarded to the Minister of Municipal 
Affairs and Housing for approval on January 
2, 2014. A Notice of Decision was issued by the 
Province on July 9, 2014. OPA 231 was appealed 
to the Ontario Municipal Board (now the Local 
Planning Appeal Tribunal or LPAT) by a number 
of parties. Subsequently, portions of OPA 231 
have been approved by the OMB/LPAT on June 
22, 2015, January 15, 2016, May 3, 2016, June 6, 
2016, December 20, 2016 and August 16, 2018, 
although portions remain under appeal and are 
not in force. It should be noted that proposed 
Policy 3.1.5(9), as described below, remains under 
appeal and is not in force.

OPA 231 contains new economic policies and 
new policies and designations for Employment 
Areas as part of the Official Plan and Municipal 
Comprehensive Reviews. In addition to policies 
applying to Employment Areas, OPA 231 proposes 
to introduce policies with respect to office 
replacement in “transit-rich” areas.

Section 3.5.1 of OPA 231 (Creating a Strong and 
Diverse Civic Economy) states that:

“Almost half of the City’s current jobs, and 
a majority of its future jobs are in offices 
[…] it is essential to promote office growth 
on rapid transit lines throughout the City 
and Region. The Official Plan directs office 
growth, and in particular the development 
of large freestanding office buildings, to 
the Downtown and Central Waterfront, the 
Centres, and within 500 metres of rapid 
transit stations. At the same time, existing 
office space in these transit-rich areas needs 
to be sustained, not demolished to make 
way for new residential buildings. Where a 
residential development is proposed on sites 
with over 1000 square metres of employment 
space in these areas served by rapid transit 
where residential uses are already permitted, 
the development must also result in an 
increase of employment space.”

Proposed Policy 3.5.1(9) in Official Plan 
Amendment No. 231 requires that new 
development that includes residential units on 
a property with at least 1,000 square metres of 

Policy 3.1.5(23) provides that a Heritage Impact 
Assessment will evaluate the impact of a proposed 
alteration to a property on the Heritage Register, 
and/or to properties adjacent to a property on the 
heritage Register, to the satisfaction of the City.

Policy 3.1.5(26) New construction on, or adjacent 
to, a property on the Heritage Register will be 
designed to protect the cultural heritage values, 
attributes and character of that property and to 
mitigate visual and physical impact on it, including 
considerations such as scale, massing, materials, 
height, building orientation and location relative 
to the heritage property.

With respect to the foregoing, none of the 
properties are designated under the Ontario 
Heritage Act. However, 98 Queen Street East 
and 3 Mutual Street (the Richard Bigley Building) 
is listed on the heritage registry and the site is 
adjacent to a designated heritage property at 
99 Queen Street East to the south. The proposal 
is therefore subject to the Official Plan policies 
requiring a heritage impact assessment to 
evaluate potential impacts. The applicable 
heritage policies are addressed in the Heritage 
Impact Assessment prepared by ERA Architects 
Inc. (dated December 17, 2018) and summarized 
in Section 5.6 of this report.

I M P L E M E N T A T I O N  P O L I C I E S
Policy 5.3.2(1) of the Official Plan provides that, 
while guidelines and plans express Council policy, 
they are not part of the Plan unless the Plan has 
been specifically amended to include them, and 
they do not have the status of policies in the 
Official Plan adopted under the Planning Act. This 
policy is relevant with respect to the status of the 
urban design guidelines discussed in Section 5.5 
below.
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In particular, Policy B of SASP 517 does not 
contain numerical standards, but provides 
that the Zoning By-law will contain minimum 
numerical standards with respect to tall building 
setbacks and separation distances. Zoning By-
law amendments may be considered through 
rezoning or minor variance providing that the 
space between towers within the block will: 

a) provide a high-quality, comfortable public 
realm; 
b) consider development potential, where 
appropriate, of other sites within the block; 
c) provide appropriate access to sunlight on 
surrounding streets, parks, open spaces, 
school yards, and other public or civic 
properties; 
d) provide appropriate access to natural 
light and a reasonable level of privacy for 
occupants of tall buildings; 
e) provide appropriate pedestrian-level views 
of the sky between towers as experienced 
from adjacent streets, parks and open spaces; 
f) encourage a reasonable level of views 
between towers for occupants of tall 
buildings; and 
g) limit the impacts of uncomfortable wind 
conditions on streets, parks, open spaces 
and surrounding properties to appropriate 
levels.

In addition, SASP 517 sets out the following 
directions:

• Proposed Tall buildings that do not meet the intent 
of Policy B (above) are not considered suitable for 
tall building development;

• as building heights increase, greater lot line 
setbacks may be required from the tower to the lot 
line;

• base building height for tall building development 
will reinforce a pedestrian scale and respect the 
existing and/or planned streetwall height context 
of the block; and

• base buildings may require a setback at grade to 
achieve good street proportion, access to sunlight 
on sidewalks, parks and open spaces, wider 
sidewalks and streetscape elements and activities 
related to the uses at grade; and

• where there is no consistent streetwall height 
context for the block, the streetwall height shall 
be established in a manner that maintains a 
comfortable pedestrian scale and appropriate 
street proportion.

existing non-residential gross floor area used for 
office space must increase the non-residential 
gross floor area used for office purposes, where 
the property is located in a Mixed Use Area or 
Regeneration Area within the Downtown and 
Central Waterfront or a Centre or within 500 
metres of an existing or approved and funded 
subway, light rapid transit or GO train station.

In this respect, there is approximately 7,900 
square feet (734 square metres) of “existing non-
residential gross floor area used for offices” in the 
existing buildings, including approximately 1,780 
square feet (165 square metres) of gross floor 
area in 100 Queen Street East and 6,128 square 
feet (569 square metres) of gross floor area in 3 
Mutual Street. Therefore, we are satisfied that 
proposed Policy 3.5.1(9) of OPA 231 does not 
apply.

4.6 Official Plan 
Amendment No.352 
(OPA 352)

On November 9, 2016, City Council adopted 
Official Plan Amendment No. 352 (OPA 352), 
which introduces Site and Area Specific Policy 
517 (SASP 517) applying to the Downtown area, 
generally bounded by Bathurst Street, Lake 
Ontario, the Don River, Rosedale Valley Road and 
the CPR tracks. On the same date, City Council 
enacted By-law 1106-2016 to amend By-law 438-
86 with respect to tall building setbacks in the 
“Toronto Downtown” area in order to implement 
OPA 352. A companion by-law, By-law 1107-2016, 
was enacted on the same date to amend By-law 
569-2013. OPA 352, as well as By-laws 1106- 2016 
and 1107-2016, have been appealed to the Ontario 
Municipal Board by numerous parties and are 
therefore not in force. 

The purpose of SASP 517 is to provide direction 
for Downtown tall building development with 
respect to setbacks from the building face of 
the tower to adjacent lot lines and an adequate 
separation distance between towers. These 
directions are intended to ensure that individual 
tall buildings on a site and the cumulative effect 
of multiple tall buildings within a block contribute 
to building strong healthy communities by fitting 
in with the existing and/or planned context. 
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On May 22, 2018, a final draft of the Secondary 
Plan for the Downtown (the “Downtown Plan”) 
was adopted by City Council, with amendments. 
Council directed the Chief Planner and the 
Executive Director, City Planning, to use the 
Downton Plan policies to inform the evaluation of 
current and future development applications in 
the Downtown Plan area and to seek the approval 
of the Minister of Municipal Affairs. Subsequently, 
Bill 1109 (By-law 111-2018) was enacted on July 
23, 2018. Until such a time as the Minister of 
Municipal Affairs approves the Downtown Plan, it 
is not in full force and effect. It is also open for 
the Minister to approve a modified version of the 
Downtown Plan. 

Notwithstanding its current status, the Council-
adopted Downtown Plan, designates the subject 
site as Mixed Use Areas 2 – Intermediate on Map 
41-3 and 41-3-B and identifies Queen Street as a 
Priority Retail Street on Map 41-5 (see Figures 12 
and 13).

The framework established above provides 
that a block analysis should be undertaken 
to understand the proposed tall building in 
the context of protecting the “development 
potential” of other sites within the block. The 
analysis of this potential is provided in Section 5 
of this report. 

4.7 The Downtown Plan
In 2014, in response to rapid growth and 
intensification of tall buildings within the 
downtown, the City initiated a study for the 
Downtown area as identified on Map 2 of the 
Official Plan, that became known as TOcore. The 
intent of the TOcore study was to develop and 
implement a Secondary Plan for the Downtown 
area that addresses infrastructure needs as well 
as addressing built form criteria, including the 
location of tall buildings and tower separation.

Figure 12 - Map 41-3-B – Mixed Use Areas 2
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The preamble of Section 5 (“Linking Growth 
and Infrastructure to Achieve Complete 
Communities”) notes that, when evaluating 
proposed development, it is necessary to consider 
the existing and planned context, including built 
form and open space patterns, availability of 
community services and facilities, parkland, 
green infrastructure and physical infrastructure, 
as well as a consideration of how the proposed 
development will reshape and appropriately 
respond to the surrounding areas. In this regard, 
Policy 5.3 requires that a Complete Community 
Assessment be prepared as part of development 
applications within Mixed Use Areas 1, Mixed Use 
Areas 2, Mixed Use Areas 3 and Regeneration 
Areas. According to the non-policy sidebar of 

Section 4 (“Directing Growth”) notes that the 
Growth Plan for the Greater Golden Horseshoe 
identifies the Downtown Toronto Urban Growth 
Centre as a focal area for investment in region-
wide services and infrastructure. As a regional 
transportation hub, it serves as a high-density 
major employment centre and is intended 
to accommodate a significant share of both 
population and employment growth. Policy 4.1 
provides that not all areas of the Downtown will 
experience the same amount of intensification. 
Policy 4.2 specifies that growth is targeted to 
lands designated Mixed Use Areas 1, Mixed Use 
Areas 2, Mixed Use Areas 3, Regeneration Areas 
and Institutional Areas. 

Figure 13 - Map 41-5 – Priority Retail Streets
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In this respect, development in Mixed Use Areas 
2 may be of a scale and typology that is unique 
and responds to the existing character of those 
areas. This intermediate scale of development 
will respond to unique built form contexts.

Policy 6.25 indicates that development within 
Mixed Use Areas 2 will include building typologies 
that respond to their site context including low-
rise, mid-rise and some tall buildings. As set out 
by Policy 6.26, the scale and massing of buildings 
will respect and reinforce the existing and 
planned context of the neighbourhood, including 
the prevailing heights, massing, scale density 
and building type. Policy 6.27 further provides 
that Mixed Use Areas 2 will provide for a diverse 
range of uses including retail, service, office, 
institutional and residential uses.

Policy 6.34 sets forth policies for development 
in proximity to planned rapid transit stations, 
as shown on Map 41-4 (See Figure 14). It states 
that mixed-use development will be prioritized in 
these areas. 

Policy 6.35 states that a City led study will be 
undertaken that will result in a Site and Area 
Specific Policy prior to development above as-of-
right permissions within 500 metres of a planned 
rapid transit station. In this regard, the subject 
site is within 500 metres of two planned rapid 
transit stations, the Yonge-Queen station, and 
the Queen-Sherbourne station. Policies 6.35.1 
through 6.35.5 describe what the Site and Area 
Specific Policies will set out and include, among 
other matters; 

• appropriate land use mix,

• priorities for connecting,

• expanding and improving the public realm to 
support walking and active transportation modes,

• contextually appropriate built form and transition 
in scale

• In our opinion the foregoing policy is intended to 
establish additional densities and not preclude or 
hinder the ability to intensify in the Downtown in 
proximity to existing transit. 

As noted above, Map 41-5 identifies Queen Street 
as a Priority Retail Street. In this respect, Policy 
6.37 requires that the frontages of buildings 
on Priority Retail Streets will contain retail and 
service commercial spaces, with exceptions for 
lobbies, parking entrances, servicing spaces and 
other service exits. 

Section 5, a Complete Community Assessment 
is to provide an understanding of the subject 
site while demonstrating how incremental 
development and coordination with existing and 
planned development and infrastructure will 
occur in the surrounding area and evaluating 
opportunities and constraint in order to ensure 
that the development will contribute to the 
achievement of complete communities within 
the existing and planned context of the area. 
A Complete Community Assessment has been 
prepared by Bousfields Inc. and is submitted 
under a separate cover.

Section 6 (“Land Use and Economy”) sets forth the 
land use policies of the Plan which are intended to 
promote a balanced approach to growth through 
an appropriate built-form scale and mix of uses to 
reflect neighbourhood diversity and the vitality 
of complete communities. The explanatory text 
in Section 6 regarding Mixed Use Areas states 
that these areas will:

“…absorb most of the anticipated increase 
in office, retail, and service employment, 
as well as the majority of new housing over 
the coming decades. As the intensity of 
development on small, infill sites increase, 
and buildings get taller, detailed land use 
policies for Mixed Use Areas will ensure that 
development occurs in a manner that respects 
the existing and planned context. Areas and 
sites designated as Mixed Use Areas have 
varied characteristics and constraints, and 
thus, the anticipated scale and intensity of 
growth and the scale of development will vary 
based on the local context”

Policy 6.20 indicates that Mixed Use Areas will 
contain development of varying scales and 
intensities based on the existing and planned 
context. More specifically, Policy 6.21 states 
that building heights, massing and scale of 
development will transition between each of the 
four Mixed Use Areas, with the tallest buildings 
located in Mixed Use Areas 1 stepping down 
through Mixed Use Areas 2 and Mixed Use Areas 3 
to low-scale buildings in Mixed Use Areas 4.” 

The Plan notes that the existing character and 
planned context of Mixed Use Areas 2 form an 
intermediate, transitional scale between the 
taller buildings anticipated on some sites in 
Mixed Use Areas 1, and the predominantly mid-
rise character anticipated in Mixed Use Areas 3. 
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achieved by locating larger stores on upper levels, 
wrapping larger stores with smaller retail units, 
designing larger stores with multiple entrances 
and ensuring that appropriate glazing is provided 
on storefronts.

Section 9 of the Downtown Plan provides 
policies built form policies. The Plan notes 
that the Downtown will be a place where new 
buildings are shaped, scaled and designed to 
maintain and enhance liveability, while providing 
opportunities for growth in a manner that is 
contextually appropriate. To that end, liveability 
is defined as a positive physical outcome of the 
built environment, supported by the principles of 
comfort, vibrancy diversity, safety and beauty.

Policy 6.38 establishes criteria for retail 
and service commercial spaces within any 
development on a Priority Retail Street. 
Accordingly, retail and commercial space will 
provide generous floor-to-ceiling heights, while 
considering the scale of surrounding ground 
floor heights to allow flexible and useable retail 
space; provide public realm setbacks at grade to 
provide space for pedestrian enhancements; and 
be of high-quality design, with flexible spaces 
that allow for adaptability over time.

Policy 6.39 goes on to provide that when the local 
context contains a fine-grain pattern of retail 
uses at grade, development that includes larger 
store fronts must locate and design these stores 
to protect the prevailing character. This can be 

Figure 14 - Map 41-5 – Priority Retail Streets
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Policy 9.20 requires that pedestrian-level wind 
conditions be suitable for sitting and standing, 
with high standards applied to parks and open 
spaces and Priority Retail Streets.

One of the key principles of the Toronto Official 
Plan is to provide transition between areas and 
buildings of differing scales. In this manner, 
transition means “that buildings adopt some 
of the characteristics of both the existing and 
planned context without necessarily replicating 
the form or design precisely”. Policy 9.23 states 
that transition can be achieved by geometric 
relationships and design methods in different 
combinations including angular planes, stepping 
height limits, location and orientation of the 
building, the use of setbacks and stepbacks of 
building mass as well as separation distances. 
Policy 9.24 specifics that development will be 
required to demonstrate transition in scale when 
it is:

• of a greater intensity and scale than the 
adjacent and surrounding planned context, with 
consideration for front, rear and side adjacencies;

• adjacent and nearby to lands that have a planned 
context that does not anticipate tall buildings;

• adjacent to a property on the Heritage Register or a 
Heritage Conservation District; and/or

• development is adjacent to existing or planned 
parks and open spaces.

Policy 9.26 further clarifies that built form 
adjacencies will require transition to the planned 
context as follows:

• Tall to low-rise: through the application of a 
separation distance, stepping down of heights and 
an angular plane, and informed by the City’s Tall 
Building Design Guidelines;

• Tall to mid-rise: through the application of a 
separation distance and noticeable stepping down 
of height; and

• Tall to tall: through the application of a separation 
distance, orientation of the tower portions of the 
building, and as appropriate through stepping 
down of heights.

As it relates to the Downtown skyline, Policy 
9.30 states that tall building proposals will 
demonstrate how the proposal fits within and 
complements the overall Downtown skyline.

Policy 9.31 requires that new buildings and 
structures be sites and massed to protect the 
flight paths to hospital heliports.

In terms of public realm improvements, Policies 
9.3 through 9.6 require setbacks for development 
within the growth area designations that will 
provide for public accessibility, adequate depth 
for tree planting and utility access, achieve a 
minimum distance of 6.0 metres from the curb 
to the building face and/or provide a reduced 
setback to ensure a continuous street wall where 
a strong, legible, historic character of street-
oriented buildings exists.

As the lower floors of buildings shape, define 
and support the public realm, this section also 
contains policies that relate to base building 
design (Policies 9.8 through 9.11). Further policies 
are also provided to assist in the determination of 
appropriate intensity and scale of development. 
Specifically, Policy 9.12 states that the siting, 
massing, height and design of a building on 
one site will not necessarily be a precedent for 
development on an adjacent or nearby site. 

Policy 9.14 states that tall building floorplates 
should be designed to reduce the visual and 
physical impacts of the tower from the public 
realm and neighbouring properties. Policy 9.15 
further states that mixed-use and residential 
buildings will have a maximum floorplate size 
of 750 square metres above the base building. 
Increases to floor plate size may be considered 
where it can be demonstrated to the City’s 
satisfaction that the impacts of the larger 
floorplate can be mitigated. 

In an effort to create comfortable microclimates 
while defining and supporting the public realm, 
Policies 9.17 though 9.21 provide direction 
regarding the minimization of shadows on 
sidewalks, parks, open spaces, natural areas, 
child care centres, playground, institutional 
open spaces, private open spaces, outdoor 
amenity space, and POPS, as well as ensuring 
that buildings are sited, massed and designed 
to reduce and mitigate wind impacts on the 
public realm. Specifically, Policy 9.18 provides 
that development will not cast net-new shadow 
as measured from March 21st to September 21st 
from 10:18 a.m. to 4.18 p.m. on parks and open 
spaces as indicated on Map 41-13 (the closest sun 
protected parks and open space to the subject 
site is Moss Park, located approximately 170 
metres to the east). In terms of wind conditions, 
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At is meeting on July 23-27 and 30, 2018, City 
Council adopted the recommendation that City 
Council direct the Chief Planner and Executive 
Director, City Planning to use the proposed 
Policies and Diagrams contained in Attachments 
1, 2 and 3 to the report (June 27, 2018) from the 
Acting Director, Community Planning, Toronto 
and East York District to inform the evaluation of 
current and future development applications in 
the surrounding area.

Based on the updated diagrams from the June 
27, 2018 staff report, there is no impact from the 
proposed development on the views of St. James 
Cathedral.

4.9 Official Plan 
Amendment 82 
(SASP 461)

Site and Area Specific Policy 461 (“SASP 461”), 
enacted through Official Plan Amendment 82 
(“OPA 82”; By-law 388-2015) by City Council 
on April 2, 2015, applies to lands in the Garden 
District Area located in the area generally 
bounded by Carlton Street to the north, the area 
between Sherbourne and Seaton Streets to the 
east, Queen Street East to the south, and the area 
between Mutual and Jarvis Streets to the west 
(see Figures 15). Accordingly, the subject site is 
not located within the Garden District Area. 

Seven appeals have been filed to the Ontario 
Municipal Board against OPA 82, with an order 
dated May 22, 2018 approving the amendment, 
with the exception of site-specific appeals. 
Therefore, OPA 82 is now in-effect as it relates to 
the lands to the east of the subject site, None of 
the adjacent properties are appellants to OPA 82.. 

The purpose of the SASP is to set a framework 
for new growth and development in areas that 
can support change, while protecting those 
areas that should remain stable. SASP 461 
provides development performance standards 
and character area policies for new development 
within the area, as well as built form impact 
limitations on specific lands within the Garden 
District Area boundaries. 

Section 11 sets out the Downtown Plan policies 
related to the provision of housing that meets 
the requirements of a diverse population with 
varying housing needs. In an effort to ensure 
that a balanced mix of unit types and sizes is 
achieved, Policy 11.1 requires that development 
containing more than 80 residential units include: 
a minimum of 15 percent of the total number 
of units as 2-bedroom units (87 square metres 
or more); a minimum of 10 percent of the total 
number of units as 3-bedroom units (100 square 
metres or more); and an additional 15 percent of 
the total number of units will be a combination of 
2-bedroom and 3-bedroom units.

4.8 Proposed Official 
Plan Amendment 386 

At its meeting on June 13, 2017, Toronto and East 
York Community Council received a preliminary 
report dated June 6, 2017 regarding a City-
initiated proposal to enhance the silhouette view 
protection policies in the Official Plan as they 
affect views associated with Old City Hall, New 
City Hall and St. James Cathedral (the subject 
site is only affected by the proposed policies 
regarding St. James Cathedral). At that meeting, 
Community Council directed staff to schedule a 
community consultation meeting. A community 
meeting was subsequently held on July 4, 2017 to 
gather input on the proposed enhanced view of 
each property. 

On July 4, 2018, Toronto and East York Community 
Council received a status report, dated June 27, 
2018 from Community Planning, Toronto and 
East York District. The report provides updated 
information on the proposal, including next steps 
regarding the community consultation process. 
The report notes that in the evaluation of recent 
development proposals for tall buildings within 
the surrounding area of all three prominent 
heritage buildings, staff have determined that 
existing policies in the Official Plan to protect 
views of City Hall, Old City Hall and St. James 
Cathedral require revised and enhanced wording 
to clearly articulate the view protection intended 
by these policies.
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Figure 15 - Official Plan Amendment 82 - Map 1 Character Areas
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The proposed site and area specific policy 
includes general policies that would apply 
throughout the Garden District, including Policy 
3,2, which states that new tall buildings are only 
permitted within a Character Area and goes on 
to state that new tall buildings are not permitted 
outside of Character Areass. The lands located 
east of the subject site are not located within one 
of the Character Areas or tower blocks identified 
in SASP 461 and therefore a tower is prohibited.

With respect to protection of adjacent open 
spaces, it is noted that OPA 82 includes a policy 
prohibiting “net new shadow” on Moss Park 
between 10am and 6pm as measured on March 
21st and September 21st. Notwithstanding that 
OPA 82 does not apply to the subject site, we note 
that the project will not result in any “net new 
shadow” on Moss Park, located approximately 
170 metres to the east.

4.10 Zoning by-law
The in-force Zoning By-law applying to the site is 
By-law 438-86, as amended, of the former City of 
Toronto. The new City-wide Zoning By-law 569-
2013 was enacted by City Council on May 9, 2013, 
however, it is subject to numerous appeals to the 
OMB/LPAT and is therefore not yet fully in force.

Z O N I N G  B Y - L A W  4 3 8 - 8 6
Zoning By-law 438-86, as amended, zones the 
subject site CR T4.0 C2.0 R4.0 with a maximum 
height of 30.0 metres (see Figures 16 & 17). 

The CR (Commercial Residential) Zone permits 
a wide range of residential, commercial 
and institutional uses, including residential 
dwelling units in combination with row houses, 
senior citizen’s housing, financial institutions, 
restaurants, retail stores, offices, and hotels, 
among other uses. The zoning would permit a 
maximum total density of 4.0 times the area of 
the lot, with a maximum non-residential density 
of 2.0 times and a maximum residential density 
of 4.0 times.

Figure 16 - By-law 438-86 - Zoning

Figure 17 - By-law 438-86 - Height
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The CR zoning requires a window separation 
distance of 11 metres for a residential building 
or a mixed-use building that faces the window 
of another dwelling unit (other than a kitchen or 
bathroom) on the same lot. A 5.5 metre setback is 
required from a window of a dwelling unit (other 
than a kitchen or bathroom) to a wall, or to a lot 
line that is not a street line or that does not abut 
a public park.

The site is subject to following permissive 
and restrictive exceptions: 12(1)3(b), 12(2)132, 
12(2)216, and 12(2)17131259. These are described 
below:

• Section 12(1) 3(b) – permits the replacement 
or reconstruction of a non-complying building 
(subject to conditions);

• Section 12(2) 132 – prohibits the use of a building or 
structure for the purposes of a commercial parking 
garage or a private commercial garage;

• Section 12(2)216 – prohibits the erection or use of a 
non-residential building or a mixed-use building in 
which the portion of the non-residential gross floor 
area used for office space exceeds 0.5 times the 
lot area. The exception shall not apply to a building 
that has a greater non-residential gross floor area 
than that permitted by this exception, subject to 
certain provisions; and

• Section 12(2)259 – prohibits the use or erection 
of a building on a street designated as a priority 
retail street for any purpose unless street-related 
retail and service uses are provided; and at least 
60 percent of the aggregate length of the portion 
of the frontage of the lot abutting the priority 
retail street is used for that purpose (applies to the 
Queen Street East properties);

Z O N I N G  B Y - L A W  5 6 9 - 2 0 1 3
By-law 569-2013, as amended, is partially in 
effect. This by-law zones the site as follows:

• 90-104 Queen Street East: C4.0 (c2.0; r4.0)
SS1(x1920)

• 3 Mutual Street: C4.0 (c2.0; r4.0)SS1(x1390)

The site has a height limit of 30.0 metres and is 
located in Policy Area 1 (see Figures 18 & 19).

The CR (Commercial Residential) zone would 
permit dwelling units in a wide range of 
building types, including apartment buildings 
and townhouses, and a wide range of non-
residential uses, including art galleries, eating 
establishments, financial institutions, offices, 
personal service shops and retail stores. The 

Figure 18 - By-law 569-2013 - Zoning

Figure 19 - By-law 569-2013 - Height
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is in full force and effect and reflects the same 
flight paths as in the Minister’s Zoning Order

The regulation sets out the updated helicopter 
flight paths for the Hospital for Sick Children 
and St. Michael’s Hospital. The regulation also 
sets out height restrictions within the prescribed 
flight path areas, which prohibit any building or 
structures (including temporary structures such 
a cranes) from penetrating the height limits 
shown on the Air Ambulance Service Protection 
Corridor Maps for each of the hospitals.

The subject site is partially located within the 
obstacle limitation surfaces of the helicopter 
flight path for St. Michael’s Hospital. The building 
has been designed to fit below this established 
limit. (see Figure 20).

4.12 Tall building Design 
Guidelines

On May 7, 2013, City Council adopted the City-
Wide Tall Building Design Guidelines (March 2013), 
which update and replace the “Design Criteria 
for the Review of Tall Building Proposals” (2006) 
and consolidate the Downtown Tall Building 
Guidelines, which were originally adopted by 
Council in July 2012. 

As a result, all Downtown Guidelines with city-
wide applicability have been integrated into the 
revised guidelines. Location-specific aspects 
of the Downtown Guidelines (particularly the 
Downtown Vision and Tall Building Typologies) 
remain in effect as a consolidated, companion 
document known as “Downtown Tall Buildings: 
Vision and Supplementary Design Guidelines”. 
The City-Wide Tall Building Design Guidelines 
are to be used in conjunction with these 
supplementary guidelines to evaluate all tall 
building development proposals falling within the 
Downtown study area boundary.

The document specifically notes that the 
guidelines are “intended to provide a degree of 
certainty and clarity of common interpretation, 
however, as guidelines, they should be afforded 
some flexibility in application, particularly when 
looked at cumulatively”.

zoning would permit a maximum total density of 
4.0 times the area of the lot, with a maximum non-
residential density of 2.0 times and a maximum 
residential density of 4.0 times.

The Development Standard Set 1 (SS1) provisions 
include the following: 

• at least 75% of the main wall of the building facing 
a front lot line must be at or between the front lot 
line and a maximum of 3.0 metres from the front 
lot line;

• where the main wall of a building has windows or 
openings, the main wall must be set back at least 
5.5 metres from a lot line that is not adjacent to 
a street or lane, otherwise no building setback is 
required;

• where the main wall of a building does not have 
windows or openings, the main wall must be set 
back at least 3.0 metres from a rear lot line or side 
lot line that abuts a lot in the Residential Zone 
category or Residential Apartment Zone category, 
otherwise no building setback is required;

• where a main wall of the building has windows 
and a line projected at a right angle from one of 
these main walls intercepts another main wall with 
windows on the same lot, the required minimum 
above-ground distance between the main walls 
must be 11.0 metres; and

• where a main wall of the building has windows 
facing another main wall on the same lot which 
does not have windows and a line projected at a 
right angle from one of these main walls intercepts 
the other main wall, the required minimum above-
ground distance between the main walls is 5.5 
metres

• Exception 1920, 1390, 1921 and 2093 collectively 
provide that the lands are subject to the following 
Prevailing Sections: Section 12(2)132, 12(2)216, 
12(2)256 and 12(2)259 of former City of Toronto 
B-law 438-86;

4.11 minister ’s Zoning 
Order – St. michael’s 
Hospital Helicopter 
Flight Path

Ontario Regulation 114/16: Zoning Order – 
Protection of Public Health and Safety – Toronto 
Hospital Heliports was issued by the Ministry of 
Municipal Affairs and Housing on May 3, 2016, 
and was amended by O.Reg. 336/117, extending 
the sunset date to March 31, 2018. At its meeting 
of December 5, 2017, City Council adopted 
an airport zoning regulation for the hospital 
helicopter flight paths (By-law 1432-2017), which 
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4.13 Downtown Tall 
buildings: Vision 
and Supplementary 
Guidelines

The Downtown Tall Buildings: Vision and 
Supplementary Design Guidelines include a vision 
statement for downtown tall buildings; mapping 
which identifies the location, heights and 
buildings typologies along “High Streets;” and 
a number of Supplementary Design Guidelines 
relating to the base conditions, the tower portion 
of tall buildings located within the Downtown 
area, and to their contextual fit. 

The Vision and Supplementary Guidelines should 
be used together with the city-wide Tall Building 
Design Guidelines to evaluate all new and 
current tall building proposals located within the 
Downtown area. 

The city-wide Guidelines include sections related 
to site context, site organization, tall building 
design and pedestrian realm. Among other 
matters, the Guidelines recommend a minimum 
separation distance of 25 metres between towers 
(excluding balconies), a minimum tower setback 
of 12.5 metres from side and rear property lines 
or centre line of an abutting lane, and a maximum 
residential tower floor plate of 750 square metres. 
A tower stepback of 3.0 metres is specified above 
the face of the base building, including balconies.

The relevant Design Guidelines are addressed in 
Section 5.5 of this Report.
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ST. MICHAEL'S HOSPITAL HELIPORT (CTM4)
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North Arrow

ST. MICHAEL'S HOSPITAL HELIPORT
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ST. MICHAEL'S HOSPITAL HELIPORT (CTM4)
GENERAL INFORMATION

HELIPORT CLASSIFICATION
H1
DAY/NIGHT
VFR

HELIPORT PHYSICAL CHARACTERISTICS
FATO WIDTH 25.0m
SAFETY AREA WIDTH 33.3m
ELEVATION 161.0m ASL

DATA EASTERN
FLIGHT PATH

NORTHERN
FLIGHT PATH

WESTERN
FLIGHT PATH

FLIGHT PATHS
TYPE ARR/DEP ARR/DEP ARR/DEP
GEOMETRIC CENTER STANDARD STANDARD STANDARD
FATO ELEVATION 161.0m ASL 161.0m ASL 161.0m ASL
ORIGIN LOCATION (WGS84)

NORTHING 4834740.8892
EASTING 630762.7851
LATITUDE N 43° 39' 15.009633"
LONGITUDE W 79° 22' 42.292862"

BEARINGS (FROM)
GRID NORTH 63.283° TO 85.069° 347.886° TO 351.886° 242.966°
TRUE NORTH 64.403° TO 86.189° 349.006° TO 353.006° 244.086°
MAGNETIC NORTH 74.733° TO 96.519° 359.336° TO 003.336° 254.416°

OBSTACLE LIMITATION SURFACES
APPROACH SURFACE

DIVERGENCE 15% 15% 15%
LENGTH FIRST SECTION 245m 245m 245m
SLOPE FIRST SECTION 8% [1:12.5] 8% [1:12.5] 8% [1:12.5]
LENGTH SECOND SECTION 830m 830m 830m
SLOPE SECOND SECTION 16% [1:6.25] 16% [1:6.25] 16% [1:6.25]
TOTAL LENGTH 1075m 1075m 1075m

SCALE 1:4000

ST. MICHAEL'S HOSPITAL HELIPORT OLS
POINT INFORMATION

POINT NORTHING EASTING

SM1 4834740.8892 630762.7851

SM2 4835770.6886 630359.2244

SM3 4835846.7314 630784.2549

SM4 4835390.5775 631657.9125

SM5 4834657.4823 631865.6864

SM6 4834086.2481 629871.2733

SM7 4834403.1718 629709.5543

GRID NORTH

SCALE BASED ON SHEET SIZE 22" x 34"

1. OLS BASED ON CARs STANDARD 325 AND THE HELIPORT
OPERATIONS MANUAL (HOM).

2. COORDINATES COMPUTED FROM SURVEY BY WSP
CANADA INC. MARCH 2016.

3. COORDINATES UNLESS OTHERWISE SPECIFIED ARE IN
WGS84 UTM Z17 (TRF 2008), EPOCH OF 16 MARCH 2016,
AND ELEVATIONS IN REFERENCE TO CGVD2013.

4. GEOID HEIGHT COMPUTED AS -37.184 METRES RELATIVE
TO WGS84.

5. BEARINGS COMPUTED BASED ON GRID CONVERGENCE
AND MAGNETIC DECLINATION OF 10.33° WEST.

Legend
OLS APPROACH SURFACE
OLS ELEVATION CONTOUR (m ASL)
FLIGHT PATH PROJECTED CENTRELINE

Amendment No. 5

162.0

Date April 27, 2016
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Figure 20 - St. Michael’s Hospital Helicopter Flight Path
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Figure 21 - Map 1 - High Streets

Figure 23 - Map 3 – High Streets Typologies

Figure 22 - Map 2 - Downtown Vision Height

Figure 24 - Map 4 - Priority Retail Streets

Within the Downtown Supplementary Design 
Guidelines, the Downtown Vision High Streets 
Map (see Figure 21, Map 1, High Streets) 
identifies the north side of Queen Street, 
between Jarvis Street and Church Street as a 
“High Street”. High Streets are streets where tall 
buildings are considered to be an appropriate 
form of development.

The Downtown Vision Height Map (see Figure 
22, Map 2) introduces height range categories 
applying to High Streets throughout the 
Downtown that reinforce the existing structure 
of Downtown’s skyline and built form context. 
Heights are expressed in metres and in storeys. 
On Map 2, the subject site’s frontage is included 
within the 47 metres to 77 metres (15 to 25 
storeys) height range. We note that this is the 
same category as the recently approved 49 
storey tower at 88 Queen Street East.

The building typology identified for the north 
side of Queen Street East is that of a Tower-Base 
Form as per the Map 3 – High Streets Typologies 
Map (see Figure 23, Map 3), which are generally 
characterized by slender point towers spaced 
apart atop pedestrian-scaled base buildings that 
define the street edge. This built form applies 
to tall buildings that have retail uses located at 
grade with the front face of the building built to 
the front property line. Along Mutual Street, the 
building typology is identified as a Tower-Base 
Form or Residential Landscaped Setback Form.

The Priority Retail Streets Map (see Figure 24, 
Map 4, Priority Retail Streets) identifies Queen 
Street, west of Jarvis Street, as a Priority Retail 
Street.

The relevant Supplementary Design Guidelines 
are addressed in Sections 5.5 of this report.
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4.14 Growing-Up 
Guidelines

In 2015, City Planning staff initiated a study 
entitled “Growing Up: Planning for Children in New 
Vertical Communities”. The study explored how 
new multi-unit residential buildings and “vertical 
neighbourhoods” can better accommodate 
the needs of households with children. A staff 
report summarizing the study process and draft 
guidelines was endorsed by City Council at its 
meeting on July 5, 2017.

The draft guidelines will be applied in the 
evaluation of new and under review multi-unit 
residential development proposals and will be 
used as part of ongoing consultations with the 
design and development industries through the 
approvals process, with a future report back on 
any proposed modifications by the end of the 
end of the first quarter of 2019. Staff will monitor 
implementation of the draft guidelines for a 
period of two years with a report back on the 
results in 2019.

Generally, the draft guidelines are structured at 
three scales: the neighbourhood, the building, 
and the dwelling unit. The objective of the draft 
guidelines is to ensure that developments deliver 
tangible outcomes to increase the livability for 
larger households, including households with 
children. At the neighbourhood scale, the draft 
guidelines focus on children’s experience in the 
city, promoting independent mobility, and access 
to parks, schools and community infrastructure. 

At the building scale, the draft guidelines seek to 
increase the number of larger units, encouraging 
the design of functional and flexible amenity 
and common spaces that supports residents’ 
interaction (e.g. creating a “critical mass” 
of larger units to attract large households, 
potentially concentrated at lower levels). At the 
unit scale, the draft guidelines focus on size and 
functionality to ensure that each dwelling unit 
provides the space for the social functions of 
larger households.
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In addition, and for the reasons set out above, 
it is our opinion that the permitted height and 
density for the site in the existing in-force by-
law (438-86) and the proposed by-law (569-
2013) for the subject site are not consistent with 
the Provincial Policy Statement (2014) and do 
not conform with the Growth Plan (2017). In this 
regard, the zoning by-laws of the former cities 
and boroughs are decades out of date (including 
Zoning By-law 438-86), while Zoning By-law 
569-2013 is simply a harmonization of these by-
laws. Further, the zoning has not been updated 
to respond to the policy directions set out in the 
2014 Provincial Policy Statement and the 2017 
Growth Plan, specifically with respect to the 
Downtown Toronto “urban growth centre” and 
“major transit station areas”. In our opinion, the 
proposed zoning by-law amendment would be 
consistent with the 2014 PPS and would conform 
to the applicable Provincial Plans and the City of 
Toronto Official Plan.

The planning policy framework established after 
the adoption of the in-force zoning emphasizes 
the importance of optimizing the use of land 
and infrastructure in built-up areas, particularly 
in urban growth areas and in areas well served 
by existing infrastructure, such as transit. 
The existing 30-metre height limit applying to 
the site does not optimize the use of land and 
infrastructure. In this regard, “optimization” 
means making something as “fully perfect, 
functional, or effective as possible”. In our 
opinion, the existing zoning does not make use of 
land and infrastructure in a way that is efficient 
or as effective as possible.

The foregoing is supported by the City’s recent 
undertaking of the TOcore study (and adoption 
of the Downtown Plan), to update the municipal 
policy framework to conform to the current 
Provincial policies and respond to the emerging 
planning context. In this regard, the Downtown 
Plan proposes to redesignate the subject site 
to Mixed Use Areas 2, which allows for taller 
buildings.

5.1 Intensification
Residential/mixed-use intensification on the 
subject site, in the form of a tall building with a 
ground floor retail component, is appropriate 
and desirable and is in keeping with the policy 
framework set out in the Provincial Policy 
Statement, the Growth Plan for the Greater 
Golden Horseshoe and the City of Toronto Official 
Plan, all of which support intensification on sites 
which are well served by municipal infrastructure, 
including public transit.

The subject site is located in the Downtown, which 
has been identified as an “urban growth centre” in 
the Growth Plan. The Growth Plan and the Toronto 
Official Plan identify the Downtown Toronto 
urban growth centre” as a focus for mixed-use 
intensification, intended to accommodate both 
population and employment growth. In addition, 
the subject site would be considered a “major 
transit station area” given its proximity to the 
Queen subway station of the TTC. As noted, the 
subject site is located approximately 450 metres 
east (representing a 6-minute walk) of the 
entrance to the Queen subway station. The Growth 
Plan notes that increased densities are promoted 
in “major transit station areas” to support the 
viability of existing and planned transit service 
levels. Furthermore, Policy 2.4(7) of the Official 
Plan provides for intensified development, with 
minimum density requirements and limits on 
parking, for sites in areas such as this which are 
well serviced by transit.

Furthermore, Section 4 of the Downtown Plan 
notes that not all areas of the Downtown will 
experience the same amount of intensification; 
growth will be targeted to Mixed Use Areas 1, 
2 and 3, Regeneration Areas and Institutional 
Areas. More specifically, the Plan indicates that 
Downtown’s Mixed Use Areas will absorb most 
of the anticipated increase in office, retail and 
service employment as well as the majority of 
new housing over the coming decades.
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Furthermore, and as indicated above, the 
Downtown Plan proposes to redesignate the 
subject site to Mixed Use Areas 2. The Plan 
indicates that the Mixed Use Areas of the 
Downtown achieve a multitude of planning 
objectives through the provision of residential 
and non-residential uses, hotels, institutions, 
entertainment, recreation, cultural activities, and 
park and open spaces. In this respect, Policy 6.27 
states that development in Mixed Use Areas 2 
will provide for a diverse range of uses including 
retail, service, office, institutional and residential 
uses. Thus, in keeping with the proposed policies 
of the Downtown Plan, the proposed development 
will provide for additional residential, retail, 
and community space in the Downtown area of 
Toronto. 

Section 6 of the Downtown Plan contains policies 
related to Priority Retail Streets. As noted, Queen 
Street is identified as a Priority Retail Street on 
Map 41-5. Policy 6.37 requires that the frontages 
of buildings on Priority Retail Streets contain 
retail and service commercial spaces, while 
Policy 6.38 establishes criteria for retail and 
service commercial spaces such as generous 
floor-to-ceiling heights, flexible retail space, and 
public realm setbacks at grade. In this respect, 
the larger retail space on the ground floor will 
include an entrance on Queen Street East and 
Mutual Street, will be designed with appropriate 
glazing to encourage visibility, and will include 
large floor-to-ceiling heights to provide for 
flexibility and increase its marketability. 

The ground floor retail uses along Queen Street 
and Mutual Street will complement the ground 
floor retail and privately owned public space 
(POPS) along the east side of Mutual Street within 
the 88 Queen Street East development. 

5.2 Land Use
The proposed development is consistent with 
the land use permissions of the Mixed Use Areas 
designation, which include a broad range of 
commercial and residential uses in single-use 
or mixed-use buildings. The Official Plan states 
that Mixed Use Areas will create a balance of 
high quality commercial, residential, institutional 
and open space uses. Policy 4.5(2) sets out 
development criteria for the consideration of 
development proposals in Mixed Use Areas. The 
proposed development, comprised of residential 
units in a tall building, including commercial 
space on the ground floor, is consistent with 
the uses permitted within the Mixed Use Areas 
designation.

The Mixed Use Areas designation is one of four 
land use designations intended for growth and to 
accommodate the increase in jobs and population 
anticipated by the Official Plan. The Plan notes 
that the Mixed Use Areas will absorb most of the 
anticipated increase in retail, office and service 
employment in Toronto in the coming decades, as 
well as much of the new housing. The objective of 
the Official Plan in intensifying Mixed Use Areas 
is that of reurbanization. It is anticipated that the 
ground floor commercial uses will appropriately 
utilize the site’s prominent location along Queen 
Street East, while the residential units above will 
provide for additional living opportunities within 
the area. The proposal satisfies the criteria for 
development in Mixed Use Areas by creating high 
quality commercial and residential uses in an 
area that has access to community services and 
facilities and is able to take advantage of nearby 
transit services.

With respect to zoning, the subject site is zoned 
Commercial Residential (“CR”) by Former City 
of Toronto By-law 438-86, as amended, and is 
proposed to be zoned Commercial Residential 
by the new City-wide Zoning By-law 569-2013. 
The CR zoning categories permit a wide range 
of residential and non-residential uses. In this 
respect, the proposed mix of uses are currently 
permitted by the applicable zoning.
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While the floor plate at the lower floors exceeds 
the guideline performance standard of 750 
square metres, the floor plate reduces in size 
at the upper floors and is in-keeping with other 
approved floorplates in the vicinity, including 
the 890 square metre floorplate of the 88 
Queen Street East tower to the immediate west. 
The increased tower floor plate allows for the 
optimization of the site through a lower and 
sculpted tower that avoids shadowing on Moss 
Park and is of a high architectural quality. 

As stated in Section 5.1 above, intensification 
on the subject site in the form of a mixed-use 
development is appropriate and desirable given 
the site’s location within both an “urban growth 
centre” and a “major transit station area”. The 
Growth Plan notes that increased densities are 
promoted in “major transit station areas” to 
support the viability of existing and planned 
transit service levels. In this respect, we are 
of the opinion that it is appropriate to optimize 
density on the subject site. However, the design 
of the tower is guided by the established limit of 
the St. Michael’s Hospital Helicopter Flight Path 
and the supplementary downtown tall building 
guidelines which provide for no net new shadows 
on signature parks (ie. Moss Park) between 10am 
and 4pm on September 21. Also, notwithstanding 
that OPA 82 does not apply to the subject site, we 
have also reviewed the proposal in the context 
of the policy prohibiting “net new shadow” on 
Moss Park between 10 a.m. and 6 p.m on March 21 
and September 21. As a result, density has been 
redistributed within the tower, resulting in large 
tower floor plate on lower levels of the tower to 
appropriately optimize density while adequately 
mitigating impact. 

Furthermore, the Tall Building Guidelines provide 
for exceptions to and flexibility for tower floor 
plate sizes on a site-specific basis where 
adequate separation, setbacks and stepbacks are 
achieved. The explanatory text of Guideline 3.2.1 
provides that: “any increases in tower floor plate 
size requires that exceptional design attention 
be given to the shape and articulation of the 
tower to diminish the overall scale and impact 
of the building mass”. As described in Section 
3.0, above the 18th floor, the tower provides for 
a 3.6 metre setback from Queen Street East, 
with incremental stepbacks to sculpt the tower 
in a manner which provides for an aesthetically 
pleasing architectural design that eliminates 
shadow impacts on Moss Park.

5.3 Height, massing and 
Density

In our opinion, and as noted in Section 5.1 above, 
the site is an appropriate location for a residential 
mixed-use building in land use policy terms. 
From a built form perspective, the subject site 
is a contextually appropriate location for a tall 
building given its location within the Downtown, 
its proximity to transit service and its relation to 
other existing and approved tall buildings in the 
area. 

At the lower floors, the massing of the building 
provides for a 3 storey base building constructed 
with a 6 metre setback from the public right-of-
way at the corner of Mutual Street and Queen 
Street East. The front facades of the listed 
Richard Bigley building will remain in-situ and 
therefore provide for a reduced setback along 
the north part of the Mutual frontage and the 
east part of the Queen frontage. The base is 
distinguished from the tower by the amenity level 
4th floor, which includes a large outdoor amenity 
space slicing through the building between the 
podium and the tower. The tower appears lifted 
from its podium base, also serving to emphasize 
the listed heritage facades of the Richard Bigley 
building.

The podium is located and massed to frame 
the edges of the streets with good proportion, 
maintaining a comfortable and attractive 
pedestrian condition. The design incorporates 
both glazing and setbacks to give prominence to 
the corner and also emphasize and provide views 
to the listed heritage brick facades.

The proposed height provides for a transition in 
scale from adjacent properties as directed by 
policies 4.5(2) and 3.1.2(3) of the Official Plan. 
In this respect, the height of 34 storeys plus 
wrapped mechanical represents a transition 
down from the 49 storey tower to the west at 88 
Queen Street East and similar to other approved 
buildings in the low to mid 30 storey range along 
Mutual Street between Queen Street East and 
Dundas Street East. With respect to the floorplate, 
it diminishes in size from 875 square metres at 
the 8th floor and then continues to decrease from 
826 square metres to 507 square metres from 
the 19th to the 34th floor, for an average tower 
floorplate of 779 square metres.
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For tower elements, the Tall Building Design 
Guidelines recommend a separation distance 
of 25 metres between tower faces on the same 
site and a tower setback of 12.5 metres from 
side and rear property lines or centre line of an 
abutting lane, measured to the external walls of 
the building (i.e. balconies are permitted within 
the setback zone). 

Subsequent to the adoption of the Tall Building 
Guidelines being adopted in May 2013, and in 
response to the ongoing intensification within 
the Downtown, the City undertook to adopt 
an amendment to the Official Plan to address 
matters relating to tower developments. This 
initiative resulted in Official Plan Amendment 
352, and in particular SASP 517, which established 
non-numeric policies for considering tall building 
proposals in the Downtown. The policies provide 
that, while the Zoning By-law will contain minimum 
numerical standards with respect to tall building 
setbacks and separation distances, amendments 
may be considered through rezoning and minor 
variance provided the following criteria are met:

a) provide a high-quality, comfortable public 
realm; 

b) consider development potential, where 
appropriate, of other sites within the block; 

c) provide appropriate access to sunlight on 
surrounding streets, parks, open spaces, 
school yards, and other public or civic 
properties; 

d) provide appropriate access to natural 
light and a reasonable level of privacy for 
occupants of tall buildings; 

e) provide appropriate pedestrian-level views 
of the sky between towers as experienced 
from adjacent streets, parks and open spaces; 

f) encourage a reasonable level of views 
between towers for occupants of tall 
buildings; and 

g) limit the impacts of uncomfortable wind 
conditions on streets, parks, open spaces 
and surrounding properties to appropriate 
levels.

Notwithstanding its current status, the 
Council-adopted Downtown Plan proposes to 
designate the subject site as Mixed Use Areas 
2 – Intermediate. In this regard, the Plan notes 
that the existing character and planned context 
of Mixed Use Areas 2 form an intermediate, 
transitional scale between the taller buildings 
anticipated on some sites in Mixed Use Areas 
1, and the predominantly mid-rise character 
anticipated in Mixed Use Areas 3. The Plan 
further provides that development within Mixed 
Use Areas 2 will include building typologies 
that respond to their site context including 
low-rise, mid-rise and some tall buildings. The 
scale and massing of buildings will respect and 
reinforce the existing and planned context of the 
neighbourhood, including the prevailing heights, 
massing, scale, density and building typeFrom 
a density perspective, it is our opinion that the 
proposed density, which works out to 19.8 FSI (per 
by-law 569-2013), is appropriate and desirable for 
the site. Firstly, it is important and appropriate 
from a planning policy perspective to optimize 
density on the site given its location within the 
Downtown and its proximity to the Queen subway 
station and the Queen Street streetcar. Secondly, 
it is noted that the Official Plan does not generally 
include density limitations and specifically does 
not do so in the case of the subject site. The 
Official Plan provides that land use designations 
are generalized, leaving it to the Zoning By-law to 
“prescribe the precise numerical figures and land 
use permissions that will reflect the tremendous 
variety of communities across the City.”

5.4 built Form Impacts
L I G H T ,  V I E W,  P R I V A C Y
Light, view and privacy (LVP) impacts are 
generally addressed through a combination of 
spatial separation, orientation and mitigating 
measures between buildings. The underlying 
CR zoning standard in By-law 438-86 requires a 
setback of 5.5 metres from principal residential 
windows (i.e. windows other than bathroom or 
kitchen windows) to property lines that are not 
streets or lanes, and a separation distance of 
11.0 metres between facing windows of principal 
residential rooms on the same site. 
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Our research also indicate that the City has 
come to a similar conclusions with respect to 
development potential of other TCHC sites in 
proximity to new tall building proposals. At 
200 Dundas Street East (northeast corner of 
Dundas and Jarvis), City staff came to the same 
conclusion respecting the TCHC building at 261 
Jarvis, stating as follows:

 “Due to this complex relationship which 
would require full rental replacement and 
permission by applicable government 
agencies, this complex is unlikely to 
redevelop. The eight storey base of the co-op 
has a blank end wall which will have a party 
wall condition with the blank end wall of the 
proposed building.”

This conclusion results from a similar condition 
and context as the subject proposal and in 
our view further supports our evaluation of 
development potential and conclusion that 
the proposed tall building would appropriately 
address the relevant criteria set out in SASP 517. 

Furthermore, In our opinion, the proposed building 
will have no unacceptable light, view or privacy 
impacts on existing adjacent buildings. To the 
north, the proposed tower will be separated by 
25 metres from the blank party wall of the TCHC 
building, and, based on the conclusions noted 
above, the west wall of the proposal will include 
a 7 storey party wall in anticipation of a mid-rise 
building to the east. To the south and west, by 
virtue of the right-of-way width of Queen Street 
East and Mutual Street, there will be no adverse 
LVP impacts between the proposed building and 
the existing 2- and 3-storey buildings and the 
12-storey Glass House Lofts on the south side of 
Queen Street East, and the approved buildings on 
the west side of Mutual Street.

Based on the analysis set out above, it is our 
opinion that the proposed building will have no 
unacceptable light, view or privacy impacts on 
existing adjacent buildings. Furthermore, we 
are satisfied that this application appropriately 
considered the development potential of other 
towers within the block per the criteria set out in 
SASP 517.

This policy approach allows for consideration, 
through rezoning in this instance, for tall building 
proposals that do not meet the numerical 
standards of the implementing tall buildings 
bylaw, such as not achieving a 12.5 metre setback 
from a lot line. Therefore, in analysing the proposal 
through the lens of the foregoing criteria, it is 
evident that the most applicable consideration 
is the development potential of other sites in the 
block for a tall building. 

Beginning this analysis with a consideration of 
development potential for a tall building to the 
east, it is our opinion that there will be no tall 
building to the east of the site. These properties 
are within the boundaries of OPA 82, which 
permits tall buildings only on sites in Character 
Areas as identified on Maps 2 through 5 and 
goes on to specifically state that towers are 
not permitted outside Character Areas. These 
adjacent properties to the east are not located 
within a Character Area or identified as a tall 
building site in OPA 82. As such, the applicant was 
specifically advised by Staff to remove 106 Queen 
Street East from the assembly of properties 
because it fell within the boundaries of OPA 82. 
We concur with the advice provided by City staff 
to our client that a tower would not be supported 
to the east because of OPA 82.

With respect to the potential for a tall building on 
the TCHC property to the north, it is our opinion 
that there will be no tall building on that property 
for the following reasons:

• The TCHC building is a large 11 storey building of 
approximately 90,000 square feet.

• the building contains 97 affordable units, including 
35 that are rent-geared-to-income and 65 that are 
market rental units. As such, redevelopment would 
require full rental replacement and the relocation 
of existing tenants;

• the building is relatively new (constructed in 1983);

• the building recently underwent extensive repairs 
(in the amount of $413,000) for the below-grade 
parking garage through the 2015 TCHC capital 
program; and

• the building is not identified by the TCHC as a 
future redevelopment site.

The building was constructed with the intent of 
another building redeveloping to the south as 
evidenced by the blank wall condition along is 
southerly façade.
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With respect to lands designated Neighbourhoods, 
the analysis demonstrates that there will be no 
impact on Neighbourhoods designated land.

With respect to public open space, specific 
attention has been given to shadow impacts on 
Moss Park. Moss Park is identified as a signature 
park within the Tall Buildings Guidelines: 
Vision and Supplementary Design Guidelines. 
According to Supplementary Design Guideline 
#2 of the document, no new net shadow should 
be cast on parks and open spaces identified as 
a Signature Parks/Open Spaces between 10:00 
am and 4:00 pm on September 21st. Further, the 
same supplementary design guideline states 
that no new net shadow should be cast on all 
other parks within and adjacent to the Downtown 
Tall Buildings: Vision and Supplementary 
Design Guidelines boundary area between noon 
and 2:00 pm on September 21st. In addition, 
notwithstanding that the policies do not apply to 
the subject site, we have reviewed the proposal 
with regard to the policies of OPA 82 which 
restrict net new shadow on Moss Park between 
10 a.m. and 6 p.m. as measured on March 21 and 
September 21.

A considerable amount of effort has been made to 
mitigate incremental shadows on Moss Park. This 
includes the reduced height of the tower and the 
sculpting of the south façade of the tower from 
bottom to top.. The result is that the shadows are 
eliminated to preserve the utility of Moss Park 
per the Official Plan policies 3.2.3(3), 3.1.2(3) and 
4.5(2) and there is no net new shadow on Moss 
Park on September 21st per the Supplementary 
Tall Building Guideline #2. In addition, there is 
no net new shadows between 10am and 6pm on 
March 21st and September 21st in accordance with 
OPA 82.

Based on the foregoing, it is our opinion that 
incremental shadowing on neighbouring streets, 
Neighbourhoods and open spaces would be 
“adequately limited”, in accordance with the 
applicable Official Plan policies. Further, the 
incremental shadowing is in general compliance 
with Downtown Tall Buildings: Vision and 
Supplementary Design Guidelines Supplementary 
Design Guideline #2 with respect to Signature 
Parks and other parks and open spaces.

W I N D  I M P A C T
A Pedestrian Level Windy Study was prepared by 
Gradient Wind Engineering Inc. (dated December 
4, 2018). The report describes a computer-
based pedestrian level wind study and involves 
simulation of wind speeds for selected wind 
directions in a three-dimensional (3D) computer 
model using the Computational Fluid Dynamics 
(CFD) technique, combined with meteorological 
data integration, to assess pedestrian comfort and 
safety within and surrounding the development 
site. The report concludes that wind conditions at 
all grade-level locations within and surrounding 
the development site will be acceptable for the 
intended pedestrian uses on a seasonal basis. 
More specifically, surrounding sidewalks and 
primary and secondary building access points will 
experience calm and acceptable wind conditions 
throughout the year. 

In terms of the amenity space, the Level 4 
common terraces will also be suitable for sitting 
conditions during the summer season when 
demand is assumed to be greatest. In general, the 
common areas will be suitable for sitting except 
for the southwest corner of the west terrace and 
the southeast corner of the east terrace, which 
are nonetheless suitable for standing during the 
three colder seasons. If sitting is required within 
these areas during the shoulder months of spring 
and autumn, it will be necessary to introduce 
perimeter wind screens. It is noted that such 
mitigation strategies could be explored and 
confirmed as part of future applications.

S H A D O W  I M P A C T
Official Plan Policies 3.1.2(3) and 4.5(2)(d) require 
that new development adequately limit shadowing 
on neighbouring streets, properties (particularly 
those designated Neighbourhoods) and open 
spaces, having regard for the varied nature of 
such areas. A shadow study has been prepared 
by IBI Group assessing the shadow impacts at the 
spring and fall equinoxes (March 21st/September 
21st) and at the summer and winter solstices 
(June 21st/December 21st) between 9:18 a.m. and 
6:18 p.m.
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Guideline 1.1 – Context Analysis. Evaluate the 
existing and planned context and demonstrate 
how the proposed tall building responds to the 
patterns, opportunities, and challenges within 
the surrounding area.

• the guidelines recommend a “walkable” context 
analysis reviewing the surrounding uses, road and 
transit networks, built form, parks and community 
facilities within a 500-metre radius as well as at a 
block level. The context analysis should evaluate 
setback patterns, building heights, proximity 
to open space, ground floor uses, relationship 
to other tall buildings, and the arrangement 
of driveways, sidewalks and street trees. The 
guidelines note that an important step in the Block 
analysis is to evaluate the relationship between the 
proposed development and the heights of other tall 
buildings in the surrounding area with the intent to 
coordinate the location, height, scale and spacing 
of existing or approved tall buildings. 

• with respect to context, the Site is located within 
the Downtown area of the City, with the tallest 
buildings, broadest range of uses and facilities 
and best transit accessibility in the City. Within 
500 metres of the site are buildings ranging up to 
50 storeys along Dundas to the north, as well as 
the approved 49 storey tall building at 88 Queen 
Street East, across the street on Mutual. The Site 
is adequately separated from other planned tower 
sites to the south; 

• the context also includes Moss Park to the east and 
the St. Michael’s Hospital to the west. The height 
has appropriate regard for adequately limiting 
shadow and to the limitations of the helicopter 
flight path for St. Michael’s Hospital. There is no 
adjacent Neighbourhoods designation within that 
would be impacted.

Guideline 1.3 Fit and Transition in Scale. Ensure 
tall buildings fit within the existing or planned 
context and provide an appropriate transition in 
scale down to lower-scaled buildings, parks, and 
open space.

• the proposed tower height of 34 storeys plus 
wrapped mechanical fits within the general 
pattern of existing and planned tall buildings in 
the area, which is characterized as having the 
tallest buildings along the Yonge Street corridor 
and reducing in height toward the east. There is 
also the identified gateway location of Jarvis and 
Dundas Street with heights above 50 storeys. 
The proposed height of 34 storeys plus wrapped 
mechanical fits within this pattern as it transitions 
down from the adjacent 49 storey tower at 88 
Queen to the west and is generally consistent 
with other approved towers along Mutual Street in 
the low to mid 30 storey range. The height of the 
building is further limited due to the St. Michael’s 
Hospital helicopter flight path.

5.5 Urban Design
The proposed development is appropriate and 
desirable in urban design terms. The building 
will intensify an underutilized site, and will be a 
distinctive, high-quality addition to the area.

In our opinion, the proposed design conforms 
with the criteria for development in Mixed Use 
Areas and with the general built form and urban 
design policies of the Official Plan, in particular, 
Policies 3.1.2(1), 3.1.2(2), 3.1.2(3), 3.1.2(4), 3.1.2(5) 
and 3.1.2(6), 3.1.3(1) and 4.5(2). In particular, the 
proposal will:

• active ground floor uses are provided along Queen 
Street East, which will further enhance the safety, 
amenity and animation of the street;

• service areas and access are consolidated from 
the existing rear laneway;

• parking and loading are located underground and 
at the rear of the property to improve the safety 
and attractiveness of Queen Street East;

• all parking is underground;

• the building has been massed to fit in to its 
surrounding context and frame the adjacent 
streets at a good proportion. Further detail is 
provided within the evaluation of the tall building 
guidelines;

• the proposal will not result in any unacceptable 
light, view or privacy impacts on existing or planned 
buildings;

• the tower has been designed in order to provide for 
adequately limited incremental shadow impact on 
neighbouring streets and properties. There will be 
no incremental shadow impact on Moss Park;

• high-quality landscaping elements will be provided 
as part of the redevelopment, which will make the 
area more attractive, interesting, comfortable and 
functional for pedestrians; and

• adequate indoor and outdoor amenity space will 
be provided for residents (outdoor amenity space 
will be provided at a rate of 1.3 square metres/unit, 
while indoor amenity space will be provided at a 
rate of 1.7 square metres/unit).

T A L L  B U I L D I N G  D E S I G N 
G U I D E L I N E S
The proposed development substantially 
addresses the applicable design guidelines 
set out in the city-wide Tall Building Design 
Guidelines, as set out below.
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Guideline 2.1 Building Placement. Locate the 
base of tall buildings to frame the edges of 
streets, parks and open space to fit harmoniously 
with the existing context, and to provide 
opportunities for high-quality landscaped open 
space on site.

• the base building will be designed to provide a 
positive relationship to the street edge and public 
realm, including active retail and lobby entrance. 
Landscaped open space is provided at the outdoor 
amenity level above. The building will provide for 
the full at-grade 6-metre-tall building setbacks 
from the right-of-way, with the exception of the 
portions of the building that include the listed 
heritage building.

Guideline 2.2 Building Address and Entrances. 
Organize tall buildings to use existing or 
new public streets for address and building 
entrances. Ensure primary building entrances 
front onto public streets, are well-defined, 
clearly visible and universally accessible from 
the adjacent public sidewalk.

• the residential lobby and each retail/community 
space will have its own entrance, which will be 
easily identifiable and directly accessible from the 
public sidewalk;

• residential and commercial entrances ware 
appropriately differentiated;

Guideline 2.3 Site Servicing, Access and Parking. 
Locate “back of house” activities, such as 
loading, servicing, utilities and vehicle parking, 
underground or within the building mass, away 
from the public realm and view.

• all parking, servicing and loading functions will be 
located at the rear of the building and within the 
building mass and will be screened from the public 
realm and view.

Guideline 2.4 – Publicly Accessible Open Space. 
Provide grade related, publicly accessible open 
space within the tall building site to complement, 
connect and extend the existing network of 
public streets, parks and open space. 

• the building will provide for a 6-metre setback 
from the curb to building face, adequate to provide 
for a pedestrian clearway and landscaping. The 
exception being that the existing setback of the 
Richard Bigley building is being respected along 
Mutual and Queen and 102-104 Queen St E. 

Guideline 1.4 Sunlight and Skyview. Located 
and design tall buildings to protect access to 
sunlight and sky view within the surrounding 
context of streets, parks, public and private 
open space, and other shadow sensitive areas.

• the guidelines provide that tall building sites 
should be evaluated at the scale of the block to 
secure the greatest amount of sunlight and sky 
view in the surrounding context. This is achieved 
through providing for a base, point tower design, 
with consideration to separation distances and 
limiting or varying heights of towers in order to 
retain sky view and reduce the size of shadows 
and length of time they are cast. It is also intended 
that the cumulative effect of multiple towers be 
considered, which has been undertaken in the 
shadow studies described above.

• the proposed tower is located on a Site that is 
adequately separated from other existing and 
potential towers. Specifically, the site to the east 
is not identified as a tower site in OPA 82 and 
the proposed tower is separated from the TCHC 
building to the north by approximately 25 metres. 
The guidelines provide that the rationale for the 
shadow study is that access to direct sunlight 
improves the usability and enjoyment of outdoor 
space and allows trees and vegetation to thrive. In 
this instance, the proposed development will not 
result in net new shadow impact on Moss Park or 
the schoolyard of E’Cole Gabrielle to the east. 

Guideline 1.5 Prominent Sites and Views from 
the Public Realm. Provide an appropriate, high-
quality design response for tall buildings on or 
adjacent to prominent sites, and when framing 
views from the public realm to prominent sites.

• there are no impacts on any identified view 
corridors. Specifically, a view corridor analysis has 
been undertaken to confirm that the proposal will 
not impact the St. James Cathedral view corridor.

Guideline 1.6 Properties and Heritage 
Conservation Districts. Locate and design 
tall buildings to respect and complement the 
scale, character, form and setting of on-site 
and adjacent heritage properties and Heritage 
Conservation Districts.

• the Site contains a listed heritage building, the 
Richard Bigley building. As such, a Heritage Impact 
Assessment has been undertaken to evaluate the 
design of the building in the context of its heritage 
character. The building has been designed to 
incorporate the Richard Bigley building into 
the podium, with articulation, setbacks and 
stepbacks which emphasize its presence along the 
streetscape.
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Guideline 3.1.4. Façade Articulation and 
Transparency. Articulate the base building with 
high-quality materials and design elements that 
fit with neighbouring buildings and contribute to 
a pedestrian scale. Provide clear, unobstructed 
views into and out from ground floor uses facing 
the public realm.

• the podium base will consist of a glazed façade, 
which will promote visibility into the ground and 
lower levels of the building and, in turn, provide the 
opportunity for a vibrant streetscape, animated 
storefronts, and enhanced views into the retail and 
lobby areas. The podium has also been designed 
to emphasize the presence and character of the 
Richard Bigley building.

Guideline 3.1.5 – Public-Private Transition. 
Design the base building and adjacent setback 
to promote an appropriate level of visual and 
physical access and overlook reflecting the 
nature of building use at-grade. 

• the proposed retail and lobby entries are designed 
to provide appropriate visibility and accessibility in 
accordance with this guideline and with regard to 
the listed heritage character of the Richard Bigley 
building.

Guideline 3.2.1 Floor Plate Size and Shape. Limit 
the tower floor plate to 750 square metres or 
less per floor, including all built area within the 
building, but excluding balconies.

• with respect to the floorplate, it diminishes in 
size from 875 sm at the 8th floor and continues to 
decrease from 826 sm down to 507 sm from the 19th 
to the 34th floors, for an average tower floorplate of 
779 sm. 

• In our opinion the design approach is consistent 
with other approved tower floor plates in the 
immediate vicinity and is consistent with the 
intent of the guideline, which states that increases 
in tower floor plate size require that exceptional 
design attention be given to the shape and 
articulation of the tower to diminish the overall 
scale and impact of the building mass. While 
the floor plate at the lower floors exceeds the 
guideline performance standard of 750 sm, the 
floor plate reduces in size at the upper floors and 
is in-keeping with other approved floorplates in 
the vicinity, including the 890 sm floorplate of 
the 88 Queen Street East tower to the immediate 
east. The increased floorplate also allows for the 
lowering of height and sculpting of the tower in 
order to achieve a high quality design and mitigate 
shadow impacts on Moss Park.

Guideline 2.5 – Private Open Space. Provide a 
range of high-quality, comfortable provide and 
shared outdoor amenity space throughout the 
tall building site. 

• the proposal will provide for consolidated outdoor 
and indoor amenity space on at the podium base 
level (on the 4th level).

Guideline 2.6 – Pedestrian and Cycling 
Connections. Provide comfortable, safe and 
accessible pedestrian cycling routes through 
and around the tall building site to connect with 
adjacent routes, streets, parks, open space, and 
other priority destinations, such as transit and 
underground concourses. 

• the proposed development provides for safe 
and accessible pedestrian routes and is in close 
proximity to identified priority cycling routes along 
Shuter Street, Richmond Street and Sherbourne 
Street. 

Guideline 3.1.1 Base Building Scale and Height. 
Design the base building to fit harmoniously 
within the existing context of the neighbouring 
building heights at the street and to respect the 
scale and proportion of adjacent streets, parks, 
and public or private open space.

• the proposed 3 storey base building is generally 
consistent with and aligned with the adjacent 
buildings along Queen Street East, with its datum 
generally established by the Richard Bigley 
building. The podium height is consistent with 
the height of the adjacent height datum and is 
complementary to the 7 storey podium base height 
at 88 Queen Street East.

Guideline 3.1.2 Street Animation. Line the base 
building with active, grade-related uses to 
promote a safe and animated public realm.

• the base building will be lined with a series of 
active residential, retail and community uses. The 
majority of the street frontage will be dedicated to 
active retail uses.

Guideline 3.1.3 First Floor Height. Provide 
a minimum first floor height of 4.5 metres, 
measured floor-to-floor from average grade.

• the first floor of the building will be 4.1 metres 
in height, giving prominence to the street level, 
establishing a clear presence for retail and 
increasing the visibility of round floor space. 
In addition, a height of 4.1 metres maintain 
consistency with the height datum of the existing 
heritage buildings on the subject site; 
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a recently completed study of the Garden District 
area that identified specific sites for towers to 
be located. In communications with City Staff on 
the potential redevelopment of that site it was 
indicated that a tower would not be supported 
based on OPA 82. Additionally, the properties are 
held in separate ownership.

• Based on the foregoing, it is our opinion that 
the proposal will meet the intent of the tower 
separation guideline.

Guideline 3.2.4 Tower Orientation and Articulation. 
Organize and articulate tall building towers to 
promote design excellence, innovations, and 
sustainability.

• the tower has been designed to provide for 
significant articulation and setbacks along Queen 
Street to provide for high quality architectural 
design and mitigate potential shadow impacts. 

Guideline 3.3 Tower Top. Design the top of tall 
buildings to make an appropriate contribution 
to the quality and character of the city skyline. 

• the mechanical penthouse will be incorporated into 
the tower design. The top of the building has been 
sculpted with a 16.5-metre setback from Queen 
Street contributing to the quality of the design as 
well as mitigating potential shadow impacts.

Guideline 4.2 Sidewalk Zone. Provide adequate 
space between the front of the building and 
adjacent street curbs to safely and comfortably 
accommodate pedestrian movement, 
streetscape elements, and activities related to 
the uses at grade.

• the sidewalk zone measured from the curb to the 
front walls of the proposed building will be 6 metres 
in accordance with the guideline recommendation, 
with the exception of the portions of the streetcape 
in the vicinity of the Richard Bigley building, which 
façade is remaining in situ at a 3 metre setback.

Guideline 4.3 Pedestrian Level Wind Effects. 
Locate, orient, and design tall buildings to 
promote air circulation and natural ventilation, 
yet minimize adverse wind conditions on 
adjacent streets, parks and open space, at 
building entrances, and in public and private 
outdoor amenity areas.

• The Pedestrian Level Windy Study report concludes 
that wind conditions at all grade-level locations 
within and surrounding the development site will 
be acceptable for the intended pedestrian uses on 
a seasonal basis. More specifically, surrounding 
sidewalks and primary and secondary building 
access points will experience calm and acceptable 
wind conditions throughout the year. 

Guideline 3.2.2 Tower Placement. Place towers 
away from streets, parks, open space, and 
neighbouring properties to reduce visual and 
physical impacts of the tower and allow the base 
building to be the primary defining element for 
the site and adjacent public realm.

• at the lower floors, the massing of the building 
provides for a 3 storey base building constructed 
with a 6 metre setback at the corner of Mutual 
Street and Queen Street East to the right-of-way. 
The front facades of the listed Richard Bigley 
building will remain in-situ and therefore provide 
for a reduced setback along the north part of the 
Mutual frontage and the east part of the Queen 
frontage. The base is distinguished from the tower 
by the amenity level 4th floor, which includes a large 
outdoor amenity space slicing through the building 
between the podium and the tower. The tower 
appears lifted from its podium base, also serving 
to emphasize the listed heritage facades of the 
Richard Bigley building.

• the tower and base are further distinguished by 
a 5.9 metre step-back from the 5th to 7th floors 
along the Queen Street frontage and 5.2 metres 
along the Mutual Street frontage. Between the 8th 
and 18th floors, the tower maintains a 3.3 metre 
setback from the Mutual frontage, and along 
Queen the tower is designed with a high quality 
angled architectural expression which provides 
for a maximum setback of 2.4 metres at the west 
edge to a minimum setback of 1.6 metres at the 
east edge. 

• above the 18th floor the tower provides for a 3.6 
metre setback from Queen, and then setting back 
further from Queen incrementally on an angle to 
sculpt the tower in a manner which provides for 
an aesthetically pleasing architecture as well as 
reduces potential shadow impacts on Moss Park.

Guideline 3.2.3 Separation Distances. Setback 
tall building towers 12.5 metres or greater from 
the side and rear property lines or centre line of 
an abutting lane. Provide separation distances 
between towers on the same site of 25 metres or 
greater, measured from the exterior walls of the 
buildings, excluding balconies.

• As previously noted, intent of this guideline will 
be met given that the adjacent sites to the north 
and east would be highly unlikely to redevelop as 
a tower site. 

• To the north, the existing 11 storey TCHC building is 
separated from the proposed tower by 25 metres 
and includes a blank wall facing south toward the 
subject site. In terms of development potential, the 
TCHC site is unlikely to redevelop as a tower for the 
reasons previously noted.

• To the east, there are no existing tower separation 
conditions that would be impacted. In terms of 
development potential, these properties are not 
identified as a tower site within OPA 82, which was 
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5.7 Transportation
A Transportation Impact Study was prepared by 
LEA (dated December 2018) for the proposed 
mixed-use development. The study reviewed 
existing traffic conditions, including road, 
transit, cycling and pedestrian networks, as well 
as future traffic conditions. The report provided 
the following conclusions: 

• under existing traffic conditions, all movements 
at the studied intersections are operating within 
capacity during AM and PM peak hours;

• with the addition of background developments 
traffic volumes and signal timing optimization, 
all studied signalized intersections under the 
future background conditions are operating within 
capacity;

• the southbound shared through-left-right 
movement at Shuter Street / Mutual Street and the 
southbound left-turn movement at Queen Street 
/ Mutual are expected to operate over capacity 
during the PM peak hour. It is noted that these 
capacity issues are trigged by background traffic 
and would occur regardless of the implementation 
of the proposed development. 

• the proposed development is expected to generate 
46 and 43 two-way vehicle trips during the weekday 
AM and PM peak hours, respectively;

• the future total intersections capacity analysis 
indicates that the proposed development will have 
minimal impacts on the study area intersections. 
No intersection improvements are required to 
support the proposed development;

• transit capacity analyses were completed for 
TTC Route 501 (Queen), Route 502 (Downtowner), 
Route 141 (Downtown/Mount Pleasant). All 
routes are expected to operate within capacity 
during AM and PM peak hours, with no capacity 
constraints identified, under the existing and 
future background conditions. However, capacity 
improvements on Routes 501 and 502 are expected 
in the future with the planned rollout of the new 
‘Flexity’ streetcars;

• the subject site is expected to generate 89 transit 
trips during both the weekday AM and PM peak 
hours. Minimal impacts on the streetcar and bus 
routes under future total conditions are expected;

• a total effective vehicle parking supply of 61 
spaces (0.17 spaces/unit) is proposed. It is noted 
that the proximity of the subject site to various 
transit, cycling and pedestrian facilities provides 
viable alternatives to automobile trips;

• the development will also provide a total of 10 
visitor spaces;

• proxy site parking demand survey data supports 
the proposed parking rate at the subject site;

Guideline 4.4 Pedestrian Weather Protection. 
Ensure weather protection elements, such as 
overhangs and canopies, are well-integrated 
into building design, carefully designed and 
scaled to support the street, and positioned to 
maximize function and pedestrian comfort.

• the design incorporates inset retail doorway entry 
and residential lobby vestibule, providing weather 
protection.

5.6 Heritage
A Heritage Value Assessment has been prepared 
by ERA architects Inc. (“ERA”) in support of 
the rezoning application. The Heritage Impact 
Assessment comments on the heritage matters 
associated with the site and adjacent sites. It 
concludes as follows;

“This report finds that the development 
proposal for 3 Mutual Street and 90-104 
Queen Street East conserves the cultural 
heritage value of on-site and adjacent 
heritage resources, while allowing for 
intensification of the Development Site within 
its evolved urban context.

A number of design measures have been 
incorporated into the development proposal, 
which help mitigate any potential impacts 
on, and conserve the cultural heritage value 
of on-site and adjacent heritage resources. 
In summary, the proposal represents 
an appropriately scaled, contemporary 
addition to the area. The development 
establishes a datum line compatible with 
on-site and adjacent heritage resources, 
and incorporates appropriate setbacks from 
the on-site heritage building to maintain the 
three-dimensional legibility of recognized 
heritage resources at 3 Mutual Street and 98 
Queen Street East, as well as 100-104 Queen 
Street East.

Based on our review, the proposed 
development is also found to conform with 
provincial policy directives and Official Plan 
heritage policies.”
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WSP has provided pre- and post-development 
downstream sewer analysis for the extreme 
wet weather conditions, and it has been 
determined that the proposed downstream 
sewer has sufficient capacity to accommodate 
the flow from the proposed development. 

The groundwater discharge rate during and 
after construction have been analyzed, and 
the existing sewer has sufficient capacity to 
accept these flows. 

The proposed sanitary service connection 
within the City’s right-of-way will be designed 
to meet the standards and specifications of 
the City of Toronto, while services within the 
building are to be designed by the mechanical 
consultant per the Ontario Building Code, and 
coordinated with WSP.

• Storm Sewage

Minor and major storm drainage for the 
proposed development will be collected by 
the internal site drainage system and directed 
into the stormwater storage tank. The flow will 
be controlled to the allowable flow levels and 
released to the existing 375 mm R.C.P. storm 
sewer on Mutual Street via a proposed 300 
mm diameter storm service connection and a 
new manhole. 

The existing storm sewer system will not be 
adversely affected by the post-development 
condition as the rate of stormwater release 
from this site will be decreased. 

The SWM Report examines the potential impacts 
on water quality, water balance, and water 
quantity due to the proposed development, 
and summarizes how each will be addressed 
in accordance with the City of Toronto’s Wet 
Weather Flow Management Guidelines. It provides 
the following conclusions:

• Water Balance

The site is required to retain 5 mm of runoff 
from each rainfall event for reuse on site. 
Water balance will be addressed through 
provision of 420 m2 of green roof surfaces and 
minimum 3.13 m3 sump volume (equivalent to 
the post-development 5 mm runoff volume) 
at the base of a proposed cistern, below the 
cistern outlet. 

• a total of 396 bicycle parking spaces is proposed 
(36 short-term and 360 long-term). The majority 
of bicycle parking is proposed to be located on 
the second floor of the development, while 20 
short-term spaces are provided at ground level. 
The number of bicycle parking spaces exceeds the 
minimum requirements of the City’s by-law and the 
Toronto Green Standards by 40 spaces.

5.8 Servicing
A Functional Servicing Report (“FSR”) (dated 
December 2018) and a Stormwater Management 
Report (“SWM”) (dated December 2018) was 
prepared by WSP Canada Group Limited. 

The purpose of the FSR report is to provide a 
conceptual framework for servicing the proposed 
development with respect to water supply, 
sanitary sewage and storm drainage. The FSR 
provides the following details and conclusions:

• Water Distribution

The proposed development will be serviced 
from the existing 150mm diameter watermain 
on Mutual Street and the existing 300mm 
diameter watermain on Queen Street East. It 
is proposed to provide one 150mm domestic 
water connection and two (2) 200mm fire 
connections for the development. 

There are two existing hydrants in the 
vicinity of the site and the building Siamese 
connection will be located within 45m of an 
existing hydrant on Queen Street East. Hydrant 
flow tests will be completed and analysed to 
determine if the watermain provides sufficient 
flow protection for the development. 

Water service design within the City Right of 
Way have been designed to meet the standards 
and specifications of the City of Toronto, 
while services within the building have been 
designed by the mechanical consultant, and 
coordinated with WSP Canada Group Limited.

• Sanitary Sewage

Sanitary flow from the development will 
be conveyed to the existing 300 mm V.P. 
combined sewer trunk on Mutual Street via 
one proposed 300 mm diameter service 
connection to the existing manhole. 
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of children who may reside in the proposed 
development is unknown at this time. Nonetheless, 
there are two new childcare centres planned 
in proximity to the Study Area which, upon 
completion, will add additional spaces to the Study 
Area;

• there is one City-run community recreation center 
(John Innes Community Recreation Centre), one 
community centre (519 Church Street Community 
Centre), and one indoor pool located within the 
Study Area (John Innes Indoor Pool). The John 
Innes Community Centre is slated to undergo 
redevelopment in the future;

• the CS&F Strategy Report (prepared by the City of 
Toronto) identifies a Downtown North Community 
Recreation Facility within the Study Area. It is 
noted that this facility has not yet been approved, 
nor has any design work commenced;

The Report concludes that, based on the existing 
and planned community services and facilities 
reviewed and discussed above, it is apparent 
that many service sectors have sufficient 
existing capacity to accommodate the estimated 
population increase resulting from the proposed 
development. While the resulting impacts on 
Community Services and Facilities that will arise 
from the proposal, as well as other Downtown 
developments, are difficult to quantify, it is 
recognized that the City is currently investigating 
new ways in which to improve community service 
and facility creation, distribution and expand 
access to services and facilities including the 
childcare, healthcare and education sectors.

• Water Quality

Stormwater runoff from proposed impervious 
roof areas is considered clean and expected 
to leave the site effectively unchanged in 
terms of water quality. Oil and grit separators 
(OGS) or other treatment methods will not be 
required. 

• Water Quantity

Runoff from the controlled catchments on site 
will be directed to a stormwater cistern. Post- 
development flows have been controlled to 
below 14.7 L/s in compliance with the target 
release rate to the municipal storm sewer 
system by use of a 75 mm core drilled hole 
outlet. 

5.9 community Services 
and Facilities

A Community Services and Facilities Study was 
prepared by Bousfields Inc. (see Appendix A) to 
provide a review of the community services and 
facilities that are available to residents in the 
vicinity of the subject site. The report is based 
on the modified Scope of Work for Community 
Services and Facilities Submissions in the 
Downtown Area (May 2018). Based on consultation 
with Strategic Initiatives, Policy & Analysis (SIPA), 
the boundaries for the CSF Report is consistent 
with the boundaries of the Church-Yonge, King-
Parliament and Moss Park Neighbourhoods.

In terms of community services and facilities, the 
report identifies the following:

• as it relates to the development proposal, both 
the Toronto District School Board (TDSB) and the 
Toronto Catholic District School Board (TCDSB) 
have indicated that the development would yield 
a number of students which, currently, can be 
accommodated in local schools that are currently 
operating below capacity;

• the subject site is served by two public library 
branches (the Parliament Street and St. Lawrence 
branches), both of which have been slated for major 
improvements in the 2018-2027 capital budget. 
These libraries offer a diverse range of regular 
programming and a variety of services;

• there are nine childcare facilities within the Study 
Area. The proposed development is anticipated 
to yield 9-10 children requiring childcare. Phone 
calls with facility staff in November 2018 revealed 
there to be sufficient space to accommodate 
these children. It is noted that the age distribution 



66

[6.0]
C O N C L U S I O N



PLANNING & URBAN DESIGN RATIONALE
90-104 Queen Street East and 3 Mutual Street 67

also conserving the facades of the listed 
Richard Bigley building. The design incorporates 
appropriate setbacks and tower design in order 
to respond to the context of existing buildings 
and having due consideration to the development 
potential of adjacent sites. Specifically, that the 
sites to the north and east are highly unlikely 
to develop as tall building sites for the reasons 
stated herein.

The reduced height and sculpting of the tower 
has resulted in no net new shadows on Moss Park 
as well as no penetration into the St. Michael’s 
Hospital flight path limits.

From a planning perspective, the proposed 
development and implementing Zoning By-
laws are consistent with the Provincial Policy 
Statement and conform to the Growth Plan for 
the Greater Golden Horseshoe and the City of 
Toronto Official Plan. 

In conclusion, I find that the proposed 
development constitutes good planning and is in 
the public interest. 

The Site is located within the Downtown and 
Central Waterfront Area of Toronto. The Downtown 
is identified as an Urban Growth Centre in the 
Provincial Growth Plan and is described in 
the Official Plan as an area containing major 
residential, employment, shopping and cultural 
intensification opportunities. The Site is in close 
proximity to two streetcar lines and to the Yonge/
University line of the subway system and is within 
comfortable walking distance of employment, 
commercial, parks and cultural uses within the 
Downtown.

The proposed height of 34-storeys plus wrapped 
mechanical fits within the range of heights 
approved and constructed within the area and 
introduces new housing stock with a range 
of unit sizes within a Mixed Use Area of the 
Official Plan, and the planned Mixed Use Area 2 
designation of the Downtown Plan. The podium 
frames the streets at good proportion, enhancing 
the public realm along the Site frontage, while 
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Figure A1 - Study Area Boundaries
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1.1 Overview
This Community Services and Facilities (CS&F) report was prepared by Bousfields 
Inc. to provide a review of the community services and facilities that are available 
to residents in the vicinity of 90-104 Queen Street East and 3 Mutual Street in the 
City of Toronto (the “subject site”). This report is based on the modified Scope of 
Work for CS&F Submissions in the Downtown Area, as set out by the City’s Strategic 
Initiatives, Policy and Analysis Staff (SIPA). 

As per the Scope of Work, this CS&F includes an analysis of the demographic 
characteristics of the Study Area, a sample of recent development activity in close 
proximity to the subject site along with corresponding growth analysis, and a review 
of facility priorities and/or opportunities for each key service sector. The conclusion 
of this report directly responds to the findings of the Downtown CS&F Strategy (April 
2018) and identifies key service and facility priorities that would contribute to the 
building of complete communities within the Study Area. 

1.2 Proposed Development & Purpose
The Zoning By-law Amendment application that this report forms a part of is 
required to permit a 34-story mixed-use residential building comprised of 356 units, 
with active at-grade commercial uses. The proposed unit breakdown includes: 65 
bachelor, 150 one-bedroom, 105 two-bedroom, and 36 three-bedroom units. 

The purpose of this study is to identify and evaluate existing and proposed 
community services and facilities (including schools, libraries, recreation centres, 
and childcare centres), and provide an analysis on existing opportunities and 
constraints, particularly in relation to our development proposal at 90-104 Queen 
Street East and 3 Mutual Street. 

1.3 Study Area
This report’s Study Area was determined in consultation with City staff at the City’s 
Strategic Initiatives, Policy and Analysis department. The Study Area used for this 
report is consistent with the boundaries of the Church-Yonge, King-Parliament and 

Moss Park Neighbourhoods as defined by the TOcore study (see Figure A1). 

1.4 Methodology
This report reviews the community space and/or facility needs and priorities 
identified in the Downtown CS&F Strategy. This includes an analysis of the 
demographic characteristics for the Study Area based on a review of the demographic 
profiles contained in the Downtown CS&F Strategy documents. A summary of a 
sample of active and recently approved development applications near the subject 
site was completed using the City’s Application Information Centre website. The 
corresponding estimate of projected population growth for the Study Area was 
calculated using the same persons per unit (PPU) rates utilized in the Downtown 
CS&F Strategy. Facility priorities and/or opportunities (by sector) as identified by 
the CS&F Strategy documents, are analyzed to respond to the growth projected for 
the Study Area.
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Figure A2 - Church-Yonge, King-Parliament and Moss Park TOcore Neighbourhoods
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2.1 Church-Yonge, King-Parliament, Moss Park  
The subject site is located within the Church-Yonge Neighbourhood as defined by the TOcore 
Study (see Figure A2). However, the following demographic profile is based on the Study 
Area boundaries which align with the collective boundaries of the Church-Yonge, King-
Parliament and Moss Park Neighbourhoods. Therefore, this profile includes information 
from the TOcore neighbourhood profiles for each of these neighbourhoods. 

2.2 Population
Between 2011 and 2016, the Study Area experienced a sizeable population increase going 
from 44,655 to 51,846 people. This represents an approximate 16.1 percent increase. 
The Downtown as a whole experienced a significant population increase from 199,000 to 
238,000 people during this same time period, representing a 19.2 percent increase.

Table A1 - Population and Growth - By Neighbourhood (2016) 

Church-

Yonge

King-

Parliament
Moss Park Study Area Downtown 

Total Population, 2016 27,677 13,764 10,405 51,846 238,000 

Total Population, 2011 24,938 9,474 10,243 44,655 199,000 

% Change, 2011 to 2016 11.0 45.3 1.6 16.1 19.2

2.3 Household Composition
In terms of household composition, there are 135,000 households in the Downtown. Since 
2011, the number of households increased by approximately 23,000. In 2016, the Study 
Area had a total of 30,810 households, 18,270 of which were single person households, 
representing approximately 59 percent of total households. This is fairly consistent with 
the proportion of single person households in the Downtown as a whole (53 percent). 

Table A2 - Household Composition and Growth - By Neighbourhood (2016)    

Household Composition Church-Yonge
King-

Parliament
Moss Park Study Area Downtown 

Total households 17,445 8,405 4,960 30,810 135,000 

Couples without children 3,495 2,295 735 6,525 29,000 

Couples with children 880 515 365 1,760 12,000 

Lone parent households 650 345 485 1,480 8,000 

Single person households 10,240 4,700 3,330 18,270 71,000 

Families with children 

over 25 years at home 
330 140 145 615 4,000 

Approximately 69 percent of the dwellings in the Study Area in 2016 were rented. This is 
similar to the general trend in the Downtown as a whole, where there are generally two 
renters for every owner. Just under half of the dwellings in the Study Area are part of a 
condominium and the proportion of residents living in condominiums between 2011 and 
2016 has increased significantly; this is likely attributable to the so called “condo boom” 
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the downtown has seen in recent years, as well as provincial and local policies directing 
intensification to the core. Moreover, the approximate proportion of persons who moved 
to the Study Area in the last five years was 59 percent. From the above figures, it is evident 
that the Study Area is growing at a rapid pace, and that the majority of this growth is 
occurring in condominium dwellings.  

Table A3 - Household Composition and Growth - By Neighbourhood (2016) 

Dwelling Category Church-Yonge  
King-

Parliament
Moss Park Study Area Downtown 

Owners 4,530 4,445 745 9,720 46,000

Renters 12,880 3,990 4,625 21,495 90,000

Proportion of dwellings that are part 

of condominium 
46% 83% 4% 49.3% 56.0%

Portion of persons who have moved 

in the last 5 years 
62% 64% 45% 59% 61.9%

Proportion of persons not in suitable 

housing 
9% 6% 11% 9% 9.4%

2.4 Population Growth 
The CS&F Strategy indicates that the development pipeline data used by City Planning 
to prepare population estimates in April 2016 consists of all built, active, under review 
projects from 2011 to 2016. The population of the Downtown could grow to between 
403,000 to 421,000 people if active and under review residential units are fully occupied. 
Church-Yonge is identified by the CS&F Strategy as being a neigbourhood where the 
population is forecast to more than double. King-Parliament is identified as a medium 
growth neigbourhood where the population is forecast to increase from 51 percent to 100 
percent and Moss Park is identified as a low growth neighbourhood where the population 
is forecast to increase by no more than 50 percent.  

Based on residential units that were already built as of December 31, 2016, the Study 
Area had an estimated population that ranged from 54,680 to 54,980 persons. While 
this growth is significant, what is even more noteworthy is the expected growth that will 
arise in the study area if all of the active and under review residential units are approved 
and occupied. There were 23,290 residential units that were active and under review as 
of December 31, 2016. These projects, if and when occupied, could increase the total 
population within the Study Area to between 92,950 and 97,320 persons.

Table A4 - Estimated Population Growth (Built Projects) - By Neighbourhood

Dwelling Category 
Church-

Yonge  

King-

Parliament
Moss Park

Study 

Area 
Downtown 

Total Population Census 2016 27,677 13,764 10,405 51,846 238,000

Residential Units Built between May 1, 

2016 and December 31, 2016 
1,480 290 0 1,770 7,000

Estimated Population at December 31, 

2016 (Lower Range)
30,045 14,230 10,405 54,680 249,000

Estimated Population at December 31, 

2016 (higher Range) 
30,295 14,280 10,405 54,980 250,000
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Table A5 - Estimated Population Growth - By Neighbourhood

Dwelling Category Church-Yonge  King-Parliament Moss Park Study Area Downtown 

Total Population Census 2016 27,677 13,764 10,405 51,846 238,000

Residential Units Active and Under 

Review at December 31, 2016
14,170 6,900 2,850 23,920 97,000

Potential Population in Active 

and Under Review Residential 

Developments (Lower Range) 

22,670 11,040 4,560 38,270 155,000

Potential Population in Active 

and Under Review Residential 

Developments (Higher Range)

25,080 12,215 5,045 42,340 171,000

Total Potential Population Based on 

Planning Projects (Lower Range)
52,715 25,270 14,965 92,950 403,000

Total Potential Population Based on 

Planning Projects (Higher Range)
55,375 26,495 15,450 97,320 421,000

2.5 Employment
In 2016, there were 577,000 employees in the Downtown. This number has grown by 
69,000 since 2011, representing a 13.7 percent increase. Moreover, the CS&F Strategy 
anticipates that the number of employees will continue to grow by between 180,000 
and 261,000 by the year 2041. This anticipated growth is expected to have an impact 
on child care centres, recreation centres and libraries. 

The CS&F Strategy indicates that employment growth will be the highest in the 
Waterfront Central neighbourhood, followed by the King-Parliament and the 
Financial District neighbourhoods. The Financial District, Bay Corridor, and King- 
Spadina neighbourhoods will have the highest employment density in 2041, whereas 
Cabbagetown, Regent Park, and Moss Park will have the lowest employment density 
of the Downtown neighbourhoods. As indicated throughout this report, the Moss 
Park Neighbourhood is within the Study Area, and thus will not see considerable 
employment growth in the coming decades. Map 19 of the Infrastructure Strategies’ 
appendix indicate that both the Church-Yonge and King-Parliament Neighbourhoods 
are slated to see considerable growth. Moreover, the growth anticipated in the King-
Parliament Neighbourhood is anticipated to primarily be generated from major office 
employment.



10



COMMUNITY SERVICES & FACILITIES STUDY | 90-104 Queen Street East and 3 Mutual Street 11

[3.0] 
NEARBY DEVELOPMENT 

ACTIVITY



12

To further understand the context of the Study Area, this report reviewed both 
active, and recently approved residential and mixed-use development applications 
located within the Study Area. As of November 2018, there were over 80 development 
applications identified by the City’s Application Information Centre within the Study 
Area. Given the sheer volume of the development applications, in consultation with 
City Staff, this report reviewed just the residential and mixed-use development 
applications that fell within the Chuch-Yonge Neighbourhood. There were 30 recent 
applications/ approvals in this area. Table A6 below illustrates key aspects of these 
developments. 

In order to provide an estimate on the potential residential population resulting from 
each of the development applications listed in Table A6, a similar methodology to that 
used in the Downtown CS&F Strategy was utilized. In this respect, the population 
estimates were determined using a Persons Per Unit (PPU) rate of 1.6 PPU for the Lower 
Range Population Estimate and 1.77 PPU for the Higher Range Population Estimate. 

When the same multipliers (1.6 and 1.77) were applied to the proposed development 
in the sample area, the estimated population ranged from 22,984 persons to 25,426 
persons. While this number in itself is substantive, it only takes into account 
development proposals in the Church-Yonge Neigbourhood. If this report was to 
consider development activity in the Moss Park and King Parliament Neighbourhoods, 
the population range would undoubtedly be significantly higher.

Table A6 -  Recent Development Applications within the Church-Yonge Neigbourhood (City of 
Toronto) 

Address Status Type Tenure

Max 

Height 

(st)

Gross Floor 

Area

Unit 

Count 
Unit Mix

Est. 

Pop. 

(low)

Est. 

Pop. 

(high)

50-60 

Charles 

Street East

Under 

construction/

built

Mixed-Use Condo 56 36,571 619

BACH - 168 

1BR - 305 

2BR - 110 

3BR - 36

990 1,096

68 Charles 

Street East

SPA - Under 

Review
Mixed-Use

Mixed-

Tenure
47 31,539 403

BACH - 0 

1BR - 180 

2BR - 184 

3BR - 29

645 713

55 Charles 

Street East

SPA - Under 

Review
Mixed-Use

Mixed-

Tenure
55 43,681.20 648

BACH - 87 

1BR - 402 

2BR - 95 

3BR - 64

1,037 1,147

620 Church 

Street

SPA - Under 

Review
Mixed-Use Condo 3 2,966 29

BACH - 0 

1BR - 13 

2BR - 8 

3BR - 8

46 51

33 Isabella 

Street

ZBA - Under 

Review
Mixed-Use Rental 27 24,088 434

BACH - 5 

1BR - 213 

2BR - 211 

3BR - 5

694 768
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Address Status Type Tenure

Max 

Height 

(st)

Gross Floor 

Area

Unit 

Count 
Unit Mix

Est. 

Pop. 

(low)

Est. 

Pop. 

(high)

2 

Gloucester 

Street

SPA - Under 

Review
Mixed-Use Condo 34 20,493 232

BACH -112 

1BR - 60  

2BR - 31 

3BR - 29

371 411

593 Yonge 

Street

Under 

construction/

built

Mixed-Use Condo 44 35,095 528

BACH - 108 

1BR - 192 

2BR - 220 

3BR - 8

845 935

17 

Dondonald 

Street

Under 

construction/

built

Mixed-Use Condo 18 9,103 146

BACH - 13 

1BR - 107 

2BR - 28 

3BR - 0

234 258

40 

Wellesley 

Street East

Under 

construction/

built

Mixed-Use Condo 35 18,866 337

BACH - 69 

1BR - 145 

2BR - 119 

3BR - 4

539 596

46 

Wellesley 

Street East

Under 

construction/

built

Mixed-Use Condo 37 27,174 377

BACH - 0 

1BR - 225 

2BR - 136 

3BR - 16

603 667

66 

Wellesley 

Street East

Appealed Mixed-Use Rental 39 39,470 442

BACH - 81 

1BR - 229 

2BR - 86 

3BR - 46

707 782

572 Church 

Street
Appealed Mixed-Use Condo 16 7,204 89

BACH -0  

1BR - 51 

2BR - 30 

3BR - 17

142 158

100 

Wellesley 

Street East

Appealed Mixed-Use Rental 28 11,629 128

BACH - 1 

1BR - 12 

2BR - 86 

3BR - 29

205 227

501 Yonge 

Street
Approved Mixed-Use Condo 52 51,433 832

BACH - 125 

1BR - 494 

2BR - 124 

3BR - 89

1,331 1,473

475 Yonge 

Street
Appealed Mixed-Use Condo 58 84,155.20 985

BACH - 90 

1BR - 551 

2BR - 248 

3BR - 96

1,576 1,743

2 Carlton 

Street
Appealed Mixed-Use Condo 73 66,965.70 942

BACH -0  

1BR - 439 

2BR - 364 

3BR - 139

1,507 1,667
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Address Status Type Tenure

Max 

Height 

(st)

Gross Floor 

Area

Unit 

Count 
Unit Mix

Est. 

Pop. 

(low)

Est. 

Pop. 

(high)

411 Church 

Street

Under 

construction/

built

Mixed-Use Condo 39 35,597 572

BACH - 0 

1BR - 314 

2BR - 258 

3BR - 0

915 1,012

70 Carlton 

Street
Appealed Mixed-Use Condo 41 34,782 524

BACH - 51 

1BR - 330 

2BR - 96 

3BR - 60

838 927

415 Yonge 

Street

ZBA - Under 

Review
Mixed-Use Rental 41 36,128.46 450

BACH - 0 

1BR - 304 

2BR - 94 

3BR - 52

720 797

280 Jarvis 

Street
Appealed Mixed-Use

Mixed-

Tenure
25 23,675 298

BACH - 1 

1BR - 236 

2BR - 33 

3BR - 3

477 527

363 Yonge 

Street

OPA and ZBA - 

Approved 

SPA - Not 

submitted

Mixed-Use Condo 98 76,870 957

BACH - 0 

1BR - 389 

2BR - 459 

3BR - 109

1,531 1,694

197 Yonge 

Street

Under 

construction/

built

Mixed-Use
Mixed-

Tenure
60 47,827,98 695

BACH - 146 

1BR - 447 

2BR - 50 

3BR - 52

1,112 1230

215 Church 

Street
Approved Mixed-Use Condo 52 39,595 604

BACH - 103 

1BR - 259 

2BR - 196 

3BR - 48

966 1,069

60 Shuter 

Street
Approved Mixed-Use Condo 29 22,876 320

BACH - 2 

1BR - 220 

2BR - 65 

3BR - 33

512 566

75 Mutual 

Street
Appealed Mixed-Use

Mixed-

Tenure
36 25,216 363

BACH - 22 

1BR - 234 

2BR - 98 

3BR - 31

581 643

59 Mutual 

Street

SPA - Under 

Review
Residential

Mixed-

Tenure
32 17,924 253

BACH -0  

1BR - 139 

2BR - 99 

3BR - 27

405 448

139 Church 

Street

ZBA - Under 

Review
Mixed-Use Condo 49 30,320 414

BACH -0  

1BR - 212 

2BR - 160 

3BR - 42

662 733
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Address Status Type Tenure

Max 

Height 

(st)

Gross Floor 

Area

Unit 

Count 
Unit Mix

Est. 

Pop. 

(low)

Est. 

Pop. 

(high)

60 Queen 

Street East

ZBA - Under 

Review
Mixed-Use Condo 54 26,269.40 364

BACH - 0 

1BR - 154 

2BR - 162 

3BR - 48

582 644

30 Mutual 

Street

OPA and ZBA - 

Approved 

SPA - Not 

submitted

Mixed-Use Condo 49 85,666 1,146

BACH - 5 

1BR - 470 

2BR - 554 

3BR - 117

1,834 2,028

79 Shuter 

Street

SPA - Under 

Review
Residential Condo 32 16,969 234

BACH - 0 

1BR - 87 

2BR - 121 

3BR - 26"

374 414

Total - - - - - 14,365 - 22,984 25,426

As detailed in Table A7, of the 30 active or recently approved development applications in the 
Study Area, seven have either been built or are under construction, three have been approved but 
not built, 12 are under review by City Staff, and eight are under appeal. As the timeline between 
submitting an application and occupancy is typically around five years, it can be assumed that this 
projected population increase will occur incrementally over the next several years. Further, as two 
thirds of these projects are either under review or have been appealed, it is worth noting that many 
developments may not be approved or may be approved but constructed in a different form (e.g. 
with fewer units) than what has been proposed.

Table A7 - Estimated Population Increase by Development Status (City of Toronto) 

Development Status
# of 

Developments
# of Units

Estimated Pop.  

(low)

Estimated Pop.  

(high)

Approved 3 1,756 2,809 3,108

Under Construction or Built 7 3,274 5,238 5,794

Under Appeal 8 3,771 6,033 6,674

Proposed Development 12 5,564 8,902 9,848

Total 30 14,365 22,984 25,426

In summary, it is clear that the Church-Yonge Neigbhourhood is currently seeing a 
range of residential and mixed-use development. This growth has the potential to strain 
community services and facilities within the Study Area, and new community services 
and facilities may be needed, moving forward, given the current rate of development.
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In 2014, the City of Toronto began a comprehensive planning review of the Downtown 
core, known as the ‘TOcore’ Study. The purpose of this exercise was to determine 
how future growth should be accommodated, shaped and managed, as well as what 
physical and social infrastructure will be required to ensure a healthy and livable 
downtown. Furthermore, this investigation explored where additional infrastructure 
should go, and how it will be secured by the City. 

As the culmination of these efforts, on July 27, 2018, a new Secondary Plan for the 
Downtown (the “Downtown Plan”) and 3 accompanying infrastructure strategies (the 
Parks and Public Realm, Mobility, and Community Services and Facilities Strategies) 
were adopted by City Council. The Downtown Plan has not yet been approved by the 
Ministry of Municipal Affairs and Housing. 

The following sub-sections are intended to provide a brief overview of the Community 
Services and Facilities related reports and policies released and developed as part of 
the TOcore Study. 

4.1 TOcore Community Services & Facilities 
Study - Phase 1

The TOcore Community Services & Facilities Study, Phase 1 - Taking Stock (the “Phase 
1 Report”) was issued in March of 2016. This study completed a comprehensive 
review and inventory of services within the 16 neighbourhoods comprising Toronto’s 
Downtown core. The purpose of this review was to identify the service and facility 
needs and gaps in the Downtown, and to suggest priorities and opportunities for 
securing new facilities or improvements to existing facilities. 

The two priorities that emerged from this inventory exercise include: 

• The need for affordable, appropriate and accessible space; and 

• The need to develop innovative partnerships and collaborations to meet the 
challenges of growth in the Downtown. 

In addition to these key priorities, the Phase 1 Report identified 27 opportunities for 
new facilities or improvements to existing facilities. The Study Area is well positioned 
to take advantage of any new opportunities as five opportunities fall within the Study 
Area boundary and seven are located in very close proximity to the Study Area. The 
five identified opportunities within the Study Area boundary include: 

• Planned Capital Facility – 261 Jarvis/ Centre for Sport Development. A partnership          
between MLSE and various levels of government to provide underprivileged Ontarians 
access to recreation and teaching space.

• Planned Capital Facility - Revitalization of the Seaton House men’s shelter into 
a facility providing specialized care for vulnerable populations including affordable 
housing, an emergency shelter, a long-term care home, a transitional living facility, 
and a community hub; 

• Planned Capital Facility - new community space arising out of development at 
Dundas Street and Jarvis Street; 

• Planned Capital Facility – Parliament Street Library Branch renovation to redesign 
existing program spaces, scheduled to begin in 2018.
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• Future Opportunity Sites to Explore: Moss Park Redevelopment Feasibility Study – 
involves the redevelopment of the John Innes Community Centre, the Moss Park Arena 
and surrounding sports fields and parklands.

4.2 TOcore Proposals Report 
In November 2016, the ‘TOcore Proposals Report’ (the “Proposals Report”) was 
released, introducing 128 policy directions intended to contribute to the development 
of a new Downtown Secondary Plan. On December 13, 2016, Council authorized 
Planning Staff to start stakeholder and public consultation for the policy directions 
set out in the Proposals Report. 

Chapter H of the Proposals Report speaks to the City’s enhancing Community 
Services and Facilities. This Chapter indicates that the existing Community Services 
and Facilities are being strained. Specifically, various sectors (including libraries, 
community recreation etc.) are constrained by land values, rent, space availability 
and accessibility. This section of the report also identifies neighbourhoods that are 
priority areas for future community service and facility opportunities; the Church-
Yonge Neighbourhood is identified as a priority area for future CS&F opportunities.

4.3 Downtown Community Services & 
Facilities Strategy 
In April 2018, the City released the Downtown Community Services & Facilities 
Strategy (the “Downtown CS&F Strategy”) which is one of five infrastructure-related 
strategies developed to implement the new Secondary Plan for Downtown Toronto. 
The Downtown CS&F Strategy is informed by the strategic directions identified in the 
Phase One CS&F Study. 

Sector Summaries as it relates to the Study Area:

• Schools Sector: There are no new schools planned or proposed within the Study 
Area at this time, however, there is a proposed Toronto Catholic District School Board 
elementary school at the Former Duke of York TDSB site, which is located on Parliament 
Street, immediately adjacent to the Study Area;

• Children’s Services Sector: There are no new facilities planned or proposed within 
the Study Area at this time, however, there are two new proposed new child care centres 
proposed immediately adjacent to the Study Area on Front Street, these centres are 
funded and approved and are expected to be built between 2021 and 2026 ; 

• Library Sector: There is one renovation and expansion planned within the Study 
Area; the Parliament Neighbourhood Branch is slated to be renovated and expanded 
(and possibly relocated) in between 2016 and 2021. This project has been approved as 
part of the 2018-2027 Capital Plan. Moreover, the St. Lawrence-Parliament Branch is 
going to be rebuilt, relocated and expanded to address new growth. This project has 
been approved as part of the 2018-2027 Capital Plan; 

• Community Recreation Sector: The Strategy identifies a “Downtown North 
Community Recreation Centre” as a planned/proposed facility. Map 7 of the Strategy 
places the approximate location of this new facility somewhere between Avenue Road 
to the west, Church Street to the east, Wellesley Street to the South and Davenport 
Road to the north; part of this approximate location falls within the Church-Yonge 
Neighbourhood. At this time, the project is unfunded. Additionally, the Strategy 
identifies the John Innes Community Recreation Centre as needing a replacement and 
expansion. This project has not been approved, nor is it funded at this time; and 
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• Human Services Sector: The Strategy identifies a new and expanded facility for 
the 519 Community Centre as part of the Moss Park redevelopment. A 20,000 square 
foot community centre, focused on servicing the LGBTQ community is anticipated 
to be the end result of this project. The Strategy also speaks to the George Street 
Revitalization Project, which is a council-approved initiative to redevelop city-owned 
lands for a long-term facility, an emergency shelter, and a community service hub with 
on site support services including community space for the public.

4.4 The Downtown Plan
In May 2018, City Planning released a revised draft of the new Downtown Secondary 
Plan, which along with the three accompanying Downtown infrastructure strategies 
– Parks and Public Realm, Mobility, and Community Services and Facilities were 
subsequently approved by City Council on July 27, 2018. This plan has not yet been 
approved by the Ministry of Municipal Affairs and Housing.

Section 10 of the Plan speaks to the enhancement of Community Services and Facilities, 
which play a distinct and separate role from private amenity spaces that are required 
in any new development. As described, these publicly accessible facilities provide a 
wide range of programs and services for individuals and local community groups, and 
serve residents and workers from across the city and the GTA. Policy 10.1 notes that 
the provision of community space and facility needs will be guided and informed by 
the Downtown CS&F Strategy.  Following therefrom, proposed Policy 10.3 states that 
development will contribute to the delivery of community service facilities through 
new expanded or retrofitted space for services both on and off site, and through 
contributions towards specific services. Policies 10.4-10.11 provide the following:

• New community service facilities and expansions or retrofits will be located in 
highly visible locations, consider co-location, and provide flexible spaces;

• Development will replace the total gross floor area of any existing community 
service facilities on-site, or off-site at the City’s discretion, to ensure no loss of 
community space;

• Development that is phased should include required facilities as part of the first 
phase of development;

• Development will include a child care facility where it can be accommodated on 
the site;

• Development will be encouraged to provide space for community based non-profit 
organizations that are eligible for the City’s Community Space Tenancy Policy;

• Development may be required to accommodate temporary community service 
facilities until such time as the permanent community service facilities are 
constructed and outfitted;

• Partnerships between landowners and public agencies, boards and commissions 
to support the improvement, provision and expansion of community service 
facilities will be encouraged; and

• Support the creation of community hubs, satellite and alternative delivery models, 
co-location, and integrate and coordinate programs.
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In summary, the subject site is well situated to take advantage of existing and 
planned community services and facilities, in particular those described in greater 
detail above. The new policy documents, and associated background studies and 
reports provide a much more detailed framework regarding opportunities and 
constraints that exist with community facilities and services in the Downtown. 
As discussed above, there are several renovations planned for facilities and 
several planned facilities within the Study Area. While approved funding still 
needs to be confirmed, the Study Area is heading in the right direction when it 
comes to maintaining and expanding community services and facilities,to service 
residential growth that has occurred in the Study Area (as discussed in Section 2) 
and the planned and approved residential growth in the Study Area (as discussed 
in Section 3).
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The following is an inventory of the service agencies that are likely to serve the 
subject site and surrounding Study Area. Descriptions are provided of the type of 
services and programs offered at the different organizations or facilities. Additional 
seasonal programs or services beyond what has been listed may be offered but were 
not published at the time the report was written. The inventory reflects what falls 
within or adjacent to the Study Area, which aligns with the Church-Yonge, Moss Park 
and King-Parliament neighbourhoods. 

5.1 Schools
In the Downtown CS&F Strategy, the TDSB has noted that the small size of many 
of Downtown school sites is a challenge to accommodating the students projected 
from the large volume of new residential units. While there are identified capacity 
issues throughout the Downtown, the Downtown CS&F Study indicated that many 
TCDSB schools remain underutilized and can accommodate projected enrolments.

Within the Study Area, there are no new planned TDSB or TCDSB schools at this 
time, nor are there any proposed rebuilds of existing schools, however, the TCDSB 
has identified a proposed new school immediately to the east of the Study Area at 
the Duke of York Site near Parliament Street and Dundas Street East. In terms of 
emerging priorities, both the TDSB and TCDSB have also identified ongoing objectives 
to meet the diverse needs of students and families who require a range of services 
(i.e. language education, settlement services, translation services, health care, food 
banks, mental health care and after school child care). 

5 . 1 . 2  P U P I L  Y I E L D

Contact with the School Boards was made in December 2018, where staff provided 
the yield factor / pupil yield figures for the proposed development based on a total 
of 356 residential units. 

Based on the pupil yield factor provided by TDSB staff, the proposed development 
would potentially yield 7.12 (8) students, four would be elementary-aged and four 
secondary school aged. Lord Dufferin Jr & Sr PS is currently operating at a utilization 
rate of 67.92 percent, Jarvis CI has a utilization rate of 62.83 percent , Central 
Technical School has a utilization rate of 45.15 percent and Northern Secondary 
School has a utilization rate of 102.93 percent. Combined, there are a total of  222 
public elementary vacancies and 2,772 public secondary vacancies.

Based on the pupil numbers provided by TCDSB staff, the proposed development 
would potentially yield six students, four of which would be elementary-aged and two 
of which would be secondary school aged. Combined, nearby elementary schools 
have a combined 346 vacancies and nearby ssecondary schools have a combined 
810 vacancies.

It is likely that the projected public and catholic school students can be fairly easily 
accommodated at local schools, as schools within the Study Area are operating 
below capacity. 

It is important to note that it has not been determined which schools potential 
students from this development will attend. This level of detail will occur later during 
the application review process by the TDSB and TCDSB. Lastly, we acknowledge 
that school statistics change year by year; therefore, it is possible that by the time 
the proposed development is fully realized, capacity and available student spaces 
change from what has been reported in the Downtown CS&F Strategy.
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5.2 Child Care Services
As identified in various TOcore reports, many community agencies surveyed raised the 
need to explore the opportunity to use underutilized schools as child care hubs to service 
a number of nearby schools. This model was supported by the TCDSB as a way to offer 
child care at a number of their schools in the Downtown. 

The Downtown CS&F Strategy identifies that ensuring that the child care system can 
accommodate the residential and office growth in Downtown and continue to meet 
the area’s needs is a major challenge. In terms of the child care sector, the TOcore 
CS&F Strategy found that there are not enough child care spaces in the Downtown to 
accommodate the children who need it, particularly infants and toddlers. In addition, it 
was reported that there are very few child care spaces in most downtown neighborhoods, 
the strategy estimates that 3,700 new childcare spaces will be needed to accommodate 
new growth in addition to the 522 new spaces that are currently planned or under 
construction. The Downtown CS&F Strategy notes that a lack of physical space, limited 
resources and the high cost of land all limit opportunity to increase child care capacity 
in the Downtown. The Downtown CS&F Strategy further outlines the opportunity for the 
provision of childcare spaces/facilities through the use of Section 37 opportunities to 
secure innovative and integrated child care facilities in residential and nonresidential 
buildings. Within the Study Area, no new childcare facilities are proposed. 

In terms of emerging priorities, increasing licensed child care capacity in Toronto is a 
priority for Children’s Services over the next five years. This has been outlined in the 
“Toronto’s Licensed Child Care Growth Strategy” as detailed below. 

Toronto’s Licensed Child Care Growth Strategy

In April 2017, the City of Toronto released its “Licensed Child Care Growth Strategy for 
children under 4 years (2017-2026)”. The report outlines the City’s vision to make child care 
affordable and to ensure high-quality programs are provided for families with children 
0-4. The report is partly a result of the provincial and federal governments committing 
to funding child care and growing the system. In particular, the provincial government 
committed to creating 100,000 new child care spaces over the next five years for children 
up to four years of age across the province; this could result in approximately 30,000 new 
spaces for children 0-4 in Toronto.

Currently, many families want to access licensed child care, but affordability is a 
significant barrier. The City supports affordability in two ways: fee subsidies to support 
eligible families and operating grants to service providers to support the overall system 
and reduce fees for all parents. As of February 2017, Toronto’s child care system had just 
under 37,000 infant, toddler and preschool spaces, enough to serve 31% of the estimated 
120,000 children under age 4 living in Toronto. In addition, 9,965 fee subsidies were 
allocated to this group, representing 27% of 0-4 year olds in licensed child care centres 
or 8% of the total 0-4 population.

The components of the ten-year visions include:

• Build capacity to meet demand and provide high-quality, licensed  child care for 50% 
of   0-4 year olds by 2026;

• Improve affordability for families by reducing parent fees and increasing the    
number of fee subsidies;

• Support a thriving workforce through high-quality jobs that attract and retain   
the best child care professionals
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The City of Toronto has identified key barriers and planning and policy issues that 
will need to be addressed in order to achieve its vision. Some of these issues include: 
pursuing opportunities for expanding existing non-profit child care centres, retrofitting 
existing space, and building new centres; the expansion of licensed home and municipal 
child care; and having providers to support and operate these programs.

5 . 2 . 1  P R O J E C T E D  C H I L D  C A R E  Y I E L D

It is estimated that the proposed 356 units will generate demand for approximately nine 
to ten child care spaces. This is based on a residential population increase of 570 - 631 
people (314 units multiplied by 1.6 PPU for the Lower Range Population Estimate and 1.77 
PPU for the Higher Range Population Estimate), of which five percent would be “Children” 
(aged 0-14) as shown in the Study Area’s TOcore Neighbourhood Population Profile. The 
projected number of children is then multiplied by the women’s labour force participation 
rate in the Toronto CMA - 63.1 percent. A further multiplier of 50 percent is used to 
approximate the number of children needing care at a child care centre. This is the level 
of service standard set out by the City’s Children’s Services Division and is consistently 
applied to development applications. 

As of November 2018, according to the City of Toronto’s Childcare Locater website, the 
Study Area contained nine child care providers. The total capacity for child care in the 
area was 793, the majority of which was for preschool aged  children (388). The remainder 
of the spaces are distributed as follows: infants, 47 spaces; toddlers, 138 spaces; and 
school age, 220 spaces. Furthermore, phone calls with facility staff revealed that there 
were a total of 21 available child care spaces in the Study Area. Of the total, approximately 
67 percent (or 16 spaces) were for school-age children. The remaining five spaces were 
distributed as follows: infants, two spaces; toddlers, one space; preschool aged, two 
spaces. 

Subject to availability, the projected nine to ten children resulting from the proposed 
development may be accommodated in the existing child care facilities in the Study Area. 
However, it is noted that this analysis is based on limited contact with child care facilities, 
as such, additional vacancies may or may not be available as this application is reviewed. 
Moreover, it  is acknowledged that the ages of the projected children is, at this time, 
unknown. 

As previously mentioned, the available child care spaces are unevenly distributed across 
all age groups, with some having more than others. Staff at many of the childcare centres 
noted that the available spots fluctuate very often, and the spots that are available today 
may be gone as soon as tomorrow. At other childcare facilities, staff noted that extensive 
waitlists were in place for their services, for example, the Ryerson Early Learning Centre 
located at 350 Victoria Street indicated that the waitlist for all age groups was between 
12 and 15 months long. There are no new child care facilities currently proposed within 
the Study Area, however,  there are two proposed facilities immediately southeast of the 
Study Area in the St. Lawrence-Distillery TOcore Neigbourhood, combined these facilities 
could add 98 new childcare spaces to the community. Addressing the increasing need for 
child care in the City, especially Downtown, continues to be at the forefront of the urban 
agenda and additional study is required. 

5.3 Public Libraries
The Downtown CS&F Strategy reports that the Downtown libraries are well used with, 
over 1.8 million annual visits serving a range of local residents, workers, students, small 
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business owners, street-involved people, and clients of the shelter system. The majority 
of residents within the core were located within 1 kilometre of a library, or within the 
1.6 kilometre service delivery catchment area established by the Toronto Public Library. 
According to the Downtown CS&F Study, some of the challenges and pressures related to 
programming, services, facilities and space include:

• the need for additional resources for users with mental health issues and addictions;

• the need for more technology access in the libraries and in the greater community 
areas

• improvements to meeting spaces at some libraries to make them more appealing for 
community use

The Downtown CS&F Study also included examples of programs that are in high demand, 
such as: Babytime (Ready for Reading Pre-school Program), Digital Innovation Hub 
programming and book clubs. For the Downtown as a whole, some of the emerging 
priorities with respect to libraries include:

• enhancement and expansion of community partnerships;

• expansion of library services beyond branch locations;

• integration of community services; and

• programs and spaces used by small business owners

There are two Public Library Branches located within the Study Area, the Parliament 
Street Branch and the St. Lawrence Branch. 

Parliament Street Branch

According to the City of Toronto’s CS&F Background Report, the Parliament Street 
Branch offered 481 programs in 2014, more than any other library in the downtown with 
the exception of the Toronto Reference Library. The Branch had an annual program 
attendance of 7,875 in 2014, down significantly from program attendance in 2010. The 
number of annual visits in 2014 was 198,530, this number has been steadily decreasing 
since 2011 when the annual attendance was 234,092. The CS&F Strategy has stated 
that the Parliament Street Branch is to be renovated and expanded and possibly even 
relocated. A $16.374 million investment was approved as part of the 2018-2027 Capital 
Plan. The branch is 14,634 square feet in size and has two meeting rooms that seat 24 
and 52 persons.

In terms of branch features, the library is open seven days a week and features book 
clubs, a quiet study room, seating for 84, equipment for persons with disabilities, 12 
computer workstations, a scanner and Wi-Fi. The library has the following collections:

• Adult Literacy Materials

• Audiobooks on CD

• Large Print Collection

• Local History Collection

• A large Chinese, French and Tamil Collection

• A medium Bengali Collection

• A small Amharic, Hindi, Somali, Spanish, Tigrinya, and Vietnamese Collection

St. Lawrence Branch 

The City of Toronto’s CS&F Background Report stated that the City Hall Branch offered 
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205 programs in 2014, and the Branch’s annual program attendance during this same time 
period was 4,022 – a significant increase from the 2,859 people who attended programs 
in 2011. In general, the number of annual visits has increased since 2010, in 2014 110,738 
annual visits were recorded and in 2011 100,175 annual visits were recorded. The CS&F 
Strategy has stated that the St. Lawrence Branch is to be relocated and expanded in 
a new building to address growth, the estimated timing for this is between 2021 and 
2026. This project has been approved as part of the 2018-2027 Capital Plan. The City St. 
Lawrence Branch, in its current form, is 4,833 square feet. 

In terms of branch features, this branch is open every day except Sunday, the branch 
features a bookclub, a laptop borrowing program, seating for 33, extensive equipment for 
persons with disabilities, and seven computer workstations. In terms of its collections, 
the library features: 

• Audiobooks on CD 

• Large print collection 

• Local History Collection

• Small collection in French-Adult (DVDs only) 

5.4 Recreation 
According to the CS&F Background Report, there is one City-run community recreation 
center (John Innes Community Recreation Centre), one community centre (519 Church 
Street Community Centre), and one indoor pool located within the Study Area (John 
Innes Indoor Pool). The Downtown CS&F Strategy notes that existing and in progress 
community recreation centres provide full geographic coverage in Downtown; however, 
they will be unable to accommodate all needs relative to the population growth over the 
next decade. 

The TOcore Report noted that, as of 2012, the community centres were offering 995 
programs, amounting to a total of 5,343 registrations. There were approximately 2,205 
people on wait lists for City-run programs. The programs with the fewest registrations 
were clubs, while swimming had the highest of all the programs (1,064 registrations). The 
majority of registrations were for children (aged 6-12), followed by early-child (0-5). Older 
adults (60+) had the lowest registration rates of all age groups.

The report found that programs offered at the City-run centres often booked up quickly, 
likely a result of the programs being free of charge. Programs such as the after school 
learning, camps (+4 years old) and aquatics were identified as being in “very high 
demand” with long waiting lists. The report found that these centers could provide 
more therapeutic programs for the aging population, while finding the programming 
opportunities to attract youth including free Wi-Fi, TTC tokens, snacks and more arts and 
cultural programs.

The report notes that the Parks, Forestry and Recreation department strives to deliver 
services and facilities in areas of the core that are highly visible, transit-oriented or can 
be integrated into existing or new developments. These facilities must have accessible 
amenities, offer flexible spaces that can be adapted to accommodate changing interests 
and trends, provide for a range of programming that appeal to all ages and abilities and 
provide functional space for targeted populations. Similarly, staff must continue to 
address opportunities to improve access and building comfort to existing assets through 
retrofits and programming. The report spoke to the potential for locations (existing or 
proposed new developments) within the TOcore Area to be renovated, redeveloped, and 
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redesigned so that they may accommodate aquatic, gymnasiums and program spaces.

With respect to emerging priorities, the report found that the Downtown is in need for 
a full range of recreation spaces, such as gymnasiums, aquatic and ice facilities and 
community, programming, youth and after school spaces. 

As previously mentioned, the John Innes Community Recreation Centre is slated to be 
renewed and expanded as part of a broader initiative that may include the redevelopment 
of the Moss Park Arena and surrounding parkland. This project is not funded at this 
time, however consultation with stakeholders and the broader community is underway.

Staff at the John Innes Community Recreation Centre indicated that the vast majority 
of registered and drop-in programs were at capacity, and with regard to registered 
programs in particular, numerous waitlists were in place. Some of the busier programs 
included pre-school gymnastics, summer and March Break camps, and generally 
speaking most programs that involved aquatics or were geared towards children. In 
terms of constraints, staff indicated that the age and size of the recreation centre 
itself were limiting factors. While staff have not heard any requests to introduce new 
programming that is not currently offered, they have been asked to offer more frequent 
sessions of existing drop-in and registered programs, which as previously mentioned, 
is difficult to do because of the size of the recreation centre. For example, staff said 
that they were confident that if they offered five drop-in badminton sessions a week, 
instead of the two sessions a week currently offered, the courts would still be full. Staff 
indicated that while they have not heard any new information regarding the More Moss 
Park Project, which could see the recreation centre rebuilt in a larger, modern facility, 
they remain optimistic.

5.5 Human Services
The Downtown Human Services Sector is made up of over 200 non-profit community 
organizations. The Downtown CS&F Strategy identifies key challenges to service 
delivery such as:

• the need for affordable, accessible and appropriate spaces;

• the need for co-location, community hubs and more innovative approaches;

• support for long-term funding and space planning informed by the type of future 
developments and resulting population increases; 

• aging facilities and the need for building renewal; and

• critical service gaps in the areas of housing, shelters, mental health and addiction, 
health services and child care.

The CS&F Strategy identifies certain opportunities to explore partnerships and co-
location for service providers, and to explore space/facility sharing opportunities 
through a number of City-led initiatives. 

It is difficult to ascertain the impact of the proposed development on the surrounding 
human services. Additional study and coordination with City Staff is necessary to 
determine future needs and capacities.  
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Neighbourhood Demographics 

Between 2011 and 2016, the Study Area experienced a 16.1 percent population 
increase going from 44,655 to 51,846 people. In terms of household 
composition, the Study Area had a total of 30,810 households, the majority 
of which were single person households (21,010). Proportionately speaking, 
there were more than two renters for every owner in the Study Area,  and 
just under half of dwellings were part of a condominium. 

In terms of population growth, based on residential units that were already 
built, the Study Area had an estimated population ranging between 54,680 
and 54,980 persons as of December 31, 2016. Once active planning projects 
were added to the existing population, the Study Area had a potential 
population of 92,950 and 97,320 persons.

Nearby Development Activity 

There are currently 30 proposed, approved, appealed or under 
construction/built developments in the Church-Yonge Neigbourhood. Of 
the 30 developments identified, seven have either been built or are under 
construction, three have been approved, 12 have been proposed and are 
under review by City staff, and eight are under appeal. The population for 
the sample area, exclusive of the proposed development, is an estimated 
range of 22,984 to 25,426 persons, it is noted that if we assumed the same 
level of growth is occurring in the other two neighborhoods within the Study 
Area as a whole, the population increase caused by nearby development 
could exceed 40,000 persons. As the majority of these applications are 
under review or appeal, an increase in local population will likely occur over 
a number of years and not within the immediate term. Moreover, as many 
of the listed developments are already under construction or built, it is 
possible that the community services and facilities has begun to experience 
some strain from increases.

City Initiated Community Services and Facilities Reports

In April 2018, the City released the Downtown CS&F Strategy, which is one of 
five infrastructure related strategies developed to implement the Downtown 
Plan. The Strategy is informed by the strategic directions identified in the 
Phase One CS&F Study.

Strategy initiatives within or directly adjacent to the Study Area include:

• A Centre for Sport Development, in partnership with MLSE;

• Revitalization of the Seaton House men’s shelter;

• New Community Space at Dundas and Jarvis ;

• Renovations to the Parliament Street Branch; and 

• Potential Redevelopment of the John Innes Community Centre,  
 Moss Park Arena and surrounding sports fields and parklands.

Community Services and Facilities 

The Study Area contains a broad mix of community services and facilities 
that serve the existing community and would be available to potential 
residents of the proposed development. 
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The TDSB has identified that the small size of many of the Downtown school 
sites is a challenge to accommodating the students projected from the 
large volume of new residential units. Whereas, many TCDSB schools remain 
underutilized and can accommodate projected enrolments in the Downtown. 
There are no new TDSB schools identified within the Study Area, however, 
there is a TCDSB school site identified near Parliament Street and Dundas 
Street East.  As it relates to the development proposal, both the TDSB and 
the TCDSB have indicated that this development would yield a number of 
students which can easily be accommodated in underutilized local schools.

There are nine childcare facilities within the Study Area and this development 
is expected to produce 9-10 children requiring childcare. Phone calls with 
facility staff in November 2018 revealed that there is sufficient space 
to accommodate the children, although, accommodation may not be 
possible depending on the age distribution of children who move into the 
development, once complete. Additionally, there are two new childcare 
centres planned in close proximity to the Study Area which upon completion 
will add additional spaces. 

The subject site is served by two public library branches, both of which have 
been slated for major improvements in the 2018-2027 capital budget. These 
libraries have a wide variety of services, and offer a diverse range of regular 
programming.

As it relates to recreation centres, CS&F Strategy identifies a Downtown 
North Community Recreation Facility within the Study Area, this facility 
has not yet been approved, nor has any design work commenced. The 
CS&F Strategy identifies certain opportunities to explore partnerships 
and co-location for service providers, and to explore space/facility 
sharing opportunities. Additional study and coordination with City Staff is 
necessary to determine future needs and capacities. Moreover, the John 
Innes Community Recreation Centre, which is located within the Study Area, 
is slated to undergo a major redevelopment, this project is currently in the 
consultation and design stages.

Conclusion

Based on the existing and planned community services and facilities 
summarized above, it is apparent that, while many service sectors have 
sufficient existing capacity to accommodate the estimated population 
increase resulting from the proposed development, the City will continue 
to explore ways to expand access to services and facilities including the 
childcare, healthcare and education sectors. 

While the resulting impacts on Community Services and Facilities that 
will arise from the proposal, as well as other Downtown developments, are 
difficult to quantify, it is recognized that the City is currently investigating 
new ways in which to expand and improve community service and facility 
creation, distribution and access in the Downtown area. For the purposes of 
the proposed development, it is recommended that on-going consultation 
with City Staff from a variety of departments, along with other service 
providers in the Study Area, be completed throughout the review process. 
This will allow the City, as well as the proponent, to determine how best the 
proposed development can respond to the existing and evolving needs of 
the Downtown residential population.  








