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SUBJECT
SITE

Figure 1 - Downtown Context
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This Planning and Urban Design Rationale report
has been prepared in support of an application
by 145 Wellington Portfolio Inc. to amend Zoning
By-law 438-86 of the former City of Toronto, as
amended, and City-wide Zoning By-law 5692013, as amended, with respect to a 0.15 hectare
property located at the southeast corner of
Wellington Street West and Simcoe Street,
known municipally as 145 Wellington Street West.
The site is located within the westerly portion
of Downtown Toronto’s Financial District (see
Figure 1).
The application proposes a mixed-use infill
development on an underutilized site that
is currently occupied by an aging 13-storey
office building. The proposal contemplates the
redevelopment of the subject site with full office
replacement in a new modern 13-storey podium,
topped with a 52-storey residential tower, for an
overall building height of 65 storeys. A total of
14,800 square metres of office space and graderelated retail is proposed, along with 476 new
rental residential units.
From a land use perspective, the proposal is
consistent with the Provincial Policy Statement
and conforms with Growth Plan and Official Plan
policy directions promoting intensification of
underutilized sites within built-up urban areas,
particularly in locations which are well served
by existing municipal infrastructure, including
public transit. In this regard, the subject site is
located in the Downtown Toronto Urban Growth
Centre, is within convenient walking distance of
three subway stations and is designated Mixed
Use Areas. As well, the site is designated Mixed
Use Areas 1 in the recently-approved Downtown
Secondary Plan, where the most intense
development in the Downtown is anticipated.

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 proposal will fit harmoniously with
the existing and planned built form context and
will be compatible with the height and massing
of existing and approved development in the
surrounding area. The proposed podium height
and massing is contextually appropriate and will
animate the two street frontages with consistent
street walls with active uses at grade, while the
proposed tower has been designed to adequately
limit shadow impacts on David Pecaut Square,
northwest of the site. The proposal conforms
with the built form and massing policies of the
Official Plan and the Downtown Secondary Plan
and is generally in keeping with the relevant
urban design guidelines.
In our opinion, the proposed development
represents good and appropriate land use
planning and urban design, and reflects
an important opportunity to redevelop a
prominent site in the City’s Financial District to
create additional rental housing supply, while
maintaining the existing non-residential uses in
a true mixed-use building.
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2.1 Subject Site
The subject site is located at 145 Wellington
Street, at the southeast corner of Simcoe Street
and Wellington Street West. The subject site
is rectangular in shape and has a 48.66-metre
frontage along Wellington Street West, a
30.48-metre frontage along Simcoe Street and a
site area of 1,482 square metres (15,954 square
feet).
The subject site is currently occupied by
a 13-storey office building constructed in
approximately 1987, with a total gross floor area
of approximately 14,800 square metres (159,306
square feet), including 421.9 square metres (4,541
square feet) of retail at grade and 14,378.1 square
metres (154,765 square feet) of office uses on
Floors 2 to 13. The retail uses currently include
a restaurant use (Lite Bite), while the office
space is occupied by a number of tenants which
include Touchstone Institute, Toronto Symphony
Orchestra, National Film Board and Meridian
PEARL STREET

Credit Union. The overall density is approximately
9.99 FSI, and the existing building has a typical
floorplate of approximately 1,285 square metres
(gross construction area). In addition, the
underground levels include a commercial parking
garage operated by Park Indigo Canada Inc., with
a total of 90 parking spaces.
At the ground level, the existing building is set
back between approximately 3.1 and 4.4 metres
from the north property line (Wellington Street
West) and between approximately 5.7 and 6.8
metres from the west property line (Simcoe
Street). Along Wellington, the front yard is
hardscaped, with a combination of stone tile,
concrete and brick materials. The two commercial
units are located along the street. The Meridian
Credit Union wraps the corner at grade along
Simcoe Street. Three planter beds are located
along Simcoe Street between the sidewalk and
the building. A public art sculpture (titled Marlin,
by Andrew Posa) is located at the corner of the
two street frontages.
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Figure 2 - Aerial Immediate Context
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Above the ground level, the 2nd floor cantilevers
towards the north lot line with a setback of
approximately 0.2 metres, with the exception of
the portion built over the main entrance which
steps toward the street, continues to be set back
at the 2nd and 3rd floors. Similarly, to the west
along Simcoe Street, the 2nd floor steps out to a
minimum setback of approximately 2.8 metres
from the lot line. To the south, the building is built
close to the property line, with a setback ranging
between 0.19 and 0.33 metres.
To the east, the property abuts an unnamed
public laneway which extends south from
Wellington Street West to the property at 156
Front Street West and turns east to University
Avenue, as well as jogging back south to Front
Street approximately 15 metres further east.
The building is set back 0.86 metres from the
laneway although the ground floor is set back to
accommodate the building’s loading docks and
underground garage entrance ramp; the building
setback in this area varies, up to approximately
7.3 metres. The upper storeys are set back 0.86
metres from the east lot line.
Subject site, looking southeast

Subject site, looking east
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The site is generally flat from west to east, and
slopes down approximately 0.5 metres from
north to south. There is little soft landscaping on
the site, aside from two planters at the northeast
corner which are partially within the public
right-of-way, and three planters along Simcoe
Street just inside the west lot line, each of which
includes one tree. A single boulevard tree is also
located at the northeast corner of the site.

2.2 Area Context
The subject site is located on the east side of
Simcoe Street, at the interface between the
Financial District with the Central Industrial
District, which formerly extended east and west
from the Financial District (now referred to as
King-Parliament and King-Spadina, respectively).
While the Financial District developed generally
east of University Avenue, the area surrounding
the subject site was predominantly industrial
in character, related to the Grand Trunk Railway
Freight Yard which was located between King and
Front Streets west of Simcoe Street.
The Freight Yard lands were declared surplus by
CP Rail in the early 1970s and were transferred
to Marathon Realty, ultimately leading to the
development of Roy Thomson Hall (1982) and the
CBC Broadcast Centre (1992), as well as a number
of tall residential, commercial and institutional
buildings, including Metro Hall (1991-1992),
Simcoe Place (1995), the RBC Centre (2009) and
the Ritz Carlton (2010). The subject block is now
located in a high-rise context, between the Metro
Hall/CBC blocks to the west and the core of the
Financial District to the east.

A number of Toronto’s tallest and most iconic
buildings are located within the Financial District.
The area is populated by towers that define the
city skyline, which include:
•

First Canadian Place, a 72-storey office building
designed by Bregman + Hamann and Edward Durell
Stone & Architects, completed in 1975;
Brookfield Place, including the Allen Lambert
Galleria designed by Santiago Calatrava, completed
in 1992;
Commerce Court West, a 57-storey commercial
office building designed by I.M. Pei, completed in
1972;
Toronto-Dominion Centre, a 56-storey building,
where Ludwig Mies van der Rohe was the design
consultant to the architects, John B. Parkin and
Associates and Bregman + Hamann, completed
between 1967 and 1991; and
Scotia
Plaza,
a
68-storey
building,
completed
in
1988
and
designed
by
WZMH Architects.

•

•

•

•

The subject site is adjacent to the eastern limit
of the King-Spadina area (an area also known
as the “Entertainment District”) and is within
walking distance of a vast range of restaurants,
entertainment facilities, shopping, offices,
parks and other public amenities. King-Spadina
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43-51 Simcoe Street and 160-174 Front Street West,
looking north towards the subject site

was historically an industrial/commercial area
predominantly consisting of old warehouse
and manufacturing businesses. Today, the
area is undergoing significant transition and
revitalization with the introduction of new mixeduse intensification on underutilized properties,
with a strong emphasis on the conservation of
heritage buildings. Over the last decade, the
neighbourhood has seen an increase in mixeduse development consisting of apartment
units, hotels, restaurants, retail, offices and
entertainment uses, with approved heights
ranging from mid-rise built forms to tall buildings
of up to 92 storeys.

2.3 Immediate
Surroundings
Immediately south of the subject site is an office
building construction site that until recently
was occupied by a large commercial parking lot
extending to the corner of Front Street West and
Simcoe Street (43-51 Simcoe Street and 160-174
Front Street). Immediately east of the parking
lot, fronting Front Street, are two warehouse
style commercial buildings at 156 and 146 Front
Street West, 6 storeys and 7 storeys in height,
respectively.
146-156 Front Street West, looking northeast from Front
Street West
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The building at 156 Front Street West is to be
conserved and partially integrated into the
approved office building development known as
160 Front Street West, which is currently under
construction and will include a 46-storey office
tower with upper mezzanine and mechanical
levels. The building has zoning approval for a
height of up to 265 metres including mechanical
penthouse and rooftop features, although the
approved Site Plan drawings identify a height
of 240.0 metres to the top of the roof. The
development was originally approved in 2014
(by By-law 1027-2014), and a minor variance
application was approved on November 2, 2016
to reduce parking and loading requirements and
vary bicycle parking provisions.

The building will have an overall non-residential
gross floor area of approximately 126,570 square
metres and a density of 21.7 FSI. The tower is
to be located at the south end of the site and is
to be built to the Simcoe Street (west) lot line.
The tower is to be located above a 4-storey
podium (23.3 metres, excluding a mechanical
penthouse), which extends north towards the
subject site, with a 9.6 metre northerly setback
to the common property line. The podium is to
be set back 4.5 metres from Simcoe Street, while
the podium steps down to 2 storeys (13 metres) at
the rear, along the public lane, with no setbacks.
A further minor variance application is currently
under review by the City, which would permit the
podium elements to have maximum height of
28.0 metres and 15.0 metres, respectively, plus
1.0 metre for chimneys.

Looking south on University Avenue towards 123 Front
Street West

Further south, on the south side of Front Street
West, is 149-171 Front Street West, a 7-storey
mid-rise building occupied by a data centre, east
of which is CitiGroup Place, a 20-storey office
building (123 Front Street West). West of 149171 Front Street West (on the west side of Lower
Simcoe Street) is the Metro Toronto Convention
Centre, on top of which is the 25-storey
Intercontinental Hotel (225-285 Front Street
West).
The property at 149-171 Front Street West,
along with 7 Station Street and 20 York Street,
was the subject of an Official Plan Amendment
and rezoning application approved in principle
by City Council in August 2014 that proposed
a 133,050 square metre office building with a
height of 48 storeys and 238.5 metres, known
as Union Centre. The implementing Zoning Bylaw Amendments were never brought forward to
Council for enactment. The site is currently the
subject of a new application to permit a taller
building with a total gross floor area of 151,069
square metres and a height of 52 storeys (266.7
metres). The application for the revised Union
Centre proposal, designed by Bjarke Ingels Group,
is currently under review.

149-171 Front Street West, looking southwest

225-285 Front Street West, looking southwest
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South of the above-noted site is the CNR/CPR
rail corridor, beyond which are the Railway Lands,
including, west of Simcoe Street, the CN Tower,
Rogers Centre and Ripley’s Aquarium. East of
Simcoe Street is a mix of uses, primarily in tall
building form, which includes the Delta Hotel
(47 storeys), the 120 Bremner Boulevard office
building (30 storeys), the PwC Tower office
building (26 storeys) and residential/mixed-use
buildings up to 67 storeys (ÏCE Condos).

Ripley’s Aquarium, looking east

Looking southwest towards the Rogers Centre from the
John Street overpass

Looking southeast towards the Delta Hotel, PwC Office
Tower and ICE Condos
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To the east of the subject site, at the southwest
corner of Wellington Street West and University
Avenue and across the public lane from the
subject site, is a 13-storey office building (40
University Avenue) built with a blank wall to the
edge of the lane, which has an overall height of
approximately 53 metres including mechanical
penthouse. The building is built to the Wellington
Street West lot line.
Across University Avenue, within the block
bounded by University Avenue, York Street,
Wellington Street West and Front Street West, is
a 28-storey condominium building (Empire Plaza
Condos, 33 University Avenue), the Strathcona
Hotel (12 storeys, 60 York Street), a two-storey
commercial building (Bardi’s Steak House, 56
York Street) and a 19-storey office building (One
University Avenue).
East of York Street is the beginning of the core of
the Financial District, starting with the TorontoDominion Centre. Along Front Street West, on
the north side of the street, is the 28-storey
Royal York Hotel (100 Front Street West), while on
the south side is Union Station, Toronto’s main
transportation terminal.

Looking southeast towards 40 University Avenue

33 University Avenue, looking southeast

56 and 60 York Street, looking southwest

Royal York Hotel (100 Front Street West), looking
northwest

1 University Avenue, looking east

Union Station, looking south
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180-182 Wellington Street West, looking east

St Andrews Centre, looking northeast

St Andrews Centre, looking southeast
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To the north of the subject site, across Wellington
Street West, is a block bounded by Simcoe Street,
King Street West and University Avenue, and
bisected by Emily Street, a short and narrow
street terminating at Wellington and King. On
the west side of the block, directly north of the
subject site, is a 12-storey office building at 180
Wellington Street West (RBC Wellington Square),
which is built to the property line on all four sides
and has an overall height of approximately 56
metres including mechanical penthouse. North
of the office building is a 25-storey residential
condominium building (Symphony Place Condos)
which incorporates the 3-storey former St.
Andrew’s Manse (71-73 Simcoe Street) and St.
Andrew’s Presbyterian Church (71-75 Simcoe
Street). The church and the manse are designated
under Part IV of the Ontario Heritage Act (By-laws
496-81 and 495-81, respectively).
East of Emily Street and northeast of the subject
site is a 13-storey office building (approximately
57 metres including mechanical penthouse)
with at-grade restaurant uses (70 University
Avenue) that steps down to 12, 10 and 8 storeys
towards the corner of University Avenue and
Wellington Street West. The building is set back
approximately 2.6 metres from Wellington Street,
between approximately 1.9 and 7.3 metres from
University Avenue (the lot line is angled) and is
built to the Emily Street lot line. North of this
building is another office building, 12 storeys in
height, with food-related and bank uses at grade
(88-100 University Avenue, 159-185 King Street
West and 21 Emily Street).

70 University Avenue, looking northwest

159-185 King Street West, looking south

North of King Street is a 24-storey office building
(200 King Street West), which is mirrored by a
28-storey office building (150 King Street West)
on the east side of University Avenue (Sun Life
Centre). Development further north includes the
65-storey Shangri-La Hotel and Residences (188
University Avenue), and proposals for a 59-storey
mixed-use retail, office and residential building
at 100 Simcoe Street, which has been appealed to
the Local Planning Appeal Tribunal (LPAT), and a
54-storey mixed-use retail, office and residential
building at 250 University Avenue, which is still
under review by City staff.
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RBC Centre, looking southwest with subject site on left

Simcoe Park, looking north

Canadian Broadcasting Centre, looking northwest
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Immediately west of the subject site, across
Simcoe Street, is the CBC Broadcast Centre
Block, located within the block bounded by Front
Street West, Wellington Street West, Simcoe
Street and John Street. Across from the subject
site is the RBC Centre (formerly known as RBC
Dexia), a 42-storey office building facing both
Simcoe Street and Wellington Street West with
an 11-storey podium (between approximately
44 and 50 metres) and a tower height of 186.0
metres, inclusive of mechanical penthouse (155
Wellington Street West). By-law 637-88, which
provided for the development of the entire block,
permitted a maximum height of 200 metres
within Area 5, which includes the RBC Centre
property. The tower is built to the Simcoe Street
lot line but is set approximately 2-3 metres at
grade. Along Wellington Street, the building is set
back approximately 1.1 metres, while the tower is
stepped back approximately 5 metres above the
podium.
South of the RBC Centre is Simcoe Place, a
33-storey office building (200 Front Street West),
which includes a 4-storey podium including a
restaurant at grade. The tower is situated on
the west portion of the site, away from Simcoe
Street. Further west is the Ritz Carlton Hotel
& Residences, a 53-storey, 210-metre tall
building fronting Wellington Street West (181-183
Wellington Street West), and Simcoe Park, a 0.39
hectare public park along Front Street (240 Front
Street West). Next to these is the CBC Broadcast
Centre, a 13-storey office building located at 250
Front Street West.

200 Front Street West, looking northwest

181-183 Wellington Street West, looking north from Front
Street

Northwest of the subject site, within the block
bounded by King Street West, Wellington Street
West, John Street and Simcoe Street, is Roy
Thomson Hall (home of the Toronto Symphony
Orchestra), which is oriented towards Simcoe
Street and King Street West. To the south of the
building, closest to the subject site, are a surface
parking lot, loading areas and the entrance to an
underground parking garage with approximately
375 parking spaces. Designed by Arthur Erickson
and opened in 1982, the property is designated
under Part IV of the Ontario Heritage Act.
The Hall also faces David Pecaut Square (215
King Street West), a 1.19 hectare public square
with a mix of grass and hardscaping that is used
for public events including free performances
over the lunch hour during the summers and
a weekly farmers’ market operating between
May and October. Metro Hall, a 3-tower office
development, generally surrounds the square
and includes buildings fronting King Street West
(15 storeys, 225 King Street West), John Street (27
storeys, 55 John Street) and Wellington Street
West (15 storeys, 200 Wellington Street West).

Roy Thompson Hall, looking southwest
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David Pecaut Square, looking north , with Theatre Park
in background

55 John Street, looking west

200 Wellington Street West, looking southwest

225 King Street West, looking northwest

2.4 Transportation
Network

Simcoe Street is classified as a Collector road
which extends from Queens Quay West to the
south (though it is named Lower Simcoe Street
south of Front Street) to Elm Street to the north.
Between Front Street West and Wellington Street,
Simcoe Street is a two-directional two-lane
street with a right-of-way of 23 metres.

Wellington Street is classified as a Minor Arterial
road and runs from Strachan Avenue in the west
to Church Street in the east, with a planned rightof-way width of 20 metres. Wellington is a 4-lane
westbound one-way street between Church
Street and Simcoe Street, transitioning into a
two-directional street between Simcoe Street
and John Street, consisting of three westbound
lanes and one eastbound lane. Directly in front
of the subject site, the street reduces to only 3
lanes of travel, as the southerly lane is not an
active travel lane, and is used only for loading at
certain times.

16

With regards to cycling facilities, the segment of
Simcoe Street between Queens Quay West and
Queen Street West contains dedicated bike lanes
with pavement markings on both sides of the
street, and includes barriers/planters between
Queen Street West and Front Street West.
The subject site is very well served by public
transit. The subject site is in proximity to
Toronto’s main transit hub, Union Station, and is
located approximately 430 metres from the main
entrance. Union Station provides access to the
following systems:

•

•
•

•

•

GO commuter rail providing connections to Barrie,
Kitchener, Milton, Richmond Hill, Stouffville and
Lakeshore East;
GO bus terminal located between Yonge and Bay
Streets;
VIA Rail Canada and other intercity transit including
Amtrak, Ontario Northland, Coach Canada,
Greyhound, and Pacific Western;
Union Pearson Express, a rail link between Union
Station and Toronto Pearson International Airport;
and
Toronto Transit Commission subway YongeUniversity Line 1.

The ongoing Union Station revitalization project
will result in a further expansion of the GO
concourses to accommodate the expected
doubling of passengers at Union Station by 2030,
restoration of the VIA Rail concourse, creation
of a new pedestrian retail concourse below the
station, and an increase in the number of station
entrances, including the addition of a new PATH
connection and tunnel to Union Plaza, Air Canada
Centre and Maple Leaf Square.

Union Station, looking southeast

The subject site is also located approximately 230
metres from the St. Andrew subway station on the
Yonge-University Line (Line 1), which is generally
located at the intersection of King Street West
and University Avenue, and approximately 585
metres from the Osgoode subway station
Various surface transit routes are also located
within walking distance of the subject site. These
are illustrated on Figure 4 – TTC Map and are
listed below:
•

•

St. Andrew Subway Station, looking east

The 504 King Streetcar operates between Dundas
West Station and Broadview Station on Line 2 BloorDanforth, generally in an east-west direction. It
also serves the St. Andrew and King Stations on
Line 1 Yonge-University. Two services are operated.
The 504A (Dundas West Station-Distillery) and the
504B (Broadview Station-Dufferin Gate) branch,
both of which operate at all times, seven days a
week and is part of the 10-minute network.
The 503 Kingston Road Streetcar route operates
between the area of Kingston Road and Victoria
Park Avenue, and the area of King Street West and
York Street, generally in an east-west direction. It
serves the King Station on Line 1 Yonge-University
and passes within one block of both Union and St.
Andrew Station on Line 1.
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•

•

•

The 121 Fort York-Esplanade bus route operates
east-west roughly along Fort York Boulevard,
Front Street West and The Esplanade with termini
at the Princes’ Gate Loop (Exhibition Place) and
the Distillery District. This route also provides
seasonal services to Cherry Beach between midMay to mid-October.
The 72B Pape bus route operates north-south
between Union Station and Pape subway
station along Riverdale Avenue, Carlaw Avenue,
Commissioners Street, Cherry Street, Lake Shore
Boulevard, Queens Quay East, Yonge Street,
Wellington Street, Bay Street and Front Street.
The 6 Bay bus route roughly operates northsouth along Bay Street between Dupont Street
and Bedford Road, Queens Quay East and Lower
Sherbourne Street.

SUBJECT
SITE

Figure 4 - TTC Transit map
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•

•

The 97B Yonge bus route operates north-south
between Queens Quay West and the York Mills
subway station, along Yonge Street.
The 320 Yonge bus route which operates northsouth between Queens Quay West and Steeles
Avenue West, along Yonge Street, providing Night
Service only.

In addition, we note that Billy Bishop Toronto
City Airport, commonly known as the Toronto
Island Airport, is located on the Toronto Islands
and accessed from the foot of Bathurst Street,
approximately a 1.2 kilometre walking distance
from the subject site.

[3.0]
P R O P O S A L
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3.1 Description of the
Proposal
The proposal contemplates the demolition of
the existing building and the redevelopment of
the subject site with a 13-storey podium housing
retail at grade and office uses above, along with
a residential tower on top with a height of 65
storeys and 227.55 metres (235.55 metres to the
top of the mechanical penthouse).
The new building will fully replace the existing
office and non-residential gross floor area
(GFA), providing 14,800 square metres of nonresidential gross floor area (159,306 square feet),
including 14,639.8 square metres of office gross
floor area (157,581 square feet) and 160.2 square
metres of retail gross floor area (1,724 square
feet). With the proposed residential gross floor
area of 35,765.2 square metres (384,973 square
feet), the building will have an overall gross floor
area of 50,565.2 square metres (544,279 square
feet) and a resulting density of 34.12 FSI.

At the east side of the Wellington frontage, the
ground level and mezzanine step back 3.0 metres
from Wellington Street (for a total setback of 3.3
metres from the lot line) along the portion of the
lot line where the proposed curb extension tapers
back towards the existing curb. This area is
covered by the second storey and accommodates
the entrance to the residential lobby. The lobby
will be set back approximately 6.5 to 8.75 metres
from the proposed new curb.
From Simcoe Street, the ground level storeys
are set back 3.9 metres, or 3.7 metres to the five
columns located along that frontage. These two
storeys will be set back between 8.65 and 8.85
metres from the curb.
From the east lot line, abutting the public lane,
the building, including the residential lobby
and service functions, is set back 6.0 metres,
accommodating two short-term parking spaces,
exit stairs, loading spaces and the underground
garage ramp.
The entire podium is built to the south lot line.

PODIUM
The 13-storey podium will include active uses
at grade, including 160.2 square metres of retail
space along Wellington Street West, a 235.5
square metre office lobby at the corner and
extending along the Simcoe Street frontage, and
a 130.3 square metre residential lobby at the
northeast corner of the site.
The ground floor and mezzanine of the building
are set back 0.5 metres from Wellington Street
West, or 0.3 metres from a series of 7 columns
that project beyond the main wall. The proposed
setback results in a building to curb distance of
between 7.05 and 7.2 metres for the majority of
the Wellington Street frontage, as the sidewalk
is proposed to be extended into the unused
southerly lane in the Wellington roadway. The
proposed street enhancement would add about
2.80 metres of width to the southern sidewalk of
Wellington Street, allowing for pedestrian space,
street trees, patios etc. The proposed retail unit
will face and open up onto the enhanced public
realm, with two front doors proposed, while the
office lobby also takes its main entrance from
Wellington.
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Above the mezzanine, the podium steps in
towards Wellington Street with a 0.3 metre
setback along the entire frontage, aside from the
portion set back from Simcoe Street. Towards
Simcoe Street, the podium is set back 3.75
metres at the second storey, and begins to taper
out towards the street, ultimately reaching a 0.2
metre setback at the 14th storey.
Within the podium, the 7.0 metre tall ground floor
will include a total of nine elevators, four for the
office uses and five for the residential uses, as well
as an at-grade bicycle storage room, accessed
from the south end of the Simcoe Street frontage,
with 74 short-term bicycle parking spaces (48 for
residential uses, 26 for office uses) and 34 longterm bicycle parking spaces (11 for residential
uses, 23 for office uses). Two additional doors
from Simcoe Street provide stair access to the
underground garage and a small mezzanine level
located at the south limit of the building, which
includes a bicycle storage room with 112 longterm residential bicycle parking spaces.
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On the second level, which can be accessed from
a spiral staircase visible from Simcoe Street, is
approximately 1,143.2 square metres of office
space which is partially open to the ground
level, resulting in a total floor-to-ceiling height
of 13 metres for a portion of the Simcoe Street
frontage given the 6 metre floor-to-ceiling height
of the second floor. A 3.0 metre deep canopy is
proposed to extend from the base building above
the second storey along the entire Simcoe Street
frontage and the majority of the Wellington
Street West frontage, where it will encroach into
the right-of-way.
Above the second level, the office floors have a
more typical floor-to-ceiling height of 4.5 metres,
with the exception of Floor 12 which is 5.4 metres
tall to accommodate necessary mechanical
equipment within the southerly portion of the
floorplate.

RZ007

The 13th floor includes a 918.2 square metre
amenity level, split between office and residential
tenants, which will be connected to a 542.7
square metre residential amenity space on the
14th storey, providing access to a wrap-around
outdoor amenity area along Wellington Street
West and the east and south edges of the floor
plate, with a total area of 634.5 square metres.
The outdoor amenity space will include seating
areas and dining areas along the south edge of
the podium, a pool along the east edge, and a
dog run at the northern edge of the building. An
approximately 50 square metre green roof area is
proposed at northwest corner of the podium roof.
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TOWER
The tower, which begins at the 14th storey, is to
be situated near the northwest corner of the site,
with a stepback of 3.0 metres from the edge of the
building along Wellington Street and 3.25 metres
from the lot line, and a 0.25 metre setback from
Simcoe Street. The tower will have a typical floor
plate of 748.9 square metres (gross construction
area), set back 7.0 metres from the south lot
line and 9.4 metres from the east lot line, or 12.3
metres from the centreline of the public lane.
Above the amenity level (Floors 15 to 65), the
tower will consist of residential dwelling units
with inset balconies along the north and south
facades, 1.5 metres in depth and varying between
2.55 and 2.95 metres in width for areas of
between approximately 3.8 to 4.4 square metres
per unit. Each of the 476 residential dwelling unit
will have a balcony. In this regard, the building is
proposed to include 136 one-bedroom units, 68
one-bedroom plus den units, 119 two-bedroom
units, 102 two-bedroom plus den units and 51
three-bedroom units.
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ACC ES S, PA R K I N G , B I CYC L E
PA R K I N G , A N D LOA D I N G
Vehicle access to loading, parking and drop-off
spaces will be provided from the public lane to the
east. Two short-term pick-up/drop-off parking
spaces are to be located at the northeast corner
of the building, accessed from the lane, south of
which are two loading spaces, one Type ‘B’ and
Type ‘G’. Access to the underground parking
garage is proposed to be at the southeast corner
of the building, leading down past the P1 level to
P2, where the underground parking spaces begin.
On P1 are mechanical rooms, solid waste storage
areas, and two bicycle parking rooms, one with
204 spaces and the other with 108 spaces (all
long-term residential parking spaces).
Vehicular parking is located on P2 through P4,
with a total of 66 parking spaces proposed.
Two additional short-term parking spaces are
proposed at grade, off of the public laneway.
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3.2 Key Statistics
Below is a summary of key proposal statistics:
Site Area
Total Gross Floor Area:
Residential
Retail
Office
Density
Total Units

Indoor Amenity Space
Outdoor Amenity Space
Vehicular Parking Spaces
Residential
Commercial/Visitor
Drop Off
Bicycle Parking Spaces
Residential Long-Term
Residential Short-Term
Office Long-Term
Office Short -Term
Retail Long-Term
Retail Short -Term
Loading Spaces

1,482.1 m2
50,565.2 m2
35,765.2 m2
160.2 m2
14,639.8 m2
34.12 FSI
476 units (100%)
136 one-bedroom (29%)
68 one-bedroom plus den (14%)
119 two-bedroom (25%)
102 two-bedroom plus den (21%)
51 three-bedroom (11%)
1,460.9 m2 (3.07 m2/unit)
583.6 m2 (1.23 m2/unit)
68 spaces
66 spaces
0 spaces
2 spaces
546 spaces
430 spaces
48 spaces
30 spaces
33 spaces
1 space
4 spaces
1 Type ‘B’
1 Type ‘G’

3.3 Required Approvals
In our opinion, the proposed development
conforms with the City of Toronto Official Plan,
and in particular, is permitted by the applicable
Mixed Use Areas designation as well as the Mixed
Use Areas 1 designation in the recently-approved
Downtown Secondary Plan.
The proposal requires an amendment to the
former City of Toronto Zoning By-law 43886, 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.
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4.1 Overview
As set out below, the proposed development is
supportive of numerous policy directions set out
in the Provincial Policy Statement, the Growth
Plan for the Greater Golden Horseshoe, the
Metrolinx Regional Transportation Plan and the
City of Toronto Official Plan, all of which promote
the efficient use of land and infrastructure within
built-up areas, and specifically in proximity to
higher-order transit infrastructure.

4.2 Provincial Policy
Statement (2014)
The Provincial Policy Statement 2014 (“PPS”)
came into effect on April 30, 2014 and 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(a) and 1.1.1(b) provide
that healthy, liveable and safe communities
are to be sustained by promoting efficient
development and land use patterns and
accommodating an appropriate range and mix of
residential, employment (including industrial and
commercial), institutional, recreation, park and
open space, and other uses.
Policy 1.1.3.2 of the PPS supports densities and
a mix of land uses which efficiently use land,
resources, infrastructure and public service
facilities, and which are transit-supportive where
transit is planned, exists or may be developed.
Policy 1.1.3.3 provides that planning authorities
shall identify appropriate locations 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
or planned infrastructure and public service
facilities. In addition, Policy 1.1.3.4 promotes
appropriate development standards which
facilitate intensification, redevelopment and
compact built form, while avoiding or mitigating
risks to public health and safety.
With respect to employment, Policy 1.3.1
states that authorities shall promote economic
development and competitiveness by, among
other approaches, providing for an appropriate
mix and range of employment and institutional
uses to meet long-term needs. It also promotes
compact,
mixed-use
development
that
incorporates compatible employment uses to
support liveable and resilient communities.
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 public transit.
The efficient use of infrastructure, particularly
public transit, is a key element of provincial
policy (Section 1.6). Section 1.6.3 states that the
use of existing infrastructure and public service
facilities should be optimized, wherever feasible,
before consideration is given to developing new
infrastructure and public service facilities. 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 current and future use
of transit and active transportation.
Policy 1.7.1 of the PPS states that long-term
economic prosperity should be supported by,
among other things, optimizing the use of land,
resources, infrastructure and public service
facilities, maintaining and enhancing the viability
of downtowns and mainstreets, and encouraging
a sense of place by promoting well-designed built
form and cultural planning.
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With respect to energy conservation, air quality
and climate change, Policy 1.8.1 directs planning
authorities to 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.
Section 2.6 of the PPS provides policies regarding
cultural heritage and archaeology, including
Policy 2.6.1, which provides that significant
built heritage resources and significant cultural
heritage landscapes shall be conserved.
Furthermore, Policy 2.6.3 provides that
development adjacent to a protected heritage
property shall not be permitted except where
it has been demonstrated that the heritage
attributes of the protected heritage property
will be conserved. In this regard, the following
definitions are important:
•

•

•

“Significant” means, in relation to cultural heritage
and archaeology, resources that “have been
determined to have cultural heritage value or
interest for the important contribution they make
to our understanding of the history of a place, an
event, or a people”.
A “cultural heritage landscape” is defined as “a
defined geographical area that may have been
modified by human activity and is identified as
having cultural heritage value or interest by a
community” and includes, for example, a heritage
conservation district designated under the Ontario
Heritage Act.
“Conserved” means “identification, protection,
management and use of built heritage resources,
cultural heritage landscapes and archaeological
resources in a manner that ensures their cultural
heritage value or interest is retained under the
Ontario Heritage Act”. This may be achieved
through the implementation of recommendations
set out in a conservation plan or a heritage impact
assessment. The definition specifically provides
that “mitigative measures and/or alternative
development approaches can be included in these
plans and assessments”.

While Policy 4.7 provides that the official plan is
“the most important vehicle for implementation
of this Provincial Policy Statement”, it goes on
to say that “the policies of this Provincial Policy
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Statement continue to apply after adoption and
approval of an official plan”. Accordingly, the
above-noted PPS policies continue to be relevant
and determinative.
For the reasons outlined in Sections 5.1, 5.2
and 5.6 of this report, it is our opinion that the
proposed development and, more particularly,
the requested Zoning By-law Amendments are
consistent with the Provincial Policy Statement
and, in particular, the policies relating to
intensification, the efficient use of land and
infrastructure and the conservation of significant
built heritage resources and cultural heritage
landscapes.

4.3 Growth Plan for
the Greater Golden
Horseshoe
On May 16, 2019, a new Growth Plan (A Place to
Grow: The Growth Plan for the Greater Golden
Horseshoe) came into effect, replacing the
Growth Plan for the Greater Golden Horseshoe,
2017. All decisions made on or after this date
in respect of the exercise of any authority that
affects a planning matter will conform with the
2019 Growth Plan, subject to any legislative
or regulatory provisions providing otherwise.
While many policies in the 2019 Growth Plan
are unchanged from the 2017 Growth Plan,
modifications were made to policies related to
employment areas, settlement area boundary
expansions, agricultural and natural heritage
systems, intensification and density targets, and
major transit station areas.
The Guiding Principles which are important for
the successful realization of the Growth Plan are
set out in Section 1.2.1. Key principles relevant to
the proposal include:
•

•

•

supporting the achievement of complete
communities that are designed to support healthy
and active living and meet people’s needs for daily
living throughout an entire lifetime; and
prioritizing intensification and higher densities
in strategic growth areas to make efficient use
of land and infrastructure and support transit
viability; and
supporting a range and mix of housing options,
including second units and affordable housing, to
serve all sizes, incomes, and ages of households.

Section 1.2.3 provides that the Growth Plan is to
be read in its entirety and the relevant policies
are to be applied to each situation.
The Growth Plan policies emphasize the
importance of integrating land use and
infrastructure planning, and the need to optimize
the use of the land supply and infrastructure. A
Place to Grow includes objectives that support
the development of complete communities and
promotes transit-supportive development in
proximity to higher-order 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
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.”

Section 2.1 of the Growth Plan goes on to further
emphasize the importance of optimizing land use
in urban areas:
“This Plan’s emphasis on optimizing the
use of the existing urban land supply
represents an intensification first approach
to development and city-building, one which
focuses on making better use of our existing
infrastructure and public service facilities,
and less on continuously expanding the
urban area.”

The subject site is located within a “strategic
growth area” as defined by the Growth Plan (i.e.
a focus for accommodating intensification and
higher-density mixed uses in a more compact
built form). “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. In this regard, the subject site is
located within the Downtown Toronto “urban
growth centre” and within a “major transit station
area” as defined by the Growth Plan.
The policies related to “urban growth centres”
and the planned density targets of for “major
transit station areas” are similar to those in the
2017 Growth Plan. However, in the 2019 Growth
Plan, “major transit station areas” have been
redefined as the area within an approximate
500 to 800 metres radius of a transit station, as
opposed to approximately 500 metres. In this
regard, we note that the subject site is located
less than 800 metres from three transit stations:
approximately 430 metres from Union Station,
approximately 230 metres from the St. Andrew
subway station and approximately 585 metres
from the Osgoode subway station.
Policy 2.2.1(2)(c) provides that, within settlement
areas, growth will be focused in delineated builtup 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
facilities. Policy 2.2.1(3)(c) directs municipalities
to undertake integrated planning to manage
forecasted growth to the horizon of this Plan,
which will, among other things, provide direction
for an urban form that will optimize infrastructure,
particularly along transit and transportation
corridors, to support the achievement of
complete communities through a more compact
built form.
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 2,822,902 (adjusted for
net Census undercoverage) is only 38.8% of the
way toward achieving the population forecast of
3,190,000 by 2031.
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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 including
residential and employment uses, provide a
diverse range and mix of housing options, expand
convenient access to a range of transportation
options, provide for a more compact built form
and a vibrant public realm, mitigate and adapt
to climate change impacts, and contribute to
environmental sustainability.
Policy 2.2.2(3) requires municipalities to develop
a strategy to achieve the minimum intensification
target and intensification throughout delineated
built-up areas, which will, among other things,
identify strategic growth areas to support
achievement of the target and recognize them
as a key focus for development, identify the
appropriate type and scale of development in
strategic growth areas and transition of built
form to adjacent areas, and ensure lands are
zoned and development is designed in a manner
that supports the achievement of complete
communities.
Policy 2.2.3(1) states that urban growth centres
will be planned to accommodate and support
the transit network at the regional scale and
to accommodate a 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 or earlier.
The Growth Plan includes a number of policies
applying to “major transit station areas”. In
particular, Policy 2.2.4(1) requires that “priority
transit corridors” shown on Schedule 5 will be
identified in official plans and that planning will
be prioritized for “major transit station areas” on
“priority transit corridors”, including “zoning in a
manner that implements the policies of this Plan”.
In this regard, Schedule 5 identifies the YongeUniversity and the Bloor-Danforth subway lines as
“existing higher order transit”.
Policy 2.2.4(2) requires the City of Toronto to
delineate the boundaries of “major transit station
areas” on priority transit corridors or subway lines
“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” (our emphasis).
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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.
With respect to employment uses, Policy 2.2.5(2)
states that major office and appropriate major
institutional development will be directed to
urban growth centres, major transit station areas
or other strategic growth areas with existing or
planned frequent transit service, while Policy
2.2.5(3) provides that retail and office uses will
be directed to locations that support active
transportation and have existing or planned
transit. As well, Policy 2.2.5(14) provides that,
outside of employment areas, development
criteria should be established to ensure that
the redevelopment of any employment lands
will retain space for a similar number of jobs to
remain accommodated on site.
Section 2.2.6 of the Growth Plan deals with
housing. Policy 2.2.6(1) requires municipalities
to support housing choice through, among
other matters, the achievement of the minimum
intensification and density targets in the Growth
Plan by identifying a diverse range and mix of
housing options and densities to meet projected
needs of current and future residents, including
establishing targets for affordable ownership and
rental housing. Notwithstanding Policy 1.4.1 of the
PPS, Policy 2.2.6(2) states that, in implementing
Policy 2.2.6(1), 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.
Generally, the infrastructure policies set out
in Chapter 3 place an 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 unmanaged growth 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,
and increasing the capacity of existing transit
systems to support strategic growth areas.
Policy 4.2.7(1) directs that “cultural heritage
resources” will be conserved in order to foster
a sense of place and benefit communities,
particularly in strategic growth areas, while
Policy 4.2.7(2) provides that municipalities
will work with stakeholders in developing and
implementing official plan policies and strategies
for the identification, wise use and management
of cultural heritage resources.

Policy 5.2.5(6) addresses targets and states
that, in planning to achieve the minimum
intensification and density targets in this Plan,
municipalities are to develop and implement
urban design and site design official plan policies
and other supporting documents that direct the
development of a high-quality public realm and
compact built form.
For the reasons set out in 5.1 and 5.2 of this report,
it is our opinion that the proposed development
and, more particularly, the requested Zoning Bylaw Amendments conform with the 2019 Growth
Plan and, in particular, the policies that seek
to optimize the use of land and infrastructure
and to encourage growth and intensification in
“strategic growth areas”, including “urban growth
centres” and “major transit station areas”.

4.4 Metrolinx Regional
Transportation Plan
On March 8, 2018, Metrolinx adopted a new
Regional Transportation Plan (“2041 RTP”) that
builds on and replaced the previous RTP (“The
Big Move”), adopted in 2008. This section reviews
some of the key goals and directions set out in
the new 2041 RTP, particularly as they apply to
the subject site.
The 2041 RTP goes beyond the Growth Plan to
provide more detailed strategies and actions
for the Greater Toronto and Hamilton Area’s
transportation systems. As a result, it uses the
Growth Plan’s planning horizon of 2041, which is
ten years later than the 2031 horizon used in The
Big Move.
The 2041 RTP sets out a series of goals and
strategies. The five strategies include:
•
•
•
•
•

Strategy 1: Complete the delivery of current
regional transit projects;
Strategy 2: Connect more of the region with
frequent rapid transit;
Strategy 3: Optimize the transportation system;
Strategy 4: Integrate transportation and land use;
and
Strategy 5: Prepare for an uncertain future.
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The 2041 RTP recognizes that, to achieve the
vision for the transportation system, investments
and decisions must align with land use plans. As
such, the 2041 RTP contains actions to better
integrate transportation planning and land use,
especially around transit stations and mobility
hubs.
With respect to Strategy 4, the 2041 RTP identifies
several approaches to integrate transportation
and land use planning, including among others:
•
•

•

•

•

make investment in transit projects contingent on
transit-supportive planning being in place;
focus development at mobility hubs and major
transit station areas along priority transit corridors
identified in the Growth Plan;
evaluate financial and policy-based incentives
and disincentives to support transit-oriented
development;
plan
and
design
communities,
including
development and redevelopment sites and public
rights-of-way, to support the greatest possible
shift in travel behaviour; and
embed TDM in land use planning and development.

SUBJECT
SITE

Figure 7 - Regional Transportation Plan - Map 3
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With respect to the second approach, Mobility
Hubs continue to be an important planning
concept in the 2041 RTP. They are “major transit
station areas” at key intersection points on
the frequent rapid transit network. Mobility
Hubs are intended to create important transit
network connections, integrate various modes
of transportation and accommodate an intensive
concentration of places to live, work, shop or
play. They are particularly significant because
of their combination of existing or planned
frequent rapid transit service with an elevated
development potential.
Union Station is identified as a Mobility Hub on
Map 3 of the 2041 RTP (see Figure 7, 2041 RTP
Map 3). With the continued expansion of the
region’s Frequent Rapid Transit Network, the
RTP indicates that Mobility Hubs present a vital
opportunity to maximize the benefits of transit
investments, establish a well-connected regional
transit network, and foster transit-oriented
development through collaboration by public
and private sectors. Metrolinx’s Mobility Hub

Guidelines (2011) are a tool for all parties to address
the existing and anticipated opportunities and
challenges of integrating transportation and
development functions at these important
locations. The Mobility Hub Guidelines are be
updated to reflect new provincial policy and the
2041 RTP.
The 2011 guidelines are intended to provide
“guidance and inspiration on developing Mobility
Hub plans and incorporating Mobility Hub
objectives into other planning activities” and
to serve as a tool and resource for Metrolinx/
GO Transit, municipalities, transit agencies,
developers, consultants, provincial ministries,
community organizations and other public
agencies. The guidelines suggest density and
mode share targets within Mobility Hubs. For
hubs served by subways, transit-supportive
densities of 250+ residents and jobs per hectare
are suggested, with a suggested transit mode
share of 40%. It is noted that subways have the
ability to carry the greatest number of customers
and that land use targets should reflect the
ridership levels needed to justify investment in
subway infrastructure.

4.5 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 to the
Official Plan have subsequently been approved,
including amendments arising out of the Official
Plan Review initiated in 2011.

GROWTH MANAGEMENT
POLICIES
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 the population
and employment 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.” (Our
emphases.)

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 Areas. A vibrant mix of
residential and employment growth is seen
for the Downtown and the Centres . . .” (our
emphasis).

In this regard, the subject site is identified as part
of the Downtown and Central Waterfront on Map 2
(see Figure 8).
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Figure 8 - Toronto Official Plan - Map 2
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Figure 9 - Toronto Official Plan - Map 6
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Financial District
Health Sciences District

Policy 2.2(2) provides that “growth will be directed
to the Centres, Avenues, Employment Areas 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 emissions; 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 the Downtown,
with its recognizable skyline, is Toronto’s image
to the world and to itself: cosmopolitan, civil,
urbane, diverse and liveable. It is the oldest,
most dense and most complex part of the urban
landscape, with a rich variety of building forms
and activities.
The Plan recognizes Toronto’s Financial District
as Canada’s premier centre of commerce, where
commercial activity is most intense with a
concentration of large architecturally significant
landmark buildings. It is noted that jobs are
concentrated in large office buildings tightly
clustered within walking distance of Union
Station and several subway stations, the majority
of them connected to one another through the
climate-controlled PATH network.The subject
site is located within the Financial District
boundaries, as shown on Map 6 of the Official
Plan (Downtown Toronto Urban Growth Centre)
(see Figure 9). Policy 2.2.1(1) provides that the
Downtown Toronto Urban Growth Centre will be
planned to “optimize the public investment in
higher order transit within the Centre” and thus
should exceed the minimum combined gross
density target of 400 residents and jobs per
hectare set out in the Growth Plan.
The Plan also notes that mixed use is a key
ingredient to the successful functioning of
Downtown that creates “accessibility through
proximity” and that every home built within the

Downtown area offsets the need for in-bound
commuting each day. Policy 2.2.1(2) provides
that “Downtown will continue to be shaped as the
largest economic node in the city and the region”.
In particular, the policies support development
that builds on the strength of Downtown as “the
premier employment, institutional, retail, arts and
culture, and entertainment centre in the Greater
Golden Horseshoe”, provides “a full range of
housing opportunities for Downtown workers and
reduces the demand for in-bound commuting”
and focuses on the Financial District as the
prime location for the development of prestige
commercial office buildings and landmark
buildings that shape the skyline.
The Plan states that Downtown is 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 the quality of the Downtown will be
improved by, among other matters: supporting
the development of complete communities;
developing buildings that are shaped, scaled and
designed to enhance liveability; and providing
a diverse range and mix of housing options,
including affordable housing, to accommodate
the needs of all household sizes.
Policy 2.2.1(5) provides that the architectural and
cultural heritage of Downtown will be preserved
by designating buildings, districts and open
spaces with heritage significance and by working
with owners to restore and maintain historic
buildings, while Policy 2.2.1(6) states that design
guidelines specific to districts of historic or
distinct character will be developed and applied
to ensure new development respects the context
of such districts in terms of the development’s
fit with existing streets, setbacks, heights and
relationship to landmark buildings.
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,
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Figure 10 - Toronto Official Plan - Map 4
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Figure 11 - Toronto Official Plan - Map 5
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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.”

stations), consideration will be given to establishing
minimum density requirements (in addition to
maximum density limits), establishing minimum
and maximum parking requirements, and limiting
surface parking as a non-ancillary use.

In this regard, Map 4 (Higher Order Transit Corridors,
see Figure 10) and Map 5 (Surface Transit Priority
Network, see Figure 11) identify Union Station as
an existing GO Rail station and identifies Union
Station and the St. Andrew and Osgoode subway
stations as existing subway stations.

The Land Use Plan (Map 18) designates the
subject site as Mixed Use Areas (see Figure 12).
The Mixed Use Areas designation permits a broad
range of commercial, residential and institutional
uses in single use or mixed use buildings, as
well as parks and open spaces and utilities.
The Plan envisions that development in Mixed
Use Areas will create a balance of high quality
commercial, residential, institutional and open
space uses that reduces automobile dependency
and meets the needs of the local community and
will provide for new jobs and homes for Toronto’s
growing population on underutilized lands in the
Downtown and elsewhere.

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 objectives of the Plan’s
reurbanization strategy. Policy 2.4(7) further
provides that, for sites in areas well served by
transit (such as locations around rapid transit

L A N D U S E D E S I G N AT I O N
POLICIES

LAND USE DESIGNATION
Legend
Neighbourhoods

SUBJECT
SITE
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Core Employment Areas
Utility Corridors

Figure 12 - Toronto Official Plan - Map 18
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The introductory text in Section 4.5 states that
the intent of the Mixed Use Areas designation
is to achieve a multitude of planning objectives
by combining a broad array of residential
uses, offices, retail and services, institutions,
entertainment,
recreational,
and
cultural
activities, and parks and open spaces. In
particular, the intent is that:
“Torontonians will be able to live, work, and
shop in the same area, or even the same
building, giving people an opportunity to
depend less on their cars, and create districts
along transit routes that are animated,
attractive and safe at all hours of the day and
night.”

Policy 4.5(2) sets out a number of criteria for
development within Mixed Use Areas, including:
•

•

•

•

•

•
•
•
•

•

•
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creating a balance of high quality commercial,
residential, institutional and open space uses that
reduces automobile dependency and meet the
needs of the local community;
providing for new jobs and homes for Toronto’s
growing population on underutilized lands in the
Downtown and Central Waterfront designated
Mixed Use Areas, creating and sustaining wellpaid, stable, safe and fulfilling employment
opportunities for all Torontonians;
locating and massing 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 a stepping
down of heights;
locating and massing new buildings so as to
adequately limit shadow impacts on adjacent
Neighbourhoods, particularly during the spring
and fall equinoxes;
locating and massing new buildings to frame the
edges of streets and parks with good proportion
and maintaining sunlight and comfortable wind
conditions for pedestrians on adjacent streets,
parks and open spaces;
providing an attractive, comfortable and safe
pedestrian environment;
having access to schools, parks, community
centres, libraries and childcare;
taking advantage of nearby transit services;
providing good site access and circulation and
an adequate supply of parking for residents and
visitors;
locating and screening service areas, ramps
and garbage storage to minimize the impact on
adjacent streets and residences; and
providing indoor and outdoor recreation space for
building residents.

B U I LT FO R M P O L I C I E S
The Official Plan recognizes the importance
of good urban design, not just as an aesthetic
overlay, but also as an essential ingredient of citybuilding. 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,
Section 3.1.2 of 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 site, building and its facades fit
within the existing and/or planned 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;
on corner sites, locating development along both
adjacent street frontages and giving prominence
to the corner;
locating main building entrances so that they are
clearly visible and directly accessible from the
public sidewalk; and
providing ground floor uses that have views into
and, where possible, access to adjacent streets,
parks and open spaces.

Policy 3.1.2(2) requires that new development
locate and organize parking, servicing and access
to minimize their impact on the property and
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
facade 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:
•

•

•
•
•

•

framing 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 shadow and wind impacts 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
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;
landscaped open space within the development
site; and
public art, where the developer agrees to provide
this, to make the building and its open spaces more
attractive and interesting.

Policy 3.1.2(6) provides that each resident
of a “significant new multi-unit residential
development” will have access to outdoor

amenity spaces such as balconies, terraces,
courtyards, rooftop gardens and other types of
outdoor spaces.
Section 3.1.3 of the Official 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, this
section provides 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.

H E R I TAG E P O L I C I ES
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),
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
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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.
In this respect, “adjacent” is defined to mean
“those lands adjoining a property on the Heritage
Register or lands that are directly across from
and near to a property on the Heritage Register
and separated by land used as a private or public
road, highway, street, lane, trail, right-of-way,
walkway, green space, park and/or easement, or
an intersection of any of these; whose location
has the potential to have an impact on a property
on the heritage register; or as otherwise defined
in a Heritage Conservation District Plan adopted
by by-law”. In this respect, the site is located
across Wellington Street from Roy Thomson
Hall, St. Andrew’s Manse and St. Andrew’s
Presbyterian Church, all of which are designated
under Part IV of the Ontario Heritage Act.
Policy 3.1.5(23) requires that a Heritage Impact
Assessment 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. Policy 3.1.5(26)
requires that new construction on, or adjacent
to, a property on the Heritage Register will be
designed to conserve the cultural heritage
values, attributes and character of that property
and to mitigate visual and physical impact on it.
Policy 3.1.5(32) requires that impacts of
site alterations, developments, municipal
improvements, and/or public works within or
adjacent to Heritage Conservation Districts
will be assessed to ensure that the integrity of
the districts’ heritage values, attributes, and
character are conserved. This assessment will be
achieved through a Heritage Impact Assessment.
The subject site is designated under Part V of
the Ontario Heritage Act and is part of the Union
Station Heritage Conservation District Plan
(By-law No. 634-2006). In accordance with the
foregoing policies, a Heritage Impact Assessment
has been prepared by ERA Architects, as
summarized in Section 5.6 of this report.
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HOUSING POLICIES
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(3) provides that investment
in new rental housing, particularly affordable
rental housing, will be encouraged by a coordinated effort from all levels of government
through implementation of a range of strategies,
including
effective
taxation,
regulatory,
administrative policies and incentives.

I M P L E M E N TAT I O N P O L I C I E S
Policy 5.3.2(1) of the City of Toronto 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 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
4.10 below.

4.6 Downtown Secondary
Plan
In 2014, in response to rapid growth within the
downtown, the City initiated a study for the
Downtown area known as TOcore. The outcome
of the TOcore study was the adoption of a new
Secondary Plan for the Downtown area that
addresses infrastructure needs as well as
built form criteria, including the location of tall
buildings and tower setbacks (in addition to
OPA 352, as described below in Section 4.8). A
series of infrastructure strategies for community
services and facilities, energy, mobility, parks
and public realm and water were also prepared as
part of this review.
On May 22, 2018, a final draft of the Secondary
Plan for the Downtown (the “Downtown Plan”)
was endorsed by City Council as Official Plan
Amendment 406 (OPA 406). Council directed
City Planning to use the Downtown Plan policies

to inform the evaluation of current and future
development applications in the Downtown Plan
area and to seek the approval of OPA 406 by the
Minister of Municipal Affairs and Housing under
Section 26 of the Planning Act. Subsequently, Bylaw No. 1111-2018 was enacted on July 27, 2018 to
adopt OPA 406.
On June 5, 2019, the Minister of Municipal Affairs
issued a decision with respect to OPA 406, which
included a number of significant modifications to
the Downtown Plan and brought it into full force
and effect. The relevant in-force policies are
identified below.
Section 3 of the Downtown Plan sets out goals
for the Downtown, including the achievement
of complete communities. Policy 3.3 provides
that new buildings will fit within their existing
and planned context, conserve heritage
attributes, expand and improve the public realm
as a community benefit, create a comfortable
microclimate, provide compatibility between
differing scales of development, and include
indoor and outdoor amenities for both residents
and workers. Policy 3.5 provides that Downtown
will be inclusive and affordable, with a range of
housing that meets the requirements of a diverse
population with varied needs.
The Plan also includes a goal of connectivity,
and, in that regard, Policy 3.5A provides that
the development of Downtown will integrate
land use planning with planning and investment
infrastructure and community service facilities,
including integrated service delivery through
community hubs, by all levels of government. The
Plan recognizes rapid transit as a first priority
for major transportation investments and, in
order to optimize provincial investment in rapid
transit, seeks to align rapid transit with growth by
directing growth to existing and planned major
transit station areas. As discussed in Section 4.3
above, it is our opinion that the site is within a
major transit station area.
The Downtown Plan’s goals also include
prosperity. In this respect, Policy 3.9 provides
that Downtown will project a competitive image
of Toronto to the world as an attractive place
to live, work, learn, play, invest and visit. Policy
3.10 states that Downtown will continue to be
an economic driver for the city, region and
province, with the protection and promotion of
non-residential uses in the Financial District

and other identified areas to allow for long-term
employment growth. In this regard, the site is
located within an expanded Financial District as
identified on Map 41-2 of the Downtown Plan (see
Figure 14).

GROWTH
Section 4 of the plan identifies the locations in the
Downtown where growth will be targeted. Policy
4.1 provides that growth is encouraged within
the Downtown, in particular on lands designated
Mixed Use Areas 1, Mixed Use Areas 2, Mixed Use
Areas 3, Regeneration Areas and Institutional
Areas. The highest density of development within
the Downtown shall be directed to Mixed Use Areas
in close proximity to existing or planned transit
stations, while other areas of Downtown will have
more modest levels of growth, in keeping with the
applicable policies. In this regard, the subject site
is designated Mixed Use Areas 1 - Growth on Map
41-3 (see Figure 13).
Section 5 of the plan includes policies that relate
to linking growth and infrastructure, with the
goal of achieving complete communities. Policy
5.1 provides that development will support and
contribute to the achievement of complete
communities by providing for growth and
through the provision of development charges
under the Development Charges Act, 1997 and/or
as a community benefit under Section 37 of the
Planning Act, as may be applicable.
In order to support the City, other levels of
government and other public agencies in the
delivery of community service facilities, parkland,
green infrastructure and physical infrastructure
in providing for complete communities, Policy 5.3
provides that a Complete Community Assessment
will be required as part of “significant and large
scale development applications” within Mixed
Use Areas 1 and other identified designations.
Policy 5.5 provides that the Complete Community
Assessment study area may include the site and
block in which the development is located, as
well as all of the surrounding blocks, and that a
larger area of assessment may be required where
the development intensity is greater than the
planned context. As requested by City Planning
staff, a Complete Community Assessment has
been prepared by Bousfields Inc. and is appended
to this report as Appendix A.
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LAND USE
SUBJECT
SITE

Figure 13 - Downtown Secondary Plan - Map 41-2

SUBJECT
SITE

Section 6 includes policies with respect to land
use and the economy. With respect to the Financial
District, the introductory text states that it will
continue to accommodate future job growth
and protect the economic competitiveness of
the city, region and province, and that “future
development generally within walking distance
of Union Station will generally be prioritized for
non-residential development”.
In this regard, Policy 6.1 provides that
opportunities to increase non-residential uses
within the Financial District will be protected to
support the future prosperity of the entire city,
the region and the province. Policy 6.2.1 provides
that development within the Financial District
will be encouraged to provide a net gain of gross
floor area for office uses, while Policy 6.2.2
requires no net loss of office and overall nonresidential gross floor area. Policy 6.2A provides
that, should the requirements in Policy 6.2.2 not
be fulfilled on a site proposed for development or
redevelopment, these requirements can instead
be fulfilled on another site within the Downtown.
In addition, Policies 6.3.1 and 6.3.2 provide
that development in the Financial District will
contribute to a diverse, cohesive and animated
public realm designed to improve the pedestrian
experience by including uses that animate the
space at grade and improving and expanding
the existing pedestrian and open space network,
where reasonable, as a community benefit.
With respect to Mixed Use Areas, the introductory
text states that Mixed Use Areas will:

Figure 14 - Downtown Secondary Plan - Map 41-3
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“… absorb most of the anticipated increase in
office, retail and service employment, as well
as the majority of new housing Downtown
over the coming decades. As the intensity of
development on small, infill sites increases
and buildings get taller, more specific land use
policies for the Mixed Use Areas will ensure
that new development occurs in a manner
that fits with the local existing and planned
context. Areas and sites designated as Mixed
Use Areas have varied characteristics and
constraints, and thus, the specific scale and
intensity of development will vary based on
the local context … Large-scale and/or tall
buildings will be appropriate within specific
areas Downtown and the permitted height,

massing, scale and intensity of development
will be informed by the local existing and
planned context, including the location of
existing and planned rapid transit stations.”

Policy 6.19 provides that a wide range of
commercial, residential and institutional land
uses, and parks and open spaces, are permitted
in the Mixed Use Areas. It goes on to say that the
diverse mix of permitted uses within Downtown
Mixed Use Areas will meet people’s needs for
daily living and working (Policy 6.19.1), enable
live-work proximities such that people can walk
and cycle to their destinations, reducing the
need for longer trips (Policy 6.19.2), and provide
an urban form that will optimize infrastructure,
particularly within 500-800 metres of existing or
planned rapid transit stations (Policy 6.19.3).
Policy 6.20 provides that Mixed Use Areas will
contain development of varying scales and
intensities, based on the existing and planned
context. Policy 6.21 provides that building
heights, massing and scale of development will
be compatible between each of the four Mixed
Use Areas, with the most intense development
located in Mixed Use Areas 1, generally lessening
through Mixed Use Areas 2 and Mixed Use Areas 3
to Mixed Use Areas 4.
Policy 6.22 provides that not all sites can
accommodate the maximum scale of development
anticipated in each of the Mixed Use Areas while
also supporting the liveability of the development
and the neighbourhood, while other sites may be
able to accommodate more than the anticipated
scale. It provides that development will be
required to address specific site characteristics
including lot width and depth, location on a
block, on-site or adjacent heritage buildings,
parks or open spaces, shadow impacts, and other
sensitive adjacencies, potentially resulting in a
lower-scale building.
With respect to Mixed Use Areas 1 specifically,
the introductory text states that:
“Mixed Use Areas 1 includes areas with the
greatest heights, the highest intensity of
development and the largest proportion of
non-residential uses. The Mixed Use Areas
1 designation is generally located along the
Yonge Street and University Avenue corridors

and within some master planned communities
such as the Railway Lands. Intensification will
occur in a diverse range of building typologies
and scales, one of which is tall buildings, that
contribute to and enhance liveability. Nonresidential space requirements will sustain a
mix of uses and support prosperity.”

Policy 6.23 provides that development within
Mixed Use Areas 1 will include a diverse range of
building typologies, including tall buildings, with
height, scale and massing dependent on the site
characteristics and “supportive of intensification
suitable for a downtown growth area”. Policy 6.24
further provides that development within Mixed
Use Areas 1 will generally be encouraged to provide
a significant proportion of non-residential uses
within new mixed-use developments.
With respect to development in proximity to
existing and planned rapid transit stations, Policy
6.34 provides that development in such areas will
prioritize mixed-use development, and that these
areas will be planned to accommodate higher
density development to optimize the return
on investment and increase the efficiency and
viability of existing and planned transit service
levels.
More specifically, Policy 6.34A provides that lands
within 500-800 metres of all existing or planned
rapid transit stations within the Downtown
will be planned to be transit-supportive and,
where appropriate, to achieve multi-modal
access to stations and connections to major trip
generators. Development within such areas is to
be supported, where appropriate, by:
•

•
•
•

planning for a diverse mix of uses of sufficient
intensity to optimize support for existing and
planned transit service levels;
fostering collaboration between public and private
sectors;
providing alternative development standards; and
prohibiting built form that would adversely affect
the optimization of transit infrastructure.

Policy 6.34B goes on to require that the highest
density of development within the Downtown be
directed to Mixed Use Areas in close proximity to
existing or planned rapid transit stations.
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Policy 6.35 provides that a study may be
undertaken by the City that will result in a Site
and Area Specific Policy (SASP) within 500-800
metres of a planned rapid transit station for the
purposes of implementing Policy 6.34B. Should
a SASP be prepared, it is expected to address,
among other matters, the appropriate land use
mix; public realm improvements and priorities;
built form scale and type; and necessary
infrastructure. In this case, the City has not yet
undertaken such a study for the area. However,
Policy 6.35A provides that development may
proceed in advance of a study referred to in Policy
6.35, provided that the supporting documentation
in the application includes consideration of the
matters identified in Policy 6.35.

or within building footprints, in order to free up
on-street curbside and public realm space and
improve safety of pedestrians and cyclists. Policy
8.29 goes on to say that pick-ups and drop-offs,
loading and parking activity shall be encouraged
off-street wherever reasonable and practical to
free up curbside space.

B U I LT FO R M
The Downtown Plan includes a number of built
form policies in Section 9. Policy 9.1 provides that
development will be encouraged to:
•
•

PA R KS A N D P U B L I C R EA LM
With respect to the public realm, Policy 7.2
provides that expansions and improvements to
the public realm will be accessible, inclusive and
welcoming to all people who live, work, learn and
visit Downtown.
Policy 7.3 provides that the planning, design and
development of parks and the public realm will be
encouraged by a number of objectives, including:
creating functional, interesting and engaging
spaces that are connected, safe, comfortable,
multi-functional and accommodate people of
all ages and abilities year-round; encouraging
public life through site-specific placemaking
and pedestrian amenities that foster social
interaction, including but not limited to seating,
landscaping, active uses at grade, way-finding,
public art and programming; and providing new
and improved pedestrian and cycling connections
to and through parks and the public realm in
and adjacent to Downtown through streetscape
improvements, bridges, trails and bikeways.

MOBILITY
With respect to parking and curbside management,
Policy 8.27 provides that development will
generally be required to limit and/or consolidate
vehicle access points and will be encouraged to
provide facilities for passenger pick-up/drop-off,
loading and parking in off-street locations and/
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•
•
•

enhance the liveability of the building’s
surroundings;
contribute to liveability by reasonably limiting
uncomfortable wind conditions and providing
access to sunlight, natural light, openness and skyview; expanding and improving the public realm;
maintaining adequate privacy; providing highquality amenity spaces; and conserving heritage;
demonstrate design excellence of the building and
surrounding public realm;
demonstrate a high standard of heritage
conservation; and
include high-quality, durable materials and
sustainable and resilient building practices.

Policy 9.2 provides that the City may request, as
a community benefit, provisions for an improved
and expanded public realm including but not
limited to: widened sidewalks and walkways;
parks and open spaces; POPS; street trees and
other landscaping; street furniture; public art;
landscaped open spaces; patios; retail displays;
access to transit and transit shelters; cycling
amenities and pedestrian weather protection.
Policy 9.3 adds that Zoning By-laws may provide
for building setbacks from street lines that
do not reduce the density or unreasonably
reduce the utility or otherwise of the site, where
necessary for the achievement of a contextually
appropriate streetscape. Policy 9.4 provides that
development in Mixed Use Areas 1 will include
setbacks that will allow for optimal tree planting
and landscaping conditions and provide adequate
space for tree infrastructure and adhere to the
City’s tree planting standards, and be designed
to allow for access to utilities or other belowgrade services, as a community benefit.

Policy 9.8 provides that base buildings will
generally be designed to achieve, among others,
the following design objectives:
•
•
•

•

•
•
•

relate to the scale and proportion of adjacent
streets, parks and open spaces;
fit compatibly within the existing and planned
context of neighbouring streetwall heights;
relate to the height, scale and built form character
of the existing context of both streets when
located on a corner lot;
animate and promote the use of adjacent streets,
parks and open spaces by such means as providing
active uses at grade;
incorporate appropriate glazing;
encourage tree planting, where appropriate; and
include high-quality materials and design elements
that fit with neighbouring buildings and contribute
to a pedestrian scale.

Policy 9.9 provides that development will
generally provide a transition from the base
building to relate to adjacent properties with a
lower-scale planned context, as may be required
to achieve the objectives of the Plan.
Policy 9.12 through 9.17 relate to physical
determinants of intensity and scale. Policy 9.12
directs that, although existing and approved
buildings form part of the existing and planned
context, 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 provides that tall building floorplates
should be designed to adequately limit shadow
impacts of the tower on the public realm and
neighbouring properties and maintain adequate
sky view from the public realm. Further, Policy
9.15 provides that development will be located
and massed to define and frame the edges of
the public realm with good street proportion,
providing for comfortable sun and wind
conditions on the public realm and neighbouring
properties by stepping back building mass and/or
limiting building floorplates above the streetwall
height.

size may be appropriate where the impacts of the
larger floorplate, including but not necessarily
limited to shadow, sky view and wind are
addressed. Further, Policy 9.17 acknowledges that
buildings or parts of buildings for predominantly
employment uses typically have programmatic
requirements which require significantly larger
floorplates.
With respect to shadow impact, Policy 9.18
provides that development will seek to “adequately
limit” shadows on sidewalks, parks, open spaces,
natural areas and institutional spaces “as
necessary to preserve their utility”, while Policy
9.19 requires development to adequately limit
“net-new shadows” as measured from March 21st
to September 21st from 10:18 a.m. to 4:18 p.m. on
the parks and open spaces indicated on Map 4113. In this regard, David Pecaut Square, located
northwest of the subject site, is identified as a
sun protected park on Map 41-13 (see Figure 15
– Map 41-13).
With respect to wind impact, Policy 9.21 provides
that buildings will be sited, massed and designed
to mitigate and reasonably limit wind impacts on
the public realm, including streets and sidewalks,
parks and open spaces and POPS, having regard
for the use of such areas. Policy 9.22 requires

SUBJECT
SITE

Policy 9.16 provides that, in a tall building, a
storey which contains residential units but does
not form part of a base building will generally
have a maximum floorplate size of 750 square
metres above the base building. It goes on to say
that increases to the 750 square metre floorplate
Figure 15 - Downtown Secondary Plan - Map 41-13
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development to address microclimatic conditions
for people on adjacent streets and sidewalks,
parks and open spaces by adequately limiting
shadow and uncomfortable wind conditions, as
necessary to preserve their utility, which may be
achieved with, among other things: reducing the
floorplates of tall building elements above the
base building; reducing the overall height and
scale of buildings; and re-orienting, reducing the
size of and/or setting back tall building elements
on the site.
With respect to transition, Policy 9.23 provides
that development may be required to provide built
form transition where necessary to create a more
liveable environment in the public realm, while
defining and distinguishing areas of different
character, intensity and planned contexts. Policy
9.24 adds that transition in scale 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, separation distances, and
other means to achieve compatibility. Policy
9.25 further provides that development may be
required to incorporate transition in scale to
achieve built form compatibility when it is, among
other things, of a greater intensity and scale than
the adjacent and surrounding planned context
or adjacent to a property designated under
Part IV of the Ontario Heritage Act or a Heritage
Conservation District.
Policy 9.27 addresses built form adjacencies,
providing that they may require a review to
determine if any transition to the planned context
is required to achieve compatibility. Potential
transition measures include, for tall-to-midrise adjacencies, the application of a separation
distance and noticeable stepping down of height
and, for tall-to-tall adjacencies, the application
of a separation distance, orientation of the tower
portions of the building, and, as appropriate,
through stepping down of heights. Policy 9.28
provides that transition may be required between
development and adjacent streets, parks or open
spaces to provide access to sunlight and sky
views as well as establish a human scale, and that
where such transition is necessary, tall building
development may achieve transition through
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appropriate setbacks and stepbacks. Policy 9.29
adds that, where transition is desirable to achieve
compatibility, it will generally be provided within
the development site.

HOUSING
The introductory text notes that the provision
of housing to a wide range of residents that is
affordable, secure, of an appropriate size, and
located to meet the needs of people throughout
their life cycle is essential to the creation of
complete communities.
Policy 11.1 provides that, in order to achieve a
balanced mix of unit types and sizes and support
the creation of housing suitable for families,
development containing more than 80 new
residential units will include: a minimum of 15 per
cent of the total number of units as 2-bedroom
units; a minimum of 10 per cent of the total
number of units as 3-bedroom units; and an
additional 15 per cent of the total number of units
as a combination of 2-bedroom and 3-bedroom
units, or units that can be converted to 2- and
3-bedroom units through the use of accessible
or adaptable design measures.

I M P L E M E N TAT I O N
Policy 14.1 provides that implementation plans,
strategies and guidelines will be adopted to
advance the vision, goals and policies of the
Downtown Plan. These implementation plans,
strategies and guidelines, while they express
Council policy, are not part of the Plan unless the
Plan has been specifically amended to include
them, in whole or in part, and do not have the
status of policies in the Downtown Plan.

4.7 Proposed 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 by a number of
parties. Subsequently, portions of OPA 231 have
been approved by the Ontario Municipal Board
(now the Local Planning Appeal Tribunal) on June
22, 2015, January 15, 2016, May 3, 2016, June 6,
2016, December 20, 2016, August 16,2018 and
January 8, 2019, 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. The office
replacement policies are not yet in force.
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 1,000 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) would require that new
development that includes residential units on
a property with at least 1,000 square metres of
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.
The policy goes on to provide that, where site
conditions and context do not permit an increase
in non-residential office gross floor area on the
same site, the office floor space may be replaced
on a second site, prior to or concurrent with the
residential development. The second site will be
within a Mixed Use Area or Regeneration Area in
the Downtown and Central Waterfront; within a
Mixed Use Area or Employment Area in the same
Centre; or within 500 metres of the same existing
or approved and funded subway, light rapid
transit or GO train station.
The proposed policies in OPA 231, specifically
Policy 3.5.1(9), are addressed in Section 5.2 of
this report.

4.8 Proposed Official
Plan Amendment No.
352
On November 9, 2016, as part of the TOcore study
which ultimately led to the Downtown Plan, City
Council adopted Official Plan Amendment No.
352 (OPA 352), which introduces Site and Area
Specific Policy 517 (SASP 517). SASP 517 would
apply to the Downtown area, generally bounded
by Bathurst Street, Lake Ontario, the Don River,
Rosedale Valley Road and the CPR tracks.
Concurrently, City Council enacted By-law 11062016 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 No.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 Local Planning Appeal
Tribunal by numerous parties, and therefore are
not in force.
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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.
In particular, SASP 517 provides that the
Zoning By-law will contain minimum numerical
standards with respect to tall building setbacks
and separation distances (see Section 4.9 below),
in order to achieve the following objectives:
•
•
•

•

•

•
•

provide a high-quality, comfortable public realm;
consider
development
potential,
where
appropriate, of other sites within the block;
provide appropriate access to sunlight on
surrounding streets, parks, open spaces, school
yards, and other public or civic properties;
provide appropriate access to natural light and a
reasonable level of privacy for occupants of tall
buildings;
provide appropriate pedestrian-level views of the
sky between towers as experienced from adjacent
streets, parks and open spaces;
encourage a reasonable level of views between
towers for occupants of tall buildings; and
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:
•

•

•

•
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sites that are unable to accommodate a tall building
that can achieve the intent of the tall building
setback policies 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.

4.9 Zoning
The in-force zoning by-law applying to the subject
site is Zoning By-law 438-86 of the former City of
Toronto, as amended. The subject site is zoned
CR T12.0 C8.0 R11.7, with a height limit of 76.0
metres. See Figures 16 and 17.
The CR (Mixed Commercial-Residential) zone
permits a wide range of residential and nonresidential uses including apartment buildings,
retail stores, service shops and offices. The T12.0
C8.0 R11.7 zoning provision permits a maximum
gross floor area of 11.7 times the area of the lot
for residential uses, 8.0 times the area of the lot
for commercial uses and a total combined gross
floor area of 12.0 times the area of the lot.
The subject site is subject to a number of
permissive and restrictive exceptions, including
12(1) 397, 12(2) 132 and 12(2) 276. The applicable
exceptions provide as follows:
•

•
•

Section 12(1) 397 (ii) permits the use of a building
or structure for the purposes of an entertainment
facility and a place of amusement, subject to
conditions.
Section 12(2) 132 prohibits a commercial parking
garage or a private commercial garage on the lot.
Section 12(2) 276 requires that a non-residential
gross floor area equal to at least 0.3 times the
area of the lot be used for street-related retail and
service uses and that at least 60 per cent of the
aggregate length of the frontages of the lot are
used for street-related retail and service uses.

The subject site is proposed to be zoned CR 12.0
(C8.0; R11.7) SS1 (x2333) by City-wide Zoning
By-law 569-2013, with a maximum height of 76
metres. By-law 569-2013 was enacted on May
9, 2013; however, it is the subject of numerous
appeals to the Local Planning Appeal Tribunal.
While portions of the by-law have now been
approved, it is not yet fully in force.
The CR (Commercial Residential) zone permits
a wide range of residential and non-residential
uses including apartment buildings, retail stores,
service shops and offices. The 12.0 (C8.0; R11.7)
zoning provision permits the same densities as
permitted by By-law 438-86. See Figures 18 and
19.
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The Development Standard Set 1(SS1) provisions
include the following:
•

•

•

at least 75% of the main wall of the building facing
the 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 side lot line that is not adjacent
to a street or lane; otherwise no building setback is
required; and
where the main wall does not have windows or
openings, a minimum setback of 3.0 metres
is required from a side lot line that abuts a lot
in a Residential Zone category or Residential
Apartment Zone category; otherwise no building
setback is required.

Exception CR 2333 provides that Sections 12(1)
333, 12(1) 397,12(2) 132, 12(2) 208 and 12(2) 276
of Zoning By-law 438-86 continue to prevail. It is
noted that Sections 12(1) 333 and 12(2) 208 are
not applicable to the subject site.
As noted in Section 4.8 above, By-laws 1106-2016
and 1107-2016 were enacted concurrently with
OPA 352, amending By-law 438-86 and By-law
569-2013, respectively, to introduce regulations
regarding tower setbacks in the Downtown
area. The by-laws include the following relevant
provisions:
•

•

•
•

•

52

a “tower” is defined as “the portions of a building
which collectively enclose the entirety of a storey
higher than 24.0 metres above grade”;
a tower shall be no closer than:
○○ 3.0 metres to a lot line abutting a street that is
a public highway and 12.5 metres to the centre
line of that street;
○○ 12.5 metres to the centre line of an abutting
public lane; and
○○ 12.5 metres to a lot line having no abutting
street or public lane;
a tower shall be no closer than 25 metres to another
tower on the same lot;
if a line projected at a right angle from a main wall
of a tower intercepts another main wall of the same
tower, those main walls shall be separated by a
minimum of 25.0 metres;
window projections, exterior stairs and access
ramps attached to a tower are not permitted to
encroach into the required setbacks or separation
distances; and

•

elements which are permitted to project into the
required separation distances include balconies,
canopies and awnings, exterior cladding,
architectural features, eaves and mechanical
equipment (each with a specified maximum
projection).

By-laws 1106-2016 and 1107-2016 are under
appeal and are not in force.

4.10 Tall Building Design
Guidelines
On May 7, 2013, City Council adopted the City-Wide
Tall Building Design Guidelines, 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 Tall Building Guidelines (particularly
the Downtown Vision and the 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, including the
subject site.
The document specifically notes that the
Guidelines are “intended to provide a degree of
clarity of common interpretation, however, as
guidelines, they should also be afforded some
flexibility in application, particularly when looked
at cumulatively”.
With respect to the City-wide Tall Building Design
Guidelines, the guidelines include sections
related to site context, site organization, tall
building massing and pedestrian realm. Among
other matters, the Guidelines recommend that
tower floorplates be limited to 750 square metres
and that tall building towers be set back 12.5
metres from the side and rear property lines
or provide a separation distance of 25 metres
between towers on the same site.

Within the Downtown Supplementary Design
Guidelines, the Downtown Vision High Streets
map (see Figure 20, Map 1, High Streets Map)
identifies the segment of Wellington Street West
in front of the subject site as a “High Street” and
Simcoe Street as a “Secondary High Street”.
“High Streets” are those parts of major Downtown
streets along which tall buildings are considered
to be an appropriate form of development.
Secondary High Streets are streets which run
between and adjacent to High Streets and are
mostly lined with residential apartment buildings
on which tall buildings are also an appropriate
form of development but at a lower scale.

Form”, as per Map 3 – High Streets Typologies
Map (see Figure 22). The base building height for
the Canyon Form base building along Wellington
Street West is identified as 77 metres (25 storeys)
on Table 5.
From a massing perspective, the “Canyon
Form” is characterized by high street walls
with buildings that have been built to cover the
full width of their sites, while the “Tower-Base
Form” is characterized by slender point towers
spaced apart and set atop pedestrian-scaled
base buildings that define the street edge.
“Landscaped Setback Form” buildings, on the
other hand, are characterized by tall buildings
that are set back from the front property lines
with a landscape buffer between the buildings
and the public right of way.
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Section 5.5 of this report.
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4.11		 Union Station
Heritage
Conservation
District Plan
The subject site is located within the northwest
portion of the Union Station Heritage
Conservation District, and is designated under
Part V of the Ontario Heritage Act pursuant to
By-law 634-2006. The Heritage Conservation
District includes the area generally bounded by
Wellington Street West to the north, Yonge Street
to the east, Harbour Street to the south and
Simcoe Street (north of the rail corridor) and Rees
Street (south of the rail corridor) to the west.
The subject site is identified as a “noncontributing” building and is located northwest
of two “contributing” buildings i.e. 146 and 156
Front Street West. As noted in Section 2 of this
report, the building at 156 Front Street West is
being conserved and incorporated into the 160
Front Street West office development that is
currently under construction immediately south
of the subject site. The Heritage Conservation
District Plan includes guidelines related to
additions to contributing buildings, new
construction, adjacent properties and the public
realm. Under Part V of the Ontario Heritage Act,
a heritage permit is required for alterations to
existing buildings (except interior alterations),
demolition and new buildings or structures.
As set out in Section 4.0 of the Heritage
Conservation District Plan, the goal of the Plan
is to recognize the cultural value of the district
by balancing the preservation of its architectural
integrity with new and innovative design ideas.
Section 8.0 describes the Heritage District
Guidelines as follows:

Section 8.3.2 defines “non-contributing”
buildings as buildings which do not contribute
to the character of the district and are not
historically significant and provides the direction
that demolition of these buildings is acceptable
and that new compatible infill construction
is strongly encouraged. Section 8.3.3 (New
Construction) notes that new construction
presents the opportunity to add richness to the
district by optimizing available vacant properties
or by replacing non-contributing buildings. New
construction must understand the relationship
of its location within the district and respond
sensitively to existing heritage resources. New
buildings within the district bordering adjacent
areas should respond as gateway buildings,
taking into consideration both their effect within
the district, the adjacent neighbourhood and
their function as a bridge between the two.
Section 8.3.3 further notes that designers
should look to surrounding buildings for context,
and especially consider the relationship of
the proposed building to Union Station. In this
regard, the following relevant criteria should be
considered:
•

•

•

•

The new structure respects the general size, shape
and scale of the features associated with adjacent
properties and the district as a whole, as well as
directly considering its relationship with Union
Station.
The site plan respects the general site
characteristics associated with the property itself
and district as a whole.
The design respects the general historic and
architectural characteristics associated with the
district.
The materials chosen are considered in context
with those of adjacent contributing properties and
with the district as a whole.

“The following guidelines are recommended
for managing change in the Union Station
Heritage Conservation District with the view
of preserving the architectural integrity
of the district and creating an integrated
public realm that recognizes the cultural
significance of Union Station.”

Section 8.3.4 (Adjacent Properties) states that is
important to maintain and enhance the physical
and visual connections that exist between Union
Station’s adjacent neighbourhoods including the
Financial District to the north, the St. Lawrence
Neighbourhood to the east, the rail lands and
waterfront to the south, and the Entertainment
District to the west.

This section also emphasizes that the guidelines
are not intended to be strict regulations but are
to provide assistance in the design and decisionmaking process.

Section 8.3.5 (Public Realm) states that enhancing
connectivity and maintaining open spaces
through public realm improvements promote the
heritage character of the district and contribute
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to providing distinguished public spaces.
Similarly, the Plan notes that the consolidation
of and simplification of streetscape elements in
the district, including paving, curbs, tree grates,
signage and base plates, vertical elements,
and lighting has a strong impact on the general
quality and understanding of the public realm.
Accordingly, the following guidelines should be
considered:
•

•

•

•

•

•
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Promote heritage character.
○○ Lighting should be used to emphasize building
forms at night, in a manner representative of
the grandeur of the architecture.
○○ Historical connections, both visual and physical
should be maintained and enhanced.
Aspire to highest standards of design excellence.
○○ Streetscape elements should be of highquality design and enduring materials that are
appropriate to the district’s heritage character.
The approach to design and materials used
should reflect good contemporary design to
emphasize the district’s evolving character.
Streetscape furniture should fit into the street
rather than be the focus of it.
○○ Street furniture should have a high standard
of functionality, durability, environmental
performance, and visual attractiveness.
○○ Materials such as stainless steel should be used
as they wear well and do not require continual
maintenance.
○○ Pedestrian comfort should be encouraged by
considering and supporting pedestrian flow,
needs of elderly, visually impaired, etc.
Maintain open spaces.
○○ Open spaces should be properly protected and
maintained as they serve critical functions by
helping to maintain the environmental quality of
the district, as well as providing calm gathering
spaces.
Reduce clutter.
○○ In order to reduce clutter on the streetscape,
the size and number of objects like waste and
recycling receptacles and newspaper boxes
should be reduced.
Coordinate
design,
implementation
and
maintenance.
○○ The overall design of the public realm should
be carried out in a consistent and wellcoordinated manner to ensure that design
measures complement each other and work
towards enhancing the district’s identity.

4.12 Growing Up:
Planning for
Children in
New Vertical
Communities
In 2015, the City initiated a study entitled
Growing Up: Planning for Children in New Vertical
Communities and produced draft guidelines to
direct how new development can better function
for larger households. A staff report summarizing
the study process and draft guidelines was
adopted by Planning and Growth Management
Committee on May 31, 2017, and the report and
recommendations were considered by City
Council at its meeting on July 4, 2017 and adopted
without amendments.
The draft guidelines will be applied in the
evaluation of new 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 report back on any proposed
modifications by the end of the first quarter in
2018. Staff will monitor implementation of the
draft guidelines for a period of two years with a
report back on the results in 2019. To date, there
has been no reporting back.
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 liveability 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 support 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.

[5.0]

P L A N N I N G &
U R B A N D E S I G N
A N A L Y S I S

PLANNING & URBAN DESIGN RATIONALE
145 WELLINGTON STREET WEST

57

5.1 Intensification
Mixed-use intensification on the subject site
is supportive of numerous policy directions
articulated in the Provincial Policy Statement, the
Growth Plan for the Greater Golden Horseshoe,
the Regional Transportation Plan and the City
of Toronto Official Plan, all of which promote
intensification on sites well served by municipal
infrastructure,
particularly
higher-order
public transit. The proposal will redevelop the
subject site with a mixed-use, transit-oriented
development.
The subject site is located in the Downtown,
which is identified as an Urban Growth Centre in
the 2019 Growth Plan, and forms part of a major
transit station area, being located within a 500
metre to 800 metre radius of Union Station, as
well as the St. Andrew and Osgoode subway
stations. Accordingly, the subject site is within
a “strategic growth area” as defined in the
Growth Plan. Strategic growth areas are a focus
for accommodating intensification and higherdensity mixed uses in a more compact built form.
The 2019 Growth Plan directs that Urban Growth
Centres will be planned to accommodate
significant population and employment growth
and will be planned to achieve, by 2031 or earlier,
a minimum density target of 400 residents and
jobs combined per hectare. Furthermore, the
Growth Plan directs that the boundaries of
major transit station areas are to be delineated
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 (our emphasis).
From an Official Plan perspective, strong policy
support is expressed for new housing in the
Downtown, intended to minimize commuting and
promote residential intensification. Policy 2.2.1(1)
provides that the Downtown Toronto Urban
Growth Centre will be planned to “optimize the
public investment in higher order transit within
the Centre” and thus should exceed the minimum
combined gross density target of 400 residents
and jobs per hectare set out in the Growth Plan.
As well, the Official Plan provides 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.
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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. The subject site is
located within an approximate 230 metre walking
distance (a 3-minute walk) of the entrance to
the St. Andrew subway station, an approximate
430 metre walking distance (a 5- to 6-minute
walk) of the entrance to Union Station, and an
approximate 585 metre walking distance (a 7- to
8-minute walk) of the entrance to the Osgoode
subway station. In addition, the subject is located
within walking distance of several streetcar
routes including the Queen, King and Spadina
streetcar lines.
The recently approved Downtown Secondary
Plan designates the subject site Mixed Use Areas
1 – Growth, which is planned to accommodate the
most intense development in the Downtown and
to be supportive of intensification suitable for a
downtown growth area.
In our opinion, the subject site is underutilized
in its current form. Residential intensification on
the subject site, while maintaining the existing
office and retail uses, will more efficiently utilize
and optimize the use of land and infrastructure
by providing new housing in a transit-supportive
compact built form, directly supporting the
policy directions of the PPS, Growth Plan, Official
Plan and Downtown Secondary Plan, which seek
to integrate land use and transportation planning
in identified intensification areas.
Residential intensification on the subject site
would allow new residents to take advantage of
significant employment opportunities located
within convenient walking distance in the
Financial District and the Metro Hall/CBC blocks,
along with the wide array of shops, services,
restaurants and cultural facilities in the KingSpadina area. The full retention of non-residential
uses on the subject site would support economic
development and competitiveness by integrating
retail, office and residential uses within a mixeduse building, in proximity to transit, and creating
a lively and active development with round-theclock uses.

The optimization of density on the subject site
is consistent with both good planning practice
and overarching Provincial and City policy
direction, subject to achieving appropriate built
form relationships. Furthermore, residential
intensification on the subject site in combination
with replacement of the existing non-residential
gross floor area will support population and job
growth on site and throughout the Downtown that
will contribute to the achievement of forecasts in
the Growth Plan and the Official Plan.
In the non-policy sidebar within Section 2.1 of the
Official Plan, it is noted that, by making better
use of existing urban infrastructure and services
before introducing new ones on the urban
fringe, reurbanization helps to reduce demands
on nature and improves the liveability of the
urban region by: reducing the pace at which
the countryside is urbanized; preserving high
quality agricultural lands; reducing reliance on
the private automobile; reducing greenhouse gas
emissions; and reducing consumption of nonrenewable resources.

5.2 Land Use
The proposed mixed-use development, including
residential, office and retail uses, is in keeping
with the land use permissions of the Official Plan
and the Zoning By-law, both of which permit a
broad range of residential and commercial uses
on the subject site.
The Mixed Use Areas designation is one of four
land use designations that are intended to
accommodate most of the increased jobs and
population anticipated by the Official Plan’s
growth strategy. The introductory text in Section
4.5 states that the intent of the Mixed Use
Areas designation is to achieve a multitude of
planning objectives by combining a broad array
of residential uses, offices, retail and services,
institutions, entertainment, recreation and
cultural activities, and parks and open spaces. In
particular, the intent is that:
“Torontonians will be able to live, work, and
shop in the same area, or even the same
building, giving people an opportunity to
depend less on their cars, and create districts
along transit routes that are animated,
attractive and safe at all hours of the day and
night.”

In this regard, the proposed uses will reinforce
the existing mix of uses in the area and implement
the development criteria set out in Policy 4.5(2)
of the Official Plan by creating a balance of high
quality residential and non-residential uses in a
manner that reduces automobile dependency
and meets the needs of the local community,
by preserving job opportunities through the
retention of commercial floor space on the subject
site and providing for new homes for Toronto’s
growing population on lands that are currently
underutilized given the surrounding built form
context and proximity to transit infrastructure. In
Section 2.2.1 of the Official Plan, the explanatory
text notes that mixed use is a key ingredient to the
successful functioning of Downtown that creates
“accessibility through proximity” and that every
home built within the Downtown area offsets the
need for in-bound commuting each day.
The proposed development will result in the
full replacement of the existing non-residential
gross floor area on the site, with a proposed
non-residential gross floor area of 14,800 square
metres. The result will be a truly mixed-use
development with a broader range of uses on the
site than currently exists, thereby reinforcing the
mixed-use character of the area and contributing
to the creation of a complete community.
Similarly, with respect to zoning, the subject
site is zoned Commercial Residential (CR) by
By-law 438-86, as amended, and is proposed to
be zoned CR by the new City-wide Zoning Bylaw. Both CR zoning categories permit a wide
range of residential and commercial uses, and
the proposed mix of uses is permitted by the
underlying CR zoning categories.
In comparison to the as-of-right zoning applying
to the site, the proposed non-residential density
represents an increase from the permitted 8.0 FSI
to 10.0 FSI, while the proposed residential density
represents an increase from the permitted 11.7 FSI
to 24.1 FSI. While the Downtown Secondary Plan,
as adopted by Council, included a prohibition on
residential density increases, this prohibition
was deleted by the Provincial modifications. In
our opinion, the proposed increase in residential
density is appropriate for the following reasons:
•

It would result in 476 new purpose-built rental
housing units, which will help to address the
shortage of rental housing in the City and, in
particular, in the Downtown. The current (October
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•

•

•

2018) City-wide apartment vacancy rate is just 1.1%,
only marginally improved from the 1.0% vacancy
rate in October 2017. The intensification of the site
with additional rental housing units conforms with
Policies 3.2.1(1) and 3.2.1(3) of the Official Plan.
It would result in additional housing supply and
transit-supportive residential intensification in
proximity to the core of the Financial District, in
accordance with Policies 2.2.1(2) and 2.2.1(4) of the
Official Plan.
It would support continued investment and
growth in office employment in the Downtown. In
this respect, the explanatory text in Section 2.2.1
recognizes that new housing in the Downtown
makes an important contribution to the economic
health of the City. Anecdotally, one of the most
important reasons for the strength of the Downtown
office market over the past decade following years
of virtually no growth in the amount of office space
Downtown has been the growth of a young skilled
workforce living Downtown who want to work close
to where they live and have no interest in outbound
commuting to a suburban office location.
It would not displace existing or potential office
development. As noted above, the proposal will
result in the full replacement of the existing nonresidential gross floor area on the site. Given the
small size of the site and resulting small office
floorplates (ranging from 1,249 square metres
to 1,447 square metres), an office building on the
site must of necessity be a niche building that
is attractive to smaller tenants and is unable to
compete with the new Class “A” office buildings
such as 160 Front West, which typically have
floorplates of 2,000-2,500 square metres or
greater. Therefore, the increase in the proposed
residential gross floor area does not come “at the
expense of” additional non-residential gross floor;
practically, the amount of non-residential gross
floor area in any replacement building would not
exceed what is on site now.

Based on the analysis set out above, it is our
opinion that the proposal conforms with the land
use policies in the in-force Downtown Secondary
Plan. Policy 6.2.2 requires that development in
the Financial District ensure no net loss of office
and overall non-residential gross floor area within
new developments, while Policy 6.2.1 encourages
development to provide a net gain of gross floor
area for office uses. The proposed development
conforms with these policies, specifically by
increasing the office gross floor area from
14,378.1 square metres to 14,639.8 square metres
and maintaining the overall non-residential gross
floor area of 14,800 square metres.
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Maintaining grade-related retail space on the
ground floor will contribute to the animation
and vitality of Wellington Street West and serve
the growing residential population both on site
and in the wider area. The proposed office uses
will replace and revitalize the existing office
functions on the site today, contributing to the
diverse mix of uses on the site and within the
neighbourhood. The proposal will enhance the
public realm by widening the Wellington Street
West sidewalk into an underutilized portion of the
roadway, contributing to the open space network
in the Downtown.
The residential component of the development
will increase the size of the Downtown population
in a location that is on the edge of the Financial
District and in proximity to the employment base
within the King-Spadina neighbourhood, thereby
reducing dependence on the private automobile.
Finally, the mix of residential units in the proposed
development directly responds to Policy 11.1 of the
Downtown Plan, with respect to providing housing
to a wide range of residents and addressing a lack
of variety in the available housing mix and the lack
of units appropriate for family accommodation.
The proposed development will help to address
this concern through the provision of a range of
unit sizes that can accommodate a wide range of
housing needs, including the provision of 57.1%
of the units as 2- and 3-bedroom units, of which
10.7% will be 3-bedroom units. These unit mix
percentages significantly exceed the policies
in the Downtown Secondary Plan, which require
40% of the units to be 2-bedroom and 3-bedroom
units, with a minimum of 10% 3-bedroom units.

5.3 Height, Massing and
Density
In our opinion, and as noted in Section 5.1 above,
the site is an appropriate location for significant
mixed-use intensification in land use policy terms.
From a built form perspective, it is our opinion
that the subject site is a contextually appropriate
location for a tall building given its location in the
Downtown and the Financial District, its Mixed Use
Areas 1 designation in the Downtown Secondary
Plan, its frontage on two streets including a
Minor Arterial street (Wellington Street West),
its proximity to three subway stations including

Union Station, Toronto’s multimodal hub, its
proximity to frequent streetcar service, and
its relationship to other existing and approved
tall buildings in both the Financial District and
King-Spadina area. Based on the foregoing, it is
our opinion that the subject proposal satisfies
the criteria established in Policy 3.1.3(2) of the
Official Plan for the location of a tall building.

at 68 storeys), with tall buildings along the
University Avenue corridor (e.g. Shangri-La at 65
storeys, 160 Front at 46 office storeys), stepping
down to the King-Spadina East Precinct where
recent tall building approvals have generally
ranged between 40 and 58 storeys, aside from
the approved 92-storey and 82-storey Mirvish +
Gehry towers.

With respect to the broad urban structure, the
site is located along the interface between
the downtown core and the King-Spadina East
Precinct, which has developed into a mixed-use,
high-rise, urban neighbourhood over the past 1015 years. Heights in the downtown are generally
tallest in the core of the Financial District (e.g.
First Canadian Place at 72 storeys, Scotia Plaza

Within this broad urban structure context, it is
our opinion that the proposed tower height of 65
storeys and 227.55 metres, or 235.55 metres to
the top of the mechanical penthouse, would fit
harmoniously with existing and approved building
heights in the vicinity. In this regard, heights
of existing, approved and proposed buildings
in proximity to the site are shown in Figure 23,
Height Map, including:

Table 1 - Surrounding Existing, Approved, Under Construction and Proposed Heights

Address

Building

Status

260-270 & 274-322 King St. W.
(Mirvish + Gehry)

92-storey (329.1 metre) &

Proposed*

25 King St. W.
(Commerce Court III)

65-storey (299.4 metre) office building

Proposed

100 King St. W.
(First Canadian Place)

72-storey (298.1 metre) office building

Completed

31 Adelaide St. W.
(St. Regis Toronto)

57-storey (276.9 metre) hotel

Completed

40 King St. W. (Scotia Plaza)

68-storey (275.0 metre) office building

Completed

171 Front St. W.

52-storey (266.7 metre) office building

Proposed**

161 Bay Street
(Brookfield Place)

53-storey (260.9 metre) office building

Completed

160 Front St. W.

46-storey (240.0 metre) office building

Under Construction

199 Bay St.
(Commerce Court West)

57-storey (239.0 metre) office building

Completed

145 Wellington St. W.

65-storey (235.55 metre) mixed-use
building

Proposed

66 Wellington St. W.
(TD Centre South Tower)

56-storey (222.8 metre) office building

Completed

333 Bay St.
(Bay-Adelaide Centre West)

52-storey (214.7 metre) office
development building

Completed

82-storey (301.6 metre) mixed-use
development

(Union Centre)

(Subject Site)
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Address

Building

Status

188 University Ave.
(Shangri-La)

65-storey (214.0 metre) hotel &
residential building

Completed

181-183 Wellington St. W.
(Ritz Carlton)

54-storey (209.5 metre) hotel &
residential building

Completed

181 Bay St.
(Brookfield Place)

49-storey (207.0 metre) office building

Completed

100 Simcoe St.

59-storey (197.9 metre) mixed-use
building

Proposed

333 Bay St.
(Bay-Adelaide Centre East)

44-storey (196.0 metre) office
development

Completed

400 Front St. W.

59-storey (195.75 metre), 57-storey
(188.75 metre) and 26-storey (88.0
metre) residential buildings

Proposed

155 Wellington St. W.
(RBC Centre)

42-storey (186.0 metre) office building

Completed

77 King St. W.
(TD Centre North Tower)

46-storey (182.9 metre) office building

Completed

150 Pearl St.

58-storey (180.0 metre) mixed-use
building

Approved

19 Duncan St.

58-storey (179.5 metre) mixed-use
building

Under Construction

70 Temperance St.
(INDX Condos)

54-storey (178.8 metre) residential
building

Completed

1 King West
(One King West Hotel &
Residence)

51-storey (176.2 metre) hotel &
residential building

Completed

440 Front St. W.
(The Well)

38-storey (172.8 metre) office building,
46-storey (157.4 metre), 39-storey
(136.4 metre) and 22-storey (81.4 metre)
residential buildings

Under construction

200 Front St. W.
(Simcoe Place)

33-storey (148.0 metre) office building

Completed

55 John St.
(Metro Hall)

27-storey (128.0 metre) office building

Completed

* 305 metres and 275 metres approved
** 48 storeys and 238.5 metres approved
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Figure 24 - Axonometric view looking southwest towards subject site
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Figure 25 - Axonometric view looking southeast towards subject site
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Figure 27 - Elevation view towards subject site, looking west from York Street

Figure 26 - Elevation view towards subject site, looking east from John Street
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Figure 28 - Elevation view towards subject site, looking south from north side of King Street West

In our opinion, the proposed 235.55 metre height
will make a positive contribution to the skyline
and fit harmoniously within the existing and
approved tower heights in the immediate vicinity,
including, in particular, the office tower under
construction at 160 Front Street West (240.0
metres), the existing RBC Centre office tower at
155 Wellington Street West (186.0 metres), and
the approved Union Centre office tower at 151-171
Front Street West (238.5 metres, proposed to be
increased to 266.7 metres).
In terms of massing, the design of the proposal
is in keeping with the built form context in the
surrounding area. It will include two distinct
elements – a base element that will define
the Simcoe and Wellington street edges at
an appropriate scale, and a tower that is
appropriately sized and oriented on the site.
The base building will replace the gross floor
area in the existing 13-storey office building with
a similar built form. In our opinion, the massing
of the base building will generally relate to the
scale and proportion of the adjacent streets, will
fit compatibly within the existing and planned
context of neighbouring streetwall heights, and
will relate to the height, scale and built form
character of the existing context of both streets.
In this regard, the 13-storey base building (64.98
metres), although taller than the right-of-way
widths of Wellington Street West and Simcoe
Street (20 and 23 metres, respectively), will relate
to the height, scale and built form character of
the both Wellington and Simcoe frontages.
In this respect, the existing office buildings
along Wellington Street West to the immediate
north, northwest and east of the subject site
are all built close to or right up to the Wellington
Street property line, with no stepbacks. Those
buildings’ podium/base building heights are
approximately 12 storeys and 56 metres in height
(RBC Wellington Square), 13 storeys and 57 metres
in height (70 University Avenue, which does have
some stepping, though it is oriented towards the
corner of University Avenue), and 13 storeys and
53 metres in height (40 University Avenue),. To the
west of the site, the RBC Centre building has an
11-storey podium (44 to 50 metres in height), with
a tower stepback of approximately 1.1 metres,
while the Wellington Tower (200 Wellington Street
West, part of the Metro Hall complex) has a height
of 15 storeys and approximately 63 metres, with
only a small stepback above the 14th storey.

Furthermore, the section of Wellington Street
West between the east side of Simcoe Street (the
subject site) and the west side of Scott Street
is identified as having a “Canyon Form” base
building typology in the Downtown Tall Building
Design Guidelines, with a height of 77 metres
or 25 storeys. According to the guidelines, the
Canyon Form is characterized by high street
walls with buildings that have been built to cover
the full width of their sites.
This is distinguished from the “Tower-Base
Form” that applies along Simcoe Street,
and which is characterized by slender point
towers spaced apart and set atop pedestrianscaled base buildings that define the street
edge. The proposed base building includes an
architecturally distinct 2-storey element that is
proposed to be set back generously from Simcoe
Street by 3.7 to 3.9 metres, for a curb-to-buildingface distance of 8.65 to 8.85 metres. This
setback will contribute to the pedestrian realm
and reinforce the sidewalk condition established
by the 4-storey podium under construction at
160 Front Street to the south, which is to be set
back 4.5 metres at grade from the Simcoe Street
lot line.
The proposed building massing will complement
the public realm with high floor-to-ceiling
heights at the ground and second floors totaling
13.08 metres. These heights are appropriate for
the urban context and will allow shoppers and
pedestrians on the adjacent public sidewalks to
experience light and openness in the proposed
commercial/retail spaces that will line both
frontages.
Above the 2-storey element, the podium angles
out towards the street line in a manner that is
similar to the proposed 160 Front West building
immediately to the south as well as the RBC
Centre immediately west across Simcoe Street.
The building at 160 Front Street West does not
have a clearly defined podium below the tower,
and the tower reaches the Simcoe Street lot line
at the 19 th storey, at a height of 80.7 metres. The
RBC Centre building has no podium along Simcoe
Street, with the northerly portion of the building
similarly angling out toward the street.
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The siting and massing of the tower near
the northwest corner of the site provides for
appropriate stepbacks from the 13-storey base
building i.e. 3.0 metres along Wellington Street
and 0 metres along Simcoe Street, fitting into the
context created by the RBC Centre and 160 Front
Street, both of which have zero setbacks from
Simcoe Street. As described in greater detail
in Section 5.4, the proposed tower floorplate
size and siting result in a slender tower which
provides adequate tower separation distances
from adjacent existing, planned and potential
future towers.
In our opinion, the proposed density of 34.12
FSI, is appropriate and desirable. 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 higher order transit. Secondly, it is noted
that neither the Official Plan nor the Downtown
Plan generally include density limitations and
specifically do 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.”
With respect to the zoning by-law, both
applicable by-laws zone the site CR, with density
permissions of 8.0 FSI for commercial uses, 11.7
FSI for residential uses, and 12.0 FSI overall. The
proposed development density includes nonresidential uses at 9.99 FSI, residential uses at
24.13 FSI, and a total of 34.12 FSI.
Although the proposed density would be one
of the highest densities approved within the
surrounding area, it is important to consider
that density “numbers” across properties are
not directly comparable, as they relate not only
to the gross floor area, but also to the size and
configuration of the lot i.e. a small site that can
accommodate a tall building would result in a
greater FSI than a larger site accommodating
the same tall building. Notwithstanding that, we
do note that the proposed 34.12 FSI is within the
range of existing and approved densities in the
Financial District and King-Spadina. Examples
of similar densities include 311 Bay Street (Regis
Hotel, formerly Trump Tower) at 48.86 FSI, 70
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Temperance (INDX Condos) at 44.3 FSI, 197 Yonge
Street (Massey Tower) at 42.6 FSI, 357 King Street
West at 32.42 FSI, and 87 Peter Street at 26.48
FSI.
The proposed development will contribute
to both employment growth and residential
intensification in the Downtown Toronto urban
growth centre in a manner that conforms with the
urban design and built form policies of the Official
Plan and Secondary Plan. Within a policy context
that promotes intensification, as is the case with
the subject site, the optimization of density is in
fact a desirable planning outcome, provided that
there are no unacceptable impacts either in terms
of built form or the adequacy of hard and soft
services. As detailed in the following sections,
the proposed development has no unacceptable
built form impacts or impacts on cultural heritage
resources, represents good urban design, and
is supported by hard and soft services, with no
significant infrastructure capacity concerns.

5.4 Built Form Impacts

L I G H T, V I E W A N D P R I VACY
Light, view and privacy (LVP) impacts are
generally addressed through a combination of
spatial separation, orientation and mitigating
measures between buildings.

Base Building
The underlying CR zone specifies a minimum
setback of 5.5 metres from principal residential
windows to property lines that are not street
lines, and a separation distance of 11.0 metres
between facing windows of principal residential
rooms on the same site. The CR SS1 zoning in
Bylaw 569-2013 requires that a wall that includes
windows must have a 5.5 metre separation from
a side lot line that does not abut a street (i.e.
to achieve a minimum separation distance of
11 metres between facing windows). As well, it
requires no side yard setback when there are no
windows, as long as the side lot line does not abut
a lot in an R or RA zone (in which case a 3.0 metre
setback is required).
There are no residential units within the podium
levels of the proposed development. Accordingly,
there would no unacceptable LVP impacts.

Tower Element
For tower elements, the Tall Building Design
Guidelines recommend a separation distance
of 25 metres between tower faces and a tower
setback of 12.5 metres from side and rear
property lines, measured to the external walls of
the building (i.e. balconies are permitted within
the setback zone).
Both the King-Spadina and Financial District
areas generally have tighter tower spacing than
in more suburban locations. In this regard, there
are numerous examples of residential tower
setbacks of 7.5 metres to 10 metres that have
been approved in King-Spadina (i.e. resulting in
tower separation distances of 15 to 20 metres)
e.g. The Bond (7.5 metres from the east and west
lot lines and a 0.0 metre setback from the north
property line), Bisha (9.2 metres from the north lot
line and 7.5 metres from the south lot line), M5V
(5.5 metres from the east and west lot lines), King
Blue (9.0 metres from the King Street tower to the
east lot line) and 87 Peter Street (9.9 metres to the
south lot line). Just two to three blocks north of
the site, Theatre Park was approved with 0 metre
setbacks to the east and west lot lines, while a
20 metre separation was approved between 19
Duncan Street and 150 Pearl Street (10 metres on
each site).
In addition, greater separation distances have
often been permitted for or from office buildings,
given that the potential for privacy impacts is
reduced i.e. offices are occupied primarily during
the day, while residences are occupied primarily
in the evening. In this respect, we note that, just
across the street, the RBC Centre tower is built to
the south lot line, with a zero setback, resulting
in a separation distance of approximately 18.5
metres to Simcoe Place (200 Front Street West).
Within the core of the Financial District, most of
the recent development has been in the form of
office towers, where, again, separation distances
have also been typically less than 25 metres. For
example, the TD Bank Tower and the TD North
Tower are separated by approximately 16.5
metres.
The proposed tower on the subject site is to be
set back 3.0 metres from the Wellington Street
(north) property line and the edge of the podium,
resulting in a separation distance of 23 metres
to the property line of 180 Wellington Street

West to the north of the site, given the 20 metre
right-of-way width of Wellington Street West.
To the west, the tower has a zero setback from
the Simcoe Street (west) property line. The RBC
Centre is built to the lot line as well, resulting in a
separation distance of 23 metres i.e. the Simcoe
Street right-of-way width. The RBC Centre is an
office building with no residential uses, and there
are various approved office to office or office to
residential tower separation distances that are
less than 25 metres in the immediate surrounding
area (such as the RBC Centre to Simcoe Place).
Given the above, it is our opinion that sufficient
separation distance is provided to the north and
west.
To the east, the proposed tower is set back 9.4
metres from the lot line abutting the public lane,
or 12.4 metres to the centreline of the public lane.
Although the 12.4 metre setback is less than the
12.5 metre setback recommended by the Tall
Building Design Guidelines, it is our opinion that
this minor reduction of 0.1 metres is appropriate
and has sufficient regard to the guidelines.
To the south, the proposed tower is set back 7.2
metres from the south lot line. Although less
than the 12.5 metre setback recommended by
the Tall Building Design Guidelines, we note that
the proposed office tower to the south (160 Front
Street) is located at the south end of its site,
close to Front Street, with a 4-storey podium
between it and the subject site. By-law 1027-2014
requires that the tower be set back 45.0 metres
from the north edge of the podium, and requires
that the podium be set back 9.6 metres from
the south lot line of the subject site. As a result,
with the proposed 7.2 metre tower setback, the
proposed tower on the subject site will be located
a minimum of 61.8 metres from the tower under
construction to the south, well in excess of the 25
metre guideline.
We further note that the 9.6 metre setback
requirement to the north of the podium includes
a private lane that connects to the public lane
east of that site and the subject site, and provides
access to the underground garage ramp.
According to the site plan drawings available on
the City of Toronto’s website, the private lane is
to be approximately 8.5 metres in width. Since
the Tall Building Design Guidelines allow for
tower setbacks to be measured to the centreline
of a lane (such as to the east of the subject
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site), the proposed tower setback, if measured
to the centreline of this private lane, would be
approximately 11.45 metres, or just slightly less
than the recommended 12.5 metre setback. In
our opinion, given that the tower at 160 Front
Street is well separated from the subject site and
that the setback to the centreline of the private
lane is close to the 12.5 metre setback guideline,
the proposed south tower setback will result in
no unacceptable built form impacts.
Furthermore, based on our review of the plans for
160 Front Street, it does not appear that a second
tower is contemplated, or provided for, on the
north portion of the property i.e. in place of the
existing 4-storey podium.
The tower floor plate is 748.9 square metres
in size (gross construction area), which is less
than the recommended maximum of 750 square
metres in the Tall Building Design Guidelines and
the general policy direction in the Downtown
Secondary Plan. Further, the proposed tower
does not have projecting balconies beyond the
proposed floorplate.
Based on the foregoing, it is our opinion that
the location and configuration of the proposed
tower on the subject site would not have an
unacceptable impact on the light, view and privacy
of adjacent existing, planned and potential
towers, particularly given that the proposed
tower is generally meeting the recommended
setbacks.

S H A D OW I M PACTS
A shadow study has been prepared by Turner
Fleischer Architects assessing the shadow
impacts at the spring/fall equinoxes (March/
September 21st) and the summer/winter solstices
(June/December 21st).
In this regard, the Official Plan places a particular
emphasis on potential shadow impacts on lands
designated Neighbourhoods. Policy 3.1.2(3)
requires that new development be massed
to adequately limit any resulting shadowing
of neighbouring streets, properties and open
spaces, having regard for the varied nature
of such areas, and to minimize any additional
shadowing on neighbouring parks as necessary
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to preserve their utility, while Policy 4.5(2)(d)
requires buildings to be located and massed to
adequately limit shadow impacts on adjacent
Neighbourhoods, particularly during the spring
and fall equinoxes.
The subject site is well separated from the closest
Neighbourhoods designations north of Queen
Street and west of Bathurst Street; accordingly,
there would be no shadow impacts on designated
Neighbourhoods.
With respect to sunlight on adjacent streets
and sidewalks, the Downtown Secondary Plan
provides that development is to adequately
limit shadows on sidewalks, parks, open spaces,
natural areas in order to preserve their utility,
and that development is to adequately limit netnew shadows as measured from March 21st to
September 21st from 10:18 a.m. to 4:18 p.m. on
parks and open spaces such as David Pecaut
Square that are identified as Sun Protected Parks
and Open Spaces on Map 41-13.
Specifically with respect to David Pecaut Square,
although it is identified as a Sun Protected Park
and Open Space in the Downtown Secondary Plan,
we note that it is not identified as a Signature
Park or Open Space in the Downtown Tall Building
Guidelines. For all other parks within the Downtown
Guidelines boundaries, Supplementary Design
Guideline 2(b) recommends that tall buildings
be located and designed to not cast net new
shadows between 12:00 noon and 2:00 p.m. on
September 21st.
The shadow study demonstrates that, at the
spring equinox, there would minor incremental
shadow impact on the north and south sides
of King Street West at 11:18 a.m., and on slivers
of the north sidewalk of King at 12:18 p.m., 1:18
p.m. and 2:18 p.m. Given the slender floorplate
of the tower, the shadow moves quickly along
the sidewalk, with no section of sidewalk
incrementally shadowed for more than an hour.
Similarly, at the fall equinox, there would be
minor incremental shadow impact on King Street
between 9:18 a.m. and 2:18 p.m., but never for
more than an hour on one specific location. At
the fall equinox, minor impacts would also occur
on the Simcoe Street sidewalks at 12:18 p.m. and
on the west sidewalk of University Avenue at 1:18
p.m.

During the summer solstice, there would be
minor shadow impacts on the north sidewalk
of King Street West until 3:18 p.m., with some
impact on the Simcoe Street sidewalks at 11:18
a.m. and 12:18 p.m. and on the University Avenue
sidewalks at 2:18 p.m. and 3:18 p.m.
All of these conditions are generally consistent
with the existing conditions in the surrounding
area. Based on the foregoing analysis, it is our
opinion that the incremental shadow impact
on neighbouring streets and sidewalks would
be “adequately limited” in accordance with the
applicable Official Plan and Downtown Secondary
Plan policies, having regard for the site’s location
within an urban context in the Downtown.
With respect to David Pecaut Square, the shadow
study demonstrates that there will be some
incremental shadow impact during the spring and
fall equinoxes, at 9:18 a.m., with a sliver of impact
on the north side of the square at 10:18 a.m. On
both days, the proposed building’s shadow will be
completely off the square before 11:18 a.m. At the
summer solstice, there will be some incremental
shadow on the south side of the square at 9:18
a.m. and 10:18 a.m., again with no shadowing on
the square by 11:18 a.m.
Based on the foregoing analysis, it is our
opinion that the incremental shadow impact on
David Pecaut Square is “adequately” limited in
accordance with the applicable Official Plan and
Downtown Secondary Plan policies, both in terms
of its extent relative to the size of the square
and its duration, and would not adversely affect
the utility of the square. With respect to the
guidance provided by the Downtown Tall Building
Guidelines, there would be no shadow impact on
David Pecaut Square between 12:00 noon and
2:00 p.m. on September 21st.

SKY VIEW
Due to the slender tower floor plate, which is less
than the recommended 750 square metres size,
and the inset balconies, as well as the 3 metre
setback to the north, the proposed tower will have
minimal impacts on sky view east or west along
Wellington Street West. From Simcoe Street,
given the 61.8 metre tower separation between
the proposed tower and 160 Front Street, sky
view impacts would be minimal.

W I N D I M PACTS
A pedestrian level wind study has been prepared
by NovusSLR assessing the wind impacts at areas
of interest, which include those areas which
pedestrians are expected to use on a frequent
basis, including sidewalks, building entrances
and outdoor amenity spaces.
The pedestrian wind conditions were assessed
through wind tunnel modelling techniques, and
the study concluded that:
•
•

•

•

Both the existing and proposed configurations
passed the wind safety criterion at all locations;
Wind conditions at the building entrances and on
the nearby sidewalks are expected to comfortable
for the intended usage year-round, with the
inclusion of recommended wind screens along
Simcoe Street and Wellington Street West;
Wind conditions on the terrace are expected to
be generally comfortable for the intended usage,
with wind control features recommended for the
southeast corner of the terrace;
Wind conditions on the surrounding sidewalks,
and on the nearby terraces of 18 University
Avenue and 156 Front Street West, are expected to
generally remain similar between the existing and
proposed configurations, while in the proposed
configuration, the existing wind conditions are
actually expected to be improved in the winter in
some areas immediately adjacent to the proposed
development; and

As a result, the NovusSLR study recommends
that final dimensions, locations and porosity
of the wind screen concept along Wellington
Street West and Simcoe Street be further refined
through wind tunnel testing prior to submittal for
Site Plan Approval. The concept layout of wind
screens will be considered during that analysis.

5.5 Urban Design
In our opinion, the proposed development is
appropriate and desirable in urban design terms
and conforms with the applicable 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 3.1.3(2), as well as Section 9
(Built Form) of the Downtown Secondary Plan, as
set out below:
•

The proposed development will define the two
street edges, resulting in a streetwall condition
that will fit harmoniously with the existing and
planned character of Wellington Street West and
Simcoe Street.
PLANNING & URBAN DESIGN RATIONALE
145 WELLINGTON STREET WEST

71

•

•

•

•

•

•
•

•

•

The proposed development will incorporate a retail
space on the ground floor along Wellington Street
West and a 2-storey office lobby along Simcoe
Street, which will animate the public realm and
create a strong street presence with direct access
from the public sidewalks, and significant glazing
on both street-facing facades.
The proposed podium will be set back between
8.65 and 8.85 metres from the curb along Simcoe
Street, and generally between 7.05 and 8.75 metres
from the curb along Wellington Street West, well
in excess of the 6.0 metre curb to building face
distance encouraged by Policy 9.5 of the Downtown
Secondary Plan.
Servicing, loading, and vehicular parking are
located internal to the building, either at grade or
within the underground parking garage. Vehicular
access will be from the public lane to the east of
the site.
The loading and garbage storage areas and parking
ramp will be located within the building and will be
screened from view from both public streets.
The proposed building will be sited and massed
to maintain adequate light, view, and privacy for
neighbouring buildings.
The proposal will contribute to the character of the
area with a tall podium and tower form.
The proposed tower is set back from Wellington
Street West but has been integrated into the
design of the podium, with the tower tapering
towards the Simcoe Street lot line in recognition of
the character established by the RBC Centre and
the office tower under construction at 160 Front
Street.
The proposed building will achieve a compatible
relationship with the built form context through
the consideration of podium height and design,
massing, scale, and setbacks, as well as
architectural character and expression.
The mechanical penthouse will be incorporated
into the design of the top of the building.

In our opinion, the massing of the base building
conforms with Policy 9.8 of the Downtown
Secondary Plan, which directs that base
buildings will generally be designed to relate to
the scale and proportion of the adjacent streets,
fit compatibly within the existing and planned
context of neighbouring streetwall heights, and
relate to the height, scale and built form character
of the existing context of both streets.

In addition, it is our opinion that the proposal
conforms with:
•

•
•

TA L L BU I L D I N G D ES I G N
GUIDELINES
In our opinion, the design of the proposed
development is generally in keeping with the
applicable guidelines included in the City-wide
Tall Building Design Guidelines, as set out below.
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 65-storey tower (235.55 metres
including mechanical penthouse) will fit within the
existing and planned context. The site is located
within a tall building context within the Downtown
Financial District. The proposed height is similar
to the heights of other existing and approved
buildings in the Downtown and the nearby KingSpadina East Precinct (see Section 5.3 above).

Guideline 1.4 – Sunlight and Sky View: Locate
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.
•

Sunlight and sky view are analyzed in detail in
Section 5.4 above.

Guideline 1.6 – Heritage 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 (HCDs).
•
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Policy 9.15, which provides that development will be
located and massed to define and frame the edges
of the public realm with good street proportion
by stepping back building mass and/or limiting
building floorplates above the streetwall height;
Policy 9.16, which encourages a maximum
residential floorplate of 750 square metres; and
Policies 9.23, 9.24 and 9.25, which direct that
built form transition may be required, and can
addressed through a variety a methods such as
setbacks and stepbacks of building mass and
separation distances (see Section 5.4 above).

Cultural heritage is discussed in detail in Section
5.6 below.

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. On corner sites,
respond to the setback pattern and alignment of
neighbouring buildings on both streets.
•

The base building has been designed to provide a
positive relationship to the street edge and public
realm, including recessed pedestrian entrances
along Wellington Street and Simcoe Street. Given
the small size of the lot, no landscaped open space
is provided, although a widened sidewalk zone is
proposed along both frontages, 7.05 to 8.75 metres
along Wellington Street and 8.65 to 8.85 metres
along Simcoe Street.

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.
•

All entrances have direct access to the public
sidewalk, are well defined and clearly visible. The
residential building entrance and the entrance
to the retail space are provided from Wellington
Street West. The office entrance is provided from
Simcoe Street.

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 public
view.
•

All building services, loading and parking will be
located within the building, with access from the
public laneway to the east.

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 be set back from the west property
line by 3.7 to 3.9 metres, widening the pedestrian
realm to 8.65 to 8.85 metres and generally aligning
with the widened public realm in front of 160 Front
Street to the south. The development also proposes
widening the sidewalk into the Wellington Street
roadway, in place of an underutilized loading lane.

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

Indoor amenity spaces are located on the 13 th
and 14th floor of the building (918.2 square metres
and 542.7 square metres, respectively). A total of
529.1 square metres of outdoor amenity space
is proposed on the 14th floor, adjacent to and
connected to the indoor amenity space. The
13 th floor amenity is proposed to be shared with
the office uses, while the amenity space on the
14th floor is proposed to be for residential uses
only. Programming of the amenity spaces will be
advanced through the review process.

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 spaces. On corner
sites, vary the height and the form of the base
building to respect and respond to the height,
scale, and built-form character of the existing
context on both streets.
•

The base building has been massed and scaled to
fit within the surrounding built form context. See
Section 5.4 above.

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

The proposed ground floor retail use, glazed
office and residential lobbies and widened public
sidewalks on the site and in the public realm will
contribute to street animation.

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 will have a floor-to-floor height of 7
metres, with the proposed mezzanine located at
the rear of the building.

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.
•

Large windows are located along the two street
frontages, creating visibility into the ground
and second floors of the building and, in turn,
provide the opportunity for a vibrant streetscape,
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a 2-storey office lobby, an animated storefront
and enhanced views into the retail space, and
enhancement of the pedestrian experience.

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 three proposed uses will have entrances
adjacent to the public sidewalks to promote access
and overlook into the public realm.

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.
•

The tower floor plate is approximately 748.9
square metres (gross construction area), with no
projecting balconies (i.e. all balconies are inset),
in keeping with the recommended guideline of 750
square metres.

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.
•

The tower has been sited to provide adequate
separation distance from neighbouring properties
and provide for an appropriate setback from
Wellington Street, while responding to the built
form context along Simcoe Street. See Section 5.4
above.

Guideline 3.2.3 – Tower Separation: Set back tall
building towers 12.5 metres or more from the
side and rear property lines or the centre line of
an abutting lane. Provide separation distance
between towers on the same site of 25 metres
or more, measured from the exterior walls of the
buildings, excluding balconies.
•

The tower is set back 12.4 metres from the centreline
of the laneway to the east, and 11.45 metres from
the centreline of the private laneway to the south,
where the office tower under construction is set
well back from the subject site (approximately 54.6
metres).

Guideline 3.2.4 – Tower Orientation and
Articulation: Organize and articulate tall
building towers to promote design excellence,
innovation, and sustainability.
•

Guideline 3.2.5 – Balconies: Design balconies
to maximize usability, comfort, and building
performance, while minimizing negative impacts
on the building mass, public realm, and natural
environment.
•

Inset balconies are proposed along the north and
south facades, with no balconies to the east and
west, minimizing the apparent mass of the tower.

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.
Balance the use of decorative lighting with
energy efficiency objectives, the protection of
migratory birds and the management of artificial
sky glow.
•

The mechanical penthouse will be incorporated
into the roof by way of continuing the design,
pattern and materials used in the base of the tower.

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 wall of the proposed building at the ground
floor will be 7.05 to 8.75 metres along Wellington
Street and 8.65 to 8.85 metres along Simcoe
Street, exceeding the 6.0 metres recommended.

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 streets,
parks and open space, at building entrances,
and in public and private outdoor amenity areas.
•
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The tower has been articulated with a distinct
design that tapers towards Simcoe Street, with
solid walls on the east and west facades and inset
balconies on the north and south facades, in order
to add interest to the skyline.

Wind effects are analyzed in detail in Section 5.4
above.

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.
•

Along Wellington Street, the base building steps
out approximately 3 metres toward the street above
the mezzanine level, providing weather protection
for residents and visitors to the residential tower.
Along the rest of the building’s frontages, a
3.0 metre deep canopy is proposed above the
mezzanine, protecting a portion of the right-ofway along Wellington Street West and a portion of
the enhanced sidewalk zone along Simcoe Street.

With respect to the Downtown Secondary Plan’s
Infrastructure Strategies, the study finds that:
•

•

•

5.6 Complete Community
Assessment
A Complete Community Assessment (CCA) report
was prepared by Bousfields Inc. in accordance
with the Terms the glossary of terms provided by
the City of Toronto, and is appended to this report
as Appendix A. As per the report, the requirement
for the CCA was introduced as part of the
Downtown Secondary Plan, which was adopted
by City Council as Official Plan Amendment 406
under Section 26(1) of the Planning Act. OPA 406
was forwarded to the Ministry of Municipal Affairs
and Housing and was approved, as amended, on
June 5, 2019. The Ministry’s approval is final and
not subject to appeal.
The CCA reviewed the existing and planned
development and infrastructure in the vicinity of
the subject site in relation to the five Downtown
Plan Infrastructure Strategies, and analyzed the
proposal through the lens of its contribution to a
complete community. The CCA concludes that the
proposed development, including the mix of uses
(office, retail, and residential), will contribute to
the achievement of a complete community within
the study area as well as the continued evolution
of the study area as a mixed-use neighbourhood,
especially given that the study area consists
largely of non-residential uses, primarily office
uses.

•

•

from a parks and public realm perspective, the
proposal maintains existing office uses while
providing residential units in proximity to Great
Streets and sun protected open spaces, without
resulting in unacceptable built form impacts on
these public spaces;
from a community services and facilities
perspective, the study area generally includes
sufficient capacity to accommodate the estimated
population growth resulting from the proposed
development, though we recommend ongoing
discussion with City staff as several planned
community services and facilities are in the
planning stages;
from a mobility perspective, the proposal will
benefit from excellent existing pedestrian,
vehicular, cycling, and transportation networks,
and the proposed parking and loading provided
on the site will be sufficient to accommodate
the development and will encourage diminished
reliance on the automobile;
from an energy perspective, energy opportunities
will continue to be explored in future design stages
of the proposal, however, the required Toronto
Green Standards will be met; and
from a water perspective, the proposal will generate
greater water demand and produce more waste as
compared with the existing building, however, the
servicing requirements can be accommodated
through on-site measures and within the existing
servicing network.

5.7 Community Services
and Facilities
A Community Services and Facilities (CSF)
Inventory was prepared by Bousfields Inc. in
support of this application (see Appendix B).
The CSF finds that 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.
The TDSB has identified the small size of many
of the Downtown schools sites as a challenge to
accommodating the students projects from the
large volume of new residential units. However,
the CSF notes that many TCDSB schools remain
underutilized and can accommodate projected
enrolments in the Downtown. Two new TDSB
elementary schools and one TCDSB elementary
school have been proposed within the Study
Area.
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As it relates to the proposed development, based
on the enrolment data and pupil yield figures
provided by the school boards, the CSF expects
that the projected TDSB schools students (24)
and the TCDSB students (13) anticipated to result
from the proposed development will be able to be
accommodated at schools currently serving the
subject site.
As of June 2019, there were 16 child care provider
within the Study Area, 12 of which provide
subsidized spaces. The proposed development is
expected to produce 12 to 14 children requiring
child care. Phone calls with facility staff revealed
there to currently be space to accommodate 11
children, although accommodation will be based
on age and level of service required. Further
analysis is recommended to confirm future
capacity with child care centres located in the
Study Area. With this in mind, providing additional
child care facilities has been formally identified
as a goal by the City’s TOcore study. Within the
Study Area, 5 new facilities are proposed: The
Well, currently in the design stage and planned
for 2021-2026; Canoe Landing, currently under
construction and planned for 2016-2021; Pier
27, currently in the design stage and planned
for 2016-2021; and the Lower Yonge Precinct
and Menkes/TDSB school, both of which were
recently proposed and are not yet planned.
The Subject Site is served by one Public Library
Branch, the Fort York Branch, and according to
the City’s report, is in a state of good repair. This
library has a wide variety of services and offers a
diverse range of regular programming.
The CSF reviews the Downtown CS&F Strategy
and notes that there are 6 new community
recreation centres in the Downtown, 3 of
which will be located within the Study Area:
Canoe Landing (funded); One Yonge Street CRC
(funded); and Waterfront West Indoor Pool (not
yet funded). While Canoe Landing is currently
under construction, construction of the One
Yonge Street CRC facility has yet to begin and
won’t be completed until 2021-2026.
The Downtown CS&F Strategy identifies certain
opportunities to explore partnerships and colocation for service providers, and to explore
space/facility sharing opportunities.
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Based on the existing and planned community
service and facilities summarized within Appendix
B, it appears that most service sectors have
sufficient existing capacity to accommodate the
estimated population increase resulting from the
proposed development, as well as that the City
is continuing to explore ways to expand access
to services and facilities including child care,
healthcare and education sectors.
The CSF concludes that, 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, 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, the CSF recommends
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.

5.8 Heritage
A Heritage Impact Assessment (HIA) report was
prepared by ERA Architects. The report evaluates
the impact of the proposed development on
existing adjacent heritage resources and on the
Union Station Heritage Conservation District
(HCD), given that the subject site is neither listed
on the Heritage Register, nor is it designated
under Part IV of the Ontario Heritage Act.
The HIA finds that the subject site does not have
cultural heritage value, as it: does not reflect a
high degree of craftsmanship, artistic merti or
technical achievement and therefore does not
have design value or physical value; does not have
any historical or associative value; and does not
have contextual value as it is not a landmark nor
do its links with its surroundings have significant
cultural heritage value.
The HIA also finds that the proposed development
conserves the cultural heritage value of the
adjacent designated property at 60 Simcoe
Street (Roy Thomson Hall), while conforming to

the objectives and relevant guidelines contained
within the Union Station HCD Plan, including as
it relates to 156 Front Street, which is identified
as ‘contributing’ to the HCD. In this regard, the
proposed development is identified as including
a number of mitigation measures including
breaking up the massing into two, proposing
appropriate setbacks and stepbacks, and utilizing
contempary architectural design.

5.9 Transportation
An Urban Transportation Considerations (UTC)
report was prepared by BA Group in support
of the proposed development. Generally, the
report finds that the proposed development is
supportable from a transportation perspective.
Specifically from a sustainable transportation
perspective, the site is an appropriate location
for a mixed-use building given its proximity to
transit, employment, retail and entertainment
opportunities, nearby car-share locations, and
bicycle infrastructure including both dedicated
travel lanes and bicycle docking stations. In
addition, a proposed Mobility Choice Travel
Plan incorporates strategies to reduce singleoccupant trips made to and from the subject
site by encouraging and supporting alternative
modes of travel, through, for example, PRESTO
cards and car-share memberships for residents,
bicycle parking, enchanced pedestrian spaces,
and a reduced vehicle parking supply.
With respect to demand forecast, the study
anticipates:
•

•

•

a total of 515 and 665 two-way person-trips are
forecast during the morning and afternoon peak
hour respectively; and
a total of 60 and 50 two-way residential vehicle
trips are forecast during the weekday morning and
afternoon peak hours, respectively; and
a total of 70 and 65 two-way transit trips during the
weekday morning and afternoon peak hours are
anticated, respectively.

With respect to talking and cycling, the study
anticipates a total of 255 and 245 two-way
pedestrian trips and a total of 10 and 15 two-way
cycling trips during the weekday morning and
afternoon peak hours, respectively, all of which
can be reasonably accommodated within the
existing pedestrian and cycling networks.
No road improvements are recommended based
on the operational analysis, and the site accesses
were found to be appropriate and functional. In
addition, the proposed parking rate is found to
be appropriate given surrounding approvals, a
review of recorded parking sales information
from other buildings in the area, general parking
demand trends, and a parking count in public
parking lots in the surrounding area.
The study finds that the proposal meets the
required bicycle parking and loading rates.

5.10 Functional
Servicing
A Functional Servicing and Stormwater
Management
Report
was
prepared
by
Counterpoint Engineering in support of the
proposed development. The report presents
a a site servicing strategy for the proposed
development that addresses the requirements of
the applicable regulatory agencies and provides
the basis for future detailed servicing design
work. The servicing strategy for the proposed
development is summarized as follows.
From a water servicing perspective, the
proposed development is to be serviced by
separate connections for the residential and
office components to the existing watermain
on Wellington Street West, with a secondary fire
connection on Simcoe Street. The water demand
requirement is 9,228 L/min, which can be met
given that site-specific watermain pressure tests
indicated that the existing watermain has an
available fire flow of 41,620 L/min.

All of these can be accommodated within the
existing services, especially given existing and
planned transit in the area.
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With respect to foundation drainage, the
maximum short-term discharge rate is estimated
to be 102 m3/day (1.18 L/s), which includes a 25
mm rainfall event, while the long-term foundation
drainage discharge rate is estimated to be 20 m3/
day (0.23 L/s). A peak flow rate of 20 USgpm (1.26
L/s) was incorporated into the sanitary analysis.
Discharge of foundation drains were found to be
in accordance with the Municipal Code, and will
satisfy the allowable limits.
With respect to sanitary servicing, the proposed
mixed-use building will be serviced by two
sanitary connections to the 600mm x 900mm
combined sewer on Wellington Street West. The
estimated peak sanitary flow of the existing
site is 3.16 L/s. The peak sanitary design flow of
the proposed development is 14.06 L/s (which
includes anticipated peak groundwater flow of
1.26 L/s (20 USgpm) which is a 10.90 L/s increase
in flow. The report finds that the increase in
sanitary flows will be offset by the reduction in
stormwater flows.
Finally, with respect to stormwater servicing,
the report notes that the proposed development
will be serviced by a new storm connection
to the existing 600 mm x 900 mm combined
sewer in Wellington Street West via a 200 mm
storm connection. Quantity control will be
provided on-site by an approximately 45 m3
underground storage tank in combination with
an inlet control to ensure that the 100-year post
development peak flows are attenuated to the
2-year predevelopment allowable release rates to
Wellington Street West. A water balance volume
of 5.8 m3 will be retained, as required, through
the reuse of stormwater internally within the
building. Details of the internal reuse will be
provided during the Site Plan Approval stage. In
terms of quality, roof coverage is approximately
95% of the total site area, and runoff from rooftop
surfaces and terraces is considered clean
discharge and quality flow is not required for this
drainage.
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C O N C L U S I O N

PLANNING & URBAN DESIGN RATIONALE
145 WELLINGTON STREET WEST
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The proposal would result in a desirable
redevelopment of a prominent, underutilized
site that straddles the boundary between
the Financial District and the King-Spadina
neighbourhood for an architecturally distinctive
mixed-use development that would result in
additional rental housing while fully replacing the
existing office/non-residential uses.
From a land use perspective, the proposal would
promote the achievement of numerous policy
directions supporting intensification and infill of
underutilized sites within built-up urban areas,
particularly in locations which are well-served by
municipal infrastructure, including higher-order
public transit.
In this respect, the proposal would result in
the redevelopment of a prominent site in the
Downtown Toronto Urban Growth Centre that is
currently developed with an aging office building
for a mixed-use development including graderelated retail, a modern new office podium, and
a residential tower, all within walking distance
of streetcar routes, three subway stations and
both the Financial District and the emerging
King-Spadina neighbourhood. The optimization
of density on the subject site is consistent with
both good planning practice and overarching
Provincial and City policy direction, subject to
achieving appropriate built form relationships
with the existing and planned built form context.
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From a built form and urban design perspective,
the proposed development will fit harmoniously
within the tall building context found in the
immediate area and in the Downtown. The
new building will animate and complement the
pedestrian realm on both street frontages,
introducing an enhanced pedestrian scale with
active, street-related uses that will contribute
to the vibrancy of the area. Appropriate tower
separation distances will be provided to nearby
existing and approved tall buildings, with a slender
floorplate that is in keeping with the recommended
maximum. The proposed development conforms
with the urban design policies of the Official Plan
and the Downtown Secondary Plan and achieves
the intent and objectives of the applicable urban
design guidelines.
For all of the foregoing reasons, it is our opinion
that the proposed development is appropriate
and desirable in planning and urban design terms
and, accordingly, we recommend approval of the
requested rezoning.
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I N T R O D U C T I O N
1.1 Overview
This Complete Community Assessment Report (CCA) has been prepared by Bousfields
Inc. in support of an application for rezoning on the lands known municipally as 145
Wellington Street West (“the subject site”). The CCA has been prepared in accordance
with the glossary of terms provided by the City of Toronto.
The requirement for the CCA was introduced as part of the Secondary Plan for the
Downtown (the “Downtown Plan”), which was adopted by City Council as Official Plan
Amendment 406 (“OPA 406”) under Section 26(1) of the Planning Act. OPA 406 was
forwarded to the Ministry of Municipal Affairs and Housing and was approved, as
amended, on June 5, 2019. The Ministry’s approval is final and not subject to appeal.
The purpose of a CCA is to describe how the proposed development will affect the
surrounding area and community with respect to community services and facilities,
community character, and infrastructure. Specifically, the CCA will focus on how the
development supports the creation of complete communities.
In this respect, A Place to Grow (2019) defines “complete communities” as follows:
“Places such as mixed-use neighbourhoods or other areas within cities,
towns, and settlement areas that offer and support opportunities for
people of all ages and abilities to conveniently access most of the
necessities for daily living, including an appropriate mix of jobs, local
stores, and services, a full range of housing, transportation options
and public service facilities. Complete communities are age-friendly
and may take different shapes and forms appropriate to their contexts.”
Policy 15.2 of the Downtown Plan expands on the Growth Plan’s definition, specifying
that “complete communities” feature a diverse mix of land uses, including residential
and employment uses and convenient access to local retail and services, while
providing a range of housing options, provide convenient access to transportation
and community services and facilities, ensure a built form that enhances liveability,
is contextually appropriate and provides an attractive and vibrant public realm,
mitigate climate change, and integrate green infrastructure.
Policy 5.3 of the Downtown Plan provides that, to support the City, other levels
of government and other public agencies in the delivery of community service
facilities, parkland, green infrastructure and physical infrastructure in providing
for complete communities, a Complete Community Assessment will be required as
part of significant and large scale development applications within, among other
designations, the Mixed Use Areas 1 designation that applies to the subject site.
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This CCA was prepared by Bousfields Inc. to review the existing and planned development
and infrastructure in the vicinity of the subject site in relation to the five Downtown
Plan Infrastructure Strategies, and to analyze the proposal through the lens of its
contribution to a complete community.
More specifically, this report provides a profile of the study area, including the existing
number of residential units and amount of non-residential GFA, approximate jobs in
the area, recent development activity within the study area, and a summary of how the
proposal responds to the five infrastructure strategies - Downtown Parks and Public
Realm Plan, Downtown Community Services and Facilities Strategy, Downtown Mobility
Strategy, Downtown Energy Strategy and Downtown Water Strategy.

1.2 Proposed Development
The proposal includes a 65-storey mixed-use building consisting of retail, office, and
residential uses. The mixed use building totals 50,565.2 GFA and a proposed density
of 34.12 FSI. The design of the building includes a 13-storey podium with the remaining
height (floors 14 to 65) limited to a tower with a floorplate size of 748.9 square metres
(gross construction area).
The ground floor includes lobbies for the office and residential portions of the building
and grade-related retail fronting on Wellington Street West. Floors 2 to 13 consist of
office space, while Floor 13 includes both office and indoor amenity space and Floor
14 includes indoor and outdoor amenity area. The rest of the building (Floors 15 to 65)
consists of residential units.
The proposed tower will include a total of 476 residential dwelling units, including 136
one-bedroom units, 68 one-bedroom-plus-den units, 119 two-bedroom units, 102 twobedroom-plus-den units, and 51 three-bedroom units.
Table A1 - Summary Table
Site Area
Total Gross Floor Area:
Residential
Retail
Office
Density
Total Units

Indoor Amenity Space
Outdoor Amenity Space
Vehicular Parking Spaces
Residential
Commercial/Visitor
Drop Off
Bicycle Parking Spaces
Residential Long-Term
Residential Short-Term
Office Long-Term
Office Short -Term
Retail Long-Term
Retail Short -Term
Loading Spaces

A2

1,482.1 m2
50,565.2 m2
35,765.2 m2
160.2 m2
14,639.8 m2
34.12 FSI
476 units (100%)
136 one-bedrooms (29%)
68 one-bedroom plus den (14%)
119 two-bedroom (25%)
102 two-bedroom plus den (21%)
51 three-bedroom (11%)
1,460.9 m2 (3.07 m2/unit)
square m2 (1.23 m2/unit)
68 spaces
38 spaces
28 spaces
2 spaces
546 spaces (Total)
437 spaces
48 spaces
23 spaces
33 spaces
1 space
4 spaces
1 Type ‘B’
1 Type ‘G’

PEARL STREET

Y AVENUE
UNIVERSIT

KING STREET WEST

SUBJECT
SITE

YORK STREET

SIMCOE STREET

WINDSOR STREET

JOHN STREET

WELLINGTON STREET WEST

FRONT STREET WEST

CANADIAN NATIONAL RAILWAY

Figure A1 - Aerial of site

1.3 Study Area
Policy 5.5 of the Downtown Secondary Plan provides that the Complete Community
Assessment study area may include the site and block in which the development is
located, as well as all of the surrounding blocks, and that a larger area of assessment
may be required where the development intensity is greater than the planned context.
In consultation with City staff, the study area has been defined as the lands generally
bounded by John Street and Blue Jays Way to the west, the railway corridor to the south,
Bay Street to the east, and King Street to the north (the “Study Area”) as illustrated in
Figure A2.
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BAY STREET

YORK STREET

VENUE
SITY A
UNIVER

SIMCOE STREET

JOHN STREET

PETER STREET

KING STREET WEST
BLUE JAYS WAY

WELLINGTON STREET WEST

FRONT STREET WEST

Figure A2 - Study Area

1.4 Methodology
This report reviews the development proposal in relation to the needs and priorities
identified in the Downtown Plan Infrastructure Strategies. This includes a summary of
the existing building supply and an estimate of the projected population, based on a
review of the demographic profiles contained in the Downtown Community Services
and Facilities Strategy documents, on a lot study obtained from the City of Toronto for
the study area, as well as on development approvals in the study area.
Due to the lack of publicly available jobs data for the Study Area, this CCA does not
include data on the number of jobs in the broader area. Instead, only a projection of
the anticipated population and jobs resulting from the proposed development has been
provided.
A summary of the active and recently approved development applications within the
Study Area 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 person per unit (PPU) rates utilized in the Downtown
Community Services and Facilities Strategy. The same PPU was applied to the proposed
development.
Facility priorities and/or opportunities (by sector) as identified by the Infrastructure
Strategy documents were analyzed against the reports completed in support of the
proposal to evaluate the incremental impact of the proposed development on Downtown
infrastructure.
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A R E A

P R O F I L E

2.1 Existing Building Stock
The Toronto Development Guide indicates that the profile of the Study Area set out in a
CCA is to include a summary of the existing number and types of buildings, along with
the number of dwelling units and the estimated number of residents and jobs.
In order to generate an estimate of the potential residential population resulting from
each of the buildings listed in Appendix 1, a similar methodology to that used in the
Downtown Community Services and Facilities Strategy was employed. 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.
Due to its size, this table has been included as an appendix to this CCA report. All information
listed in Appendix 1 is taken from lot study data received from the City of Toronto.
An illustrative summary of the Study Area, including the heights and uses of existing
buildings, existing parks and open spaces, existing and proposed mid-block connections,
and existing and proposed community facilities, is provided in Figure A3.
The statistics in Appendix 1 were collected from City of Toronto lot study data. The data
is categorized according to municipal address, where several of the above addresses
are physically connected to adjacent properties to form one building.
Within the study area, which is within the boundary of the Financial District as identified
in the Downtown Secondary Plan on Map 41-2, there are 43 properties (not including
vacant properties, parking areas, and open space), with a significant proportion of them
being non-residential. Of the 43 properties, five are residential or mixed use (11.6%)
compared with 38 non-residential properties (88.4%), primarily office buildings. The
study area includes several prominent office and commercial buildings including The
Toronto-Dominium Centre (several addresses), RBC Plaza, the Royal York Hotel, Metro
Hall, Roy Thompson Hall, the CBC Building, Metro Convention Centre, and Union Station.
For the purpose of this study, we have distinguished between Mixed Use – Commercial
/ Residential buildings and Mixed Use – Commercial / Office buildings, as several large
office buildings have non-office commercial uses on the ground floor with office above.
Furthermore, we note that the underground PATH pedestrian system runs throughout
the entire study area and includes numerous commercial uses underground (see Figure
A4 – PATH Pedestrian System Map).
Based on our analysis, there are approximately 556 residential units in the study area
which translates to a population range of approximately 906 – 984 people currently
residing in the Study Area.
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Figure A4 - PATH Pedestrian System Map
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DEVELOPMENT ACTIVITY
The introduction of additional residential and non-residential uses will be a positive
addition to the study area and will assist is the evolution of the study area as a “complete
community”. Specifically, the proposal will include residential uses which are currently
lacking and will support existing non-residential uses.

3.1 Study Area Development Activity
This CCA includes a review of active and recently approved planning applications and
building permits to understand the potential impact of future development within the
Study Area. Building Permit data was received directly from the City while Development
Application data was obtained from the City’s Application Information Centre and the
LPAT case information centre.
As of August 2019, there was one building permit application issued, one under review,
and one refused and under appeal. Table A2 below outlines key aspects of these
developments, including population projections that utilize the same methodology as
in Section 2.1 of this report.
Table A2 - Development Applications

* 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.
Address

Status

By-law

Height
(storeys)

Res.
GFA

Non-Res
GFA

Units

Estimated
Pop Low
(1.6)

Estimated
Pop High
(1.77)

1 Front St

Refused by
Council in
May 2019,
under
appeal

n/a

49
storeys

55,726

31,031

836

1,337.6

1,479.7

156 Front
St

Approved
– Building
Permit
Issued, MV
submitted
to revise
height
and under
review

1027-2014

46
storeys

0

127,120

0

0

0

171 Front
Street
(2014 inprinciple
approval)

OPA
and ZBA
Endorsed
by Council

By-law not
implemented

45
storeys

0

133,050**

0

0

0
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Address

Status

By-law

Height
(storeys)

Res.
GFA

Non-Res
GFA

Units

Estimated
Pop Low
(1.6)

Estimated
Pop High
(1.77)

171 Front
Street
(2019
proposal)

OPA, ZBA,
and SPA
under
review

Application
under review

52
storeys

0

151,069

0

0

0

315-325
Front
Street

OPA and
ZBA under
review

Application
under review

45, 55
(res.) 48
and 58
(nonres.)

60,013

334,831

732

1,171.2

1,295.6

1,568

2,508.8

2,775.3

115,739 644,051
Total
**only GFA from 2019 proposal for 171 Front Street has been included

As shown in the table above, there has been limited recent development activity within
the study area. Three properties are included in the table above – one received building
permit, while the remainder are under appeal or under review. Two of the projects
are non-residential while three of the projects are mixed-use, with two including a
significant residential component (1 Front and 315-325 Front).
As detailed in Table A2, the applications within the study area are at different stages
within the approvals process. Therefore, while one currently has a building permit
approved, the other 4 applications are anticipated to be built over the next 6 years based
on a typical timeline of 5 years between submitting an application and occupancy.
The study area lacks existing and proposed residential units and additional residential
GFA will assist in achieving a complete community in the study area. The existing
building stock includes limited residential uses and units while recent development
activity includes only one project with a residential component.
The proposal, which includes both non-residential and residential uses, including 476
units dwelling units, assists in creating a complete community within the study area.

3.2 Population and Employment Estimates
for the Proposed Development
The multipliers included above of 1.6 and 1.77 PPU have been used to calculate projected
population and employment estimates for the proposed development for the subject
site at 145 Wellington Street West. Based on these multipliers, the estimated population
ranges from 762 – 843.
If we consider the full build-out of all the approved and proposed development
applications noted above and the subject site proposal, a population increase between
approximately 3,271 and 3,618 can be expected over the course of the next 5 years.
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Table A3 below provides a breakdown of the estimated number of employees that may
be generated from the proposed development.
Table A3 - Estimated number of employees generated from the proposed development

Proposed Use

Gross Floor Area
(square metres)

Number of
Jobs

Assumptions

Retail

160.2

4

1 job per 40 sq.m.

Office

14,639.8

732

1 job per 20 sq.m.

Residential
(476 units)

35,765.2

38

0.08 per unit
(home occupations, etc.)

Total

50,565.2

810

The job estimates are based on the 2018 Toronto Development Charges Background Study
which estimates 1 job per 20 sq.m. of office space, 1 job for 40 sq.m. of commercial space,
and between 25 – 35 for mixed use buildings. A rule-of-thumb estimate of 0.08 jobs per
residential unit (home occupations, building services etc.) has also been included.

[4.0]
RESPONSE TO
INFRASTRUCTURE
STRATEGIES
Below is a summary of how the proposal addresses the needs and priority actions
identified in the five Downtown Plan Infrastructure Strategies.

4.1 Downtown Parks and Public Realm Plan
The Parks and Public Realm Plan identifies five transformative ideas, as follows:
• “The Core Circle: Re-imagine the valleys, bluffs and islands encircling the Downtown
as a fully interconnected landscape system and immersive experience.”
• “Great Streets: Enhance the unique characteristics of Downtown’s most emblematic
streets and make them outstanding civic places and connectors.”
• “Shoreline Stitch: Re-connect the Downtown to the waterfront and link the east and
west Core Circle landscapes.”
• “Park Districts: Re-imagine Downtown’s distinct districts with parks at their hearts
by expanding, improving and connecting neighbourhood parks and public spaces to
create a focus for everyday community life.”
• “Local Places: Re-imagine local public spaces to better support public life and
expand the utility of our parks and public realm system.”
The subject site is not located in any park district or abutting any sun protected open
space, although it is in proximity to two Great Streets, Front Street and University
Avenue (as identified on Map 41-7). It is also located in proximity to a sun protected open
space, David Pecaut Square (identified on Map 41-13).
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The proposal responds to the public realm strategy by locating residential units
in proximity to the identified Great Streets and sun protected open spaces while
maintaining the existing employment on the site and activating both frontages with the
residential lobby, office lobby and retail unit. With respect to David Pecaut Square, while
the proposal will result in some net-new shadow on the square, it is our opinion that the
shadow impact has been adequately limited (see Planning & Urban Design Rationale
report, Section 5.4).

4.2 Downtown Community Services and
Facilities Strategy
The Downtown Community Services and Facilities Strategy identifies the following six
key strategic directions:
• “Reinvesting in and maximizing use of public assets through retrofits, expansions
and improvements;
• Developing partnership/co-location opportunities with City Divisions, agencies and
boards and community-based organizations;
• Identifying innovative and integrated service delivery models to address CS&F
needs;
• Ensuring that new space/facilities keep pace with growth over a 25-year time horizon;
• Prioritizing space/facility opportunities through collaboration with sector partners;
and
• Setting the foundation of future partnerships through the establishment of new
partnership tables to share information and to explore space/facility opportunities.”
A Community Services and Facilities (CS&F) Study was prepared by Bousfields Inc.,
dated August 2019 (Appendix “A” to the Planning and Urban Design Rationale), to provide
a review of the community services and facilities that are available to residents in the
vicinity of the subject site. None of the initiatives in the Downtown CS&F Strategy were
located within this CCA’s study area. However, the Bousfields CS&F study identified the
following strategy initiatives within or directly adjacent to the Bousfields CS&F study
Area (note that the CS&F study area was larger than this CCA’s study area), including:
• Potential new TDSB school in the Lower Yonge Precinct;
• Potential for new 50,000 square foot community recreation centre as part of the
Lower Yonge Precinct Redevelopment;
• Potential new Pool site within the growing Waterfront West Community;
• Potential new community hub through the re-use of the existing Brant Street Public
School;
• Proposed new YMCA Centre at City-owned lands at 505 Richmond Street West;
• One planned TDSB and one planned TCDSB elementary school as part of the
development of Block 31 (City Place), we note that this facility is now under
construction and nearing completion;
• Planned Toronto Parks, forestry and Recreation community centre as part of
the development of block 31 (City Place), we note that this facility is now under
construction and nearing completion; and
• Planned child care facility as part of the development of block 31 (City Place) to
address growth in the neighbourhood that will be co-located with the two schools
and the community recreation centre.
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The study also reviewed existing community services and facilities in the study area.
It found that 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. Specifically, the study found that both the TDSB and TCDSB
pupil yields from the proposed development could be accommodated in schools serving
the subject site, as all but three of the thirteen area schools were underutilized.
With respect to child care facilities, which is one of the focus areas identified in the
infrastructure strategy, the study found that there is currently insufficient space
to accommodate the children expected to require child care from the proposed
development. However, it notes that accommodation will be based on age and level of
service required, and that further analysis could reveal that that will be greater future
capacity given that 5 new facilities are proposed or approved in the study area, including
at The Well, Canoe Landing, Pier 27, the Lower Yonge Precinct and a new TDSB school.
The study found that the subject site is served by one public library branch, the Fort
York Branch, which is in a state of good repair according to the City, and which includes
a wide variety of services, and offers a diverse range of regular programming. The
study also notes that there are 6 new community recreation centres in the Downtown,
3 of which will be located within the Study Area, at Canoe Landing (funded), One Yonge
Street CRC (funded), and Waterfront West Indoor
Pool (not yet funded). While Canoe Landing is currently under construction, construction
of the One Yonge Street CRC facility has yet to begin and won’t be completed until 20212026.
Overall, the study found that, based on the existing and planned community services
and facilities summarized above most 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
expand and improve community service and facility creation, distribution and access in
the Downtown area. For the purposes of the proposed development, the Bousfields study
recommends 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.

4.3 Downtown Mobility Strategy
The Downtown Mobility Strategy seeks to ensure movement that is safe, efficient,
sustainable and transit supportive. The Mobility Strategy details the priority actions
around the following themes and objectives:
• Complete Streets:
○○ Undertake a Street Typology Study for key Downtown streets to identify street
typologies and modal priorities.
○○ Initiate a Shared Streets Program to identify potential streets as candidates for a
‘shared street’ re-design.
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• Walking:
○○ Undertake Downtown-focused pedestrian safety improvements as part of
the Vision Zero Road Safety Plan, including physical and operational safety
improvements at busy intersections, improving pedestrian space on corners,
addressing lack of pedestrian crossings and routes, etc.
○○ Undertake a Pedestrian Priority Corridor Study to develop a new vision for a network
of streets that re-allocates more space in the right-of-way for pedestrians.
○○ “Undertake a Pedestrian Priority Area Study to develop a new vision that prioritizes
pedestrians in areas of intensive pedestrian use
○○ Develop a Pedestrian Special Events Strategy to accommodate events that
generate high-surge volumes of pedestrians.
○○ Build new PATH extensions and improve connections to off-street trail system.
○○ Continue implementing the Toronto 360 Wayfinding Strategy.
• Cycling:
○○ Continue implementing initiatives already planned as part of the 10-Year Cycling
Network Plan.
○○ Advance additional initiatives from the Long-Term Cycling Network Plan.
○○ Undertake bicycle safety initiatives at key locations in the Downtown as part of the
Vision Zero Road Safety Plan.
○○ Complete and implement the Bicycle Parking Strategy.
○○ Implement mechanisms for securing and funding additional Bike Share
infrastructure (with TPA).
• Public Transit:
○○ Review lessons-learned from King Street Transit Pilot.
○○ Undertake a Downtown Transit Area Study to develop a long-term vision and plan
for surface transit improvements needed to accommodate growth within and
near the Downtown to improve transit reliability, reduce transit travel times, and
increase transit ridership.
○○ Undertake ongoing targeted physical and operational improvements along busy
surface transit routes to address service bottlenecks (e.g. Bathurst–Fleet–
Lakeshore).
○○ Implement strategies identified in the TTC’s Ridership Growth Strategy.
• Motor Vehicles:
○○ Implement the Curbside Management Strategy.
○○ Promote off-peak delivery using alternative delivery methods such as bicycles
and smaller delivery vehicles within the Downtown.
○○ Implement a pilot project to encourage and facilitate innovative freight delivery
methods (off-hours deliveries, remote consolidation centres, etc.).
○○ Investigate changing parking by-law to require parking spaces that satisfy TPA’s
size requirements.
○○ Include multi-modal facilities in TPA parking facilities.
○○ Incorporate new features into street designs to support other road users (e.g.
conduits for wiring within the Downtown Film Precinct to support film industry;
plug-in locations for tour buses).
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We note that the foregoing priority actions are almost exclusively within the purview of
the City to implement, and that individual development applications will not be able to
directly address the priority actions.
Within that context, the proposed development is poised to support the priority actions
outlined above, which promote the use of walking, cycling, and transit over the private
automobile. As set out in our Planning and Urban Design Rationale report, the subject site
has excellent access to public transit services. The subject site located approximately
430 metres from the main entrance of Union Station, Toronto’s main transit hub, which
provides access to the following systems:
•
•
•
•
•

GO commuter rail;
GO bus terminal;
VIA Rail Canada and other intercity transit;
Union Pearson Express; and
TTC subway Yonge-University Line 1.

The ongoing Union Station revitalization project will result in expansion of the GO
concourses to accommodate the expected doubling of passengers at Union Station
by 2030, restoration of the VIA Rail concourse, creation of a new pedestrian retail
concourse below the station, and an increase in the number of station entrances,
including the addition of a new PATH connection and tunnel to Union Plaza, Air Canada
Centre and Maple Leaf Square.
In addition, the subject site is located approximately 200 metres from St. Andrew
subway station and approximately 585 metres from the Osgoode subway station on
the Yonge University subway line (Line 1). In addition to Line 1, the subject site is within
walking distance of the following transit routes:
•
•
•
•
•
•

The 504 King Streetcar
The 503 Kingston Road Streetcar
The 121 Fort York-Esplanade bus
The 72B Pape bus
The 6 Bay bus
The 97B Yonge bus

With regards to cycling facilities, Simcoe Street includes dedicated bicycle lanes with
pavement markings, barriers and planters between Queen Street West and Queen
Street West.
Billy Bishop Toronto City Airport, commonly known as the Toronto Island Airport, is
located on the Toronto Islands and accessed by a ferry service at the foot of Bathurst
Street, approximately a 1.2 metre walking distance from the subject site.
Given the proximity to Union Station, St. Andrew Station, Osgoode Station, cycling
facilities, and various transit routes, the proposal will be transit supportive and help
limit the reliance on the private automobile. The proposal is supportive of active
transportation and public transit objectives outlined in the Mobility Strategy, which
encourage reducing the overall dependency on private vehicles for future residents and
users of the site.
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Further, the proposed development will make two significant improvements to the
public realm. Along Wellington Street West, the proposal includes the extension of the
sidewalk into the roadway by approximately 2.8 metres, in place of a largely unused
lane that exists today in front of the subject site. This extension will result in a curb-tobuilding-face dimension of between 7.05 metres to 7.20 metres for the majority of the
Wellington Street West frontage, well in excess of the typical requirement of 6 metres.
Along Simcoe Street, the podium will be set back between 3.7 and 3.9 metres from the
west property line at grade, generally aligning with the approved westerly setback of 160
Front Street West, the office building under construction immediately to the south and
creating a curb-to-building-face dimension of between 8.65 and 8.85 metres along the
subject site’s Simcoe Street frontage. Together, the setbacks will create an enhanced
pedestrian zone along Simcoe Street.
Overall, the development supports the Downtown Mobility strategy through a number
of design elements including supporting alternative modes of transportation including
walking, cycling, and transit, will provide a mix of uses on site, and will expand the
sidewalks along both frontages.
BA Group prepared a Transportation Impact Study dated August 2019 in support of the
proposed development. The study reviewed the road, transit, cycling and pedestrian
networks and noted the following
• The site is well positioned within proximity to multiple subway station, streetcar
routes, bus routes, GO transit lines, all with connections to Union Station.
• The site is within walking distance of a mix of employment, retail, and entertainment.
• Within 500 metres of the site, there are approximately 22 care share locations
accommodating 36 car-share vehicles.
• Consideration Consideration will be given to providing 1-year PRESTO cards to Site
residents
• It is anticipated that all pedestrian, vehicular, transit, and cycling trips will be
reasonably accommodated through existing networks.
• The proposal will include 66 parking spaces and finds this reasonable based on
analysis described in further detail in the TIS, such as decline of automobile use
for office travel, nearby approvals for low parking rates, sales records for on-site
parking, and availability of nearby public parking lots.
• The proposal will include 546 long-term and short-term bicycle parking spaces for
the residential, office, and retail uses proposed for the subject site. The bicycle
parking provided meets the by-law requirements of 569-2013.
• One Type G, one Type B, and Two Type C loading spaces will be provided as part of the
proposal which meets the minimum requirements of zoning by-law 569-2013.
In conclusion, the BA report finds that the development is supportable from a
transportation perspective given the site’s location, existing transportation networks,
and parking and loading provided on site.

4.4 Downtown Energy Strategy
The Downtown Energy Strategy is intended to ensure that development supports
investment in necessary energy infrastructure. The strategy seeks to address rising
greenhouse gas emissions, growing electricity demand, and more frequent extreme
weather events. The Downtown Energy Strategy outlines the following priority actions:
• Work with thermal energy network owners and operators to reduce greenhouse gas
(GHG) emissions from existing thermal energy networks.
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• Work with energy developers in development of new low-carbon thermal energy
networks.
• Work with energy developers to identify and develop local renewable energy
solutions.
• Promote residential building retrofits, focusing conservation and efficiency
initiatives on existing multi-unit residential buildings Downtown.
• Encourage development applicants to achieve near-zero emissions buildings by
pursuing the highest tier of the Toronto Green Standard through the Energy Strategy
Report.
• Prepare design guidelines for low-carbon thermal energy-ready buildings and make
the guidelines available to development applicants in the Energy Strategy Report
Terms of Reference.
• Encourage multi-unit residential development applicants to follow the ‘Minimum
Backup Power Guidelines’ for multi-unit high-rise residential buildings through the
Energy Strategy Report.
• Encourage development applicants to salvage and reuse materials, by updating
the Energy Strategy Report Terms of Reference to require accounting of embodied
energy and identifying opportunities to limit its loss.
As with the Mobility Strategy, the majority of the priority actions are within the purview of
the City and energy providers, although certain priority actions are directed specifically
toward development applications.
In this respect, an Energy Strategy Report was prepared by EQ dated July 5, 2019. The
report notes that several energy-efficiency and near net-zero energy measures will be
explored and implemented at later design stages of this proposal. The report states
that the proposal will meet the required Toronto Green Standard version 3 Tier 1 target
and suggests further design features to achieve Tier 2 as well as Towards Net Zero. The
reports also includes predicted carbon emissions produced for all three scenarios –
Tier 1, Tier 2, and Towards Net Zero. In terms of proposed design features the energy
report includes both passive and active design measures for Tier 1, Tier 2, and Towards
Net Zero.

4.5 Downtown Water Strategy
The Downtown Water Strategy seeks to address challenges associated with
infrastructure capacity and constrains imposed by groundwater infiltration and wet
weather flows. The Water Strategy outlines the following priority actions:
• Water Supply Infrastructure:
○○ Complete the Toronto Optimization Study to assess water supply system
performance, as this relates to major components of the system, and identify any
deficiencies to be resolved.
○○ Complete a plan to upgrade watermains with the potential to increase fire
suppression capability to support future growth and implement the plan
accordingly. These projects will be considered under Development Charges.
• Wastewater Infrastructure:
○○ Implement recommendations of the Waterfront Sanitary Servicing Master Plan
Environmental Assessment Update to resolve capacity constraints related to the
Scott Street Sewage Pumping Station service area within the Downtown.
○○ Extend programs to find and fix deficiencies in the existing sewer system to
reduce the impacts of wet weather flow and to optimize existing sewer capacity.
○○ Continue to improve hydraulic models to increase their accuracy as opportunities
arise.
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• Stormwater Infrastructure:
○○ Complete the Basement Flooding Protection Program studies and, based on the
results, schedule specific infrastructure improvements through the Toronto Water
Capital Works Program.
○○ Review the integration of projects identified by the Basement Flooding Protection
Program and growth-related projects through the capital works program.
○○ Assess the feasibility of proposed Ministry of the Environment and Climate Change
stormwater controls in high-density development areas, such as Downtown.
○○ Update the City’s Wet Weather Flow Management Guidelines.
○○ Complete an implementation strategy for the Green Streets Technical Guidelines.
• Water Strategy implementation:
○○ Complete infrastructure assessments to identify capacity constraints based on
future growth, and implement projects to resolve the capacity constraints through
the Capital Works Program.
As with the Mobility Strategy and Energy Strategy, the priority actions are almost
exclusively within the purview of the City; as a result, individual development applications
will not be able to directly address the priority actions.
In this respect, a combined Functional Servicing and Stormwater Management Report
was prepared by Counterpoint dated August, 2019. The report finds and recommends
the following:
• Water Servicing:
○○ the proposed development will be serviced by two proposed 150mm connections
to the existing 300mm watermain on Wellington Street and a proposed secondary
150mm fire connection to the existing 150mm watermain on Simcoe.
• Foundation Drainage:
○○ a peak flow rate of 1.26 L/s has been incorporated into the sanitary analysis which
will cover both short-term and long-term discharge; and both quality and quantity
will be accommodated.
• Sanitary Servicing:
○○ the existing building has a sanitary flow of 3.16 L/s which is expected to
increase to 14.06 L/s from the proposed development; sanitary servicing will be
accommodated by two sanitary connections to a combined 600mm x 900mm
combined sewer on Wellington Street; and
○○ The increase in sanitary flows will be offset by the reduction in storm flows.
• Stormwater Servicing:
○○ the proposed development will be serviced by a new 200mm storm connection to
the existing 600mm x 900m combined sewer on Wellington Street;
○○ with respect to quantity, an on-site storage tank will retain 45m3 of stormwater;
○○ a water balance volume of 5.8m3 will retained on site; and
○○ stormwater quality will be considered clean as 95% will be roof discharge, which
is considered clean.
Overall, the Functional Servicing and Stormwater Management Report finds that
the proposal can be accommodated by implementing the above-noted servicing
requirements.
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[5.0]

CONCLUSIONS
The proposed development will maintain the existing retail and office uses on the
subject site, while providing an additional 476 residential units, including a large
portion of non-residential uses. In our opinion, the proposed mix of uses (office, retail,
and residential) will contribute to the achievement of a complete community and the
continued evolution of the study area as a mixed-use neighbourhood, especially given
that the Study Area consists largely of non-residential uses, primarily office uses.
With respect to the Downtown Secondary Plan’s Infrastructure Strategies, it is out
opinion that:
• from a parks and public realm perspective, the proposal maintains existing office
uses while providing residential units in proximity to Great Streets and sun protected
open spaces, without resulting in unacceptable built form impacts on these public
spaces;
• from a community services and facilities perspective, the study area generally
includes sufficient capacity to accommodate the estimated population growth
resulting from the proposed development, though we recommend ongoing
discussion with City staff as several planned community services and facilities are
in the planning stages;
• from a mobility perspective, the proposal will benefit from excellent existing
pedestrian, vehicular, cycling, and transportation networks, and the proposed
parking and loading provided on the site will be sufficient to accommodate the
development and will encourage diminished reliance on the automobile;
• from an energy perspective, the energy opportunities will continue to be explored in
future design stages of the proposal, however, the required Toronto Green Standards
will be met; and
• from a water perspective, the proposal will generate greater water demand and
produce more waste as compared with the existing building, however, the servicing
requirements can be accommodated through on-site measures and within the
existing servicing network.

A18

APPENDIX A

COMPLETE COMMUNITY ASSESSMENT
145 WELLINGTON STREET WEST

A19

Residential
Units

Address

Non-Res GFA
(SQ.M.)

Res GFA
(SQ.M.)

Generalized
Use

200 BAY ST

RBC Plaza

0

90,855.00

Non-residential

220 BAY ST

TD Centre

0

12,641.00

Non-residential

222 BAY ST

TD Centre

0

110,370.80

Non-residential

61 FRONT ST

Union Station

85,000.00

Non-residential

100 FRONT ST

Royal York
Hotel

125,280.00

Non-residential

123 FRONT ST W

0

40,520.90

Non-residential

149 FRONT ST W

0

26,830.30

Non-residential

156 FRONT ST W

0

11,966.60

Non-residential

200 FRONT ST W

0

133,523.50

Non-residential

301 FRONT ST W

0

73,599.60

Non-residential

325 FRONT ST W

0

100,180.13

Non-residential

55 JOHN ST

Metro Hall

0

884,44.00

Non-residential

77 KING ST W

TD Centre

0

124,574.20

Non-residential

121 KING ST W

9

63,280.20

145 KING ST W

0

78,586.90

Non-residential

225 KING ST W

0

32,701.60

Non-residential

0

29,895.70

1 UNIVERSITY AVE

0

29,548.30

33 UNIVERSITY AVE

224 * data not
from City

40 UNIVERSITY AVE

0

18,125.80

Non-residential

55 UNIVERSITY AVE

0

34,639.90

Non-residential

70 UNIVERSITY AVE

0

31,791.70

Non-residential

88 UNIVERSITY AVE

0

13,798.60

Non-residential

100 UNIVERSITY AVE

0

19,476.90

Non-residential

60 SIMCOE ST
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Roy Thompson
Hall

1,000.00

Mixed Use

Non-residential
Non-residential
Mixed Use

Residential
Units

Address

Non-Res GFA
(SQ.M.)

Res GFA
(SQ.M.)

Generalized
Use

79 WELLINGTON ST W

TD Centre

66,170.00

Non-residential

95 WELLINGTON ST W

TD Centre

33,918.00

Non-residential

107 WELLINGTON ST
W

Non-residential

2,791.00

145 WELLINGTON ST
W

0

19,022.30

Non-residential

155 WELLINGTON ST
W

0

112,802.00

180 WELLINGTON ST
W

0

21,260.10

181 WELLINGTON ST W

0

32,800.00

200 WELLINGTON ST
W

0

81,286.60

Non-residential
Non-residential
Non-residential
Non-residential

60 YORK ST / 56
YORK ST / 111 WELLINGTON (see also 33
UNIVERSITY)

0

7,783.00

70 YORK ST

0

24,975.60

Non-residential

142 FRONT ST W

0

8,219.40

Non-residential

146 FRONT ST W

0

7,333.00

Non-residential

0

161,756.50

Non-residential

75 SIMCOE ST

0

1,637.00

Non-residential

183 WELLINGTON ST
W

158

250 FRONT ST W

Non-residential

CBC Building

55 YORK ST
255 FRONT ST W

51,625.00

Non-residential

11,649.00
Metro Convention Centre

0

Mixed Use

Non-residential

176,375.00

71 SIMCOE ST

87

10,161.17

Residential

73 SIMCOE ST

88

22,662.30

Residential

Total

566

2,145,410.13

85,448.47
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1.1 Overview
This Community Services and Facilities Study (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 145 Wellington Street West 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 (April 2019), as
set out by the City’s Strategic Initiatives, Policy and Analysis Staff.
As per the Scope of Work, this CS&F includes an analysis of the demographic
characteristics of the Study Area, an inventory of the recent development
activity within the Study Area 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
The proposed is a 65-storey mixed used building with a podium element
comprised of 14,639.8 square metres and 160.2 square metres of office
and retail, and a tower element comprised of approximately 35,765 square
metres of residential. A total gross floor area of 50,565.2 square metres is
proposed, resulting in a total density of 34.2 FSI.
The proposed tower will include a total of 476 residential dwelling units,
including 204 one-bedroom units, 221 two-bedroom units and 51 threebedroom units. Sixty-eight of the one-bedroom dwelling units and 102 of the
two-bedroom dwelling units include a den. A total of 1,460.9 square metres
of indoor amenity space and 634.5 square metres of outdoor amenity space
is also provided.

1.3 Study Area
This report’s Study Area was determined in consultation with City staff.
The resulting Study Area includes the boundaries of the Financial District,
Waterfront Central, Waterfront West and King-Spadina neighbourhoods as
defined by the TOcore (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 documents. A summary of the
active and recently approved development applications within the Study
Area 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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2.1 Financial District, Waterfront
Central, Waterfront West and
King-Spadina
The Subject Site is located within the Financial District neighbourhood as
defined by the TOcore Study (see Figure A2). However, as outlined above, the
following demographic profile is based on the Study Area boundaries which
align with the collective boundaries of the Financial District, Waterfront
Central, Waterfront West and King-Spadina neighbourhoods. Therefore,
this profile includes information from the neighbourhood profiles for each
of these neighbourhoods as identified by the Downtown CS&F Strategy.

2.2 Population
Between 2011 and 2016, the Study Area experienced a population increase
from 36,465 to 58,629 people, representing an approximate increase of
60.8%. The Downtown as a whole experienced a population increase from
199,000 to 238,000 people between 2011 and 2016, representing a 19.2%
increase.

Table B1 - Population and Growth - By Neighbourhood (2011-2016)
Financial

Waterfront

Waterfront

District

Central

West

King-Spadina

Study Area

Downtown

Total Population, 2016

1,242

14,416

25,422

17,549

58,629

238,000

Total Population, 2011

644

10,601

16,575

8,645

36,465

199,000

% Change, 2011 to 2016

92.9%

36.0%

53.4%

103%

60.8%

19.2%
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2.3 Household Composition
In terms of household composition, there were 135,000 households in the
Downtown in 2016. Between 2011 and 2016, the number of households
increased by approximately 23,000. In 2016, the Study Area had a total of
36,510 households representing a 58.3% increase from 2011. Of the 36,510
households, 19,785 (54%) were single person households.
Table B2 - Household Composition - By Neighbourhood (2016)
Financial
District

Waterfront
Central

Waterfront
West

KingSpadina

Study Area

Downtown

Total households

690

8,785

15,145

11,890

36,510

135,000

Couples without children

190

2,380

3,685

2,690

8,945

29,000

Couples with children

80

760

1,160

490

2,490

12,000

Lone parent households

35

335

640

210

1,220

8,000

345

4,585

7,580

7,275

19,785

71,000

20

220

380

130

750

4,000

Household Composition

Single person households
Families with children over 25 years at home

In terms of tenure, over half (58.6%) of the dwellings in the Study Area in
2016 were rented, whereas, in the Downtown as a whole, renters represented
an approximate ratio of two to one (66.2% of dwellings). In 2016, 94% of
dwellings were part of a condominium and, according to the 2016 data, 76%
of the Study Area had moved in the past 5 years.

Table B3 - Household Composition and Growth - By Neighbourhood (2016)
Dwelling Category

Financial
District

Waterfront
Central

Waterfront
West

King-Spadina

Study Area

Downtown

Owners

345

3,740

5,955

5,080

15,120

46,000

Renters

355

5,045

9,175

6,810

21,385

90,000

Proportion of dwellings that are part of condominium

100%

91%

94%

92%

94%

56%

Portion of persons who have moved in the last 5 years

76%

67%

78%

82%

76%

61.9%

Persons not in suitable housing

8%

7%

9%

5%

7%

9.4%
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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 consisted 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.
Based on residential units that were already built, the Study Area had an
estimated population at December 31, 2016 ranging between 64,435 to
65,050 persons. As of December 31, 2016 the Study Area a total of 32,380
residential units that were active and under review (development application
to building permit). These projects, if occupied, could increase the total
population within the Study Area to between 116,240 to 122,360 persons.

Table B4 - Estimated Population Growth (Built Projects) - By Neighbourhood
Financial
District

Waterfront
Central

Waterfront
West

KingSpadina

Study
Area

Downtown

Total Population Census 2016

1,242

14,416

25,422

17,549

58,629

238,000

Residential units Built between May 1, 2016 and December 31, 2016

800

1,430

0

1400

3,630

7,000

Estimated Population at December 31, 2016 (Lower Range)

2,520

16,705

25,420

19,790

64,435

249,000

Estimated Population at December 31, 2016 (Higher Range)

2,655

16,945

25,420

20,030

65,050

250,000

Table B5 - Estimated Population Growth - By Neighbourhood (2016)

Total Population Census 2016

Financial
District

Waterfront
Central

Waterfront West

King-Spadina

Study Area

Downtown

1,242

14,416

25,422

17,549

58,629

238,000

Residential Units Active and Under
Review at December 31, 2016

0

8,960

3,950

19,470

32,380

97,000

Potential Population in Active
and Under Review Residential
Developments (Lower Range)

0

14,335

6,320

31,150

51,805

155,000

Potential Population in Active
and Under Review Residential
Developments (Higher Range)

0

15,860

6,990

34,460

57,310

171,000

Total Potential Population Based on
Planning Projects (Lower Range)

2,520

31,040

31,740

50,940

116,240

403,000

Total Potential Population Based on
Planning Projects (Higher Range)

2,655

32,805

32,410

54,490

122,360

421,000
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2.5 Employment
In 2016, there were 577,000 employees in the Downtown. This number has
grown by 69,000 between 2011 and 2016, representing a 13.7% increase.
Moreover, the CS&F Strategy anticipates that the number of employees will
continue to grow to 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.
Map 3 of the Downtown CS&F Strategy indicates that the Waterfront West
neighbourhood will have a lower employment density in 2041 relative to the
King-Spadina, Waterfront Central, and Financial District neighbourhoods.
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 May 23, 2018, a new Secondary
Plan for the Downtown (the “Downtown Plan”) and 5 accompanying
infrastructure strategies (the Parks and Public Realm, Mobility, Water,
Energy and Community Services and Facilities Strategies) were adopted by
City Council. The Downtown Plan was approved by the Ministry of Municipal
Affairs and Housing on June 5, 2019.
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.
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To further understand the context of the Study Area, this report reviewed
active and recently approved residential and mixed-use development
applications located within the Study Area. As of August 2019, there were 55
recent applications/approvals in the Study Area. The table 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, the estimated population ranged from 766 to 848 persons.
Therefore, the population for the Study Area, inclusive of the proposed
development, is an estimated range of 50,448 to 54,590 persons.

Table B6 - Recent Development Applications within the Study Area (City of Toronto)

Status

Type

Tenure

Max
Height
(st)

Gross
Floor
Area

Unit
Count

Under
Construction/
Built

Mixed-Use

Condo

35

142,616

607

1 Yonge Street (phases
1,2,3)

OPA/ZBA - LPAT
Approval, SPA Under Review

Mixed-Use

Condo,
Affordable
Rental

95

240,405

55 Lakeshore Blvd.
East

OPA/ZBA - LPAT
Approval, SPA Under Review

Mixed-Use

Condo,
Affordable
Rental

66

1 Front Street West

Appealed

Mixed-Use

Rental

75 The Esplanade

Under
Construction/
Built

Mixed-Use

130 Harbour Street

Under
Construction/
Built

350 Queens Quay West

Est. Pop.
(low)

Est. Pop.
(high)

Bachelor: 0
1-Bedroom: 377
2-Bedroom: 230
3+ Bedroom: 0

972

1075

2496

Bachelor: 0
1-Bedroom: 1480
2-Bedroom: 555
3+ Bedroom: 261

3994

4418

130,747

1670

Bachelor: 41
1-Bedroom: 1096
2-Bedroom: 356
3+ Bedroom: 177

2672

2956

49

86,758

836

Bachelor: 120
1-Bedroom: 424
2-Bedroom: 208
3+ Bedroom: 84

1338

1480

Condo

29

22,859

308

Bachelor: 8
1-Bedroom: 193
2-Bedroom: 71
3+ Bedroom: 36

493

546

Mixed-Use

Condo

66

56,680

694

Bachelor: 0
1-Bedroom: 505
2-Bedroom: 145
3+ Bedroom: 44

1111

1229

OPA/ZBA - LPAT
Approval, SPA Under Review

Mixed-Use

Rental

20

23,765

343

Bachelor: 40
1-Bedroom: 132
2-Bedroom: 145
3+ Bedroom: 26

549

608

23 Spadina Avenue

ZBA-LPAT
Approval, SPA Under Review

Mixed-Use

Condo

69

120,468

1364

Bachelor: 0
1-Bedroom: 808
2-Bedroom: 419
3+ Bedroom: 137

2183

2415

500 Lakeshore Blvd
West

Approved

Mixed-Use

Condo

41

76,811

886

Bachelor: 0
1-Bedroom: 786
2-Bedroom: 0
3+ Bedroom: 100

1418

1569

Address

25 Queens Quay East
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Unit Mix

Status

Type

Tenure

Max
Height
(st)

Gross
Floor
Area

Unit
Count

545 Lakeshore Blvd
West

ZBA - Under Review

Mixed-Use

Condo

39

54,704

508

578 Front Street West

Under
Construction/Built

Mixed-Use

Condo

19

33,619

647-663 King Street
West and 60 Stewart
Street

ZBA- LPAT
Approval

Mixed-Use

Condo and
Rental

17

602 King Street West

Under
Construction/Built

Mixed-Use

Condo

ZBA - LPAT
Approval

Mixed-Use

543 Richmond Street
West

ZBA - LPAT
Approval, SPA Under Review

604 Richmond Street
West

520 Richmond Street
West

Est. Pop.
(low)

Est. Pop.
(high)

Bachelor: 0
1-Bedroom: 270
2-Bedroom: 187
3+ Bedroom: 51

813

900

367

Bachelor: 53
1-Bedroom: 234
2-Bedroom: 44
3+ Bedroom: 36

588

650

21,850

251

Bachelor: 7
1-Bedroom: 142
2-Bedroom: 69
3+ Bedroom: 33

402

445

18

41,315

134

Bachelor: 0
1-Bedroom: 80
2-Bedroom: 40
3+ Bedroom: 14

215

238

Condo and
Rental

16

5,466

88

Bachelor: 16
1-Bedroom: 54
2-Bedroom: 9
3+ Bedroom: 9

141

156

Mixed-Use

Condo

15

35,565

476

Bachelor: 16
1-Bedroom: 266
2-Bedroom: 146
3+ Bedroom: 48

762

843

Under
Construction/Built

Mixed-Use

Condo

14

15,581

218

Bachelor: 102
1-Bedroom: 91
2-Bedroom: 20
3+ Bedroom: 5

349

386

ZBA - Approved,
SPA - Under Review

Mixed-Use

Condo

15

8,794

125

Bachelor: 0
1-Bedroom: 100
2-Bedroom: 11
3+ Bedroom: 14

200

222

135 Portland Street

Appealed

Mixed-Use

Condo

16

9,459

117

Bachelor: 20
1-Bedroom: 42
2-Bedroom: 45
3+ Bedroom: 10

188

208

502 Adelaide Street
West

ZBA, SPA - Under
Review

Mixed-Use

Condo

14

9,483

105

Bachelor: 0
1-Bedroom: 7
2-Bedroom: 71
3+ Bedroom: 27

168

186

544 King Street West

ZBA - Under Review

Mixed-Use

Condo

12

27,625

77

Bachelor: 0
1-Bedroom: 4
2-Bedroom: 49
3+ Bedroom: 24

1234

137

533 King Street West

ZBA - LPAT
Approval, SPA Under Review

Mixed-Use

Condo

21

55,090

483

Bachelor: 97
1-Bedroom: 241
2-Bedroom: 99
3+ Bedroom: 46

773

855

462 Wellington Street
West

ZBA - Under Review

Mixed-Use

Rental

17

24,080

131

Bachelor: 109
1-Bedroom: 8
2-Bedroom: 6
3+ Bedroom: 8

210

232

422 Wellington Street
West

ZBA - Appealed,
SPA- Under Review

Mixed-Use

Condo

17

9,033

104

Bachelor: 34
1-Bedroom: 37
2-Bedroom: 21
3+ Bedroom: 12

167

185

489 Wellington Street
West

ZBA - Appealed,
SPA - Under Review

Mixed-Use

Condo

14

8,961

117

Bachelor: 0
1-Bedroom: 72
2-Bedroom: 29
3+ Bedroom: 16

188

208

440 Front Street West

SPA, DPOS, PLCE Under Review

Mixed-Use

Condo and
Rental

46

139,603

1681

2690

2976

Address

149 Bathurst Street

Unit Mix

Bachelor: 79
1-Bedroom: 744
2-Bedroom: 685
3+ Bedroom: 173
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Status

Type

Tenure

Max
Height
(st)

Gross
Floor
Area

Unit
Count

457 Richmond Street
West

Appealed

Mixed-Use

Condo

19

9,830

139

452 Richmond Street
West

ZBA - Appealed,
SPA - Under Review

Mixed-Use

Condo

17

8528

450 Richmond Street

Appealed

Mixed-Use

Condo

19

400 Front Street West

Appealed

Mixed-Use

Condo

Under
Construction/Built

Mixed-Use

401 King Street West

Appealed

357 King Street West

Est. Pop.
(low)

Est. Pop.
(high)

Bachelor: 40
1-Bedroom: 55
2-Bedroom: 27
3+ Bedroom: 17

223

247

125

Bachelor: 89
1-Bedroom: 34
2-Bedroom: 1
3+ Bedroom: 1

200

222

8,494

111

Bachelor: 0
1-Bedroom: 45
2-Bedroom: 45
3+ Bedroom: 21

178

197

59

148,336

1937

Bachelor: 0
1-Bedroom: 581
2-Bedroom: 1356
3+ Bedroom: 0

3100

3429

Rental

36

26,693

286

Bachelor: 15
1-Bedroom: 171
2-Bedroom: 74
3+ Bedroom: 26

458

507

Mixed-Use

Condo

56

48,214

615

Bachelor: 27
1-Bedroom: 403
2-Bedroom: 137
3+ Bedroom: 48

984

1089

ZBA - Under Review

Mixed-Use

Condo

42

25,713

324

Bachelor: 0
1-Bedroom: 216
2-Bedroom: 73
3+ Bedroom: 35

519

574

400 King Street West

Appealed

Mixed-Use

Condo

47

41,010

630

Bachelor: 66
1-Bedroom: 284
2-Bedroom: 217
3+ Bedroom: 63

1008

1116

102 Peter Street

Approved

Mixed-Use

Condo

47

49,360

695

Bachelor: 55
1-Bedroom: 315
2-Bedroom: 256
3+ Bedroom: 69

1112

1231

122 Peter Street

Appealed

Mixed-Use

Condo

46

27,397

435

Bachelor: 42
1-Bedroom: 294
2-Bedroom: 89
3+ Bedroom: 10

696

770

355 King Street West

Under
Construction/Built

Mixed-Use

Condo

48

65,819

911

Bachelor: 205
1-Bedroom: 443
2-Bedroom: 171
3+ Bedroom: 92

1458

1613

327 King Street West

SPA - Under Review

Mixed-Use

Condo

49

23,206

328

Bachelor: 0
1-Bedroom: 270
2-Bedroom: 25
3+ Bedroom: 33

525

581

301-319 King Street
West

Appealed

Mixed-Use

Condo

51

35,657

362

Bachelor: 0
1-Bedroom: 218
2-Bedroom: 115
3+ Bedroom: 29

580

641

24 Mercer Street

ZBA -LPAT
Approved, SPA Under Review

Mixed-Use

Condo

18

2,441

13

Bachelor: 0
1-Bedroom: 2
2-Bedroom: 10
3+ Bedroom: 1

21

24

15 Mercer Street

Under
Construction/Built

Mixed-Use

Condo

49

58,904

660

Bachelor: 0
1-Bedroom: 111
2-Bedroom: 480
3+ Bedroom: 69

1056

1169

81 Peter Street

Under
Construction/Built

Mixed-Use

Condo

49

43,002

630

Bachelor: 81
1-Bedroom: 477
2-Bedroom: 9
3+ Bedroom: 63

1008

1116

Address

57 Spadina Avenue
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Unit Mix

Status

Type

Tenure

Max
Height
(st)

Gross
Floor
Area

Unit
Count

ZBA - LPAT
Approved, SPA Under Review

Mixed-Use

Condo

49

62,000

660

40 Widmer Street

ZBA - Approved,
SPA - Under Review

Mixed-Use

Condo

46

29,492

117 Peter Street

Under
Construction/Built

Mixed-Use

Condo

37

126 John Street

ZBA - Under Review

Mixed-Use

Condo

324 Richmond Street
West

ZBA - Approved,
SPA - Under Review

Mixed-Use

283 Adelaide Street
West

Under
Construction/Built

263 Adelaide Street
West

Est. Pop.
(low)

Est. Pop.
(high)

Bachelor: 0
1-Bedroom: 398
2-Bedroom: 174
3+ Bedroom: 88

1056

1169

426

Bachelor: 6
1-Bedroom: 103
2-Bedroom: 237
3+ Bedroom: 80

682

755

27,095

410

Bachelor: 34
1-Bedroom: 233
2-Bedroom: 101
3+ Bedroom: 42

656

726

40

76,264

613

Bachelor: 0
1-Bedroom: 370
2-Bedroom: 179
3+ Bedroom: 64

981

1086

Condo

27

23,331

344

Bachelor: 20
1-Bedroom: 251
2-Bedroom: 70
3+ Bedroom: 3

551

609

Mixed-Use

Condo

48

29,328

366

Bachelor: 38
1-Bedroom: 183
2-Bedroom: 105
3+ Bedroom: 40

586

648

ZBA - LPAT
Approval

Mixed-Use

Condo

49

32,251

361

Bachelor: 117
1-Bedroom: 80
2-Bedroom: 121
3+ Bedroom: 43

578

639

14 Duncan Street

ZBA - Under Review

Mixed-Use

Condo

48

33,996

369

Bachelor: 0
1-Bedroom: 246
2-Bedroom: 82
3+ Bedroom: 41

591

654

266-270 King Street
West

ZBA - Under Review

Mixed-Use

Condo

92

171,718

1716

Bachelor: 162
1-Bedroom: 817
2-Bedroom: 504
3+ Bedroom: 233

2746

3038

19 Duncan Street

ZBA Approved, SPA
- Under Review

Mixed-Use

Rental

57

44,930

462

Bachelor: 167
1-Bedroom: 155
2-Bedroom: 93
3+ Bedroom: 47

740

818

150 Pearl Street

ZBA - LPAT
Approval

Mixed-Use

Condo

59

41,467

480

Bachelor: 0
1-Bedroom: 237
2-Bedroom: 194
3+ Bedroom: 49

768

850

100 Simcoe Street

Appealed

Mixed-Use

Condo

59

53,600

524

Bachelor: 62
1-Bedroom: 307
2-Bedroom: 102
3+ Bedroom: 53

839

928

250 University Avenue

ZBA - Under Review

Mixed-Use

Condo

54

36,606

495

Bachelor: 0
1-Bedroom: 80
2-Bedroom: 328
3+ Bedroom: 87

792

877

315 & 325 Front Street
West (Oxford’s ‘Union
Park’ Development)

OPA/ZBA - Under
Review

Mixed-Use

Rental

44 & 54

60,013

732

Bachelor: 148
1-Bedroom: 294
2-Bedroom: 218
3-Bedroom: 72

1,172

1,296

-

-

-

-

-

30,345

49,682

53,742

Address

8-30 Widmer Street

Total

Unit Mix

-
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As detailed in Table A7, of the 55 active or recently approved development
applications in the Study Area, 18 have either been approved, built or are
under construction, 24 have been proposed and are under review by City
staff, and 13 are under appeal. As the timeline between submitting an
application and occupancy is typically around 5 years, it can be assumed
that this projected population increase will occur incrementally over the
next several years. Further, some of these proposed developments may not
be approved or may be approved but constructed in a different form (eg.
with fewer units) than what has been proposed.

Table B7 - Estimated Population Increase by Development Status (City of Toronto)
# of
Developments

# of Units

Estimated Pop.
(low)

Estimated Pop.
(high)

Approved, Under Construction or Built

18

8,352

13,369

14,793

Under Appeal

13

6,052

9,689

10,720

Proposed Development

24

15,941

26,624

28,229

Total

55

30,345

49,682

53,742

Development Status
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4.1 TOcore Community Services &
Facilities Study - Phase 1
The TOcore Community Services & Facilities Study, Phase 1 - Taking
Stock (the “Phase 1 Report”) was released 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, 9 of
which are located within the Study Area. These include:
• Potential new TDSB school in the Lower Yonge Precinct;
• Potential new 50,000 square foot community recreation centre as part of
the Lower Yonge Precinct redevelopment;
• Potential new pool site run by Toronto Parks, Forestry and Recreation
serve the growing Waterfront West Community;
• Potential new community hub through the re-use of the existing Brant
Street Public School by pertaining with local community service agencies;
• Proposed new YMCA Centre at City-owned lands at 505 Richmond Street
West;
• Planned TDSB elementary school as part of the development of Block
31 (City Place) (we note that this facility is now under construction and
nearing completion);
• Planned TCDSB elementary school as part of the development of Block
31 (City Place) (we note that this facility is now under construction and
nearing completion);
• Planned Toronto Parks, Forestry and Recreation community recreation
centre as part of the development of Block 31 (City Place) (we note that
this facility is now under construction and nearing completion); and
• Planned child care facility as part of the development of Block 31 (City
Place) to address growth in the neighbourhood that will be co-located
with the two schools and the community recreation centre (we note that
this facility is now under construction and nearing completion).
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4.2 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. The Strategy identifies the King-Spadina Neighbourhood as a ‘Very
High Growth’ Neighbourhood, in which future population is expected to
increase by upwards of 150% and identifies both the Financial District and
Waterfront Central Neighbourhoods as ‘High Growth’ Neighbourhoods,
where population is expected to more than double. The Waterfront West
Neighbourhood is identified as a ‘Low Growth’ Neighbourhood where the
population is expected to increase by up to 50%.
Sector summaries as they relate to the Study Area are provided below:
• Schools Sector: three new facilities are proposed, one new TDSB
elementary school, Lower Yonge, is planned but no funds are currently
allocated, one new TDSB elementary school, Jean Lumb Elementary
School, located within the Block 31 Lands (City Place) is under construction
and is nearing completion and one new TCDSB elementary school, Bishop
Macdonell Elementary School, located within the Block 31 Lands (City
Place) is under construction and is nearing completion.
• Children’s Services Sector: five new facilities are proposed – Canoe
Landing, which is under construction and nearing completion; The Well
and Pier 27, both of which are funded and currently in the design stage
(planned for 2021-2026 and 2016-2026, respectively); and Lower Yonge
Menkes and Lower Yonge, both of which are not yet approved nor funded.
We note that if all five of these projects are realized as planned, there
would be an approximate 290 new child care spaces added to the Study
Area.
• Library Sector: No specific library initiatives have been identified within
the Study Area, however, immediately north of the Study Area, the City
Hall Library Branch is proposed to be relocated and expanded – this
proposal wasbeen requested as part of the 2018-2027 capital budget and
has not yet been approved.
• Community Recreation Sector:
The Canoe Landing Community
Recreation Centre, located within the Block 31 Lands (City Place) is
under construction and nearing completion and the One Yonge Street
Community Recreation Centre is approved and in the design stage, with
an estimated completion of 2021-2026. Furthermore, the Waterfront
West Indoor Pool is proposed but has not yet been funded – no details on
timing have been confirmed.
• Human Services Sector: No specific human service initiatives have been
identified within the Study Area.
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4.3 The Downtown Plan
On May 22, 2018, a final draft of the Secondary Plan for the Downtown
(the “Downtown Plan”) was adopted by City Council, with amendments, as
Official Plan Amendment 406 (OPA 406). Council directed the Chief Planner
and the Executive Director, City Planning, to use the Downtown 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 and Housing. Subsequently, By-law No. 111-2018 was enacted on July
23, 2018.
On June 5, 2019, the Minister of Municipal Affairs issued a decision with
respect to OPA 406, which revised the Downtown Secondary Plan and
brought it into full force and effect.
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. Accordingly the Downtown Plan provides
the following direction:
• development that is phased is encouraged to include facilities as a
community benefit as part of the first phase of development where
reasonable;
• development will be encouraged to include a non-profit child care facility
where appropriate;
• development will be encouraged to provide space for community-based
non-proift organizations that are eligible for the City’s Community Space
Tenancy Policy; and
• development will be encouraged to accommodate temporary service
facilities until such time as the permanent facilities are constructed and
outfitted.
Policy 10.1 notes that the provision of community space and facility needs
will be informed by the Downtown CS&F Strategy. Following therefrom,
Policies 10.3-10.5, 10.12 and 10.13 provide the following:
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•

development will be encouraged to contribute to the delivery of
community service facilities, as appropriate as a community benefit,
through new expanded or retrofitted space for services both on and off
site, and through contributions towards specific services that meets
identified needs.

•

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

•

Where community service facilities are replaced in new developments,
the total gross floor area of the replacement community service facilities
will be excluded from the total gross floor area permitted on-site to
ensure no loss of community space;

•

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.

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.
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5.1 Schools
In the Downtown CS&F Strategy, the TDSB identified that the small size of
many of Downtown school sites is a challenge to accommodate the students
projected from the large volume of new residential units. Moreover, there are two
elementary schools on the outskirts of the Waterfront Central and Waterfront
West neighbourhoods which may not be adequate to support growth, whereas
many TCDSB schools remain underutilized and can accommodate projected
enrolments in the downtown.
Within the Study Area there is one existing TDSB school. In addition, there are
two TDSB elementary schools and one TCDSB elementary school proposed for
the Study Area.
Within the Waterfront West Neighbourhood, one (shared) TCDSB/TDSB
elementary school (Bishop Macdonell/Jean Lumb) is currently under
construction, expected to open between 2016 and 2021, while the TDSB
elementary school proposed within the Waterfront Central Neighbourhood
(Lower Yonge) remains unfunded. There are no existing or proposed schools
within the Financial District Neighbourhood. In terms of emerging priorities,
both the TDSB and TCDSB are finding it challenging 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). In addition, the aging school
facilities and lack of funding for infrastructure renewal were also noted as a
concern for both Boards.

5.1.1 PUPIL YIELD
Contact with the School Boards was made in June 2019, at which point Staff
provided the yield factor/pupil yield figures for the proposed development,
based on a total of 476 residential units.
Based on the pupil yield factor provided by the TDSB staff, the proposed
development would potentially yield 24 elementary students (pupil yield
factor of 0.05) and 15 secondary students (pupil yield factor of 0.03). The
two elementary schools serving the Subject Site (Ogden Jr OS and Ryerson
CS) are both under capacity with utilization rates of 83.06% and 66.28%,
respectively. As such, it is likely that the 24 elementary students anticipated
from the proposed development could be accommodated at these schools.
In addition, there are a total of four secondary schools serving the Subject
Site, with the following utilization rates: 62.83% (Jarvis Cl), 102.93% (Northern
SS), 39.58% (Central Technical School) and 45.15% (Central Toronto). With the
exception of Northern SS, any of the above-noted secondary schools are likely
able to accommodate the 15 secondary students anticipated to result from
the proposed development.
Based on the pupil yield factor provided by TCDSB staff, the proposed
development would potentially yield 13 students, 9 of which would be
elementary-aged and 4 secondary school-aged. The Study Area elementary
school (St. Mary) is currently operating at a utilization rate of 65.2%, while the
two secondary (mixed-gender) catholic schools, St. Mary Catholic Academy
and Bishop Marrocco/Thomas Merton, are operating at a capacity of 100% and
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64.6%, respectively. Furthermore, there is one female gender secondary
catholic school and one male gender secondary catholic school, both of
which are operating over capacity (108.8% and 130.4%, respectively). In
addition to St. Mary’s elementary school, TCDSB staff noted that Bishop
Macdonell elementary catholic school will be opening in September of this
year.
The elementary catholic schools serving the Subject Site have a very low
average utilization rate of 31.7% (inclusive of Bishop Macdonell). Accordingly,
the projected 9 elementary students could likely be accommodated by
these schools. Furthermore, it is expected that the 4 secondary catholic
students anticipated from the proposed development could be able to be
accommodated at Bishop Marrocco/Thomas Merton.
It is important to note that it has not been determined which schools
potential students from the proposed 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
occupied, capacity and available student spaces may change from what has
been reported in this report.

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 to a number of their
schools in the Downtown.
The Downtown CS&F Strategy identifies a major challenge is ensuring that
the child care system can accommodate the residential and office growth
in Downtown and continue to meet the area’s needs. In terms of the child
care sector, the TOcore CS&F report found that there are not enough child
care spaces in the Downtown to accommodate the children who need it,
specifically infants and toddlers. In addition, it was reported that there
are very few child care spaces in most down town neighbourhoods, and
the strategy estimates that 3,700 new child care 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
also notes that there is a lack of physical space, limited resources and the
high cost of land limit opportunity to increase child care capacity in the
Downtown. The Downtown CS&F Strategy further outlines the opportunity
for the provision of child care 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 there are 5 new facilities proposed: The Well, currently
in the design phase and planned for 2021-2026; Canoe Landing, currently
under construction and planned for 2016-2021; Pier 27, currently in the
design phase and planned for 2016-2021; and the Lower Yonge precinct and
Menkes/TDSB school, both of which are not yet planned.
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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.

T o r o n to ’ s L i c e n s e d C h i l d C a r e G r o w t h S t r at e g y
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
had 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 which
could have resulted 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
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 PROJECTED CHILD CARE YIELD
It is estimated that the proposed 476 units will generate the demand for
approximately 12 to 14 child care spaces. This is based on a residential
population increase of 762 to 843 people (476 units multiplied by 1.6 PPU
for the Lower Range Population Estimate and 1.77 PPU for the Higher Range
Population Estimate), of which 5.0 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

B26

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 June 2019 the Study Area, contained 16 child care providers. The total
capacity for child care in the Area was 919, the majority of which was for
preschool aged children (424). The remainder of the spaces are distributed
as follows: infants, 137 spaces; toddlers, 257 spaces; and school age 101
spaces. Furthermore, although the Downtown CS&F Strategy and Licensed
Child Care Growth Strategy found that child care centres were at capacity,
phone calls with facility staff revealed a total of 11 available child care spaces
in the Area. Of the total, approximately 54.5 percent (or 6 spaces) were for
infants. The remaining spaces were for toddlers (1 spaces), and school-aged
children (4 spaces). There are no pre-school spaces available in the Study
Area at this time.
Subject to availability, the entirety of the projected 12 to 14 children resulting
from the proposed development may not be able to be accommodated at
existing child care facilities located within the Study Area. However, it is
noted that this analysis is based on limited contact with child care facilities
and, 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. 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.
As previously noted, 5 new facilities are proposed within the Study Area:
The Well, currently in the design phase and planned for 2021-2026; Canoe
Landing, currently under construction and planned for 2016-2021; Pier 27,
currently in the design phase and planned for 2016-2021; and the Lower
Yonge precinct and Menkes/TDSB school, both of which have yet to be
planned.
Pier 27 will provide 52 child care spaces (according to the final staff
report, dated May 17, 2011); the Canoe Landing facility will include 10 infant
and 42 toddler and preschool spaces (according to the final staff report,
dated October 27, 2016); and, according to the final staff report (dated
November 4, 2016), The Well will include a total of 57 new child care spaces,
accommodating children in the infant, toddler and preschool age categories.

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 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
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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 Strategy 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 is one Public Library Branch located within the Study Area (Fort York),
which, according to Downtown CS&F Strategy, is in a State of Good Repair
(SOGR).

5.4 Recreation
According to the Downtown CS&F Strategy, there are four (existing) Cityrun community recreation centres in the Downtown Core, none of which are
located within the Study Area. Similarly, there are six City-run pools, none
of which are located within the Study Area Boundaries. The Downtown CS&F
Strategy notes that the 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 CS&F Study - Phase One noted that, as of 2012, 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 (2,997 registrations), followed by early-child (0-5) with
1,029 registrations. Older adults aged 60+ had the lowest registration of all
age groups (210 registrations).
The report found that programs offered at the Association of Community
Centres (AOCC)-run centres are often booked up quickly and are well-used
with waiting lists for many programs. However, the report found that AOCCs
and Toronto Neighbourhood Centres (TNCs) experience pressure and demand
for service with no current long-term capital strategy for AOCCs. The report
found that these centres are negatively impacted by the high rents in the
Downtown preventing AOCCs and TNCs from securing programmable space.
Programs at AOCCs are insufficient for youth, homeless, LGBTQ community,
and people with mental illness. However, the recent development plans as
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part of the 519 for the opening of Toronto’s first LGBTQ-focused Sports and
Recreation Centre will directly enhance services for the LGBTQ community.
The report notes that the Parks, Forestry and Recreation (PF&R) 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, provide for a range of programming and provide functional space for
targeted populations. The report spoke to the potential for locations within
the TOcore Area to be renovated, redeveloped, and 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 of a full range of recreation spaces, such as gymnasiums, aquatic and
ice facilities and community, programming, youth and after school spaces.
Emerging priorities, as soon through the PF&R Service Plan, identifies quality,
inclusion, equitable access and capacity building as primary principles for
community recreation programs, services and facilities.
Finally, the Downtown CS&F Strategy notes that there are six new community
recreation centres (CRCs) in the Downtown, three of which will be located
within the Study Area: Canoe Landing (funded); One Yonge’s Street CRC
(funded); and Waterfront West Indoor Pool (not yet funded). While Canoe
Landing is currently under construction (expected to be completed between
2016 and 2021), construction on the One Yonge Street CRC facility has yet to
begin and won’t be completed until between 2021 and 2026.

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 afforable, 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 population increase
fom 36,465 to 58,692 people, representing a 60.8% population increase.
In terms of household composition, the Study Area had a total of 36,510
households, which largely comprised of single person households (54%).
A majority of the dwellings in the Study Area in 2016 were rented, and
approximately 94% of dwellings were part of a condominimum.
In terms of population growth, based on residential units that were already
built, the Study Area had an estimated population ranging between 64,435
to 65,050 persons as of Decemeber 31, 2016. Once active planning projects
were added to the existing, the Study Area had a potential population of
116,240 to 122,360 persons.

NEARBY DEVELOPMENT AC TIVIT Y
As of August 2019, there were 55 proposed, approved, appealed or
under construction/built developments within the Study Area. Of the 55
developments identified, 18 had either been approved, built or were under
construction, 24 had been proposed and were under review by City Staff,
and 13 were under appeal at the Local Planning Appeal Tribunal (LPAT). The
population for the Study Area, inclusive of the proposed development, is
an estimated range of 50,448 to 54,590 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.

C I T Y I N I T I AT E D C O M M U N I T Y S E R V I C E S A N D
FA C I L I T I E S R E P O R T S
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:
• Potential new TDSB school in the Lower Yonge Precinct;
• Potential for new 50,000 square foot community recreationcentre as
part of the Lower Yonge Precinct Redevelopment;
• Potential new pool site within the growing Waterfront West Community;
• Potential new community hub through the re-use of the existing Brant
Street Public School;
• Proposed new YMCA Centre at City-owned lands at 505 Richmond Street
West;
• One planned TDSB and one planned TCDSB elementary school as part of
the development of Block 31 (City Place), we note that this facility is now
under construction and nearing completion;
• Planned Toronto Parks, forestry and Recreation community centre as
part of the development of block 31 (City Place), we note that this facility
is now under construction and nearing completion; and
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• Planned child care facility as part of the development of block 31 (City
Place) to address growth in the neighbourhood that will be co-located
with the two schools and the community recreation centre.

C O M M U N I T Y S E R V I C E S A N D FA C I L I T I E S
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.
The TDSB has identified the small size of many of the Downtown school
sites as 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.
Two new TDSB elementary schools and one TCDSB elementary school have
been proposed within the Study Area.
As it relates to the proposed development, based on the enrolment data
and pupil yield figures provided by the school board, it is expected that the
projected TDSB school students (24) and the TCDSB students (13) anticipated
to result from the proposed development will be able to be accommodated
at schools currenlty serving the Subject Site.
As of June 2019, there were 16 child care providers within the Study Area, 12
of which provide subsidized spaces. The proposed development is expected
to produce 12 to 14 children requiring child care. Phone calls with facility
staff revealed there to be space to accommodate 11 of the children, although,
accommodation will be based on age and level of service required. Further
analysis is recommended to confirm future capacity with child care centres
located in the Study Area. With this in mind, providing additional child care
facilities has been formally identified as a goal by the City’s TOcore study.
Within the Study Area, 5 new facilities are proposed: The Well, currently
in the design stage and planned for 2021-2026; Canoe Landing, currently
under construction and planned for 2016-2021; Pier 27, currently in the
design stage and planned for 2016-2021; and the Lower Yonge Precinct and
Menkes /TDSB school, both of which were recently proposed and are not yet
planned.
The Subject Site is served by one public library branch, the Fort York
Branch, and according to the City’s report, is in a state of good repair. This
library has a wide variety of services, and offers a diverse range of regular
programming.
The Downtown CS&F Strategy notes that there are 6 new community
recreation centres in the Downtown, 3 of which will be located within the
Study Area: Canoe Landing (funded); One Yonge Street CRC (funded); and
Waterfront West Indoor Pool (not yet funded). While Canoe Landing is
currently under construction, construction of the One Yonge Street CRC
facility has yet to begin and won’t be completed until 2021-2026.
The CS&F Strategy identifies certain opportunities to explore partnerships
and co-location for service providers, and to explore space/facility sharing
opportunities.
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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 child
care, 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.
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