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Figure 1 - Location Map



Planning & Urban Design Rationale
191-201 Sherbourne Street 3

This Planning and Urban Design Rationale report 
has been prepared in support of an application by 
ONTARI Holdings Ltd. to amend the City of Toronto 
Official Plan, City-wide Zoning By-law 569-2013, 
as amended, and former City of Toronto Zoning 
By-law 438-86, as amended, with respect to a 
1.38 hectare property located at the northeast 
corner of Sherbourne Street and Shuter Street, 
municipally known as 191-201 Sherbourne Street 
(the “subject site”) (see Figure 1, Location Map). 
The subject site is currently developed with 
two “tower in the park” residential apartment 
buildings including a 23-storey building at the 
north end of the site (201 Sherbourne Street) 
and an 18-storey building generally at the south 
end of the site (191 Sherbourne Street). The 
application seeks to construct a 15-storey mid-
rise built form fronting onto Sherbourne Street, 
sited between 191 and 201 Sherbourne Street, 
and a stepped 4- to 7-storey mid-rise building at 
the southeast corner of the site, with frontages 
on Shuter and Seaton Streets.

The application provides for the construction 
of 313 new purpose-built rental dwelling units 
and 235 square metres of daycare space on the 
subject site. The existing buildings at 191 and 201 
Sherbourne Street, currently comprised of 596 
rental units, will be retained. A comprehensive 
landscape plan is proposed for the site, along with 
amenity space, that will be enjoyed by residents 
of all buildings. The new buildings will collectively 
provide for an overall gross floor area (“GFA”) of 
approximately 23,900 square metres, resulting in 
a total site density of 4.61 times the area of the 
lot, inclusive of the existing buildings.

This report concludes that the application is 
in keeping with the planning and urban design 
framework established in the Provincial Policy 
Statement, the Growth Plan for the Greater 
Golden Horseshoe, the City of Toronto Official 
Plan, the Downtown Secondary Plan, and the 
applicable urban design guidelines.

From a land use planning perspective, the proposal 
will contribute to the achievement of numerous 
policy objectives that promote intensification 
and a range of housing choices within built-up 
urban areas, particularly in locations well-served 
by municipal infrastructure, including public 
transit. In this respect, the subject site seeks to 
retain all of the exiting rental housing on the site 

as well as to contribute additional rental housing, 
as well as new day care space, in a transit-rich 
location within the Downtown. The proposal 
conforms with the Apartment Neighbourhoods 
and generally supports the policy intent of the 
Neighbourhoods policies, will be compatible with 
the existing low-rise Neighbourhoods designated 
properties to the immediate east, and respects 
and reinforces the existing physical character of 
surrounding context.

From a built form and urban design perspective, 
the proposal is contextually appropriate and 
would represent a high-quality architectural 
addition to the area. The proposal would result 
in an appropriately scaled building that frames 
Sherbourne, Shuter and Seaton Streets at a 
good proportion and provides for an appropriate 
transition between the existing and proposed 
built form along Sherbourne Street and the 
existing low-rise residential dwellings to the 
east. In this respect, the proposed development 
provides for a gradual stepping down of built form 
and height, respecting the low-rise character of 
the properties along Seaton Street.

For the foregoing reasons, it is our opinion that 
the proposal represents good planning and 
urban design. The proposal adds additional 
rental housing and community services to this 
part of the Downtown, in a high-quality built 
form that fits harmoniously within the existing 
built form context on the subject site, achieves 
an appropriate transition in scale to the low-
rise properties to the east, and makes positive 
contributions to the public realm. Accordingly, 
we recommend approval of the Official Plan 
Amendment and rezoning application.
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2.1  Site
The subject site is an ‘L’- shaped parcel of land, 
located at the northeast corner of Sherbourne 
Street and Shuter Street, and municipally 
known as 191-201 Sherbourne Street. The site 
has frontages of approximately 189 metres on 
Sherbourne Street, 106 metres on Shuter Street 
and 60 metres on Seaton Street, resulting in a 
total site area of approximately 1.382 hectares 
(13,822 square metres). See Figure 2

The subject site is currently developed with 
two “tower in the park” apartment buildings 
consisting of an 18-storey slab-style residential 
apartment building at the south end of the site 
(191 Sherbourne), and a 23-storey residential 
apartment building located at the north end 
of the site (201 Sherbourne). The buildings are 
comprised of 596 existing residential rental units, 
as summarized in Table 1 below, all of which will 
be retained as part of the redevelopment:

Subject Site - 201 Sherbourne Street Subject Site - 191 Sherbourne Street

Table 1 -  Existing Dwelling Units

Address
Jr One-

Bedroom
One-

Bedroom
Two-

Bedroom
Total

191 Sherbourne St 183 154 34 371

201 Sherbourne St 45 91 89 225

Total 228 245 123 596

At the southeast corner of the site is a large 
landscaped open space abutting Shuter 
and Seaton Streets. The open space area is 
currently fenced along the perimeter, preventing 
pedestrian access from the public sidewalk. The 
open space is partially paved and used to provide 
storage of garbage and recycling bins. There is an 
existing underground parking garage ramp with 
a driveway access from Seaton Street, although 
this access is no longer used and is currently 
fenced off from Seaton Street. To the south of 
this paved area is a second paved area to the 
south. The remainder of the open space consists 
of soft landscaping including trees, grass, and 
shrubs with a small paved walking path. 

With respect to vehicular access, there is ‘C’ 
shaped drive-aisle located parallel to Sherbourne 
Street, and separated by a landscaped boulevard, 
with three curb-cuts providing pick-up/drop-off 
opportunities for residents, as well as access to a 
below-grade parking garage. The existing below-
grade parking garage currently consists of 449 
residential parking spaces and 60 visitor parking 
spaces, as well as 67 bicycle parking spaces 
for the existing buildings. The existing parking 
garage is largely underutilized. 
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2.3  Broader Surroundings
The subject site is located in the east end 
of Downtown Toronto, in the Moss Park 
neighbourhood, which is generally bounded by 
Carlton Street to the north, Parliament Street 
/ Bayview Avenue to the east, Front Street/ 
Eastern Avenue the south and Jarvis Street to 
the west. At the centre of the neighbourhood is 
Moss Park, a 3.4-acre park that includes an arena 
and community recreation centre. As part of a 
City investment project, it is proposed that the 
park and recreational facilities be upgraded and 
improved. The project is anticipated to consist of 
the replacement of the John Innes Community 
Centre (and to include both gym and aquatic 
facilities), façade improvements to the Moss Park 
Arena, and general park revitalization. 

To the south of Shuter Street, on the east side of 
Sherbourne Street, are three 15-storey Toronto 
Community Housing (“TCH”) apartment buildings 
(275, 285 and 295 Shuter Street).

The subject site is not located within a Heritage 
Conservation District (“HCD”), however it is 
partially within the Cabbagetown Southwest 

Heritage Conservation District (“CSHCD”) Study 
Area (in particular, the southeast portion of the 
subject site), which is generally bounded by Shuter 
Street, Carlton Street, Parliament Street, and the 
area west of Shuter Street. The subject site is 
also directly adjacent to the Garden District HCD, 
which is currently under appeal, and bounded by 
Queen Street, George Street, Carlton Street, and 
Sherbourne Street, except for a small portion that 
extends to the east side of Sherbourne Street 
between the south side of Gerrard Street and the 
south side of Dundas Street East, abutting the 
immediate north boundary of the subject site.

The east end of the Downtown contains a mix 
of uses and a wide diversity of housing and 
neighbourhood types and tenures, as well as a 
number of major public institutions related to 
education, the arts, health care and worship. 
Additionally, over the past number of years, there 
has been increased development activity in the 
east end of the Downtown, and the character 
of the area is evolving as a result of significant 
regeneration and revitalization in the area. In this 
respect, the following applications have been 
recently constructed, approved or proposed 
within the east end of the Downtown, in proximity 
to the site: 

Figure 2 - Aerial Site
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Table 2 -  Surrounding Development Applications

Address Height Status

90 - 104 Queen Street East and 3 Mutual Street 34 storeys Council-approved (2020)

197 Yonge Street (The Massey Tower) 60-storeys Under Construction

60-64 Queen Street East and 131-135 Church 
Street

57-storeys Approved

215-229 Church Street and 117 Dundas Street 
East

52-storeys Under Construction

175-191 Dundas Street
East and 235 Jarvis
Street (Grid Condos)

50-storeys
Complete (2018)

200 Dundas Street East (Dundas Square 
Gardens)

50-storeys Under Construction

139-147 Church Street and 18-20 Dalhousie 
Street

54-storeys Proposed

89, 97 and 99 Church Street 49-storeys Approved

88 Queen Street East and
30 Mutual Street

27-49 storeys Under Construction

25 Richmond Street East and 20-26 Lombard 
Street (Yonge+Rich)

46-storeys Under Construction

59 Richmond Street East, 114 and 120 Church 
Street

45-storeys Approved

33 Lombard Street (Spire) 45-storeys Complete (2007)

225 Jarvis Street (Grand Hotel) 45-storeys Approved 

200 Victoria Street (Pantages Tower) 44-storeys Complete (2003)

155 Dundas Street East (Pace Condos) 42-storeys Complete (2016)

21 Dundas Square and 252 Victoria Street 39-storeys Complete (2016)

75-83 Mutual Street 36-storeys Under Construction

55 Shuter Street/56 Queen Street East and 51 
Bond Street (The Metropolitan)

36-storeys Approved

79-85 Shuter Street 32-storeys Approved

203 Jarvis Street 32-storeys Approved

59-71 Mutual Street 32-storeys Approved

186-188 Jarvis Street (Ryerson University) 30-storeys Complete (2018/19)

60 Shuter Street 29-storeys Under Constriction

167 Church Street (Jazz)
28-storeys

Complete (2006)

270 Church Street 27-storeys Under Construction

64-70 Shuter Street (Core Condos) 24-storeys Complete (2017)

230 Adelaide Street E (The Vu) 24-storeys Complete (2010)

252 Parliament Street 9-storeys Proposed
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2.3  Immediate Surroundings
To the immediate north of the subject site, at 
the southeast corner of Dundas Street East 
and Sherbourne Street, is the All-Saints Church 
Community Centre, a six-storey building 
associated with the church, and a surface-
parking lot (315 and 319 Dundas Street East). 
The property is designated under Part IV of the 
Ontario Heritage Act. To the east of the church 
is a row of 2- and 3-storey house-form buildings 
occupied by a mix of uses (331-345 Dundas 
Street East). 

On the north side of Dundas Street East, east of 
Sherbourne Street, is a seven-storey residential 
mixed-use building located at 302-328 Dundas 
Street East (known as the Willia Denni On 
Apartment). To the east is a row of 2- and 3-storey 
house-form buildings occupied by a mix of uses 
(330-346 Dundas Street East). At the northwest 
corner of Dundas Street East and Sherbourne 
Street is a three-storey mixed-use building (290 
Dundas Street East), followed by the 11-storey 
Bradely Court residential apartment building 
(280 Dundas Street East).

To the immediate east of the subject site is 
Windeyer Lane, an approximate 4.3 metre wide 
public lane, beyond which are a mix of 2 and 
3-storey low-rise residential dwellings including 
detached, semi-detached and rowhouses 
fronting the east and west sides of Seaton Road. 

To the immediate south of the subject site is 
Shuter Street, a minor east-west arterial road, 
which spans from Yonge Street to River Street. 
To the south, is a 16-storey slab-style residential 
apartment building (149-155 Sherbourne Street) 
and the 4-storey Salvation Army Maxwell 
Meighen Centre (135 Sherbourne Street). To the 
east of these properties, the remainder of the 
block generally bound by Shuter Street, Queen 
Street and Parliament Street are three 15-storey 
Toronto Community Housing (“TCH”) apartment 
buildings, built in the 1960s (275, 285 and 295 
Shuter Street).

To the southwest is Moss Park, a 3.4-hectare 
park, which includes the Moss Park Arena, 
John Innes Community Centre and the Moss 
Park Armory. As part of the TOcore Community 
Services and Facilities Study, the Moss Park 

Subject Site - Southeast corner at Shuter/Seaton

302-308 Dundas Street West

All Saints Church (315 and 319 Dundas Street East);
Source: GoogleEarth, 2020
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Redevelopment Project (John Innes 519) was 
identified as a potential opportunity, which would 
include upgrades and improvements to the park 
and recreational facilities.

To the immediate west of the subject site is 
Sherbourne Street, a major two-way north-
south arterial road and, fronting on the west side 
of Sherbourne Street is a vacant lot (214-226 
Sherbourne Street), followed by a seven-storey 
residential apartment building (200 Sherbourne 
Street), and a series of low-rise house forms (180-
194 Sherbourne Street). Further west, fronting 
on the east and west sides of Pembroke Street 
are a number of residential typologies include 
single and semi-detached dwellings and low-rise 
apartment buildings, as well as the Gabrielle-Roy 
Elementary School.

Finally, at the southwest corner of Dundas Street 
East and Sherbourne Street is a strip plaza (236 
Sherbourne Street) and a three-storey house-
form that appears to be vacant (230 Sherbourne 
Street). 

Semi-detached residential dwellings on the east side 
of Seaton Street

Windeyer Lane and semi-detached residential dwellings 
on the west side of Seaton Street

145-149 Sherbourne Street

TCH Buildings (275, 285 and 295 Shuter Street)
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• 505 Dundas: The 505 Dundas streetcar route 
operates between Dundas West Station and 
Broadview Station on the Bloor-Danforth 
Subway, generally in an east-west direction. 
It also serves the St. Patrick and Dundas 
Stations on the Yonge-University-Spadina 
Subway. Dundas West, Dundas and Broadview 
Stations are all accessible subway stations.

• 75 Sherbourne: The 75 Sherbourne bus route 
operates between the area of Queens Quay 
East and Lower Jarvis Street, Sherbourne 
Station on the Bloor-Danforth Subway, and the 
area of South Drive and Glen Road, generally 
in a north-south direction.

The subject site is located approximately 850 
metres (representing a 10-minute walk) from 
Dundas Station on Line 1 of the TTC. Line 1 
operates from Yonge Street/Finch Avenue East 
to Union Station, and from Union Station north 
to Vaughan Metropolitan Centre. Line 1 connects 
with Line 2 at Bloor-Yonge, St. George, and 
Spadina Stations and with Line 4 at Sheppard-
Yonge Station.

In July 2016 Council approved the Pape-Eastern-
Queen alignment for the Downtown Relief Line, 
which places the subject site approximately 
200-350 metres north of the approved station at 
Sherbourne and Queen. This station also forms 
part of the Ontario Line, recently announced 
by the Province and supported by Council as 
of October 2019. The alignment is generally 
identified on Map 41-4 of the Downtown 
Secondary Plan. In September 2020, Metrolinx 
released refinements to the alignment, as well as 
to the proposed location of station platforms. It is 
anticipated that the station in the Moss Park area 
will be located at the south edge of the park, as 
it is anticipated that this location would reduce 
construction impacts on traffic and transit flow 
along Queen Street.

See Figure 3, Transit Map and Figure 4, Ontario 
Line – Downtown Route

2.4 Transportation Network
Road Network
• Sherbourne Street is a north-south Major 

Arterial Road with an existing and planned 
right-of-way width of 20 metres. It is also 
identified as a Major Street on Map 3 of the 
Official Plan. The street includes designated 
bike lanes.

• Shuter Street is a Minor east-west Arterial 
Road with an existing and planned right-of-
way width of 20 metres. It has a two-way, two-
lane cross-section with one lane dedicated 
to parking on the north and south side of the 
street. Adjacent to both parking lanes is a bike 
lane that travels in an east-west direction. 
Pedestrian sidewalks are located on both 
sides of the street.

• Seaton Street is a one-way Local Street with an 
existing right-of-way width of approximately 
20 metres. Parking is permitted on the west 
side of the street.

• Dundas Street is a Major an east-west Arterial 
Road with an existing and planned right-of-
way with of 20 metres. It has a two-way, four-
lane cross-section, with pedestrian sidewalks 
and transit stops located along both sides of 
the street. Dundas Street also has streetcar 
tracks in the centre of the right-of-way that 
are actively used by streetcar route 505. 

• Windeyer Lane consists of one north-south 
lane segment and three east-west segments 
extending to Seaton Street. The lane system 
provides access to the subject site from 
Seaton Street. 

Transit Network

The subject site is well served by existing transit 
routes, including: 

• 501 Queen: The 501 Queen streetcar route 
operates between Neville Park Loop and 
Long Branch Loop, generally in an east-west 
direction. It serves Queen and Osgoode 
Stations on Line 1 Yonge-University. Both 
Queen and Osgoode Stations are accessible 
subway stations.

• 502 Downtowner: This an east-west streetcar 
service includes transit stops along Queen 
Street. It also provides access to Queen 
Station with arrivals every six minutes during 
the AM and PM peak hours. 
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SUBJECT
SITE

Figure 3 - Transit Map

Figure 4 - Ontario Line Alignment and Platform Locations

Cycling and Pedestrian Network

In addition to the extensive public transit 
infrastructure in the area, the subject site is well 
served by cycling routes. There are dedicated 
northbound and southbound bicycle lanes on 
Sherbourne Street that provide direct access to 
other major bicycle lanes, including eastbound 
bicycle lanes on Adelaide Street, and westbound 
lanes on Richmond Street, south of the subject 
site. There are also existing east-west bike lanes 
on Shuter Street, between the Eaton Centre and 
the Don River.

SUBJECT
SITE
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3.1  Description of Proposal
The development proposal consists of two infill 
buildings including a 15-storey tall mid-rise 
built form fronting onto Sherbourne Street (i.e. 
the “Sherbourne Building”), sited between 191 
and 201 Sherbourne Street, and a stepped 4- to 
7-storey building at the southeast corner of the 
site, with frontages on Shuter Street and Seaton 
Street (i.e. the “Shuter Building”). See Figure 5, 
Site Plan.

Sherbourne Building

The Sherbourne Building will be located between 
the existing apartment buildings on the subject 
site.

The ground level of the building will be 
comprised of the residential lobby, accessed 
from the existing drive-aisle located parallel to 
Sherbourne Street, which will provide access to 
three independent indoor amenity spaces and 
the elevator core. The ground floor will be directly 
accessible from the existing apartment buildings. 
At the east end of the building, the ground floor 
will include a parking ramp leading to the below-
grade parkade, moving room, dog-washing room, 
and short-term bike room. Access to the parking 
ramp will be provided from Windeyer Lane 
(see Figure 6, Ground Floor Plan – Sherbourne 
Building).

Levels 2-4 of the Sherbourne Building will be ‘I’-
shaped and designed with separation distances 
of 16.0 metres (between the main horizontal 
‘stem’ of the proposed building to the existing 
building faces of 191 and 201 Sherbourne Street) 
and 12.0 metres (between the north-south 
vertical ‘stems’ of the proposed building to the 
existing buildings). The vertical ‘stems’ will have 
a depth of 13.7 metres nearest Sherbourne Street 
and 12.4 metres nearest Windeyer Lane. Levels 
2-4 will include setbacks of 2.8 and 6.15 metres 
from the Sherbourne Street and Windeyer Lane 
lot lines, respectively. See Figure 7, Level 2 / 3-4. 
These levels will cantilever over the drive aisle at 
the ground-level.

From Levels 5-8, the easterly vertical stem is 
removed through additional stepbacks of 4.0 
metres from the north and south facades. With 
respect to transition, the east façade, which faces 
Windeyer Lane and the low-rise neighbourhoods 
to the east, steps back 6.0 metres at the 5th level, 
6.4 metres at the 9th level, and 6.0 metres at 
the 13th level. At the 13th level, the building will 
include an outdoor amenity terrace for use by 
residents of the building.
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of approximately 13.65 and 23 metres from the 
east lot line, respectively.

The east-west component will be located 
23.0 metres west of the east lot line, with an 
approximate building length of 36 metres. The 
south-facing residential units on the ground 
floor will have direct access from the public 
sidewalk, while south-facing units Levels 2-7 will 
have access to private balconies. The building 
will be set back a minimum of 1.5 metres from 
the Shuter Street lot line. See Figure 8, 7th Level 
Plan – Shuter Building.

The ground floor of the Shuter Building will be 
comprised of residential units, the residential 
lobby, with primary and secondary accessed 
provided from Shuter Street and Windeyer Lane, 
respectively, a moving room and a bicycle repair 
room. See Figure 9, Ground Floor Plan – Shuter 
Building

All residential units in the Shuter Building will have 
access to private outdoor terraces or balconies.

A community space will be located at the west 
end of the ground floor, as well as an outdoor 
space contiguous with the community space. At 
this time, a daycare is proposed however, the use 
will be refined as part of the application review 
process through City and community input.

With respect to the west (front-facing) façade, at 
the 9th level, the building steps back 3.0 metres 
from the lot line, and the horizontal ‘stems’ step-
in 4.0 metres from the north and south. 

All residential units in the Sherbourne Building 
will have access to private outdoor terraces or 
balconies.

Shuter Building

The Shuter Building will generally be designed 
as an ‘L’-shaped building, with a north-south 
component fronting Seaton Street, and an east-
west component fronting Shuter Street.

The north-south component fronting Seaton 
Street will include grade-related residential units 
which are setback 1.1 metres from the Seaton 
Street lot line, with direct access from the public 
sidewalk. To the north, the building is set back 
4.64 metres from Windeyer Lane. At Levels 2 to 
4, the building will continue to be set back 1.1 
metres, with east-facing units having access 
to private balconies. At the 5th level, the north-
south component will step back 7.3 metres from 
the lower levels below, with east-facing units 
containing private terraces. Additional stepbacks 
of 5.22 metres and 9.33 metres are provided for at 
the 6th and 7th levels, resulting in total setbacks 
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Figure 8 - 7th Floor Plan – Shuter Building

Figure 9 - Ground Floor Plan – Shuter Building
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Figure 10a - North Elevation

Figure 10b - West Elevation
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Figure 10c - East Elevations
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Parking, Loading, Servicing

The existing below-grade parking garage is 
comprised of 449 residential parking spaces 
and 60 visitor parking spaces. A total of 101 
additional vehicular parking spaces are proposed 
to be added. Access to the parking garage will be 
provided via a new parking ramp off Windeyer 
Lane, which will replace the existing ramp located 
off Sherbourne Street. The existing access 
located off Seaton Street will be closed off.

There are currently 67 bicycle parking spaces for 
the existing buildings; the proposed buildings 
will add 344 bicycle parking spaces and another 
251 bicycle parking spaces are to be added to the 
existing buildings.

Amenity Space

The Sherbourne Building will be comprised of 
960 square metres of indoor amenity space, and 
the Shuter Street Building will be comprised of 
190 square metres of indoor amenity space, for a 
total of 1,150 square metres.

The existing tenants currently have access to 
300 square metres of amenity space, which 
includes common laundry (with washer and 
dryer), swimming pool and change rooms; two 
small gyms; and a party room.

As part of the redevelopment process, tenants 
in the existing building will have access to the 
proposed amenity spaces in the proposed 
buildings.

In terms of outdoor amenity space, a total of 
approximately 4,000 square metres will be 
provided, as detailed on the landscape plans.

In keeping with the Growing Up Guidelines and 
Pet-Friendly Design Guidelines, it is intended that 
these spaces will support a variety of age groups 
and activities, as well as facilities to support pets 
and their owners. The proposed amenity uses will 
be further refined through the design process.

Unit Mix

The existing buildings are comprised of 596 
rental dwelling units, which will be retained as 
rental tenure for a period of at least 20 years. The 
existing unit mix is provided in Table 3 below.

Table 3 - Existing Unit Mix (191 and 201 Sherbourne Street)

Address
Jr One-

Bedroom
One-

Bedroom
Two-

Bedroom
Total

191 Sherbourne St 183 154 34 371

201 Sherbourne St 45 91 89 225

Total 228 245 123 596

The proposal includes a total of 313 new rental 
dwelling units: 187 one-bedroom units (60%); 94 
two-bedroom units (30%); and 32 three-bedroom 
units (10%).

The proposed unit mix is in keeping with the unit 
mix contemplated in the Downtown Secondary 
Plan and encouraged by the Growing Up 
Guidelines. The unit breakdown is provided in 
Table 4 below:

Table 4 - Proposed Unit Mix (Sherbourne and Shuter Street Buildings)

Address
One-

Bedroom
Two-

Bedroom
Three-

Bedroom
Total

Sherbourne Building 97 64 18 179

Shuter Building 90 30 14 134

Total 187 94 32 313
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3.2 Key Statistics
Site Area 1.3822 hectares

Total Gross Floor Area
23,905 square metres (exclusive of existing buildings)
63,760 square metres (inclusive of existing buildings)

Community Space GFA 235 square metres

FSI 4.61 (inclusive of existing buildings)

Height
Storeys
Metres

15 storeys; 7 storeys
44.4 m; 21.6 m; (+ 5 m MPH)

Residential Units
1-Bedroom
2-Bedroom
3-Bedroom
Total

(Proposed Buildings)
187
94
32
313

Amenity Space
Indoor
Outdoor

5,450 square metres
1,150 square metres (+ 300 square metres existing)
4,000 square metres

Total Vehicular Parking
Resident
Visitor

610
519 (449 existing + 70 proposed)
91 (60 existing + 31 proposed)

Total Bicycle Parking
Resident
Visitor

603
534 (55 existing + 479 proposed)
61 (12 existing + 49 proposed)

Loading One Type G

3.3  Required Approvals
The proposed development would require an 
amendment to the Official Plan, specifically a site- 
specific policy to permit the proposed 15-storey 
Sherbourne Building, which is not located in an 
identified Character Area where Tall Buildings 
are permitted in SASP 461. A Tall Building is 
defined as any building taller than the right-of-
way of the street on which they have frontage. On 
corner properties, the lesser of the right-of-way 
widths will be taken. In this respect, the proposed 
buildings will exceed the right-of-way widths of 
Sherbourne and Shuter Streets, respectively.

In addition, an amendment to the Official Plan, in 
the form of a Site and Area Specific Policy would 
be required in order to permit the proposed 
height of the Shuter Building, which exceeds the 
maximum permitted building height of 4-storeys 
within the Neighbourhoods designation. 

In addition, amendments to Zoning By-law 569-
2013, as amended, and Zoning By-law 438-86, 
as amended, are required in order to increase 
the permitted height, as well as to revise other 
development regulations as necessary to 
accommodate the proposal.

A Site Plan Control application will also be required 
and will be submitted as the development review 
process progresses.
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4 Policy & 
Regulatory 
Context
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4.1  Overview
As set out below, the proposed redevelopment 
is supportive of 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 a range 
of housing options, as well as the optimization 
and efficient use of land and infrastructure within 
built-up areas, particularly in areas that are well 
served by municipal infrastructure, including 
higher-order public transit. 

4.2  Provincial Policy 
Statement

On February 28, 2020, the Ministry of Municipal 
Affairs and Housing released the Provincial Policy 
Statement, 2020, which came into effect on May 
1, 2020 (the “2020 PPS”). 

The PPS provides policy direction on matters of 
Provincial interest related to land use planning 
and development. In accordance with Section 
3(5) of the Planning Act, all decisions that affect 
a planning matter are required to be consistent 
with the PPS. In this regard, Policy 4.2 provides 
that the PPS “shall be read in its entirety and 
all relevant policies are to be applied to each 
situation”.

As compared with the 2014 PPS, the 2020 PPS 
includes an increased emphasis on encouraging 
an increase in the mix and supply of housing, 
protecting the environment and public safety, 
reducing barriers and costs for development and 
providing greater certainty, and supporting the 
economy and job creation.

Part IV of the PPS sets out the Province’s vision 
for Ontario, and promotes the wise management 
of land use change and efficient development 
patterns:

“Efficient development patterns optimize 
the use of land, resources and public 
investment in infrastructure and public 
service facilities. These land use patterns 
promote a mix of housing, including 
affordable housing, employment, 
recreation, parks and open spaces, and 
transportation choices that increase the 
use of active transportation and transit 
before other modes of travel. They support 

the financial well-being of the Province 
and municipalities over the long term, 
and minimize the undesirable effects of 
development, including impacts on air, 
water and other resources. They also 
permit better adaptation and response to 
the impacts of a changing climate, which 
will vary from region to region.”

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, Part V of 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 provides that healthy, 
liveable and safe communities are to be sustained 
by: promoting efficient development and land 
use patterns; accommodating an appropriate 
affordable and market-based range and mix of 
residential types, employment, institutional, 
recreation, park and open space, and other 
uses to meet long-term needs; and promoting 
the integration of land use planning, growth 
management, transit-supportive development, 
intensification and infrastructure planning to 
achieve cost-effective development patterns, 
optimization of transit investments and 
standards to minimize land consumption and 
servicing costs. 

Policy 1.1.3.2 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 directs planning authorities to identify 
appropriate locations and promote opportunities 
for transit-suppor tive development, 
accommodating a significant supply and range 
of housing options through 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 
form, while avoiding or mitigating risks to public 
health and safety.
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resources, infrastructure and public service 
facilities; maintaining and enhancing the vitality 
and viability of downtowns and mainstreets; and 
encouraging a sense of place by promoting well-
designed built form and cultural planning.

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 preparing for 
the impacts of a changing climate 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 
encourage transit-supportive development and 
intensification to improve the mix of employment 
and housing uses to shorten commute journeys 
and decrease transportation congestion.

While Policy 4.6 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 
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 set out in Section 5.1 of this 
report, it is our opinion that the proposal 
and, in particular, the requested Official Plan 
Amendment and rezoning, are consistent with 
the PPS, specifically those policies relating to 
residential intensification and the efficient use 
of land and infrastructure.

With respect to housing, Policy 1.4.3 requires 
provision to be made for an appropriate range 
and mix of housing options and densities to meet 
projected market-based and affordable housing 
needs of current and future residents by, among 
other matters, permitting and facilitating all types 
of residential intensification and redevelopment, 
promoting densities for new housing which 
efficiently use land, resources, infrastructure 
and public service facilities and support the use 
of active transportation and transit, requiring 
transit-supportive development and prioritizing 
intensification in proximity to transit, including 
corridors and stations.

With respect to public spaces, parks and open 
space, Policy 1.5.1 sets out that healthy, active 
communities should be promoted by, among 
other things, planning public streets, spaces and 
facilities to be safe, meet the needs of pedestrians, 
foster social interaction and facilitate active 
transportation and community connectivity; 
and planning and providing for a full range and 
equitable distribution of publicly-accessible built 
and natural settings for recreation, including 
facilities, parklands, public spaces and open 
space areas.

The efficient use of infrastructure (particularly 
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, 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 
prosperity should be supported through a 
number of initiatives including: encouraging 
residential uses to respond to dynamic market-
based needs and provide necessary housing 
supply and a range of housing options for a 
diverse workforce; optimizing the use of land, 
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4.3  Growth Plan for 
the Greater Golden 
Horseshoe (as amended)

As of May 16, 2019, the Growth Plan for the Greater 
Golden Horseshoe, 2017 (the “2017 Growth Plan”) 
was replaced by A Place to Grow: The Growth 
Plan for the Greater Golden Horseshoe, 2019 (the 
“2019 Growth Plan”). All decisions made on or 
after May 16, 2019 in respect of the exercise of 
any authority that affects a planning matter must 
conform with the 2019 Growth Plan, subject to 
any legislative or regulatory provisions providing 
otherwise. Subsequently, on August 28, 2020, the 
2019 Growth Plan was amended by Growth Plan 
Amendment No. 1. 

Many of the policies of the 2019 Growth Plan, 
as amended, remain the same as in the 2017 
Growth Plan; however, significant amendments 
were made to policies related to employment 
lands, settlement area boundary expansions, 
agricultural and natural heritage systems, 
intensification and density targets, and “major 
transit station areas”, among other matters.

The Growth Plan provides a framework for 
implementing the Province’s vision for managing 
growth across the region to the year 2041 
and supports the achievement of complete 
communities. Under the Planning Act, all 
decisions with respect to land use planning 
matters shall conform to the Growth Plan. In 
accordance with Section 1.2.3, the Growth Plan is 
to be read in its entirety and the relevant policies 
are to be applied to each situation.

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;

• prioritizing intensification and higher 
densities in strategic growth areas to make 
efficient use of land and infrastructure and 
support transit viability; 

• supporting a range and mix of housing 
options, including additional residential units 
and affordable housing, to serve all sizes, 
incomes and ages of households; and

• improving the integration of land use planning 
with planning and investment in infrastructure 
and public service facilities.

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. It 
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:

“… 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, as 
it is located within an urban growth centre and 
a major transit station area. The Growth Plan 
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three phases, in which staff target advancing 
the delimitation of, and density calculation for, 
each. The Queen/Sherbourne station has been 
identified for prioritization in Phase 3.

Policy 2.2.1(2)(c) provides that, within settlement 
areas, growth will be focussed in delineated 
built-up areas, strategic growth areas, locations 
with existing or planned transit (with a priority on 
higher order transit where it exists or is planned), 
and areas with existing or planned public service 
facilities. Policy 2.2.1(3)(c) directs municipalities 
to undertake integrated planning to manage 
forecasted growth to the horizon of the 2019 
Growth 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. 

With respect to forecasted growth, Schedule 
3 of the Growth Plan forecasts a population of 
3,650,000 and 1,980,000 jobs for the City of 
Toronto by 2051. The 2016 Census data indicates 
that population growth in Toronto is continuing 
to fall short of the past and updated Growth Plan 
forecasts. The City’s population growth from 2001 
to the 2016 population of 2,822,902 (adjusted 
for net Census undercoverage) represents only 
73.2% of the growth that would be necessary on 
an annualized basis to achieve the population 
forecast of 3,650,000 by 2051.

Policy 2.2.1(4) provides 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 intensification target and 
recognize them as a key focus for development, 

defines “strategic growth areas” as those areas 
identified by municipalities or the Province to 
be the focus for accommodating intensification 
and higher-density mixed-uses in a more 
compact built form. These 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. 
Lands along major roads, arterials or other areas 
with existing or planned frequent transit service 
or higher order transit corridors may also be 
identified as strategic growth areas. 

The policies related to “urban growth centres” 
and the planned density targets 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, representing about 
a 10-minute walk”. In turn, “higher order transit” 
is defined as transit that generally operates in 
partially or completely dedicated rights-of-way, 
outside of mixed traffic, including heavy rail 
(such as subways and inter-city rail), light rail and 
buses in dedicated rights-of-way. 

While the City is required to delineate the 
boundaries of “major transit station areas” 
through its 2019 Growth Plan conformity exercise, 
it is our opinion that the site clearly falls within 
an area that would be appropriate for inclusion 
within the boundaries. In this regard, the subject 
site is located approximately 200-350 metres 
north of the approved station at Sherbourne and 
Queen. 

To satisfy the 2019 Growth Plan requirements, 
the City is required as part of its Municipal 
Comprehensive Review (MCR) to individually 
delineate the boundaries for the 180+ major 
transit station areas within the City and to 
demonstrate that each major transit station area 
is planned for the established minimum target. A 
May 19, 2020 Staff Report recommends that City 
Council authorize the commencement of the MCR 
and outlines City Planning staff’s three-phased 
implementation approach to delineate and set 
the density targets for all major transit station 
areas. The staff report lists potential major 
transit station areas and places them in one of 
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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 forms that would adversely affect 
the achievement of transit-supportive densities. 

Irrespective of the MTSA boundary, Policy 
2.2.4(10) provides that lands adjacent to or near 
to existing and planned frequent transit should be 
planned to be transit-supportive and supportive 
of active transportation and a range and mix of 
uses and activities. Frequent transit is defined 
as public transit service that runs at least every 
15 minutes in both directions throughout the day 
and into the evening every day of the week. In this 
respect, the 501 Queen and 505 Dundas streetcar 
routes are located within an approximate 250 
metre radius of the subject site, both of which 
have frequent transit service.

Section 2.2.6 deals with housing. Policy 2.2.6(1) 
requires municipalities to support housing 
choice through, among other matters, the 
achievement of 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 housing 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 

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. 

The Growth Plan includes a number of policies 
applying to “major transit station areas”. 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).

Policy 2.2.4(3)(a) goes on to require that “major 
transit station areas” served by subways be 
planned for a minimum density target of 200 
residents and jobs combined per hectare. With 
regard to targets, Policy 5.2.5(1) provides that 
the minimum intensification and density targets 
are minimum standards and municipalities are 
encouraged to go beyond these minimum targets, 
where appropriate, except where doing so would 
conflict with any policy of the Growth Plan, the 
PPS or any other provincial plan.

Policy 2.2.4(5), added by the 2019 Growth Plan, 
allows municipalities to delineate the boundaries 
of “major transit station areas” and identify 
minimum density targets for “major transit 
station areas” in advance of the next municipal 
comprehensive review, provided it is done in 
accordance with subsections 16(15) or (16) of the 
Planning Act.

Policy 2.2.4(6) provides that, within major 
transit station areas 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(8) provides that all 
major transit station areas will be planned and 
designed to be transit-supportive and to achieve 
multimodal access to stations and connections to 
nearby major trip generators by providing, where 
appropriate, connections to local and regional 
transit services, infrastructure to support active 
transportation and commuter pick-up/drop off 
areas. 
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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.”

Policy 3.2.2(2) states that the transportation 
system, which includes public transit, will be 
planned and managed to, among other matters:

• provide connectivity among transportation 
modes for moving people and goods; 

• offer a balance of transportation choices that 
reduces reliance upon the automobile and 
promotes transit and active transportation; 
and

• offer multimodal access to jobs, housing, 
schools, cultural and recreational 
opportunities, and goods and services. 

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 3.2.3(4) direct municipalities to ensure 
that active transportation networks are 
comprehensive and integrated into transportation 

planning to provide: safe, comfortable travel for 
pedestrians, bicyclists, and other users of active 
transportation; and generators, and transit 
stations, including dedicated lane space for 
bicyclists on the major street network, or other 
safe and convenient alternatives.

With respect to climate change, Policy 4.2.10(1) 
provides that municipalities will develop policies 
in their official plans to identify actions that 
will include, among other things, supporting the 
achievement of complete communities as well as 
the minimum intensification and density targets 
in the Growth Plan, and reducing dependence 
on the automobile and supporting existing and 
planned transit and active transportation.

Policy 5.2.5(6) addresses targets and states 
that, in planning to achieve the minimum 
intensification and density targets in the Growth 
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 Section 5.1 of this 
report, it is our opinion that the proposal and, in 
particular, the requested Official Plan Amendment 
and rezoning, conform with the Growth Plan 
and specifically the policies supporting the 
development of “complete communities” and 
the policies that seek to optimize the use of land 
and infrastructure and to encourage growth 
and intensification in “strategic growth areas”, 
including “major transit station areas”.

4.4  City of Toronto Official 
Plan

The Official Plan for the amalgamated City of 
Toronto was adopted on November 26, 2002 and 
was partially 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.

Policy 5.6(1) provides that the Plan should be read 
as a whole “to understand its comprehensive 
and integrated intent as a policy framework for 
priority setting and decision making.” Policy 
5.6(1.1), introduced by Official Plan Amendment 
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note regarding Toronto’s growth prospects makes 
it clear that these figures are neither targets nor 
maximums; they are minimums:

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

The growth management policies of the Official 
Plan direct growth to identified areas on Map 2, 
which include Centres, Avenues, Employment 
Areas and the Downtown and Central Waterfront, 
where transit services and other infrastructure 
are available. On Map 2 of the Official Plan (Urban 
Structure), the subject site forms part of the 
Downtown and Central Waterfront (see Figure 11). 

No. 199, provides that the Plan is more than a set 
of individual policies and that “all appropriate 
policies are to be considered in each situation”, 
the goal being to “appropriately balance and 
reconcile a range of diverse objectives affecting 
land use planning in the City”. 

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 

Figure 11 - Official Plan - Map 2 (Urban Structure)
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landscape, with a rich variety of building forms 
and activities.

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 Official 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 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” 
by accommodating growth that “provides a full 
range of housing opportunities for Downtown 
workers and reduces the demand for in-bound 
commuting”.

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.

From a transportation perspective, Map 5 (Surface 
Priority Networks) identifies Dundas Street and 
Queen Street as “Transit Priority Segments” (see 
Figure 12). 

Policy 2.2(4) directs that new development 
on lands adjacent to existing or planned 
transportation corridors and facilities is required 
to be compatible with, and supportive of, the 
long-term purposes of the corridors and facilities 
and to be designed to avoid, mitigate or minimize 
negative impacts on and from the transportation 
corridors and facilities.

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.)

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.

In Section 2.2.1 (“Downtown: The Heart of 
Toronto”), the Official Plan recognizes that the 
Downtown, with its dramatic skyline, is Toronto’s 
image to the world and to itself. It is the oldest, 
most dense and most complex part of the urban 
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Figure 12 - Official Plan - Map 5 (Surface Priority Networks)

The introductory text in Section 2.4 (Bringing 
the City Together: A Progressive Agenda of 
Transportation Change), notes that: 

“The transportation policies, maps and 
schedules of the Plan make provision 
for the protection and development of 
the City’s road, rapid transit and inter-
regional rail networks. The Plan provides 
complementary policies to make more 
efficient use of this infrastructure and to 
increase opportunities for walking, cycling, 
and transit use and support the goal of 
reducing car dependency throughout the 
City… Reducing car dependency means 
being creative and flexible about how we 
can 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.”

Policy 2.4(4) directs that planning for new 
development in targeted growth areas will be 
undertaken in the context of reducing auto 
dependency and 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 that are well serviced by transit (such as 
locations around rapid transit stations and along 
major transit routes), consideration will be given 
to establishing minimum density requirements (in 
addition to maximum density limits) establishing 
minimum and maximum parking requirements 
and limiting surface parking as a non-ancillary 
use. Furthermore, Policy 2.4(8)(a) directs that 
better use will be made of off-street parking 
by “encouraging the shared use of parking and 
developing parking standards for mixed use 
developments which reflect the potential for 
shared parking among uses that have different 
peaking characteristics”.
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Healthy Neighbourhoods Policies

Section 2.3.1 sets out policies for creating 
and maintaining healthy neighbourhoods by 
focusing most new residential development in 
Centres, along the Avenues and in other strategic 
locations, to help preserve the shape and feel 
of established neighbourhoods. Policy 2.3.1(1) 
states that Neighbourhoods and Apartment 
Neighbourhoods are considered to be physically 
stable areas, and development will respect and 
reinforce the existing physical character of 
buildings, streetscapes and open space patterns 
in these areas.

A new Policy 2.3.1(2) recognizes that Apartment 
Neighbourhoods are residential areas with 
taller buildings and higher density than 
Neighbourhoods and are considered to be 
physically stable. Development in Apartment 
Neighbourhoods will be consistent with this 
objective and will respect the criteria contained 
in Section 4.2.2 and other relevant sections of 
the Official Plan. This policy goes on to state that:

“While Apartment Neighbourhoods are not 
areas of significant growth on a city-wide 
basis, there are sites containing one or 
more existing apartment building(s) where 
compatible infill development may take 
place. This compatible infill development 
may take place where there is sufficient 
space on a site to accommodate additional 
buildings or building additions while 
providing a good quality of life for both new 
and existing residents and improving site 
conditions by maintaining or substantially 
replacing and improving indoor and outdoor 
amenity space; improving landscaped open 
space; maintaining adequate sunlight and 
privacy for residential units; and adequately 
limiting shadowing on outdoor amenity 
space and landscaped open space.” (Our 
emphasis)

Policy 2.3.1(3) provides that developments 
in Mixed Use Areas, Regeneration Areas and 
Apartment Neighbourhoods that are adjacent or 
close to Neighbourhoods will:

a. be compatible with those Neighbourhoods;

b. provide a gradual transition of scale and 

density, as necessary to achieve the objectives 
of this Plan through the stepping down of 
buildings towards and setbacks from those 
Neighbourhoods;

c. maintain adequate light and privacy for 
residents in those Neighbourhoods;

d. orient and screen lighting and amenity areas 
so as to minimize impacts on adjacent land in 
those Neighbourhoods;

e. locate and screen service areas, any surface 
parking and access to underground and 
structured parking so as to minimize impacts 
on adjacent land in those Neighbourhoods, 
and enclose service and access areas where 
distancing and screening do not sufficiently 
mitigate visual, noise and odour impacts upon 
adjacent land in those Neighbourhoods; and

f. attenuate resulting traffic and parking 
impacts on adjacent neighbourhood streets so 
as not to significantly diminish the residential 
amenity of those Neighbourhoods.

Policy 2.3.1(9) encourages owners of existing 
apartment buildings to renovate and retrofit 
older apartment buildings in order to: 

• achieve greater conservation of energy and 
water resources, and reduce greenhouse gas 
emissions;

• improve waste diversion practices, safety and 
security and building operations;

• improve indoor and outdoor facilities for 
social, educational and recreational activities; 
and

• improve pedestrian access to the buildings 
from public sidewalks and through the site as 
appropriate.

Land Use Policies

The portion of subject site adjacent to 
Sherbourne Street is designated Apartment 
Neighbourhoods, while the southeast corner of 
the site abutting Shuter and Seaton Streets is 
designated Neighbourhoods on Map 18, Land Use 
Plan (see Figure 13). 

Section 4.1 of the Official Plan sets out policies 
for the Neighbourhoods designation. These 
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policies were amended through Official Plan 
Amendment No. 320 (“OPA 320”). OPA 320 
includes amendments to both the Apartment 
Neighbourhoods and Neighbourhoods 
designations and provided greater clarity on 
matters of development in these areas. 

Policy 4.1(1) states that Neighbourhoods are 
considered physically stable areas made up of 
residential uses in lower scale buildings, including 
detached houses, semi-detached houses, 
duplexes, triplexes and townhouses, as well as 
“interspersed walk-up apartments that are no 
higher than four storeys”. The Neighbourhoods 
designation also permits low scale institutions 
such as places of worship, community centres 
and schools.

The explanatory text regarding development 
criteria in Neighbourhoods states that physical 
changes to established Neighbourhoods must 
be sensitive, gradual and “fit” the existing 
physical character. Following therefrom, Policy 
4.1(5) requires development within established 
Neighbourhoods to respect and reinforce the 
existing physical character of each geographic 
neighbourhood, including the following elements 
(our emphasis):

• patterns of streets, blocks and lanes, parks 
and public building sites; 

• prevailing size and configuration of lots; 

• prevailing heights, massing, scale, density and 
dwelling type of nearby residential properties; 

• prevailing building type(s); 

• prevailing location, design and elevations 
relative to the grade of driveways and garages; 

• prevailing setbacks of buildings from the 
street or streets; 

• prevailing patterns of rear and side yard 
setbacks and landscaped open space; 

• continuation of special landscape or built-
form features that contribute to the unique 
physical character of the geographic 
neighbourhood; and

• conservation of heritage buildings, structures 
and landscapes.

This policy goes on to provide that lots fronting 
onto a major street shown on Map 3 and designated 
Neighbourhoods are to be distinguished from 
lots in the interior of the block adjacent to that 
street in accordance with Policy 6 in order to 
recognize the potential for a more intense form 
of development along major streets to the extent 

Figure 13 - Official Plan - Map 18 (Land Use)
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permitted by this Plan”. (our emphasis). In this 
regard, Shuter Street is identified as a major 
street on Map 3 of the Official Plan.

The policy goes on to state that, 

“The physical character of the geographic 
neighbourhood includes both the physical 
characteristics of the entire geographic 
area in proximity to the proposed 
development (the broader context) and the 
physical characteristics of the properties 
that face the same street as the proposed 
development in the same block and the 
block opposite the proposed development 
(the immediate context). Proposed 
development within a Neighbourhood will 
be materially consistent with the prevailing 
physical character of properties in both 
the broader and immediate contexts. 
In instances of significant difference 
between these two contexts, the immediate 
context will be considered to be of greater 
relevance.”

Furthermore, the policy provides that for lots 
fronting onto a major street, and flanking lots of 
the depth of the fronting lots, are often situated in 
geographic neighbourhoods distinguishable from 
those located in the interior of the Neighbourhood. 
This is due to characteristics such as, different 
lot configurations; better access to public 
transit; adjacency to developments with varying 
heights, massing and scale; or direct exposure to 
greater volumes of traffic on adjacent and nearby 
streets. In those neighbourhoods, the policy text 
indicates that “such factors may be taken into 
account in the consideration of a more intense 
form of development on such lots to the extent 
permitted by this Plan”. 

Further to this, the policy text states that, 

“The prevailing building type and physical 
character of a geographic neighbourhood 
will be determined by the most frequently 
occurring form of development in that 
neighbourhood. Some Neighbourhoods 
will have more than one prevailing building 
type or physical character. The prevailing 
building type or physical character in one 
geographic neighbourhood will not be 

considered when determining the prevailing 
building type or physical character in 
another geographic neighbourhood.

While prevailing will mean most frequently 
occurring for the purposes of this policy, this Plan 
recognizes that some geographic neighbourhoods 
contain a mix of physical characters. In such 
cases, the direction to respect and reinforce the 
prevailing physical character will not preclude 
development whose physical characteristics are 
not the most frequently occurring but do exist 
in substantial numbers within the geographic 
neighbourhood, provided that the physical 
characteristics of the proposed development are 
materially consistent with the physical character 
of the geographic neighbourhood and already 
have a significant presence on properties located 
in the immediate context or abutting the same 
street in the immediately adjacent block(s) within 
the geographic neighbourhood.” The policy goes 
on to say that “No changes will be made through 
rezoning, minor variance, consent, or other public 
action that are out of keeping with the overall 
physical character of the entire Neighbourhood”.

Policy 4.1(6) discourages intensification of lands 
on major streets in Neighbourhoods. However, 
the policy states that where a more intense form 
of residential development is proposed than that 
permitted by existing zoning on a major street in 
a Neighbourhood, the application will be reviewed 
in accordance with Policy 4.1(5), having regard to 
both the form of development along the street, 
and its relationship to adjacent development in 
the Neighbourhood.

Policy 4.1(8) states that zoning by-laws will 
contain numerical site standards for matters 
such as building type and height, density, lot 
sizes, lot depths, lot frontages, parking, building 
setbacks from lot lines, landscaped open space 
and any other performance standards to ensure 
that new development will be compatible with 
the physical character of established residential 
Neighbourhoods.

Section 4.2 of the Plan recognizes that Apartment 
Neighbourhoods are distinguished from low-
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rise Neighbourhoods because a greater scale of 
building is permitted, and different scale related 
criteria are needed to guide development. While 
built-up Apartment Neighbourhoods are stable 
areas of the City where significant growth is not 
anticipated on a city-wide basis, opportunities 
exist for additional townhouses or apartments on 
underutilized sites, including new rental housing. 
The Official Plan sets out criteria to evaluate 
these situations.

Policy 4.2(1) states that Apartment 
Neighbourhoods are made up of apartment 
buildings and parks, local institutions, cultural 
and recreational facilities and small-scale 
office, retail and service uses that serve the 
neighbourhood. All land uses permitted in the 
Neighbourhoods designation are also permitted 
in the Apartment Neighbourhoods designation.

Criteria for development in Apartment 
Neighbourhoods, as set out in Policy 4.2(2), 
include:

a. locating and massing new buildings to provide 
a transition between areas of different 
development intensity and scale, as necessary 
to achieve the objectives of this Plan, through 
means such as providing setbacks from, and/
or a stepping down of heights towards lower-
scale Neighbourhoods;

b. locating and massing new buildings to 
adequately limit shadow impacts on adjacent 
lower-scale Neighbourhoods, particularly 
during the spring and fall equinoxes;

c. locating and massing new buildings to frame 
the edge of streets and parks with good 
proportion and to maintain sunlight and 
comfortable wind conditions for pedestrians 
on adjacent streets, parks and open spaces;

d. including sufficient off-street motor vehicle 
and bicycle parking for residents and visitors;

e. locating and screening service areas, ramps 
and garbage storage to minimize the impact 
on adjacent streets and residences;

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

g. providing ground floor uses that enhance the 
safety, amenity and animation of adjacent 
streets and open spaces; and

h. providing buildings that conform to the 
principles of universal design.

Policy 4.2(3) provides that compatible infill 
development may be permitted on a site within 
a developed Apartment Neighbourhood with one 
or more existing apartment buildings, where 
such development improves the existing site 
conditions by means such as:

a. meeting the development criteria set out in 
Section 4.2.2;

b. being compatible with the scale, including 
height and massing, of the existing apartment 
building(s) on and adjacent to the site;

c. providing separation distances between 
buildings on and adjacent to the site so as to 
achieve adequate sunlight and privacy;

d. maintaining or replacing and improving indoor 
and outdoor residential amenities on the site, 
including, where achievable, equipping and 
managing indoor and outdoor amenity space 
to encourage use by residents;

e. improving upon the quality of landscaped open 
space and outdoor amenity space for new and 
existing residents, including the preservation 
or replacement of significant landscape 
features and walkways and creating such 
features where they did not previously exist;

f. providing adequate on-site structured shared 
vehicular parking for both new and existing 
development;

g. consolidating and where achievable, 
relocating parking and servicing areas where 
they are not visible from streets, parks and 
landscaped open spaces;

h. placing parking ramps within the building 
where achievable;

i. providing all residents, including existing 
residents with access to the community 
benefits where additional height and/or 
density is permitted, and community benefits 
are provided pursuant to Section 5.1.1 of this 
Plan;

j. providing privacy and areas of landscaped 
open space, and maintaining adequate 
sunlight to units, outdoor amenity spaces 
and open spaces, for both new and existing 
residents;
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k. organizing development on the site to frame 
streets, parks and open spaces at good 
proportion, providing adequate sky views 
from the public realm, and creating safe and 
comfortable open spaces;

l. promoting grade-related dwellings at the 
edge of public streets, parks and landscaped 
open spaces where achievable, that front 
onto and provide pedestrian entrances from 
those public spaces, and provide a generous 
pedestrian realm adjacent to public streets;

m. promoting, on the lower floors of midrise and 
tall apartment buildings, grade related units 
with front gardens, stoops and porches that 
take direct access from public sidewalks, 
accessible open spaces and park edges;

n. improving pedestrian access to the buildings 
from public sidewalks and through the site;

o. minimizing curb cuts;

p. improving waste storage and waste diversion 
facilities including enclosure of outdoor waste

q. providing needed improvements, renovations 
and retrofits to the existing rental housing to 
extend the life of the existing building(s) that 
are to remain; and

r. encouraging improved energy and water 
efficiency in existing buildings through 
renovations, retrofits and changes to 
management practices.

Public Realm Policies 

On January 29, 2020, City Council adopted Official 
Plan Amendment No. 479 (OPA 479), amending 
Section 3.1.1 (Public Realm), and Official Plan 
Amendment No. 480 (OPA 480), amending 
Sections 3.1.2 (Built Form) and 3.1.3 (Built Form – 
Tall Buildings, which is to be retitled Built Form 
– Building Types). The proposed amendments are 
the result of public and stakeholder consultations 
conducted as part of the Five-Year Review of the 
Official Plan. The Official Plan Amendments are 
now in force and effect.

The Official Plan contains public realm policies 
that emphasize the importance of providing 
beautiful, comfortable, safe and accessible 
streets, parks, open spaces and public buildings 
to draw people together and create strong social 
bonds at the neighbourhood, city and regional 
level. 

With respect to the Public Realm, the policies 
in Section 3.1.1 have been amended, and the 
following new policies have been added. 

Policy 3.1.1(1) provides that the public realm is 
comprised of all public and private spaces to 
which the public has access. It is a network that 
includes, but is not limited to, streets and lanes, 
parks and open spaces, and the parts of private 
and public buildings that the public is invited into. 

Policy 3.1.1(2) further provides that the public 
realm will: 

• provide the organizing framework and setting 
for development;

• foster complete, well-connected walkable 
communities and employment areas that 
meet the daily needs of people and support a 
mix of activities;

• support active transportation and public 
transit use;

• provide a comfortable, attractive and vibrant, 
safe and accessible setting for civic life and 
daily social interaction;

• contribute to the identity and physical 
character of the City and its neighbourhoods;

• provide opportunities for passive and active 
recreation;

• be functional and fit within a larger network; 
and

• contribute to the City’s climate resilience.

3.1.1(10) states that lanes provide an important 
function as off-street access for vehicles, 
parking and servicing. As part of the public 
realm, lanes will be public and opportunities 
for lane enhancements should be identified 
as part of the development approval process. 
Where appropriate, lanes should be designed 
with consideration for safe, accessible and 
comfortable pedestrian and cyclist movement.

Built Form Policies

As it relates to built form, new Policy 3.1.2(1) 
provides that development will be located and 
organized to fit with its existing and planned 
context. It will frame and support adjacent 
streets, lanes, parks and open spaces to promote 
civic life and the use of the public realm, and to 
improve the safety, pedestrian comfort, interest 
and experience, and casual views to these spaces 
from the development by: 
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• generally locating buildings parallel to the 
street or along the edge of a park or open 
space with consistent front yard setbacks;

• providing additional setbacks or open spaces 
at the following locations, where appropriate: 
street intersections; prominent destinations; 
parks and open spaces; transit stops; natural 
areas; sites that end a street corridor; and 
areas with high pedestrian volumes.

• locating main building entrances on the 
prominent building facades so that they front 
onto a public street, park or open space, are 
clearly visible and directly accessible from a 
public street;

• providing ground floor uses, clear windows 
and entrances that allow views from and, 
where possible access to, adjacent streets, 
parks and open spaces;

• preserving existing mature trees wherever 
possible and incorporating them into the 
development site; and

• providing comfortable wind conditions and 
air circulation at the street and adjacent open 
spaces to preserve the utility and intended 
use of the public realm, including sitting and 
standing.

Policy 3.1.2(3) states that development will 
protect privacy within adjacent buildings by 
providing setbacks and separation distances 
from neighbouring properties and adjacent 
building walls containing windows.

Policy 3.1.2(4) provides development will located 
and organize vehicle parking, access and ramps, 
loading, servicing, storage areas and utilities 
to minimize their impact and improve safety 
and attractiveness of the public realm. This is 
achieved by, amongst other things, locating 
parking below grade and locating servicing 
functions in the building, where appropriate; 
using shared service areas; and consolidating 
and minimizing the width of driveways and curb 
cuts across the public sidewalk.

Policy 3.1.2(5) provides that development will be 
located and massed to fit within the existing and 
planned context, define and frame the edges of 
the public realm with good street proportion, fit 
with the character, and ensure access to direct 
sunlight and daylight on the public realm by:

• providing streetwall heights and setbacks 
that fit harmoniously with the existing and/or 
planned context; and

• stepping back building mass and reducing 
building footprints above the streetwall 
height.

Policy 3.1.2(6) states development will be required 
to provide good transition in scale between areas 
of different building heights and/or intensity of 
use in consideration of both the existing and 
planned contexts of neighbouring properties 
and the public realm. New Policy 3.1.2(7) further 
provides that transition in scale will be provided 
within the development site(s), and measured 
from the shared and adjacent property line(s).

Policy 3.1.2(9) provides that the design of new 
building facades visible from the public realm will 
consider the scale, proportion, materiality and 
rhythm of the façade to:

• ensure fit with adjacent building facades;

• contribute to the pedestrian scale by providing 
a high quality of design on building floors 
adjacent to and visible from the public realm;

• break up long facades in a manner that 
respects and reinforces the existing and 
planned context; and,

• ensure grade relationships that provide direct 
access and views into and from the public 
realm.

Policy 3.1.2(10) provides that development will 
provide amenity for pedestrians by improving 
adjacent boulevards with coordinated landscape 
improvements, setbacks to enhance local 
character and providing weather protection such 
as canopies and awnings.

In terms of amenity, Policy 3.1.2(11) encourages 
new indoor and outdoor shared amenity spaces 
provided as part of multi-unit residential 
developments to be high-quality, well designed 
and considerate of the needs of residents of all 
ages and abilities. 

Section 3.1.3 includes policies related to three 
scales of building types – Townhouse and Low-
Rise Apartments, Mid-Rise, and Tall. The pre-amble 
notes that these building types are defined by 
their scale and physical characteristics including 
site and building organization, relationship to the 
public street, and building massing and height.
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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.

Policy 3.2.1(5) provides that significant new 
development on sites containing six or more 
rental units, where existing rental units will be 
kept in the new development, will secure as rental 
housing, the existing rental housing units which 
have affordable rents and mid-range rents; and 
should secure any needed improvements and 
renovations to the existing rental housing to 
extend the life of the building(s) that are to remain 
and to improve amenities, without pass-through 
costs to tenants. As there are 596 existing 
rental units on the subject site, all of which are 
to be retained, Policy 3.2.1(5) would apply to the 
application.

As no rental housing units are being demolished, 
Policy 3.2.1(6) does not apply.

The applicable Official Plan housing policies are 
discussed in the Housing Issues Report included 
as part of the application (see Appendix A).

Implementation Policies

Policy 5.3.2(1) of the Official Plan provides that, 
while guidelines and plans express Council policy, 
they are not part of the Plan unless the Plan has 
been specifically amended to include them, and 
they do not have the status of policies in the 
Official Plan adopted under the Planning Act. 
This policy is relevant with respect to the status 
of the Guidelines discussed in Sections 4.10 to 
4.12 below.

Policy 5.6(1) provides that the Plan should be 
read as a whole to understand its comprehensive 
and integrative intent as a policy framework 
for priority setting and decision making. Policy 
5.6(1.1) states that the Plan is more than a set 
of individual policies and should not be read in 
isolation or to the exclusion of other relevant 
policies in the Plan. When more than one policy 
is relevant, all appropriate policies are to be 
considered in each situation. The goal of this Plan 
is to appropriately balance and reconcile a range 
of diverse objectives affecting land use planning 
in the City. 

Policy 3.1.3(1) provides that a mix of building types 
is encouraged on sites that can accommodate 
more than one building. Where a development 
includes more than one building, the site will be 
designed to ensure appropriate site organization 
and building locations that: (a) provide parcels of 
appropriate size and shape for the mix of building 
types; (b) define and support existing and 
proposed streets, lanes, parks and open spaces 
at appropriate scales; (c) ensure appropriate 
spacing of buildings; and (d) ensure appropriate 
transition in scale between buildings of different 
scales and types and other lower-scaled uses.

In terms of mid-rise buildings, the pre-amble notes 
that mid-rise building heights are contextual and 
are informed by the width of the right-of-way 
onto which they front. Among other things, these 
buildings provide good transition in scale and 
have predictable impacts on adjacent low-scale 
uses. Policy 3.1.3(4) states that mid-rise buildings 
will be designed to: (a) have heights generally no 
greater than the width of the right-of-way that 
it fronts onto (our emphasis); (b) maintain street 
proportion and open views of the sky from the 
public realm by stepping back building massing 
generally at a height equivalent to 80% of the 
adjacent right-of-way width; and (c) allow for 
daylight and privacy on occupied ground floor 
units by providing appropriate facing distances, 
building heights, angular planes and step-backs.

Housing Policies

Section 3.2.1 focuses on housing matters in the 
City, specifically the housing stock, the supply 
of new housing as well as affordability. Policy 
3.2.1(1) supports 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 and includes 
ownership and rental housing. 

Policy 3.2.1(2), as amended, provides that the 
existing stock of housing will be maintained, 
improved and replenished, and that the City 
will encourage the renovation and retrofitting 
of older residential apartment buildings. The 
Policy concludes by encouraging new housing 
supply through intensification and infill that is 
consistent with the Plan.
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Growth Management 

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 5.2 
provides that a Complete Community Assessment 
will be required as part of “significant and large 
scale development applications” within Mixed 
Use Areas 1, 2, and 3 and Regeneration Areas. 
Policy 5.4 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. Although the site is not located 
within one of these designations, a Complete 
Community Assessment was request by SIPA 
Staff and has been prepared by Bousfields Inc. 
This is appended to this report as Appendix B.

Built Form

The Downtown Plan includes a number of built 
form policies in Section 9. Policy 9.1 provides that 
development will be encouraged to:

• 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 sky view; expanding and improving the 
public realm; maintaining adequate privacy; 
providing high-quality amenity spaces; and 
conserving heritage;

• demonstrate design excellence of the building 
and surrounding public realm;

• demonstrate a high standard of heritage 
conservation; and

4.5 Official Plan Review
On February 26, 2020, City Council adopted Official 
Plan Amendment 456 (“OPA 456”), amending 
transportation policies related to transit; cycling; 
automated vehicles, shared mobility and other 
emerging mobility technologies; and water, 
wastewater and stormwater, and associated 
maps and schedules. 

The amendments are intended to, among 
other matters, strengthen the existing policies 
as it relates to integration of land use and 
transportation planning; support and encourage 
the development of compact complete 
communities; protect pedestrians and the 
pedestrian environment to promote walking 
and cycling; introduce measures to encourage 
sustainable and active mobility choices. The 
proposed amendments are the result of public 
and stakeholder consultations conducted as part 
of the Five-Year Review of the Official Plan. The 
Official Plan Amendment has been submitted to 
the Minister of Municipal Affairs and Housing for 
approval pursuant to Section 26 of the Planning 
Act and is not yet in force.

In particular, OPA 456 includes revisions to 
Sections 2 and 3, Maps 3, 4, and 5 and Schedules 
1 and 2 of the Official Plan. The amendments to 
Maps 3, 4 and 5 do not impact the subject site.

4.6 The Downtown Plan
On July 27, 2018, the City of Toronto Council 
enacted By-law 1111-2018, adopting Official Plan 
Amendment (OPA) 406, which includes a new 
Downtown Secondary Plan (the “Downtown Plan”) 
and associated amendments to Section 2.2.1 and 
Map 6 of the Official Plan. On August 2, 2018, 
the City submitted OPA 406 to the Minister of 
Municipal Affairs and Housing for approval under 
Section 26 of the Planning Act. On June 5, 2019, 
the Minister issued a decision with respect to 
OPA 406, which included a number of significant 
modifications to the Downtown Secondary Plan 
and brought it into full force and effect. The 
relevant in-force policies are identified below.



 

ATTACHMENT 1 

The Official Plan of the City of Toronto is amended as follows: 
1. Map 18 is amended by re-designating the areas shown in the map below from 
Neighbourhoods to Apartment Neighbourhoods 
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• include high-quality, durable materials and 
sustainable and resilient building practices.

With respect to transition, Policy 9.22 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 
9.23 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. 

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. The proposal will 
achieve this unit mix.

Implementation

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 Official Plan 
Amendment 82 (“OPA 
82”)

The subject site is located within the boundary 
of OPA 82 which was adopted by Council on 
March 31, 2015 and subsequently appealed by 
seven parties. The Tribunal approved OPA 82 with 
modifications on May 23, 2018, which includes 
the Garden District Site and Area Specific Policy 
461 (“SASP 461”).

OPA 82 redesignated a portion of the subject site 
on Land Use Map 18 to Apartment Neighbourhoods, 
specifically those lands fronting Sherbourne 
Street, but kept in place the Neighbourhoods 
designation applying to the southeast corner 
of the subject site abutting Shuter Street and 
Seaton Street (see Figure 14).

The preamble to SASP 461 provides that the Garden 
District is a unique area within the Downtown, 

Figure 14 - Map 1 – OPA 82



 

Map 1 – Garden District Area Specific Policy Character Areas 
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housing and supporting some of the City's most 
vulnerable populations, and containing a rich 
heritage built form and iconic parks, particularly 
Allan Gardens. Future growth and investment 
in this area will need to be sensitive to this 
character ensuring that new development further 
strengthens the Garden District as a distinct, 
vibrant mixed use community in the Downtown.

Section 3 of the SASP outlines a number of 
development performance standards that apply 
to the entire SASP area. Policy 3.2 provides 
that new tall buildings are only permitted in the 
Character Areas identified on Map 1, and in the 
corresponding locations on Maps 2-5. On Maps 1 
and 5, the subject site is not identified as a tall 
building site. 

With respect to shadowing, Policy 3.6 states 
that no net new shadows will be allowed on 

Figure 14 - Map 1 – OPA 82

Figure 15 - Map 1 – OPA 82

the playground of École Gabriele Roy, which is 
located to the east of the site on the east side of 
Pembroke Street, as measured from September 
21 to June 21 from 10 a.m. to 4 p.m. 

Policies 3.9 through 3.14 provide direction for 
the design of tall buildings including providing 
a tower-base typology, floorplates no larger 
than 750 square metre, a separation distance 
of 25 metres or greater between towers and a 
setback of 20 metres from areas designated 
Neighbourhoods in the Official Plan.

The subject site is identified on Map 1 as being 
part of the Sherbourne Corridor Character Area 
(SCCA). Table 4-1 provides that the SCCA is not 
intended to change, only infill as permitted by the 
Apartment Neighbourhood policies of the Official 
Plan is permitted (see Figure 15).
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4.8  Zoning
The new City-wide Zoning By-law 569-2013 was 
enacted by Council May 9, 2013; however, it was 
subject to numerous appeals to the Local Planning 
Appeal Tribunal (LPAT), formerly the Ontario 
Municipal Board. The City-wide Zoning By-law 
has now been substantially approved by the 
LPAT and is in force, except for those provisions 
that remain under appeal. With respect to such 
provisions, By-law 438-86, as amended, of the 
former City of Toronto remains in force. 

Zoning By-law 438-86

Former City of Toronto Zoning By-law 438-
86, as amended zones the subject site R3 Z1.0 
(Residential Apartment Zone) on Map 51H-312 
(see Figures 16 and 17). The R3 zone permits the 
residential apartment dwellings and row houses 
amongst other residential land uses with similar 
zone provisions as contained in By-law 569-2013, 
as described below.

The site is also subject to permissive and 
restrictive exceptions in Sections 12(1)3(a), 
12(1)61, 12(1)66, 12(1)232, 12(2)132, 12(2)207, (6). 
The relevant exceptions are described below:

• Section 12(1)61 permits the use of a residential 
building as a converted house, rooming 
house, or converted dwelling and rooming 
house operated by an agency or government, 
charitable institution or non-profit group.

• Section 12(1)66 requires the provision of motor 
vehicle parking facilities for a rooming house.

• 12(1)232 permits the use of a building 
or structure on a lot in an R3 district 
for commercial purposes under certain 
conditions.

• Section 12(2)132 prohibits the use of the land, 
or the erection or use of a building, for the 
purpose of a commercial parking garage or a 
private commercial parking garage.

• Section 12(2)207 prohibits the use of social 
housing unless the owner of the social housing 
provides and maintains motor vehicle parking 
facilities.

• Section (6) includes exceptions applying to 
specific use districts/lands related to the 
conveyance of land.

Figure 16 - By-law 438-86 Zoning Map

Figure 17 - By-law 438-86 Height Map
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Zoning By-law 569-2013

The new City-wide Zoning By-law No. 569-2013, 
as amended, was enacted by City Council on May 
9, 2013. It is subject to numerous appeals and 
therefore is not yet in full force, although several 
sections are in-force. The subject site is zoned 
R (d1.0)(x984), with a height of 12.0 metres (see 
Figures 18 and 19). As it relates to apartment 
buildings, the R zone provides for the following 
provisions, amongst others:

• a maximum height of 12 metres;

• a maximum floor space index of 1.0;

• a minimum front yard setback of 6.0 metres;

• a minimum rear yard depth of 7.5 metres; and

• a minimum side yard setback of 7.5 metres.

Site Specific Exception 984 provide that lands 
must comply with exception 900.2.10(4) and 
Section 12(1) 66 of former Toronto By-law 438-86.

4.9  Mid-rise Guidelines
At its meeting on July 6, 7 and 8, 2010, City Council 
adopted a staff recommendation to use the 
Performance Standards for Mid-Rise Buildings 
proposed in the “Avenues & Mid-Rise Buildings 
Study” (May 2010) in evaluating mid-rise building 
development proposals on the Avenues for a 
monitoring period of approximately two years. 
The July 2010 Council decision directed that, 
prior to the end of the monitoring period, staff 
was to report back to the Planning and Growth 
Management Committee on the effectiveness 
of the Performance Standards and potential 
implementation measures.

 On November 13, 2013, Council adopted a staff 
recommendation to extend the monitoring period 
to the end of 2014 to allow staff to complete 
consultations on the effectiveness of the Mid-
Rise Building Performance Standards, and to 
direct the Chief Planner to report to the Planning 
and Growth Management Committee at the 
conclusion of the monitoring period regarding 
any modifications to the Performance Standards.

On March 11, 2016, City Planning staff issued 
a report on Mid-Rise Building Performance 
Standards Monitoring, followed by an addendum 
report on April 20, 2016. On June 7, 2016, City 
Council approved the revised Mid-Rise Building 
Performance Standards Addendum attached to 
the April 20, 2016 report, with a direction to City 

Figure 18 - By-law 569-2013 - Zoning

Figure 19 - By-law 569-2013 - Heights
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Staff to use the addendum in conjunction with 
the 2010 Performance Standards to evaluate 
development applications where mid-rise 
buildings are proposed until updated Guidelines 
are adopted in the fourth quarter of 2017. At this 
time, updated Guidelines have not been released.

Although the “Avenue & Mid-Rise Buildings Study” 
does not technically apply to the subject site, 
inasmuch as the site is not located on an Avenue, 
the proposed building typology is generally that 
of a tall mid-rise building. Accordingly, we have 
had regard for the Guidelines in evaluating the 
proposed built form and urban design in Section 
5.6 of this report.

• Section 3 of the Mid-Rise Building Guidelines 
provides a series of Performance Standards 
that are intended to guide the design of mid-
rise buildings along Avenues. The Performance 
Standards are guided by the objective to 
create healthy, liveable and vibrant main 
streets while protecting the stability and 
integrity of adjacent neighbourhoods. In that 
respect, they are designed to ensure that 
Avenues are developed in an appropriate and 
context-sensitive manner. Key provisions for 
mid-rise buildings include the following:

• Buildings are moderate in height – no taller 
than the right-of-way is wide.

• Buildings provide an appropriate transition in 
scale to adjacent neighbourhoods, taking into 
account a 45 degree angular plane.

• Sidewalks are wide enough to include and 
support trees, generate a lively pedestrian 
culture and ensure accessibility for all.

• The ground floors of buildings provide uses 
that enliven sidewalks and create safe 
pedestrian conditions.

The Performance Standards recognize that 
exceptions may sometimes be warranted and 
that, at times, a project that strives for excellence 
in design can demonstrate that a specific 
guideline is not appropriate in that instance.

4.10 Growing Up Guidelines 
(2020)

In 2015, City Planning staff initiated a study to 
explore how new multi-unit residential buildings 
and “vertical neighbourhoods” can better 
accommodate the needs of households with 
children. This study resulted in the “Growing 
Up: Planning for Children in New Vertical 
Communities Draft Urban Design Guidelines” 
(the “Guidelines”). A staff report summarizing 
the study process and draft Guidelines was 
adopted without amendment by City Council at 
its meeting on July 5, 2017. 

On July 28, 2020 a final recommendation report 
was presented to City Council, and the updated 
Growing up guidelines were adopted. Updates to 
the Guidelines can be grouped into the following 
categories: 

• Inclusivity for larger and multi-generational 
households: the introductory text and 
guidelines have been modified to reflect 
that 'housing for families with children' also 
supports a range of household types and 
sizes that require access to larger units with 
multiple bedrooms. These changes have been 
informed by consultation with Community 
Planning and the development industry 
which has pointed to the benefit of providing 
a range of unit sizes for 'downsizers' and 
multi-generations, or households comprising 
roommates. 

• Emphasizing liveability and quality in all unit 
sizes: increased emphasis is placed on design 
quality for all unit types, recognizing that 
there are elements common to all unit types, 
such as windows, which can be designed to 
support liveability regardless of the number 
of bedrooms in the unit. 

• Aligning with other City-led initiatives: the 
draft Guidelines have been updated revised 
to align with new City-led initiatives that have 
been adopted by City Council since the draft 
Guidelines were introduced. In particular, 
Guideline 1.1 'Mobility' has been updated to 
reflect the City's Vision Zero program and 
Guideline 1.2 'Parks and Open Spaces' have 
been updated to reflect the Parkland Strategy. 

• Revisions based on new policy direction: the 
policy framework section has been updated 
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to reflect the PPS (2020) and the Growth Plan 
(2019). Further changes were required to 
remove reference to Section 37 and parkland 
dedication, both of which have changed 
through the new Planning Act, and associated 
regulations.

The intent of the Guidelines is to provide for a 
better integration of family supportive design 
into the planning of new multi-unit residential 
developments. The Guidelines are organized 
at three scales, based on the recognition that 
each scale contributes positively to how a family 
experiences living in a vertical community:

• The Neighbourhood Scale: At the 
neighbourhood scale, the draft Guidelines 
focus on children’s experience in the city, 
promoting independent mobility, access to 
parks, schools and community facilities;

• The Building Scale: At the building scale, 
the draft Guidelines seek to increase the 
number larger units, encourage the design of 
functional and flexible amenity and common 
spaces, and promoting flexible building design 
for changing unit layouts; and

• The Unit Scale: At the unit scale, the draft 
Guidelines focus on the size and functionality 
of spaces to ensure dwelling units can 
accommodate a family’s daily needs. 
Considerations include providing sufficient 
room for families to gather and share meals, 
as well as bedrooms that can comfortably 
accommodate more than one child.

The primary objectives of the Guidelines include:

• to ensure a diversity of housing types and 
sizes to support not only households with 
children, but also a variety of households of at 
all different life stages;

• to maintain liveability and quality of vertical 
communities over the long-term; and

• to plan public realm and community amenities 
from the perspective of a child.

 The use of the term “large units” in the Guidelines 
refers to two- and three-bedroom units that 
comply with the design parameters set out in 
the Guidelines. Large units are intended to meet 
the needs of households with children, as well as 
multi-generational families, seniors, and groups 
of students and/or adults who live together. The 
guidelines seek to achieve a minimum of 25% 

two- and three-bedroom units, comprised of 15% 
two bedroom units and 10% three-bedroom units. 

Section 2.0 of the draft Guidelines focuses on the 
design of new buildings. Topics covered in this 
section include building configuration, typology, 
design and construction, circulation areas and 
shared spaces, as well as storage and utility 
needs. Section 3.0 provides guidelines specific 
to unit design.

4.11  Pet-Friendly Design 
Guidelines

The Pet-Friendly Design Guidelines were 
developed in 2019, through a collaborative 
process involving consultation and engagement 
with a broad range of stakeholders. The purpose 
of the document is to guide new developments 
in a direction that is supportive of a growing 
pet population. The document is intended to 
complement other city initiatives to create and 
design high-quality pet friendly amenities in 
private development, including the building, 
private internal and external open spaces and 
living spaces.

The Guidelines apply city-wide to all new multi-
unit residential buildings that are required to 
provide amenity space as a condition of their 
development approval. As guidelines, they are 
intended to provide direction and guidance, but 
should be afforded some flexibility in application, 
and balanced against broad city building 
objectives.

Similar to the Growing Up Guidelines, the Pet 
Friendly Guidelines are guidelines are structured 
at three scales: the neighbourhood, the building 
and the dwelling unit. At the neighbourhood scale, 
the guidelines encourage new developments 
to support their on-site pet population with 
amenities and spaces to meet their needs and 
reduce the burden on public parks and open 
spaces, especially in dense neighbourhoods 
characterized by multi-unit, high-rise buildings 
where parks and green spaces are heavily used. 

At the building scale, the guidelines provide 
direction as to the types, sizes and general 
configuration of amenity spaces for pets, and 
specifies how shared spaces, green spaces, 
building systems and the public realm can be 
designed to support pets, their owners and 



44

other residents of multi-unit buildings in high-
density neighbourhoods. The types of dedicated 
amenities that could be provided to support pets 
and their owners include pet relief areas, off-
leash areas, pet wash stations and POPS. The 
guidelines direct that the appropriate size and 
range of pet amenities in a proposed building be 
closely considered together with the allocation 
and configuration of other amenities and also be 
determined in conjunction with an assessment 
of current and future anticipated usage, 
existing and future demographics, and existing 
neighbourhood facilities.

Finally, the unit scale looks at choices in materials, 
unit layout, indoor space, outdoor patio space and 
storage that can enhance a pet’s environment 
and meet day-to-day needs.

4.12 Minister’s Zoning Order 
– St. Michael’s Hospital 
Helicopter Flight Path

Ontario Regulation 114/16: Zoning Order – 
Protection of Public Health and Safety – Toronto 
Hospital Heliports was issued by the Ministry of 
Municipal Affairs and Housing on May 3, 2016, 
and was amended by O.Reg. 336/117, extending 
the sunset date to March 31, 2018. At its meeting 
of December 5, 2017, City Council adopted 
an airport zoning regulation for the hospital 
helicopter flight paths (By-law 1432-2017), which 
is in full force and effect and reflects the same 
flight paths as in the Minister's Zoning Order. 
The regulation sets out the updated helicopter 
flight paths for the Hospital for Sick Children 
and St. Michael’s Hospital. The regulation also 
sets out height restrictions within the prescribed 
flight path areas, which prohibit any building or 
structures (including temporary structures such 
a cranes) from penetrating the height limits 
shown on the Air Ambulance Service Protection 
Corridor Maps for each of the hospitals.

The subject site is located within the helicopter 
flight path and is restricted to an elevation of 
256-260 metres above sea level. 
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5.1  Intensification
The proposed residential intensification of the 
subject site is supportive of policy directions 
articulated in the 2020 PPS, the 2019 Growth Plan, 
as amended, the Official Plan, and the Downtown 
Plan, all of which promote intensification on 
sites well-served by municipal infrastructure, 
particularly higher-order transit. In our opinion, 
infill development on the subject site will make 
efficient use of an underutilized “tower in the 
park” parcel of land that will optimize the use 
of land and infrastructure, in an appropriate 
and desirable form, and in keeping with the 
overarching provincial and municipal policy 
direction.

The subject site is located within the Downtown, 
which is identified as an Urban Growth Centre 
as defined by the Growth Plan, which is further 
implemented through the Downtown policies 
in the Official Plan. The 2019 Growth Plan, as 
amended, directs that urban growth centres 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. The proposed residential uses that 
form part of the proposal will contribute to 
these targets. Furthermore, the subject site is 
located approximately 200-350 metres north of 
the Sherbourne and Queen Street intersection 
where an approved station (Moss Park) has been 
identified as part of the Ontario Line (precise 
location to be determine) and would meet the 
definition of a major transit station area as defined 
in the Growth Plan. The Growth Plan directs 
that the boundaries of major transit station 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. In addition, it directs 
significant population and employment growth 
to areas well-served by higher-order transit in a 
manner that achieves minimum density targets 
and helps to ensure the efficiency and viability of 
existing and planned public transit and prohibits 
land uses and built form that would adversely 
affect the achievement of transit-supportive 
densities. Furthermore, the subject site would be 
located within a strategic growth area as defined 
by the Growth Plan. Strategic growth areas are 

a focus for accommodating intensification and 
higher-density mixed-uses in a more compact 
built form.

From an Official Plan perspective, strong policy 
support is expressed for new housing in the 
Downtown, intended to minimize in-bound 
commuting and expand the range of housing 
opportunities. 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 Grown Plan. In addition, 
Section 4.2 of the Plan recognizes while built-
up Apartment Neighbourhoods are stable areas 
of the City where significant growth is not 
anticipated on a city-wide basis, opportunities 
exist for additional townhouses or apartments on 
underutilized sites, including new rental housing. 
The Official Plan sets out criteria to evaluate 
these situations.

In our opinion, the subject site is underutilized 
in its current form. Residential infill on the 
subject site will more efficiently utilize the site 
and optimize the use of land and infrastructure 
by providing new rental housing in a transit-
supportive manner and compact built form, 
directly supporting the policy direction of the 
PPS, Growth Plan, and Official Plan, which seek 
to integrate land use and transportation planning 
in identified intensification areas. Within the 
policy context outlined above, the existing use 
of the subject site, which includes large vacant 
open spaces which are partially occupied by 
surface loading and garbage storage would 
benefit from residential intensification which 
can take advantage of the wide range of shops, 
restaurants, recreational facilities, public 
parks, and cultural facilities available within the 
Downtown including the Queen Street mixed-use 
corridor. Further, residential intensification will 
support transit ridership, assist in reinforcing the 
role of the Downtown as a desirable living area 
and contribute to the achievement of population 
forecasts for the City as set out in the Growth Plan 
and Official Plan, while providing the opportunity 
for residents to live close to work or to commute 
by multiple transit options, including walking, 
cycling and public transit.
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Within the explanatory text in Section 2.1 of the 
Official Plan, it is noted that re-urbanization, by 
making better use of existing urban infrastructure 
and services before using new ones on the urban 
fringe, helps to reduce demands on nature 
and improve the livability of the urban region. 
Reurbanization reduces the pace at which the 
countryside is urbanized, preserves high quality 
agricultural lands, reduces reliance on the private 
automobile, reduces greenhouse gas emissions 
and reduces consumption of non-renewable 
resources.

5.2  Land Use
The proposed residential apartment and 
community uses are permitted in both the 
Apartment Neighbourhoods and Neighbourhoods 
designations in the Official Plan and by the 
applicable R3 and R zoning categories in By-law 
569-2013 and By-law 438-86. 

With respect to the Apartment Neighbourhoods 
designation, the Official Plan states that 
while significant growth is not intended 
within developed Apartment Neighbourhoods, 
compatible infill development may be permitted 
on a site with one or more existing apartment 
buildings, subject to certain conditions. In our 
opinion, the proposed tall mid-rise apartment 
building provides for compatible infill on a site 
with two existing apartment buildings and which 
is afforded excellent access to both existing 
transit options as well as planned higher-order 
transit as part of the Ontario Line.

With respect to the Neighbourhoods designation, 
the proposed apartment building is permitted 
however, an Official Plan amendment is required 
to increase the maximum height permitted from 
4 to 7-storeys. 

Policy 4.1(5) requires development within 
established Neighbourhoods to respect and 
reinforce the existing physical character of 
the geographic neighbourhood and directs 
that the geographic neighbourhood will be 
delineated by considering the context within 
the Neighbourhood in proximity to a proposed 
development. However, the policy also directs 
that lots fronting onto a major street are to be 
distinguished from lots in the interior in order 
to recognize the potential for a more intense 

form of development along major streets to the 
extent permitted by the Plan. The portion of the 
subject site designated Neighbourhoods fronts 
onto Shuter Street which is identified as a major 
street on Map 3. The physical character of the 
geographic neighbourhood encompasses both 
the entire geographic area in proximity to the 
proposed development (the broader context) 
and the properties that face the same street, 
in the same block and the block opposite the 
proposed development (the immediate context). 
In the case of significance difference between 
the two contexts, the immediate context will be 
considered to be of greater relevance.

In this regard, it is our opinion that the intent 
of the Policy as it applies to the subject site 
is to consider the physical context of not just 
those properties along Seaton Street within 
the Neighbourhoods designation which are 
largely made up of low-rise detached, semi and 
rowhouses, but also those properties which front 
Shuter Street both within the same block and 
on the opposite side of Shuter Street within the 
adjacent block. In this regard, this would include 
the existing 18-storey apartment building to the 
immediate west which forms part of the subject 
site and fronts Shuter Street as well as the 17- 
and 15-storey apartment buildings on the south 
side of Shuter Street.

The physical character of the geographic 
neighbourhood (both the broader and immediate) 
has no prevailing character, but rather includes 
a range of land uses with varying built form 
types (tall apartments, row houses, semis and 
singles), lot sizes and configurations, heights 
(1 to 23 storeys), densities, and specific design 
measures. In our opinion, the proposed terraced 
4 to 7-storey apartment building is materially 
consistent with the physical character of both 
the broader and immediate contexts. Moreover, 
the portion of the subject site that is designated 
Neighbourhoods would satisfy the additional 
criteria for consideration of a more intense form 
of development including having a different lot 
configuration, having better access to public 
transit, being adjacent to existing developments 
with varying heights including tall buildings 
to the west and south, and direct exposure to 
greater volumes of traffic on adjacent or nearby 
streets (Shuter Street). In our opinion, the 
proposed development will provide a modest 
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form of residential intensification that will fit 
harmoniously with the surrounding built form 
context that is compatible with both the form of 
development along Shuter Street and is sensitive 
to the lower scale residential development along 
Seaton Street. In this respect, “compatible” does 
not mean “identical to” but rather means the 
ability to coexist without unacceptable impacts 
of one upon the other. 

The additional height contemplated on the 
Shuter Building is designed to provide further 
transition and connectivity between two varying 
building scales to the immediate west and east of 
the proposed Shuter Building. In this regard, taller 
7-storey element is located nearest the existing 
18-storey apartment building to the west on the 
subject site (191 Sherbourne Street) and steps 
down to 4-storeys fronting Seaton Street, with 
direct access from the public sidewalk, providing 
a compatible built form relationship with the 2 
and 3-storey residential dwellings which form 
a continuous streetwall along the east side of 
Seaton Street and the low-rise context which 
extends north along both sides of Seaton Street.

Further to the above, the proposal provides for 
purpose-built rental housing which supports 
both provincial and municipal policies that 
recognize the importance of maintaining and 
encouraging a full range of housing forms and 
tenures. The addition of rental housing units will 
contribute to the continued diversification of 
housing options in the Downtown and within this 
neighbourhood and will also protect the existing 
rental stock at 191 & 201 Sherbourne Street. The 
proposal includes a range and mix of unit types, 
including 15% two-bedroom and 10% three-
bedroom units, in accordance with the City’s 
Growing Up Guidelines.

5.3  Height, Massing and 
Density

From a height and built form perspective, 
the subject site is a contextually appropriate 
location for a tall mid-rise building adjacent to 
Sherbourne Street which respects the existing 
heights on the subject site as well as fits within 
the height context in the broader neighbourhood. 
At the corner of Seaton and Shuter Streets, it is 
our opinion that a building height of 7 storeys and 
transitioning down to 4-storeys towards Seaton 
Street is appropriate given its proximity to 
municipal infrastructure (in particular to existing 
and approved higher-order transit), its relation 
to other existing taller buildings to the west and 
south, and its ability to provide an appropriate 
transition in scale to, and compatibility with, the 
low-rise properties along the east and west sides 
of Seaton Street extending to the north.

In terms of Sherbourne Building, the immediate 
and surrounding contexts include a number 
of approved tall- and mid-rise buildings. On 
the subject site are existing 23- and 18-storey 
residential apartment buildings, while to the 
south of the site on the south side of Seaton are 
three existing 15-storey apartment buildings 
(275, 285 and 295 Shuter Street) and a 17 storey 
apartment building at the southeast corner of 
Sherbourne and Shuter Streets (155 Sherbourne). 
At 15-storeys, the proposed height is of an 
intermediary scale of development that responds 
to the existing height context east of Sherbourne 
Street including within the subject site. In the 
latter regard, the proposed Sherbourne Building 
has a metric height of 44.4 metres which is less 
than the existing 23-storey tower to its immediate 
north (62.13 metres) and is comparable to the 
existing height of the existing 18-storey building 
to its immediate south (45.36 metres). In our 
opinion, the proposed height will fit harmoniously 
within the existing context on the site and would 
reflect the established height character along 
the east side of Sherbourne Street. Although the 
height is taller than the Sherbourne Street right-
of-way, there are numerous examples of tall mid-
rise forms which exceed their adjacent rights-of-
way while still providing for compatible built form 
relationships with existing and planned contexts. 
In this case, Sherbourne Street has an existing 
height context which exceeds its 20 metre right-
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of-way with little regard to providing transition 
to the lower scale neighbourhoods, due to the 
time in which the buildings were constructed. 
The proposed Sherbourne Building provides for 
a series of stepping along the east façade of the 
building which transitions down from 15 storeys 
to 12-storeys, to 8-storeys, to 4-storeys. In doing 
so, a compatible height is provided nearest the 
low-rise neighbourhood while the tallest height 
is set back 24.5 metres from the east lot line and 
28.8 metres from the rear yards of the low-rise 
neighbourhood properties.

In terms of the Shuter Building, the 
Neighbourhoods designation is the only land use 
designation in the Official Plan that contains a 
height restriction (maximum of 4 storeys). The 
preamble to the Neighbourhoods policies in the 
Official Plan provides that: 

“…scattered throughout many 
Neighbourhoods are properties that differ 
from the prevailing patterns of lot size, 
configuration and orientation…due to the 
site configuration and orientation, it is 
often not possible or desirable to provide 
the same site standards and pattern of 
development in these infill projects as in 
the surrounding Neighbourhood.” 

Following therefrom and as noted in Section 
5.2 above, the Plan states that lots fronting 
onto a major street shown on Map 3 of the Plan, 
which includes Shuter Street, and designated 
Neighbourhoods are to be “distinguished from 
lots in the interior of the block adjacent to 
that street in accordance with Policy 6 of the 
Plan in order to recognize the potential for a 
more intense form of development along major 
streets to the extent permitted by this Plan”. 
With respect to the subject site, although the 
lands are designated Neighbourhoods, they have 
characteristics which would distinguish them 
from other lands designated Neighbourhoods, as 
detailed below and, in our opinion, such factors 
should be taken into account in the consideration 
of a more intense form of development, including 
additional height:

• being located within the Downtown, with 
better access to existing and approved transit 
services;

• located on a Major Street

• located immediately adjacent to high-rise 
built form to the west; 

• separated from the low-rise built form of 
the Neighbourhoods designated lands by 
Windeyer Lane to the north and Seaton Street 
to the east; and

• have a distinguishable lot pattern which is not 
reflective of the existing lot fabric along the 
remainder of Seaton Street and as compared to 
other Neighbourhoods designated properties.

The proposed height of 7-storeys adjacent the 
existing 18-storey apartment building to the 
west and stepping down to 4-storeys along 
Seaton street provides for an appropriate height 
transition between two very different height 
contexts. In our opinion, recognizing that the 
current lot is not part of the existing low-rise 
character that exists along Seaton Street, its 
adjacency to taller heights to the west and south, 
and its frontage on Shuter Street, supports an 
increase in height above the 4-storey maximum, 
subject to appropriate built form relationships 
discussed in Section 5.4 below.

With respect to the Neighbourhoods designated 
lands, the proposed Official Plan Amendment 
has been drafted as a site-specific exception 
to allow for a stepped 4- to 7-storey residential 
building. We understand that this approach is 
consistent with general city practice. In this 
regard, we have reviewed several other approvals 
to permit buildings taller than 4-storeys in the 
Neighbourhoods designation including nearby 
102-110 Shuter Street as well as 133 Hazelton 
Avenue, 126-128 Hazelton Avenue, 34-38 Hazelton 
Avenue, 962-968 Eastern Avenue, 1066 Avenue 
Road, 622-646 Kingston Road, 77 Clarendon 
Avenue, 3-5 Southvale Drive/1073 Millwood 
Road, 1117-1119 Gerrard Street East, 2849-2857 
Islington Avenue, 406-410 Keele Street and 707-
717 Dovercourt Road. 

From a massing perspective, the proposal has 
been designed to be sensitive to the existing 
low-rise dwellings to east. In this respect, the 
Shuter Building will include a series of stepbacks 
along its east façade to achieve an appropriate 
transition in scale, which result in increased 
setbacks as the building rises. Levels 1-4 will be 
setback 1.1 metres from the east lot line. At Level 
5, the building will step back 7.3 metres and Levels 
6 and 7 will each provide for additional 7.3 metre 
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stepbacks, resulting in setbacks of approximately 
8.4, 15.7 and 23.0 metres, respectively. In our 
opinion, the massing is sensitive to its context.

The Sherbourne Building has also been articulated 
in a manner that is sensitive to the lands to the 
east. The building will be stepped above the 4th, 
8th and 13th levels. The west façade also includes 
a stepback of 3.0 metres above the 8th level to 
establish a streetwall that fits within the site 
context and in order to mitigate the perception 
of height.

With respect to density, in our opinion, the 
proposed density of 4.61 FSI is appropriate and 
desirable. Firstly, it is important and appropriate 
from a planning policy perspective to optimize 
density on the site given its proximity to higher 
order transit. Secondly, at the municipal level, the 
Apartment Neighbourhoods and Neighbourhoods 
designation does not contain any height or 
density limits and leaves it to the Zoning By-law 
to prescribe the precise height and density limits 
for a particular site. In this respect, the underlying 
Zoning By-law would restrict development to a 
maximum height of 12.0 metres, with a maximum 
floor space index of 1.0 times the area of the lot. 
The existing apartment buildings on the subject 
site, with heights of 23 and 18 storeys, and an 
FSI of 2.88 (exclusive of the proposed buildings) 
already exceed these limits. In our opinion, the 
Zoning By-laws do not reflect the overarching 
Apartment Neighbourhoods designation, which 
permits apartment buildings with no height or 
density maximums, subject to appropriate built 
form relationships. Furthermore, the Zoning 
By-law does not reflect the overarching policy 
direction with respect to “urban growth centres”, 
“major transit station areas”, and “higher order 
transit”.

Within a policy context that promotes 
intensification, as is the case with the subject 
site, the optimization of land and infrastructure 
is 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, represents good urban design, and 
is supported by hard and soft services, with no 
significant infrastructure capacity concerns.

5.4 Built Form Impacts
As set out below, it is our opinion that the proposal 
would have minimal and acceptable built form 
impacts on the existing buildings on the subject 
site, as well as on the surrounding properties 
including, and in particular, the lands designated 
Neighbourhoods to the east.

Light, View and Privacy (LVP) 

Light, View and Privacy (LVP) impacts are 
generally addressed through a combination of 
spatial separation, orientation and mitigating 
measures between buildings. In the RA and 
CR zones, the City-wide Zoning By-law uses a 
standard of 5.5 metres from windows to property 
lines that are not street lines, and a separation 
distance of 11.0 metres between facing windows 
on the same site. For taller elements, the Mid-
Rise Design Guidelines recommend a separation 
distance of 11 metres between building faces and 
a minimum setback of 5.5 metres from side and 
rear property lines.

Shuter Building

To the south and east, the proposed residential 
units, which face Shuter Street and Seaton Street, 
will have adequate separation distances from any 
facing units on the opposite side of the streets 
by virtue of the street right-of-way widths. In this 
respect, Shuter Street has an existing right-of-
way width of 20 metres, and Seaton Street has an 
existing right-of-way width of approximately 20 
metres, which will result in separation distances 
that are well in excess of the 11 metre standard. In 
addition, the east-façade of the Shuter Building 
includes stepbacks at the 5th, 6th and 7th levels, 
resulting in even greater separation distances 
from dwellings on the east side of Seaton Street. 
To the north, by virtue of Windeyer Lane, the 
north-elevation will have a separation distance 
of approximately 9.5 metres from side wall of the 
property at 92 Seaton Street, however the north-
facing residential units will not contain windows.

To the west, the proposed residential units in 
the Shuter Building will achieve a separation 
distance of 13 metres from the existing building 
at 191 Sherbourne Street.

The east-elevation is also set back to be in line 
with the existing row-houses to the north, in 
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keeping with the prevailing setbacks of buildings 
from the street. In addition, the building includes 
grade-related residential units with usable front 
entrances and widows facing the street, which 
is in keeping with the existing character of the 
Seaton Street residences.

Sherbourne Building

The Sherbourne Building generally takes the form 
of a tall mid-rise building, and displays elements of 
a mid-rise typology, and is not a tall building with 
a podium-tower form, on which the Tall Building 
Design Guidelines are generally predicated. In 
this regard, the Sherbourne Building has been 
designed in accordance with the City-wide 
Zoning By-law performance standards described 
above with regard for the Mid-Rise Guidelines, 
which requires a separation distance of 11.0 
metres between facing windows on the same site. 
The proposed building will primarily provide for a 
separation distance of 16.0 metres to the existing 
buildings at 191 and 201 Sherbourne Street, with 
the easterly and westerly portions of the building 
having reduced separation distances of 12.0 
metres, which exceed 11.0 metres as noted above.

To the west, the Sherbourne Building will have an 
adequate separation distance from facing units 
on the opposite side of the street by virtue of 
the 20.0 metre right-of-way width of Sherbourne 
Street. 

To the east, Levels 1-4 of the Sherbourne Building 
will achieve a minimum separation distance 
of 10.42 metres from the rear lot lines of the 
properties fronting the west side of Seaton Street 
as a result of the proposed 6.15 metre setback 
and the existing 4.27 metre-wide Windeyer Lane. 
This separation increases to a minimum of 16.42 
at Level 5, 22.8 metres at Levels 9-12, and 28.82 
for Levels 13-15. 

Shadow Impacts

Official Plan Policies 3.1.2(5) require that 
development be located and massed to ensure 
access to direct sunlight and daylight on the 
public realm and 4.2(2)(b) require that new 
development adequately limit shadowing on 
neighbouring streets, properties in adjacent 
“lower-scale” Neighbourhoods, and open spaces, 
having regard for the varied nature of such areas. 

From a policy perspective, the Plan requires an 
assessment of the shadow impacts at the spring 
and fall equinoxes (March 21st and September 
21st) and on the summer solstice (June 21st). 
Policies 3.5 and 3.6 of OPA 82 also provides that 
no new net shadows are permitted on Moss Park 
as measured on March 21 and September 21 from 
10 a.m. to 6 p.m., or on the playground of Ecole 
Gabriele Roy as measured from September 21 to 
June 21 from 10 a.m. to 4 p.m. 

A sun/shadow study has been prepared by 
Bousfields Inc. (dated November 2020) to 
assess the shadow impacts of the proposed 
development on lower-scale properties 
designated Neighbourhoods and on nearby parks 
and open spaces.

The sun/shadow study indicates that, during the 
equinoxes, the proposal will not remove any direct 
access to sunlight within the backyards of the 
properties that front on the west side of Seaton 
Street between 9:18 a.m. and shortly before 3:18 
p.m., with the exception of the properties at 92-
96 Seaton Street, which are located directly north 
of the Shuter Building. These properties will have 
minor incremental shadow impact on portions of 
their backyards between 9:18 a.m. to 12:18 p.m.. 
Portion of the rear yards of 110 to 130 Seaton 
Street will experience incremental shadow in the 
mid to late afternoon between shortly before 3:18 
p.m. to 5: 18 p.m. 

On the summer solstice, the proposed 
development will not remove any direct access 
to sunlight between 9:18 a.m. to 3:18p.m and 
only minor incremental impact on portions of 
the backyards of 100-120 Seaton Street between 
after 3:18 p.m to 6:18 p.m.

With respect to streets, shadows will be fully 
removed from the west side of Sherbourne Street 
shortly after 11:18 a.m. during the equinoxes and 
will not reach the east side of Seaton Street until 
shortly before 4:18 p.m.

With respect to parks, Policy 3.1.2(3)(f) requires 
that new developments minimize any additional 
shadowing on neighbouring parks “as necessary 
to preserve their utility”, while OPA 82 prohibits 
new net shadow on Moss Park and on the 
playground of Ecole Gabriele Roy at certain times 
of the day and year as noted above. The sun/
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shadow study indicates that during the equinoxes 
and summer solstice, the proposed development 
would result in shadow impacts on Moss Park or 
on the playground of Ecole Gabriele Roy.

Wind Impacts

A Pedestrian Level Wind Study was prepared 
by Gradient Wind (dated October 16, 2020) 
in support of the application. The study and 
report investigate pedestrian wind comfort 
within the subject site and for the surrounding 
area, identifies areas where win conditions may 
interfere with certain pedestrian activities, and 
provides mitigation measures to be considered, 
where necessary. A summary of their findings is 
as follows:

• all areas at grade level within and surrounding 
the subject site are predicted to achieve 
acceptable wind comfort conditions 
throughout the year. The areas include 
public sidewalks, building access points, and 
landscaped areas.

• the only exception to the above is the outdoor 
community space that is planned to the 
immediate west of the Shuter Building, where 
mitigation is recommended to extend sitting 
conditions during the summer season to the 
shoulder months of spring and autumn. In this 
respect, 1.6-m tall wind barriers (i.e., glass 
wind screens with a maximum porosity ratio 
of 25% or minimum solidity ratio of 75%) are 
recommended around the full perimeter of the 
community space.

• regarding the common amenity terrace 
serving the Sherbourne Street Building at 
Level 13, wind conditions are predicted to be 
suitable for sitting throughout the year, which 
are acceptable.

• within the context of typical weather patterns, 
which exclude anomalous localized storm 
events, no pedestrian areas surrounding 
the subject site at grade level were found 
to experience conditions that could be 
considered uncomfortable or dangerous.

5.5  Urban Design
In our opinion, the proposed design conforms 
with the criteria for development in Apartment 
Neighbourhoods and Neighbourhoods, and with 
the general built form and urban design policies 
of the Official Plan, in particular, Policies 4.1(5), 
4.2(2), 4.2(3), 3.1.2(1), 3.1.2(3), 3.1.2(4), 3.1.2(5), 
3.1.2(6), 3.1.2(9), 3.1.2(10), 3.1.2(11), and 3.1.3(4):

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

• locate and mass new development to ensure 
access to direct sunlight and daylight on the 
public realm;

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

• provide indoor and outdoor recreation space 
for building residents of the development;

• provide ground floor uses that enhance the 
safety, amenity and animation of adjacent 
streets and open spaces and allow views from 
adjacent streets;

• provide comfortable wind conditions at the 
street and in open spaces to preserve their 
utility and the intended use of the public 
realm;

• protect privacy within adjacent buildings by 
providing setbacks and separation distances 
from neighbouring properties and adjacent 
building walls containing windows

• locate and organize vehicle parking, vehicular 
access and ramps, loading, servicing, storage 
areas, and utilities to minimize their impact 
and improve the safety and attractiveness of 
the public realm

• provide underground parking;

• integrate services within the buildings; 

• provide good transition in scale between the 
low-rise forms to the east and the high-rise 
forms to the west;

• be compatible with the scale, including height 
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and massing, of the existing apartment 
building(s) on and adjacent to the site;

• provide separation distances between 
buildings on and adjacent to the site so as to 
achieve adequate sunlight and privacy;

• main/replace/improve indoor and outdoor 
residential amenities on the site, including, 
where achievable, equipping and managing 
indoor and outdoor amenity space to 
encourage use by residents;

• improve upon the quality of landscaped open 
space and outdoor amenity space for new and 
existing residents;

• provide adequate on-site structured shared 
vehicular parking for both new and existing 
development;

• include grade-related dwellings at the edge 
of public streets, that front onto and provide 
pedestrian entrances from those public 
spaces, and provide a generous pedestrian 
realm adjacent to public streets; and

• provide needed improvements, renovations 
and retrofits to the existing rental housing to 
extend the life of the existing building(s) that 
are to remain.

In terms of Policy 4.1(5), the 4-storey component 
of the Shuter Building has been designed to be 
compatible with the existing low-rise dwellings 
along both sides of Seaton Street by providing 
grade-relate residential units and setting the 
building back to be generally in line with existing 
front yard setbacks along the street.

In our opinion, the proposed buildings are of a 
mid-rise height, and are contextually appropriate 
with neighbouring buildings. The development 
has appropriate regard to the performance 
standards of the Mid-Rise Guidelines, as detailed 
below:

Performance Standard #1: Maximum Overall 
Height: The maximum allowable height of 
buildings on the Avenues will be no taller than the 
width of the Avenue right-of-way, up to a maximum 
mid-rise height of 11 storeys (36 metres).

• In our opinion, the proposed Building 
heights of 4- to 7-storeys and 15-storeys is 
contextually appropriate given the existing 
built form context on the subject site, which 
includes 18- and 23-storey buildings, as well 
as the existing built form context to the south, 
which includes a number of tall buildings. 
The Shuter Building provides for a transition 
from the high-rise built form context along 
Sherbourne Street, and the existing low-rise 
scale to the east. 

Performance Standard #2: Minimum Building 
Height: The recommended minimum building 
height of all new buildings on the Avenues should 
have a minimum height of 10.5 metres (3 storeys) 
at the street frontage.

• The Buildings will have a height in excess of 
3-storeys at the street frontage.

Performance Standard #3: Minimum Ground Floor 
Height: The minimum floor-to-floor height of the 
ground floor should be a minimum of 4.5 metres 
to facilitate retail uses at grade and provide 
sufficient clearance for loading areas.

• The Buildings will have a ground floor-to-floor 
height of 4.5 metres.

Performance Standard #4B: Front Façade 
Pedestrian Perception Step-back: “Pedestrian 
Perception” step-backs may be required to 
mitigate the perception of height and create 
comfortable pedestrian conditions.

• The Sherbourne Building will include a 
stepback at the 9th in order to mitigate the 
perception of height and create a comfortable 
pedestrian connection.

• The Shuter Building, at the Seaton Street 
frontage, will include step backs at the 5th, 
6th and 7th floors to mitigate the perception 
of height, create a transition to the low-rise 
scale to the east, and create a comfortable 
pedestrian connection.
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Performance Standard #4C: Front Façade 
Alignment: The front street wall of a mid-rise 
building should be built to the front property lines 
or applicable setback line.

• The ground floor of the building will be setback 
2.8 metres from the Sherbourne Street lot line 
and 2.3 metres from the Shuter Street lot line 
and will generally be in-line with the existing 
buildings on the subject site.

Performance Standard #5A and #5B: Rear 
Transition to Neighbourhoods: Deep / Shallow: 
The transition between a deep / shallow Avenue 
property and areas designated Neighbourhoods, 
Parks and Open Space Areas, and Natural Areas to 
the rear should be created through setback and 
angular plane provisions.

• The proposal provides for a series of step backs 
which provide for large separation distances 
which increases as the building increases 
in height from adjacent Neighbourhoods as 
an alternative tool to providing appropriate 
transition in scale compared to the application 
of an angular plane.

Performance Standard #7A: Minimum Sidewalk 
Zones: Mid-rise buildings on rights-of-way of 20 
to 30 metres inclusive should provide a minimum 
sidewalk dimension of 4.8 metres.

• The existing sidewalk zone of 5.3 metres, which 
includes the existing sidewalk and bike lanes 
on Sherbourne Street, will be maintained.

Performance Standard #7B: Streetscapes: Avenue 
streetscapes should provide the highest level 
of urban design treatment to create a beautiful 
pedestrian environment and great places to shop, 
work and live.

• The base building will be lined with active, 
grade-related uses including residential 
dwelling units, residential lobby and indoor 
amenity space, which will promote a safe and 
animated public realm. The public realm will 
also be comprised of high-quality streetscape 
and landscape design elements, as illustrated 
in the landscape plans prepared by Brook 
McIlroy and submitted concurrently with this 
report.

Performance Standard #8B: Side Property Line: 
Limiting Blank Side Walls: Blank sidewalls should 
be designed as an architecturally finished surface 
and large expanses of blank sidewalls should be 
avoided.

• The proposed Buildings will not include blank 
sidewalls.

Performance Standard #8D: Side Property Line: 
Existing Die Windows: Existing buildings with side 
wall windows should not be negatively impacted 
by new developments.

• The Sherbourne Building will provide for a 
12-16 metres and will not negatively impact 
existing buildings.

Performance Standard #8E: Side Property Line: 
Side Street Setbacks: Buildings should be set 
back along the side streets to provide transitions 
to adjacent residential properties with front yard 
setbacks.

• Along Seaton Street, the Shuter Building 
will include multiple stepbacks to provide 
transition to the residential properties to the 
east.

Performance Standard #10: At-Grade Uses: 
Residential: Where retail at grade is not required, 
and residential uses are permitted, the design of 
ground floors should provide adequate public/
private transition to allow for future conversion to 
retail uses.

• The ground floor of the Shuter Building has 
been design with a 1.1 metre setback from the 
sidewalk in order to provide a transition from 
the public sidewalk to the private residence. 
The ground-floor will also include active 
entrances to the residential uses in order to 
maintain the existing pedestrian-scale of the 
street.

Performance Standard #14: Exterior Building 
Materials: Buildings should utilize high-quality 
materials selected for their permeance, durability 
and emergency efficiency.

• The Sherbourne and Shuter Buildings will 
be designed with high-quality and durable 
details. These will be confirmed during the 
Site Plan Application process. The existing 
will include upgrades to the building’s shell, 
as described in the Housing Issues Report 
(included as Appendix A).
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Performance Standard #16A: Vehicular Access: 
Wherever possible, vehicular access to on-site 
parking should be provided from local streets and 
rear lanes, not from the Avenue.

• Vehicular access to on-site parking will be 
provided from Windeyer Lane.

Performance Standard #17: Loading and 
Servicing: Loading, servicing and other vehicular 
related functions so not detract from the use of 
attractiveness of the pedestrian realm.

• Parking, loading, servicing and garbage 
storage will be internalized within the Buildings 
and will not detract from the attractiveness of 
the pedestrian realm.

5.6  Transportation
A Transportation Impact Report was prepared by 
LEA Consulting Ltd. (dated November 2020). The 
study provides that the proposed development 
(with the addition of the existing Sherbourne 
ramp trips that would be relocated to Windeyer 
Lane is expected to generate 64 trips (14 inbound, 
50 outbound) during the AM period and 69 trips 
(46 inbound, 23 outbound) during the PM period.

Under future total conditions, all intersections in 
the study area are expected to generally operate 
under acceptable levels of service with residual 
capacity during both the AM and PM peak hours. 
There is minimal difference in traffic operations 
compared to the existing conditions.

The proposed development is subject to the 
parking standards and requirements of the City 
of Toronto Zoning By-law 569-2013. Based on 
the By-law, the minimum total required vehicular 
parking supply is 231 spaces. The proposed 
development will add 101 vehicular parking 
spaces to the existing underground parkade, at a 
rate of 0.32 spaces per unit.

The proposed development will provide a total 
of 344 bicycle parking spaces for residential use 
(313 long-term and 31 short-term), exceeding 
the minimum requirement of 314 spaces for 
residential use (282 long-term and 32 short-
term) as outlined in By-law 569-2013. No bicycle 
parking spaces are required for the proposed 
community space.

The study includes transportation demand 
management strategies to reduce the reliance on 
the private automobile, in order to reduce auto-
dependency.

5.7  Servicing
• A Functional Servicing and Stormwater 

Management Report was prepared by 
Counterpoint Engineering (dated November 
11, 2020) to provide the site servicing 
strategy in accordance with the City of 
Toronto Design Guidelines and Wet Weather 
Flow Management Guidelines. The servicing 
strategy is summarized as follows:

• The proposed developed is to be serviced by a 
connection to the existing 300mm watermain 
on Sherbourne Street for the Sherbourne 
Building and a connection to the 150mm 
watermain on Seaton Street for the Shuter 
Building. The watermain service connections 
for the existing buildings will remain post 
development.

• Based on flow tests, Counterpoint does not 
anticipate any pressure and flow issues to 
support the development.

• The maximum short-term discharge rate 
is estimated to be 133.5 m3/day (1.55 L/s). 
This rate includes a 25 mm rainfall event. 
The groundwater will be discharged into the 
750mm x 1125mm Seaton Street combined 
sewer. The short-term groundwater rate (1.55 
L/s) is less than the combined long-term 
groundwater rate and ultimate design sanitary 
flows to the combined sewer system (7.71 L/s).

• The long-term foundation drainage discharge 
rate is estimated to be 43.90 m3/day (0.51 
L/s). The groundwater will be treated if 
required and discharged to the 750mm x 
1125mm Seaton Street combined sewer on 
Seaton Street. A 20 gpm (1.26 L/s) pump rate 
has been incorporated in the sanitary analysis 
to discharge the permanent groundwater 
drainage system. Discharge of foundation 
drains will be in accordance with Toronto 
Municipal Code, Chapter 681 Sewers.

• The discharge will be treated (if required) to 
Toronto Table 1 Sanitary/Combined Sewer 
Discharge Limits prior to discharge to the 
municipal combined sewer.

• The two proposed residential apartments will 
be serviced by separate sanitary connections 
to the 750mm x 1125mm combined sewer 
on Seaton Street. The estimated peak 
sanitary flow of the existing site is 13.31 L/s 
which discharges to the Sherbourne Street 
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combined sewer. The sanitary connections 
for the existing buildings will remain post 
development.

• The peak sanitary design flow of the proposed 
development is 7.71 L/s which is a 7.71 L/s 
increase in sanitary flow to the 750mm x 
1125mm combined sewer on Seaton Street

• The increase in sanitary flows will be offset 
by eliminating the 50.34 L/s of storm flows 
that was discharging to the Seaton Street 
combined sewer (via Windeyer Lane combined 
sewer) in the existing condition.

• With respect to stormwater servicing:

 ○ Quantity control will be provided on-site 
via two underground storage tanks with 
inlet controls.

 ○ A water balance volume of 11.70 m3 and 
18.90 m3 is required to be retained onsite in 
the underground storage tanks discharging 
to Sherbourne Street and Shuter Street 
respectively. The water balance volume 
will be used via a combination of internal 
greywater reuse and/or irrigation for 
landscaped areas.

 ○ The site will not achieve the required 80% 
TSS removal via surface treatment. As 
such, additional treatment systems will be 
required to achieve a total TSS removal of 
80% onsite

5.8  Housing Issues
A Housing Issues Report was prepared by 
Bousfields Inc. and included in Appendix A of 
this Report. The report outlines that tenants in 
all 596 rental units in the two existing buildings 
are paying either affordable or mid-range rents. 
In accordance with Policy 3.2.1(5), all 596 units 
will be maintained as rental housing for at least 
20 years. The existing residents will have access 
to the proposed amenity spaces and the Owner 
will secure needed upgrades to the existing 
building identified through the redevelopment 
application process to extend the life of the 
buildings. A construction mitigation plan and 
tenant communication strategy will be developed 
to ensure that impact on existing tenants will be 
minimized. 

5.9  Complete Community 
Assessment

A Complete Community Assessment (“CCA”) 
was prepared by Bousfields Inc. as a part of 
this application and is included as Appendix B 
(November 2020). The CCA concludes that the 
proposed development will contribute to the 
achievement of complete communities within 
the existing and planned context of the area. The 
proposal represents incremental growth on an 
infill site within an established but growing area of 
the City, within a neighbourhood that has a range 
of jobs, stores, housing types, transportation 
options and public service facilities. The CCA 
outlines how the proposal appropriately responds 
to the five infrastructure strategies set out in 
the Downtown Plan (parks and public realm, 
community services and facilities, mobility, 
energy and water).

5.10  Community Services 
and Facilities

The Downtown Community Services and Facilities 
Strategy (“the Downtown CS&F Strategy”) was 
published in 2018 and comprises one of five 
Infrastructure Strategies intended to implement 
the vision, goals and policies of the TOcore 
Downtown Secondary Plan and ensure that 
infrastructure planning is aligned with long-term 
growth. The Downtown CS&F Strategy provides 
the Policy Rationale and Summary Tables 
outlining the planned and proposed facilities for 
each of the five main community service sectors 
(Schools, Child Care, Libraries, Community 
Recreation and Human Services) (Sections 8 – 12). 
The Downtown CS&F Strategy provides direction 
to secure space and/or capital resources that 
reflect the needs, priorities and opportunities of 
each of the five main community service sectors 
to ensure the necessary CS&F infrastructure 
is available to keep up with increasing demand 
caused by growth in Toronto’s Downtown.

The subject site is located within the Moss Park 
neighbourhood as defined by the TOcore CS&F 
Study and the Toronto Neighbourhoods Profile.

As of November 2020, there were nine (9) active 
or recently approved development applications 
within one kilometre of the subject site. Of the nine 
(9) developments, two (2) are under review, and 
seven (7) have been approved. With the information 
currently available online, the estimated 
population resulting from the development 
activity within one kilometre of the subject site 
is 5,437 persons, excluding the subject site.  
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Location Status
Height

(st)
Tenure

GFA  
(sq.m)

No. of 
Units

Breakdown 
of Units 
by No. of 

Bedrooms

Population 
Projection

90-104 Queen 
St E and 3 
Mutual St

Council-
approved 
(2020)

34 Condo 23,345.00  364 

ST - 65 
1 bed - 172 
2 bed - 91 
3 bed+ - 36

609

60-64 Queen 
St E and 131-
135 Church St

Approved 57 Condo 26,849.80  445 

ST - 90 
1 bed - 59 
2 bed - 243 
3 bed+ - 53

847

139-147 
Church Street 
and 18-20 
Dalhousie 
Street

Proposed 54 Condo 32,064.80  536 

ST - 120 
1 bed - 221 
2 bed - 143 
3 bed+ - 52

891

89, 97 and 99 
Church Street

Approved 49 Condo 27,916.20  418 

ST - 49 
1 bed - 210 
2 bed - 117 
3 bed+ - 42

719

59 Richmond 
Street East, 
114 and 120 
Church Street

Approved 45 Condo 37,385.50  479 

ST - 30 
1 bed - 163 
2 bed - 235 
3 bed+ - 51

910

79-85 Shuter 
Street

Approved 32 Condo 16,967 234
1 bed – 85
2 bed – 123
3 bed+ – 26 

458

203 Jarvis 
Street

Approved 32 Condo 22,790.00  222 

ST - 47 
1 bed - 99 
2 bed - 52 
3 bed+ - 24

369

59-71 Mutual 
Street

Approved 32
Condo / 
Rental

17,788.00  256 

ST - 2 
1 bed - 143 
2 bed - 96 
3 bed+ - 27

488

252 
Parliament 
Street

Proposed 9 Rental 5,073.30  71 
ST - 35 
3 bed+ - 36

147

Total  3,372  5,436.5 

Table 5 - Development Applications
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The population projections above were 
determined using a rate of persons per unit 
type as set out in the City of Toronto’s Design 
Criteria for Sewers and Watermains. These 
rates are as follows: 3.1 persons per unit (“ppu”) 
for 3-bedroom apartment units, 2.1 ppu for 
2-bedroom apartment units and 1.4 ppu for 
1-bedroom or bachelor apartment units. Where 
unit mixes were not available or undetermined, 
the average household size for the City of Toronto 
(2.42) was applied. 

Based on these person per unit rates, the 
development proposed for the subject site is 
estimated to yield approximately 558 persons. 
This is an appropriate estimate when taking into 
account the proposed unit mix.

SCHOOL BOARD

As identified in the Downtown CS&F Strategy, 
there are two (2) schools that are located within 
the Moss Park neighbourhood, one (1) is operated 

Capacity
Full-Time 

Enrolment
Utilization 

Rate
Portables

Public Elementary School

Lord Dufferin Junior & Senior 
Public School (JK-6)
350 Parliament Street

692 441 64% 0

TOTAL 692 441 64% 0

Public Secondary School

Jarvis Collegiate Institute (9-12)
495 Jarvis Street

1,095 637 58% 0

Central Technical School (9-12)
725 Bathurst Street

2,868 1,040 36% 0

TOTAL 3,963 1,677 42.3% 0

Catholic Elementary School

St. Paul
80 Sackville Street

450 205 45.6% 0

TOTAL 450 205 45.6% 0

Catholic Secondary School

St. Patrick Catholic Secondary 
School (9-12, Mixed Gender)
49 Felstead Avenue

1,152 796 69.1% 0

St. Mary Catholic Academy (9-
12, Mixed Gender)
66 Dufferin Park Avenue

714 729 102.1% 0

Table 6 - Enrolment Numbers for 2019-2020 schools

by the TDSB; Lord Dufferin Junior and Senior 
Public School (350 Parliament Street), and one by 
the Conseil Scolair Viamonde; École élémentaire 
Gabrielle-Roy (14 Pembroke Street). A new TCDSB 
school is also proposed for the property across 
the street (20 Regent Street) and is anticipated 
to open in 2021. The proposed school will also 
provide the community with access to the 
gymnasium and multi-purpose room.

Contact with the Toronto District School Board 
(TDSB) and the Toronto Catholic District School 
Board (TCDSB) was made in November 2020 to 
determine the schools that serve the subject 
site, their associated capacities, and pupil yield 
figures for the proposed development based on a 
total of 313 units. 

The table below summarizes the enrollment 
numbers for the 2019-2020 school.



Planning & Urban Design Rationale
191-201 Sherbourne Street 59

Capacity
Full-Time 

Enrolment
Utilization 

Rate
Portables

St. Josephs College (9-12, 
Female Gender)
74 Wellesley Street West

714 755 105.7% 0

Neil McNeil (9-12, Male Gender)
127 Victoria Park Avenue

648 855 131.9% 6

TOTAL 3,228 3,135 97.1% 6

Pupil Yield

Pupil Yield of Proposed Development – 
TDSB

Elementary: 58 students (figure supplied by 
TDSB)

Secondary: 31 students (figure supplied by TDSB)

Based on the pupil yield factors provided by 
the TDSB, both the elementary and secondary 
schools that serve the subject site have capacity 
to accommodate the projected students, as all 
schools are operating well below capacity. 

Pupil Yield of Proposed Development – 
TCDSB

Elementary: 5 students (figure supplied by TDCSB)

Secondary: 2 students (figure supplied by TDCSB)

Based on the pupil yield factors provided by the 
TCDSB, the projected five (5) catholic elementary 
students may be able to be accommodated at 
St. Paul as it is currently operating well below 
capacity. The projected two (2) catholic secondary 
students may be accommodated at St. Patrick as 
it is currently operating below capacity with a 
utilization rate of 69.1%. The remaining catholic 
secondary schools that serve the subject site are 
all operating well above capacity and may not be 
able to accommodate additional students. 

It is important to note that it has not been 
determined if potential students from this 
development will attend the schools listed in 
Table 6. This level of detail will occur later in the 
application review process, when the TDSB and 
TCDSB determine where prospective students will 
attend school. As such, the TDSB and TCDSB may 
accommodate students at schools outside of the 
catchment area until adequate funding or spaces 

become available. Furthermore, considering that 
the enrolment analysis is based off of 2019 -2020 
school year data, it is possible that by the time the 
proposed development is fully realized, capacity 
and available student spaces may change from 
what has been reported in this study.

Child Care

It is estimated that the proposed 313 units will 
generate demand for approximately 27 child 
care spaces. This is based on a residential 
population increase of 559 people (313 units 
multiplied by the ppu rates for the proposed unit 
mix*), of which 15 percent would be “Children” 
as identified in the 2016 Neighbourhood Profile 
for the Moss Park neighbourhood. The project 
number of children is then multiplied by the 
women’s labour force participation rate in the 
Toronto CMA – 63.1 percent. A further multiplier 
of 50 percent is used to approximate the number 
of children needing care at a child care centre. 
This is the level of service standard set out by the 
City’s Service Division and is consistently applied 
to development applications.

*PPU rates are broken down as follows: 1.4 ppu 
for studio and 1-bedroom apartments, 2.1 ppu 
for 2-bedroom units, and 3.1 ppu for 3-bedroom 
units.

Based on the existing and planned community 
services and facilities summarized in the 
Downtown CS&F Study, it is identified, that 
while many service sectors have sufficient 
existing capacity to accommodate the 
estimated population increase resulting from 
the proposed development, certain community 
services may have accommodation issues 
due to the overall population growth within 
the Downtown. Specifically, the child care 
facilities and catholic schools within the study 
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area face accommodation pressures and may 
face increasing pressure from the population 
resulting from the proposed development. 

As outlined in the City’s CS&F Study, there are 
specific and measurable steps that may be taken 
to address school capacity issues, including 
opening previously closed schools, building new 
schools, adding additions on existing schools, 
adding portables on school sites, changing 
boundaries to shift students to underutilized 
schools, and the use of satellite space in private 
developments. In this regard, a new TCDSB school 
is proposed for the property at the northeast 
corner of Shuter and Parliament (20 Regent 
Street) and is anticipated to open in 2021. The 
proposed school will also provide the community 
with access to the gymnasium and multi-purpose 
room.

With respect to child care, steps are being taken 
to address child care accommodation pressures, 
including, in particular, the proposal for child 
care spaces in the City’s Waterfront West, 
Waterfront Central and St. Lawrence-Distillery 
neighbourhoods, as well as a recently proposed 
10,000 square foot daycare at 26 Grenville 
Street and 27 Grosvenor Street, which has been 
proposed as part of the redevelopment of that 
site.

It is recommended that on-going consulting 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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6 Conclusion



62

The proposed redevelopment of the subject site 
with infill development will make efficient use 
of an underutilized “tower in the park” parcel 
of land that will optimize the use of land and 
infrastructure, in an appropriate and desirable 
form, that is in keeping with the overarching 
provincial and municipal policy direction. In 
this regard, the proposal will provide new 
rental housing in a transit-supportive manner 
and compact built form, directly supporting 
the policy direction of the PPS, Growth Plan, 
and Official Plan, which seek to integrate land 
use and transportation planning in identified 
intensification areas.

From a land use planning perspective, the 
subject site seeks to retain all of the exiting 
rental housing on the site as well as to contribute 
additional rental housing, as well as new day 
care space, in a transit-rich location within 
the Downtown. The proposal conforms with 
the Apartment Neighbourhoods and generally 
supports the policy intent of the Neighbourhoods 
policies, will be compatible with the existing low-
rise Neighbourhoods designated properties to 
the immediate east, and respects and reinforces 
the existing physical character of surrounding 
context.

From a height and built form perspective, 
the subject site is a contextually appropriate 
location for a tall mid-rise building adjacent to 
Sherbourne Street, and a 7-storey building along 
Shuter Street that transitions down to 4-storeys 
towards Seaton Street, are appropriate given 
the site’s proximity to municipal infrastructure 
(in particular to existing and approved higher-
order transit), its relation to other existing taller 
buildings to the west and south, and its ability 
to provide an appropriate transition in scale to, 
and compatibility with, the low-rise properties 
along the east and west sides of Seaton Street 
extending to the north. In this regard, both 
buildings have been articulated, with a massing 
that is sensitive to the existing context.

The proposed development and implementing 
Zoning Bylaws are consistent with the Provincial 
Policy Statement and conform to the Growth 
Plan for the Greater Golden Horseshoe and the 
City of Toronto Official Plan. In conclusion, I find 
that the proposed development constitutes good 
planning and is in the public interest.
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1.0
INTRODUCTION 
AND PURPOSE

We are the planning consultants to ONTARI Holdings Ltd., owners of the lands municipally known as 
191-201 Sherbourne Street, in the City of Toronto (“the subject site”). On behalf of our client, we are 
pleased to submit this Housing Issues Report, in support of an application to amend the City of Toronto 
Official Plan, Zoning By-law 569-2013, as amended, and former City of Toronto Zoning By-law 438-86, 
as amended, with respect to the 1.38 hectare lot located at the northeast corner of Sherbourne Street 
and Shuter Street, municipally known as 191-201 Sherbourne Street (the “subject site”). 

Section 111 of the City of Toronto Act gives the City authority to protect rental housing in the City. 
In accordance with the provisions in that Section, the City of Toronto prohibits the demolition and 
conversion of any rental housing (on properties that contain six or more rental units) unless a permit 
has been issued under Chapter 667 of the Municipal Code. This proposal will not result in the demolition 
or conversion of any existing rental housing units on the subject site. The City of Toronto Official Plan 
(the “Official Plan”) also includes policies regarding the protection of rental housing. For example, 
Policy 3.2.1(5) of the Official Plan has policies which apply where significant new development is 
proposed on sites which contain six or more rental units and where existing rental units will be kept in 
the new development.

This Housing Issues Report assesses the applicability of the Official Plan housing policies and provides 
an analysis of the Proposal in the context of the applicable policies. In our opinion, and as set out 
below, the proposal meets the applicable requirements.



A2

2.1 Subject Site
The subject site is an ‘L’-shaped parcel of land, located on the east side of Sherbourne Street, and on 
the north and west sides of Shuter and Seaton Streets, respectively, and is municipally known as 191-
201 Sherbourne Street. The subject site has a site area of approximately 13,822 square metres (1.38 
hectares) and is currently developed with two slab-style residential apartment buildings with heights 
of 23-storeys at the north end of the site (201 Sherbourne Street) and 18-storeys at the south end of 
the site (191 Sherbourne Street), both of which will be retained as part of the redevelopment of the 
site. The existing buildings are comprised of 596 residential rental dwelling units as summarized in 
Table A1 below. In terms of amenity, existing tenants currently have access to a pool and associated 
change rooms, two small gyms, and common laundry.

Table A1 -  Existing Dwelling Units

Address
Jr One-
Bedroom

One-
Bedroom

Two-
Bedroom

Total

191 Sherbourne St 183 154 34 371

201 Sherbourne St 45 91 89 225

Total 228 245 123 596

At the southeast corner of the site is a large landscaped open space adjacent to Shuter and Seaton 
Streets. The area is currently fenced along the perimeter, preventing pedestrian access from the 
public sidewalk.

With respect to vehicular access, there is ‘C’ shaped drive-aisle located parallel to Sherbourne 
Street, and separated by a landscaped boulevard, with three curb-cuts providing pick-up/drop-off 
opportunities for residents, as well as access to a below-grade parking garage. Additional vehicular 
access to the below-grade parking garage is provided from Seaton Street. There are currently 509 
vehicular parking spaces for use by residents of the building and visitors to residents, as well as 67 
bicycle parking spaces.

2.0
SITE AND SURROUNDINGS
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2.2 Surroundings
To the north of the subject site is All-Saints Church Community Centre together with a 6-storey 
building. To the immediate east is Windeyer Lane, beyond which are a mix of 2 and 3-storey low-rise 
residential dwellings including detached, semi-detached and rowhouses fronting the east and west 
sides of Seaton Road. To the south is Shuter Street, followed by a 16-storey slab-style apartment 
building (149-155 Sherbourne Street) and a large apartment building complex (275-295 Sherbourne 
Street) consisting of three 15-storey slab-style apartment buildings. To the west is Sherbourne Street, 
followed by a vacant lot (214-226 Sherbourne Street), a 7-storey residential apartment building (200 
Sherbourne Street), and a series of low-rise house forms (180-194 Sherbourne Street).

A more detailed description of the surroundings is included in the Section 2.0 of the Planning and 
Urban Design Rationale prepared by Bousfields Inc. (dated September 2020).
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The Proposal is for the redevelopment of the subject site with a 15-storey tall mid-rise built form 
fronting onto Sherbourne Street (i.e. the “Sherbourne Building”), sited between 191 and 201 Sherbourne 
Street, and a stepped 4- to 7-storey building at the southeast corner of the site, with frontages on 
Shuter Street and Seaton Street (i.e. the “Shuter Building”).

The application provides for the construction of 313 new purpose-built rental dwelling units, of which 
10% will be three-bedroom units and 30% will be two-bedroom units, as well as 235 square metres of 
daycare space. The existing buildings at 191 and 201 Sherbourne Street, currently comprised of 596 
rental units, will be retained. A comprehensive landscape plan is proposed for the site, along with 
indoor and outdoor amenity space, that will be enjoyed by residents of all buildings. The new buildings 
will collectively provide for an overall gross floor area (“GFA”) of approximately 23,900 square metres, 
resulting in a total site density of 4.61 times the area of the lot, inclusive of the existing buildings. A 
total of 101 new vehicular parking spaces and 536 bicycle parking spaces will be added as part of the 
redevelopment of the site.

A more detailed description of the Proposal is included in Section 3.0 of the Planning and Urban Design 
Rationale.

The Proposal requires amendments to the Toronto Official Plan, as well as amendments to former City 
of Toronto Zoning By-law 438-86, as amended, and City-wide Zoning By-law 569-2013, as amended, 
in order to increase the permitted height and density and to revise other development standards as 
necessary to accommodate the building design. A Site Plan application will be subsequently submitted 
as part of the overall planning approval process.

3.0
DESCRIPTION OF PROPOSAL
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This Housing Issues Report outlines the applicable housing policy that applies to the Proposal. Further 
policy detail is included in the Planning and Urban Design Rationale (November 2020).

The redevelopment of the subject site should be consistent with the Provincial Policy Statement 
(“PPS”) and conform to the Growth Plan for the Greater Golden Horseshoe (“the Growth Plan”) and the 
City of Toronto Official Plan (“The Official Plan”). This letter outlines the applicable housing policies 
that apply to the proposal. Further policy detail is included in the Planning and Urban Design Rationale 
(being submitted concurrently with this letter). 

4.1 Provincial Policies
The 2020 PPS provides overall policy direction on matters of provincial interest related to land use 
planning and development. The PPS is intended to promote efficient development and land use 
patterns in order to support strong communities; to protect the environment and public health and 
safety; and to promote a strong economy. 

With respect to housing, Policy 1.4.3 requires provisions to be made for an appropriate range and 
mix of housing options and densities to meet projected market-based and affordable housing 
needs of current and future residents by, among other matters, facilitating all types of residential 
intensification and redevelopment, promoting densities for new housing which efficiently use land, 
resources, infrastructure and public service facilities and support the use of active transportation 
and transit, requiring transit-supportive development and prioritizing intensification in proximity to 
transit, including corridors and stations.

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 are required to conform with the 2019 Growth Plan, subject to any legislative or regulatory 
provisions providing otherwise. 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. Subsequently, on August 28, 2020, the 
2019 Growth Plan was amended by Growth Plan Amendment No. 1. 

The subject site would to be part of a “strategic growth area” pursuant to the Growth Plan (i.e. a 
focus for accommodating intensification and higher-density mixed uses in a more compact built 
form), given that the site is located in the Downtown Toronto “urban growth centre” and in a “major 
transit station area” pursuant to the definition in the Growth Plan. In this respect, the subject site is 
located approximately 200-350 metres north of a planned station at the intersection of Queen and 
Sherbourne Streets on the future Ontario Line (also referred to as the Downtown Relief Line).

4.0
APPLICABLE POLICY AND 

REGULARY CONTEXT
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Section 2.2.6 of the Growth Plan (2019) sets out the housing policies. Policy 2.2.6(1) directs 
municipalities to develop housing strategies that support housing choice through the achievement 
of minimum intensification and density targets by identifying a diverse range and mix of housing 
options and densities and establishing targets for affordable ownership housing and affordable rental 
housing (both terms are defined). Policy 2.2.6(2) provides notwithstanding Policy 1.4.1 of the PPS, 
municipalities will support the achievement of complete communities by planning to accommodate 
forecasted growth and achieve the minimum intensification and density targets, considering a range 
and mix of housing options and densities and planning to diversify overall housing stock across the 
municipality.

4.2 Toronto Official Plan 
With respect to the City of Toronto Official Plan, the westerly portion of the subject site fronting 
Sherbourne Street is designated Apartment Neighbourhoods on Map 18, Land Use Plan, while 
the southeasterly portion, at the northwest corner of Shuter and Seaton Street is designated 
Neighbourhoods. 

The Apartment Neighbourhoods policies recognize opportunities for redevelopment, subject to 
the development criteria included in Policy 4.2(2). The Official Plan contains additional Apartment 
Neighbourhoods policies, which include criteria for assessing compatible infill development on sites 
where there are one or more existing apartment buildings, on the basis of improving exiting site 
conditions.

Section 3.2.1 of the Official Plan focuses on housing matters in the City, specifically the housing stock, 
the supply of new housing as well as affordability. Policy 3.2.1(1) supports 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 and includes ownership and rental housing. 

Policy 3.2.1(2), as amended, provides that the existing stock of housing will be maintained, improved 
and replenished, and that the City will encourage the renovation and retrofitting of older residential 
apartment buildings. The Policy concludes by encouraging new housing supply 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.

Policy 3.2.1(5) provides that significant new development on sites containing six or more rental units, 
where existing rental units will be kept in the new development, will secure as rental housing, the 
existing rental housing units which have affordable rents and mid-range rents; and should secure 
any needed improvements and renovations to the existing rental housing to extend the life of the 
building(s) that are to remain and to improve amenities, without pass-through costs to tenants. These 
improvements and renovations should be a City priority under Section 5.1.1 of this Plan where no 
alternative programs are in place to offer financial assistance for this work.

As no rental housing units are being demolished, Policy 3.2.1(6) does not apply.

The subject site is included within the boundaries of the Downtown Secondary Plan. Section 11 of 
the Downtown Plan includes policies related to the achievement of a balanced mix of unit types and 
sizes. In particular, Policy 11.1 provides that development containing more than 80 new residential 
units include: a minimum of 15 percent of the total number of units as two-bedroom units; a minimum 
of 10 percent of the total number of units as three-bedroom units; and an additional 15 percent of the 
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total number of units as a combination of two-bedroom and three-bedroom units, or units that can be 
converted to two-and three-bedroom units.

The subject site is also located within the boundaries of OPA 82, which was approved at the LPAT (with 
modifications) on May 23, 2018. Chapter 7 of the Official Plan was subsequently amended to include Site 
and Area Specific Policy 461 (SASP 461). SASP 461 redesignated a portion of the subject site fronting 
Sherbourne Street on Map 18 to Apartment Neighbourhoods but kept in place the Neighbourhoods 
designation at the southeast corner of the site. There are no policies related to rental housing in the 
SASP.

4.3 Zoning 
The new City-wide Zoning By-law 569-2013 was enacted by Council May 9, 2013; however, it was subject 
to numerous appeals to the Local Planning Appeal Tribunal (LPAT), formerly the Ontario Municipal 
Board. The City-wide Zoning By-law has now been substantially approved by the LPAT and is in force, 
except for those provisions that remain under appeal. With respect to such provisions, By-law 438-86, 
as amended, of the former City of Toronto remains in force. 

Former City of Toronto Zoning By-law 438-86, as amended zones the subject site R3 Z1.0 (Residential 
Apartment Zone) on Map 51H-312. The R3 zone permits the residential apartment dwellings and row 
houses amongst other residential land uses with similar zone provisions as contained in By-law 569-
2013.

The new City-wide Zoning By-law zones the subject site R (d1.0)(x984). As it relates to apartment 
buildings, the R zone provides for the following provisions, amongst others:

• a maximum height of 12 metres;

• a maximum floor space index of 1.0;

• a minimum front yard setback of 6.0 metres;

• a minimum rear yard depth of 7.5 metres; and

• a minimum side yard setback of 7.5 metres.

Site Specific Exception 984 provide that lands must comply with exception 900.2.10(4) and Section 
12(1) 66 of former Toronto By-law 438-86.

Greater detail on the applicable zoning provisions are included in the Planning Rationale.
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5.0
ANALYSIS AND OPINION

5.1 General Analysis
The Proposal is consistent with the PPS and conforms to the policies of the Growth Plan and the City of 
Toronto Official Plan, as it will provide a range of unit sizes and will add to the City’s stock of purpose 
built rental housing. The proposed infill development will provide additional purpose-built rental units 
on underutilized portions of the subject site, which will provide a greater diversity of housing stock.

The Proposal conforms to the Official Plan, specifically the housing policies of Section 3.2.1. As per 
Policy 3.2.1(1), the proposal contributes to a full range of housing in terms of both form and tenure. In 
keeping with Policy 3.2.1(2), the proposal ensures that the existing housing stock will be maintained, 
and that new housing supply will be provided through the proposed development of a new residential 
building on the subject site. Further analysis on the proposal’s conformity with Policy 3.2.1(5) is set 
out below. As the proposal will not result in the removal or demolition of any existing rental units, 
Policy 3.2.1(6) does not apply.

With respect to Policy 11.1 of the Downtown Plan, the proposal will provide a minimum of 15 percent of 
the total number of units as two-bedroom units; a minimum of 10 percent of the total number of units 
as three-bedroom units; and an additional 15 percent of the total number of units as two-bedroom 
units.

5.2 Analysis of Policy 3.2.1(5)
5.2.1 Policy 3.2.1(5)(a): Analysis of Unit Affordability 

In accordance with Policy 3.2.1(5)(a), all existing “affordable” and “mid-range” rental units in the 
existing buildings will be maintained as rental housing for a period of at least 20 years which will be 
secured through a Section 111 Agreement with the City. 

The Official Plan defines “affordable rents” as housing where the total monthly shelter cost (gross 
monthly rent including utilities but excluding parking and cable television charges) is at or below one 
times the average City of Toronto rent, by unit type, as reported annually by the Canada Mortgage and 
Housing Corporation (“CMHC”). “Mid-range rents” is housing where the total monthly shelter costs 
exceed affordable rents but fall below one and one-half times the average City of Toronto rent. “High-
end rent” is housing above the mid-range threshold. The applicable 2020 rent limits by relevant unit 
type are included in Table A2. 
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Table A2 - 2020 CMHC Average Rent Thresholds 

Unit Type
Affordable 
Rent

Mid-Range 
Rent

Bachelor apartment $1,148 $1,721

1-bedroom apartment $1,374 $2,060

2-bedroom apartment $1,591 $2,386

3-bedroom apartment $1,759 $2,638

Based on the November 2020 rent rolls, all gross monthly rents were categorized as either affordable 
or mid-range. There was 35 and 28 vacancies in the existing buildings at 191 and 201 Sherbourne, 
respectively. A rental data table of existing rental dwelling units as of the month of application, 
provided for each unit, is being confidentially submitted as part of the application.

As all of the existing rental units on the subject site qualify as having either affordable or mid-range 
rents, Policy 3.2.1(5)(a) applies. Accordingly, all 596 units will be retained for rental tenure. These units 
will be retained for rental tenure for a period of at least 20 years. 

5.2.2 Policy 3.2.1(5)(b): Improvements to the Existing Buildings

The existing tenants currently have access to the following amenities (amount to approximately 300 
square metres):

• common laundry (with washer and dryer);

• swimming pool and change rooms;

• two small gyms;

• party room

• vehicular parking (449 spaces for residents and 60 space for visitors); and

• bicycle parking ( 55 spaces for residents and 12 space for visitors).

In 2016, the owners initiated a suite renovation program, resulting in interior improvements / 
renovations to existing rental dwelling units at the time of suite turn-over. As of November 2020, the 
owners have renovated 188 of 596 rental units. The scope of work for the suite renovations includes 
the following: 

• Demolition of bathroom and kitchen cabinets (which includes creating an “open kitchen concept” 
in certain units);

• Removal of existing doors, baseboards, breaker panels, light switches and fixtures, receptables, 
HVAC unit cover, plumbing branch lines and fixtures

• Repairs, as necessary, to drywall/ceiling (removal of existing stucco) and repainting of entire unit 
including ceiling, as well as repairs to existing parquet floor, and stained baseboards;

• Installation of new panel doors, passage and privacy sets and mirrored closet sliding doors;

• Installation of backsplash tiles in kitchen and glass mosaic accent for bathtub and surrounding 
tiles, and new floor tiles in the bathroom and kitchen and light fixtures

• Installation of new kitchen cabinetry, quartz countertop and thermofoil doors, kitchen sink and 
faucet and stainless steel appliances;

• Installation of new bathroom vanity, washroom accessories, medicine cabinet tub, sink faucet and 
shower faucet, and energy efficient toilet;

• Installation/repair of breaker panel, receptacle, switch plate, thermostat, fire alarm, HVAC covers 
and HVAC ducting in kitchen vents.
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In terms of improvements to the exterior of the existing buildings, the following larger design elements 
are being proposed, or have already commenced, as part of the redevelopment of the site:

• Upgrades to building envelope, as well as structural upgrades, including the replacement of existing 
windows and balcony doors, remediation of balcony slabs, installation of new balcony railings, and 
remediation and modernization of existing concrete walls and brick cladding)

• Upgrades to the existing parking garage, including deck waterproofing, and to the existing roofs;

• Replacement / upgrading of existing building systems (mechanical and electrical system upgrades, 
plumbing/electrical/HVAC system);

• Upgraded/improved corridors and lobbies; and 

• Upgraded/improved amenity areas.

The proposed improvements / retrofits are illustrated in Figures A1- A6

Figure A1 - Proposed Entrance Improvements

Figure A3 - Proposed OvercladFigure A2 - Existing Facade
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Figure A4 - Proposed Facade Improvements

Figure A6 - Proposed OvercladFigure A5 - Existing Facade
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As provided for in Policy 3.2.1(5)(b), the cost of any improvements to the existing building will not be 
passed down in the rents to tenants. In addition, as part of the redevelopment process, tenants in the 
existing building will have access to the proposed amenity spaces in the proposed buildings, including 
approximately 1,450 square metres (inclusive of the existing 300 metres) of indoor space, as well as 
outdoor amenity space.

Construction Mitigation Plan and Tenant Communication Strategy

Through the development application review process, a construction mitigation plan and tenant 
communications strategy will be developed so that the impact of the construction on existing tenants 
will be minimized. 

A Public Consultation Strategy, prepared by Strategy Corp., being submitted concurrently with this 
Housing Issues Letter, speaks to the tenant engagement strategy that the owner intends to employ 
throughout the planning approvals and development process, as well as preliminary stakeholder 
outreach and consultation that has taken place to date.
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It is our opinion that the Proposal for the subject site is consistent with the PPS and conforms to the 
policies of the Growth Plan regarding housing.

The proposal also conforms to the City of Toronto Official Plan, specifically the policies of Section 3.2.1 
with regards to the protection and addition of rental housing, the provision of supporting amenities 
for the tenants of the existing building, and consideration for potential tenants impacts as a result of 
the proposal. Specifically, the proposal conforms to Official Plan Policy 3.2.1(5) as it will maintain all of 
the existing rental residential units on the subject site and will secure those units that currently have 
affordable and mid-range rents as rental housing for a minimum of 20 years. 

Based on the foregoing, it is our opinion that the official plan amendment and rezoning application to 
support the infill development of two new rental residential buildings on the subject site is appropriate 
and desirable and, accordingly, should be approved.

 As part of the application review process, we will work with the owner to arrange a site visit with City 
Staff to confirm the existing conditions described above.

6.0
CONCLUSION
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1.0
INTRODUCTION

1.1 overview
This Complete Community Assessment Report 
(CCA) has been prepared by Bousfields Inc. in 
accordance with the glossary of terms provided 
by the City of Toronto and as requested by City of 
Toronto Planning Staff.

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 provide an 
understanding of the subject site, while evaluating 
how incremental development and existing 
and planned development and infrastructure 
will occur in the surrounding area. The CCA is 
to be used in order to better assess the future 
infrastructure needs to support the achievement 
of “complete communities” within the existing 
and planned context of the area.

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 
livability, 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 Mixed Use Areas and 
Regeneration Area designations as identified in 
the Downtown Plan. While the Subject Site does 
not fall within these designations, City staff have 
requested that a CCA be prepared.

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 
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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 development proposal consists of two infill 
buildings including a 15-storey tall mid-rise 
built form fronting onto Sherbourne Street (i.e. 
the “Sherbourne Building”), sited between 191 
Sherbourne and 201 Sherbourne Street, and a 
stepped 4- to 7-storey building at the southeast 
corner of the site, with frontages on Shuter Street 
and Seaton Street (i.e. the “Shuter Building”).

The new buildings will have a combined total 
gross floor area (GFA) of 23,905 square metres, 
with an overall density of 4.61 FSI. A total of 313 
units are proposed, of which 187 will be 1-bedroom 
units, 94 will be two-bedroom units, and 32 will 
be three-bedroom units. The buildings will have 
a total of 5,450 square metres of amenity space.

Table 1 -  Key Statistics 

Statistic Proposed

Site Area 1.3822 hectares

Gross Floor Area 23,905 square metres (exclusive of existing buildings)
63,760 square metres (inclusive of existing buildings)

Amenity Space
Indoor
Outdoor

5,450 square metres
1,150 square metres (plus 300 square metres of existing)
4,000 square metres

Community Space GFA 235 square metres

Floor Space Index (FSI) 4.61 FSI (inclusive of existing buildings)

Height 7 storeys (21.6 metres, +5 metre MPH)
15 storeys (44.4 metres, +5 metre MPH)

Dwelling Units
One-Bedroom Units
Two-Bedroom Units
Three-Bedrooms Units

313 Units (100%)
187 units (59.74%)
94 units (30.03%)
32 units (10.22%)

Car Parking Spaces (proposed)
Resident
Visitor

610 spaces
519 spaces (449 existing + 70 proposed)
91 spaces (60 existing + 31 proposed)

Bicycle Parking Spaces (proposed)
Resident 
Visitor

603 spaces
534 spaces (55 existing + 479 proposed)
61 spaces (12 existing + 49 proposed)

Loading 1 Type G



3

1.3 Study Area
Policy 5.5 of the Downtown Plan provides that 
the Complete Community Assessment study 
area may include the site and block in which the 
development is located, as well as 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 Dundas Street 
East to the north; Ontario Street / Parliament 
Street to the east; Queen Street East to the south; 
and George Street / Jarvis Street to the west, as 
illustrated in Figure 1.

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 as 
well as development approvals in the Study Area. 

Due to the lack of publicly available jobs data 
for the Study Area, this CCA will not include 
job and employment data for the broader area. 
Rather, this CCA will include a projection of the 
anticipated population and jobs resulting from 
the proposed development. 

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 also applied to the proposed 
development.

Facility priorities and/or opportunities (by sector) 
as identified by the Downtown Plan Infrastructure 
Strategy documents were analyzed against the 
reports completed in support of the rezoning 
application to evaluate the incremental impact 
of the proposed development on Downtown 
infrastructure.



Figure 1 - Study Area
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Figure 2 - Study Area Land Use Profile
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2.0
STUDY AREA PROFILE

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 (though as noted in Section 
1.4, we have not included the estimated number of 
jobs since that data is not publicly available). Due 
to a large number of properties within the Study 
Area, the data has been allocated in Appendix 1.

In order to generate an estimate of the potential 
residential population resulting from each of the 
buildings listed in Appendix 1, 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 was utilized. 

Within the Study Area there are a total of 247 
buildings, including the existing buildings on the 
subject site. The building uses are distributed as 
follows; 195 Residential, 44 Mixed Use Residential, 
2 Mixed Use Commercial, 2 Commercial, 2 Office, 
and 2 Institutional. There are approximately 3,244 
residential units which equates to an estimated 
population of 5,190.4 to 5,741.88 persons 
currently residing in the Study Area.

Please note that the lot data received from the 
City of Toronto did not include certain address 
or residential unit counts. For the purposes of 
this report a residential unit count of “1” was 
assigned to those properties. As such, findings 
of this report should not be considered exact and 
interpreted with a degree of variance.

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 2.

Appendix 1 excludes buildings that are currently 
under construction or are approved but not yet 
under construction; recent development activity 
is addressed in Section 3.1 below. Statistics 
were collected from a variety of sources, with 
a preference for City zoning and site plan data 
for more recent development, where available. 
Additionally, for older commercial and residential 
properties (gross floor area and residential 
units), lot information/data was obtained by 
the City of Toronto, Strategic Initiatives, Policy 
and Analysis department. In the case of older 
commercial blocks, the above table groups the 
data by building block rather than by individual 
ownership. We note that existing buildings with 
approved developments have not been included 
in Appendix 1 below to avoid double-counting.



7

3.0
DEVELOPMENT ACTIVITY

3.1 Study Area Development 
Activity

To further understand the Study Area context, 
this CCA includes a review of active and recently 
approved development applications located 
within the Study Area. As of November 2020, 
there was only one recent application in the area.

Table 2 below outlines key aspects of these 
developments, including population projections 
that utilize the same methodology as in Section 
2.1 of this report.

Table 2 – Recent Development Applications within the Study Area
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-2018
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(65.8 m)

13,649 210 222 355.2 392.94

203 
Jarvis 
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Under 
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(1127.7 
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12,537 10,523 179 286.4 316.83

102 
Shuter 
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Completed

68-2014 
(OMB)

14 st 
(39.6 m)

8,933 0 50 80 88.5

As detailed in Table 2, the only development 
application in the Study Area has been approved.

As the timeline between submitting an application 
and occupancy is typically around 5 years, it can 
be assumed that the projected population and 
job increase will occur incrementally over the 
next several years.
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3.2 Proposed Population 
and Employment 
Projections

When the multipliers of 1.6 and 1.77 PPU (used 
above) are applied to the proposed development 
at 191 to 201 Sherbourne Street, (313 units), the 
estimated population ranges from 500.8 and 
554.01 persons. However, it is important to note 
that each development proposal is unique, and 
the proposed development of the subject site not 
necessarily representative of a typical apartment 
development. Therefore, the population 
estimates from this development should be 
considered with a degree of variance. 

When including the estimated population within 
existing buildings, along with buildings that have 
been recently built, are under construction or 
have been approved, the future population of 
the Study Area would range from approximately 
6,412.8 to 7,094.16 persons

Table 4- Estimated future population in Study Area

Proposed Use
Res. GFA 
(sq.m)

NonRes. 
GFA (sq.m)

Units
Est. Pop. 
Low (1.6)

Est. Pop. 
High (1.77)

Existing 180,582.7 60,208.8 3,244 5,190.4 5,741.88

Approved/under con-
struction/built

35,119 10,463 451 721.6 798.27

Subject Proposal 23,905 - 313 500.8 554.01

Proposed/Under Ap-
peal 

- - - - -

Total 239,606.7 70,671.8 4,008 6,412.8 7,094.16
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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 it not identified as being within 
the Core Circle (Map 41-6) or the Shoreline 
Stich (Map 41-10). However, the subject site is 
in proximity to two Great Streets (Map 41-7) 

including Parliament Street to the east, and Jarvis 
Street to the west. In addition, the site is located 
in the heart of numerous Priority Retail Streets 
(Map 41-5) including Parliament Street, Queen 
Street East, and Dundas Street East. The subject 
site is also identified as being adjacent to the 
‘Garden District park district (Map 41-8). Notably, 
Moss Park, which is located approximately 250 
southwest of the subject site, is a sun protected 
park as per Map 41-13.

With respect to the Parks District, these areas 
are described as a cohesive network of parks, 
streets and other open spaces centred on one or 
more significant community parks; they will be 
designed to support community life. The subject 
site is not within the immediate vicinity of a 
major park but is located adjacent to the Garden 
District› Parks District. 

In our opinion, the proposed development 
will further the Downtown Plan and the Parks 
and Public Realm Strategy objectives of re-
imagining local spaces, creating strong identity 
and connecting the proposal to the broader 
community.



COMPLETE COMMUNITY ASSESSMENT
191-201 SHERBOURNE STREET 10

resulting from the overall population growth 
within the Downtown.

As identified in the Planning Rationale, there are 
10 development applications within 1km of the 
subject site, generating an estimated population 
of 5,786. 

The Downtown CS&F identifies two (2) 
schools that are located within the Moss Park 
neighbourhood, one (1) is operated by the TDSB; 
Lord Dufferin Junior and Senior Public School 
(350 Parliament Street), and one by the Conseil 
Scolair Viamonde; École élémentaire Gabrielle-
Roy (14 Pembroke Street). A new TCDSB school is 
also proposed for the property across the street 
(20 Regent Street) and is anticipated to open in 
2021. The proposed school will also provide the 
community with access to the gymnasium and 
multi-purpose room.

Contact with the Toronto District School Board 
(TDSB) and the Toronto Catholic District School 
Board (TCDSB) was made in November 2020 to 
determine the schools that serve the subject 
site, their associated capacities, and pupil yield 
figures for the proposed development based on a 
total of 313 units. The eight (8) schools identified 
by the school boards as serving the subject site 
include:

• Lord Dufferin Junior and Senior Public School 
(public elementary)

• Jarvis Collegiate Institute (public secondary)

• Central Technical School (public secondary)

• St. Paul (catholic elementary)

• St. Patrick Catholic Secondary School (mixed 
gender, catholic secondary)

• St. Mary Catholic Academy (mixed gender, catholic 
secondary)

• St. Josephs College (female gender, catholic 
secondary)

• Neil McNeil (male gender, catholic secondary)

Further information, including pupil yield 
numbers, is included in the Planning Rationale. 

There are five (5) childcare facilities within the 
Moss Park Neighbourhood reporting varying 
levels of capacity in November 2020. The five (5) 
childcare facilities include: 

4.2 Downtown Community 
Services and Facilities 
Strategy

The Downtown Community Services and Facilities 
(CS&F) 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 full CS&F study was not required as City 
staff indicated they had enough information to 
understand the area’s community service needs. 
However, City staff requested that an update 
to the Downtown CS&F be undertaken and 
should include development activity, pupil yield 
numbers for schools, childcare demand, and a 
discussion on how the proposed development 
will respond to growth-related CS&F needs in the 
area. This CCA provides a brief summary of the 
community services and facilities available to 
residents and staff, as identified in the Downtown 
Community Services and Facilities Strategy, and 
is supplemented with the requested information. 
A more detailed review of the requested 
information can also be found in the Planning 
Rationale.

The subject site is located within the Moss 
Park neighbourhood as defined by the TOcore 
CS&F Study and the Toronto Neighbourhoods 
Profile. This neighbourhood saw a 25.8 percent 
population change from 2011 to 2016 indicating 
significant growth. Based on the existing and 
planned infrastructure summarized in the CS&F 
Study, it is identified that some service sectors 
have sufficient existing capacity to accommodate 
the estimated population increase resulting from 
the proposed development, however, certain 
community services may have capacity issues 
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It is identified that, while many service sectors 
have sufficient existing capacity to accommodate 
the estimated population increase resulting from 
the proposed development, certain community 
services may have accommodation issues due 
to the overall population growth within the 
Downtown. Specifically, the study area’s child 
care facilities and catholic schools that are 
currently facing accommodation pressures, may 
face increasing pressure from the population 
resulting from the proposed development. 

Further consultation with staff is recommended 
to determine appropriate actions, if any, to 
address potential gaps in the existing community 
services and facilities in the surrounding area, 
through the application process.

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.

• The Yonge Street Mission / David Centre (270 
Gerrard Street East)

• Central Neighbourhood House (349 Ontario Street)

• Lord Dufferin Community Day Care Centre (350 
Parliament Street)

• Gerrard Early Learning Centre (163 Gerrard Street 
East)

• Garderie La Farandole Gabrielle Roy (14 Pembroke 

Street)

With respect to child care, steps are being taken 
to address childcare accommodation pressures, 
including, in particular, the proposal for 
childcare spaces in the City’s Waterfront West, 
Waterfront Central and St. Lawrence-Distillery 
neighbourhoods. Child care improvements have 
not been explicitly identified within the Moss 
Park neighbourhood.

There is one (1) public library branch located 
within the Moss Park Neighbourhood. The 
Parliament Street Neighbourhood Branch 
(269 Gerrard Street) is being considered for 
possible relocation and construction due to the 
demand from the population growth and nearby 
intensification through the revitalization of 
Regent Park. 

There are several Human Service agencies 
located within the Moss Park neighbourhood. 
These services include:

• health, mental health and support;

• housing, homeless services and food banks;

• large multi-service organizations;

• specialized multi-service organizations; and

• employment, training and settlement services.

In terms of recreation centres, the City has no 
publicly funded centres, operated by the City of 
Toronto, located near the subject site. However, 
the John Innes Community Recreation Centre 
is considered for replacement or expansion, 
which is part of the broader initiative that also 
considered the redevelopment of the Moss Park 
Arena and surrounding parkland. 
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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).

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.

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.

In this regard, the proposed development is 
aligned to support the priority actions outlined 
above, which promote the use of walking, cycling, 
and transit over private automobiles. As set out in 
our Planning and Urban Design Rationale report, 
the subject site has excellent access to public 
transit services. The subject site is located within 
a 10-minute streetcar ride, 5-minute bike ride, or 
a 15-minute walk of the Queen and Dundas TTC 
subway stations on Line 1 (Yonge-University). 

In addition to Line 1, the subject site is well served 
by surface transit, including; the 505 Dundas 
streetcar located approximately 2-minutes north, 
the 501 Queen streetcar located approximately 4 
minutes south and the 75 Sherbourne Bus Stop 
located approximately 2 minutes south at the 
intersection of Sherbourne and Shuter.

The subject site is situated along the Sherbourne 

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.
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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.

• 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.

Similar to the Mobility Strategy, a number 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 Footprint. The report states that the 
proposed development is subject to the energy 
requirements of Toronto Green Standard version 
3 (TGS v3), which was implemented in May 2018. 

The report concludes, that through the use of 
high efficiency materials, in suite and corridor 
ventiliation, along with other energy saving 
design features, the performance targets set out 
in TGS v3, Tier 1 will be achieved.

4.5 Downtown Water 
Strategy

The Downtown Water Strategy seeks to address 
challenges associated with infrastructure 

Street cycle tracks that operate along 
Sherbourne Street between Elm Avenue and 
Lakeshore Boulevard East (the Martin Goodman 
Trail). The cycle track provides excellent access 
to the Downtown area and connects to several 
bike lanes, including the Shuter bike lanes, the 
Richmond cycle tracks, and the Adelaide cycle 
tracks.  The Downtown Plan identifies Sherbourne 
and Shuter as Priority Cycling Routes on Map 41-
12.

Given the immediate proximity to transit, the 
proposal limits its future residents’ and workers’ 
need for reliance on the private automobile. The 
proposal is supportive of active transportation 
and public transit objectives outlined in the 
Mobility Strategy, which encourages reducing 
the overall dependency on private vehicles for 
future residents and users of the site. 

A Transportation Impact Study was prepared by 
LEA Consulting Ltd to evaluate any impacts from 
the Proposal on the road and transportation. The 
conclusions of this analysis are as follows: 

• Under future total conditions, all intersections in 
the study area are expected to generally operate 
under acceptable levels of service with residual 
capacity during both the AM and PM peak hours. 
There is minimal difference in traffic operations 
compared to the existing conditions.

• The proposed development is subject to the 
parking standards and requirements of the City of 
Toronto Zoning By-law 569-2013. Based on the By-
law, the minimum total required vehicular parking 
supply is 231 spaces. The proposed development 
will add 101 vehicular parking spaces to the existing 
underground parkade, at a rate of 0.32 spaces per 
unit.

• The proposed development will provide a total 
of 344 bicycle parking spaces for residential use 
(313 long-term and 31 short-term), exceeding the 
minimum requirement of 314 spaces for residential 
use (282 long-term and 32 short-term) as outlined 
in By-law 569-2013. No bicycle parking spaces are 
required for the proposed community space.

• The study includes transportation demand 
management strategies to reduce the reliance on 
the private automobile, in order to reduce auto-
dependency.

4.4 Downtown Energy 
Strategy 

The Downtown Energy Strategy is intended to 
ensure that development supports investment 
in necessary energy infrastructure. The 
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capacity and constraints 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.

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.

A Functional Servicing and Stormwater 
Management Report was prepared by 
Counterpoint Engineering (dated November 
11, 2020) to provide the site servicing strategy 
in accordance with the City of Toronto Design 
Guidelines and Wet Weather Flow Management 
Guidelines. The report provides the following 
relevant conclusions:

• The proposed development is to be serviced by a 
connection to the existing 300mm watermain on 
Sherbourne Street for the Sherbourne Building and 
a connection to the 150mm watermain on Seaton 
Street for the Shuter Building. The watermain 
service connections for the existing buildings will 
remain post development.

• Based on flow tests, Counterpoint does not 
anticipate any pressure and flow issues to support 
the development.

• The maximum short-term discharge rate is 
estimated to be 133.5 m3/day (1.55 L/s). This rate 
includes a 25 mm rainfall event. The groundwater 
will be discharged into the 750mm x 1125mm 
Seaton Street combined sewer. The short-
term groundwater rate (1.55 L/s) is less than 
the combined long-term groundwater rate and 
ultimate design sanitary flows to the combined 
sewer system (7.71 L/s).

• The long-term foundation drainage discharge 
rate is estimated to be 43.90 m3/day (0.51 L/s). 
The groundwater will be treated if required and 
discharged to the 750mm x 1125mm Seaton Street 
combined sewer on Seaton Street. A 20 gpm (1.26 
L/s) pump rate has been incorporated in the sanitary 
analysis to discharge the permanent groundwater 
drainage system. Discharge of foundation drains 
will be in accordance with Toronto Municipal Code, 
Chapter 681 Sewers.

• The discharge will be treated (if required) to Toronto 
Table 1 Sanitary/Combined Sewer Discharge Limits 
prior to discharge to the municipal combined 
sewer.

• The two proposed residential apartments will 
be serviced by separate sanitary connections to 
the 750mm x 1125mm combined sewer on Seaton 
Street. The estimated peak sanitary flow of the 
existing site is 13.31 L/s which discharges to the 
Sherbourne Street combined sewer. The sanitary 
connections for the existing buildings will remain 
post development.

• The peak sanitary design flow of the proposed 
development is 7.71 L/s which is a 7.71 L/s increase 
in sanitary flow to the 750mm x 1125mm combined 
sewer on Seaton Street

• The increase in sanitary flows will be offset by 
eliminating the 50.34 L/s of storm flows that was 
discharging to the Seaton Street combined sewer 
(via Windeyer Lane combined sewer) in the existing 
condition.
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• With respect to stormwater servicing:

 ○ Quantity control will be provided on-site via two 
underground storage tanks with inlet controls.

 ○  A water balance volume of 11.70 m3 and 
18.90 m3 is required to be retained onsite in 
the underground storage tanks discharging 
to Sherbourne Street and Shuter Street 
respectively. The water balance volume will be 
used via a combination of internal greywater 
reuse and/or irrigation for landscaped areas.

 ○ The site will not achieve the required 80% 
TSS removal via surface treatment. As such, 
additional treatment systems will be required 

to achieve a total TSS removal of 80% onsite

The proposed development will maintain the 
existing residential uses on the site, while 
introducing the Study Area to two infill buildings 
and 313 residential units. In our opinion, the 
proposed development will contribute to the 
achievement of complete communities within 
the area’s existing and planned context. The 
proposed development represents incremental 
growth on an underutilized site within an 
established but growing Study Area within a 
neighbourhood with a range of jobs, stores, 
housing types, transportation options and public 
service facilities. 

The statistical data included in Sections 2.0 
and 3.0 suggests that the incremental impact 
of approval of the proposed redevelopment will 
not fundamentally change the composition of 
the Study Area, which will continue to evolve as 
a mixed-use neighbourhood with convenient 
access to jobs, shopping, services, housing, 
transportation options and public service 
facilities.
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5.0
CONCLUSION

This complete community assessment considers the co-ordination of 
development with infrastructure in the context of the Downtown Secondary 
Plan’s Infrastructure Strategies, as follows:

• From a Parks and Public Realm perspective, the proposed development will further 
the Downtown Plan and the Parks and Public Realm Strategy objectives of re-
imagining local spaces, creating strong identity and connecting the proposal to the 
broader community.

• From a Community Services and Facilities perspective, further consultation with 
staff is recommended to determine appropriate actions, if any, to address potential 
gaps in the existing community services and facilities in the surrounding area, 
through the application process;

• From a Mobility perspective, the subject site is well served by public transit. The 
subject site is located within a 2-minute walk of the 505 Dundas streetcar, and 
a 10-minute walk to both the Dundas and Queen subway stations. The proposed 
development will support existing transit and limit residential tenants’ and visitors’ 
reliance on the private automobile. It is supportive of active transportation 
objectives such as cycling and encourages reducing the overall dependency on 
private vehicles for future residents and users of the site;

• As it relates to Energy, through the use of high efficiency materials, in suite 
and corridor ventiliation, along with other energy saving design features, the 
performance targets set out in TGS v3, Tier 1 will be achieved. 

• With respect to the Water Strategy, the proposal does not contribute to existing 
challenges associated with infrastructure capacity and constrains imposed by 
groundwater infiltration and wet weather flows. The subject site can be adequately 
serviced with respect to water supply, sanitary drainage, stormwater drainage and 
stormwater management. 




