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Dear Mr. Deveaux,
Please find below my updated urban design report on the proposed development at 75-83 Mutual Street in
downtown Toronto. The architects for the proposed development are Graziani + Corazza Architects Inc.
This report has been prepared in conjunction with the Planning Rationale Report prepared by Mr. Craig
Hunter of Hunter and Associates and should be read together with that report. In order to avoid duplication
this report will rely upon the analysis of the larger regulatory framework and general descriptions of the
physical context that are contained in Mr. Hunter’s report.
This updated report has been prepared to reflect changes to the proposed development that have taken place
since the original development applications were submitted in June 2014 and includes consideration of City
Planning Division Preliminary Comments dated 25 November 2014, and feedback from the public consultation
meetings which have taken place since the June submission.
These changes have been primarily focussed on the sculpting of the proposed tower element, to create more
open views to the southwest from existing condominium units in the 14-storey condominium building at 192
Jarvis Street. The updated tower design features roughly trapezoidal floor plates of approximately 708 square
metres (7,621ft2) above the 5th floor, with a a shallow chamfer of the east face and deep chamfer on the
southeast. The floor plate size has been reduced by approximately 45 square metres when compared to the
original submission. The chamfer on the southeast creates a greater separation from the approved
development at 186 Jarvis Street and results in a substantial tower stepback from the base along the majority
of the southern face of the proposed development.
The updated proposal includes the renovation of and addition to the existing house form building at 75 Mutual
Street for office uses.
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The focus of this report is to set out the urban design approach taken in the design of the proposed
development and to relate that approach to the relevant City of Toronto Official Plan policies, Zoning By-law
standards and Design Guideline documents.
The subject property is located in a mid-block position and faces the east side of Mutual Street, a local street
that runs north-south between Carlton Street and Queen Street West. The Mutual Street right of way is
approximately 20 metres in width.
The subject property includes the consolidated lots known municipally as 77-83 Mutual Street as well as an
additional property known as 75 Mutual Street. This latter property, which is included in the proposed
development, is a single lot immediately south of the public laneway running east-west that connects Mutual
Street to the public laneway running north-south that bisects the majority of the larger block of which the
subject property is a part. In addition to these two laneways there is a public laneway immediately to the
north of the subject property that connects Mutual Street and Jarvis Street.
All of the public laneways are substandard in width. The proposed development includes the widening of the
adjacent segments of both of the east-west public laneways described above to 6.0 metres in width (including
the portion of the laneway behind 75 Mutual Street. All widening will be accommodated on the subject
property. Parking below grade is proposed below the area of laneway widening to both the north and the
south.
The Proposed Development (Updated May 2015)
The proposed development is a mixed-use building containing residential condominium units, replacement
rental units, and the possibility of grade related townhouses facing Mutual Street. The potential for grade
related retail facing Mutual Street will continue to be explored as the proposal moves forward. It is anticipated
that the final Zoning By-law amendment will include permission for grade related retail and residential uses in
this part of the development. The form of the development is a tall building. It includes: a base building or
podium that varies in height from two to four storeys and occupies the majority of the area of the subject
property; and a point tower element at an additional thirty-four storeys in height that is stepped back from
the base building on all sides. The total height of the proposed development is thirty-eight storeys plus a
mechanical penthouse. The total height above grade of the proposed development is 126.4 metres including
the mechanical penthouse.
The Ground and Second Floors are set back in order to create a boulevard width of approximately 6.0 metres
across the Mutual Street frontage. This setback area is in turn covered by the Third and Fourth Floors, which
extend forward approximately 2.31 metres to provide an area of pedestrian weather and wind protection at
grade.
The Fifth Floor, which contains three dwelling units and a major indoor amenity space, is stepped back from
the base building to create an urban scale reveal. The north face of this floor is pulled back approximately 8.3
metres from the north face of the base building to create an outdoor amenity space of approximately 201
square metres, which will be mostly covered, by the building above. The south face of this floor is chamfered
at the southwest as part of the sculpting of the tower above. A second, south facing outdoor amenity space,
that is not covered by any portion of the building, of approximately 76 square metres is proposed in this
location. Private amenity terraces are also located at this level.
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The design of the proposed tower element includes significant sculpting of the shaft and top to create more
open views to the northwest and southwest from existing condominium units in the 14-storey condominium
building at 192 Jarvis Street. The typical floor plates feature roughly trapezoidal floor plates above the Fourth
Floor, with a deep chamfer on the southeast and a shallow chamfer of the east face both of which create a
greater separation from the approved development at 186 Jarvis Street.
The west face of the tower is set back 1.7 metres from the face of the base building, establishing an overall
setback from the west property line (Mutual Street) of 2.0 metres.
The north face of the tower is set back 1.4 metres from the face of the base building. This face of the tower is
opposite the properties at the southeast corner of Dundas Street East, which the City considers to be a midrise redevelopment site and Mutual Street and the 27.0 metre high (mid rise) podium of the building under
construction at 155 Dundas Street East.
A small portion of the south face of the tower (approximately 5.9 metres) is set back a minimum of 1.9
metres from the face of the base building, the remainder of the south face of the tower being the chamfered
element that faces to the southeast. The east face of the tower is set back between 3.6 metres and 5.6 metres
from the base building.
The proposed development includes the renovation and an addition to the property known municipally as 75
Mutual Street (which is included as a part of the development application) for future office uses. This
renovation and addition is integrated with the comprehensive widening and upgrade of the existing laneway
system. The proposed development includes the widening of the existing east-west laneway between 75 and
77 Mutual Streets, with all of the widening being provided on the north side of the existing laneway. This area
of upgraded public laneways is intended to function as a space occupied by both pedestrians and vehicles often
referred to as a “woonerf” or a “shared street”. This laneway space is intended to function as a small area of
enhanced public realm to the benefit of existing and future residents of the area, including students from the
approved student housing development at 186 Jarvis Street. Similar strategies have been implemented in
Toronto recently in the West Don Lands and in the past in the St. Lawrence Neighbourhood. The laneway to
the rear of 75 Mutual Street will also be widened to 6.0m metres.
The laneway to the north of the subject property will also be widened and upgraded as a part of the proposed
development. The design of this laneway will extend the upgraded pavement pattern and materials that is
included as a part of the approved development at 155 Dundas Street East to the north-east.
Access to underground parking and the loading, moving and garbage pick up facilities is from the existing
laneway to the north. This configuration was chosen in order to keep all service and parking related
movements from the proposed development away from the enhanced laneway to the south. All loading
moving and garbage pick up activities will take place in an enclosed loading space, which will not be visible
from the public realm of Mutual Street.
	
  
Built Form Context
To the north are the existing 1, 2 and 3-storey mixed use buildings at 151, 149 and 147 Dundas Street East
and the site of the approved 42 storey condominium development at 155 Dundas Street East. Further north
on the north side of Dundas Street is a surface parking lot owned by Ryerson University that is currently used
to serve the Ontario Government offices at 222 Jarvis Street (the former Sears office building). This is a likely
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redevelopment site in the future. To the northeast is the site of the approved 45-storey condominium
development at 200 Dundas Street East – which is now under construction.
To the south there are a number of existing house-form buildings at 2 and 3 storeys facing Mutual Street, the
11 storey Hazelburn Co-op building facing Jarvis Street, the 10 storey residential building at 90 Shuter Street
and the 4 storey residential building at 49 Mutual Street. Further south is the approved development at 64-70
Shuter Street (the north-east Corner of Shuter and Dalhousie Streets) at 24 storeys.
To the east is the existing 14-storey condominium building at 192 Jarvis Street and the site of the approved
30-storey student residence at 186 Jarvis Street. To the southeast, at the north east corner of Jarvis and
Shuter Streets is an approved development at 20 Storeys and a 12-14 storey approved residential building at
Shuter and George Streets at 102 Shuter separated from one another by a public lane. At the southeast
corner of the intersection of Jarvis Street and Dundas Street at 175-191 Dundas and 235 Jarvis Street a 47
storey residential point tower has been proposed. This proposed development is the subject of an appeal to
the OMB. Also to the east at 225 Jarvis Street a 45 storey residential point tower has been proposed and is
under review by City staff.
To the west is the existing 13-storey component on Mutual Street mid-rise residential building complex that
occupies the majority of the city block bounded by Jarvis Street, Mutual Street, Shuter Street and Dalhousie
Street. This building complex has an almost continuous street wall along Dalhousie Street at 12 to 17 storeys,
the east side of which also immediately abuts Arena Gardens Park with minimal setbacks or stepbacks.	
  76
Shuter Street, an existing 15-storey condominium building is also located on this block. Further to the west at
the southeast corner of the intersection of Church Street and Dundas Street a 46 storey residential point
tower has been proposed. Just to the north of Dundas Street East a 29 storey mixed use building with student
residences is proposed on the west side of Church Street at 270-288 Church Street. Both proposals are
currently under review by City staff.
Open spaces and parks in the vicinity include Arena Gardens Park immediately across Mutual Street and the
schoolyard of the École Gabrielle-Roy two blocks to the east between George and Pembroke Streets. Moss
Park, located further away to the southeast is not impacted by the proposed development.
City of Toronto Official Plan
The Official Plan identifies the site as part of a Mixed Use Area within the Downtown and Central Waterfront
urban structure area. The Official Plan does not prescribe a maximum height for the subject property.
Mixed Use Area Policies
The Official Plan contains several specific design related polices regarding development in Mixed Use Areas that
are relevant in the consideration of the heights and configuration of redevelopment in this type of area.
In the non-policy text in 4.5 Mixed Use Areas the Official Plan notes that:
“Mixed Use Areas will absorb most of the anticipated increase in retail, office and service employment in
Toronto in the coming decades, as well as much of the new housing.”; and
“Not all Mixed Use Areas will experience the same scale or intensity of development. The highest buildings and
greatest intensity will typically occur Downtown, particularly in the Financial District.”
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In the Policies section of Chapter 4.5 the Official Plan sets out a number of Development Criteria in Mixed
Use Areas. Among these the following are relevant to the proposed development:
“4.5.2(a) create a balance of high quality commercial, residential, institutional and open space uses that
reduces automobile dependency and meets the needs of the local community”;
“4.5.2(b) b) provide for new jobs and homes for Toronto’s growing population on underutilized lands in the
Downtown”;
“4.5.2(c) 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
appropriate setbacks and/or a stepping down of heights, particularly towards lower scale Neighbourhoods”;
“4.5.2(d) locate and mass new buildings so as to adequately limit shadow impacts on adjacent
Neighbourhoods, particularly during the spring and fall equinoxes”;
“4.5.2(e) locate and mass new buildings to frame the edges of streets and parks with good proportion and
maintain sunlight and comfortable wind conditions for pedestrians on adjacent streets, parks and open
spaces”;
“4.5.2(f) provide an attractive, comfortable and safe pedestrian environment”;
“4.5.2(i) provide good site access and circulation and an adequate supply of parking for residents and visitors”;
“4.5.2(j) locate and screen service areas, ramps and garbage storage to minimize the impact on adjacent
streets and residences”; and
“4.5.2(k) provide indoor and outdoor recreation space for building residents in every significant multi-unit
residential development”.
The proposed development is located on an underutilized property in the Downtown.
The proposed development is in an area where there are a number of approved buildings that range between
24 and 45 storeys in height. The proposed development is a similar building type and is a tall building in the
same general scale. It adopts similar setbacks and establishes similar separation distances to those of the
adjacent existing and approved buildings and creates a discernable stepping down of height from the tallest of
the approved developments in the area – those which will be located at the intersection of Dundas Street East
and Jarvis Street.
The subject property has a site area of approximately 1,500 square metres. Many similarly sized properties in
the vicinity accommodate tall buildings (existing, approved and proposed). These include:
•
•
•
•
	
  
	
  
	
  

64-70 Shuter Street – 908m2 (24 storeys)
155 Dundas Street East – 1,448m2 (42 storeys);
186 Jarvis Street – 1,273m2 (30 storeys);
200 Dundas Street East – 3,223m2 (45 storeys);
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•
•
•
•

175-191 Dundas Street East and 235 Jarvis Street – 1,191m2 (Proposed 47 storeys);
225 Jarvis Street – 4,600m2 including existing building to be retained (Proposed 45 storeys);
270-288 Church Street – 2,623m2 (Proposed 27 storeys); and
215-229 Church Street and 117 Dundas Street East – 1,648m2 (Proposed 46 storeys).

The proposed development creates minimal additional shadowing in the area over and above that that will be
created by nearby approved developments. The only Neighbourhoods designated area in a position to be
affected by incremental shadows from the proposed development is the area that starts on the west side of
George Street and includes the schoolyard of École Gabrielle-Roy. The incremental shadow impacts on this
area are minimal, occurring in late afternoon in the June period.
The proposed development frames Mutual Street at a scale that is appropriate for both the street itself and
the presence of Arena Gardens Park, which is immediately opposite. Any incremental shadows on Arena
Gardens Park are minimized, being limited to the early morning in the September and June periods, falling on
the northern margin of the park adjacent to the service and drop off space of the existing development at 125
Dundas Street East. The amount of net new shadow contributed by the proposed development in these
periods is relatively small when the shadow that would be cast by the approved development at 186 Jarvis
Street is taken into consideration. It is worth noting that the “as of right” zoning envelope results in some net
new shadow on the north east margins of Arena Gardens Park during the early morning in the June and
September periods.
The proposed development includes significant enhancements to the public realm for the area, in the form of
widened sidewalks, pedestrian weather protection and improvements to adjacent laneways - which will be
made wider and more pedestrian friendly.
Access to service and parking facilities are consolidated, utilize the existing improved public laneway to the
north and are fully enclosed within the proposed building and therefore minimize their potential impact on
adjacent streets and residences.
Indoor amenity spaces are proposed on the second and fifth floors. Roof top outdoor amenity spaces are
provided adjacent to the indoor spaces on the second and fifth floors.
Based on the foregoing the proposed development conforms to the Official Plan policies regarding Mixed Use
Areas and Development Criteria in Mixed Use Areas.
Public Realm, Built Form and Tall Building Policies
The Official Plan also contains specific design related polices that are relevant to the consideration of the
appropriate height in Sections: 3.1.1 – The Public Realm; 3.1.2 - Built Form; and 3.1.3 - Built Form – Tall
Buildings. Among these are the following policies that are relevant to the proposed development:
“3.1.1.17. New parks and open spaces will be located and designed to:
a) connect and extend, wherever possible, to existing parks, natural areas, and other open spaces such as
school yards; b) provide a comfortable setting for community events as well as individual use;”
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“3.1.1.18. New parks and other public open spaces such as schoolyards should front onto a street for good
visibility, access and safety.”
“3.1.2.3. New development will be massed and its exterior façade will be designed to fit harmoniously into its
existing and/or planned context, and will limit its impact on neighbouring streets, parks, open spaces and
properties by:
c) creating appropriate transitions in scale to neighbouring existing and/or planned buildings for the purpose of
achieving the objectives of this Plan;
d) providing for adequate light and privacy;
e) adequately limiting any resulting shadowing of, and uncomfortable wind conditions on, neighbouring streets,
properties and open spaces, having regard for the varied nature of such areas; and
f) minimizing any additional shadowing and uncomfortable wind conditions on neighbouring parks as necessary
to preserve their utility.”
“3.1.2.4. New development will be massed to define the edges of streets, parks and open spaces at good
proportion. Taller buildings will be located to ensure adequate access to sky view for the proposed and future
use of these areas.”
“3.1.3.2. Tall building proposals will address key urban design considerations, including:
a) meeting the built form principles of this Plan;
b) demonstrating how the proposed building and site design will contribute to and reinforce the overall City
structure;
c) demonstrating how the proposed building and site design relate to the existing and/or planned context;
d) taking into account the relationship of the site to topography and other tall buildings;”
The proposed development includes the enhancement of the existing public laneways in the southern portion
of the subject property. This will extend and enhance a pedestrian linkage between Jarvis Street, Mutual Street
and Arena Gardens Park through the approved development at 186 Jarvis Street.
The proposed development is massed to fit into its existing and planned contexts. It does this by creating a
base building at a scale that is compatible with that of the adjacent buildings on Dundas Street East and Mutual
Street. The configuration of the height and placement of the tower element steps down in height from
approved buildings to the north east and by the use of roughly trapezoidal floor plates establishes separation
distances to those and existing developments that will provide appropriate access to light, views and privacy.
The proposed development adequately limits shadowing of, and uncomfortable wind conditions on,
neighbouring streets, properties and open spaces and minimizes additional shadowing and uncomfortable wind
conditions on Arena Gardens Park to the west.
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The proposed development defines the edge of Mutual Street through the creation of the 4-storey base
building while the tower element is an appropriate form and height that relates to and takes advantage of the
larger space created by the combination of the width of Mutual Street plus the width of Arena Gardens Park.
With regard to the Tall Building policies referred to above the proposed development will reinforce the
pattern of tall buildings in the area that includes the tallest approved buildings located at the intersection of
Dundas Street East and Jarvis Street stepping down gradually to the south and west as the planned context.
Based on the foregoing the proposed development conforms to the Official Plan policies regarding Public
Realm, Built Form and Tall Buildings.
Sunlight Access and Shadow Impact Policies
Two related “standards” for shadow impact in the Official Plan are:
“3.1.2.3.(e) adequately limiting any resulting shadowing of, and uncomfortable wind conditions on,
neighbouring streets, properties and open spaces, having regard for the varied nature of such areas”; and
“4.5.2(d) locate and mass new buildings so as to adequately limit shadow impacts on adjacent
Neighbourhoods, particularly during the spring and fall equinoxes”.
The shadow studies prepared by Graziani and Corazza Architects according to the City of Toronto’s terms of
reference for such studies indicates that shadows cast by the proposed development at 38 storeys on
neighbouring streets, properties and open spaces have been adequately limited.
The shadow studies have been constructed to identify incremental shadows cast by the proposed
development both on its own and in relation to existing, approved developments in the immediate area, the in
force zoning permissions and the approved development at 186 Jarvis Street.
Spring/Fall Equinoxes
Analysis of the proposed development indicates that: the morning the shadows cast by the tower element will
reach beyond those cast by 125 Dundas Street East to the north west of the intersection of Dundas Street
East and Church Street.
At 9:18 AM these shadows will fall onto the at grade parking lot in the west side of Church Street north of
Dundas Street East. This is a future mixed-use development site. At 10:18 AM the tower shadow will have
moved to fall primarily in the southern laneways on the block bounded by Dundas, Church, Gould and Mutual
Streets. At 11:18 AM the proposed development will contribute additional shadow on the intersection of
Dundas Street East and Mutual Street. This shadow is similar in extent to that created on Dundas Street East
by the existing mid-rise building at 125 Dundas Street East. By 12:18 PM the tower shadow will be cast in a
narrow band that will reach the surface parking lot for the Ontario Government offices at 222 Jarvis Street
(the former Sears office building) – another likely redevelopment site in the future.
In the afternoon the tower shadow continues to move across the surface parking lot for the Ontario
Government offices and begins to overlap with the shadows cast by the approved 42-storey development at
155 Dundas Street East. At 2:18 PM the proposed development contributes a small amount of additional
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shadow on the intersection of Dundas Street East and Jarvis Street in between the shadows cast by the
approved development at 155 Dundas Street East and the approved development at 186 Jarvis Street.
By 4:18 PM the tower shadow has continued to move with and partially overlap the shadows cast by the
approved and proposed developments noted above and begins to overlap with the shadows cast by the
existing building at 225 Jarvis Street (the Grand Hotel and Suites). These combined shadows fall onto the
heavily treed northwest corner of the schoolyard of the École Gabrielle-Roy reaching the south west of the
vacant lot at 214 Sherbourne Street by 5:18 PM.
By 6:18 PM there are no incremental increases in shadows cast by the proposed development.
Summer Solstice
In June during the morning period the proposed development casts new shadows onto the driveway/drop off
area for the existing development at 125 Dundas Street East and the northern edge of Arena Gardens Park.
Sometime just after 11:18 AM the shadows have moved off these areas and fall primarily on the road surface
of the Dundas Street East Mutual Street intersection and laneway areas to the north east of the subject
property on the same block. Between 3:18 PM and 4:18 PM the proposed tower contributes a small increase
in shadow onto Jarvis Street beyond that of the existing 14-storey building at 192 Jarvis Street with which it
overlaps. Between 5:18 PM and 6:18 PM minor shadows cast by the proposed development reach the
Neighbourhood area to the east and the western edge and southwestern corner of the schoolyard of the École
Gabrielle-Roy where they overlap with shadows cast by the approved development at 186 Jarvis Street and
the approved development at 155 Dundas Street East.
The additional shadow contributed by the proposed development in both periods described above is minor in
nature and relatively fast moving. When there are increased shadows on Arena Gardens Park and the
schoolyard of the École Gabrielle-Roy and the other nearby properties in the Neighbourhoods area they are at
the edges of those spaces or contribute minor increases over and above shadows from existing, approved or
other proposed developments in the area. The majority of the area of Arena Gardens Park receives
substantial amounts of sunlight during the periods in question. The overall balance of sunlight and shade in the
park is good and the utility of the park is maintained.
Based on the foregoing, the proposed development adequately limits new shadows and conforms to OP
policies 3.1.2.3(e) and 4.5.2(d).
Another “standard” for shadow impact in the Official Plan is:
“3.1.2.3.(f) minimizing any additional shadowing and uncomfortable wind conditions on neighbouring parks as
necessary to preserve their utility.”
Analysis of the shadow studies prepared by Graziani and Corazza Architects according to the City of
Toronto’s terms of reference for such studies indicates that there are very minimal shadows cast by the
proposed development on the neighbouring Arena Gardens Park.
Analysis of the Pedestrian Wind Analysis prepared by Novus Environmental Inc. according to the City of
Toronto’s terms of reference for such studies. The study indicates that with the proposed development in
place; wind conditions will be suitable for sitting near the Arena Gardens building in the summer, with
conditions in the rest of the park conducive to standing near Mutual Street. In the winter, wind conditions will
generally be comfortable for leisurely walking or better. However, along the sidewalk and in the playground
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further design work on the proposed development to improve wind conditions identified in the study.
Proposed mitigation approaches include the provision of dense landscaping along the east side of Mutual
Street, in front of the proposed development. Street trees are a typical requirement of the City, and would
be beneficial in the area, as are the existing trees across the street. Such an approach would aid in disrupting
wind flow. It is worth noting that the playground area will not be highly used in the winter months.
Based on the foregoing the proposed development conforms to OP policy 3.1.2.3(f).
Sky View Policies
With regard to “sky views”, policy 3.1.2.4 of the Official Plan directs that “New development will be massed to
define the edges of streets, parks and open spaces at good proportion. Taller buildings will be located to ensure
adequate access to sky view for the proposed and future use of these areas” although it does not provide more
specific guidance or any standard by which such access to sky view is to be assessed.
That being said, the consideration of the view of the sky from nearby streets, parks and open spaces is more
complex than a simplistic calculation of a “loss” that may occur because of the visible presence of a proposed
building that does not currently exist. A more appropriate approach to the assessment of the effect of a
proposed development on the sky view from the public realm is to carry out a view analysis in 3D using a
digital model of the context to essentially “walk around” the proposed development in order to form an
impression of the difference in views of the sky from a wide variety of vantage points.
Analysis of the context views and other digital modelling prepared by the project’s architects Graziani and
Corazza, based on the approach outlined above, indicates that in combination with the approved and
proposed buildings that make up the emerging “height peak” at Dundas Street East and Jarvis Street there will
be some “clustering” of the mass of tall buildings on the block on which the subject property is located. This
effect will be noticeable primarily at vantage points from the south west and in particular from Arena Gardens
Park. The primary area of existing sky views from Arena Gardens Park to the northeast will be to the
approved 42 and 45 storey buildings in the “height peak” at the Dundas/Jarvis intersection (as well as to the
proposed 30 storey development at 186 Jarvis Street more to the east). The addition of the proposed 38storey development on the subject property will have little overall effect on the sky view over the emerging
cluster of buildings in the “height peak” from Arena Gardens Park.
The approved development at 200 Dundas Street East creates its own sky view impacts looking to the south
west from the Dundas/Jarvis intersection which are only marginally increased by the presence of the proposed
development.
The foreground of the view of the sky from Moss Park toward the Jarvis/Dundas intersection will be framed
by the approved 102 Shuter and Manga hotel developments when they are built. This will mean that the
proposed development at 38 storeys and the proposed 30 storey development at 186 Jarvis Street will form
just a part of the background fabric of the cluster of tall buildings in the “height peak” when viewed from Moss
Park.
The proposed development will form part of the “shoulders” of the emerging height peak at Dundas Street
East and Jarvis Street when viewed from all of the significant surrounding open spaces and from the public
realm in general. There will be no significant impact on views to the sky from these locations. Therefore, the
proposed development conforms to the Official Plan policies with regard to ensuring adequate access to sky
view for the proposed and future use of streets, parks and open spaces in the immediate surrounding area.
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Transition Policies
Another key consideration in the discussion of height and configuration of any development is that of
transition to existing nearby lower scale development. The Official Plan identifies strategies for achieving
appropriate transitions in intensity and scale such as “…providing appropriate setbacks and/or a stepping down of
heights, particularly towards lower scale Neighbourhoods (4.5.2(c)).” and “…creating appropriate transitions in
scale to neighbouring existing and/or planned buildings…(3.1.2.3(c)).”
Transition is discussed elsewhere in this report. The position of the proposed tall building and its relationship
with both: nearby approved tall buildings (which are taller than the proposed development); and other lower
scale neighbouring or existing and/or planned buildings achieves appropriate transitions in scale.
The one Neighbourhood area in the vicinity is located at some distance away. Several of the existing and
approved tall buildings that form the core and eastern shoulders of the emerging ”height peak” in the area are
located between the proposed development and this Neighbourhood area.
The proposed development conforms to Official Plan policies (4.5.2(c)) and (3.1.2.3(c)).
Based on the foregoing, from an urban design perspective the proposed development conforms to the
relevant policies contained in the City of Toronto Official Plan. No amendment to the Official Plan is required
to permit the proposed development.
City of Toronto Zoning By-laws 438-86 and 569-2013
Zoning By-law continues to apply as the city’s new Zoning By-law 569-2013 is under appeal. In By-law 438-86
the zoning for the subject property is CR T4.0 C0.5 R4.0. The provisions of this zoning designation and the
relevant site-specific exceptions have been carried forward into By-law 569-2013. Comments and opinion on
the zoning refer to the text of By-law 569-2013.
The zoning for the subject property in By-law 569-2013 is split between CR 4.0 (c0.5; r4.0) SS1 (x2010) on
the north half and CR 4.0 (c0.5; r4.0) SS1 (x2211) on the south half. The difference in the zoning permissions
is the applicable exception.
CR (x2010): permits parking facilities on the lot and restricts the number of spaces to 125% of the
requirements under By-law 438-86; Prohibits a commercial parking garage or a private commercial garage;
restricts non-residential gross floor area used for office space to 0.5 times the lot area; and establishes setbacks
for properties on the east side of Mutual Street.
CR (x2211): permits parking facilities on the lot and restricts the number of spaces to 125% of the
requirements under By-law 438-86; Prohibits a commercial parking garage or a private commercial garage;
establishes heights, setbacks and angular planes for properties on the east side of Mutual Street.
Zoning By-law amendments will be required to permit the construction of the proposed development.
City of Toronto Tall Building Guidelines
The City of Toronto now has City-wide “Tall Building Design Guidelines”. These were adopted in May 2013.
They substantially consolidate and integrate the “performance standards” of the previous Downtown Tall
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Buildings Vision and Performance Standards Design Guidelines (adopted July 2012) and apply them to the
review of all tall building proposals on a city-wide basis.
The City has a new Downtown Tall Buildings Vision and Supplementary Design Guidelines also adopted in May
2013. These guidelines generally restate the downtown specific provisions of the 2012 Downtown Guidelines
that were not integrated with the new City-wide Tall Building Design Guidelines.
Both of these Design Guideline documents make recommendations that are applicable to the Subject
Property. They are intended to be read together.
City Wide Tall Building Design Guidelines
The City Wide Tall Building Guidelines (“City-wide Guidelines”) are structured in 4 sections: 1.0 Site Context;
2.0 Site Organization; 3.0 Tall Building Design; 4.0 The Pedestrian Realm.
1.0 Site Context
In 1.0 Site Context the City-wide Guidelines call for a “Walkable” context analysis, showing the tall building
proposal. This has been provided as part of the development application for the subject property in the
form of the Context Plan satisfying the requirements of Guideline 1.1.
Guidelines 1.2 which requires a Master Plan for large sites, 1.5 prominent Sites and Views from the Public
Realm and 1.6 Heritage Properties and Heritage Conservation Districts, do not apply to the subject
property.
Section 1.3 of the Guidelines is concerned with transition and the relationships between tall building
elements and their surroundings. The proposed development effects an appropriate transition at the scale
of the block and at the scale of the district in a number of ways.
The proposed development locates the tall building element as part of an emerging cluster of tall buildings
within an area where tall buildings are directed in the associated Downtown Tall Building Guidelines, at a
height that is progressively lower in height than those approved in the “height peak” or centre of the area
at the intersection of Dundas Street East and Jarvis Street (see Guidelines figure 1 p.19).
The proposed development provides horizontal separation distance and a change in base building height
and form that effects a transition from the proposed tall building down to a lower-scale area. (see
Guidelines figure 3 p.19). It includes a base building that relates directly to the height and typology of the
existing or planned street wall context (see Guidelines figure 4 p.19).
The existing pattern of lower scale mixed use buildings lining Mutual Street further south on the west side,
and low to mid-rise buildings on Dundas Street East to the west is not unduly impacted by the proposed
tall building. The position of the tower as part of a cluster of approved towers limits the potential for any
shadow impacts on Dundas Street East and Jarvis Street. The siting of the building therefore has the effect
of minimizing impacts on access to sunlight and sky view in the nearby public realm.
In this way the proposal is consistent with the recommendations of Guidelines: 1.3 Fit and Transition in
Scale; 1.4 Sunlight and Sky View; as well as 2.1 Building Placement (discussed below).
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2.0 Site Organization
The proposed development is sited to continuously frame Mutual Street itself and by extension the space
of Arena Gardens Park on the west side of Mutual Street, providing both a well-defined primary residential
entrance that is clearly visible, and an active frontage facing the street, both universally accessible from the
adjacent public sidewalk.
Loading and servicing facilities, utilities, and vehicle parking, are all located underground or within the
building mass, away from the public realm and public view. Access to the loading facilities and the
underground parking garage is from the improved public laneway along the north edge of the subject
property that connects to Mutual Street and Jarvis Street and provides access to service and parking
facilities for other properties on the block.
Grade-related, publicly accessible open space is provided in the form of a pedestrian/vehicular link in the
widened and improved public laneway along the south edge of the subject property. A range of high-quality,
comfortable private and shared outdoor amenity spaces are provided, primarily at the 5th floor levels
where the majority of the indoor and outdoor amenity spaces are located.
In these ways the proposed development is consistent with the recommendations of the relevant Tall
Building Design Guidelines with respect to 2.0 Site Organization.
3.0 Tall Building Design
3.1 Base Building
The 4 storey base building element of the proposed development is clearly defined by means of a
substantial setback at the 5th floor that creates an urban scale “reveal”. The base building responds to its
mid-block street fronting condition by massing the base building to respect the prevailing height of the
older, low-rise buildings in the area, which are generally between 2 and 31/2 storeys in height. The form of
the base building also relates to the mid-rise development located on the west side of Mutual Street.
The base building is setback from the west property line to create a broad area at grade that will extend
the width of the sidewalk to approximately 6 metres. The 3rd and 4th floors project forward to the west in
order to provide pedestrian weather protection and establish a 0.3 metre setback.
At the rear or eastern property line the proposed development includes a 1 and 2 storey base building
element built at the property line. This portion of the base building covers the ramp to the underground
parking garage.
In addition to the non-residential space and residential lobby facilities, the proposed development includes
at grade a unique two-storey bicycle storage facility that will be a prominent design feature. The bicycle
storage facility is exposed to the street by means of a two storey glazed façade element located at the
north west corner of the proposed development. The storage system, which consists of a 3 level steel
frame with a ramp for bicycle access, and the stored bicycles themselves will provide colour and a kinetic
feature that will assist in animating the adjacent public realm, consistent with guidelines 3.1.2, 3.1.4 and
3.1.5.
The proposed development is consistent with the recommendations of the relevant guidelines with respect
to the 3.1 Base Building.
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3.2 Middle (Tower)
The proposed development includes a “point tower” with a roughly trapezoidal floor plate of
approximately 708 square metres (7,621ft2) above the 5th floor ( a reduction of approximately 45 square
metres from the original submission. These floor plates are smaller than the 750 square metre (8,073ft2)
maximum floor plate size recommended in Guideline 3.2.1 Floor Plate Size and Shape.
The 38-storey tower establishes separation distances to adjacent buildings and relationships between
tower and base building that are generally in keeping with those found in Guideline 3.2.3 Separation
Distances, 3.2.2 Tower Placement and with those of recently approved developments in the immediate
area. Separation distances and tower placement are outlined in detail below in the section of this report
dealing with the Downtown Tall Building Guidelines.
The proposed development generally meets the objectives of the City-wide Tall Building Design Guidelines
in the area of setbacks for tall building separations Guideline 3.2.3. Differences between the recommended
tower separation distances and tower setbacks to base building and those of the proposed development
are a function of the size and configuration of the block on which the development is located. The
proposed setbacks and resulting separation distances are what would be expected of any development of
the subject property at any height – including potential mid-rise development forms.
The proposed roughly trapezoidal floor plate includes significant sculpting of the shaft and top that assists in
creating more open views to the north west and south west from existing condominium units in the 14storey condominium building at 192 Jarvis Street. The typical floor plates feature roughly trapezoidal floor
plates above the Fourth Floor, with a deep chamfer on the southeast and a shallow chamfer of the east face
both of which create a greater separation from the proposed developments at 186 Jarvis Street and 155
Dundas Street East.
Based on the foregoing, the subject property is of sufficient size to accommodate a tall building. The
proposed development will not result in negative impacts on the quality of the public realm, neighbouring
properties, the living and working conditions for building occupants, or the overall liveability of this part of
the City.
With regard to 3.2.4 Tower Orientation and Articulation, the proposed development has a well-articulated
tower element above the podium or base building with high-quality, sustainable materials and finishes. In
particular, the tower design includes a sculpted approach to the typical floor plate and the location and
rhythm of the balconies that adds architectural interest and serves to differentiate the tower from its more
angular neighbours both existing and proposed.
With regard to 3.2.5 Balconies, the approach taken in the design has been to provide a variety of balcony
conditions that in effect treat each face of the tower differently.
The proposed tall building has been considered within the context of other existing, approved and
proposed tall buildings in the vicinity. These include the existing 14-storey building at 192 Jarvis Street; The
approved developments at 155 Dundas Street East (42 Storeys),200 Dundas Street East (45 storeys) and
the student residence at 186 Jarvis Street (30 storeys) as well as the numerous other buildings in the area
that would be considered to be tall buildings by the Guidelines even though they exhibit a more mid-rise
built form.
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The contributions of the proposed development to the cumulative effect of the emerging cluster of tall
buildings in the area on matters of sunlight, sky view, privacy, and daylighting is minimal.
The north-south orientation of the tower creates corner-to-corner relationships with the nearby approved
and proposed tall buildings.
At the south east corner of the subject property, where the proposed tower will face a wall on which
there are very small windows on north-west corner of the approved development at 186 Jarvis Street, a
deep chamfer facing to the south east creates a diagonal separation distance of 14.1 metres. There are
shallow (1.2 metre) balconies proposed for the south east chamfered part of the proposed development.
These balconies have their easternmost edges chamfered as well in order to not diminish the “gap” created
in this location and to preserve views of the sky between the two proposed buildings from the north
looking south.
The east face of the proposed tower is setback from the eastern property line by between 3.6 and 5.6
metres and establishes a minimum separation distance of 20.0 metres to the west face of the existing 14storey condominium building at 192 Jarvis Street. No balconies project into this separation distance.
The diagonal separation distance between the proposed development and the approved development at
155 Dundas Street East is 18.25 metres. The proposed development has no faces that are directly opposite
this approved building.
It is worth noting that the 20.0 metre separation distance between the proposed development and the
existing 14-storey condominium building at 192 Jarvis Street is greater than that which has been established
to the same building by the approved buildings at 155 Dundas Street East (12.25 metres); 186 Jarvis Street
(approximately 9.87 metres).
The base building of the proposed development establishes a setback at the 3rd and 4th floors of
approximately 0.3 metres. The west face of the tower is set back 1.7 metres from the face of the base
building, establishing an overall setback from the west property line (Mutual Street) of 2 metres.
The proposed development minimizes the potential for overlook between the windows or balconies of
one building and those of another.
Where the proposed development does result in incremental increases in shadow it is minimal when
considered in relation to the cumulative effect to the existing and approved development in the area.
With the above taken into account the tower setbacks and step-backs and the overall design approach to
the tower element in the proposed development are consistent with the recommendations of the relevant
Guidelines, objectives/rationales found in 3.2. Middle (Tower).
3.3 Tower Top
The proposed development includes and articulated mechanical penthouse element that is clad in high
quality materials that are complementary to those of the rest of the building. The mechanical penthouse is
stepped back from the roof of the tower in the south and continues the motif of the chamfer in this
location. It steps forward above the roof level of the tower on the west face by 0.9 metres. In this way the
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proposed development is consistent with the recommendations of the relevant Guidelines with respect to
3.3 Tower Top.
4.0 The Pedestrian Realm
With regard to 4.0 The Pedestrian Realm the proposed development includes setbacks and widening of the
Mutual Street boulevard and the provision of street trees that are consistent with the recommendations of
the Guidelines. The Ground and Second Floors are set back in order to create a boulevard width of
approximately 6.0 metres across the Mutual Street frontage. This setback area is in turn covered by the
Third Floor, which extends forward approximately 2.31 metres to provide an area of pedestrian weather
and wind protection at grade.
The proposed development includes the property at 75 Mutual Street south of the existing public laneway
running east west from Mutual Street.
The proposed development includes a new public pedestrian connection between Mutual Street and the
interior mid-block connection of the proposed student housing development to the east at 186 Jarvis
Street. The landscape plan for the proposed development includes the comprehensive re-pavement of the
existing east-west leg of the laneway as well as portion of the north-south laneway with multi coloured
concrete pavers.
The Proposed Development and the City-wide Tall Building Guidelines
On balance the proposed development responds well to the intent and objectives of most of the
recommendations of the City-wide Tall Building Design Guidelines.
	
  
Downtown Tall Buildings Vision and Supplementary Design Guidelines
The Downtown Tall Buildings Vision and Supplementary Design Guidelines (“Downtown Tall Building
Guidelines”) are structured in 3 sections: 1.0 Downtown Tall Buildings Vision; 2.0 Downtown Tall Building
Typologies; and 3.0 Downtown Tall Building Supplementary Guidelines.
1.0 Downtown Tall Buildings Vision
Mutual Street is identified as a Secondary High Street on Map 3, the High Streets Typologies Map. Dundas
Street West (to the north of the subject property) is designated as a High Street with an anticipated range
of tall building heights between 62.0 metres and 107.0 metres. Jarvis Street (to the east of the subject
property) is also designated as a High Street in this case with an anticipated range of tall building heights
between 47.0 metres and 77.0 metres.
The Downtown Tall Building Guidelines do not set specific height ranges for Secondary High Streets.
Instead the Guidelines indicate that instead it should be assumed “…that Secondary High Streets height ranges
will generally be one-third lower than the High Streets they run parallel to”. This indicates that the existing and
planned context should be taken into account when considering the height of proposed tall buildings on
Secondary High Streets.
In 1.3 Factors Mitigating Height, the Downtown Guidelines identify three factors that take precedence over
heights assigned to High Streets or Secondary High Streets. These are the presence and potential impact
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upon: heritage properties; sunlight on parks and open spaces; and views of prominent and heritage
properties, structures and landscapes. The proposed development has no impact on any of the three
factors outlined above. There is a very minor amount of additional shadow on Arena Gardens Park as a
result of the proposed development at 9:18 AM in the September and June periods.
2.0 Downtown Tall Building Typologies
Mutual Street, and the other High Streets and Secondary High Streets in the area are identified as streets
where “Tower-Base” form buildings are anticipated. (See Table 4). Tower Base form buildings generally
consist of slender point towers on a street defining base building. On Secondary High Streets the base
building elements of Tower Base form buildings are permitted to be at the street line subject to the
application of City Wide Tall Building Guideline 3.2.2b Tower Placement. Guideline 3.2.2b recommends to
“Step back the tower, including balconies, 3 metres or greater from the face of the base building, along all street,
park, and open space frontages.”
The proposed development utilizes an alternative approach to the establishment of the relationship
between the tower and base building. Because the subject property is limited in depth (in the east, west
direction) use of a 3-metre step back above the base is not practical in this case. The proposed
development utilizes a 1.7 metre setback on the west and substantial 8.3 metre step back on the north at
the 5th Floor to create a large “reveal” that separates the tower element and the base building from one
another. Above the 5th floor the west face of the tower element establishes a step back from the base
building of 1.7 metres creating a total setback for the tower of 2.0 metres. Balconies on the tower project
toward the street but are not continuous.
In so doing, the proposed development establishes the visual reading of the podium and tower as separate
elements in relation to the street and to the Arena Gardens Park across the street.
3.0 Downtown Tall Building Supplementary Guidelines
In Supplementary Guideline #1 Fit and Transition in Scale, tower setbacks of 20 metres to areas of lower
scale neighbourhoods and base building heights that are no higher than the adjacent low scale buildings are
recommended. There are no low scale neighbourhoods adjacent to the subject property. However, the
proposed development does establish a 15 metre tower set back from the southern property line of 75
Mutual Street adjacent to the nearest low scale existing buildings in the area. The base building of the
proposed development has a height of 14.5 metres (15. 6 metres to the top of the glazed guard element on
the 5th floor outdoor amenity space) which is similar to the height of the 21/2 to 3 storey buildings to the
south on the east side of Mutual Street which are located in a Mixed Use area in the Official Plan.
Supplementary Guideline #2 Sunlight and Sky View recommends that tall buildings should be located and
designed to create no net new shadows on a wide variety of types of parks and open spaces at particular
times of day. The proposed development creates no net new shadows on any of the “Signature Parks/Open
Spaces” identified in this Guideline. The proposed development creates a very small amount of new net
shadow on the northeast corner of nearby Arena Gardens Park but this occurs in the early morning, well
outside of the restricted period between 12:00 Noon and 2:00 PM in the September period recommended
in the Guidelines. The incremental shadow referred to above is very similar to that which will result from
the approved development at 186 Jarvis Street.
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There are no “Prominent Sites and Views from the Public Realm” identified in the Supplementary Guideline
#3 that would be affected by the proposed development. Similarly there are no heritage properties on or
adjacent to the subject property specifically identified in relation to Supplementary Guideline #4 Heritage
properties and Heritage Conservation Districts. The subject property is adjacent to properties to the east
facing Jarvis Street that are not included within the boundary of the ongoing Garden District Heritage
Conservation District Study, which covers the area bounded by Jarvis Street, Dundas Street East,
Sherbourne Street, and Queen Street East.
Supplementary Design Guideline #5 Base Building Height and Scale applies to “Canyon Form” and
“Landscape Setback Form” street segments and therefore does not apply to the subject property.
Mutual Street is not identified as a “Priority Retail Street” on Map 4 and Table 3. Therefore Supplementary
Design Guideline # 6 Street Animation does not apply to the subject property. Notwithstanding the
foregoing the proposed development does include an activated street frontage in the southern two thirds
of the ground floor in the form of three 2 storey grade related dwelling units facing Mutual Street and an
indoor amenity that faces onto the improved laneway..
Supplementary Design Guideline #7 Tower Placement applies to properties facing Yonge Street and
therefore does not apply to the subject property.
The Proposed Development and the Downtown Tall Building Guidelines	
  
The proposed development satisfies the relevant recommendations of the Downtown Tall Buildings Vision
and Supplementary Design Guidelines in a variety of ways.
The proposed development is located on a Secondary High Street where the Downtown Tall Building
Guidelines direct development in the form of tall buildings. The proposed development is part of a cluster
of tall buildings that is anticipated by the Downtown Tall Buildings Guidelines as shown on Map 3 - High
Streets Typologies Map where a tight grid of High Streets and Secondary High Streets is indicated. The
subject property is located centrally within the grid of Secondary High Streets in the area that includes
Mutual Street, Dalhousie Street, Shuter Street and Gould Street. This grid of Secondary High Streets is
roughly framed (and intersected) by a concentration of High Streets that include Jarvis Street, Church
Street and Dundas Street East.
The proposed development is at a height of 38 storeys (126.4 metres including the mechanical penthouse).
It is adjacent to an approved development at 155 Dundas Street East in a designated High Street with a
height of 42 storeys (146.2 metres) and near to another approved development at 200 Dundas Street East
also in a designated High Street with a height of 45 storeys (145 metres).
The proposed development is lower in height than the approved tall buildings at the intersection of Dundas
Street East and Jarvis Street, both of which are substantially taller than the heights anticipated in this area
by the Downtown Tall Building Guidelines (62 – 107 metres on Dundas Street East and 47 – 77 metres on
Jarvis Street).
Along with the emerging 30 storey (97.6 metres) development proposal immediately to the east at 186
Jarvis Street and the approved developments at: 64 – 70 Shuter Street (24 Storeys, 84 metres); 30 Mutual
Street/88 Queen Street East (28 Storeys, 84.5 metres); and the Metropolitan United Church
redevelopment at 56 Queen Street East and 51 Bond Street (32 Storeys, 107 metres) it will form part of a
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shoulder of gradually diminishing building height in all directions around the “height peak” that has been
created by the approved developments at Dundas Street East and Jarvis Streets.
The dimensions of the subject property are such that the achievement of the desired 3-metre stepback
between the base building and tower element cannot be achieved. While not providing the desired podium
tower form that is identified in the Guidelines, the proposed development meets the intent of the
Guideline by making a clear distinction between the 4-storey base and the tower above by providing a
continuous “reveal” or set back portion of the building at the 5th Floor. Residential Amenity facilities are
located at this level and take advantage of the rooftop outdoor spaces created by the step back on the
north and south and the terraces created on the base building as a result.
The tower element will establish separation distances to adjacent developments of:
192 Jarvis Street (existing 14 storey condominium building)
186 Jarvis Street (proposed 30 storey student housing building)
155 Dundas Street East (approved 42 storey condominium building)
125 Dundas Street East (existing 13 storey condominium building)
73 Mutual Street (south property line of 75 Mutual Street)

20.0 metres;
14.1 metres (diagonal);
18.1 metres (diagonal);
30.3 metres; (partial overlap) and
15.0 metres

Although many of the existing and/or approved developments achieve separation distances that are less
than those that are recommended in the Guidelines, taken together the ensemble of tall buildings that will
result from the addition of the proposed development will meet the purpose and intent of the Guidelines.
73 Mutual Street is not an existing or proposed tall building. Were it to become part of an assembly with
other properties on the block, a future tall building proposal would be a possibility. It is assumed that, like
the current group of existing, approved and proposed tall buildings in the area, such a future tall building
proposal would provide additional setbacks from its north property line that would contribute to the
establishment of appropriate separation distances to other buildings on the block.
The proposed development creates no undue incremental shadow impacts on nearby properties or on the
public realm of the area. The one nearby area park (Arena Gardens Park) will experience a small amount of
additional shadow for a very brief period in the morning in September and June periods. It is important to
note that the recommendation for protection from net new shadow for Signature Parks in between 10 AM
and 4 PM and for all other parks it is between 12 PM and 2 PM. Both of these recommendations recognize
that some incremental shadow in the early morning and late afternoon is acceptable in public parks.
City of Toronto Downtown East Revitalization Initiative, Planning Study and Garden
District Heritage Conservation District Study
The subject property is near to but not within the boundary of the Downtown East Revitalization Initiative,
the Downtown East Planning Study, or the Garden District Heritage Conservation District Study.
The proposed development is, however, consistent with the intent of the Downtown East Revitalization
Strategy to place community-building opportunities alongside development considerations. This is evident in
the rental housing replacement and improvements to the public laneway at the southern end of the subject
property.
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There are no heritage related issues arising from the proposed development, as discussed elsewhere in this
report.
Urban Design Opinion and Recommendations
The proposed development fits appropriately into its context, while its built form represents a compatible
addition to the shoulders of the emerging cluster of tall buildings around the “height peak” at the Dundas
Street East / Jarvis Street intersection.
•

It conforms with the policies for Mixed Use Areas as it is currently designated;

•

It conforms with the Built Form and Tall Building policies of the City of Toronto Official Plan and
appropriately addresses the City of Toronto’s relevant urban design guidelines/performance standards;

•

The area is well suited to further intensification given its locational attributes and proximity to transit,
Ryerson University, commercial retail services, employment opportunities, recreational, cultural and
community services;

•

The site can accommodate the proposed development without undue impacts to adjacent and nearby
lands as demonstrated by the various technical studies and reports that accompany the application;
and

•

The development will enhance the public realm through enhancements to the adjacent laneways to
make them more pedestrian friendly; appropriate high quality building design, massing and form: and
through appropriate building siting, pedestrian amenities, widened sidewalks, street trees and
landscaping.

The proposed development represents an appropriate architectural and urban design response to its context,
is good planning and is in the public interest.
Respectfully submitted,
Acronym Urban Design and Planning
Mark Sterling Consulting Inc.

Mark Sterling BES, B.Arch., OAA, MCIP, RPP
Principal
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