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This Housing Issues Report has been prepared by The Planning Partnership in support of an application 
by The Sher Corporation (the “Applicant”) for a Zoning By-law Amendment to permit the redevelopment 
of 7 adjacent properties (the “Subject Lands”) known municipally as 59, 61, 63, 65, 67, 69 and 71 Mutual 
Street for a 32 storey residential building with a condominium tenure.

Each of these 7 adjacent properties constitutes a separate, legally conveyable parcel.  Of the 7 
properties, 6 are presently occupied by existing 2 and 3 storey house-form structures dating from the 
late 19th century.  The remaining property, known as 61 Mutual Street, is now vacant.  The former 3 
storey structure on the property was recently demolished with the proper demolition permit issued by the 
City due to its structurally unstable and unsafe condition.

Of the 6 existing structures on the Subject Lands, 5 of them contain residential rental units, while the 6th 
property, known as 59 Mutual Street, is commercial in nature.  There are a total of 12 residential rental 
units located in the 5 residential rental structures (63, 65, 67, 69 and 71 Mutual Street).  The proposed 32 
storey residential building would involve demolition of the 6 remaining structures on the Subject Lands 
and removal of the 12 existing rental units within the 5 residential rental properties.  

Under Chapter 667 of the Toronto Municipal Code, demolition of rental housing within a residential 
rental property that contains greater than 5 dwelling units is prohibited without a Section 111 permit.  In 
response, the applicant proposes to replace each of the 12 rental units on site within the proposed new 
building and thereby maintain the existing rental supply on the Subject Lands.

The purpose of this report is to describe the proposed approach to replacement of the 12 rental units 
and to outline how the proposed development and the rental replacement units satisfy Chapter 667 
of the Toronto Municipal Code and the Housing policies of the Official Plan related to demolition and 
replacement of existing rental housing.  This report has been prepared in accordance with the City’s 
Housing Issues Report Terms of Reference (November 2010).

Introduction1
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The Subject Lands include properties known municipally as 59, 61, 63, 65, 67, 69 and 71 Mutual Street.  
The Subject Lands are located on the east side of Mutual Street, part way between Dundas Street East 
and Shuter Street.  

The Subject Lands are located just west of Jarvis Street, which is one of the major north-south arterial 
corridors in the City.  The Jarvis Street and Dundas Street East corridors and the surrounding area in 
which the Subject Lands are located have been the recipient of significant recent intensification activity 
with a number of tall buildings being built, under construction, approved or proposed within the vicinity.

Mutual Street contains a mix of mid- and high-rise residential development, low-rise walk-up apartments 
and low-rise house-form dwellings, primarily in the form of duplexes, triplexes and townhouses.  Arena 
Gardens Park is located directly across from the property on the west side of Mutual Street.

The development proposal is for a 32-storey apartment tower, including a 5-storey base building.  The 
height of the building, to the top of the mechanical penthouse, is 100.5 metres. The project would have 
a Gross Floor Area of 17,497 square metres, and a density of 16.3 FSI on its net site.  The building 
would contain a variety of unit sizes: 3 studio units, 172 one-bedroom units, 72 two-bedroom units, and 
28 three-bedroom units, for a total of 275 residential units.  The proposed 3-bedroom units will provide 
family-oriented housing.
 
The first floor of the proposed building will contain the building entrance from Mutual Street, the lobby, 
a concierge/security desk, mail room and long-term and short-term bicycle parking rooms.  All vehicular 
access would be provided from the public lane at the rear.  The three underground parking levels would 
contain 57 spaces, of which 24 would be designated for the residents, 10 for publicly accessible car-
share use, and 23 for visitors.  A Type-G Loading Space would also be provided with access from the 
rear public lane.  Bicycle parking would be provided for visitors (33 spaces at grade level) and residents 
(297 spaces, of which 78% would be on the ground floor).
 
The total amenity space provision for the residents is 1,124 square metres, of which 749 square metres 
would be indoors.  Indoor amenity space areas would be provided in three locations:

(a) at grade (48 square metres), beside the lobby, with glazing providing views out to Mutual Street;
(b) on the second floor (261 square metres); and,
(c) on the entire sixth floor (440 square metres), with access to the outdoor amenity area (375 square 

metres) on the roof of the podium.

Amenities in the building will include a full gym with emphasis on resistance training, lounge/entertainment 
space, business/student centre/meeting room, sound booth (gaming, wireless music, karaoke and movie 
screening), pet spa (do-it-yourself), bike garage (tools to repair bikes), tool library and a locker access 
concierge service.

Additional details regarding the proposed form of development is provided in the Planning Justification 
Report by A. Young Planner Ltd.

Description of Proposal2
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The Subject Lands are subject to the new City of Toronto Zoning By-law 569-2013, enacted by Council 
on May 9, 2013.  At this time, the new Zoning By-law is under appeal and By-law 438-86 remains in 
force.

The applicable zoning under 569-2013 is CR 4.0 (c 0.5, r 4.0) with a height limit of 27.0 metres.  The 
proposed residential use and built form is allowed under the current Zoning.  However, a Zoning By-law 
amendment is necessary given the desired height and density of the proposed building, as well as in 
response to a number of specific development and performance standards under the By-law.  

The proposed development will conform to the housing policies of the Official Plan by contributing to 
the provision of a variety of forms of housing.  More specifically, the proposed development conforms to 
the Plan’s policies under Section 3.2.1.6 regarding the protection and replacement of residential rental 
housing as it proposes replacement of all 12 existing rental residential units that are to be demolished.  
There is no requirement for an Official Plan Amendment for the proposed development.  

The proposed development requires an application be made under Chapter 667 to demolish the existing 
12 rental residential units and approval of a Section 111 permit by Council.  An application for Site Plan 
Control approval will be submitted to implement the proposed development in due course.

Relevant Planning Process3
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4.1 Existing Rental Buildings

The existing house-form buildings on the Subject Lands are located on the east side of Mutual Street 
south of Dundas Street East and north of Shuter Street, directly across from Arena Gardens Park.  

The existing properties back onto a public laneway to the rear (east) and some have existing surface 
parking spaces at their rear that are also accessed from the laneway.  Monthly parking is available for 
the tenants of these building at an additional cost.

Each of the existing buildings on the Subject Lands has an entrance from Mutual Street.  Separate 
basement units have a private entrance situated just below the grade of Mutual Street.  Upper level units 
have either their own entrance or a common entrance from the street level either at grade or just above.

The existing structures on the Subject Lands are generally 2 or 3 stories in height and date from around 
1870 to 1880.  A number of the buildings share common walls, with the exception of those adjoining 61 
Mutual Street, which was recently demolished.  The following sections describe the properties in greater 
detail.

Overview of Existing Rental Buildings 
and Individual Rental Units4

59 and 61 Mutual Street

The existing structure located at 59 Mutual and the 
structure that was formerly at 61 Mutual Street were 
originally constructed in 1873 as a semi-detached 
house.  However, only 59 Mutual Street has a building 
that now remains on the property.  

The structure at 59 Mutual is 3 storeys in height 
with wood frame construction and a brick exterior.  A 
recessed area is located at the front of the building and 
accessed by stairs from the Mutual Street sidewalk, 
providing access to the commercial tenant in the lower 
level unit.  The upper level unit is entered through an 
entrance door a few steps above grade.

Based upon past photographic evidence, the structure 
formally located at 61 Mutual Street appears to be 
have been similar to 59 Mutual in terms of built form, 
height, massing and construction.
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63, 65 and 67 Mutual Street

The existing structures located at 63, 65 and 67 Mutual 
Street were originally constructed in 1880 as row 
houses in the Second Empire style.  The buildings 
are 2 storeys in height, with wood frame construction 
and a mansard roof.  While 63 and 65 Mutual Street 
have a stucco finish, 67 Mutual Street is a combination 
of brick, tile, parging, stone and wood.  Similar to 59 
Mutual, each of 63, 65 and 67 Mutual buildings have a 
recessed area located at the front of the building and 
accessed by stairs from the Mutual Street sidewalk to 
provide access to lower level units.  The upper level 
units are accessed through a front entrance door that is 
located slightly above the grade of the adjacent street.

69 and 71 Mutual Street

69 and 71 Mutual Street were originally constructed 
in 1872 as a semi-detached house. They are 2 
storeys in height, with wood frame construction and 
wood cladding exteriors. Both buildings have two 
separate entrances (two doors each) just above 
sidewalk level, providing access to the main floor 
and upper floor units.
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4.2 Existing Rental Units

The Planning Partnership conducted a detailed site inspection of the 6 existing rental buildings, 
including a walk-through of each unit within each building.  The purpose of this inspection process 
was to ascertain the current use (ie either residential or commercial in nature).  Units that are 
commercial in nature, while serving an important function on their own, do not contribute to the 
supply of rental residential housing.  The purpose of the detailed site inspection was also to confirm 
certain building characteristics, such as the unit number, floor level, number of bedrooms, other 
features, gross floor area and whether it is occupied or vacant.

59 Mutual Street

The building at 59 Mutual Street appears to be comprised of 2 units, both of which are used 
commercially.  The units are described as follows:

59 Mutual Street

Basement

Basement unit contains repair work stations, 
an office and storage for the tenant, Watch 
Service Centre of Canada, which is a watch 
service and repair depot.  Unit includes a 2 
piece washroom with sink and toilet, but no 
shower.  There is no bedroom or other sleeping 
area in the basement.

Main, Second and Third Floors

The main, second and third floors are rented by 
same commercial tenant in basement.  The business 
previously used the main floor for their service depot 
before relocating to basement, now it is mainly used 
for storage.  Main floor contains a 2 piece washroom 
with no shower.  There is no kitchen or bedrooms on 
the main floor.

The second floor appears to be used as some type 
of venue for entertainment functions.  Second floor 
contains a 2 piece washroom (sink and toilet) but no 
shower.  The kitchen appears to be used for catering 
events in the space.  There are no defined bedrooms 
with closets on the 2nd floor.

The third floor is comprised of a series of rooms that 
are either vacant or sparsely furnished.  This level 
contains a 3 piece bath (sink, toilet and shower), but 
no kitchen.  The front room contains a bed, but there 
did not appear to be anyone living there.  
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61 Mutual Street

61 Mutual Street is a vacant property with no structures and therefore it does not contain any rental 
units.  There was previously a 3 storey house-form structure located on the property dating back 
to 1873.  

Prior to the acquisition of the property by the Applicant, extensive above and below grade 
modifications had been made to the structure by previous owners without any building permits 
which created unsafe conditions.  The City had several active matters of investigation underway 
in 2014, prior to acquisition by the Applicant and issued an Order to Remedy Unsafe Building in 
October 2014.  Following the acquisition of the property by the Applicant in May 2015, the City 
issued another Order to Remedy Unsafe Building, this time to the Applicant, in June 2015.

In May 2015, a Licensed Professional Engineer inspected the building to assess the structural 
stability of the building.  The lower basement of the building had been excavated by the previous 
owner a further 8 to 9 feet below the basement floor level without any proper shoring of the floors 
or walls above.  Due to the actions of the previous owner, subsequent flooding had occurred that 
made it impossible to evaluate the bearing and soil condition, creating an extremely unstable and 
dangerous condition.  The Engineer’s opinion was that the most reasonable and safe approach 
to deal with the condition would be to demolish the building.  On July 23, 2015, the City issued a 
demolition permit (15 190699 DEM 00 DM).

The activities that led to the structural instability and the flooding on the property were the result of 
the inappropriate and illegal actions of the previous owners without any required permits or failing 
to follow safe construction practices or procedures.  Demolition was deemed to be necessary in 
order to protect public safety, and the responsibility then fell onto the Applicant to resolve.  The 
removal of this building would have taken place regardless of the Applicant acquiring the property 
or their intent to redevelop the site.
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65 Mutual Street

The building at 65 Mutual Street contains 2 separate rental units, both residential in nature.  One 
tenant occupies the basement unit and the other occupies the main and second floor as well as a 
third floor walkout to a roof-top deck. 

65 Mutual Street

Basement

The basement unit is a one bedroom unit with 
a living/dining area, a full kitchen and 3 piece 
bathroom.

Main, Second and Third Floors

The upper unit occupies the main, second and 
third floors.  The unit contains two bedrooms a 
den, full kitchen, laundry facilities and a walk-out 
to a roof-top deck. 

63 Mutual Street

Basement

The basement unit is a 
bachelor with one large open 
area that contains  a living 
and sleeping area.  Unit 
contains small kitchen and 
a 3 piece bath (sink, toilet 
and tub).  Laundry facilities in 
basement are shared with 2 
other units in the building.

Main Floor

The main floor unit is a one bedroom 
unit with a living/dining area, a full 
kitchen and 3 piece bathroom.  
Laundry facilities are shared with 
the other 2 units in the building.

Second Floor

The second floor unit is a one 
bedroom unit with a living/dining 
area, full kitchen and 3 piece 
bathroom.  Laundry facilities are 
shared with the other 2 units in 
the building.

63 Mutual Street

The building at 63 Mutual Street contains 3 separate rental units, all of which are residential in 
nature.  The units are described as follows:
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67 Mutual Street

The building at 67 Mutual Street contains 3 separate rental units.  The lower unit is being used 
for storage by a commercial tenant in one of the other buildings. The upper units are residential in 
nature, although one is currently vacant.  The units are described as follows:

67 Mutual Street

Basement

The basement unit is a two 
bedroom unit with a living 
area, small kitchen and 3 
piece bath(sink, toilet and 
tub).  The unit is currently 
being used by Watch Service 
Centre of Canada for storage.

Main Floor

The main floor unit is a two bedroom 
unit with a living area, small kitchen 
and 3 piece bath (sink, toilet and 
tub).

Second Floor

The second floor unit is a two 
bedroom unit with a living area, 
small kitchen and 3 piece bath 
(sink, toilet and tub).

69 Mutual Street

The building at 69 Mutual Street contains 2 separate rental units, both residential in nature.  One 
tenant occupies the main floor and basement and the other occupies the second and third floor 
(loft).  The units are described as follows:

69 Mutual Street

Main Floor and Basement

The main floor and basement unit is a large one 
bedroom unit with a living and dining area, a 
long galley kitchen, two 3 piece bathrooms and a 
recreation room.  A laundry/utility room is shared 
with the other unit in the building.

Second and Third Floors

The upper unit occupies the second and third 
floors.  The unit contains one bedroom as well as 
a loft area, full kitchen and a 3 piece bath (sink, 
toilet, shower).
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71 Mutual Street

The building at 71 Mutual Street contains 2 separate rental units, both residential in nature.  One 
tenant occupies the main floor and basement and the other occupies the second and third floor 
(loft).  The units are described as follows:

71 Mutual Street

Main Floor and Basement

The main floor and basement unit is a large two 
bedroom unit, although one of the bedrooms is 
in the basement.  The unit also contains a living/
dining area, a small kitchen and one 3 piece 
bathroom.  Laundry facilities are shared with the 
other unit in the building.

Second and Third Floors

The upper unit occupies the second and third 
floors.  The unit contains one bedroom as well as 
a loft area, full kitchen and a 3 piece bath (sink, 
toilet, shower). Laundry facilities are shared with 
the other unit in the building.



11I     December  2015The Planning Partnership

Housing Issues Report
59-71 MUTUAL STREET



12

LOW HEADROOM
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Overview of Individual Units ‐ 59, 61, 63, 65, 67, 69 & 71 Mutual Street

Address Unit Level Bedrooms Total GFA (m2) Status Comment

59 Mutual St. Basement  98 Commercial Watch Service Centre
of Canada

59 Mutual St. Main, 2nd & 3rd 255 Commercial Watch Service Centre
of Canada

61 Mutual St.  Demolished

63 Mutual St.  Basement Basement Bachelor 63 Occupied

63 Mutual St.  1 Main Floor 1 Bedroom 63 Occupied

63 Mutual St.  2 2nd Floor 1 Bedroom 62 Occupied

65 Mutual St. Basement Basement 1 Bedroom 61 Occupied

65 Mutual St. 1 Main & 2nd Floors 2 Bedroom 129 Occupied

67 Mutual St. Basement Basement 2 Bedroom 62 Storage Watch Service Centre
 of Canada

67 Mutual St. 1 Main Floor 2 Bedroom 62 Occupied

67 Mutual St. 2 2nd Floor 2 Bedroom 61 Vacant

69 Mutual St. A Basement & Main Floors 1 Bedroom 110 Occupied

69 Mutual St. B 2nd & 3rd Floor 2 Bedroom 77 Occupied

71 Mutual St. A Basement & Main Floors 2 Bedroom 113 Occupied

71 Mutual St. B 2nd & 3rd Floor 2 Bedroom 81 Occupied

4.3 Findings With Respect to Uses of Individual Units in Each Building

The following table summarizes the results of the detailed review of the use of each unit.
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4.4 Current Rents and Rent Levels

The rent roll for the 5 rental buildings on the subject site is provided under separate cover. Rental 
information provided is current to November 2015.  No leasing or rental roll information is available 
for the basement unit in 67 Mutual.  

Current rents for the 12 residential units outlined in the Rent Rolls were assessed against the 
rent ranges outlined in the City of Toronto’s 2015 Rental Housing Demolition and Conversion 
application form.  The City of Toronto sets the ranges for affordable units, mid-range units and 
high-end units by unit type (number of bedrooms) for rental accommodation in the City based upon 
CMHC average market rents. These categories and the 2015 values that are set out by the City 
apply to all Rental Housing Demolition and Conversion applications as follows.

As defined by the City of Toronto, the rents are calculated based upon gross monthly rent including 
utilities, but not including parking or cable television fees. With 3 exceptions, rents in these buildings 
include all utilities.  For those 3 units utilities are extra, with the utilities estimated on the basis of 
actual bills paid by the previous owner for the remaining units on Mutual Street.

Rent has been set in this calculation as the “base” rent exclusive of parking and cable television 
charges.  Based upon the current rents, the residential units are classified as follows:

Unit Type Affordable Rent Mid-Range Rent High-End Rent

Bachelor $899 or less $900 to $1,348 $1,349 or more

One Bedroom $1,071 or less $1,072 to $1,606 $1,607 or more

Two Bedroom $1,264 or less $1,265 to $1,895 $1,896 or more
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Of the 12 residential rental units currently located on the Subject Lands, 7 have rents that fall within 
the affordable category and replacement rents shall remain within that category, which is less than 
$899 for bachelor unit, less than $1,071 for a one bedroom unit and less than $1,264 for a two 
bedroom unit.  The basement unit of 67 Mutual is currently being used by Watch Service Centre 
of Canada for storage of stock.  There is not any lease information or details available regarding 
this arrangement, so as a conservative measure, this unit is assigned to the “affordable” category.

Four of the existing units have rents that fall within the mid-range category and replacement rents 
shall remain within that category which is between $899 and $1,348 for a bachelor unit, $1,071 to 
$1,606 for a one bedroom unit and $1,265 to $1,895 for a two bedroom unit. 

One of the existing units is a 2 bedroom unit with a high-end rent that is above the mid-range upper 
limit of $1,895 and that unit does not have any limitation on the rent that can be charged.

Overview of Residential Units by Unit Type and Rent Category - 63, 65, 67, 69 & 71 Mutual Street
Address/Unit Type Affordable Units Mid-Range Units High-End Units Total

1 0 0 1
0 2 0 2
1 2 0 3

1 0 0 0
0 0 1 2
1 0 1 2

0 0 0 0
3 0 0 3
3 0 0 3

0 1 0 1
1 0 0 1
1 1 0 2

0 0 0 0
1 1 0 2
1 1 0 2

63-71 Mutual Street Rent Category Summary
Affordable Units Mid-Range Units High-End Units Total

1 0 0 1
1 3 0 4
5 1 1 7
7 4 1 12

1 Bedroom

Subtotal

Grand Total

69 Mutual Street
1 Bedroom

71 Mutual Street
1 Bedroom

Subtotal

1 Bedroom
2 Bedroom

Bachelor

Subtotal
2 Bedroom

2 Bedroom

2 Bedroom

Unit Type

67 Mutual Street

63 Mutual Street
Bachelor

1 Bedroom
Subtotal

65 Mutual Street
1 Bedroom
2 Bedroom

Subtotal
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Proposed Rental Replacement 
Approach5

5.1 Applicant to Replace Residential Rental Units on Site

The proposed redevelopment will require demolition of the existing 5 residential buildings containing 
12 rental units currently located on the Subject Lands.  The existing 5 house-form buildings will be 
replaced with a more intense, high-rise residential building form.  

The scale of the proposed development is such that it will enable complete replacement of the 
existing rental units on site and their integration within a new development that will contribute to 
desirable growth and an appropriate urban structure through intensification in accordance with 
Provincial and local planning policies.

Replacement of existing units on the Subject Lands is appropriate, desirable and conforms to the 
policies of the Official Plan.  In our view, it is also desirable from a neighbourhood continuity and 
community building perspective to have the existing rental units replaced on the same site, on the 
same street and in the same neighbourhood, but within the context of a more intense built form, as 
this helps achieve other broad planning objectives and policies.

The Applicant is committed to providing rental replacement units in a manner that is appropriate 
and that addresses the City’s rental housing protection and replacement policies and protocols.  
The Applicant wishes to approach the replacement of these units in a forthright manner by setting 
out as much of the information with as much specificity at the beginning of the project’s planning, 
design, approvals and consultative processes as possible.

5.2 Replacement Rental Units Will be Consolidated on the 3rd Floor

Within the proposed development, it is intended that the entire 3rd level of the building’s podium be 
dedicated to the rental replacement component.  This means that all 12 of the existing residential 
rental units are to be established on one level and at one location.

The podium is a preferred location for rental replacement over the upper floors in the tower portion 
of the building as it provides for a slightly larger floorplate.  This will allow the Applicant to utilize 
this greater amount of square footage and to have more flexibility to achieve a higher ratio of 
replacement square footage to demolished square footage than would occur in the tower.

Given that all of the existing units are grade-related, replacement on the 3rd level also means 
that units are located relatively close to the street level, making access to the outdoors for those 
residents easier, particularly for those with pets.  Further, existing or similar views to the park that 
are currently available will be maintained from the proposed west facing units.
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Consolidating all 12 of the rental replacement units in one location and on one floor of the proposed 
building is beneficial and logical for both the Applicant and the City as it will help to streamline the 
implementation process for these units, including their approval, delivery and regulation, as well as 
with their on-going, administration and management activities. 

5.3 Consideration of Existing Conditions and New Units 

The existing residential rental units are located in house-form buildings originally constructed as 
either semi-detached houses or townhouses, but that were later converted into duplexes or tri-
plexes.  

These house-form dwellings were originally constructed between about 1870 and 1880 and 
although they have been updated over time, some of the units have dated or limited functional 
elements (such as kitchens or bathrooms) or may lack certain amenities associated with more 
contemporary structures.

The existing house-form structures make extensive use of internal hallways and staircases to 
subdivide the space and to provide access to individual rooms and many of the units are spread 
over two or three storeys.  The layout or demising of these units produces some inefficiencies and 
results in underutilized space.

A number of the units within the existing structures are basement spaces and have limited windows 
and therefore limited views and access to natural light.  A number of the units rely upon shared 
laundry facilities.

Being a new development, the new rental units will have some benefits and advantages over the 
existing residential rental units that are being replaced.  The building will be a newly-constructed, 
contemporary building with up-to-date and efficient mechanical and electric systems including 
heating, cooling, ventilation, wiring, telecommunications and life-safety systems.  

The building will also include covered and heated parking and secure bicycle parking.  Amenities 
in the building will include a full gym with emphasis on resistance training, lounge/entertainment space, 
business/student centre/meeting room, sound booth (gaming, wireless music, karaoke and movie 
screening), pet spa (do-it-yourself), bike garage (tools to repair bikes), tool library and a locker access 
concierge service.

All individual units within the proposed building will be located above grade and will contain large 
windows that will allow more natural light to infiltrate into the units.  Some units will have views 
directly onto Arena Gardens Park.  All units will also have individual climate systems and controls 
(heating and cooling), new windows, proper sound and thermal insulation and a full range of new 
and efficient appliances, including dishwashers and in-suite laundry facilities. 
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5.4 Analysis of Proposed Rental Replacement Units

In accordance with the policies of the Official Plan, the Applicant proposes to replace the 12 
existing rental units with the same number and type of units and at similar rents.  However, the size 
of the proposed units will be slightly smaller than the size of existing units.

The ability to achieve 100 percent replacement in this instance is limited by the objective of 
consolidating and locating all replacement units together on the 3rd floor and the size of that floor 
plate.  However, looking at the overall amount of space that is to be replaced, it will achieve a ratio 
of more than 90% of the overall floor area of the existing units.

In our opinion, this is a reasonable replacement ratio considering that all of the new units are now 
located above grade and that there are no longer any basement units.  Individual units are now in 
an apartment form and all one level, as opposed to be spread out over several floors.  This means 
that layouts will be more efficient and there will be less wasted space.

The slightly smaller size of some of the units may be off-set by the ability to have access to and 
enjoy the significant common and amenity areas in the building as well as the various benefits and 
advantages offered by a new building or new construction described in the previous section.

The proposed development, including the 3rd floor layout and individual replacement rental units 
are shown on the figures on the following pages and the analysis of the existing and proposed unit 
counts and sizes and the ratios of demolished to replaced floor space are summarized and shown 
in the table on page 22.
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Proposed Rental Replacement Approach and Analysis

Address Unit Level Bedrooms Total GFA 
(ft²)

Total GFA 
(m²)

Proposed 
Unit Bedrooms Total GFA 

(ft²)
Total GFA 

(m²)
Ratio Floor Area 
Replaced (%)

63 Mutual St.  Basement Basement Bachelor 678 63 302 Bachelor 567 53 84%

63 Mutual St.  1 Main Floor 1 Bedroom 678 63 301 1 Bedroom 686 64 101%

63 Mutual St.  2 2nd Floor 1 Bedroom 664 62 312 1 Bedroom 600 56 90%

65 Mutual St. Basement Basement 1 Bedroom 653 61 307 1 Bedroom 579 54 89%

65 Mutual St. 1 Main & 2nd Floors 2 Bedroom 1,388 129 311 2 Bedroom 1,236 115 89%

67 Mutual St. Basement Basement 2 Bedroom 665 62 306 2 Bedroom 605 56 91%

67 Mutual St. 1 Main Floor 2 Bedroom 655 62 308 2 Bedroom 594 55 89%

67 Mutual St. 2 2nd Floor 2 Bedroom 656 61 303 2 Bedroom 742 69 113%

69 Mutual St. A Basement & Main Floors 1 Bedroom 1,181 110 304 1 Bedroom 923 85 79%

69 Mutual St. B 2nd & 3rd Floor 2 Bedroom 832 77 309 2 Bedroom 734 68 78%

71 Mutual St. A Basement & Main Floors 2 Bedroom 1,219 113 310 2 Bedroom 1,065 99 87%

71 Mutual St. B 2nd & 3rd Floor 2 Bedroom 868 81 305 2 Bedroom 793 74 91%

Total Area 
ft²

Total Area
 m²

Total Area 
ft²

Total Area 
m²

Replacement 
Percentage

Total Units 12 10,147 943 Total Units 12 9,129 848 90%

846 79 761 71

Existing Residential Rental Units 63‐71 Mutual Street Proposed 3rd Floor Rental Replacement Units

 Average Unit Size

There is currently one bachelor unit, four 1-bedroom units and seven 2-bedroom rental units in 
the five buildings.  The Applicant proposes to replace all 12 units and provide the same number of 
bachelor, one and two bedroom units. 

The total square footage of the existing 12 rental units is 943 square metres (10,147 ft2).  The 
applicant proposes to replace a total of approximately 848 square metres (9,129 ft2) of space within 
the 12 new units on the 3rd floor, which equals an overall replacement ratio of about 90% of the 
overall existing space.

The existing rental units range in size from about 61 square metres (656 ft2) to 129 square metres 
(1,388 ft2) and the existing average unit size is 79 square metres (846 ft2).  The applicant proposes 
to provide for new units that range in size from 53 square metres (567 ft2) to 115 square metres 
(1,236 ft2) and an average unit size of 71 square metres (761 ft2).  
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5.5 Preliminary Terms for Rental Housing Replacement

The Applicant will replace the existing 12 residential rental units with 12 new residential rental 
units, based on the following preliminary terms:

• A total of 12 rental housing replacement units will be constructed by the Applicant as replacement 
for the units to be demolished;

• The Applicant will provide all units at the 3rd level of the proposed building to be located at 59-
71 Mutual Street;

• The Applicant will provide one bachelor unit, four 1-bedoom units and seven 2-bedroom units;

• The Applicant will replace a minimum of 90% of the total area of all of the existing 12 rental 
units;

• Tenants of the 12 rental housing replacement unit shall have access to all of the amenity and 
common areas enjoyed by the condo residents;

• The applicant shall provide 12 bicycle storage spaces for the use of the tenants residing within 
the rental replacement units;

• The Applicant shall provide in-suite laundry facilities in each of the rental replacement units;

• All new units will be maintained as rental units for a period of ten years and during that time 
rents will charged at a similar level to the previous units and guaranteed not to exceed increases 
beyond those set out in Provincial Rent Increase for a period of 10 years;

• In accordance with Toronto Official Plan policy 3.2.1.6(b)(iii), the Applicant will formulate an 
acceptable tenant relocation and assistance plan to be offered to all existing tenants at the time 
of demolition notice; and,

• Existing tenants may return upon completion of the proposed building.

5.6 Tenant Relocation and Assistance Plan

In accordance with Toronto Official Plan policy 3.2.1.6(b)(iii), the tenant relocation and assistance 
plan to be offered to all existing tenants at demolition notice time will consist of the following 
elements:
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• Compensation equal to 3 months rent

• Additional compensation based upon length of occupancy as follows:

- Tenants residing in building 1 to 5 years – equivalent of 1 month

- Tenants residing in building 5 to 15 years – equivalent of 2 months rent

- Tenants residing in building longer than 15 years – equivalent of 3 month

• Moving allowance of $1,500 to cover expenses

• Additional moving allowance for returning tenants of $1,500

• Six (6) months notices for tenants to vacate

• Additional compensation for the elderly and special needs patients
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Planning Policy Framework6
6.1 Provincial and Local Housing Policy

Applicable policies of the Provincial Policy Statement, the Growth Plan for the Greater Golden 
Horseshoe, and the City of Toronto Official Plan are set out in more detail in the Planning Justification 
Report. 

The following provides brief overview of those policies as they relate to Housing and the removal 
of rental housing units on the Subject Site.

Policy 1.4.3(b)(1) of the Provincial Policy Statement requires that an appropriate range of housing 
types and densities be provided to meet the projected requirements of current and future residents 
by facilitating all forms of housing needed to meet the social, health and well-being requirements 
of current and future residents, all forms of intensification, residential intensification, efficient use 
of infrastructure, land, resources, public facilities and the use of transit and active transportation.

Policy 2.2.3(6) of the Provincial Growth Plan requires municipalities to implement a strategy to 
achieve intensification by planning for a range and mix of housing, identifying intensification areas, 
urban growth centres and major transit station areas as key areas of focus for development and 
facilitating and promoting intensification. Section 3.2.6, Community Infrastructure also encourages 
formation of a housing strategy to meet the needs of all residents, including the need for affordable 
housing – both home ownership and rental housing. The housing strategy will include the planning 
and development of a range of housing types and densities to support the achievement of the 
intensification target and density targets.

Policy 3.2.1(6) of the Toronto Official Plan addresses development proposals that involve removal 
of six or more rental units:

3.2.1(6) New development proposals that would have the effect of removing all or part of a 
private building or related group of buildings, and would result in the loss of six or 
more rental housing units, will not be approved unless:

 a)  all of the rental housing units have rents that exceed mid-rang rents at the  
 time of the application, or

 b) in places where planning approvals other than site plan are sought, the  
 following are secured:

(i) at least the same number, size and type of rental housing units are 
replaced and maintained with rents similar to those in effect at the time 
the development application is made;
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(ii) for a period of at least 10 years, rents for replacement units will be 
the rent at first occupancy increased annually by not more than the 
Provincial Rent Increase Guideline or a similar guideline as Council 
may approve from time to time;

(iii) an acceptable tenant relocation and assistance plan addressing the 
right to return to occupy one of the replacement units at similar rents, 
the provision of alternative accommodation at similar rents, and other 
assistance to lessen hardship.
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Analysis7
The proposed development is consistent with the policies of the Provincial Policy Statement 
related to housing under Section 1.4, more specifically policies 1.4.3 (b), (c) and (d) regarding the 
provision of a range and mix of housing, intensification, directing development to locations with 
existing services and infrastructure and promoting housing at densities that use land, resources, 
infrastructure and services and that support the use of active transportation and transit where it 
exists or is to be developed.

The proposed development conforms to the policies of the Growth Plan related to housing 
under policy 2.2.2 regarding growth management and 2.2.3 under general intensification, which 
encourages and promotes intensification and the achievement of higher densities. Policy 3.2.6(6), 
Community Infrastructure, encourages formation of a housing strategy to meet the housing needs 
of all residents, including affordable housing, and supports the development of a range of housing 
types and densities to support intensification targets and density targets. Similar to the PPS, these 
policies will be achieved by the maintenance of rental units within the context of increased density 
on-site, thereby meeting the policies of the Growth Plan.

The proposed development is also consistent with the policies of the City of Toronto Official Plan 
relating to housing, including policies 3.2.1.1 and 3.2.1.2 and policy 3.2.1.6.

Policies 3.2.1.1 and 3.2.1.2 require that a full range of housing in terms of form, tenure and 
affordability across the City and within all neighbourhoods, will be provided and maintained, 
including ownership and rental housing, affordable and mid-range rental and ownership housing.  
The proposed development will provide both ownership and rental housing on site and will maintain 
housing with rents at affordable and mid-range rents that will be guaranteed by the Applicant at 
those levels for a minimum period of 10 years.

Similarly, policy 3.2.1.1 requires that the existing stock of housing will be maintained and replenished. 
The proposed development will conform to this policy through the maintenance of the number of 
existing units as well as through the replenishment of the housing stock with the new units that will 
come on board .

Policy 3.2.1(6) of the Toronto Official Plan addresses development proposals that involve removal 
of six or more rental units.

3.2.1(6)  New development proposals that would have the effect of removing all or part of a 
private building or related group of buildings, and would result in the loss of six or 
more rental housing units, will not be approved unless:

a) all of the rental housing units have rents that exceed mid-range rents at the 
time of the application, or
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b) in places where planning approvals other than site plan are sought, the 
following are secured:

i)  at least the same number, size and type of rental housing units are 
replaced and maintained with rents similar to those in effect at the time 
the development application is made;

ii)  for a period of at least 10 years, rents for replacement units will be 
the rent at first occupancy increased annually by not more than the 
Provincial Rent Increase Guideline or a similar guideline as Council 
may approve from time to time

iii)  an acceptable tenant relocation and assistance plan addressing the 
right to return to occupy one of the replacement units at similar rents, 
the provision of alternative accommodation at similar rents, and other 
assistance to lessen hardship.

This application does have the effect of removing more than 6 rental units from a related group of 
buildings and not all of the units have rents that exceed mid-range rents at the currently defined level, 
therefore this policy applies.  Consistent with the policy, the proposal involves full replacement of 
the 12 rental units and satisfies the requirements of (i), (ii) and (iii) through the proposed approach 
outlined above.
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Conclusions8
Based upon our comprehensive review as summarized and set out within this Housing Issues Report, 
it is our opinion that the proposed development conforms to or is consistent with the objectives and 
policies of the PPS, the Growth Plan and the City of Toronto Official Plan with respect to housing.

The Applicant will provide for the replacement of all 12 of the residential rental units in a manner 
consistent with the policies of the Official Plan, resulting in the replacement of these existing rental units 
with contemporary and comfortable units with current services and amenities.

Further, existing tenants will receive a generous tenant assistance and relocation package that exceeds 
minimum requirements under the Landlord and Tenant Act.

It is our opinion that the proposed development and the proposed approach to the rental housing 
replacement is policy compliant, appropriate and desirable, in the public interest and represents good 
planning.
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Rent Roll provided under separate cover
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