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1.0  INTRODUCTION

This Planning and Urban Design Rationale report has been prepared 
in support of an application by Dundas Residences Inc. to amend 
City of Toronto Zoning By-law 438-86, as amended, and the new 
City-wide Zoning By-law 569-2013 with respect to a 0.12 hectare site 
located at the southeast corner of Jarvis Street and Dundas Street 
East (see Figure 1, Aerial Photo).

The proposed rezoning would permit a 47-storey residential 
condominium tower (with a height of 145.4 metres, including 
mechanical penthouse), containing 534 units and 186 square metres 
of ground floor retail space. 

The report concludes that the proposed redevelopment is supportive 
of the policy framework expressed in the Provincial Policy Statement, 
the Growth Plan for the Greater Golden Horseshoe and the Toronto 
Official Plan, and is generally in keeping with the relevant urban 
design guidelines. 

From a land use perspective, the proposal is supportive of numerous 
policy directions promoting intensification of underutilized sites 
within built-up areas, particularly in locations that are well served 
by existing municipal infrastructure, including public transit.  The 
subject site is located in the Downtown, which has been identified 
as an Urban Growth Centre in the Growth Plan for the Greater 
Golden Horseshoe.  The redevelopment proposal will support the 
reurbanization policies and objectives of the Official Plan.

The proposed development represents a significant reinvestment in 
the ongoing revitalization of the Downtown East area, consistent with 
the policy directions emerging from the Downtown East Planning 
and Heritage Conservation District studies and the proposed 
Garden District Site and Area Specific Policy (proposed Official Plan 
Amendment No. 82).

From an urban design perspective, the proposed tower height 
and massing will fit harmoniously within the existing and planned 
built form context along the Jarvis Street corridor, while the four-
storey podium will help define the pedestrian realm and provide 
street animation at the Jarvis and Dundas Street intersection.  The 
proposed development conforms with the built form and massing 
policies of the Official Plan, and is generally in keeping with the 
relevant urban design guidelines and the emerging policy directions 
for the Garden District.
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Figure 2 - Location Map
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2.0  SITE & SURROUNDINGS

Subject site, view from northwest corner of 
intersection

Subject site, view from north side of Dundas Street 
East

Subject site, view from west side of Jarvis Street

2.1 Site

The subject site is located at the southeast corner of Jarvis Street 
and Dundas Street East, and is comprised of the properties located 
at 175-191 Dundas Street East and 235 Jarvis Street (see Figure 2, 
Location Map).

The site is generally rectangular in shape and has an area of 
approximately 1,191 square metres (0.29 acres), with frontages 
of approximately 30.9 metres on Jarvis Street and 38.2 metres on 
Dundas Street East.  

The site consists of three separate parcels:

• The parcel at the immediate corner of Jarvis Street and 
Dundas Street East (175-189 Dundas Street East) has an area 
of 483 square metres with a frontage of 32.14 metres on 
Dundas Street East and contains three 2-storey commercial 
buildings.  The buildings are currently occupied by a Tim 
Hortons restaurant at 175 Dundas (ground floor), a dance 
studio at 179 Dundas (2nd floor), New Bilan restaurant and 
Cash Smart cheque cashing (183 Dundas), Zak’s Convenience 
(189 Dundas), and three apartment units on the 2nd floor 
(one at 183 Dundas and two at 187 Dundas).

• The easterly parcel (191 Dundas Street East) has an area 
of approximately 91.5 square metres and a frontage of 
6.10 metres on Dundas Street East, and is developed with 
a 3-storey converted dwelling.  The building is currently 
occupied by Sum Coco Hair Salon and Spa on the ground 
floor, with two apartment units on the upper levels (one of 
which is currently vacant). 

• The southerly parcel (235 Jarvis Street) has an area of 615.3 
square metres with a frontage of 15.74 metres on Jarvis 
Street and contains a 2-1/2 storey commercial building, set 
back from the street with a deck in front, and a 3-storey 
building to the rear, joined by a 2-storey link.  It is currently 
occupied by a restaurant (Café Shishalicious) in the building 
fronting Jarvis Street and a licensed rooming house in the 
rear building.

The site is served by a driveway that runs east from Jarvis Street at 
the rear of the building at 175-179 Dundas Street East.  Virtually all 
of the site is currently covered by buildings, with the exception of a 
small yard to the rear of 191 Dundas Street East, which contains a 
single tree.  There are two small street trees along the Jarvis Street 
frontage, and no street trees along the Dundas Street frontage.
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2.2 Surroundings

Jarvis Street is a major north-south arterial street with a mix of 
residential, institutional and commercial uses.  Existing and approved 
building heights within the Jarvis Street corridor range up to 49 
storeys.  The pattern of development includes a number of existing, 
approved and proposed tall buildings, interspersed with low- and 
mid-rise buildings (see Figure 3, Height Map).

Jarvis Street was created from the sale of Samuel Jarvis’ Hazelburn 
estate and surrounding lands in 1845.  It was originally called New 
Street and extended only as far as Wellesley Street in the north.  
Today, Jarvis Street is a five-lane arterial road, with a reversible 
centre lane, which acts as a primary commuter route and extends 
from Bloor Street to Queens Quay East.  South of Front Street, it 
continues as Lower Jarvis Street.

Jarvis Street looking south

Jarvis Street is home to several parks including Moss Park and Allan 
Gardens.  Major landmarks on or near Jarvis include Jarvis Collegiate 
Institute, Rogers Building, Ontario Government Office Building, St. 
Lawrence Market and St. Lawrence Hall.  Other buildings include 
churches, mansions and major institutions such as Ryerson University 
and the National Ballet School. 

Dundas Street East and West is a major and historic east-west street 
in the central city, connecting Ryerson University and residential 
neighbourhoods to the east with the subway and commercial, retail 
and institutional uses between Yonge Street and University Avenue, 
to the Art Gallery of Ontario, OCAD University, Chinatown and 
residential neighbourhoods to the west. 
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Historically, it was one of the earliest streets and highways in Upper 
Canada, extending west from Yonge Street to London, Ontario and 
extending east to Kingston Road, which continued to Kingston, 
Ontario.  Today, Dundas Street East between Yonge Street and Jarvis 
Street is a street that is in continuing need of urban improvement.  It 
has been long characterized by rundown and underutilized buildings 
and vacant lots, a poor quality of streetscape and a low perception 
of public safety. 

Over the past few years a number of promising developments 
have occurred along the stretch of Dundas Street from Yonge-
Dundas Square to Jarvis Street, which are contributing to the urban 
rehabilitation of Dundas Street.  Its junction with Yonge Street to the 
west has been revitalized by the City of Toronto with the creation of 
the major public space, Yonge-Dundas Square, and related building 
development adjacent.  As the major landowner in the area, Ryerson 
University has expanded and redeveloped its urban campus as well.  
Nonetheless, many vacant sites continue to exist, the urban character 
of the street remains poor and the street represents an important 
opportunity for improvement and intensification.

To the immediate south of the site is The Grand Hotel and Suites 
(225 Jarvis Street), which is 14 storeys in height (69 metres to the top 
of the mechanical penthouse).  It was formerly the RCMP’s Toronto 
headquarters prior to being converted to hotel use in 1993.  The 
building is sited on a large property which extends back to George 
Street.  The building is set back from Jarvis Street, with a layby in 
front and a stairway leading up to the front entrance.  A 4-storey 
wing is located along the north façade of the 14-storey tower, with 
a row of surface parking to the north of the building along the south 
limit of the subject site.  

Heritage-listed row houses, 207 - 219 Jarvis 
Street

102 Shuter StreetGrand Hotel, 225 Jarvis Street
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To the south of The Grand Hotel are several heritage-listed row 
houses (207-219 Jarvis Street).  At the northeast corner of Jarvis 
Street and Shuter Street is a commercial parking lot, which was 
rezoned in 2010 to permit a 20-storey hotel building (203 Jarvis 
Street), and directly east, a vacant site (formerly Walnut Hall) which 
was recently approved for a 14-storey residential building, now 
under construction (102 Shuter Street).

Further to the southeast are the Moss Park Armoury grounds at the 
southeast corner of Jarvis Street and Shuter Street (130 Queen Street 
East) and Moss Park, a signature City park, which together occupy 
the city block bounded by Jarvis Street, Shuter Street, Sherbourne 
Street and Queen Street East.

Directly west of the subject site, at the southwest corner of Jarvis 
and Dundas Street East, is an approved 42-storey residential 
building (146.2 metres, including mechanical penthouse), including 
a 7-storey podium (Pace Condominium, 155 Dundas Street East).  
The building will include approximately 384 residential units and is 
currently under construction.  

Pace Condominium (under construction), 155 Dundas Street East

Immediately south of the Pace development is an existing 14-storey 
condominium building (192 Jarvis Street), completed in 1983.  
Further south is a commercial parking lot that is proposed to be 
developed with a 30-storey student residence for Ryerson University, 
containing 191 units with 593 student beds (186-188 Jarvis Street).  
The rezoning application for the 186-188 Jarvis redevelopment 
has been recommended for approval by Community Council at its 
meeting on August 12, 2014.

Pace Condominium (artists rendering), 155 
Dundas Street East
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To the northwest is a large surface parking lot at the northwest corner 
of Jarvis Street and Dundas Street owned by Ryerson University (202 
Jarvis Street) and a 9-storey Ontario Government office building, 
formerly the Sears head office building (222 Jarvis Street).  Beyond 
that is the Ryerson University campus, generally bounded by Gerrard 
Street to the north, Jarvis Street to the east, Dundas Street to the 
south, and Yonge Street to the west. 

202 Jarvis Street (foreground) and 222 Jarvis Street (background)

To the north of the subject site is an existing 9-storey Hilton Garden 
Inn hotel at 200 Dundas Street East (northeast corner of Jarvis Street 
and Dundas Street East).  A rezoning was approved in 2013 to permit 
the redevelopment of the site with a 45-storey residential tower 
fronting on Jarvis Street (145 metres in height, including mechanical 
penthouse) and a 16-storey mid-rise element extending along 
the Dundas Street frontage, articulated with a 6-storey base.  The 
proposed redevelopment is referred to as Dundas Square Gardens.

Hilton Garden Inn (future site of Dundas Square Gardens), 200 Dundas 
Street East

Dundas Square Gardens (artists rendering), 200 
Dundas Street East 
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Smokes Poutinerie, 203 Dundas Street East

North of the Dundas Square Gardens site is a housing complex 
comprising the TCHC Jarvis Street Housing building at 261 Jarvis 
Street (7 storeys), the Jarvis-George Housing Co-op at 279 Jarvis 
Street (10 storeys) and the Jenny Green Co-operative Homes at 300 
George Street (5 storeys).

TCHC Jarvis Street Housing, 261 Jarvis Street

Further north are several existing and proposed towers, including 
a 15-storey residential building at 256 Jarvis Street (The Quarters), 
an 18-storey residential building at 296 Jarvis Street (Metropolitan 
Essex), a proposed 43-storey tower at 308 Jarvis Street, the 22-storey 
Primrose Hotel (111 Carlton Street) and the Radio City complex at 
285 Mutual Street, including 25-storey and 30-storey towers.  On 
the east side of Jarvis Street, occupying virtually the entire block 
bounded by Jarvis Street, Carlton Street, Sherbourne Street and 
Gerrard Street, is Allan Gardens, a signature City park.

To the immediate east of the site is a grouping of low-rise buildings 
at the southwest corner of Dundas Street East and George Street.  
To the east of the site along Dundas is a 3-storey converted dwelling 
at 197 Dundas Street East, used as offices for Le Regroupement 
des Femmes Immigrants Francophones (REFIF), and a 3-storey 
commercial/residential building at the corner of Dundas Street and 
George Street, including Smoke’s Poutinerie on the ground floor 
(203 Dundas Street East).  To the south along George Street are 
four properties backing onto the subject site (a 3-storey apartment 
building at 276 George Street, a 2-1/2 storey multiple unit dwelling 
at 274 George Street and a pair of 4-storey semi-detached dwellings 
at 270-272 George Street.

Further east is an elementary school (Ecole Gabrielle Roy at 14 
Pembroke Street), which backs onto George Street, with a heavily 
treed green space located along its north property limits and a 
school playground located further south.  Uses along Dundas Street 



east of George Street include a mix of commercial and residential 
buildings, an apartment building and surface parking lots.  Low-
rise residential neighbourhoods are located to the southeast and 
northeast, generally extending from Pembroke Street easterly. 

École Gabrielle-Roy (view from George Street), 14 Pembroke Street

10
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2.3 Transportation

Jarvis Street is a north-south Major Arterial road, currently with a 
five-lane cross section.  Parking is prohibited on both sides of the 
street.  On Map 3 of the Official Plan, the right-of-way for Jarvis 
Street is shown as 23 metres.  Dundas Street is an east-west Major 
Arterial road with a four-lane cross section and a 20-metre right-of-
way.  Parking is also prohibited on both sides of the street.

From a transit perspective, the subject site has excellent access to 
rapid transit and surface transit services.  The Dundas subway station 
is located within an approximate 525-metre walk of the subject site.  

Streetcar service is provided along Dundas Street on the 505 line, 
which runs from the Dundas West subway station along Roncesvalles 
Avenue, Dundas Street and Broadview Avenue to the Broadview 
subway station.  It runs east-west along Dundas Street East at regular 
intervals and connects to the Yonge-University subway line.  The 141 
Downtown/Mount Pleasant Express bus route runs from the corner 
of Adelaide Street and Peter Street to the south up Jarvis Street to 
Mount Pleasant Road and Eglinton Avenue to the north (see Figure 
4, TTC Map).

Figure 4 - TTC Map
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3.0  THE PROPOSAL

3.1 Description of the Proposal

The proposed 47-storey residential tower, including a 4-storey 
podium, includes approximately 534 units, a residential gross floor 
area of 34,365 square metres, 1,068 square metres of indoor amenity 
space, and 186 square metres of ground floor commercial space.

The ground floor commercial space frames the corner of Jarvis Street 
and Dundas Street East with direct access from the public sidewalk 
along Jarvis Street.  The pedestrian entrance to the residential tower 
is located along the Dundas Street East frontage.  The entrance will 
open to an internal vestibule and into the main lobby (see Figure 5).

The 4-storey podium frames the street edges of Jarvis Street and 
Dundas Street East.  Along Jarvis Street, the podium is set back 1.7 
metres in order to achieve a minimum 6.0 metre wide sidewalk zone.  
The 2nd to 4th floors of the podium step back along the southeast 
edge to create an outdoor amenity terrace and balcony that adjoins 
the indoor amenity space located on the second and third floors.  
The podium is also stepped back 1.7 metres at the 2nd floor along 
the Dundas Street frontage and 1.3 metres at the 3rd floor along the 
Jarvis Street frontage, creating additional outdoor amenity terraces 
in those locations.  

The tower element is set back approximately 5.4 metres from the 
southerly property line and 3.0 metres from the easterly property 
line.  Along Dundas Street, the tower will be stepped back 0.8 
metres above the podium, for a total setback of 2.5 metres, while 
the tower setback from Jarvis Street will be 3.0 metres, in line with 
the upper floors of the podium.  Continuous projecting balconies 
will be located along the north and south building faces.  The 
tower facades will be articulated with the use of repeating 8-storey 
segments, featuring alternating 2-storey insets, to create a distinctive 
architectural treatment.

The proposed tower has a floor plate of 750 square metres, and a 
300 square metre green roof area is proposed on the roof top of 
the mechanical penthouse.  The mechanical penthouse is situated 
within the southeast portion of the tower floorplate, set back from 
the Jarvis Street and Dundas Street frontages.  The building height is 
47 storeys (138.4 metres to the top of the 47th floor) plus a 7.0 metre 
mechanical penthouse, for a total building height of 145.4 metres.
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Figure 5 - Ground Floor Plan
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Residential Units and Amenity Space

A total of 534 residential units are proposed, with a mix of 43 bachelor 
units (8%), 179 one-bedroom units (33.5%), 220 one-bedroom + den 
units (41%), 47 two-bedroom units (8.5%), 3 two-bedroom + den 
units (1%), and 42 three-bedroom units (8%).

A total of 1,068 square metres of indoor amenity space will be 
provided, equivalent to 2.0 square metres per unit.  A total of 386 
square metres of outdoor amenity space will be provided in the 
form of terraces on the second and third floors.  Specifically, amenity 
space is proposed as follows:

• approximately 560 square metres of indoor amenity space 
on the second floor;

• approximately 508 square metres of indoor amenity space 
on the third floor;

• approximately 166 square metres of outdoor amenity space 
on the second floor; and

• approximately  220 square metres of outdoor amenity space 
on the third floor.

Access and Parking

Vehicular ingress/egress is located on Jarvis Street at the southwest 
corner of the site and will provide access to the underground parking 
garage ramp and the at-grade garbage/loading area.  The garbage/
loading area, including a Type ‘G’ loading space and a Type ‘C’ 
loading space, is located within the building footprint and will be 
screened from the street.

The proposal provides 80 parking spaces in a 3-level underground 
garage.   A total of 59 visitor bicycle spaces will be provided at grade, 
while 480 resident bicycle spaces will be located on the mezzanine 
level above the ground floor.
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3.2 Key Statistics

Site Area 1,191 m2 (0.29 acres)
Total GFA 34,551 m2

FSI 29.0
Height 47 storeys (138.4 m + 7.0 m mechanical penthouse)
Residential Units 534
Indoor Amenity Space 1,068 m2

Outdoor Amenity Space 386 m2

Car Parking Spaces 80
Bicycle Parking Spaces 539

3.3 Required Approvals

The proposed residential uses and ground floor commercial uses 
are permitted by the applicable Mixed Use Areas designation in the 
Official Plan; accordingly, no Official Plan Amendment is required.

The proposal requires an amendment to the City of Toronto Zoning 
By-law 438-86, as amended, and the new City-wide Zoning By-
law 569-2013, in order to increase in the permitted height and 
density and to revise other development regulations as necessary to 
accommodate the proposal.
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West Elevation
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4.0  POLICY & REGULATORY CONTEXT

4.1 Provincial Policy Statement

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

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

In particular, Policy 1.1.3.2 of the PPS promotes densities and a mix 
of land uses, which efficiently use land, resources, infrastructure 
and public service facilities and are transit-supportive, where transit 
is planned, exists or may be developed.  Policy 1.1.3.3 provides 
that planning authorities shall identify and promote opportunities 
for intensification and redevelopment, where this can be 
accommodated taking into account existing building stock or areas 
and the availability of suitable existing or planned infrastructure 
and public service facilities.  In addition, Policy 1.1.3.4 promotes 
appropriate development standards, which facilitate intensification, 
redevelopment and compact form, while avoiding or mitigating risks 
to public health and safety.

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

In addition, the efficient use of infrastructure (particularly transit) is 
a key element of provincial policy (Sections 1.6.3, 1.6.5 and 1.6.7). 
With respect to transportation systems, Policy 1.6.7.4 promotes a 
land use pattern, density and mix of uses that minimize the length 
and number of vehicle trips and support the current and future use 
of transit and active transportation.
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Policy 1.7.1 of the PPS states that long-term prosperity should be 
supported by optimizing the use of land, resources, infrastructure 
and public service facilities, maintaining and enhancing the vitality 
and viability of downtowns and mainstreets, and encouraging a 
sense of place by promoting well-designed built form and cultural 
planning.

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

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

4.2 Growth Plan for the Greater Golden Horseshoe

The Growth Plan for the Greater Golden Horseshoe (the “Growth 
Plan”) came into effect June 16, 2006. Section 3(5) of the Planning 
Act required that all decisions that affect a planning matter shall 
conform to the Growth Plan. Policy 5.4.1(1) provides that the Growth 
Plan, including context sections, policies, definitions and schedules, 
should be read in its entirety and all relevant policies are to be 
applied to each situation.

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

“... Better use of land and infrastructure can be made 
by directing growth to existing urban areas. This Plan 
envisages increasing intensification of the existing 
built-up area, with a focus on urban growth centres, 
intensification corridors, major transit station areas, 
brownfield sites and greyfields. Concentrating new 
development in these areas also provides a focus for 
transit and infrastructure investments to support future 
growth.”
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The subject site would be considered an “intensification area” 
pursuant to the Growth Plan (i.e. a focus for accommodating 
intensification), given that it is located within both the Downtown 
Toronto “urban growth centre”.

The introduction in Section 2.1 goes on to say:

“... It is important to optimize the use of the existing land 
supply to avoid over-designating new land for future urban 
development. This Plan’s emphasis on intensification and 
optimizing the use of the existing land supply represents 
a new approach to city-building in the GGH, one which 
concentrates more on making better use of our existing 
infrastructure, and less on continuously expanding the 
urban area.”

Policy 2.2.2(1) of the Growth Plan seeks to accommodate 
population and employment growth by, among other measures, 
directing a significant portion of new growth to the built-up areas 
of the community through intensification, focusing intensification in 
intensification areas, and reducing dependence on the automobile 
through the development of mixed-use, transit-supportive, 
pedestrian-friendly urban environments.

In this respect, Schedule 3 of the Growth Plan forecasts a population 
of 3,080,000 and 1,640,000 jobs for the City of Toronto by 2031.  
The interim population that had been forecast in Schedule 3 for 
2011 was 2,760,000, while the actual 2011 population is estimated 
at 2,753,000 (i.e. the 2001-2011 population growth fell short of the 
forecast by 4.1%).  Growth Plan Amendment No. 2, which came into 
effect on June 17, 2013, introduces updated forecasts for 2031 and 
2041.  The updated population and employment forecasts for 2031 
are 3,190,000 and 1,660,000, respectively, increasing to 3,400,000 
and 1,720,000, respectively, by 2041.

Policy 2.2.3(6) requires municipalities to develop an intensification 
strategy, to be implemented through their official plans and other 
supporting documents, which will, among other things, identify 
intensification areas, recognize urban growth centres, intensification 
corridors and major transit station areas as a key focus for 
development to accommodate intensification and include density 
targets for urban growth centres.

In this latter regard, Downtown Toronto is identified as an Urban 
Growth Centre, which is to be planned to accommodate and support 
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major transit infrastructure, as well as to accommodate a significant 
share of population and employment growth (Policy 2.2.4(4)). 
Further, Policy 2.2.4(5) specifies that a minimum gross density target 
of 400 residents and jobs combined per hectare is to be achieved for 
Downtown Toronto by 2031 or earlier.

Policy 2.2.3(7) provides that all intensification areas will be planned and 
designed to cumulatively attract a significant portion of population 
and employment growth, provide a diverse and compatible mix of 
land uses, generally achieve higher densities than the surrounding 
areas and achieve an appropriate transition of built form to adjacent 
areas.

Finally, Policy 3.2.3(2)(a) provides that all decisions on transit planning 
and investment will consider using transit infrastructure to shape 
growth, and planning for high residential and employment densities 
that ensure the efficiency and viability of existing and planned transit 
service levels.

For the reasons set out in Section 5.1 of this report, it is our opinion 
that the proposal conforms with the Growth Plan and, in particular, 
the policies promoting growth and intensification within “urban 
growth centres”.

4.3	 Toronto	Official	Plan

The Official Plan for the amalgamated City of Toronto was adopted 
on November 26, 2002 and was approved by the Ontario Municipal 
Board on July 6, 2006.

Growth Management Policies

Chapter 2 (Shaping the City) outlines the growth management 
strategy.  It recognizes that:

“Toronto’s future is one of growth, of rebuilding, of 
reurbanizing and of regenerating the City within an 
existing urban structure that is not easy to change. 
Population growth is needed to support economic growth 
and social development within the City and to contribute 
to a better future for the Greater Toronto Area (GTA). A 
healthier Toronto will grow from a successful strategy to 
attract more residents and more jobs to the City.”
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Figure 6 - Toronto Official Plan Map 2 - Urban Structure

To that end, Policy 2.1(3) provides that Toronto should accommodate 
a minimum of 3 million residents and 1.835 million jobs by the year 
2031.  The marginal note regarding Toronto’s growth prospects 
makes it clear that the 3 million population figure is neither a target 
nor a maximum; it is a minimum:

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

The growth management policies of the Official Plan direct growth 
to identified areas on Map 2, which include Centres, Avenues, 
Employment Districts and the Downtown and Central Waterfront, 
where transit services and other infrastructure are available.  On Map 
2 (Urban Structure), the site is identified as part of the Downtown 
and Central Waterfront (see Figure 6).
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In Chapter 2 (Shaping the City), one of the key policy directions is 
Integrating Land Use and Transportation (Section 2.2).  The Plan 
states that:

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

Policy 2.2(2) provides that “growth will be directed to the Centres, 
Avenues, Employment Districts and the Downtown as shown on 
Map 2”, and sets out a number of objectives can be met by this 
strategy, including:

• using municipal land, infrastructure and services efficiently; 

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

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

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

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

• improving air quality and energy efficiency and reducing 
greenhouse gas emissions; and 

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

Under Section 2.2.1 (“Downtown: The Heart of Toronto”), the Plan 
recognizes that the Downtown, with its dramatic skyline, is Toronto’s 
image to the world and to itself.  It is the oldest, most dense and 
most complex part of the urban landscape, with a rich variety of 
building forms and activities. 
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The Plan notes that every home built within the Downtown offsets the 
need for in-bound commuting each day. Policy 2.2.1(1) provides that 
“Downtown will continue to evolve as a healthy and attractive place 
to live and work as new development that supports the reurbanization 
strategy and the goals for Downtown is attracted to the area”.  In 
particular, the policies support development that “provides a full 
range of housing opportunities for Downtown workers and reduces 
the demand for in-bound commuting”.  

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

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

“The transportation maps and schedules of the Plan 
make provision for the protection and development 
of the City’s road, rapid transit and inter-regional rail 
networks. In addition to policies regarding the physical 
infrastructure of the City’s transportation system, we 
need complementary policies to make more efficient use 
of this infrastructure and to support the goal of reducing 
car dependency throughout the City…. Achieving a more 
intense, mixed use pattern of development will increase 
both the opportunity and the need to plan for better 
pedestrian and cycling conditions. It will also minimize 
the long term need for costly infrastructure, in the form 
of additional transit and road capacity, to meet the City’s 
growing transportation demands…”

Following therefrom, Policy 2.4(3) states as follows:

“In targeted growth areas, planning for new development 
will be undertaken in the context of reducing auto 
dependency and the transportation demands and 
impacts of such new development assessed in terms of 
the broader social and environmental objectives of the 
Plan’s reurbanization strategy.”
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Figure 7 - Toronto Official Plan Map 18 - Land Use Plan

Policy 2.4(4) further provides that, for sites in areas well served by 
transit (such as locations around key subway stations), consideration 
will be given to establishing minimum density requirements (in 
addition to maximum density limits), establishing minimum and 
maximum parking requirements and limiting surface parking as a 
non-ancillary use.

Land Use Designation Policies

The subject site is designated Mixed Use Areas on Map 18, which 
permits a broad range of commercial, residential and institutional 
uses in single use or mixed use buildings (see Figure 7).

Lands to the east and west of the subject site, fronting on Dundas 
Street East, are designated Mixed Use Areas, as are lands to the north 
and south on both sides of Jarvis Street.  Lands to the northeast and 
southeast, beyond the properties fronting on Dundas Street East, are 
designated Neighbourhoods.  As described in Section 4.7 below, 
proposed Official Plan Amendment No. 82 would redesignate the 
properties on both sides of George Street north of Dundas Street 
from Neighbourhoods to Apartment Neighbourhoods.
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The introductory text in Section 4.5 states that the intent of the 
Mixed Use Areas designation is to achieve a multitude of planning 
objectives by combining a broad array of residential uses, offices, 
retail and services, institutions, entertainment, recreation and cultural 
activities, and parks and open spaces.  In particular, the intent is that:

“Torontonians will be able to live, work, and shop in the 
same area, or even the same building, giving people 
an opportunity to depend less on their cars, and create 
districts along transit routes that are animated, attractive 
and safe at all hours of the day and night.” 

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

• creating a balance of high quality commercial, residential, 
institutional and open space uses that reduces automobile 
dependency and meets the needs of the local community;

• providing new jobs and homes for Toronto’s growing 
population on underutilized lands in the Downtown and 
other lands designated Mixed Use Areas;

• locating and massing new buildings to provide a transition 
between areas of different development intensity and scale, 
through means such as providing appropriate setbacks and/
or a stepping down of heights, particularly towards lower 
scale Neighbourhoods;

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

• locating and massing new buildings to frame the edges of 
streets and parks with good proportion and maintaining 
sunlight and comfortable wind conditions for pedestrians 
on adjacent streets, parks and open spaces;

• providing an attractive, comfortable and safe pedestrian 
environment;

• taking advantage of nearby transit services; and

• providing good site access and circulation and an adequate 
supply of parking for residents and visitors.
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Built Form Policies  

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

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

• generally locating buildings parallel to the street with a 
consistent front yard setback;

• on corner sites, locating development along both adjacent 
street frontages and giving prominence to the corner;

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

• providing ground floor uses that have views into and, where 
possible, access to adjacent streets.

Policy 3.1.2(2) requires that new development locate and organize 
vehicle parking, vehicular access, service areas and utilities to 
minimize their impact on the property and on surrounding properties 
by, among other things:

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

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

• integrating services and utility functions within buildings 
where possible;

• providing underground parking where appropriate; and
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• limiting surface parking between the front face of a building 
and the public street or sidewalk.

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

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

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

• providing for adequate light and privacy;

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

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

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

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

• improvements to adjacent boulevards and sidewalks 
respecting sustainable design elements, including trees, 
shrubs, hedges, plantings or other ground cover, permeable 
paving materials, street furniture, curb ramps, waste and 
recycling containers, lighting and bicycle parking facilities;

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

• weather protection such as canopies and awnings; and 

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

• Among other matters, Policy 3.1.3(1) specifies that the 
design of tall buildings should consist of: 

• a base building which provides definition and support at an 
appropriate scale for adjacent streets; 

• a middle (shaft) having a floor plate size and shape with 
appropriate dimensions, which is appropriately located and 
oriented in relationship to the base building and adjacent 
buildings; and 

• a top, which contributes to the skyline character and 
integrates rooftop mechanical systems into the design. 

Policy 3.1.3(2) requires that tall building proposals address key urban 
design considerations, including: meeting the built form principles 
of the Plan; demonstrating how the proposed building and site 
design will contribute to and reinforce the overall city structure; 
demonstrating how the proposed building and site design relate to 
the existing and/or planned context; and taking into account the 
relationship of the site to topography and other tall buildings.

Housing Policies

The Plan’s housing policies support a full range of housing in 
terms of form, tenure and affordability, across the City and within 
neighbourhoods, to meet the current and future needs of residents 
(Policy 3.2.1(1)).  Policy 3.2.1(2) provides that new housing supply 
will be encouraged through intensification and infill that is consistent 
with the Plan.

Implementation Policies

Policy 5.3.2(1) of the City of Toronto Official Plan provides that, while 
guidelines and plans express Council policy, they are not part of the 
Plan unless the Plan has been specifically amended to include them, 
and do not have the status of policies in the Official Plan adopted 
under the Planning Act.
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4.4  Zoning

The in-force Zoning By-law applying to the subject site is former City 
of Toronto Zoning By-law 438-86, as amended.  The new City-wide 
Zoning By-law No. 569-2013 was enacted by City Council on May 
9, 2013; however, it is subject to numerous appeals to the Ontario 
Municipal Board and therefore is not yet in force.

City of Toronto Zoning By-law 438-86

Former City of Toronto Zoning By-law 438-86, as amended, zones 
the subject site CR T2.5 C2.0 R1.5 with a maximum height of 18.0 
metres (see Figures 8 and 9).

Figure 8 - Zoning By-law 438-86 - Zones Figure 9 - Zoning By-law 438-86 - Height
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The CR (Mixed Commercial-Residential) zone permits a wide range 
of residential and non-residential uses including an apartment 
building, retail stores and service shops, restaurants and offices.  The 
T2.5 C2.0 R1.5 zoning provision permits a maximum gross floor area 
of 2.5 times the area of the lot for a combination of residential and 
non-residential uses, a maximum gross floor area of 2.0 times the 
area of the lot for non-residential uses and 1.5 times the area of the 
lot for residential uses. 

The CR zone specifies the following minimum window separation 
distances from a window of a dwelling unit (other than a window of 
a kitchen or bathroom):

• 11 metres to a window of another dwelling unit (other than a 
window of a kitchen or bathroom) on the same lot; or

• 5.5 metres to a wall, or to a lot line that is not a street line or 
that does not abut a public park or a UOS district.    

In addition to the above, the subject site is subject to a number of 
permissive and restrictive exceptions as set out in Sections 12(1)3(b), 
12(1)66, 12(2)132, 12(2)207, 12(2)256 and 12(2)270.  In particular:   

• Section 12(2)132 prohibits a commercial parking garage and 
a private commercial garage within the Downtown Parking 
and Loading Area.

• Section 12(2)256 prescribes height limits in relation to the 
helicopter flight paths associated the Hospital For Sick 
Children.  The site is located at the easterly edge of the East 
Approach Area shown on Map 1.  No portion of  a building 
or structure, including flagpoles, telecommunications 
equipment, lighting signage and construction equipment, 
is permitted above the East Flight Path shown on Map 3.  
At the easterly limit of the East Flight Path i.e. in the vicinity 
of the subject site, the maximum permitted height is 210.35 
metres above 95.0 metres Canadian Geodetic Datum.

• Section 12(2)270 restricts the use of any building for retail 
stores and service shops, where the non-residential gross 
floor area for such purposes is greater than the amount 
which existed on the lot on July 20, 2003, plus an additional 
1,800 square metres, provided that no single retail or service 
use shall exceed a gross floor area of 8,000 square metres.
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City-Wide Zoning By-law 569-2013

As shown on Figures 10 and 11, City-Wide Zoning By-law 569-2013 
would zone the subject site CR 2.5 (c2.0; r1.5) SS2 (x1605), with a 
height limit of 18.0 metres.  The site is located within Policy Area 1 
for parking purposes.  

Figure 10 - Zoning By-law 569-2013 - Zones Figure 11 - Zoning By-law 569-2013- Height

A range of commercial uses are permitted in the CR zone including 
offices, personal service shops, retail stores, eating establishments, 
and take-out eating establishments. Residential uses such as a 
dwelling unit in an apartment building and mixed-use building, 
as well as residential care homes and retirement homes, are also 
permitted on the subject site. 

In the CR Zone, the first floor must have a minimum height of 4.5 
metres.  With respect to building setbacks, at least 75% of the main 
wall of the building facing a front lot line must be at or between the 
front lot line and a maximum of 3.0 metres from the front lot line.  
Where the main wall of a building has windows or openings, the 
main wall must be set back at least 5.5 metres from a lot line that 
is not adjacent to a street or lane; otherwise, no building setback is 
required.
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Exception 1605 states that that the site subject to prevailing By-laws 
and Sections, specifically Sections 12(1)66, 12(2)132, 12(2)207 and 
12(2)270(a)of City of Toronto Zoning By-law 438-86, as noted above. 

4.5 Tall Building Design Guidelines

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

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

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

The Guidelines include sections relating to site context, site 
organization, tall building massing and pedestrian realm. Among 
other matters, the Guidelines recommend that tower floor plates 
be limited to 750 square metres and that tall building towers be 
set back 12.5 metres from side and rear property lines or provide a 
separation distance of 25 metres between towers on the same site.

The relevant Design Guidelines are addressed in Sections 5.4 and 
5.5 of this report.
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4.6 Downtown Tall Buildings: Vision and    
         Supplementary Design Guidelines

Within the Downtown Supplementary Design guidelines, the High 
Streets Map identifies Jarvis Street between Gerrard Street and 
Shuter Street as a High Street, while Dundas Street East is identified 
as a High Street between Yonge Street and Jarvis Street (see Figure 
12).  High streets are parts of major Downtown streets where tall 
buildings are considered to be an appropriate form of development. 

The Downtown Vision Height Map (Map 2) identifies the High Street 
along Jarvis Street as having a height range of 47m to 77m (15 to 
25 storeys), while Dundas Street East to the west of Jarvis Street has 
a height range of 62 to 107 metres (20 to 35 storeys), as shown on 
Figure 13.  Both Jarvis Street and Dundas Street East are identified 
as having a Tower-Base Form typology (Map 3).

The relevant Supplementary Design Guidelines are addressed in 
Section 5.5 of this report.

Figure 12 - High Streets Map Figure 13 - Downtown Vision Height Map
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4.7 Downtown East Planning Study

On July 6, 2010, City Council directed staff to conduct a full local 
area review for the lands designated in the Official Plan as Mixed 
Use Areas adjacent to Dundas Street East between George Street 
and Sherbourne Street, and on Sherbourne Street between Dundas 
Street East and Shuter Street.  The intent of the study was to examine 
the possibility of permitting higher density residential development 
in that area. 

On November 29, 2011, in response to staff’s preliminary report 
on the local area review, City Council adopted a motion setting 
out a number of directions with respect to a planning study, a 
heritage conservation district study and revitalization strategy for 
the Downtown East area, including expanding the boundaries of 
the study to include Jarvis Street to the west, Carlton Street to the 
north, Sherbourne Street to the east and Queen Street East to the 
south (the “Garden District”).  The subject site is located within this 
boundary.

On October 2, 2012, Council directed staff to initiate a Heritage 
Conservation District (HCD) study of the Garden District.  The first 
phase of the study, which consisted of a detailed heritage assessment 
of the area, has now been completed.  The next phase of the study 
will focus on creating an HCD Plan for the area.  

Community consultation sessions for the Downtown East Planning 
Study and HCD Study were held on October 19, 2011, June 24, 
2013 and April 29, 2014.  As part of the planning study, City Planning 
Staff determined that the Garden District could benefit from a Site 
and Area Specific Policy (SASP) in the Official Plan to complement 
the HCD Plan and provide a comprehensive planning framework for 
the area.

At its meeting on August 12, 2014, Toronto and East York Community 
Council adopted the recommendations of the staff report dated July 
8, 2014, with one modification, and recommended that proposed 
Official Plan Amendment No. 82 (OPA 82), which would introduce 
a site and area specific policy for the Garden District, be brought 
forward for a statutory public meeting once the Garden District HCD 
Plan has been completed.

Among other matters, proposed OPA 82 would add a site and area 
specific policy (Site and Area Specific Policy 461) applying to the 
Garden District, generally bounded by Jarvis Street, Carlton Street, 
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Sherbourne Street and Queen Street East.   The purpose of the site 
and area specific policy is to set a framework for new growth and 
development in areas that can support change, while protecting 
those areas that should remain stable. 

The text of the site and area specific policy notes that the Garden 
District is a unique area within the Downtown, housing and supporting 
some of the City’s most vulnerable populations, while containing a 
rich heritage built form and iconic parks, particularly Allan Gardens.  
Accordingly, the policy states that future growth and investment in 
this area will need to be sensitive to this character, ensuring that new 
development strengthens the Garden District as a distinct, vibrant 
mixed use community in the Downtown.

The proposed site and area specific policy includes general policies 
that would apply throughout the Garden District, including a 
requirement for a minimum of 10% of the units in all new development 
to be 3-bedroom units and a requirement for a minimum of 10% 
affordable rental housing or affordable ownership housing.  As well, 
the policies propose that no net new shadows be allowed on the 
playground of Ecole Gabrielle Roy measured from September 21 to 
June 21 from 10 a.m. to 4 p.m.  Furthermore, tall buildings would be 
generally required to develop with a tower-base typology, with base 
buildings no taller than 80% of the right-of-way and tower stepbacks 
of at least 3 metres from the base building, including balconies.  

The proposed policy also identifies priorities for community benefits 
under Section 37 of the Planning Act, including affordable housing 
(a minimum of 10 percent of the units for a proposed residential 
development), community services and facilities space at 200 Dundas 
Street East, improvements to Moss Park, and construction of a green 
linkage between Moss Park and Allan Gardens.

The site and area specific policy identifies four “character 
areas” corresponding to the Mixed Use Areas and Apartment 
Neighbourhoods designations in the Garden District.  The intention 
is to limit tower development to Jarvis Street, which can support 
tower form development on suitable sites that provide sufficient 
set-backs, separation distances and floor plates.  However, tower 
heights are required to be examined carefully to ensure that they 
do not shadow important public spaces, particularly Allan Gardens, 
Moss Park and the Ecole Gabrielle Roy playground.  

The subject site is located within the Hazelburn Character Area, 
running along both sides of Jarvis Street between Gerrard Street 
East and Shuter Street (see Figure 14).  The applicable policies 



38

note that Jarvis Street is an important cultural corridor and the 
streetscape should reflect that importance.  The policies also state 
that the Hazelburn Character Area is the appropriate place for tall 
buildings given the particularly large right-of-way, although they 
must be constructed in a manner that is sensitive to neighbouring 
uses. 

Figure 14 - Map 1 - Garden District Area Specific Policy Areas 
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The subject site is identified on Map 4 (Hazelburn Character Area) 
as Block 4A (see Figure 15).  The Grand Hotel property to the south 
is identified as Block 4B.  The policies provide that only two towers 
are permitted on Block 4, with a tower and base building typology, 
and also state that, if Block 4A develops singly or prior to Block 4B, 
the tower shall be set back 3 metres from all frontages and property 
lines.

Figure 15 - Map 4 - Hezelburn Character Area
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5.1	 Intensification

Residential intensification on the subject site is supportive of 
numerous policy directions articulated in the Provincial Policy 
Statement, the Growth Plan for the Greater Golden Horseshoe and 
the City of Toronto Official Plan, all of which support intensification 
on sites that we are well served by municipal infrastructure, including 
public transit.

The subject site is located in the Downtown and Central Waterfront, 
which has been identified as an Urban Growth Centre in the Growth 
Plan.  Strong policy support is expressed in the Official Plan for new 
housing in the Downtown, which is intended to minimize in-bound 
commuting and provide homes for Downtown workers.  The Official 
Plan specifically encourages residential intensification in Mixed Use 
Areas in the Downtown (Policy 2.2.1(4)).

Furthermore, for sites in areas such as this which are well served 
by transit, Policy 2.4(4) of the Official Plan provides for intensified 
development with minimum density requirements and maximum 
parking limitations.  The subject site is located on the 505 Dundas 
Streetcar line and is within walking distance of the Dundas subway 
station (within approximately 525 metres or a 6-7 minute walk).

Strong policy support is expressed in the Official Plan for creating new 
jobs and homes on underutilized lands within the Mixed Use Areas 
designation, which is intended to reduce automobile dependency 
and concentrate population and jobs in areas well served by transit.  
The current uses of the subject site represent an underutilization 
of land and infrastructure within the Downtown and in proximity to 
streetcar and subway service.  The optimization of density on the 
subject site is consistent with both good planning practice and 
overarching Provincial and City policy direction, subject to achieving 
appropriate built form relationships.  

Residential intensification on the subject site would support transit 
ridership and would allow residents to take advantage of the wide 
array of shops, services, restaurants and cultural and educational 
facilities in the area.  Furthermore, the site is situated in proximity to 
the Yonge Street and Church Street corridors, which contain significant 
employment opportunities and urban amenities.  Additionally, 
residential intensification on the subject site will result in population 
growth that will contribute to the achievement of forecasts/targets in 
the Growth Plan and the Official Plan.

5.0  PLANNING & URBAN DESIGN ANALYSIS
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Residential intensification on the subject site would contribute to the 
ongoing revitalization of the Downtown East area and strengthen 
the Garden District as a distinct, vibrant mixed use community in the 
Downtown.

In the non-policy sidebar within Section 2.1 of the Official Plan, it 
is noted that by making better use of existing urban infrastructure 
and services before introducing new ones on the urban fringe, 
reurbanization helps to reduce demands on nature and improves 
the livability of the urban region by: reducing the pace at which the 
countryside is urbanized; preserving high quality agricultural lands; 
reducing reliance on the private automobile; reducing greenhouse 
gas emissions; and reducing consumption of non-renewable 
resources.

5.2 Land Use

The proposed residential and ground floor retail uses are in keeping 
with the land use permissions of the Official Plan and the Zoning 
By-law.

The Mixed Use Areas designation applying to the site provides for 
a broad range of commercial, residential and institutional uses, in 
single use or mixed-use buildings, as well as parks and open space.  
The CR (Mixed-Use Commercial-Residential) zoning reflects the 
Official Plan designation on the site and supports the mixed-use 
vision for these lands.

The Mixed Use Areas designation is one of four land use designations 
intended to accommodate most of the increased jobs and population 
anticipated by the Official Plan’s growth strategy.  The Official Plan 
states that Mixed Use Areas will create a balance of high quality 
commercial, residential, institutional and open space uses that 
reduces automobile dependency and meets the needs of the local 
community and will provide for new jobs and homes for Toronto’s 
growing population on underutilized lands in the Downtown and 
elsewhere.

The objective of the Official Plan in intensifying Mixed Use Areas is 
that of reurbanization.  It is anticipated that residents will be able to 
live, work and shop in the same area, giving people an opportunity 
to depend less on their cars and creating districts along transit routes 
that are animated, attractive and safe during the day and at night.
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The proposed development will provide a mix of uses that achieves 
the objectives of the Plan’s Mixed Use Areas designation.  The 
proposed at-grade retail space framing Dundas Street East and Jarvis 
Street will contribute to the animation of the streetscape and will 
serve the needs of the local community.  Residential intensification 
will add population, which will promote transit ridership and support 
retail and service commercial facilities in the vicinity of the site.

5.3 Height, Massing and Density

In our opinion, and as noted in Section 5.1 above, the site is an 
appropriate location for significant residential intensification in land 
use policy terms.  From a built form perspective, it is our opinion 
that the subject site is a contextually appropriate location for a tall 
building given its proximity to transit service and its relation to other 
existing and approved tall buildings in the area.  In particular, it is our 
opinion that the subject proposal satisfies the criteria established in 
Policy 3.1.3(2) of the Official Plan for the location of a tall building.  

In this regard, the site is located along the Jarvis Street corridor, 
within which are existing and approved tall buildings having heights 
that are similar to the building proposed on the subject site.  The 
proposed 47-storey height fits within the range of building heights 
along Jarvis Street and will fit harmoniously with the emerging 
cluster of tall buildings located at the intersection of Jarvis Street 
and Dundas Street East.

In particular, construction of the 42-storey Pace condominium tower 
at the southwest corner of Jarvis and Dundas (with a height of 146.2 
metres including mechanical penthouse) is currently well underway.  
The approved 45-storey Dundas Square Gardens tower at the 
northeast corner of the same intersection, although having a greater 
number of storeys, will be slightly less tall in absolute terms (145.0 
metres including mechanical penthouse).  The proposed 30-storey 
tower at 186-188 Jarvis Street, south of the intersection, will have a 
height of 99.0 metres.  The proposed tower height of 145.4 metres 
on the subject site, including mechanical penthouse, is appropriate 
within this context i.e. less tall than the Pace condominium to the 
west and similar to, but slightly taller than, the Dundas Square 
Gardens tower to the north.

Further north, the west side of Jarvis Street includes the 22-storey 
Primrose Hotel at Jarvis and Carlton, the existing 25-storey and 
30-storey towers at the Radio City complex north of Carlton, and 
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the 49-storey X2 condominium (currently nearing completion), the 
44-storey X condominium and the 42-storey Couture condominium 
(recently completed) clustered at Jarvis Street (Ted Rogers Way) and 
Charles Street. 

Although existing and approved building heights on the east side of 
Jarvis Street are generally lower than on the west wide, they include 
the approved 20-storey hotel at the northeast corner of Jarvis Street 
and Shuter Street and the 14-storey Grand Hotel immediately south 
of the subject site, as well as the aforementioned Dundas Square 
Gardens tower.  It is noted that, although The Grand Hotel is only 14 
storeys, its absolute height is 69 metres (including the mechanical 
penthouse), equivalent to a typical 22-23 storey residential building.

Furthermore, as noted previously, the Downtown Tall Buildings 
Vision identifies Jarvis Street, north of Shuter Street and south of 
Gerrard Street, as a High Street with a “Tower-Base Form” which 
is shown on the Height Map as a location for tall buildings in the 
range of 15 to 25 storeys (47 to 77 metres).  The 15-storey (47-metre) 
height is conceived of as an “as-of-right” height, with the maximum 
25-storey (77-metre) height to be achieved through site specific 
rezoning.  In all cases, the absolute height excludes a 5 metre 
mechanical penthouse.  However, through the approval of the Pace 
condominium and the Dundas Square Gardens development, City 
staff have explicitly acknowledged that heights greater than those 
contemplated by the Dundas Street and Jarvis Street height vision 
map are appropriate at this major intersection.  

Finally, it is noted that the proposed tower height is well within the 
maximum permitted in relation to the Hospital For Sick Children 
helicopter flight path.

In our opinion, the proposed density, which works out to 29.0 FSI, is 
appropriate and desirable.  Firstly, it is important and appropriate from 
a planning policy perspective to optimize density on the site given 
its location within the Downtown and its proximity to the Dundas 
subway station and the Dundas streetcar.  Secondly, it is noted that 
the Official Plan does not generally include density limitations and 
specifically does not do so in the case of the subject site.  The Official 
Plan provides that land use designations are generalized, leaving 
it to the Zoning By-law to “prescribe the precise numerical figures 
and land use permissions that will reflect the tremendous variety of 
communities across the City.” 

Accordingly, it is reasonable to establish an appropriate density for 
the subject site based on specific built form design, context and 
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urban structure considerations, rather than on the basis of density 
numbers.  While the underlying density provisions in the Zoning By-
law would permit a maximum density of 2.5 FSI on the subject site, 
development within the area has generally proceeded by way of site-
specific exceptions, based on a detailed analysis of each proposal 
and its impacts (e.g. Pace, Dundas Square Gardens, 186-188 Jarvis 
Street, X, X2, etc.).

5.4 Built Form Impacts

The Official Plan development criteria applying to the Mixed Use 
Areas designation have a particular focus on potential built form 
impacts on adjacent lower-scale Neighbourhoods.  In particular, 
Policy 4.5.2(c) requires buildings to be located and massed to 
provide a transition through appropriate setbacks and/or a stepping 
down of heights towards lower scale Neighbourhoods, while Policy 
4.5.2(d) requires buildings to be located and massed to adequately 
limit shadow impacts on adjacent Neighbourhoods.

In this respect, the subject site is not located immediately adjacent 
to a Neighbourhoods designation.  The closest Neighbourhoods 
designation is located on the east side of George Street (the Gabrielle 
Roy school property), approximately 50 metres from the subject site, 
while the closest residential properties within a Neighbourhoods 
designation are located on the west side of George Street, to the 
south of the Grand Hotel property and to the north of Dundas 
Street, both approximately 65 metres from the subject site.   The 
latter Neighbourhoods designation is occupied by apartment 
building forms and is proposed to be redesignated to Apartment 
Neighbourhoods by draft OPA 82.  

As a result of the separation distances outlined above and intervening 
existing and approved tall buildings, an appropriate transition 
will be provided between the proposed building and the closest 
Neighbourhoods designations.

Light, View and Privacy

Light, view and privacy (LVP) impacts are generally addressed through 
a combination of spatial separation, orientation and mitigating 
measures between buildings.

The underlying CR zoning standard requires a setback of 5.5 metres 
from principal residential windows to property lines that are not 
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street lines, and a separation distance of 11.0 metres between 
facing windows of principal residential rooms on the same site.  For 
tower elements, the Tall Building Design Guidelines recommend a 
separation distance of 25 metres between tower faces and a tower 
setback of 12.5 metres from side and rear property lines, measured 
to the external walls of the building (i.e. balconies are permitted 
within the setback zone).  Notwithstanding the foregoing, as noted 
above, proposed OPA 82 would require 3.0 metre tower setbacks 
from all lot lines on this site.

Podium 

The residential units in the podium generally comply with the 5.5 
metre window setback standard; accordingly, there will be no LVP 
issues.

In this regard, the second and third levels of the podium will include 
three residential units facing Dundas Street East, each with primary 
windows facing north.  There will be no windows facing east, which 
will have a blank wall or party wall condition adjacent to the existing 
building at 197 Dundas.

The fourth level will contain 12 residential units, which will be oriented 
either to the north towards Dundas Street, to the west towards Jarvis 
Street or to the south.  The south-facing windows will generally be 
set back 5.58 metres from the south property line, in compliance 
with the 5.5 metre standard.  Although the southwesterly unit facing 
Jarvis Street have south-facing windows within 1.545 metres from 
the south property line, those windows will be considerably further 
than 11 metres from the north-facing windows in the 4-storey wing 
of the Grand Hotel to the south (approximately 19.5 metres away).  
There will be no windows on the east wall of the 4th storey; the east-
facing windows in the southeasterly unit will be set back 3.06 metres 
from the east property line, in excess of the 3.0 metre setback 
recommended in draft OPA 82.

Tower

The tower will generally achieve the recommended 25 metre 
separation distance from nearby existing, approved and potential 
towers.  Furthermore, the tower setbacks from the south and east 
property lines will be in accordance with the recommended setbacks 
in draft OPA 82.
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To the west, the tower will be located approximately 32.4 metres from 
the 42-storey Pace condominium tower.  To the north, the tower will 
be located approximately 24.5 metres from the approved 45-storey 
Dundas Square Gardens tower, which has a 2.0 metre setback from 
Dundas Street (the mechanical penthouse will cantilever beyond the 
tower face by 1.5 metres).  

To the east, the tower will be set back 3.0 metres from the property 
line in accordance with draft OPA 82, and will not face an existing 
or approved tower.  Furthermore, it can reasonably be assumed that 
the lands to the east will not be redeveloped with a tower in the 
future given that tall buildings are not contemplated along Dundas 
Street to the east of the subject site either by the Downtown Tall 
Building Vision Height Map or by draft OPA 82.  

To the south, the distance between the south face of the proposed 
building and the north face of the tower portion of the Grand Hotel 
is approximately 32.8 metres, comfortably in excess of the 25-metre 
guideline.  It is conceivable that the Grand Hotel site could be 
redeveloped in the future for a taller tower given that it is located on 
a High Street (Jarvis Street) on the  Downtown Tall Building Vision 
Height Map and is identified as a potential tower site in proposed 
Official Plan Amendment No. 82 (Hazelburn Character Area, Block 
4B).  The Grand Hotel site is sufficiently large (with a frontage of 
52.4 metres on Jarvis Street) that it could readily accommodate a 
replacement tall tower, while maintaining a 25-metre tower separation 
distance from the proposed tower on the subject site, however, only 
two towers can be accommodated on the north portion of the block 
on the east side of Jarvis Street between Dundas Street and Shuter 
Street.  As a result, the proposed tower location will not preclude 
other potential tall buildings within the block.  

In accordance with the foregoing rationale, draft OPA 82 specifies 
that a maximum of two towers are permitted on Block 4 (the 
northerly portion of the Dundas to Shuter block), one of which is to 
be located at the corner of Jarvis and Dundas (i.e. the subject site), 
with a minimum setback of 3 metres from the south property line; a 
south side yard setback of 5.415 to 5.58 metres is proposed, well in 
excess of the recommended 3 metre setback.

Shadow Impact

Official Plan Policies 3.1.2(3) and 4.5(2)(d) require that new 
development adequately limit shadowing on neighbouring streets, 
properties (particularly those designated Neighbourhoods) and open 
spaces, having regard for the varied nature of such areas.  A shadow 
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study has been prepared by IBI/Page + Steele Architects assessing 
the shadow impacts at the spring and fall equinoxes (March 21st/
September 21st) and at the summer and winter solstices (June 21st/
December 21st). 

The shadow study demonstrates that there will be minimal 
incremental shadowing on lands designated Neighbourhoods in the 
vicinity of the site.  On June 21st, there would be no incremental 
impact on the Neighbourhoods designation north of Dundas Street. 
On March 21st/September 21st, there would be a minor incremental 
impact on the Neighbourhoods designation to the north at 1:18 
p.m. and 2:18 p.m.  The incremental shadow would fall on lands 
that are developed for apartment purposes, and are proposed to be 
redesignated to Apartment Neighbourhoods by draft OPA 82. 

On March 21st/September 21st, there would be a minor incremental 
shadow impact on the Neighbourhoods designation south of Dundas 
Street between 4:18 p.m. and 6:18 p.m.  The incremental shadowing 
would fall on the heavily treed area on the north part of the Ecole 
Gabrielle Roy property, but would not affect the school playground.  
On June 21st, there would be an incremental shadow impact on 
the school property beginning at 3:18 p.m. and on the playground 
beginning at 5:18 p.m., well after the end of the school day and 
outside the hours identified in draft OPA 82 (10:00 a.m.to 4:00 p.m.) 
during which shadows on the playground are to be avoided. 

Based on the foregoing, it is our opinion that incremental shadowing 
on neighbouring streets, properties and open spaces would be 
“adequately limited”, in accordance with the applicable Official Plan 
policy.

There are no nearby parks that would be affected by incremental 
shadowing resulting from the proposed building.  Specifically, there 
would be no shadow impact on Allan Gardens, Moss Park or Arena 
Gardens at any time of day on March 21st/September 21st, June 21st 
or December 21st.  As a result, it is our opinion that the utility of 
nearby parks would be preserved.

Wind Impact

A Qualitative Pedestrian Level Wind Assessment was undertaken 
by Gradient Wind Engineering Inc. with respect to the proposed 
development.  The study was based on a qualitative assessment of 
pedestrian level wind comfort for the site based on factors such as 
surrounding buildings and statistical knowledge of the local wind 
climate.  The study assessed wind behaviour around the proposed 
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development with consideration of the massing of the site as well as 
an evaluation of anticipated pedestrian comfort measured against 
industry standard comfort guidelines.  

The study concluded as follows:

• The proposed development is expected to experience wind 
conditions suitable for all intended uses on a season and 
annual basis with little mitigation.

• Conditions on the 2nd floor outdoor amenity area are 
expected to be calm during the summer months and 
moderately windy during the colder spring, autumn and 
winter periods.  As such, mitigation in the form of glazed 
guard rails installed along the southern and eastern 
perimeters of the terrace would increase pedestrian comfort 
to be suitable and acceptable for sitting from late spring 
through to early autumn.

5.5 Urban Design

The proposed development is appropriate and desirable in urban 
design terms.  It will intensify an underutilized site with an urban 
development form that will improve the pedestrian realm along Jarvis 
Street, with a widened 6 metre sidewalk zone and grade-related retail 
space fronting on the Jarvis/Dundas corner.  The proposed building 
has been designed with a podium that is appropriately scaled in 
relation to the adjacent street rights-of-way and a distinctive tower 
element that will contribute to the East Downtown skyline.

In our opinion, the proposed design will conform with the 
development criteria set out in Policies 3.1.2(1), 3.1.2(2), 3.1.2(3), 
3.1.2(4), 3.1.2(5), 3.1.3(1) and 4.5(2) of the Official Plan.  In particular, 
the proposal will:

• locate the podium building parallel to both Dundas Street 
and Jarvis Street, giving prominence to the corner;

• provide ground floor uses, specifically retail space at the 
Jarvis/Dundas corner and the residential lobby along 
Dundas Street, which will enhance safety, amenity and street 
animation;

• locate the main residential entrance so that it is clearly 
visible and directly accessible from the public sidewalk 
along Dundas Street East;
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• locate and screen service areas, ramps and garbage storage 
by internalizing all of the functions within the building;

• provide underground parking;

• mass the podium to frame Jarvis Street and Dundas Street 
with good proportion;

• incorporate a base building that provides definition and 
support at the street level;

• locate and orient the shaft of the tower appropriately in 
relation to adjacent towers to the west, north and south; and

• integrate the mechanical penthouse into the design of the 
building.

Tall Building Design Guidelines

In our opinion, the design of the proposed development is generally 
in keeping with the applicable guidelines set out in the city-wide Tall 
Building Design Guidelines, as set out below.

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

• The proposed 47-storey height (145.4 metres to the top of 
the mechanical penthouse) will fit within the existing and 
planned context.  The site is located within a tall building 
context, within a Mixed Use Area and abutting other lands 
designated Mixed Use Areas.  The proposed height is less 
than the approved height of the Pace condominium on the 
southwest corner of the Jarvis/Dundas intersection (146.2 
metres). 

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

• There will be no shadow impacts on nearby parks, and the 
shadow impact on the Ecole Gabrielle Roy property will be 
adequately limited (see Section 5.4 above).  Sunlight access 
and sky view along Jarvis Street and Dundas Street will be 
protected by the proposed separation from other tall towers.
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Guideline 2.1 – Building Placement.  Locate the base of tall 
buildings to frame the edges of streets, parks and open space to fit 
harmoniously with the existing context and to provide opportunities 
for high-quality landscaped open space on-site.

• The building base will be situated parallel to the Jarvis and 
Dundas street lines, which will act to frame the street at the 
street level.  Although no landscaped open space is proposed 
on-site given the small site size, a widened pedestrian zone 
is proposed along the Jarvis Street frontage. 

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

• The main residential building entrance is located on Dundas 
Street East, while the ground level retail space at the corner 
will have direct access to the public sidewalk on Jarvis Street.  

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

• All building services, including parking and loading, will be 
located within the building and will be screened from public 
view.

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

• The building will be set back 1.7 metres from Jarvis Street 
in order to create an enhanced 6 metre wide sidewalk zone 
along the street.

Guideline 3.1.1 – Base Building Scale and Height.  Design the 
base building to fit harmoniously within the existing context of 
neighbouring building heights.  In the absence of a consistent 
streetwall height, a minimum base building height of between 10.5 
metres and 80% of the adjacent street right-of-way is recommended.
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• The 4-storey (16.2-metre) base building reinforces and 
respects the scale of both Jarvis Street and Dundas Street.  
The 16.2 metre height is less than 80% of the Jarvis right-
of-way (18.4 metres), and slightly greater than 80% of the 
Dundas right-of-way (16.0 metres). 

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

• The combination of the ground floor retail space on the 
corner together with the separate pedestrian entrance to 
the residential tower will provide for an animated street 
frontage.

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

• The proposed is well designed in this regard, providing a 
ground floor height of 6.7 metres. 

Guideline 3.1.4 – Façade Articulation and Transparency.  Articulate 
the base building with high-quality materials and design elements 
that fit with neighbouring buildings and contribute to a pedestrian 
scale.  Provide clear, unobstructed views into and out from ground 
floor uses facing the public realm.

• This guideline will be addressed through the site plan 
approval process.

Guideline 3.2.1 – Floorplate Size and Shape.  Limit the tower floor 
plate to 750 square metres or less per floor, including all built area 
within the building, but excluding balconies.  Flexibility in the 
floor plate size may be considered for non-residential uses and for 
residential and mixed-use buildings that are greater than 50 to 60 
storeys.

• The proposed tower has a floorplate of 750 square metres. 

Guideline 3.2.2 – Tower Placement.  Place towers away from streets, 
parks, open space and neighbouring properties to reduce visual 
and physical impacts of the tower and allow the base building to 
be the primary defining element for the site and adjacent public 
realm.  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.  As an option within the stepback, up to one third 
of a point tower frontage along a street or open space may extend 
straight down to the ground.
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• The tower will be stepped back 0.8 metres from the face of 
the base building along Dundas Street, which in turn steps 
back 1.7 metres above the ground floor, and is in line with 
the base building along Jarvis Street, which steps back 1.3 
metres above the 2nd floor.  Although the tower stepbacks do 
not follow the guideline strictly, the resulting tower setbacks 
are generally in keeping with emerging policy direction for 
the Garden District in OPA 82 (see below), and achieve an 
appropriate balance with other public objectives such as a 
widened sidewalk zone along Jarvis Street. 

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

• The tower will be located 32.4 metres from the Pace 
condominium tower, 24.5 metres from the approved Dundas 
Square Gardens condominium tower and approximately 32.8 
metres from the Grand Hotel tower, generally in keeping 
with the 25 metre guideline.  Although the setbacks from the 
side and rear property lines are less than 12.5 metres, they 
provide for the desired separation from existing, approved 
and potential tall tower locations and are in keeping with 
emerging policy direction for the Garden District in OPA 82. 

Guideline 3.3 – Tower Top.  Design the top of tall buildings to make 
an appropriate contribution to the quality and character of the city 
skyline.  Balance the use of decorative lighting with energy efficiency 
objectives, the protection of migratory birds and the management 
of artificial sky glow.

• The mechanical penthouse will be incorporated into the 
tower design. 

Guideline 4.2 – Sidewalk Zone.  Provide adequate space between 
the front of the building and adjacent street curbs to safely and 
comfortably accommodate pedestrian movement, streetscape 
elements and activities related to the uses at grade.  Along the 
primary street frontages of a tall building site, secure a sidewalk 
zone of at least 6 metres, however, exceptions to the minimum width 
may be considered when the extent of the tall building frontage 
or potential for future redevelopment on abutting sites does not 
support establishing a new setback pattern.
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• A 6.0 metre sidewalk is proposed along the Jarvis Street 
frontage.  The existing sidewalk width on Dundas Street is 
to be maintained.

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

• This guideline is addressed through the qualitative wind 
assessment (see Section 5.4 above).

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

• The main residential entrance to the building is set back 1.0 
metre from the property line, with a glass canopy above.

Downtown Tall Building Guidelines

In our opinion, the design of the proposed building is generally in 
keeping with the applicable design criteria set out in the Downtown 
Tall Building Guidelines.  The relevant guidelines include the 
following:

Supplementary Guideline #2 – Sunlight and Sky View.  Locate and 
design tall buildings to not cast new net shadows on parks and open 
spaces identified as “Signature Parks/Open Spaces” between 10:00 
a.m. and 4:00 p.m. on September 21st and all other parks located 
within and adjacent to the Downtown between 12 noon and 2:00 
p.m. on September 21st.

• This guideline is satisfied (both Allan Gardens and Moss Park 
are “signature parks”).  See analysis in Section 5.4 above.

Supplementary Guideline #4 – Heritage Properties and Heritage 
Conservation Districts.  Locate and design tall buildings to respect 
and complement the scale, character, form and setting of on-site and 
adjacent heritage properties and respect the character and values of 
downtown area Heritage Conservation Districts.
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• The proposed building is located within the boundary of the 
Garden District Heritage Conservation District study area, 
however, the character and values of the potential heritage 
conservation district have not yet been defined.  There 
are no on-site or adjacent listed or designated heritage 
properties.

Proposed Official Plan Amendment No. 82

In our opinion, the design of the proposed building is generally in 
keeping with the policies set out in draft Official Plan Amendment 
No. 82.  In particular, while the draft OPA 82 would require a minimum 
tower setback for the subject site (Block 4A within the Hazelburn 
Character Area) of 3 metres from all adjacent street frontages and 
property lines, the proposed tower will be set back 2.5 metres from 
Dundas Street East and 5.415 to 5.58 metres from the south property 
line.  

Although the 2.5 metre setback along Dundas Street is slightly less 
than the recommended setback, it is greater than the 2.0 metre 
tower setback applying to the Dundas Square Gardens tower on the 
north side of the street.  On balance, it is our opinion that achieving 
an increased south side yard setback is preferable to achieving a 
3 metre Dundas Street setback, particularly given the proposal for 
south facing windows in the tower, in order to provide the greatest 
protection for good light, view and privacy conditions.

The proposed tower would comply with the recommended 3 metre 
tower setbacks both to the west (Jarvis Street) and the east.

5.6 Housing

There are currently 5 rental residential units on-site which are 
proposed to be removed.  Given that there are fewer than 6 units in 
total, neither Official Plan Policy 3.2.1(6) nor the City’s Rental Housing 
Demolition and Conversion By-law (By-law 885-2007) are applicable 
to the proposed redevelopment.  Details are set out in our Housing 
Issues letter, which will be filed under separate cover.

Although Official Plan Amendment No. 82 proposes that a minimum 
of 10% of the units in all new development be 3-bedroom units 
and that, as a first priority community benefit pursuant to Section 
37, a minimum of 10% of the units be affordable rental housing or 
affordable ownership housing, the subject proposal does not include 
10% 3-bedroom units or 10% affordable housing units given that 
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these policies are not approved and in force.  The application is, 
however, proposing 8% three-bedroom units, as well as 8.5% two-
bedroom units and 1% two-bedroom + den units.

5.7 Transportation and Servicing

A Transportation Impact Study (TIS) was prepared by LEA Consulting 
Ltd. in support of the proposed development.  The TIS analyzed 
the existing road network as well as existing and future background 
traffic volumes, and net site-generated traffic.  The report’s key 
conclusions are as follows:

• Under existing traffic conditions, the intersection of Dundas 
Street East and Jarvis Street operates with a good level of 
service.  Delays are minimal, and queues are of acceptable 
length.  The intersection of Jarvis Street and Shuter Street 
operates with an overall acceptable level of service.  A 
movement of interest is the westbound through movement 
during the a.m. peak period.  This movement is currently 
operating close to capacity, with a V/C of 1.05, and a delay 
of 73 seconds.  Queue length is significant and may back-up 
to the Dundas Street and George Street intersection further 
east. 

• Future background traffic conditions include conservative 
background traffic growth on the Dundas Street East and 
Jarvis Street corridors.  All intersections in the study area are 
expected to operate with acceptable levels of service under 
future background traffic conditions.

• It is estimated that the proposed development will generate 
an additional 80 (21 inbound and 59 outbound) and 70 (43 
inbound and 27 outbound) vehicle trips during the weekday 
a.m. and p.m. peak hours, respectively. 

• Under future total traffic conditions, the intersection capacity 
analysis has demonstrated that the proposed development 
will have a minimal impact on the surrounding road network.  
The few movements with increased delay and queuing do 
not affect the overall operation of the intersections.  Delays 
are acceptable and generally clear within one-two signal 
cycle, while queues are not expected to interfere with major 
intersections or site accesses. 

• The site access for the proposed development will operate 
with a very good level of service.  Vehicles exiting the site 
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will have gap opportunities to enter Jarvis Street in spite of 
heavy north-south volumes during the weekday a.m. and 
p.m. peak hours. 

• A reduced parking supply as proposed is warranted, 
as the area provides excellent opportunities for active 
transportation and the use of public transit. 

A Functional Servicing Report was prepared by MMM Group for the 
proposed development.  The report concludes that the proposed 
development can be serviced via connections to existing services 
within the surrounding street right-of-ways. The summary of 
conclusions with respect to water, sanitary and storm servicing are 
as follows:

Water Servicing

The proposed development will be serviced from the City’s existing 
300 mm diameter watermain in Jarvis Street.  Two independent 
water service connections are required for fire protection to conform 
to code for a building of this height.  A domestic and fire flow 
calculation for the proposed development has been completed and 
a water flow test has been conducted on an existing fire hydrant in 
the area.  The sizing and location of the proposed water services 
to the proposed building will be coordinated with the mechanical 
consultant at the detailed design stage.

Sanitary Servicing

Sanitary sewage from this development will be conveyed to the 
existing brick, 1050 mm by 1500 mm elliptical combined sewer 
in Jarvis Street.  The increase in post-development peak sanitary 
flow was calculated to be approximately 17.3 L/s.  The effects of 
the increase in sanitary sewage flow to the existing combined sewer 
system are negligible and the sewer will continue to operate as it did 
prior to the development.  It is proposed that the sanitary service 
connection for this site will be set a minimum of 1.0 m above the 
maximum hydraulic grade line elevation in the existing municipal 
combined sewer or a backflow preventer will be installed on sanitary 
service inside the building.

Storm Servicing

Major storm flows (exceeding 100 year event) will be directed away 
from the proposed building and the entrance to the underground 
parking ramp, and toward public rights-of-way.  In compliance 
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with Wet Weather Flow Management Guidelines, the overall rate 
of discharge from the proposed site under post-development 
conditions is less than the overall discharge rate from the existing 
site.  Therefore, the existing municipal sewers will not be affected.  
The proposed development will have a storm service connection 
from a 1350 mm by 1450 mm elliptical sewer located on Dundas 
Street East in the south side of the road.  On-site stormwater storage 
will be provided for run off exceeding a 2-year storm and up to 100-
year storm.

Stormwater Management

A Stormwater Management Report was prepared by MMM Group 
in support of the proposed development.  The report examines the 
potential water quality, quantity and water balance impacts of the 
proposed residential development and summarizes how each will 
be addressed in accordance with the City of Toronto’s Wet Weather 
Flow Management Guidelines (WWFMG). 

The report makes the following conclusions:

• Water balance: A 300 square metre green roof is proposed 
to be installed on the mechanical penthouse roof.  The 
green roof system will retain water during a storm with a 
rainfall amount equal to or greater than 5mm.

• Water Quality: Water quality control is not required for the 
development since the sediment/contamination activities 
will be absent outside the building.

• Erosion Control: Erosion control is not required for the 
proposed development.

• Water Quantity Control: Water quantity control is provided 
by an underground storage tank system. Runoff from the 
site building rooftops, terraces and amenity areas will be 
directed to the storm tank for flow attenuation, which 
has a total storage volume of 32 m3 along with a 75 mm 
orifice, prior to discharge to the municipal sewer system.  
Post-development flows of the 2- to 100-year storm will be 
controlled to the level equivalent to or below the 2-year pre-
development flow rate based on a runoff coefficient of 0.5. 

Overall, sufficient capacity to address all requirements of the City 
of Toronto Wet Weather Flow Management Guidelines is provided. 
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5.8 Community Services and Facilities

A Community Services and Facilities Inventory was undertaken, 
outlined in detail in Appendix A, which demonstrates that the 
neighbourhood is well served by a number of community services 
and facilities than can accommodate the proposed development.

Analysis of the demographic information available for the Study Area 
identifies the following:

• The Moss Park neighbourhood has experienced moderate 
population growth since 2001.  

• The majority of residents are of working age and the 
proportion of children, youth, and seniors is lower than that 
of the City of Toronto as a whole.  There are more married 
households without children than with children, and 88.7 
percent of residents live in 1- or 2-person households.

• In terms of housing stock, the majority of private dwellings 
(65.6 percent) are located in apartment buildings with 
more than 5 storeys.  Almost all of the development in 
the neighbourhood since 2006 has been in apartment 
buildings with 5 or more storeys.  As of 2012, the Moss Park 
Neighbourhood contained 3,133 social housing units.

• Approximately 59 percent of the housing stock is rented.  In 
2005, the average household income was $59,348, which 
is $20,995 less than the City’s average, and in 2011, 21.5 
percent of the neighbourhood received some form of social 
assistance.

• In 2006, 39.7 percent of residents were a visible minority, 
and 36.9 percent of residents were immigrants, with 13% 
of immigrants in the neighbourhood having arrived since 
2001. 

The analysis of existing community services and facilities in the study 
area concludes as follows:

• In terms of school accommodation, the TDSB elementary 
and secondary schools serving the subject site could 
accommodate the 11 projected elementary students 
and one projected secondary students anticipated from 
the proposed development. The TCDSB schools serving 
the subject site could accommodate the one projected 



elementary student, and 5 projected secondary students 
anticipated from the proposed development.

• There are a total of 16 child care facilities within the Study 
Area, 15 of which provide subsidized spaces if available.  The 
projected demand for 16 child care spaces anticipated from 
this development could be accommodated by the facilities 
within the Study Area as there are currently a combined total 
of 63 vacancies across all age groups. 

• There are two Toronto Public Library branches located 
within the Study Area which offer moderate collections.  Two 
community recreation centres are located in proximity to 
the Study Area, which offer a variety of facilities and services 
including camps and fitness/wellness, day camps, and drop-
in programming.  There are a number of parks (14) located 
within the Study Area, totalling 14.57 hectares of parkland.

• In terms of health care, St. Michael’s Hospital falls within the 
boundaries of the Study Area.  This facility offers a variety 
of services and specialties, and acts as downtown Toronto’s 
major trauma centre.

• The subject site is well served by all emergency services 
including one EMS station, two Fire Stations and two Police 
Stations. 

• In addition, there are 15 places of worship located within 
the Study Area.

60
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 6.0 CONCLUSIONS

The proposed redevelopment of the site at 175-191 Dundas Street 
East and 235 Jarvis Street will appropriately intensify an underutilized 
site, improve the streetscape along Jarvis Street and Dundas Street 
East, and provide new residential units in a built form that is in 
keeping with the existing and planned surrounding context.

From a land use perspective, the proposal is consistent with 
numerous policy directions promoting intensification of underutilized 
sites within built-up urban areas, particularly in locations which are 
well served by existing municipal infrastructure, including public 
transit.  The subject site is located in the Downtown, which has 
been identified as an Urban Growth Centre in the Growth Plan for 
the Greater Golden Horseshoe.  In particular, the Toronto Official 
Plan encourages residential intensification in the Mixed Use Areas 
designation in the Downtown, which applies to the subject site.

From an urban design perspective, the proposal will fit within 
the existing and planned built form context at the intersection of 
Dundas Street and Jarvis Street and the Jarvis Street corridor, while 
improving the pedestrian realm along Jarvis Street.  The proposed 
development conforms with the built form and massing policies of 
the Official Plan, and is generally in keeping with the relevant urban 
design guidelines.

In summary, it is our opinion that the proposal is an appropriate and 
desirable redevelopment of the site and represents good planning 
and urban design.
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1 INTRODUCTION

1.1 Overview
This Community Services and Facilities report was prepared by Bousfields Inc. to 
provide a review of community services and facilities that are available to residents 
in the vicinity of 175-191 Dundas Street East, and 235 Jarvis Street in the City 
of Toronto (the “subject site”).  Key services include publicly funded schools, 
childcare facilities, libraries, parks and community centres.

1.2 Purpose
Proposed is a 47-storey residential condominium tower containing 534 units and 
ground floor retail space (43 bachelor units, 399 one-bedroom units, 50 two-
bedroom units, and 42 three-bedroom units). The purpose of this report is to 
identify the range of existing resources that are available within the Study Area, 
and to identify any priorities that should be considered in connection with the 
proposed development.

1.3 Study Area
The Study Area of this report is: Bay Street to the west, Wellesley Avenue East to 
the north, Parliament Street to the east, and the Front Street to the south (Figure 
A1). The boundaries for the demographic section (Section 2.0) of this report are 
those identified by the City of Toronto as the Moss Park neighbourhood: Carlton 
Street/Queen Street East to the north (due to the “L” shape of the neighbourhood), 
the Don River to the east, Front Street to the south, and Jarvis Street to the west, 
as shown on Figure A2.  

1.4 Methodology
An inventory of key publicly funded services and facilities was compiled, including 
schools, child care facilities, community centres, parks and libraries, using 
data such as enrolment, capacity, service boundaries and types of programs.  
Neighbourhood census data was gathered from the 2006 and partially released 
2011 Moss Park neighbourhood profile found on the City’s website (www.toronto.
ca) to develop a short demographic profile of the area and its residents.
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Figure A2 - Moss Park Neighbourhood
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2 DEMOGRAPHIC PROFILE

2.1 Moss Park Neighbourhood
The subject site is located within the Moss Park neighbourhood as per Figure 
A2. The following demographic profile is based on the City of Toronto’s 2011 and 
2006 Moss Park neighbourhood profile census data. Information pertaining to 
dwellings by period of construction, housing tenure, income and ethnicity was not 
available in the 2011 neighbourhood profile, and, as such, was collected from the 
2006 neighbourhood profile.  

2.2 Population
The Moss Park neighbourhood has experienced moderate population growth 
since 2001 (approximately 24.1 percent), with an increase of 18.1 percent 
between 2001 and 2006.

The area of the Moss Park neighbourhood is 1.4 square kilometres, which means 
that the density of the neighbourhood is 11,650 persons per square kilometre (the 
seventh-most dense neighbourhood in the City), which is significantly higher than 
the City average of approximately 4,080 persons per square kilometre.

In 2011, the neighbourhood was overwhelmingly comprised of people in the 
“Working Age” group (72.9 percent), which proportionally increased by 1.3 percent 
since 2001, while the “Seniors” group increased proportionally by 0.7 percent. 
The lowest proportion of people were in the “Children” group, which represented 
7.8 percent of the population, down from 9.7 percent in 2001.

When compared to the City of Toronto as a whole, the proportion of people in 
“Working Age” is much higher, and that of the “Children”, “Youth”, and “Seniors” 
groups is slightly lower within the neighbourhood. See Table A1 below.

Table A1 – Population by Age Group

Age Group
 Moss Park 

(2001)
 Moss Park  

(2006)
 Moss Park  

(2011)
City of Toronto 

(2006)
City of Toronto 

(2011)

# % # % # % # % # %

Children (0-14) 1,275 9.7 1,255 8.1 1,275 7.8 409,620 16.4 400,860 15.3

Youth (15-24) 1,410 10.8 1,690 10.9 1,750 10.7 318,655 12.7 333,515 12.8

Working Age (25-
64) 9,385 71.6 11,250 72.7 11,875 72.9 1,421,545 56.8 1,503,230 57.5

Seniors (65+) 1,035 7.9 1,275 8.2 1,395 8.6 353,455 14.1 377,440 14.4

Total 13,105 100 15,470 100 16,295 100 2,503,281 100 2,615,045 100
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2.3 Family Composition/Households
Tables A2 and A3 below provide a breakdown of the family composition for the 
Moss Park neighbourhood, including family characteristics, the number of children 
in each family and the number of people in each private household.

Table A2 indicates that there was a significant increase in the number of census 
families in private households (1,140 families), representing a 67.1 percent 
increase. The largest percentage of families within the neighbourhood are in 
married couple homes (48.4 percent) who are much less likely to have children 
living at home (31.3 percent without children, 17.1 percent with).  Since 2006, the 
neighbourhood has seen a proportional increase of 4.2 percent in the number of 
lone-parent families.

 Table A2 – Families by Number of Children 

Category
 Moss Park  

(2006)
Moss Park  

(2011)

# % # %

Total # of census families in private 
households 1,700 100 2,840 100

     Married couples 830 48.8 1,375 48.4

           Without children at home 560 32.9 890 31.3

            With children at home 265 15.6 485 17.1

                 1 Child 175 10.3 255 9.0

                 2 Children 65 3.8 140 4.9

                 3+ Children 35 2.1 105 3.7

     Common-law couples 575 33.8 870 30.6

            Without children at home 485 28.5 795 28.0

             With children at home 90 5.3 80 2.8

                 1 Child 35 2.1 55 1.9

                 2 Children 55 3.2 10 0.4

                 3+ Children 0 0.0 5 0.2

     Lone parent families 290 17.1 605 21.3

Table A3 indicates that in 2011, a large proportion of private households within the 
neighbourhood consisted of 1 to 2 persons (88.7 percent), 61.1 percent of which 
were 1-person households.  As such, there were an average of 1.81 persons per 
private household in 2011. 
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Between 2006 and 2011, private household size within the neighbourhood 
remained relatively static; however, the most notable change occurred in 1-person 
households, which increased proportionally by 1.3 percent, and 4- and 5-person 
households, which decreased proportionally by 1.0 percent.

Table A3 – Private Households by Size 

Category
 Moss Park  

(2006)
Moss Park  

(2011)

# % # %

1 Person 4,860 59.8 5,510 61.1

2 Persons 2,210 27.2 2,490 27.6

3 Persons 580 7.1 590 6.5

4-5 Persons 410 5.0 365 4.0

6 or more Persons 65 0.8 70 0.8

Total number of private households 8,125 100 9,025 100

Additionally, as of 2012, the Moss Park neighbourhood contained 3,133 social 
housing units.

  

2.4 Housing 
The Moss Park neighbourhood consisted of 9,035 private dwellings in 2011. 
Between 2006 and 2011, the total number of private dwellings increased by 880 
units (10.8 percent).

In 2011, the majority of the housing stock consisted of units in apartment buildings 
with more than five storeys (65.6 percent) followed by units in apartment buildings 
with less than 5 storeys (23.4 percent). When compared with the 2006 data, it is 
clear that the majority of the additional units built between 2006 and 2011 were in 
apartment buildings of five storeys or more (see Table A4 below).
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Table A4 - Dwellings by Structure Type

Category
 Moss Park  

(2006)
Moss Park  

(2011)

# % # %

Single-detached house 75 0.9 70 0.8

Semi-detached house 95 1.2 120 1.3

Row house 625 7.7 715 7.9

Apartment, detached duplex 50 0.6 80 0.9

Apartment building, 5+ storeys 5,110 62.7 5,925 65.6

Apartment building, less than 5 storeys 2,190 26.9 2,115 23.4

Other 10 0.1 10 0.1

Total number of dwellings 8,155 100 9,035 100

As of 2006, 25.0 percent of buildings within the neighbourhood were constructed 
before 1946, and 21.8 percent were constructed between 2001 and 2006.  The 
rate of development seems to have increased since 1980, and it is clear from 
Table A4 that construction has taken place since 2006, mostly in the form of 
apartment buildings having 5 or more storeys.  

Table A5 – Dwellings by Period of Construction (2006)

Period of Construction # of dwellings % of total

Before 1946 1,330 25.0

1946-1960 495 9.3

1961-1970 445 8.4

1971-1980 555 10.5

1981-1990 340 6.4

1991-2000 990 18.6

2001-2006 1,155 21.8

Total 5,310 100

In 2006, 41 percent of residents within the neighbourhood owned housing.  
Housing tenure data from 2001 is not available.

Table A6 - Housing Tenure

2001 2006
Rent n/a 59%

Own n/a 41%
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2.5 Income
Table A7 below outlines the number of private households in each income level 
within the neighbourhood. “Household” refers to a person or group of persons 
who occupy the same dwelling. It may consist of a family with or without other 
non-family members. 

In 2005, approximately 41.6 percent of private households earned less than 
$30,000 annually. The average private household income was $59,348, which is  
$20,995 less than the City’s average of $80,343.  

In 2011, 21.5 percent of the neighbourhood received some sort of social 
assistance. 

Table A7 - Private Household Income (2005)

 Moss Park 

Income Level # of Private 
Households % of Total

Under $10,000 920 17.4%

$10,000 - $19,999 800 15.1%

$20,000 - $29,999 480 9.1%

$30,000 - $39,999 335 6.3%

$40,000 - $49,999 515 9.7%

$50,000 - $59,999 330 6.2%

$60,000 - $69,999 400 7.6%

$70,000 - $79,999 195 3.7%

$80,000 - $89,999 265 5.0%

$90,000 - $99,999 180 3.4%

$100,000 and over 865 16.4%

Total Number of Private 
Households 5,285 100.0%

Average Household Income $59,348

Median Household Income $41,375
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2.6 Ethnicity  
Table A8 indicates that, in 2006, 29 percent of the immigrant population of the 
neighbourhood arrived between 1971 and 1980, with 13 percent of immigrants in 
the neighbourhood having arrived since 2001.  

Table A8 – Period of Immigration (2006)

 Moss Park 

Before 1961 2%

1961-1970 18%

1971-1980 29%

1981-1990 18%

1991-2000 20%

2001-2006 13%

Table A9 indicates that, in 2006, the majority of residents within the neighbourhood 
were Canadian citizens (87.4 percent).  The most notable proportional decrease 
between 2001 and 2006 was in the percentage of visible minorities, which 
decreased by 10.4 percent to 36.9 percent.  Black people are the most prominent 
visible minority, at 13.1 percent of the total population, followed by Chinese people, 
at 8.2 percent of the total population. 

Table A9 – Identity of Resident (2006)

Moss Park

2001 2006
# % # %

Visible Minority 2,700 52.5 3,400 39.7

Canadian Citizens 3,875 75.3 7,480 87.4

Immigrants 2,435 47.3 3,155 36.9

Recent Immigrants 845 16.4 600 7.0

Non-Permanent Residents 250 4.9 295 3.4
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Table A10 provides a breakdown of ethnic origin within the neighbourhood. 

Table A10 – Ethnic Origin  (2006)

Category
 Moss Park (2006)

# of Persons

English 1,785

Scottish 1,440

Irish 1,395

Canadian 1,140

Chinese 810

French 730

German 580

Italian 420

Jamaican 350

East Indian 320
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2.7 Summary
The following conclusions can be drawn from the analysis of the demographic 
information:   

• The population of the neighbourhood has increased moderately since 2001;
• The percentage of “Working Age” residents (72.9 percent) is much higher than 

the City average of 57.5 percent;
• Between 2006 and 2011, there was a significant increase in the number of 

census families in private households (a 67.1 percent increase);
• In 2011, the largest percentage of families were in married couple homes (48.4 

percent), which were significantly less likely to have children living at home 
(31.3 percent without children versus 17.1 with children);

• The majority of households consisted of 1 to 2 persons (88.7 percent) in 2011, 
resulting in an average of 1.81 persons per private household;

• As of 2012, the Moss Park neighbourhood contained 3,133 social housing 
units;

• In 2011, 65.6 percent of the housing stock consisted of apartment buildings 
with 5 or more storeys;

• 25.0 percent of buildings were constructed before 1946, and 21.8 percent of 
dwellings were constructed between 2001 and 2006;

• It is clear that the majority of the housing built between 2006 and 2011 was in 
the form of apartment buildings with 5 or more storeys;

• In 2006, 41 percent of residents were homeowners;
• In 2005, the average household income was $59,348, which is $20,995 less 

than the City’s average;  
• In 2011, 21.5 percent of the neighbourhood received some form of social 

assistance; and
• In 2006, 39.7 percent of residents were a visible minority, and 36.9 percent 

of residents were immigrants, with 13% of immigrants in the neighbourhood 
having arrived since 2001.
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3 COMMUNITY SERVICES & FACILITIES

The following is an inventory of service agencies serving the subject property and 
surrounding area, with descriptions of the primary type of service offered by the 
organization (several other types of programs may be provided from that location 
as well).  The Study Area is bounded by Bay Street to the west, Wellesley Avenue 
East to the north, Parliament Street to the east, and the Front Street to the south.

3.1 Schools
Table A11 outlines the capacities, enrolments and utilization rates for the schools 
in the attendance area boundary for both the TDSB and TCDSB. 

Table A11 - TDSB and TCDSB Capacity and Enrolment  

Capacity Full-Time
Enrolment

Utilization 
Rate Portables

Public Elementary

Lord Dufferin Junior and 
Senior PS (JK-8) 740 401 54.2% 0

TOTAL 740 401 54.2% 0

Public Secondary
Jarvis CI (9-12) 1,059 870 82.2% 0

Northern SS (9-12)* 1839 1803 98.1% 0

Central Technical School 
(9-12)* 2,901 1,775 61.2% 0

Central Commerce CI (9-12)* 1,320 372 28.2% 0

TOTAL 7,119 4,820 67.7% 0

Catholic Elementary

St. Paul (JK-8) 435 189 43.4% 0

Our Lady of Lourdes (JK-8) 659 638 96.8% 0

St. Michael (JK-8) 84 159 189.3% 0

TOTAL 1,178 986 83.7% 0

Catholic Secondary
Neil McNeil (9-12) 648 858 132.4% 6

St. Joseph’s College (9-12) 714 850 119.0% 0

St. Patrick (9-12) 1,152 617 53.6% 0

TOTAL 2,514 2,325 92.5% 6

*  School is located outside of study area
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In terms of public elementary schools, Lord Dufferin Junior and Senior Public 
School is operating below capacity (54.2 percent utilization rate), and can 
accommodate additional students.  In terms of public secondary schools, all 
four (Jarvis Collegiate Institute, Central Technical School, Central Commerce and 
Northern Secondary School) can accommodate additional students.

In terms of Catholic elementary schools, both St. Paul and Our Lady of Lourdes 
are operating below capacity (43.4 percent and 96.8 percent, respectively) 
and may be able to accommodate additional students.  St. Michael is currently 
operating above capacity (189.3 percent utilization rate), and may not be able to 
accommodate additional students. In terms of Catholic secondary schools, Neil 
McNeil and St. Joseph’s College are currently over-subscribed (132.4 percent and 
119.0 percent, respectively) and may not be able to accommodate additional 
students.  St. Patrick has a 53.6 percent utilization rate and may be able to 
accommodate additional students.

3.1.1 Pupil Yield

Pupil Yield of Proposed Development - TDSB

Elementary:   11 pupils  (based on a yield factor of 0.02 pupils / unit)

Secondary: 5 pupils  (based on a yield factor of 0.01 pupils / unit)

The 11 projected public elementary students generated from the proposed 
development may be accommodated at Lord Dufferin Junior and Senior Public 
School, as they currently have a total of 339 vacancies.  The 5 projected public 
secondary students could be accommodated by the schools in the area, as there 
are a combined total of 4,820 vacancies.

 

Pupil Yield of Proposed Development - TCDSB

Elementary: 1 pupil  (figure supplied by TCDSB)

Secondary: 1 pupil  (figure supplied by TCDSB)

The one projected elementary school student may be accommodated at St. Paul 
or Our Lady of Lourdes, as they currently have a combined total of 267 vacancies,  
but may not be accommodated at St. Michael, which is currently oversubscribed.  
The one projected secondary school student generated from this development 
may be accommodated at St. Patrick or Our Lady of Lourdes, as they currently 
have 535 vacancies, but may not be accommodated at St. Joseph’s College or 
Neil McNeil, as these schools are currently oversubscribed.
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It is important to note that it has not yet been determined if potential students from 
this development will attend the schools listed in Table A11. This level of detail 
will occur later in the application review process, when the TDSB and TCDSB 
determine where prospective students will attend school. As such, the TDSB and 
TCDSB may accommodate students outside of the area until adequate funding or 
space becomes available.

3.2 Child Care Services
Table A12 provides a listing of City of Toronto child care services within the Study 
Area, including enrolment and reported vacancy.  There are a total of 16 child care 
facilities within the Study Area, 15 of which provide subsidized spaces if available.  
As of August 2014, service providers reported a total of 63 vacancies across all 
age groups. 

Table A12 – Enrolment/Reported Vacancies within Study Area

Facility Enrolment / Reported Vacant
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Family Development 
Centre YMCA Y

Capacity 10 30 58 30 113

Vacant 0 0 0 15 15

Church Street School 
Day Care* Y

Capacity - 10 56 60 126

Vacant - - - - -

Ryerson Early Learning 
Centre Y

Capacity - - 40 - 40

Vacant - - 2 - 2

Winchester Daycare 
Centre Y

Capacity - - 24 - 24

Vacant - - 3 - 3

Cabbagetown Co-Op 
Nursery School N

Capacity - - 24 - 24

Vacant - - - - -
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Facility Enrolment / Reported Vacant
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Gerrard Early Learning 
Centre Y

Capacity 10 26 24 - 60

Vacant 0 5 1 - 6

Christian Community 
Child Care Y

Capacity 10 15 40 - 65

Vacant 0 2 12 - 14

Ryerson Early Learning 
Centre Y

Capacity - 10 56 - 66

Vacant - 0 0 - 0

Central Neighbourhood 
House* Y

Capacity 10 20 8 - 38

Vacant - - - - -

Lord Dufferin Community 
Day Care Centre Y

Capacity - - 40 80 120

Vacant - - 0 4 0

Mothercraft-Toronto 
Eaton Centre Y

Capacity 10 10 36 - 56

Vacant 0 0 2 - 2

Bond Child And Family 
Development Y

Capacity - - 32 - 32

Vacant - - 10 - 10

Garderie La Farandole 
Gabrielle Roy* Y

Capacity 10 10 84 30 134

Vacant - - - - -

Scotia Plaza Child Care 
Centre* Y

Capacity 10 15 48 - 73

Vacant - - - - -
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Facility Enrolment / Reported Vacant
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Mothercraft-Brookfield 
Place Child Care Centre Y

Capacity 10 10 36 - 56

Vacant 0 0 0 - 0

Cabbagetown Early 
Learning Centre Y

Capacity 10 20 32 - 62

Vacant 1 3 7 - 11

*Child care facility could not be reached Total 
Capacity 1,121

Total 
Vacancy 63

3.2.1 Projected Child Care Yield
It is estimated that the proposed 534 units will generate the demand for 
approximately 16 child care spaces. This is based on a residential population 
increase of 967 people (534 units multiplied by 1.81, the average household size in 
this area), of which 5.4 percent (or 14) would be children aged 0-4. The projected 
number of children is then multiplied by the women’s labour force participation 
rate in the Toronto CMA - 63.1 percent. A further multiplier of 50 percent is used 
to approximate the number of children needing care at a child care centre. This is 
the level of service standard set out by the City’s Children’s Services Division and 
is consistently applied to development applications.

As compared with Table A12 above, the projected number of children generated 
from the proposed development who will require child care (16 children) can be 
accommodated by the existing facilities serving the area, as there currently is a 
total of 63 vacancies. However, it should be noted that this analysis is based on 
limited contact with child care facilities within the Study Area, as not all could be 
reached.  As such, additional vacancies may be available.  
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3.3 Public Libraries
There are two public libraries located in the Study Area - the Parliament Street 
Branch and the St. Lawrence Branch. The services provided by this library are 
listed below:

Parliament Branch
The Parliament Street Branch, located at 269 Gerrard Street East, offers a meeting 
room for rent, wireless internet, computer stations equipped with the internet and 
Microsoft Office, seating for 86, quiet study rooms, and the following available 
collections:
• Adult Literacy Materials
• Audiobooks on CD
• Large Print Collection
• Local History Collection
• Large Collection in Chinese
• Medium collection in Bengali, French, Tamil
• Small collection in Amharic, Hindi, Somali, Spanish, Vietnamese

St. Lawrence Branch
The St. Lawrence Branch, located at 171 Front Street East, offers wireless internet, 
computer stations equipped with the internet and Microsoft Office, seating for 32, 
and the following available collections:
• Audiobooks on CD
• Large Print Collection
• Local History Collection

3.4 Recreation
There is one Community Centre located within the Study Area that is operated 
by the City of Toronto’s Parks and Recreation Division (John Innes Community 
Centre), and there is another located in proximity to the study area (St. Lawrence 
Community Centre).  These facilities offer a variety of programming, from swim 
lessons to yoga.
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 Table A13 – Community Recreation Centres
Location Facilities Services/Programs

John Innes Community 
Centre

150 Sherbourne Street

Gymnasium
Indoor Pool
Indoor Track

Kitchen
Multipurpose Room

Camps
Sport leagues

Fitness programs
Swim lessons

St. Lawrence 
Community Centre
230 The Esplanade

Fitness/Weight Room
Gymnasium
Indoor Pool

Kitchen
Multipurpose Room

Computer/Training Room

Fitness/Dance
Camps

Sport leagues
Swim lessons

Drop-in classes

The Community Recreation Centres within proximity to the Study Area offer a 
variety of facilities and services. 

3.5 Parks
Tables A14 below list the parks and available amenities within the Study Area. 

Table A14 - Parks and Amenities within the Study Area (City of Toronto)

Te
nn

is
 C

ou
rt

Do
g 

Pa
rk

Pl
ay

gr
ou

nd

W
ad

in
g 

Po
ol

 

Sp
la

sh
 P

ad

O
ut

do
or

 P
oo

l

Ba
se

ba
ll 

Di
am

on
d

O
ut

do
or

 R
in

k

Sp
or

ts
 F

ie
ld

Ar
ea

  (
ha

)

Alexander Parkette 0.14

Allen Gardens X X 5.36

Arena Gardens Park X 0.23

Bercyz Park 0.33

Breadalbane Park 0.41

Cloud Gardens 0.22

College Park X 1.13
Market Lane Pedestrian 
Mall

0.21

Montague Parkette 0.13

Moss Park X X X X 3.47
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Ryerson Community Park X 0.23

St. James Park 1.3

Trinity Square Park 0.74

Winchester Park X 0.67

Total Park Area 14.57
X – Denotes the recreational facility and/or amenity.

There are a total of 14 parks totalling 14.57 hectares (36.0 acres) of parkland within 
the Study Area.  According to the City of Toronto’s Parks Locator website, these 
parks offer a number of additional facilities, including dog parks, sports fields, 
wading pools and playgrounds. In addition, the subject site is within proximity to 
an extensive network of parks and trails that surround the Don River.

3.6 Hospitals 
The subject site is served by one hospital, which provides services ranging from 
emergency care to rehabilitation. 

St. Michael’s Hospital is located at 30 Bond Street and is within the Study Area.  
It is a Level 1 Trauma Centre, and is a hub for neurosurgery, complex cardiac and 
cardiovascular care, diabetes and osteoporosis care, minimally invasive surgery 
and care of the homeless and disadvantaged. It offers a number of specialized 
clinics and services, and has 475 beds and extensive outpatient clinics.

3.7 Emergency Services
The subject site is well served by Emergency Medical, Fire and Police services. 
The following is a list of emergency services located within the Study Area.

Emergency Medical Services

EMS Station #40 is located at 58 Richmond Street East, within the Study Area.

Fire Services

Fire Station #314 is located at 12 Grosvenor Street, and the Fire Station #333 is 
located at 207 Front Street East, both within the Study Area.
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Police Services

Toronto Police Headquarters is located at 40 College Street, and 51 Division is 
located at 51 Parliament Street, both within the Study Area.

3.8 Places of Worship
There are a total of 15 Places of Worship within the Study Area. 

Table A15 - Places of Worship in the Study Area (City of Toronto)

Place of Worship Faith Address

St. Jamestown Community 
Church

Christian 605 Parliament Street

Sacre Coeur Catholic Church Catholic 381 Sherbourne Street
Trustees Of St. Luke’s Church Christian 355 Sherbourne Street
St. Andrew’s Estonian Church Christian 383 Jarvis Street
Jarvis Street Baptist Church Christian 335 Jarvis Street
Dharma Friends Buddhist 177 Mutual Street
St. George’s Greek Orthodox 
Church

Orthodox 115 Bond Street

First Lutheran Church Christian 116 Bond Street
Downtown Mosque Muslim 100 Bond Street
All Saints Anglican Church Christian 223 Sherbourne Street
Church Of The Holy Trinity Christian 10 Trinity Square
St. Michael’s Roman Catholic 
Church

Catholic 200 Church Street

Metropolitan United Church Christian 56 Queen Street East
St. Stephen’s Chapel Christian 353 Bay Street
St. James Cathedral Christian 106 King Street East
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4 CONCLUSIONS

The Moss Park neighbourhood has experienced moderate population growth 
since 2001.  

The majority of residents are of working age and the proportion of children, youth, 
and seniors is lower than that of the City of Toronto as a whole.  There are more 
married households without children than with children, and 88.7 percent of 
residents live in 1- or 2-person households.

In terms of housing stock, the majority of private dwellings (65.6 percent) 
are located in apartment buildings with 5 or more storeys.  Almost all of the 
development in the neighbourhood since 2006 has been in apartment buildings 
with 5 or more storeys.  As of 2012, the Moss Park neighbourhood contained 
3,133 social housing units.

Approximately 59 percent of the housing stock is rented. In 2005, the average 
household income was $59,348, which is $20,995 less than the City’s average, 
and in 2011, 21.5 percent of the neighbourhood received some form of social 
assistance.

In 2006, 39.7 percent of residents were a visible minority, and 36.9 percent of 
residents were immigrants, with 13% of immigrants in the neighbourhood having 
arrived since 2001. 

In terms of school accommodation, the TDSB elementary and secondary schools 
serving the subject site could accommodate the 11 projected elementary students 
and 5 projected secondary students anticipated from the proposed development. 
The TCDSB schools serving the subject site could accommodate the one 
projected elementary student, and one projected secondary student anticipated 
from the proposed development.

There are a total of 16 child care facilities within the Study Area, 15 of which provide 
subsidized spaces if available.  The projected demand for 16 child care spaces 
anticipated from this development could be accommodated by the facilities within 
the Study Area as there are currently a combined total of 63 vacancies across all 
age groups. 

There are two Toronto Public Library branches located within the Study Area which 
offer moderate collections.  Two community recreation centres are located in 
proximity to the Study Area, which offer a variety of facilities and services including 
camps and fitness/wellness, day camps, and drop-in programming. There are a 
number of parks (14) located within the Study Area, totalling 14.57 hectares of 
parkland. 

In terms of health care, St. Michael’s Hospital falls within the boundaries of the 
Study Area.  This facility offers a variety of services and specialties, and acts as 
downtown Toronto’s major trauma centre.

The subject site is well served by all emergency services including one EMS 
station, two Fire Stations and two Police Stations. 

In addition, there are 15 places of worship located within the Study Area.
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Figure A3 - Community Facilities Map
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