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Figure 1 - Aerial Photo
SHUTER STREET

GEORGE STREET

JARVIS STREET

MUTUAL STREET

DALHOUSIE STREET

CHURCH STREET

BOND STREET

VICTORIA STREET

GOULD STREET

DUNDAS STREET EAST

1 INTRODUCTION
This Planning and Urban Design Rationale report has been prepared in
support of an application by Sentinel (Church) Holdings Inc. to amend
City of Toronto Zoning By-law 438-86, as amended, and the new Citywide Zoning By-law 569-2013 with respect to a 1,648-square metre site
located at the southeast corner of Church Street and Dundas Street
East (see Figure 1, Aerial Photo).
The proposed rezoning would permit a 46-storey residential tower with
a height of 159.6 metres, including mechanical penthouse, containing
616 units and 670 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 and represents a significant reinvestment
in the ongoing revitalization of the Downtown area east of Yonge Street.
From an urban design perspective, the proposed tower height and
massing will fit harmoniously within the existing and planned built form
context in the vicinity, while the 5-storey podium will help define the
pedestrian realm and provide street animation at the Church Street and
Dundas Street intersection. The proposed development conforms to
the built form and massing policies of the Official Plan, and is generally
in keeping with the relevant urban design guidelines.
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Figure 2 - Location Map
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2 SITE AND SURROUNDINGS
2.1

Site

The subject site is located at the southeast corner of Church Street
and Dundas Street, extending easterly to Dalhousie Street, and is
comprised of the properties located at 215-229 Church Street and 101117 Dundas Street East. The site is located approximately 200 metres
east of the entrance to the Dundas subway station at Yonge Street (see
Figure 2, Location Map).
The site is generally rectangular in shape and has an area of
approximately 1,648 square metres (17,739 square feet), with frontages
of approximately 48.94 metres (163.5 feet) on Church Street, 33.69
metres (110.5 feet) on Dundas Street and 49.05 metres (161 feet) on
Dalhousie Street.
The site consists of 7 separate parcels:
•

229 Church Street/101-103 Dundas Street East is a 2-storey
building occupied by Ali Baba’s Falafel at the corner and by
It’s All Grk restaurant fronting Dundas Street;

•

105 Dundas Street East is a 2-storey building occupied by
Lesmin Hair and Nail Spa Inc., with two vacant units;

•

117 Dundas Street East is a 3-storey building occupied by
Curry Kitchen restaurant;

229 Church
Street East

Street/101-103

Dundas

105 Dundas Street West

117 Dundas Street East
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•

227 Church Street is a 2-storey building occupied by
Ethiopiques Ethiopian restaurant;

•

225 Church Street is a 2-storey building that is occupied by
Sabai Sabai Kitchen and Bar;

227 Church Street

225 Church Street

•

223 Church Street consists of a 3-storey building currently
occupied by Toronto Central Hotel; and

•

215-221 Church Street is currently used as a surface parking
lot accessed from Dalhousie Street.

223 Church Street

215-221 Church Street

A 3.0-metre wide private laneway is located between 105 Dundas
Street East and 117 Dundas Street East, providing access to the rear
portions of the 225 Church Street, 227 Church Street and 229 Church
Street/101-103 Dundas Street East properties.

8

2.2

Surroundings

The surrounding area is comprised of a mix of residential, institutional
and commercial uses, including Ryerson University, Toronto Eaton
Centre, St. Michael’s Cathedral, Massey Hall and St. Michael’s
Hospital. Existing and approved building heights within the Dundas
Street and Church Street corridors range up to 45 storeys. The pattern
of development includes a number of existing, approved and proposed
tall buildings, interspersed with low- and mid-rise buildings.
Church Street is named after the St. James Cathedral church building
located south of the subject site at King Street East. Several other
churches are also located along Church Street including St. Michael’s
Cathedral and Metropolitan United Church. Church Street bisects the
Ryerson University campus, with several Ryerson buildings fronting
onto the street, including the George Vari Engineering and Computing
Centre, just north of the subject site on the east side of Church Street.
Dundas Street 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.
Historically, Dundas Street 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 need of continuing urban revitalization. It has
been long characterized by rundown and underutilized buildings and
vacant lots, a poor quality 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 reurbanization of Dundas
Street. Its junction with Yonge Street to the west has been revitalized
by the City of Toronto with the creation of a major public space, YongeDundas Square, and related adjacent building redevelopment. As
the major landowner in the area, Ryerson University has expanded
and redeveloped its urban campus. Nonetheless, many vacant sites
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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 east of the subject site, on the east side of Dalhousie
Street, is a 14-storey mixed-use building at 99 Dalhousie Street (Metta
Housing Co-operative). The L-shaped building occupies the entire
frontage along Dundas Street between Dalhousie Street and Mutual
Street, with vehicular access from Dalhousie Street and Mutual Street
by way of a shared driveway located at the south end of the property.
South of the Metta Housing Co-operative building is a 17-storey
residential building (Margaret Laurence Housing Co-op) at 81 Dalhousie
Street and a 12-storey residential building known as Boot Condos at 75
Dalhousie Street.
South of Boot Condos is a vacant lot at 64-70 Shuter Street, which
is approved for a 24-storey mixed-use building (Core Condos) that is
currently under construction. To the east of the Core Condos site is
a 15-storey apartment building at 76 Shuter Street (Boot 2 Condos).
These buildings frame Arena Gardens, a public park that fronts onto
Mutual Street, along the south, north and west ends of the park. Just
east of the park, on the east side of Mutual Street, are lands subject to
a rezoning application to permit a 38-storey mixed-use building (75-83
Mutual Street).

99 Dalhousie Street (Metta Housing Cooperative) looking south from Dundas
Street East

10

Parking lot at 189 Church Street in
foreground with 81 Dalhousie Street, 75
Dalhousie Street and 76 Shuter Street in
background

Further east, in the vicinity of the Dundas Street East/Jarvis Street
intersection, are a number of approved and proposed developments,
including:
•

a 42-storey mixed-use building at 155 Dundas Street East
(Pace Condos) that is currently under construction;

•

an approved 45-storey mixed-use building at 200 Dundas
Street East (Dundas Square Gardens, currently occupied by
the 9-storey Hilton Garden Inn);

•

a proposed 47-storey mixed-use building at 175-191 Dundas
Street East/235 Jarvis Street; and

•

an approved 30-storey student residence for Ryerson
University at 186-188 Jarvis Street.

To the south of the site are a number of properties that front onto Church
Street and back onto Dalhousie Street at the rear. Abutting the site to
the south is a 3-storey building at 211-213 Church Street, containing
commercial uses at grade with residential units above, with a blank wall
facing the subject site. Continuing south, the Church Street frontage
includes a 2-storey converted house at 209 Church Street used for
commercial purposes, a 3-½ storey office building at 203-205 Church
Street and a 2-storey commercial building at 199-201 Church Street, as
well as 5 heritage-listed 3-storey buildings built in 1848 that have been
restored and are currently occupied by office and commercial uses
(187-197 Church Street).

213, 211 and 209 Church

203-205 Church Street

155 Dundas Street East (Pace Condos)
looking south

200 Dundas Street East looking east

187-197 Church Street
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Further south, at the southeast corner of Church Street and Shuter
Street, is a 28-storey mixed-use building at 167 Church Street (Jazz).
East of the Jazz building is a large surface parking lot at 30 Mutual
Street and 88 Queen Street East that has been approved for a mixeduse development for three 28-storey buildings (two fronting Mutual
Street and one fronting Dalhousie Street) and an 8-storey building along
Queen Street. In addition, at the northwest corner of Church Street and
Adelaide Street East is a 45-storey mixed-use building at 100 Church
Street (The Spire).
To the immediate west of the site, at the southwest corner of Church
Street and Dundas Street (260 Church Street), is a 3-storey building (a
Sterling Bank of Canada branch built in 1915) that is currently occupied
by Pizza Pizza restaurant on the ground floor with office above.  To the
south is a surface parking lot at 254 Church Street facing the subject
site. Continuing to the south of the parking lot is a 3-storey converted
rowhouse at 250 Church Street (Slick Wax Spa), a 3-storey rowhouse
at 244 Church Street that has been converted to 62 units of permanent
affordable housing for aboriginal residents (Nishnawbe Homes) and a
2- and 3-storey building at 240-242 Church Street (used for offices of
Society of the St. Vincent de Paul Society).

12

260 Church Street looking south from
Dundas Street East

254 Church Street looking west

244 and 250 Church Street looking west

240 and 242 Church Street looking west

To the south of these buildings are the St. Michael’s Catholic Cathedral
lands, which include a heritage-listed 3-storey building at 200 Church
Street (Bishop’s Palace built in 1845-1846), currently used as the chapel
and administrative offices for the Cathedral, and the heritage-designated
church building built in 1870-1871 (57 Shuter Street, designated under
Part IV of the Ontario Heritage Act by By-law 1250-2007). To the south
of St. Michael’s at the southwest corner of Church Street and Shuter
Street is a surface parking lot that forms part of the Metropolitan United
Church lands at 56 Queen Street East, which has zoning approval in
place for a 36-storey mixed-use building.

St. Michael’s Catholic Cathedral

Further west, beyond 260 Church Street, is a surface parking lot on
the south side of Dundas Street, followed by the 18-storey Bond Place
Hotel at the southwest corner of Dundas Street and Bond Street (65
Dundas Street East), the City TV studio complex at 33 Dundas Street
East, and Yonge-Dundas Square, which incorporates entrances to the
Dundas subway station. Surrounding Yonge-Dundas Square are the
Toronto Eaton Centre, the 10 Dundas East entertainment complex and
Atrium on Bay.

200 Church Street looking west

To the immediate north of the site, at the northeast corner of Church
Street and Dundas Street, is an Esso gas station at 241 Church Street,
with the 4-storey George Vari Engineering and Computing Centre to the
north (245 Church Street). To the east, along the north side of Dundas
Street east of Dalhousie Street, are two low-rise buildings (a 3-storey
commercial building at 122-126 Dundas Street East and a 2-storey
mixed-use building at 132-134 Dundas Street East) and vacant lots
(130 and 136-144 Dundas Street East). North of these properties is an
11-storey converted warehouse building known as Merchandise Lofts
(155 Dalhousie Street).

Esso Gas Station (241 Church Street)
looking north

122 and 126 Dundas Street East
looking northeast in foreground with the
Merchandise lofts (155 Dalhousie Street)
visible behind

132 and 134 Dundas Street East looking
north

George Vari Engineering and Computing
Centre (245 Church Street) looking
northeast

PLANNING & URBAN DESIGN RATIONALE

| CHURCH & DUNDAS

13

At the northwest corner of the Church/Dundas intersection is John
Frank Place (80 Dundas Street East), a mixed-use/residential nonprofit building with ground floor retail uses, which consists of a 6-storey
element at the corner of Church and Dundas, stepping up to 16 storeys
at the northeast corner of Dundas Street and Bond Street. Further to
the north and northwest is the Ryerson University campus, which is
generally bounded by Dundas Street to the south, Victoria Street to
the west, Gerrard Street to the north and Mutual Street to the east.
Ryerson has submitted a rezoning application for the lands at 270288 Church Street, which is currently used as a surface parking lot,
to permit a 27-storey mixed-use building with a total height of 112
metres, including a 7- and 8-storey base building (36-48.5 metres high)
containing academic, administration and retail space, and a 100-unit
(332-bed) student residence above.

John Frank Place (80 Dundas Street East)

270-288 Church Street

North of the campus, along Church Street, are a number of approved
and proposed developments including an approved 33-storey mixeduse building at 355 Church Street, an approved 29-storey mixed-use
building at 365 Church Street, and a proposed 41-storey mixed-use
building at 70-72 Carlton Street.
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2.3

Transportation

Dundas Street is classified as a Major Arterial in the City’s Road
Classification System, while Church Street is classified as a Minor
Arterial. Dundas Street is a four-lane east-west street with a 20-metre
right-of-way. Parking is prohibited on both sides of the street. Church
Street is a 4-lane north-south street with a right-of-way width of 20
metres. Parking is permitted on both sides of the street during nonrush hours.
From a transit perspective, the subject site has excellent access to both
subway and surface transit services. The Dundas subway station is
located within an approximate 200-metre walk of the subject site and
provides subway service along Line 1 (Yonge-University-Spadina).
Streetcar service is provided along Dundas Street on the 505
Streetcar line, which runs from the Dundas West subway station along
Roncesvalles Avenue, Dundas Street and Broadview Avenue to the
Broadview subway station (see Figure 3, TTC Map). Blue Night Routes
are located on Yonge Street (Route 320), Queen Street East and West
(Route 301) and College Street/Carlton Street (Route 306).

Figure 3 - Transit Map
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3 PROPOSAL
3.1

Description of the Proposal

The proposed 46-storey residential tower (145.1 metres, excluding
mechanical penthouse and 159.6 metres, including mechanical
penthouse), including a 5-storey podium, includes approximately 616
units, a total gross floor area of 40,656 square metres, resulting in a
total density of 24.7 FSI. The building is comprised of 39,986 square
metres of residential gross floor area of square metres and 670 square
metres of ground floor retail commercial space.
Podium Building
The 5-storey podium, with a height of 25.0 metres, will be built to the
three adjacent streetlines as well as to the south property line, with a
1.75 metre stepback to the top floor of the podium (at a height of 20.5
metres) along Church Street, Dundas Street and Dalhousie Street in
order to reduce the apparent massing at the pedestrian street level.
At the ground floor level, the podium is inset 1.6 metres along both
Church Street and Dundas Street to achieve 4.6-metre and 5.1 metre
wide sidewalk zones, respectively.
The podium will be designed with a vertical treatment.  The ground floor
will have a height of 7.0 metres and will be comprised of commercial
space fronting onto Dundas Street and Church Street, framing the
corner. The pedestrian entrance to the residential lobby is located along
the Church Street frontage at the southwest corner of the building (see
Figure 4, Site Plan). The driveway is located along the south limit of
the property, providing access from both Church Street and Dalhousie
Street.
Above the ground floor, the podium building consists of residential units
facing the three street frontages, with bicycle parking, storage lockers
and mechanical space located in the interior portions of the floors.  A
light well is located at the south end of the building, providing natural
light into the internal driveway.
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Figure 4 - Site Plan

Tower
The proposed 41-storey tower element is stepped back 3.0 metres
from the face of the podium building (Floors 2-4) along Church Street,
Dundas Street and Dalhousie Street, with a setback of 12.6 metres from
the south property line. The proposed tower has a point tower form and
is rectangular in shape, with an east-west dimension of 27.63 metres
and a north-south dimension of 33.3 metres, resulting in a floor plate
size of 917 square metres.
The lower two storeys of the tower (the 6th and 7th floors) consist of
indoor amenity space and are inset by 1.8 metres from tower above on
the north, east and west facades and by about 4.0 metres on the south
facade in order to provide additional outdoor amenity space on the roof

18

of the podium and to emphasize the separation of the tower element
from the podium below. The mechanical penthouse will be incorporated
into the design of the tower with an angled architectural element. A
green roof is proposed on the roof of the mechanical penthouse.
Projecting angled balconies wrap around the entire building face. The
tower façades will be articulated with the use of the angled balconies
in an offset pattern between floors.  The angle at which the balconies
project from the tower face will also be alternated between floors to
create visual interest and further break up the massing. The horizontal
treatment of the balconies will contrast with the vertical treatment of the
podium, resulting in two distinct building elements (see Figure 5 and
6, Elevations).

Figure 5 - East and West Elevations
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Figure 6 - North and South Elevations

Residential Units and Amenity Space
A total of 616 residential units are proposed, with a mix of 164 bachelor
units, 280 one-bedroom units, 170 two-bedroom units and 2 threebedroom units.
A total of 1,244 square metres of indoor amenity space will be provided
on two levels (the 6th and 7th floors), with direct access to 657 square
metres of outdoor amenity space on the roof of the podium.
Access and Parking
A two-way driveway at the south end of the site provides vehicular
ingress/egress with access from both Church Street and Dalhousie
Street. The ramp to the underground garage and the at-grade loading
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spaces are accessed from the driveway. 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
frontages.
The proposal provides 178 vehicle parking spaces (167 resident parking
spaces and 11 car-share parking spaces) in a 6-level underground
garage. A total of 666 bicycle parking spaces will be provided, including
598 long-term bicycle parking spaces as well as 60 short-term bicycle
parking spaces for residential visitors and 8 short-term bicycle parking
spaces for retail uses located at grade.

3.2

Key Statistics

Site Area

1,648 m2

Total GFA

40,656 m2

FSI

24.7

Height

46 storeys (145.1 m + 14.5 m mechanical penthouse)

Residential Units

616

Indoor Amenity Space

1,244 m2

Outdoor Amenity Space

657 m2

Car Parking Spaces

178

Bicycle Parking Spaces

666

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 the permitted height and density and to
revise other development regulations as necessary to accommodate
the proposal.
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4
4.1

POLICY & REGULATORY CONTEXT
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 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
maybe 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 foran
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
keyelement 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
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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.
Policy 1.7.1 of the PPS states that long-term prosperity should be
supportedby 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 infrastructure.

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:
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“... 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.”
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” and a “major transit station area”. A “major transit station area”
is defined by the Growth Plan as “the area including and around any
existing or planned higher order transit station within a settlement area
[…] Station areas generally are defined as the area within an approximate
500m radius of a transit station, representing about a 10-minute walk”.
In turn, “higher order transit” is defined as transit that generally operates
in its own dedicated right-of-way, outside of mixed traffic, including
heavy rail (such as subways).
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 citybuilding 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 by Statistics
Canada to be 2,704,622 (i.e. the 2001-2011 population growth fell short
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of the forecast by about a third). 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 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” and “major transit station areas”.
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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.”
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 7).
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Figure 7 - Urban Structure (Map 2)

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:
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•

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.
The Plan notes that every home built within the Downtown offsets the
needfor 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 goalsfor 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.
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From a transportation perspective, Maps 4 and 5 (Higher Order
Transit Corridors and Surface Priority Networks, see Figures 8 and
9, respectively) identify the Dundas subway station as being part of a
TTC Subway line (Yonge-University-Spadina).  As well, Map 5 identifies
Dundas Street as a “Transit Priority Segment”. Policy 2.2(3)(h) explains
that the intent is to give streetcars signal priority and to introduce other
priority measures such as reserved or dedicated lanes for streetcars
and limiting or removing on-street parking during part of all of the day.
The introductory text in Section 2.4 “Bringing the City Together: A
Progressive Agenda of Transportation Change”, notes that:
“The transportation maps and schedules of the Plan make
provisionfor 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 supportthe goal
of reducing car dependency throughout the City ... Achievinga
more intense, mixed use pattern of development will increase
boththe 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.”
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.
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Figure 8 - Higher Order Transit Corridor (Map 4)

Figure 9 - Surface Transit Priority Network (Map 5)
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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 10).

Figure 10 - Land Use Plan (Map 18)

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 Church Street. Lands to the north
and northwest, beyond the properties fronting on Dundas Street, are
designated Institutional Areas (i.e. the Ryerson campus).
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:
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“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:
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•

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

•

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

•

integrating services and utility functions within buildings where
possible;

•

providing underground parking where appropriate; and

•

limiting surface parking between the front face of a building
and the public street or sidewalk.

Policy 3.1.2(3) sets out policies to ensure that new development will
be massed and its exterior 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;
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•

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.

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

36

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.

4.4

Zoning

The in-force Zoning By-law applying to the subject site is Zoning Bylaw 438-86, as amended, of the former City of Toronto. The new Citywide 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
Zoning By-law 438-86, as amended, zones the subject site CR T3.0
C2.0 R3.0, with a maximum height of 18.0 metres (see Figures 11 and
12).
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 T3.0 C2.0
R3.0 zoning provision permits a maximum gross floor area of 3.0 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 3.0 times the area of the lot for residential
uses.
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Figure 11 - Zoning By-law 438-86

Figure 12 - Zoning By-law 438-86 (Height)

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:

38

•

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

•

Section 12(2)260 requires that building heights do not
penetrate through a 44-degree angular plane taken from a
base height of 16 metres at the Church Street frontage.

It should be noted that the subject site is not subject to Section 12(2)256,
which  prescribes height limits in relation to the helicopter flight paths
associated the Hospital For Sick Children. The site is located outside of
the East Approach Area (as shown on Figure 13, Map 1). With the East
Approach Area, 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.

Figure 13 - Section 12(2)256 - Map 1
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City-Wide Zoning By-law 569-2013
As shown on Figures 14 and 15, City-Wide Zoning By-law 569-2013
would zone the subject site CR 3.0 (c2.0; r3.0) SS1 (x2166), with a
height limit of 18.0 metres. The site is located within Policy Area 1 for
parking purposes.

Figure 14 - Zoning By-law 569-2013

Figure 15 - 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 2166 states that that the site subject to prevailing By-laws
and Sections, specifically Sections 12(2)132 and 12(2)260 of 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 Dundas Street East between Yonge Street and
Jarvis Street as a High Street, while Church Street is identified as a
High Street from Dundas Street to north of Carlton and from Queen
Street to Adelaide Street (see Figure 16). High streets are parts of
major Downtown streets where tall buildings are considered to be an
appropriate form of development.

Figure 16 - High Streets Map (Map 3)
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The Downtown Vision Height Map (Map 2) identifies the High Street along
Dundas Street as having a height range of 62 metres to 107 metres (20
to 35 storeys), while Church Street north of Dundas has a height range of
47 metres to 77 metres (15 to 25 storeys), as shown on Figure 17. Both
Dundas Street and Church Street (north of Dundas Street) are identified as
having a Tower-Base Form typology on Map 3.
The relevant Supplementary Design Guidelines are addressed in Section
5.5 of this report.

Figure 17 - Downtown Vision Height Map (Map 2)
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5 PLANNING AND DESIGN ANALYSIS
5.1

Intensification

Residential/mixed-use intensification on the subject site is supportive
of numerous policy directions articulated in the Provincial Policy
Statement, the Growth Plan for the Greater Golden Horseshoe 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 within convenient walking distance (200 metres, or
about a 3-minute walk) of the Dundas subway station. Accordingly,
the site would also be considered to be part of a “major transit station
area” as defined in the Growth Plan.  The Growth Plan includes policies
that support a mix of uses and increased residential and employment
densities to support the viability of existing and planned transit service
levels in “major transit station areas”.
The current uses of the subject site represent an underutilization of
land and infrastructure located 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 contribute to the
ongoing revitalization of the Downtown East area, support transit
ridershipand allow residents to take advantage of the wide array of
shops, services, restaurants and cultural and educational facilities
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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.
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 Bylaw.
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
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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.
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 and Church 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 two corridors, Dundas Street and
Church Street, both of which have existing, approved and proposed tall
buildings with heights that are similar to the building proposed on the
subject site.
The proposed 46-storey height fits within the range of building heights
along Dundas Street and will fit harmoniously with the stepping of
heights along this corridor. 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). As a
result, the proposed 46-storey building (with a height of 159.6 metres
including mechanical penthouse) will maintain an appropriate stepping
up of heights towards the Dundas subway station and Yonge Street.
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Within the Church Street corridor, existing and approved heights
range from 28 to 45 storeys, although it is noted that the pattern of
tall buildings is less continuous than along a number of other corridors
within the Downtown. That being said, the Church Street corridor
includes the existing 45-storey building at 100 Church Street and the
approved 33-storey and 29-storey buildings at 355 Church Street and
365 Church Street, respectively.
Within the broader area, including the Dundas Street and Church Street
corridors, there are a number of existing, approved and proposed tall
buildings, as outlined in the table below and shown in Figure 18, Height
Map:

Figure 18 - Height Map
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Address

Height
(storeys)

Height
(in metres*)

2 Queen Street West***

65 storeys

220.0 metres

197 Yonge Street (Massey Tower)**

60 storeys

208.3 metres

215-229 Church Street/101-117 Dundas Street
East***

46 storeys 159.6 metres

2-26 Lombard Street/25 Richmond Street East**

46 storeys

154.0 metres

100 Church Street (Spire)

45 storeys

150.0 metres

163 Dundas Street East (Pace)*

42 storeys

146.2 metres

175-191 Dundas Street East/235 Jarvis Street***

47 storeys

145.4 metres

200 Dundas Street East (Dundas Square Gardens)**

45 storeys

145.0 metres

210 Victoria Street (Pantages Tower)

44 storeys

139.6 metres

70-72 Carlton Street***

41 storeys

137.5 metres

75-83 Mutual Street***

38 storeys

126.2 metres

252-258 Victoria Street/19-21 Dundas Square**

39 storeys

122.5 metres

56 Queen Street East**

36 metres

114.0 metres

270-288 Church Street***

27 storeys

112.1 metres

355 Church Street (Alter Condos)**

33 storeys

107.5 metres

365 Church Street (365 Church Condos)**

29 storeys

99.8 metres

186-188 Jarvis Street**

30 storeys

99.0 metres

30 Mutual Street/80 Queen Street East (Tower 1)**

28 storeys

84.5 metres

30 Mutual Street/80 Queen Street East (Tower 2)**

28 storeys

84.5 metres

30 Mutual Street/80 Queen Street East (Tower 3)**

28 storeys

84.5 metres

64-70 Shuter Street (Core Condos)*

24 storeys

84.0 metres

167 Church Street (Jazz)

28 storeys

83.2 metres

* Under Construction
** Approved/Not yet built
*** Proposed
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Furthermore, as noted previously, the Downtown Tall Buildings Vision
identifies Dundas Street as a High Street with a “Tower-Base Form”,
with heights in the range of 20 to 35 storeys (62 to 107 metres). The
20-storey (62-metre) height is conceived of as an “as-of-right” height,
with the maximum 35-storey (107-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 significantly greater
than those contemplated by the Height Vision Map may be appropriate.
Finally, it is noted that the proposed tower is not subject to the height
restrictions set out in Section 12(2)256 of By-law 438-86 relating to the
helicopter flight path for the Hospital For Sick Children.
From a massing perspective, the height of the 5-storey podium (i.e.
20.5 metres to the top of the 4th floor and 25 metres to the top of the
5th floor, stepped back by 1.8 metres) establishes an appropriate street
proportion along both Dundas Street and Church Street, which is slightly
greater than a 1:1 height to right-of-way width ratio. The resulting street
proportion is similar to that established by the 6-storey building element
at the northwest corner of the intersection (80 Dundas Street West)
and the 7-storey podium (23.2 metres in height) at Pace Condos (163
Dundas Street East), and less than the street proportion that would be
created by the proposed 7- and 8-storey podium (36 to 48.5 metres) for
the Ryerson building at 270-288 Church Street. The podium will provide
an appropriate street wall condition that will reinforce the emerging built
form context along Dundas Street and Church Street, while providing
for improved pedestrian realm conditions with a recessed ground floor.
The tower is stepped back 2.9 metres from the podium face (Floors
2-4) in order to break up the massing, within inset floor plates at the 6th
and 7th floor levels, which contain indoor residential amenity areas.  The
tower is highly articulated through the use of offset, angled balconies,
which will create visual interest and further break up the massing.
In our opinion, the proposed density, which works out to 24.7 FSI, is
appropriate and desirable. Firstly, it is important and appropriate from
a planning policy perspective to optimize density on the site given its
location within the Downtown and its proximity to higher order transit
(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
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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 design, context and 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 3.0 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, Core Condos, 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 to the east (on the west side of George Street), approximately 300
metres from the subject site.  Given the significant distance to the closest
Neighbourhoods and the existence of intervening tall buildings, there will
be no built form impacts in terms of overview, shadowing or loss of sky
view for those Neighbourhoods properties.
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.
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The underlying CR zoning standard requires a setback of 5.5 metres
from principal residential windows to property lines that are not street
lines, and a separation distance of 11.0 metres between facing windows
of principal residential rooms on the same site. For tower elements,
the Tall Building Design Guidelines recommend a greater 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).
Podium
The residential units in the podium comply with the 5.5-metre window
setback standard, given that all of the units face toward the adjacent
streets, which have rights-of-way of 20 metres in the case of Dundas
Street East and Church Street and 12.2 metres in the case of Dalhousie
Street. Accordingly, there will be no LVP issues associated with the
units in the podium.
Tower
Given that the site is surrounded by public streets to the north, east
and west, the tower will generally achieve the recommended 25-metre
separation distance from nearby existing towers. Furthermore, the
tower setback from the south property line will be in accordance with
the recommended minimum 12.5-metre setback in the Tall Building
Design Guidelines.
To the west, there would be no tower separation issues with existing
buildings given that the properties on the west side of Church Street are
comprised of 3-storey buildings and a surface parking lot.
Similarly, to the north, there would be no tower separation issues as the
property on the north side of Dundas Street is currently occupied by a
gas station. To the northwest, the 16-storey building is over 80 metres
from the proposed building on the site, well in excess of the minimum
25-metre tower separation distance guideline.
To the east, the proposed tower face would be approximately 18 metres
from the face of the existing 14-storey residential building on the east
side of Dalhousie Street (the Metta Housing Co-operative), which is
set back approximately 3 metres from the streetline and steps up from
10 storeys along the Dundas Street frontage to 14 storeys within the

52

central portion of the building. As a result of the height of the proposed
podium and the two inset amenity floors above, the tower face on the
subject site containing residential units would begin at an elevation of
32.1 metres, approximately equivalent in height to the 11th floor of the
Metta Housing Co-operative building. As a result, only the east-facing
units on Floors 8 to 11 of the proposed tower and the west-facing units
on Floors 12 to 14 of the existing co-op building would be affected.  
Given the limited extent of the 18-metre separation distance, which
results from the narrow width of Dalhousie Street, and the mid-rise
height and design of the co-op building, it is our opinion that the
LVP impacts would be minimal and acceptable. From a sky view
perspective, there would be minimal impact due to the setbacks of the
taller building elements from Dundas Street in both cases. As well, the
resulting condition is not a tower-to-tower relationship (given that the
co-op building is a high mid-rise building, not a tower).
To the south, the distance between the south face of the proposed
tower and the property line is approximately 12.6 metres, which would
satisfy the minimum 12.5-metre setback distance recommended in the
Tall Building Design Guidelines.
As it relates to the future development potential of adjacent properties,
additional analysis was undertaken to determine the appropriateness of
the proposed tower placement on the subject site relative to potential
future development of tall buildings on surrounding lands.
To the north and west, if towers were to be developed on either the
north side of Dundas Street or the west side of Church Street, assuming
a typical tower stepback of 3.0 metres above the podium, a minimum
tower separation of 25.9 metres would be achieved, in excess of the
25 metre guideline. To the south, the proposed tower setback of 12.9
metres would allow the lands to the south to be redeveloped for a
tall building with a 25 metre tower separation distance. For the lands
to the immediate east, it is our opinion that the adjacent property at
99 Dalhousie Street cannot reasonably be considered as a future tall
building site given that the existing building is a co-operative housing
development; as such, it is unlikely that the existing building would ever
be demolished and redeveloped.
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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 study has
been prepared by RAW 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 to the east of the
site. On March 21st/September 21st, there would be minor incremental
impact on the Neighbourhoods designation to the east at 6:18 p.m.,
however, the shadow would largely be subsumed within the shadow
cast by the approved 30-storey Ryerson student residence at 186188 Jarvis Street. On June 21st and December 21st, there would be no
incremental shadow impact at any time of day.
As it relates to parks and open spaces in the area, the closest
designated Parks in the Official Plan are Yonge-Dundas Square and
Ryerson Community Park at the southeast corner of Victoria Street and
Gould Street. Arena Gardens Park is designated Other Open Space
Areas, while the Ryerson Quad is not designated on the Official Plan
Maps. The study shows that there would be no shadowing on YongeDundas Square or Ryerson Community Park at any of the times studied.
Similarly, there would be no incremental shadow impact throughout the
year on either the Ryerson Quad or Arena Gardens Park, except on
December 21st, when there would be a minor incremental impact on the
Ryerson Quad from 9:18 a.m. until after 10 a.m.
In terms of adjacent streets, the study shows that Dundas Street will
be impacted by incremental shadowing throughout the day, ending
after 5:30 p.m. on March 21st/September 21st and after 4 p.m. on
June 21st and after 3 p.m. on December 21st. Bond Street will only be
impacted by incremental shadowing in the early morning until after 10
a.m. Church Street is incrementally impacted in the morning until after
12 p.m. throughout the year, while Mutual Street will be incrementally
impacted after 3 p.m. on March 21st/September 21st and after 2 p.m.
on December 21st. Incremental shadowing will occur on Jarvis Street
after 4 p.m. until after 5 p.m. on March 21st/September 21st and after 5
p.m. until after 6 p.m. on June 21st and momentarily on December 21st
after 3 p.m.
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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
would be no shadow impact on parks.
Wind Impact
A Preliminary Pedestrian Level Wind Assessment was undertaken by
Theakston Environmental with respect to the proposed development.
The study concludes that the observed wind velocity and flow patterns
at the proposed development are largely influenced by approach wind
characteristics that are dictated by the urban surrounding areas to
prevailing wind directions. The surroundings favourably precondition
the wind’s approach flow to several directions, resulting in wind
conditions that are predicted as generally comfortable throughout the
year in the existing setting.
Once the subject site is developed, ground level winds at several
locations will improve, with occasional localized areas of higher
pedestrian level winds. Analysis indicates the “as built” conditions will
be very similar to the conditions, at several locations, and that change is
moderate, in several instances, statistically insignificant with exception
the exception that Dalhousie Street will be windier and uncomfortable
on occasion during the winter months. As such, the site is predicted
suitable for Standing or Walking under normal wind conditions and
appropriate to the intended purpose much of the time.

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 Church Street and
Dundas Street with a widened sidewalk zone and grade-related retail
space animating all three street frontages. The proposed building has
been designed with a podium that is appropriately scaled in relation to
the adjacent streets and a distinctive tower element that will contribute
to the Downtown skyline.
In our opinion, the proposed design conforms to the built form and
urban design direction set out in Policies 3.1.2(1), 3.1.2(2), 3.1.2(3),
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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 Dundas Street, Church
Street and Dalhousie Street, giving prominence to the corners;

•

provide ground floor uses, specifically retail space along
Church Street and Dundas Street, as well as the residential
lobby along Church 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 Church
Street;

•

locate and screen service areas, ramps and garbage storage
by internalizing all of the functions within the building and
screening them from the public streets;

•

provide underground parking;

•

mass the podium to frame Church 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; and

•

integrate the mechanical penthouse into the design of the
building.

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.
•
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The proposed 46-storey height (159.6 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 the Mixed Use Areas designation and abutting other
lands designated Mixed Use Areas.

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 open
space (see Section 5.4 above). Sunlight access and sky view
along Church Street and Dundas Street will be protected by
the separation distance from other existing and potential tall
towers.

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 Church 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 both the Church Street and Dundas Street
frontages.

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 welldefined, clearly visible and universally accessible from the adjacent
public sidewalk.
•

The main residential building entrance is located on Church
Street, while the ground level retail space will front both
Church Street and Dundas Street and wrap around the corner
to front Dalhousie Street as well.

Guideline 2.3 – Site Servicing, Access and Parking. Locate “back-ofhouse” 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.
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Guideline 2.4 – Publicly Accessible Open Space. Provide graderelated, 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 ground floor of the podium building will be set back 1.6
metres from Church Street and Dundas Street in order to
create an enhanced sidewalk zone along the street edges.

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.
•

The 5-storey (25-metre) base building reinforces and respects
the scale of both Church Street and Dundas Street. While
the 25-metre height is greater than 80% of the Church rightof-way (16.0 metres) and greater than 80% of the Dundas
right-of-way (16.0 metres), the 5th floor is stepped back above
20.5 metres and the overall height is similar to other streetwall
heights in the area.

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 all three
street frontages together with the pedestrian entrance to the
residential tower on Church Street will provide for an animated
public realm.

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 7.0 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.
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•

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

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

The proposed tower has a floor plate of 917 square metres and
is articulated through the use of projecting angled balconies.
Although the tower floor plate is larger than the 750 square
metres, it will have a point tower form with the narrower tower
width along Dundas Street (27.63 metres) and a slightly greater
width along Church Street (33.3 metres), which will minimize
shadow and sky view impacts. Due to the width of the tower
along Dundas Street, the width of the resulting shadow and the
impact on sky view is virtually identical to that of a 27.4 metre
by 27.4 metre floor plate that would exactly meet the guideline.  
The additional north-south depth is an appropriate response
to the site shape, which maintains the recommended tower
setback from the south property line, and would have minimal
built form impact. Other recently-approved tall buildings in
the area exceed the 750 square metre guideline (e.g. Dundas
Square Gardens, 900 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.
•

The tower will be stepped back 3.0 metres from the face of
the base building along Dundas Street, Church Street and
Dalhousie Street, excluding the projecting angled balconies.
Although the tower stepbacks do not follow the guideline
strictly, the resulting tower design with projecting angled
balconies will appropriately distinguish it from the base
building.
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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.
•

To the south, the tower is set back 12.6 metres from the
south lot line and is keeping with the setback guideline. The
guideline would not require a setback for tower separation
purposes along the three street frontages.

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 is incorporated into the tower
design, with a slope roof element. Lighting will be addressed
through the site plan approval process.

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.
•

The ground floor is set back 1.6 metres along Church Street
and Dundas Street in order to provide 4.6-metre and 5.1
metre wide sidewalk zones, respectively, which provides for
an enhanced public realm as compared to existing conditions
along both streets.

Guideline 4.3 – Pedestrian Level Wind Effects. Locate, orient and
design tall buildings to promote air circulation and natural ventilation,
yet minimize adverse wind conditions on streets, parks and open space,
at building entrances, and in public and private outdoor amenity areas.
•
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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 ground floor is set back 1.5 metre from the property line
to provide for weather protection.

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.
•

5.6

This guideline is satisfied as the proposed tower does not cast
a shadow onto any nearby parks or any “Signature Parks/
Open Spaces”.

Transportation and Servicing

A Transportation Impact Study (TIS) was prepared by MMM Group
Limited in support of the proposed development. The report concludes
that the analysis indicates that the traffic impacts of the development
proposal on the boundary road network are likely minimal. The proposed
site driveway intersections are also forecast to operate at very good
levels of service based on future traffic conditions.
From a parking perspective, the proposed equivalent parking supply
of 219 parking spaces (i.e. 0.36 spaces per unit) is adequate given the
provision of surplus bicycle parking (41 spaces), as well as the proximity
of the redevelopment site to high-level transit services (2 streetcar
routes and walking distance to Dundas Subway Station), car-share
facilities (8 within walking distance), market parking demand, average
household vehicle ownership, walkability to major attractions (i.e.
Ryerson University and Eaton Centre) and approved rates for similar
developments.
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From a loading perspective, the proposed development is short a Type
‘B’ loading space in meeting the zoning requirements, however, given
the ancillary nature and the modest GFA of the ground floor retail, it is
expected that loading can be shared with the Type ‘G’ loading space
on site.
A Functional Servicing Report was prepared by Cole Engineering for
the proposed development. The report concludes that, from a storm
drainage perspective, the proposed measures will effectively meet the
SWM criteria set forth by the City and the MOE.
In terms of sanitary sewers, based on the field survey for proposed
conditions with wet weather analysis, the existing combined sewer legs
in the tributary area can support the additional flows from the proposed
redevelopment under normal hydraulic conditions. No improvements
are required to the existing municipal combined sewer system.
From a water supply perspective, water supply will be provided from
the existing 300 mm diameter watermain on the east side of Church
Street.  In terms of fire flow, based on the results of the hydrant flow test
conducted on Church Street, the existing watermain meets the minimum
fire suppression required to service the proposed development.

5.7

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:
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•

The Church-Yonge Corridor neighbourhood has experienced
population growth of approximately 30 percent since 2001.

•

The majority of residents are of working age (71.2 percent) and
the proportion of children, youth, and seniors is lower than
that of the City of Toronto as a whole. There are more couple
households (married and common-law) without children

than with children, and 91.8 percent of residents live in 1- or
2-person households, resulting in an average household size
of 1.55 persons.
•

In terms of housing stock, the majority of private dwellings
(90.2 percent) are located in apartment buildings with more
than 5 storeys. Approximately 54 percent of the dwellings are
owned.

•

In 2005, the average household income was $53,372, which is
$17,573 less than the City’s average.

•

In 2006, 35.0 percent of residents were immigrants, with 8.1
percent of immigrants in the neighbourhood having recently
arrived.

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

In terms of school accommodation, the public elementary
and secondary schools serving the subject site could
accommodate the 12 projected elementary students and 6
projected secondary students anticipated from the proposed
development. The Catholic schools could accommodate the
6 projected elementary students and 3 projected secondary
students.

•

There are a total of 6 childcare facilities within the Study Area.
The projected demand for 7 childcare spaces anticipated from
this development could be accommodated by the facilities
within the Study Area, as there are currently a combined total
of 40 vacancies across all age groups.

•

There are two Toronto Public Library branches located within
the Study Area, which offer moderate collections.   One
community recreation centre is located in proximity to the
Study Area, which offers a variety of facilities and services
including camps and fitness/wellness, day camps, and dropin programming. There are a number of parks located within
the Study Area (11 in total), totaling 13.75 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.
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•

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

•

In addition, there are 6 places of worship located within the
Study Area.

6 CONCLUSIONS
The proposed redevelopment of the site at 215-229 Church Street and
101-117 Dundas Street East will appropriately intensify an underutilized
site, improve the streetscape along Church Street and Dundas Street
East, and provide new residential units in a built form that is in keeping
with the existing and planned built form context.
From a land use perspective, the proposal is supportive of 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 within 200 metres of the Dundas subway station and 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 specifically 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 along the Dundas Street and
Church Street corridors, while improving the pedestrian realm along
those streets. The proposed development conforms to 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.

PLANNING & URBAN DESIGN RATIONALE

| CHURCH & DUNDAS

65

APPENDIX

A

COMMUNITY SERVICES AND FACILITIES STUDY
TABLE OF CONTENTS

Job No. 14141

1

INTRODUCTION ................................................................................... A1

2

STUDY AREA .......................................................................................... A2

3

DEMOGRAPHIC PROFILE ...................................................................... A3
3.1
3.2
3.3
3.4
3.5
3.6
3.7

4

A3
A4
A5
A5
A6
A7
A8

COMMUNITY RESOURCES INVENTORY ............................................. A11
4.1
4.2
4.3
4.4
4.5
4.6
4.7

5

Population
Family Composition
Household Size
Income
Education
Citizenship / Immigration
Housing

Schools
Child Care Services
Public Libraries
Recreation
Emergency Services
Parks
Places of Worship

A11
A12
A13
A14
A14
A15
A16

SUMMARY ............................................................................................ A17

1

INTRODUCTION

This Community Services and Facilities Study has been prepared in support of an application
to permit the redevelopment of 215-227 Church Street and 101-117 Dundas Street East. The
development will contain 600 residential units.
The study provides a demographic profile of the neighbourhood, reviews the existing inventory
of community resources which serve the area, and identifies priorities that should be considered
in connection with the current proposal.
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 enrollment, capacity,
service boundaries and types of programs. Neighbourhood census data was gathered from
the 2006 and partially released 2011 Church-Yonge Corridor Neighbourhood Profile found on
the City’s website (www.toronto.ca) to develop a short demographic profile of the area and its
residents.
A portion of the data used in the Study was gathered from the 2011 National Household Survey
(NHS), such as information on immigration, education, labour, housing and incomes. The 2011
NHS is a voluntary survey on the population conducted on the same day as the 2011 Census.
The questions asked in this survey were previously asked in the “long-form” version of the
Census. However, data from the NHS and previous long-form Census cannot be compared
as the NHS is a voluntary survey, which may result in the NHS under-reporting the number of
people belonging to certain subgroups due to lack of response.
Contact was made via email with the Toronto District School Board as well as the Toronto
Catholic District School Board in order to gain accurate and up-to-date data on the current
vacancies and capacities of the surrounding schools. Daycare centres in the area were contacted
via telephone and represent a snapshot of the vacancies at that point in time. It is important to
note that this contact is therefore limited as the vacant spaces at daycare centres are generally in
flux.
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STUDY AREA

The subject site
is located within the boundaries of the Church-Yonge Corridor neighbourhood
2011
(as delineated in the City of Toronto’s neighbourhood classification system). The Church-Yonge
City of Toronto
Neighbourhood
Profiles
Corridor neighbourhood
is roughly bounded
by Bloor Street
to the north, Jarvis Street to the
east, Front Street to the south, and Yonge Street to the west.

Church-Yonge Corridor (75)

The boundaries for the community services and facilities inventory in Section 6 are Carlton Street
to the north, Sherbourne Street to the east, King Street to the south and Bay Street to the west,
as shown on Figure 2 at the end of this report
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Figure 1: Church-Yonge Corridor Map
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DEMOGRAPHIC PROFILE

The subject site is located within the Church-Yonge Corridor neighbourhood as per Figure 1.
The following demographic profile is based on the City of Toronto’s 2006, and partially released
2011, Church-Yonge Corridor neighbourhood Profile census data.

3.1

Population

Table 1 - Population by Age Group
Church-Yonge
2001

Church-Yonge
2006

Church-Yonge
2011

#

%

#

%

#

%

Children (0-14)

1,130

5.2

1,085

4.5

1,120

3.9

Youth (15-24)

2,755

12.6

3,495

14.4

4,475

15.8

Working age (25-64)

16,030

73.3

17,635

72.4

20,190

71.2

Seniors (65+)

1,930

8.8

2,140

8.8

2,580

9.1

21,860

100

24,370

100

28,365

100

TOTAL

Between 2001 ad 2006, the population increased in the Church-Yonge Corridor by 2,510
persons, an 11.5 percent increase in the neighbourhood. Between 2006 and 2011, the
population continued to increase in the neighbourhood, by 3,995 persons or 16.4 percent. The
Church-Yonge Corridor neighbourhood is predominantly made up of people in the “Working
Age” group (71.2 percent in 2011), which expeirenced the largest increase in population from
2006 to 2011 (2,555 persons). Compared to the City of Toronto data, the Church-Yonge Corridor
has a lower proportion of “Children” and “Seniors” and a higher proportion of “Youth” and the
“Working Age” group. The data also indicates that thenumber of “Youth”, “Working Age” and
“Seniors” in the neighbourhood has been gradually increasing since 2001, while the number of
“Children” increased from 2001 to 2006, then descreased from 2006 to 2011.
Table 2 - Population by Age Group
City of Toronto
2001
#

%

City of Toronto
2006
#

%

City of Toronto
2011
#

%

Children (0-14)

433,820

18%

409,610

16%

400,860

15%

Youth (15-24)

308,415

12%

318,655

13%

333,510

13%

Working age
(25-64)

1,401,430

57%

1,421,555

57%

1,503,260

58%

Seniors (65+)

337,845

14%

353,450

14%

377,440

14%

2,481,510

100%

2,503,270

TOTAL
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3.2

Family Composition

Table 3 - Families by Family Structure
Church-Yonge
2006
Total # of census families in private households

Church-Yonge
2011

4,425

100

5,120

100

3,760

85.0

4,430

86.5

2,175

49.2

2,660

52.0

1,445

32.7

1,875

36.6

730

16.5

780

15.2

1 Child

415

9.4

495

9.7

2 Children

250

5.6

225

4.4

3+ Children

75

1.7

60

1.2

1,585

35.8

1,775

34.7

1,525

34.5

1,680

32.8

60

1.4

90

1.8

1 Child

55

1.2

75

1.5

2 Children

0

0.0

0

0.0

3+ Children

0

0.0

0

0.0

660

17.0

690

13.5

Female parent

545

12.3

610

11.9

1 Child

425

9.6

435

8.5

2 Children

70

1.6

135

2.6

3+ Children

45

1.0

40

0.8

130

2.9

80

1.6

1 Child

65

1.5

75

1.5

2 Children

30

0.7

5

0.1

3+ Children

10

0.2

0

0.0

Total couple families by family structure
Married couples
Without children at home
With children at home

Common-law couples
Without children at home
With children at home

Total lone-parent families by sex of parent

Male parent

Table 3 the family structure of the population living in the Church-Yonge Corridor
neighbourhood. The total number of families has increased by 695 units from 2006 to 2011.
As noted above, the number of married couples has increased, with the proportion of the
population comprised of married couples increased from 49.2 to 52 percent. The number of
common-law couples residing in the area decreased from 34.7 to 35.8 percent. Most commonlaw couples continue to be without children at home (32.8 percent in 2011), as do the married
couples in the neighbourhood (36.6 percent without children, 15.2 percent with children in the
home). Lone-parent families comprised 13.5 percent of the neighbourhood population in 2011,
a decrease from 17 percent in 2006 (however increased 30 family units in aggregate). Most
lone-parent families were female-headed (11.9 percent) and had one child. Overall, the census
data indicates that married couples without children at home is the most common familial
composition in the neighbourhood, followed closely by common-law couples without children.
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3.3

Household Size

Table 4 - Household Size
Church-Yonge
2006

Church-Yonge
2011

#

%

#

One Person

9,645

61.6

11,005

60.4

32

Two Person

4,670

29.9

5,715

31.4

29

Three Person

875

5.6

1,025

5.6

16

Four - Five Person

390

2.5

420

2.3

19

Six + Persons

55

0.4

45

0.2

4

15,635

100

18,210

100

100%

Total

%

Toronto
2011
%

Table 4 indicates that in 2011, the majority of the households in the Church-Yonge Corridor were
one-person households (60.4 percent), followed by two-person households (31.4 percent). Larger
households only comprised 8.1 percent of the total population in 2011. Compared to the City
of Toronto, the neighbourhood has a very high rate of one-person and two-person households
(91.8 percent in the neighbourhood, versus 61 percent city-wide) and a very low proportion of
larger households (8.1 percent in the neighbourhood, compared to 39 percent city-wide). In
2006, the neighbourhood had an average of 1.56 persons per household, and was 1.55 persons
per household in 2011.

3.4

Income

Table 5 - Income
Church-Yonge
2001

Church-Yonge
2005

Toronto
2001

Toronto
2006

Median household income

$48,609

$43,651

$49,345

$52,833

Average household income

$66,817

$61,690

$69,125

$80,343

Table 5 provides the median and average income by household in the Church-Yonge
neighbourhood. In 2001, the median household income in the Church-Yonge Corridor
neighbourhood was similar to that of the City (a difference of $736). The average household
income in the neighbourhood was slightly lower than the city-wide average in 2001 ($66,817 and
$69,125, respectively). However, by 2005, the median household income in the Church-Yonge
neighbourhood dropped to $43,651, while the city-wide average increased to $52,833, while the
average household income between the neighbourhood and city experience an even greater
division, with the neighbourhood average decreasing to $61,690 and the city-wide average
increasing to $80,343.
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Table 6 - Median and Average After-Tax Household Income (2011 NHS)
Church-Yonge
2011

Toronto
2011

Median household income

$41,813

$52,149

Average household income

$53,372

$70,945

Table 6 provides data from the 2011 National Household Survey on the after-tax income of
residents in the Church-Yonge Corridor neighbourhood. The reported median and average
household incomes in the neighbourhood were lower than the city-wide average. In the ChurchYonge neighbourhood, 27 percent of residents are considered low-income, compared the 18
percent of the Toronto population. However, it is important to note due to the voluntary nature
of the 2011 NHS, there is the issue of non-response bias and income figures may be underreported.

3.5

Education

Table 7 - Level of Education (Age 15 to 24 years)
Church-Yonge
2006

Toronto
2006

%

%

No certificate, diploma or degree

10

34

High school diploma

41

41

Trades certificate

2

2

College diploma

13

4

University degree

28

10

Table 7 provides data on the level of youth education in the Church-Yonge Corridor
neighbourhood. The percentage of youth in the neighbourhood with a university degree is
higher than the city as a whole, as well as those with a college diploma. The rate of trades
certificate and high school diploma are consistent with the city-wide average, and the proportion
of neighbourhood residents without a degree is lower than the city average.
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Table 8 - Highest Educational Attainment (Ages 25 to 64 years)
Church-Yonge
2011

Toronto
2011

%

%

No certificate

5

11

High school diploma

13

21

Postsecondary certificate, diploma or degree

82

69

Table 8 provides information of educational attainment among the population of the ChurchYonge neighbourhood data from the new 2011 National Household Survey. The above table
indicates that the proportion of neighbourhood residents without any kind of educational
certificate is half of the city-wide average (5 percent and 11 percent, respectively). The ChurchYonge Corridor had a lower proportion with a high-school diploma (13 percent) than the city
average (21 percent), however a much higher proportion of those with a postsecondary degree
(82 percent) than the city (69 percent). However, it is important to note that the 2011 NHS is
voluntary, and issues of non-response are present, especially amongst lower-income/educational
demographics. Thus, the data may be skewed.

3.6

Citizenship / Immigration

Table 9 - Citizenship / Immigration
Church-Yonge
2001

Church-Yonge
2006

#

%

#

%

18,160

82.9

20,475

84.0

85

Immigrants

8,160

37.3

8,530

35.0

50

Recent immigrants

2,305

10.5

1,975

8.1

11

680

3.1

1,365

5.6

2

Canadian citizens

Non-permanent residents

Toronto
2006
%

Table 9 provides the citizenship / immigration profile of the Church-Yonge Corridor
neighbourhood. The number of Canadian citizens in the neighbourhood increased from 2001
to 2006 (by 2,315 persons), and is similar to the city-wide average (84 to 85 percent respectively).
The number of immigrants increased slightly in aggregate numbers (by 370 persons), however
decreased in overall proportion of the population (37.3 to 35 percent). Compared to the city
average, the neighbourhood has a smaller proportion of immigrants (35 percent versus 50
percent city-wide). The number of recent immigrants decreased from 2001 to 2006 (down
330 persons), and is lower than the city-wide average (8.1 percent to 11 percent in 2011). The
number of non-permanent residents increased substantially, from 680 to 1,365 persons (3.1 to
5.6 percent), which is higher than the city-wide average of 2 percent. Non-permanent residents
include people from another country with employment or student authorization, a minister’s
permit or who are refugee claimants.
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Table 10 - Period of Immigration
Church-Yonge
2011

Toronto
2011

%

%

Born in Canada

57

49

Before 2001

22

33

2001-2005

6

8

2006-2011

8

8

Non-permanent residents

7

3

Table 10 provides data on the period of immigration of the Church-Yonge neighbourhood
residents from the 2011 NHS. The categories used in the 2011 NHS are not the same as the 2006
(or earlier) Census data and thus will not be comparable. Table 9 indicates that 57 percent of the
neighbourhood residents were born in Canada, which is higher than the city-wide average of 49
percent. As for immigration, 22 percent immigrated before 2001, 6 percent between 2001 and
2005, and 8 percent from 2006 to 2011. Compared to the city, a lower proportion immigrated
before 2001 (22 percent to the city’s 33 percent), similar proportion between 2001 and 2005
(6 percent to 8 percent), and the same proportion (8 percent) between 2006 and 2011. The
Church-Yonge neighbourhood has a higher proportion of non-permanent residents (7 percent)
compared to the city average 3 percent.

3.7

Housing

Table 11 - Housing Tenure (Occupied Private Dwellings)
Church-Yonge
2001

Church-Yonge
2006

Toronto
2006

#

%

#

%

%

Owned

-

22

4,475

29

54

Rented

-

78

11,155

71

46

Table 11 indicates that between 2001 and 2006, the percentage of home ownership increased
from 22 to 29 percent. The rate of home ownership in the neighbourhood (29 percent) is lower
than the city-wide average (54 percent).
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Table 12 - Housing Type (Occupied Private Dwellings)
Church-Yonge
2006

Church-Yonge
2011

#

#

%

%

Toronto
2011 4
%

Single-detached house

15

0.1

25

0.1

26

Semi-detached house

25

0.2

30

0.2

7

220

1.4

215

1.2

6

10

0.1

65

0.4

4

Apartments 5+ storeys

13,900

89.0

16,455

90.2

41

Apartments <5 storeys

1,445

9.3

1,410

7.7

16

5

0.1

50

0.2

<1

15,620

100

18,250

100

100%

Row house
Apartment, detached duplex

Other
TOTAL

The Church-Yonge neighbourhood is overwhelmingly composed of apartment units in buildings
with 5 or more storeys. In 2006, there were 13,900 units (89 percent) in buildings over 5 storeys
in height, and in 2011 the number increased to 16,455 units (90.2 percent). Compared to the
city predominantly consists of apartment units in buildings with 5 or more storeys (49 percent).
Approximately 7.7 percent of the housing stock in 2011 was made up of apartment units in
buildings with 5 or less storeys, lower than the city-wide average of 16 percent. Other housing
types, such as single-detached, semi-detached, row houses and double duplexes made up only
a small fraction of the housing in the neighbourhood.
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4

COMMUNITY RESOURCES INVENTORY

The following is an inventory of community resources serving the site and surrounding area. The
locations of these services are shown on Figure 2 at the end of this report.

4.1

Schools

Utilization
Rate

Enrolment

Capacity

Table 13 - Schools Serving the Subject Site

Public Elementary
Lord Dufferin Junior & Senior Public
350 Parliament Street
School

740

401

54%

Public Secondary
Jarvis Collegiate Institute

495 Jarvis Street

1059

870

82%

Central Technical School

725 Bathurst Street

2,901

1,775

61%

Central Toronto Academy

570 Shaw Street

1,320

1,775

28%

Northern Secondary School

851 Mount Pleasant Road

1,839

1,803

98%

7,119

4,821

68%

TOTAL
Catholic Elementary
Our Lady of Lourdes

444 Sherbourne Street

659

638

97 %

St. Michael

50 George Street South

84

159

189%

St. Paul

80 Sackville Street

435

189

43%

1,178

986

84%

TOTAL
Catholic Secondary
Marshall MacLuhan

1107 Avenue Road

969

1,016

105%

St. Mary’s

66 Dufferin Park Avenue

714

712

99%

St. Patrick’s

49 Felstead Avenue

1,152

617

54%

2,835

2,345

83%

TOTAL

The inventory indicates that TDSB elementary and secondary schools in the area are below
capacity and can accommodate additional students. Lord Dufferin currently has 339 available
space for elementary and middle school students. Jarvis Collegiate is the closest secondary
school to the site and has 189 available spaces. The TCDSB can accommodate additional
students at select schools. Our Lady of Lourdes can accommodate 21 additional elementary
aged students, as well as St. Paul, which has space for 246 additional students. As for secondary
Catholic schools, St. Mary’s can accomodate 2 addiitonal students, and St. Patricks has space
for 535 additional students. If space is not available within area schools, it is noted that public
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school students could be bused to other schools within the City given that, on an overall system
basis, the capacity of TDSB schools exceeds current enrolment by more than 50,000 pupil
spaces. In the case of Catholic schools, the TCDSB levies an educational development charge
on new development to pay for growth-related capital expenditures.
The Toronto Distirct School Board (TDSB) and Toronto Catholic District School Board (TCDSB)
have provided the appropriate multipliers to calculate the additional pupil yields from the
proposed 600-unit development:
•

TDSB Elementary:

12 students

•

TDSB Secondary:

6 students

•

TCDSB Elementary:

6 student

•

TCDSB Secondary:

3 students

The expected new pupils yielded from the proposed development can be accommodated at
TDSB and TCDSB in the area as there exists adequate space at the elementary and secondary
levels.

4.2

Child Care Services
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Bond Child and Family Development
51 Bond Street

Y

Garderie La Farandole Gabrielle Roy
14 Pembroke Street

Y

George Brown - Scotia Plaza Child Care
Centre
40 King Street West

Y

Gerrard Early Learning Centre
163 Gerrard Street East

Y

Mothercraft - Toronto Eaton Centre
14 Trinity Square

Y

Total

School Age
(6 to 10 years)

Pre-school
(2.5 to 5 years)

Toddler
(1.5 to 2.5 years)

Infant
(0 to 1.5 years)

Capacity /
Vacancy

Fee Subsidy
Available

Table 14 - Child Care Services: Capacities and Vacancies
(Rates are accurate as of December 4, 2014)

Capacity

-

-

32

-

32

Vacancy

-

-

16

-

16

Capacity

10

10

32

-

52

Vacancy

*

*

*

-

*

Capacity

10

15

32

-

52

Vacancy

0

0

8

-

8

Capacity

10

26

24

-

60

Vacancy

0

0

16

-

16

Capacity

10

10

36

-

56

Vacancy

*

*

*

-

*

-

65

Vacancy

-

0

0

-

0

Total Capacity by Age Group

40

81

196

0

Total Vacancy by Age Group

0

0

40

0

* Vacancy information is not available

Y

Capacity /
Vacancy

Total

Pre-school
(2.5 to 5 years)
40

School Age
(6 to 10 years)

Toddler
(1.5 to 2.5 years)
25

Infant
(0 to 1.5 years)
-

Fee Subsidy
Available

Capacity

Ryerson University - Ryerson Early
Learning Centre
350 Victoria Street

Total Capacity

317

Total Vacancy

40

It is estimated that the proposed 600 units will generate approximately 7 daycare spaces. This
is based on a residential population increase of 387 people, of which 5.4 percent1 (or 21) would
be children aged 0-4. The projected number of children is multiplied by 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 12 above, the projected number of children generated from the
proposed development who will require daycare (7 spaces) and can be accommodated by the
existing child care facilities serving the area.

4.3

Public Libraries

There are no public libraries located within the study area, however two are located within the
vicinity of the study area:
•

Parliament Street (269 Gerrard Street East)

•

St. Lawrence (171 Front Street East)

The Parliament Street branch is located at 269 Gerrard Street East. The branch offers services
such as three Internet/Microsoft Office workstations, wireless internet access and equipment
for persons with disabilities. The branch features a 968 square foot meeting room which seats
60 people and includes tables, coat hooks, and a flip chart. The materials offered at this branch
include:

1
The 2006 Census data was used to derive the percentage of children ages 0-4 in Toronto Census Subdivision
and the women’s labour force participation rate in Toronto Census Metropolitan Area due to the fact that the 2011 Census data for women’s labour force participation rate was not available.
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•

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 (adult), Hindi (DVDs only), Somali, Spanish and
Vietnamese

The St. Lawrence branch is located at 171 Front Street East. The branch offers services such as
wireless internet access, Internet/Microsoft workstations and a variety equipment for persons
with disabilities. The materials offered by the branch include:
•

Audiobooks on CD

•

Large Print Collection

•

Local History Collection

•

Small collection in French

4.4

Recreation

The study area is served by three community centres:
•

John Innes Community Recreation Centre

The John Innes Community Recreation Centre is located at 150 Sherbourne Street. The Centre
contains a gymnasium, indoor pool, indoor track, kitchen and seven multipurpose rooms.
Registered programs include day camps for children as well as a range of programs for children,
youth and adults. Drop-in programs include fitness and wellness classes, lane swim, sports and
general interest. The community centre is located next to Moss Park, a 3.4 hectare park with a lit
baseball diamond, wading pool, tennis courts and children’s play area.

4.5

Emergency Services

Fire Services
Fire station 325 is the closest to the subject site at 475 Dundas Street East.

Ambulance Service Facility
Station 40 is the closes ambulance service station to the subject site at 58 Richmond Street East.

Police Services
The nearest police station, Police Headquarters, is located at 40 College Street.
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4.6

Parks

The study area is served well by a number of parks. Table 13 summarizes the size and facilities of
the parks within the study area.

Allan Gardens

X

Arena Gardens

Area (ha)

Sheltered Picnic Area

Lawn Bowling

Wading Pool

Ice skating

Cricket Field

Soccer Field

Baseball Field

Outdoor Pool

Indoor Rink

Outdoor Rink

Tennis Court

Community Centre

Table 15 - Parks within the Study Area

5.36
0.23

College Park

X

1.13

Cloud Gardens

0.22

Devonian Pond

X

0.23

Larry Sefton Park

0.33

Metro United Church Lands

0.61

Montague Parkette

0.13

Moss Park

X

X

X

X

X

X

3.47

St. James Park

1.30

Trinity Square Park

0.74

TOTAL PARK AREA

13.75

The Study Area contains 13.75 hectares of local parkland. The largest park in the study area is
Allan Gardens, a 5.36 hectare park containing a number of gardens and a greenhouse. Moss
Park is the second largest park within the study area, with an area of 3.47 hecatares. Moss Park
contains a number of amenities, including an indoor hockey rink, tennis courts, sports fields, a lit
baseball diamond, a wading pool and a community centre.
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4.7

Places of Worship

Table 16 - Places of Worship
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Name

Address

First Evangelical Lutheran Church

160 Bond Street

Jarvis Street Baptist Church

130 Gerrard Street East

Salvation Army Light Harbour

160 Jarvis Street

St. George’s Greek Orthodox Church of
Toronto

115 Bond Street

St. Michael’s Cathedral

65 Bond Street

The Cathedral Church of St. James

65 Church Street

5

SUMMARY

The population of the Church-Yonge Corridor has increased since 2001 by 30 percent. By age
cohort, the Youth, Working Age and Seniors populations have increased since 2001, while the
Children population has remained stagnant. Overall, the largest increase in population was
in the Working Age population. The most common familial composition was married couples
without children at home, and common-law couples without at home children were the second
most common.
In terms of housing, the majority of households in the neighbourhood were composed of oneperson, and the average household size was 1.55 persons per household in 2011. The average
and median household after-tax income were lower than the city-wide average in 2011. The
overwhelming majority of dwellings in the Church-Yonge Corridor are in apartment buildings
over five storeys in height. As well, the majority of dwelling units in the neighbourhood are
rented.
The community resources inventory indicates the TDSB elementary school in the area has a
significant amount of capacity to accommodate additional students, as do the public secondary
schools. The TCSDB elementary schools have some capacity to accommodate additional
students, as the secondary Catholic schools in the area.
The child care service providers within this area reported a total of 40 vacant spaces (across all
age groups). The projected child care yield from this development (7 daycare spaces) may be
accommodated by the existing child care facilities serving the area.
Two public libraries and one community recreation centre serve the neighbourhood, offering
a number of programs for people of all ages. There are a number of public parks in the
neighbourhood that provide various facilities and amenities, including Moss Park, a large parks
which offers tennis courts, an indoor rink, baseball diamond, sports field, wading pool and
community centre. There are six places of worship within the study area.
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Figure 2

