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1.0 Introduction 

 

Tenblock has retained Goldberg Group as land use planners for an application to amend 

the Zoning By-laws (ZBA) and seek Site Plan Approval (SPA) to permit a redevelopment 

of the lands municipally known as 145 St. George Street (“subject site”). The proposal 

consists of a 29-storey residential apartment building for a total gross floor area of 23,076 

sm (calculated in accordance with By-law 569-2013) and a Floor Space Index (FSI) of 

10.1 times the area of the lot.  The proposal includes a mix of 341 residential units, 

including 130 replacement rental dwelling units and 2 levels of below grade parking.   

 

The subject site is located on the northeast corner of St. George Street and Prince Arthur 

Avenue, approximately 140 m north of Bloor Street West, in Downtown Toronto (Figure 

1). The subject site is 2,276 sm (0.56 ac) in size, with approximately 34.7 m of frontage 

on St. George Street and approximately 65.5 m along Prince Arthur Avenue.  The subject 

site is currently occupied by a 12-storey residential rental apartment building that includes 

130 rental dwelling units with parking below and at grade.  The site is accessible from two 

driveways to/from Prince Arthur Avenue and St. George Street.  The existing rental units 

are to be fully replaced in the proposed building, in accordance with City policies.   

 

This Planning Report reviews the existing land use context, the capability of the subject 

site within this context, and the current Provincial and Municipal policies and guidelines to 

support the redevelopment. Our review of the applicable land use policies and the 

surrounding area context from a land use planning perspective indicate that the proposed 

redevelopment is a good and appropriate fit within the existing and planned context.  It is 

also consistent with, conforms with, and is in keeping with applicable policies and 

guidelines of the Province of Ontario (Province), and the City of Toronto (City). 

 

In addition to this Planning Report, other experts have been retained by the applicant in 

support of these applications, whose reports and plans are being filed under separate 

cover.  The reports and plans being filed in support of this application include: 

 

 Boundary and Topographical Survey, prepared by Salna Surveying; 
 

 Architectural Plans, Shadow Study and 3D Model, prepared by architectsAlliance; 
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 Landscape Plans, prepared by Quinn Design Associates.; 
 

 Arborist/Tree Preservation Report, prepared by Kuntz Forestry Consulting Inc.; 
 

 Civil Engineering Plans and Functional Servicing and Stormwater Management 
Report, prepared by Lithos Group Inc.; 

 
 Transportation Report, prepared by RJ Burnside & Associates Limited; 

 
 Geotechnical & Hydrogeological Report, prepared by Grounded Engineering; 

  
 Community Services and Facilities Study (CSFS), prepared by Goldberg Group; 

 
 Housing Issues Report (HIR), prepared by Goldberg Group; 

 
 Urban Design Rationale Report, prepared by Freedman Urban Solutions Ltd. 

(FUSL); 
 

 Noise and Vibration Study, prepared by Gradient Wind – Engineers & Scientists; 
 

 Wind Study, prepared by Gradient Wind – Engineers & Scientists; 
  

 Public Consultation Plan, prepared by Bousfields Inc.; 
 

 Toronto Green Standards Checklist, prepared by architectsAlliance and EQ 
Building Performance; and 

 
 Energy Strategy Report, prepared by EQ Building Performance. 

 

To the extent applicable, these plans and reports have been used as input into the facts 

and opinions expressed in this Planning Report.    

 

2.0 Location and Description of the Subject Site and Area Context 

 

Figure 1 is the Location and Context Plan showing the location and built form context in 

the area of the subject site.  Figures 2 - 4 are aerial views showing a similar context. 

Figure 5 identifies Area Developments, Figure 6 is the survey of the subject site and 

Figures 7, 8 and 9 are Site and Area Photos of the subject site and surrounding area.   

 

The subject site is municipally known as 145 St. George Street and is located on the 

northeast corner of St. George Street and Prince Arthur Avenue. The subject site is legally 

known as Lot 25 and Part of Lot 26, Registered Plan 578, Part of Lot 1, 2 & 3 – Registered 

Plan 25E, City of Toronto.  It is approximately 140 m north of Bloor Street West and 
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approximately 60 m from St. George subway station.  The subject site is a regularly 

shaped, (near) rectangular lot.  The total site area is 2,276 sm with frontages of 

approximately 34.7 m on St. George Street and 65.5 m on Prince Arthur Avenue.  

 

Figures 7 - 9 are Site and Area Photos showing the existing 12-storey apartment building 

on the subject site.    Driveway access is provided to and from the subject site along St. 

George Street and Prince Arthur Avenue.  The St. George Street driveway access leads 

to a surface parking area containing 13 spaces and connects with the Prince Arthur 

Avenue driveway.  The ramp to access the underground garage is provided from the 

Prince Arthur Avenue driveway at the southeast portion of the subject site.   

 

The topography of the subject site is generally flat with landscaped frontages, sodded 

boulevards and some tree plantings. There are no terrain or physical features on the 

subject site that would constrain the proposed redevelopment for its intended purposes.  

There are a total of eighteen (18) trees that are located on or within 6 metres of the subject 

site.    All tree-related implications have been examined and filed under separate cover in 

the accompanying Arborist Report.  

 

The subject site is located within the Downtown and Central Waterfront Area (Map 2 of 

the “City OP”) (Figure 10) and is designated Apartment Neighbourhoods on Land Use 

Map 17 of the City OP.  Adjacent lands to the north, and east along St. George Street and 

Prince Arthur Avenue (Figure 10) are also designated Apartment Neighbourhoods.  

Immediately abutting the subject site, to the north, at 149 St. George Street is an existing 

7 storey apartment building.  Immediately adjacent to the subject site to the east, at 64 

Prince Arthur Avenue, is an existing vacant 2 storey commercial building, that was recently 

the subject of an LPAT hearing.  The Lowther Mews (79 – 83A Lowther Avenue), a pair of 

semi-detached dwellings (77 and 77A Lowther Avenue) and a single detached residential 

dwelling (75 Lowther Avenue) to the east of it are designated Neighbourhoods while 

Taddle Creek Park is designated Parks.   Across the street to the west, southwest, and 

south of the subject site are lands designated Mixed Use Areas. The Mixed Use Areas 

designation extends south to Bloor Street.   

 

St. George Street is identified as a Major Street on Map 3 of the City OP (Figure 11) and 

Prince Arthur Avenue is a local road.     
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The subject site is located within the Downtown Secondary Plan (OPA 406) and is subject 

to a number of polices to guide development (Figure 12), The Downtown Secondary Plan 

provides direction on development in proximity to existing and planned rapid transit 

stations, parks and public realm, mobility, built form and housing.    

 

Former City of Toronto Zoning By-law 438-86 (Figure 14) zones the subject site R2 Z2.0 

(Residential Districts) which permits a total site density of 2.0 times the area of the lot and 

a maximum building height of 14.0 m. The R2 zone permits a full range of residential 

dwelling types including apartment buildings.  

 

The subject site is zoned R (d.2.0) (x902) (Residential) by City-wide Zoning By-law 569-

2013 (Figure 13). Similar to the R2 zone, the subject site permits a total site density of 

2.0 times the area of the lot with a maximum height permission of 14.0 m.   

 

The subject site is located approximately 60 m north of the existing St. George subway 

station, representing an approximate 1 - 2 minute walk.    The subject site is also in walking 

proximity to other existing subway stations.  Spadina subway station is approximately 300 

m west of the subject site and Museum subway station is located approximately 500 m to 

the east of the subject site, representing an approximate 10-minute walk.   

 

The subject site is served by an exceptional range and depth of retail, service, institutional 

(educational, health care, governmental), employment, recreational and entertainment 

uses in the Downtown that are within a close and convenient walking distance to/from the 

subject site.   

 

3.0 Surrounding Area Context 

 
By definition, according to the Growth Plan, the area within 500 – 800 m of the St. George 

subway station is defined as a Major Transit Station Area (MTSA).  Located within three 

MTSAs and being as close as 60 m to the entrance of St. George subway station, an 

interchange station served by multiple subway lines, the subject site is located within an 

extremely close walking distance to this rapid transit infrastructure.  The subject site is 

also within extremely close walking proximity to shops, services, the University of Toronto 
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(U of T) campus, museums, restaurants, entertainment, commercial retail, and other 

amenities of the Downtown and nearby areas.   

 

The four (4) corners of the Bloor Street and St. George Street intersection include 

Woodsworth College Residence at 321 Bloor Street West (southeast corner), constructed 

in 2004 (approximately 17 years ago); Bata Shoe Museum (southwest corner) which 

opened in 1995; the Jackman Humanities Building of U of T (former Medical Arts Building) 

at the Northwest corner; and the York Club (northeast corner), a private social club located 

in a heritage building on a large, enclosed landscaped property. Traveling north along St. 

George Street to Prince Arthur are a four-story U of T office building and several three-

storey heritage buildings on the west side of the street, and the St. George subway station 

entrance and the Royal Canadian Yacht Club (RCYC) on the east side of the street. The 

RCYC is immediately across Prince Arthur Avenue from the subject site.   

 

Along Prince Arthur Avenue from Avenue Road in the east to Huron Street in the west, a 

variety of built forms co-exist. This includes the large floor plate/slab type apartment 

building at 20 Prince Arthur Avenue (22 storeys), the 11 storey condominium at the 

southwest corner of Bedford Road and Prince Arthur Road (55 Prince Arthur Avenue), the 

19 storey large floorplate/slab type apartment building at 50 Prince Arthur Avenue 

(northwest corner of Bedford Road and Prince Arthur Avenue), the rear 12 storey portion 

of the Ontario Institute of Studies in Education (OISE) building on the south side of Prince 

Arthur,  the subject site at 12 storeys, and a 8 storey condominium west of St. George on 

the south side of Prince Arthur Avenue.  Among this collection of taller and larger buildings 

are a mix of low and mid-rise buildings used as dwellings, fraternity houses, offices, 

restaurants, and institutional uses. 

 

North along St. George Street from Prince Arthur Street to Dupont Street, the street is 

lined with a number of low-rise house form buildings and apartment buildings ranging in 

height from 7 – 15 storeys.  The north side of Lowther Avenue, east of the St. George 

Street, is characterized mainly as low-rise dwellings.   

 

The above illustrates how the tall, large floor plate apartment buildings have located along 

Prince Arthur Avenue for many decades, co-existing with lower apartment buildings and 

low-rise house form buildings nearby, and on adjacent properties.  This eclectic co-
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existence of different scales and heights of buildings, side-by-side and nearby to one 

another, is unique to this part of the neighbourhood, north of Bloor Street.   

 

The above also illustrates that contextually, few opportunities exist around the St. George 

subway station and within the MTSA for growth in contextually appropriate transit 

orientated apartment buildings.   

 

As a result, the subject site along Prince Arthur Avenue is contextually appropriate, as a 

candidate to consider a higher rise apartment form.  This type of built form is not new to 

this street and is not precedential to the broader surrounding area context.  Given this 

context, the subject site represents one of the few growth opportunity sites within the St. 

George subway station MTSA.  

 

3.1  Proposed, Approved and Constructed Developments in the Area 

 

The study area includes the following proposed, approved and constructed developments: 

 

 334 – 348 Bloor Street West and 2-6 Spadina Road (northwest corner of Bloor 

Street and Spadina Road) - A proposed 35-storey mixed use building and 

submitted in September 11, 2020, and is currently under review with the City.  A 

total of 404 dwelling units, 3 levels of underground parking and an integrated 

entrance to Spadina Subway Station is proposed.  The development will consist of 

an overall FSI of 9.75.  

 

 316 Bloor Street West (northwest corner of Bloor Street and Madison Avenue) – A 

30-storey mixed-use building that was settled prior to an OMB (now Local Planning 

Appeal Tribunal – LPAT) hearing.  The development was approved at 98 m, 

including a mechanical penthouse with rooftop amenity, and a 6-storey (18.65 m) 

base building and an overall FSI of 20.87.  The building contains 403 dwelling 

units.  The building has not yet been constructed. 

 

 300 Bloor Street West and 478 Huron St (northwest corner of Bloor Street and 

Huron Street) – A 30-storey mixed-use building containing non-residential uses 

including: office, retail, worship/community uses, and residential uses (249 
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dwelling units).  The building incorporates the existing Bloor Street United Church 

of Canada, that is listed on the City’s Heritage Register, into the building design.  

The development was approved by City Council on July 16, 2019 with a maximum 

permitted height of 104.0 m and an overall FSI of 7.23.   

 

 1 Bedford Road (northeast corner of Bloor Street and Bedford Road - A 32-storey 

mixed use building containing 308 dwelling units. The Official plan and Zoning by-

law amendment applications were approved by the OMB (now the Local Planning 

Appeal Tribunal- LPAT) on May 17, 2006 with a maximum permitted height of 

107.5 m, including mechanical penthouse.  The building includes retail commercial 

uses at grade and a residential condominium above.  The building is fully 

constructed and occupied. 

 
 64 Prince Arthur (immediately east of the subject site on the north side of Prince 

Arthur Avenue – A proposed 19-storey residential apartment building with 178 

residential units and a density of 8.86 FSI.  That site is an internal site that is 

considerably smaller than the subject site with only 27 m of frontage, 45 m of lot 

depth and lot area of 1,216.6 s m, whereas, the subject site is a corner site, 

occupies 2,276.0 sm of lot area, 34.7 m of frontage and 65.5 m of lot depth.  This 

application went under appeal and the LPAT issued its decision on January 26, 

2021.  Without reciting the many details canvassed in the LPAT decision, the 

primary area of exploration, analysis and conclusion in the LPAT decision was 64 

Prince Arthur’s inability to provide adequate on-site tower setbacks. The LPAT 

concluded that the application represented bad planning and was not in the public 

interest and refused the application.   

 
The circumstances of the 64 Prince Arthur Avenue application are significantly 

different from the subject application in meaningful ways.  These differentiating 

factors will be illustrated through the body of this Planning Report, and in the other 

plans and reports supporting this proposed application.  The circumstances of the 

64 Prince Arthur application have been taken into account in the conception and 

design of the subject application.  

 

 210 Bloor Street W – is a proposal for a 29-Storey mixed use building with a 

building height of 115 m including mechanical penthouse, containing 42 dwelling 
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units.  The application was refused in May 2019 and subsequently appealed by 

the applicant to the Local Planning Appeal Tribunal (LPAT).  There is currently no 

hearing date scheduled. 

 

 208 Bloor Street W – Is a proposal for a 28-storey (105.36 m building height, 

including mechanical penthouse) mixed use building with non-residential uses at 

grade and residential dwellings above.  The application was filed in March 2021 

and is currently under review with City Staff.     

 

 204 Bloor Street West – is a 19-storey mixed use building with a total height of 71 

m including mechanical penthouse.  The building comprises of retail uses at grade 

and thirty-four (34) residential condominium units.  The development was 

approved on September 27, 2006 and is currently built and occupied. 

 
 192A, 194 and 200 Bloor Street West – is a 32-storey condominium tower above 

an 8-storey base building.  The building contains 183 residential units and two 

levels of commercial retail floor space.  Parking is located in the rear portion of the 

base building and accessible from the rear laneway.  The development was 

approved by City Council on August 25, 2010 and is currently built and occupied.  

 

 3.2      Transportation and Transit  

 

St. George Street is a north-south Major Road with an approximate 24.4-metre right-of-

way adjacent to the subject site.  Street parking is available intermittently on both sides of 

the street, and a separate bicycle lane in each direction is constructed adjacent to the 

boulevards and/or sidewalks.  

 

Metered street parking also exists on the north side of Prince Arthur Avenue between St. 

George Street and Bedford Road.  Paid street parking is in effect on Monday to Saturday 

10 am – 9 pm and on Sunday 1 pm – 9 pm. A bike lane exists on the south side of Prince 

Arthur Avenue. 

 

St. George subway station is located on the east side of St. George Street, between Prince 

Arthur Avenue and Bloor Street West, approximately 60 m south of the subject site 



PLANNING REPORT  MAY 5, 2021 
145 ST. GEORGE STREET   PAGE 9 

 
GOLDBERG GROUP 

    

representing a 1 – 2 minute walk from the subject site. St. George subway station is an 

interchange station that provides access to both the Yonge-University-Spadina subway 

line (Line 1) running north-south and the Bloor-Danforth Line (Line 2) running east-west, 

and connects with the broader subway network. Line 1 and 2 subway trains run every 2 

to 3 minutes during rush hours, and 4 to 5 minutes outside rush hours. The subject site is 

also within 300 m of the Spadina subway station to the west and within 500 m of the 

Museum subway station to the east.  

 

In view of the above, the subject site has excellent rapid transit accessibility for routes 

traveling north/south and east/west, and excellent access to the City’s cycling and street 

networks.   

 

3.3  Summary of Area Context 

 

From a contextual perspective, this site appears to be good growth opportunity site for the 

form of tall building proposed.  However, before this can be confirmed from a land use 

planning perspective, this application and its many details must be evaluated in relation to 

applicable policy and guideline documents.  This is undertaken in the remainder of this 

Planning Report.    

 

4.0 Description of Proposal  

 

The proposal has been conceived following a detailed consideration of the area context 

(discussed above), the applicable policy direction contained in the Provincial Policy 

Statement 2020 (the “PPS”), A Place to Grow:  The Growth Plan for the Greater Golden 

Horseshoe, 2020 (the “Growth Plan”), the City OP, the Downtown Plan and design 

guidelines and principles used for similar built forms. The outcome of this evaluation is, in 

our opinion, a well-designed residential building of an appropriate height, density and 

scale for this location.  In our opinion, the proposed building is designed to be sensitive, 

and fit within its context, providing suitable height and development standards, to enable 

transition and tower separation, without adverse planning impacts on the immediate and 

broader surrounding area.  
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The Site Plan, Project Statistics, Floor Plans, Elevation Plans, Cross-Sections, Landscape 

Plan, and Conceptual Renderings of the proposed redevelopment are shown in Figures 

15 - 32 of this Planning Report.  

 

Some of the notable statistics of the proposed redevelopment are outlined in the following 

table: 
 

Site and Building Statistics
Site Area  2,276.0 sm (0.56 ac.) 

Gross Floor Area (GFA) 
Total Proposed GFA (By-law 569-2013) 23,076.4 sm 
Total Proposed FSI 10.1 
Dwelling Units 341 Units (100%) 

 Rental Replacement 
Units

New Dwelling Units 

Bachelor 72 0 
One-bedroom 45 151 
Two-bedroom 13 37 

Three-bedroom 0 23 
Total 130 211 

Amenity  1,233.6 sm 
Indoor Amenity Space 719.5 sm (2.1 sm./unit) 
Outdoor Amenity Space  514.1 sm (1.5 sm /unit) 
Height 29 Storeys  
Building Height (excluding MPH) 92.15 m
Building Height (including MPH) 98.15 m 
  
Number of Vehicle Parking Spaces 94 
Number of Bicycle Parking Spaces 345 

 

Key features of the proposal include the following: 

 
 The proposed redevelopment consists of a 29-storey residential apartment 

building including amenity, and 2 levels of underground parking.  A total of 341 
dwelling units are proposed, of which a total of 130 dwelling units represent the 
rental replacement units that currently exist on the subject site.   
 

 The building height excluding the mechanical penthouse (MPH) is 92.15 m, and 
98.15 m including the MPH.  The ground floor has a total height of 5.0 m.   
 

 The proposed building is setback at ground level 10.62 m – 10.84 m from the west 
property line (St. George Street) and 4.62 m – 6.24 m from the south property line 
(Prince Arthur Avenue).  The building is setback at ground level 6.9 m to 10.03 m 
at the base building from the north property line, excluding the single storey ramp 
enclosure to the underground parking garage.  The building is setback 7.18 m from 
the east property line at ground level.   
 

 The tower element is setback at the 8th floor of 12.5 m to the east lot line, 12.5 m 
to the north lot line, 4.62 m to the south lot line, and 10.62 m to the west lot line.  
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The tower element has been stepped back 6.4 m at the east elevation at the 27th-
29th floors, as a means of sculpting the top of the tower element.  The mechanical 
penthouse is further oriented at the southwest portion of the roof. 
 

 The residential lobby addresses the St. George Street frontage and is centrally 
located on the ground floor with a total height of 5.0 m.  A windowed lobby wall of 
6.5 m addresses Prince Arthur Avenue for enhanced visibility from and into the 
residential lobby.  Adjacent to the residential lobby is the indoor amenity space, 
mail and parcel room, and elevators to access the residential floors above.  The 
ground floor also includes pet wash facilities for grooming and other pet care 
purposes.  These facilities are also accessible from the outdoor amenity and pet 
relief area along the north portion of the site.  In addition, the ground floor has 
access to the rear loading area and a short-term delivery/drop-off area which 
includes an area for 10 short-term bike parking spaces and one surface parking 
space for short-term use.     

 
 There are five (5) residential dwelling units located on the ground floor fronting on 

Prince Arthur Avenue. Each unit is accessible from the internal corridor on the 
ground floor and directly from Prince Arthur Avenue.  Each unit includes a private 
outdoor terrace.     
 

 Residential Amenity space is provided as follows: 
 

Indoor Amenity: 719.5 sm (2.1 sm/dwelling unit) 
Outdoor Amenity:       514.1 sm (1.5 sm/dwelling unit) 
 
Total:   1,233.6 sm  
 
A total of 197.11 sm of residential indoor amenity space is proposed on the 
ground floor of the building with a total of 116.8 sm. of outdoor amenity is 
proposed in the form of a pet amenity space for resident use that includes an 
enclosed pet run/play area and relief area with canopy weather protection for use 
of residents.   
 
In addition, a total of 397.3 sm of outdoor amenity is provided on the 8th floor, 
contiguous with the 398.7 sm of indoor amenity on that level.  The outdoor 
amenity terrace located on the 8th floor is screened from adjacent properties with 
broad and dense planters along the north and eastern perimeter of the terrace, to 
minimize any potential privacy, overlook and noise impacts.   
 

 A 317 sm Privately Owned Publicly Accessible space (POPs) is proposed along 
the St. George Street frontage and partially wrapping around the southwest 
corner of the subject site along Prince Arthur Avenue.  The proposed POPs will 
be contiguous with the outdoor amenity along the north side yard to integrate the 
landscaped and amenity spaces seamlessly and to provide animation to the 
streetscape and public realm.  The POPs features include, articulated 
hardscaping, plantings, seating areas, and a public art feature.  The POPS area 
is contiguous with the outdoor amenity space and the grade related units and 
creates prominence and high visibility at this corner location. 
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 A Green Roof is proposed on the roof of the garage ramp at the 2nd floor level 
(78.0 sm) and the roof of the mechanical penthouse (299.4 sm).  
 

 Driveway access to and from the loading and underground parking garage is 
provided from Prince Arthur Avenue, at the southeast boundary of the subject 
site; 
 

 Parking for 94 vehicles is provided.  A total of 90 parking spaces are allocated for 
residential use and distributed in the two underground parking levels.  A total of 4 
parking spaces are allocated for visitor use, with 3 located in level P1 and 1 
located at grade in the short-term delivery/drop-off area adjacent to the loading 
area.   
 
Parking levels are distributed as follows: 

 
Level Residential Visitor 

Ground 0 1
P1 35 3
P2 55 0

 
 345 bicycle parking spaces are provided.  The distribution of bicycle parking is as 

follows: 
 

Type No. of Bicycle 
Parking Spaces

Residential Long 
Term 

310 

Residential Short 
Term 

35 

 
A total of 310 residential long-term bicycle parking spaces are located within 
secured rooms and distributed within parking levels P1 and P2.  A total of 35 
short-term bicycle spaces are distributed at grade adjacent to the main entrance, 
driveway and short-term delivery/drop-off area. 
 

 One (1) Type “G” Loading space is provided on the ground level, accessible from 
the driveway to/from Prince Arthur Avenue. 
 

4.1  Applications Required to Implement the Proposal  

 

In order to implement the proposal, a Zoning By-law Amendment (ZBA) and Site Plan 

Control (SPA) Application are being filed concurrently. 

 

Amendments to City of Toronto Zoning By-law 438-86 and 569-2013 are required to permit 

increased building height and density, and to amend other zoning regulations as 

necessary to implement the proposed development.  The draft zoning by-law amendments 



PLANNING REPORT  MAY 5, 2021 
145 ST. GEORGE STREET   PAGE 13 

 
GOLDBERG GROUP 

    

form part of the submission.  As the review of the application progresses, a revised version 

of the by-law may be discussed, and additional revisions identified.   

 

5.0 Policy Context of the Proposal 

 

The policy context that applies to the subject application is the Provincial Policy Statement, 

2020 (the “PPS”), A Place to Grow:  The Growth Plan for the Greater Golden Horseshoe, 

2019 (the “Growth Plan”), as amended in 2020, the City of Toronto Official Plan, including 

the Downtown Plan (OPA 406), the Tall Building Design Guidelines, the Downtown Tall 

Buildings Vision and Supplementary Design Guidelines, and the City’s Growing Up and 

Pet Friendly Guidelines. These documents are reviewed in the sections below. 

 

5.1  Provincial Policy Statement (2020) and the Growth Plan (2020) 

 

The PPS 2020 came into effect on May 1, 2020.  This document provides policy direction 

on matters of Provincial interest and all planning applications “shall be consistent with” the 

PPS.  The Growth Plan came into effect on May 16, 2019, and further amended August 

28, 2020 and derives its authority from the Places to Grow Act, 2005.  The Growth Plan 

should be read in conjunction with the PPS, however in the event of a conflict between 

the Growth Plan and the PPS, the Growth Plan prevails. All applications are required to 

conform to the policies of the Growth Plan. 

 

The PPS and the Growth Plan direct municipalities to implement within their planning 

instruments the principles, goals and objectives expressed in these two important 

Provincial documents.  For example, Section 4.6 of the PPS indicates that “the official plan 

is the most important vehicle for implementation of the PPS.”  Section 4.6 of the PPS also 

indicates that “Official Plans shall identify provincial interests and set out appropriate land 

use designations and policies”.  Also, “in order to protect provincial interests, planning 

authorities shall keep their official plans up-to-date with this Provincial Policy Statement” 

and the "policies of this Provincial Policy Statement continue to apply after adoption and 

approval of an official plan."  As such, this PPS applies to the consideration of this 

application, independent of the Official Plan policies approved for the site.   
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Since official plan and zoning by-law documents are not static and evolve by way of 

amendment, each municipality must ensure that the official plan and zoning by-law, and 

the related amendments, are up to date and are “consistent with” the PPS and "conform 

to” the Growth Plan. 

 

5.1.1 The Provincial Policy Statement (2020) 

 

The PPS 2020 came into effect on May 1, 2020, replacing the PPS 2017.  The PPS 2020 

provided an update on policy direction on matters of provincial interest related to land use 

planning and development.  Part IV:  Vision for Ontario’s Land Use Planning System, 

includes the following vision statement: 

 

 “Efficient development patterns optimize the use of land, resources and public 
investment in infrastructure and public service facilities.  These land use patterns 
promote a mix of housing, including affordable housing, employment, recreation, 
parks and open spaces, and transportation choices that increase the use of active 
transportation and transit before other modes of travel….This also permits better 
adaptation and response to the impacts of a changing climate, which will vary from 
region to region”. 
 

The important polices of the PPS 2020 include: 
 

 Promoting efficient development and land use patterns which sustain the financial 
well-being of the Province and municipalities over the long term (1.1.1a); 
 

 Promoting the integration of land use planning, growth management, transit-
supportive development, intensification and infrastructure planning to achieve 
cost-effective development patterns, optimization of transit investments, and 
standards to minimize land consumption and servicing costs (1.1.1e); 
 

 Settlement areas shall be the focus of growth and development (1.1.3.1); 
 

 Land use patterns within settlement areas shall also be based on densities and a 
mix of land uses which: 
 

a. efficiently use land and resources; 
b. are appropriate for, and efficiently use, the infrastructure and public 

service facilities which are planned or available, and avoid the need for 
their unjustified and/or uneconomical expansion; 

c. minimize negative impacts to air quality and climate change, and 
promote energy efficiency; 

d. prepare for the impacts of a changing climate; 
e. support active transportation; 
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f. are transit-supportive, where transit is planned, exists or may be 
developed; 

g. land use patterns within settlement areas shall be based on a range of 
uses and opportunities for intensification and redevelopment in 
accordance with the criteria in policy 1.1.3.3, where this can be 
accommodated (1.1.3.2); 

 
 Planning authorities shall identify appropriate locations and promote opportunities 

for transit-supportive development, accommodating significant supply and range 
of housing options through intensification and redevelopment where this can be 
accommodated taking into account existing building stock or areas, including 
brownfield sites, and the availability of suitable existing or planned infrastructure 
and public service facilities required to accommodate projected needs (1.1.3.3); 
 

 Appropriate development standards should be promoted which facilitate 
intensification, redevelopment and compact form, while avoiding or mitigating risks 
to public health or safety (1.1.3.4); 
 

 Planning authorities shall provide for an appropriate range and mix of housing 
options and densities to meet projected market-based and affordable housing 
needs of current and future residents of the regional market by: 

 
b. Permitting and facilitating: 

 
1. All housing options required to meet the social, health, 

economic and well-being requirements of current and 
future residents, including special needs requirements 
and needs arising from demographic changes and 
employment opportunities; and 
  

2. All types of residential intensification, including 
additional residential units, and redevelopment in 
accordance with policy 1.1.3.3; 

  
c. Directing the development of new housing towards locations 

where appropriate levels of infrastructure and public service 
facilities are or will be available to support current and projected 
needs; 
  

d. 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 areas 
where it exists or is to be developed;  

 
e. Requiring transit-supportive development and prioritizing 

intensification, including potential air rights development in 
proximity to transit, including corridors and stations; and 

 
f. Establishing development standards for development 

intensification, redevelopment and new residential development 
which minimize the cost of housing and facilitate compact form, 
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while maintaining appropriate levels of public health and safety 
(1.4.3).   

 
 Healthy, active communities should be promoted by planning and providing for a 

full range and equitable distribution of publicly-accessible built and natural settings 
for recreation, including facilities, parklands, public spaces, open space area, trails 
and linkages, and where practical water-based resources (1.5.1b); 
 

 Long-term economic prosperity should be supported by:  promoting opportunities 
for economic development and community investment-readiness; encouraging 
residential uses to respond to dynamic market-based needs and provide 
necessary housing supply and range of housing options for a diverse workforce; 
optimizing the long-term availability and use of land, resources, infrastructure and  
public service facilities; maintaining and, where possible, enhancing the vitality and 
viability of downtowns and mainstreets; encouraging a sense of place, by 
promoting well-designed built form and cultural planning; promoting the 
redevelopment of brownfield sites; providing opportunities for sustainable tourism 
development (1.7.1); and 
 

 Planning authorities shall support energy conservation and efficiency, improved air 
quality, reduced greenhouse gas emissions, and preparing for the impacts of a 
changing climate through land use and development patterns which promote 
compact form and a structure of nodes and corridors; promote the use of active 
transportation and transit in and between residential, employment (including 
commercial and industrial) and institutional and other areas; focus major 
employment, commercial and other travel-intensive land uses on sites which are 
well served by transit where this exists or is to be developed; encourage transit-
supportive development and intensification to improve the mix of employment and 
housing uses to shorten commute journeys and decrease transportation 
congestion;  (1.8.1. a, b).” 
 

A number of policy themes expressed and directed by the PPS are implemented by the 

proposal.  The proposal represents compact form, that efficiently utilizes its land base and 

available and planned infrastructure.  The site is located on a Major Street, within an 

Apartment Neighbourhoods corridor that abuts the Mixed Use Areas designation to the 

immediate west and south, and is within 60 m (1 – 2 minute walk) from the existing St. 

George Subway station.  The size and configuration of the site enables the design for a 

tall building that efficiently uses the subject site in its context, optimizes the use of this 

location at the southern edge of the Apartment Neighbourhoods area that interfaces with 

the mixed-use character of development across the street to the south.   

 

The location of the proposal intrinsically promotes the use of available rapid transit and 

promotes the use of active transportation such as walking and cycling.  This in turn 
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supports the environmental based policies of the PPS of reducing automobile dependency 

and increasing the use of alternative modes of transportation.   

 

Tall and large-scale apartment built forms are a part of the existing fabric of this portion of 

Prince Arthur.  The addition of this building will complement the high-rise and high-density 

eclectic character of this street and will interface well with the existing and planned mixed-

use character to the immediate south across the street, that extends from Bloor Street 

West to Prince Arthur Avenue.   

 

The proposal will also introduce new population density in a Downtown residential setting, 

aimed at linking transit and transportation with land use planning.  This is a very transit 

orientated and walkable location for a range of daily, weekly and infrequent activities.   

 

The function and appearance of the streetscape along St. George Street and Prince Arthur 

Avenue will be augmented with high-quality public realm enhancements (including 

Privately Owned Publicly Accessible Space – POPS), that will enhance the pedestrian 

experience of this area where walking to various destinations and activities is 

commonplace.    

 

Not only will there be reinvestment in the aging rental building and a complete replacement 

of the existing units with new updated dwellings, but there will be an addition to the  

residential stock in an excellent Downtown location.  The net increase to the existing 

housing stock will add population, contributing to the vibrancy of this Downtown 

neighbourhood by in part, introducing more people to support the nearby retail and 

services along Bloor Street and enabling more people to walk, cycle, or take transit to their 

various destinations, including their employment.  The additional housing will also broaden 

the housing choice in terms of dwelling unit types, in this Downtown neighbourhood, 

supporting the housing objectives of the PPS.       

 

Section 1.1.3.4 of the PPS indicates that appropriate development standards should be 

promoted which facilitate intensification, redevelopment and compact form, while avoiding 

or mitigating risks to public health and safety.  The proposed standards employed in this 

proposal enable a compact tall building development that is appropriate for this Downtown 
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location, in walking or cycling proximity to many destinations and an existing rapid transit 

station.   

 

We are cognizant of the Provincial direction expressed in Section 4.6 of the PPS, which 

states: 

 
 “In order to protect provincial interests, planning authorities shall keep their official 
plans up-to-date with this Provincial Policy Statement.  The policies of this 
Provincial Policy Statement continue to apply after the adoption and approval of 
an official plan.” 

 

Planning authorities are directed by the PPS to review a planning application directly in 

relation to the policies of the PPS, independent of an adopted or approved official plan.  

By extension, that includes the by-law(s) governing a particular piece of land. While local 

planning interests and planning considerations are also important, all local planning 

applications must be viewed and evaluated through the lens of Provincial interests, as 

expressed in the PPS and the Growth Plan.  This application on this piece of land is a 

growth opportunity, which seeks to optimize this important and valuable Downtown 

location, having suitably considered its context.   

 

In view of the forgoing analysis, we conclude that the proposed development is consistent 

with the PPS. 

 

5.1.2 A Place to Grow:  The Growth Plan for the Greater Golden Horseshoe, 2020 

 

The Growth Plan derives its authority from the Places to Grow Act, 2005, became effective 

on May 16, 2019, and was subsequently amended on August 28, 2020.  Many of the 

Provincial policy themes set out in the PPS have been carried forward and are further 

articulated in the Growth Plan. Accordingly, this document is a further expression and 

articulation of Provincial policy, as it is a Provincial Plan pursuant to Section 3 of the 

Planning Act. 

 

The Growth Plan generally aims to, among other things, revitalize downtowns to become 

vibrant and convenient centers, create complete communities that offer more options for 

living, working, shopping, and playing, provide greater choice in housing types to meet the 

needs of people at all stages of life, curb urban sprawl, protect farmland and green spaces, 
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and reduce traffic gridlock by improving access to a greater range of transportation 

choices. Similar to the PPS, the Growth Plan encourages compact and vibrant complete 

communities that optimize the use of land and infrastructure in order to support growth in 

a compact efficient form. The 2020 Growth Plan updates the 2019 and 2017 Growth Plan 

and strengthens, reinforces, and supports the Provincial policy direction of promoting 

intensification and optimization of the land base and of available and planned 

infrastructure.   

 

The subject site is located within the area identified as “built-up area”, which encompasses 

the whole of the City of Toronto, and is also located within the Downtown Toronto “Urban 

Growth Centre”. As such, the subject site is suitably located for context-appropriate 

intensification, aimed at supporting the Growth Plan objective of accommodating 

significant growth in this Urban Growth Centre.   

 

Section 1.2.1 of the Growth Plan includes Guiding Principles.  Some of the key principles 

include: 

 

 “Support the achievement of complete communities that are designed to support 
healthy and active living and meet people’s needs for daily living throughout an 
entire lifetime.  
 

 Prioritize intensification and higher densities in strategic growth areas to make 
efficient use of land and infrastructure and support transit viability.  

 
 Support a range and mix of housing options, including second units and affordable 

housing, to serve all sizes, incomes, and ages of households.  
 

Section 2 of the Growth Plan relates to “Where and How to Grow”. The following quotes 

from that section capture important policy directions of the Growth Plan relating to the 

subject ZBA application: 

 

“This Plan is about accommodating forecasted growth in complete communities. 
These are communities that are well designed to meet people’s needs for daily 
living throughout an entire lifetime by providing convenient access to an 
appropriate mix of jobs, local services, public service facilities, and a full range of 
housing to accommodate a range of incomes and household sizes. Complete 
communities support quality of life and human health by encouraging the use of 
active transportation and providing high quality public open space, adequate 
parkland, opportunities for recreation, and access to local and healthy food. They 
provide for a balance of jobs and housing in communities across the GGH to 
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reduce the need for long distance commuting.  They also support climate change 
mitigation by increasing the modal share for transit and active transportation and 
by minimizing land consumption through compact built form.” 
 
“To support the achievement of complete communities that are healthier, safer, 
and more equitable, choices about where and how growth occurs in the GGH need 
to be made carefully.  Better use of land and infrastructure can be made by 
directing growth to settlement areas and prioritizing intensification, with a focus on 
strategic growth areas, including urban growth centres and major transit station 
areas, as well as brownfield sites and greyfields.  Concentrating new development 
in these areas provides a focus for investment in transit as well as other types of 
infrastructure and public service facilities to support forecasted growth, while also 
supporting more diverse range and mix of housing options…” 

 
 “This Plan recognizes transit as a first priority for major transportation investments.  

It sets out a regional vision for transit, and seeks to align transit with growth by 
directing growth to major transit station areas and other strategic growth areas, 
including urban growth centres, and promoting transit investments in these areas.  
To optimize provincial investments in higher order transit, this Plan also identifies 
priority transit corridors and the Province expects municipalities to complete 
detailed planning for major transit station areas on these corridors to support 
planned service levels.” 

 
 “It is important to optimize the use of the existing urban land supply as well as the 

existing building and housing stock to avoid over-designating land for future urban 
development while also providing flexibility for local decision-makers to respond to 
housing need and market demand.  This Plan’s emphasis optimizing the use of the 
existing urban land supply represents an intensification first approach to 
development and city-building, one which focuses on making better use of our 
existing infrastructure and public service facilities, and less on continuously 
expanding the urban area.” 

 

Policy 2.2.1.2 relates to managing growth and indicates that growth will be accommodated 

by: 

 
2. Forecasted growth to the horizon of this Plan will be allocated based on the 

following: 
 

a) the vast majority of growth will be directed to settlement areas that: 
 
i. have a delineated built boundary; 

ii. have existing or planned municipal water and wastewater systems, 
and 

iii. can support the achievement of complete communities. 

 

b) within settlement areas, growth will be focused in: 
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i. delineated built-up areas; 

ii. strategic growth areas; 

iii. locations with existing or planned transit, with a priority on higher 
order transit where it exists or is planned; and 

iv. areas with existing or planned public service facilities; 

Policy 2.2.3 relates to Urban Growth Centres and provides the following policies: 

 
 Urban Growth Centres will be planned: 

 
a.) As focal areas for investment in regional public service facilities, as well as 

commercial, recreational, cultural, and entertainment uses; 
  

b.) To accommodate and support the transit network at the regional scale and 
provide connection points for inter- and intra-regional transit; 

 
c.) To serve as high-density major employment centres that will attract 

provincially, nationally, or internationally significant employment uses; and  
 

d.) To accommodate significant population and employment growth. 
 

 Urban Growth Centres will be planned to achieve, by 2031 or earlier, a minimum 
density target of: 
 
a.) 400 residents and jobs combined per hectare for each of the urban growth 

centres in the City of Toronto; 
 

The subject site is located within a strategic growth area, a major transit station area, 

which is serviced by higher order transit and frequent transit, which are defined as: 

 

“Strategic Growth Areas: Within settlement areas, nodes, corridors and other areas 
that have been identified by municipalities or the Province to be the focus for 
accommodating intensification and higher-density mixed uses in a more compact 
built form.  Strategic growth areas include urban growth centres, major transit 
station areas, and other major opportunities that may include infill, redevelopment, 
brownfield sites, the expansion or conversion of existing buildings, or greyfields.  
Lands along major roads, arterials or other areas with existing or planned frequent 
transit service or higher order transit corridors may also be identified as strategic 
growth areas.” 
 
“Major Transit Station Areas: The areas including and around any existing or 
planned higher order transit station or stop within a settlement area, including 
around major bus depots in an urban core.  Major Transit Station areas generally 
are defined as the area within an approximate 500 to 800 metre radius of a transit 
station, representing about a 10-minute walk.” 
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“Frequent Transit:  A public transit service that runs at least every 15 minutes in 
both directions throughout the day and into the evening every day of the week.” 
 
“Higher Order Transit: Transit that generally operates in partially or completely 
dedicated rights-of-way, outside of mixed traffic, and therefore can achieve levels 
of speed and reliability greater than mixed-traffic transit. Higher order transit can 
include heavy rail (such as subways and inter-city rail), light rail, and buses in 
dedicated rights-of-way.” 

 

Based on the above definition, the subject site is within the radius of three (3) Major Transit 

Station Areas.  As mentioned, the subject site is located approximately 60 m from the 

entrance of the St. George subway station, and is within 300 m of the Spadina subway 

station to the west, and 500 m of the Museum subway station to the east.  These rapid 

transit stations provide access to Frequent Transit routes/lines traveling in all directions. 

 

As part of the Municipal Comprehensive Review (MCR) process, the City has prepared 

draft delineations of Protected Major Transit Station Areas (PMTSAs) as a means to meet 

Provincial intensification targets surrounding transit infrastructure.  The draft PMTSAs 

introduce minimum density targets consistent with the Downtown Plan and are articulated 

in Site and Area Specific Policies for each PMTSA. The subject site is located within three 

(3) PMTSAs: St. George Station, Spadina Station and Museum Station.  This municipal 

process is currently ongoing and can be further discussed as the application advances.    

 

By definition, the subject proposal represents intensification within a strategic growth area 

which, according to Section 7 of the Growth Plan, is a defined term as follows: 

 
“Intensification: The development of a property, site or area at a higher density 
than currently exists through: 

 
a) redevelopment, including the reuse of brownfield sites; 
b) the development of vacant and/or underutilized lots within previously 

developed areas; 
c) infill development; and 
d) the expansion or conversion of existing buildings.” 

 

As discussed earlier in this Planning Report, the Bloor-Danforth subway line and the 

Yonge-University-Spadina subway line are scheduled to run every 2 to 3 minutes during 

rush hours and 4 to 5 minutes otherwise, seven days a week from 6 a.m. (8 a.m. Sundays) 

each day until approximately 1:30 a.m. the next day.  Overnight service is further available 

with the Blue Night Network providing 24 hour service along Bloor Street.  
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A number of Growth Plan policies relating to Major Transit Station Areas support the 

principles of optimization within these areas as follows: 

 

2.  For major transit station areas on priority transit corridors or subway lines, 
upper- and single-tier municipalities, in consultation with lower-tier 
municipalities, will delineate the boundaries of major transit station areas in 
a transit-supportive manner that maximizes the size of the area and the 
number of potential transit users that are within walking distance of the 
station. 

 
3.  Major transit station areas on priority transit corridors or subway lines will be 

planned for a minimum density target of:  
 

a)  200 residents and jobs combined per hectare for those that are served 
by subways; 

 
6.  Within major transit station areas on priority transit corridors or subway lines, 

land uses and built form that would adversely affect the achievement of the 
minimum density targets in this Plan will be prohibited. 

 
8.  All major transit station areas will be planned and designed to be transit 

supportive and to achieve multimodal access to stations and connections to 
nearby major trip generators by providing, where appropriate:  

 
a)  connections to local and regional transit services to support transit 

service integration;  
 
b)  infrastructure to support active transportation, including sidewalks, 

bicycle lanes, and secure bicycle parking; and  
 
c)  commuter pick-up/drop-off areas. 

 
9.  Within all major transit station areas, development will be supported, where 

appropriate, by:  
 

a)  planning for a diverse mix of uses, including additional residential units 
and affordable housing, to support existing and planned transit service 
levels;  

 
b)  fostering collaboration between public and private sectors, such as 

joint development projects;  
 
c)  providing alternative development standards, such as reduced parking 

standards; and  
 
d)  prohibiting land uses and built form that would adversely affect the 

achievement of transit-supportive densities 
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10.  Lands adjacent to or near to existing and planned frequent transit should be 
planned to be transit-supportive and supportive of active transportation and 
a range and mix of uses and activities. 

 

Individual major transit station areas are context specific and planning authorities are 

directed to evaluate them as such.  Each evaluation must be through the lens of the above 

policies, which policies are aimed at supporting the ‘intensification first’ approach to 

planning, by giving due consideration to the above Growth Plan policies.   

 

In so doing, this Planning Report has evaluated the local context of this site and the nearby  

portion of this major transit station area.  The context, site size and configuration, together 

with the local policy context (discussed later in this Planning Report) support the proposed 

form of building on the subject site.  It is a large, well-configured site, located on a Major 

Street, steps from an interchange subway station and many other destinations.  

Importantly, it is a corner site on a local street that has a tall-large scale building presence 

and context, co-existing with many low-rise built forms on the same street, and to the 

immediate north of other tall and large scaled buildings.  In effect, Prince Arthur is the 

northern edge of the tall-large scale built form that extends north from Bloor Street.  Within 

the block north of Bloor Street up to Prince Arthur the uses are mixed use.  On the north 

side of Prince Arthur, between Avenue Road and St. George Street, the use is 

predominantly residential.  The common theme among the existing built form and in policy 

terms is the tall, large scale nature of existing and planned uses between Bloor Street and 

the northern limit of properties on the north side of Prince Arthur.   

 

In view of this, the existing and planned context on both sides of Prince Arthur are 

supportive of the major transit station areas policies which promote and direct transit 

supportive densities and increased population near the St. George subway station. 

 

Section 2.2.6.1 a)(i) of the Growth Plan also speaks to housing and the need to “identify 

a diverse range and mix of housing options and densities, including second units and 

affordable housing to meet projected needs of current and future residents”. 
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Section 5.2.5 relates to Targets and indicates as follows: 

 

 “1. The minimum intensification and density targets in this Plan, including any 
alternative targets that have been permitted by the Minister, are minimum 
standards, and municipalities are encouraged to go beyond these minimum 
targets, where appropriate, except where doing so would conflict with any 
policy of this Plan, the PPS or any other provincial plan.” 

 
 “6. In planning to achieve the minimum intensification and density targets in this 

Plan, municipalities will develop and implement urban design and site design 
official plan policies and other supporting documents that direct the 
development of a high-quality public realm and compact built form.”   

 

From population and housing perspectives, additional residential units on this 

underutilized site, at the density proposed, will contribute to satisfying or exceeding the 

minimum targets of this Urban Growth Centre and this Major Transit Station Area, and will 

contribute to broadening the choice of housing opportunities in this part of the Downtown.  

The proposal is intended to optimize the use of the subject site which enables the 

implementation of the “intensification first” approach to planning, as set out in the Growth 

Plan.  

 

The provision of additional housing, in close proximity to retail and service commercial 

opportunities, and a range of employment and institutional uses in the immediate 

surrounding area, contributes to the achievement of a more complete community.  The 

proposal complements and augments the existing range of built form in the area and 

contributing to the continued evolution and maturation of this part of the Downtown.  

 

In our opinion, the subject proposal implements the policies of the Growth Plan by: 

 

a) Accommodating a compact, intensified, transit-supportive, pedestrian oriented 
urban form.  The proposed development at this location also supports 
alternative modes of transportation such as walking and cycling;  
 

b) Making more efficient use of, and optimizing the land base and infrastructure, 
in a location well served by higher order transit and within close proximity to 
major areas of employment, institutional uses, recreation, retail, and services; 

 
c) Making efficient use of an under-utilized site by introducing a higher density 

residential development with additional housing.  Thus broadening the housing 
choice within the neighbourhood in a location that is appropriate for a high-rise 
apartment form that is in close proximity to retail/commercial, institutional and 
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employment uses.  The proposed building type and unit mix, including rental 
replacement of all units existing on site contributes to a broader range of 
housing opportunities and overall choice in this neighbourhood, which 
contributes to the creation of a more ‘complete community’; 

 
d) The Growth Plan policies encourage intensification in appropriate locations. 

The subject site is located Downtown, in an Urban Growth Centre, within a 
Major Transit Station Area, where high rise and higher density developments 
(either mixed-use or wholly residential) conventionally co-exist compatibly with 
lower forms of development.  This part of the Downtown is also rich with public 
services for health, education, recreation, employment and entertainment uses 
and other activities; and  
 

e) The proposal contributes to the municipality achieving, if not exceeding, its 
minimum intensification targets for residential and growth, as set out in the 
Growth Plan.  

 

In view of the foregoing analysis, the proposed development advances, and conforms to, 

the policies of the Growth Plan. 

 

5.1.3 Conclusions Concerning the Provincial Policies 

 

In view of the above, in our opinion, the subject proposal is consistent with the policies of 

the PPS and conforms to the policies of the Growth Plan. The proposed residential 

intensification of the site supports the overall objectives of providing compact, intensified 

development and urban vitality, contributing to the achievement of complete communities.  

This suggests that, subject to local planning considerations, the property is an appropriate 

location to accommodate the proposed form of residential intensification.   

 

5.2  City of Toronto Official Plan Policies and Guidelines 

 

The subject site is located within the Downtown and Central Waterfront on Map 2 of the 

OP and is designated Apartment Neighbourhoods on Map 17 of the Land Use Plan of the 

OP (Figure 10).  Both of these policy areas promote and encourage transit-supportive 

development that responds to the existing and planned context, subject to specfic criteria 

of the Official Plan.     
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5.2.1 Structuring Growth in the City:  Integrating Land Use and Transportation 
(Section 2.2, City OP)   

 

 The subject site is located within the Downtown and Central Waterfront as shown 

on Map 2 – Urban Structure of the City OP.  The narrative of this City OP section 

assists in placing the subject site in the appropriate Downtown urban structural 

context.  The narrative below sets out the principles underpinning the urban 

structure of the City and the Downtown in particular, as follows:  

  
 “In keeping with the vision for a more liveable Greater Toronto Area, future growth 
within Toronto will be steered to areas which are well served by transit, the existing 
road network and which have a number of properties with redevelopment potential.  
Generally, the growth areas are locations where good transit access can be 
provided along bus and streetcar routes and at rapid transit stations.  Areas that 
can best accommodate this growth are shown on Map 2: Downtown, including the 
Central Waterfront, the Centres, the Avenues and the Employment Areas.  A 
vibrant mix of residential and employment growth is seen for the Downtown and 
the Centres….” 
 
 On the other hand, the approach to managing change in Toronto’s neighbourhoods 
and green space system, emphasizes maintenance and enhancement of assets. 
 
 The growth areas are knitted together by the City’s transportation network, the 
viability of which is crucial to supporting the growing travel needs of residents and 
workers over the next 30 years.  The key elements of the City’s transportation 
network are: 
 
 Subway, LRT, streetcar and bus line; 
 The Go Transit rail network; 
 Expressways and major streets; 
 Railway corridors and railway yards; 
 The city-wide bikeway network; 
 A system of sidewalks, pathways and trails; and …” 
 
“The integration of transportation and land use planning is critical to achieving the 
overall aim of increasing accessibility throughout the City.  Accessibility has two 
components: mobility (transportation) and proximity (land use).  Increasing mobility 
by providing modal choice, and/or increasing the speed of travel allows more trips 
to be made within a given time, whereas increasing proximity through greater 
mixing of uses and/or higher densities achieves the same effect by shortening trip 
lengths.  The policies of this Plan reflect the importance of mutually supportive 
transportation and land use policies that combine the mechanisms of mobility and 
proximity to maximize accessibility….” 
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The applicable policies of Section 2.2 of the City OP include the following: 

 

“1. This Plan will create a better urban environment, a competitive local 
economy and a more socially cohesive and equitable city through the 
integration and coordination of transportation planning and land use planning 
by: 

 

a) attracting more people and jobs to targeted growth areas in the City 
that are supported by good and affordable transit services and other 
infrastructure;  

 
b) developing and expanding components of the City’s transit and other 

transportation infrastructure to support the growth objectives of this 
Plan; and  

 
c) increasing accessibility throughout the City by taking advantage of the 

combined travel benefits afforded by improved mobility and increased 
proximity. 

 
2. Growth will be directed to the Centres, Avenues, Employment Areas, and the 

Downtown as shown on Map 2 in order to: 
 

a) use municipal land, infrastructure and services efficiently;  
 
b) concentrate jobs and people in areas well served by surface transit and 

rapid transit stations;  
 
c) create assessment growth and contribute to the City’s fiscal health;  
 
d) promote mixed use development to increase opportunities for living 

close to work and to encourage walking and cycling for local trips;  
 
e) offer opportunities for people of all means to be affordably housed;  
 
f)  facilitate social interaction, public safety and cultural and economic 

activity;  
 
g) improve air quality, energy efficiency and reduce greenhouse gas 

emissions;  
 
h) improve surface and groundwater quality and restore the hydrological 

function and habitat of streams, rivers, and wetlands; and  
 
i) protect neighborhoods, green spaces and natural heritage features 

and functions from the effects of nearby development. 
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  5.2.2 The Downtown:  The Heart of Toronto (Section 2.2.1, City OP) 

 

a) Building on the principles set out above, Section 2.2.1 of the City OP sets 

out narrative paragraphs describing the Downtown and addressing how 

Downtown growth will be managed, as follows:  

 

 “Toronto has only one downtown.  It plays a vital role in our growth 
management strategy.  A dynamic downtown is critical to the health of a 
city and to the region surrounding it.  Toronto’s Downtown includes the 
Central Waterfront which offers unique opportunities for substantial 
employment and residential growth and which is guided by its own 
Secondary Plan…. 

 
 Downtown, with its dramatic skyline, is Toronto’s image to the world and 

to itself: comfortable, cosmopolitan, civil, urbane and diverse.  It is the 
oldest, most dense and most complex part of the urban landscape, with a 
rich variety of building forms and activities. 

  
  …The economic strength of Downtown arises not only from the largest 

concentration of office towers in the nation but also from the myriad of 
other activities located here: 

 
 government offices; 
 arts and cultural venues; 
 destination activities and sporting events; 
 destination and specialty retailing; 
 lively restaurants and food markets featuring Toronto’s diverse 

cuisines; 
 major tourist attractions and convention facilities; 
 concentration of print and broadcast media; 
 higher education; 
 research and health services linked to the University of Toronto and 

the major hospitals. 
 
…. 

 
Other parts of Downtown will see development to house new residents 
and new jobs.  Every home built within the Downtown areas offsets the 
need for in-bound commuting each day.  Mixed use is a key ingredient to 
the successful functioning of Downtown and by creating “accessibility 
through proximity”, shows that moving less is clearly achievable. 
Many Downtown activities are interdependent.  The most obvious way 
these activities are linked is through Downtown spaces:  the streets, 
parks, plazas and special districts.  This is where people experience 
Downtown life most directly.  The key to successfully shaping Downtown’s 
future is to foster linkages and to recognize the planning complexities for 
this area.”   
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b) The above description of Toronto’s Downtown is built upon by the growth 

management policies of Section 2.2.1, as follows: 

 

“1. Downtown will continue to evolve as a healthy and attractive place 
to live and work as new development that supports the 
reurbanization strategy and the goals for Downtown is attracted to 
the area.  In particular, the Downtown policies of this Plan will shape 
the City’s future by accommodating development that: 

 
a) achieves a minimum combined gross density target of 400 jobs 

and residents per hectare for Downtown which delineates the 
Downtown urban growth centre for the purposes of the Growth 
Plan; (emphasis added) 

 
b) builds on the strength of Downtown as the premier employment 

centre in the GTA;  
 
c) provides a full range of housing opportunities for Downtown 

workers and reduces the demand for in-bound commuting…;”  
 

“2. Investment in the Downtown environment on the part of the City, 
other levels of government and public/private partnerships will be 
sought to: 

 
a) maintain and improve the public realm, especially linkages 

among Downtown streets, parks, accessible open spaces and 
the water’s edge;  

 
b) promote an environment of creativity and innovation for arts and 

culture;  
 
c) support and enhance the specialty retail and entertainment 

districts found Downtown as important regional and tourist 
destinations; 

 

5.2.2.1 Summary of Our Planning Opinion Concerning the Proposal and 
Toronto’s City OP Urban Structure 

 

i) This proposal contributes to the Downtown achieving, if not exceeding, 

the population targets as set out in the Growth Plan for this urban growth 

centre.  As mentioned earlier in this Planning Report when analyzing the 

Growth Plan, the Province encourages municipalities to exceed the 

minimum targets established in the Growth Plan.  As such, the topic of 

need is not at issue.  The only issue is whether the project will contribute 

to the municipality meeting or exceeding its Growth Plan minimum targets.  
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In our opinion, there is no basis to dispute that Toronto is expected to 

meet (if not exceed) its minimum targets and that the approval of this 

proposal would contribute toward that end. 

 

ii) The subject ZBA application is sufficiently supported by the application 

materials and has demonstrated in detail that the scale and character of 

the proposal will:   

  

a) build on, and add to the strength of the Downtown as the premier 

employment centre in the GTA; 

 

b) provide a range of dwelling units, including housing for families and 

replacement rental housing, creating additional housing 

opportunities for Downtown workers, supporting the principle of 

reducing the demand for in-bound commuting, and encouraging the 

use of public transportation and/or active transportation.  This 

supports an urban structure where people live, work and play 

locally, and reduces automobile dependency.   

 

c) The central location of the subject site combined with the compact 

nature of the proposal on this site, is a fine example of successfully 

integrating transportation and land use planning.  In this case, the 

City OP planning concepts of “mobility” and “proximity” leading to 

maximized “accessibility” are successfully embodied in the proposal 

for the future resident population residing on this site.  These factors 

underpin the most appropriate use and form for the subject site and 

are integral urban structural factors supporting the proposal. 

 

d) The proposal includes numerous improvements or enhancements 

to the public realm.  
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5.2.3 Living Downtown (Section 2.2.1, City OP) 

 

a) The narrative portion of this section of the City OP provides as follows: 

 
 “Increasingly, Downtown is seen as an attractive place to live.  New 

housing Downtown makes an important contribution to the economic 
health of the City.  There is a great degree of social and economic 
diversity among the Downtown population, accompanied by a diversity 
of house types, tenures and affordability.  Different communities have 
different needs in terms of community services and support.  Planning 
for Downtown community services and facilities cannot follow a broad 
city-wide template.” 

 
 The fine grid pattern of Downtown streets and blocks and the density of 

development generally make it difficult to plan for the acquisition of new 
parkland.  Opportunities to create better outdoor spaces throughout the 
Downtown should be sought through the enhancement of existing parks 
and through agreements that give the public access to private outdoor 
space associated with commercial development as well as through the 
acquisition of new parks where feasible.” 

 

b) The applicable policies associated with Living Downtown, include the 

following: 

 
“3. The quality of the Downtown will be improved by: 

 
a) developing programs and activities to maintain and upgrade 

public amenities and infrastructure 
 
b) recognizing the high maintenance needs of streets, open 

spaces and City services in this heavy demand area;  
 
c) enhancing existing parks and acquiring new parkland where 

feasible; and  
 
d) preserving and strengthening the range and quality of the 

social, health, community services and local institutions 
located Downtown. 

 
4. A full range of housing opportunities will be encouraged though: 

 
b) Sensitive infill with Downtown Neighbourhoods and 

Downtown Apartment Neighbourhoods. 
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5.2.4 Bringing the City Together: A Progressive Agenda of Transportation 
Change (Section 2.4, City OP) 

 

a) The narrative provisions of this section of the City OP contain both 

narrative paragraphs and sidebars to assist in explaining the breadth 

and intent of the policies addressed in this section of the City OP.  The 

narrative paragraphs provide as follows: 

 
 “This Plan integrates transportation and land use planning at both the 

local and regional scales.  Within the City, the Plan addresses the 
differing transportation demands between areas targeted for growth and 
those other part of the City where little physical change is foreseen. 

 
 The transportation policies, maps and schedules of the Plan make 

provision for the protection and development of the City’s road, rapid 
transit and inter-regional rail networks. The Plan provides 
complementary policies to make more efficient use of this infrastructure 
and to increase opportunities for walking, cycling, and transit use and 
support the goal of reducing car dependency throughout the City. 

 
 In a mature city like Toronto, the emphasis has to be on using the 

available road space more efficiently to move people instead of vehicles 
and on looking at how the demand for vehicle travel can be reduced in 
the first place.  Reducing car dependency means being creative and 
flexible about how we manage urban growth.  We have to plan in “next 
generation” terms to make walking, cycling, and transit increasingly 
attractive alternatives to using the car and to move toward a more 
sustainable transportation system.”   

 

5.2.4.1 Summary of Our Planning Opinion Concerning the Proposal and the City 
OP Provisions Relating to Downtown Accessibility and Mobility, and A 
Progressive Agenda of Transportation Change 

 

i) This Planning Report has already opined on how the proposal 

successfully integrates mobility with proximity leading to accessibility.  

The site is intrinsically located to promote walking and cycling as 

convenient and viable alternatives.  The interchange subway station is 

steps away.  The existing and planned land uses within close walking 

proximity to the site are mixed use, promoting living, working and playing 

within the neighbourhood.  As such, this proposal speaks directly to 

these key components of the City OP, being accessibility, mobility and 

the transportation agenda provisions of the City OP. 
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ii) The parking provided for on-site users and visitors within the 

underground parking garage utilizes a lower Downtown parking rate.  In 

our experience and based on the City OP provisions promoting the 

reduction of automobile dependency and the use of alternative modes 

of transportation, we agree with the findings of the transportation 

consultant that the location and rate of parking is appropriate.  This 

proposal supports the City OP provisions calling for creativity and 

flexibility about how we manage urban growth and that we have to plan 

in “next generation” terms.   

 

5.2.5  Apartment Neighbourhoods Policies – City OP 

 

The subject property and the adjacent lands to the north and east are within the Apartment 

Neighbourhoods land use designation.  The adjacent lands to the west and south of the 

subject site are designated Mixed Use Areas.  Section 2.3.1 of the City OP, contains 

policies that relate to Healthy Neighbourhoods.  The introductory text that relates to growth 

within Apartment Neighbourhoods indicates: 

 

“Most of Toronto’s existing apartment buildings are located within built up 
Apartment Neighbourhoods, where significant growth is not anticipated on a city-
wide basis…There may be sites within Apartment Neighbourhoods that contain 
space that is not well-utilized by the residents of existing apartment buildings.  In 
some instances these sites could be improved through addition of infill 
development that will provide additional housing options, including new rental 
housing while maintaining and/or improving on-site amenities and conditions for 
both new and existing residents.  In other instances, redevelopment of vacant or 
under-utilized sites in Apartment Neighbourhoods that meets the Plan’s policies 
can create new housing options in Toronto.” 

 

Further, Policy 2.3.1.2 indicates: 

 

“Apartment Neighbourhoods are residential areas with taller buildings and higher 
density than Neighbourhoods and are considered to be physically stable.  
Development in Apartment Neighbourhoods will be consistent with this objective 
and will respect the criteria contained in Section 4.2.2 and other relevant sections 
of this Plan.  While Apartment Neighbourhoods are not areas of significant growth 
on a city-wide basis, there are sites containing one or more existing apartment 
building(s) where compatible infill development may take place.  This compatible 
infill development may take place where sufficient space on a site to accommodate 
additional buildings or building additions while providing a good quality of life for 
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both new and existing residents and improving site conditions by maintaining or 
substantially replacing and improving indoor and outdoor amenity space; 
improving landscaped open space; maintaining adequate sunlight and privacy for 
residential units; and adequately limiting shadowing on outdoor amenity space and 
landscaped open space.  Such infill will be in accordance with the criteria of 4.2 
and other policies of this Plan.  Apartment Neighbourhoods contain valuable rental 
apartment buildings that often need physical and social renewal and transformation 
to achieve an improved living environment.” 

 

Section 4.2 of the City OP, contains the following introductory text that relates to infill and 

redevelopment opportunities in Apartment Neighhourhoods: 

 

“While built up Apartment Neighbourhoods are stable areas of the City where 
significant growth is not anticipated on a city-wide basis, opportunities exist for 
additional townhouses and apartments on underutilized sites, including new rental 
housing.  This Plan sets out criteria to evaluate these situations.” 

 

“On smaller sites, infill opportunities in Apartment Neighbourhoods can be as 
simple as a building on an underutilized part of the lot, such as a surface parking 
lot.  On larger sites, infill opportunities may require planning for new and extended 
public realm including new streets or shared driveways and may require preserving 
significant existing landscape and recreation features as part of integrating older 
apartments with new development in a manner that improves the quality of life for 
all.” 

 

“Development in Apartment Neighbourhoods may also include the redevelopment 
of underutilized or vacant sites.  This Plan sets out criteria to evaluate these 
situations.” 

 

Policy 4.2.2 contains criteria to evaluate proposed developments: 

 

“Development in Apartment Neighbourhoods will contribute to the quality of life by: 
 

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

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

 
c) locating and massing new buildings to frame the edge of streets and parks with 

good proportion and maintain sunlight and comfortable wind conditions for 
pedestrians on adjacent streets, parks and open spaces; 
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d) including sufficient off-street motor vehicle and bicycle parking for residents and 
visitors; 

 
e) locating and screening service areas, ramps and garbage storage to minimize the 

impact on adjacent streets and residences; 
 

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

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

h) providing buildings that conform to the principles of universal design, and wherever 
possible contain units that are accessible or adaptable for persons with physical 
disabilities.” 

 
5.2.5.1 Summary of Our Planning Opinion Concerning the Apartment 

Neighbourhoods Land Use Policies.   
 

The proposed application addresses the above criteria in its many details the following 

reasons: 

 
a) The above policies relate to land use compatibility measures, particularly when 

areas of different development intensity and scale exist adjacent or close by an 

Apartment Neighbourhoods area.  In this case, the subject site and the 19 storey 

apartment building at 50 Prince Arthur are designated Apartment Neighbourhoods. 

These 2 existing Apartment Neighbourhoods sites variously back onto Apartment 

Neighbourhoods, Neighbourhoods and Parks designations.   

 

b) North of the subject site, along St. George Street for several blocks is an Apartment 

Neighbourhoods area, which designation occupies most of the north lot line of the 

subject site.   The abutting property to the north contains a 7 storey mid-rise 

apartment building with south facing windows, and no balconies. 

 

c) To the east of the above-mentioned adjacent apartment building, north of the 

northeastern most portion of the subject site are five 3 storey townhouses 

orientated north south.  The west side of the townhouses, closest to the subject 

site is a surface parking lot and the common driveway and individual integral 

garages of the townhouses.  Access to the townhouses is from Lowther Avenue to 

the north.  The east side of the townhouses include their small rear yards areas. A 
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sixth 3 storey townhouse orientated north-south faces Lowther Avenue directly. 

Collectively these six townhouses are called Lowther Mews. Figure 4 and 8 

illustrate the driveway and rear yard areas of the Lowther Mews townhouses. 

 
d) East of the Lowther Mews townhouses, are a pair of semi-detached dwellings and 

one single detached dwelling fronting onto Lowther Avenue, being 77A, 77 and 75 

Lowther Avenue.  East of the single detached dwelling is Taddle Creek Park, a 

City park designated Parks. 

 
e) As elaborated upon by the applicant’s Urban Design expert, a number of design 

elements have been deployed to address contextual fit and compatibility with the 

surrounding area properties and the streetscape.   

 
f) In relation to the nearby properties to the north, the following design measures 

have been incorporated into the architect’s design: 

 
i) The first seven (7) habitable floors facing north include a side yard setback 

of 6.90 m and a building-to-building separation of 10.03 m.  The obligation 

on the subject site is a 5.5 m setback, however some additional side yard is 

provided to account for the small south side yard of the apartment building 

to the north (149 St. George Street). 

 

ii) Above the 7th floor level, the tower portion steps back a further 5.6 m on the 

north side of the building, and a further 7.05 m on the east side of the building 

in order to achieve a 12.5 m setback to the north and east lot lines.  This is 

a Tall Building Design Guideline standard. 

 

iii)  Floor levels 8 – 26 have a Gross Construction Area (GCA) of 750 sm while 

further stepbacks on floor levels 27 – 29 decrease those floors to 637.1 sm 

This conforms with the Tall Building Design Guidelines.  

 

iv) These are adequate means to separate, buffer and transition to the adjacent 

land uses to the east and north, to achieve the objectives of the plan, 

recognizing that to the south and west are public roads, beyond which are 

Mixed Use Areas designations. 
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v) Further urban design input is provided in the report prepared by Mr. 

Freedman, in support of the subject application.   

   

g) The 29-storey building is located to frame St. George Street and Prince Arthur 

Avenue and will create an enhanced pedestrian environment on the street.  The 

Pedestrian Level Wind Study prepared by Gradient Wind Engineers and Scientists 

and included with this submission package, concludes with respect to the 

proposed development that “all grade-level areas within and surrounding the 

subject site are predicted to experience conditions that are acceptable for the 

intended pedestrian uses throughout the year.  Specifically, wind conditions over 

surrounding sidewalks, walkways, the outdoor dog run and pet relief area, the 

POPS, and building access points are considered acceptable, without mitigation.”.  

 
h) Sufficient off-street parking for motor vehicles is provided for residents and visitors 

in the underground parking garage.  The proposed parking standard is appropriate 

for this Downtown location, recognizing that the general objectives of the City OP 

are to minimize automobile dependency and to promote alternative forms of 

transportation, such as walking and cycling and given the extremely close 

proximity to the St. George subway station.  Further, the proposed parking 

provision for residents and visitors has been examined by R.J. Burnside & 

Associates Limited and concludes “it is our opinion that the proposed resident 

parking supply…and the visitor parking supply…will meet or exceed future parking 

demand.”. As such the consideration of a lower parking standard is warranted.  

Bicycle parking is provided in accordance with the requirements of Toronto Green 

Standards and By-law 569-2013.  

 
i) A single driveway is proposed from Prince Arthur Avenue, providing access to the 

ramp to the underground garage, servicing, loading and waste storage areas. The 

enclosed entrance to the underground garage is located at the rear of the building, 

in the northeast portion of the site, such that there will be no impact or visibility 

from the adjacent streets or the public realm.  The ramp is screened from the 

adjacent properties to the north with a prefinished screen (Figure 29) and the 

loading, servicing and waste storage areas are internalized within the building with 

overhead doors in order to minimize impact on the street and adjacent properties. 
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j) Indoor and outdoor amenity space is being provided on the site for a total of 2.1 

sm per unit of indoor amenity and 1.5 sm per unit of outdoor amenity space.  

Outdoor amenity space that provides pet amenity in accordance with the ‘Pet 

Friendly Design Guidelines’ is provided at grade level along the north side of the 

building contiguous with the proposed POPs, and the indoor amenity space at 

ground level.  Additional residential amenity space is located on the 8th floor and 

provides a total of 397.3 sm of outdoor amenity terrace, and a total of 398.7 sm of 

indoor amenity space contiguous with the outdoor terrace.  The 8th floor terrace is 

bordered with broad planters along the north and east peripheries to provide 

screening and noise attenuation in order to minimize any perceived privacy, 

overlook and sound disturbances with the adjacent properties.   

 
k) The development has been designed to provide a main lobby entrance facing the 

large front yard setback and proposed POPS addressing St. George Street.   

Additionally, the proposed POPS area is integrated with the outdoor amenity 

spaces located at grade level and integrated with the grade-related units on Prince 

Arthur Avenue.  This provides additional amenity, animation, safety and a 

pedestrian friendly streetscape along the adjacent streets. 

 
l) The proposed building is universally accessible and includes multiple access 

points to the building and dwelling units located at grade. 

 

m) Shadow Analysis     

 

Figures 33 to 35 illustrate the shadows for the proposed proposal.  Our analysis 

of the incremental shadow implications arising from this project is as follows is as 

follows: 

 

i) The subject site is located on the northeast corner of St. George Street 

and Prince Arthur Avenue, where the closest adjacent 

Neighbourhoods designation is located to the northeast of the subject 

site.  Other Neighbourhoods in the vicinity include properties and 

streets to the east and west beyond those fronting on the east and west 

side of St. George Street.   
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ii) The proposed tower narrows from the base building to the top and is 

further articulated with additional stepbacks on the uppermost floors.  

This is beneficial relating to shadows.   

 
iii) The slender tower element, by nature, casts a more slender shadow 

and as a result, shadow is not cast on any one spot for a long period 

of time and moves quickly through the landscape. 

 
iv) As the shadow plans demonstrate, there are only minor incremental 

shadows cast on the four (4) properties designated Neighbourhoods, 

located on the north side of Lowther Avenue west of St. George Street, 

at 9:18 AM during the Spring and Fall Equinoxes (March and 

September, respectively).   There is a slight shadow cast on the 

northeast portion of Huron Street Playground during this time, 

however, quickly transitions off by 10:18AM.  No shadows occur in 

June for these properties and open space arising from the proposed 

building.   

 
v) In March and September, the Neighbourhoods to the north east of the 

subject site are subject to incremental shadowing, between 1:18 PM 

and 2:18 PM.  From then, the shadows transition from the shared 

driveway of the Lowther Mews townhouses at 1:18 to the rear yards 

and rear portion of the buildings fronting on the south side of Lowther 

Avenue at 2:18 PM.   The upper 27th-29th floors of the tower element 

have been stepped in at the east elevation with particular attention to 

adequately limiting the impact on the nearby Taddle Creek Park during 

the hours of 12:00pm – 2:00PM on September 21st.  By 3:18 PM, the 

shadow cast by the proposed building transitions to southeast portion 

of Taddle Creek Park, avoiding the playground area of the park, and 

then transitions off beyond 4:18 PM.  Currently there are already some 

shadows arising from the existing 12 storey building and the existing 

adjacent apartment buildings on Prince Arthur Avenue on those 

dwellings and park during this period.  
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vi) In June, there is shadowing only on the shared driveway and parking 

area of the adjacent townhouses and no shadow impact on the 

dwellings fronting on the south side of Lowther Avenue.  In the evening 

hours, 5:18 pm onwards in March/September, there is some minor 

incremental shadowing on the Neighbourhoods properties to the 

southeast, however these are limited as the day transitions to evening 

with less daylight.  

 

vii) The buildings and sidewalks along the west and east side of St. George 

Street are, in March and September and June, subject to transitional 

shadow where any one spot is not subject to shadow for more than 2-

3 hours.  It is important to note that many of the existing buildings along 

the west side of St. George Street currently cast shadows on these 

areas already, which is a condition typical in the Downtown.   

 
vii) In our opinion, based on this review, we are satisfied that the proposal 

adequately limits shadow impacts on the adjacent Neighbourhoods 

and open spaces. 

  

n) As detailed in the accompanying Community Services and Facilities Study, the 

surrounding area is well served by community centres, libraries, schools and 

parks.   

 

In view of the forgoing, the proposed development will contribute to the overall quality of 

life on this Apartment Neighbourhoods site and therefore, satisfies the criteria for 

development in Apartment Neighbourhoods. 

 

5.2.6 Built Form Policies 

 

Section 3.1. of the City OP provides direction concerning a number of objectives relating 

to site development and built form with relevant provisions found in three sub-sections:  

Public Realm (3.1.1), Built Form (3.1.2) and Built Form-Building Types (3.1.3).  The 

policies relate specifically to the interaction of a proposed building and the immediate 

surroundings of the street, neighbouring properties and any existing and planned open 
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spaces.  These policies include OPA’s 479 and 480, which were approved by the Minister 

of Municipal Affairs and Housing on September 11, 2020, and are reviewed below. 

 

Policies regarding Public Realm in 3.1.1 include the promotion and encouragement of 

design quality and creative approaches to achieve a well-connected, walkable, attractive, 

safe, functional and accessible public realm.  Development will enhance and extend, 

where appropriate, a high-quality public realm and support the creation of complete 

communities inclusive of streets, parks and open spaces for every scale of City building.  

The following is a summary of the relevant policies contained in this section of the City 

OP: 

 The public realm is comprised of all public and private spaces to which the public 
has access.  It is a network that includes, but is not limited to, streets and lanes, 
parks and open spaces, and the parts of private and public buildings that public is 
invited into (3.1.1.1); 
 

 The public realm will provide the organizing framework and setting for 
development; foster complete, well-connected walkable communities and 
employment areas that meet the daily needs of people and support a mix of 
activities; support active transportation and public transit use; provide a 
comfortable, attractive and vibrant, safe and accessible setting for civic life and 
daily social interaction; contribute to the identity and physical character of the City 
and its neighbourhoods; be functional and fit within a larger network; contribute to 
the City’s climate resilience (3.1.1.2); 

 
 New and existing streets will incorporate a Complete Streets approach and be 

designed to perform their diverse roles by balancing the needs of the various users 
within the right-of-way; improving the quality and convenience of active 
transportation options; reflecting differences in local context and character; 
providing building access and address, as well as amenities such as view 
corridors, sky view and sunlight, and serving as community destinations and public 
gathering places (3.1.1.6); 
 

 Lanes provide an important function as off-street access for vehicles, parking and 
servicing.  As part of the public realm, lanes will be public and opportunities for 
lane enhancements should be identified as part of the development approval 
process.  Where appropriate, lanes should be designed with consideration for safe, 
accessible and comfortable pedestrian and cyclist movement (3.1.1.10); 

 
 Design measures which promote pedestrian safety and security will be applied to 

streetscapes, lanes, parks, other public and private open spaces, and all new and 
renovated buildings (3.1.1.14); 
 

 New and existing city blocks and development lots within them will be designed to 
expand and enhance the public realm network; have an appropriate size and 
configuration for the proposed land use; promote street-oriented development with 
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buildings fronting onto and having access and address from street and park edges 
(3.1.1.15); 
 

To a great extent, we rely upon the input provided by Mr. Robert Freedman of Freedman 

Urban Solutions LTD (FUSL) and adopt his conclusions relating to urban design related 

matters.  

 

The proposed redevelopment is supportive of both active transportation (walking and 

cycling) and public transit.  The proposed redevelopment provides an improved public 

realm with a proposed POPS along the St. George frontage that includes enhanced 

landscaping, tree plantings, seating areas, well-articulated hardscaping, and public art.   

 

This POPS is integrated with the proposed outdoor amenity spaces at grade and the grade 

related units along Prince Arthur Avenue.  These units feature external entrances and 

terraces for private amenity, framed with garden walls, additional landscaping, and tree 

plantings. These enhancements improve the current site conditions, which is limited to a 

sodded lawn area adjacent to the public sidewalk and boulevard.   

 

All walkways from the subject site will connect with the public sidewalk network to support 

on and off-site circulation and facilitate a pedestrian friendly public realm and animation 

along the streetscape.  Additionally, existing dedicated bike lanes along St. George Street 

and Prince George Avenue already support and promote cycling.  In our opinion, this will 

contribute to a more enhanced and animated streetscape and contribute to a complete 

community which relies on active transportation.   

 

The proposed building is designed with stepbacks of the upper floors in order to provide 

tower articulation, minimize massing of the upper floors, and to contribute to interesting 

sky views and skyline.  In addition, the stepping articulation of the upper levels is beneficial 

form in mitigating the shadow implications on the adjacent Neighbourhoods and open 

spaces both north and east of the subject site.   

 

The building is designed to be street-oriented, with active frontages that includes the 

proposed POPS, main residential lobby, outdoor amenity space and grade-related units, 

all of which are visible and accessible from both street frontages.   
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Policy 3.1.2 contains built form policies for site organization and location that provide 

principles on key relationships of the location and organization of development.  The 

following is a summary of the relevant policies within this section of the City OP: 

 

 Development will be located and organized to fit with its existing and planned 
context.  It will frame and support adjacent streets, lanes parks and open spaces 
to promote civic life and the use of the public realm, and to improve the safety, 
pedestrian comfort, interest and experience, and casual views to these spaces 
from the development by: 
 
a) Generally locating buildings parallel to the street or along the edge of a park or 

open space with consistent front yard setbacks; 
 

b) Providing additional setbacks or open spaces at the following locations, where 
appropriate: 
 

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

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

e) Preserving existing mature trees wherever possible and incorporating them 
into the development site; and 
 

f) Providing comfortable wind conditions and air circulation at the street and 
adjacent open spaces to preserve the utility and intended use of the public 
realm, including sitting and standing (3.1.2.1); 

 
 Development will provide accessible open space, where appropriate.  On blocks 

that have access to direct sunlight and daylight development will prioritize the 
provision of accessible open space in these locations. (3.1.2.2); 
 

 Development will protect privacy within adjacent buildings by providing setbacks 
and separation distances from neighbouring properties and adjacent building walls 
containing windows (3.1.2.3) 

 
 Development will locate and organize vehicle parking, vehicular access and 

ramps, loading, servicing, storage areas, and utilities to minimize their impacts and 
improve the safety and attractiveness of the public realm, the site and surrounding 
properties by: 
 

a) Using shared service areas where possible within development 
block(s) including public lanes, shared private driveways and service 
courts (3.1.2.4(a)); 

 
b) Consolidating and minimizing the width of driveways and curb cuts 
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across the public sidewalk (3.1.2.4(b)); 
 

c) Integrating services and utility functions within buildings, where 
appropriate; 
 

d) Providing underground parking, where appropriate (3.1.2.4(d)); 
(3.1.2.4); 
 

e) Limiting new surface parking between the front face of a building and 
the public street or sidewalk (3.1.2.4 ((e)); 

 
 Development will be located and massed to fit within the existing and planned 

context, define and frame the edges of the public realm with good street proportion, 
fit with the character, and ensure access to direct sunlight and daylight on the 
public realm by providing streetwall heights and setbacks that fit harmoniously with 
the existing and or planned context, and, stepping back building mass and 
reducing building footprints above the streetwall height; and (3.1.2 5); 
 

 Development will be required to provide good transition in scale between areas of 
different building heights and/or intensity of use in consideration of both the 
existing and planned contexts of neighbouring properties and the public realm 
(3.1.2.6); 
 

 Transition in scale will be provided within the development site and measured from 
shared and adjacent property lines (3.1.2.7); 
 

 The design of new building facades visible from the public realm will consider the 
scale, proportion, materiality and rhythm of the façade to ensure fit with adjacent 
building facades; contribute to a pedestrian scale by providing a high quality of 
design on building floors adjacent to and visible from the public realm; break up 
long facades in a manner that respects and reinforces the existing and planned 
context, and ensure grade relationships that provide direct access and view into 
and from the public realm (3.1.2.9); 
 

 Development will promote civic life and provide amenity for pedestrians in the 
public realm to make areas adjacent to streets attractive, interesting, comfortable 
and functional by providing improvements to adjacent boulevards and sidewalks; 
coordinated landscape improvements in setbacks to enhance local character, fit 
with public streetscapes, and provide attractive, safe transitions between the 
private and public realms; weather protection such as canopies and awning 
(3.1.2.10); 
 

 New indoor and outdoor shared amenity spaces provided as part of multi-unit 
residential developments should be high-quality, well designed indoor and outdoor 
amenity space. (3.1.2.11); 
 

 Outdoor amenity space should: 
 
a) Be located at or above grade;  
b) Have access to daylight;  
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c) Have access to direct sunlight, where possible;  
d) Provide comfortable wind, shadow, and noise conditions;  
e) Be located away or physically separated from loading and service areas;  
f) Have generous and well-designed landscapes areas to offer privacy and an 

attractive interface with the public realm;  
g) accommodate existing and mature tree growth; 
h) promote use in all season (3.1.2.13). 
 

The proposed development has been designed to frame and define the street edge.  The 

main entrance to the lobby addresses St. George Street, is centrally located, is and 

accessible from the public sidewalk.  The proposed POPS along this frontage is 

contiguous and seamlessly integrated with the outdoor amenity space for residents that 

includes pet amenity along the north property line of the site.    These features are clearly 

visible from the public realm contributing to a sense of animation within the public realm 

with views from and into the proposed building.   

 

The main lobby entrance is further emphasized by the inset ground floor and a double 

height interior measuring 8.1 m tall that creates prominence to this “front elevation”.  The 

inset ground floor facilitates a safe transition from the private to public realm by creating a 

weather protected space from the upper floors of the base building and balcony 

projections above.   

 

Policy 3.1.2.1 requires that the development fit in with its existing and/or planned context. 

As mentioned earlier in this Planning Report, the existing physical context surrounding the 

subject site, the surrounding land use policies extending from Bloor Street to the north 

side of Prince Arthur, the immediately accessible rapid transit, and the general Downtown 

setting all contribute to this proposal fitting comfortably within its existing and planned 

context.   

 

The redevelopment proposal has been designed to accommodate a form and deployment 

of building height, mass and density that compatibly fits within its context and provides 

context appropriate and effective transition between areas of varying development 

intensity and scale.  This is a street and a neighbourhood where an eclectic mix of tall 

large scale buildings have co-existed for decades with lower form of development nearby 

or on adjacent properties.  In our opinion, this residential infill and intensification provides 
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a contemporary expression of building height, mass and density which compatibly fits 

within this context. 

 

 A wind study has been prepared by Gradient Wind Engineers and Scientists to examine 

the proposal and concludes the following in relation to the public realm and outdoor 

amenity spaces: 

 
1. “All grade-level areas within and surrounding the subject site are predicted to 

experience conditions that are considered acceptable for the intended 
pedestrian uses throughout the year. Specifically, wind conditions over 
surrounding sidewalks, walkways, the outdoor dog run and pet relief area, the 
POPS, and building access points are considered acceptable, without 
mitigation.  
 

2. With a standard height solid barrier around the perimeter of the common 
amenity terrace at Level 8, wind conditions are predicted to be suitable for a 
mix of sitting and standing during the typical use period, with conditions being 
suitable for sitting at least 70% of the time within all areas. These conditions 
are considered acceptable.  
 

3. The foregoing statements and conclusions apply to common weather systems, 
during which no uncomfortable or dangerous wind conditions, as defined in 
Section 4.4, are expected anywhere over the subject site at grade. During 
extreme weather events, (e.g., thunderstorms, tornadoes, and downbursts), 
pedestrian safety is the main concern. However, these events are generally 
short-lived and infrequent and there is often sufficient warning for pedestrians 
to take appropriate cover.”  

 
As such, the wind conditions anticipated are considered acceptable for this context and 

improves safety, and pedestrian comfortability for sitting or standing.   

 

With respect to Policy 3.1.2.3, related to providing appropriate transitions in scale to 

adjacent properties, pursuant to the City OP, different context appropriate building and 

urban design techniques have been utilized to address transition.  This includes an 

appropriate a combination of landscaped areas, building setbacks, stepbacks, tower 

setbacks to the east and north, and variation in building heights.   

 

In response to Policy 3.1.2.4, the proposed development has been organized with 

consolidated access from a single driveway from Prince Arthur Avenue to minimize curb 

cuts and width of driveways.  The driveway from St. George is to be removed.  Vehicle 

parking is provided underground with the ramp located at the northeast corner of the site 
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adjacent to the northern property line. The parking garage ramp has also been screened 

with a prefinished wall feature and with an intensive green roof with planting.    The loading 

and servicing areas have been internalized on the ground floor and screened from view.  

This is the most suitable location for these elements, as a means to enhance the public 

realm along the site’s frontages and internalizing these operations for safety purposes and 

to screen them from view.  

 

The Transportation Study prepared by R.J. Burnside & Associates Ltd., has also reviewed 

the vehicular turning movements, including those related to loading space access, and 

concludes that the turning movements are acceptable.  In addition, resident and visitor 

parking was examined and the consultant is satisfied that the proposed parking supply of 

90 residential spaces (0.26 spaces/unit) and 4 visitor parking spaces (0.01 spaces/unit) 

will meet or exceed future parking demand.   

 

The proposed bicycle parking supply and stall size for both long and short-term spaces 

comply with the by-law requirements and the Toronto Green Standard (TGS).  These 

transportation matters are addressed more fully in the Transportation Study, prepared by 

RJ Burnside & Associates Ltd. and included in this submission. 

 

The indoor and outdoor amenity spaces provided are of high-quality, well designed and 

mindful of the range of users for these spaces.  As described earlier, the outdoor amenity 

at grade is integrated with the residential private amenity such that they are attractive, 

comfortable, and highly visible from the public realm.  The high-quality landscaping of the 

POPS includes numerous plantings, preservation of much of the mature tree growth 

subject to feasibility, and areas with appropriate seating.  They are made functional for 

various users that include residents and general pedestrian traffic through the well 

landscaped POPS and the variety of connections between the proposed walkways and 

public realm and sidewalk network.   

 

The pet amenity space for the residents considers the needs and typical activities of 

residents with pets.  Further these spaces are sited furthest away from loading and 

servicing operations for not only attractiveness, but for comfort and safety.   The outdoor 

amenity provided within the building at the 8th floor is also programmed for a variety of 

uses including, lounge and eating areas, and other open areas, which are appropriately 
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screened to allow for resident enjoyment while minimizing privacy and overlook 

implications.  As such the proposed outdoor and indoor amenity spaces appropriate 

address Policies 3.1.2.11 and 3.1.2.13.  

 

Section 3.1.3 of the City OP provides built form policies for the various building types, 

including tall buildings, that provide built form principles guiding development.  This has 

been appropriately addressed in Mr. Freedman’s Urban Design Rationale Report.   

 

In view of the above, the design of the proposed development satisfies the applicable Built 

Form policies of the City OP and will be in keeping with the existing and planned context 

of the subject site and surrounding area.  

 

5.2.7 Housing Policies 

 

The City OP provides policy direction concerning the provisions of housing. For instance, 

Section 1.2 of the City OP provides the Principles for a Successful Toronto, wherein one 

of the principles promoted is that “housing choices are available for all people in their 

communities at all stages of their lives”.  

 

The Housing policies related to rental replacement are discussed in more detail in the 

Housing Issues Report (HIR), prepared by this firm and filed under separate cover. 

 

Section 3.2.1 provides the Housing Policies of the City OP, including the following: 

 

3.2.1.1 “A full range of housing, in terms of form, tenure and affordability, across 
the City and within neighbourhoods, will be provided and maintained to 
meet the current and future needs of residents. A full range of housing 
includes: ownership and rental housing, affordable and mid-range rental 
and ownership housing…housing that meets the needs of people with 
physical disabilities…” 

 

3.2.1.2  “The existing stock of housing will be maintained, improved and 
replenished.  The City will encourage the renovation and retrofitting of 
older residential apartment buildings.  New housing supply will be 
encouraged through intensification and infill that is consistent with this 
Plan.” 
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The City OP seeks to strike a balance of housing types and to ensure the needs of 

residents are met, within the City and in neighbourhoods.  This is aimed at accommodating 

growth in the City and within the different neighbourhoods.  This is to ensure that housing 

choice and need is addressed and accommodated where people live, so those seeking 

housing alternatives within their neighbourhood can be accommodated in the 

neighbourhood without being displaced from their neighbourhood.    

 

The proposed development will add more residential units to the area through 

intensification, fulfilling an identified policy objective to accommodate more population in 

the Downtown in proximity to transit and employment.   

 

The proposed development provides for a range of unit types, that include 130 ‘rental 

replacement dwelling units’ and 211 new dwelling units.  These units are distributed as 

follows: 

 

Unit Type Rental 
Replacement

% New 
Dwelling 

Units 

% 

Bachelor 72 55 0 0 
1 Bedroom 45 35 151 72 
2 Bedroom 13 10 37 18 
3 Bedroom 0 0 23 10 

 
TOTAL 

 

 
130 

 
100 % 

 
211 

 
100% 

 
TOTAL COMBINED 

 

 
341 (100%) 

 

The proposal increases the housing stock within the area and in turn, provides a greater 

choice of housing opportunities.  The inclusion of larger dwelling units such as two-and 

three-bedrooms provides options for families that choose to live in a Downtown location 

close to transit, employment, institutions, community amenities, and other services. The 

subject proposal will also help satisfy the life-cycle circumstances of existing and future 

residents within the City by providing housing options for varying stages of life.  From a 

planning perspective, it is highly desirable to broaden and diversify housing types and 

choice of housing in this neighbourhood and to contribute to this community’s evolution 

as a more 'complete community'.  
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5.2.8 The Downtown Secondary Plan (OPA 406) 

 

In August 2017 City Planning Staff released TOcore: Proposed Downtown Plan (the 

“Downtown Plan”), a plan to provide detailed direction on the scale and location of future 

growth in the Downtown area. The Downtown area is defined as those lands bound by 

Bathurst Street to the west, Dupont Street and the Rosedale Valley to the north, the Don 

Valley to the east, and Lake Ontario to the south. The Downtown Plan was approved by 

the Minister of Municipal Affairs and Housing on June 5, 2019 through OPA 406 and is 

now in full force and effect.  

 

The subject site is located within the Downtown Secondary Plan, and is maintained as an 

Apartment Neighbourhoods designation, which designation remains governed by the City 

OP.  This was reviewed earlier in this Planning Report.   

 

Under Section 3 Goals of the Downtown Plan, Policy 3.5 provides that “Downtown will be 

inclusive and affordable, with a range of housing that meets the requirements of a diverse 

population with varied needs, including accessible and supportive services for vulnerable 

populations, as provided for by this Plan.” 

 

Section 5 of the Downtown Plan contains policies that link growth and infrastructure, with 

the aim at achieving complete communities.  Policy 5.1 indicates that development will 

support and contribute towards the achievement of complete communities and providing 

growth in various forms and through the provision of development charges under the 

Development Charges Act, 1997 and/or as a community benefit (Section 37).   

 

Under Section 6, Policy 6.34 indicates that “Development in proximity to existing and 

planned rapid transit stations will prioritize mixed-use development.  These areas will be 

planned to accommodate higher density development to optimize the return on investment 

and increase the efficiency and viability of existing and planned transit service levels.”   

The following policies speak to development near existing or planned rapid transit stations: 

 

“6.35 Lands within 500-800 metres of all existing or planned rapid transit stations within 
the Downtown will be planned to be transit supportive and, where appropriate, to 
achieve multi-modal access to stations and connections to major trip generators.  
Development within such areas will be supported, where appropriate, by: 
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  6.35.1 planning for a diverse mix of uses of sufficient intensity to optimize support 
for existing and planned transit service levels; 

 
 6.35.2 fostering collaboration between public and private sectors; 
 
 6.35.3 providing alternative development standards, and 
 
 6.35.4 prohibiting built-form that would adversely affect the optimization of transit 

infrastructure.” 
 

As shown on Map 41-5 on Figure 12, the subject site is located in close proximity to Bloor 

Street West, a “priority retail street”.  The network of commercial main streets within the 

Downtown is a defining feature of the City.  These retail streets contribute to the 

Downtown’s vibrant and walkable neighbourhoods, provide employment opportunities, 

and play an integral role in streetscape animation through links between the public realm 

and built form.  The expansion of retail streets to areas anticipating growth will facilitate 

the overall vitality of neighbourhoods as they evolve.  The following policies speak to 

maintaining and enhancing retail streets: 

 

“6.39 To maintain and enhance Downtown’s retail vitality, serving local needs and 
destination shoppers, Priority Retail Streets are shown on Map 41-5 

  
As appropriate for this Apartment Neighbourhoods site and area, the proposed building is 

solely residential adding density and population in very close proximity to Bloor Street, 

which population increase will contribute to and support the Bloor Street retail and service 

commercial corridor.      

 

Policy 8.27 states that development will generally be required to limit and/or consolidate 

vehicle access points and will be encouraged to provide facilities for passenger pick-

up/drop-off, loading and parking in off-street locations and/or within building footprints, in 

order to free up on-street curbside and public realm space and improve safety of 

pedestrians and cyclists.  Policy 8.29 states “Pick-ups and drop-offs, loading and parking 

activity shall be encouraged off-street wherever possible.  The proposed development 

suitably locates and designs its pick-up/drop-off, loading, servicing, parking in accordance 

with this policy.  This in turn supports the objectives to free curbside and public realm 

space and increase safety for pedestrian and cycling movements. 
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Built Form related Policies are found in Chapter 9 of the Downtown Secondary Plan.  In 

Policy 9.1, among other matters, development is encouraged to contribute to livability by 

reasonably limiting uncomfortable wind conditions and providing access to sunlight, 

natural light, openness and sky-view; expanding and improving the public realm; 

maintaining adequate privacy; providing high-quality amenity spaces; and conserving 

heritage; (Policy 9.1.2).   It should demonstrate design excellence of the building and 

surrounding public realm (9.1.3).  These matters have been addressed in prior sections of 

this Planning Report. 

 

With respect to transition, Policy 9.22 states that “Development may be required to provide 

built form transition where necessary to create a more livable environment in the public 

realm, while defining and distinguishing areas of different character, intensity and planned 

contexts.”.  Policy 9.23 states that “Transition in scale can be achieved by geometric 

relationships and design methods in different combinations including angular planes, 

stepping height limits, location and orientation of the building, the use of setbacks and 

step-backs of building mass, separation distances, as well as other means to achieve 

compatibility“.   These design related factors have been variously employed by the 

architect in the design of this proposal, all of which, have been addressed in prior sections 

of this Planning Report. 

 

Policy 9.30 states that amenity space will be encouraged to be: 

 

 9.30.1 located at or above grade; 
 
 9.30.2 located in visible and accessible locations for the building inhabitants;  
  

Policy 9.31 states that development will ensure that outdoor amenity spaces will be sited 

and designed to address the following: 

 

9.31.1. provide for appropriate sky-views and sunlight in the space; 

9.31.2. generally ensure wind conditions that are suitable for comfortably sitting 
and standing; and 

 
9.31.3. include trees and other landscaping. 
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The proposed building contains amenity space that is located with high-visibility and 

accessible at grade.  On the 8th floor, the outdoor amenity terrace is contiguous with the 

indoor amenity for complementary ease of use and access.  The terrace is lined with a 

broad planter including dense plantings along the north and east perimeter to minimize 

privacy, overlook and noise impacts with adjacent neighbours and also to enhance the 

overall design and program of the space (Figure 22).  The internal indoor amenity space 

is wholly accessible, flexible and programmable to provide elements that respond to a 

variety of ages and abilities.  In our opinion, the proposed development conforms to the 

policies of the Downtown Secondary Plan related to Transition and Amenity Spaces. 

 

Under Section 11 related to Housing, the following policies apply: 

 

“11.1 To achieve a balanced mix of unit types and sizes, and support the creation of 
housing suitable for families, development containing more than 60 new residential 
units will include: 

 
 11.1.1 a minimum of 15 per cent of the total number of units as 2-bedroom units;  
 
 11.1.2 a minimum of 10 per cent of the total number of units as 3-bedroom units;  
 

11.1.3 an additional 15 per cent of the total number of units will be a combination 
of 2-bedroom and 3-bedroom units, or units that can be converted to 2 and 
3 bedroom units through the use of accessible or adaptable design 
measures.  

 
11.3 Residential units will include where appropriate, storage space, operable windows, 

bedrooms that contain closets and the provision of balconies or terraces shall be 
encouraged.   

 
11.4  Where new development would have the effect of removing all or part of a private 

building or related group of buildings, and would result in the loss of ten or more 
dwelling rooms, excluding dwelling rooms operated by post-secondary institutions 
or small residences, the City may request an acceptable tenant relocation and 
assistance plan to lessen hardship.   

 
11.5 New development that would have the effect of removing all or part of a private 

building or related group of buildings, and would result in the loss of ten or more 
dwelling rooms, may also be requested as a community benefit in accordance with 
and subject to the applicable legislation to: 

 
11.5.1 replace and maintain at least the same amount of residential gross floor 

area as rental housing; and 
 

11.5.2 for a period of at least 10 years, the rents for replacement housing will be 
similar to those in effect at the time the development application is made.” 
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As described earlier in this report the proposed unit mix includes complete replacement of 

the one-hundred thirty (130) existing dwelling units within the proposed building.  The unit 

mix of the additional new dwelling units complies with policy 11.1 and the percentage 

requirements for larger units.  Additionally, policies 11.4 and 11.5 are adequately 

addressed in the accompanying Housing Issues Report (HIR), prepared by Goldberg 

Group and filed under separate cover.   

 

Based on the foregoing, in our opinion the proposed development conforms to the 

Downtown Secondary Plan.   

 

5.2.9 Summary of the Official Plan 

 

The proposed development satisfies, and conforms to, the policies of the City OP for the 

following reasons: 

 

 The subject site is identified as part of the Downtown area, an area identified to 
accommodate significant growth.  The height, scale and overall design of the 
proposed building is appropriate in a Downtown context and is in keeping with the 
existing and planned character of this part of the Downtown area. 
 

 The subject site is designated as Apartment Neighbourhoods, a land use 
designation where growth in the form of tall buildings is permitted, subject to 
criteria.  Through the body of this Planning Report it has been demonstrated that 
the applicable Apartment Neighbourhoods development criteria have been 
appropriately addressed by the subject application materials.   
 

 The proposal has been designed in accordance with the Built Form policies by 
providing, among other things, adequate stepbacks and setbacks, landscaped 
areas, POPS, and site organization, and by adequately limiting incremental 
shadows on the immediate and broader surrounding area.  
 

 The proposal conforms with Housing policies including full rental replacement of 
the existing rental dwelling units on site and encouraging the provision of additional 
housing through intensification.   
 

 The subject site is located within the Downtown Secondary Plan.  Providing 
housing, optimized height, adequate transition in scale, and overall compatibility 
with the existing and planned surrounding area context. The Downtown Plan also 
directs the optimization of lands within proximity to rapid transit stations.    The 
proposal conforms with the policies of the Downtown Secondary Plan. 
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For the reasons set out above, it is our opinion that the proposed development is in 

conformity with the OP. 

 

5.2.10 Tall Building Design Guidelines, May 2013/Downtown Tall Buildings Vision 
and Supplementary Guidelines, July 2012 

 
City Council endorsed updated City-wide Tall Building Design Guidelines and the 

Downtown Tall Buildings Vision and Supplementary Guidelines (collectively the tall 

buildings guidelines) pursuant to Section 5.3.2 of the City OP, which indicates: 

 
“1. Implementation plans, strategies and guidelines will be adopted to advance the 

vision, objectives and policies of this Plan.  These implementation plans, strategies 
and guidelines, while they express Council policy, are not part of the Plan unless 
the Plan has been specifically amended to include them, in whole or in part, and 
do not have the status of policies in this Plan adopted under the Planning Act.” 

 

These guidelines are intended to establish a unified set of performance measures for the 

evaluation of tall building development applications City-wide, including all areas within 

the Downtown. Previously in July 2012 City Council endorsed Downtown Tall Buildings 

Vision and Performance Standards Design Guidelines. Both of these documents are 

intended to be used together in evaluating new tall building proposals in the Downtown.  

 

Mr. Robert Freedman of FUSL has evaluated the various tall building guideline provisions 

in his Urban Design Rationale Report.  We observe that the proposal generally satisfies 

the intent of the guideline documents.  Of particular importance, the tower element of the 

proposal is setback from the north and east lot lines no less than 12.5 m.  The tower floor 

plate is not more than 750 sm.  Appropriate regard has been considered for the design of 

the base building, shadow implications, massing implications, access and servicing and 

the general fit and compatibility of the proposal within the existing and planned context of 

the subject site.  We adopt Mr. Freedman’s conclusions as input into this Planning Report 

and independently are of the opinion, that the appropriate level of regard has been 

undertaken in relation to the tall buildings design guidelines.   

 

5.2.11 OPA 352, Zoning By-laws 1106-2016 and 1107-2016 

 

The City has conducted a study of policies and performance standards for front, side, and 

rear lot line setbacks for tall buildings in the Downtown, otherwise known as TOcore.  
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Amendments to the Official Plan and Zoning By-law were enacted on November 9, 2016 

and are currently under appeal by many parties. The site and area specific policies of OPA 

352 relating to the Downtown are intended to shape and manage development of tall 

buildings through the use of tall building setbacks. There is some measure of flexibility in 

the policies, allowing for amendments to the minimum setbacks if a development 

enhances the public realm; protects development potential of other sites in the block; 

provides appropriate access to sunlight on surrounding streets, parks, open space; 

provides appropriate access to natural light and a reasonable level of privacy for 

occupants; provides pedestrian level views of the sky between towers; and limits the 

impacts of uncomfortable wind conditions on streets, parks, open spaces and surrounding 

properties to appropriate levels. 

 

Concurrent with the adoption of OPA 352, the City also enacted By-laws 1106-2016 and 

1107-2016.  These by-laws prescribe that towers must be no closer than: 

 
(a) 3.0m to a lot line abutting a street that is a public highway and 12.5m to a centre 

line of that street; 
 

(b) 12.5m to the centre line of an abutting street that is a public lane; and 
 

(c) 12.5m to a lot line having no abutting street.  
 

 
OPA 352 and By-laws 1106-2016 and 1107-2016 are under appeal.  A settlement hearing 

has been held by the Local Planning Appeal Tribunal (LPAT), but no decision has been 

rendered as of yet.  Accordingly, these documents are not yet in force and effect.  As set 

out above in this Planning Report, the proposed tower element of the proposed building 

meets the intent and key criteria of these documents.  

 

5.3 Other City Guideline Documents 

 

5.3.1 Growing Up: Planning for Children in New Vertical Communities 

 

In 2015, City staff initiated a study to explore how new multi-unit residential buildings can 

accommodate the needs of larger households with children.  In July 2017, a staff report 

was prepared, including draft guidelines.  Subsequently, the final guidelines were 
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endorsed by City Council in July 2020.  This guideline document is generally referred to 

as the “Growing Up Guidelines”.   

 

The Growing Up Guidelines seek to enhance the experience of children in the City.  Such 

objectives include: promotion of independent mobility, access to community infrastructure, 

parks and schools.  At the building scale, consideration is given to adequately 

accommodating and supporting resident interaction through well designed common 

spaces, increasing the number of large units and encouraging the design of amenity 

spaces that are functional and flexible.  At the dwelling unit scale, the guidelines focus on 

the size, function, and form of a dwelling unit in order to provide space for the social 

functions of larger households.    

 

The Growing Up Guidelines establish parameters to guide the design of buildings for 

families through the promotion and provision of “larger units”, including two – three 

bedroom units of adequate size to support family functions.  The guidelines identify a 

minimum of 25% large units, of which 10% should be three-bedroom units and 15% should 

be two-bedroom units.  The guidelines also recommend optimum dwelling unit sizes.   

 

The proposed building and dwelling unit distribution meet the guidelines, wherein, of the 

211 total new dwelling units, a total of 10.9% of the dwelling units are 3-bedroom and a 

total of 17.5% of the dwelling units are 2-bedroom, amounting to a total of 28.4% of the 

new dwelling units proposed are considered “large units”.   

 

5.3.2 Pet Friendly Design Guidelines and Best Practices for New Multi-Unit 
Buildings 

 

The Pet-Friendly Design Guidelines were developed in 2019, through a collaborative 

process involving consultation and engagement with a broad range of stakeholders. The 

purpose of the document is to guide new developments to be supportive of a growing pet 

population as development policy encourages intensification in compact urban 

communities. The pet guidelines are intended to complement other city initiatives to create 

and design high-quality pet friendly amenities in private development, including the 

building, private internal and external open spaces, and in living spaces. The pet 

guidelines apply city-wide to all new multi-unit residential buildings that are required to 

provide amenity space as a condition of their development approval. As guidelines, they 
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are intended to provide direction and guidance, but should be afforded flexibility in 

application, and balanced against broad city building objectives. 

 

Similar to the Growing Up Guidelines, the Pet Friendly Guidelines are structured at three 

scales: the neighbourhood, the building, and the dwelling unit. At the neighbourhood scale, 

the guidelines encourage new developments to support their on-site pet population with 

amenities and spaces to meet their needs and reduce the burden on public parks and 

open spaces, especially in high-density neighborhoods characterized by multi-unit, high-

rise buildings, where parks and green spaces are heavily utilized. 

 

At the building scale, the guidelines provide direction as to the types and general 

configuration of amenity spaces for pets, and specify how shared spaces, green spaces, 

building systems and the public realm can be designed to support pets, their owners, and 

other residents of multi-unit buildings in high density neighbourhoods. The types of 

dedicated amenities that could be provided to support residents and their pets includes 

the following: pet relief areas, off-leash areas, pet wash stations, and POPS.  

 

The guidelines direct that the appropriate size and range of pet amenities in a proposed 

building be closely considered together with the allocation and configuration of other 

amenities.  These amenities should also be determined in conjunction with an assessment 

of current and future anticipated usage, existing and future demographics, and existing 

neighbourhood facilities. Finally, the unit scale looks at choices in materials, unit layout, 

indoor space, outdoor patio space and storage that can enhance a pet’s environment and 

meet day-to-day needs.  

 

The proposal includes a pet washing station (pet spa) on the ground floor and a pet relief 

area on the north side of the site adjacent to an enclosed pet run area.  In addition, the 

pet relief area is located adjacent to the pet wash station within the building, for convenient 

access.   
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6.0 Community Services and Facilities Study 

 

A Community Services and Facilities Study was prepared under separate cover by 

Goldberg Group and is included with this application submission package. The Community 

Services and Facilities Study states that the proposed building, containing 130 rental 

replacement dwelling units and 211 new dwelling units, is well serviced by existing 

community services, parks and recreation, and other community facilities and social 

services. The study concludes that the proposed building will not place an undue burden 

on the existing community services and facilities within the surrounding area. For more 

detail, reference should be made to the Community Services and Facilities Study.   

 

7.0 Overall Conclusions 

 

The Provincial policies contained in the PPS and the Growth Plan actively promote and 

encourage compact urban form, intensification, optimization of the existing land base and 

infrastructure, and development which efficiently utilizes existing public transit. The site is 

within the Downtown Urban Growth Area and within three Major Transit Station Areas as 

defined in the Growth Plan.  From physical context and policy context perspectives, the 

subject site is very suitable for a more intense form of building, particularly given the more 

limited opportunities within the St. George Station MTSA.   We conclude that the proposal 

advances the policy themes expressed in these two Provincial policy documents and is 

therefore, consistent with the PPS and conforms with the Growth Plan. 

 

From a local planning perspective, the proposal implements and satisfies the applicable 

Growth Management, Apartment Neighbourhoods, Housing, Built Form, and Downtown 

Secondary Plan provisions and policies of the City OP. It has been demonstrated that the 

subject site can comfortably accommodate the height, scale and density proposed on the 

subject site within its context, with no adverse planning impacts on the surrounding area. 

The proposal is a comfortable fit with its existing and planned context.   

 

The proposed development promotes the achievement of numerous policy directions 

which support intensification and increase population particularly within the Downtown 

area. The proposal also generally satisfies the visions for this site as expressed in the 

applicable City policies related to, transit supportive development, enhanced and 



PLANNING REPORT  MAY 5, 2021 
145 ST. GEORGE STREET   PAGE 61 

 
GOLDBERG GROUP 

    

animated public realm, and an increase in the provision of housing options for families.  

As such, the proposal is an appropriate development for this location and will be a 

compatible fit with the existing and planned context of the subject site.   

 

In view of the above, the subject application represents good planning that is in the public 

interest and therefore warrants the support of City Staff and the approval of City Council. 
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Figure 10

MAP 2
Urban Structure – Downtown and Central Waterfront
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MAP 3
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CITY OF TORONTO OFFICIAL PLAN – MAPS 3, 4 and 5
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MAP 41‐3
Mixed Use Areas

MAP 41‐8
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ZONING BY‐LAW 438‐86
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STREETSCAPE SKETCHES

View east towards St. George Street streetscape including POPs and outdoor amenity

Pedestrian view north towards the Subject Site from Prince Arthur 
Avenue at St. George Street

Pedestrian view west along Prince Arthur Avenue streetscape and ground 
floor units
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RENDERINGS – LOOKING EAST FROM ST. GEORGE STREET
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RENDERING – LOOKING WEST FROM PRINCE ARTHUR AVENUE
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RENDERING – LOOKING SOUTHEAST
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LANDSCAPE LAYOUT and LIGHTING PLAN
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PLANTING PLAN
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GROUND FLOOR PLAN



Figure 243rd ‐ 7th FLOOR PLANS

2nd FLOOR PLAN

2nd and 3rd ‐ 7th FLOOR PLAN



Figure 25

8th and  9th FLOOR PLANS
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10th – 26th and 27th FLOOR PLANS
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28th ‐ 29th FLOOR, MECHANICAL PENTHOUSE and ROOF PLANS
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P1 and P2 FLOOR PLANS
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