STAFF REPORT
ACTION REQUIRED
Supplementary Report
300 Front Street West
Zoning By-law Amendment Application
Date:

December 2, 2009

To:

Toronto and East York Community Council

From:

Director, Community Planning, Toronto and East York District

Wards:

Ward 20 – Trinity-Spadina

Reference
File No. 07 193797 STE 20 OZ
Number:

SUMMARY
Purpose of report
At its meeting of May 26 and 27, 2008, Council approved the application for
redevelopment of the site at 300 Front Street West for a mixed use building ranging in
height from 16- to 52-storeys, with commercial uses at grade. At that time, Council
approved a draft Zoning By-law. Since then, during the course of refining the Site Plan
Approval drawings, certain changes to the draft Zoning By-law have become necessary.
This supplementary report recommends a
revised draft Zoning By-law for approval
including a revised height map.

RECOMMENDATIONS
The City Planning Division recommends
that City Council:
1.

Amend Zoning By-law 438-86, as
amended, for the lands at 300 Front
Street West substantially in
accordance with the draft Zoning
By-law Amendment provided in
Attachment 1;
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2.

Authorize the City Solicitor and the Chief Planner and Executive Director, City
Planning Division, to make such stylistic and technical changes to the draft
Zoning By-law Amendment as may be required to implement the intent of this
report; and

3.

Determine that no further notice is required.

Financial Impact
The recommendations in this report have no financial impact.

COMMENTS
The original draft Zoning By-law Amendment including a height map was passed at the
Council meeting of May 26, and 27, 2008. Subsequently, refinements to the design of the
building, in preparation for the Site Plan Approval application, resulted in changes that
require the draft Zoning By-law to be amended.
The most significant of these changes is the addition of a height limit on the west side of
the building where originally there was no proposed structure. The height is to
accommodate a covering for the entrance to the parking garage below and is not intended
to produce any additional gross floor area.
A pedestrian wind study has predicted some areas of discomfort along the sidewalk on
the south side of Front Street opposite the proposed development. The implementation of
any mitigation measures required by the wind study will be secured in the Section 37
agreement.
Additional technical changes were also made to the By-law.

Conclusion
As the details of this proposal have evolved, certain amendments to the draft Zoning Bylaw have become necessary. These changes do not substantially alter the size or use of
the proposed buildings or publicly accessible open space. Staff has reviewed the
amendments and recommend that Council approve the revisions and that no further
notice be required.
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CONTACT
Helen Coombs, Senior Planner
Tel. No. 416 392-7613
Fax No. 416 392-1330
E-mail:
hcoombs@toronto.ca

SIGNATURE
_______________________________
Raymond David, Director
Community Planning, Toronto and East York District
(P:\2009\Cluster B\pln\teycc\32093059034.doc) - cc

ATTACHMENTS
Attachment 1: Draft Zoning By-law
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Attachment 1:

Authority:
Toronto and East York Community Council Item 15.7 as adopted by City
of Toronto Council on May 26 and 27, 2008
Enacted by Council: ________, 2009

CITY OF TORONTO
BY-LAW No. xxx-2008
To amend General Zoning By-law No. 438-86, as amended, of the former City of
Toronto with respect to the lands known municipally in the year 2008 as 300 Front
Street West.
WHEREAS the Council of the City of Toronto has been requested to amend its Zoning
By-law pursuant to Section 34 of the Planning Act, R.S.O. 1990, c. P.13, as amended,
with respect to lands known municipally in the year 2008 as 300 Front Street West; and
WHEREAS the Council of the City of Toronto has conducted a public meeting under
Section 34 of the Planning Act regarding the proposed Zoning By-law amendment; and
WHEREAS Subsection 37(3) of the Planning Act provides that, where an owner of land
elects to provide facilities, services, or matters in return for any increase in the height or
density of development, the Municipality may require the owner to enter into one or more
agreements with the Municipality dealing with the facilities, services, and matters; and
WHEREAS the owner of the lands hereinafter referred to has elected to provide the
facilities, services, and matters as are hereinafter set forth; and
WHEREAS the increase in the height of development permitted hereunder, beyond that
otherwise permitted on the lands by By-law No. 438-86, as amended, is to be permitted in
return for the provision of the facilities, services and matters set out in this By-law and to
be secured by one or more agreements between the owner of the lands and the City of
Toronto (hereinafter referred to as the “City”); and
WHEREAS the Council of the City has required the owner of the aforesaid lands to enter
into one or more agreements for the provision of certain facilities, services, and matters in
return for the increases in height permitted in this By-law;
The Council of the City of Toronto HEREBY ENACTS as follows:
1.

For the purposes of this By-law, the lot shall consist of the lands delineated by
heavy lines on Map 1 attached to and forming part of this By-law.
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2.

Notwithstanding District and Height and Minimum Lot Frontage Maps 50G-322
or any other provision of Zoning By-law No. 438-86 of the former City of
Toronto, as amended, the lot is within an RA district for the purposes of said Bylaw No. 438-86, as amended, and By-law No. 438-86, as amended, shall apply to
the lot except as otherwise provided for in this By-law.

3.

None of the provisions of Sections 2(1) with respect to the definition of grade,
4(2)(a), 4(5), 4(12), 7(3) Part II 1 (i) & 3, 12 (2) 132, 12(2) 246(a), 12(2) 246(c),
12(2) 246(e), of Zoning By-law No. 438-86 being “A By-law to regulate the use
of land and the erection, use, bulk, height, spacing of and other matters relating to
buildings and structures and to prohibit certain uses of lands and the erection and
use of certain buildings and structures in various areas of the City of Toronto”, as
amended, shall apply to prevent the erection and use of a mixed-use building on
the lot containing both residential and non-residential uses, including uses
accessory thereto, provided that:
(1)

(2)

no portion of any building erected above grade is located outside the areas
delineated by heavy lines shown on Map 2 attached to and forming part of
this By-law, with the exception of the following:
(a)

balconies are permitted to project a maximum of 2.0 metres
outside the areas delineated by heavy lines in the locations shown
as “balconies” on the attached Map 2; and

(b)

lighting fixtures, canopies, balustrades, stairs, stair enclosures,
wheel chair ramps, underground garage ramps, ornamental or
architectural features, landscape features, and public art may
extend beyond the heavy lines shown on the attached Map 2.

No person shall erect or use a building or structure on the lot having a
greater height, in metres or storeys, than the lesser of:
(a)

the height in metres specified by the numbers following the symbol
H on the attached Map 2; or

(b)

the number of storeys specified on the attached Map 2, except that
a floor or a mezzanine shall only be counted as a storey if it
contains residential gross floor area or non-residential gross floor
area.

(3)

Rooftop mechanical areas, including a wall or structure enclosing a stair
tower, elevator shaft or heating, cooling and ventilating equipment, shall
not exceed the building height shown on the attached Map 2.

(4)

Notwithstanding Sections 3(2) and (3),
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(5)

(a)

roof parapets and railings are permitted to exceed the height
permissions on the attached Map 2 provided the maximum vertical
dimension of such elements shall not exceed the sum of 1.2 metres
and the applicable maximum height in metres as specified on the
attached Map 2, however such additional height permission for
roof parapets and railings shall not apply to the area on the
attached Map 2 having a height of 156.0 metres;

(b)

unenclosed heating, cooling, ventilating, or window washing
equipment is permitted to exceed the height permissions on the
attached Map 2 provided the maximum vertical dimension of any
such elements shall not exceed the sum of 2.0 metres and the
applicable maximum height in metres as specified on the attached
Map 2;

(c)

for the portion of the building subject to a maximum height of 44.0
metres and 16 storeys, structures on the roof of the building
enclosing a stair tower or used for outside or open air recreation,
landscaping, safety, or wind protection are permitted to exceed the
height permissions on the attached Map 2 provided the maximum
vertical dimension of such structures shall not exceed the sum of
4.0 metres and the applicable maximum height in metres as
specified on the attached Map 2;

(d)

balconies identified in Section 3(1)(a) are permitted to exceed the
height permissions on the attached Map 2, provided they do not
exceed the height of the portion of the building to which they are
attached; and

(e)

the building elements or structures identified in Section 3(1)(b) are
permitted to exceed the height permissions on the attached Map 2.

parking spaces shall be provided and maintained on the lot in accordance
with the following:
Residents’ Parking:
(a)

a minimum of 0.3 parking spaces per bachelor dwelling unit;

(b)

a minimum of 0.5 parking spaces per one bedroom dwelling unit;

(c)

a minimum of 0.75 parking spaces per two bedroom dwelling unit;

(d)

a minimum of 1.2 parking spaces per three or more bedroom
dwelling unit;

Visitor Parking:
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(e)

a minimum of 0.06 parking spaces per dwelling unit for visitors;

(f)

the visitors parking spaces required to be provided and maintained
on the lot pursuant to this By-law shall be reserved at all times for
visitors to the residential portion of the building and shall be
individually designated by means of clearly visible signs as being
for the exclusive use of visitors to the building;

Non-Residential:
(g)

any non-residential use or a portion of a building used for any nonresidential purpose:
(i)

(ii)

for any floor level below grade or the first floor level at or
above grade:
A.

no minimum required; and

B.

a maximum of 1 parking space for each 25 square
metres of net floor area;

for any floor level above grade not included in clause (i)
above:
A.

a minimum of 1 parking space for each 300 square
metres of net floor area; and

B.

a maximum of 1 parking space for each 135 square
metres of net floor area.

(6)

Where the calculation of the number of parking spaces required to be
provided and maintained by Section 3(5) results either in a fraction of a
parking space, or in a whole number of parking spaces and a fraction of a
parking space, the fraction if equal to or greater than 0.5 shall be taken to
be 1.0 and added to the whole number of the parking spaces required to be
provided and maintained, and if the fraction is less than 0.5 it shall be
excluded from the determination of the number of parking spaces that are
required to be provided and maintained in respect of the building or
structure to be erected or used.

(7)

residential amenity space shall be provided and maintained on the lot in
accordance with the following:
(a)

not less than 1200 square metres of indoor residential amenity
space located in a multi-purpose room or contiguous multi-purpose
rooms, at least one of which contains a kitchen and a washroom;
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(b)

4.

a minimum of 350 square metres of outdoor residential amenity
space of which at least 40 square metres is to be provided in a
location adjoining or directly accessible from the indoor
residential amenity space;

(8)

the provision of bicycle parking spaces – occupant shall be separate from
and independent of individual storage spaces;

(9)

bicycle parking spaces – visitor:
(a)

shall be located only on the first level below grade or on the first
level at or above grade;

(b)

shall not be located within a secured enclosure or room or bicycle
locker; and

(c)

shall be reserved at all times for visitors to the building and shall
be designated by means of clearly visible signs as being for the
exclusive use of visitors to the building in such areas.

Site Servicing
Such by-law requires that no person shall use any land or erect or use any
building or structure unless the following municipal services are provided to the
lot line and the following provisions are complied with:

5.

(a)

all new public roads have been constructed to a minimum of base curb and
base asphalt and are connected to an existing public highway; and

(b)

all water mains and sanitary sewers, and appropriate appurtenances, have
been installed and are operational.

Pursuant to Section 37 of the Planning Act, the height of the development is
permitted to increase beyond that otherwise permitted on the lands by By-law No.
438-86 and in return, the owner shall, at its sole expense, enter into an agreement
with the City satisfactory to the Chief Planner and Executive Director, City
Planning Division and City Solicitor, and provide the City with the facilities,
services and matters set out below, and shall register such agreement on title to
the lands as a first charge, and such agreement and registration shall be to the
satisfaction of the City Solicitor:
(1)

the provision of a publicly accessible open space on the lot with a
minimum area of 825 square metres located within the area identified as
“Area A” on the attached Map 2, the final configuration and design of
which is to be subject to the development review process contemplated by
Section 114 of the City of Toronto Act, 2006 or Section 41 of the Planning
Act, and subject to such restrictions as may be set out in the agreement
under Section 37 of the Planning Act ;
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(2)

a contribution in the total amount of $2,000,000, indexed annually
pursuant to the Non-Residential Construction Price Index for the Toronto
Census Metropolitan Area, from the date of execution of the agreement
under Section 37 of the Planning Act until the date the owner pays such
sum, which sum is due to the City prior to the issuance of the first above
grade building permit for the development on the lot and is to be used by
the City for the following public realm and park improvements and City
initiatives in the surrounding area in the following order of priority and
amounts:
(a)

the amount of $1,050,000 to be applied to:
(i)

improvements for the east and west sides of John Street
between Front Street West and Wellington Street West,
including streetscape improvements, beyond what is
typically secured through site plan approval under Section
114 of the City of Toronto Act, 2006 or Section 41 of the
Planning Act;

(ii)

improvements to Isabella Valancy Crawford Park to
generally implement the design modifications illustrated on
the attached Schedule “A”; and

(iii)

streetscape improvements within the King-Spadina area
east of Spadina Avenue;

the exact amount of the contribution to be applied to each of the
items set out in clauses (i) and (ii) above shall be determined
through the finalization of design and construction drawings;
however, subject to the overall maximum of $1,050,000, no more
than $750,000 shall be applied to John Street streetscape
improvements and no more than $500,000 shall be applied to
improvements to Isabella Valancy Crawford Park;
(b)

(c)

the amount of $750,000 payable to the City of Toronto, to be used
for improvements to:
(i)

Metro Hall Park; and/or

(ii)

Simcoe Park; and/or

(iii)

Clarence Square Park;

$200,000 of the $2,000,000 Section 37 contribution be dedicated
for capital improvements to the Toronto Community Housing
Corporation (T.C.H.C.) properties in Ward 20, and shall be paid
within 10 days of this By-law coming into force and effect;
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6.

(d)

the provision and maintenance of public art pursuant to a public
programme, to be located on publicly accessible portions of the lot,
or within publicly owned or publicly accessible locations in Ward
20, of a value not less than one per cent of the gross construction
costs of all buildings and structures to be erected on the lot;

(e)

that a minimum of 10% of the total number of dwelling units be 3
or more bedroom units, bedroom to be defined as a habitable room
which meets the requirements of the Ontario Building Code, and/or
have knock-out panels to enable the conversion of units with fewer
bedrooms to 3-bedroom units; and

(f)

that architectural plans, elevations and landscape drawings will be
secured to the satisfaction of the Chief Planner and Executive
Director, City Planning Division, in conjunction with the Site Plan
Approval Application, and the owner will be required to submit
1:50 scale elevation drawings for the podium and 1:100 scale
drawings for the publicly accessible open space, illustrating
materials, including plant materials, and finishes to the satisfaction
of the Chief Planner and Executive Director, City Planning
Division;

(g)

that the owner shall incorporate in the construction of the buildings
and thereafter maintain exterior building and landscape materials
to the satisfaction of the Chief Planner and Executive Director,
City Planning Division;

(h)

The implementation of any wind mitigation measures required by
the applicant’s wind study, satisfactory to the Chief Planner and
Executive Director, City Planning Division, to be submitted as part
of a revised application for Site Plan Approval; and

(i)

The owner shall provide and maintain an irrigation system, at the
applicant’s expense, for proposed trees within the public road
allowances, including an automatic timer, designed to be water
efficient by a Certified Landscape Irrigation Auditor (CLIA) and
constructed with a back flow preventer to the satisfaction of the
Executive Director, Technical Services Division, and requirements
to maintain in good order and operation.

None of the provisions of this By-law or By-law No. 438-86, as amended, as of
the date of the passing of this By-law, shall apply to prevent the following uses on
the lot:
(1)

a temporary sales office; and
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(2)
7.

a commercial parking garage within the mixed-use building otherwise
permitted by this By-law.

Definitions:
For the purposes of this By-law, each word or expression that is italicized in this
By-law shall have the same meaning as each such word or expression as defined
in the said By-law No. 438-86, as amended, except for the following:
(1)

“grade” means 83.3 metres Canadian Geodetic Datum;

(2)

“publicly accessible open space” means an area on the lot that is privately
owned, operated and maintained, but open and accessible to the public
from both Front Street West and John Street between the hours of 6:00
a.m. and 12:00 a.m., every day of the year; and

(3)

“sales office” means a building or structure for the purpose of marketing
and sales related to use(s) permitted on the lot.

ENACTED AND PASSED this ~ day of ~, A.D. 2009.
DAVID R. MILLER,
Mayor

ULLI S. WATKISS,
City Clerk

(Corporate Seal)
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MAP 2
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