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Date: October 25, 2005 

To: City Building Committee 

From: Chief Development Officer 

Subject: RAILWAY LANDS DEVELOPMENT UPDATE REPORT 
(CBC:2005-17) 

 
 
PURPOSE: 
 
To seek Board approval for a request for project funds from the City of Toronto and to 
provide an update on the progress of the project.  
 
 
RECOMMENDATIONS: 
 
It is recommended that the City Building Committee adopt the following 
recommendations and recommend their approval by the Board of Directors: 
 

(1) Authorize the CEO to request of the City of Toronto an additional $1,700,000 
from dedicated Railway Lands affordable housing reserve funds to continue pre-
development activities by TCHC; 

 
(2) Approve the overall project direction and work plan summarized in this report to 

advance the development of City of Toronto Railway Lands Properties for 
affordable housing purposes for which TCHC has been appointed the City’s 
agent; and 

 
(3) Request the CEO to transmit this report to City of Toronto Affordable Housing 

Committee and through this Committee to City Policy and Finance Committee 
and City Council for their information. 

 
 
BACKGROUND: 
 
In April 2005 Toronto City Council appointed TCHC as its agent for the development of 
four City sites in the Railway Lands area in downtown Toronto (see figure 1, below). 
Council’s objective is to move forward expeditiously with the development of affordable 
housing and to ensure that planning decisions driven by private development in the area 
do not limit the City’s opportunities to plan and develop its own properties. In April 
20005 City of Toronto Council authorized $100,000 in funding for TCHC to expedite this 
development process to be drawn from either Mayor’s Homelessness Initiative Reserve 
Fund or the Railway Lands Affordable Housing Reserve Fund and appointed Toronto 
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Community Hosing as agent for the City in the affordable housing development. The 
Board of Directors of Toronto Community Housing approved proceeding as agents and 
accepting the funds in May 2005. 
 
At its October 12, 2005 meeting the City of Toronto Affordable Housing Committee 
affirmed staff recommendations designating the Railway Lands as one of the City’s 
priorities for the expenditure of additional federal monies allocated for affordable 
housing in the 2005 federal budget. At the time of drafting, these recommendations 
have been affirmed by the City’s Policy and Finance Committee but have not been 
before City Council. 
 
 

 
Figure 1, Railway Lands Affordable Housing Sites 

 
 
To date, Toronto Community Housing has taken the following action on this project: 
 
 
1) Preliminary Analysis and Phasing Study 
 

The preliminary analysis assessed the opportunities and constraints for each of 
the 4 sites and sought to determine the best approach for achieving the City’s 
objective of rapid affordable housing development. This analysis included an 
examination of the development capacity for each site, the planning framework, 
the availability of servicing and infrastructure and the context being established 
by new private development in the area. The results of this analysis are 
summarized in table 1 below. 
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Table 1 

site units* opportunities/constraints conclusion / phasing 
18AB 200** - City of Toronto zoning amendment overturned by OMB. Unclear if residential 

zoning achievable on site. 
- complex construction over Rogers Centre loading/parking access 
- least desirable site from residential amenity perspective 

no immediate housing 
development opportunity/long 
term in combination of potential 
development of Block 18C 

31 325 - infrastructure and roads now in place or under construction 
- strong residential setting adjacent to park, close to planned supermarket, 
other residential development (now in construction) and Spadina streetcar 

- funding and partnership opportunities in place for schools, community centre 
and daycare as part of site development  

- zoning amendment required to advance development, but consistent with 
other zoning decisions in the immediate vicinity 

excellent affordable residential 
development opportunity / 
immediate: development 
application early 2006 with late 
2006 early 2007 construction 
start  

32 & 
36 

630  - Infrastructure under construction although grade level and construction 
schedule for adjacent section of Fort York Blvd. to be determined. 

- strong residential setting with proximity to new parks and Bathurst streetcar.  
-  large, complex planning exercise involving construction of 4 residential 
buildings, Block 36 park, rail crash/sound barriers & internal streets.  

excellent residential 
development opportunity / short 
term: development application 
late 2006 with 2007 construction 
start. 
some site development 
complexities 

total 1,155   
*   potential housing units based on residential Gross Floor Area permitted under current zoning. 
**  based on City-initiated zoning amendment overturned by OMB 

 
 
2) Block 31 Development Activities 
 

Site Overview 
Block 31 is an 8,610 m2 site with frontages on Fort York Blvd., Brunel Court and 
a new community park (see figure 1 above). The site is currently zoned for 
31,398 m2 of residential development and could yield approximately 325 housing 
units based on a plan that emphasizes larger family-oriented units. In addition to 
affordable housing, City plans for the site have contemplated the construction of 
a multi-use facility, which has been incorporated in TCHC planning activity. The 
construction of the multi-use facility on Block 31 is governed by an agreement 
(1994 Umbrella Agreement) between the City and Toronto District School Board 
(TDSB) and the Toronto District Catholic School Board (TDCSB). The multi-use 
facility includes the following program elements: 
 
 TDSB elementary school; 
 TDCSB elementary school; 
 City of Toronto community recreation centre; and 
 City of Toronto daycare facility. 

 
Funding for the development of multi-use facility has been secured through a 
1994 Development Levy Agreement or other agreements and is held in 
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dedicated reserve funds or will be made available as building permits are drawn 
on remaining Railway Lands development sites. 

 
Detailed Planning and Site Design 
Based on the Preliminary Analysis and Phasing Study TCHC has initiated 
detailed planning activities for Block 31 and is recommending a development  
application be submitted for the site with a targeted submission date in the  
winter/spring of 2006. 

 
The first stage of planning involved a consultation with each of the Parties to the 
1994 Umbrella Agreement to determining their individual space and program 
requirements. This work was incorporated into a series of design studies 
prepared by an architectural team retained by TCHC for this project.  The design 
studies were used to initiate a collaborative planning process which will facilitate 
site plan recommendations forming part of the 2006 development application. 
 
The collaborative planning process has included meetings involving all Block 31 
stakeholders (Parties to the 1994 Agreement as well as City Planning Urban 
Design and Housing) and a design charrette held on October 20, 2005. The 
charrette was attended by representatives of the two school boards, City 
Planning, Urban Design, Parks and Recreation, Children Services, Works and 
Emergency Services, Toronto Public Libraries and private land owners in the 
Railway Lands. The area’s City Councillor and Public School Trustee also 
participated.  
 
The vision that has emerged out of the Block 31 planning process and design 
charrette includes the following elements: 

 
 a model family and children-focused community including 325 affordable 

family housing units adjacent to an integrated multi-use facility including 
schools, a community centre and a daycare; 

 a multi-use facility that takes advantage of opportunities to share and connect 
building components (e.g. school gyms that become part of the recreation 
centre in the evening and daycare programs adjacent to school kindergarten 
classrooms); and  

 continued collaboration through the design and construction of the housing 
and multi-use facility with the goal of sharing below grade building 
components including parking and ramps to save costs and maximize site 
opportunities for all stakeholders. 
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Figure 2, Block 31 Demonstration Proposal, Diamond and Schmitt Architects 

 
Next Steps Block 31  
Based on the outcomes of the preliminary design phase of the project TCHC will 
carry out the following activities leading up to a 2006 preliminary planning and 
site plan application (subject to obtaining additional project planning funding): 
 
 In consultation with the City Solicitor and TDSB and TDCSB Solicitors 

prepare draft Development Agreements, Consultant Agreements Ground 
Leases and other agreements contemplated in the 1994 Umbrella Agreement 
and other agreements deemed necessary for the development of Block 31;  

 establish a building committee with representatives from all Block 31 
stakeholders to oversee design activities and coordinate City, School Board 
and TCHC authorities for development plans, funding and agreements;  

 prepare design drawings for preliminary planning review and site plan 
applications; 

 prepare a detailed development budget and, working with the City of Toronto 
Affordable Housing Office, coordinate capital funding for affordable housing 
from dedicated Railway Lands affordable housing reserves and other new 
federal funding as contemplated in the October 2005 City Staff Report 
referenced above; 

 retain environmental, geotechnical, archaeological  and other consultants to 
carry out Phase II environmental reporting, prepare geotechnical and 
archaeological and other pre-development studies; and 

 seek City Council authorities for agreements, funding, land transfers, 
Municipal Capital Facility designation and other actions requiring Council 
decision to advance this development. 
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3) Blocks 32 and 36 Development Activities 
 

Site Overview 
Blocks 32 and 36 have site areas of 7,721 m2 and  8,186m2 respectively and 
front of the northern side of Fort York Blvd. and the east side of Bathurst Street. 
The two sites are bisected by a yet to be constructed North South Street (Fort 
Street) which will  terminate at the rail right of way at the northern edge of the 
site. With 67,926 m2 of residential GFA under current zoning these sites could 
yield about 630 housing units based on a plan that emphasizes family-oriented 
housing. In addition to housing, City plans include a park on Block 36 which 
would commemorate the mouth of Garrison Creek and the location of 
components of Fort York (likely destroyed during railway construction in this 
area). Part of these lands fall within a designated heritage district, which will have 
certain implications for the development process.  
 
While the preliminary analysis confirmed the residential potential for these sites, 
it also identified a number of factors that add complexity, cost and time to the 
development process.  These factors include following: 
 
 the lack of certainty concerning the final grade level for Fort York Blvd. and 

firm timelines for the construction of this street along the Block 32 and 36 
frontage; 

 the lack of certainty concerning the grade level and design of the intersection 
of Fort York Blvd. and Bathurst Street; 

 the need to resolve certain jurisdictional and engineering issues related to the 
crash protection and sound attenuation along the northern rail frontage of the 
two sites; 

 issues related to site history and archaeology, including the potential 
requirements for Phase  II archaeological investigations; 

 the general complexity of developing a site of this size which may include 4 or 
more separate residential buildings, more than 600 units of housing, parks, 
open space, internal roads and ancillary non-residential site components 
(retail, daycare and potentially a library). 

 
Because of the relative complexity of the development of Blocks 32 and 36, 
TCHC has determined that a comprehensive development strategy needs to be 
developed for these lands prior to the planning and construction of individual 
buildings.  Development of these sites will be phased after the start of work on 
Block 31 with an application for preliminary planning review in mid 2006.  
 
Detailed Planning 
In August of 2005 TCHC retained the services of an interdisciplinary consulting 
team to prepare a comprehensive development strategy for Blocks 32 and 36. 
Under the terms of reference, the consultants will provide TCHC advice on the 
following matters: 
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 a development site and open space plan;  
 building locations & massing options; 
 approach for TCHC Environmental Policy implementation and green building 

development strategy including implementation costs and operation savings; 
 a development phasing plan; 
 income mixing strategy and locations for market, TCHC and other non-profit 

housing; 
 an archaeological investigation, heritage conservation/commemoration plan; 

and 
 a development business plan including project costing and revenues, risks 

and sensitivities, and project implementation strategy. 
 

The work of the consultants has been directed by TCHC and reviewed by a 
project advisory committee which includes representatives from a number of City 
departments. The consultants have conducted community stakeholder 
consultations and have interviewed abutting land owners and CN regarding rail 
issues.  The final report is expected to be available in January of 2006, although 
potential design options and certain recommendations have been discussed in 
public consultations and are contained in this report for information purposes.  
 
Site Design 
The design proposal for Blocks 32 and 36 seeks to achieve key City and TCHC 
development objectives including maximizing affordable housing opportunities for 
families with children (larger units close to the ground) and the creation of a 
significant park in the north/east corner of Block 36 to commemorate Garrison 
Creek. The design establishes a framework for an ambitious green building 
program including, on-site storm water management, solar penetration for natural 
lighting and green roofs on key building elements.  
 
Based on preliminary analysis, the design proposal illustrated below could yield a 
building program which would include the following elements: 
 

Table 2 
 4-BR 3-BR 2BR+D 2-BR 1-BR+D 1-BR Total Total GFA m2  
Mix for Site 8% 26% 15% 21% 24% 7 100%  
total units 52 162 94 132 149 42 631 73,035 
         
Non-Residential Uses  
Toronto Public Library 1,400 
Daycare 550 
Retail 535 
 
 
Figures 3 and 4 below show a potential site design that was used in stakeholder 
consultations. It is anticipated a version of this plan will form the basis of 
development recommendations in January 2006. 
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Figure 3, Blocks 32 and 36 Demonstration Plan, du Toit Allsopp Hillier 

 

 
Figure 4, Blocks 32 and 36 Demonstration Plan, du Toit Allsopp Hillier 

 
 
Next Steps Blocks 32 & 36 
The Toronto Community Housing Board will review development 
recommendation in January 2006. Approved recommendations will be presented 
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to City Council in early 2006. The Report will make recommendations concerning 
project yields (numbers, size and locations of units), development costs, capital 
funding requirements, the mix of market and affordable housing and project 
phasing.  The report will also outline a project implementation strategy including 
actions that will need to be taken by TCHC and/or the City of Toronto to facilitate 
development including the following: 
 
 implement Phase II Environmental Assessment; 
 implement Stage II Archaeological Assessment; 
 Negotiate with CN setbacks and design of combined crash barrier/berm and 

safety fences; 
 working with City Staff, determine the roles, funding sources and boundaries 

for activities to be carried by WES, EDCT and Parks and prepare reporting 
through the Property Management Committee for jurisdictional transfer of 
designated site areas; 

 continue discussions with Toronto Public Library about locating a branch on 
Block 36 and, working with Library staff, prepare reports to Toronto City 
Council and the Toronto Public Library Board seeking authorizations for 
actions on this matter; 

 continue discussions with City of Toronto Children Services about locating a 
daycare facility on Block 36 and, working with City staff , prepare reports to 
Toronto City Council seeking authorizations for actions on this matter; 

 working with the City of Toronto Affordable Housing Office, develop an 
implementation strategy for capital funding authorized by City Council in  
October 2005; and 

 Prepare a zoning amendment application that will be filed in mid 2006. 
 

 
REASONS FOR RECOMMENDATIONS: 
 
 
Recommendation 1:  Authorize the CEO to request of the City of Toronto an 

additional $1,700,000 from dedicated Railway Lands 
affordable housing reserve funds to continue pre-
development activities by TCHC 

 
To date TCHC has committed $286,500 in expenditures related to this planning and 
development activities in the Railway Lands. These expenditures were approved by the 
TCHC Board of Directors, on the basis that the pre-development costs for this project 
would be off-set by funds from the City of Toronto reserves set as die for this purpose.  
The current expenditures are offset by $100,000 allocated by the City of Toronto to 
TCHC for this project.  The additional funds being requested in this report will be used 
to reimburse TCHC for current expenditures above the $100,000 amount previously 
approved ($200,000) as well as for the following activities: 
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Table 3 
Activity Block  cost (estimated) 
complete Development Strategy Report 32, 36 $  150,000 
Phase I & II Environmental Assessment reports, geotechnical studies & other technical reports 31, 32, 36 $  250,000 
detailed engineering cost estimates & specifications (soil management) 31, 32, 36 $  300,000 
detailed engineering cost estimates % specifications (roads, servicing, rail barrier) 32, 36 $  150,000 
detailed concept design (residential component only) 31 $  250,000 
detailed concept design (phase 1 development)  32, 36 $  300,000 
TCHC staffing and overhead 18AB, 31, 

32, 36 
$  150,000 

  $1,500,000 
 
 
 
Recommendation 2:  Approve the overall project direction and work plan 

summarized in this report to advance the development of 
City of Toronto Railway Lands Properties for affordable 
housing purposes for which TCHC has been appointed the 
City’s agent; 

 
It is recommended that the work plan outlined above for blocks 31 and 32/36 be 
approved.  
 
 
 
Recommendation 3:  Request the CEO to transmit this report to City of Toronto 

Affordable Housing Committee and through this Committee 
to City Policy and Finance Committee and City Council for 
their information; 

 
In April 2005, at the time Toronto Community Housing was appointed as agent for the 
City of Toronto in the development of these lands, the request was that a report be 
provided by TCHC to the Policy and Finance Committee. Since that time, the City of 
Toronto has established the Affordable Housing Committee. TCHC has been requested 
to provide this Committee with information on the project. The decision on providing 
additional funds fro the Railway lands Reserve to TCHC is a matter for the Policy and 
Finance Committee of the City of Toronto. 
 
 
FINANCIAL IMPLICATIONS: 
 
The work activities identified in this report are to be funded out of dedicated reserve 
funds specifically intended for affordable housing development in the Railway Lands. 
Beyond the work activities and their associated costs, the adoption of the 
recommendations in this report have no further financial implications for TCHC or the 
City of Toronto.  TCHC has in the first phase of pre-development work committed funds 
for technical studies and consultants in order to be able to make development 
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recommendations to the City of Toronto. Reimbursement for the expenditures above the 
amount transferred to TCHC by the City are being requested through this report. 
 
Failure by the City of Toronto to approve an additional transfer of funds to TCHC for 
project planning and implementation will result in TCHC terminating any further work on 
this project, as there are no approved dedicated TCHC funds for this purpose. 
 
 
LEGAL IMPLICATIONS: 
 
There are no legal implications resulting from this report. TCHC has been appointed as 
Agent for the City of Toronto. Prior to proceeding with activities beyond the planning 
stages, TCHC will seek to reach an agreement with the City of Toronto on specific 
organizational and funding responsibilities for the development of the housing and 
related services. 
 
 
COMMUNICATION IMPLICATIONS: 
 
A full communications plan is being developed for the implementation of the Railway 
Lands development initiative. The communications plan will identify key stakeholders, 
key messages, and intended audiences and communications opportunities. 
 
 
CONCLUSION: 
 
This report outlines progress towards the implementation of Toronto City Council and 
TCHC Board direction concerning the development of affordable housing in the Railway 
Lands. The TCHC process has been collaborative and engaged City staff and 
community stakeholders throughout this planning process. The adoption of 
recommendations in this report will facilitate the preparation of final development plans 
and planning applications for about 955 new housing units and represents the next step 
in the implementation of Board and City Council direction. This work also establishes 
the framework for the implementation of City recommendations to the federal 
government identifying the Railway Lands as a priority for new federal affordable 
housing funding. 
 
 
_____________________   
Derek Ballantyne 
Chief Executive Officer 
 
 
Staff Contact:  Mark Guslits, 416-981-4123 
 Chief Development Officer 
   Mark.guslits@torontohousing.ca 
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