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1.0 Introduction 

INTRODUCTION 

This Housing Issues Report has been prepared by Urban Strategies 
Inc. on behalf of Tenblock (the “Applicant”) in support of a 
Rental Housing Demolition application in relation to Official Plan 
Amendment, Zoning By-law Amendment, and Site Plan Approval 
applications. These applications are to permit the regeneration 
of 25 St. Mary (the “Site” or “the Subject Site”), a 0.52 hectare 
property uniquely situated in the heart of the Bay Street Corridor 
neighbourhood.

The Site contains an existing 24-storey ‘tower in the park’ 
apartment building with 259 rental units. The building was originally 
developed during the 1960s. Although the building is well-
maintained, the existing units are not in keeping with contemporary 
housing market standards. The Site is currently underutilized and 
the proposed comprehensive redevelopment offers an opportunity 
to improve existing rental housing stock, while offering a broader 
variety of uses and public amenities.

OVERVIEW OF THE PROPOSAL

The “Proposed Development” includes the removal of the existing 
24-storey rental apartment building, and the development of two 
new towers with heights of 59 and 54 storeys. The towers are 
connected by a 4 to 8 storey podium. The Proposed Development 
will deliver a total of 1,143 residential units including 259 rental 
replacement units and 884 new residential units for which the 
tenure has not yet been determined. 265 square metres  of retail 
uses is proposed at grade along St. Nicholas Street. 

While it is recognized that the location, configuration, size and other 
characteristics of the rental replacement housing are subject to input 
from City Staff and other stakeholders, it is currently contemplated 
that the 259 rental replacement units will be provided within levels 
3 to 29 of the west tower. The replacement rental units will offer 
significant improvements in terms of the quality of housing, building 
operation, amenity and overall site configuration (see Section 3.2 for 
further discussion).

A variety of public and private open spaces are integrated, including 
a 521.2 square metre public park at the southeast corner of St. 
Nicholas Street and Inkerman Street, and a central landscaped 
courtyard. Pedestrian movement has been prioritized through the 
accommodation of two mid-block connections that link St. Mary and 
St. Nicholas streets, and various streetscape enhancements have 
been integrated along all public street frontages. The Proposed 
Development incorporates a daycare facility at the base of the west 
tower. This facility is 709 square metres in size, with an outdoor 
playground of approximately 290 square metres. The daycare has 
been designed to meet the City of Toronto’s standards for City-
run facilities. The daycare is strategically located adjacent to the 
proposed public park with frontage along Inkerman Street. It is 
sized to accommodate 62 children. 

Collectively, the Proposed Development will improve and optimize 
the use of an underutilized site, with enhanced rental housing stock, 
new housing, an integrated mix of uses, and a broader variety 
of public amenities to contribute towards the creation of a more 
complete and healthy Downtown.
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PURPOSE OF THIS REPORT

Since the Proposed Development will result in the demolition 
and replacement of rental units, this report has been prepared 
to summarize the existing rental supply, the proposed rental 
replacement strategy, and the proposed tenant relocation and 
assistance plan. This report also provides a review of relevant 
housing policy. 

This report concludes that:

• The Proposed Development replaces the existing rental units in 
the new development at a 1:1 ratio, with units that are similar in 
size, bedroom type and rent levels.

• The Rental Housing Demolition proposal is consistent with 
applicable housing policy. The proposal is consistent with the 
Provincial Policy statement and conforms to the Growth Plan 
and the housing policies in the Toronto Official Plan.

• The Proposed Development delivers improved rental housing 
stock.

• An engagement and community strategy, has been developed 
to ensure tenants have access to information about the project, 
and have opportunities to ask questions and provide feedback.

• A tenant relocation and assistance plan that exceeds statutory 
requirements will be developed between the applicant and City 
staff through the approvals process.
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2.0 Site and Context 

2.1 THE SITE AND SURROUNDING 
CONTEXT 

25 St. Mary Street is located at the southwest corner of St. Mary 
Street and St. Nicholas Street. The Site is in the Bloor Street 
Corridor, two blocks south of the Bloor/Yonge intersection. The 
neighbourhood has seen dramatic growth in the past decade, with 
a mix of high- and low-density developments, reflecting the historic 
patterns of built form, intensification, and land use. 

The area is among the most accessible within the City, and benefits 
from proximity to significant high-order transit and a robust 
pedestrian and cycling network. The Site is within walking distance 
of four subway stations and correspondingly sits within four draft 
Protected Major Transit Station Areas (PMTSAs), as delineated by 
the City: Bloor-Yonge Station, Bay Station, Wellesley Station and 
Museum Station. 

The Site is currently occupied by a single 24-storey, “U-shaped” 
apartment building. The building was originally constructed in the 
1960s. The Site includes a landscaped vehicular pick-up and drop-
off area, a surface parking lot, and an underground parking garage. 
Loading and garbage facilities are exposed at grade.

Given that the existing building is over 50 years old, it no longer 
meets contemporary housing market standards. The units have 
lower than average ceiling heights and small exterior windows. 
Existing tenants have limited indoor and outdoor amenities. 

Significant reinvestment and renewal is needed to bring the current 
condition of the building to contemporary housing expectations. 
The Site is underutilized and its comprehensive redevelopment 

offers opportunities to achieve public objectives including: 

• Intensifying and optimizing the use of a highly transit-oriented 
site, as directed by provincial and municipal policies;

• Improving the City’s supply of rental housing through the 
replacement of all existing rental units and the provision of 
improved indoor and outdoor amenity space for residents;

• Delivering on-site parkland;

• Providing community amenities, such as the proposed daycare 
facility; and  

• Enhancing the public realm, providing improved public 
amenities, and enhancing the quality of the adjacent 
streetscapes. 
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2.2 EXISTING BUILDING UNIT MIX 

This section provides a summary of the existing rental units by type, quantity, and rent levels, including whether the unit is being rented at 
or below-market, mid-range or high-end rental rates as determined by the Canadian Mortgage and Housing Corporation. 

Unit Type Number Percentage

Bachelor 47 18%

1-Bedroom 118 46%

2-Bedroom 94 36%

Total 259 100%

Unit Type Occupied Vacant/Non-Tenancy 

Bachelor 43 4

1-Bedroom 113 5

2-Bedroom 70 24*

Total 226 33*

Table 1: Total unit breakdown 

Table 2: Total Occupied and Vacant Units as of May 1st, 2021 
* Including two units occupied subject to employment agreements that are not tenancies 

OCCUPIED VS. VACANT MIX

As of May 1, 2021, 226 units (approximately 87% of 
the units) were occupied. 

31 units were vacant and 2 units were occupied 
(subject to employment agreements and are 
not tenancies). The majority of vacant units were 
2-bedroom units. 

OVERALL BUILDING UNIT MIX

The existing 24-storey apartment building contains 
259 rental units. The majority are 1-bedroom 
units (46%). 18% are bachelor units, and 36% are 
2-bedroom units. 
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RENT LEVELS

The average market rents in Toronto are summarized in Table 3. 
Of the rental units that are currently occupied by tenants, 25 are 
currently rented at or below-average market rents, and 201 are 
rented at mid-range rents (see Table 4). 

There are currently 31 rental units that are vacant and 2 units that 
are occupied (subject to employment agreements that are not 
tenancies).  

Unit Type 2021 Average 
Market Rent 2021 Mid-Range Rent 

Bachelor $1,211 $1,212 - $1,816

1-Bedroom $1,431 $1,432 - $2,146

2-Bedroom $1,661 $1,662 - $2,491

Unit Type Vacant/ 
Non-Tenancy units 

Number of units at or 
below Average Rent

 Number of units at  
mid-range market rent Total

Bachelor 4 16 27 47

1-Bedroom 5 8 105 118

2-Bedroom 24* 1 69 94

Total 33* 25 201 259

Table 3: City of Toronto Average Market Rents, 2021 

Table 4: Existing rent levels for occupied units 
* Including two units occupied subject to employment agreements that are not tenancies 
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3.0 Rental Replacement

3.1 RENTAL REPLACEMENT OVERVIEW

The current proposal makes provisions for a dedicated lobby, 
elevator stack, and staging area/moving room for the rental 
component of the project. Dedicated indoor amenities have been 
accommodated on the 9th floor, while outdoor amenity space is 
envisioned to be shared between all users of the west tower.  

 Studio 1 Bedroom 2 Bedroom 3 Bedroom Total

West Building 

(Rental Replacement Units)

47 118 94 - 259

West Building

(New Residential Units)

10 215 103 20 348

East Building 

(New Residential Units) 

49 260 154 73 536

Total 106 593 351 93 1143
Table 5: Total Unit Mix 

While it is recognized that the location, configuration, size and 
other characteristics of the rental replacement units are subject 
to input from City Staff and other stakeholders, it is currently 
contemplated that the 259 rental replacement units will be 
integrated within levels 3 to 29 of the west tower. As indicated in 
Table 5 below, the rental replacement units will include 47 studio 
units, 118 1-bedroom units, and 94 2-bedroom units, to meet the 
1:1 rental replacement requirements outlined in Policy 3.2.1.6(b)(i) 
of the Official Plan.
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3.2 SITE IMPROVEMENTS 

A holistic approach to the redevelopment of the Site, unlocks 
significant opportunity to improve the existing rental housing stock. 

Rental Units

The existing rental units do not meet current housing expectations. 
The units have lower than average ceiling heights (8ft), modest 
balconies, and small exterior windows. The appliances and finishes 
are not equally up to date. And while the building has access to a 
communal laundry room in the basement, each unit lacks in-suite 
laundry facilities. 

The proposed rental replacement units have been designed with 
contemporary ceiling heights, larger glazed openings, and more 
spacious balconies. Together, these strategies will provide units 
with greater access to sunlight and views. Further, the new units will 
be fitted with new appliances (including in-suite laundry facilities).

Building Operation

Various aspects of the building are challenging to the ongoing 
operation and maintenance of the building. The building is 
inefficient and highly energy consumptive to operate. Loading 
occurs exterior to the building, which can be cumbersome when 
tenants move-in and move-out. Further, the lobby and mail area 
are not equipped to accommodate modern shipping and receiving 
practices. 

The proposed rental replacement units will be more energy efficient 
to operate and maintain. The Proposed Development has been 
designed with an enclosed loading area with access to a move-
in room. The rental component will have access to a dedicated 

mail room including secure parcel storage. The new building will 
be designed with improved physical accessibility and modern 
fire and security systems. The building will also be designed with 
contemporary tri-sorter garbage chutes. 

Amenities

The existing building has limited indoor amenities. A fitness room 
and a number of shared storage rooms are accessible to tenants in 
the basement of the building, along with a bicycle storage room 
at grade. Tenants currently have access to vehicular parking that is 
located at-grade and underground. 

While the existing building is surrounded by informal open spaces, 
these spaces are not well-programmed. There is no seating, or 
space for tenants to gather or socialize. 

The Proposed Development incorporates a variety of amenities, 
including indoor amenity space within the podium of the building, 
individual lockers for secure storage, outdoor amenity space on 
the rooftop terrace, a central courtyard at grade, a pet relief area 
towards the western edge of the Site, a significant amount of 
secure bicycle parking spaces, and underground parking spaces. 

A public park and daycare facility is also proposed as part of 
the development, which will serve all tenants and the broader 
community.

Site Improvements

Finally, the comprehensive redevelopment of the Site sets up the 
possibility to introduce various site improvements. Key aspects 
towards making the Site more walkable, vibrant, complete and 
inclusive include:



25 ST. MARY STREET    |   HOUSING ISSUES REPORT   |   JUNE 2021            9

• The provision of two north-south pedestrian connections linking 
St. Mary Street and Inkerman Street to promote pedestrian 
connectivity;

• An expanded sidewalk and planting zone along St. Mary Street 
and St. Nicholas Street; and 

• The integration of public art to add visual interest and improve 
the public realm. 

As demonstrated above, the proposed rental replacement units 
represent a significant improvement to the existing units that exist 
today. 
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3.3 RENTAL REPLACEMENT 
STRATEGY 

Policy 3.2.1.6(b)(i) of the Official Plan states that “at least the same 
number, size and type of rental housing units are to be replaced 
and maintained with rents similar to those in effect at the time the 
redevelopment application is made.”

It is observed that there is no definition of either “size” or “type” 
in the Official Plan.  Based on a full reading of the Official Plan and 
an understanding of how the policy has been historically applied, it 
is our interpretation that the term “size” refers to the actual square 
footage of the units, but with a consideration for reasonable 
allowances to take into consideration modern design efficiencies. 
The term “type” is understood to refer to the number of bedrooms 
rather than the building form (for example in the definition of 
affordable rents, the Plan refers to “unit types (number of 
bedrooms)”).

Policy 3.2.1.6(b)(ii) requires the rents for the replacement units to 
be “similar to those in effect at the time of the redevelopment 

Existing Rental Units Replacement Rental Units

Type Units Average Size 
(sq. m) Type Units Average Size 

(sq. m) 
Min / Max Unit 

Sizes (sq. m)
Average Size 
% Difference

Bachelor 47 40.6 Bachelor 47 38.4 35.8 / 41.5 (5.4%)

1-bed 118 67.5 1-bed 118 63.0 52.7 / 70.4 (6.7%)

2-bed 94 91.8 2-bed 94 86.4 82.4 / 91.2 (5.9%)

Total Units 259 Total Units 259

Total Area* 18,508m2 Total Area 17,363m2

Table 6: Comparison of existing and proposed unit size and type 
* Net Leasable Area of both the existing and proposed rental units have been measured to BOMA Multi-Unit Residential Standard (ANSI/BOMA Z65.4 - 2010 Gross Area)

application is made,” and that for a period of at least 10 years, the 
rents be increased annually “by no more than the Provincial Rent 
Increase or a similar guideline as Council may approve from time to 
time,” along with a one-time increase of 4% for new construction. 

Tenblock will replace all the existing rental units that will be 
demolished as part of this proposal. Based on the May 2021 rent 
roll, 259 rental units are required to be replaced.  As indicated in 
Table 6 below, the Proposed Development will replace all of the 
existing rental units with the same number and type of units for a 
minimum of 10 years. 

As illustrated in Table 6, the average size of the proposed rental 
replacement units is marginally smaller to what exists today. The 
marginal decrease in size is reasonable and appropriate recognizing 
the significant improvements in terms of the quality of housing, 
building operation, amenity and overall site configuration (see 
Section 3.2 for further discussion).
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4.0 Policy Framework 

A Planning Rationale report for the project has 
been prepared under separate cover by Urban 
Strategies Inc. in support of the application for 
an Official Plan and Zoning By-law Amendment 
and Site Plan Approval. A comprehensive 
review of the relevant planning policies, 
including those related to housing, as well as a 
detailed planning analysis of the proposal are 
provided in the Planning Rationale.

From a housing perspective, it is our opinion 
that the Proposed Development is consistent 
with the policy directions articulated in the 
Provincial Policy Statement, and conforms with 
the housing policies set out in the Growth Plan 
and the City of Toronto Official Plan.

The Proposed Development is consistent with, and supports these policy 
objectives. The Proposed Development is an appropriate intensification of 
the Subject Site, which sits in a location rich with commercial, institutional, 
retail, office and community services, and is exceptionally well-served by 
transit, including four subway stations within 500 metres. The proposal 
will deliver a mix of housing units, including replacement rental units. 39% 
of the new units will have two or more bedrooms, contributing to family-
sized housing options.

4.1 THE PROVINCIAL POLICY STATEMENT, 
2020

The new Provincial Policy Statement (“PPS, 2020” or “PPS”) came into effect 
on May 1, 2020. The PPS provides policy direction on matters of Provincial 
interest related to land use planning and development. Planning decisions 
must be consistent with the PPS. 

Section 1.4 of the PPS relates to housing. Policy 1.4.1 directs planning authorities 
to provide for “an appropriate range and mix of housing types and densities 
required to meet projected requirements of current and future residents of 
the regional market area.”  Policy 1.4.3 directs planning authorities to provide 
for an appropriate range and mix of housing options and densities to meet 
current and future market-based and affordable housing needs. This is to be 
accomplished by permitting and facilitating all types of residential intensification 
and redevelopment, promoting residential densities that support transit in areas 
where it exists or is to be developed, promoting residential densities that efficiently 
use land, resources, infrastructure and public service facilities and by prioritizing 
intensification in proximity to transit. 
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4.2 A PLACE TO GROW: GROWTH 
PLAN FOR THE GREATER GOLDEN 
HORSESHOE (2019) 

The Growth Plan for the Greater Golden Horseshoe (“Growth Plan”) directs 
how growth in the Greater Golden Horseshoe should be managed. It is based 
on a vision and series of guiding principles that speak to achieving complete 
communities, prioritizing intensification to make efficient use of land and 
infrastructure, and supporting a range and mix of housing options, among 
others.

Section 2.2.6 of the Growth Plan addresses housing and encourages 
municipalities to support the creation of complete communities through the 
achievement of minimum intensification and density targets, considering a 
range and mix of housing options and densities, and planning to accommodate 
forecasted growth. Furthermore, municipalities are to consider using available 
tools to require that multi-unit residential developments incorporate a mix of 
unit sizes to accommodate a diverse range of household sizes and incomes. 

The Proposed Development conforms to the 
Growth Plan by providing a range of unit types 
and sizes in order to accommodate a diverse 
range of household sizes, in close proximity to 
exceptional transit access. This proposal optimizes 
the use of land and infrastructure in order to 
support growth in a compact and efficient form. 
All of the existing rental units will be replaced 
within the Proposed Development, with units 
that will be offered at similar rents, which will be 
within the affordable and mid-range. In addition, 
new residential units in a variety of sizes, tenures 
and configurations will be introduced. This 
will ensure that the Proposed Development is 
accommodating a diverse range of household 
types and incomes. The intensification of the 
Site will also allow for more community based 
amenities to be provided, contributing to the 
achievement of a complete community. 
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4.3 CITY OF TORONTO OFFICIAL 
PLAN (2006)  

Policy 3.2.1(1) of the Official Plan highlights the need for diverse 
housing options, including ownership and rental housing in order 
to meet the housing needs of current and future residents. Policy 
3.2.1(2) states that the existing housing stock will be maintained, 
improved and replenished and encourages new housing supply to 
be provided through intensification and infill development that is 
consistent with the Official Plan. Policy 3.2.1(3) states that the  
investment in new rental housing, particularly affordable rental 
housing, will be encouraged by a co-ordinated effort from all levels 
of government through the implementation of a range of strategies, 
such as effective taxation, regulatory, administrative policies and 
incentives. 

Policy 3.2.1(6) states that new development that will result in the 
loss of six or more rental housing units will not be approved unless: 

a. All of the rental housing units have rents that exceed mid-
range rents at the time of application, or 

b. In cases where planning approvals other than site plan are 
sought, the following are secured:

i. At least the same number, size and type of rental 
housing units are replaced and maintained with 
rents similar to those in effect at the time the 
redevelopment application is made;

ii. For a period of at least 10 years, rents for 
replacement units will be the rent at first occupancy 
increased annually by not more than the Provincial 
Rent Increase Guideline or a similar guideline as 
Council may approve from time to time; and 

iii. An acceptable tenant relocation and assistance plan 
addressing the right to return to occupy one of the 
replacement units at similar rents, the provision of 
alternative accommodation at similar rents, and 
other assistance to lessen hardship, or
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The Proposed Development conforms to the housing 
policies of the Official Plan. The Proposed Development 
conforms to Policy 3.2.1(6) by replacing all of the existing 
rental units with units that are the same type, similar in 
size and offered at similar rents, and by working with City 
staff to determine an acceptable tenant relocation and 
assistance plan. The proposal conforms to Policy 3.2.1(1) by 
contributing to the City’s rental housing stock through the 
creation of new rental units and by replacing and securing 
affordable and mid-range rental housing. The Proposed 
Development is in conformity with Policy 3.2.1(2) by 
providing new housing supply through the intensification of 
the Subject Site.   

c. In Council’s opinion, the supply and availability of rental 
housing in the City has returned to a healthy state and 
is able to meet the housing requirements of current and 
future residents. This decision will be based on a number of 
factors, including whether: 

i. Rental housing in the City is showing positive, 
sustained improvement as demonstrated by 
significant net gains in the supply of rental housing 
including significant levels of production of rental 
housing, and continued projected net gains in the 
supply of rental housing;

ii. The overall rental apartment vacancy rate for the City 
of Toronto, as reported by the Canada Mortgage 
and Housing Corporation, has been at or above 3.0 
per cent for the preceding four consecutive annual 
surveys; 

iii. Proposal may negatively affect the supply or 
availability of rental housing or rental housing sub-
sectors including affordable units, units suitable for 
families, or housing for vulnerable populations such 
as seniors, persons with special needs, or students, 
either in the City, or in a geographic subarea or a 
neighbourhood of the City; and 

iv. All provisions of other applicable legislation and 
policies have been satisfied.
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5.0 Consultation and Mitigation 

5.1 TENANT  
COMMUNICATION 

Bousfields Inc. has prepared a Tenant Engagement Strategy to 
support tenants through the rental replacement process. Details on 
key messages describing how the Project Team plans to engage 
with tenants is outlined in this report (located in Appendix A of the 
Public Consultation Strategy Report by Urban Strategies Inc.). All 
engagement efforts to date, and discussions going forward, will 
be discussed with and agreed upon by City of Toronto Community 
Policy staff. 

One key component of the engagement strategy includes the 
creation of a project website and associated email address, where 
tenants and members of the community, can learn more about the 
project, ask questions and provide feedback.

5.2 TENANT RELOCATION AND 
ASSISTANCE  

Policy 3.2.1(6)(ii) of the Official Plan states that “an acceptable 
tenant relocation and assistance plan addressing the right to 
return to occupy one of the replacement units at similar rents, the 
provision of alternative accommodation at similar rents, and other 
assistance to lessen hardship” will need to be secured through the 
approvals process. The Official Plan does not provide specific terms 
for the tenant assistance and relocation plan. 

The Residential Tenancies Act, 2006 (RTA) sets out the rights 
and responsibilities of landlords and tenants who rent residential 
properties. The RTA requires that a landlord compensate a tenant 
in an amount equal to three months rent or offer the tenant another 
rental unit acceptable to the tenant. 

Further to discussions held between the Applicant and City of 
Toronto Community Policy staff on May 6, 2021, it is the intention 
of the Applicant to provide a tenant relocation and assistance plan 
that will exceed statutory requirements. The Applicant is prepared 
to work in collaboration with City staff to develop and refine the 
tenant relocation and assistance plan. The Applicant will listen to 
individual tenant needs and work to address them thoughtfully 
through the development process. 
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6.0 Summary and Opinion

The Proposed Development will intensify and optimize an underutilized property 
in close proximity to significant transit investment, public amenities and other 
infrastructure, with a development that includes high-quality rental replacement 
units, a variety of uses, and a range of public amenities. 

The Proposed Development will replace the 259 rental units that exist on the site 
today, with an equivalent number of new rental units that are: the same type; similar 
in size; and offered at similar rents. 

The new rental units represent a significant improvement to the existing tenant 
experience. The new rental units will have efficient layouts, modern in-unit amenities, 
and access to various indoor and outdoor amenities. Tenants will have access to new 
community facilities including a proposed daycare and public park, both of which are 
in high demand in the Downtown area. Significant landscape improvements will also 
result in a more attractive and functional streetscape and public realm.

It is the intention of the Applicant to provide a tenant relocation and assistance plan 
that exceeds statutory requirements. The Applicant is prepared to work with City 
staff to address individual tenant needs as part of the development process.

Given the overall benefits the proposal will deliver to both tenants and the 
broader community, and the proposal’s consistency and conformity with 
the housing policies in the PPS, Growth Plan, and City of Toronto Official 
Plan, it is our opinion that the application for rental housing demolition and 
conversion is appropriate and should be approved. 






