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Toronto, ON M5H 2N2 
  
Dear Ms. Kmiec: 
    
Re: Housing Issues Report  
 19-37 Queens Quay East, Toronto 
 
This Housing Issues Report has been prepared in support of an application by Pier 27 
Toronto (North) Inc. and Pier 27 (Northeast) Inc. to amend the Part I Official Plan of the 
former City of Toronto and the former City of Toronto Zoning By-law 438-86, as amended 
by By-law 680-2012(OMB), to facilitate Phase 3 of the Pier 27 development, located on 
the south side of Queens Quay East, east of Yonge Street (“subject site”).  
 
The subject site comprises Phase 3 of a multi-phase master-planned development known 
as Pier 27 and is presently occupied by construction storage associated with Phase 2 of 
the Pier 27 development, a single-storey sales centre, surface parking areas and a central 
driveway. The remainder of the Pier 27 lands contain two 14-storey buildings (Buildings B 
and D) and a 35-storey building (Building G).  
 
The purpose of this Housing Issues Report is to address the affordable housing 
considerations as they apply to the subject site and the overall Pier 27 lands. As required 
by By-law 680-2012(OMB) and the accompanying Section 37 Agreement, a minimum of 
30 percent of all dwelling units on the overall Pier 27 lands (Phases 1-3) are required to 
be low-end-of-market housing. Given that the Central Waterfront Secondary Plan is 
currently under appeal in respect of the subject site, the affordable housing policies in that 
Plan are not applicable; however, it is our opinion that proposed development 
appropriately meets the intent of the Plan’s affordable housing policies for the reasons set 
out below.  
 
Background 
 
As indicated our Planning and Urban Design Rationale dated April 2021, development of 
the Pier 27 lands has evolved over the last two decades through modifications to the 
original concept that have, among other matters, significantly improved the physical 
connection to, and relationship with, the waterfront, established an iconic and coherent 
architectural expression, and contributed to the ongoing reurbanization and revitalization 
of Queens Quay East as a pedestrian-friendly, urban boulevard.  
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The Pier 27 Development 
 
Upon completion, the Pier 27 development will contain five buildings that range in height 
from 11 to 45 storeys, organized around linear publicly accessible open spaces that run 
perpendicular to Queens Quay East and provide access to the Lake Ontario waterfront. 
Divided into three phases, the Pier 27 development commenced construction in 2012. 
Phase 1 of the development consisted of two 14-storey residential buildings located on 
the southern half of the Pier 27 lands adjacent to the waterfront promenade (Buildings B 
and D). Phase 2 of the development consists of a 35-storey building (Building G), located 
on the northwest portion of the Pier 27 lands adjacent to Queens Quay East and to 
Buildings A and F in the centre of the Pier 27 lands. Phase 3, which includes Building A 
and Building F, is the subject of the proposed Official Plan and Zoning By-law Amendment 
application. 
 
Approvals History and Housing Requirements 
 
In the mid-1990s, Official Plan Amendment No. 27 (“OPA 27”) to the former City of Toronto 
Official Plan was adopted, permitting a mix of residential and commercial uses for the 
entire Pier 27 lands. The density provisions set out in OPA 27 applied to a gross site area 
of approximately 35,662 square metres, encompassing the lands that were previously 
known municipally as 25 and 25R Queens Quay East and excluding the parcel at 7 
Queens Quay East. OPA 27 was adopted on July 24, 1995 and was approved, with 
modifications, by the Minister of Municipal Affairs and Housing on March 5, 1996.  
 
On October 7, 1996, the City adopted By-law 1996-0483, implementing OPA 27 as it 
applied to 25 and 25R Queens Quay East (it does not apply to 7 Queens Quay East). By-
law 1996-0483 introduced site-specific provisions allowing for an overall maximum gross 
floor area of 142,616 square metres (4.0 FSI). A maximum overall building height of 44 
metres was permitted under the by-law, stepping down to 38.5 metres along Queens Quay 
East and to 30 metres along both the Yonge Street Slip and the Toronto Harbour. 
 
By-law 1996-0483 was appealed by Redpath Sugar, the Toronto District School Board 
(“TDSB”) the Toronto Catholic District School Board (“TCDSB”) and the City of Toronto in 
order to preserve their respective rights in the event of a hearing. The Ontario Municipal 
Board (“OMB”) issued its decision approving a revised version of By-law 1996-0483 on 
March 31, 1998, reflecting a settlement among the parties.  
 
The Board Order was withheld pending receipt of the necessary agreements between the 
parties (i.e. the Section 37 Agreement, Three Party Agreement and School Board 
Agreements). The Section 37 Agreement and the Three Party Agreement were registered 
on October 25, 2001, while the School Board Agreement was registered on December 4, 
2001. The OMB’s Final Order approving By-law 1996-0483 was issued on August 5, 2005. 
Pursuant to By-law 1996-0483, the City granted Site Plan Approval on October 23, 2003 



 

3 

for a mixed-use development containing 1,291 residential condominium units with at-
grade retail uses. Both By-law 1996-0483 and the original Section 37 Agreement set out 
requirements for low-end-of-market housing. 
 
Pier 27 Toronto Inc. purchased the lands, and on April 24, 2007, submitted a Minor 
Variance application to permit the construction of the Phase 1 buildings on the southerly 
portion of the lands. A companion Site Plan Approval application was filed on March 23, 
2007 and subsequently a revised list of variances was submitted on December 21, 2007 
and March 31, 2008. 
 
Although the staff report (dated April 16, 2008) generally supported the requested 
variances (with conditions), which were technical in nature and resulted from the proposed 
detailed design, the Committee of Adjustment refused the application on April 25, 2008. 
The Minor Variance application was subsequently appealed to the OMB, which approved 
the proposed variances on consent on March 17, 2009. The OMB withheld its order until 
October 15, 2009 to await confirmation that the Section 37 Agreement between the owner 
and the City, as well as confirmation that a Three Party Amending Agreement between 
the owner, the City and Redpath Sugar Ltd. had been amended, executed and registered 
on title to Pier 27 lands. The amended Section 37 Agreement made slight adjustments to 
the required unit sizes for low-end-of-market housing.  
 
On April 7, 2010, Pier 27 Toronto Inc. submitted an application to amend the former City 
of Toronto Part I Official Plan and the former City of Toronto Zoning By-law 438-86 (as 
amended by By-law 1996-0483) to facilitate the development of the Phase 2 lands. The 
revised vision for the Phase 2 lands contemplated three mixed-use buildings containing 
at-grade retail uses. The westerly building (Building G) comprised 35 storeys and the two 
easterly buildings (i.e. the Buildings A and F) comprised 13 storeys each. As part of the 
application, a land exchange between Pier 27 Inc. and Waterfront Toronto was 
implemented to achieve a better public realm along the Yonge Street Slip and Toronto 
Harbour.  Comprising approximately 1,300 square metres, the land exchange resulted in 
a consolidated rectangular parcel of land along the Yonge Street Slip upon which 
Waterfront Toronto will develop a future public park, connecting to the waterfront 
promenade along the Toronto Harbour as well as a rectangular-shaped development site 
for the Pier 27 community. 
 
Following adoption of Official Plan Amendment No. 393 (“OPA 393”) and the implementing 
Zoning By-law Amendment (By-law 680-2012), Redpath Sugar appealed both OPA 393 
and By-law 680-2012 to the OMB and Pier 27 Toronto Inc. subsequently referred the Site 
Plan Approval application for Building G to the OMB as well. A settlement was reached 
between Redpath, Pier 27 Inc. and the City, which focused on the compatibility between 
the proposed residential development and the Redpath use, particularly with respect to 
noise, vibration and air quality. As noted in the OMB Decision (dated June 30, 2015), the 
settlement resulted in the dismissal of the appeal of OPA 393 and approval of the site-
specific Zoning By-law Amendment, with a number of detailed amendments. Amendments 
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to the necessary agreements (the Phase 2 Section 37 Agreement and the Phase 2 Three 
Party Agreement) were executed and registered on title in order to implement the OMB 
Decision. The unit sizes that were approved for the Phase 1 development with respect to 
low-end-of-market housing were carried over to Phase 2 developments and are set out in 
By-law 680-2012(OMB) and in the further amended Section 37 Agreement.  
 
Site and Surroundings 
 
Subject Site 
 
The subject site comprises Phase 3 of a multi-phase master-planned development known 
as Pier 27. It is rectangular in shape, with a frontage of approximately 113.9 metres along 
Queens Quay East, a depth of approximately 52.2 metres and an area of approximately 
5,689 square metres. The subject site is located within the centre of the Pier 27 lands, a 
rectangular consolidation of properties with a frontage of 223.5 metres, a depth of 177.0 
metres and a total area of 3.56 hectares (8.81 acres).  
 
Surrounding Area  
 
The subject site is centrally located within the Central Waterfront area in Downtown 
Toronto, a 3.5 kilometre long area along the Lake Ontario waterfront that has been the 
focus of significant redevelopment and revitalization efforts to create a series of distinct 
new neighbourhoods connected by higher order public transit and active transportation 
networks. The waterfront neighbourhoods are connected by Queens Quay, an east-west 
street that runs between Bathurst Street to the west and Parliament Street to the east and 
is the waterfront’s main street. The surrounding area will continue to experience significant 
growth as the planned neighbourhoods along the waterfront evolve and a number of active 
proposals for development are advanced through the municipal approvals process. This 
development will be complemented by significant investments in public realm and transit 
improvements.  
 
Planning and Regulatory Framework 
 
As set out below, the new (2006) Toronto Official Plan and the Central Waterfront 
Secondary Plan have been appealed with respect to the subject site. Therefore, the in-
force policy and regulatory framework consists of the Metropolitan Toronto Official Plan, 
the former City of Toronto Part I Official Plan and the Zoning By-law (By-law 438-86, as 
amended by By-law 1996-0483 and By-law 680-2012(OMB)), together with the Provincial 
Policy Statement (2020) and the Growth Plan for the Greater Golden Horseshoe (2019).  
 
Although the new Toronto Official Plan and the Central Waterfront Secondary Plan are not 
in force with respect to the subject site, they are addressed below. The new Toronto 
Official Plan and the Central Waterfront Secondary Plan were appealed by the previous 
owners of the subject site (Avro Quay Limited) on April 7, 2003 and May 12, 2003, 
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respectively. It is our opinion that the designation and policies proposed in the new Toronto 
Official Plan and the Central Waterfront Secondary Plan are neither desirable nor 
appropriate and, accordingly, they should be modified to reflect the approved mix of uses 
on the land and updated to acknowledge the existing development on the site and the 
current Official Plan Amendment and rezoning application.  
 
Metropolitan Toronto Official Plan (1994) 
 
The subject site is located within the “Central Area” as identified on Map 2 to the 
Metropolitan Toronto Official Plan. As set out in Policy 2.1.2.1(12), the Central Area is 
identified as the pre-eminent Centre within the Greater Toronto Area; it functions as a 
primary location for government, corporate head offices, financial and other institutions, 
retail and tourism activities.  
 
Policy 2.1.2.1(14) of the Metro Plan supports initiatives to increase the supply of housing 
within the Central Area in a manner which promotes healthy and sustainable communities 
and enhances existing residential neighbourhoods. Additionally, Policy 2.1.2.1(15) states 
that development in the Central Area shall: 
 

• be consistent with terms of scale and density with the transportation and other 
services provided by the Metropolitan Corporation to the area proposed 
development and make efficient use of land; 

• accommodate where feasible a mix of compatible uses in a development pattern 
that supports the use of transit and fosters pedestrian activity and which 
contributes to a balance of employment and residential use within the Central Area 
as a whole; and 

• be physically compatible with the surrounding area.  
 
Section 3.2 of the Metro Plan states that the housing objective is to ensure the availability 
of an adequate supply and mix of housing to meet the full range of housing needs, as well 
as to attract and accommodate population growth. In furtherance of this objective, Metro 
Plan encourages policies and programs aimed at increasing the supply of housing in order 
to achieve the housing targets set out in the Plan in a manner that is consistent with the 
efficient utilization of land and the optimization of infrastructure investment through, among 
other matters, facilitating residential development within the Central Area (Policy 
3.2.1(122)). 
 
Former City of Toronto Part I Official Plan (1993) 
 
The subject site is located within the “Central Area” and the “Central Core” as delineated 
on Map 2 of the former Official Plan. As shown on Map 1 (Generalized Land Use) and 
Map 9 (The Waterfront), the subject site is located within the Central Bayfront area of the 
Waterfront.  
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Site Specific Policies 
 
Section 14.32 of the Plan establishes specific policies for the Marine Terminal 27 (MT 27) 
Lands (i.e. now known as the Pier 27 lands), as amended by OPA 393. Section 14.32 
permits mixed commercial-residential development on the lands, subject to specific 
criteria. With respect to housing, Section 14.32 provides that any residential development 
shall address the Plan’s housing policies regarding affordable housing and housing 
suitable for families with children.  
 
Housing Intensification Policies 
 
The Plan establishes a goal of achieving an overall population of at least 725,000 for the 
former City of Toronto by 2011, in support of the policies of balanced growth and 
residential intensification (Section 1.9). Specifically, with regard to the linkage between 
housing intensification and transportation, the Plan encourages housing intensification in 
the Central Area in order to reduce the need to build costly additions to the transportation 
system to bring more commuters into and out of the Central Area (Section 8.6). 
 
The housing goals include encouraging a range of housing types (Section 6.1). To that 
end, the Plan establishes an objective of building 45,000 new dwelling units in the City 
between 1991 and 2001, 35,000 of which should be located in the Central Area (Section 
6.2).  
 
With respect to affordable housing targets Section 6.3 provides that at least 22,500 new 
affordable housing units would be needed in the City, of which 17,500 would be needed 
in the Central Area by the year 2001. Further, at least one-half of the new affordable 
housing units would need to be provided for residents who require rent-geared-to-income 
assistance. Section 6.3 further provides that Council recognize that achievement of this 
objective is largely dependent upon the availability of housing funding programs of other 
levels of government, and that funding levels may not be adequate to ensure that identified 
needs can be met.  
 
Further, Section 6.12 provides objectives for Low-End-of-Market and Affordable Housing 
in new developments: 
 

a) In general, and consistent with Section 6.3, it is Council’s objective that at least 
50% of new housing built in the City be provided as a combination of affordable 
housing and low-end-of-market housing units. Council’s objective is also to ensure 
that the full range of housing types, appropriate to the needs of households of 
varying size composition, is provided through new development. Council will 
support this objective by providing opportunities for the development of affordable 
housing including social housing and low-end-of-market housing throughout the 
City. 
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b) In order to help achieve its long-term affordable housing and low-end-of-market 
housing objectives, Council will seek to achieve the provision of affordable housing 
and low-end-of-market housing in the context of the approval of a rezoning 
involving an increase in density permitting a major new component; where major 
residential development means a development having an area of at least 1 hectare 
and which can reasonably accommodate two or more residential buildings. 
Accordingly, Council will seek to ensure that:  

 
i. subject to subsection ii), a minimum of 25% of the total number of 

residential units in such developments comprise a combination of 
affordable housing and low-end-market housing, including a range of unit 
types, appropriate to the needs of households of varying size and 
composition; and 

ii. a minimum of 25% of the residential units to be constructed as a result of 
the increase in density are affordable housing. 
 

c) Council recognizes that the realization of the objectives of 25% affordable housing 
in accordance with subsection (b) ii) is dependent upon the availability and funding 
of appropriate government programs. Where, by reason of the lack of such 
programs or funding, or for other reasons, the provisions of 25% affordable 
housing is not feasible, then subsection (b) (ii) may be satisfied either by: 
 

i. reaching an agreement with the proponent for a contribution of land or cash 
or units, or combination thereof for affordable housing, not exceeding the 
amount set out below; or 

ii. 30% of all of the units in the development being low-end-of-market housing 
units. (Our emphasis.) 

 
Section 6.12 goes on to say: 
 

In doing so, Council may exercise its power under Section 37 of the Planning Act, 
1990 or under the City of Toronto Act, 1988. Where Council secures, pursuant to 
subsection (c) (i), and as an alternative to subsection (b) ii), the conveyance of land 
for the construction of affordable housing (or the equivalent in cash or condominium 
units), the number of affordable housing units that can be built on land to be conveyed 
to the City (or the equivalent value I cash or condominium units) should not exceed 
one-half the number of affordable housing units calculated in accordance with 
subsection (b) ii).  

 
Section 6.14 encourages residential intensification through new construction, conversion, 
infill and redevelopment in order to accommodate future demand for housing within the 
City. 
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City of Toronto Official Plan (2006) 
 
The Official Plan for the amalgamated City of Toronto (“the Plan”) was adopted on 
November 26, 2002 and was partially approved by the Ontario Municipal Board on July 6, 
2006. Numerous amendments to the Official Plan have subsequently been approved, 
including amendments arising out of the Official Plan Review initiated in 2011. 
 
On Map 2, the subject site is identified as part of the Downtown and the Central Waterfront. 
It is noted that the subject site is within the area of the Central Waterfront Secondary Plan 
and, as such, is not subject to the Downtown Plan (OPA 406), with the exception of two 
aspects, neither of which apply to the site. The policies of Central Waterfront Secondary 
Plan are set out in this report. 
 
Land Use Designation Policies 
 
The Pier 27 lands are designated as Parks. The applicable Parks land use designation 
remains under appeal insofar as it applies to the subject site. 
 
It is noted that Map 18 in the February 2019 consolidation of the Official Plan shows a 
Regeneration Areas designation applying to the subject site, with a Parks designation 
applying to the lands to the south along the waterfront promenade and to the west within 
the future park space along the Yonge Street Slip. To the best of our knowledge, the site 
has not been redesignated to Regeneration Areas and it appears that the consolidated 
Map 18 is incorrect. 
 
Housing Policies 
 
The Plan’s housing policies support a full range of housing in terms of form, tenure and 
affordability, across the City and within neighbourhoods, to meet the current and future 
needs of residents (Policy 3.2.1(1)). Policy 3.2.1(2) provides that new housing supply will 
be encouraged through intensification and infill that is consistent with the Plan. Policy 
3.2.1(5) addresses intensification of existing rental housing sites and Policy 3.2.1(6) 
addresses demolition of existing rental housing. The subject site does not contain any 
existing rental units and the proposal does not involve the demolition of any rental units; 
accordingly, neither Policy 3.2.1(5) nor Policy 3.2.1(6) apply.  
 
Schedule 3 of the Official Plan provides that a Housing Issues Report is a mandatory 
additional requirement pursuant to the Planning Act and Official Plan for Zoning By-law 
Amendment, Official Plan Amendment and Plan of Condominium applications that seek 
to demolish existing rental properties, intensify existing rental sites, convert existing rental 
housing to condominiums or that propose residential development in excess of five 
hectares. Given that the proposal does not meet any of these criteria, it is our opinion that 
a Housing Issues Report is not required. Nevertheless, this report has been prepared at 
the request of City of Toronto staff.  
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Central Waterfront Secondary Plan 
 
The Central Waterfront Secondary Plan was adopted by Council on April 16, 2003 as an 
amendment to Part II of the former City of Toronto Official Plan. The Secondary Plan was 
appealed to the Ontario Municipal Board in its entirety, although portions of the Plan were 
subsequently approved (e.g. for the West Don Lands, First Waterfront Place and the south 
side of Queens Quay East between Lower Jarvis Street and Parliament Street).  
 
On August 16, 2018, the Local Planning Appeal Tribunal approved the Central Waterfront 
Secondary Plan as a secondary plan under Chapter 6: Secondary Plans of the 2006 
Official Plan as it applies to a sizeable portion of the Central Waterfront, and concurrently 
approved the 2006 Official Plan for those lands. However, the Central Waterfront 
Secondary Plan remains under appeal and is therefore not in-force as it applies to the 
subject site.  
 
The Pier 27 lands are identified on Map E (Land Use Plan) as being within the “Foot of 
Yonge Special Study Area”, together with the Westin Harbour Castle property on the west 
side of the Yonge Street Slip. The southerly portion of the Pier 27 lands adjacent to the 
Yonge Street Slip is also identified as an “Inner Harbour Special Place”. On Map C (Parks 
and Open Space Areas Plan), the Pier 27 lands are designated as a Park, with a public 
promenade shown along the water’s edge and the Yonge Street Slip. The public 
promenade was reorganized as part of the Phase 1 development approvals, while the 
future public park at the foot of Yonge Street was facilitated by the land exchange with 
Waterfront Toronto that accompanied the Phase 2 approvals. 
 
With respect to housing, Policy P38 promotes a mix of housing types, densities and 
tenures to accommodate a broad range of household sizes, composition, ages and 
incomes, contributing to the vitality of the Central Waterfront as well as offering the 
opportunity for residents to remain in their communities throughout their lives. Policy P39 
goes on to provide that the overall goal for the Central Waterfront is that affordable rental 
housing and low-end-of-market housing comprise 25 percent of all housing units, with the 
greatest proportion of this housing being affordable rental with at least one-quarter in the 
form of two-bedroom units or larger. 
 
Zoning 
 
The site is subject to the former City of Toronto Zoning By-law No. 438-86, as amended 
by site-specific Zoning By-law 1996-0483 as amended by By-law 680-2012(OMB). The 
subject site is not subject to the new City-wide Zoning By-law No. 569-2013.  
 
The subject site is zoned CR T1.0 C1.0 R0 by By-law 438-86, as amended, and there is 
no height limit specified. The CR (Commercial-Residential) zone permits a wide range of 
residential and non-residential uses including apartment buildings, retail stores and 
service shops, offices, hotels, places of amusement, parking garages and parks. The T1.0 
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C1.0 R0 component of the zoning permits a maximum non-residential density of 1.0 times 
the area of the lot and no residential density. 
 
With respect to housing, By-law 680-2012(OMB) requires that not less than 30 percent of 
the dwelling units comprise low-end-of-market housing, although this percentage is not 
required to be met on a building-by-building basis. 
 
By-law 680-2012(OMB) defines “low-end-of-market housing” as dwelling units which do 
not exceed the following size restrictions: 
 

i. bachelor dwelling units or 1-bedroom dwelling units shall not contain more than 67 
square metres of residential gross floor area;  

ii. 2-bedroom dwelling units shall not contain more than 85 square metres of 
residential gross floor area; and  

iii. 3-bedroom dwelling units shall not contain more than 100 square metres of 
residential gross floor area;   

 
Section 37 Agreement 
 
The existing agreement under Section 37 of the Planning Act requires the provision and 
maintenance of not less than 30% of the dwelling units, as implemented by By-law 680-
2012(OMB), as low-end-of-market housing in accordance with amended and restated 
Section 37 agreement, subject to the following: 
 

i. bachelor and 1-bedroom dwelling units shall not be greater than 67 square metres 
of residential gross floor area;  

ii. 2-bedroom dwelling units shall not be greater than 85 square metres of residential 
gross floor area; and 

iii. 3-bedroom dwelling units shall not be greater than 100 square metres of residential 
gross floor area. 

 
Proposed Development  
 
The proposal includes two mixed-use buildings with heights of 45 storeys (149.95 metres) 
and 11 storeys (40.05 metres), containing 585 dwelling units and 362 parking spaces. The 
buildings would have a total gross floor area of 44,438 square metres, including 601 
square metres of street-related retail space and a 532 square metre daycare facility.  
 
In terms of dwelling unit composition, Building F contains 449 dwelling units, including 32 
studio units (7%), 236 one-bedroom units (53%), 129 two-bedroom units (29%) and 52 
three-bedroom units (12%). Two- and three-bedroom units comprise approximately 41% 
of the dwelling units in Building F. Building A contains 136 dwelling units, including 10 
studio units (7%), 86 one-bedroom units (64%), 27 two-bedroom units (20%) and 13 three-



 

11 

bedroom units (10%). Two- and three-bedroom units comprise approximately 30% of the 
dwelling units in Building A.  
 
A total of 176 dwelling units within Building A and Building F (39.2% of the total units) meet 
the definition of low-end-of-market housing, as defined by By-law 680-2012(OMB). 
Specifically, 10 studio units, 70 one-bedroom units, 32 two-bedroom units and 8 three 
bedroom units are low-end-of-market units within Building A and 10 studio units, 32 one-
bedroom units and 14 two-bedroom units are low-end-of-market units within Building F.   
 
Together with the overall Pier 27 development (Phases 1, 2 and 3), the proposal includes 
total of 1,722 dwelling units, of which 1,137 units are completed, a total GFA of 
approximately 157,067 square metres, including retail space fronting onto Queens Quay 
East and a 532 square metre daycare facility in the base of Building A, resulting in a total 
density of 4.4 floor space index (“FSI”). Of the total dwelling units, 865 would meet the 
definition of low-end-of-market housing, as defined by By-law 680-2012(OMB), which far 
exceeds the minimum requirement of 30 percent. 
 
Analysis 
 
It is our opinion that the proposal addresses the applicable affordable housing policies, 
By-law 680-2012(OMB) and the accompanying Section 37 agreement for the Pier 27 lands 
insofar as they apply to the subject site.  
 
Firstly, Policies 3.2.1(5) and (6) of the City of Toronto Official Plan (2006) do not apply to 
the proposed development. The subject site does not contain any existing rental units and 
the proposal does not involve the demolition of any rental units. Further, the proposal does 
not meet the criteria set out in Schedule 3 as it applies to Housing Issues Reports for 
Zoning By-law and Official Plan Amendment applications. The proposal does not seek to 
demolish an existing rental property, intensify an existing rental site, convert existing rental 
housing to condominiums, or involve residential development on a large site exceeding 
five hectares. Therefore, it is our opinion that a Housing Issues Report is not required. 
 
Secondly, the Central Waterfront Secondary Plan remains under appeal and is therefore 
not in-force as it applies to the subject site. However, it is our opinion that the proposal 
meets the intent of the housing policies contained in the Central Waterfront Secondary 
Plan for the following reasons.  
 
Policy P39, which is founded on the policies of the former Part I Official Plan, provides that 
the overall goal for the Central Waterfront is that affordable rental housing and low-end-
of-market housing comprise 25 percent of all housing units, with the greatest proportion 
of this housing being affordable rental with at least one-quarter in the form of two-bedroom 
units or larger. 
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In turn, Policy 6.12(c) provides that the provision of 25% affordable housing in new 
developments is dependent upon the availability and funding of appropriate government 
programs. Given that government funding for affordable housing is not available for the 
proposal, it would be subject to reaching an agreement with the City for a contribution of 
land or cash or units, or combination thereof for affordable housing; or it would be required 
to provide 30 percent of all of the units in the development being low-end-of-market 
housing units. 
 
To that end, a total of 176 dwelling units within Building A and Building F meet the definition 
of low-end-of-market housing, as defined by By-law 680-2012(OMB), which represents 
more than 30 percent of the proposed dwelling units as part of the Phase 3 development. 
Of the total dwelling units in Phases 1, 2 and 3 of the Pier 27 development, 865 units (just 
over 50 percent) meet the definition of low-end-of-market housing, as defined by By-law 
680-2012(OMB), which far exceeds the minimum requirement as stipulated by the Central 
Waterfront Secondary Plan and the Part I Official Plan.  
 
The Central Waterfront Secondary Plan includes provisions that require implementing 
zoning by-laws to secure and implement the provision of affordable housing via a Section 
37 Agreement.  
 
Thirdly, By-law 680-2012(OMB) and the accompanying Section 37 agreement require that 
not less than 30 percent of the dwelling units on the Pier 27 lands comprise low-end-of-
market housing. This percentage is required to be met on the overall Pier 27 lands (Phases 
1, 2 and 3) and not on a building-by-building basis. Therefore, the proposal satisfies the 
housing requirements of By-law 680-2012(OMB) and the Section 37 Agreement.  
 
Finally, it is noted that existing agreements under Section 37 of the Planning Act already 
apply to the subject site and have been used to secure the provision of numerous public 
benefits, such as land conveyances and improvements to the public realm, public art and 
community amenities, as well as matters concerning ongoing compatibility with Redpath’s 
industrial operations. Should it be determined that additional benefits from the proposed 
Phase 3 development are to be secured through the use of Section 37 or a Community 
Benefits Charge, Pier 27 Toronto (North) Inc. and Pier 27 Toronto (Northeast) Inc. are 
prepared to discuss with the City the kinds of contributions or benefits that would be 
appropriate for the proposed development, the subject site, and the surrounding 
community. Such contributions or benefits could include the provision of or contribution to 
affordable housing either in the form of a cash contribution or on-site dedication, among 
other matters. 
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Conclusion 
 
This Housing Issues Report addresses affordable housing considerations as they apply 
to the subject site and the overall Pier 27 lands. As required by By-law 680-2012(OMB) 
and the accompanying Section 37 Agreement, a minimum of 30 percent of all dwelling 
units on the overall Pier 27 lands (Phases 1-3) are required to be low-end-of-market 
housing. A total of 865 dwelling units will be low-end-of-market housing, which equates to 
slightly more than 50 percent of the overall number of dwelling units and therefore satisfies 
the applicable affordable housing requirements as they apply to the subject site. 
 
We trust that this is satisfactory to your needs at this time. However, should you require 
any additional information or clarification, please do not hesitate to contact me or David 
Morse of our office. 
 
Yours very truly,  
 
Bousfields Inc.  
 
 
 
 
Peter F. Smith, B.E.S., MCIP, RPP 
 
 
 


