McCleary District Phase 1
Precinct Plan and
Zoning By-Law

Waterfront Design Review Panel
Preliminary Draft Plan

24.07.2024



McCleary District Precinct Plan Phase 1

H Proponent: CreateTO, City of Toronto, Waterfront Toronto
S Ite C o nt eXt Design Team: Perkins&Will, Diamond Schmitt, DTAH

Review Stage: Preliminary Draft Plan

Pinewood
Studios

3




McCleary District Precinct Plan Phase 1

F utu re C 0 nt e xt Proponent: CreateTO, City of Toronto, Waterfront Toronto
Design Team: Perkins&Will, Diamond Schmitt, DTAH

Review Stage: Preliminary Draft Plan

Quayside

‘ Future Transit Hub
. ¥ 'l' I | Gi T e
-1 5 T 4 ! : % .' == = ] o=
e ST Keating Channel East Harbotr
= - . 4. - — T =1
Newlsland i g e . f e = ¥ -

e ———— -

South Port

Turning Basin
District

Basin Media
Studios



Project Background and Description

McCleary District Precinct Plan

Proponent: CreateTO, City of Toronto, Waterfront Toronto
Design Team: Perkins&Will, Diamond Schmitt, DTAH
Review Stage: Preliminary Draft Plan

Project Description

McCleary District Precinct Plan (MDPP) and
enabling zoning and official plan amendments for
Phase 1 Area

Implementation of direction from the Port Lands
Planning Framework

Working concurrently with review of private
applications

CreateTO is leading the project in collaboration with
the City of Toronto and Waterfront Toronto.

Approximately 60% of Phase 1 Area lands are under
public ownership.

Anticipated Timeline

July 2024 — Stage 2 Preliminary Draft Plan
October 2024 — Stage 3 Final Draft Plan
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December 2024 — Report to Planning & Housing Committee and Council



Fixed vs. Flexible

McCleary District Precinct Plan Phase 1

Proponent: CreateTO, City of Toronto, Waterfront Toronto
Design Team: Perkins&Will, Diamond Schmitt, DTAH
Review Stage: Preliminary Draft Plan

Fixed elements derived from and consistent with the
Port Lands Planning Framework and Central Waterfront
Secondary Plan:

Major streets

Height peak along Lake Shore Boulevard East,
stepping down towards Commissioners Street

40m tower separation
Policies supporting a high quality public realm

Emphasis on Production, Interactive and Creative

("PIC") uses to support the film cluster and create
a distinctive use mix

View corridors

Elements we are testing:
* Local street character
« Open space network
« Density and height
« Building typology
- PIC use and commercial activation strategies

Additional considerations to be factored in:
« Airport flight path
* Noise, odour and air quality
« Sustainability
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Design Team: Perkins&Will, Diamond Schmitt, DTAH
Review Stage: Preliminary Draft Plan

Other
Indigenous
organizations or

experts

~irst Nations & Urban
Key urban Indigenous
ndigenous orgs residents

outreach
outreach

Format: 1:1s Format: Community

E.g., MCFN, TASSC, TYRMC, sharing circles
NCCT, Council Fire E.g., community members,
youth, artists, residents

_ _ reached through urban
Important piece of City Indigenous orgs) Beginning relationships and

relationship-building, . " : exploratory discussions early
mvolvem-e{?t in co-develgpmg glplft on visions, public realm with potential partners on
overall visions and shaping the 2 Jhatece s to water, housing, business,

character of the areas R G programming opportunities

and more

Format: 1:1s/thematic

CreateTO/Planning-led

E.g., Indigenous housing
service providers
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McCleary District Precinct Plan

Del iveri ng on TO'S ReconCi I i ati on ACti on Plan Proponent: CreateTO, City of Toronto, Waterfront Toronto
Design Team: Perkins&Will, Diamond Schmitt, DTAH
Review Stage: Preliminary Draft Plan

What We’ve Heard (So far) RAP Alignment

« Environment & Climate Change Support Indigenous Health and Well-being

« Connectthe land and water (less
CONCIels; Mare _plantlng; relale Ene Increase Access to Affordable Housing
connect to the river valley)
* Housing & Intensification
« Co-develop Indigenous-led solutions to Support Indigenous Placekeeping
the growing housing challenges.
* Provide economic opportunities for _
Indigenous businesses. Celebrate Indigenous Arts and Culture
« Placemaking & Placekeeping
* Incorporate Indigenous languages, arts . Support the Revitalization of Indigenous

and culture in public spaces Languages

Improve Indigenous Economic
Development



Sustainability Plan

McCleary District Precinct Plan

Proponent: CreateTO, City of Toronto, Waterfront Toronto
Design Team: Perkins&Will, Diamond Schmitt, DTAH
Review Stage: Preliminary Draft Plan
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Priority Areas

Low-Carbon Transportation
Prioritizing walking, cycling, and public transit

Zero Carbon Buildings
Delivering net-zero development

Clean Energy Sources
Enabling all buildings to be fossil-fuel free

Landscape and Biophilic Design
Designing with nature and its systems

Resilience and Climate Adaptation
Readying for climate-related shocks and stressors

Circular Economy and Solid Waste
Reducing waste and material flow to landfills

Deliverable

McCleary District Sustainability Plan

The Sustainability Plan will help inform the broader
Precinct Planning exercise. It will ensure that the
McCleary District delivers the sustainability requirements
advanced by the Port Lands Planning Framework.

Consultant Team

B+H
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McCleary District Precinct Plan Phase 1

D = C t t Proponent: CreateTO, City of Toronto, Waterfront Toronto
eS | g n 0 n e)( Design Team: Perkins&Will, Diamond Schmitt, DTAH
Review Stage: Preliminary Draft Plan

Three private applications have been
received:

» 685 Lake Shore Boulevard East
« 120 Bouchette
115 Saulter

Boucheyse 5,

Key components that need to be resolved
during the current phase to respond to
applicants include the street network, PIC
uses, tower separation and affordable
housing.
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McCleary District Precinct Plan Phase 1
Proponent: CreateTO, City of Toronto, Waterfront Toronto

D eS | g n C 0 n te Xt Design Team: Pérkins&Will, Diamond Schmitt, DTAH

Review Stage: Preliminary Draft Plan

Lake Shore

i
'
I

BOUCHETTE STREET ||

LOGAN AVENUE

SAULTER STREET |

Future
Landzeapad
Setback Ars
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McCleary District Precinct Plan Phase 1
Proponent: CreateTO, City of Toronto, Waterfront Toronto

D eS | g n C 0 n te Xt Design Team: Perkins&Will, Diamond Schmitt, DTAH

Review Stage: Preliminary Draft Plan

Don Roadway: “A Rivers Edge” street identity

River e
providin

urban w
urban conditions.

LAKE SHORE
BLVD EAST
VILLIERS

NEW EAST-WEST
COMMISSIONERS

STREET
FUTURE

FUTURE DEVELCPMENT PARCEL o i FUTURE DEVELOPMENT PARCEL | i FUTURE DEVELOPMENT PARCEL
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McCleary District Precinct Plan Phase 1
= - Proponent: CreateTO, City of Toronto, Waterfront Toronto
D eS | g n C 0 n te Xt . F U tU re EA St re etS Design Team: Perkins&Will, Diamond Schmitt, DTAH

Review Stage: Preliminary Draft Plan
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Design Context: Future EA Streets

McCleary District Precinct Plan Phase 1

Proponent: CreateTO, City of Toronto, Waterfront Toronto
Design Team: Perkins&Will, Diamond Schmitt, DTAH
Review Stage: Preliminary Draft Plan

Broadview Avenue Extension: The “Spine”
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South of Lake Shore (TSMP; 2017)

Dedicated Streetcar
Right-of-Way
Vehicle Traffic Lane
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North of Lake Shore (Phase 3/4 EA; 2023)
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. McCleary District Precinct Plan
P I'O] eCt Approva]. Stage Proponent: CreateTO, City of Toronto, Waterfront Toronto

: : : Design Team: Perkins&Will, Diamond Schmitt, DTAH
DRP Stream : Public land — OPA / Rezoning REVieW Sta e Preliminary Draft Plan

PRE-PRE-APPLICATION CONSULTATION

STAGE 1 REVIEW:
March 2024 | ESEm sy

PRELIMINARY PLAN

PRE-APPLICATION CONSULTATION

APPLICATION SUBMISSION &
CIRCULATION

STAGE 2 REVIEW:
July 2024 wly- PRELIMINARY DRAFT PLAN

PRELIMINARY REPORT TO COUNCIL

RESPONSE TO APPLICANT
STAGE 3 REVIEW:
FINAL DRAFT PLAN

APPLICATION RESUBMISSION

CITY OF TORONTO
DEVELOPMENT APPROVALS

RECIRCULATION, CONSULTATION,
FURTHER REVISIONS, STAFF REPORT

STAGE 3 REVIEW:
FINAL DRAFT PLAN*
PUBLIC MEETING AT CITY COUNCIL

COUNCIL DECISION

15



McCleary District Precinct Plan Phase 1

Sta g e 1 C onsensus C ommen ts Proponent: CreateTO, City of Toronto, Waterfront Toronto

Design Team: Perkins&Will, Diamond Schmitt, DTAH

March 27, 2024 Review Stage: Preliminary Draft Plan
General

« The waterfront has a successful history of leading with landscape in the planning of new
neighbourhood, encouraged the team to strongly consider how this strategy can be leveraged at
McCleary.

« |tis important to establish a clear vision to celebrate the uniqueness of the district — provide a clear
big idea and demonstrate how the design stands out.

« Consider bold ideas in developing the precinct vision, including:

« Prioritization of green space and restore the natural heritage in addition to the industrial heritage
of the site. The site should build on the relationship between land and water - a confluence of
these elements.

« Go beyond the existing street grid and explore a finer grain block pattern and open space
network.

« Expand the network of green spaces.

* Provide clear rationale on the changes from the Port Lands Planning Framework, present studies and
analysis to support the proposed strategies at the next review.

* Provide more information on the energy analysis and sustainability strategy for the district and
consider a bold strategy here.



McCleary District Precinct Plan Phase 1

Sta g e 1 C onsensus C ommen ts Proponent: CreateTO, City of Toronto, Waterfront Toronto
Design Team: Perkins&Will, Diamond Schmitt, DTAH
March 27, 2024 Review Stage: Preliminary Draft Plan

Urban Design

» Reconsider the need for vehicular access between the Commissioners Street Transfer Station Stack
and McCleary Park, consider devoting it to pedestrian only.

« Provide a robust retail strategy at the next review. Consider a concentrated retail area along
Broadview Avenue and McCleary Park.

« Given the width of the future Broadview Street extension, it is important to allocate a high level of
density along the street.

Built form

« Explore building typologies that permit flexible uses while creating a distinctive character for the
district.

« Study the built form in King West as a precedent, create guidelines and zoning that would permit uses
that can be flexible to respond to future market, and floor plates and facades that work with both
retail/ PIC uses, commercial, and residential occupancy.

* |n response to the high-water table of the site, consider the following parking strategies:
« Above-grade parking in the podium that is ‘wrapped’ with other programs.
« Parking structures that can be converted to other uses in the future.



McCleary District Precinct Plan Phase 1

A I"eaS fo r Pa n e I C 0 n S id e rat i 0 n Proponent: CreateTO, City of Toronto, Waterfront Toronto

Design Team: Perkins&Will, Diamond Schmitt, DTAH
Review Stage: Preliminary Draft Plan

Public Realm

* Do you support the proposed design refinements to the District’s street
network?

» For the District Park, what do you believe are the critical factors to inform the
preferred direction between the two options?

Built Form

* Does the variety of building types address the need to substantially increase
residential density while maintaining liveability in McCleary District?

* Are the proposed base building massings appropriate for providing flexibility
INn land use and protecting for a high quality public realm?
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Agenda

RECAP VISION A
BIG MOVES
OPTIONS FRAMIN
DEMONSTRATION PLA
PUBLIC REALM

BUILT FORM
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Vision

nmunity that brings together the many
¥its siirroundings. It will be a mixing ground of

disparate functions and characters of
» mid-rise and combining the residential uses

scale, building type and use, transitioning fi n

that predominate to its west with the Proc tive uses that are focused to its
south. The District will be tied together by a spe blic realm network that
stretches from the renaturalized mouth of the Don Riv park to McCleary Park

and extends nature, water and habitat throughout. McClearyDi
Transit Hub and the new waterfront transit and active transpot
walkable and transit-oriented community.

tyito the East Harbour



Guiding Principles

l.Createacor .(e
community with v homes
for households ofa.  ~=
income levels, incluc.
affordable housing, workforce
housing and family-oriented
housing.

4. Prioritize the pedestrian
experience with a walkable,
varied street network, ground
floor animation and
comfortable microclimate
conditions to promote vear-
round activation of the public
realm.

?_Foster the economic
ment of the waterfront
¥ pianining for PIC uses to
‘nhance ' Port Lands film

aid dizfial claster and promote

new onportunities o srowth
indust

- v v

5. Enhance the ' diger
presence in the PoxrtL: ., by
including First Nations, inuit
and Métis traditions, culture
and worldviews in planning

and implementing the
McCleary District.

3. Incorporate a variety of
building forms that prioritize
design excellence and
sustainability and serve the
needs of the diverse uses in
McCleary District.

0. Support a dynamic and
resii: ommunity with a
blue-green network of open

Spa including a new district
K that complements the

‘ecreational amenities in
McCleary Park and the river

valley.




Big Moves

A bridge between regional parks



Big Moves

Weaving in the river delta



Big Moves

With a civic heart



Big Moves
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Organized around transit



Big Moves

A place to work & create



Big Moves

A bridge between
regional parks

Weaving in
the river delta

A place to
work & create



Area Characteristics







Height Envelope, less park
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Landmarks and Views




Key explorations

Building Types
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Key explorations

Building Types
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Key explorations




To summarize

Consisten J

streets & block
public realm frame
height strategy

total yvield

Explorations

« parklocation

4 - building types
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Demonstration Pl

1: Central Park & Podium-Tower
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MeCleary Park

Turning Basin District
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Demonstration Pl

2: Western Park & Tall-Midrise
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Public Realm: Approach

Movement

Establish a safe, varied and
inclusive experience for all
lesion, users, with attractive and
inviting routes for walking
and cycling, efficient transit,
d logical vehicular

tion and access.

Design with—and for—
nature, making space for
Indigenous approaches to
the public realm with streets
and spaces that are green,
climate responsive, adaptive
and resilient.

and healthy ci

23



Public Realm: PLPF to MDPP, Departures and Refinements

1. Advanced place + place making opps
L

3.

4. Improved pedestrian

5. More complete + greener S

6. Refined retail + animation stra
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Public Realm: Framework

Phase 1: Streets and Block Stru iiil I

s
g

Pinewood

ZA
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Public Realm: Framework

Phase 1: Streets and Block Stru ii|i|
g ®

Pinewood

ZA
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Public Realm: Framework

Phase 1: Streets and Block Stru ii‘il ock Size

IS S-N MaN

Pinewood

ZA



Public Realm: Framework

Scale Precedents, East Bayfront

Corus Quay: 90m x 80m
No mid-block connections

Aqualuna: 40m x 130m
One mid-block connection

-----

28



29

Public Realm: F

Parks + Open Spaces

vied

o

Two District Park options in Civic Block: Central and West.
Will discuss in greater detail later in presentation. Pinewood

ZA



Public Realm: F

Phase 1: Connections

.,

§
ZA
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Public Realm: Framework

Phase 1: POPs

.

i

.."‘~'

ZA
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Public Realm: Fra

Boundary Streets

1ework

Pinewood

..........

7

ZA
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Public Realm: Framework

Character: District Streets

A e A A
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Public Realm: F

Potential Flexible Street Segme
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Public Realm: Framework

Frontages

ZA
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Public Realm: Framework

Address towards Parks + Ope -

----------------------------------------------------------------------------

ZA
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through rainwater collectiénin '
culturally & ecologically appropris
into planting design.

Precipitation

Quayside Public Realm, Inner Streets 60% DD
(West 8 + DTAH)
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4

Embed Indigenous Perspectives: Directions & Opportunities

_

= -

EeirEL

B e

Ethennonr.lﬁuwahs'ﬁ'hn'én' Park (c! DTAH, Midhael Belmore) 3
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District Park

Confederation Beach Sports Park, Hdmilt‘;n. ON (c. E*.H} " Waterloo Porke A --ti.n";lTX(c-, MAVA, el — : i eatocinto Parkgl Paso, TX (c. SWA)
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District Park: Key Factors Considered

Size: minim
Ability to acco fate reation uses
Adjacencies + views
Noise + air quality
Microclimate / thermal comfo
Grading

Implementation timing

Don Roadway HONI corridor

41



42

Local Park, PLPF: Does not meet District Park area requirements

Local Park Area: 7,000sm
District Park: 7,500sm minimum

ZA



District Park, Option 1: Central Park

s — 3 =

e s ssseaibs -

9,300sm park

District Park Area:
2,600sm school yard
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Western Park
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District Park, Option 2

vz

2,600sm school yard

9,300sm park

District Park Area:



District Park, Option 2: Conceptual Grading
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Section: E-W, from River to Saulter Street

L A A

SECTION B-B: PROPOSED PARK - BLOCK 2 LOCATION
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Section: E-W, from River to Western Park s e g )
et
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Broadview Plaza _
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Broadview Plaza

Local Toronto Scale Comparisor

quare Wychwood Park

Broadview Alexander the Joseph Piccininni Parliament Plaz
Plaza Great Park Community Plaza East Plaza
0.14 ha 0.05 ha 0.07 ha 0.12 ha 0.22 ha

Proposed MDPP Danforth Corso Italia Quayside Old Toronto orkville Wychwood
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Don Roadway: River’s Edge to Civic Plaza
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Streets: for Nature + Public Life

o Bell St_raet-Pélrk. Seattle, WA (c. MIG)




Streets: Design direction, PLPF/TSMP

Green Streets

« Advance the visible water theme

nd SWM strategy
re than trees: open planters,
osW , and urban channels with
ob ing

* Generous pede

* Space for animation/p

a
|
« Safe cycling infrastructure

* Right sized travel lanes

53



Streets: Design direction, Precinct Plan

Test and confirm dif _. Develop options for
street rights-of-wa ‘next practice’ Toronto streets

* Explore narrower dimen
PLPF/TSMP

* Rationale: reduce carbon foo
more efficient use of land, enhan
pedestrian scale

efer to latest local and beyond
st practices

ign
urr
Pr

and advance City’s
efforts

street design



Streets: Lessons Learned_East Bayfront

2012: Dockside Drive (West 8 + DTAH) 2016 Merchants Wharf, Bayside (West 8 + DTAH)

2017: Edgewr::tEr Drive, Bayside (FORREC + Balsley)

55



Streets: Lessons Le

Current/2024: West 8 + DTAH

rned_Quayside Inner Streets (60% DD)

. Evapotranspiration

Precipitation
Gorvannsnne

¢ o \STREET 'D'

PR

Rendering of Inner Street Grove concept (West 8 + DTAH)
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Street Network

Major Stree

Lakeshore Boulev

aector Streets Inner Streets

eet Villiers Street

Don Roadway* 2)** New N/S Street

Commissioners Street**

Broadview Avenue**
New E/W Street**

* Design Completed, Construction Underway
** Subject to future Municipal Class EA process
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Street Rights-of-W

18.5m 20m
TSMP: Z5m, - 20% TSMP: 530m, - 33%
BIVdE . |

----------------------------------------------------------------------------

Pinewood

!

18.5m

TSMP: 24m, - 23%

McCleary
Park

“1S 2NNPNOY MIN

ZA
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Villiers Street (24m): Existing




Local Street (23-2 ): PLPEF/TSMP

New N/S Street and Villiers Stree
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Saulter Street (30m):




Saulter Street (20 m): Typical 2+2_PLPF/TSMP Adjusted
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Saulter Street (20n
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E-W Street (23m)

PLPE/ TSMP*

View looking west
IR

]

* Subject to future Municipal Class EA process



E-W Street (23m):

View looking west

[DDD‘CID

* Subject to future Municipal Class EA process

Blue-Green_Bikes + Bio-Swales®
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E-W Street (23m):

View looking west

[DDD‘;ID

* Subject to future Municipal Class EA process

Blue-Green_Slow, Shared, Max Green®

68
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MDPP Intensification & Improvement

72

school gets schoolyard
internal street RO.W.s

Enlarged built form potential
- Reduced built form potential
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MDPP Intensificat

block interiors filled ou
courtyard residential.
retail

on & Improvement

73
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MDPP Intensification & Improvement

74

block interiors filled ou
courtyard residential.
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MDPP Intensification & Improvement

add tall buildings (40

75

o)
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MDPP Intensification & Improvement

add tall buildings (40 jon)




MDPP Intensification & Improvement

77

increase tall building he
height peak at land
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MDPP Intensification & Improvement

increase tall building he
height peak at landmg




MDPP Intensification & Improvement

tower forms varied alo aokeshere
minimize shadow imp oard bedrooms

79
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MDPP Intensification & Improvement

tower forms varied alo
minimize shadow imp

_ = F_

Lakeshore Multi-Use Path Shadow Study

Street View oMassing Envelopef Proposed Lakeshore



MDPP Intensification & Improvement

81

podium heights adjust

81



MDPP Intensificat

podium heights adjust

on & Improvement

82

b. Inthe absence of a consistent streetwall height context,
provide a minimum base building height between 10.5
metres and 80% of the adjacent street right-of-way width
(A), up to a limit of 24 metres® in height.

Additional base building height may be appropriate with a
stepback of at least 3 metres, provided that the total height
does not exceed 100% of the adjacent street right-of-way
width (A), up to a limit of 24 mefres” in height.

“Mote: 24 meltres equals approxemately 7 storeys for a mixed-use building (gssuming

4.5m first loor and 3m for all other floors) or G storays for a commaercial-only building
(assuming 4.5m first floor and 3.6m for all othar floors).

"Excerpted from City of Toronto
Tall Building Design Guidelines

82



MDPP Intensification & Improvement

podium edges refined light to sidewalks
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MDPP Intensification & Improvement

podium edges refined light to sidewalks
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Street View of Proposed New E-W Street Massing Envelopé*




MDPP Intensification & Improvement

85

residual Phase 2 develo
new civic space creatg

85



86

MDPP Intensification & Improvement

residual Phase 2 develo
new civic space create

View of Hearn Stack



MDPP Intensification & Improvement
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Don Roadway = Broa e focused

intensification
widened street wall
overall +2/3rds resi

87



MDPP Intensification & Improvement

Broadview Avenue foc
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Demonstration Plan 1: Central Park & Podium-Tower
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Demonstration Plan 2: Western Park & Tall Mid-Rise
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Precedents (Framed Views)

New Proposed Civic Space ¢
Broadview Avenue
50-920m width x 145-170

16-18 storey tall flanking
tall mid-rise buildings + towe

~ BOUCHETTE STREET

SALILTER STREET |
i
T 1 I B (el ]

Lo

il

o,

Proposed McCle

University Ave (South of Queen)
40-60m width x 210m length

Flanking building heights vary
(9 /14 commercial storeys tall)

- —

= 1Y g
I, to: James KM Eheng Architects
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Precedents (Tapering Civic Space Flanked w/ Tall Mid-Rise Bldgs)

June Callwood Park _
50-65m width x 150m lengtt

N - : \ e
: e i e . ¢!
Il 1 3 ' -

15/16 storey tall flanking tal
mid-rise buildings + towers

il

N

Berczy Park
60-100m width x 135m length

Varied flanking building
heights (up to 21 storeys)
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Precedents (Recent Tall Mid-Rise)

k’ % b I e ' W A. Spadina Ave at Fort York  D. Bathurst Ave at
|| ¥ . R A~~~ Bivd Front/Niagara St

| 50m street W x 65m bldg L 30m street W x 105m bldg L
16 storeys 15-19 storeys tall
B. 629 King St W
24m street W x 75m bldg L E. 370 Queen’s Quay w
15 storeys (Tower 3)

B n/a street W x 60m bldg L

A thurst Ave 21 storeys tall
TN, R et W x125m bldg L

| | reys tall £
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Precedents (Tall Mid-Rise w/ Expressed Setback)

A. 318 Wellington St W
+ 20m street W x 50m bldg L
16 storeys (6 at street)

’ ok H - B ~§ / B.123 Portland St
e et A -MlsCw | a & 20m street W x 22m bldg L
1 Etﬂ.LlJ 'J-'_!____ 2= ot <y O S T gt B QR s (88 14 storeys (8 at street)

_ C.The Well

Wellington St W

fistreet W x 100m bldg L
s (7 at street)

D. 520 Richmond St W
21m street W x 30m bldg L
15 storeys (7 at street)

94
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Park Options — Built Form Analysis

Central Park Opti
Shadow Impact -
Residential Yield Potential - sli
Retail Potential - slightly improved ( + visibility)

Building Service Access - slightly worse (
W streets)

Cess

Proposed Elementary School Location Impact - wors
hydro tower + busy road adjacencies)

SS Cce

OVERALL slightly worse, but built form is not a major determining fg¢

95
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Built Form
* Does the variety of building types address th
density while maintaining liveability in McCl

* Are the proposed base building massings appro
and protecting for a high quality public realm?

inements to the District’s street network?
are the critical factors to inform the preferred

increase residential

ility in land use
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Appendix

Public Z:D




Public Realm: Framework

Retail and Animation 0

ZA
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Public Realm: Framework

Site Access

ZA
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b
-~ -
- Fa -
g ...ll.-..l.

Street ROW |/

Top of Bank

Influence of River, Don Roadway, HONI, FPLF

These conditions influence both public realm and built form opportunities






Sunlight on Parks Analysis

..-.

WILLIERS STREET

—-————-————————-_.-"‘-_‘
A

: o
= =
£ =
L E !
s E 3
Ll
’ =l
I
I MEW E-W STREET
1
i
I
L}
\
i
COMMISSIONERS STR
I

LN

MEW N-5 STREET

VILLIERS STREET

SALILTER STREET

A,

STREEI'

Wi 7,

DNERS STR

— |
Ei\ITlLAiFAﬁK OPTION

Hours
1100«
1082
1064
1046
1028
1010
992
974
956

938

<920

102

WILLIERS STREET

---_-——-'-—'—-‘-‘.“-j

DO ROADWAY
—SAULTER STREET

NEW E-W STREET

COMMISSIOMERS STREET

—

VEST PARK OPTION

Note: Study period is 184 days (from spring equinox to fall equinox) consisting of 10:18am to 4:18pm each day for a total of 1104 hours. Red zones with green outlines represent

100% sun exposure over the study period. Darkest blue areas indicate an average of one hour less direct sun exposure per day over the study period (1104 -

184 = 920).



alysis  Lakeshore Blvd Multi-Use Trail (12:18pm) ™

Shadow Impact /

Base
Scheme

VILLiERSTREET



A b=
LAKE SHORE BLVD

BOUCHETTESTREET

'Sc!heme

| Bﬁsé .

BOUCHETTESTREET




Shadow Impact 2

alysis New Park (10:18am)

, b
LA 4L SHORE |

LAKE SHORE

VILLERS STREET

wuny
= | B

%h—-- --—_--—_,"-J

“SAULTER STREET
SAULTERSTREET

L
b
DON ROADWAY.
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[ — = EJ L e I~
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|
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Conceptual Residential Tower Floor Plate Study

1120 S FLOORPLATE
"FAT TOWER®

750m? FLOORPLATE OUTLINE

SHOWN IN DASHED LINES
) S

850m? FLOORPLATE ! \

Sl

igiv]

]

<
B<IB4 I_ i

R0

SHOWN [N DAS

L 75050

a100

Floor pldtes exceeding approximately 22m in width add GFA almost entirely at the core. The City of Torontos A completed 866sm tower floor plate example exceeding 22m in
2015 Affordable Rental Housing Guidelines require all bedrooms to have direct access to sunlight. Planning each direction with corresponding inboard bedrooms highlighted.
tower locations using 850sm floorplates 22m in width promotes high quality housing development. All non-corner 2+ bedroom units rely on indirect “borrowed light".




Street Level Views

/

4

I

e

/|

—

View Looking North Along Broadview Towards East Harbour




Street Level Views
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