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Strategic
Quality Homes:
Plan Priority:
 Improve Building Conditions


Maximize Land Value and Expand Housing Options for current
and Future Residents



Maintain the Condition and Quality of New and Repaired
Buildings

PURPOSE
To provide a final report on the project
completion of Railway Lands Block 32.
RECOMMENDATIONS
It is recommended that the Building and
Investment Committee receive this report for
information and forward it to the Board of
Directors for information.
INTRODUCTION AND PROJECT OVERVIEW
Railway Lands Block 32 is the rental
component of Toronto Community Housing’s
Railway Lands development, which consists of
427-units of rental housing (Block 32), 369
market condominium units (Block 36 South),
the new 99th branch of the Toronto Public
Library (also on Block 36 South), a potential
100+ unit affordable homeownership project
(Block 36 North) and two new City of Toronto
Parks, Mouth of the Creek Park (Block 36
North) and North Linear Park (Block 32). Block
32 is bounded by Fort York Boulevard to the

Block 32, as seen from Canoe Landing
Park, looking north-west
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south, Queen’s Wharf Road to the north and west, Dan Leckie Way to the east (see
Attachment 1).
Block 32 is now complete and, despite staffing and other issues discussed in this report, it
is very successful for TCH from both a financial perspective and the quality of the end
product for our residents.
Block 32 is a 41-storey, 427-unit family affordable rental apartment building with a GFA of
518,627 square feet. The building features approximately 7,115 square feet of at-grade
non-residential floor area, 196 resident parking stalls on one level and 35 visitor stalls
(including two ZipCar car share spaces).
The project has three main components:
1. A 41-storey tower building with the municipal address 150 Dan Leckie Way
2. A 9-storey south podium building with the municipal address 146 Fort York
Boulevard
3. A 10-storey north podium building with the municipal address 125 Queen’s Wharf
Road
In addition, the project features 34 at-grade units, each with its own municipal address and
five retail units along Fort York Boulevard. The main retail space is leased to Tim Horton’s,
the additional retail spaces are leased to Toronto Arts Council for nominal consideration for
seven years, to satisfy the project’s public art requirement. At the end of the Toronto Arts
Council lease in 2020, these four additional retail units can be leased for full market value.
Building Program
The project is intended to provide family rental housing in Toronto’s downtown west. Over
50 percent of the units at Block 32 are 3, 4 and 5 bedroom units (see Table 1). The project
is partially funded through the Federal-Provincial Investment in Affordable Housing
Program (IAHP) and consists of 137 rent-geared-to-income (RGI) units and 290 new
affordable rental units, with rent levels set at 100 percent of the CMHC average for the City
of Toronto. The 137 RGI units that are included in the project represent new subsidized
housing for families on the City of Toronto’s social housing waiting list.

Unit Type
Rent
Geared to
Income
New
Affordable
Rental
Total

Table 1: Unit Type and Rental Structure
1 BDRM 2 BDRM 3 BDRM 4 BDRM 5 BDRM

TOTAL

32

39

39

26

1

137

11

126

126

26

1

290

43

165

165

52

2

427
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Please refer to Attachment 2 for the building program overview. The project is designed
and constructed to achieve LEED Gold certification and Toronto Green Standards and
includes a geothermal heating and cooling system. The building contains a community
hall, a communal kitchen, playrooms, day-lit laundry facilities and an outdoor courtyard
with splash pad and community barbecues. Glazed corridors organized at the perimeter of
the building, shared amenity spaces and large townhouse-style multi-level units encourage
a sense of community and family living in the development (see Attachments 3 and 4).
Financial Results
At its May 2010 meeting, the TCH Board of Directors approved a total budget of
$113,016,605 for the Railway Lands, Block 32 project (TCHC:C2010-50). This budget
forecast was updated in November 2010 (TCHC:C2010-125). As seen in Table 2, the
project came in significantly (7.24 percent) under budget.
Table 2: Capital Budget Review
Variance
2010 Block 32
USE OF FUNDS
2014 Actuals
Business Plan
($)
(%)
Infrastructure
$0
$2,989,742
$2,989,742
n/a
Hard Costs
$100,724,724
$88,317,598 -$12,407,126 -12.32%
Soft Costs
$7,266,644
$8,509,128
$1,242,484
17.10%
Financing Costs
$2,034,418
$2,302,407
$267,989
13.17%
Un-refundable HST (1.76%)
$2,000,000
$1,797,292
-$202,708 -10.14%
TOTAL USE OF FUNDS
$112,025,786 $103,916,167 -$8,109,619
-7.24%
SOURCES OF FUNDS
City, Federal, Provincial
Grant Funding
Bond B
Proceeds from Library
District Inc.*
TOTAL SOURCES OF
FUNDS
NET CASH POSITION
(Sources LESS Use)

$41,106,484

$36,089,284

-$5,017,200

-12.21%

$58,777,554

$58,600,000

-$177,554

-0.30%

$16,476,786

$17,287,361

$810,575

4.92%

$116,360,824

$111,976,645

-$4,384,179

-3.77%

$4,335,038

$8,060,478

$3,725,440

85.94%

Note: These include $8.32 million in land value, plus TCH’s share (55 percent) of the project
projected profit.
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From Table 2, comparing the November 2010 project business plan to the actual
performance of the project, the following observations can be noted:


Infrastructure cost obligations, such as the construction of a new municipal roadway
that frames the block (Queen’s Wharf Road), that were a condition of the transfer of
the lands from the City of Toronto to TCH in 2007 were not contemplated in the
original business plan.



Consultant fees and other soft costs, including the Toronto Catholic School Board
development levies, which were not waived, were 17.10 percent over budget.



Financing costs were also 13.17 percent higher than originally anticipated.



Construction costs were $12.4 million or 12.32 percent less than projected.



Overall, the project was delivered $8.1 million or 7.24 percent under budget.



Funding from government sources, including the IAHP program funding, as well as
promised funding from Section 37 grants, etc. came in at 12.21 percent less than
originally anticipated.



Funds generated from the joint venture condominium development with Context
Developments Inc. are anticipated to be 4.92 percent higher than projected.



As a result of the lower costs of delivery and the higher returns from the market
component, the Block 32 results in a surplus cash position for TCH of $8.1 million,
an increase of 85.94 percent over the November 2010 project business plan.

The project was delivered ahead of schedule, with first occupancies occurring in
September 2012, instead of the originally anticipated November 2012, and under budget,
making it a very successful project for TCH from a financial perspective.
Current Status
Block 32 was fully occupied in April 2013. Deficiency work is largely complete, with the
exception of Schindler elevator deficiencies, some metal work (currently in fabrication) and
minor mechanical work. Staff do not expect further major expenses to the building budget
other than rectifying outstanding invoices. As mentioned, all of the retail spaces in the
building are leased and occupied.
A LEED Certification application has been submitted to the Canada Green Building
Council. A LEED Gold certificate is expected to be received late 2014.
The newly constructed Queen’s Wharf Road is in the maintenance period and will be
assumed by the City of Toronto in 2015. As well, some soil remediation work is still
required on the North Linear Park and Mouth of the Creek Park properties, prior to transfer
of these lands back to the City of Toronto in 2015. This work is underway and is
anticipated to have minimal impact on the reported total project costs outlined in Table 2.
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LESSONS LEARNED
Building Design and Programming
Block 32 has a complex building design, with three entrance lobbies, that has proven to be
difficult to manage. The sheer size of the project, with 427 units, poses an additional
property management challenge. For example, in Regent Park, new buildings are limited
to a maximum of 200 units, with the majority of projects consisting of less than 150 units.
Circulation within Block 32 is complicated, with skip-hop elevator stops on every second
floor of the podium buildings. As well, the organization of the units results in long hallways,
something avoided in TCH’s newer project designs. The building has received many
accolades for its beautiful design; however, as a result of the complex design, there are
areas of the building that seem labyrinthine and that may pose security challenges in the
long term. For future developments, it is advised that projects have a simpler design with a
single entrance for controlled access, a more manageable number of units (e.g. 100-200
units) and more easily navigable circulation.
Unit Sizes
The average unit size in Block 32 is over 1,100 square feet. This is due to the unit mix
featuring a large proportion of 3, 4 and 5 bedroom units, as well as very generous unit
designs. The podium buildings feature predominantly townhouse-style, multi-level units
and the skip-hop design, with corridors on alternate floors, allows some circulation areas to
be transferred to individual units. Although the project performed very well from a
construction cost standpoint, the inefficient unit design results in increased construction
costs per unit. It is recommended that future buildings strive to achieve better building
efficiencies with more efficient unit designs to further reduce construction costs.
Amenity Space Design
The amenity spaces at Block 32 are very large and over-designed with too many spaces
requiring programming. The 7,330 square feet of amenity spaces include a community
hall, community kitchen, billiards game and multi-purpose room, rooftop community
planters and gardening room, as well as an outdoor terrace with community barbeques. It
has been a challenge to manage the variety of amenities. As a result, the current property
manager significantly restricts resident access to these spaces (including the barbecues,
which have never been used). In future, it is advised that amenity spaces be designed to
be simple and flexible, with minimal expensive equipment and features. A priority is to
provide residents with high quality meeting spaces that are easy to manage and to
maintain.
Project Turnover Process
The Development Division has developed a standard project turnover process, with
monthly ‘pre-occupancy’ meetings beginning one year prior to building occupancy and
continuing for six months post-occupancy, in this case from September 2011 to September
2013. Staff from TCH’s Development, Asset Management, Finance, Public Affairs,
Relocation, Leasing, IT, Smart Buildings and Energy Management and Facilities
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Management Divisions attended these meetings, as well as the construction managers,
Bluescape Construction Inc. Unfortunately, because of the environment at TCH in the
period from 2011 to 2013, there were many staff changes within almost every division
involved in the turnover process, such that there are almost no staff remaining at TCH who
were part of the project at the outset. This results in a lesser ability for TCH to operate a
sophisticated project like Block 32 and compromises preventative maintenance
procedures, which triggers a higher rate of depreciation of the asset.
Contract Management vs. Direct Management
At the outset of the project turnover process, there was a debate within Asset Management
as to whether the project should be directly managed by TCH staff or contract managed by
a third party. The decision to have the building managed by a third party was made very
late in the process, with the RFP for a property manager only being issued in August 2012,
with first occupancies taking place in September 2012. In fact, when the first residents
moved into Block 32 on September 1, 2012, the contract for DEL Management Solutions
Inc. had not been executed and DEL was not in place until September 5, 2012, five days
after the first residents moved in. As a result, the property manager was not at the table
throughout the 12-month pre-occupancy process and was not familiar with the building,
systems and amenities.
There is much to be learned from this project in terms of how TCH structures its contracts
with third-party managers to ensure that our interests are properly aligned. It is our belief
that this area of our contracts needs a lot of work. Alternatively, TCH should consider
bringing all contract managed buildings back to in-house or direct management.
It is highly advocated that TCH maintain direct management of all new developments to
ensure proper coordination, maintenance and operation of new buildings. With contract
management, the boundaries of responsibility are not clearly defined and it is strongly felt
that a third-party may not take the same pride in the new building.
TCH Staff Turnover
In addition to staff turnover in all of the TCH divisions involved in the project turnover
process, Block 32 experienced staff turnover within the Development Division staffing, with
three different Development Managers, three different Construction Managers and four
different Chief Development Officers over the duration of the project (from 2009 to 2013),
causing the project to suffer a lack of consistency and point of contact. Delays in rectifying
outstanding issues have been exacerbated by the lack of consistent staffing.
Inter-divisional Communication During Design Phase
Improved communication between Development, Community Health, CSU, Facilities
Management and Asset Management during the design stage of the project may prevent a
number of issues that arose after project completion relating to architectural, mechanical
and electrical building components. During the design phase, it was a struggle for the
Development Division to obtain timely review and response from other divisions, which
resulted in some issues being rectified after building completion at a premium cost to TCH.
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For example, 31 security cameras were added after the project was complete and CSU
could walk through the building.
It is a current practice of the Development Division to liaise with many divisions during the
design development phase, culminating in a single project review meeting to receive
comments from all Divisions, prior to proceeding to detailed design. TCH should continue
to seek ways to engage with the different divisions that will manage, maintain and operate
new buildings during the design stage. At the same time, senior staff in those divisions
must make it a priority to review the design and provide timely feedback, to avoid problems
with the design later on in the development process.
Elevators
In addition to the three entrance lobbies, Block 32 has three elevator cores serving the
tower, north and south podium buildings, for a total of seven Schindler elevators. Frequent
elevator breakdowns and service calls have been experienced in the project since
occupancy, including one elevator cab in the 41-storey tower being out of service for over
three months, due to a part that could only be sourced from Europe. During this period, the
second tower elevator intermittently had issues trapping residents in the cab. It has been a
struggle to work with the elevator manufacturer Schindler, and to this day there remains
outstanding deficiencies that Schindler has yet to address.
For Block 32, TCH did not retain an independent elevator consultant. This is now a
standard practice for projects under development. As well, in future, staff should work with
the elevator consultant to ensure that the elevators included in a project are manufactured
in North America and that there is a North American source for integral elevator
components.
Merits of LEED Accreditation
TCH is committed to building sustainable buildings as part of its development program.
Sustainable features are good for the environment and, more importantly, reduce
operating costs for TCH over the long-term. It is recommended that sustainable building
design remain a priority; however, the onerous, lengthy and costly (approximately
$200,000) LEED accreditation process should not be undertaken in future. By committing
to building projects that comply with Toronto Green Standards Tier 2 going forward, TCH is
maintaining its commitment to sustainability without incurring the additional cost of LEED
accreditation.
As well, every sustainability feature included in a project should consider the upfront
capital costs, versus long term operating savings. For example, the geo-thermal system
included in Block 32 will save money over the long term, but required the additional cost of
the installation of a more conventional boiler system, in case of failure. At that point, the
Development team should ask whether the long term cost savings merit the installation of
the redundant system.
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Project Coordination Issues
Finally, there were several coordination problems among the different disciplines involved
in the design of such a complex building. In particular, a lack of coordination between
structural and mechanical engineers resulted in headroom issues in the main elevator
lobby of the tower, 150 Dan Leckie Way, as well as at the P1 level. The lack of
coordination may be a result of staff turnover in the Development Division, as well as an
over-reliance on outside expertise to carry out the role of owner-oversight. In addition, the
hiring of a design architect (Kuwabara Payne McKenna Blumberg Architects) teamed with
a different architecture firm for the working drawings (IBI Page and Steele Architects) may
also have contributed to coordination challenges. In future, it is suggested that TCH
consider hiring a single architecture firm that can produce its own working drawings to
ensure there is a single entity responsible for coordination from the beginning to the end of
a project.
CONCLUSION
While there are quite a number of valuable lessons learned from this project, on balance it
is a success story for TCH for which we should all be proud. Block 32 was delivered ahead
of schedule and under budget. The project has been praised in both the development and
the design industry. Residents want to live in TCH’s Railway Lands.
“Greg Spearn”
Greg Spearn
Interim President and Chief Executive Officer

Attachments:

1:
2:
3:
4:

Railway Lands Context Plan
Building Program Overview
Article from Canadian Architect, November 2013
Article from Globe and Mail, April 4, 2014

Staff Contact:

Heather Grey Wolf .......................................................... 416-981-4354
Director, Development ...............heather.grey-wolf@torontohousing.ca
Kristy Wung .................................................................... 416-981-4196
Associate Construction Manager ........ kristy.wung@torontohousing.ca
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Attachment 1:

Block
36N
Block
36S:
LDI
Condos

99th
TPL

Block 32:
TCH RGI & New
Affordable Rental
Housing

Fort York Boulevard

Block 37

Block
36

Block
32

Block 33

Dan Leckie Way

Mouth
of the
Creek
Park

Queen’s Wharf Road

North Linear Park

Bathurst Street

Fort York

Railway Lands Context Plan and Map
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Attachment 2
Building Program and Overview

Architect
Development
Manager
Construction
Manager
Height
Units
Parking
Residential GFA
Retail GFA
Indoor Amenity
Area
Outdoor Amenity
Area
Total GFA
Amenities

Sustainable
Features

Building Program and Overview
Kuwabara Payne McKenna Blumberg Architects in association with
Page + Steele / IBI Group Architects
Context Development Inc.
Bluescape Construction Management Inc.
41 Storeys
427
231 underground parking spaces, 206 bicycle parking spaces
511,512 sq. ft.
7,115 sq. ft.
7,330 sq. ft.
21,690 sq. ft.
518,627 sq. ft.
 Community hall, which provides a meeting space and opportunity
for social gatherings
 Community kitchen
 Billiards game and multi-purpose room
 Rooftop community planters and gardening room
 Outdoor terrace with BBQ
 Building energy performance exceeds 40% energy cost savings
when compared to the M.N.E.C.B reference standards
 Over 50% of the roof area is green roof or roof top garden
 Water-saving plumbing fixtures
 Ground source heat pump used to heat and cool the building
 Heat-recovery unit in every unit
 Energy-efficient lighting fixtures
 Energy Star appliances
 A three-chute garbage system for waste diversion
 4 publicly accessible ZipCar spaces in visitor parking
 Carbon dioxide sensors and alarms
 Green housekeeping program including staff training, visitor tours
and using Green Seal-certified cleaning products
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