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Condo Consultation - Phase 1 Consultation Summary Report

Executive Summary
The health of Toronto's condo communities is critical to the future health of our city as a whole. With
the number of new condos quickly changing the face of Toronto, there's a lively and high profile
discussion underway regarding what impact these condos will have/are having on the people living
in the condos as well as on the broader city. In January 2013, the City of Toronto launched a twophase public consultation process to engage people on a range of issues related to city planning and
condo living. The City of Toronto retained Swerhun Inc. to conduct stakeholder and public
engagement processes. In addition, the City retained R.E.Millward and Associates, Planning
Alliance, and Halsall Associates to provide technical advice and inform recommendations to improve
life for condo residents. The key objective of the engagement process is to seek feedback that will
support the City’s efforts to develop policy recommendations that will improve life for condo
residents.
Phase 1 of the consultation ran from February through March 2013. In total, over 1,500 people
provided feedback through five public meetings, industry and resident group stakeholder working
sessions, an online survey, and other communication with the project team. A number of clear
themes emerged in the feedback received, including one high-level key message:
There is an overarching need to coordinate city planning with the provision of all types of
infrastructure (transportation, transit, parking, parks, recreation amenities, hydro) to ensure
neighbourhood planning is done at the neighbourhood level, not condo by condo, and that
infrastructure can handle the increased density.
Ideas to address this issue included: more neighbourhood planning for buildings, ensuring that there
is enough new infrastructure to support the new and existing residents, using knowledge of
development applications to time and drive improvements to public works and infrastructure, and
most importantly to create an emphasis on “City Building,” not discrete developments.
Beyond this message, thirteen other key themes emerged. For the purpose of this report, all
consultation feedback and issues have been grouped into three categories:

1. Community around the Building
2. Physical Building
3. Community Inside the Building
These key themes were identified at each public meeting, and frequently in the written feedback and
other forms of input received throughout the process, which included worksheets collected at the
public meetings, email and telephone feedback, survey responses, stakeholder meetings with
residents, and all other communications. The online survey was posted following the first round of
public meetings, in order to confirm and expand on the issues raised during the meetings.
The order in which the feedback is listed in this report is not based on a formulaic quantitative
analysis. In this section, and the section that follows, the issues have been organized to reflect
approximate frequency, with the issues and solutions raised the most frequently at the top and other
listed in descending order. All feedback received has been provided to the City of Toronto Planning
Division in full.
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Top themes from Round 1 of the Condo Consultation:
Community Around the Building
1. Congestion
2. Lack of visitor parking
3. Lack of bike parking
4. Lack of community engagement in planning re: use of Section 37 funds and the Ontario
Municipal Board (OMB) being unaligned with the community
5. Negative impact of new construction (dust, noise, traffic)
6. Buildings are too tall and lack creative design
7. Lack of amenities for dogs (Downtown)
8. Lack of green space (Downtown)
Physical Building
1. Poor building materials and design
2. Lack of visitor parking
3. Lack of bike parking
4. Buildings are too tall (Downtown, North York)
Community Inside the Building
1. Condo Board Governance Issues
2. Condo residents taxed disproportionately to services received
3. Issues related to Condo turnover and the Building Code

These top themes are indicated via a yellow highlight throughout the report.
Finally, the framing of the consultation should be considered when reviewing the feedback
received. Condo occupants were asked to identify the issues they were experiencing while
living in condos, but were not asked to identify things that were working well (though some
examples of this did come out via discussion). As the survey results show, some issues
identified by condo residents were not experienced by a large number of participants or in any
absolute amount that would indicate that the issues are pervasive. Other issues were identified
more consistently by geography, and do not apply to condo living in all parts of the City. In this
sense, the survey element of the consultation played an important role in quantifying the issues
that were experienced the most frequently, and also to provide a balance of views in cases
where a majority of residents did confirm an issue that was raised in a public meeting or via an
email.
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1. Project Background – Condo Consultation

Toronto is a prosperous and growing city in a growing region. Today the city is facing a number
of issues related to condo life, some of which are related to the unprecedented levels of
development and growth. In repose to this trend, the City has undertaken this study to look at
changes to the condominium, planning and other municipal regulations and programs to address
issues and problems associated with the way people are living in condos.
The key objectives of the engagement process are to seek feedback that supports the
City’s efforts to identify the quality of life issues existing in condos today and to
determine solutions to mitigate them.
The consultation is happening in two phases (see graphic below), with Phase 1 taking place
from February to March 2013.
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Overview of Consultation Phase 1
The purpose of Phase 1 of the consultation was to seek feedback in two key areas:




To identify issues experienced by people living in condos
To identify who is responsible for managing these issues

The consultation process included a number of different communications and outreach
activities. A drop-in session was held for the City Councillors and the discussion guide was provided
to all Councillors so it could be posted on websites, and included in newsletters. The invites were
sent to resident groups, property managers, builder and developer groups, and to BILD Toronto.
Tweets were sent via the Toronto Communications account, a city press release was sent out and a
project webpage was created and promoted.
These activities resulted in feedback being provided by approximately 1,500 people from across the
city. The Phase 1 consultation included:

Activity

Number of Participants

Five public meetings:
Tues Feb 12, 2013 (Downtown)
Wed Feb 20, 2013 (Scarborough)
Thurs Feb 21, 2013 (Etobicoke)
Wed Feb 27, 2013 (North York)
Tues Mar 5, 2013 (Ward 23)

400 (this is an approximate number since 370 people
signed in at the meetings, however there were
participants who chose not to sign in)

Working Session with Builder
and Developer Stakeholders
Feb 11, 2013

20 organizations sent representatives

Downtown Resident Groups
Meeting
BILD Toronto Presentation

12 organizations represented

Twitter @TorontoComms

12 tweets

Email submissions and letters

40

Survey responses

600

Note all five individual public meeting summaries are included in the
Attachments (under separate cover)

The Stakeholder Working Session summary is included in the
Attachments (under separate cover)

30 BILD attendees

Total participants who provided 1,500 (approx.)
feedback during Phase 1
4

A discussion guide was created to set up the narrative for the consultation and to help organize the
feedback into the three major groupings: Community Around the Building (below in green and grey),
Physical Building (in red), and Community Inside the Building (yellow).

Pages one and two of the discussion guides are shown below and the full discussion guide is
included in the attachments to this report (available under separate cover and online at
http://www.toronto.ca/planning/condo_consultation.html.

Discussion Guide Pages 2 and 3.
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Public Meeting – Scarborough Civic Centre
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2. Key Themes in Feedback Received
Issues related to living in condos were grouped into three general categories:
1. Community around the Building
2. Physical Building
3. Community Inside the Building
Question posed to consultation participants:
Please list the type of issues you experience in each of these areas and your ideas to address them,
if any.
Results
There was considerable consistency in the responses provided by participants, with a few
exceptions based on geographic location.
Many participants at the public and stakeholder meetings explained these results. From their
perspective, the high-level key message is:
There is an overarching need to coordinate city planning with the provision of all types of
infrastructure (transportation, transit, parking, parks, recreation amenities, hydro) to ensure
neighbourhood planning is done at the neighbourhood level, not condo by condo and that
infrastructure can handle the increased density.
Ideas to address this issue included: Create higher thresholds for buildings while ensuring that there
is enough new infrastructure to support the people in the new developments. Use knowledge of new
development applications to time improvements to public works and infrastructure so as to support
increasing populations. Generate an emphasis on “City Building” among developers’ not discrete
developments.
Beyond this message, thirteen other key themes emerged. For the purpose of this consultation, all
consultation feedback and issues were grouped into three categories:

1. Community around the Building
2. Physical Building
3. Community Inside the Building
These key themes were identified at each public meeting, and frequently in the written feedback and
other forms of input received throughout the process, which included worksheets collected at the
public meetings, email and telephone feedback, survey responses, stakeholder meetings with
residents and all other communications. The online survey was posted following the first round of
public meetings, in order to confirm and expand on the issues raised during the meetings.
The order in which the feedback is listed in this report is not based on a formulaic quantitative
analysis. In this section, and the section the follows, the issues have been organized to reflect
approximate frequency, with the issues and solutions raised the most frequently at the top and other
listed in descending order.
The information presented is what was heard at the meetings or received in the responses to the
survey. It is presented here without editorial, and its inclusion does not indicate that City Staff or
project team members agree with it, or support or endorse possible ideas to address the issues.
All feedback received has been provided to the Toronto City Planning Division.
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3. Detailed Feedback
The following feedback is grouped into the three sections: Community around the Building, Physical
Building and Community Inside the Building.
Additionally, each of these sections is broken down further into topical areas, as listed in each
section.

Community Around the Building
As listed above, the top key issues that emerged in “Community Around the Building” are:

1.
2.
3.
4.
5.

Congestion
Lack of visitor parking
Lack of bike parking
Negative impact of new construction (dust, noise, traffic)
Lack of community engagement in planning re: use of Section 37 funds and
the Ontario Municipal Board being unaligned with the community
6. Buildings are too tall and lack creative design
7. Lack of amenities for dogs (Downtown)
8. Lack of green space (Downtown)
The remainder of the issues and initial ideas for solutions are summarized in detail below, and
grouped in the following categories:








Transportation
Transit
Parks and Open Space
Community Amenities
Safety
Other
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I. COMMUNITY AROUND THE BUILDING
Transportation – Issues
1. Congestion. Congestion of all types was raised: pedestrian, cyclist, motorist, transit.
Specific examples of related issues raised included:
 Lack of transportation infrastructure, including adequate roads, safe bike lanes
and wide sidewalks.
 Heavy traffic, particularly around the entrances and exits of condos.
 Noise related to traffic congestion.
 Pedestrian safety and access issues from new building hoardings

2. Lack of Visitor Parking around the building. Many participants identified the lack of visitor
parking on side streets to be an issue. Some raised the point that condos are often built on
parking lots in the downtown core, so there have been a large number of spots displaced by
new development there.

3. Lack of Bike Parking around the building. Many participants said that there was an
inadequate amount of the post and ring stands outside of their building for use by both
guests and residents.

4. Safety. Transportation safety issues identified included:
 Speeding in condo neighbourhoods;
 Disobeying stop signs;
 Insufficient pedestrian islands;
 Bikes on the sidewalk;
 Dangerous intersections;
 Jaywalking;
 Blind spots at intersections for all modes of transit;
 Illegal use of shortcuts and private property;
 Cars going the wrong way down one-way streets;
 Lack of cross-walks.
5. Maintenance. Maintenance issues identified included:
 Improper and infrequent snow removal leading to blocked car and bike lanes




and loss of parking spots;
Dust from construction vehicles;
Sidewalks in need of repair, especially after utility companies complete work;
Roads in need of repair.

6. Accessibility. Lack of barrier-free parking, and streetcars often blocking the driveways of
particular buildings.

7. Noise: Sounds from all vehicle types, including taxis honking, airport traffic, and the TTC
(particularly the sounds of kneeling buses).
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Transportation – Ideas to Address Transportation Issues
1. Congestion

Infrastructure:
1. Create transit relief lines in areas of heavy congestion.
2. Increase the number of bike paths and bike lanes to support cycling as an
alternate mode of transportation.
Funding:
1. Collect money from developers and/or use Section 37 funds to fund transit
2. Create a congestion tax for driving in congested areas during peak times.
Transportation Planning:
1. Do a review of stoplight timings based on the increase of traffic in areas with
expanded development and alter timings, as well as the need for stoplights, as
necessary.
2. Hold public consultations with traffic operations staff about local issues of traffic
lights, congestion, driveway widening, safety and maintenance and providing funding
for widening driveways.
3. Limit on-street parking during peak hours.
4. Extend the PATH (Pedestrian walkway). Consider bringing it down to the Canadian
National Exhibition to serve more of the condos. Another potential area for expansion
is Yonge or Bay (Bloor to Dundas).
5. Improve traffic planning, taking density and the height of buildings into street flow
considerations.
6. Create more low-rise buildings to minimize the number of new residents in
congested areas.
7. Complete the traffic survey required downtown.
8. Develop “summer concourses” downtown and close the roads to vehicular traffic.
9. Have developers contribute small pieces of property that could be applied to
helping solve traffic problems (i.e. create additional entrances and exits, double
left-turn lanes, etc.).
Other Ideas
1. Increase service levels of transit,
2. Develop community based private shuttle systems to go downtown and to
popular local destinations. (North York).
3. Increase enforcement of “no-standing” by-laws to reduce the negative impact on
traffic.
4. Expand Express TTC services if you pay with a 2-token fare

2. Lack of Visitor Parking around the building.
1. Provide more Green P parking and affordable parking.
2. Replace lost public parking if a condo is built on what was previously a parking
lot.
3. Improve transit services to decrease the need for cars and parking.
4. Utilize street parking to its fullest capacity, including parking permits.
3. Lack of bike parking around the building
1. Increase the amount of bike posts on the sidewalks.
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4. Safety
1.
2.
3.
4.
5.
6.
7.

Physically separate cyclists from other vehicles.
Add crosswalks where required, especially near schools.
Install speed bumps for traffic calming.
Reduce the speed limit in downtown and residential areas.
Install bridges over busy intersections.
Improve signage for pedestrians.
Improve markings on the streets to differentiate between the lanes for cars and the
streetcar lanes.
8. Install mirrors when possible to improve pedestrian visibility.
9. Improve street lighting.

5. Enforcement
1. Increase enforcement of the Highway traffic Act, parking regulations, and permit
conditions for construction.

2. Consider traffic cameras, red-light cameras and cameras for no-parking zones.
3. Consider “no truck” rules or weight limits in residential areas.
4. Increase fines for parking and traffic violations, tag and tow illegally parked
vehicles more frequently, increase police presence during rush hour.

6. Maintenance
1. Faster and better snow removal.
2. Clarify maintenance jurisdiction for areas of shared ownership such as
pathways between subway stations and Condos so that contact can be made when
issues need to be resolved.

7. Noise
1. Limit the size of vehicles on roads during sleeping hours; look at the LU 131
guidelines (provincial noise assessment in land use planning).

2. Fine taxi drivers for unnecessary horn honking; also consider fines for noise from
garbage trucks in the early morning and at night.

3. Inform residents when “amplified sound permits” are issued, and post them
online
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Transportation Issues - Survey Results

Transit Issues
1. Inadequate service levels. Inadequate service levels in high population areas, unreliable
service and overcrowded vehicles and stations.

2. Poor maintenance. Subway stations are dirty and full of litter, pigeons are an issue in the
stations with outdoor elements,

3. Lack of accessibility. Access to all stations for people with mobility limitations. Consider
seniors who have a longer trip to enter a station unless they have automated payment. Long
flights of stairs are difficult for seniors to manage.
4. Noise and Vibration. Issues for condos attached to subway stations (e.g.Bloor and
Sherbourne) and general noise issues at the Long Brach loop (noise).

Transit – Ideas to Address Transit Issues
1. Service levels
1. Increase service in high-density areas.
2. Improve communications with riders about surface delays.
3. Improve management of TTC infrastructure purchases to avoid/limit delays for
parts.
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2. Maintenance.
1. Increase the number of garbage cans in the stations.
2. Clean TTC stations more often.
3. Safety.
1. Improve the design of shelters to improve access and safety, remove
advertising that blocks sight lines.

2. Design shelters for all-season use that does not get impeded by snow.
3. Add transit shelters in areas where there is congestion and no protection from
the cold, wind and rain.

4. Accessibility
1. Increase efforts to have consistent and safe access to transit, including options
for parents with infants, people who use Wheel-Trans, people on bikes and people
with mobility limitations.
2. Construct elevators and escalators where possible.
3. Make transit more easily accessible for seniors, from a stop-location perspective.
4. Ensure there are stops near condos, especially when there are major
intersections.

Transit Issues – Survey Results
Transit
Yes

No

Don't
Know

Is it easy to access the
streetcar, bus or subway in
your neighborhood?

95.07% 521

4.74% 26

0.18%

Is there sufficient public transit
access and options for persons
with mobility issues?

35.53% 194

29.67% 162

Is the TTC overcrowded in your
neighborhood?

64.09% 348

27.62% 150

Answer Options

Response
Count

1

34.80% 190
8.29%

45

Other (please specify)

548

546
543
131

answered question
skipped question

548
54
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Parks and Open Space – Issues
1. Lack of sunshine and green space (Downtown and North York)
 Ratio of park land to number of residents is too low.
 Lack of green space, trees and park land.
 Loss of trees and grass.
 Lack of sunshine due to shadows from tall buildings.
 Park levies collected are not enough to purchase land downtown.
2. Lack of amenities for dogs (Downtown)
 Not well balanced amount of space for people and dogs.
 More on and off-leash parks for dogs are needed.
 Dogs are off-leash where they shouldn’t be
 Dogs are noisy.
 Dog owners are not responsible for their pets in public spaces.
3. Poor Park Maintenance, issues related to maintenance included:
 Too many dog droppings;
 Litter, gum and cigarette butts;





Lack of grass mowing and landscaping;
Tennis courts are not maintained;
Lack of path cleanliness;
Lack of snow removal ;
Cost of maintaining certain materials (sod) too high given that they are easily ruined by
use.

4. Lack of Park and Public Realm Amenities, specifically, there are not enough of each of
the following in both parks and sidewalks:
 Benches;
 Public washrooms, and washrooms that are only open in the summer;
 Garbage bins;
 Water fountains;
 Community garden space, especially for Toronto Community Housing residents.
 School playground and play areas are not available for use after hours.
A related issue that was raised noted that many amenities are made out of uncomfortable
materials and hard surfaces such as marble and cement and are not welcoming.

5. Lack of recreation opportunities; specifically:
 The need for more varied active recreation and exercise opportunities for children of all


ages as well as for adults, ideally in the same park.
The need for more opportunities for passive recreation, places to sit and talk and read or
eat in a park (connected to lack of benches and trees for shady spots to sit).

6. Safety; issues raised related to safety included:
 User conflicts between dogs and people, particularly children, when dogs are off-leash.
 Lack of adequate lighting at night.
 Dog droppings and urine causing a health and safety issue for humans.
14

Parks and Open Space – Ideas to Address Parks and Open Space Issues
1. Sunshine and Green Space (Downtown and North York)
Number of Parks
1. Create more parks (and continuous parks) and protect existing green space.
2. Use the roofs of buildings for green space so they can be used by residents as
parks, play areas, and space for dogs. Use rooftop gardens as a municipal
guideline/standard.
3. Require developers to commit funds for green space in the community and
around the building in proportion to the number of people living in the condo.
4. Commit more funding to public areas outside of the building. There is a lack of
green space, and developers should be encouraged to invest in outdoor amenities
rather than indoor amenities.
5. Make park levies collected from developers be commensurate with real estate
costs (adjusted for inflation).
6. Mandate a ratio of parkland or green space/number of units.
7. Create more low-rise development, it is important for neighbourhoods, parks and
social spaces, allows sunshine in and for green spaces to thrive.
8. Create setbacks on condo buildings to enable greenery at the front/podium.
Types of Parks
9. Create both private cordoned off space and public space.
10. Create small community parks and community gardens if large spaces cannot
be acquired due to cost. Create small pocket gardens.
11. Create public access to private courtyards and include trees/shade/benches to
maximize outdoor open space.
12. Add greenery and plant more trees on the sidewalks to separate pedestrian
paths and create protection from vehicles.
13. Remove unused bus shelters to provide additional public space.
14. Widen sidewalks and consider their role in providing social and open space in
the public realm.
Sunshine
15. Consider England’s “Right to Light” laws.

2. Amenities for Dogs
1. Include dog runs in condo building design.
2. Create and include considerations for pet amenities on the condo sites in
partnership with the developers, including a dedicated poop and scoop area,
especially for large buildings, and other plans for dog relief, with proper drainage,
watering, etc.

3. Park Maintenance:
1. Post signs indicating who does maintenance at the City and a basic maintenance
schedule.

2. Enforce litter by-laws.
3. Develop neighbourhood park stewards instead of relying on City staff for
maintenance.

4. Plant local and indigenous species.
5. Set money aside for park maintenance. If new parks can’t be bought, existing
parks should be better maintained.
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6. Deter pigeons and clean up their waste.
7. Plant more flowers in the summer and use planters all year round.
8. Stop chemtrails spraying, create pollinator patches.
4. Park Amenities:
1. Improve street furniture, focus on the pedestrian.
2. Open public washrooms year-round.
3. Create open spaces that support a mix of amenities, including: pedestrian
markets, restaurant patios, outdoor sports courts, more tennis courts, chairs, table
and benches to feel like rooms, such as in Bryant Park in NYC.
4. Create community gardens.
5. Include more wading pools and Muskoka Chairs.
6. Widen sidewalks and add benches on the street to allow for rest and congregation,
not only parks

5. Safety:
1. Create designated dog parks with fenced-in areas for dogs.
2. Post signs to remind owners to pick up dog waste.
3. Enforce the off-leash bylaw.
4. Create dog-free zones.

Parks and Open Space – Survey Results
Parks & Open Space
Answer Options

Yes

No

Response
Count

Don't Know

Are there enough public
park spaces?

57.25%

308

38.48%

207

Are there enough
dedicated places for dogs
to be off leash?

35.62%

192

35.44%

191

Are there enough open
spaces for people to
socialize?

55.78%

299

37.87%

203

6.34%

34

536

Is there a lack of sunshine,
too many shadows?

34.46%

184

58.43%

312

7.12%

38

534

4.28%

23

538

28.94% 156

539

Other (please specify)
answered question
skipped question

122
540
62
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Amenities – Issues
Types of Amenities
1. Lack of community amenities and evening and weekend programming, both indoor and
outdoor close to condo buildings. Some specific amenities were identified, including:
 Community meeting space;
 Space for people to vote;
 Community centres;
 Libraries;
 Pools;
 Recreational opportunities;
 Child-care (wait lists and affordability downtown were noted as particularly
problematic);
 Programming for all residents, especially seniors and home-care for seniors, parents
and children and youth;
 Canada Post Mailboxes;
 Hospitals;
 Medical centres.
Beyond general programming, the lack of programs on the weekends, especially for children and
youth, was highlighted as an issue.
2. Lack of retail amenities, specifically:
 Lack of diversity in retail;
 Unsuccessful ground-level retail
 Dreary shops in bad shape on the ground-floor, including empty and boarded-up
stores;
 Grocery stores both small and large and within walking distance;
 Restaurants with a diversity of cuisines.
3. Lack of capacity at local schools. Some participants expressed frustration with the lack of
access to schools, and the need for students to be bussed to schools further away. Others
identified the negative environmental impact of these buses. Some participants suggested
that developers should have to contribute to new schools in the area if they are required.
4. Lack of amenity replacements via new development. Some participants said that the cost
of amenities provided inside of buildings was too high.
5. Noise and odour generated by retail at grade. Restaurants and bars were cited as being
disruptive to condo dwellers due to improper ventilation and noise from patrons and from
commercial garbage collection.
6. Lack of garbage bins and public washrooms.
7. Over population of certain retail and commercial amenities. Examples included:
 Too many bars and nightclubs. This issue was raised downtown, regarding the
Entertainment District on King Street and the pubs on Yonge Street in North York
 Too many chain stores nail salons, dentists and dry cleaners in the retail units.
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Amenities – Ideas to Address Issues related to Amenities

Retail Mix, Location and Policy
1. Offer a diversity of retail in all neighbourhoods and include options that are open
seven days a week. Amongst the amenities that participants listed as desirable were:
 Groceries: Small grocery stores, fruit and vegetable stands, bulk and health food
stores, places to get organic produce; butchers, bakeries
 Retail: Boutique clothing shops, pet stores, hardware stores, LCBO, pharmacies,
Canada Post outlet, places to buy TTC tickets, bookstores, Wal-Mart.
 Restaurants: Independent pubs and coffee shops, patios and rooftop patios.
 Services: Banks, YMCAs, fitness centres, doctors and health-care providers.
2. Develop more ground-level retail and retail within walking distance of condos,
including a variety of basic retail and elements of the list above. Consider lowering the rent
or providing other financial incentives to support small business in these spaces. Creating
retail within walking distance also supports sustainable active transport.
3. Stop providing liquor licenses in areas with lots of bars and provide better
enforcement of the noise bylaws. Have a paid duty officer on site at bars from 11pm –
3am.
4. Increase the amount of parking for available for retail customers. Participants identified
the lack of parking as an issue for ground-level businesses was an issue.
5. Reduce rent and plan ground floor retail space to be smaller to allow smaller retailers to
prosper.
6. Re-evaluate zoning to balance needs to commercial owners with needs of residents.
Community Amenities - Recreational and Social Programming
7. Share information about local recreational programming and plan so that each
catchment provides a range of programming across several facilities. Several
participants suggested the City put together a booklet and a website that outlines local
amenities and programs for new residents to share information about existing programming.
Create year round programming. Revise the Toronto Fun Guide Online registration system to
make it easier for working people to sign up their children for programs; improve site
capacity, submit selections before registration date; leave classes to fill though a random
processing system rather than waiting for results.
8. Add community recreational facilities to schools.
9. Consider allowing City Staff to use condo property to provide programming.
Underused condo pools provide a great opportunity.
10. Consider mandating a community meeting area in street-level units instead of
installing public art.
11. Create a mail program in the building to manage the lack of Canada Post mailboxes.
One participant shared a solution where property management created a drop-off spot for
outbound mail that they dropped off on behalf of the residents twice a week.
Community Amenities – Schools
12. Consider expanding the school district boundaries or changing the districting. This
would allow a greater number of children to attend local schools and not have to be bussed
out of their area.
13. Build schools into the condo buildings. Consider adding floors for educational
programming inside the building or having developers contribute to funding for new schools
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Amenities – Survey Results
Community Amenities
Answer Options
Are there enough community
recreation centres in your
neighbourhood?
Are there enough libraries in
your neighbourhood?
Is there enough community
programming for seniors in
your neighbourhood?
Are there enough childcare
facilities in your
neighbourhood?
Is there adequate access to
local schools in your
neighbourhood?
Are there enough grocery
stores in your
neighbourhood?
Are there enough retail stores
in your neighbourhood?
Are there enough restaurants
in your neighbourhood?
Are there enough Canada
Post mailboxes in your
neighbourhood?
Are there enough medical
centres in your
neighbourhood?
Other (please specify)

Yes

No

Response
Count

Don't Know

47.87%

259

31.79%

172

20.33%

110

541

57.41%

310

31.85%

172

10.74%

58

540

13.15%

71

19.81%

107

67.04%

362

540

11.19%

60

22.20%

119

66.60%

357

536

33.27%

179

16.36%

88

50.37%

271

538

71.85%

388

27.78%

150

0.37%

2

540

63.59%

344

34.94%

189

1.48%

8

541

73.28%

395

26.16%

141

0.56%

3

539

66.17%

358

25.14%

136

8.69%

47

541

54.93%

295

25.14%

135

19.93%

107

537
79

answered question
skipped question

541
61
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Safety – Issues

1. Maintenance and process issues identified included:
 Infrequent and poor snow removal on roads, sidewalks and bike lanes. causing
blockages for pedestrians, cyclists and drivers and unsafe circumstances to
cross the street. Unploughed snow creates safety issues.
 Businesses not clearing their snow;
 Icy sidewalks are slippery and dangerous, especially for seniors and those using
mobility devices;
 Cyclists using the sidewalks rather than the street;
 Snow pushed into areas where it blocks shelters;
 Street lights that are burnt out and need to be replaced;
 Lack of clarity about fire and safety evacuation processes.
2. Infrastructure issues identified included:
 Lack of lighting or inadequate lighting along streets, bridges, pedestrian
walkways and parks.
 Improper traffic signals, lack of pedestrian crossings.
 Narrow sidewalks with cyclists, crowding and fast vehicles.
 Glass falling from buildings.
3. Criminal activity issues included:
 Break-ins;
 Graffiti;
 Loitering on private property;
 Drug use in public places;
 Drug grow houses operating in condo buildings.

Safety – Ideas to Address Safety Issues

1. Maintenance and Process
1. Increase the amount of snow removal and schedule it before rush hour and have
plows go through areas twice and the do the sidewalks.
2. Don’t plough snow into pedestrian areas.
3. Use a mixture of sand and small rocks and minimize use of salt.
4. Increase amount of lights and maintenance of burnt out lights

2. Infrastructure
1. Install pedestrian crossing and signals in high traffic areas
2. Increase the width of sidewalks.
3. Re-evaluate stop signs and timing of traffic signals.
4. Create dedicated bike lanes so that cyclists stop using the sidewalks.
3. Crime
1. Increase the amount of foot, bike or horse patrol of police during the night time
and increase this coverage in the nightclub and bar areas.
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Safety – Survey Results
Safety
Answer Options
Is safety a concern near
your condo building
entrances and exits?
Is there adequate street
lighting near your condo?
Are break-ins an issue in
your building?
Is there adequate snow
and ice removal?
Other (please specify)

Yes

No

Don't
Know

Response
Count

27.27%

147

68.65% 370

4.08% 22

539

82.22%

444

15.93% 86

1.85% 10

540

18.06%

97

63.69% 342

18.25% 98

537

70.90%

380

23.88% 128

5.22% 28

536
79

answered question
skipped question

540
62

1. Lack of community engagement in planning re: use of Section 37 funds and the
Ontario Municipal Board (OMB) being unaligned with the community. Specific examples
included:
 Inadequate transparency about use of Section 37 funds;
 Loss of neighbourhood feeling, lack of protection of light, historic elements, views
and overall public realm quality takes a lot of time and energy;
 Lack of public influence on local development;
 Disregard for city plans by developers;
 Increased density against the wishes of the neighbourhoods;
 Development does not fit the neighbourhood context;
 Height restrictions aren’t followed;
 No follow-through on developer promises, and;
 OMB controls and works counter to citizen planning.
2. Buildings are too tall, dense (close together) and lack creative design
 Lack of creativity in aesthetic design;
 Too many glass buildings on two storey podiums with large franchise in the base;
 Lack of variation in condos is like strip malls in the suburbs;
 Balconies need design guidelines;
 Density is reducing property values for existing owners;
 Lack of respect for heritage areas;
 Create wind tunnels, and;
 Noise from traffic, transit.
3. Negative impact of new construction (dust, noise, traffic), specific examples
include:
 Noise from new construction at all hours;
 Litter and garbage from new construction;
 Sidewalks and roads in continuous disrepair;
 Lane and sidewalk blockages and resulting traffic from construction;
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Inadequate attention paid to street level impact during construction, public realm;
Lack of appropriate street cleaning;
Lack of safety official for traffic control, and;
Lower water pressure to existing buildings and flooding.

4. Issues related to Public Realm and lighting:
 Lack of benches and streetscaping;
 Messy sandwich boards and signage with flashing lights and lack of standards in
design;
 Lighting being installed to face upwards and into units, and;
 Disruptive ambient light from signage.
5. Issues related to Infrastructure: Some participants raised concerns about infrastructure
including:
 Storm water and sewage management with above ground venting;
 Flooding concerns with parking garages being flooded, and;
 Brownouts.

6. Negative impact of business and cultural events on condo residents, including:
 Noise from cultural events, festivals and fireworks;
 Road blockages and closures from cultural events, festivals;
 Noise from illegal shipping and receiving during non-business hours;
 Lack of clarity about who to talk to at City hall about construction issues, noise




issues, road closures and road closure signs;
Noise from highways;
Odours from nearby employment lands and manufacturing facilities and concern
about potential future land uses, with lack of information about future land use on
adjacent properties, and;
Noise from frat houses.

Other – Ideas to Address Other Issues

1. Community Engagement in Neighbourhood Planning
Section 37 & the Ontario Municipal Board (OMB)
1. Use Section 37 funds for infrastructure improvements such as hydro, water,
sewage and roads.
2. Spend Section 37 funds in a timely and transparent manner.
3. Survey residents on how to spend Section 37 funds.
4. Dismantle the OMB.
5. Review the OMB; both the weight of OMB decisions and how its members are
chosen.
City Planning
6. Integrate neighbourhood guidelines for sustainable building development into
the Official Plan.
7. Develop detailed, clear and comprehensive planning guidelines based on a
neighbourhood plan
8. Increase the amount of public consultation.
9. Don’t allow the sale of condos until a proposal is fully approved.
10. Send area-wide newsletters and emails to parties interested in neighbourhood
development.
11. Facilitate community building through participatory budgeting.
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12. Communicate better and sooner with residents about new developments in the
neighbourhood and invite residents to discuss and debate new plans.
13. Give the ethics commissioner more power and resources to ensure that public
servants do their job properly. City planning should have more resources and more
teeth.
14. Create more guidance on development in heritage areas; increase the
consultation on these sites. Re-use heritage sites beyond keeping the façade, the
neighbourhood context needs to be included in the heritage agenda and be woven
into development plans. See how Europe handles the issue for good examples.

2. Building Design
1. Create a design panel review process.
2. Develop in context, create thoughtful infill punctured by height but not overwhelmed
by slabs of glass.
3. Protect existing views.
4. Protect existing light.
5. Do wind studies in problematic corridors.
6. Enforce property standards for facades; lack of doing so has a negative impact on
property standards.
3. New Construction
1. Ensure new and existing residents know who to contact at the city for city
service issues (snow plough, sink holes, construction issues etc.)
2. Create case numbers through 311 so issues can be tracked from start to finish.
4. Public Realm and Lighting
1. Design street lights to face the ground and minimize amount of light reflected into
units.
2. Have billboards shut off any light elements from midnight to six am.
3. Make condos turn off all non-essential lights at 11 pm, direct path lights
downward.
4. Remove abandoned bicycles that are cluttering the street.
5. Infrastructure

1. Improve drainage infrastructure to prevent flooding in new developments.
2. Ensure infrastructure can handle new density for hydro needs; upgrade the
grid so there are no brownouts.
6. Construction, Noise and Cultural Activities
1.
2.
3.
4.
5.
6.
7.

8.
9.

Ban fireworks in parks.
Fine drivers for excessive noise.
Lower the speed limit after midnight.
Use sound deadening glazing and setback design to help limit noise in streetfacing buildings and build more noise-cancelling walls.
Develop quieter transit vehicles.
Create new laws and signage against honking, especially late at night.
Hire more enforcement offers for all bylaw infractions to be better managed,
including public drinking, noise and littering bylaws. Fine club owners that litter to
promote events.
Enforce public drinking and noise bylaws.
Ask restaurants to educate customers, use reusable containers and support a nolittering education campaign.
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7. Other Ideas
1. Promote affordable housing, both within condo buildings and by increasing the
apartment rental stock, including rent-geared-to income rentals.
2. General etiquette education about littering and other public realm issues.

Other – Survey Results
Other
Answer Options

Are frequent brownouts
(loss of power in the
building) a problem for
you?
Are sidewalks properly
maintained?
Is there too much litter on
the sidewalks?

Yes

Response
Count

Don't Know

41

90.21% 479

2.07% 11

531

72.88% 387

25.99% 138

1.13%

6

531

35.66% 189

61.89% 328

2.45% 13

530

Are there accessibility
problems for persons with
mobility limitations?

20.60% 109

33.46% 177

45.94% 243

529

Do you feel you have
adequate information and
influence on local
development?

25.00% 133

61.65% 328

13.35% 71

532

66.10% 351

6.40% 34

27.50% 146

531

32.52% 173

61.28% 326

6.20% 33

532

51.69% 275

46.05% 245

2.26% 12

532

52.91% 282

45.59% 243

1.50%

533
126
534
68

Do you feel there should
be more community input
when Section 37 benefits
are identified?
Do you feel you know
who to contact at the City
for issues related to
planning and
construction?
Does the number of highrises in your area detract
from a neighborhood
feel?
Is there excessive noise
from traffic and other
activities in the
neighbourhood?
Other (please specify)

7.72%

No

8

answered question
skipped question
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Physical Building
As listed earlier, the top key issues that emerged in “Physical Building” are:
1.
2.
3.
4.

Poor building materials and design
Lack of visitor parking
Lack of bike parking
Buildings are too tall (Downtown, North York)

The remainder of the issues and initial ideas for solutions are summarized in detail below,
and grouped in the following categories:









Safety
Transportation
Green Buildings
Building Quality and Construction
Building Design
Unit Number and Size
Amenities and Storage
Other
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II. PHYSICAL BUILDING
Safety – Issues

1. Building Access issues raised included:
 Non-residents loitering around the building and trespassing. Participants
mentioned cases of both non-residents and homeless people loitering outside the
building, in laneways, in gardens, ravines, and common areas and in the stairways.
 Non-residents gaining access to building improperly. Situations such as
canvassers and door-to-door salespeople were mentioned.
2. Security Measure issues raised included:
 Lack of security staff. While some said that there was an excess of security, others
said that there was not enough and that some of the existing solutions such as
cameras and buzzers were not working sufficiently.
 Lack of concierges and cameras. Some residents said that a concierge would be
preferred but there was only budget for cameras. Others said that due to lack of
budget there could only be 8-hours of security provided. Others said that the
cameras did not actually work but were only used to prevent theft. One participant
mentioned that the concierge security services should be certified; another
mentioned that they were intoxicated while on shift. Another participant raised the
issue of two buildings sharing a guard, leaving one building unsafe while the other is
looked after.
 Lack of adequate protection from Toronto Police Services and inadequate
policing after bars are closed.
3. Safety and Design issues raised included:
 Improper lighting. Both around the building, on pedestrian walkways and in the
stairwells.
 Poorly designed balconies. Break-ins through the balcony on the ground floor were
mentioned as security problems.
 Break-ins are an issue in the parking lots and storage lockers. Ground floor
units are easy to break-in to. Break-ins can still happen in buildings with 24 hour
security.
 Entrances attached from the basement to the garage can create a safety hazard.
4. Fire Safety
 Fire alarms are too sensitive. Due to frequent activation by heat without smoke
(ovens, hairdryers), people disregard them.
 Lack of annual fire inspections and fire safety procedures. Beyond the safety
issues, residents also have to pay fines for false alarms. Blocked fire routes are
another problem.
 Fire concerns due to height of building, how they would be serviced if a fire
happened.
 Fire safety issues related to dryer and vent cleaning.
5. Other
 Early occupancy of units can be hazardous due to ongoing construction within the
building.
 Overcrowding. Amenity space being taken over by resident’s friends had to be
locked overnight to prevent people from sleeping in the gym.
 Health issues. Condensation on windows causing mould.
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Safety – Ideas to Address Safety Issues

1. Building Access
1. Stronger community. As a low-cost option, residents said that in buildings where
neighbours knew each other there was a sense of safety and an ability to not allow
people into the building if they did not know any of the residents.
2. Increased enforcement and higher as well as new fines both for trespassing and
loitering on private property. Create a fine for people entering condo building to
promote products/services. Train the security providers to better enforce the by-laws,
make stairwell checks as part of condo safety procedures, and consider improved
training, certification for security providers. Ban pan handling and homeless from
loitering. Increase the amount of foot patrol, bike and mounted police.
2. Security Measures
1. Increase video surveillance. Locations suggested for increased surveillance
included condo entrances and exits, stairwells, parking lots, and storage rooms.
2. Develop financial incentives from the City to lower the cost of security guards
for smaller buildings.
3. Create security minimums for condo buildings. One participant suggested
surveillance cameras and at least two security guards.
3. Safety and Building Design
1. Provide security by design. Developers should have higher base requirements for
security when they build. Consider including gates and increasing the quality of
building materials in doors, door frames and locks. Increase the amount of light along
pedestrian walkways. Consider adding fences and gates where suitable.
2. Consider a division in planning committed to managing security concerns and
advising on design to address concerns.
3. Improve materials used in construction, including: higher minimum door frame
standard, improved strength of door frame, higher bolt and lock standard and higher
interior door standards.
4. Parking garages should have more than one exit for safety, in case of
emergency.
5. Increase street-level lighting to improve safety.
4. Fire Safety
1. Review fire alarm settings.
2. Mandate dryer and vent cleaning every two years to enforce adherence to the
condo declarations.
3. Create and maintain a fire maintenance and evacuation plan, communicate it
clearly and often to all residents.
5. Other

1. Provide more mental health support to the community to reduce homelessness,
crime and loitering.

2. Do not allow early occupancy permits.
3. Design garages so that cars can’t go too fast.
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Safety – Survey Results
Safety
Answer Options

Yes

Is there adequate
building security?
78.52% 413
Do non-residents loiter in
stairwells in your
building?
7.81% 41
Other (please specify)

Nonapplicable

No

12.55%

Don't Know

66

4.94%
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3.99% 21

78.29% 411

3.81%

20

10.10% 53
answered question
skipped question

Response
Count

526
525
57
532
70

Transportation – Issues

1. Lack of visitor parking in the building, was raised, and while a few participants
identified a shortage of resident parking, the larger issue was related visitor parking.
Issues related to this topic included:
 Not enough spots for visitors to the building;
 Not enough spots for service and deliveries, taxis stop illegally;
 Parking lots and side streets are at capacity with yet more development occurring
 Available parking is very expensive;
 Use of on-street parking for visitors takes it away from local businesses;
 Some residents rarely use their car but have a spot regardless;
 some residents are required to have a parking spot, even if they don’t’ have a car;
 Garages cannot accommodate large trucks so tradespeople have to park on the street,
makes it difficult to hire contractors;
 Inconsistent enforcement of overnight parking limitations between Nov 1st and March 31st
(North York);
 Lack of parking options makes condo residents feel like second class citizens;
 Non-residents improperly using visitor parking, sometimes for a long periods of time,
and;
 Parking spots rented out to non-residents.
2. Lack of bike parking in the building was raised as an issue, specific topics included:
 Limited amount of bike parking inside the building;
 Poor design of bike storage: accessibility, lighting, cleanliness;
 Long waits to get a bike parking spot;
 Old/unused bikes taking up spots, and;
 Lack of indoor parking is not safe and creates an eyesore outside the building.

Lack of parking for those with disabilities was raised, especially in North York.

Transportation – Ideas to Address Transportation Issues
1. Visitor Parking

1. Increase requirements for visitor parking, one participant suggested 20% (.2 per
unit) and increases the amount for residents.
2. Change to the bylaw to have less parking for residents and more parking for
visitors.
3. Share visitor parking with other neighbourhood buildings.
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4. Require mid-rise and high-rise development to provide public parking.
5. Build more underground parking lots.
6. Improve enforcement of parking and standing bylaws and private visitor
parking.
7. Limit people buying more than one spot in the building.
8. Regulate that the building must adjust to a proper balance of resident and
guest parking a few years after the building is occupied.
9. Create spaces reserved for service vehicles and tradespeople.
10. Encourage and support use of auto-share programs.
11. Improve taxi licensing/education to confirm adherence to parking and stopping
bylaws.
2. Bike Parking

1.
2.
3.
4.
5.
6.
7.
8.

Provide at least one bike parking spot per unit.
Install more bike racks outside the building to reduce need inside.
Allow bikes into the units to be stored inside or on balconies.
Make it mandatory to provide a locker for small units.
Build bike storage on the first floor of the development for easy access.
Create safe and enclosed areas of bike storage with ramps and automatic doors
Include a mix of parking for bikes, motorcycles and cars.
Create amendments to the condo declaration to allow vertical bike racks in the
condo documents.
9. Change the condo act to allow bike parking in car spots.
10. Create City programs to help car-free condo owners rent out their spots as
bicycle parking.
1. Other
1. Create a public realm that support walking and biking to reduce the need for
cars and parking.
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Transportation – Survey Results
Transportation
Answer Options

Yes

Is there enough
resident parking?
Is there too much
resident parking?
Is there enough guest
parking?
Is there too much
guest parking?
Is there enough
ground-floor parking
for business
customers?
Is there enough
parking on local side
streets?

Don't
Know

No

75.56% 402

Response
Count

77

7.33%

39

2.63%

14

532

39

78.03% 412

10.61%

56

3.98%

21

528

45.68% 243

50.75% 270

1.50%

8

2.07%

11

532

17

89.41% 473

3.02%

16

4.35%

23

529

20.60% 109

39.70% 210

11.34%

60

28.36% 150

529

31.76% 168

52.93% 280

10.59%

56

4.73%

25

529

Is there enough
bicycle parking/storage
in the building?
48.02% 254
Other (please specify)

39.32% 208

7.75%

41

4.91%

26

529
57
532
70

7.39%

3.21%

14.47%

Nonapplicable

answered question
skipped question

Green Buildings – Issues
1. Green Bins and Recycling











High costs to retrofit old buildings for recycling;
Not enough recycling bins;
No space for bins/composting in units;
Tri-sorter breakdowns;
Residents not engaged in recycling or composting programs;
No chute option for garbage or organics and no other way to dispose of organics;
Recycling and organics get mixed in to garbage;
Recycling and organic facilities not close enough for residents to use them, and;
Condo board not supportive of green program.

2. Green Rooftops





Green rooftop trees can damage roofs;
Green roofs are costly and add to maintenance fees, and;
Too windy to grow plants on rooftop gardens.

3. Alternate Energy





Lack of power outlets for electric cars;
Solar panels are expensive, and;
No info on solar panels from zoning
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Green Buildings – Ideas to Address Green Building Issues
1. Green Bins and Recycling
1. Increase the frequency of pick-up for blue and green bins as well as large
and special waste.
2. Create awareness of available programs for blue and green bins with
condo management and the condo board.
3. Have someone from the City available to help support green programs if the
board is not interested.
4. Hold resident education sessions on “Green” topics, hosted by City staff and
held in condo buildings.
5. Increase “green” program requirements in buildings to necessitate green
programs and organize support for the program both in the unit and in the
garbage system.
6. Have chutes on each floor that support recycling and organics. Create a
way for condos to participate in the green bin program.
7. Provide free green bins to condo owners.
2. Green Rooftops
1. Create incentives for retrofits and green spaces on rooftops of older
buildings.
2. Create low-maintenance green roofs with plants that are hardy and selfsustaining, design them for the first floor where appropriate.
3. Alternative Energy & Energy-Saving
1. Create incentives for those who will shift from incandescent and CFL bulbs
to LEDs.
2. Create incentives for the inclusion of solar panels in design.
3. Support electric charging units.
4. Tighten and enforce energy standards. Buildings should be as efficient as
possible to reduce burden on city’s infrastructure and reduce emissions.
4. Other Ideas
1. Include “clothing bins” in the condo to encourage recycling of clothes and
donations.
2. Hire a team of environmental experts to identify greening opportunities and
efficiencies for solar, green roofs, electric cars, etc.
3. Consider extra bike storage a “green” friendly opportunity.
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Green Building Survey Results
"Green" Buildings
Answer Options

Yes

Is there access to
recycling (Blue bin)?

96.05% 510

Is there access to
composting
(Green/Organic bin)?
Is their adequate space in
your unit for blue and
green bins?
Is it important to have a
green rooftop on your
building?
Other (please specify)

No
2.82%

Response
Count

Don't Know
15

1.13%

6

531

54.05% 287

44.07% 234

1.88%

10

531

57.55% 305

37.55% 199

4.91%

26

530

62.90% 334

25.24% 134

11.86%

63

531
49

answered question
skipped question

531
71

Building Quality and Construction - Issues
1. Process issues were identified by many participants, including:
 Improper installation of materials;
 The need for frequent maintenance, especially with elevators;
 Poor and low-quality construction materials;
 Improper inspections at building turnover;
 Frequent repairs, particularly troublesome in new buildings;
 Lack of warranty or resolution via TARION;
 Buildings being constructed so quickly that contractors are cutting corners to adhere to


tight timelines, and;
Poor financial management for repairs, whether expected or emergency. Hired
consultants driving up the cost of repairs.

2. Poor building materials and design, including:
 Bad pipes, plumbing, leaks and flooding as well as balcony drainage issues and
garage leaks and floods;
 Broken and aging elevators;
 Poor quality windows and installation;
 Balcony slab issues;
 Air temperature control not properly managed at the unit level, units too hot or too
cold;
 Wind tunnels;
 Poor insulation and draughts from windows that haven’t been sealed properly,
condensation and mould;
 Undersized electrical systems, faulty boilers and chillers;
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Accessibility issues in the building – garage, light switches, automatic doors, elevator
entrances and exits, and;
Lack of windows that can be opened.

3. Issues relating to building use that were frequent included:
 Noises between units – pipes, flushing, drawers shutting, air conditioning and
general noise due to poor unit soundproofing. Hardwood floors cause much more
noise than carpeted floors;
 Second-hand smoke travelling between units, and;
 Cooking odours from within the building and in the hallways and other odours from
outside the building.

Building Quality and Construction – Ideas to Address Building Quality and
Construction Issues
1. Process
1. Improve the inspection process. Consider having a neutral third-party investigate
construction issues and define ways to improve the outcome of the inspections. Improve
the training for condo building inspectors. Have City inspectors do a more thorough job
and expand the number of inspectors if it is a staffing problem that is leading to poor
inspections.
2. Create a process to manage the older buildings. Make sure they are checked up
earlier in their lifespan and consider creating new regulations for checking older buildings
for maintenance and quality. Ensure that consideration for long-term living is included in
any new construction to ensure a long-term home not a short-term property. Create more
programs and incentives to retrofit old buildings.
3. Provide a planning document from the province on how to manage and balance
operations to repair or enhance properties as well as provide advice on cash flow
management.
4. Extend the time period the developer is responsible for construction quality
issues. Of special importance are issues that have been in existence since the time of
turnover.

2. Construction Quality
1. Improve and better enforce the building code. Areas for improvement included:

2.

3.

4.
5.

energy efficiencies, material quality, HVAC design, increase in the number of elevators
required in tall buildings and improved quality and speed, as well as better materials to
deal with heat and UV. Include updates to focus on construction and quality that will last
20-25 years.
Improve standards to minimize noise and odours in condominiums. Other
suggestions included reducing the nightclubs and commercial entities surrounding
condos and better enforcement of the regulations related to emissions from restaurants
and better enforcement of noise bylaws in the community.
Make it easier for condo owners to get help with construction quality issues. Find
ways for TARION to hold developers accountable without the condo corporation incurring
heavy costs. Make the laws clear regarding the legal duty of the developer to manage
construction quality issues. Provide clear information on who will be responsible for
warranty implementation, and how the information will be passed from the developers to
the property management company. Require property managers to have this information
on hand at time of turnover.
Identify and penalize developers with track records of quality construction issues .
Schedule repairs for times that are convenient for the residents .
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Building Quality and Construction – Survey Results
Building Quality & Construction Issues
Answer Options

Do you experience
noise from other units?
Do you experience
noise from the hallway?
Is there sufficient
temperature control in
the units, both airconditioning and
heating?
Are there odors in
hallways and open
spaces?
Are there noises and
smells from stores,
restaurants, bars and
patios in and around the
building?
Is the building falling
into disrepair?

Yes

No

Nonapplicable

Don't Know

Response
Count

44.53% 236

53.40% 283

0.75%

4

1.32%

7

530

53.40% 283

41.70% 221

0.38%

2

4.53%

24

530

78.64% 416

18.15%

96

0.57%

3

2.65%

14

529

32.20% 170

62.50% 330

1.89%

10

3.41%

18

528

22.12% 117

71.27% 377

1.70%

9

4.91%

26

529

90.74% 480

1.70%

9

1.51%

8

529

45.61% 239

4.58%

24

2.67%

14

524

53.73% 274

7.84%

40

2.16%

11

510
96
531
71

6.05%

32

Do you experience wind
tunnels due to
increasing number of
high-rises in your area? 47.14% 247
Is there a construction
quality issue in your
building (e.g. pipes,
windows, elevators)?
Specify in question
below.
36.27% 185
Other (please specify)

answered question
skipped question
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Building Design – Issues
1. Buildings are too tall. A host of design issues related to height were raised, with a
consistent message that buildings that were “too tall” were not desirable, with some
stating a preference for low and mid-rise development. Issues related to building height
included:
 Too many people and the impact of this density on existing neighbourhoods;
 Lack of sunshine and too many shadows;
 Lack of balcony design, tenement feel;
 Reflectivity issues (sun bouncing off of windows);
 Wind tunnels;
 Loss of views from windows and balconies, and;
 Lack of neighbourhood feel.
It is important to note that some participants said that high towers and high density could
contribute to a great lifestyle. The participants said that success with high density is related to
how tall buildings are implemented and managed and these participants also disagreed that tall
buildings were inherently negative.
2. Lack of privacy. Several factors contributed to lack of privacy, including:
 Buildings very close to each other;
 No requirements on drapes or blinds;
 “L”-shaped design reduces privacy.
3. Lack of storage space. Many participants cited a lack of storage space in the unit or a
lack of access to a storage locker of an adequate size.
4. Landscaping is not done well, is not cost-appropriate, is not maintained properly
and sometimes lacks a clear warranty for features. Some participants said there are
wasted resources and greenery that could not be supported on their property, others
said there was undeveloped green space in their condos, and others cited a lack of
green space, lack of landscaping, and an overabundance of cement. Maintenance was
also cited as problematic, especially in areas where there was both City and Condo
Corporation shared responsibility or adjoining property.
5. Garbage storage. Bins are kept in an area where the smell transfers to resident units.
6. Interior Design issues included:
 Low ceilings;
 Poor material section and related maintenance fees for repair;
 Awkward pillars in units and common spaces;
 Heavy doors;

Building Design – Ideas to Address Building Design Issues
1. Increase the amount of space required between buildings to improve privacy.
2. Create a design review board so that buildings have to go through a more rigorous
aesthetic design panel before being approved.
3. Create a minimum amount of green/landscaped space in each new development.
4. Ensure that trees and plants are appropriate for the soil and environment.
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5. Mandate that all buildings are accessible for those with mobility challenges.
Include features such as automatic doors, ramps at all entrances and exits and
parking amenities.
6. Do not allow garbage to be stored near resident units and change the garbage
pick-up schedules to the daytime so as to minimize noise disturbance.
7. Improve the Condominium Act to address how buildings are maintained,
include requirements that address pets, outside curtain, state of repair of outside
amenities and other elements of aesthetics and design.

Building Design – Survey Results
Design
Answer Options

Does your building
design provide
insufficient privacy?
(Are you able to see
into other units'
windows and rooftops,
can others can see into
yours?)
Is the quality of your
landscaping an issue?
Is the building
accessible for persons
with mobility
limitations?
Are there issues
related to garbage
disposal, storage and
pickup services in the
building?
Is there infrequent
elevator service?
Is there poor interior
design, from a
functional and
aesthetic perspective?

Yes

No

Nonapplicable

Don't Know

Response
Count

43.62% 229

51.81% 272

1.90% 10

2.67%

14

525

16.70%

77.80% 410

0.76%

4

4.74%

25

527

88

69.58% 366

11.22%

59

15.78% 83

3.42%

18

526

20.30% 107

71.35% 376

6.64% 35

1.71%

9

527

19.24% 101

72.57% 381

2.48% 13

5.71%

30

525

12.95%

68

82.67% 434

1.71%

9

2.67%

14

525

Are there enough trees
and green spaces on
the property?
60.15% 317

34.35% 181

2.09% 11

3.42%

18

527

24.62% 129

4.20% 22

3.05%

16

524
82
528
74

Can delivery services
and couriers access
the units for delivery?
Other (please specify)

68.13% 357

answered question
skipped question
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Unit Number & Size – Issues
1. Density of new buildings is too high and buildings are too tall. Issues associated
with high density include:
 Safety concerns of too many people living in one building;
 Reduced quality of life and lack of social interaction from being in small units;
 Reduction of property values due to rapid local development, and the resulting
negative impact on the community due to shared transit and amenities;
 Additional people reduce the quality of life in the neighbourhood;
 Loss of privacy;
 Loss of view and sight lines – the waterfront was mentioned frequently in particular
 Increased property tax, and;
 An abundance of buildings with small units create a rental culture, which is
problematic in a condo corporation where residents need to be active.
2. Too many small units are being created. There is a lack of medium-sized and
family-sized units, which do not support families and long-term residents. A number of
associated issues were raised including:
 No capacity to expand or develop space for a changing family, lack of flexibility in the
units to respond to family changes or physical needs;
 Lack of neighbourhood development due to “short-term” approach to condo life,
small unit residents do not stay for the long-term;
 Cost is prohibitive for multiple bedroom condos;
 Lack of adherence to occupancy standards, lack of knowledge in the building about
the percentage of rental vs. owner residents, and;
 Too many people in small units.
Unit Number & Size – Ideas to Address issues related to Unit Number & Size
1. Establish a minimum size for bachelor, one-bedroom, two-bedroom and threebedroom units. Include minimum sizes also for balconies. Participants suggested
creating more condos within the 1200-1600 square foot range. In the smaller units,
be sure to secure storage space to help improve quality of life.
2. Create height limits for new buildings; participants suggested a range between
18-40. Support more medium density development in neighbourhood planning.
3. Develop more townhouses and low-rise affordable condos. Have some
affordable housing in condos that uses Section 37 benefits.
4. Regulate the creation of family-friendly condos through council decisions and
other policy updates. Increase the percentage of condos that accommodate
families and give builders and developers incentives on buildings that support this
approach. Ensure that maintenance fees are also taken into consideration when
defining an affordable price for family-sized condos. Consider requiring amenities in
buildings that encourage children and families.
5. Reinforce and increase city planning authority. Several participants said the City
should have “more teeth” and be able to establish and execute a master plan for the
city that has a vision and a coherent approach to neighbourhoods. City should have
more power to limit density and new development applications.
6. Establish a bylaw limiting the number of people that can stay in one condo unit
to protect against “boarding houses” units and the related drain on common utilities.
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Unit Number & Size – Survey Results
Unit number and size
Answer Options

Yes

Do you feel there
are too few family
sized condo units
in your
neighbourhood?
49.15%
Are there too
many units in your
condo?
11.60%
Do you
experience a poor
quality of life due
to living in a small
unit?
13.60%
Are you
concerned about a
reduction in your
property value due
to too many
condos being
constructed in
your area?
51.23%
Other (please specify)

No

Don't Know

Non- Response
applicable Count

259

33.40% #

16.32% #

1.14%

527

61

82.32% #

4.18% #

1.90%

526

71

77.39% #

2.30% #

6.70%

522

270

40.23% #

4.74% #

3.80%

527
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answered question
skipped question

528
74

Amenities & Storage – Issues
1.









Lack of particular amenities was raised, including:
Amenities for dogs; including grass, dog relief areas and off-leash places
Storage space/lockers;
Green space and landscaping;
Amenities for children, including play amenities and daycare;
Lack of outdoor or community amenity space;
Lack of garbage containers;
Lack of social amenities that could be free of use for community meetings, and;
Lack of voting spaces, as identified by the City Clerk’s office.

2. Challenges in terms of managing amenities were also frequently cited, including:
 User conflict of use – people, children and dogs feel to be competing for outdoor amenity
space;
 Dog waste both outdoors and indoors;
 Noise from dogs;
 Lack of flexibility in how amenity space could be used, seeing as desire for types of
amenities change over time and with the residents;
 Price of amenities; and room rentals are high in some cases, contributions to amenities
were also said to be problematic, storage spaces are expensive;
 Noise from use of amenity space;
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Cost of maintenance and state of good repair of amenities (BBQ, gym equipment,
pools);
Some amenities go unused;
Some amenities are too small for the number of people they are supposed to support,
and;
Poor maintenance of amenities (e.g.: swimming pool with dirty water).

Amenities & Storage – Ideas to Address Amenities & Storage Issues
Supply of Amenities
1. Increase the minimum amount of storage space available to all units. Make it
mandatory to provide a certain amount of storage space. Small units could have the
large storage spaces.
2. Require recreational facilities appropriate for the size of the building. Coordinate
with parks to ensure there are adequate outdoor amenities provided for a
neighbourhood.
3. Coordinate dog amenities with existing neighbourhood parks. Ensure there is a
dog-friendly park that is local to the building or provide a new one with the development.
Have designated dog-relief solutions in the development plans. Also ensure that there
are off-leash times in surrounding parks.
4. Increase the dog registration tax to help cover the cost of amenities for dogs.
5. Build child-friendly amenities into every building.
6. Increase the amount of recreation centres for nearby buildings so condo dwellers
don’t have to bear the cost in their maintenance fees.
7. Use rooftops for common space and green space and gardens.
8. Increase garbage bins for dog waste around the building.
9. Create outdoor amenities such as barbecues that encourage socializing in the
building.
10. Follow-through on the requirements of forced reciprocal agreements for daycares
and parkettes from Section 37 funds.
Amenity Use
1. Establish social committees to increase community feeling in the building. Have the
committee prepare and share guidelines on the use of common space.
2. Create an online booking system to improve the ease of rentals/booking for shared
amenities.
3. Enforce off-leash bylaws as well as dog waste removal bylaws.
4. Create a programming booklet to let parents and children and anyone else in the
building know about programming both in the building and locally. Include information
about libraries and run a welcome trip on an annual basis to educate on existing
amenities and programming.
5. While some participants liked the idea of shared amenities between buildings or
with the broader public others said there were security and liability concerns that
would need to be addressed for the model to be successful.
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Amenities & Storage - Survey Results
Amenities & Storage
Answer Options

Yes

No

Response
Count

Don't Know

Is there enough storage
space?

60.58%

315

37.12%

193

2.31%

12

520

Are there enough
recreation amenities (child
play spaces, gym,
swimming pool)?

62.55%

324

30.89%

160

6.56%

34

518

Are there enough social
amenities (patios,
barbecue, social room)?

75.77%

394

21.15%

110

3.08%

16

520

Is there enough flexibility
in how amenity space can
be used?

57.58%

300

30.52%

159

11.90%

62

521

26.51%

136

46.20%

237

27.29%

140

513
72
523
79

Are there enough facilities
for dogs (dog runs, dog
transport in the building,
places for dog waste)?
Other (please specify)

answered question
skipped question

Other Physical Building Issues:
 Lack of City garbage pick-up, forcing condos into private pick-up due to lack of
access by City trucks through design of buildings;
 Neighbourhood fumes and pollution – can’t open windows, and;
 Lack of accessibility to buildings, regular doors and revolving doors but no
accessibility buttons.
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Community Inside the Building
As listed above, the top key issues that emerged in “Community Inside the Building” are:
1. Condo Board Governance Issues
2. Taxed disproportionately to services received
3. Issues related to Condo turnover and the Building Code
The remainder of the issues and initial ideas for solutions are summarized in detail below, and
grouped in the following categories:






Finances
Property Management
Community
Residents
Other
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III. COMMUNITY INSIDE THE BUILDING
Finance & Governance – Issues
1. Condo Board governance issues, specifically poor financial management of the
budget and reserve fund, with particular issues around:
 Lack of transparency, full disclosure and communication of shared financial
documents and decisions, contracts are not arranged in a transparent way and
financial dealings of the corporation are hard to access, including turnover
documents;
 Inadequate education on the board to manage large reserve funds;
 Inadequate notice for meetings;
 Residents not being allowed to attend meetings;
 Money being wasted – repairs and construction projects that are not clearly
defined, and;
 Year over year increases to maintenance fees too high, some increases due to
poor construction quality and large and expensive maintenance and repair
projects;
 Shared amenities making financial records complicated;
 Board members not having adequate education or capacity to manage the
budget;
 Operating budget not changing over the years;
 Budgets are passed without resident input, and;
 Spending reserve funds improperly and on non-urgent, unnecessary projects.
2. Taxed disproportionately to services received. Many participants voiced the issue
that condo residents receive fewer city-funded services, but pay the same amount of tax
as single-family homes.
3. Issues related to Condo turnover and the Building Code, and the related
relationships between stakeholders in the condo as they relate to financial
management, including:
 Cheapest contracts for property management, security, and cleaning, provided
by developers. Some participants raised issues regarding the lack of an
independent property manager;
 Investors and developers have too much influence in the management of the
budget;
 Difficulty changing property management and security companies when service
levels are poor;
 Personal connections between the members of the Board of Directors, the
builder and the property management firm in terms of hiring contractors, and
hiring friends or relatives, or some contractors getting preferential treatment;
 Questionable rates for work done in the condo, lack of proper sourcing to get
best prices;
 One participant noted that the City is not a stakeholder in these dealings, as the
Condo Corporation is a private entity;
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Developers setting up unreasonable elements of the financial elements within the
declaration then walk away without helping amend or resolve them and the
condominium corporation struggles to make the changes, and;
Lack of protection for renters in terms of fee and rental increases

4. Issues related to fees, including maintenance fees such as:
 Residents not using amenities but still have to contribute to their maintenance;
 The entire building paying for hydro instead of being sub-metred, and;
 Fees being based on square footage, create too large a penalty for those with
lager units.

Finance & Governance Issues – Ideas to address Finance & Governance Issues
Financial Management
1. Amend the Condo Act. Provide greater protection and enforcement of owner’s rights and
ensure that condo residents are aware that the Condo Act and its elements are a provincial
item and jurisdiction.
2. Increase budget disclosure. Share information more broadly and frequently about existing
funds and the condo corporation’s budget as well as how they will be/are being spent and
have the board conduct audits if desirable.
3. Create a City of Toronto office for condo residents to access information about related
regulation, protection and rights of owners and about the powers and jurisdiction of the board
of directors and condo management companies. Include an oversight body that homeowners
can access for help and information. Also include information on neighbourhood associations
and how to join local associations or set up new associations. Provide space for this office at
City Hall.
4. Use empty space in condos to house new neighbourhood association offices.
5. Increase the ease with which the condo corporation can charge the developers for the
cost of fixing defects in the building.
6. Give resident-owners an increased number of board positions (versus non-resident
owners).
7. Create legislation to ensure sound financial management practices are followed by
the condo corporation and ensure there is adequate staffing with the regulatory body
to make sure legislation is enforced.
8. Establish a condominium oversight body to ensure issues such as access to financial
documents from developer upon turnover.
9. Taking the developer to court to address building quality issues.
10. Create legislation that forbids building and development companies to vote with
“empty unit” votes when building decisions are being made.
11. Do not allow developers to create the declarations or by-laws without input from
condo owners.
12. Have a more participatory planning process to manage the condo finances.

Maintenance Fees
1. Introduce sub-metering for the units to create hydro and water bills for each individual
unit.

2. Limit the percentage year over year annual increase in maintenance fees to a
percentage range.
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3. Require developers to consult with experienced engineers who have worked on
condos in order to develop the initial maintenance fee structure.

4. Educate all condo owners on what their condo fees are used for.
5. Provide grants to address large financial shortfalls for repairs and upgrades.
6. Share amenities with other condos or hotels in order split or share costs and reduce
fees.

Finance – Survey Results
Finance
Answer Options
Are your maintenance fees
high in relation to the
benefits received?
Is the portion of your
maintenance fees that goes
towards amenities too
high?
Are there issues in your
condo relating to
transparency and
accountability amongst
developers, property
managers and the condo
board related to the time of
the turnover of the condo
building from the
developer?
Are financial and legal
documents of the
condominium corporation
easily accessible to
residents?
Other (please specify)

Yes

Don't
Know

No

Response
Count

35.07%

182

52.41%

272

12.52%

65

519

18.57%

96

53.38%

276

28.05%

145

517

19.77%

102

53.29%

275

26.94%

139

516

57.36%

296

15.50%

80

27.13%

140

516
36

answered question
skipped question

519
83
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Property Management – Issues
1. Property management company is not helpful or available to manage issues at the
condo and do not act in the best interest of condo residents.
 Issues go unresolved and messages to property manager are not acknowledged;
 Responses to issues are either very slow or do not happen at all, some
responses to residents have been characterized as rude and unprofessional;
 Heat or air conditioning issues not addressed, sidewalks not shovelled, etc.;
 No full-time property manager available on-site, particularly with small buildings,
part-time managers not effective;
 Illegal entry into suites;
 Helpful property managers being dismissed without cause;
 Property management fees too high especially given lack of quality service;
 Property managers conducting illegal activities;
 Property managers with substance abuse issues that interfere with their job
performance;
 Property managers responsible for multiple buildings do not provide adequate
service to individual buildings, and;
 Quick turnover of property managers due to issues with each firm hired causes
issues with general service provision to the condo.
2. Property management company obstructs the function of the Board. Issues raised
included:
 Information about operations of the condo is not shared with Board members;
 Incorrect information is provided to residents and the Board;
 Property Management acting overly cautious when there is perceived potential
for litigation;
3. Property management company lacks adequate education to manage its
responsibilities and/or is not properly licensed for the role
 Lack of knowledge on process, on good communication skills, on tracking issues
and on basic issues related to the construction and function of the condo
building;
 Neglect of the City of Toronto Building and operational code issues, and;
 Property managers not fulfilling their contractual obligations.
4. Property management has inappropriate relationship with the Condo Board, the
developer and contractors, resulting in issues such as:
 Some participants linked the low quality of service to the way the company was
hired (via the developer);
 Property managers receiving kick-backs from contractors for work tendered to
them;
 Property managers aligned with the builders and have a bias towards protecting
the builders, and;
 Collusion with the Board on how to manage resident issues
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Property Management – Ideas to address Property Management

Education and Regulation of Property Managers
1. Increase and improve property management education and licensing to mandate
professionally trained and certified property managers, as well as certification or
recertification processes that are managed annually. Consider free seminars for board
members.
2. Create a code of practices, ethics and standards enforceable by law.
3. Create incentives for professionals to join the industry.
4. Limit the term of property management companies to one year.
5. Create laws that mandate transparency and would mandate that property managers share
all pertinent information with condo residents.
6. Create a maximum increase on property management fees year over year.
7. Do not allow affiliations between developers and property managers.
Quality of Property Management Service
1. Make it mandatory to provide a monthly update from the property management to all
residents on news, issues and upcoming events.
2. Increase the amount of time that a property manager is on-site to help resolve issues.
3. Solicit feedback from residents about performance of the property manager and
include this input in the decision about whether or not to renew the property manager’s
contract and increase the transparency around this hiring decision. Create performance
criteria for property management that includes feedback from residents.
4. Require all issues raised with property management to be addressed, or at minimum
acknowledged, within a certain time span (one suggestion was 48 hours), and create
penalties when the requirement is not adhered to.
5. Create a mechanism for the Board to deal with issues related to property
management.
6. Create a website for residents to share information and rate property management
companies.
7. Enable residents to be able to implement their own solutions to issues if they do not
agree with the one proposed by the property managers.
8. Replace property managers that provide low quality service.
9. Reduce turnover of staff via the provision of additional training.
10. Make it mandatory to have separate condo management offices for separate condo
corporations.
11. Create an option to replace the property manager that the developer has put into place
at the time of turnover if residents are not happy or confident with their services.
12. Create a lobby group of condo owners to help organize their advocacy efforts to improve
the levels of service at property management firms.

Property Management – Survey Results
Property Management
Answer Options

Is your property manager
responsive?
Other (please specify)

Yes

75.63% 388

No

15.59%

Don't Know

80

8.77% 45
answered question
skipped question

Response
Count

513
54
513
89
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Community and Residents - Issues
1. Difficult to attract qualified members for the Board of Directors and issues with
existing board members, including:
 Board members are too entrenched for long terms and cannot be removed due to a lack
of interest from other condo owners to get engaged;
 Board members do not have adequate authority due to lack of resident interest to pass
motions;
 Board members are not trained in technical areas, including finance and operations of
the building;
 Barriers to join the board of directors are high, barriers include but are not limited to: time
required, knowledge required, common language required;
 Issues with multiple condo boards in phased condo buildings – difficult to manage
shared amenities with multiple boards and budgets in the same condo complex;
 Board members who join the board to deal with a single issue then leave as soon as it
has been addressed (quick turnover, and single-issue participation);
 Lack of transparency in how the board conducts business, for example, renters not
being allowed to participate or observe board meetings, and;
 Falsification of the minutes of the Annual General Meeting (AGM).
2. Condo Board does not represent residents and does not communicate adequately
with residents. Other issues raised included:







Board being strictly focused on the budget and not paying enough attention to social and
community issues;
Heavy workload for a volunteer board with full-time jobs, and;
Retired people are over-represented as they have adequate time to participate;
A few “usual suspects” are extremely vocal about issues on Facebook pages or social
groups, while the majority of the building is not engaged in any of the conversations;
Too many absentee and foreign owners and lack of involvement in voting or proxies, which
creates decision makers who do not take the lifestyle of the building into consideration when
making decisions, and;
Vote rigging and abuse of proxies in the building by condo residents who seek support on a
certain decision.

3. Lack of Community and social interaction amongst condo residents, with some
feeling the condos are anti-social. Related issues raised included:






The AGM is the only time that condo residents will get together and socialize. There is very
little other social activity fostered by the board, with some participants saying the board
actively works to prevent social interaction within the resident community;
Lack of infrastructure to support social and community development in the building, such as
BBQs, party rooms, parties, community events;
Resident lifestyle in condos (ie; career focus, too busy) makes it difficult to build social capital
within the building as it’s difficult to get attendance at any events. Some residents prefer to
keep to themselves and only look out for their own individual interests;
It’s difficult for new residents to integrate into the existing community;
Residents that rent a condo unit are perceived by some as not having as much of an interest
in the social aspect of the condo community as residents who own their unit;
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Families who are social and who have an interest in the neighbourhood have to move out
because larger units are too expensive, and;
Flyers and some other communication efforts do not reach everyone in the building.

4. Condo residents lack education and information on condo living. Related issues
included:












Residents violating condo rules, such as not closing the garbage chute, hanging laundry over
balcony railings, excessive noise, poor dog etiquette, items being thrown off of balconies,
especially cigarette butts, resident guests not following the rules, especially in regards to
parking, illegal renting of parking spots, noise from renovations;
Condo rules and by-laws not being properly enforced;
Perceived additional issues with renters, in terms of lack of adherence to the condo rules.
Some participants felts that owners do not properly educate their renters on the condo rules;
Large families living in small units causing excess noise;
Condo units being used as short-term rentals, with the renters being disruptive to the broader
community by having frequent turnover and guests;
Lack of a list of current residents in the building does not enable good communication;
Difficult to access a copy of the rules and by-laws for the building. This pertains to both
residents and especially renters. The City by-laws are also not easily accessible;
Daycares being run out of condo units that are not zoned as business and the noise this
causes as well as the increased traffic;
Lack of understanding regarding common elements, membership and close living, and;
Condos are becoming the rental market and too many rentals cause issues in buildings.

Community and Resident Issues - Ideas to Address Community and Resident
Issues
Board of Directors & General Governance
1. Offer education and consider mandating it for all members of Condo Boards. The City
could mandate an introductory course and some basic training to help directors know where
to turn when they have issues or need answers. Another area is to educate board members
on how to develop committees and how to run consultations so that they have an open and
inclusive corporation that reflects the needs and wants of all residents. It is especially
important to have support for new boards at the time of turnover from the developer.
2. Create a best practice or tribunal agency that audits condo boards and their strategies
as well as their financial management. Have the province consider permitting a board to
hire qualified outside directors if residents are incapable of managing their corporation.
3. Provincial updates to the Condo Act should include a new governance model and best
practice documentation. In addition, several supports were suggested, such as:







A best practices in governance website to accompany the Condo Act and a mandatory
condo board association that shared experiences, problems and solutions;
A method to time meetings to the highest number of residents will be able to attend;
Increased authority for Boards to enforce their rules and regulations;
Term limits for board members;
Limited representation of non-resident owners on the board (developers and investors);
A required turnover clause in the standard Condo Bylaws, and;
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Make is easier to change the Board of Directors if it is found ineffective. \

4. The Province should create a low cost dispute resolution mechanism and

5.

6.
7.
8.
9.
10.
11.
12.

13.

protection for owners against improperly run boards and negligent developers. Create
clear language condo documents. Consider a separate municipal ombudsman at the
City to manage dispute resolution.
Consider term limits for Condo Board members, somewhere between one and seven
years were the limits most commonly suggested, with a shorter maximum term for the
chairperson. Another suggestion was to force board members to take a year off
between terms.
Develop criteria that would force diversity in the composition of the board, so that
it accurately reflects the residents of the buildings.
Set clear conflict of interest and ethics guidelines for Board members and make
them enforceable.
Develop strategies to attract residents to joining the Board.
Offer independent third-party certification of voting and minutes of Board
meetings as well as AGM.
Create a scorecard for board members and circulate this before Annual General
Meetings (AGMs) to allow residents to track the quality of the board.
Create a method to include renters in the governance process, and how their
issues could be managed by the Board independently of the owner.
Create legislation to make it mandatory and enforceable for condo owners to
receive all information they require about their condo from the developer, the
property manager and the board of directors.
Create and update an annual maintenance plan for the building.

Community Development
1. Make regular communication and updates to all residents mandatory, using a variety of
mechanisms. Suggestions included a monthly or quarterly newsletter with details on
upcoming meetings, events and recent decisions. Other ideas included the creation of a
Facebook page or group, and online community site or email list-serves. Create methods to
keep residents up to speed when they are unable to attend meetings, and increase the
number of meetings held annually, some participants suggested monthly meetings.
2. Translate important messages for condo residents into the most commonly spoken
languages in the buildings. For future condo consultations, also provide translation
services.
3. Provide education to condo board members regarding the knowledge needed to
properly maintain the building.
4. Develop a welcome and orientation session and handbook with information to help
involve new residents in the social life of the condo buildings. Keep the information up
to date.
5. Hold more community and social events in the building and realize that condo residents
can self-organize to address a lack of social community. One mechanism suggested is an
appointed social coordinator or committee. Specific events suggested included: community
events, clubs, festivals, BBQs.
6. Include the property managers in the social events to help build the sense of community
with them, as they are a key stakeholder in the building.
7. City Councillors should hold meet and greets in condo buildings. This would allow
condo owners an opportunity to voice their concerns and would also allow a councillor
facilitate a meeting of several. Condo boards in the same neighbourhood to meet each other.

49

8. Good building design that encourages social interaction should be included in each
new condo. Having a common room and public spaces outside the building both support
increased social interaction by giving residents a place to commune.
9. Some participants said that they were uninterested in being social in their building
and said that this should be an individual choice and should not be forced upon
anyone.

Resident Issues
1. Give the Board of Directors the authority required to enforce rules and by-laws.
Examples of this included the enforcement of fines for illegal elevator use,
2. Require owners to sign a receipt that they have received a copy of the rules and
regulations before they are allowed to purchase a unit.
3. Require guests of the building sign in, to have the condo resident held accountable for
any issues or damage they may cause.
4. Have the Toronto Police Services and Parking Enforcement divisions provide
educational material and training sessions for condo residents, management and
board. Another suggestion was to have a City of Toronto set of condo by-laws that all
buildings need to adhere to and have made easily accessible to residents.
5. Review and update the rules periodically to ensure they adjust to the living conditions
in the condo and the shared experiences. One participant was very weary of creating a
large set of rules, and asked to consider a minimal set that did not try to exert control over a
broad set of lifestyle choices.
6. Allow condos to restrict the number of rentals in the building, with a maximum
threshold for the number of renters that any one condo building can have. One participant
suggested 15% as the maximum; the general advice was to have fewer renters in the
buildings.
7. Revise the Condo Act to strengthen rules and enforcement options for illegal parking
space rental and lack of adherence to condo by-laws.
8. Create clear mechanisms to enforce anti-smoking guidelines.
9. Ban or restrict short-term rentals entirely or create a tax on short-term rentals as the
owners are received a high profit margin on the rental. Consider a surcharge on the
maintenance fees.
10. Create more rental apartments so renters are not forced into the condo market.
11. Do not allow large families to live in small units, set a limit for the number of residents
allowed per amount of square footage.
12. Have condo owners provide a minimum amount of education to their rental tenants
and hold the owners responsible for the actions of their tenants.
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Community and Residents – Survey Results
Community
Answer Options

Yes

No

Response
Count

Don't Know

Is there a lack of social
interaction in your building?

41.25% 212

51.75%

266

7.00% 36

514

Do you feel connected to
the broader condo
community?

36.88% 187

55.23%

280

7.89% 40

507
45

Other (please specify)
answered question

519

skipped question
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Residents
Answer Options

Yes

No

Response
Count

Don't Know

Are short term rentals
(daily/weekly) a problem in
your building?

10.44%

54

67.89% 351

21.66%

112

517

Is there a general lack of
education on condo living
amongst residents in your
building?

39.22% 202

38.83% 200

21.94%

113

515

Do residents follow the rules
and bylaws of the condo
corporation?

53.38% 276

28.43% 147

18.18%

94

517
60

Other (please specify)
answered question

518

skipped question
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Other Issues
1. Lack of space for voting stations due to decrease of public amenities such as
churches and schools.
2. The tax rate is too high for condos and the cost of condos is constantly
increasing. The main issue was in relation to the amount of property tax that condo
owner pay in relation to the City services that they receive. Some participants cautioned
on the reduction of taxes as revenue is required for the City to provide infrastructure so it
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3.
4.
5.
6.
7.
8.

should not be reduced. Several participants said the fees and the price are both too high
given the small size of condo units.
TARION is not helpful in resolving condo issues.
Family-sized units are not affordable, and the middle class is being pushed out of
the downtown. Some participants said that condos are not the appropriate vehicle to
resolve issues of affordable housing.
Inadequate attention being paid to fire safety and fire drills.
Paying twice for garbage pick-up, once through taxation and secondly through the
private service required at the condo building.
Property tax and land transfer fees are not being invested in improving the City’s
infrastructure and reducing traffic congestion.
Builder not paying property tax and passing cost on to resident.

Other Issues - Ideas to Address Other Issues
1. Create fire evacuation plans and ensure training is done annually.
2. Introduce a separate category of property tax for condominiums. Use tax revenues to
provide services to condos on a more proportionate basis.

3. Create a requirement for condos to provide access to their common rooms for federal,
provincial and municipal voting.
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4. Stakeholder Feedback
Downtown Resident Association Meeting

On March 6th, 2013, members of the project team met with the heads of 12 local downtown
resident associations to hear their feedback and ideas related to the first phase of the
consultation. Any feedback not captured in the summary report above has been listed below.

Community Around the Building
Neighbourhood Planning
 Use bollards to address the issue of cyclists on the sidewalk.


In CityPlace, there is a lack of children between the ages of 7-20 years old. The
inclusion of the TCHC building has shown that there is a community acceptance of
having affordable housing in the neighbourhood and that the aesthetics of the
building really matter. There need to be more options for people who make $4050,000, and how to support young people in the neighbourhood to graduate from
high school.



The ground floor element of mixed use is inaccessible and poorly designed, change
the aesthetic of glassed in lobbies at the streets. Consider approaching developers
first before firming up plans for ground-floor use.



Consider revisiting the urban design guidelines to provide even more support for
active transportation within City planning and design.



Invest more of the municipal budget in the planning division and develop strategies
to advocate for this, some residents do not mind paying existing or even increased
taxes if they know the funds will go to divisions such as planning that need additional
resources to implement a vision for the City.



To improve the quality of life in the City, there has to be more authority given to the
planning division to execute its visions.



Councillors should not be involved in funding and creating new development
applications with developers. For Section 37 funds specifically, consider expanding
who is making the decision, and include community representatives on each
decision.

Transit & Transportation
 Laneways are a special area that need consideration, as the impact of service trucks
can be to take over resident laneways.


When traffic plans are created, get everyone in the room (including the developer) to
understand the potential impacts and how to mitigate them before a new proposal is
submitted to the City.
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Do more traffic planning in condo developments from a pedestrian point of view.
There is no use in pedestrian crossings in some areas, and it is often unclear as to
who owns a light and who should be contacted for maintenance, as well as how to
adjust the timings of lights in areas that go from industrial to residential.

Community Inside the Building
To improve community communications and involvement, make consultation happen from
the time a condo is being planned to the time it is inhabited. Create a uniform
communication to the residents in the neighbourhoods that will include:
 Communications about construction;
 A timeline of when milestone events are happening;
 Getting streets to homes involved in any project possible;
 Define who gets sent the notice (how many people and in what proximity to the
application), and;
 Have one point of contact at the planning division for each project/neighbourhood
Create planning specific bulletin boards in neighbourhoods and make accessible posters so
more people will get involved in the process.

Builder and Developer Stakeholder Meeting 1
On February 12th, 2013, the project team met with twenty building and development
professionals to provide feedback on the first round of consultation questions including existing
issues that exist in the condo living realm and any preliminary ideas to address them.
Key themes included:
Larger units
 Participants appreciated the City policy interest in seeing larger units provided however
explained that they can be challenging to deliver.
Neighbourhood Integration
 It’s important to recognize that condo residents are a part of the local community, not
separate from it.
Parks, Amenities & Financial Contributions
 There is a connection between condo amenities provided and the affordability of condo
units.
 It would be helpful to better coordinate and/or bring more transparency to how financial
contributions from the development industry to the City are used.
Dogs
 There are several issues related to managing dogs in condos, including: issues related
to pet etiquette (info sessions would be helpful for this), people not picking up after their
dogs, pet allergies, and sharing of elevators.

Parking
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For mid-rise buildings, reconsider the parking and access standards required for City
vehicles.



The number of residential parking spots demanded by the market is often lower than
what developers are required by the City to build.

Performance Audits
 There is an issue around performance audits on how to complete them and get them
signed off.
Garbage
 Both private and public garbage options should both be accommodated wherever
possible.
Explaining Condo Living
 There needs to be better communication between property managers, condo owners,
and condo boards regarding what’s expected of owners and what their rights are.
Rental Replacement Policy
 Reconsider the rental requirements given how many investor-owned suites are part of
the rental market.
Phased Occupancy
 As the lower storeys of buildings are ready for occupants (e.g. floors 1-25), consider
allowing phased occupancy.
Ground Floor Retail
 Retail at grade is desirable, but there are challenges and local factors that need to be
managed to make it successful.
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5. Next Steps
The results of the public consultation process will inform the development of the City’s
update and will also be shared with the Province of Ontario, particularly the Ministry of
Consumer Services, so as to be included in the context of the existing Condo Act Review.
The purpose of this summary report is to gather feedback in one comprehensive report and
to use these results to help create ideas to address the issues summarizes herein, and also
to consider the ideas already raised here. This “Ideas Testing” phase will be the second
round of consultation, when the public and all related stakeholders will be consulted on the
draft ideas proposed to address the issues raised and documented in this report. The results
will also inform the work being undertaken by City Planning staff to update the City’s Official
Plan policies and identify neighbourhood priorities for the City of Toronto.
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Executive Summary
The health of Toronto's condo communities is critical to the future health of our city as a whole. With
the number of new condos quickly changing the face of Toronto, there's a lively and high profile
discussion underway regarding what impact these condos will have/are having on the people living
in the condos as well as on the broader city. In January 2013, the City of Toronto launched a twophase public consultation process to engage people on a range of issues related to city planning and
condo living. The City of Toronto retained Swerhun Inc. to conduct stakeholder and public
engagement processes. In addition, the City retained R.E.Millward and Associates, Planning
Alliance, and Halsall Associates to provide technical advice and inform recommendations to improve
life for condo residents. The key objective of the engagement process is to seek feedback that will
support the City’s efforts to develop policy recommendations that will improve life for condo
residents.
Phase 1 of the consultation ran from February through March 2013. Phase 2 of the consultation ran
from April through to July 2013. In Phase 2, over 500 people provided feedback through four public
meetings, industry stakeholder working sessions, an online survey, and other communication with
the project team. This second phase of the consultation was designed to gather feedback on draft
ideas on how to improve condo living. These ideas were part of the presentation for the public
meetings and the survey. The team sought feedback on both new ideas, as well as existing
processes currently underway at the City. Finally, the team also sought feedback on alternate ideas
from the community on how to make condo living better. The list of these new ideas and existing
processes presented is available below, and the detailed analysis of this feedback, including new
ideas raised by the community, can be found in section 3 (pages 11- 37).
Ideas to address these issues included: more neighbourhood consultation and planning for new
condo buildings, ensuring that there is enough new infrastructure to support the new and existing
residents, using knowledge of development applications to time and drive improvements to public
works and infrastructure, and most importantly to create an emphasis on “City Building,” not discrete
developments.
For the purpose of this report, all consultation feedback and issues have been grouped into three
categories:

1. Community around the Building
2. Physical Building
3. Community Inside the Building
The feedback in this report is not based on a formulaic quantitative analyses, it is laid out in the
same order that the ideas were presented during the second round. All public feedback on these
ideas, and new ideas to address issues raised, has been received by the City of Toronto Planning
Division in full.
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Draft Ideas Presented in Round 2 to Address Issues Raised in Round 1 of the Consultation
Community Around the Building
1. ISSUE: LACK OF COMMUNITY INFLUENCE IN PLANNING AND THE USE OF SECTION
37 FUNDS
 New Idea: Work with City of Toronto Open Data team to make neighbourhood planning
information more accessible online.
 New Idea: Provide Condo residents with information about amenities and services in the
neighbourhood, and who to contact with problems, as well as the provision of resources and
recreational programming information.
 Process Underway: Section 37 review process is starting soon and feedback from the
Condo Consultation will be a key input.
 Process Underway: The City has requested the Province change the Ontario Municipal
Board’s role in planning decisions.
 Process Underway: Existing resources are available, including Wellbeing Toronto website,
311.
2. ISSUE: CONGESTION
 Idea to test: Consider creating a requirement for developers to provide other benefits when
the required number of parking spaces is reduced within a building, for example, a payment
into a Transit Reserve Fund.
 Process Underway: City’s Review of Transportation Policies in the Official Plan review with
the “Feeling Congested” project (www.feelingcongested.ca).
 Process Underway: Improvements in North York Centre and studying better connections at
Yonge and 401.
 Process Underway: Downtown Transportation Operations Study
http://www.toronto.ca/involved/projects/dtos/index.htm
 Process Underway: Policy direction to shift the way we move -- transit, cycling and walking
as alternatives to the car.
3. ISSUE: NEGATIVE IMPACT OF NEW CONSTRUCTION
 Idea to Test: consider refining the current review process for road closures to minimize lane
closures and obstructions.
4. ISSUE: INCREASED HEIGHTS OF BUILDINGS AND LACK OF CREATIVE DESIGN
 Idea to Test: Consider strengthening City guidance regarding built form and tall buildings
(e.g. setbacks from side lot lines, separation distance between towers, minimum 1st floor
height).
5. ISSUE: LACK OF AMENITIES FOR DOGS
 Idea to Test: Incentivize developers to provide dog-specific amenities, such as poop &
scoop areas, dog runs, dog washes, etc.
 Idea to Test: A development with a minimum number of units could trigger a City
requirement for dog amenities.
 Idea to Test: City takes a lead role in collecting and sharing best practices regarding ‘pet
courtesy’ protocols used by local community groups in the City.
 Idea to Test: Consider "dog free" buildings where adequate open space or amenities cannot
be provided.
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6. IDEAS TO ADDRESS LACK OF GREEN SPACE
 Idea to Test: Increasing transparency on how/where money is spent.
 Idea to Test: Look at other ways/places to provide public space benefits (e.g. sidewalks,
benches, other elements of the public realm, social gathering spaces, etc.).
 Idea to Test: City collect Best Practices related to green space provision as part of the
City’s Parks Plan.
7. ISSUE: LACK OF DIVERSE AND SUCCESSFUL RETAIL
 Idea to Test: While a developer is trying to lease space for a long-term tenant, allow shortterm lease or use by arts and culture groups.
Physical Building
8. ISSUE: LACK OF RESIDENTIAL AND VISITOR PARKING
 Idea to Test: Encourage condo corporations to consider flexible resident/visitor parking
agreements (e.g. ‘unused’ resident spots would be available for visitors. Note that flexible
parking agreements fall under the jurisdiction of the condominium corporation, and not the
City of Toronto).
 Idea to Test: Reduce the required parking spot size in condos (e.g. to match the smaller
size parking spots in Green P lots).
 Idea to Test: Provide more parking in the community around the building, including Green P
Parking spots.
 Process Underway: Downtown Transportation Operations Study is testing ideas for courier
drop-offs
9. ISSUE: LACK OF BIKE PARKING
 Idea to Test: Encourage condominium corporations to consider changes to their condo
declaration that would allow bikes inside units.
 Idea to Test: The City of Toronto require developers to increase the number of bike parking
spots provided per resident.
 Idea to Test: Provide more bike parking provided in the community around the building: e.g.
post and ring stands on the sidewalk.
10. ISSUE: LACK OF FAMILY FRIENDLY BUILDINGS (TOO MANY SMALL UNITS)
 Idea to Test: The City should implement policies to support the development of family-sized
/ flexible units in new condo buildings.
 Idea to Test: the City should implement requirements for affordable ownership units,
including family-sized units, in new condo buildings.
11. ISSUE: LACK OF AMENITIES AND STORAGE
 Idea to Test: Condo developers could reduce the amount of amenity space they provide in
individual buildings (such as gyms and party rooms) if they contribute toward the creation of
a neighbourhood community facility for public and condo resident use.
 Idea to Test: Increase the minimum requirements for storage space per unit (storage lockers
or storage space inside a unit).
 Idea to Test: Explore public use of private condo amenities in the neighbourhood.
Community Inside the Building
12. ISSUE: CONDO BOARD GOVERNANCE
 Process Underway: Forward all issues and ideas brought forward in the first round of the
City of Toronto Condo Consultation to the Province of Ontario for consideration in their work
to review the Condo Act.
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13. ISSUE: TAXES DISPROPORTIONATELY CHARGED TO SERVICES RECEIVED
 Process Underway: Issue raised with the Province through the review of the Condo Act
would require change to the Assessment Act.
14. ISSUE: LACK OF COMMUNITY EDUCATION
 Idea to Test: Develop a way for the City of Toronto to help facilitate residents who want to
share ideas with each other about improving their condo’s governance, social community, or
want help navigating City Hall for condo-related issues.
15. ISSUE: LACK OF SPACE FOR POLLING BOOTHS
 Idea to Test: Request the Province change the Condo Act to require Condo Boards to
provide space for polling booths in municipal, provincial and federal elections, if requested by
election officials.

Finally, the framing of the consultation should be considered when reviewing the feedback
received. The feedback gathered was in response to a set of draft ideas presented, it’s
important to note that participants also sent many additional or alternate ideas for how to
resolve the particular issues at hand for consideration by City Staff. Some issues (lack of dog
amenities, density of new condo towers) were identified more consistently by geography (these
two examples were frequent in North York and Downtown, for example) and do not apply to
condo living in all parts of the City.
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1. Project Background – Condo Consultation

Toronto is a prosperous and growing city in a growing region. Today the city is facing a number
of issues related to condo life, some of which are related to the unprecedented levels of
development and growth. In repose to this trend, the City has undertaken this study to look at
changes to the condominium, planning and other municipal regulations and programs to address
issues and problems associated with the way people are living in condos.
The key objectives of the engagement process are to seek feedback that supports the
City’s efforts to identify the quality of life issues existing in condos today and to
determine solutions to mitigate them.
The consultation happened in two phases (see graphic below), with Phase 1 taking place from
February to March 2013 and Phase 2 taking place from April to June 2013.

Overview of Consultation Phase 2
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The purpose of Phase 2 of the consultation was to seek feedback in two key areas:




To seek feedback on draft ideas and existing processes to address issues raised in the
phase 1
To seek alternate solutions from the community to the proposed draft ideas presented.

The consultation process included a number of different communications and outreach
activities. A drop-in session was held for the City Councillors and the discussion guide was provided
to all Councillors so it could be posted on websites, and included in newsletters. The invites were
sent to resident groups, property managers, builder and developer groups, and to BILD Toronto.
Tweets were sent via the Toronto Communications account, a city press release was sent out and a
project webpage was created and promoted.
These activities resulted in feedback being provided by approximately 500 people from across the
city. The Phase 2 consultation included:

Activity

Number of Participants

Four public meetings:
Thurs May 30, 2013 (North York)
Mon Jun 3, 2013 (Scarborough)
Tues Jun 4, 2013 (Etobicoke)
Wed June 5, 2013 (Downtown)

250 (this is an approximate number since people signed
in at the meetings, however there were participants who
chose not to sign in)

Working Session with Builder
and Developer Stakeholders
Fri May 24, 2013

15 organizations sent representatives

Twitter @TorontoComms &
@Swerhun Meets
Email submissions and letters

10 Tweets
18

Survey responses

350

Note all four individual public meeting summaries are included in the
Attachments (under separate cover)

The Stakeholder Working Session summary is included in the
Attachments (under separate cover)

Total participants who provided 500 (approx.)
feedback during Phase 1
A Discussion Guide and a PowerPoint presentation were created to help organize the feedback on
the draft ideas into the three major groupings: Community Around the Building (below in green and
grey), Physical Building (in red), and Community Inside the Building (yellow).
Pages two and three of the discussion guides are shown below and the full discussion guide is
included in the attachments to this report (available under separate cover and online ).
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Discussion Guide Pages 2 and 3.

Photos from the Downtown Consultation
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2. Key Themes in Feedback Received
Ideas on how to address the issues related to living in condos were grouped into three general
categories:
1. Community around the Building
2. Physical Building
3. Community Inside the Building
Question posed to consultation participants:
Tell us what you think about the ideas to test, if you have others please share them.
Results
There was a range of responses on both the new ideas and the existing processes presented.
Community Around the Building
There was significant support for ideas that would enable the community to play a more active role in
planning, with the development community also asking for a more unified process from City planning
in regards to the development approval process.
There were mixed responses on a few ideas, including how to fund transit and how to develop
density in the downtown core that is less reliant on motor vehicle traffic – while some participants
lauded the City’s approach to reduce car traffic in congested areas, they highlighted the impacts of
having inadequate transit infrastructure. Developers are concerned that they are following the
planning objective of reducing parking and car use downtown, so they should not be penalized for
the lack of transit infrastructure. Several participants were concerned that passing costs on to the
development industry would mean the costs would eventually trickle down to condo purchasers. Use
of both Section 37 funds and decisions made by the OMB were raised consistently as areas needing
attention. There was support for the City’s current process to revise the Section 37 process. There
was also support from many participants to use new processes to encourage creative design in new
buildings.
Ideas to address issues related to impacts of new construction (dust, noise etc.) were very wellreceived, and suggested refinements included looking to other cities for best practices.
On open space, participants were happy to learn more about the parks plan and the protection of
green space in areas of high-density and limited open space. Regarding pets, there was varying
levels of support for many of the ideas raised to provide amenities (open space, washrooms) etc. for
pets, and to mitigate the user conflicts that occur in parks when there are off-leash dogs.
Finally, there was discussion beyond the ideas tested on how to encourage diverse and lively retail
on the ground floors of condo buildings – while some were strongly in favour of having more
community use in between leases, others were more focused on thinking of new planning and
process approaches to improve how retail is created to be attractive to the types of businesses that
participants want to see more of in condos.
Physical Building
Ideas to address the lack of flexibility in visitor and resident parking, as well as ideas to increase the
amount of parking were both well-received. This discussion extended to bike parking, with
participants decidedly against ideas that would allow bikes in the buildings and with a preference to
expand the amount outside buildings and on the ground floor of the condos. Issues around unit size
were also discussed and some participants were receptive to ideas to encourage larger family-sized
9

condo units, and also flagged the need to provided adequate amenities for families and children
within the building. There were very mixed views on ideas to bring public and private amenity space
together, with a high concern around security and maintenance costs of potentially doing so.
Community Inside the Building
Various concerns regarding condo governance issues continued to be raised, though this realm is
outside of the scope of the City’s jurisdiction (it’s provincial jurisdiction under the Condominium Act).
Participants were happy to know that the results of this process would feed into and inform the
provincial Condominium Act review, and expressed support for that review process. Additionally,
ideas that would help develop community education on City planning issues were also noted as
opportunities to share information on condo governance and educating condo residents on how can
contribute to the budget and other discussions within their Condo Board.
The key themes were identified at each public meeting, and frequently in the written feedback and
other forms of input received throughout the process, which included worksheets collected at the
public meetings, email and telephone feedback, survey responses, stakeholder meetings with
residents and all other communications. The online survey was posted following the second round
of public meetings, in order to confirm and expand on the issues raised during the meetings.
The order in which the feedback is listed in this report is not based on a formulaic quantitative
analysis.
The information presented is what was heard at the meetings or received in the responses to the
survey. It is presented here without editorial, and its inclusion does not indicate that City Staff or
project team members agree with it or support or endorse possible ideas to address the issues.
All feedback received has been provided to the Toronto City Planning Division.

3. Detailed Feedback
The following feedback is grouped into the three sections: Community around the Building, Physical
Building and Community Inside the Building.
Additionally, each of these sections is broken down further into topical areas, as listed in each
section.
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I. COMMUNITY AROUND THE BUILDING
As listed in Round 1, the top key issues that emerged in “Community Around the Building”
included:

1. Lack of community engagement in planning re: use of Section 37 funds and
the Ontario Municipal Board being unaligned with the community
2. Congestion
3. Negative impact of new construction (dust, noise, traffic)
4. Buildings are too tall and lack creative design
5. Lack of amenities for dogs (Downtown)
6. Lack of green space (Downtown)
7. Lack of diverse and successful retail (NEW)
8. Lack of visitor parking (Addressed in Physical Building Section)
9. Lack of bike parking (Addressed in Physical Building Section)
The ideas to test and related processes are listed below each issue, along with the survey
results. Additionally, new ideas proposed and suggested refinements are detailed as well.

1.

ISSUE: LACK OF COMMUNITY INFLUENCE IN PLANNING AND THE USE OF SECTION 37 FUNDS
Lack of community influence in planning regarding the use of Section 37 funds and the OMB
decisions was actively discussed during the second round of public meetings held in North
York, Downtown and Scarborough. Lack of transparency and accountability of the Section 37
processes were consistently identified as principal causes in diminishing community influence
over private and public developments.
Specifically, North York and Scarborough meeting participants emphasized the need for a
mechanism to ensure that collection and distribution of Section 37 funds are transparent and
publicly accountable. Condo residents from Etobicoke indicated that the City should increase
communications with members of the public and provide public education about planning
processes. Downtown condo residents talked about shortcomings of the application process
and discussed how to address them.
Idea to Test: Work with City of Toronto Open Data team to make neighbourhood
planning information more accessible online.
Public Meeting Feedback:
Many meeting participants indicated that the proposed idea of publishing additional planning
information online would be helpful to increase process transparency and accountability. This
idea received a high level of support online and during public meetings.
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Online Survey Results:
I strongly support this idea

51%

I somewhat support this idea

6%

I support this idea

33%

I do not support this idea at
all

2%

I am neutral to this idea

9%

Total Responses

311

The online survey results show that 84% of respondents supported the idea, a significant
portion of which indicated a strong level of support. Only 5 people (2%) did not support this
idea at all, which made this idea the fourth most supported Idea to Test in the online survey.
Idea to Test: Provide Condo residents with information about amenities and services in
the neighbourhood, who to contact at the City about local problems, and more
information on the provision of resources and recreational programming information
Public Meeting Feedback:
One of the key messages that emerged during all Round 2 public meetings was the need for a
better, more efficient communication method between the City, condo residents and condo
boards, and increased public education about condominium living. Many participants were
supportive of increasing education regarding the planning process and how to be active in
neighbourhood planning discussions.
Online Survey Results:
I strongly support this
idea

45%

I somewhat support this idea

3%

I support this idea

36%

I do not support this idea at
all

3%

I am neutral to this idea

13%

Total Responses

310

A notable 81% of respondents to this question supported the idea, more than half of which
indicated strong support. Only 9 people (3%) out of 310 survey participants marked that they
do not support the idea at all. The online feedback suggests that the few respondents with a
low level of support, neutrality or no support were concerned about costs to run this program,
lack of clarity about who would provide information and take ownership of the program, and the
fact that similar resources already exist (i.e.: through the Councillors’ Offices, 311, and the City
of Toronto website).
Suggested Refinements:
 Provide annual resident education sessions with condominium specialists and City staff
(including lawyers, accountants, independent condo managers, etc.) for more information
on condo corporation structures and management, legal rights and responsibilities of
condo boards, owners and tenants, along with dispute resolution mechanisms.
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Increase communication with residents about new developments through various
channels, including traditional mail.
Consider working with Neighbourhood Associations to provide more information on
community events and recreational programming.

New Ideas:
 Continue to fund civic organizations, such as Tenant Defense Fund, which provide policy
education and ensure public participation in decision-making process at the municipal
level.
 Ensure that every resident in the radius of at least 300 metres of any property undergoing
a planning consultation is notified about public meetings and processes.
 Introduce a mechanism that would allow councillors to control the timing of the application
review in order to slow down application approvals until relevant studies/assessments are
completed and all the impacts are taken into consideration.
 Divide the development application process into three phases instead of one and clearly
outline consequences of each phase.
Process Underway: Section 37 review processes is starting soon and feedback from
Condo Consultation will be key input
Suggested Refinements:
 Adopt a more rigid approach to Section 37 and make an exception for this section in the
Illegal Tax Act to avoid any possibility of the section being perceived as an illegal tax.
 Address the issue of developers downloading Section 37 charges to condo buyers by
factoring these charges into a unit price.
 Invest Section 37 funds in the areas that they are collected from (rather than redistributing
them throughout the City, as can be the case with the existing process).
 Remove councillors’ power to make decisions in relation to Section 37 and install an
executive committee within the community.
 Increase transparency of the process used to distribute Section 37 funds by making all
records and decisions regarding Section 37 publicly available.
Process Underway: The City has requested the Province to change the OMB’s role in
planning decisions
Suggested Refinements:
 Eliminate the OMB provision that allows developers to reapply on a development
application after the six-month Council inaction period.
 Extend the inaction period required prior to a re-application to a minimum of one year.
Process Underway: Existing resources are available, including Wellbeing Toronto
website, 311

2.

ISSUE: CONGESTION
Consistent with the Round 1 findings, the need to address traffic congestion emerged as one
of the top priorities in all four public consultations. However, congestion-related issues
significantly varied in nature by area.
For example, condo residents from Scarborough and North York emphasized the importance
of appropriate infrastructure to support rapid condo growth, including public transportation,
traffic lights management and bike lanes. Downtown residents shared their thoughts on how
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to alleviate car congestion.
Idea to test: Consider creating a requirement for developers to provide other benefits
when the required number of parking spaces is reduced within a building, for example,
a payment into a Transit Reserve Fund
Public Meeting Feedback:
This idea received mixed responses during public meetings. Approximately half of the
participants in the Downtown and the North York meetings expressed support for this idea,
while the other half strongly opposed it. Those opposed were concerned about development
charges being downloaded onto condo buyers/owners through an increased unit price.
Online Survey Results:
I strongly support this idea

32%

I somewhat support this idea

16%

I support this idea

25%

I do not support this idea at all

14%

I am neutral to this idea

13%

Total Responses

310

Consistent with the public meeting feedback, the online feedback shows that this is a divisive
idea. Although 177 respondents (57%) to this question indicated that they support or strongly
support this idea, 105 respondents (32%) offered additional comments ranging from
appreciation to strong objection to the proposed idea (see Appendix A). Noteworthy is the
same percentage of respondents (32%), who indicated a strong support for this idea.
New Ideas:
 Ensure that the infrastructure is properly developing along with the condominium growth.
 Dedicate a portion of taxes collected from condo owners to support transit fund.
Process Underway: City’s Review of Transportation Policies in the Official Plan review
with the “Feeling Congested” project (www.feelingcongested.ca).
Process Underway: Improvements in North York Centre and studying better
connections at Yonge and 401.
Suggested Refinement:
 Advocate with Yonge Corridor Condominium Association for the Province and the City to
share investment to reduce congestion at the intersection of Yonge Street and Highway
401.
Process Underway: Study Downtown Transportation Operations Study
http://www.toronto.ca/involved/projects/dtos/index.htm
Suggested Refinement:
 Develop more underground paths similar to Montreal.
Process Underway: Policy direction to shift the way we move -- transit, cycling and
walking as alternatives to the car.
Suggested Refinements:
 Provide safe cycling infrastructure and enforce cycling by-laws–– in particular, the by-law
prohibiting cycling on the sidewalks.
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Promote active modes of transportation but recognize that car use is necessary for a
growing older population during prolonged winter conditions.

3. ISSUE: NEGATIVE IMPACT OF NEW CONSTRUCTION
All of the Round 2 public meeting discussions touched on a rapid growth of new
condominiums. The need to address negative impact of new construction was brought forward
by several Downtown and North York meeting participants.
North York residents were especially concerned with road lane closures. Downtown residents
emphasized the need to address excessive noise from construction.

Idea to Test: consider refining the current review process for road closures to minimize
lane closures and obstructions
Public Feedback:
This idea was supported by a majority of public meeting participants. Condo residents from
North York expressed enthusiasm about the proposed idea to test and suggested to research
how other cities of comparable size reduce negative impact resulting from lane closures and
other construction/improvement-related obstructions on the road.

Online Survey Results:
I strongly support this idea

35%

I somewhat support this idea

5%

I support this idea

39%

I do not support this idea at all

1%

I am neutral to this idea

20%

Total Responses

308

Overall, online survey participants were highly supportive of the idea. A significant majority
consisting of 238 respondents to this question (74%) indicated that they supported or strongly
supported this idea and only 3 people (1%) indicated no support for the idea at all.
Important to note quite a few survey participants (20%) marked they were neutral to the idea.
Several respondents noted that this section did address noise/dust issues. There were also a
few comments stating that it was important to remind citizens that construction-related
inconveniences are an inevitable part of the fast growing city.
Suggested Refinements:
 Identify the most effective methods of minimizing road obstructions during the construction
as used in other cities, such as New York City, to re-write the policy for Toronto.
 Create a requirement for developers to notify all the buildings on the same street in the
immediate vicinity of the estimated construction period.
 Explore creative staging of condo construction that minimizes negative impact of
construction.
 Consider shorter, more appropriate time frames for road closures.
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Existing Process: Contact Councillor and/or By-Law Control regarding the negative
impacts of construction.
Participants reinforced the need for a better communication with local councillors.
Suggested Refinement:
 Review the construction hours by-laws to better reflect residential needs. Consider less
intrusive hours, such as 8 am to 6 pm on weekdays and 10 am to 3 pm on Saturdays.

4. ISSUE: INCREASED HEIGHTS OF THE BUILDINGS AND LACK OF CREATIVE DESIGN
The issue of increased heights of the buildings and lack of creative design was identified as
one of the key concerns in the first round of the consultation. The need to address this concern
was brought forward during the Etobicoke meeting, where several condo residents from the
area felt that new condo developments did not fit well with the rest of the neighbourhood.
Idea to Test: Consider strengthening City guidance regarding built form and tall
buildings
(e.g. setbacks from side lot lines, separation distance between towers, min
1st floor height)
Public Meeting Feedback:
The proposed idea to strengthen City guidance of the existing processes regarding built form
and tall buildings was met with a high level of support.
Online Survey Results:
I strongly support this idea

61%

I somewhat support this idea

4%

I support this idea

24%

I do not support this idea at all

4%

I am neutral to this idea

8%

Total Responses

299

According to the online survey results, this is the third most supported idea among all of the
proposed Ideas to Test. 253 respondents out of 299 (85%) supported the idea, out of which
181 people (61% of total responses) indicated strong support.
Suggested Refinements:
 Create a process that enforces permissible heights and ensures strict adherence to
guidelines.
 Develop a specific range of variance that is permissible in addition to the existing
appropriate building height recommendations.
Existing Process: Urban Design Guidelines
Several participants supported the City’s Urban Design Guidelines for appropriate building
heights.
Existing Process: City of Toronto Design Review Panel, Waterfront Toronto Design
Review Panel
Several participants expressed support for the City’s Design Review Panels, such as
Waterfront Toronto Design Review Panel.
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Existing Process: Tall Building Guidelines
Several meeting participants supported the existing process driven by the Tall Building
Guidelines.

5. ISSUE: LACK OF AMENITIES FOR DOGS
Although lack of amenities for dogs was the focus of the downtown discussion during the first
round of Condo Consultation, the ideas addressing this issue were actively discussed at the
Scarborough and North York public meetings. Participants in both meetings agreed that the
absence of dedicated dog amenities puts strain on the existing green spaces, especially
children’s play areas. Several participants in both meetings affirmed that it is important that a
primary accommodation is given to children and adults when it comes to green spaces.
Idea to Test: Incentivize developers to provide dog-specific amenities, such as poop &
scoop areas, dog run, dog wash, etc.
Public Meetings Feedback:
A majority of the public meeting participants voiced strong support for this idea. Several
participants shared their condo experiences where dedicated dog runs have significantly
improved the quality of grass around the building and green spaces used by children.
Online Survey Results:
I strongly support this idea

27%

I somewhat support this idea

I support this idea

27%

I do not support this idea at all

I am neutral to this idea

26%

Total Responses

7%
13%
297

The online survey results suggest that overall respondents looked favourably on the idea with
160 respondents (54%) supporting or strongly supporting the idea. However, some of the
concerns brought forward in the comment section indicate that while the respondents in
general favour dedicated dog amenities, such as dog runs, the opinion is divided about who
should be responsible in providing these amenities and whether or not the City should provide
any incentives to developers.
Suggested Refinements:
 Dog-specific amenities should be shared by a group of buildings.
 These amenities should be built on the City-owned property and the City should take
responsibility for their maintenance and management.
 Create a by-law that allows the use of these amenities only to participating condo residents
to avoid strangers, congestion, lack of parking, etc.

Idea to Test: A development with a minimum number of units could trigger a City
requirement for dog amenities
Public Feedback:
Consistent with the online survey results, there were some people who supported the idea as
well as some who did not agree with the idea at all. In general, this idea generated less
discussions than other proposed ideas to test.
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Online Survey Results:
I strongly support this idea

23%

I somewhat support this idea

I support this idea

28%

I do not support this idea at all

I am neutral to this idea

24%

Total Responses

6%
19%
297

Although 151 of the respondents to this question (51%) indicated that they support or strongly
support the proposed idea, in general this idea ranked below the average level of support
among all of the proposed Ideas to Test. Respondents in favour of this idea emphasized that
larger condo developments should be responsible for providing for their residents’ dog
population. However, participants who indicated they do not support the idea at all raised
several concerns about extra cost of such a requirement and overreach of the City’s
jurisdiction.
Suggested Refinements:



Set a number of units at which the developer would be required to provide dog-specific
amenities.
Identify a maximum number of registered dogs allowed in a neighbourhood.

Idea to Test: City takes a lead role in collecting and sharing best practices currently in
use regarding ‘pet courtesy’ protocols used by local community groups in the City
Public Feedback:
Many participants supported this idea. During both meetings, participants shared that it is
important for condo occupants to be able to ask for advice and share their own experiences
with pet-related matters. People shared their examples of successful user-conflict resolution,
including putting dog owners in charge of creating ‘pet courtesy’ protocol for the condominium
ensures that the protocol is followed and respected (E.g. Liberty Village Residents
Association).
Online Survey Results:
I strongly support this idea

19%

I somewhat support this idea

I support this idea

35%

I do not support this idea at all

I am neutral to this idea

29%

Total Responses

6%
10%
293

The online survey results indicate that there were a significant number of respondents who
supported this idea (54%); however, the majority of them did not indicate a strong level of
support. These results could be explained by examining the comments provided to this
question. The online feedback reveals that many respondents agreed with the idea but they
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did not believe in its enforceability or effectiveness in practice. These concerns were also
addressed during the public meetings and reflected in the suggested refinements below.
Suggested Refinements:
 Create a dedicated City-managed website.
 Ensure that the requirement to have ‘pet courtesy’ protocols is enforced.
Idea to Test: Consider "dog free" buildings where adequate open space or amenities
cannot be provided.
Public Feedback:
Some of the North York and Scarborough public meeting participants met this idea with a great
enthusiasm, reiterating the need for proper amenities and space for dogs in condominiums.
Similar to the feedback collected online, several North York meeting participants highlighted
that they support this idea with an acknowledgement that such a designation is within the
realm of the condo corporation to define within its by-laws.
Online Survey Results:
I strongly support this idea

22%

I somewhat support this idea

I support this idea

17%

I do not support this idea at all

I am neutral to this idea

24%

Total Responses

6%
31%
299

The online survey results indicate the difference of opinions in regard to this matter. The
percentage of people who support and strongly support these ideas is only 6 percentage
points higher than those who do not support this idea at all. Some of the most common
reasons for strongly disagreeing with the “dog free” designation are considerations for people
with service assistance dogs and the potential negative effect on the condominium market
demand.
Existing Process: Have Off-leash Areas Policy
Several participants supported the existing approach to creating off-leash dog parks on City
property.
Suggested Refinement:
 Consider setting aside and fencing off small patches of grass from the rest of the green
space for off-leash use has proven effective in eliminating a major user conflict (E.g.
Thompson Park).
Existing Process: The Tall Buildings Guidelines address providing amenities for dogs
Several participants supported the existing process of The Tall Building Guidelines addressing
the provision of amenities for dogs.
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6. IDEAS TO ADDRESS LACK OF GREEN SPACE
Confirming the outcomes of the Round 1 consultations, the need for green spaces around
condominium clusters was voiced several times during the Round 2 meetings, particularly in
the Downtown, North York and Scarborough locations. Two overarching themes were guiding
the meeting discussions: children living in condominiums should have a nearby park with
dedicated play areas; and new and existing parks should be clean and well-maintained.
While the first theme was dominant at the North York, the latter clearly emerged at the
Downtown meeting. The Scarborough discussion about how to address the lack of green
space concentrated on both themes.
Idea to Test: Increasing transparency on how/where money is spent
Public Feedback:
This idea was met with a strong level of support during all of the public meetings with no raised
objections. Participants reiterated the need to for a transparent fact-based process, especially
in relation to Section 37 funds.

Online Survey Results
I strongly support this idea

50%

I somewhat support this idea

2%

I support this idea

39%

I do not support this idea at all

3%

I am neutral to this idea

7%

Total Responses

294

This was the most supported idea among all of the Ideas to Test. 262 of the respondents to
this question (89%) indicated that they support this idea, with a majority of those people
showing a strong level of support. Several notable comments provided online to this question
conveyed an acute need to for green space in the downtown core and emphasized the
importance of accountability mechanism to go along with transparent processes.
Suggested Refinement:
 Ensure that increased transparency on how and where money is spent is accompanied by
enforceable accountability mechanism.

Idea to Test: Look at other ways/places to provide public space benefits (e.g.
sidewalks, benches, other elements of the public realm, social gathering spaces, etc.)
Public Meeting Feedback:
This idea received a high level of support among meeting participants, especially those who
attended the Downtown meeting. Participants highlighted poor walkability and maintenance of
the public realm and the urgent need to address these issues with the City’s help to provide
more public space benefits.
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Online Survey Results
I strongly support this idea

48%

I somewhat support this idea

3%

I support this idea

35%

I do not support this idea at all

4%

I am neutral to this idea

9%

Total Responses

295

246 people (83% of responses) indicating support or strong support for this idea made it the 5th
most supported idea in the online survey. Several of the provided comments explained why the
respondents felt neutral or unsupportive of the idea. Some of the respondents were concerned
about the cost of this solution and who would cover the cost. In addition, respondents
mentioned that providing benches and social gathering spaces is likely to attract loiterers.
Finally, some of the comments indicated that public space is not an adequate substitute for
green space.

Suggested Refinement:
 Consider consulting or collaborating with organizations such as “8-80 Cities”, which
focuses on creating people-friendly downtown areas.

Idea to Test: City collect Best Practices related to green space provision as part of the
City’s Parks Plan
Public Meeting Feedback:
Meeting participants strongly supported this idea. No objections were raised and several
refinements were suggested.
Online Survey Results:
I strongly support this idea

50%

I somewhat support this idea

1%

I support this idea

38%

I do not support this idea at
all

0%

I am neutral to this idea

11%

Total Responses

293

This idea generated very strong support among the online survey respondents. No
respondents (0%) indicated that they do not support the idea at all and half of all of the
respondents (50%) indicated they strongly support the idea.
Additionally, this idea generated relatively few comments, which confirms high level of support
as well. Among those few comments there were several requests to define what best
practices are and several suggestions captured below.
Suggested Refinements:
 Consider defining what uses a city park should have as part of the Best Practices guide in
the Parks Plan.
 Collect Best Practices from around the world – do not limit best practices to the city of
Toronto only.
 Provide a clear definition as to what “Best Practices” are.
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Existing Process: Official Plan Policy protecting existing park space is an active policy
to “maintain, enhance and expand” the system of parks and open spaces
Some participants expressed support for this existing process.
Suggested Refinements:
 Ensure that new green spaces come with play areas for children.
 Create a by-law that clearly outlines responsibilities for maintaining green spaces around the
buildings.
Existing Process: Toronto Green Standard
Several participants supported this process.
Existing Process: Green roof by-law
Several participants supported this process.
Existing Process: Staff working group on parkland acquisition
Several participants supported this process.
New Idea:
 Create a smoke-free zone near the park entrances to improve the vicinity of the public realm.

7. ISSUE: LACK OF DIVERSE AND SUCCESSFUL RETAIL
Issues associated with the lack of diverse and successful retail varied significantly between the
Downtown and the rest of the meetings. Specifically, participants of the North York and
Scarborough meetings were concerned with the high square footage price and difficulty of
finding appropriate tenants for the ground floor retail spaces in condos. In addition to these
concerns, the Downtown condo residents and representatives of neighbourhood business
associations emphasized the need to protect existing successful retail from condo
developments. The Etobicoke meeting participants brought forward a concern about
inappropriate and/or intrusive ground floor retail activities that interfere with the condo
residents’ lives, such as those that create noise and odor (such as restaurants).

Idea to Test: While the developer is trying to lease space for a long-term tenant, allow
short-term lease or use by arts and culture groups
Public Meeting Feedback:
This idea was discussed at the North York and Downtown meetings. Participants at the North
York meeting noted the important role of infrastructure for supporting retail business in mixeduse buildings. Downtown condo residents pointed out that many successful neighbourhood
retail stores are subject to development pressures and high rent rates. Despite a varying
nature of concerns, participants showed a high level of support for the idea, similar to the
online respondents.
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Online Survey Results:
I strongly support this idea

39%

I somewhat support this idea

6%

I support this idea

30%

I do not support this idea at all

8%

I am neutral to this idea

16%

Total Responses

294

In general, this idea was well supported among the online survey respondents. However, the
online feedback provided to this question indicates that respondents were concerned about the
costs and liabilities associated with short-term leases or discounted rent rates for non-profit
groups.
Suggested Refinements:



Advise developers to decrease the size of ground-floor retail units to make rent more
affordable.
Encourage condo corporations to consult with their residents on what type of retail
activities the building should attract.

Process Underway: OP and zoning provides for maximum store size on pedestrian
strips
Meeting participants expressed support for this policy and did not raise any objections to it.
New Ideas:
 Create a policy that would protect sound economic business areas the same way that
heritage sites are protected.
 Ensure affordable parking and attractive public space around mixed-use buildings.
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II. PHYSICAL BUILDING
As listed in Round 1, the top key issues that emerged in the “Physical Building” are:

1.
2.
3.
4.

Poor building materials and design
Lack of visitor parking
Lack of bike parking
Buildings are too tall (Downtown, North York)

The ideas to test and related processes are listed below each issue, along with the survey
results. Additionally, new ideas proposed and suggested refinements are detailed as well.

8. ISSUE: LACK OF RESIDENTIAL AND VISITOR PARKING
The feedback from the first round of the Condo Consultation identified lack of visitor parking as
one of the most important issues to address. Confirming these findings, participants actively
discussed all of the proposed ideas to test during the public meetings and online. Overall, the
proposed ideas received mixed responses with an overarching reservation about the City
extending its jurisdiction into the condo corporation’s sphere of influence and general
responsibility for such arrangements.
Idea to Test: Encourage condo corporations to consider flexible resident/visitor parking
agreements (e.g. ‘unused’ resident spots would be available for visitors. Note that
flexible parking agreements fall under the jurisdiction of the condominium corporation,
and not the City of Toronto)
Public Meeting Feedback:
The response of the meeting participants to the proposed idea varied across the areas. The
North York participants stressed that visitor parking is an essential quality of life element for
condo residents and local communities. Therefore, the idea of flexible parking should be
considered in greater detail.
Although a majority of the Downtown meeting participants expressed support for the idea,
several participants did not support the idea at all. Those opposing the idea said that the
financial ramifications and potential liabilities of allowing visitors to use resident parking must
be taken into consideration and provide a disincentive for this approach.
The Etobicoke meeting participants expressed high level of interest in this idea. In particular,
people were interested in how flexible parking arrangements could be applied to create more
accessible visitor and resident parking.
During all of the meetings a constant concern was raised about the lack of easily accessible
spacious parking for people with special mobility needs. To address these issues, several
suggestions and refinements were offered.
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Online Survey Results:
I strongly support this idea

26%

I somewhat support this idea

23%

I support this idea

22%

I do not support this idea at all

10%

I am neutral to this idea

19%

Total Responses

292

Consistent with the public meeting feedback, the online survey respondents were divided in
their opinions about flexible parking. Although almost one third (26%) of the respondents
indicated a strong support for the idea, there were significant number of online comments
objecting to the idea on the basis of the City encroachment on private property rights.
Additionally, those who supported the idea said that allowing non-residents in the residents
parking area creates a safety concern.
Suggested Refinements:




Ensure that flexible parking can be arranged only at the “private-use common element” area
of the building, which is protected by the condo declaration, and not at the privately owned
parking spots.
Request that the condo management office asks the owners of empty parking spots to
volunteer the spots for accessible parking.
Encourage developers to include a provision for flexible parking in the original condo
declaration.
Idea to Test: Reduce the required parking spot size in condos (e.g. to match the smaller
size parking spots in Green P lots)
Public Meeting Feedback:
A majority of public meeting participants did not support this idea. Several participants at the
North York meeting mentioned that this idea does not take into consideration condo residents
who need to drive larger cars for work purposes, health reasons or to accommodate a larger
family. Similarly, meeting participants at the Scarborough, Downtown, and Etobicoke locations
showed very little support for the idea and highlighted that the underground parking in new
condo developments is already crammed, uncomfortable and unsafe for driving and parking a
car.
Online Survey Results
I strongly support this idea

9%

I somewhat support this idea

I support this idea

14%

I do not support this idea at all

I am neutral to this idea

25%

Total Responses

8%
45%
292

According to the online survey results, this is the second least supported idea among all of the
proposed Ideas to Test. Some of the most common concerns were consistent with the
concerns brought forward during the public meetings –all resulting from already small parking
spots. Additionally, several respondents said that encouraging condo residents to buy small
cars will negatively affect carpooling and discourage new families.
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Suggested Refinement:
 Consider creating size options for parking spots, such as small, medium or large. Introduce
price incentives to purchase smaller spots for smaller cars. Convert the extra space into
bike parking area.
Idea to Test: Have more parking provided in the community around the building,
including Green Parking spots.
Public Meeting Feedback:
Several participants, specifically at the North York meeting, did not like the idea of charging
developers to fund Green P parking in lieu of visitor parking. These participants said it would
discourage developers from providing adequate visitor parking for commercial and residential
condos. In addition, the North York meeting participants reiterated the earlier concern about
the developers downloading these charges onto the condo owners/buyers.
Although no direct objections were raised during the rest of the public meetings, this idea
generated a low level of support.
Online Survey Results:
I strongly support this idea

18%

I somewhat support this idea

11%

I support this idea

27%

I do not support this idea at all

14%

I am neutral to this idea

30%

Total Responses

292

The online survey results indicate a relatively low level of support for this idea. Although a
relative majority of the respondents supported this idea (45%), 41% felt neutral toward it or
indicated that they only somewhat support it. Many respondents doubted the viability of this
idea due to limited available space at grade. Others pointed out that increasing Green P
Parking would increase the use of cars instead of promoting the use of active modes of
transportation.
Suggested Refinements:
 Create a process that ensures fast and easy access to the side street parking permits.
 Introduce a by-law that requires the condo developer to provide an additional parking
space to larger unit owners at a discounted rate upon request and availability.
Process Underway: Downtown Transportation Operations Study is testing ideas for
courier drop-offs
Public meeting participants expressed some support for the process underway. No objections
were noted.
New Ideas:




Create a requirement for developers to provide a certain number of parking spots in the
building with a certain percentage designated as visitor parking.
Create a requirement for developers to provide at least one parking spot for visiting
nurses/personal care workers.
The City should provide at least one accessible parking spot in front of every condominium
free of charge.
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9. ISSUE: LACK OF BIKE PARKING
The need to address lack of bike parking was emphasized during all of the public meeting
consultations, especially in the Scarborough, North York and Etobicoke areas.
Idea to Test: Encourage condominium corporations to consider changes to their condo
declaration that would allow bikes inside units
Public Meeting Feedback:
This idea generated an active discussion during the second round of public meetings and
showed a notable difference of opinions. While a few participants strongly supported this idea,
many said that allowing bicycles inside the unit would track dirt and damage the interior of the
area used by all of the condo residents and result in elevator congestion.
The Online Feedback Results:
I strongly support this idea

26%

I somewhat support this idea

25%

I support this idea

25%

I do not support this idea at all

26%

I am neutral to this idea

17%

Total Responses

291

Important to note an even divide between the respondents who strongly supported and did not
support the idea at all (26%). Furthermore, there was an equal number of people who
indicated they supported and somewhat supported this idea amounting to half of the
respondents (50%). Thus, the online survey results suggest that although a majority of the
respondents support the idea, the opinion on this idea is divisive.
Many of the respondents indicated that they would prefer having dedicated secure bike parking
in the building than being allowed taking their bikes inside the condo unit.
Suggested Refinement:
 Consider a by-law for providing a designated elevator for an exclusive bike and scooter
use.
Idea to Test: Have the City of Toronto require developers to increase the number of bike
parking spots provided per resident.
Public Meeting Feedback:
This idea was met with high level of support and enthusiasm. Many condominium residents
emphasized the importance of promoting cycling not just in the downtown area but also in the
areas of inner suburbia, including Scarborough, Etobicoke and North York.
Online Survey Results:
I strongly support this idea
I support this idea
I am neutral to this idea

43%
25%
17%

I somewhat support this idea
I do not support this idea at all
Total Responses

10%
5%
291

The online survey results are consistent with the discussions held at the public meetings with
198 respondents (68%) indicating support or strong support; and only 16 respondents (5%) not
supporting the idea at all. However, unlike the feedback received during public meetings, the
online survey respondents did not agree with the urgency to introduce a requirement for bike
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parking in the areas outside of the downtown core.
Suggested Refinements:
 Ensure that every condo has dedicated parking lots for bicycles, including three-wheeled
cycles for people with mobility impairments; scooters; and other non-motorized and small
motorized vehicles.
 Ensure that the requirement states that bike parking is provided indoors.
 Work with the Transportation Planning Department at the City of Toronto to incorporate
this idea into the Official Plan.

Idea to Test: Have more bike parking provided in the community around the building:
e.g. post and ring stands on the sidewalk.
Public Meeting Feedback:
Many participants supported the idea of the City providing more bike parking in the community
around the building. In addition, meeting participants expressed enthusiasm about being able
to request post and ring stands to be installed anywhere in the city.
Online Survey Results:
I strongly support this idea
I support this idea
I am neutral to this idea

37%
31%
19%

I somewhat support this idea
I do not support this idea at all
Total Responses

8%
5%
292

Although 198 online survey respondents (68%) indicated support or strong support for this
idea, the online feedback suggests that a majority of respondents support it only as secondary
to the indoor parking idea. Many respondents expressed a deep concern about frequent
bicycle theft from the post and ring stands and noted that the outside parking does not protect
bikes from rain and other harsh weather conditions.
Suggested Refinements:
 Give priority to creating and updating indoor bike parking, including TTC bike shelters.
 Ensure that the outdoor bike parking is installed around the city in a manner that does not
interfere with the pedestrian flow.
 Ensure that the design of street furniture, including bike parking infrastructure, is both
functional and aesthetically pleasing, and fits well with the neighbourhood character.
Existing Process: New City of Toronto Zoning By-law requires minimum number of bike
parking spaces
Several meeting participants expressed support for this process and emphasized the need to
make the by-law requirements enforceable.
Existing Process: Direct bicycle locking ring requests to streetfurniture@toronto.ca (for
more details see www.toronto.ca/cycling/postandring/)
Participants highly supported this process and recommended to increase the promotion of the
ring and post stands among business owners, as very few people know they can simply
request through the city website or by calling 311.
New Ideas:
 Expand the BIXI bike program around the city by installing more BIXI stations and
increasing the number of the BIXI bikes per station.
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Consider more frequent sweeps to remove abandoned bikes on ring and post stands.

10. ISSUE: LACK OF FAMILY FRIENDLY BUILDINGS (TOO MANY SMALL UNITS)
The ideas to address this issue were discussed during the North York, Etobicoke and
Downtown public meetings. All of the discussions were guided by an overarching concern with
increasing condo prices and decreasing unit sizes. Furthermore, condo residents in the
downtown and Scarborough areas brought forward issues related to the lack of child-friendly
facilities for kids living in condominiums.
Idea to Test: the City should implement policies to support the development of familysized / flexible unit in new condo buildings.
Public Meeting Feedback:
This idea generated a relatively high level of support with no notable objections raised during
the meetings. Many Etobicoke public meeting participants were adamant about the need for
the City to identify and enforce a minimum square footage requirement for family size units.
Furthermore, several Downtown meeting participants urged the City to provide social policy
that promotes children and family living in condominiums.
Online Survey Results:
I strongly support this idea
I support this idea
I am neutral to this idea

39%
29%
20%

I somewhat support this idea
I do not support this idea at all
Total Responses

5%
6%
288

A majority of the online survey respondents supported this idea. Although there was a range of
comments provided to this question, in general respondents felt constantly decreasing size of
condo units promotes transient lifestyle in condominiums. Thus, many survey respondents
thought it was important for the City to support the development of larger units in the buildings
with more children-friendly amenities.
Several comments emphasized that family-sized units are necessary not only for families with
kids but also to mid-career couples or people who work from homes.
A couple of residents urged the City to account for market forces, specifically the fact that
larger units are less affordable and more difficult to sell.
Suggested Refinements:
 Identify and enforce minimum square footage for family-friendly units.
 Conduct a study on ways to provide more family-friendly units, which would translate into
policy supporting families with children living in condominiums.
New Ideas:



Consider looking into the insurance industry to identify the smallest insurable residential
space and use it as a benchmark to guide a minimum space requirement for condominium
units.
Make a provision for child-friendly amenities inside and outside of the building, such as
jungle gyms, sand boxes, etc.
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Idea to Test: the City should implement requirements for affordable ownership units,
including family-sized units, in new condo buildings.
Public Meeting Feedback:
Many meeting participants said that larger units for families should be made more affordable;
as such, this idea generated high level of support. However, several participants expressed
concerns about implementing and financing such a program in a privately owned building.
Online Survey Results:
I strongly support this idea
I support this idea
I am neutral to this idea

31%
27%
19%

I somewhat support this idea
I do not support this idea at all
Total Responses

7%
17%
288

Although a vast majority of the respondents indicated a high level of support for this idea, quite
a few concerns were raised in the comment section. Respondents felt that enforcing such a
requirement would put an stress on the real estate market due to fixed prices and because
condos offering affordable housing units could be viewed as less competitive. Furthermore,
several comments highlighted a possibility of the owners of such units being stigmatized in the
mixed-income buildings.
Suggested Refinements:
 Consider implementing mechanisms to prevent residents of affordable housing units from
being stigmatized and discriminated against.
 Consider working with Options for Homes or The Daniels Corp., or any other developers
that provide affordable condo units in central Toronto areas, including the Junction and the
Distillery areas.

Existing Process: Larger units being provided in some developments (Section 37)
Several participants supported the existing process of providing larger more affordable units
via Section 37 processes.
Process Underway: Developing policy to require some units to be family-sized units
A number of participants supported the City’s efforts at developing policy to require some units
to be family-sized.

11. ISSUE: LACK OF AMENITIES AND STORAGE
Condo residents living in Scarborough and the downtown area discussed issues related to
condominium amenities and storage.
Many Scarborough meeting participants indicated that many of the provided amenities are not
being used enough to justify the maintenance costs that are distributed across all condo
residents. In addition, several Scarborough meeting participants shared their negative
experiences living close to the storage units. The Downtown residents, on the other hand,
were primarily concerned with the lack of storage space.
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However, a majority of all public participants at the two meetings agreed that having amenity
space inside and around the building was one of few ways to create and strengthen the condo
community and that this is important to preserve.
Idea to Test: Condo developers could reduce the amount of amenity space they provide
in individual buildings (such as gyms and party rooms) if they contribute toward the
creation of a neighbourhood community facility for public and condo use.
Public Meeting Feedback:
This idea generated support with several refinements. Meeting participants emphasized that in
many cases condominiums are attractive because of provided amenities, which allow for a
healthy and social lifestyle otherwise difficult to achieve in a limited unit space. Thus, a majority
of participants said it was important to preserve amenities in the buildings. However,
participants supported the idea of developers contributing toward the creation of a
neighbourhood community facility for public use by eliminating less frequently used amenities.
Scarborough participants pointed out that reducing unused amenities would keep the condo
fees down and enhance a sense of community around the building.
Online Survey Results:
I strongly support this idea
I support this idea
I am neutral to this idea

16%
19%
25%

I somewhat support this idea
I do not support this idea at all
Total Responses

7%
33%
289

According to the online survey results, this is one of the least supported ideas among all of the
proposed Ideas to Test. Similar to the public meeting feedback; the online respondents felt that
having an amenity space was an essential part of the condo lifestyle. In addition, several
comments convey respondents’ concerns about the cost of maintenance of community space
and the fact that home owners would be making double the contribution for community
facilities by paying taxes and funding a community centre.
Suggested Refinements:
 Consider guidelines for the types of shared amenities to be included in a new development
to ensure maximum resident use.
 Ensure that the requirement only allows reducing the amenity space that is not intended for
frequent use.
Idea to Test: Increase the minimum requirements for storage space per unit (storage
lockers or storage space inside a unit)
Public Meeting Feedback:
Support for this idea varied across the areas. The Downtown meeting participants expressed a
strong level of support for increasing the number and the standard size of storage lockers.
However, despite different preferences for storage lockers and storage space inside a unit, a
majority of all meeting participants said that having appropriate storage space is an important
element of condo life and it should not take away from the already decreased unit sizes in new
developments.
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Online Survey Results:
I strongly support this idea
I support this idea
I am neutral to this idea

24%
31%
30%

I somewhat support this idea
I do not support this idea at all
Total Responses

6%
9%
289

A majority of respondents (55%) supported or strongly supported this idea. However,
consistent with the public meeting feedback, there was a notable difference of opinions about
increasing the number and size of storage spaces inside the unit or in the storage locker area.
In addition, several comments urged the City to consider storage needs of elderly citizens and
people with disabilities living in condominiums.
A few respondents commented that they did not experience or were not aware of any issues
related to shortage of storage space in their areas. Such responses could indicate that this is
an issue only in certain areas or developments and explain why this idea was discussed more
during the Downtown and Scarborough public meetings than during the North York and
Etobicoke meetings.

Suggested Refinements:
 Create a requirement for condo developers to always provide an option for a storage
space appropriate for the unit size or various size options for storage lockers.
 Create a requirement for condo developers to build several easily accessible lockers for
people with mobility impairments.
Idea to Test: Explore public use of private condo amenities in the neighbourhood.
Public Meeting Feedback:
The idea of utilising condo amenities inside or outside of the building for public use generated
a relatively low level of support among meeting participants.
Several Downtown meeting participants urged everyone in the room to think beyond “the
blocks of private space” when it comes to condominiums. They requested the City to improve
walkable areas around the building to enhance public use of space around condos. However,
many participants were concerned about who would take responsibility for and fund the
maintenance of a publicly used private space inside the building.
Similarly, participants attending the Scarborough meeting were concerned with the cost of the
property upkeep if public use is allowed.
Overall, the participants said that public use of private condo amenities in the neighbourhood
should be explored if such a use is provided on a for-profit basis to cover associated costs.
Online Survey Results:
I strongly support this idea
I support this idea
I am neutral to this idea

6%
10%
20%

I somewhat support this idea
I do not support this idea at all
Total Responses

7%
58%
286

According to the online survey results, this is the least supported idea among all of the
proposed Ideas to Test. None of the online comments fully supported the idea. Many
respondents raised concerns similar to the ones captured at the public meetings. Furthermore,
several comments raised a point about security hazards, increased operational costs, and
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financial and legal liabilities potentially resulting from public use of privately owned and
operated condo amenities.
Suggested Refinements:
 Encourage condo boards to require a full Annual General Meeting consensus for any
proposed arrangement of condo amenities for public use.
 Consider providing condo boards and management offices with guidelines and information
on how to explore, coordinate, and manage public use of condo amenities, including public
and private responsibilities.
New Ideas:
 Consider encouraging creative alternative uses of amenity space, such as social
enterprise, which simultaneously benefits a community and creates new businesses.
 The City could encourage condo developers to provide owner-residents with free
membership in existing neighbourhood community facilities.
 Design storage amenities that minimize noise impact created by moving large objects and
regular human traffic flow. One participant mentioned that he purchased the unit next to
the storage space without realizing how noisy and intrusive it would be.
 Prohibit building residential units on the same floor with the storage area.
 Consider policy that guarantees the use of public space around the building and clearly
defines whose responsibility it is to maintain the space around the building.
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III. COMMUNITY INSIDE THE BUILDING
As listed in Round 1, the top key issues that emerged in “Community Inside the Building”
are:

1. Condo Board Governance Issues
2. Taxed disproportionately to services received
3. Issues related to Condo turnover and the Building Code
The ideas to test and related processes are listed below each issue, along with the survey
results. Additionally, new ideas proposed and suggested refinements are detailed as well.

12. ISSUE: CONDO BOARD GOVERNANCE
The first round of Condo Consultation showed that the issues related to condo board
governance often cause deep public grievances. Although matters pertaining condominium
boards do not fall under the City’s jurisdiction, the City has included ideas in this process to
explore how it can help condo residents address these issues.
Process Underway: Forward all issues and ideas brought forward in the first round of
the City of Toronto Condo Consultation to the Province of Ontario for consideration in
their work to review the Condo Act
An overwhelming majority expressed strong support for this process and reiterated the
importance of conveying key messages from the first round of public meetings to the Province
of Ontario for consideration in their work to review the Condo Act. In particular, meeting
participants brought forward the issue of condo boards’ authoritarian governance style and
authoritarian powers without any recourse. Several participants noted that residents under
governance of such boards are usually left without proper explanations/information about vital
condominium processes, including increase in maintenance fees, Reserve Fund regulations,
etc.
Suggested Refinements:






The revised Condo Act should contain by-laws regulating board authority and
accountability and provide enforceable conflict resolution mechanisms (e.g. grievance
files).
Create a requirement for Annual Audited Financial Statement Report to go through an
audit and ensure that this report, a Status Certificate and a Reserve Fund Study are
publicly available and easily accessible.
Create a regulation prohibiting property managers from assuming employment duties
before all of the required certifications and accreditations are obtained. Such a regulation
would help prevent mismanagement of condo assets and financial loss.
Consider a special assessment for condo reserve funds that takes infrastructure
requirements into consideration and establishes a mandatory minimum fund to cover basic
and projected costs.
Consider a minimum requirement for a reserve fund to be equivalent to the cost of twomonth worth of operations and maintenance fees to avoid starting a condo corporation with
no reserves.
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Consider negotiating an agreement with major service providers, like Rogers or Bell, to
have their services provided in the building exclusively in return for a contribution to the
fund.
Urge the Province to consider allowing condo corporations to monetize its assets to cover
maintenance costs and to maintain a sufficient reserve fund.

New Ideas:



Consider using stronger marketing campaigns (e.g. full page newspaper ad, etc.) to
encourage residents’ participation in Annual General Meetings. Countering apathy should
be a priority goal to improve self-governing condo management structure.
Any public information from the City of Toronto related to condominiums should be
communicated to the residents directly and not through the boards.

Process Underway: City of Toronto to monitor the Condo Act Reform Process being
undertaken by the Province to ensure key Toronto issues are addressed
Many participants encouraged a coordinated process between municipal and provincial
governments.
13. ISSUE: TAXES DISPROPORTIONATELY CHARGED TO SERVICES RECEIVED
Process Underway: Issue raised with the Province through the review of the Condo Act
would require change to the Assessment Act
Many meeting participants confirmed one of the first round public meeting outcomes about the
need to address the issue of condo property taxes being charged disproportionately to
services received.
14. ISSUE: LACK OF COMMUNITY EDUCATION
The need for community education was highlighted several times during all of the public
meetings held in the second round. As mentioned previously, many participants said that
providing education on condominium living would strengthen a condo community, clarify rights
and responsibilities of the decision-making actors, help resolve numerous condo governance
issues, and significantly improve community influence in planning.
Idea to Test: Develop a way for the City of Toronto to help facilitate residents who want
to share ideas with each other about improving their condo’s governance, social
community, or want help navigating City Hall for condo-related issues
Public Meeting Feedback:
This idea received a high level of support. Many public meeting participants reiterated the need
for a common forum where residents can share their problems and experiences and get
information on condo related matters from fellow condo residents and directly from the City.
Online Survey Results:
I strongly support this idea
I support this idea
I am neutral to this idea

30%
34%
25%

I somewhat support this idea
I do not support this idea at all
Total Responses

7%
4%
284

Although a majority (64%) of the online survey respondents expressed support for the idea, 70
online participants (25%) indicated they were neutral to the idea. The online comments to the
question indicate that some respondents felt that communication among condo residents
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should be facilitated by condo boards and residents themselves. Additionally, some
respondents were concerned about the cost of such an undertaking by the City.
Suggested Refinements:
 Consider annual resident education sessions with condominium specialists and City staff
(including lawyers, accountants, independent condo managers, etc.) to provide more
information on condo corporation structures and management, legal rights and
responsibilities of condo boards, owners, and tenants, along with dispute resolution
mechanisms.
 Provide a dedicated website where condo residents across all Toronto neighbourhoods
can ask questions and get unbiased opinions on condo related matters.
 Consider conducting online surveys on the dedicated website mentioned above to
establish and share various benchmarks of condo living.
 Engage Torontonians by using social media tools, such as Facebook and Twitter.
 Consider a City Liaison to coordinate and facilitate this program.
New Ideas:
 To avoid creating additional costs for the City, consider encouraging the boards to let
residents form associations and groups to be in charge of communication with all condo
residents, the City, the board, and other similar resident associations in the
neighbourhood.
 Encourage the condo boards to create social committees, whose responsibilities would
include animating and building communities in condominiums.
 Consider using condo facilities for resident information sessions on the rights and
responsibilities of all the stakeholders, including condo occupants, boards of directors,
condo managers, developers, the City, and the Province.
 Work with the Canadian Condominium Institute and facilitation agencies to organize
community education events and publish event summaries online.
 Consider hosting these information sessions in the after-work hours during the winter to
increase the attendance rate.

15. IDEAS FOR SPACE FOR POLLING BOOTHS
Idea to Test: Request the Province to change the Condo Act to require Condo Boards to
provide space for polling booths in municipal, provincial and federal elections, if
requested by election officials.
Public Meeting Feedback:
Overall, public meeting participants supported the proposed idea to integrate a provision
requiring Condo Boards to provide space for election polling booths, when requested by
election officials.
Online Survey Results:
I strongly support this idea
I support this idea
I am neutral to this idea

22%
26%
32%

I somewhat support this idea
I do not support this idea at all
Total Responses

8%
12%
283

The online survey results show that a relative majority of the respondents supported the idea
(48%). The results also show a large percentage of people (32%) felt neutral to this idea. The
comments provided to this question suggest that a majority of respondents did not have
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objections to providing space for election polling booths but were not entirely sure doing so
should be legislated and enforced as a requirement.
Among those respondents who indicated they did not support the idea at all (12%), few urged
the City to abstain from encroaching on private property rights.
Suggested Refinement:
 Create a process that allows condominiums of appropriate scale to request a polling booth.
New Idea:
 Promote a secure online and smartphone voting to increase voter turn-out.
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4. Stakeholder Feedback
Builder and Developer Stakeholder Meeting 2
On May 30th, 2013, the project team met with fifteen building and development professionals to
provide feedback on the second round of consultation and the ideas being tested.
Key themes included:
IDEA TESTED:
Consider creating a requirement for developers to provide other benefits in lieu of reduced
parking (e.g. a payment into a Transit Reserve Fund)
Participants expressed concern with the idea that developers provide other benefits in lieu of
reduced parking. Most did not feel that cash in lieu was an appropriate mechanism to fund transit
(they felt that the current Section 37 process is “gamed” by users and that the City doesn’t have the
credibility to implement this type of approach). They reminded the project team that the City of
Toronto Official Plan discourages driving downtown, and that developers have acted in a way that is
consistent with this goal. It is difficult to put developers in a position where they would now be
penalized for helping achieve this City goal. There was also concern with the lack of accountability
regarding these funds – several participants expressed concern that the funds would not be
traceable back to investments in public transit (similar to concerns with the lack of accountability
regarding the use of Section 37 funds).
IDEA TESTED:
Reduce the required parking spot size in condos
Several participants said that it makes sense to reduce the size of the parking spots required for
condos. They said that today the largest car on the market can fit into every parking spot, and that
this is likely not the most efficient use of space (noting that 5 smart cars can fit into 1 tandem spot
and 2 smart cars in one regular spot). There was also a request that the City not discourage above
grade parking (particularly when going up is likely cheaper and easier than building below grade
parking).
IDEA TESTED:
Consider strengthening City guidance regarding built form and tall buildings
Participants disagreed with this idea. They indicated that increased flexibility is needed to allow
developers to take a more creative design approach, increase design quality, and to make more
efficient use of land. They also suggested: that the Design Review Panel opinions should trump
guidelines; that guidelines should not be applied retroactively; that design guidelines and the design
process should be designed to stimulate innovation; that the City fails to appreciate developer
priorities related to economics and use of time. Participants also noted that the easiest way the
development process works for a developer is to follow the rules and deliver a standard product as
opposed to being rewarded when they have innovated. There were worries that the City continues to
ask more and more from the buildings proposed, and that it is becoming more and more difficult to
step outside the box the City has created for developers. The hope had been that the new Midrise
Guidelines would provide leniency that understood pressures, but many developers feel the midrise
study delivered the opposite results.
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IDEA TESTED:
Look at other ways/places to provide public space benefits
Some participants identified the need for a paradigm shift regarding Section 37. They feel that it is
the public sector’s responsibility to provide amenities and to manage the availability of services. It’s
important to ensure that park studies are not over-weighted on quantity over quality. If we value the
quality over the quantity of parks, we are essentially increasing the service level standards. This cost
should not be the sole financial responsibility of the development industry, it should be proportionally
shared with existing residents, and there should be full disclosure and transparency to residents
regarding the costs of their park requests. The reason there’s such a demand for more park space
is in part because residents are not getting what they want out of existing parks, if existing residents
get what they want out of “new” parks they should pay their proportional share. Also the importance
of following the recommendations in Secondary Plans regarding parks was highlighted.
IDEA TESTED:
While a developer is trying to lease space to a long-term commercial tenant, allow short-term
leases and/or use by arts and culture groups
Suggestions from participants regarding retail included: allowing developers to create transitional
residential units that become retail uses over time; sharing information about how retail works,
including “make it or break it” on pro formas; and encouraging developers to have an up-front vision
regarding their retail interests.
IDEA TESTED:
Explore mechanisms to address the lack of family-friendly buildings (too many small condo
units)
Participants felt it makes most sense to start off with smaller condo units that allow residents to
combine units as they need to. Large units were viewed as not economically feasible, as they are
too expensive for the market to afford.
NEW IDEA:
Consider strengthening the role of City Planning in the development approval process
Several participants felt strongly that the City’s Planning Division needs to lead the development
approval process and that they should be an active leader in coordinating and filtering all of the
comments from various agencies. They envision a charrette-based system where City Planning acts
as the convener/catalyst on all development approval applications to save time and make the
process more efficient. In this role, it would be City Planning’s responsibility to connect all divisions
(e.g. Planning, Technical Services, water, transportation, utilities, etc.) through the development
approval application process (developers reported that currently this role is being played primarily by
their planning consultants).
NEW IDEA:
Consider adopting the Advisory Neighbourhood Commission (ANC) model from Washington,
DC
One participant referenced the Advisory Neighbourhood Commission approach in Washington, DC
and suggested the City explore the merits of adopting this model. From the participant’s perspective,
the ANCs are helpful because they have elected membership, function as neighbourhood
organizations, provide useful commentary and professional feedback why avoiding the NIMBY knee
jerk reactions that often emerge in the planning process.
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5. Next Steps
The results of the public consultation process will inform the development of the City’s
update and will also be shared with the Province of Ontario, particularly the Ministry of
Consumer Services. The purpose of this summary report is to gather feedback in one
comprehensive report and to use these results to inform the final recommendations report
from the project team to City Staff. The results will also inform the work being undertaken by
City Planning staff to update the City’s Official Plan policies and identify neighbourhood
priorities for the City of Toronto.
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CONDOMINIUM CONSULTATION
Meeting with Builders and Developers - Monday, February 12, 2013, 9:00am – 11:00am
Metro Central YMCA, 20 Grosvenor Street

MEETING SUMMARY
On February 12th, 2013, twenty building and development professionals met at the Metro Central YMCA to
provide their input on the first stage of the condominium consultation. Following an overview presentation by
the project team, participants were asked to provide feedback on three focus questions from the discussion
guide during a full room discussion:
1. What issues are you aware of regarding community around the building? Ideas to address them?
2. What issues are you aware of regarding the physical building? Ideas to address them?
3. What issues are you aware of regarding the community inside the building (governance)? Ideas to address
them?
This meeting summary was written by Bianca Wylie and Nicole Swerhun of SWERHUN Facilitation & Decision
Support and was circulated to participants in draft form for edits and comments prior to being finalized.

KEY THEMES FROM FEEDBACK RECEIVED
1. Larger Units


Participants appreciated the City policy interest in seeing larger units provided (i.e. three bedroom),
however explained that they can be challenging to deliver. Some participants have built three
bedrooms and had difficulty selling them, while others said that developers would feel less constrained
delivering more bedrooms if the City relaxed some of the restrictions currently imposed on the
industry (e.g. related to height and density). The City’s consultant team suggested that Toronto look to
other places that have successfully built housing that is able to evolve to meet the changing needs of a
community over time. For example, the government in Holland has helped shape housing that
responds to the needs of all ages and is able to adapt to evolve over time.

2. Neighbourhood Integration


It’s important to recognize that condo residents are a part of the local community, not separate from it.
This is especially true for mid-rise infill developments where residents rely on the parks, retail and
community amenities just as much as their neighbours. The tendency to treat condo as “separate”
entities unto themselves creates an unnecessary division between local residents. Integrating condos
into adjacent communities is also important to achieve when building larger, more “stand alone”
condos.

3. Parks, Amenities & Financial Contributions


There is a connection between condo amenities provided and the affordability of condo units. Mid-rise
developments, many of which are located on the City’s avenues, often have fewer amenities which can
make units more affordable. Larger condo projects often provide more amenities, which can put a
financial strain on condo owners who feel stuck with facilities they can’t afford. If public amenities are
strained and there is an opportunity to provide them as part of a new condo development, consider
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the longer-term impact of maintenance and whether or not the City could provide support in these
cases.


It would be helpful to better coordinate and/or bring more transparency to how financial contributions
from the development industry to the City are used. For example, there were questions about why
developers have to contribute money in lieu of park space when many condo developments include
park amenities (e.g. space for dogs, running tracks, green space, etc.). There was also a question about
what happens to levies paid to the school board.

4. Dogs


There are several issues related to managing dogs in condos, including: issues related to pet etiquette
(info sessions would be helpful for this), people not picking up after their dogs, pet allergies, and
sharing of elevators. There were cautions about requiring developers to provide outdoor amenities for
dogs – it would require the shrinking of the floor plate to provide space for a dog run (though this could
be managed with an incentive related to height and density).

5. Parking


For mid-rise buildings, reconsider the parking and access standards required for City vehicles. Consider a
smaller-vehicle fleet so that large areas of the site don’t need to be allocated to the provision of a
turning radius.



The number of residential parking spots demanded by the market is often lower than what developers
are required by the City to build. Participants were interested in understanding what evidence would
most help illustrate that there is a customer base that does not want parking (or that does not want
parking at a premium rate and decide to forego it based on cost). They suggested it would be helpful to
build flexibility into the parking requirements.

6. Performance Audits


There is an issue around performance audits on how to complete them and get them signed off. When
the condo is registered and signed off there is a “battle of experts”, as everyone relies on third-parties
for audits and both the builder and the board can keep changing the engineering firms until they get
the answers they want. Due to potential issues between warranty periods, condo boards are nervous
to sign off. And though there is a new TARION process, boards are still having issues with the existing
process. Consider having a building inspector come from the City and explain what has been inspected
and cleared when TARION comes and speaks to the Board in order to boost the credibility of the
process and improve communication. It could also help to have a communication with the builder that
confirms the building was built according to the construction drawings. One participant said that they
did not want the City to be any further involved in the performance audit process than they are
currently.

7. Garbage


Both private and public garbage options should both be accommodated wherever possible. At one time
the City provided all garbage collection and as a result buildings had to be designed to meet City
garbage pick-up requirements (e.g. that trucks can turn around on the property – which requires a lot
of space). With private pick-up now an option, the City should consider being more flexible in the
waste management design requirements of condos (since private trucks can back in and drive out).
Though some participants cautioned that if new buildings are designed to accommodate only private
trucks, there may be issues if one day the City ends up taking over all garbage collection again and their
trucks can’t access the buildings. One participant suggested the City consider a fleet of smaller waste
collection vehicles specifically to service the more dense core.
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8. Explaining Condo Living


There needs to be better communication between property managers, condo owners and condo boards
regarding what’s expected of owners and what their rights are. Suggestions to help make this happen
included: creating a condo Bill of Rights and duties that is shared with all new owners; having a
minimum certification requirement for property managers; creating a system for better educating
Condo Boards of Directors; and making documents more straightforward so people know what they’re
signing.

9. Rental Replacement Policy


Reconsider the rental requirements given how many investor-owned suites are part of the rental
market. It’s also difficult to manage rentals from a governance perspective.

10. Phased Occupancy


As the lower storeys of buildings are ready for occupants (e.g. floors 1-25), consider allowing phased
occupancy. That being said, some participants noted that the early occupiers can have concerns
related to the ongoing construction, and suggested that City staff and Councillors could have a role in
helping manage resident expectations. City staff at the meeting noted that vertically and horizontally
phased occupancy is on the radar of the City’s legal department.

11. Ground Floor Retail


Retail at grade is desirable, but there are challenges and local factors that need to be managed to make
it successful. It can be very hard to sell retail on secondary streets, so the City should consider making
retail permitted but not required or consider providing an incentive to provide retail (e.g. extra height).
There can be exhaust, noise and odor issues with restaurants, and garbage problems. In some parts of
the City (e.g. Queen West) there’s an interest in seeing retail with smaller floor plates, however the
large retailers need more square footage to achieve the profitability they’re looking for. Better design
of retail that’s more integrated into the local community may make residents more supportive. It could
also be helpful to encourage building designed so the ground floor uses (or the bottom three floors)
can evolve over time. There may be a role for the City to play in taking over ground floor space and
programming it initially in order to catalyze the economy of the neighborhood.

Next Steps
The Facilitator and City Staff thanked attendees for participating, reviewed the process and invited everyone
back for the second round of consultation, where initial ideas for solutions to these problems would be
discussed. The draft report from this meeting will be circulated in draft for participant review prior to being
finalized.
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CONDOMINIUM CONSULTATION
Meeting with Builders and Developers - Friday, May 24, 2013, 9:00am – 11:00am
Metro Central YMCA, 20 Grosvenor Street

MEETING SUMMARY
On May 24, 2013, building and development professionals met at the Metro Central YMCA to provide their
input on the second stage of the condominium consultation. The purpose of the working session was to provide
an update on the consultation process, to review what we heard in the first round, and to share and discuss
preliminary ideas to address some of the issues raised. Following an overview presentation by the project team,
participants were asked to provide feedback on three focus questions:
1. Which ideas do you like?
2. Which ideas are you less keen on, and why?
3. Are there other ideas the City should explore to address the issues raised during the consultation?
This meeting summary was written by Bianca Wylie and Nicole Swerhun of SWERHUN Facilitation & Decision
Support and was circulated to participants in draft form for edits and comments prior to being finalized.

KEY THEMES FROM FEEDBACK RECEIVED
1. IDEA TESTED:

Consider creating a requirement for developers to provide other benefits in lieu of
reduced parking (e.g. a payment into a Transit Reserve Fund)


2. IDEA TESTED:

Participants expressed concern with the idea that developers provide other
benefits in lieu of reduced parking. Most did not feel that cash in lieu was an
appropriate mechanism to fund transit (they felt that the current Section 37
process is “gamed” by users and that the City doesn’t have the credibility to
implement this type of approach). They reminded the project team that the City of
Toronto Official Plan discourages driving downtown, and that developers have
acted in a way that is consistent with this goal. It is difficult to put developers in a
position where they would now be penalized for helping achieve this City goal.
There was also concern with the lack of accountability regarding these funds –
several participants expressed concern that the funds would not be traceable back
to investments in public transit (similar to concerns with the lack of accountability
regarding the use of Section 37 funds).

Reduce the required parking spot size in condos


Several participants shared their view that it does make sense to reduce the size of
the parking spots required for condos. They said that today the largest car on the
market can fit into every parking spot, and that this is likely not the most efficient
use of space (noting that 5 smart cars can fit into 1 tandem spot and 2 smart cars in
one regular spot). There was also a request that the City not discourage above
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grade parking (particularly when going up is likely cheaper and easier than building
below grade parking).
3. IDEA TESTED:

Consider strengthening City guidance regarding built form and tall buildings


4. IDEA TESTED:

Look at other ways/places to provide public space benefits


5. IDEA TESTED:

Participants disagreed with this idea. They indicated that increased flexibility is
needed to allow developers to take a more creative design approach, increase
design quality, and to make more efficient use of land. They also suggested: that
the Design Review Panel opinions should trump guidelines; that guidelines should
not be applied retroactively; that design guidelines and the design process should
be designed to stimulate innovation; that the City fails to appreciate developer
priorities related to economics and use of time. Participants also noted that the
easiest way the development process works for a developer is to follow the rules
and deliver a standard product as opposed to being rewarded when they have
innovated. There were worries that the City continues to ask more and more from
the buildings proposed, and that it is becoming more and more difficult to step
outside the box the City has created for developers. The hope had been that the
new Midrise Guidelines would provide leniency that understood pressures, but
many developers feel the midrise study delivered the opposite results.

Some participants identified the need for a paradigm shift regarding Section 37.
They feel that it is the public sector’s responsibility to provide amenities and to
manage the availability of services. It’s important to ensure that park studies are
not over-weighted on quantity over quality. If we value the quality over the
quantity of parks, we are essentially increasing the service level standards. This
cost should not be the sole financial responsibility of the development industry, it
should be proportionally shared with existing residents, and there should be full
disclosure and transparency to residents regarding the costs of their park requests.
The reason there’s such a demand for more park space is in part because residents
are not getting what they want out of existing parks, if existing residents get what
they want out of “new” parks they should pay their proportional share. Also the
importance of following the recommendations in Secondary Plans regarding parks
was highlighted.

While a developer is trying to lease space to a long-term commercial tenant, allow
short-term leases and/or use by arts and culture groups


Suggestions from participants regarding retail included: allowing developers to
create transitional residential units that become retail uses over time; sharing
information about how retail works, including “make it or break it” on pro formas;
and encouraging developers to have an up-front vision regarding their retail
interests.
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6. IDEA TESTED:

Explore mechanisms to address the lack of family-friendly buildings (too many small
condo units)


7.

NEW IDEA:

Consider strengthening the role of City Planning in the development approval process


8. NEW IDEA:

Participants felt it makes most sense to start off with smaller condo units that
allow residents to combine units as they need to. Large units were viewed as not
economically feasible, as they are too expensive for the market to afford.

Several participants felt strongly that the City’s Planning Division needs to lead the
development approval process and that they should be an active leader in
coordinating and filtering all of the comments from various agencies. They envision
a charrette-based system where City Planning acts as the convener/catalyst on all
development approval applications to save time and make the process more
efficient. In this role, it would be City Planning’s responsibility to connect all
divisions (e.g. Planning, Technical Services, water, transportation, utilities, etc.)
through the development approval application process (developers reported that
currently this role is being played primarily by their planning consultants).

Consider adopting the Advisory Neighbourhood Commission (ANC) model
from Washington, DC


One participant referenced the Advisory Neighbourhood Commission approach in
Washington, DC and suggested the City explore the merits of adopting this model.
From the participant’s perspective, the ANCs are helpful because they have elected
membership, function as neighbourhood organizations, provide useful
commentary and professional feedback why avoiding the NIMBY knee jerk
reactions that often emerge in the planning process.

Next Steps
The facilitator and City Staff thanked attendees for sharing their thoughts and ideas regarding the preliminary
ideas shared. The draft report from this meeting will be circulated in draft for participant review prior to being
finalized.
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