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[bookmark: _Hlk85302432]           The Great Toronto Giveaway!

The City of Toronto and the Province are currently awarding huge increases in density (i.e. condo units) for condominium development proposals at transit hubs. These multi-million-dollar giveaways are a missed opportunity by the City and the Province to demand that developers include more affordable units in their hi-rise developments to encourage mixed-income neighbourhoods.
1540 Bloor Street West (at Dundas W) is an example. A developer is proposing a building that is to include 327 condominium units – this is an increase in density (units) of over 200% from the property’s original zoning. The estimated land value for the additional floor area (GFA) is estimated to be $27.5 million. This amount is comparable to what a developer would have to pay to buy another property to build a similar number of additional units. These funds could be directed to create affordable units in this development or elsewhere in the neighbourhood.
This scenario at 1540 Bloor Street West is being played out in similar ways at dozens of sites across the city, mainly on or near transit hubs, where the City and the Province are giving away huge increases in density (additional units) to condo developers with no requirements for affordable units.
Another example is 8 -10 Wellesley Street West, where the rezoning resulted in an increase in the building floor area (GFA) of nearly 10 times the existing zoning, with no affordable housing units. In 2019, the City approved an increase in density of 29.3 x the area of this small site of 12,654 sq.ft. - where the maximum permitted density was previously 3 times the lot area. This building, currently under construction, will have a 55-storey residential tower with 466 ‘luxury condos. 
The distressing issue for the citizens of Toronto is that these developments represent many missed opportunities to create a more vibrant, inclusive and safer city by having developers provide affordable housing units in return for the millions of dollars being generated by the extra density. The City & Province have created a framework that asks very little in return. 
Toronto is fortunate to have many highly qualified developers, and we need to work together to find ways to create affordable units in partnership with neighbourhoods and co-ops & non-profit organizations.  But the current system is broken. Citizens would be shocked if they were to see the profits being made on these condo projects, based on the giveaways that developers are receiving from the Province and the City. 
The City and the Province have been discussing an inclusionary zoning policy for over 12 years, and the latest watered-down version of affordable units that is currently being considered for approval starts at 5% of the total number of units. And the development sector would like any new policy to be ‘revenue neutral’ – i.e. they are asking government to pay for any loss of profits on affordable units. And because the approval of this new policy has taken so long, over 30 developers have rushed to have their projects registered with the City so they can avoid having to meet any inclusionary zoning requirements. 
    Toronto has a housing affordability crisis – it is time to wake up!


Contacts: 
David Walsh – david@dwalsh.ca  
Mary Jo Leddy - mjl@romerohouse.org  
         A presentation of this Analysis was made to Toronto 
       and East York Community Council on Oct. 14th 2021
		        ---------------------------------------
A Detailed Analysis of 1540 Bloor Street West
1540 Bloor Street W.  Lot area 26,523 sq.ft.  / Zoning Allows 72,253 sq.ft. GFA

The developer’s proposal is for a building with 251,537 sq.ft. of residential floor area (GFA)
 – to include 327 condominium units – an increase of over 200% from the original zoning. 
	1540 Bloor St West Site (at Dundas W) - Lot area - 26,523 sq.ft.
	 + 224 
	units
	

	Residential Floor Area 
	 Residential sq.ft. 
	Unit/sq.ft.
	No. Units
	 Land per sq.ft
	Land Value Total 

	Current Zoning - 3x lot area
	79,569
	770
	103
	$160
	$12,731,040

	Proposed Zoning - 9.5x lot
	251,537
	770
	327
	$160
	$40,245,920

	Estimated Land Value $160 /sq.ft.  
	   Increased land value (GFA) for 224 units 
	$27,514,880

	Estimated Total Condo Profit  
	$89,000,000

	Estimated Developer's Profit = Total Profit less increased Land Value on 224 units 
	$61,485,120



If the City and Province were to demand that the estimated $27.5 million ‘land value giveaway’ be used to support affordable units in this development, then our estimates indicate that the developer would still earn a profit of over $60 million. 
				---------------------------
[bookmark: _GoBack]Re: 8 – 10 Wellesley Street West - the City received a Section 37 grant payment of $8 million and the restoration of a historical frame building on Wellesley Street, but these are insignificant contributions given the huge bonuses awarded to the developer. 
