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PREFACE 
 

The project documented in this report received a grant under the Affordability and Choice Today 
(ACT) program. ACT is a housing regulatory reform initiative sponsored by Canada Mortgage and 
Housing Corporation (CMHC) and jointly managed with the Federation of Canadian Municipalities 
(FCM), the Canadian Home Builders' Association (CHBA) and the Canadian Housing and Renewal 
Association (CHRA).   
 
ACT, launched in 1990, seeks to stimulate changes to planning and building regulations and 
residential development approval procedures to improve housing affordability, choice and quality. 
The United Nations Centre for Human Settlements recognized ACT in 1998 as one of the top global 
best practices for improving the living environment.  
 
ACT awards grants to municipal governments, builders, developers, non-profit organizations, 
industry associations, educational institutions, planners and architects across Canada to change 
housing regulations and streamline approval processes. ACT grants are awarded under three 
categories: Demonstration, Approval Process and Promotion. Assistance has been given to a wide 
range of projects across Canada. 
 
All completed ACT projects are documented in short project overviews or solution sheets, and a 
number of case studies have been produced as well, to share the benefits of regulatory reform with 
others. These documents are available to help builders, developers, local building and planning 
officials, and others recognize and seize opportunities to improve housing affordability, choice and 
quality through regulatory reform in their communities. 
 
For more information on ACT and ACT projects (both completed and in progress), visit the ACT 
Web site at www.actprogram.com, or contact: 
 

ACT Administration 
c/o The Federation of Canadian Municipalities 
24 Clarence Street 
Ottawa, Ontario 
K1N  5P3 
Phone:  (613) 241-5221 ext. 242 
Fax:  (613) 244-1515 
E-mail: info@actprogram.com  
 

 
 
 
 
 

DISCLAIMER 
 

 
This project was partially funded by the ACT Program. The contents, views and editorial quality 
of this report are the responsibility of the author(s), and the ACT Program and its partners 
accept no responsibility for them or any consequences arising from the reader's use of the 
information, materials or techniques described herein. 
 



   
ACT Project Final Report 

Lester B. Pearson Place 
A Project of NUC-TUCT Non-Profit Homes Corporation 

53 Cummer Avenue 
North York Ontario, M2M 2E5 

 
1)  General Project Overview 
The original goal and the regulatory issue:  
 
The original goal of this project was to address the regulatory issue of rezoning and apply for site specific 
rezoning to allow for the development of a six-storey, sixty-unit apartment building in Toronto to be 
established on lands used as the Newtonbrook United Church and the Taiwanese United Church parking 
area. The site was originally zoned R-4 low density residential. In order to proceed with the development 
the project required site specific rezoning. In addition, it was recognized that the team would need to 
develop an innovative parking plan to meet the City’s requirements. 
 
The Project: 
 
This is a mixed housing project of affordable housing which will provide safe, decent and attractive 
housing in a nurturing and healthy environment resulting in stability for families where they can enjoy the 
chance to become part of and contribute to the community. This will result in greater opportunity for 
productivity and enthusiasm at work and in the community and especially provide the opportunity for 
children to focus on school and their friends.  
 
This mixed income housing project will benefit those families, seniors and singles who are on the City of 
Toronto waiting list for affordable housing. Lester B. Pearson Place will be a place for those who are 
currently struggling to pay the rent, as well as provide food for themselves and their families, to have the 
opportunity to build better lives through safe, secure and decent housing. This will be a  place for 
families, singles and seniors to call home and where people can live in an environment which is 
conducive to participating in the activities of the greater community. 
 
We recognize that to assist those who are in need of affordable  housing, housing which is affordable 
must be made available. Thus, the first step in helping individuals and families including children to build 
better lives is to actually make the housing available. 
 
Our specific activity is to  respond to the need for affordable housing. We will build a 53 unit affordable 
apartment building located just north of the Finch subway station, at Cummer Avenue and Yonge Street 
in Toronto. One, two and three bedroom units will be rented at affordable rates. Our plan includes 
outdoor space which will be available for children to play and adults to relax and develop a sense of 
community in a healthy landscaped environment. The building plan is compatible with the neighbourhood 
and with our mission statement.  
 
The need and why now? 
 
This project was undertaken to help to address an urgent need for affordable housing in the former City of 
North York (now Toronto) by developing an apartment building containing affordable 1, 2 and 3 
bedroom units suitable for singles, families and seniors. It was proposed that the project be developed in 
an established residential area, on land which is currently used as a church parking lot. 
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The need for affordable housing has been identified consistently for a number of years both by a 
feasibility study commissioned by the congregations and by the many community and City studies 
including the report of the Mayor’s Homelessness Action Task Force. However, the lack of funding was a 
major road block to the development of affordable housing. In 2000 the Let’s Build Program established 
in the City of Toronto recommended to the City Council that an interest free second mortgage be granted 
to NUC -TUCT to assist in the development of an affordable housing project. This meant that the project 
could begin to be planned.  
  
The Objectives: 
 
*  To identify and target specific housing requirements 
*  To respect and support peoples’ desires to achieve independent living 
*  To ensure tenant participation in decision making 
*  To plan in partnership with the community 
*  To stimulate the creation of community activities 
*  To promote cultural sensitivity and racial equality in all issues relating to housing and community 

activities. 
 
The Team: 
 
NUC-TUCT is a charitable organization founded in 1994 by the congregations of Newtonbrook United 
Church and the Taiwanese United Church in Toronto. We are an organization committed to providing 
quality, affordable housing. Our charitable efforts are nondenominational and have attracted many 
volunteers and supporters from all walks of life. The members of the NUC-TUCT Board of Directors are 
leaders in their diverse areas of expertise. Since 1994 the corporation has identified the need for 
affordable housing, explored alternatives to address the need and has been recommended and supported 
by the Let’s Build Program of the City of Toronto and C.M.H.C. to develop an affordable housing 
project. 
 
Newtonbrook is the congregation into which former Prime Minister Lester B. Pearson was born in 1897. 
His father, Edwin A. Pearson, was a minister of Newtonbrook, a church with a social conscience and a 
history of community service. It is on this site at 53 Cummer Avenue in the heart of North York, where 
we will be constructing affordable housing on the church parking lot. It has been carefully designed by 
the firm of Perkins Eastman Black Architects Inc. to complement the church and to integrate into the 
surrounding neighbourhood. The site is ideal as it makes good use of underutilized land and is 
conveniently located close to schools, transportation, employment, parks and shopping. 
 
The corporation is separate from the church and is completely nondenominational in its approach to 
tenant selection and response to community needs The board is totally responsible for the development 
and the ongoing management of the project. This is exemplified in our Mission Statement 
 
The Team Members Included: 
 
Susan Black -   Principal in the firm of Perkins, Eastman Black Architects 
 
Nancy Singer-  Consultant and Urban Planner 
 
Elected Representatives- Elected representatives from each level of Government 
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Evan Wood -   Housing Project Manager, Community and Neighbourhood Services, City of 

Toronto 
 
Mark Guslits-  Special Advisor, Housing Development, Community and Neighbourhood 

Services, City of Toronto 
 
Congregations -  Support and donation of land 
 
Community Residents- Local input and liaison 
 
Board members- Each member of the Board brings a specific expertise.  
 

Throughout we kept closely focused to our mission: 
 
“To provide affordable mixed housing that recognizes the diverse needs of the community. To operate 
these homes in a caring manner, providing a dynamic and flexible environment in which people can live 
with dignity and contribute to the greater community.” 
 
2)  Methodology - Key steps in the implementation of the project. 
 
Throughout the rezoning period a number of changes were made to the plans and a process of community 
communication was developed through the establishment of a Liaison Committee. 
 
The following outlines the rezoning process  It has been useful to meet with the Planning Department 
informally prior to making a formal application. We had several meetings with the Planners. 
 
In an effort to address potential NIMBY responses and mindful of the unique cultural background of our 
Board we were aware  that cultural differences do exist. Thus, we developed the following principles: 
 
* Community input and communication is important on a timely basis. 
 
* Information will be shared with stakeholders on an ongoing basis 
 
* Where an identifiable organization exists, e.g. Homeowners Association, formal channels of 

communication with that organization will be followed. 
 
* The concept of cultural sensitivity will enrich the project. 

Wherever possible translated information and /or the provision of simultaneous translation will be 
provided to assist stake holders in their understanding of the information being shared. As well, 
this will help to ensure that the Board receives feedback in the most constructive way possible. 

 
* The board will go beyond the required statutory requirements for the community consultation 

process as set out in the formal rezoning process. 
 
Keeping these principles as our guide we implemented the following: 
 
a)  Identification of Stakeholders 
The following were identified as stakeholders: 
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1.  Congregational members: Members of both congregations needed to understand the rezoning 

process. 
 
2.  The Executive members of the local Community Association. We recognized that the input 

from the members of this group would be helpful in establishing communication mechanisms and 
the identification of community culture would be valuable. 

3.  The individual neighbours in the immediate area whose homes are most closely associated with 
the property. 

4. The adjacent plaza owners who have been neighbours of the church since inception. 

5. Groups who use the church for various functions on an ongoing basis and are related to the 
broader community. e.g. Scouting programmes and preschool programs  

 
b)  The establishment of a Liaison Committee: 
 
Members of the community were invited to join a series of meetings with the NUC-TUCT Board to 
provide an opportunity for informal community input prior to the formal rezoning consultation process. 
Eight members of the local community met with the Board and reviewed plans and discussed the manner 
in which the building would be managed as well as the profile of the potential tenants. A subset of this 
community group raised issues relating to the prospective tenants and their belief that such tenants would 
have a negative impact on the community. Members of the Board met with this subset on several 
occasions. There was little indication that their negative attitude would change. 
 
Throughout this time period Board members and especially the community representative on the Board 
offered to meet personally with individual residents to respond to their questions. Some residents did 
request meetings and this was helpful. However the Liaison group continued to meet with the Board to 
see and discuss the updated plans representing the changes required by the North York Planning office. 
Those liaison members with negative attitudes continued to direct their concerns regarding the future 
tenants, while some other members offered to help in fund raising and tree preservation etc. 
 
The sequence of steps taken to secure the formal rezoning of the property are outlined as follows: 
 
* Complete the rezoning application 

* Submit the rezoning application to the City Planning Department. Include an updated land 
survey, a traffic study and the architectural drawings as specified. 

* The planner prepares information for the report to Community Council and arranges the internal 
circulation of plans to the various departments for review and comments. 

* Respond to questions and changes. 

* Community consultation meetings are organized by the City and chaired by the local councilor. 

Note: the Informal meetings as described previously were scheduled in advance of the formal 
meetings and are totally at the discretion of the Board  

* Community Council Meeting follows the formal consultation meetings. Prepare deputations and 
communicate with stakeholders and other supporters to ensure attendance at the meeting. 
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* Hear the Report of the planner to the community Council meeting regarding his/her final report 

and recommendations. 

* Prepare responses as necessary and assess the impact of any amendments.  
3) Project Results 
The Major Results: 
 
The application for rezoning was approved both by the Community Council and by the Toronto City 
Council. In the planning process the number of units was reduced from the original 6-storey, 60 units to a 
4-storey, 53-unit building. These changes were a result of required changes to the parking plan and the 
need to meet the planning principle of providing street level units as well as a garbage collection program 
to which the community could not object.  
 
An innovative parking plan was recognized as an important concept of the project since not only was it 
necessary to replace all of the church parking of 83 spaces but as well parking for the tenants must be 
provided. The total number of parking spaces required was determined through a detailed traffic study 
which was commissioned by NUC-TUCT and which was required by the City Planning Department 
during the rezoning process. The replacement of the church parking was an absolute necessity and not 
negotiable with the City planners. However, the number of parking spaces required for an affordable 
housing development could be discussed according to real need.  
 
The traffic study established that comparable affordable housing developments in the city, developed 
some years before, had shown that the number of parking spaces in affordable housing projects could be 
reduced significantly while still meeting the need for tenant parking. Thus 53 units of affordable housing 
did not require an equal number of parking spaces. Experience in other affordable buildings demonstrated 
that a number of parking spaces were left unused and thus not required due to the financial status of the 
tenants who could not afford to own a car. As well, the location of Lester B. Pearson Place in close 
proximity to the subway provided easy access to public transportation and reduced dependency on the 
need for personal vehicles. The result was an agreed 120 spaces would be provided: 83 for the church and 
37 for Lester B. Pearson Place. Five of the total 120 spaces will be swing spaces if necessary between the 
church and the new building. This will be determined based on the actual experience relating to visitors 
parking. 
 
The parking plan changed several times due to the planning requirements. The most innovative plan was 
to build a half-level up and a half-level down parking facility with the apartments above this structure. 
This plan was the most cost effective and the most acceptable in terms of providing a more accessible 
parking plan. A half-level underground allows for some above ground natural light and a less costly 
excavation of the site. A requirement of the City was that all parking, i.e. all vehicles, were to be invisible 
to the street.  Although this was achieved in the original design with the addition of attractive planters, it 
was not acceptable to the planners.  
 
The final and approved plan provides for the total required number of parking spaces to be designated 
with the church parking remaining in its current location at ground level in a reconfigured format and the 
tenant parking to be primarily one level underground with “in and out” access ramps from within the 
general church parking area. This has lead to the design of an L-shaped housing development forming a 
raised or landscaped amenity deck. The amenity deck conceals the on-grade church parking, while the 
tenant parking is located below grade.  
 
This design added to the cost of the parking lot and the overall cost of the project, since it is well 
recognized that underground parking is expensive. In the case of Lester B. Pearson Place, it added 
approximately an additional one million dollars to the project cost.  However, the amenity deck, which 
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covers the church parking and forms part of the new building, is a feature of the development that is 
attractive and will offer opportunities for the tenants to enjoy outside activities in a large, sheltered and 
private space. It is viewed as a particularly safe area for young children to play. 
 
With this experience we have learned that the parking issue is a highly contentious one and we believe 
that it would be so in whatever area one is planning to develop. Next to the basic issue of developing 
affordable or social housing, the neighbourhood is very vocal about parking or the perceived lack thereof 
and thus it would appear that the City planners are very concerned about vehicles being viewed as part of 
the landscape. Thus we are ensuring that no cars will be seen from the street and that attractive 
landscaping will mask all areas around the ground level parking.  
 
Both the church and the 4-storey, 53-unit building define and address the street and maintain the mature 
trees on the site. The interior leg of the housing screens the amenity deck and the church from the 
adjacent shopping plaza and their surface parking. 
 
The approval of the rezoning allowed for the bylaw to be passed by the City Council (attached). 
 
Objective Met? 
 
*  To identify and target specific housing requirements. 

This objective was met. Identifiable households will have an opportunity to apply for  affordable 
housing under the rent geared to income program..  

 
*  To respect and support peoples’ desires to achieve independent living. 

A number of the units will be designed to respond to the individuals who are challenged and will 
be totally accessible. The common areas of the building will be accessible.  

 
*  To ensure tenant participation in decision making 

A member of the Board is currently living in affordable housing and has been helpful in 
decisions. As the building is occupied tenants will be expected to serve on the Board and to 
participate in decisions relating to the ongoing management of the building. 

 
*  To plan in partnership with the community 

The participation of the community in discussions and the establishment of a Liaison Committee 
did serve a useful purpose. However, there are varied opinions in regards to its effectiveness. 
Some are clearly of the opinion that it made no difference in the outcome while others believe 
that a greater number of community members were better informed of the need for affordable 
housing and could feel some sense of participation in the project through sharing ideas and 
clarifying concerns. It was the Board’s direction that new information including architectural 
changes would be shared with the Liaison Committee prior to general distribution. 

 
*  To stimulate the creation of community activities 

This objective will be one which the Board will address with the tenants following occupancy to 
determine their wishes and their needs for programs and /or activities. 

 
*  To promote cultural sensitivity and racial equality in all issues relating to housing and community 

activities. 
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We were mindful of the need be aware of the cultural differences and this was especially evident 
when a small group from the neighbourhood identified that certain cultures would not be 
welcome in their community. Such situations provided an opportunity to address the sensitivity 
and equality issues.  

4) Key Lessons Learned 
 
* The establishment of the Liaison Committee demonstrated that there is no correlation between the 

communication of logic and the understanding of the need for affordable housing in a 
community. However, we learned that for a number of residents their understanding of the need 
for affordable housing was noticeably augmented.  This was demonstrated when the official 
community organization took a leadership role in supporting the project. The small number of 
those who spoke negatively were not supported by their organization.  

 
* We learned that both verbal and written communication is important in order to reach the larger 

number of households in the community who may or may not attend meetings. 
 
* When issues of poor people and social housing myths are no longer achieving the required 

results, parking issues and the perceived numbers of required parking spaces will become 
important reasons for some in the neighbourhood to argue that affordable housing should not be 
developed in a community. 

 
* We learned that the NIMBY syndrome is probably in every community and that we can persist 

and reach the desired outcome if we continue to face the issue of “not in my backyard” with 
confidence and respect. 

 
Major difficulties and how they were overcome 
 
It would have been tempting to discontinue the informal consultation meetings with the community and 
dissolve the liaison process however, the consistent communication with community members did result 
in the establishment of a more open and trusting relationship especially with a larger number of 
households and the executive of the community organization. 
  
The potential for transferring all or part of the regulatory changes or other project results to other 
municipalities, builders or community groups.  
 
These regulatory changes are achievable and can be addressed in an orderly fashion. In our situation the 
regulatory change will result in the transformation of a church parking lot to allow for households to be 
living in affordable housing while the cars for both the church and the tenants are still parked in 
appropriate spaces.  
 
This model can be implemented across the country wherever there is a need for affordable housing and 
there is a church or other organization with available land. 
 
5) Project Financial Report 
 
We believe that a funding model which combines the efforts of community, private organizations, 
individuals and the various levels of government can make the development of affordable housing 
possible.  
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The grant from ACT was used to help to pay the expenses involved in the rezoning process. Consultant 
fees and additional architectural drawings etc. were identified in this process 
 
The figures relating to our funding of the project are attached. 
 


