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SUMMARY
This report encompasses the results of a comprehensive technical review and update of
the Toronto Green Standard (TGS) adopted by City Council in December 2009. The TGS
is a two-tier set of environmental performance measures that facilitates sustainable new
development in Toronto. The revised and updated TGS reflects improvements resulting
from direct experiences in applying the Green Standard to new development and the
incorporation of new City guidelines, policy or regulations that came into effect since
implementation began in 2010. Representatives of City Divisions and development
industry stakeholders have participated in the review of each section of the TGS.
Highlights of the new version of the TGS include:
Improved Tier 1 performance measures to address implementation challenges.
Consistency with the City-wide Zoning By-law and the City-wide Site Plan
Control By-law.
Incorporation of new performance measures supporting the latest City guideline
documents.
Expanded Tier 2 voluntary package, aligned with LEED® Canada for New
Construction and Waterfront Toronto's Mandatory Green Building Requirements.
It is recommended that the proposed, updated TGS be adopted and implemented for all
new development applications commencing January 1, 2014. Further reports on
sustainable energy targets for new development and on the feasibility of applying a Tier 2
policy for new City-owned facilities in 2014 are recommended. The next review to the
TGS will commence in 2017.

Staff report for action on Toronto Green Standard Review and Update

1

RECOMMENDATIONS
The City Planning Division recommends that:
1.

City Council adopt the revised Toronto Green Standard Tier 1 and Tier 2
performance measures as presented in Appendix A: Mid-High Rise Residential
and Non Residential; and Appendix B: Low Rise Residential, to be applied to new
development applications under the Planning Act commencing January 1, 2014,
subject to any necessary Official Plan and City-wide Site Plan Control By-law
amendments.

2.

City Council direct the Chief Planner and Executive Director, in consultation with
the Chief Corporate Officer, to develop a comprehensive planning approach to
address sustainable energy issues posed by development and report back to City
Council with recommendations in 2014, taking into account:
a.

the results of the report on energy and electricity needs associated with
growth requested by Council;

b.

the Toronto Regional Electricity Plan being prepared by Ontario Power
Authority and Toronto Hydro; and

c.

the results of further consultation with the Chief Building Official and
Executive Director Toronto Building and stakeholders on increasing
sustainable energy targets for new development.

3.

City Council direct City Agencies, Boards, Commissions, Corporations and
Divisions apply Tier 1 of the Toronto Green Standard as the minimum standard to
all capital projects and Tier 2 at their discretion in requests for proposals effective
immediately.

4.

City Council direct the Chief Planner and Executive Director, City Planning and
the Chief Corporate Officer to jointly undertake a cost benefit analysis of the
application of Tier 2 of the Toronto Green Standard to all capital projects
undertaken by the City's Agencies, Boards, Commissions, Corporations and
Divisions and report back on the findings and recommendations in 2014.

5.

City Council direct that, where technically and financially practical,
all new facilities owned by the City's Agencies, Boards, Commissions,
Corporations and Divisions with a gross floor area greater than 600m2 install onsite renewable energy devices to generate the equivalent of at least 5% of the
building's modelled annual energy consumption effective immediately upon the
adoption of this report.
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Implementation Points
The success of the revised TGS will require an implementation strategy that builds on
and strengthens the current protocol. The required Tier 1 performance measures are
implemented through the Planning Act, this includes:
Submission of complete TGS checklists and statistics as part of zoning by-law,
site plan and plan of subdivision application submissions;
Divisional development review comments on TGS Tier 1 compliance and
coordination by community planning;
Securing of Tier 1 performance measures through site plan approval, plan of
subdivision agreements and section 37 agreements;
Reference to Tier 1 and Tier 2 performance measures in planning staff reports;
Site inspections by technical divisions and site plan inspectors; and
Ongoing staff training on sustainable design and procedures.
Tier 2, the voluntary higher standard, is verified by third party evaluators registered with
the City of Toronto. They conduct a two-stage review of construction tendering
documents followed by an inspection at building occupancy. A Verification Report is
submitted to City Planning documenting proof of compliance with Tier 2. A development
charge refund of 20% is refunded if the project is certified as having met Tier 2. Tier 2
projects are coordinated by the Environmental Planning section of City Planning.
Since 2009, the City of Toronto has a Memorandum of Understanding with the Canada
Green Building Council to regularly prepare and update the Toronto LEED Supplement
which identifies the similarities and differences between LEED Canada rating systems
and the TGS documentation that can be exchanged for Tier 2. Where the TGS and LEED
share similar priorities, efforts are made to align the performance measures recognizing
the Ontario and the City of Toronto contexts and local variations in standards.
Achievement of the TGS Tier 1 and 2 contributes to LEED Gold certification.
Both the Official Plan and the City-wide Site Plan Control By-law reference the 'Toronto
Green Standard as approved by Council in October 2009'. In order to implement the TGS
in January 2014, the Official Plan and the Site Plan By-law will need to be amended to
reflect the new approval date of Council.
For more information see the Toronto Green Standard website:
http://www.toronto.ca/planning/environment/greendevelopment.htm

Financial Impact
The recommendations of this report have no financial impact beyond what has already
been approved in the current year's budget.
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DECISION HISTORY
On October 26 and 27, 2009, City Council adopted the revised two-tier set of
performance measures associated with the Toronto Green Standard to be applied to all
applications under the Planning Act, with Tier 1 as mandatory and Tier 2 as voluntary
with a 20% development charge refund.
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2009.PG32.3
At its meeting August 25, 26 and 27, 2010, City Council adopted revisions to the Site
Plan Control By-law to address exterior design and sustainability provisions. Section 114
of the City of Toronto Act provided additional Site Plan Control powers regarding matters
of exterior design, including sustainable design, and Official Plan Amendment No. 66
incorporated revisions with respect to these additional Site Plan Control powers. The
Ontario Municipal Board approved Official Plan Amendment No. 66, as modified, in
April 2010. These sustainability provisions allow the City to require the TGS
performance measures on the exterior of buildings.
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2010.PG40.14

ISSUE BACKGROUND
The Toronto Green Standard (TGS) is a two-tier set of environmental performance
measures that promote more sustainable new development in Toronto. Tier 1 is the
minimum level of environmental performance required for new development. It is
implemented through Council's Site Plan Approval authority and other planning tools.
Tier 2 is a higher level of performance measures that is voluntary but offers a
development charge refund as an incentive. Tier 2 and the development charge refund
program reward more resource-efficient developments by recognizing their decreased
pressure on City infrastructure and servicing.
The TGS is an important performance management tool for new development aimed at
lessening future infrastructure demands and environmental impacts. TGS integrates
environmental performance requirements established through City policy, guidelines and
regulations, and implements these through established land use planning processes. It
represents strong policy in that it implements the broader policy objectives of the Official
Plan and corporate climate change policy using authorities under the City of Toronto Act
and the Planning Act.
The TGS is performance based and sets measurable targets to achieve better designed
sites and buildings. It references City-made guidelines to illustrate how performance
measures can be achieved using innovation in design. The TGS streamlines City
environmental performance related requirements into one package.
Since its adoption by City Council in 2009 and implementation in 2010, the TGS has
made a significant impact on the way buildings are designed and constructed in Toronto.
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Through the City's development review process the TGS has been applied to over 650
rezoning and site plan applications.
The TGS came into effect for all development applications received on or after January
31, 2010. Since that time City Planning has reviewed and applied the Tier 1 standard to
development applications as follows*:
346 Multi-Unit Residential Buildings (MURBS), including apartments and
mixed-use proposals
187 Institutional, Commercial and Industrial (ICI) buildings, including schools,
health care centres and medical facilities
108 low rise residential buildings or subdivisions, including grade-related
townhouses
*Based on data gathered between February 1, 2010 and December 31, 2012

The TGS energy requirement that applied to 265 new development projects between
2010 and 2012 is estimated save 593,200 MWh of energy (natural gas and electricity)
and avoided 102,500 tonnes of annual GHG emissions, according to the Environment and
Energy Office.
Tier 2 and the development charge refund of 20% is a unique offering of the City of
Toronto for extra green buildings. Since 2010, the City has received 3 to 4 projects
enrolled in the program per year. The first two Tier 2 green developments are almost
constructed and are in the process of final verification and certification. They are both
residential condominiums with ground floor retail.
The TGS is considered a leading municipal green building policy and has been
recognized by the Federation of Canadian Municipalities Sustainable Communities
Award. It has also been noted as a best practice for climate change adaptation by the
Canadian Institute of Planners and Natural Resources Canada in various documents.
Of particular mention, the Greater Toronto Area municipalities including the Cities of
Vaughan, Richmond Hill and Brampton recently adopted TGS performance measures as
part of their report Measuring Sustainability of New Development. Also, EnerQuality in
partnership with BILD, OHBA and BRE Canada is developing a new program to certify
high performance mid and high-rise residential buildings that incorporate TGS Tier 2
performance measures.
At the Chief Planners Roundtable on the Resilient City on March 5, 2012, participants
noted that a more resilient city is not only a more liveable city but gives us a competitive
edge. They also spoke to the need to use regulation and incentives that allow for
flexibility and innovation to steer development that can be not only marketed today but
can also be resilient in the future. The Toronto Green Standard is one tool that uses both
regulation and incentives together to promote a more resilient and sustainable city.
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COMMENTS
Toronto Green Standard Summary of Changes and Improvements
The comprehensive review of the TGS was undertaken between May 2011 and December
2012. Working groups were established based on the various sections of the TGS and
included internal staff and external consultants and experts. Studies were undertaken for
components requiring further research in order to refine the performance measures. A
LEED comparison was undertaken in concert with the CaGBC. Broader external
consultation was undertaken for the energy component with BILD Toronto Chapter and
with external technical advisors. The comments were considered in developing the
revised TGS. The table below illustrates the key changes made to the TGS.
Tier 1 changes and improvements

Tier 2 changes and improvements

New bicycle parking rates that are
consistent between the City-wide Zoning
By-law and the TGS

New Electric Vehicle (EV) provision set
with Toronto Hydro

Maintain similar energy efficiency targets
consistent with 2012 Ontario Building
Code
New on-site renewable energy requirement
for City owned buildings
Improved tree planting requirements that
connect to the City's 40% canopy cover
target
Clarifications and adjustments made to the
bird friendly treatment requirements
New solid waste requirements consistent
with City guidelines for residential
apartment buildings

Similar energy efficiency targets but
updated to reflect 2012 Ontario Building
Code
New on-site renewable energy options
added
Updated metering requirements to assist in
post-occupancy monitoring of energy use
Adjusted storm water retention target in
Tier 2 to be more achievable
New site (ecological) restoration option
New building reuse option to encourage
preservation of facades, roofs and floors
New regional materials option added to
promote local procurement of building
materials
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Merged Two Standards
The TGS is divided into three categories based on the predominant development types in
Toronto: low rise residential, mid-high rise residential and low-rise non residential uses.
It is proposed to merge the mid-high rise and non-residential categories into one standard
that applies to all these building types for ease of use. This change reduces the former
three standards to two as attached in Appendix A of this report.
Reflects Updated By-laws
The TGS has been updated to align with the new City-wide Site Plan Control By-law,
adopted by City Council in June, 2012 and the City-wide Zoning By-law (ZBL) adopted
by City Council in May, 2013. The low-rise residential standard has been adjusted to
apply to housing forms that now require site plan approval under the Site Plan Control
By-law including: row houses and townhouses greater than 5 dwelling units.
Bicycle parking
The bicycle parking standards in the new ZBL and the TGS bicycle parking standards
have been developed to address industry needs for simplified rates using a two-zoned
approach that is higher in the downtown core than in the rest of the City. In addition,
greater flexibility in the location of bike parking spaces has been added to the ZBL and
TGS by allowing bike parking on floors above and below grade provided that the
majority of parking is located on the first parking floor below grade and providing a bike
elevator to subsequent parking floors. Bicycle survey data was used to inform the
development of the two-zone approach now adopted in the City Wide ZBL. Tier 2
includes higher bike parking rate than Tier 1 and a new public bike share option.
Improved Tier 1 Performance Metrics
Experience with development applications and input from industry representatives since
2010 identified some challenges with achieving key performance metrics on constrained
downtown sites and large sites with small building footprints. Adjustments were made to
the metrics accordingly to account for varying site conditions.
Examples of changes to the TGS include:
Ecology Section - Urban Forest: Increase Tree Canopy
This section includes an updated and improved tree planting calculation that links to the
City's 40% canopy target and relates canopy growth to soil volumes while allowing the
distribution of trees across the larger site including the private site and the public
boulevard. The recently completed study, Tree Planting in Public Boulevard Surfaces
conducted by a consulting firm for the City of Toronto provides the basis for the updated
calculation. The City of Toronto Urban Forestry Branch compared the previous TGS
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performance measure for tree planting against the new performance measure using a
variety of case studies and has concluded that the new approach should yield better
results towards increasing the City's tree canopy. The TGS also includes a new off-site
tree planting option for Tier 2 applications.
Bird-Friendly Design
The City of Toronto led in the development of Lights Out Toronto! and Bird Friendly
Design Guidelines in 2006. Since then a number of cities in Canada and the U.S. have
followed suit to develop their own guidelines. The U.S. Green Building Council recently
released a bird friendly design pilot credit for new construction recognizing the work of
cities and the importance of reducing bird mortalities from buildings.
In 2010, Toronto required bird friendly design in all new development subject to site plan
approval. Experience with development applications and consultation with architects,
consultants, developers and glass manufacturers has resulted in a review of the
performance metrics.
A study undertaken by a consultant for the City evaluated the typical breakdowns of
exterior building materials used that are bird friendly. In combination with other real case
studies that applied the TGS requirements, the TGS performance measures were adjusted
from 100% treatment of glazing within the threat area to 85%, to be more realistic in
terms of what is achievable for a variety of building types. Also, new research indicates
that a denser visual pattern than was previously required is more effective for reducing
bird collisions so a 100 mm x100 mm density pattern has been adopted in the mid-high
rise standard. These changes are expected to work better for a variety of building types
and are in keeping with the construction products and materials available.
Energy Efficiency and Green House Gas Reductions
In 2010 the TGS required that all mid-high rise and institutional, commercial and
industrial (ICI) buildings be designed to achieve at least 25% better than the Model
National Energy Code for Buildings (MNECB) in Tier 1 and 35% in Tier 2 and that all
low-rise residential type construction meet EnerGuide 80 for Tier 1 or 85 for Tier 2. At
the time, Council recommended that the OBC be changed to require that all new
construction have energy efficiency at the level which was applied to Tier 1 development
in Toronto.
For mid-high rise and ICI projects, this performance measure was achieved by requiring a
"Design Stage Energy Report" prior to the approval of the site plan application for Tier 1.
For Tier 2, an as-constructed Energy Report must be submitted post construction. In both
cases, the Energy Reports were reviewed by the City's Energy Efficiency Office (EEO),
which provides review and comments during the site plan approval process. The EEO has
been a delivery agent for Provincial financial incentives programs administered under the
Better Buildings Partnership Program (BBP). The TGS requirement and EEO financial
incentives were dovetailed beginning in 2010.
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On December 31, 2011 the new updated Ontario Building Code (OBC) came into effect
and included energy efficiency requirements for new buildings at the same levels as the
TGS. The TGS is cited as having contributed to those increases in the OBC requirements
by having increased the capacity in the market place for energy modelling (requirement
of TGS) and by achieving higher levels of building efficiency.
In order to evaluate whether TGS energy performance measures should be increased at
this time, City Planning with funding support from Toronto Atmospheric Fund (TAF)
undertook a two-part study to assess research undertaken in preparation of the 2012 OBC.
The study undertaken by consultants assessed the capacity for different building types to
achieve higher energy efficiency and GHG reductions through design. The study
provided a scoped cost-benefit analysis of higher energy efficiency levels.
The Study showed that that the development industry could absorb higher energy
efficiency of between 5 and 15% above OBC 2012 through standard design practices and
with manageable incremental costs. This conclusion was reaffirmed in consultation with
energy consultants. However the study notes that certain building types are challenged
more than others. Beyond 15% will require more significant changes to the building
envelope and the incorporation of renewable energy. These findings are in line with the
proposed 2017 changes to the OBC where an increase to approximately 13% better than
2012 is expected. However, based on research undertaken by the province, they
concluded that levels higher than the 2012 OBC would not be achievable as a minimum
standard limit until 2017.
Consultation conducted with industry and energy consultants indicated mixed views
about increasing the TGS energy targets at this time while industry is adjusting to the
new requirements of the OBC. The City of Toronto continues to play an important role in
influencing decisions made by the Province with respect to the Ontario Building Code,
the Planning Act and the Provincial Policy Statement by showing leadership. At this time
it is not proposed that the TGS energy efficiency targets for mid-high rise residential and
ICI be increased but that they continue to be assessed for potential improvements and
increases Peak electrical demand trends and pressures associated with new growth will be
part of any future considerations.
The Tier 2 energy efficiency target for the low rise residential standard has been adjusted
from EnerGuide 85 energy efficiency rating to an EnerGuide 83 energy efficiency rating
to increase participation in the Tier 2 low rise standard. EnerGuide 83 represents a 1520% improvement over Tier 1 Energuide 80. The target was set by an external advisory
committee who are experts on the EnerGuide and Energy Star protocols developed by
Natural Resources Canada. This would apply to low-rise building types such as
townhouses and subdivisions, where the project contains 5 dwelling units or more.
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Energy and Electricity Needs Associated with Growth
In October of 2012, City Council requested the City Manager to report to Executive
Committee on the energy and electricity needs associated with economic and urban
growth. City Planning will work with the Environment and Energy Office to evaluate the
electrical capacity for growth and to assess the TGS as a conservation strategy to meet
projected electrical and peak demand.
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2012.ED17.3
Currently, electricity supply and demand are roughly in balance in the downtown core.
This is not likely to remain the case as Toronto is currently experiencing the highest rate
of high-rise construction in North America with growth here outpacing four of the major
U.S. cities combined. The 185 new buildings under construction in Toronto are largely
multi-residential and share the same electrical demand characteristics. They will share
similar load shape with their electrical peaks being coincident not only with each other,
but with the system peak. These factors in combination will challenge the ability of the
electricity supply infrastructure to reliably meet the expectations of the marketplace.
The Ontario Power Authority (OPA), in collaboration with Toronto Hydro, is currently
undertaking the Toronto Regional Electricity Plan which is assessing the electrical load
capacity and future growth in the downtown. The Regional Electricity Plan is anticipated
to be released for comment in September 2013. As part of the process of developing the
Plan, the City, Toronto Hydro and OPA are reviewing options such as energy
conservation, efficiency and other sustainability measures to reduce the demand for
power in order to accommodate future growth.
It is therefore proposed that City Planning and the Energy and Environment Office
collaborate to develop a comprehensive planning approach to address sustainable energy
issues posed by development. This work will take into account the results of the Council
requested report on energy and electricity needs associated with growth, work being done
by OPA and Toronto Hydro on the Toronto Regional Electricity Plan and the results of
further consultation with Toronto Building and stakeholders on increasing sustainable
energy targets for new development.
Capital Projects
Many cities throughout Canada and the U.S. require their own capital projects to meet a
'green' performance standard, including Vancouver, Calgary, Montreal, San Francisco,
Portland, Victoria and Ottawa. Currently, all capital projects of Toronto's ABCCDs are
required to meet Tier 1 of the TGS. New buildings are also required to install green roofs
on all new buildings and roof replacements in addition to those required by the Green
Roof By-law.
The City encourages new private development to meet Tier 2 of the TGS with the
incentive of the development charge refund. The potential application of Tier 2 to Cityowned facilities was discussed by the 'Capital Project Managers Working Group'
Staff report for action on Toronto Green Standard Review and Update

10

(including Facilities Management, Technical Services, Parks, Solid Waste, Children's
Services, EMS, TTC, and Toronto Public Library). The capital project managers were
concerned with the higher capital costs of implementing Tier 2, which are not accounted
for in current budget envelopes. They also noted that at this time, there is no integration
of the capital and operational budgets, so that savings resulting from higher performance
developments cannot leverage increased investment to cover the higher initial capital
costs.
The cost benefit implications of applying Tier 2 to all new City-owned developments
should be explored and the capital budget process should be reviewed to reflect
improvements to operational cost reduction. To this end, a study will be undertaken to
determine if and how City-owned facilities can incorporate Tier 2 level performance into
new buildings. Results will be reported to Council in 2014.
Renewable Energy Installations
The installation of renewable energy devices is one strategy the City and its ABCC's can
undertake to support achieving higher 'green' building performance while saving on
energy costs and generating revenue. This strategy has the up-front capital costs financed
through recoverable debt. The financing is paid back from operating program energy
savings or from revenue generation resulting from the renewable installation. In January
2013, City Council approved the 2013 Capital and Operating Budgets which included
approval of funds to be loaned to energy projects of City agencies and divisions
demonstrating sufficient projected return from energy savings or revenue generation to be
financed through recoverable debt.
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2013.EX27.1 (Rec. 119)
The City (excluding agencies, boards and commissions) already has 42 existing
renewable energy installations. These include 15 solar photovoltaic, 15 solar hot water
heating, 4 solar air, 5 geoexchange, and 3 landfill gas systems. The City, in partnership
with Toronto Hydro, is also installing solar PV systems on a number of City buildings
under the Ontario Power Authority Feed-In Tariff program (FIT). In addition, the City
purchases renewable energy in the form of deep lake water cooling for a number of its
buildings in the downtown.
The installation of renewable energy devices is supported by the 2009 report "The Power
to Live Green – Toronto's Sustainable Energy Strategy," where Council directed the
installation of renewable energy on all City buildings, where feasible, by 2020. Further,
starting in 2014 the City will be required, under The Green Energy Act (Regulation
397/11) to report on its renewable energy generation. To enable this, all new renewable
systems on City facilities will have a web-based monitoring system that will collect and
store data through a remote server.
The City and its ABCC's construct, on average, 2 to 3 new buildings each year. In recent
years, most new City buildings have incorporated some form of renewable energy. For
example, the Toronto Police Services' 11 and 14 Division stations have implemented a
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geo-exchange system, as has the Warden Hilltop Community Centre. The renewable
requirement will encourage energy efficiency measures since the lower a building's
energy baseline is, the smaller the renewable system needed to achieve the required 5%.
Notwithstanding the benefits of renewable energy, it is recognized that there will be
situations where it is not feasible on some buildings. Staff will develop a list of
exemption criteria which respects Council's directive to install renewable energy systems
on all City buildings where it is feasible to do so. For example, projects that don't meet
the recoverable debt criteria will not be required to proceed.
It is proposed that, where technically and financially practical, new buildings over 600m2
owned by the City of Toronto and its Agencies, Boards Commissions and Corporations
be required install on-site renewable energy devices to generate the equivalent of at least
5% of the building's modelled annual energy consumption. Review of the City's current
renewable energy projects suggests that 5% is an achievable target, and it is anticipated
that many buildings will exceed this, particularly when geothermal sources are used.

CONTACT
Joe D'Abramo, Acting Director
Zoning By-law and Environmental Planning
City Planning Division
Tel: 416-397-0251
Fax: 416-392-3821
Email: jdabramo@toronto.ca

SIGNATURE

__________________________
Jennifer Keesmatt, M.E.S, MCIP, RPP
Chief Planner & Executive Director
City Planning Division

ATTACHMENTS
Attachment 1: Appendix A: Toronto Green Standard - Mid-High Rise Residential and
Low Rise Non Residential Development
Attachment 2: Appendix B: Toronto Green Standard - Low Rise Residential
Development
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Attachment 1 – Appendix A: Toronto Green Standard - Mid-High Rise Residential and Low Rise Non
Residential Development
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Attachment 2 – Appendix B: Toronto Green Standard - Low Rise Residential Development
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