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Sign By-law Unit 
100 Queen Street West 
Ground Floor, East Tower 
Toronto, ON M5H 2N2 
 

Attn:  Natasha Barbini, Director/Deputy Chief Building Official, Strategic and City-wide Priorities  

RE:  Sign Variance Rationale Letter    
 15-35 Mercer Street, City of Toronto   
 City File Nos. 25 129111 ZPR 00 ZR and 25 107054 BLD 00 SR 
 

As you are aware, 35 Mercer Limited is the owner of the properties municipally known as 15-35 Mercer 
Street (the “Premises”) in the City of Toronto. The Premises is located in the Entertainment District, on the 
south side of Mercer Street, between John Street to the east and Blue Jays Way to the west. The Premises 
is home to the Nobu Hotel, Residences, and Restaurant, a landmark project contained within the recently 
constructed two-tower mixed-use development designed by local architecture firm Teeple Architects. The 
Premises is located within the CR – Commercial Residential Sign District. 

On behalf of the owner, we are pleased to submit the enclosed Sign Variance application to permit two (2) 
illuminated first party wall signs at the uppermost storey on the north and south façades of the west tower, 
which contains the Nobu Hotel (the “Proposed Signs”). The Proposed Signs are located directly above the 
Nobu Hotel suites which are located at the top stories of the west tower as further detailed in Appendix A 
and B. Both the north-facing and south-facing signs will display the logo/corporate symbol for the Nobu 
Hotel and Restaurant, which is a permitted sign type being a first party wall sign. An application for a Sign 
Permit (25 107054 BLD 00 SR) was initially submitted on January 20th, 2025. 

However, we were advised that a variance is required under 694-21 D(4)(a) of the Sign By-law as the 
building on the Premises is not an office building. In this case, the Premises is a mixed-use building, 
containing hotel, retail, and residential uses, and corporate offices for Nobu Canada. This was the sole 
variance confirmed on the Examiner’s Notice issued on April 16, 2025 (File No. 25 129111 ZPR 00 ZR).  
To confirm, no signage is proposed on the east tower, which contains residential units only. The Proposed 
Signs each occupy 16.9% of the façade on the uppermost storey to which they will be affixed, in this case 
the mechanical penthouse, whereas the Sign By-Law permits up to 20% coverage for similar signage views.  

The immediate area of the Premises, being the Entertainment District, is a mixed-use community that is 
achieved through buildings with standalone uses, such as office buildings, residential buildings, hotels, and 
restaurants. The area is also comprised with numerous mixed-use buildings that provide a combination of 
these uses within one building envelope, such as on the Site. Surrounding the Premises are a variety of 
existing first party wall signs on buildings that are taller than 10 storeys in height that support hotel uses, 
as seen in the enclosed Appendix C. The material, size and colour of the Proposed Signs have been 
designed to be cohesive and complement the high-quality architectural design of the building on the 
Premises while mitigating any visual clutter. Accordingly, the size and location of the Proposed Signs is 
consistent, fits in and is compatible with the eclectic and varied nature of signs in the Entertainment District, 
and the greater Downtown area. The thoughtful design and placement of the Proposed Signs on the north 
and south facing facades of the mechanical penthouse mitigates any concerns related to visual clutter and 
facilitates wayfinding for tourists/visitors and local recognition for the Nobu brand.  



For background, this landmark project is the first Canadian expansion of the globally recognized and world 
renowned Nobu brand. Nobu Hospitality is celebrating over 30 years of excellence and Nobu Toronto is the 
56th location to join the esteemed global portfolio. The Premises is also the Canadian headquarters for 
Nobu, with corporate office space being contained within the building.  

The Nobu Hotel and Restaurant is a destination for locals and visitors to the City and is the result of 
significant investment in the local community. Located in the Entertainment District, the Nobu Hotel and 
Restaurant is located in close proximity to key landmarks and cultural venues, like the TIFF Lightbox 
Theatre, Metro Toronto Convention Centre, Roy Thomson Hall, and the Rogers Centre, and supports the 
economic vitality of the City. Additionally, with a growing number of international events coming to the City 
of Toronto, including the FIFA World Cup in 2026, the Nobu Hotel and Restaurant will support the increased 
demand from visitors for accommodations available in the City. Accordingly, the Proposed Signs for the 
Nobu Hotel and Restaurant will act as wayfinding for visitors alike while also promoting the Nobu brand and 
its significant investment in the City.  

Opening in 2024, the 25,000 SF, 2.5 floor Nobu Restaurant has been well received and has been a key 
destination for several events during the Toronto International Film Festival (TIFF). With the opening of the 
Nobu Hotel in June 2025, the Nobu Hotel and Restaurant will further support cultural events like TIFF. TIFF 
is reported to bring in more than 700,000 visitors and generate more than $114 million in economic activity 
in the region according to a 2022 report from FedDev Ontario.  

The Premises have a significant non-residential component, consisting of over 100,000 SF of Total Floor 
Area that includes the hotel suites, hotel amenities, restaurant and bar front-of-house, kitchens and back 
of house, management offices for both the Nobu Hotel and Restaurant, and corporate offices for Nobu 
Canada.  

Additionally, the Nobu Hotel and Restaurant is a significant employer with 150 current employees, which is 
expected to grow to over 200 employees as the hotel becomes fully operational. In addition to their 
employees, the Nobu Hotel and Restaurant economically supports numerous suppliers and small 
businesses in the City and contributes to the vitality of the Entertainment District. On an annual basis, over 
100,000 visitors to the Nobu Restaurant alone are expected. 

In our opinion, the Proposed Signs meet all the required criteria to be granted a variance under the Sign 
By-law, as further detailed below:  

 

1. Belong to sign class permitted in the Sign District where the Premises is located 
 

The two (2) Proposed Signs are first party signs and will display the logo/corporate symbol for 
Nobu, which operates both the hotel and restaurant on-site. The Nobu Hotel, Restaurant, and 
Residences, and corporate offices for Nobu Canada are located within the Premises, which is a 
two-tower mixed-use building located in the Entertainment District. The Premises is also the 
Canadian headquarters for Nobu, with corporate office space being contained within the building. 
The Proposed Signs will be located on the north and south façade of the uppermost storey of the 
west tower, immediately above the hotel suites. No signage is proposed on the east tower, which 
is solely residential. First party wall signs are permitted as per the Sign By-law. However, a variance 
is required as the Sign By-law only permits first party wall signs above the 10th-storey for office 
buildings. In this case, the Premises is a two-tower mixed-use building containing hotel, retail, and 
residential uses, and corporate offices for Nobu Canada.  



 

2. In the case of a third party sign, be of a sign type that is permitted in the Sign District where 
the Premises is located 

 

Not applicable. As noted above, the Proposed Signs are first party signs.  

 

3.  Be compatible with the development of the Premises and surrounding area. 
 

The two (2) Proposed Signs are compatible with the uses of the Premises, being a mixed-use 
building with hotel, restaurant, and residential uses and corporate offices for Nobu Canada, as well 
as the character of the surrounding area, being the Entertainment District. In the immediate area 
surrounding the Premises are countless first party wall signs located on the uppermost storey of 
the buildings, which is typical for sites in the Entertainment District, and the wider Downtown Core.  

First party signage is a standard requirement for commercial uses and is standard for hotel uses in 
particular to facilitate wayfinding for tourists/visitors and local recognition. The Proposed Signs are 
critical for the operation of the Nobu Hotel, which opened in June 2025 and is the result of significant 
investment that benefits the City through the delivery of additional hotel rooms in the Entertainment 
District, located in close proximity to key landmarks and cultural venues, like the TIFF Lightbox 
Theatre, Metro Toronto Convention Centre, Roy Thomson Hall, and the Rogers Centre.   

For your ease of reference, we have compiled below a list of first party wall signs for hotel uses 
located in close proximity to the Premises, with images contained in Appendix C. Please note, the 
below list is by no mean exhaustive of all the first party signage for hotels in the Downtown area.  

1. Delta Hotels Toronto, 75 Lower Simcoe Street, Toronto  
2. Sheraton Centre Toronto Hotel, 123 Queen Street West, Toronto  
3. The St. Regis Hotel and Residences Toronto, 325 Bay Street, Toronto   
4. Residence Inn Toronto Downtown/Entertainment District, 255 Wellington Street West, 

Toronto 
5. Soho Hotel and Residences Toronto, 318 Wellington Street West, Toronto  
6. Shangri-La Hotel and Residences, 180 University Avenue, Toronto 
7. Hyatt Regency Toronto, 370 King Street West, Toronto  
8. Intercontinental Toronto Centre, 225 Front Street West, Toronto 
9. Hilton Toronto, 145 Richmond Street West, Toronto  
10. Fairmont Royal York, 100 Front Street West, Toronto  
11. Hotel X, 11 Princes’ Boulevard, Toronto  
12. Toronto Marriott City Centre Hotel, 1 Blue Jays Way, Toronto 
13. TOOR Hotel – JDV by Hyatt, 203 Jarvis Street, Toronto 

 
To note, the Soho Hotel and Residences (located immediately west of the Premises), the St. Regis 
Hotel and Residences, the Shangri La Hotel and Residences, and the recently completed TOOR 
Hotel are mixed-use buildings in downtown Toronto, similar to the Premises, being that they contain 
hotel and residential uses.  
 
The TOOR Hotel, a 33-storey building that contains hotel uses on its lower levels and residential 
rental uses above, is subject to recently approved sign permit (City File No. 25 228741 SGN 00 
SP) which permits a first party wall sign at its upper most level. The first party wall sign is located 



immediately above the residential rental floors. Furthermore, the TOOR Hotel is surrounded by a 
mix of land uses, including low- and high-rise residential buildings, retail, social services, 
government offices and Moss Park. Therefore, whether a building is a standalone hotel, or a mixed-
use building containing hotel suites, first party wall signs for a hotel use is typical throughout the 
City and is compatible with varying surrounding land uses, as shown by the approved sign permit 
for the TOOR Hotel. More so, there are instances of first party wall signs being located above 
residential uses. Given all the examples noted, the Proposed Signs are compatible with the 
Premises and surrounding area, and warrant approval.  
 
In mixed-use buildings containing hotel uses, it is typical that the hotel suites are located on the 
lower floors, with the residences located on the floors above, this is seen in the TOOR Hotel 
example above. However, in this case, the hotel suites, are located on the top floors of the building 
(with residential units below). Accordingly, the Proposed Signs are proposed only on the west tower 
of the Premises, immediately above the hotel suites rather than being immediately above 
residential uses.  
 
The Entertainment District is a mixed-use community achieved through buildings with standalone 
uses, such as office buildings, residential buildings, hotels, and restaurants. The area is also 
comprised with buildings themselves that are mixed-use, containing multiple uses in one building 
envelope, such as on this site. The mix of hotel, restaurant, and residential uses, and corporate 
offices for Nobu Canada, in the Premises enables the project to achieve numerous key policy 
objectives (as detailed further in #4). Including residential units in this mix of uses is critical to 
support the City’s housing demands, and a mixed-use building should not be penalized for such 
when seeking permission for first party signage. In this case, being that the Premises is a mixed-
use building, not a standalone office building, the need and appropriateness of the Proposed Signs 
for the Nobu Hotel and Restaurant is not reduced. In a theoretical scenario where all the residential 
uses were removed and the Premises was solely a hotel and restaurant, the same variance as 
currently requested would still be required to permit the Proposed Signs, which are located directly 
above the hotel suites in the west tower. Similarly, if the Premises was 8-storeys rather than 45-
storeys, the same variance would be requested to provide first party signage for the hotel at the 
uppermost storey. Accordingly, the nature of the Premises as a mixed-use building should be 
viewed as an asset to the City, providing housing in addition to over 100,000 SF of commercial 
space for the Nobu Hotel and Restaurant.  
 
In addition to being compatible with the use of the Premises and the surrounding area, the 
Proposed Signs are compatible with the design and architecture of the building. The building was 
designed by Teeple Architects as a high-quality addition to the Toronto skyline, and to be 
compatible with the character of the surrounding area. The Proposed Signs were also sensitively 
designed with materials to compliment the building design and will also serve as wayfinding to the 
Nobu Hotel and Restaurant.  

The location of the Proposed Signs on the uppermost storey of the 45-storey west tower on the 
Premises mitigates any impacts on the surrounding area. Located on the north and south sides of 
the west tower also ensures that there is no immediate adjacency to any residential uses, ensuring 
no impacts to any sensitive uses. Additionally, the design and illumination of the proposed signs is 
appropriate and compatible with the surrounding area and uses. As seen in Appendix C, there are 
multiple signs in the surrounding area on buildings that are taller than 10 storeys in height, including 
mixed-use buildings, similar to the Premises.  

 

4. Support the Official Plan objectives for the Premises and surrounding area. 



 

The Premises is designated Mixed Use Areas in the Official Plan, and more specifically is 
designated Mixed Use Areas 1 in the King-Spadina Secondary Plan and Downtown Secondary 
Plan. As outlined in the applicable Official Plan policies, Mixed Use Areas in the Downtown achieve 
a multiple of planning objectives through the provision of a mix of permitted uses, including 
residential, retail, and hotels uses, and corporate offices for Nobu Canada. Furthermore, Mixed 
Use Areas in the Downtown are to absorb the highest levels of intensification and is critical to 
supporting the economic prosperity of the City.  

The redevelopment on the Premises was facilitated through a Zoning By-law Amendment (By-
1349-2018(LPAT)), which was approved in 2018 and Site Plan Approval was subsequently 
approved in 2019. The approval of the mixed-use building on the premises was reviewed against 
the Official Plan through those processes and such approval indicates compliance with the Official 
Plan.   

The newly constructed two-tower 45-storey building achieves the Official Plan objectives through 
the significant capital investment in the Premises to provide hotel, restaurant, and residential uses, 
with corporate offices for Nobu Canada, on the Premises, through the internationally recognized 
Nobu brand. 658 new residential units were delivered between the east and west towers, known 
as the Nobu Residences, beginning occupancy in late 2023. The 25,000 SF Nobu Restaurant and 
corporate offices for Nobu Canada are located in the podium over 2.5 floors opened in late summer 
2024. The last component of the project delivered is the Nobu Hotel, which is opened in June 2025.  

The mixed-use nature of the Premises is appropriate, desirable, and achieves many of the key 
objectives of the Official Plan as noted above. The provision of over 100,000 SF of non-residential 
space in the Premises and its mixed-use nature is an asset to the project, providing needed housing 
units and commercial space in the Downtown core.  

The Premises are located in the King-Spadina Heritage Conservation District, and a portion of the 
Premises is heritage protected. However, the heritage-protected portion of the building is a heritage 
façade located at street-level fronting Mercer Street, and is not impacted by the proposed signage, 
which is proposed on the new construction of the building at the uppermost level of the west tower. 
The 2-storey to 4-storey heritage façade along Mercer Street was completed as per the 
development approval, which serve as entrance to Nobu. Accordingly, due to the location of the 
Proposed Signage and the character of Mercer Street, only one of the Proposed Signs on the north 
façade would be visible by effectively looking straight up from outside the conserved heritage 
façade, which serves as entrance to the Nobu. Heritage Protection Services (HPS) Staff have been 
contacted regarding the Proposed Signs, and we do not anticipate that they will have any objections 
given the significant separation between the Proposed Signs and heritage-protected elements.  

 
5. Not adversely affect adjacent premises. 
 

As further detailed above in the response to #3, the Premises are located in the Entertainment 
District and the Proposed Signs, being illuminated first party signage, is typical and compatible with 
the surrounding area.  

As a mixed-use area, there are some residential uses surrounding the Premises, however the 
location and design of the Proposed Signs mitigates impacts to any surrounding residents. The 



location of the Proposed Signs on the north and south facades of the uppermost storey of the west 
tower means that the signage is not directly facing any residential units and is appropriately 
separated from any surrounding residential units both vertically and horizontally.   

Additionally, there are no sensitive uses, such as open space areas, major highways or controlled 
intersections that would be impacted by the Proposed Signs.  

Furthermore, there are numerous existing first party wall signs that support hotel uses in the 
surrounding area of the Premises, as seen in Appendix B. The Proposed Signs compliment the 
building on the Premises and the context of the surrounding area, being the Entertainment District.  
 

6. Not adversely affect public safety, including traffic and pedestrian safety. 
 

The Proposed Signs will not adversely impact public safety, including traffic and pedestrian safety. 
The Proposed Signs are wall signs and supporting documentation has been provided as part of the 
sign permit application to confirm that all required setbacks, clearances, and structural 
requirements are satisfied to safely affix the signs. Furthermore, the Proposed Signs are not located 
within a visibility zone.   

 
7. Not be a sign prohibited by section 694-15B. 

 

The Proposed Signs are a permitted sign type (first-party sign) and are the corporate symbol/logo 
for the Nobu Hotel, Restaurant, and Residences, and corporate offices for Nobu Canada, which 
are found in the Premises.  

 
8. Not alter the character of the Premises or surrounding area. 
 

The Proposed Signs do not alter the character of the Premises or surrounding area and are similar 
to many signs that currently exist in the Entertainment District, as further detailed above in our 
response to #3. The character of the surrounding area includes buildings of various uses and 
heights, and while similar signage is typical in this area, especially on buildings containing hotel 
uses, the Proposed Signs do not clutter the Premises or surrounding area and are compatible.   

The Proposed Signs are integrated in the design of the architecture of the building and will support 
the mix of uses on the Premises, being the Nobu Hotel, Restaurant, and Residences, and corporate 
offices for Nobu Canada.  

 
9. Not be, in the opinion of the decision maker, contrary to the public interest. 
 

In our opinion, the Proposed Signs are not contrary to the public interest and warrants approval. 
As further detailed in the answers above, the two Proposed Signs are complimentary to the 
architectural design of the building and the hotel use contained in the mixed-use building, being the 
Nobu Hotel, Restaurant, and Residences, and corporate offices for Nobu Canada. Located within 
the Entertainment District, the Proposed Signs are compatible with the character of the surrounding 
area, and similar signage exists on many buildings in the surrounding area, especially for hotel 











Appendix B – Nobu Hotel and Restaurant – Proposed Signs 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Proposed Sign (West Tower – South Façade) looking northwest and signage for the adjacent Soho Hotel and Residences 



 
Proposed Sign (West Tower – South Façade) looking northwest  



 
Proposed Sign (West Tower – North Façade) looking southeast 



Appendix C – First Part Hotel Sign Examples 

1. Delta Hotels Toronto, 75 Lower Simcoe Street, Toronto  



2. Sheraton Centre Toronto Hotel, 123 Queen Street West, Toronto  
 

  
 
 
 
 
 
 
 
 



 
3. The St. Regis Hotel and Residences Toronto, 325 Bay Street, Toronto   

 
 
 

 
 
 
 
 
 



4. Residence Inn Toronto Downtown/Entertainment District, 255 Wellington Street West, Toronto 
 

 
 



 
5. Soho Hotel and Residences Toronto, 318 Wellington Street West, Toronto  

 

 
 
 
 
 
 
 



6. Hyatt Regency Toronto, 370 King Street West, Toronto  
 

 
 
 
 



7. Intercontinental Toronto Centre, 225 Front Street West, Toronto 
 

 
 



 
8. Hilton Toronto, 145 Richmond Street West, Toronto  

 

 
 



9. Shangri-La Hotel and Residences, 180 University Avenue, Toronto 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



10. Fairmont Royal York, 100 Front Street West, Toronto  
 

 

 



 
11. Hotel X, 11 Princes’ Boulevard, Toronto   
 

 
 



12. Toronto Marriott City Centre Hotel, 1 Blue Jays Way, Toronto 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



13. TOOR Hotel – JDV by Hyatt, 203 Jarvis Street, Toronto 
 

 

 

 

 

 



























Sign Bylaw Unit

City Hall, Ground Floor East

100 Queen St West

Toronto, ON M5H 2N2

Nikoo Shabestari

Policy & Research Consultant

Phone:

Fax:

Email:

(416) 392-8000

Nikoo.Shabestari@toronto.ca

Toronto Building
Kamal Gogna, P. Eng., Interim Chief Building Official
& Executive Director

Examination of your Request for a Preliminary Project Review has revealed that certain requirements of the City's Sign By-law have
not been satisfied. The attached Notice provides the details of the review.

Should compliance with the Sign By-law not be possible, you may apply for a sign variance. You may visit the City of Toronto Web
site @ www.toronto.ca/building to down load the sign variance application form or discuss the matter with City staff by calling (416)
392-8000.

Subsequent reviews will require the submission of a new Project Review Request along with payment of the applicable fees.

The Notice is based on plans and documents submitted and the Sign By-law in force at the time.

The plans and documents will be held on file for one year from the date of the Notice after which time they be discarded and the
Notice becomes invalid.

Should there be changes to the Sign By-law or other applicable law prior to the issuance of a sign permit you will be required to
comply with those changes.

Please refer to your PPR number when you phone in, submit subsequent reviews or submit your sign permit application.

 Examiner's Notice

   
2522531 ONTARIO INC
C/O AFSOON KATBAB
369 RIMROCK RD
TORONTO ON  M3J 3G2

Date: Wednesday, April 16, 2025

Spadina-Fort York  (10)Ward:

15-35 MERCER STat

Preliminary Project Review No:   25 129111 ZPR 00 ZR      FolderRSN:   5597381

Multiple-Use Building - Sign

Nikoo Shabestari

Policy & Research Consultant
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Sign Bylaw Unit

City Hall, Ground Floor East

100 Queen St West

Toronto, ON M5H 2N2

Fax:

Email:

Phone: (416) 392-8000

Nikoo.Shabestari@toronto.ca

Policy & Research Consultant

Nikoo Shabestari

Toronto Building
Kamal Gogna, P. Eng., Interim Chief Building Official
& Executive Director

 DESCRIPTION

Folder Name: 15-35 MERCER ST
Application Number: 25 129111 ZPR 00 ZR

Municipal Applicable Law Notice
ITEM

Applicable Laws

1. Ontario Heritage Act - Alteration
This is a heritage property and heritage approval is required.
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Sign Bylaw Unit

City Hall, Ground Floor East

100 Queen St West

Toronto, ON M5H 2N2

Fax:

Email:

Phone: (416) 392-8000

Nikoo.Shabestari@toronto.ca

Policy & Research Consultant

Nikoo Shabestari

Toronto Building
Kamal Gogna, P. Eng., Interim Chief Building Official
& Executive Director

 DESCRIPTION

Folder Name: 15-35 MERCER ST
Application Number: 25 129111 ZPR 00 ZR

City's Sign bylaw Notice
ITEM

  

For information purpose only:

This property is located in the CR - Commercial residential sign district and is subject to the City of Toronto Municipal Code
Chapter 694, Signs, General.

Summary of the proposal:
A proposal to erect and display two illuminated wall signs, displaying static copy at the uppermost storey of a high-rise
building, located at this address.
***NOBU***

Sign Bylaw

2. A CR-Commercial Residential sign district may contain a wall sign displaying the logo or corporate symbol of a business
located on the premises provided the sign shall only be erected on an office building containing 10 or more storeys. [Wall
Sign (Logo or Corporate Symbol) [694-21 D (4)(a)]]
The building where the proposed signs are located is not an office building. It is a mixed use building containing residential,
commercial and hotel use.

This proposal needs variance.

NOTE: Please read this notice carefully. If you intend to proceed with the second part of this Preliminary Project Review
(PPR), please provide a letter of rationale, explaining the reasons the sign review team needs to approve this proposal. The
rationale needs to address the 8 criteria stated in the Sign By-law.
You will receive a sample rationale letter by email, which helps you to identify the 8 criteria and how to address them. You
need to re- write your own rationale based on your proposal and send it to my email address at nikoo.shabestari@toronto.ca
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