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5. Question & Answers
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Land Acknowledgement for Toronto

We acknowledge the land we are meeting on is the 
traditional territory of many nations including the 
Mississaugas of the Credit, the Anishnabeg, the 
Chippewa, the Haudenosaunee and the Wendat
peoples and is now home to many diverse First 
Nations, Inuit and Métis peoples. We also 
acknowledge that Toronto is covered by Treaty 13 
with the Mississaugas of the Credit.
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Introductions

Host: 

Dorothy Chao 
Senior Energy Consultant, Energy & Environment Division, City of Toronto

Panelists: 

Cheryl Aleong-Spry
Senior Project Co-Ordinator, Parks, Forestry & Recreation, City of Toronto

Ted Watson
Partner, MJMA Architecture & Design

Jeanne Ng
Principal, MJMA Architecture & Design
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Net Zero / TGS Version 4



Net Zero by 2040

On December 15, 2021, City Council adopted the 
TransformTO Net Zero Strategy, an ambitious 
strategy to reduce community-wide greenhouse 
gas (GHG) emissions in Toronto to net zero by 
2040 – 10 years earlier than initially proposed 
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Net Zero by 2040
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A Path to Net Zero: Actions by Sector
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Leading by Example

“All City Agency, Corporation and Division-owned 
new developments are designed and constructed 
to applicable Toronto Green Standard (TGS) 
Version 4 standard achieving zero carbon 
emissions, beginning in May 2022”
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Recommendations

• RFP for Architect must specify a Net Zero Emissions 
Building

• Specify passive design principles in scope of work
• Specify net zero energy goal: site to generate as much 

on-site renewable energy as it uses 
• Require air tightness testing
• Require embedded carbon accounting

Additional recommendations:
• Require that the design meets the CaGBC’s Zero 

Carbon Standard
• Require third party commissioning, and monitoring and 

verification
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60 Starview Lane, Toronto

Western North York 
Community Centre



Project Challenges and Solutions
1. Site



Project Challenges and Solutions
2. Sustainable Targets



Project Challenges and Solutions
3. Public Engagement
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Project Challenges and Solutions
4. Construction Budget
• Original construction budget was $34 million. 

• To assist in the funding for the Net Zero Energy Feasibility Studies, the 
City applied for the Green Municipal Fund (GMF) offered through the 
Federation of Canadian Municipalities (FCM) and received grant approval.

• Based on the Class ‘C’ Cost Estimate, budget was insufficient to achieve 
the required TGS Version 3, Tier 2 requirements to meet Site Plan 
Approval, in addition to the targeted TGS Version 3,Tier 4.

• The Class ‘B’ Cost Estimates confirmed that due to COVID 19 and the 
unstable market and material shortages and supply, prices have 
exponentially increased and more funding would be required.



Lessons Learnt 

The Three “C”s
• Collaboration
• Communication
• Courage
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CASE STUDY
Western North York Community Centre
Toronto, Ontario – MJMA Architecture & Design



MJMA Architecture & Design 
+30 Years Community Recreation
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Blackwell
Structural Engineers

Smith + AndersenFootprint

SALAS O’BRIEN

BORTOLOTTO
architecture + interior design
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Blackwell
Structural Engineers

Smith + AndersenFootprint

SALAS O’BRIEN

BORTOLOTTO
architecture + interior design









• Gym
• Aquatics
• Track 
• Fitness Studios
• Community Spaces
• Childcare

Plans



Building Sections
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Setting Priorities

INFRASTRUCTURE



Site Plan Studies



Life Cycle Cost
• Capital Savings
• O&M Savings (inc.subsidies)
• ↓ Energy costs
• Additional Revenue

Non-Cash Performance
• ↑ Productivity
• ↑ Tenant health
• ↓ Absenteeism

Soft Dollar Savings
• ↑ Property value
• ↑ Rental premiums

Net Present Value ($)

Discounting (%) Total Benefits ($)Total Costs ($)

Capital Costs ($)

Disposal Costs ($)

Operating Costs ($)

Social & Environmental
• ↓ Heat island effect
• ↓ Flood risk
• ↓ Local air pollution
• ↓ Carbon emissions
• ↑ Social value of water
• ↑ Water quality

Maintenance Costs ($)

Triple Bottom Line / Net Present Value



Three Aspects of Site Comparison:

Rainwater Capture Potential

Outdoor Recreation Offerings

Green Space/Hard Scape Comparison

Site Plan Comparisons



Comparative Analysis

- Preliminary values based on conceptual design 
options

- TBL-NPV analysis over 40 years of operation

- Large difference in property value uplift driving the 
comparison

- “Cranked” Bar performs better across all metrics 
considered

- Pollution reduction driving the environmental 
difference

Category Impact Name Mean Value Low High

Financial
Financial Savings from 
Water

$1,408 $1,408 $1,408 

Social Flood Risk $15,261 $15,261 $15,261 

Social Property Value $1,376,478 $1,373,843 $1,379,051 

Social Recreational Value $30,404 $23,426 $44,194 

Social Heat Island Effect $21,070 $11,172 $31,162 

Environmental Water Quality $4,424 $4,424 $4,424 

Environmental Social Value of Water $254 $254 $254 

Environmental
Air Pollution Reduced 
by Vegetation

$9,327 $6,772 $12,104 

$1,408 $1,408 $1,408 

$1,443,213 $1,423,702 $1,469,667 

$14,005 $11,450 $16,782 

$1,458,626 $1,436,559 $1,487,857 Total TBL-NPV

Social Benefit

Environmental Benefit

Crank vs Cube TBL-NPV Comparison

Financial Benefit

Analysis Outcome



Site Plan Outcome





The Challenge

Swimming 
Pool 
55%

Gas 
Heating
46%



One of Canada’s First 
NZEB Aquatic 
Facilities?



System Strategies
Footprint







PV Studies



38

Alternative Energy Sources: Biomass
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Alternative Energy Sources: Biomass
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Alternative Energy Sources: Biomass
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Take-Aways

- Biomass energy has potential for buildings of this type

- Considering energy and electrical loads alone, a biomass CHP with a 
pellet boiler could replace the geo-exchange and PV system 
currently being designed for this project

- Steady and reliable source of biomass is critical and is challenging in 
the Toronto area – reliable biomass fuel market does not exist

- Operations of a biomass combined heat and power plant (CHP) 
requires a highly trained technician and a strict fuel specification 

- Spatial considerations required for delivery and storage of biomass 
can limit feasibility

Alternative Energy Sources: Biomass



Energy Modelling
Footprint



TEDI
62 kwh/m2/yr

Next Steps:

Net Zero Carbon
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Embodied Carbon Study
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Embodied Carbon Study





















Net Zero Take-Aways

1. Clear direction from the Client

2. Solution is different depending on Place

3. Integrated Design Team

4. Appropriate Fees

5. Client Involvement is Essential – Operator Buy-in

6. Dynamic and Quickly Evolving Time



Thank 
You



Thank you for attending!

Questions & Answers


