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to achieve

internet company that can exist anywhere. An

internet company that can exist anywhere. An

Torontonians highlighted transparency as

time. The complex and long-term nature of

urban
design and
cutting-edge
technology
to
and
cutting-edge
technology
to radically
improve urban
radically
improve
life.toSidewalk
Labs
is by
life.
Sidewalk
Labs is urban
motivated
pursue this
project

by all parties, including Sidewalk Labs.

going
in” on Toronto
physicalsuch
places.
ThisAnd
proposal
seeks“all
to make
a place.
Side-

benefits in any agreement, initially and over

Sidewalk
Labs
a mission-driven
company.
Sidewalk
Labs
is aismission-driven
company.
That
That mission
is to combine
forward-thinking
mission
is to combine
forward-thinking
urban design

these
can be addressed up
Many
up
front of
with
a fewconcerns
clear statements:

technology
aloneisisnot
notcapable
capableofofsolving
solvingall
all
technology
alone

how Sidewalk Labs intends to earn a return.
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Sidewalk Labs’ actual goals are quite simple.

for
pursuing
RFP and
overall business
walk
Labs’the
motives
forits
pursuing
the RFPmodel
and
have
been subject
to speculation,
even
a fair
amount
its overall
business
model have
been
subject

ongoing oversight and accountability of the

trends, and technological advances.

outcomes: to create jobs, develop a climate-

extending to successive phases.

While
Torontonians
generally
recognize
the potential
While
Torontonians
generally
recognize
the of
the
Sidewalk
Toronto
project,
Sidewalk
Labs’
motives
potential of the Sidewalk Toronto project, Side-

quate resources to negotiate with Sidewalk

unfolds.

niansexpressed
have expressed
the following
objectives:
have
the following
objectives:

results linked to Waterfront Toronto’s priority

percent of the eastern waterfront.

Requirements for
Sidewalk Labs

Make sure the public sector has a strong role.

that is flexible enough to respond to tastes,

ingly, Torontonians want the project to deliver

proposes leading development on less than 7

a phased approach, to prove out the model in

approaches that have been successful.

importance of public entities having clear mandates and adequate resources

Throughthe
thevarious
various touchpoints,
touchpoints,Torontonians
TorontoThrough

Focus on priority outcomes. Overwhelm-

support achieving a big vision through

record, and of recognizing and expanding

Make sure the public sector has a strong role. Torontonians stressed the

in the new opportunities created by
Toronto
public officials at all three orders of participate
work in and
this area.
created by the project, especially Canadian
the
project, especially
Canadian companies
and
government to advance a plan that draws on
companies
and entrepreneurs.
Consethe expertise of those who work in this area.

to have local partners. In total, Sidewalk Labs

emphasize the importance of building on this

and,
and,where
whereappropriate,
appropriate,use
usedigital
digitalinnovations
innovations

process, including concerted outreach to the

business,
academic,
non-profit,
and with all
tional sectors,
as well
as engagement

even in those locations, Sidewalk Labs expects

large-scale, long-term plan could fail. They

ways to solve urban challenges. Torontonians

improveoutcomes
outcomeswhile
whilemeaningfully
meaningfully prototoimprove

process,
including
concerted
outreach
to the
business,
academic,
non-profit,
and institu-

concerned about the potential that a complex,

in developing the waterfront and in trying new

through an extensive public engagement

through an extensive public engagement

limited purpose of proving out the model — and

Quayside, as a demonstration project before

Sidewalk
SidewalkLabs
Labs has
has reflected
reflecteddeeply
deeply on
on the
the
objectivesininWaterfront
WaterfrontToronto’s
Toronto’sRFP
RFP and
objectives
and

Prove out the concept. Torontonians are

gies deployed in Toronto.

the public sector the profits of certain
technologies
deployed
Toronto.
Finally,
Labs
is not
trying
to develop
the Port
Finally,Sidewalk
Sidewalk
Labs
isinnot
trying
to develop
Lands.
Sidewalk
Labs’
role asLabs’
a realrole
estate
the Port
Lands.
Sidewalk
asdeveloper
a real
would
bedeveloper
restricted towould
Quayside
and Villiers to
West,
and
estate
be restricted
Quayundertaken
for the West, and undertaken for the
side and Villiers

ognized that
Labs
brought
a range
recognized
thatSidewalk
Sidewalk
Labs
brought
a range
of unique capabilities that sets it apart from

of unique capabilities that sets it apart from

other potential partners. Several attributes, in

other
potential
partners.
Several
attributes,
in
particular,
make
Sidewalk
Labs the
ideal partparticular,
make Sidewalk
Labs
the ideal
ner for delivering
an urban
project
to match

the ambitions
of Waterfront
the
partner
for delivering
an urbanToronto
projectand
to match
three
orders of
of Waterfront
government
it represents.
the
ambitions
Toronto
and the

three orders of government it represents.
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Key Term

SIP

These include:

a longer investment horizon than traditional
real estate. Accordingly, it requires financial

SIP

Cutting-edge urban design and technology.

backers committed to seeing it through —

Sidewalk
Sidewalk
Infrastructure
Infrastructure
Partners
(SIP) is a new
Partners
is a newcreated
company
company
by cre-

Sidewalk
was
formed
to work
with governments
SidewalkLabs
Labs
was
formed
to work
with

to prove out the technologies and ultimately

governments
and
parties
builddistricts.
21st
and
private parties
to private
build 21st
centuryto
urban
century
urban
The
company
hasother,
The
company
hasdistricts.
assembled
a team
unlike any

achieve economic viability.

ated by Sidewalk Labs
to finance next-gennext-generation
eration infrastructure
systems that
can help
infrastructure
systems
that
unlock sustainable
can help unlock
development. See
sustainable
Chapter 2,development.
on Page
147,Chapter
for more
See
2, details.
on Page

Sidewalk Labs to finance

147, for more details.

assembled
a team
unlike any
drawing
drawing
leading
professionals
fromother,
the diverse
leading professionals
from
the
diverse
disciplines
necessary to plan
and
execute
an dis-

ciplines necessary
toproject
plan and
execute
an
innovative
development
of this
scope and
innovativeincluding
development
project of
this scope
magnitude,
urban planning,
technology,

and magnitude, including urban planning,
policy, architecture, engineering, development, and
technology, policy, architecture, engineering,
finance. Moreover, Sidewalk Labs has developed, and
development, and finance. Moreover, Sidewalk
continues to refine, critical pieces of technology for
Labs has developed, and continues to refine,
improving cities. Just as importantly, Sidewalk Labs, as
critical pieces of technology for improving
a subsidiary of Alphabet, has close familiarity with
cities. Just as importantly, Sidewalk Labs, as
many of the technological assets in development by its
a subsidiary of Alphabet, has close familiarsibling companies. Many of these technical resources
ity with many of the technological assets in
are
highly relevant
innovation,
from digital
development
by to
itsurban
sibling
companies.
Many of
infrastructure
and geospatial
mapping,
to autonomous
these technical
resources
are highly
relevant
vehicles
and
energy management.
to urban
innovation,
from digital infrastructure

Sidewalk
Labs
established
a new
company,
Sidewalk
Sidewalk
Labs
established
a new
company,
Infrastructure
Partners (SIP),Partners
for the purpose
of the
Sidewalk Infrastructure
(SIP), for
investing
inof
next-generation
infrastructure systems,
purpose
investing in next-generation
infrastructure
systems,
asMIDP.
thoseThis
proposed
such
as those
proposedsuch
in the
allows in
the MIDP.
This
Labs to
Sidewalk
Labs
toallows
commitSidewalk
more resources
to commit
research
more
resources
to research
and
development
and
development
than
a typical real
estate
developer,
than
typical
realassets
estatewith
developer,
and to
and
to a
invest
in hard
higher capital
invest in hard
assets
with
higher capital
requirerequirements
than
a typical
technology
company.
ments than a typical technology company.

Sidewalk Labs’ sister company Google has a
well-documented history of acting as a catalyst
to economic development when it experiences
growth in a region. When it reaches a critical
mass of employees in a city, time and again,
significant growth follows. For example, Google’s
decision to open a New York City office in 2000

Patient capital.

and the subsequent growth of that office paved

Too to
often,
outside
pressures
tempttocompanies
sacrifice
long-term
opportunities
meet
nies
to
sacrifice
long-term
opportunities
to
quarterly market expectations. Sidewalk Labs’ parent

the way for the city’s emergence as a major hub
for tech companies and jobs.
As reflected in the table below, an analysis
of four U.S. cities found that, in the five years
after Google opened office space, the value
of nearby commercial assets increased
at a faster rate than in each city’s central
business district.17

waste collection system with a dynamic

Advanced systems: Nine urban solutions

interface at the chute, and downstream

described in the MIDP that are needed to
deliver on Waterfront Toronto’s priority outcomes. They are:

Advanced
Advancedpower
powergrid.
grid.Advancement
Advancementon
on Toronto
Hydro’s
typical
electricity
Toronto
Hydro’s
typical
electricity

incorporates rooftop photovoltaic gen-

Central Business District
Growth Post-Google

Micro-Market Growth
Post-Google

New York City (Chelsea, 2005–2010)

-0.1%

30.6%

Chicago (Fulton Market, 2013–2018)

19.0%

108.0%

Austin (Shoal Creek, 2015–2018)*

23.6%

64.4%

0.0%

21.8%

Los Angeles (Playa Vista, 2012–2017)

* Because Google’s presence in Austin began in 2015, the commercial inventory analysis for this location
is based on a three-year period rather than a five-year period.
Partnership Overview
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Thermal grid. Thermal energy grid
that could incorporate geothermal
heat exchange, building heat recovery,
sewage heat recovery, and other clean
energy sources.

generation,
battery storage, and
demand management.

The construction
and stabilization
of infraconstruction
and stabilization
of infrastructure,

dynamic demand management.
Advanced
Advancedstormwater
stormwatermanagement
management

structure, improvements,
systems,
and
improvements,
systems, and
services
that

system.District-scale
District-scalestormwater
stormwater mansystem.

affect and support multiple real estate parcels
inmunicipal
a given area.
These include
infrastructure,
suchmunicipal
as sewers and

agement using continuously monitored

management using continuously

green infrastructure and active controls

monitored green infrastructure and active
to reduce infrastructure needs and

controls
tothe
reduce
infrastructure
needs
enhance
public
realm.
and enhance the public realm.
Digital
Digitalcommunications
communicationsnetwork.
network.

services that affect and support multiple real
estate parcels in a given area. These include

infrastructure,
as sewerssuch
and as
parks;
parks; transit such
infrastructure,
a light rail
extension;
and the advanced
transit
infrastructure,
such as asystems.
light rail

extension; and the advanced systems.
Lead
Leaddeveloper:
developer:The
The party
partyresponsible
responsible for
for
deliveringhorizontal
horizontalor
orvertical
verticaldevelopment
developmentto
delivering

Fibre-opticinternet
internetnetwork
network
using SuperFibre-optic
using

to agreed-upon specifications and perforagreed-upon
specifications and performance

SuperPON technology to support

standards. To carry out this responsibility, the

ubiquitous internet connectivity.

lead
developer
wouldpartners,
engage third-party
party
development
contractors, and

PON technology to support ubiquitous
internet connectivity.

District
parking
management
system.
System
District
parking
management
system.
incorporating
space-efficient
on-and-off-site
System incorporating space-efficient on-

retrieval,
and electric vehicle charging.
vehicle
charging.

City

monitoring of contamination.

Horizontal
Horizontaldevelopment
development/ /infrastructure:
infrastructure:The

eration, battery storage, and dynamic

ing equipment,
attendant-based
vehicle
attendant-based
vehicle
retrieval, and electric

Growth in commercial space over
a five-year period after Google’s entrance

pay-as-you-throw rate structure, a user

incorporates rooftop photovoltaic

parking,
high-density
parking
equipment,
and off-site
parking,
high-density
park-

Fig. 0.1

Pneumatic waste system. Pneumatic

understanding the proposed transaction.

service, which, among other elements,

cles and energy management.

urban model sought in the RFP, which calls for

The following terms are critical to

service, which, among other elements,

Economic driver.

and geospatial mapping, to autonomous vehi-

meet quarterly
market
expectations.
Sidecompany,
Alphabet,
has a demonstrated
commitment
walk Labs’ parent company, Alphabet, has
to taking a long-term view of investing, where
a demonstrated commitment to taking a
warranted. Sidewalk Labs can likewise take a longer
long-term view of investing, where warranted.
view. This approach is critical to the innovative urban
Sidewalk Labs can likewise take a longer view.
model sought in the RFP, which calls for
This approach is critical to the innovative

Key transaction terms

Dynamic streets. Innovative hex
paving that incorporates dynamic
lighting and signage, heating for snow

mance standards. To carry out this responsibility, the lead developer would engage third-

development
operators. partners, contractors, and
operators.

Public
administrator:
Public
entityentity
servingserving
as
Public
administrator:
Public
as
revitalization
lead
for
the
IDEA
District
with
revitalization lead for the IDEA District with
well-defined
powers
to advance
a comprehensive
well-defined
powers
to advance
a comprehensive innovation
and development
strategy.
innovation
and development
strategy.

Vertical
Verticaldevelopment:
development:The
Theconstruction
constructionand
and
operationofofprivate
privateresidential,
residential,commercial,
commercial,
operation

melt, and digital infrastructure for

and mixed-use buildings on individual real
and
mixed-use buildings on individual real

traffic management.

estate parcels. Vertical systems refer to

Freight management system. System

estate parcels. Vertical systems refer to heating, water, and other in-building systems.

heating, water, and other in-building systems.

allowing most deliveries to arrive at a
single freight consolidation centre and to
be sent on to recipients through tunnels
using self-driving delivery dollies.
Mobility subscription package.
Specialized, app-enabled mobility
service bundle spanning public
transit, ride-hail, parking, shared
services, and micro-mobility programs.
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Seven principles guiding the
proposed partnership

Key Term

3

Agreements would

innovation beyond Quayside should depend

ing approval
of the
developed
following

that demonstrate it is likely to succeed in

Implementation Agreements should rely on

future phases.

existing local precedents whenever possible,

4

to simplify and de-risk the transaction.

Sidewalk Labs considered its own objectives
and capabilities, and reflected deeply on the
objectives detailed in Waterfront Toronto’s RFP

New Mobility:
New
Mobility: Strengthening
Strengthening connecconnections to

and the feedback it received from the public.

the city’s public transit network, reducing the

Sidewalk Labs distilled this 18-month engagement process into a series of seven transaction
principles that seek to harmonize the priorities of Sidewalk Labs with those of Waterfront
Toronto and the public at large, including:

1

Devise a transaction that would achieve
Waterfront Toronto’s priority outcomes.
Any proposal must first achieve Waterfront
Toronto’s priority outcomes through an
innovative approach to both development
and partnership:
JobCreation
Creation
and
Economic
Development:
Job
and
Economic
Development:
Catalyzing
economic
growth
for Toronto,
Catalyzing
economic
growth
for Toronto,
Ontario,and
andCanada,
Canada,
including
by bolsterOntario,
including
by bolstering
inginnovation
the innovation
ecosystem,
the
ecosystem,
creatingcreating
new growth
new growth opportunities for Canadian
opportunities for Canadian firms, and
firms, and expanding jobs and training
expanding jobs and training across the
across the socio-economic spectrum.
socio-economic spectrum.
Sustainability and Climate-Positive
Development: Creating neighbourhoods
with below-zero annual greenhouse
emissions and dramatically improving

tions to the city’s public transit network,
reducing the cost and climate impact

cost
and climate impact of transportation
of transportation options, and increasing
options,
and increasing
convenience
convenience
for travellers
and goods for
movement.
travellers
and goods movement.

Implementation
Implementation

Agreements
would
be
be developed
follow-

Urban
(including
robust
data privacy
(including
robust
data and
UrbanInnovation
Innovation
digital
governance):
Tackling
complex Tackling
urban problems,
privacy
and digital
governance):
complex
problems,
from
from
traffic urban
congestion
to energy
use,traffic
using emerging
congestion
to energy
physical
and digital
tools. use, using emerging physical and digital tools.

2

MIDP. These
approval
of theconMIDP.

tracts, which would

These
involvecontracts,
Sidewalkwhich
Labs,
Waterfront
would
involveToronto,
Sidewalk

and, in
certain cases,
Labs,
Waterfront
government, would

Toronto,
and,
in certain
govern all
aspects
of
the transaction.
cases,
government,

would govern all
aspects of the
transaction.

Scale the project to achieve

Phase development to manage risk.
The ability to extend new approaches to
on Sidewalk Labs first hitting milestones

Establish strong public sector oversight.
urban
project
of sufficient
scope
or comNoNo
urban
project
of sufficient
scope
or complexity
plexity can succeed without meaningful public

Understanding that
thatmaking
making progress
progresson
on its project
Understanding
its project objectives could require a scale

objectives could require a scale broader than

to bear.
ideas
and approaches to bear.

The role
role for
for Sidewalk
Sidewalk Labs
The
Labsshould
shouldcapitalize
capitalizeon

cially or deliver
a material
publicabenefit
supported
financially
or deliver
materialwhen
public
applied to a broader geography. Ultimately, the
project should be scaled such that the public

the
public policy outcomes
are met and the project
be commercially
viable.

Align financial interests.

seeks
to earn
a return
on its investment.
its
investment.
But
the transaction
structure mustBut
ensure
theSidewalk
transaction
ensure
that
that
Labs structure
is financiallymust
successful
only
when

Ultimately,
the project should be scaled such that
policy outcomes are met and the project can

approaches
can only
be supported
financertain
promising
approaches
can only
be

7

This
is especially
true
forideas
projects
new
bringing
new
andbringing
approaches
projects

benefit when applied to a broader geography.

aToronto
districtrecognized
scale. Waterfront
Toronto
recognized that
that certain
promising

Deal terms, financing mechanisms, and

oversight and an administrator capable of

can succeed without meaningful public oversight

5

broader than Quayside, Waterfront Toronto

Quayside,
Waterfront Toronto invited proposals at
invited proposals at a district scale. Waterfront

Use proven approaches where possible.

Aswith
with
any
company
seeking
to invest
in it is
As
any
company
seeking
to invest
in Toronto,
Toronto, itthat
is appropriate
that
Sidewalk
appropriate
Sidewalk Labs
seeks
to earn Labs
a return on

andmoving
an administrator
capable of moving it forward.
it forward. This is especially true for

the desired outcomes.

6

Sidewalk
Labsisisfinancially
financially
successful
the
public sector
successful
and only
also
when
the
public
sector
is
financially
successachieves its objectives.
ful and also achieves its objectives.

Structure the role of Sidewalk Labs
to leverage its strengths.
its unique combination of strengths, includ-

on its unique combination of strengths,

ing a multidisciplinary team that spans urban

can be commercially viable.

including
a multidisciplinary team that spans
planning, finance, design, and technology; its

sustainability overall.

urban
planning,
finance,
design, andresources,
and technological
access
to capital
including from
its parent,
Alphabet;
technology;
its access
to capital
andand its

Housing Affordability: Exceeding
Waterfront Toronto’s affordable housing

willingness to resources,
take calculated
risksfrom
to advance
technological
including
its

requirement, with minimal reliance on

parent, Alphabet; and its willingness to take

public funding, and otherwise enabling

calculated
risks to advance its mission. The
not add special value.

its mission. The flipside is also true: Sidewalk
Labs should not take on roles where it does

access to housing for all income groups.

flipside is also true: Sidewalk Labs should not
take on roles where it does not add special
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value.
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Overview of Innovation
and Funding Partnership
Distillery
District

East
Bayfront

Guided by the core set of principles, Sidewalk
Guided
Sidewalk
Labs proposes
proposes a
a transaction
to accelerate
accelerate the
Labs
transaction to

Responding to the broad challenge of the

Waterfront Toronto’s priority outcomes, and

RFP, the MIDP consists of a blueprint for an

Waterfront
Toronto’s
prioritywaterfront.
outcomes,This
and
spur growth
in the eastern

spur
growth
in thefor
eastern
waterfront. This
proposal
strives
a forward-looking
publicleverages outside
expertise,
public-private
partnership,
in technology,
which the public

to using the best of design and technology

and resources to spur economic growth and

to fuel improvements in urban life. The result

deliver extraordinary benefits for the people

would be a scalable proof of concept for the

growth and deliver extraordinary benefits for
Waterfront
Toronto
or another
anotherpublic
publicentity
entity
the
Waterfront
people Toronto
of
Toronto.
or

would have
have accountability
for the
the project,
project,set
set its
would
accountability for

financial resources,
economic
development
development
— bringing
expertise,
financial

follows from
fromthe
theobjectives
objectivesidentified
identifiedin
in Waterfollows

The Plan
Development
Agreement between
Sidewalk Labs and
Waterfront Toronto
established a
planning roadmap
for completion
of the MIDP and
identified a series
of MIDP targets.
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Agreement
(PDA)ofwith
Sidewalk
Labs. is
Asanlaid
in prior volumes
the MIDP,
the result
overall
planvolumes
that offers
an opportunity
for the
out
in prior
of the
MIDP, the result
is
City
of Toronto,
the Province
Ontario, and
an
overall
plan that
offers an of
opportunity
for

Eastern
Channel

Tommy
Thompson
Park
Cherry
Beach

Outer
Harbour
Lake
Ontario

extended, is scaled to deliver on Waterfront

Waterfront
Toronto’s
outcomes.
Sidewalk
poses to lead
verticalpriority
development
in about
16
of the 16
eastern
waterfront,
andDistrict,
to serveor
asabout
a
about
percent
of the IDEA
7

as
“MIDP
Targets”
in its Plan
Development
ment
(PDA)
with Sidewalk
Labs.
As laid out

The
Hearn

South Ship
Channel

project,
when
fullyoutcomes.
extended,Sidewalk
is scaledLabs
to deliver
Toronto’s
priority
pro- on

“MIDP Targets” in its Plan Development Agree-

PDA

nel

n
Ship Cha

Ward’s
Island

East
Port

eration (IDEA) District. The project, when fully

percent
of the IDEA
District,
or about
7 percent
Labs
proposes
to lead
vertical
development
in

Waterfront Toronto’s RFP and later articulated

Turning
Basin

and Economic Acceleration (IDEA) District. The

front Toronto’s RFP and later articulated as

Key Term

Expanded Film Studio
and Media District

development
in a portion
of the
eastern
waterfront.
eastern waterfront.
The MIDP
refers
to this
area
thethe
Innovative
and
Accel-Design
on
followingDesign
map —
asEconomic
the Innovative

The ambition
ambition
of the
thefor
proposed
transaction
sustainable
The
model
of
proposed
improving
transaction
urban life.

iver

Polson
Quay

Villiers
Island
and later toinadvise
on of
innovative
innovative
development
a portion
the

forward-looking, integrated, progressive, and

forward-looking, integrated, progressive, and

Development
PlanPlan
Development
Agreement
Agreement

portion of Villiers Island and later to advise on

— which
is refers
depicted
on the
following
map
— as
The
MIDP
to this
area
— which
is depicted

asustainable
willingnessmodel
to invest
to pioneer urban
a
for improving
life.

PDA

cess, earn the right to develop the western

earn the right to develop the western portion of

assets, and a willingness to invest to pioneer a

resources, economic development assets, and

nR

McCleary

Ports
Toronto

key project
project milestones
milestones and,
key
and, based
basedon
onits
itssucsuccess,

urban serve
development
— bringing
expertise,
would
as a catalyst
for innovative
urban

Inner
Harbour

Toronto’s priority outcomes.

ing vision for the eastern waterfront. And as

Innovation
Funding
Partner,
Sidewalk
Labs
Labs wouldand
serve
as a catalyst
for
innovative

Do

urban progress, and deliver on Waterfront

The proposal requires Sidewalk
The
SidewalkLabs
Labstotoachieve
achieve

vision
for the
eastern
waterfront.
And as
Innovation
and
Funding
Partner, Sidewalk

IDEA
D i s tr i c t

Polson Slip

ideas that will drive economic growth, achieve

its objectives, and advance a forward-look-

objectives, and advance a forward-looking

Villiers
Island

Quayside into the centrepiece of a vibrant
mixed-use, mixed-income district dedicated

technology,
of Toronto. and resources to spur economic

South of Eastern

Keating

integrated, multiphase project to transform

private partnership,
which the public sector
proposal
strives for ainforward-looking

sector leverages outside expertise,

East
Harbour

Quayside
Quayside

Keating Channel

the development of Quayside, accomplish

development of Quayside, accomplish

er
Don Riv

West
Don
Lands

catalyst for sustainable development by others

percent of the eastern waterfront, and to serve as a
in the broader waterfront area.

catalyst for sustainable development by others in
the broader waterfront area.

the people of Canada to lead the world and

the City of Toronto, the Province of Ontario,

0

Map
Map:
The

TheDistrict
IDEA
IDEA
District

500 Metres

Eastern waterfront
IDEA District

show how to leverage cutting-edge technol-

and
Canadafundamental
to lead the world
ogy the
andpeople
design,ofaddress
urban
and
show how
leverage
cutting-edge
challenges,
andtoimprove
quality
of life.

technology and design, address fundamental
urban challenges, and improve quality of life.
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Sidewalk Labs would
make the following
commitments:
Advance a bold innovation agenda.
Sidewalk Labs would apply a range of new solutions to pressing urban challenges. The project
would pioneer affordable and sustainable building techniques that can also significantly speed
up construction times and reduce construction costs, including factory-built mass timber
construction of up to roughly 30 storeys.18
New weather-mitigation strategies would make
it comfortable to be outside for twice as much
time each year in some areas.19
Mobility would be profoundly improved, including a subscription package that provides
convenient and affordable options for every
trip and saves households thousands of dollars
a year. Dynamic streets could reduce traffic
congestion, improve comfort and safety for
cyclists and pedestrians, and dramatically
expand public space.20
Cutting-edge energy infrastructure — including
a thermal grid system that uses clean energy
to heat and cool buildings, and an actively controlled green infrastructure solution to stormwater management — would result in remarkable levels of sustainability, with the potential to
establish the largest climate-positive district in
North America.21
Develop Quayside as a complete and
inclusive community.
In Quayside, Sidewalk Labs would deliver
2.65 million square feet of developed space —
with a strong commitment to working with
local partners. This would include delivering
roughly 2,600 units of housing, half of which
would be purpose-built rentals. More than
40 percent of units would have two or more
bedrooms, responding to the acute need for
family-size housing. And the project would
set a new high-water mark for affordability,
with below-market housing accounting for 40
percent of residential units. Non-residential
uses, such as commercial, office, retail, and
community activities, would account for 33
percent of floor space (870,000 square feet),

Partnership Overview

with space for 3,900 full-time jobs. From the

Serve as a technical partner and advisor.

Optional financing for critical infrastructure.

outset, Quayside would be designed to be a

Fromthe
theoutset,
outset,Sidewalk
SidewalkLabs
Labs would
would provide
From
provide a

complete community.22

suite of technical advisory and management

the economic success of the eastern water-

Deliver a major economic

services
to expand sustainable economic
nomic growth and use innovative strategies

explore options with government to finance the

a suite of technical advisory and manage-

ment services to expand sustainable eco-

growth
and use
innovative
strategies
to address
urban
challenges
in the eastern
to address

development project.
By
advancing
the plan
Quayside,
Bysuccessfully
successfully
advancing
thefor
plan
for

waterfront.
This includes
preparing
the
urban
challenges
in the eastern
waterfront.
This

Adequate provision of public transit is key to
front. If needed, Sidewalk Labs is prepared to
LRT to ensure this project can move ahead in
the near term.24 Sidewalk Labs would also offer

Quayside,
Sidewalk
Labs
the right
Sidewalk
Labs
would earn
thewould
right toearn
lead development
to
lead
development
of
the
Villiers
West
of the Villiers West urban innovation campus —urban
with a

technical
specifications
and performance
includes
preparing
the technical
specifications

structure (such as parks and sewers) needed

innovation
— with
a similarly
similarly
strongcampus
commitment
to working
with strong
local
local
partners.
commitment
to
working
with
partners. Alphabet commits to establishing a new

and performance requirements to guide

innovative
development; integrating new
for achieving public objectives at the project

to achieve Waterfront Toronto’s objectives

Alphabet
commits to
a new
CanaCanadian
headquarters
forestablishing
Google at Villiers
West,
as
dian
headquarters
for
Google
at
Villiers
West,
part of an agreed-upon transaction within the IDEA
as part of an agreed-upon transaction within
District. Alphabet would target up to 500,000 square
the IDEA District. Alphabet would target up to
feet, sufficient to accommodate as many as 2,500 jobs,
500,000 square feet, sufficient to accommothe majority of which would be for Google employees
date as many as 2,500 jobs, the majority of
(though actual hiring will depend on market conditions
which would be for Google employees (though
and business requirements). This would both allow
actual hiring will depend on market conditions
Google to accommodate its growth in Toronto and
and business requirements). This would both
provide the city with significant economic development
allow Google to accommodate its growth in
opportunities
driven
in part
bycity
the new
Toronto and
provide
the
withemployment
significant

being
generated.
The campusopportunities
overall would have
about
driven
economic
development
1.5
million
square
feet
of
commercial
space.
in part by the new employment being gener-

requirements to guide innovative develop-

ment; integrating new solutions and strategies

solutions
strategies
forproject
achieving
publicto
planningand
stage;
and, if the
extends
later phases,
assisting
procuring
partners
objectives
at the
projectinplanning
stage;
and, if
and
operators
for advanced
systems,
such as
the
project
extends
to later phases,
assisting
in
an advanced power grid, a new stormwater

procuring partners and operators for advanced
management system, and dynamic streets.

systems,
such as an advanced power grid, a
This role starts at Quayside and would expand

new
stormwater
management
system,
and
to the
broader geography
upon
accomplishing
a series streets.
of project
milestones.
dynamic
This
role starts at Quayside

optional financing support for municipal infrafor the development of the IDEA District. Finally,
beyond Quayside and Villiers West, Sidewalk
Labs could help to facilitate the financing of
advanced systems through SIP, a company it
formed focused on technology-enabled infrastructure.
Unlocking $29 billion in third-party
investments.

and would expand to the broader geography

InIntotal,
Sidewalk
Labs
would
catalyze
up to up
$3.9
total,
Sidewalk
Labs
would
catalyze
tobillion
$3.9

upon accomplishing a series of project
Toachieve
achieve core
core project
projectobjectives,
objectives, Sidewalk
Sidewalk
To
milestones.
Labs proposes to identify key technology
Labs
proposes to identify key technology

in real
estate investments
Quayside
inbillion
real estate
investments
in Quaysidein
and
Villiers West.
andthird
Villiers
West.
With third
Sidewalk
With
parties,
Sidewalk
Labsparties,
would also
enable

Deliver essential technology.

products on the market for use in the project.

products on the market for use in the project.

Sidewalk Labs would foster an urban innova-

Labs would
also
optional
financing
for
optional
financing
forenable
municipal
infrastructure,
transit,
municipal
infrastructure,
transit,
andbillion,
advanced
and
advanced
systems totalling
up to $1.6
and

1.5 million square feet of commercial space.

systems
totalling
to $1.6abillion,
and
spur
spur
economic
growthup
through
series of
targeted
Sidewalk
Labs would
an urban innovation
tion ecosystem
openfoster
to entrepreneurs
and

To further spur the creation of a new urban

the world,
work with
governments
from
acrossand
Canada
and the
around
the world,to
and

ated. The campus overall would have about

innovation cluster, Sidewalk Labs would provide $10 million in initial seed funding for an
Urban Innovation Institute, a new graduate
applied research institution modelled on the
success of Cornell Tech in New York — but
focused on developing urban innovations —
working in partnership with local postsecondary institutions. Sidewalk Labs would
also commit $10 million to a venture fund
(side by side with other institutional funding
partners, including one or more local ven-

ecosystem
openacross
to entrepreneurs
inventors
inventors from
Canada andand
around

design a structure to support Canada’s capacwork
with the governments to design a structure
ity to build and retain intellectual property (IP)

to support Canada’s capacity to build and retain
locally. Sidewalk Labs would also develop a

intellectual
property
(IP) locally.
Sidewalkthat
Labs
limited number
of services
or products

would
develop
a limited
number
services
exist
in the current
market
butof
are
do notalso
to advance
Waterfront
Toronto
prioriorneeded
products
that do not
exist in the
current

ties and improve digital infrastructure — identimarket
but are needed to advance Waterfront
fied by Waterfront Toronto in its RFP as “pur-

Toronto priorities and improve digital

poseful solutions.” These would be provided by

the project,
scale be
in connection
would
provided bywith
Sidewalk
Labs Sidewalk
at cost.

focused on urban innovation.23

For certain technologies that Sidewalk Labs

Labs also proposes to share 10 percent of the
profits with the public sector.

both
Quayside
Villiers
West,
Sidewalk
AtAtboth
Quayside
andand
Villiers
West,
Sidewalk
Labs
Labs
would
serve
as
lead
developer
of
a
range
would serve as lead developer of a range of advanced
of advanced
among other
systems;
amongsystems;
other responsibilities,
thisresponsirole would
bilities,
this
role
would
include
identifying
include identifying and overseeing sophisticatedand

overseeing
sophisticated
third-party
operators
third-party
operators
and partners.
These systems
are
and
partners.
These
systems
are
essential
to
essential to achieving Waterfront Toronto’s priority

achieving Waterfront Toronto’s priority outoutcomes, especially sustainability and new mobility; to
comes, especially sustainability and new mobildelivering the innovative development model proposed
ity; to delivering the innovative development
in the MIDP; and to proving the practical and financial
model proposed in the MIDP; and to proving
viability of these advanced systems in the broader
the practical and financial viability of these
marketplace.
advanced systems in the broader marketplace.
30

municipal
infrastructure;
and
capital
(equity
to the public
sector as
anadditional
option to
expand
and
Labs expects
to facilitate for the
thedebt)
LRT that
andSidewalk
deliver municipal
infrastructure;

infrastructure
—atidentified
Waterfront
Toronto delivery of advanced systems.
Sidewalk Labs
cost. Forby
certain
technologies
and additional capital (equity and debt) that
inthat
its RFP
as “purposeful
solutions.”
Theseat
Sidewalk
Labs develops
and deploys
Sidewalk Labs expects to facilitate for the deliv-

ture firms) that would invest in local startups

Serve as lead developer of advanced systems.

economic including
growth through
a series
of targeted
investments,
in a tall timber
factory
and a
investments, including in a tall timber factory
venture fund targeting Canadian startups. This capital
and a venture fund targeting Canadian startwould come from various sources, including outside
ups. This capital would come from various
investors and asset- level debt for both real estate and
sources, including outside investors and assetinfrastructure. This includes an estimated $900 million
level debt for both real estate and infrastrucinvestment from Sidewalk Labs and its local
ture. This includes an estimated $900 million
development partners; an additional $400 million of
investment from Sidewalk Labs and its local
financing that Sidewalk Labs would offer to the public
development partners; an additional $400 milsector
asfinancing
an option to
expand
the LRT
andwould
deliveroffer
lion of
that
Sidewalk
Labs

develops and deploys at scale in connection
with the project, Sidewalk Labs also proposes to
share 10 percent of the profits with the public
sector.

ery of advanced systems.
These investments would unlock more than
$29 billion in additional third-party real estate
investments and catalyze a project that,
when fully implemented, would substantially
exceed the objectives Waterfront Toronto
has set forth, by being home to 44,000 permanent jobs (93,000 total jobs, including
direct, indirect, and induced);25 about 34,000
units of housing, with an estimated 13,600
units of below-market housing (with the vision
extended to full IDEA District);26 an 89 percent
reduction in GHG emissions; and a world leading climate-positive district.27
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To enable these commitments, Sidewalk Labs seeks

To enable these commitments, Sidewalk Labs
seeks the following public
sector commitments:

for
and
The
fortransit
transit
andmunicipal
municipalinfrastructure.
infrastructure.
The

reach
reachtheir
theirobjectives;
objectives;and
andaaprofit-sharing
profit-sharing

financingwould
wouldbe
berepaid
repaidat
ataafixed
fixedannual
annual rate
financing

proposal,through
throughwhich
whichthe
thepublic
publicsector
sector
proposal,

of return
at market
to be nego-—
ofrate
return
at market
rates, rates,
to be negotiated

wouldreceive
receiveaashare
shareof
ofthe
theprofits
profitsgenerated
generwould

with a commitment from Sidewalk Labs to work

by certain technologies first tested and

with
pension
funds, to
and
other
andgovernment,
other institutional
investors
develop

deployed at scale in the IDEA District.

institutional
to that
develop
transaction
transactioninvestors
structures
reduce
the rate as

AAthird-party
report
commissioned
byby
Sidewalk Labs
third-party
report
commissioned

Sidewalk
SidewalkLabs
Labsrecognizes
recognizes the
the value
value of
of local
local

Governance.

much as possible
while
still
attracting
structures
that reduce
the
rate
as muchthe
asnec-

Sidewalkthat,
Labsinforecasts
in total,
the
projforecasts
total, thethat,
project
would
generate

partners
deliveringon
onthe
thevision
visionof
ofthe
theMIDP
partners
inindelivering

ect would generate
approximately
billion
approximately
$4.3 billion
in annual $4.3
municipal,

MIDP
and achieving
Waterfront
Toronto’s
and
achieving
Waterfront
Toronto’s
priority

the following public sector commitments:

ated by certain technologies first tested and

tiated — with a commitment from Sidewalk

deployed at scale in the IDEA District.

Labs to work with government, pension funds,

projectofofthis
thisscope,
scope,complexity,
complexity,and
andduration possible
essary financing.
With fundsthe
expected
from
AAproject
while still attracting
necessary
duration requires strong public oversight
several sources, Waterfront Toronto would

in annual municipal, provincial, and federal tax

financing. With funds expected from several

provincial, and federal tax revenues, $14.2 billion

outcomes. Toronto has a vibrant local

regulatory framework predisposed to new

sources,
Waterfront
Toronto
wouldToronto’s
repay
other partners;
cover
Waterfront

annually
in Canadian
gross
domestic
gross domestic
product
(GDP),
and aproduct
total

development
community, including developers
opers eager not only to build projects on the

indirect,
anddirect,
induced)
by 2050.
shown on
(93,000
total
indirect,
andAs
induced)
by 2050.

ways of building
to advance
innovative
waterfront,
but to and
embrace
new, sustainable

the
table on
below,
billion $2.8
As
shown
the this
tablerepresents
below, this$2.8
represents
more in annual tax revenues, a $9.0 billion

approaches
to design.
ways
of building
and to advance innovative

new approaches. Building on Canada’s suc-

revenues, $14.2 billion annually in Canadian

repay financing fronted by Sidewalk Labs and

approaches.
Buildinggeographic
on Canada’s
success with financing
by Sidewalk
Labs and
other
cess with targeted
governance
ongoing fronted
operations;
and reimburse
expenses
targeted
geographic
governance
the partners;
strategies,
the proposal
calls for strategies,
government
Sidewalkcover
Labs incurs
in its Toronto’s
delivery ofongoing
technical
Waterfront
to designate
public
entity toto
serve
— or, ifa
proposal
calls afor
government
designate

Waterfront Toronto is so designated, to conpublic
entity to serve — or, if Waterfront
tinue to serve — as revitalization lead for the

Toronto is so designated, to continue to serve

Growth
target
A type of project
milestone, in which
Sidewalk Labs is
required to increase
development above a
negotiated baseline.

priority outcomes. Toronto has a vibrant local

requires strong public oversight and a

and a regulatory framework predisposed to

Key Term

Sidewalk Labs’ approach to
partnering with local firms

IDEA District with certain additional powers.

—
revitalization
lead
for theof
IDEA
District
A as
carefully
targeted
package
regulatory

with
certain
additional
powers.
A carefully
reforms
and
development
standards
would
apply in package
the IDEA District.
Under
this approach,
targeted
of regulatory
reforms
and

and advisory
operations;
andservices.
reimburse expenses Sidewalk

Finally,
Sidewalk
Labs
is seeking
performance
Finally, Sidewalk
Labs
is seeking
performance

new district for
systems.
accountable
performance, to steer

innovation strategy, and to oversee the
Financial.

governance structures needed to manage new
Theproposal
proposalincorporates
incorporatesseveral
several key
The
key terms.
terms.
district
systems.Labs expects to purchase (or
First, Sidewalk
First, Sidewalk Labs expects to purchase (or
long-term lease) the land in Quayside and

long-term lease) the land in Quayside and

Villiers West from Waterfront Toronto at a price

costs
and
for servingToronto’s
as a catalyst
deliver on
deliver
on Waterfront
priority to
out-

a series the
of performance
walk
Labs reaches
be
negotiated
in closing
transaction

and affordability unprecedented in any com-

mercial development.

sustainability and affordability unprecedented
Second,
Sidewalk
Labs
expects
to be to
reimbursed,
in
any commercial
development.
Second,
Sidewalk
Labs
expects
be reimover
time,
for
its
advisory
and
implementation
bursed, over time, for its advisory and impleservices
and repaid
for Sidewalk
Labs’
optional
mentation
services
and repaid
for
Sidewalk
financing
or credit financing
support or credit support
Labs’ optional

Lands Planning Framework).

precinct plans, and the Port Lands Planning
Framework).

eager
not only
toto
build
projects
onsustainable
the
but
embrace
new,
waterfront,

approaches to design.
Sidewalk
the developSidewalkLabs
Labs proposes
proposes to
to lead
lead the
ment of real estate
advanced
systems in
development
of real and
estate
and advanced
a portion of the eastern waterfront, initially at
systems
in a portion of the eastern waterfront,
Quayside and potentially expanding to Villiers

initially at Quayside and potentially expanding
West with the achievement of project mile-

tostones.
VilliersThis
West
with the achievement
project
constitutes
the extent ofof
Sidewalk
milestones.
This
constitutes the
extent of 16
Labs’ vertical
development,
representing

percent of
the IDEA
District
and 7 percent of
Sidewalk
Labs’
vertical
development,
the eastern waterfront overall; if Sidewalk
representing
16 percent of the IDEA District and
Labs is successful, its role in the IDEA District

and growth targets directly tied to Waterfront

earned if (and only if) Sidewalk Labs reaches a

7 percent of the eastern waterfront overall; if

series of performance and growth targets directly

Sidewalk
Labs isdevelopment
successful, its
in the
IDEA
for sustainable
byrole
others.
Just

would then shift to serving solely as a catalyst

Toronto’s priority outcomes.

District
would then
shift toLabs
serving
solely as ato
as importantly,
Sidewalk
is committed

The
financial
structure
isisdesigned
to align
Theproposed
proposed
financial
structure
designed
tied
to
Waterfront
Toronto’s
priority
outcomes.

to align
the interests
of Waterfront
the
interests
of Waterfront
Toronto, Toronto,
Sidewalk Labs, and

seekingfor
capable
local partners
to participate
catalyst
sustainable
development
by others.

Sidewalk
and the public;
to compensate
the
public;Labs,
to compensate
Sidewalk
Labs for serving as
Sidewalk Labs for serving as a catalyst for a

in the vertical development of Quayside and
Just
as importantly, Sidewalk Labs is committed

a catalyst for a new approach to urban development;
new approach to urban development; and to

timeline andassociated
complexities
associated
with
complexities
with
integrating

outcomes required, such as levels of

project geography (including zoning where it exists,

and

accounts
for the heightened
public
policy
outborne
by Sidewalk
Labs, but that
also
fairly

accounts for the heightened public policy

for the project geography
(including
zoning
government-created
planning
documents
for the
where it exists, precinct plans, and the Port

payments would be negotiated in closing the

and
to account
forspecial
the special
challenges
underlying the
account
for the
challenges
underlying

comes required, such as levels of sustainability

documents
government-created
proceeds
based on theplanning
current set
of

comes and accelerate
across and
Waterfront
Toronto’s development
priority outcomes

Villiers
West
Waterfront
Toronto
at abeprice
such that
thefrom
innovation
risk and
cost will
such
that
innovation
and also
costfairly
will be
borne
bythe
Sidewalk
Labs, risk
but that

baseline
development
opmentscenario,
proceedswhich
basedassumes
on the current
set of

upfront costs and for serving as a catalyst to

waterfront.
amount
of these
payments
would
transaction The
and earned
if (and
only if)
Side-

Sidewalk
Labsstructures
and others
working
the district
governance
needed
to in
manage

increase
in GDP,
and 27,000
more jobsdevelthan the
the baseline
scenario,
which assumes

payments to compensate for non-standard upfront

IDEA District. Under this approach, this public
the district accountable for performance, to

increase in GDP, and 27,000 more jobs than

advisory
services.
payments
to compensate for non-standard

the eastern waterfront. The amount of these
accelerate
development across the eastern

administrator
would
be empowered
to holdthe
steer innovation
strategy,
and to oversee

billion more in annual tax revenues, a $9.0 billion

Labs incurs in its delivery of technical and

this public administrator would be empowered
development
standards would apply in the
to hold Sidewalk Labs and others working in

(GDP),
andpermanent
a total of 44,000
permanent
jobs
of 44,000
jobs (93,000
total direct,

development community, including devel-

project,
such such
as anasextended
repayment
timeline and
the project,
an extended
repayment

integrating next-generation
are
next-generation
systems that systems
are new that
to Canada
or the
new to Canada or the market. This structure

Fig. 0.2

Villiers West, the development of horizon-

Summary of economic
impact over baseline
in 2050

includes a proposal to pay the public sec-

public
sectorofa the
share
of the
upside
value if Quayside
tor a share
upside
value
if Quayside

and
andVilliers
VilliersWest
West prove
prove more
more profitable
profitable than
thanexpected;
only begins to
earn performance
payments
performance
payments
after Waterfront
Toronto and
after Waterfront Toronto and the public sector

the public sector

tal infrastructure (including traditional and

inadvanced
the vertical
development
of Quayside
and
systems)
and other
project areas.
Villiers
West,
theknowledge,
development
of horizontal
By adding
local
know-how,
and

relationships,(including
these local
businesses
infrastructure
traditional
andwould
supplement Sidewalk Labs’ skillset and lead to
advanced
systems) and other project areas. By
a better overall project. This extends to Cana-

adding local knowledge, know-how, and

market. This structure includes a proposal to pay the

expected;
approach
where
Sidewalk
Labs to earn
an
approachanwhere
Sidewalk
Labs
only begins

to seeking capable local partners to participate

Total Tax
Revenues
(Annual)

Baseline
Scenario

IDEA
District

Improvement
Over Baseline

$1.5
billion

$4.3
billion

+$2.8 billion
(187% increase)

da’s sophisticated base of investors, including

relationships,
these
would
pension funds,
thatlocal
couldbusinesses
invest capital
for

supplement
Labs’and
skillset
and
lead to
real estate, Sidewalk
infrastructure,
other
project
stated
Whether
specifically
aelements.
better overall
project.
This extends
toor not,
Sidewalk Labs is committed to identifying
Canada’s
sophisticated base of investors,

appropriate partners to deliver many of the

including pension funds, that could invest
elements described in the MIDP.

GDP
(Annual)

$5.1
billion

$14.2
billion

+$9.0 billion
(178% increase)

Direct Job
Growth
(Total)

17,000
jobs

44,000
jobs

+27,000 jobs
(159% increase)

Note: The above figures are from an economic analysis
urbanMetrics prepared for Sidewalk Labs, presenting tax
and GDP forecasts in 2019 dollars.

capital for real estate, infrastructure, and other
Concurrent
with
the
transaction
and
project
elements.
Whether specifically
stated
or
Concurrent
withnegotiating
negotiating
the
transaction
andSidewalk
seeking
approvals,
Sidewalk
seeking
publicpublic
approvals,
Sidewalk
LabsLabs
not,
Labs
is
committed
to identifying
local
thereforeintends
intendstotoidentify
identify
appropriate
therefore
appropriate
local
appropriate
partners to
deliver
many of the
partners to participate in various aspects of

partners
participate
elementstodescribed
in in
thevarious
MIDP.aspects of

project delivery. The actual business arrange-

project
delivery. The actual business
ments could take various forms, including
arrangements
take various
partnerships,could
joint ventures,
and forms,
licence

arrangements.
including
partnerships, joint ventures, and

licence arrangements.
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Fig. 0.3

Summary of Innovation
and Funding Partnership proposal
The proposal
set
of of
mutual
commitThe
proposalinvolves
involvesa a
set
mutual
commitments for an

ments for an incremental, multiphase project
to establish the eastern waterfront as a global
as
a global
leader
in using cutting-edge
technology and design
leader
in using
cutting-edge
technology and
design tosignificant
achieve significant
in tackling
achieve
progressprogress
in tackling
urban problems.
urban problems.

incremental, multiphase project to establish the eastern waterfront

Commitments from Sidewalk Labs

to

Public Sector Commitments

Vertical development of Quayside to deliver a new model
for using cutting-edge design and technologies to
improve urban life.

Partnering with Sidewalk Labs to implement a comprehensive innovation and development strategy, with
corresponding fees.

Vertical development of the Villiers West Urban Innovation Campus to further prove out the innovations
initiated in Quayside, spur economic development, and
cultivate an urban innovation cluster.

Establishment of the IDEA District with a public administrator, including regulatory adjustments to enable critical
infrastructure and innovative strategies.

Horizontal development of the advanced systems for
Quayside and Villiers West needed to deliver on Waterfront Toronto’s objectives.
Deployment of Sidewalk Labs’ technologies (e.g., “purposeful solutions”), including sharing the profits associated with certain technologies with the public sector.
Optional financing at a fixed interest rate for enabling
infrastructure, including credit support for Waterfront
East LRT extension; financing for municipal infrastructure; and funding “supplemental innovation investments”
to make the advanced systems financially viable in the
early phases.

Disposition of land for Quayside and Villiers West
at price that accounts for additional Waterfront Toronto
requirements.
Source a limited number of Sidewalk Labs’ products (at
cost) to enable prototyping and deployment at scale,
with corresponding IP sharing provisions for certain
technologies.
Payment of performance payments upon Sidewalk Labs
achieving a series of negotiated growth and performance targets.

Major economic development investments, including a
new Canadian Google headquarters on Villiers West, a
tall timber factory, seed funding for an Urban Innovation
Institute ($10 million), and a venture fund ($10 million)
focused on Canadian startups.
Payment to Waterfront Toronto of a share of upside
value, above an agreed-upon threshold, from the Quayside and Villiers West proceeds.

Sidewalk Labs proposes a multiphase
transaction to accelerate the
development of Quayside, accomplish
Waterfront Toronto’s priority outcomes,
and spur inclusive growth across the
eastern waterfront.

Sidewalk Labs proposes a multiphase transaction to accelerate the
development of Quayside,
accomplish Waterfront
Toronto’s priority outcomes, and spur inclusive
growth across the eastern
waterfront.

15-year agreement to provide ongoing technical, advisory, and management services for planning, design,
and implementation in the IDEA District, including
for advanced systems and certain other horizontal
infrastructure.

Partnership Overview
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in infrastructure
infrastructure
development
and maintein
development
and maintenance;
and
nance;
and
a
larger
customer
base
across
a larger customer base across which to spread the

How the proposal reflects
the seven transaction principles

whichofto
spread
the administering
costs of setting
up and
costs
setting
up and
a business.
administering a business.

Delivering
percent
below-market
housing.
Delivering
40 40
percent
below-market
housing.
The MIDP
The
MIDP
proposes
several
new
private
proposes several new private sources of value, including
sources of
value,
including and
factory-built
timber
factory-built
timber
construction
a condo resale
fee,
construction
and
a
condo
resale
fee,
that
that can help deliver on the aggressive affordable can
and
The proposed transaction has been
structured to reflect the seven transaction

See Chapter 4 for
tables summarizing
how the various
elements of the
MIDP would achieve
Waterfront Toronto’s
priority outcomes.

principles articulated earlier:

options, which would lead to a 17 percentage

1

point reduction in solo car trips.28 Finally, the

Devise a transaction that achieves
Waterfront Toronto’s priority outcomes
Sidewalk
Labs
prepared
the MIDP
and an
overall
Sidewalk
Labs
prepared
the MIDP
and
an
overall transaction
structure
that
delivers the
transaction
structure that
delivers the
priority
priority outcomes
forToronto
Waterfront
Toronto
and
outcomes
for Waterfront
and activates
billions
billionsfinancing
of dollars
in investment.
outside financing
ofactivates
dollars in outside
and
On job
and
economic
and
investment.
On
job
creation
creation and economic development, the MIDP lays
development,
MIDP
lays theneighbourhood
groundwork
the
groundwork forthe
a true
mixed-use
for
a
true
mixed-use
neighbourhood
and an
and proposes substantial investments to cultivate

proposes substantial investments to cultiurban technology cluster — including a new Google
vate an urban technology cluster — including
Canadian headquarters as a powerful economic
a new Google Canadian headquarters as a
driver, seed funding for a new applied research
powerful economic driver, seed funding for
institute in Villiers West, and a new venture fund to
a new applied research institute in Villiers
target Canadian startups. On sustainability and
West, and a new venture fund to target Canaclimate positive development, a series of advanced
dian startups. On sustainability and climate
systems would reduce GHG emissions by 89 percent
positive development, a series of advanced
and
achievewould
the ambitious
a climate-positive
systems
reducegoal
GHGofemissions
by 89
neighbourhood;
divert more
and
percent and achieve
therecyclable
ambitious
goal of a
compostable
waste
away
from
landfills;
reduce
the
climate-positive neighbourhood; divert more

discharge
of untreated
stormwater waste
into municipal
away from
recyclable
and compostable
systems;
and
better
address
a
host
of
other
landfills; reduce the discharge of untreated
environmental
To advance
housing
stormwaterchallenges.
into municipal
systems;
and better
affordability
create
a complete
community,chalthe
address aand
host
of other
environmental
lenges.
advance
housing
andor
plan
wouldTo
allocate
40 percent
of affordability
units to affordable
community,
would
create a complete
below-market
housing and
prove out the
newplan
construction
allocate 40
percent
of units
affordable
approaches
that
would speed
up to
project
timelinesorand
below-market
housing
and prove
out
new
reduce
costs. To improve
mobility,
among
other

construction
approaches
would
speed up
outcomes,
Sidewalk
Labs wouldthat
provide
optional
To improve
project
timelines
and reduce
costs.
credit
support
to accelerate
the city’s
planned
mobility, among other outcomes, Sidewalk
Waterfront East LRT, and would construct dynamic
Labs would provide optional credit support
streets and establish a mobility management system
to accelerate the city’s planned Waterfront
to ease traffic and expand transit
East LRT, and would construct dynamic

streets and establish a mobility management
system to ease traffic and expand transit
Partnership Overview

plan would advance urban innovation using
a range of technologies — from an advanced
digital communications network to outdoor
comfort systems — that would enable more
dynamic use of the IDEA District and power
future advances.

2

See the “Buildings
and Housing” chapter
of Volume 2 for
more detail on the
affordable housing
program.

help deliver on the aggressive affordable and
below-market housing targets called for in the MIDP.
below-market housing targets called for in the
Quayside would consist of only 10 buildings, and
MIDP. Quayside would consist of only 10 buildtherefore cannot support the estimated 6 million square
ings, and therefore cannot support the estifeet of buildable area needed to catalyze the wood
mated 6 million square feet of buildable area
construction supply chain. A condo resale fee would
needed to catalyze the wood construction
likewise require time and unit resales to generate value
supply chain. A condo resale fee would liketo redeploy towards the below-market housing program.
wise require time and unit resales to generate
These
private sources,
together
with affordability by
the below-market
valuenew
to redeploy
towards

Scale the project to achieve the
desired outcomes
Sidewalk Labs performed an intensive analysis
first of what could be achieved in Quayside
alone and then of what could be achieved at a
broader scale in terms of sustainable infrastructure, buildings, the public realm, mobility,
economic development, and social infrastructure. What became clear was that achieving
the priority outcomes required infrastructure, investment, and advanced systems
that become economically viable only over
a broader geography, and are impossible at
Quayside alone.29 These include:
Substantially improving
improvingsustainability.
sustainability. The RFP
Substantially
The RFP established an ambitious goal to

established an ambitious goal to create a

create a climate-positive neighbourhood that

climate-positive
neighbourhood that sets a new
sets a new global benchmark for sustainability

global
benchmark
sustainability
and resiliency.
and resiliency.
Thefor
development
of Quayside
alone
cannot justify
cost ofalone
the infrastrucThe
development
of the
Quayside
cannot justify
turecost
systems
other approaches
the
of theand
infrastructure
systemsessential
and other
for dramatically reducing GHG emissions,

approaches essential for dramatically reducing
such as an advanced power grid and a ther-

GHG
emissions, such as an advanced power grid
mal energy grid. This costly infrastructure
and
a thermal
energyacross
grid. This
costlyarea as
becomes
affordable
a larger

a result of thebecomes
cumulative
benefits across
of smarter
infrastructure
affordable
a larger
energy
new and increased
area
as management;
a result of the cumulative
benefits of

sources of clean energy; economies of scale

smarter energy management; new and increased
sources of clean energy; economies of scale
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nomic activity. The RFP calls for the develop-

activity. The RFP calls for the development of an
ment of an urban innovation cluster, which

urban
innovation cluster, which would seek to
would seek to use Quayside as a focal point for
use
Quayside
as aacademic
focal point
for technology
technology
firms,
institutions,
and

non-profits
dedicated
to improving
urban life
firms,
academic
institutions,
and non-profits
and advancing
sustainable
technology.
The
dedicated
to improving
urban
life and advancing
MIDP would deliver jobs at all skill levels, includ-

sustainable technology. The MIDP would deliver
ing through the establishment of the Sidewalk

jobs
at all skill levels, including through the
Works program, which would build an inclusive

establishment
the
Sidewalk
Works
program,
talent pipeline of
and
support
on-site
employers
in filling
real-time
broaden
the pipeline
conwhich
would
buildneeds;
an inclusive
talent
least
10
struction
workforce
by targeting
and
support
on-site employers
in at
filling
real-time
percent of construction hours for racialized

needs; broaden the construction workforce by
youth, women, and Indigenous people; and

targeting
at least 10 percent of construction
catalyze a mass timber factory, which would

hours
foran
racialized
youth,
women,
and of
support
estimated
2,500
person-years

full-time employment
over
a 20-year
period.30
Indigenous
people; and
catalyze
a mass
timber
design,
could
support up
to 37new
percent
of thesources,
cost of a 40 But delivering this level of job growth and
housing
program.
These
private
factory, which would support an estimated 2,500
percent
below-market
housing program
at the
scale of
economic activity requires a critical mass of
together
with affordability
by design,
could
person-years of full-time employment over a
the
IDEA District
triple
they
would
space, resources, and investment, and a holissupport
up to —
37nearly
percent
ofthe
theimpact
cost of
a 40
have
at Quayside.
percent
below-market housing program at

See Chapter 4 for the
specific elements
underlying these
aggregate impacts.

Generating sustained
Generating
sustained job
job growth
growth and
and ecoeconomic

20-year
period.30 But delivering this level of job
tic approach to economic development that

the scale of the IDEA District — nearly triple

growth
activity
requires aarea.
critical
extendsand
intoeconomic
the broader
geographical

the impact they would have at Quayside.

mass of space, resources, and investment, and

Providingsustainable
sustainable
mobility
options.
FollowProviding
mobility
options.
Following
ing
through
on
the
RFP’s
mobility
objectives,
through on the RFP’s mobility objectives, the MIDP

the MIDPaproposes
a set of
convenient
options
proposes
set of convenient
options
for every
trip that
for
every
trip
that
reduces
or
eliminates
reduces or eliminates the need for households the
to own a

need for households to own a car, including
car, including new mobility options such as self-driving
new mobility options such as self-driving
vehicles; the expansion of public transit into the eastern
vehicles; the expansion of public transit into
waterfront; and a mobility management system capable
the eastern waterfront; and a mobility manof coordinating the street network to prioritize pedestrian
agement system capable of coordinating the
and cyclist safety while maintaining traffic flow. But while
street network to prioritize pedestrian and
Quayside’s four blocks can serve as an effective
cyclist safety while maintaining traffic flow. But
demonstration project, these solutions only begin to
while Quayside’s four blocks can serve as an
meaningfully
affect mobility patterns
when
linked
to a
project,
these
solueffective demonstration

Asholistic
summarized
in Figure
0.4,
Sidewalk
As
summarized
in Figure
Sidewalk
LabsLabs
believes
a
approach
to 0.4,
economic
development
believes
that
the
outcomes
achievable
within
that the outcomes achievable within the IDEA District

that extends into the broader geographical area.
the IDEA
would
haveimpacts
meaningful
posiwould
haveDistrict
meaningful
positive
for Toronto.
tive impacts for Toronto.
Critically,and
andconsistent
consistent
the RFP,
Critically,
withwith
the RFP,
this this
analysis
analysis
illustrates
why
Sidewalk
Labs
has
illustrates why Sidewalk Labs has not offered a not

offered a
proposalinvolving
exclusively
involving
Quayproposal
exclusively
Quayside.
As the
table
side.
As
the
table
summarizes,
a
Quayside-only
summarizes, a Quayside-only development project

development project would not achieve Waterwould not achieve Waterfront Toronto’s priority
front Toronto’s priority outcomes and would
outcomes and would not be commercially viable. By
not be commercially viable. By contrast, the
contrast, the broader IDEA District can support the
broader IDEA District can support the carrying
carrying costs of the innovative solutions proposed,
costs of the innovative solutions proposed,
applying them to a geography sufficient to
larger
streetbegin
and transit
network. Additionally,
Quayside while
tions only
to meaningfully
affect mobilwhile applying them to a geography sufficient
demonstrate
their benefits.
alone
is not large
enough
to to
support
the financing
of the to demonstrate
ity patterns
when
linked
a larger
street and
their benefits.
proposed
LRT extension,
a major,Quayside
new publicalone
work; the
transit network.
Additionally,

density
across
a largerto
area
is needed
cover the
would
is not large
enough
support
thetofinancing
For the
For
the same
same reasons,
reasons,Quayside
Quaysidealone
alone
would not
projected
cost. As part
an integrated
mobilitynew
package not achieve Sidewalk Labs’ core business
of the proposed
LRTofextension,
a major,
at
the scale
of the
the IDEA
District,
the a
new
mobility
work;
density
across
larger
area
public
is needed
toreduce
cover solo
the car
projected
cost.than
As part
options
could
trips by more
16
of an integrated
mobility
at household
the scale
percentage
points and
save apackage
two-person

achieve Sidewalk Labs’ core business objective: to
objective: to demonstrate that integrating

demonstrate that integrating cutting-edge design and
cutting-edge design and technology into a

technology
into district
a comprehensive
district
strategy can
comprehensive
strategy can
radically

of the
IDEA
District,
the$4,000
new mobility
that
goes
car-free
roughly
a year. options
could reduce solo car trips by more than 16

radically
improve
life. Thisdepends
strategyon
depends
improve urban
life.urban
This strategy

percentage points and save a two-person

area, including a series of costly advanced sysarea,
including a series of costly advanced systems.

household that goes car-free roughly $4,000
a year.

concentrating
innovative
solutions
in a in
single
on
concentrating
innovative
solutions
a single
tems. The IDEA District overall provides enough

The IDEA District overall provides enough scale and
scale and density to make these early innova-

density
to make these
early innovation
investments
tion investments
— investments
inextricably
—
investments
inextricably
linked
with achieving
Waterfront
Toronto’s
linked
with achieving

priority outcomes
— financially
feasible. — financially
Waterfront
Toronto’s
priority outcomes

feasible.
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Fig. 0.4

Impacts at the Quayside scale and
when extended into the River District
Waterfront Toronto
Priority Outcome

Phase 1:
Quayside
Creating 3,900 direct jobs and 12,000 short-term construction jobs to

Job Creation and
Economic
Development

Phase 2:
River District

Phase 1:
Quayside

New Mobility

Use of transit or active modes for 73 percent of trips, and
reduction in drive-alone trips by nearly 16 percentage
points from a standard development.

Creating 44,000 direct jobs (93,000 total direct, indirect, and

Creating
3,900construction
direct jobs
andof
12,000
short-term
con-to the induced)
Creating
44,000$14.2
direct
jobsin(93,000
total
generate
a one-time
impact
$1.6 billion
in value added
and catalyzing
billion
annual value
added
struction
jobs to generate
Canadian
economy.
At the scaleaofone-time
Quayside, construction
the disproportionate
impact
of
$1.6
billion
in
value
added
to the
Canadian
funding contribution of Sidewalk Labs is economically
infeasible.
The main
economy.
drivers of this impact, such as the expansion of a Google Canadian

Waterfront Toronto
Priority Outcome

indirect,
and induced) and catalyzto thedirect,
Canadian
economy.
ing $14.2 billion in annual value added to
the Canadian economy.

At the scale of Quayside, the disproportionate funding
exist without the space, resources, and investment possible in the River
contribution of Sidewalk Labs is economically infeasible.
District.
The main drivers of this impact, such as the expansion of
a Google Canadian headquarters and the cultivation of
an urban innovation cluster, could not exist without the
space, resources, and investment possible in the River
District.
A nearly carbon-neutral neighbourhood that generates 85 percent fewer

A climate-positive community that generates 89 percent

greenhouse gas (GHG) emissions per capita than downtown Toronto,

fewer GHG emissions per capita than downtown Toronto

A nearly carbon-neutral neighbourhood that generates
85 percent fewer greenhouse gas (GHG) emissions per
representing 24,000 tonnes of avoided carbon annually.
Financially
capita than downtown Toronto, representing 24,000
infeasible at the scale of Quayside due to insufficient economies of scale
tonnes of avoided carbon annually.

A climate-positive community that generates 89 percent fewer GHG emissions per
(representing nearly 300,000 tonnes of avoided carbon
capita than downtown Toronto (repreannually) and that includes the ability to export clean energy
senting nearly 300,000 tonnes of avoided
and customer base to enable affordable rates that cover capital and
to neighbourhoods outside the project area to achieve
carbon annually) and that includes the
operating
costs forinfeasible
thermal andatadvanced
power
grid infrastructure,
positivity.
Financially
the scale
of Quayside
due tocontrol climate
ability
to export clean energy to neighcentres,
billing
technology,
operations,
and
maintenance.
Specifically,
insufficient economies of scale and customer base to
bourhoods outside the project area to
to keep
Quayside
resident rates
energythat
bills in
line with
Toronto
averages
(within
enable
affordable
cover
capital
and
operating
achieve climate positivity.
10 percent),
the
power
and
thermal
grid
requires
a
$19
million
supplemental
costs for thermal and advanced power grid infrastrucinnovation
investment
— whichbilling
is not financially
sustainable.
No additional
ture, control
centres,
technology,
operations,
and
supplemental
innovation investment would be required to extend operations
maintenance.
(including control and billing platforms and staff) into the River District

Specifically,
tothe
keep
Quayside
energy
bills in
line
beyond
Villiers West;
systems
scale inresident
a financially
sustainable
way.
with Toronto averages (within 10 percent), the power and
thermal grid requires a $19 million supplemental innovation investment — which is not financially sustainable. No
additional supplemental innovation investment would be
required to extend operations (including control and billing
platforms and staff) into the River District beyond Villiers
West; the systems scale in a financially sustainable way.
Housing
Affordability

A 40 percent below-market housing program, generating over 1,000

A 40 percent below-market housing program, generating
over 1,000 below-market units.

below-market units. Financially infeasible alone due to insufficient sources of
value, such as the mass timber project pipeline needed to justify factory.
The project relies on three new private funding sources to make public

Financially infeasible alone due to insufficient sources of
value, such as the mass timber project pipeline needed to
land due to factory-built timber construction; and a condo resale fee. At the
justify factory.
housing dollars go farther: affordability by design; increased value of public

Use of transit or active modes for 77 percent of trips, and reduction in drive-alone
from a standard development.
trips by nearly 17 percentage points from
a standard development.

reduction in drive-alone trips by nearly 17 percentage points

Minimal ability to affect traffic patterns in four-block
development. Quayside’s limited street network means
that all streets must allow vehicular access, while the
River District’s network of complementary streets
enables 90 percent of streets to be primarily car-free.

Urban Innovation

Beginning to tackle urban problems, from traffic congestion to energy use,

Tackling a greater set of urban problems using emerging

using emerging physical and digital tools that incorporate a series of

physical and digital tools, with an ability to deploy advanced

Beginning to tackle urban problems, from traffic congestion to energy use, using emerging physical and digital
requirements, such as making data open by default to ensure equitable
tools that incorporate a series of requirements, such as
access by third parties and enhance data security and privacy.
making data open by default to ensure equitable access
by third parties and enhance data security and privacy.

Tackling a greater set of urban problems
using emerging physical and digital tools,
connectivity, such as lower-cost Super-PON technology,
with an ability to deploy advanced conacross the IDEA District as the foundation for countless new
nectivity, such as lower-cost Super-PON
services and solutions.
technology, across the IDEA District as
the foundation for countless new services
and solutions.

A 40 percent below-market program,
creating an estimated 13,600 units of
below-market housing if the vision is
extended to the full IDEA District with
government support.

Quayside scale, however, only affordability by design would add value

Achieving Waterfront Toronto’s
priority outcomes requires
the scale of the River District.

(achieving a 7 percent below-market program). Funds from the resale fee,

The project relies on three new private funding sources

which
ongoinghousing
condo turnover,
and
timber factory
— which by
torequires
make public
dollars
gothe
farther:
affordability

requires
at least
6 million square
of woodland
construction
break even, far
design;
increased
valuefeet
of public
due toto
factory-built
more
than possible
at Quayside
alone
— wouldresale
not yetfee.
generate
anyQuayvalue.
timber
construction;
and
a condo
At the

side scale, however, only affordability by design would
add value (achieving a 7 percent below-market program).
Funds from the resale fee, which requires ongoing condo
turnover, and the timber factory — which requires at least
6 million square feet of wood construction to break even,
far more than possible at Quayside alone — would not yet
generate any value.

Partnership Overview

Use of transit or active modes for 77 percent of trips, and

Financially infeasible alone due to inability to finance
Waterfront East LRT from a single development; the
proposed segments within the IDEA District cost an
estimated $406 million. Promising methods for financing
the LRT, such as tax-increment financing, rely on funding from the growth area, which is far larger than the 10
buildings proposed for Quayside and the cost is far more
than they can sustainably support.

headquarters and the cultivation of an urban innovation cluster, could not

Sustainability and
Climate Positive
Development

Phase 2:
River District
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which Sidewalk Labs would shoulder certain
tain upfront investment risks and employ a

Sidewalk Labs’ role would shift from leading
vertical development at Quayside and Villiers

sustainable growth in the broader IDEA
safeguards include a structure that ensures that public administrator and catalyst for sustainable
proves the effectiveness of solutions before
District. To move beyond Villiers West and
growth in the broader IDEA District. To move
Sidewalk Labs develops and proves the
to terminate
the relationship
certain
other
developments,
off-rampsunder
allowing
circumstances,
and
clear accounting
Waterfront
Toronto
oraSidewalk
Labs to methodology should costs need to be recouped

terminate the relationship under certain

sway

Queens Quay

Quayside

East
Bayfront

Keating
West

milestones linked with, among other things,

Sidewalk
Labs must
achieve
performance
targets
tied tomilestones
Waterfrontlinked
Toronto’s
priority
outcomes.
Only upontargets
with,
among
other things,
performance
achieving
these milestones
at Quayside
and
tied
to Waterfront
Toronto’s priority
outcomes.

Villiers West — milestones that establish both

the right to participate
in incorporates
future aspects
significantly,
the proposal
anof

to Sidewalk Labs’
strategy.
By —
effectiveness
of theinnovation
solutions in
the MIDP

Inner
Harbour

Commissioners St

the market viability and effectiveness of the

River

Expanded Film Studio
and Media District

Polson
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serve in an advisory capacity for the rest of

ent geographies are depicted in the map on

different
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the opposite page.
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the entire risk of its outsize investments in the
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the tiered involvement of Sidewalk Labs at
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Cherry

Quayside needed to prove out the model.

Accordingly, if Sidewalk Labs falls short, it bears

Don

Polson Slip

failingother
to perform,
would not
would
parts ofSidewalk
the IDEALabs
District

become subject to Sidewalk Labs’
strategy,
in which
Sidewalk
Labs
must earn
the potentially
To
Labs
Toproceed
proceedbeyond
beyondQuayside,
Quayside, Sidewalk
Sidewalk Labs
the River District, would not see its solutions
innovation strategy. By failing to perform,
right
tobe
participate
intofirst
future
aspects
of
the of
would
be
requiredto
firstachieve
achieve
series
of
more broadly adopted, and would not receive
would
required
aaseries
Sidewalk
Labs would
not serve in an advisory
project
milestones
as
part
of
a
stage-gate
performance
payments.
project.
project milestones as part of a stage-gate
approach which would be refined through
capacity for the rest of the River District, would
approach which would be refined through
OfOfparticular
note,
the
proposal
provides that
the
negotiation. As proposed in Chapter 6, these
particular
note,
the
proposal
not see
its solutions
more
broadlyprovides
adopted,that
and
negotiation. As proposed in Chapter 6, these
would include devising and submitting a devel- new
thedevelopment
new development
standards
and guide-for
standards
and guidelines
would not receive performance payments.
would
include
devising
submitting
opment
application
forand
Quayside
that a
would
lines
for
the
IDEA
District
would
initially
apply
the IDEA District would initially apply exclusively
implement the
detailed innovation
roadmap
exclusively to Sidewalk Labs’ development of
development
application
for Quayside
that
to Sidewalk Labs’ development of real estate
from
the
MIDP,
including
mixed-use
space
and
real estate and advanced systems at Quayside
would implement the detailed innovation
and advanced systems at Quayside and Villiers
minimum percentages of affordable housing;
and Villiers West, if Sidewalk Labs first satisfies
roadmap from the MIDP, including mixed-use
West,
if Sidewalk
Labs first satisfies
relevant
preparing an Infrastructure and Transit Plan
relevant
project milestones.
And unless
and
space and minimum percentages of affordable
for Waterfront Toronto; and investing in an
until Sidewalk
LabsAnd
demonstrates
project
milestones.
unless and the
untilcomhousing;
preparing
an Infrastructure factory.
and Transit mercial feasibility and the effectiveness of its
Ontario-based
wood-construction
Sidewalk Labs demonstrates the commercial
Failing
achieve the
required
at an
solutions for achieving Waterfront Toronto’s
Plan
for to
Waterfront
Toronto;
andmilestones
investing in
feasibility and the effectiveness of its solutions
Quayside
would
mean
Sidewalk
Labs
would
Ontario-based wood-construction factory. Failing priority outcomes, no other developments
for achieving Waterfront Toronto’s priority
proceed no further; it could neither particwould deploy them.
to achieve the required milestones at Quayside
outcomes, no other developments would deploy
ipate in development beyond Quayside nor
would mean Sidewalk Labs would proceed no
Both
contoursofofthe
the
IDEA
District
and
receive any funds beyond what it earns from
Boththe
the contours
IDEA
District
and the
them.
further;
it could
neither participate
Quayside.
Accordingly,
if Sidewalkin
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tiered involvement of Sidewalk Labs at differinvestments
theitvertical
development
at
funds
beyond in
what
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Quayside.
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4

Responsibilities as Innovation
and Funding Partner

Establish strong public sector oversight

Role

Dedicatedpublic
publicoversight
oversightand
andcontrol
controlare
areessential
Dedicated
essential to propelling growth and foster-

to propelling growth and fostering the urban
ing the urban innovations contemplated in

Innovation Partner

innovations
contemplated
in theToronto’s
MIDP. Following
the MIDP. Following
Waterfront
Waterfront
Toronto’s
directiveabout
to think
directive to
think holistically
theholistically
structuresthe
required
for achieving
vision,
about
structures
requiredthe
for MIDP
achieving
the
Sidewalk
Labs’
proposal
centres
on a potential
MIDP
vision,
Sidewalk
Labs’
proposal
centres on a
solution: to designate Waterfront Toronto or

potential solution: to designate Waterfront Toronto
orically
another
public
entity toinlead
a new geographically
targeted
strategy
the eastern
watertargeted
strategy
in the
eastern
waterfront.
The
front. The
proposal
for an
IDEA District
includes

a modified
framework
designed
proposal
for regulatory
an IDEA District
includes
a modified
to advance
public objectives
and
keypublic
regulatory
framework
designed
to enable
advance
certain financing mechanisms and the new

through
the use
of certain financing mechanisms
role of public
administrator.
and the new role of public administrator.

While Sidewalk
While
SidewalkLabs
Labsproposes
proposestotofocus
focuson
onthe
the

Sidewalk Labs structured its Innovation and

converse is equally important: others should

Funding Partnership Proposal to capitalize

Deploy
key technology
products.
Sidewalk
would identify
or develop
critical
urban products
technology
identified
as “purposeful
solutions.”
Building off
Sidewalk Labs
Labs’ technological
expertise
and assets,
the resulting
would

solutions,
including
a small
number
identified
“purposeful
Building off Sidewalk Labs’ techincorporate
enhanced
privacy
protections
and use
publishedas
standards
to avoidsolutions.”
technology “lock-in.”
nological expertise and assets, the resulting products would incorporate enhanced privacy protections
and use published standards to avoid technology “lock-in.”

roles where it can add the greatest value, the

roles where it can add the greatest value, the
converse
is equally important: others should lead
lead areas where they can uniquely contribareas
where
they Sidewalk
can uniquely
For
ute. For
example,
Labscontribute.
proposes to

including a team that spans urban planning,

provide optional
financing
support to advance
example,
Sidewalk
Labs proposes
provide

technology, policy, architecture, engineering,

the Waterfront
East
LRT extension
but the
would
optional
financing
support
to advance

technological resources; its access to patient
capital that is able to take a long-term view of
investing, where warranted; and its ability to
on
218,offor
a of
for aPage
summary
the roles
summary of the roles
all participants in the IDEA
of all participants
District,
including
the three
in the IDEA
District,
including
the
orders
of government,
the
three
orders
of
real estate development
government, the real
community,
and third-party
estate development
vendors.
community, and thirdparty vendors.

Deploy key technology products. Sidewalk Labs would identify or develop critical urban technology solutions, including a small number

on its own unique combination of strengths,

development, and finance; its exceptional

SeeChapter
Chapter
7,Page 218,
See
7, on

outcomes identified by Waterfront Toronto.
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to leverage its strengths

serve as an economic catalyst.
Together, these
these capabilities
capabilities inform
inform a
a general
Together,
approachin
inthe
theMIDP,
MIDP, in
approach
inwhich
whichSidewalk
SidewalkLabs
Labs
agrees to shoulder a disproportionate share

agrees to shoulder a disproportionate share of
of the cost of investments in infrastructure

not construct, own, or operate it.

Waterfront East LRT extension but would not
construct,
own, or operate
it.
This approach
This
approach holds
holds true
true across
across all
allaspects
aspects of the
of the project, including technology and

project, including technology and other horizontal
other horizontal infrastructure. It is especially

infrastructure.
It is especially evident with real
evident with real estate development, where

estate
development,
where
Sidewalk
Labs
Sidewalk
Labs proposes
to lead
vertical
development only
at Quayside
Villiers West,
proposes
to lead
vertical and
development
onlytoat
prove to the
private
market
its innovaQuayside
and
Villiers
West,that
to prove
to the

tion hypotheses are commercially viable. The

the
of investments
infrastructure
and
andcost
innovation
— and toinreceive
its compen-

private market that its innovation hypotheses are

capabilities
also
thebelow,
interinbelow,
later these
stages.
As reflected
in inform
the table

developers would lead all other vertical

innovation
— and
to receive
its compensation
sation in later
stages.
As reflected
in the table
related
“Innovation”
and
“Funding”
responsibilthese
capabilities
also
inform
the interrelated

Support and advise the public administrator on achieving innovation objectives. Sidewalk Labs would
provide advisory, technical, and management services to implement the MIDP’s innovation strategy,
meet Waterfront Toronto’s objectives; integrating advanced systems with municipal infrastructure; and, in later phases, advising on the
including designing technical specifications and design standards to meet Waterfront Toronto’s objecdevelopment of advanced systems.
tives; integrating advanced systems with municipal infrastructure; and, in later phases, advising on the
development of advanced systems.

management services to implement the MIDP’s innovation strategy, including designing technical specifications and design standards to

Deliver advanced systems in Quayside and Villiers West. Sidewalk Labs would serve as lead developer
of most advanced systems and therefore would assume the responsibility of identifying operators and
partners to implement the advanced power grid, thermal grid, and other systems identified as vital to
the success of Quayside and the Villiers West urban innovation campus, and to achieving the priority

innovations, including through the use of

objectives and enable key innovations, including

Structure the role of Sidewalk Labs

Support and advise the public administrator on achieving innovation objectives. Sidewalk Labs would provide advisory, technical, and

Deliver Quayside as a demonstration. Sidewalk Labs would serve as lead developer, with local partners,
of the vertical development of Quayside and advance associated horizontal infrastructure. Relying
on Sidewalk Labs’ willingness to undertake and finance mission-driven investments, Quayside would
serve as the starting point of the project to demonstrate the benefits and feasibility of the innovative
approaches, systems, and design elements.

another public entity to lead a new geograph-

The IDEA District
proposal is presented
in detail in Chapter 1
for the consideration
of the three orders
of government
and would require
government
authorization.

Scope

Serve as economic development catalyst. Sidewalk Labs would serve as lead developer for a major economic development project: an

Funding Partner

Serve
as economic
catalyst.
Labs would
serve as
lead developer
for a major
eco- for
urban
innovation
campus ondevelopment
Villiers West. This
role reliesSidewalk
on a commitment
from Alphabet
to establish
a new Canadian
headquarters
nomic
development
project:
an urban innovation
campus
on Villiers
West.
Thisa role
relies
onstrategic
a commitGoogle
on Villiers
West, as part
of an agreed-upon
transaction within
the IDEA
District, and
making
series
of other
investments
ment from
Alphabet
to cluster.
establish
new include
Canadian
headquarters
Google
on Villiers
as part
of an
to cultivate
an urban
technology
Thisawould
seeding
a new applied for
urban
technology
researchWest,
institution,
investing
in
agreed-upon
within theanIDEA
District, and workforce.
making a series of other strategic investments to
Canadian
urban techtransaction
startups, and developing
innovation-oriented

cultivate an urban technology cluster. This would include seeding a new applied urban technology research
institution, investing in Canadian urban tech startups, and developing an innovation-oriented workforce.
Provide optional financing and credit support for critical infrastructure. At the option of Waterfront
Toronto and the relevant government participants, Sidewalk Labs has offered to provide various types
of financial support to facilitate the construction of essential infrastructure, including credit support to
accelerate the delivery of the Waterfront East LRT and financing for municipal infrastructure throughout
the project area. It would also seek to facilitate financing for operators of advanced systems through a
newly formed company (with outside partners) focused on next-generation infrastructure.

Fund supplemental innovation investments. To catalyze innovation, Sidewalk Labs is prepared to make “supplemental innovation

Fund supplemental innovation investments. To catalyze innovation, Sidewalk Labs is prepared to make
“supplemental innovation investments” to support the advanced power grid and thermal grid, and posachieve Waterfront Toronto’s sustainability outcomes without significant increases to user rates, until the systems reach a scale and
sibly other advanced systems. These early investments help achieve Waterfront Toronto’s sustainability
operational efficiency sufficient to be economically viable on a standalone basis.
outcomes without significant increases to user rates, until the systems reach a scale and operational
efficiency sufficient to be economically viable on a standalone basis.

investments” to support the advanced power grid and thermal grid, and possibly other advanced systems. These early investments help

expectation is that other developers would

commercially
viable. The expectation is that other
lead all other vertical development.
development.

ities that the Innovation and Funding Partner

“Innovation” and “Funding” responsibilities that
role comprises.

the Innovation and Funding Partner role
comprises.
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encouraged to apply strategies, tools, and

The Innovation and Funding Partnership

practices that have already proven successful

Proposal seeks to align the interests of

in Canada and beyond. Rather than reinvent

Sidewalk Labs, Waterfront Toronto, and the

Use proven approaches where possible
Overthe
thepast
past18
18 months,
months, Sidewalk
Over
Sidewalk Labs
Labswas
was

encouraged to apply strategies, tools, and

practices that have already proven successful

inthe
Canada
Rather
thanonreinvent
wheel,and
the beyond.
MIDP seeks
to build
what has

the
wheel,This
theprinciple
MIDP seeks
to build
what has
worked.
informed
theon
proposal
for an IDEA
which
buildsthe
onproposal
Waterfront
worked.
ThisDistrict,
principle
informed
for
Toronto’s existing authorities and Canada’s

an IDEA District, which builds on Waterfront

Align the interests of Sidewalk Labs,
Waterfront Toronto, and the Public

public, to ensure that Sidewalk Labs only
profits if the public sector does. The table
below highlights a few of these structural
alignments.

Just
unprecedented, the
the InnoJustas
asthe
theMIDP
MIDP is
is unprecedented,

success with geographically targeted devel-

Toronto’s existing authorities and Canada’s
opment strategies.

success with geographically targeted
This
principle
is strategies.
also
whywhy
Sidewalk
Labs Labs
proposes
development
This
principle
is also
Sidewalk
pro-to
finance
the
roads,
transit,
and
other
municipal
poses to finance the roads, transit, and other

A partnership proposal
intended for ongoing
refinement

These terms and the project economics are
further described in Chapter 3.

vation andand
Funding
Partnership
Proposal
also
Innovation
Funding
Partnership
Proposal
breaks
newnew
ground;
it outlines
an integrated,
also
breaks
ground;
it outlines
an
multidisciplinary approach to urban innova-

can be expected to include market-standard

tion and its regulation, land use, governance,

provisions intended to protect the interests of

integrated, multidisciplinary approach to urban
innovation
and financing.
its regulation, land use,
data use, and

infrastructure
the project requires
municipal infrastructure
thethrough
projectexisting
requires
Canadian
financing
strategies.
These
include
throughproject
existing
Canadian
project
financing

governance, data use, and financing.
The
TheInnovation
Innovationand
andFunding
Funding Partnership
Partnership

using
development
and
other developer-paid
charges
strategies.
These
include
using development

all parties, including:

Partners.
Labs
Partners.As
Asnoted
notedearlier,
earlier, Sidewalk
Sidewalk Labs

and
other developer-paid
infrafor
infrastructure;
reinvesting thecharges
proceedsfor
from
the

Proposalconstitutes
constitutesa aproposal.
proposal.ItItisissubject
subjectto
Proposal

anticipatesworking
workingextensively
extensivelywith
withlocal
anticipates

structure;
the proceeds
from
the
sale
of public reinvesting
lands in the area;
and applying
other
sale of public
lands in the area; and applying
value-capture
approaches.

to further
negotiation
Waterfront
Toronto
further
negotiation
with with
Waterfront
Toronto
and,
and, for certain elements of the proposal, the

local partners
that
canrelevant
bring relevant
partners
that can
bring
expertise

for certain elements of the proposal, the three

as well as additional capital to the project.

orders
of government.
the proposal’s
proposal’s
success willUltimately,
require Sidewalk
Labs

This is likely to include Toronto-based

success
will require
Labs collaboraand
and government
toSidewalk
work together

co-developers
thatvision
sharefor
Sidewalk’s
share Sidewalk’s
using innova-

tively and totoadapt
unanticipated
conditions
government
work to
together
collaboratively
and

tive approaches
to improve
the qualityto
vision
for using innovative
approaches

could
arise.
tothat
adapt
to unanticipated
conditions that could

of urbanthe
life.quality
It is also
likely tolife.
include
improve
of urban
It is also

arise.
The
TheMIDP
MIDP offers
offers aa holistic
holistic path
path for
for achieving
achieving

likely to include domestic co-investors

three orders of government. Ultimately, the

other value-capture approaches.
Together, these strategies aim to deliver
a project that is largely self-contained and
self-financed.

thecritical
critical
outcomes
identified
Waterthe
outcomes
identified
byby
Waterfront
front Toronto,
the driving
force
Toronto,
which which
are theare
driving
force for
thisfor

Fig. 0.6

Alignment of interests between
Sidewalk Labs and Waterfront Toronto
Proposed Deal Term

Sidewalk Labs would receive a discount on the sale prices of
Quayside and Villiers West lands to account for the additional
requirements imposed by Waterfront Toronto.
Sidewalk Labs would make various forms of financing
and credit support available for municipal and
transit infrastructure.
To compensate for upfront investments, for achieving core public outcomes, and for

To compensate
for upfront
forperformance
achieving payments
core
accelerating
inclusive growth,
Sidewalk investments,
Labs would receive
if
public
outcomes,
and for
accelerating
inclusive growth, Sidespecific
performance
and growth
targets
are met.
walk Labs would receive performance payments if specific
performance and growth targets are met.

tainedrefine
in thethe
MIDP.
further
solutions and approaches

contained
in the MIDP.
In particular, Sidewalk Labs expects to enter into

Such financing is optional and offered at a fixed rate of return;
the public has the ability to choose this financing if it finds that
this option is the best way to achieve the project’s objectives.
Because these payments are linked directly to Sidewalk Labs’
success at spurring growth beyond baseline expectations, the
payments would arise only after Sidewalk Labs has generated
significant value for the public sector.

Sidewalk Labs would test and deploy certain technology products within the IDEA

Sidewalk Labs would test and deploy certain technology prodDistrict.
ucts within the IDEA District.

The public sector would share profits generated by certain
technologies first tested and deployed in the IDEA District.
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domestic co-investors willing to invest
significant amounts of equity capital

willing to invest significant amounts of
alongside Sidewalk Labs to catalyze

equity
capital alongside
Labs to
transformative
growth.Sidewalk
It is expected
permit Sidewalk
to strike
such
expected
that the Labs
transaction
documents

Waterfront
Toronto,
the three
orders of
ernment, and
the people
of Toronto
to further

If profits from Quayside and Villiers West exceed an agreedLabs would pay Waterfront Toronto a share of the upside value.
upon threshold, Sidewalk Labs would pay Waterfront Toronto a
share of the upside value.

Toronto-based co-developers that

Sidewalk Labs is fully prepared to work with
Waterfront Toronto, the three orders of gov-

If profits from Quayside and Villiers West exceed an agreed-upon threshold, Sidewalk

to the project. This is likely to include

that thetransformative
transaction documents
catalyze
growth. It will
is

Sidewalk Labs is fully prepared to work with

Proposed Structural Alignment

expertise as well as additional capital

this project. As this process moves forward,

project. As this process moves forward,

refine the solutions
approaches
congovernment,
and theand
people
of Toronto
to
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such transaction documents in the MIDP, they

In particular, Sidewalk Labs expects to enter
detailed
transaction
documentsdocuments
with Waterfront
Toronto
into detailed
transaction
with
(and
other
levels
of
government,
as
appropriate)
that
Waterfront Toronto (and other levels of gov-

partnerships; in turn, it is expected that

will permit Sidewalk Labs to strike such
Waterfront Toronto will retain custom-

partnerships; in turn, it is expected that

ary governmental approval rights (not

Waterfront
Toronto will
retain customary
to be unreasonably
withheld)
to ensure,
for example, that
co-developers
governmental
approval
rights (notor
to be
co-investors are
appropriately
qualified
unreasonably
withheld)
to ensure,
for
and reputable.

example, that co-developers or

consistent
with
public-private
partnerships.
ary terms
tosimilar
govern
the project,
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co-investors
are appropriately
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Financing.
project,
Financing.As
As with
with any
any such
such project,
and
reputable.
Sidewalk
Labs anticipates
anticipatesusing
using debt
debt to
Sidewalk
Labs

public-private
While
it with
is notsimilar
necessary
to detail all ofpartnerships.
the terms of

to finance
a majority
of the
capital
finance
a majority
of the
capital
required.

include
customary
terms to govern
project,customernment,
as appropriate)
thatthe
include

it is not necessary to detail all of the terms of

required. In typical real estate projects

In typical real estate projects in Toronto,

in Toronto, such financing represents at

such
financing represents at least 50
least 50 percent of the capital and as

percent
of70
thepercent,
capital and
as much
much as
depending
onas
the70
type of asset,
the number
of pre-leaspercent,
depending
on the type
of asset,
ingnumber
or pre-sale
agreements,
and other
the
of pre-leasing
or pre-sale

such factors (the amount of financing is

agreements, and other such factors (the
amount of financing is
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typically even higher for projects backed by loans from Canada Mortgage

typically even higher for projects backed

and Housing Corporation). It is expected that the transaction documents will
permit
to enter
into market-standard
financing
by Sidewalk
loansLabs
from
Canada
Mortgage
and
arrangements, while the government can expect to receive usual

Housing Corporation). It is expected that

protections from lenders (such as in the event of foreclosure) with respect

Delay
Delayprovisions.
provisions.ItItis
is expected
expected that
thatthe
the

transaction
documents
will
include
transaction
documents
will
include provisions requiring
both
Sidewalk
Labs
and
provisions
requiring
both
Sidewalk
Labs

the transaction documents will permit

the public sector to move expeditiously
and
the public sector to move expeditiously

Sidewalk Labs to enter into market-stan-

to meet their respective obligations in order

to any obligations the project may owe to the public.

dard financing arrangements, while the
government can expect to receive usual
protections from lenders (such as in the
event of foreclosure) with respect to

to meet their respective obligations in
order to achieve the outcomes, with

toappropriate
achieve theconsequences
outcomes, withfor
appropriate
the failure
consequences
for the
to dothat
so.
it isfailure
expected
to do so. However,

the documents
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appropriate,
However,
it is expected
that the
documents

any obligations the project may owe to

market-standard relief in the event either
will
provide appropriate, market-standard

the public.

relief in the event either party is unable to

Pre-sales / pre-leasing. Real estate
developers in Toronto often mitigate

party is unable to meet those obligations
due to factors outside of their control.

meet
those
to this
factors
In the
caseobligations
of Sidewalkdue
Labs,
would
outside
their
control.
In the
caseevent,
of
includeofthe
ability
to delay
in the

their capital outlays and risk exposure by

for example,
real include
estate financSidewalk
Labs,that
thisthe
would
the

entering into either pre-sale or pre-lease

ability to delay in the event, for example,

agreements early in the development

that the real estate financing markets in

process. In fact, for typical residential
condominium developments in Toronto,
lenders generally require the sale of
approximately 70 percent of expected

ing markets in Toronto suffer a disruption
that results in such financing not being

available at reasonable rates. In the case

Toronto
suffer a disruption
results
in
of government,
this wouldthat
include
relief
such
financing
not being available
at of
from
certain obligations
in the event
litigation.
third-partyrates.
reasonable
In the case of

with institutions; for example, a pension

government, this would include relief from
The
Theitems
itemsabove
aboveare
aremeant
meantto
torepresent
representonly
onlyaa
certain obligations in the event of
sampleofofthe
thekey
keyterms
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definitivetransaction
transacsample
third-party
litigation.
tion documents
that Sidewalk
expects
to enter
documents
that Sidewalk
expects
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into

fund may choose to acquire a multifamily

with the public sector, for the benefit of all

condominium proceeds prior to entering into committed financing.31 These
agreements may be with individuals or

rental building or a university may elect
to pre-lease a building for student housing. It is expected that the transaction
documents will permit such agreements,

into with the public sector, for the benefit of all

parties. Notwithstanding the innovative nature

parties.
Notwithstanding the innovative nature of
of the partnership, Sidewalk expects that
the
partnership,
Sidewalk
expects
that virtually
virtually
all of the
key terms
— whether
referor not
will mirror
terms that
allenced
of theabove
key terms
——whether
referenced

again subject to usual protections that

are reflective
terms
commonly
accepted
by
above
or not —ofwill
mirror
terms that
are

the government may seek to ensure the

reflective of terms commonly accepted by all

achievement of the promised outcomes.

all parties in the Toronto market, including in
prior Waterfront Toronto transactions.

parties in the Toronto market, including in prior
Waterfront Toronto transactions.
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The MIDP offers
a holistic path for
achieving the critical
outcomes identified
by Waterfront
Toronto, which are
the driving force for
this project.
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Villiers West
Villiers
West urban
urban innovation
innovation campus.
campus.

Organization of Volume 3

This section describes Sidewalk Labs’
This
section describes Sidewalk Labs’

proposal to extend the innovations

Urban Innovation Institute.

Chapter 4:
Achieving Waterfront
Toronto’s Priority
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Urbansystems.
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Partnership
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This chapter
chapter
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and implementation.
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supporting
the
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supporting the public administrator in carrying out the

The success of this plan depends on strong

ners, Sidewalk Labs would vertically develop

Sidewalk Labs would vertically develop two sites
two sites with build plans and programming

with build plans and programming that serve
that serve complementary functions within

public-sector oversight and a regulatory

complementary
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the IDEA District.functions
Together,within
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develop-

framework that allows new advances to take
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the advanced
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Together,
these
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root. This chapter discusses a proposal for the

to deliverneeded
on Waterfront
Toronto’s
priority
systems
to deliver
on Waterfront

consideration of government to achieve these
aims by designating a public administrator
with the development authorities needed to
administer a new targeted innovation strategy
for the IDEA District.

Chapter 2:
Innovation and Funding
Partnership Proposal
This chapter provides an in-depth review of
the four proposed roles that Sidewalk Labs
would play as Innovation and Funding Partner.
The chapter includes the following sections:
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outcomes, are designed to catalyze inclusive

Toronto’s priority outcomes, are designed to
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presents
a serieselements
of tablesof
indicating
the
how the various
the MIDPhow
advance
those objectives.
various
elements of the MIDP advance those

objectives.

Chapter 5:
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a new Canadian
project:
an urban by
innovation
campus on

The chapters that follow provide substantial
detail on the overall transaction structure,
the proposed roles and responsibilities of the
various participants, the financial and legal
terms, the preconditions needed to deliver
the business case for the transaction outlined
and the vision set out in Volumes 1 and 2, and
the anticipated implementation of the project
and its various components.

the expected revenue, expenses, and returns

share profits from certain technological solusolutions and Sidewalk Labs’ patent pledge.
tions and Sidewalk Labs’ patent pledge.
Role 4: Optional infrastructure financing.

implemented, describing the Implementation

This chapter
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the mechanisms
mechanisms in
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This
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transaction designed to ensure that the project
transaction
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and advanced
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and
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an
advanced
advanced power grid and dynamic streets. This

power grid and dynamic streets. This chapter
chapter details the three types of anticipated
details the three types of anticipated infrainfrastructure, how they would be delivered, and the
structure, how they would be delivered, and
optional financing Sidewalk Labs is prepared to offer to
the optional financing Sidewalk Labs is presupport their construction.
pared to offer to support their construction.

of the project.

This chapter
summarizes the
the roles
roles and
This
chapter summarizes
and responsibilities proposed for Sidewalk Labs, Waterresponsibilities
proposed for Sidewalk Labs,
front Toronto, the public administrator, the

Waterfront Toronto, the public administrator, the City

Chapter 3:
Transaction Economics
This chapter comprehensively reviews the

City of Toronto, and other third parties in the

of
Toronto,
andMIDP.
other third parties in the success of
success
of the
the MIDP.

Supplemental Tables

financial terms associated with the proposed

This addendum provides informational tables

project, including the assumptions underlying

with further details related to certain aspects
of the proposal.
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It also presents
an opportunity
for Torontopresents
an opportunity
for Torontonians
to again

out the world. In the 1980s, for example, the

niansnew
to again
break
new
public—
policy
ground
break
public
policy
ground
this time
with a

ment eased certain legal restrictions in the
opment, and assigned overall responsibil-

life, protect the
environment,
takeprotect
on
technologies
to improve
qualityand
of life,
the

ity for the then-abandoned waterfront to a

other longstanding
urban
challenges,
from
environment,
and take
on other
longstanding

runaway
housing
costs. ofofthe
The
volumes
set out
out an
Thepreceding
preceding
volumes
theMIDP
MIDP set

is now one of the most prominent and suc-

an innovative,
integrated
approach
for how
innovative,
integrated
approach
for how
the

cessful business districts anywhere.36

theof
City
of Toronto,
in collaboration
City
Toronto,
in collaboration
with with
Waterfront

River in Hamburg, Germany. To revive the

IDEA
District

In 1996, the City of Toronto focused its atten-

density restrictions, and easing parking and

ness owners of Bloor West Village approved

loading zone requirements, the city spurred

the first BIA.32 The Ontario BIA law became a

rapid economic development, including the

national and international model for how to

addition of over 40,000 desperately needed

upgrade local services, improve public space,

residential units.35

The 77-hectare
Innovative
Design and
Innovative Design
Economic
Acceleration
and Economic
(IDEA)
District, (IDEA)
Acceleration
District, consisting
consisting
of Quayside
of Quayside and
and
the River District,
the River District,
provides
sufficient
provides
sufficient
geographic
scale
geographic scale
for
for innovations to
innovations
to maximize
maximize qualityquality-of-life
impact
of-life impact
and and
to
become
financially
to become financially
viable.

viable.

activity,
a proving
ground
for innovative
urban
for innovative
urban
strategies,
and a spur

for social progress.
of the progress.
proposedEach
strategies,
and a spurEach
for social

cutting-edge urban and architectural design.

standing
alone, standing
could benefit
ofadvances,
the proposed
advances,
alone,

plan and made substantial investments in

Yonge-Dundas Square. Creating the

Yonge-Dundas Community Improvement

Yonge-Dundas
Community
Improvement
Project Area, the
city set a series
of geogra-

commerce.33 In a targeted strategy, Canada

Project
Area, the
cityobjectives,
set a series
of
phy-specific
policy
established
a

Mortgage and Housing Corporation assumed

new management policy
entity for
programming
geography-specific
objectives,

control of development and infrastructure;

and generating
revenue,
implemented
a buildestablished
a new
management
entity for

negotiated a modified regulatory framework
with the City of Vancouver; and cultivated a
spirit of public-private partnership and experi-

ing-improvement incentive scheme for private

programming and generating revenue,

landowners, and imposed new signage rules —

implemented
building-improvement
new public openincentive
space
resulting in aavibrant

mentation that turned the area into a dynamic

scheme
for private landowners,
and imposed
and entertainment
hub.

world-class community.

new signage rules — resulting in a vibrant new
public open space and entertainment hub.
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when they join together in a series of intercon-

emerges
when they join together
in a mixedseries of
nected, forward-looking,
mixed-use,
interconnected,
forward-looking, mixed-use,
income neighbourhoods.

a district energy thermal grid. Today, HafenCity
is a world-renowned model of urban revival and

mixed- income neighbourhoods.
Achieving
Achievingthis
thisvision
visionrequires
requiresaa multi-faceted
multi-faceted

sustainable, mixed-use development.37

innovationand
anddevelopment
developmenton
onthe
strategyfor
for
strategy
innovation

What these strategies have in common is the
recognition that a smart, targeted approach
to development in a particular geographic

the waterfront — a strategy that, to a greater
waterfront
— a strategy that, to a greater

degree than in other parts of the city, enables

degree than in other parts of the city, enables
and rewards successful experimentation

and
rewards
experimentation
and, in
and,
in turn, successful
demands more
from developers

area — in which certain restrictions are

turn,
demands
more
from developers
to the
to address
public
priorities.
That is what

adjusted and, in return, developers and others

Economic
proposed
Innovative
Design
address
public
priorities.
Thatand
is what
the

are expected to achieve priority outcomes
— can jumpstart development, ensure that
social needs are met, and pay other dividends. As the formation of Waterfront Toronto
attests, the Toronto waterfront offers an ideal

Acceleration (IDEA) District seeks to accomproposed
Innovative Design and Economic
plish, setting out a comprehensive vision

Acceleration (IDEA) District seeks to

and a specific set of rules and incentives for

accomplish,
setting out
a development
comprehensive
vision
spurring innovation
and
across
a
and
a specific
set of geography
rules and incentives
for
defined
but limited
on the eastern

waterfront.
spurring
innovation and development across a

defined but limited geography on the eastern

CommunityImprovement
ImprovementPlan
Planininaanovel
novel way
way to
Community
guered Yonge-Dundas Square. Creating the

Torontonians. But their true value emerges

could benefit Torontonians. But their true value

transportation and advanced systems, such as

And
the City
City of
of Toronto
Toronto also
alsoused
usedaa
Andinin1996,
1996, the
to advance
revitalization
of the
beleaadvance
the the
revitalization
of the
beleaguered

finally realize the waterfront’s promise as

the
waterfront’s
promise
as aa hub
of economic
a hub
of economic
activity,
proving
ground

Hamburg created a new district dedicated to

the area followed a comprehensive master

Key Term

Toronto and Sidewalk Labs, can finally realize

decommissioned port area, the Senate of

Run by a public administrator, HafenCity GmbH,

Improvement Areas (BIA), when the busi-

trial area to a vibrant centre of arts and

traffic congestion to runaway housing costs.

urban challenges, from traffic congestion to

the Docklands, which includes Canary Wharf,

Another example is HafenCity along the Elbe

areas.34 By all but eliminating zoning and

its turnaround from a derelict former indus-

narrowly
growth,
but alsodesign
on
but also on
on economic
harnessing
cutting-edge

Waterfront Toronto and Sidewalk Labs, can

In 1970, Canada pioneered the use of Business

first BIA, Granville Island in Vancouver began

does not focus narrowly on economic growth,

harnessing
cutting-edgetodesign
and
new of
improve
quality
and new technologies

Development Corporation. The result is that

tion on the moribund Two Kings industrial

In 1972, just shortly after the founding of the

— this time with a development strategy that

development strategy that does not focus

zone, created incentives for desirable devel-

powerful administrator: the London Docklands

innovative strategies to spur the revitalization

commercial districts.

formed former working waterfronts through-

Zone” in the London Docklands. The govern-

Canada has had remarkable success using

and otherwise breathe new life into distressed

location
locationfor
fora asimilar
similarzone-based
zone-basedstrategy.
strategy.It also

United Kingdom established an “Enterprise

Governments at the federal, provincial, and city levels
have long recognized that the Toronto waterfront
is an area of uncommon scope and promise that
calls for a comprehensive, geographically specific
strategy. Years ago, this recognition inspired the
creation of Waterfront Toronto “to oversee all
aspects of revitalization of Toronto’s waterfront.”
Today, it informs Sidewalk Labs’ proposal to establish
an innovation district to unlock the potential of
the waterfront as an engine of economic growth and
a demonstration ground for urban innovation.

of struggling or underdeveloped urban areas.

Targeted geographic strategies have trans-

This proposal builds on
Canada’s remarkable success
at using smart, targeted
approaches to jumpstart
development in particular
geographic areas.

The
governance
strategy
proposed
in the following
The
governance
strategy
proposed
in the
waterfront.
chapters
emerges
from
the
need
to
ensure
following chapters emerges from thestrong
need

public
controlstrong
and oversight
the project,
and the
to ensure
public of
control
and oversight
specific
ofand
Waterfront
Torontorequest
to develop
of therequest
project,
the specific
of a
comprehensive
plan for carrying
out the
vision set forth
Waterfront Toronto
to develop
a comprehenplan for
the one
vision
forth
insive
the MIDP.
Thecarrying
proposal out
reflects
wayset
to realize
Theeffective
proposal
reflects
one way to
the MIDP.and
aninintegrated
growth
and innovation
realizefor
anthe
integrated
strategy
waterfront.and effective growth and
innovation strategy for the waterfront.
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Three global examples of revitalizing industrial
areas through innovation designations
The following geographically targeted devel-

Today there are over 51,000 jobs in the area;

opment strategies have leveraged innovative

employment is up 69 percent in King-Spadina

approaches to successfully transform and

and 32 percent in King-Parliament since 1996,

revitalize former industrial areas in Canada

compared with 19.9 percent citywide.

and around the world:

Granville Island.
Credit: iStock

HafenCity
(Hamburg).
HafenCity
(Hamburg).HafenCity
HafenCityisisaa157-hectare
157-hect-

Granville
GranvilleIsland
Island(Vancouver).
(Vancouver).Granville
Granville Island
Island is district
are district
comprised
two islands,
located
comprised
of twoofislands,
located
within
a 15-hectare
peninsula
adjacent
downwithin
walking
distance
of
downtown
Hamais15-hectare
peninsula
adjacent
to to
downtown
walking distance of downtown Hamburg. The area’s
town Vancouver.
the 1970s,
early 1970s,
the was
site an
Vancouver.
In the In
early
the site

was an industrial brownfield site controlled by

industrial brownfield site controlled by the

the Government of Canada. In 1973, Canada

Government of Canada. In 1973, Canada

Mortgage and Housing Corporation assumed

Mortgage
Corporation
assumed
control ofand
theHousing
site’s development
and
infrastructure,
rehabilitating
the roads,
sewers,
control
of the
site’s development
and

and flood controls;
negotiated
a modified
reginfrastructure,
rehabilitating
the roads,
sewers,
ulatory framework with the City of Vancouver,

and flood controls; negotiated a modified

exempting Granville Island from municipal

regulatory framework with the City of

regulation; and cultivated a spirit of public-

Vancouver,
exempting
Granville
Island fromfor
private partnership
and
experimentation,
example,regulation;
introducingand
shared
streets
municipal
cultivated
a (unprecspirit of
edented in North
Americaand
at the
time).
public-private
partnership
experimentation,

for example, introducing shared streets
Today,
Island is
ishome
hometo
toabout
about275
275
Today,Granville
Granville Island
(unprecedented in North America at the time).
businesses,aapopular
popularpublic
publicmarket,
market,art
art
businesses,

burg. The area’s ports had become largely

ports had become largely vacant by 1990, when the
vacant by 1990, when the Senate of Hamburg

Senate of Hamburg adopted the HafenCity Master
adopted the HafenCity Master Plan to turn the

Plan
turn
the district
site intodedicated
a new district
dedicated to
site to
into
a new
to cutting-

Two Kings.

edge urban urban
and architectural
design.
The The
cutting-edge
and architectural
design.

Credit: David Pike

master
planincluded
includedsubstantial
substantialinvestments
investmentsin
master
plan
in transportation and infrastructure, such as a

transportation and infrastructure, such as a district
district energy thermal grid, as well as anap-

energy thermal grid, as well as an approvals process,
provals process, governed by the Priority Area

governed
the
Priority
Arearequired
Status ofallthe
district,
Status ofby
the
district,
which
investors and
development
partners
to abide by
which
required
all investors
and development
the district
mission
anddistrict
set high
architectural
partners
to abide
by the
mission
and set high
standards. Aside from the subway, all infra-

architectural standards. Aside from the subway, all
structure, development, and management of

infrastructure, development, and management of
HafenCity is overseen by HafenCity GmbH, a

HafenCity
is overseen
bycompany.
HafenCity GmbH, a fully
owned
fully municipally

spaces,aacommunity
communitycentre,
centre,and municipally owned company.
galleries,retail
retailspaces,
galleries,
and multiple performing arts spaces; employs

Today, HafenCity is a true destination — home

over 3,000 people; and attracts over 12 million

to residents, shops, businesses, museums,

visitors a year, making it a major tourist attrac-

outdoor exhibits, public squares, parks, and

multiple performing arts spaces; employs over
3,000 people; and attracts over 12 million

visitors
year, making
a major
tourist
tion foraVancouver.
Theit cost
of the
project was

promenades — that beautifully mixes open

$19.5 million;
it now generates
overof$215
attraction
for Vancouver.
The cost
the million
project

spaces, historic buildings, and contemporary

a year
in economic
activity.
was
$19.5
million; it now
generates over $215

architecture. By 2017, HafenCity employed

million a year in economic activity.

over 12,000 people. In the coming years,

of much ofofToronto’s
industry
in
departure
much ofgarment
Toronto’s
garment

tallest wooden structure, self-driving buses,

Two
(Toronto).Following
Following
TwoKings
Kings (Toronto).
thethe
departure
the 1990s, the “Two Kings,” about 162 hect-

industry in the 1990s, the “Two Kings,”

HafenCity.
Credit: iStock

HafenCity will become home to Germany’s
and Hamburg’s first fintech hub.

ares of historically industrial land on either

about
162
hectares
of historically
side of
Toronto’s
downtown
core, were left

nearly derelict.
industrial
land on either side of Toronto’s

downtown
core, were
left nearly
To spur rapid economic
development
in thederelict.
area, the
To spur rapid economic development in the
city designated the site a “regeneration area,” largely
area, the city designated the site a “regeneliminating
use zoning
(any
non-noxioususe
usezoning
was
eration area,”
largely
eliminating

permitted),
density regulations,
most parking
and
(any non-noxious
use was and
permitted),
density
loading
zone requirements.
The areaand
has loading
since
regulations,
and most parking
experienced
an extraordinary
pace has
of development.
since experizone requirements.
The area
enced an extraordinary pace of development.
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IDEA District structure
As conceived, the IDEA District has three
essential components.

1

A public administrator.
Thedistrict
district
depends
a public
administraThe
depends
on aon
public
administrator
with a
tor with
mission
to promote
innovation and
mission
toapromote
innovation
and development
development
within
the
and theand
within
the geography
and
thegeography
mandate to oversee
mandate
toestate,
oversee
and steer and
key technology
real estate,
steer
key real
infrastructure,
infrastructure,
and
technology
all
decisions
— all with
a focus
on betterdecisions
addressing—the

withurban
a focus
on better
addressing
core
challenges
facing
Toronto. Tothe
be core
effective,
urban challenges facing Toronto. To be effecthis administrator must be accountable to the public;
tive, this administrator must be accountable
possess well-defined powers over development
to the public; possess well-defined powers
activity and the deployment and operation of
over development activity and the deployinnovative infrastructure and systems within the
ment and operation of innovative infrastrucjurisdiction; and obtain priority treatment when
ture and systems within the jurisdiction; and
interacting with and seeking approvals and
obtain priority treatment when interacting
cooperation from other government agencies.
with and seeking approvals and cooperation
from other government agencies.

2

A modified regulatory framework.
At the centre of the IDEA District is a modified
regulatory
framework, an “Innovation
regulatory framework, an “Innovation Frame-

Framework.” The framework — which the public
work.” The framework — which the public

administrator
could
for
the
broader
IDEA
administrator
couldadopt
adopt
for
the
broader

a limited number of targeted adjustments
to existing legal requirements that are
necessary to implement aspects of
the MIDP (for instance, to permit the
dynamic curb)

the
Innovation
the
InnovationDesign
DesignStandards
Standardsand
andGuidelines
Guidelines
series of enhanced
(IDSG)
— a (IDSG)
series —
of aenhanced
requirements for
requirements
for new
developments
new
developments
in the
IDEA Districtinarising out
the IDEA District arising out of Waterfront

of Waterfront Toronto’s priority outcomes (for
Toronto’s priority outcomes (for instance,

instance,
meet increased
environmental
to meet to
increased
environmental
sustainsustainability
specifications)
ability specifications)

Because the IDEA District would only encompass lands that are publicly owned or where
owners opt in, the public administrator would
have the authority to mandate the IDSG
through contract. Accordingly, the IDSG
requires no change in law or regulation. This
differs from the limited number of targeted
regulatory adjustments, which would require
government action such as administrative
agreements or legislation.

3

Financing mechanisms.
To finance
To
finance the
the construction
construction and
and operation
operation of
of novel
novel infrastructure and approaches, the IDEA

District
if Sidewalk
Labs Labs
achieves
key project
IDEA District
if Sidewalk
achieves
key

infrastructure and approaches, the IDEA District

project milestones
— is designed
tothe
foster the
milestones
— is designed
to foster

calls for financing mechanisms that propel growth

necessary conditions for delivering on the
necessary
conditions for delivering on the

promise of the MIDP and using its success as a

promise of the MIDP and using its success as a
catalyst to spur inclusive economic growth and

catalyst
to spur inclusive
economic
growth and
social progress
throughout
the waterfront.
social progress throughout the waterfront.

In practical terms, this framework constitutes
a package that can be divided into two parts:

District calls for financing mechanisms that

propel growth and technological advancement

and
technological
advancement
across scarce
the
across
the geography
without diverting

The IDEA District would
advance a multi-faceted
economic growth
strategy that enables
and rewards successful
innovation, while
demanding more from
developers to address
public priorities.

from
other priorities
or from
public resources
geography
without
diverting
scarce public
elsewhere from
in theother
city or
province.
for
resources
priorities
orThis
fromcalls
elsewhere
in
harnessing various “value capture” mecha-

the city or province. This calls for harnessing
nisms. These financing strategies — including

various “value capture” mechanisms. These
city fee and development charge credits,

financing
— including
city fee
and
local
municipalstrategies
infrastructure
contributions,
infrastructurecharge
contributions,
use of local
development
credits,the
municipal
land proceeds,
and, potentially,
tax-increment
infrastructure
contributions,
local
infrastructure
financing — leverage the area’s economic

contributions, the use of local land proceeds, and,
growth to fund infrastructure and innovation.

potentially, tax-increment financing — leverage the
Ch—1

area’s
economic
The Innovative Design and Economic Acceleration (IDEA)
District
innovation.

growth to fund infrastructure
and
56

57

IDEA District geography
t

sway

Cher
r y St

men
tS

Distillery
District

East
ern A
ve

Bro

uay

iew
adv

Queens Q

Quayside

East
Bayfront

Keating
West

Quayside

East
Harbour

Ave

IDEA
District

Downtown
Toronto

iner
Expr
es

Parli
a

Gard

Eastern
waterfront

West
Don
Lands

er
Don Riv

Sher
bour
ne S
t

Riverside

Lowe
r

St Lawrence

Keating East

Lake Shore Boulevard
Keating Channel

Designated
Waterfront
Area

Villiers
West

Villiers
East

McCleary

Commissioners St

Inner
Harbour

Don
Polson Slip

River

Outer
Harbour

Polson
Quay

Don Roadway

Inner
Harbour

Expanded Film Studio
and Media District

nel

n
Ship Cha

Cherry

Lake
Ontario

The
Hearn

South Ship
Channel

St

e
Unwin Av

Ports
Toronto

Eastern
Channel

Ward’s
Island
0

Map
Map:
The IDEA District
The IDEA District
within
thethe
Greater
within
Greater
Waterfront
Waterfront

IDEA District
neighbourhoods

IDEA District

The Innovative Design and Economic Acceleration (IDEA) District

0

Map IDEA District neighbourhoods
Map:

Thepublic
public
administrator
andthree
the three
The
administrator
and the
ordersorders
of

250 Metres

IDEA District
River District
Phase 1: Quayside
Phase 2: River District
Optional participation in Phase 2

of government
will determine
government
will determine
whetherwhether
to extendto
the IDEA

The first step in establishing the IDEA District
is defining its geographic scope. This could be
accomplished through enabling legislation or
through existing legislative tools, such as the
use of Section 28 of the Planning Act to establish a Community Improvement Project Area.38
As depicted on the map above, the district
would encompass 140 hectares.
Ch—1

Cherry
Beach

500 Metres

Eastern waterfront

Outer
Harbour

extend the IDEA District beyond Quayside
and Villiers West. At its full anticipated scope,
anticipated
scope, the
IDEAconsist
District of
would
consist
the IDEA District
would
three
sub-of three
districts, which
further
divided
seven
subdistricts,
which are
are further
divided
intointo
seven
neighbourhoods.
The
neighbourhood
names
neighbourhoods. The neighbourhood names in the map
in the map above were drawn largely from the
above were drawn largely from the Port Lands Planning
Port Lands Planning Framework and other city
Framework
and other city planning documents.
planning documents.

District beyond Quayside and Villiers West. At its full
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Fig. 1.1

IDEA District sub-districts
Sub-District

Size*
(hectares)

Quayside

Keating West

Description
(Main Planning Documents)
Toronto Official Plan, Central Waterfront Secondary Plan, East Bayfront Precinct Plan,
Keating Channel Precinct Plan, Zoning Bylaw 1049–2006, Zoning Bylaw 1174–2010

7.9

Toronto Official Plan, Central Waterfront Secondary Plan, Keating Channel Precinct Plan,
Zoning Bylaw 1174–2010

CIP

Toronto Official Plan, Central Waterfront Secondary Plan, Villiers Island Precinct Plan, Port
Lands Planning Framework
Toronto Official Plan, Central Waterfront Secondary Plan, Villiers Island Precinct Plan, Port
Lands Planning Framework

Improvement Plan

A revitalization
revitalization
A
strategy

strategy
City
Council
City
Council
establishes

establishes for a des-

for
a designated
ignated
districtdistrict
with
special
policies
forfor
with
special
policies

5.9

present a special situation, and the public

Toronto Official Plan, Central Waterfront Secondary Plan, Keating Channel Precinct Plan,
Port Lands Planning Framework

McCleary

13.6

Toronto Official Plan, Central Waterfront Secondary Plan, Port Lands Planning Framework

Polson Quay

23.0

Toronto Official Plan, Central Waterfront Secondary Plan, Port Lands Planning Framework

Total

76.8

administrator of the IDEA District may elect to

The Planning Policy Justification Report,

engage in direct negotiations as to how they

a detailed assessment of the conditions

might participate.

governing each area, is included in the MIDP

For analysis purposes, the MIDP assumes

Technical Appendix.

that all private landowners opt in to the
IDEA District.

Community
Improvement Plan
Community

Keating East

planning documents.

two private parcels making up Keating West

imposed under the planning documents

CIP

11.7

are complete (Zoning Bylaw 1174–2010), they

and the governing planning documents.

River District (62 hectares)

Villiers East

hood in the IDEA District, and the governing

and neighbourhood in the IDEA District,

6.9

7.8

Because precinct planning and zoning for the

the size of each sub-district and neighboursummarizes
the size of each sub-district

Key Term

Villiers West

The table
table on
on the
the previous
previous page
The
page summarizes

advancing
identified
advancing
identified
development objec-

development
objectives.
tives.

TheIDEA
IDEADistrict
District
which
could
be estabThe
——
which
could
be established
lished
through
a
Community
Improvement
through a Community Improvement Plan (CIP) —
Plan (CIP) — encompasses
percent
encompasses
just 32 percent ofjust
the 32
lands
of
the
lands
incorporated
in
the
Port
Lands
incorporated in the Port Lands Planning Framework.

Theproject
project
the Innovation
Framework
The
andand
the Innovation
Framework
would
would
initially
apply
exclusively
to
Quayside.
initially apply exclusively to Quayside. These would

Lands already experiencing economic activeconomic activity (Media City, Turning Basin District,
ity (Media City, Turning Basin District, WareWarehouse District, East Port, and South Port East).
house District, East Port, and South Port East).
The proposal seeks to augment, not impair, positive
The proposal seeks to augment, not impair,
development underway in the Film District, including
positive development underway in the Film
multiple proposed studio expansions. The proposal
District, including multiple proposed studio
further recognizes the ongoing role of East Port as a
expansions. The proposal further recognizes
site for large-scale industrial uses, including those
the ongoing role of East Port as a site for
that
may be relocated
from
otherincluding
areas within
the
industrial
uses,
those
large-scale

Sidewalk
Labs
achieving
clearly
defined
defined
project
milestones.
After
Quayside,
the projAfter
Quayside,
the
Innovation
ect
milestones.
Innovation Framework would extend to the proposed

Planning
Framework.
As proposed,
IDEA
As
proposed,
the IDEA District
excludes 5the
of the
11
District
excludes
5
of
the
11
districts
in
the
Port
districts in the Port Lands already experiencing

Port
thatLands.
may be relocated from other areas within
the Port Lands.
Opt-in for private landowners.

Framework would extend to the proposed
Villiers West urban innovation campus, where
Villiers West urban innovation campus, where
Sidewalk Labs also proposes to serve as lead
Sidewalk Labs also proposes to serve as lead
developer. Only after achieving project milestones for
developer. Only after achieving project mileboth Quayside and Villiers West, which include hitting
stones for both Quayside and Villiers West,
certain performance targets tied to Waterfront
which include hitting certain performance
Toronto’s priority outcomes, would the public
targets tied to Waterfront Toronto’s priority
administrator, at its discretion, potentially extend the
outcomes, would the public administrator, at
scope
of the IDEApotentially
District andextend
the Innovation
its discretion,
the scope of

Framework
to other sites.
TheInnovation
premise of this
the IDEA District
and the
Frameincremental
approach
is
that
before
the
Innovation
work to other sites. The premise of this incre-

District (78 percent) is publicly owned, and
initially, the district would encompass only

economically
and effective
at Quayside
and
parcels, theviable
solutions
proposed
in the MIDP

those publicly owned parcels. The landowners

must West
prove
and effecVilliers
—economically
the two verticalviable
developments
led not

of the remaining 22 percent of privately owned

tive
at Quayside
and Villiers
West — the
two
by
third-party
developers,
but by Sidewalk
Labs,
which
vertical
would
beardevelopments
the financial risk.led not by third-party

parcels would be permitted to voluntarily opt
See Chapter 6, on
Page 208, for more
detail on the proposed
stage gates.

Thesetowould
extend
toofa the
greater
of
extend
a greater
portion
overallportion
IDEA District
the
overall
IDEA
District
in
stages,
based
on
in stages, based on Sidewalk Labs achieving clearly

Framework
would apply
to other
development
parcels,
is that
before
the Innovation
mental approach
the
solutions proposed
in the to
MIDP
must
prove
Framework
would apply
other
development

The vast majority of land in the proposed IDEA

* The size of each district in the table includes open space and rights of way within its borders.
For instance, this is why Quayside is described as 6.9 hectares, while including only 4.9 hectares of developable land.

Phased application.

in to the IDEA District.

developers, but by Sidewalk Labs, which would
bear the financial risk.

As a strong incentive to join, commit to the
objectives to be outlined in the Innovation
Framework (See Page 72), and take on the
additional development requirements in the
district, existing private landowners would be
eligible to access proposed regulatory adjustments and reforms included in the Innovation
Framework and receive other inducements. If
private landowners choose not to join the IDEA
District, they would be responsible for delivering enabling infrastructure to their own sites.
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IDEA District
Component 1:
A Public Administrator

Importantly,
the the
mandate
of theof
public
Importantly,
mandate
the administrator
public adminwould
not,
and
should
not,
displace
the
ofthe
the
istrator would not, and should not,oversight
displace

Consistent
withwith
this this
recommendation,
Waterfront
Consistent
recommendation,
WaterToronto
is
well
positioned
to
serve
as
administrator
front Toronto is well positioned to serve as of

city
departments
currently
responsible forcurrently
development
oversight
of the
city departments
and
infrastructure
on the and
waterfront.
Nor
responsible
forapprovals
development
infrastruc-

the
IDEA District. Waterfront
Toronto’s
structure
administrator
of the IDEA
District.
Waterfront
already
incorporates
thealready
three orders
of government.
incorporates
the Its
Toronto’s
structure

would
replace theon
approvals
required from
ture itapprovals
the waterfront.
Nor provincial
would it

statutory
responsibilities
extend to the
entirety of the
three orders
of government.
Its statutory

the approvals
required
from provincial
orreplace
federal authorities.
Rather,
the proposed
authorities

responsibilities
extend
to 2006
the entirety
of theof
proposed
district. Based
on its
memorandum

or federal
authorities.
Rather,
the proposed
together
would
seek to give
the administrator
a greater
authorities
together
would seek
to give
the
voice
and control
within existing
processes.
The
result

proposed district.
Based
memounderstanding
(MOU) with
the on
Cityits
of 2006
Toronto,
randum Toronto
of understanding
(MOU)
with
City
Waterfront
already has the
scope
andthe
certain

a greater
voice
isadministrator
that, as revitalization
lead for
the and
IDEAcontrol
District, the
within
existing
processes.
The
result
is that,
public administrator would have a greater ability
to as

of Toronto,
Toronto
hason
the
powers
neededWaterfront
over development
on already
public lands
scope
and certain
powers
over
develthe
waterfront.41
And by
grantingneeded
the public
corporation

IDEA District,
the pubrevitalization
lead
for the
collaborate
with all
orders
of government
to streamline
lic administrator would have a greater ability
the development process and advance an integrated
to collaborate with all orders of government
innovation strategy.
to streamline the development process and
advance an integrated innovation strategy.

onofpublic
lands
on the waterfront.41
a opment
discrete set
additional
authorities
to manage
And by granting the public corporation a disdevelopment, technology, and infrastructure, Waterfront
crete set of additional authorities to manage
Toronto could better achieve its mission to direct and
development, technology, and infrastructure,
accelerate development across the waterfront.
Waterfront Toronto could better achieve its
mission to direct and accelerate development

Designation of the
public administrator
InIn2002,
2002,Waterfront
WaterfrontToronto
Toronto was
was formally
formally

authorities listed in the previous section in

Ontario recently observed, until now, Water-

Items 1, 2, 4, and 8, with an advisory role with

front Toronto has lacked the authority needed

respect to Items 5 and 6. Only Items 3 and 7

Waterfront
Toronto’s
mandate
“reflect the
annual
report,
the Auditor
General
public and government’s
vision
for a revitalrecommended
that Waterfront
Toronto’s

requires the
and
management
of
management
of oversight
a dedicated,
nimble,
and empowered
a dedicated,
nimble,
empowered
public
public
administrator.
The and
success
of the public
administrator.
The
success
of
the
public
adminadministrator, in turn, depends both on having the
ability
in turn, depends
both on priorities
having the
toistrator,
set the innovation
and development
for the
ability
to
set
the
innovation
and
development
district, alongside the three orders of government, and
thetodistrict,
alongside
the three
onpriorities
having thefor
tools
ensure that
those priorities
are
the tools
orders
of
government,
and
on
having
achieved.
to ensure that those priorities are achieved.

Specifically, thethe
public
administrator
should be
Specifically,
public
administrator
granted the authority to:

should be granted the authority to:

1
2

ized waterfront.”40

mandate “reflect the public and government’s
Determine whether new developments can access the regulatory relief

5

more on ensuring proper public account-

proper
public accountability
astowell
as granting
clear mandate
and the tools
be successful.
Importantly,
where
the MIDP
refers
to those
the
administrator
a clear
mandate
and
the tools

Develop a master transportation and
infrastructure plan for approval by rele-

Receive and direct infrastructure contributions for the infrastructure proposed
for, or built in, the district; and
Enter into and oversee agreements
with developers, vendors, and partners,
including Sidewalk Labs as Innovation
and Funding Partner.
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sarily work closely with Waterfront Toronto.

work
closelythe
withproper
Waterfront
Toronto.
Ultimately,
governance
of the IDEA

sits
within
andthe
more
on ensuringa
ability
as government
well as granting
administrator

permit applications before their submis-

in Item 1;

8

established — either of which would neces-

established — either of which would necessarily

administrator sits within government and

Certify development and construction

final approval before construction;

consistent with the objectives described

public administrator,
a new
entity
administrator,
or a neworentity
could
becould be

depends less on where the public administrator

tives for the IDEA District;

developments within the district,

assumethe
theadditional
additionalresponsibilities
responsibilitiesofofpublic
assume

itsthree
success
depends
less on where
public
the
orders
of government,
andthe
its success

planning for waterfront development;

vant city authorities, in phases, and give

7

Alternatively,
Alternatively,aadifferent
differentpublic
publicentity
entitycould
could

tion ofis
the
three orders
and of
District
a matter
within of
thegovernment,
sound discretion

Perform precinct and infrastructure

sion to city agencies;

6

would be entirely new authorities.

Ultimately,
the
proper
governance
of discrethe IDEA
District is a
matter
within
the sound

Set innovation and development objec-

Impose additional requirements on

vision for a revitalized waterfront.”40

approved for the district;

4

publicly owned land, including under its 2006
MOU with the City of Toronto, include the

needed
to fulfill
its mission.39
In her that
2018
the Auditor
General
recommended

3

and contractual authorities with respect to

development.But
Butas
asthe
theAuditor
AuditorGeneral
General of
of
development.

Waterfront
has
the
authority
to fulfill itsToronto
mission.39
In lacked
her 2018
annual
report,

administration.
district
requires the oversight
and
ration turns The
on its
administration.
The district

For context, Waterfront Toronto’s statutory

chargedwith
withspearheading
spearheadingthe
thewaterfront’s
waterfront’s
charged

Ontario recently observed, until now,

The
capacity
of the
District
to galvanize
economic
The
capacity
of IDEA
the IDEA
District
to galvanize
growth
and foster
productive
exploration
turns on
its
economic
growth
and foster
productive
explo-

across the waterfront.
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The district requires the
oversight and management
of a dedicated, nimble,
and empowered public
administrator with
the ability to set innovation
and development priorities.

the public administrator
toresponsibilities
be successful.of
Importantly,
where the MIDP

that Waterfront Toronto has today, in the event

refers to those responsibilities of the public

a different public administrator is selected,

administrator
that
Waterfront
Toronto
has
Sidewalk Labs
anticipates
that
Waterfront

today,
in the
event
a different
public
Toronto
would
retain
those responsibilities
and
would coordinate
closelySidewalk
with the designated
administrator
is selected,
Labs
public administrator
in carrying
them
out.retain
anticipates
that Waterfront
Toronto
would

those responsibilities and would coordinate
closely with the designated public administrator
in carrying them out.
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Public administrator role in
planning and implementation

The
would directly
directly inform
inform the
the precinct
precinct
TheIDSG
IDSG would
planningprocess
processand
anddevelopment
developmentofofthe
theITFP
planning
istrator could update the IDSG to address

responsibility
fall on the private
applicant,
cation and would
the responsibility
would
fall on the
working
with
the
administrator,
to
ensure
that
the
private applicant, working with the administra-

local scale issues and to carry out updates

requirements
arethat
met.the requirements are met.
tor, to ensure

ITFP
and ITMPs.
to time,
and
ITMPs.
FromFrom
time time
to time,
the the admin-

administrator could update the IDSG to

address local scale issues and to carry out

that reflect ongoing planning initiatives and

updates
that reflect ongoing planning initiatives
new innovations.
and new innovations.

Precinct-level
planning documents
Precinct
andimplementing
implementing
bylaws.
Precinct plans
plans and
bylaws.

The
District proposal
for a
a public
public
TheIDEA
IDEA District
proposal calls
calls for
administrator
overseeaacomprehensive
comprehensive
administrator
totooversee
innovationand
anddevelopment
developmentstrategy.
strategy.The
Thegoal
innovation

The Central
Central Waterfront
Waterfront Secondary
Secondary Plan
Plan calls
The
calls

areas
areasofofthe
theIDEA
IDEA District
District with
with no
no existing
existing

goal is to cultivate and expand the diverse

infrastructure
master
plan.
TheITFP
ITFPwould
would
infrastructure
master
plan.
The

ecosystem of real estate developers, service

identifythe
theprimary
primary
street,
transit,
infrastrucidentify
street,
transit,
infrastructure

is to cultivate and expand the diverse

ecosystem of real estate developers, service
providers, employers, design firms, public

providers,
design firms,
public
agencies,employers,
research institutions,
non-profits,

development, sustainability and climate-

redeveloped
mixed-use residential uses.
anticipated
towith
be comprehensively

servicing andwould
transportation
analysis and
using
administrator
perform servicing

population and employment estimates based
development, sustainability and climate-positive transportation analysis using population and
new mobility, and urban innovation.
on the MIDP.
employment estimates based on the MIDP.
development, housing affordability, new

Whether
Waterfront
Toronto
Whetherand
Waterfront
Torontoor
oranother
anotherentity,
entity, The
Theadministrator
administratorwould
wouldcoordinate
coordinatewith,
with,and
and
mobility,
urban innovation.
thepublic
publicadministrator
administratorwould
wouldwork
workclosely
closelywith obtain
obtainconsent
consentfrom,
from,relevant
relevantcity
cityagencies
agencies
the
with
theofCity
of Toronto,
including
CreateTO,
the
City
Toronto,
including
CreateTO,
City

and otherwise proceed through the standard
and
otherwise proceed through the standard

Planning, and others, to lead planning efforts.

approvals process, including City Council

Notably,
as conceived,
this role would
incorporate
some of Waterfront
Toronto’s cur-

approval
and, where necessary,
an then
mental Assessment.
The ITFP would

efforts. Notably, as conceived, this role would

incorporate
some of Waterfront
Toronto’s
rent responsibilities
and authorities,
including

the public administrator would assume certain

(ITMP) to be prepared at the precinct level as

additional responsibilities in connection with

part
of the precinct
planning
process.
Innovation
Design
and
Innovation
DesignStandards
Standards
andGuidelines.
Guidelines.

part of the precinct planning process.

both
The planning
sections and
that implementation.
follow describe, respectively, implement
The publicthe
administrator
would
approve and
IDSG as a set
of development
the planning deliverables and implementation
responsibilities for the public administrator
under this approach. Importantly, the role

implement the IDSG as a set of development

requirements for the IDEA District. Consisting of
requirements for the IDEA District. Consisting

technical
specifications, design intentions and
of technical specifications, design intentions

of the public administrator would be entirely

requirements,
and programmatic
details,
the IDSG
and requirements,
and programmatic
details,

supplemental to existing public approvals

the IDSG
would
future
vertical
and
would
guide
howguide
futurehow
vertical
and
horizontal

processes.

horizontal development
proceed
acrossand
the would
development
proceed across
the district
district and would be prepared concurrently

Planning deliverables
Infrastructure and Transportation Framework Plan. Similar to Waterfront

Infrastructure and Transportation

Toronto’s current role in infrastructure planning, the public administrator would

Framework
Plan.
prepare
an Infrastructure
and Transportation Framework Plan (ITFP) for

Similar
Waterfront
Toronto’s
current
Similar
to to
Waterfront
Toronto’s
current
role in role
in infrastructure
planning,
the
public admininfrastructure
planning,
the public
administrator
istrator
would
an Infrastructure
and
would
prepare
an prepare
Infrastructure
and Transportation
Plan (ITFP) for
Transportation
Framework
Framework
Plan (ITFP)
for
Ch—1

needed
to moveFramework.
from OfficialThese
Plan policies
Lands
Planning
plans to
the passage
bylaws.
would
provideofaCity
levelCouncil
of detail
and precision

needed to move from Official Plan policies to

Similar to the planning function currently performed by Waterfront Toronto, the public

Similar to the planning function currently

the
passage of City Council bylaws.
performed by Waterfront Toronto, the public

administrator of the IDEA District would assume primary responsibility for the

planning process and would collaborate with city staff to advance land-use planning

requirements, social infrastructure requirements, and performance outcomes

(ITMP) to be prepared at the precinct level as
Infrastructure
and Transportation Master Plans

be prepared concurrently with the related ITFP. In
with the related ITFP. In sum, these require-

sum,
these requirements — which are similar to
ments — which are similar to requirements that

requirements
that Waterfront
Toronto
in
Waterfront Toronto
incorporates
in itsincorporates
developagreements
in the usual
— seek
itsment
development
agreements
in course
the usual
course —
of the
District,
to achieve
the objectives
seek
to achieve
the objectives
ofIDEA
the IDEA
District,
such as sustainability and affordability, and to

such as sustainability and affordability, and to
implement the vision articulated in the MIDP.

implement the vision articulated in the MIDP.
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planning
deliverables
would fall deliverables
to the private applicant
responsibility
for planning
would
and
beprivate
delivered
as part ofand
the development
fallwould
to the
applicant
would be
application.
theof
IDEA
geography,
deliveredWithin
as part
the District
development
application.plans
Within
the
IDEA
District geography,
precinct
have
been
established
for Quayside (a
precinct plans
been
established
for
combination
of twohave
precinct
plans:
the East Bayfront
Quayside
combination
of two precinct
Precinct
Plan(aand
the Keating Channel
Precinct Plan),
plans: the
Bayfront
Precinct
Plan
andhave
the
Keating,
and East
Villiers
Island. While
Zoning
Bylaws
Keating
Channel
Plan),
Keating,
and
been
established
for Precinct
Quayside and
Keating
West,
no
Villiers
While
Zoning
Bylaws
been
bylaw
is inIsland.
place for
either
Keating
East orhave
Villiers
established for Quayside and Keating West,
Island, and McCleary and Polson Quay still require
no bylaw is in place for either Keating East or
precinct plans.
Villiers Island, and McCleary and Polson Quay
still require precinct plans.

the recommendations and directions in the

approval and, where necessary, an Environ-

Environmental
Assessment.
The ITFP
would
serve as a blueprint
for subsequent
Infra-

Notably,
in in
circumstances
wherewhere
a Precinct
Plan and a
Notably,
circumstances
a Precinct
Zoning
Bylaw
already
exist,
the
responsibility
for
Plan and a Zoning Bylaw already exist, the

Precinct
plans would build on and enhance the Accordingly,
thethe
specific
pathspaths
for development
within
Accordingly,
specific
for developPort Lands Planning Framework. These plans
the
IDEA
District
would
proceed
on
slightly
different
recommendations
and
directions
in
the
Port
ment within the IDEA District would proceed
would provide a level of detail and precision

approvals process, including City Council

the public
administrator
would
assume
certain
those
established
in its MOU
with
the city.
But
both planning and implementation.

Precinct plans would build on and enhance

redeveloped with mixed-use residential uses.

regulations
for the precinctof
plan
area.IDEA
These regulations
include
land uses,
administrator
the
Districtwould
would
assume

those established
in itsand
MOU
with the city.
But
structure
Master Plans
current
responsibilities
authorities,
including
then
serve and
as aTransportation
blueprint for subsequent
additional responsibilities in connection with

waterfront.
Precinct
planning
would continue
tool to
tinue to serve
as a key
implementation

servicing networks to achieve the objectives

positive development, housing affordability,

City Planning, and others, to lead planning

use and infrastructure development on the

use
and infrastructure development on the
waterfront. Precinct planning would con-

for areas
to be comprehensively
serve
as aanticipated
key implementation
tool for areas

to achieve
objectives
forpublic
the IDEA
and others
— all working
together
in the IDEA
for the IDEA
District,the
as well
as other
agencies,
research
institutions,
non-profits,
and networks
as well
other public would
objectives.
The
objectives.
Theas
administrator
perform
District
creation
andIDEA
economic District,
others
—toalladvance
workingjob
together
in the
District to advance job creation and economic

for a precinct planning process to govern land

for a precinct planning process to govern land

ture for advanced systems, and municipal

for advanced systems, and municipal servicing

InInsuch
cases,
thethe
relevant
deliverables
wouldwould
be
such
cases,
relevant
deliverables
prepared
as partas
of part
a development
applicationappliand the
be prepared
of a development

densities, built-form standards, affordable housing requirements, sustainability

primary responsibility for the planning process

and would
collaborate with city staff to advance
consistent
with the MIDP.

paths,
given the
varyingpaths,
levels of
formal
planning.
different
given
the
varyingThe
on slightly
approval
process
QuaysideThe
andapproval
Villiers West
would
levels of
formalfor
planning.
process
generally
proceed
as Villiers
a traditional
for Quayside
and
Westdevelopment
would generally
proceed as
traditional
appliapplication,
ledaby
the verticaldevelopment
developer (Sidewalk
cation,
led by
the
vertical
developer
(Sidewalk
Labs,
working
with
local
partners),
including
in
including in
Labs, working
with
local for
partners),
connection
with the
process
seeking zoning
connectiontowith
the process
modifications
achieve
the MIDP.for seeking zoning
modifications to achieve the MIDP.

land-use planning regulations for the precinct
plan area. These regulations would include

By contrast, Villiers East and Keating East

land uses, densities, built-form standards,

(which have precinct plans but no bylaws) and

affordable housing requirements, sustainability

McCleary and Polson Quay (which have yet to

requirements, social infrastructure require-

undergo precinct planning) would undergo

ments, and performance outcomes consistent

sequential, overlapping planning processes

with the MIDP.

led by the public administrator of the IDEA

The
wouldcollaborate
collaborateclosely
closely with
Theadministrator
administratorwould
with
cityto
staff
to prepare
regulations
city
staff
prepare
these these
regulations
in the
in the
of city bylaws
(proposed
to be
form
ofform
city bylaws
(proposed
to be Community
Community Planning Permit Bylaws) and

Planning Permit Bylaws) and submit them for

submit them for City Council approval. In addi-

City
approval. In
addition,
the
tion,Council
the administrator
may
prepare
and seek

District and coordinated with city staff. Those
processes would be guided by the ITFP and
the IDSG.
Infrastructure
and Transportation
Master Plan.
Infrastructure
and Transportation
Master Plan.
Foreach
each
precinct,
an ITMP
would
all
For
precinct,
an ITMP
would
detaildetail
all horizontal

administrator
may Plans
prepare
and seek approval
approval of Draft
of Subdivision
(DPOS) of infrastructure
horizontal infrastructure
required
to suprequired to support
and service
the
port and
service the
precinct
development,
required
prior
to development
call and
land
Draft
Plans
of Subdivision
(DPOS)
required
precinct
development,
including
local
roads and
disposition.
The administrator
maydisposition.
also elect to
prior
to development
call and land

permit the development of certain land parcels

The administrator may also elect to permit the

following the completion of a precinct plan and

development
of certain
parcels following
prior to the adoption
ofland
implementing
bylaws,

the
completion
of a precinct
plan
prior
to
where
such development
is in
theand
public
interestadoption
and is consistent
with the bylaws,
Precinctwhere
Plan.
the
of implementing

including
local
roads
servicing. with
Thisthe
plan
servicing.
This
plan
wouldand
be coordinated
would
with the
for the
ITFP
for be
the coordinated
broader geography.
TheITFP
public

broader geography.
TheITMP
public
administrator
administrator
would use the
to prepare
any
would use the ITMP to prepare any necesnecessary Environmental Assessment approvals. To
sary Environmental Assessment approvals.
the extent that a private developer would
To the extent that a private developer would

such development is in the public interest and is
64

consistent with the Precinct Plan.

65

complete
light
railrail
transit
(LRT)
completeany
anyofofthe
themunicipal
municipalinfrastructure,
infrastruc- as Management
Managementofoffurther
further
light
transit

Oversight of new management entities.

ture, as opposed
to the
public administrator
opposed
to the public
administrator
as

(LRT) development.
development.

As discussed in the preceding chapter, the

as horizontal
developer,
infrastructure
horizontal
developer,
the the
infrastructure

Thepublic
public
administrator
take
the
lead
The
administrator
wouldwould
take the
lead
role
on
role
on
the
detailed
design
and
implementhe detailed design and implementation of the LRT

IDEA District proposal assumes that several

obligations will be identified in the developer’s

obligations will be identified in the developer’s
DPOS application.

DPOS application.

Administrator
implementation
responsibilities

tationcompleted
of the LRT
completed
the
(which
the(which
Environmental
Assessment
Environmental
Assessment
2010).
process
in 2010). Specifically,
thisprocess
process in
would
Specifically, this process would involve the
involve the following steps:
following steps:

new entities and administrative units would
oversee or manage the advanced systems

Capabilities for the
public administrator
To carry out its responsibilities, the administrator of the IDEA District would need a

To carry out its responsibilities, the adminis-

series of specific capabilities and capacities. These include a sophisticated

proposed in the MIDP. These entities include

trator ofof the
IDEA
District
would need
a series
understanding
land-use
planning
and the management
and implementation
of

the Waterfront Transportation Management

large-scale
construction,
infrastructure, and
transportation
projects. The
role also
of specific
capabilities
and
capacities.
These

Association (WTMA), the Open Space Alliance

consultants and adequate staffing and institutional resources. In particular,

requires sufficient knowledge of technology to oversee the work of third-party

include a sophisticated understanding of

(OSA), the Urban Data Trust (UDT), and the

land-use
planning
and the
management
developing
and managing
the performance
of advanced
systems in later and
years will

Waterfront Sustainability Agency (WSA). While

require
the administrator to develop
specialized expertise.
Finally, the administrator
implementation
of large-scale
construction,

and manage
consultants
to design
the
manage
consultants
to design
the LRT

its proposed relationship varies with respect

parties participating in economic development activities across the IDEA District,

Development
Developmentcall
calland
andland disposition

LRT corridor
in accordance
with
the
corridor
in accordance
with the
Toronto

to each of the entities, the public administrator

land disposition management.
management.

Transit Commission (TTC) design manual,

Thepublic
public
administrator
the IDEA
District
The
administrator
of theofIDEA
District
would lead
would
lead
and
manage
the
land
disposiand manage the land disposition and development call

with
TTC itself
designing
specific
cificthe
elements,
such
as electrical
design

tion and
development
call process,
ensuring
process,
ensuring
participation
by a wide variety
of
participation
by
a
wide
variety
of
developers
developers in the build out. Working closely with the in

the build out. Working closely with the City of
City of Toronto and CreateTO, the public administrator
Toronto and CreateTO, the public administrator
would ensure that the land disposition process meets
would ensure that the land disposition process
City Council objectives and requires new developments
meets City Council objectives and requires
to satisfy the IDSG.
new developments to satisfy the IDSG.

The
Thepublic
publicadministrator
administratorwould
wouldprocure
procureand

manual, with the TTC itself designing spe-

among the various entities.

consultants and adequate staffing and institutional resources. In particular, developing

elements,
such
as electrical
design and
and vertical
alignment,
as appropriate.

Annual public reports on

and managing the performance of advanced

vertical alignment, as appropriate.

the IDEA District’s progress.

systems in later years will require the adminis-

The TTC would review and approve the

On an annual basis, the public administrator

trator to develop specialized expertise. Finally,

LRT corridor design.

would prepare a public report for the three

the administrator needs to institute appro-

orders of government on the performance

priate institutional mechanisms to monitor

of the IDEA District and the progress of any

compliance by parties participating in eco-

pilot programs.

nomic development activities across the IDEA

The
Thepublic
publicadministrator
administratorwould
wouldprocure
procureand
and oversee
contractors
for construcoversee
contractors
for construction
of the
tioncorridor,
of the LRT
corridor,
again
with
the
LRT
again
with the
TTC
itself

District, including Sidewalk Labs, developers,

TTC itself managing certain elements,

Public engagement.

such as electrical wiring and special track

The public administrator would be responsible

electrical
and special track work, as
work, as wiring
appropriate.
appropriate.

Notably,
thisisisconsistent
consistent
with
the Waterrole
Notably, this
with
the role

technology firms, and others.

for ensuring robust community engagement

As discussed earlier, the IDEA District is

and consultation to ensure that the operation

designed to be self-financing and could

of the IDEA District remains responsive to

provide for the administrator’s operational

to ensure conformance with the IDSG prior to

front Toronto played on the Queens Quay West
Waterfront
Toronto played on the Queens Quay

the public. This would include online content,

expenses. Most notably, each management

City Council consideration or permit issuance.

West
realignment as part of the Queens
West LRT
revitalization.

social media, public workshops, charrettes,

entity has a dedicated revenue stream

and meetings with working groups, agencies,

designed to deliver necessary operational

and other stakeholders.

resources and reduce or eliminate the need

Management of municipal
infrastructure development.
Working closely with the City of Toronto,

LRT realignment as part of the Queens Quay

Quay West revitalization.

Management of advanced
systems.
Management
of advanced
systems.
Theadvanced
advancedsystems
systemsrequired
requiredto
tomeet
meetthe
the
The

the public administrator would manage the

objectives of the IDEA District proposed in
objectives
of the IDEA District proposed in the

design, construction, and turnover of all

MIDP take several different forms. These

required municipal infrastructure, including

include
thermal grid,
an advanced
power grid,
grid, anaadvanced
stormwater
management

site preparation, domestic water, sanitary
sewer, storm drain conveyance, shoreline
improvements, bridges, and public realm

the MIDP take several different forms. These
include a thermal grid, an advanced power

for outside funding (see Page 80). For the
advanced systems, these funds would come
directly from the operators.

Waterfront
WaterfrontToronto
Torontohas
hassome
someof
ofthese
these capabilities, but additional
capacity
andand
resources
capabilities,
but additional
capacity

an
advanced
stormwater
management
system,
system,
a pneumatic
waste
system, dynamic

consistent
with the needs
described
would
resources
consistent
with the
needs described

a digital
communications
networks,
astreets,
pneumatic
waste
system, dynamic
streets, a

would be required if Waterfront Toronto

(such as parks, plazas, promenades, and

a freight management system, a mobility subdigital
communications networks, a freight

streetscape areas), except where noted in

management system, a mobility subscription

Chapter 2, on Page 114.

package,
and district
parkingsystems
management.
As
would deliver
the advanced
at Quay-

scription package, and district parking management. As lead developer, Sidewalk Labs

be required if Waterfront Toronto assumed

the public administrator role, particularly with

assumed
thethe
public
administrator
respect to
anticipated
role in role,
oversight

particularly
with respect to the anticipated role
and operations.
in oversight and operations.

lead
would
deliver
sidedeveloper,
and VilliersSidewalk
West. TheLabs
public
administrator
would
oversee
that development
andand
integrate
the
advanced
systems
at Quay- side
See Chapter 2, on
Page 86, for more
detail on Sidewalk
Labs’ and the public
administrator’s role in
advanced systems.

advanced system designs into its plans for
Villiers
West. The public administrator would
municipal infrastructure for Quayside and

oversee that development and integrate

Villiers West. For advanced systems in the rest

advanced
system
designs
into administrator
its plans for
of the IDEA
District,
the public
municipal
infrastructure
forlead
Quayside
and
would assume
the role of
developer.

Villiers West. For advanced systems in the rest
of the IDEA District, the public administrator
would assume the role of lead developer.
Ch—1

of

technology to oversee the work of third-party

building permit applications.

certification process by the administrator

The role
also
sufficient
knowledge
including
Sidewalk
Labs,requires
developers, technology
firms, and
others.

would play a coordinating role between and

managing certain elements, such as

permit applications will undergo a review and

infrastructure, and transportation projects.

Toronto Transit Commission (TTC) design

Certification of development and
All development applications and building

needs to institute appropriate institutional mechanisms to monitor compliance by
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Governance and management of
advanced systems and solutions

for improving
mobility
and sustainability
improving
mobility
and sustainability
to

planned,including
includingdistrict-wide
district-widegreen
greeninfrastructure,
infraplanned,

spaces — require management and oversight

structure,
digital and
physical infrastructure
digital
and physical
infrastructure
for public artworks

—
management
and and
oversight
by
financially
byrequire
dedicated,
accountable,
dedicated,
accountable,
and financially
self-sustaining,
community-based
gover-

nance structures.
The MIDP accordingly
self-sustaining,
community-based
governance
describes The
five management
entities
neededfive
structures.
MIDP accordingly
describes

public
administrator
(the Waterfront
the Waterfront
Transportation
Management

Association);Association
the Waterfront
Trust, a
Sustainability
andHousing
the Waterfront
private entity established
at Association);
the discretionthe
of
Transportation
Management

and administer
novel systems,
and would
consoliTrust).
These management
entities
take

Alliance
(OSA),
which and
would
be jointly
financed
would
be jointly
financed
managed
by public
(e.g.
and
managed
by
public
(e.g.
Parks,
Forestry
Parks, Forestry & Recreation) and private stakeholders
& Recreation)
stakeholders
(e.g.
(e.g.
land owners,and
localprivate
businesses).
In partnership
local
businesses).
In
partnership
land
owners,
with the City of Toronto, the OSA would create

with the City of Toronto, the OSA would create
opportunities to pilot ideas together with city staff,
opportunities to pilot ideas together with city
enabling a continuous cycle of knowledge sharing and
staff, enabling a continuous cycle of knowledge
learning to help successful innovations benefit
sharing and learning to help successful innovaTorontonians around the city.
tions benefit Torontonians around the city.

There
Thereaanumber
numberof
offactors
factorsdriving
drivingthe
theproposal
proposal
thePublicly
OSA: Publicly
accessible
in
for
the for
OSA:
accessible
spacespace
in
Quayside would
would include
include a
a mix
Quayside
mix of
of privately
privately and
and

Canada recognized the need to grapple with

United States
and elsewhere,
trust could
assemble
and disburse
funding fromthe
a variety
of

data collection and use in “Digital Charter for

assemble
and disburse
funding
from a varisources,
including
a condo resale
fee proposed
for the
ety of
sources,
including
a condo
resalepublic
fee
IDEA
District
(see Page
76). With
appropriate

Canada,” a call to action to revamp the rules
in the digital sphere.42

As
this new
Asmore
morefully
fullydescribed
describedininVolume
Volume 2,
2, this

ects apply values of diversity, inclusion, and

apply
values
diversity,
inclusion,
and data
tification
by of
default;
make
non-personal
privacy;
data minimization
accessible
by default; and
and prohibit
publiclyuse

open space per person than other devel-

proposed
for the
(seeincreased
Page 76).
sector
governance
in IDEA
place,District
it could offer
With appropriate
public
predictability
and certainty
of sector
funding governance
for developers of

in place,housing.
it couldAt
offer
increased
predictabilaffordable
the scale
of the IDEA
District, a
ity and certainty of funding for developers
trust could incubate alternative funding sources
of affordable housing. At the scale of the
tailored for the market, including low-cost loans and
IDEA District, a trust could incubate alternatop-loss guarantees to reduce lending costs for
tive funding sources tailored for the market,
developers.
including low-cost loans and top-loss guarantees to reduce lending costs for developers.

the sale of personal
information
its use for
de-identification
by default;
make or
non-personal

Waterfront Sustainability Association.
Reaching the
the ambitious
ambitious targets
targetsdetailed
detailedin
in the
Reaching
the MIDP and needed to achieve Waterfront
MIDP
and needed to achieve Waterfront

Toronto’s priority outcome for sustainability

Toronto’s priority outcome for sustainability

and climate-positive development depends on

and
climate-positive
development
the development
of four
advanceddepends
systems:on

advertising
explicit
consent.
data
publicly without
accessible
by default;
and

the
development
of four
grid,advanced
a thermalsystems:
grid, a an
an advanced
power

concept in Toronto; in response to a similar set

prohibit the sale of personal information or its
Any
Anyentity,
entity,whether
whetherpublic
publicor
orprivate
private(and
(and
use
for
advertising
without
explicit
consent.
includingany
anyentity
entitycreated
createdby
byIDEA
IDEA District
Disincluding

ter management system. Many (although not
management
system, and a stormwater

of factors, the City has entered into a number

trict legislation),
that desires
to collect
legislation),
that desires
to collect
or useorurban

management of open spaces is not a new

Non-profit management of open spaces is not a new
concept in Toronto; in response to a similar set of
factors,
the Citycollaborations
has entered into
number of
withanon-profits
of successful

Brick Works,
AGO at Grange
spaces,
such the
as Evergreen
at thePark,
BrickArtscape
Works, the

The
MIDPproposes
proposes
establishing
a non-profit
new non-open
The
MIDP
a new
as
needed
to carryestablishing
out
an integrated
profit
open
space
entity,
the
Open
Space
space
entity, the Open
Space Alliance (OSA),
which
district-focused
strategy.

the
United States
and elsewhere,
the trustin
could
Building
off successful
precedents
the

privacy; use data minimization and de-iden-

space
per person
than other policies
developments,
opments,
due to innovative
which due to

integrated district-focused strategy.

Open
Space
novel
and consolidate certain powers
Opensystems,
SpaceAlliance.
Alliance.

housing
portfolio.
Building off successful
precedents in
to oversee
an affordable
housing portfolio.

private and public sector entities. Recently,

including that all digital products and projects

stretched at Quayside, which will have more

to run open
spaces, suchwith
as Evergreen
atto
the
successful
collaborations
non-profits
run open

existing public agencies, pilot and administer

posed collection and use of urban data by

including
that all
products
and projhas
suggested
andigital
initial set
for consideration,

stretched at Quayside, which will have more open

date certain powers as needed to carry out an

on responsibilities outside the jurisdiction of

a the
newestablishment
financial vehicle of
to oversee
an affordable
a new financial
vehicle

has suggested
initial set for
consideration,
appropriate
RDUan
Guidelines,
Sidewalk
Labs

ing is very limited, and it would be even more

way
for people
of vehicles.
the
rights
of wayinstead
for people
instead Non-profit
of vehicles.

jurisdiction
of existing
public
(the
Open Space
Alliance
andagencies,
the Urbanpilot
Data

capacity, or experience to approve the pro-

While
the UDT
would
determine
the most
appropriate
RDU
Guidelines,
Sidewalk
Labs

ing is very limited, and it would be even more

non-profits (the Open Space Alliance and the

administrator;
and
independentoutside
non-profits
ties would take
ontwo
responsibilities
the

existing entity that has the legal authority,

To
advance
affordable
housing
across the
Tofurther
further
advance
affordable
housing
IDEA
District,
the
MIDP
proposes
the
establishment
across the IDEA District, the MIDP proposes of

and uses of urban data throughout the dis-

gies, and new tools for community program-

promote reclaiming
parts
of the rights
of
innovative
policies which
promote
reclaiming
parts of

established
the discretion
of the publicentiUrban Dataat
Trust).
These management

see the collection and use of “urban data”
throughout the IDEA District. There is no

and
uses
of the
urban
data
throughout
thethe
district.
trict.
While
UDT
would
determine
most

community
programming,
would
require
active
ming, would
require active
oversight,
with
an

the public administrator; and two independent

Waterfront Housing Trust, a private entity

below-market housing.

review applications for proposed collections

mitigation, digital maintenance technolo-

and adjustment.
Moreover,
open space
funditeration,
and adjustment.
Moreover,
open
space fund-

dedicating 40 percent of residential units to

entity, the Urban Data Trust (UDT), to over-

review applications for proposed collections

maintenance technologies, and new tools for

posed units of the public administrator (the

plan.
These include
two proposed
unitsand
of the
Sustainability
Association
Waterfront

The MIDP proposes the creation of a new

ResponsibleData
Data Use
Use (RDU)
Responsible
(RDU)Guidelines
Guidelinesand
and

for public artworks and film shoots, weather

expectation
experimentation,
iteration,
oversight,
withofan
expectation of experimentation,

approach to affordable housing at Quayside —

new governance
governance
entity entity
wouldwould
issue issue
a set aofset of

and film shoots, weather mitigation, digital

to carry out the plan. These include two pro-

management entities needed to carry out the

For a summary
of the proposed
management entities,
their relationship to
the administrator,
the scope of their
responsibilities, their
method of formation,
and their funding
mechanism, see ST.1
in the Supplemental
Tables.

experience.
experience.Several
Severalof
ofthe
theinnovative
innovative systems
systems

to programming for newly created public

programming for newly created public spaces

Urban
data
Information gathered
in the city’s physical
environment,
including the public
realm, publicly
accessible spaces,
and even some
private buildings.

The
Theinnovative
innovativeapproaches
approachesneeded
neededto
tocarry
carryout
outMIDP’s
the MIDP’s
vision
— from
systems
the
vision
— from
newnew
systems
for

Key Term

Urban Data Trust.

use urban data in the district would have to

data in the district would have to comply with

comply with UDT requirements, in addition to

UDT
requirements,
in privacy
additionlaws
to applicable
applicable
Canadian
(as over-

at Wychwood Barns, and the Bentway

Canadian
privacy
laws and
(as overseen
by the
seen by the
provincial
federal privacy

Conservancy under the Gardiner Expressway.

commissioners).
Initially,
UDT commissioners).
requirements
provincial
and federal
privacy

AGO at Grange Park, Artscape at Wychwood Barns,
and the Bentway Conservancy under the Gardiner
The
Expressway.
that the
Toronto and
TheMIDP
MIDP proposes
proposes that
the City
City of
of Toronto
and private
landowners
this model,
private
landowners
followfollow
this model,
initially for
initially forand
Quayside,
andaenter
into a collaboQuayside,
enter into
collaborative
rative management agreement with the OSA.

management agreement with the OSA. This

This agreement would outline, policies, stan-

agreement would outline, policies, standards of
dards of performance, and scopes of work

performance,
and
scopes
of work between
and the City
between OSA,
private
landowners,
of Toronto
public land and
would
OSA,
private(all
landowners,
theremain
City ofpublicly owned).
Based
on would
its success,
the
public
Toronto
(all public
land
remain
publicly

would be
enforceable
by contract,
Initially,
UDT
requirements
would bewith a view
For more information
on the proposed
responsible data
use process and the
UDT, see the “Digital
Innovation” chapter of
Volume 2.

to a long-term solution, such as transforming

enforceable by contract, with a view to a

the UDT into a public sector or quasi-public

long-term
solution,
such
as transforming
sector agency.
Public
sector
entities maythe
need

waste management
andgrid,
a stormwaadvanced
power grid,system,
a thermal
a waste
all) of these services have limited public reg-

management system. Many (although not all)
ulatory oversight and would be operated by

of
these
services
public
regulatory
third
parties.
The have
MIDP limited
therefore
envisions
a
oversight
and
would
operated by called
third the
new unit of
the
publicbe
administrator
Waterfront
Association
parties.
TheSustainability
MIDP therefore
envisions(WSA),
a new
whose core responsibilities would be to:
unit
of the public administrator called the

Waterfront
Sustainability
Association
Administer
and enforce all
operational (WSA),
service
Administer and enforce all operational

whose
core responsibilities
would systems
be to:
contracts
for
sustainability-related
service
contracts
for sustainability-rewithin
district, within
and
latedthe
systems
the district, and

UDT
intoexceptions
a public sector
quasi-public
sector
certain
fromor
those
requirements

Report on performance relative to sus-

where acting
the public
interest,
such certain
as in
agency.
Publicinsector
entities
may need

tainability objectives within the

an emergency.
exceptions
from those requirements where

IDEA District.

acting in the public interest, such as in an
Waterfront Housing Trust.

emergency.
Facing a serious affordable housing shortage,

The proposal seeks to establish a mechanism
to hold operators accountable and to fairly

administrator could call for new open spaces

the City of Toronto announced the “Housing

represent the interests of users in the district

in the IDEA District to likewise enter into similar

Now Initiative,” which seeks to create 40,000

for systems that are not currently subject

agreements with the OSA.

units of affordable housing citywide.43 Consis-

to public regulation. (Where they are, those

tent with the city’s goal and Waterfront Toron-

regulations would prevail and not be replaced

to’s priority outcome of housing affordability,

by any requirements of the WSA.) The WSA

Sidewalk Labs has committed to an ambitious

would issue and oversee operating contracts

owned). Based on its success, the public

administrator could call for new open spaces in
the IDEA District to likewise enter into similar
agreements with the OSA.

publicly owned spaces requiring coordina-

publicly owned spaces requiring coordination

tion to give residents and visitors a seamless

to give residents and visitors a seamless
Ch—1
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asasneeded,
needed,monitor
monitoroperator
operatorperformance,
performance,

The
the maintenance
maintenance of
of
TheWTMA
WTMA would
would oversee
oversee the

enforcecontractual
contractual
rates
(for
rates
not regenforce
rates
(for
rates
not

themodular
modular
pavement
system;set
setand
andcollect
collect
the
pavement
system;

ulated byby
anan
existing
public
agency),
comcertain
district-specific,
mobility-related
fees
regulated
existing
public
agency),
compile certain
district-specific,
mobility-related
fees
pile GHG performance reports, and enforce
(specifically parking fees and curb pricing);

GHG performance reports, and enforce

(specifically parking fees and curb pricing);

contractual remedies for underperformance.

allocate travel credits and subsidies; and adjust

Participating
operators
would
fund through
the stafffees
and
and operations
the WSA
requires

speed
limits
certain would
speed-separated
streets.
streets.
Thefor
proposal
create a transpar-

prorated based
on each
operator’s
operations
the WSA
requires
throughrevenue.
fees

ent,proposal
accountable,
fiscally
responsible
The
wouldand
create
a transparent,

prorated
based on each operator’s revenue.
Waterfront Transportation Management Association. The mobility plan calls for an

manager. The
WTMA
would
include amanager.
steering
accountable,
and
fiscally
responsible

adaptive approach to mobility, including a series of ideas that reflect new

The WTMA would include a steering committee

contractual remedies for underperformance.
Participating operators would fund the staff

Waterfront Transportation

approaches
(such as dynamic
curbs, passenger drop-off and pick-up zones,
Management
Association.
ride-hail
vehicle staging
areas,
and
pricing). approach
In certain instances,
these
The mobility
plan calls
for
ancurb
adaptive
to mobility,

The mobility plan calls for an adaptive

allocate travel credits and subsidies; and adjust
speed limits for certain speed-separated

committee with representatives from all three
orders of government and would collect and

with representatives from all three orders of

retain revenue from parking and curb pricing —

including
a series
ideas that reflect
new approaches
approach
toofmobility,
including
a series(such
of as

government
would funding
collect and
retain
providing a and
dedicated
source
for

dynamic curbs, passenger drop-off
and pick-up zones,
ride-hail
approaches
(such

capital improvements
and
operations.
revenue
from parking and
curb
pricing —

mobility innovations would require independent regulatory approval. But to function,
they all require direction from, coordination through, and supervision by a dedicated
mobility
manager
forreflect
the IDEA District.
ideas
that
new

vehicle staging areas, and curb pricing). In certain instances,

as dynamic curbs, passenger drop-off and

these mobility innovations would require independent regulatory

pick-up zones, ride-hail vehicle staging areas,

approval. But to function, they all require direction from,

and curb pricing). In certain instances, these

coordination through, and supervision by a dedicated mobility

mobility
innovations
manager
for the
IDEA District.would require independent regulatory approval. But to function,

they all require direction from, coordination
through, and supervision by a dedicated
mobility manager for the IDEA District.

Throughout
ThroughoutCanada
Canadaand
andelsewhere
elsewherein
inNorth
North
America,transportation
transportation
management assoAmerica,
management
ciations oversee
andand
seekseek
to upgrade
tranassociations
oversee
to upgrade

sit, manage parking, expand transportation

transit, manage parking, expand transportation

providing a dedicated funding source for capital
Because
Becausemany
manyofofthe
thefunctions
functionsand
andauthorities
authorities
improvements and operations.
proposed
the
WTMA—
— for
forinstance,
instance, manproposed
forfor
the
WTMA
aging parking
andand
coordinating
traffic
lights
in
managing
parking
coordinating
traffic
lights
the area — are currently dispersed across city

in the area — are currently dispersed across city
departments, they have not been coordinated

departments, they have not been coordinated

into a single integrated, district-level mobility

into
a single
integrated,
district-level
strategy
in Toronto
so far.
In certainmobility
cases,

the proposed
authority
to cases,
new solustrategy
in Toronto
so far.pertains
In certain
the
tions andauthority
does notpertains
fit neatly
the purview
proposed
towithin
new solutions
and
of an existing agency. By assigning the WTMA

does not fit neatly within the purview of an

to manage the innovative mobility systems

existing agency. By assigning the WTMA to

proposed for the IDEA District, and by enacting

options, and provide related services in an

manage
the innovative
mobility
systems
a City Council
resolution
granting
it oversight

identified area or neighbourhood. These enti-

of mobility-related
functions
to
proposed
for the IDEA
District,pertinent
and by enacting
a

options, and provide related services in an

identified
area orthe
neighbourhood.
ties recognize
added value ofThese
a targeted,
multi-faceted,
local
entities
recognize
theapproach.
added value of a

targeted, multi-faceted, local approach.

Expanding on this model, the MIDP calls for

theCouncil
district resolution
(discussedgranting
under the
Innovation
City
it oversight
of

Framework), the WTMA could advance import-

mobility-related functions pertinent to the district
ant transit objectives for the waterfront and

(discussed under the Innovation Framework),

seamlessly integrate diverse mobility options.

the creation of a Waterfront Transportation

the WTMA could advance important transit

Management Association (WTMA) as a unit of

objectives for the waterfront and seamlessly

the administrator. Working with the Toronto

integrate diverse mobility options.

Transit Commission (TTC) and the city’s
Transportation Services Division, the core
responsibilities of the WTMA would be to:
Implement mobility policy objectives
within the IDEA District;
Oversee planning, operation, and maintenance of the new mobility-related

Oversee planning, operation, and mainte-

infrastructure, such as “dynamic streets”; and

nance of the new mobility-related infrastructure, such as “dynamic streets”; and

The innovative solutions
needed to achieve
Waterfront Toronto’s
priority outcomes
require management and
oversight by dedicated,
accountable, and
financially self-sustaining,
community-based
governance structures.

Manage
thefour
fouradvanced
advanced
mobility
Manage the
mobility
systems in the
including
the mobility
systems
in district,
the district,
including
the
subscription package.

mobility subscription package.
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IDEA District
Component 2:
The Innovation
Framework

Key Terms
The
TheIDEA
IDEADistrict’s
District’s

Innovation
Frame- —
Innovation
Framework

work — a modified
a modified regulatory
regulatory framework
framework
designeddesigned
to fosterto
the
policy
conditions
necfoster the policy
essary to tackle urban
conditions necessary to
challenges using
tackle
urban solutions
challenges
innovative
comprised
of regulausing innovative
solutions
tory adjustments and
comprised
of
regulatory
the IDSG.

ments
part of the
—
a part—ofathe
Innovation FrameInnovation Framework
work constituting
constituting
legal
legal modifications
that would require
modifications
that would
further action, such
require further action,
as legislation or
such
as legislation or an
an administrative
agreement, from the
administrative
federal, provincial,
agreement,
from the
or municipal governfederal,
ment. provincial, or

municipal government.
IDSG
Design
IDSG(Innovation
(Innovation

enhanced
requirements on development that
that would apply in the area. These reforms,

and
proper oversight by the federal,
vincial, and city governments.

Design Standards
Standards
and
and Guidelines) — a
Guidelines) — a part of
part of the Innovation
the
Innovation constiFramework
tuting
enhanced
Framework
constituting
requirements for new
enhanced requirements
IDEA District developfor
new IDEA
District
ments
arising
out of
Waterfront
Toronto’s
developments arising out
priority outcomes.

ation, are designed
to facilitate considerand foster
submitted
here for government

predictablepolicy
policyenvironment.
environment.To
AApredictable

priority outcomes.

Waterinnovative
development
and achieve
ation,
are designed
to facilitate
and foster

To invest
resources
required
to
invest
the the
resources
required
to achieve

innovative development and achieve

the vision laid out in the MIDP and to

Waterfront
Toronto’s priority outcomes: job
and climate-positive development, housing

develop
the broader waterfront, Sidewalk
walk Labs, vertical developers, and others

Objectives and principles
The second
second main
main feature
feature of
of the
the IDEA
IDEA DisThe
District

meetwell-defined
well-definedpolicy
policyobjectives.
objectives.
totomeet

a pack-of
the Innovation
Framework,
istrict
theisInnovation
Framework,
a package

Furtherdevelopment
developmentis,
is,and
andmust
must
Further

targeted regulatory adjustments and

remain, subject to clear public directives

enhanced requirements on development

would
applyhere
in the
These reforms,
submitted
forarea.
government
consider-

front Toronto’s priority outcomes: job creation
and economic development, sustainability

creation
and economic
development,
affordability,
new mobility,
and urban innova-

remain, subject to clear public directives
and proper oversight by the federal, pro-

provincial, and city governments.

to develop the broader waterfront, Side-

that the conditions
necessary
sucoperating
in the district
require for
certainty
cess
are
in place. Advancing
that
the
conditions
necessarythis
for initiative
success

mobility, and urban innovation (including
Overall, the
the MIDP
MIDP seeks
Overall,
seekstotoexplain
explainwhy
whythe
theprorobust
data
privacy
and
digital
governance).
posed Innovation
Framework
is fundamental
proposed
Innovation
Framework
is fundamental

are in place. Advancing this initiative is

ing of the rules governing the Quayside

impossible
without a clear understanding
project or the IDEA District as a whole.
of the rules governing the Quayside

framework proceeds from five key principles:

Aresponsive
responsive
regulatory
approach.
project
A
or the regulatory
IDEA
District
approach.
as a whole.
Using

The development of the IDEA District
would proceed as a multiphase public
project conceived and implemented

Using cutting-edge
urban and
design and
cutting-edge
urban design

technologies as a catalyst for innovative

technologies as a catalyst for innovative
development, programming, and ser-

development,
programming, and service
vice delivery on the waterfront requires
delivery
on the
waterfront requires
a
a regulatory
environment
that affords
regulatory environment that affords

Ch—1

of a smaller number of targeted regulatory

mentation, and can adapt as circum-

adjustments that would require additional

stances change or as key milestones

action by the federal, provincial, or municipal

are achieved.

government, such as legislative amendments
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circumstances change or as key
milestones are achieved.

See Chapter 2, on
Page 95, for more
detail on standard
planning permissions
and other regulatory
approvals.

or administrative agreements.

Accountability
andand
incentives
to match
higher
Accountability
incentives
to match
demands
for performance.
The regulatory
higher demands
for performance.

The
second
part of
the framework,
the Innovation the
Design
Standards
The
second
part
of the framework,
Innova-

The regulatory
must
structure
must linkstructure
accountability
andlink

and Guidelines (IDSG), would require no further action by the three

accountability
and incentives
to perincentives
to performance.
This means
formance.
This
means
increasing
the
increasing the requirements on new

Waterfront Toronto today imposes on new developments on the

requirements
new developments
developments
to on
address
key priorities, liketo
address
key
priorities,
like Itaffordability
affordability and sustainability.
also means
and ing
sustainability.
It also means
holdholddevelopers accountable
for those
ing developers accountable for those
higher standards, through incentives and
higher standards, through incentives
penalties.
and penalties.

tion Design Standards and Guidelines (IDSG),

orders of government. Similar to the development requirements that

would require no further action by the three

orders of government. Similar to the develop-

waterfront, the public administrator would establish the IDSG to require

ment requirements that Waterfront Toronto

new developments on public land in the IDEA District (or where private

today imposes
on newdistrict
developments
the
landowners
opt in) to advance
innovation and on
development

waterfront,
the public
administrator
priorities.
For example,
new developments
would bewould
required to adopt
establishconstruction
the IDSGtechniques
to require
developsustainable
and new
contribute
annually to support
the
public realm.
Over time,
would oversee
ments
on public
landtheinadministrator
the IDEA District
(or revisions
towhere
the IDSG
based on
the early practical
experiences
at Quayside and
private
landowners
opt
in) to advance
Villiers West, the availability of new technologies, the perceived

district innovation and development priorities.

Recognizingthe
thevalue
value of
of scale. The
Recognizing
The viability
the MIDP,
specifically comviability
of theofMIDP,
specifically
ponents requiring significant, upfront

success or limitations of the MIDP solutions in practice, and economic

For example, new developments would be

practicalities. The initial IDSG would be approved in connection with the

required to adopt sustainable construction

Implementation Agreements, but would not expand beyond its initial

techniques and contribute annually to support

components requiring significant, upfront

application in Quayside and Villiers West until the public administrator

infrastructure
investments, depends on
sufficient scale. These advances cannot

would
oversee
toatthe
IDSGdistrict
based
on and
the
approaches
proverevisions
both effective
achieving
priorities

infrastructure investments, depends on

sufficient
These
advances
cannot
proceed scale.
or receive
funding
on a develop-

the administrator
the public
realm.
Over time,
adopts
the IDSG
for the broader
IDEA District.
This would occur after
the early
practical experiences at Quayside
financially
viable.

ment-by-development
basis
proceed
or receive funding
onand
a must be

and Villiers West, the availability of new tech-

integrated into a broader strategy
the
development-by-development
basisfor
and

nologies, the perceived success or limitations

eastern waterfront.

must be integrated into a broader strategy
for the eastern waterfront.

of the MIDP solutions in practice, and economic practicalities. The initial IDSG would be

The particular reforms proposed in the next

approved in connection with the Implemen-

section reflect these principles and follow

tation Agreements, but would not expand

a close review of the applicable regulatory

beyond its initial application in Quayside and

schemes. Notably, the Innovation Framework

Villiers West until the public administrator

does not refer to the more standard planning

adopts the IDSG for the broader IDEA District.

permissions and other regulatory approvals

This would occur after the approaches prove

associated with larger developments.

both effective at achieving district priorities
and financially viable.

Proposed policies:
Introduction
centrepiece
of the IDEA
District,
as a centrepiece
of the
IDEAencompassing
District, en- the

is impossible without a clear understand-

to achieving these objectives. The proposed

Active government oversight.

newsolutions,
solutions, offers
offersflexibility
flexibilityin
in implenew

The
Framework
would
serveserve
as a
TheInnovation
Innovation
Framework
would

Labs,
vertical
developers,
and others
operating
in the
district require
certainty

governance). housing affordability, new
development,

framework proceeds from five key principles:

of Waterfront Toronto’s

achieve the vision laid out in the MIDP and

tion (including
robust
data privacy and digital
sustainability
and
climate-positive

to achieving these objectives. The proposed

has two distinct parts. The first part consists

implementation, and can adapt as

adjustments and the
Regulatory
Adjustments
Regulatory
AdjustIDSG.

age of targeted regulatory adjustments and

developers
developersadditional
additionalleeway
leeway to
to test
testout
out

The
Theproposed
proposedregulatory
regulatoryadjustments
adjustmentstouch
touch
onaanumber
numberof
ofspecific
specificsubject
subjectmatters
mattersthat
that
on
necessarily require review and considernecessarily
require review and consideration
ation by the relevant orders of government.

by the relevant orders of government. In

In certain circumstances, Sidewalk Labs

compassing
policiesthe
needed
to advance
policies
neededthe
to advance
vision set
forth in the

certain
Sidewalk Labs
may
may becircumstances,
called on to demonstrate
the safety

the vision
set
in the MIDP
and lay the
MIDP
and lay
theforth
groundwork
for sustained
groundwork
for
sustained
innovation
and
innovation and economic growth. This section

be
on to reform
demonstrate
safetyand
of a
of called
a particular
from athe
science

economic
growth.
Thisof
section
outlines prooutlines
proposed
aspects
the Innovation
Framework
posed
aspects
of
the
Innovation
Framework associated, respectively, with
mobility,

engineering
standpoint
(for example,
particular
reform
from a science
and that

Sidewalk Labs can construct safe wooden
engineering
standpoint (for example, that

associated,
respectively,
with mobility,
public
public
realm, buildings
and housing,
sustainability,
realm, buildings and housing, sustainability,
social infrastructure, and digital innovation.
social infrastructure, and digital innovation.

buildings of 30 storeys or higher).

Sidewalk Labs can construct safe wooden
buildings
ofSidewalk
30
storeys
orrecognizes
higher).
Accordingly,
Labs
that not
all
Labs
recognizes
that
Accordingly,
Sidewalk
regulatory
adjustments
would be enacted
when
not all regulatory
adjustments
would
be the
parties
firstwhen
enter into
Agreements.
In
enacted
theImplementation
parties first enter
into

Each section highlights certain reforms

Implementation
Agreements.
In the
near term,
the
near term, Sidewalk
Labs is seeking
formal

needed to advance Waterfront Toronto’s

Sidewalk
is seeking
formal
approval
by
approval
byLabs
government
of a policy
framework
and
government of
a policy
and impleimplementation
timetable
—framework
potentially through

priority outcomes for the eastern waterfront.
The Innovation Framework, as proposed,

mentation timetable — potentially through
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a Community Improvement Plan under

Innovation Framework, with oversight of the

for a pilot project at Quayside to develop an

Section 28 of the Planning Act — sufficient to

dynamic curbs falling to the WTMA.

underground system of tunnels linked to a

ensure that reforms are considered by government and enacted in time for their applica-

Authorizing
for the
TheMIDP
MIDP calls
calls for
Authorizingcurb
curbpricing.
pricing.The

tion to this project, and without delaying it.44

the WTMA
to administer
pricing”
to
WTMA
to administer
“curb“curb
pricing”
to reduce

delivery and garbage trucks off major roads,

TheMIDP
MIDP details how Sidewalk
The
SidewalkLabs
Labsintends
intends

reduce
traffic congestion,
encourage
traffic
congestion,
encourage
the use ofthe use

the proposal would substantially reduce

construct
buildings
Quaysideand
andVilliers
Villiers
totoconstruct
buildings
ininQuayside

of alternative forms of transportation, and cut

congestion and pollution. Advancing the

down on greenhouse gas emissions. Under

Quayside plan would require certain upfront

West that are faster to build, more affordable

To
District’s priority
priority outToadvance
advancethe
theIDEA
IDEA District’s
comes, the
MIDP
proposes
a set
of targeted
outcomes,
the
MIDP
proposes
a set
of targeted
legaladjustments
adjustmentsand
andproposed
proposedrequirements
requirements
legal

alternative forms of transportation, and cut

down
on greenhouse
gas would
emissions.
Under the
the proposal,
all vehicles
be assessed

permissions, including permission to tunnel

West that are faster to build, more affordable
to live in, and more sustainable from an envi-

to live in, and more sustainable from an
ronmental perspective.

environmental perspective.
This
Thisapproach
approachincludes
includesthe
thefactory
factoryconstruction
construc-

proposal,
would
be assessed
a
a chargeall
to vehicles
access curb
space,
and vehicles

Supplemental Tables). A few that merit further

waitingtolonger
than
five
minutes
pay
charge
access
curb
space,
andwould
vehicles

of the pilot, the IDSG would mandate that new

higherlonger
time-based
charges.
Thewould
plan also
waiting
than five
minutes
pay

developments in the IDEA District connect to

as roughly
of mass
buildings
oftion
mass
timbertimber
buildings
as tallas
astall
roughly
30

the tunnel system for deliveries and sanitation.

30 storeys;
the development
of highly
adaptstoreys;
the development
of highly
adaptable

Supplemental
Tables).
A few
that merit
in thefurther
followdiscussion are
discussed
in detail
discussion
are discussed in detail in the
ing spreads.
following spreads.

Innovation Framework:
Mobility
The
a detailed,
multimodal
strategy
for
TheMIDP
MIDPoffers
offers
a detailed,
multimodal
stratensuring
area
residents,
workers,
and
visitors
have
egy for ensuring area residents, workers, and
access
to have
a broad
array to
of mobility
in mobility
Quayside
visitors
access
a broadoptions
array of
and
acrossinthe
IDEA District.
options
Quayside
and across the IDEA District.
This
includes
thethe
addition
of anofLRT
system
to
an LRT
sysThisplan
plan
includes
addition
Toronto’s
existing streetcar
upgrades
to
tem to Toronto’s
existingnetwork,
streetcar
network,
bicycle
infrastructure,
and
management systems
to
upgrades
to bicycle
infrastructure,
and manreduce
trafficsystems
congestion
and ease
trafficcongestion
flow — all
agement
to reduce
traffic
while
parts
of —
theallroadway
for public space.
and reclaiming
ease traffic
flow
while reclaiming
parts

calls for delivery vehicles to pay for permits to

Innovation Framework:
Public Realm

curbside
deliveries
opposed
to at aauthocentral
be charged).
Such(as
a scheme
requires
rization by centre,
the province,
of an
distribution
where in
nothe
feeform
would
be

amendment
toathe
City ofrequires
Toronto authorization
Act to percharged).
Such
scheme
mit the city to adopt this approach. The City of

The
TheMIDP
MIDP offers
offers a
a strategy
strategy for
for delivering
delivering more
more

Toronto, in turn, could authorize the WTMA to

andhigher-quality
higher-qualityopen
openspace
spaceininQuayside,
Quayside,
and

by the province, in the form of an amendment to
the
City ofthe
Toronto
Act and
to permit
to to
manage
program
applythe
thecity
funds

spacethat
thatisisflexible,
flexible,better
betterprogrammed,
programmed,and
space

adopt
thisinapproach.
The City of Toronto, in
mobility
the IDEA District.

and attractive more seasons of the year.

attractive more seasons of the year. Overseen

turn, could authorize the WTMA to manage the

Overseen through a collaborative manage-

through
a collaborative
new independent
ment agreement
with amanagement

Authorizing ride-hail pick-up / drop-off / staging zones. To move away from curbside

Authorizing
/ drop-off
program
and ride-hail
apply thepick-up
funds to
mobility /in the

parking and reduce traffic in the IDEA District, the MIDP envisions the establishment

agreement
a new
independent
non-profit,
non-profit,with
the OSA
(see
Page 68), the
suc-

zones.
away
from
of staging
ride-hail pick-up,
drop-off,To
and move
staging areas
that would
shiftcurbside
based on demand.

IDEA
District.
Sidewalk Labs proposes that, as part of the Innovation Framework, Toronto amend
parking and reduce traffic in the IDEA Dis-

its Municipal Code to permit these dynamically shifting areas, require drivers to

trict, the MIDP envisions the establishment of

comply with these rules, and empower the WTMA to modify and work with law

ride-hail
pick-up,
enforcement
to administer
them.drop-off,

and staging areas

includes a street
network designed
to accomaccommodate
the emergence
of self-driving
vehicles.
modate the emergence of self-driving vehicles.

Labs proposes that, as part of the Innovation

For more details
on Public Realm
innovations, see
Volume 2, Chapter 2.

cess
of this
pave theofway
the
OSA
(seeapproach
Page 68),would
the success
this
towards expanding
to towards
improved public
approach
would paveaccess
the way

“Loft” and stoa (lower-floor) spaces that can

can support a mix of uses, from residential to

support
a mix of uses,and
from
residential
to light
light manufacturing;
the
use of a low-voltmanufacturing;
and the
use of aaround
low-voltage
age power system.
Anchored
the use
wood construction,
of factory-built
power
system. Anchored
around thethe
useplan
of
announcedwood
an unprecedented
commitment
factory-built
construction, the
plan

to below-market housing, with below-market

announced an unprecedented commitment to
units accounting for 40 percent of the new

below-market
housing,
withboth
below-market
units
residential units,
including
purpose-built

accounting
40 percent
ofequity
the new
residential
rentals andfor
a novel
shared
model.
units, including both purpose-built rentals and a
Regulatory
adjustments: Buildings and Housing
Regulatory
novel
sharedadjustments:
equity model.
Buildings and Housing

Permitting mass timber buildings and related

space across the IDEA District. This approach

advances. The MIDP calls for the use of mass

approach seeks to reduce social isolation,

timber in all buildings developed in Quayside.

expanding access to improved public space
across
thehealth,
IDEA District.
This approach
to a vibrant
improve
and contribute

This will include buildings of varying heights,

Framework, Toronto amend its Municipal Code

approach
seeks
to reduce
social isolation,
community
life on
the waterfront.

including a roughly 30-storey wood building,

to permit these dynamically shifting areas,

improve health, and contribute to a vibrant
IDSG:
Realm
IDSG: Public
Public
community
lifeRealm
on the waterfront.

which is taller than any previous wood con-

This plan would increase mobility options;

require drivers to comply with these rules, and

promote affordability and convenience for

empower the WTMA to modify and work with

residents, workers, and visitors; and attract

law enforcement to administer them.

Regulatory
adjustments:
Mobility
Regulatory adjustments:
Mobility

able “Loft” and stoa (lower-floor) spaces that

make curbside deliveries (as opposed to at a

for
delivery
vehicles to
pay for
permits
to make
central
distribution
centre,
where
no fee
would

that would shift based on demand. Sidewalk

IDEA District.

under city roadways. Based on the success

higher time-based charges. The plan also calls

of the
for public
space.
The
plan also
The
planroadway
also includes
a street
network
designed
to

further investment and development to the

For more details on
Buildings and Housing
innovations, see
Volume 2, Chapter 3.

TheMIDP
MIDPseparately
separately
proposes
that
the public
The
proposes
that the
public
administrator
require
new
developments
to
administrator require new developments to support

struction in Canada. This construction would
also incorporate several other novel design
features — including the use of fire-resistant,

support
the open
space
network, bythe
incorpothe
open space
network,
by incorporating
rating
the
following
requirement
into
the IDSG:
following requirement into the IDSG:

environmentally friendly Shikkui plaster (rather

lane access or bike priority streets for all new

Requiring
Requiringnew
new developments
developments to
to contribute
contributeto

much higher levels of sustainability.

IDSG:
Mobility
IDSG: Mobility
Requiring increased bike parking and bike

than drywall) — that make the buildings as safe
as traditional concrete and steel buildings, at

Allowing dynamic curbs. The MIDP calls for

buildings. To make bicycles and e-bikes an

to open
space
management.
operate
open
space
management.
To To
operate

the deployment of dynamic curbs where the

attractive transit option for as many people as

amount of space allocated to roadway, side-

possible, the mobility plan calls for an unprec-

well-programmed,well-maintained,
well-maintained,and
and
well-programmed,

walk, or parking would vary based on demand.

edented level of bike access in Quayside and

When rush hour ends, for example, certain

across the IDEA District through dedicated

vehicle lanes could become pedestrian space.

lanes and bike priority streets. Consequently,

for
purposes
limited.
helpinclude
fill this
fill these
this funding
gap,isthe
IDSG To
would

the Shikkui plaster that is a key aspect of

This system relies on lighted pavement and

Sidewalk Labs has advanced designs for

a requirement
landlords
furnish funds,
funding
gap, thethat
IDSG
would include
a

the construction.45 Sidewalk Labs is actively

digital signage, and on the elimination of

Quayside with bike access to all buildings

raised curbs, instead pursuing one consistent

and expanded long- and short-term bicycle

which they may
on tofurnish
commercial
requirement
that pass
landlords
funds,tenwhich

grade from building front to building front.

parking, and proposes that these constitute

As a consequence, it may require exemp-

requirements for new developments in the

tions from specifications in Ontario’s Highway

district (as well as a component of future pre-

support
and other
open spaces
across
fundingparks
framework
for Business
Improve-

sustainability perspective. The ultimate ability

Traffic Act and Toronto’s Municipal Code,

cinct plans for the area).

Areas
and Green
Benefit
Districts
that
ment
the
IDEA
District.
Modelled
off of
the funding

of mass timber construction to proceed will

specifically regarding acceptable signage,

Ch—1

storage, waste, and borrowing. By keeping

that would be included in the IDSG (See the

that would be included in the IDSG (See the

For more details on
Mobility innovations,
see Volume 2,
Chapter 1.

neighbourhood logistics hub for deliveries,

Innovation Framework:
Buildings and Housing

and from certain parking rules. Sidewalk Labs

Facilitating underground delivery tunnels and

proposes including these adjustments in the

a neighbourhood logistics hub. The MIDP calls
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The proposed wood construction would

innovative publicly accessible space, the

require permission to exceed the six-storey

OSA requires operational funding. But public

limit on wood construction imposed by the

innovative publicly accessible space, the OSA
requires
funding.isBut
public
funding operational
for these purposes
limited.
Tofunding
help

Ontario Building Code and permission to use

consulting with the city’s building depart-

ants in the form of common area maintenance

ment and with federal and provincial officials

fees, to support parks and other open spaces

on these specifications, and is prepared to

they may pass on to commercial tenants in the
form
of common
area maintenance
fees,
to
across
the IDEA District.
Modelled off
of the

exist elsewhere
in NorthImprovement
America, these
funds
framework
for Business
Areas

establish their benefits from a safety and

depend on either provincial legislation to

would be dedicated exclusively to improving

allow such construction in the IDEA District or

and administering local open spaces.

a determination through the city’s “alterna-

and Green Benefit Districts that exist elsewhere
in North America, these funds would be
dedicated exclusively to improving and
administering local open spaces.
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tive solutions” process that the construction

Trust
Trust(see
(seePage
Page 69)
69) could
could collect
collect this
this new
new

Compensating
CompensatingToronto
TorontoHydro
Hydroat
atthe
the regu-

Among
Amongother
otherrequirements,
requirements,new
newdevelopments
develop-

in Quayside, as described, achieves the same

revenuestream,
stream,pair
pairwith
withititwith
withexisting
existing
revenue

lated raterate
based
upon
a campus
meter,
and
regulated
based
upon
a campus
meter,

ments
would
to be constructed
with at
would
need
to need
be constructed
with materials

or better level of performance to currently

fundingsources,
sources,and
anduse
usethe
thecombined
combinedfunds
funds
funding

then
charging
customers
within
thethe
campus
and
then
charging
customers
within

materials
at least asas
sustainable
as the mass
least
as sustainable
the mass timber

to advance an affordable housing strategy for

campus at a variable rate, requires approval

construction proposed for Quayside. They would

Authorizing
a pilot
to shift
to an to
outcomebased,
Authorizing
a pilot
to shift
an outcomebuilding-use
system. Thesystem.
MIDP contemplates
buildings
based, building-use
The MIDP con-

the
IDEA
District
overall.
Notably,
the new
fees
fees
could
support
not only
traditional
afford-

from
Energy
Board to implement
newthe
rateOntario
structure
and potentially
amend

need
to feature
a well-insulated
buildingenergy
building
envelope
to prevent avoidable

with
highly flexible
spaces
thathighly
can quickly
adapt
to
templates
buildings
with
flexible
spaces
new
use,
from
residential
toto
commercial
tofrom
light resithat
can
quickly
adapt
new uses,

middle-income
housing
but also households.
below-market units for

allowDistribution
a campus approach
electricity. to
Local
Companytoregulations

advanced
powertogrid
and employ
active
they
would need
connect
to the advanced

middle-income households.

allow a campus approach to electricity.
Facilitating
Facilitatingaanovel
novelstormwater
stormwatermanagement
manage-

energy
management
— what Sidewalk
power
grid
and employsystems
active energy

permitted approaches.46

manufacturing.
In a bid to increase
adaptability of
dential to commercial
to light the
manufacturing.
In a bid
to increase
theaffecting
adaptability
of spaces
spaces
without
negatively
those living
and
without
negatively
affecting
those living
and
working
nearby,
the proposed
Innovation
Framework
nearby,
the
proposed
Innovation
working
would establish a pilot program of an “outcome-based”
Framework
establish
a pilot
system
for newwould
developments
to allow
forprogram
a broader of
an
“outcome-based”
system
for
new
devel-and
range of uses to coexist together and for a simpler

opments
to allow
for uses
a broader
range of
uses
easier
process
changing
within existing
built
to coexist together and for a simpler and
spaces. Sidewalk Labs has identified nine “use-neutral”
easier process changing uses within existing
code categories (such as restaurants, single dwelling
built spaces. Sidewalk Labs has identified
units, mercantile/ retail uses, and low-hazard industrial
nine “use-neutral” code categories (such as
uses), where the effects on third parties tends to be
restaurants, single dwelling units, mercantile/
limited. Rather than prescribe how these use-neutral
retail uses, and low-hazard industrial uses),
spaces are to be used, the proposed system would
where the effects on third parties tends to
monitor real-time compliance with city-established
be limited. Rather than prescribe how these
standards
for noise,
air pollution,
and
otherthe
nuisances
use-neutral
spaces
are to be
used,
pro—posed
in other
words, would
focusing
on the outcomes
and
system
monitor
real-time
comallowing
as long as the outcomes
are for
met.
plianceflexibility,
with city-established
standards
This
requires
Zoning orand
Community
Planning Permit
noise,
air pollution,
other nuisances
— in
Bylaws
a broaderon
range
of uses and and
other permitting
words, focusing
the outcomes
incorporating
real-timeas
monitoring
theoutcomes
building
allowing flexibility,
long as in
the
permitting
are met.process.
This requires Zoning or Community
Planning Permit Bylaws permitting a broader
For more details
on Sustainability
innovations, see
Volume 2, Chapter 4.

could
support not
traditional affordable
but only
also below-market
units for
able housing

Innovation Framework:
Sustainability

Waterfront
an ambitious
ambitious goal to
WaterfrontToronto’s
Toronto’sRFP
RFP set
set an
goal to
the waterfront
make
themake
waterfront
a climate-a climatepositive
positive community.
on this
community.
To deliverTo
ondeliver
this goal,
andgoal,
to

and to accomplish a range of other environ-

accomplish a range of other

mental-sustainability objectives, the MIDP

environmental-sustainability
details a multi-part strategy.objectives, the MIDP
details a multi-part strategy.
This
Thisapproach
approachstarts
startswith
withthe
thedesign
designand
and

construction
buildings
usingmass
masstimber.
tim- It
construction
ofof
buildings
using
ber. It extends
how buildings
are powered,
extends
to how to
buildings
are powered,
heated,

establishing the following requirement:

Funding
Fundingbelow-market
below-markethousing
housingthrough
throughaacondo

neighbourhood.
reduce
managehighly
energy
needs, SidewalkTo
Labs
plansand
to construct
energy-efficient
buildings
and
advanced
needs,
Sidewalk Labs
plans
todeploy
construct
highly
systems for generating,
using,
and
energy-efficient
buildingsmanaging,
and deploy
advanced
storing electricity and thermal energy. The

systems for generating, managing, using, and
plan also incorporates a smart waste dis-

storing
electricity
and to
thermal
energy.
The plan
posal chain
designed
improve
the diversion

green-infrastructure
approach
to stormwater
and
compostable waste
from landfills
and a
management.

centralized, actively controlled
green-infrastructure
approach
to stormwater
Regulatory
Sustainability
Regulatoryadjustments:
adjustments:
Sustainability
management.
Establishing an advanced power grid for the
IDEA District. Key to achieving a climatepositive waterfront is the deployment of an
advanced power grid. The MIDP calls for con-

IDEA District.
The shortage
of affordable
housDistrict.
The shortage
of affordable
housing

heating, air conditioning, ventilation, and other

calling
“Schedulers”
— that
systems
to sharply limit
theoptimize
extent toheating,
which air

frequency and severity, actively managing

conditioning,
ventilation,
andnot
other
systems
to
used when
needed.
Over
energy is being

stormwater is fundamental to the sustain-

time, the
sustainability
sharply
limit
the extent torequirements
which energywould
is being

severity, actively managing stormwater is

fundamental
to the sustainability
and
resiliency
ability and resiliency
of cities. The
MIDP
calls
offor
cities.
The MIDP
callsonfor
increased reliance
increased
reliance
district-wide
green

to manage solutions
storm- to
infrastructure
on
district-wide solutions
green infrastructure
water, including
structural
soil structural
beds, scienmanage
stormwater,
including
soil
tifically selected vegetation, and permeable

beds, scientifically selected vegetation, and

paving — systems that capture and naturally

permeable
paving collected
— systems
that capture
and
filter stormwater
beneath
the street.

naturally filter stormwater collected beneath the
Executing
from
Executingthis
thisvision
visionrequires
requirespermission
permissionfrom
street.

be refined
to keep
paceOver
with time,
advances
used
when not
needed.
the in
research and technology.

sustainability requirements would be refined to
keep
pace with
in research
and
Developing
an advances
outcome-based
energy
code.
technology.
While the existing Toronto Green Standard

(TGS) imposes requirements for sustainability
in the design phase, there is no ongoing performance requirement that applies post-construction during building operation.47 As a

grid, supplementing the energy supply with

allowing stormwater management infrastruc-

than desired or reasonably needed. The solu-

ture that serves larger swathes of the IDEA

tion is a dynamic approach that holds devel-

allowing stormwater management infrastructure
that
serves
larger
swathes
of theaIDEA
District,
District,
rather
than
mandating
developrather
than mandating a approach.
ment-by-development

opments accountable for their energy performance in actual operation.

development-by-development approach.
Finally,
require directing
directing
Finally, the
the approach
approach would
would require

Asan
aninitial
initialstep,
step, the
the Innovation Framework
As

fundingtotostormwater
stormwaterinfrastructure.
infrastructure. Accordfunding

wouldrequire
requirethat
thatnew
newdevelopments
developmentsin
inthe
the
would

ingly, the Innovation
Framework
would require
Accordingly,
the Innovation
Framework
would

new developments to fund the new stormwater

require new developments to fund the new

management infrastructure and its ongoing

stormwater
management
infrastructure
management
in lieu of developing
their and
own its

IDEA District maintain systems for collecting

IDEA District maintain systems for collecting

real-time data related to energy performance,

real-time
data related to energy performance,
occupancy, and tenant type, as well as sharing
occupancy,
tenantpublished
type, as well
as sharing
formats
with
that data inand
standard

ongoing
management
in lieusolutions.
of developing
the data
administrator.
This
data would
be used
more expensive,
in-building
At thetheir that
in standard
published
formats
withtothe
establish dynamic
operational
energy
same
time,
the Innovation
Framework
would
own
more
expensive,
in-building
solutions.
At
administrator.
This data
would be
usedperforto
the portionwould
of
mance standards to apply in the district.
seek
an equivalent
reduction in
the
same
time, the Innovation
Framework
establish dynamic operational energy
the Toronto Water billing for stormwater.
seek an equivalent reduction in the portion of
performancetostandards
to applythermal
in the district.
Connecting
a fossil fuel–free
energy

the
Toronto
Water billing for stormwater.
IDSG:
Sustainability
IDSG:
Sustainability

Connecting to a fossil fuel–free thermal energy

solution.To
To substantially
substantially reduce the
solution.
the reliance
reliance on

Requiring
new
developments
meet
Requiring
new
developments
totomeet

on fossil
for heating
cooling,
MIDP
fossil
fuelsfuels
for heating
andand
cooling,
thethe
MIDP

heightened sustainability and active energy

calls for the development of a thermal grid that

management
requirements. Waterfront Toronto
Toronto set a climate-positive objective for

could harness clean energy resources (such as

This rate structure is designed to reward

setdevelopment
a climate-positive
objective forAchieving
development
in the waterfront.
this

geothermal
energy),
from
buildings,
industrial waste
heatwaste
(fromheat
a data
centre,
for

ing represents a serious challenge for Toron-

local solar generation and battery storage,

tonians at all income levels. The Innovation

and employing an innovative rate structure.

proposes
new source
of private
fundsfee
forfor
funds foraaffordable
housing:
a resale

Labs is calling “Schedulers” — that optimize

management systems — what Sidewalk Labs is

consume higher levels of energy in operation

waste
and stormwater
across
neighbourhood.
To reduce
andthe
manage energy

necting Quayside to the main Toronto electric

atFramework
all income proposes
levels. The
Innovation
a new
sourceFramework
of private

mate change
stormsfrequency
of increasing
causes
storms causes
of increasing
and

envelope
prevent
energy loss.
loss. Andto
they
wouldavoidable
need to connect
to theAnd

consequence, TGS-compliant buildings may

condofee
resale
fee for
new developments
in the
resale
for new
developments
in the IDEA

represents a serious challenge for Torontonians

ment system
theDistrict.
IDEA District.
As cli-change
system
for the for
IDEA
As climate

They would need to feature a well-insulated

intothe
theright
rightofofway.
way.Furthermore,
Furthermore,ititrequires
requires
into

landfills and
a centralized,
actively controlled
designed
to improve
the diversion
of recyclable

to improve access to affordable housing by

the
newDistribution
rate structure
and potentially
amend
Company
regulations
to
Local

timber construction proposed for Quayside.

thecity
cityfor
forstormwater
stormwater
systems
encroach
the
systems
totoencroach

monitoring in the building permitting process.

lic administrator require new developments

the Ontario Energy Board to implement the

agement of waste and stormwater across the

also
incorporates
smart wastewaste
disposal
of recyclable
and a
compostable
fromchain

IDSG:
IDSG: Buildings
Buildings and
and Housing
Housing

at a variable rate, requires approval from

heated, and cooled, and includes the man-

and cooled, and includes the management of

range of uses and incorporating real-time

The MIDP separately proposes that the pub-

heightened sustainability and active energy
management requirements. Waterfront

calls for the development of a thermal grid that

could harness clean energy resources (such as

geothermal energy), waste heat from buildings,

behaviour and technology that move discre-

beginsAchieving
with how this
buildings
are conin objective
the waterfront.
objective

example),
and wastewater
recovery.
To
industrial
waste
heat (from aheat
data
centre, for

all condo sales
from
developments
in the
affordable
housing:
a new
resale
fee for all condo

tionary energy use to “off peak” times when

IDEA from
District.
sales
new developments in the IDEA

the grid’s electricity is cleaner (lower GHG

structed
Quayside,
Sidewalk
begins
withand
howoutfitted.
buildingsInare
constructed
and

proceed with
type of thermal
grid, theTo
City
example),
and this
wastewater
heat recovery.

outfitted. In Quayside, Sidewalk Labs intends to

proceed with this type of thermal grid, the City of

show
that truly sustainable buildings are
economical. Based upon success in Quay-

Toronto would need to permit thermal pipe

District.
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to advance an affordable housing strategy

for the IDEA District overall. Notably, the new

intensity) and often less costly. It employs a

Labs intends to show that truly sustainable

buildings are commercially viable, safe, and

of Toronto would need to permit thermal pipe
under the right of way and the operation of a

Pursuant to a restrictive covenant or other

“monthly power budget” scheme that gives

legal strategy, condo sellers would have to pay

commercial and residential occupants far

commercially
viable, safe,
and economical.
side, the Innovation
Framework
would impose

under
the
right
of way and
the operation
of a
part of
the
Innovation
Framework,
new devel-

a percentage of the sales price to support

greater control to manage their utility costs

heightened
sustainable-building
Based
upon success
in Quayside, requirements
the

opments
in theutility
district
be required
thermal
energy
in would
the IDEA
District. to
As

affordable housing. A Waterfront Housing

than ever before.

for new developments
in theimpose
IDEA District.
Innovation
Framework would

for service.
connect
the thermal
grid and pay
part
of thetoInnovation
Framework,
new

heightened sustainable-building requirements

developments in the district would be required to

for new developments in the IDEA District.

connect to the thermal grid and pay for service.
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thermal energy utility in the IDEA District. As
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Connecting to a pneumatic waste system.

practices
community
well-being.
practicesfor
forpromoting
promoting
community
well-be-

construction.
These
requirements
are
construction.
These
requirements
are consis-

cutting-edge
digitaland
andautomated
automated
cutting-edge digital
technol-

As part of delivering a sustainable, resilient,

ing. Specifically,
the public
administrator
ofIDEA
the
Specifically,
the public
administrator
of the

tent with Ontario’s
Infrastructure
and Jobs
consistent
with Ontario’s
Infrastructure
and for

and innovative waterfront, the MIDP proposes

Prosperity
Act andAct
with
thewith
Citythe
of Toronto’s
Jobs
for Prosperity
and
City of

ogies — all to improve quality of life across
technologies
— all to improve quality of life

waste collection system that rapidly sends trash, recycling, and

IDEA District
advance
existing
healthy
District
would would
advance
existing
healthy
urban

organics to a neighbourhood collection point. This approach keeps

design guidelines and require adherence by

Toronto’s Social Procurement Policy.

new developments.

First,
First,new
newdevelopments
developmentswould
wouldbe
be required
required to
to

Connecting to a pneumatic waste system. As part of delivering a
sustainable, resilient, and innovative waterfront, the MIDP proposes
the use of other major new infrastructure, including a pneumatic

the use of other major new infrastructure,

including
a pneumatic
waste
system
trash
off the street,
makes recycling
easiercollection
and more effective,
that rapidly
sends
trash,
organreduces
contamination
across
wasterecycling,
streams, andand
reduces

urban design guidelines and require adherence

garbage
congestion. collection
To make the system
point.financially
This
ics totruck–related
a neighbourhood

Requiring all new developments to advance

commit
training,apprenticeships,
apprenticeships,and
andjobs
jobs
commit
tototraining,

feasible
and spread
its benefits
the street,
IDEA District,
the
approach
keeps
trashacross
off the
makes

health, education, and civic engagement

Innovation
Framework
new developments
recycling
easierwould
andrequire
morethat
effective,
reduces

through proactive planning. Urban revital-

membersofofhistorically
historicallydisadvantaged
disadvantaged
formembers
for

connect to the new sanitation system (with protections to prohibit

groups, at minimum participation thresholds

ization is about improving the lives of city

reduces garbage truck–related congestion.

residents. Yet too often, the delivery of com-

To make the system financially feasible and

munity services is an afterthought in devel-

labour
hours, where
applicable).
new
developments
would
be requiredSecond,
to commit

spread its benefits across the IDEA District,

opment planning. Consistent with the City

to directing a would
minimum
percentage
of project
developments
be required
to commit
to

the Innovation Framework would require

of Toronto’s TOcore Strategy, the Innovation

that new developments connect to the new

Framework seeks to ensure that all new

suppliers,
small of
businesses,
costs toadiverse
directing
minimum
percentage
project

sanitation system (with protections to prohibit

developments in the IDEA District incorporate

monopolistic pricing).

planning for community service spaces and
coordinate with service delivery partners.48

Innovation Framework:
Social Infrastructure

New developments would need to describe
how they align with district-wide community
service and facility plans prepared by the

(equivalent to 10 percent of all construction

(equivalent
to 10
percent
of all construction
labour hours,
where
applicable).
Second, new

and social enterprises. Third, during planning

costs to diverse suppliers, small businesses,
For more details on
Digital Innovation, see
Volume 2, Chapter 5.

achieving
these goals.
progress towards
ofon
community
members
and representatives

connected, civically engaged communities;
and promoting lifelong learning.

bourhood associations
play an
important
Neighbourhood
associations
play
an important
democratic role, representing the interests of

democratic role, representing the interests of

for the nascent
neighbourhoods
independent,
non-profit
entity. Thisofisthe east-

broadly, the
proposes to
from
everyone
hasMIDP
an opportunity
toaddress
thrive. More
objectives,
the outset
broadly,
thesocial
MIDPdevelopment
proposes to address
from

community
services
as development
Based
have access
to health
care andproceeds.
community

workforce development, and to allocate space

on that
insight,
the Quayside
planand
setscommunity
aside
space
for the
co-location
of health care
a central
space
co-location of health
services,
called
the for
Carethe
Collective.

the outset social development objectives,

including
civicnon-profits
participation,
equity, and
where local
andhealth
government

workforce
development,
and new
to allocate
entities may
choose to pilot
modelsspace
of
service
delivery
to achieve
better outcomes.
where
local
non-profits
and government
entities
(Sidewalk
Labs
would
not
provide
commumay
choose
to pilot
new
models
ofany
service
nity services.)

delivery to achieve better outcomes. (Sidewalk
Labs
wouldhealthy
not
provide
anydesign
community
Establishing
urban
design
and construction
Establishing
healthy
urban
and conservices.)
requirements
for new developments.
design and
struction requirements
for new The
developments.
construction
the built
environment
The designofand
construction
of has
the profound
built
environment
has
profound
implications
forand
the
implications
for the
health
outcomes
of residents

Quayside,including
the MIDP
includesand
features
designed
well-being,
pedestrianbicycle-friendly
to
prioritize
health
and
well-being,
including
infrastructure, outdoor green spaces, and community

ern waterfront,
decisions
today could
especially
true forwhere
the nascent
neighbourhoods
influence the shape of community life for

of the eastern waterfront, where decisions

the use or collection of urban data gathered in

laws to create a new process for approving the

the public realm. The initiative aims to demon-

public
The do
initiative
aims
demonstrate
worldrealm.
that cities
not need
to to
sacrifice
their
in the
digital
age.need to sacrifice their values
that
cities
do not

of inclusion and privacy for opportunity in the
Asdiscussed
discussedearlier,
earlier,the
theMIDP
MIDP calls
As
calls for
for the
the
digital
age.
creation
of
the
UDT,
a
new
entity
that
will
creation of the UDT, a new entity that will
oversee the collection and use of urban

oversee the collection and use of urban data
data throughout the IDEA District. The MIDP

throughout
the IDEA District. The MIDP
proposes that any entity, whether public or

or use
urbanlegislation),
data in the district
would
to
IDEA
District
that desires
tohave
collect
comply with UDT requirements in addition to

or use urban data in the district would have to

applicable Canadian privacy laws (as overseen

comply
with UDT requirements in addition to
by the provincial and federal privacy commis-

years to come. But funding for these associa-

applicable
Canadian privacy
laws
(as overseen
sioners). Compliance
with UDT
requirements

tions is often ad hoc, typically proceeding on

be enforceable
by contract
bywould
the provincial
and federal
privacyinitially, with

today could influence the shape of community

life
for years to
come. But model
fundingwhich
for these
a voluntary,
membership
makes
programs,
the adoptionisof
new ad
processes,
associations
often
hoc, typically

Collective.

tools, and spaces
challenging.
proceeding
on a voluntary,
membership model

a view to a long-term
solutionwith
thatUDT
may include
commissioners).
Compliance
transforming the UDT into a public sector

requirements would be enforceable by contract
or quasi-public sector agency. Public sector

initially,
with a view to a long-term solution that
entities may need certain exceptions from

thecity
cityand
andthe
theprovince
provincetotocoordinate
coordinateplanning
planthe

which makes the adoption of new processes,
The
Thepublic
publicadministrator
administratorwould
wouldconsider
considermore
more
programs, tools, and spaces challenging.
reliable
funding
models,
for
example,
incorporeliable funding models, for example,

ning efforts
to enhance
population
efforts
to enhance
population
health,health,
the the

rating a duesarequirement
into the
Innovation
incorporating
dues requirement
into
the

urgent
situation.
sector
entities
may need certain exceptions

administrator would work closely with these

Innovation Framework, in which area residents

from those requirements where acting in the

bodies
integrate
health
care
service
and for
facilitytoplanning
into
future
Precinct
Plans

pay
a small
monthly
fee on
a slidingcontribuscale.
option
would
be to seek
sustaining

public interest, such as in an emergency or

Building
Buildingon
onthe
theexisting
existingpartnership
partnershipbetween
between

administrator would work closely with these
bodies to integrate health care service and

spaces for delivering
healthappropriate,
care services in
opportunities
to incorporate
new developments if deemed a priority by

flexible spaces for delivering health care
the province.

services in new developments if deemed a

by the
province.
Requiring
new
developments to prioritize
pedestrian- and bicycle-friendly infrastructure, priority
gathering and service delivery spaces. The precinct and
community benefits in construction. To
outdoor green spaces, and community gathland-use plans for the IDEA District, as well as the
ering and service delivery spaces. The precinct
ensure that new construction means new
Innovation Framework, would reflect a similar
and land-use plans for the IDEA District, as well
opportunities for community residents,
commitment to incorporating the best
as the Innovation Framework, would reflect a
the Innovation Framework would establish
similar commitment to incorporating the best

responding
to their
concerns
an
dent, non-profit
entity.
This isas
especially
true

care and community services, called the Care

facility
planning
into
future
Precinct
for
the IDEA
District
and
would
explorePlans
opporhealthin
outcomes
residents
workers in
workers
the districtof
and
for overalland
community
tunities
incorporate
appropriate,
the district
and for
overall community
IDEAto
District
and would
explore flexible
wellbeing.
Seeking
to optimize
the health andwellwell-being the
Seeking
to optimize
the health
ofbeing.
those who
live and
work in Quayside,
theand
MIDP
well-being
of
those
who
live
and
work
in
includes features designed to prioritize health and

laws to create
a new process
for approving
foundation
established
by Canadian
privacy

to by
collect
IDEA District
legislation),
desires
private
(and including
any that
entity
created

waterfront
on ensuring
that residents
and
needs ofdepends
the waterfront
depends
on ensurworkers
continue
to have
to health
care to
and
ing that
residents
andaccess
workers
continue
services
as development
proceeds.
Based
on
that insight,
the Quayside plan
sets aside
a central

by Canadian
foundation
IDEA
Districtestablished
that builds on
the strongprivacy

responding to their concerns as an indepen-

Incorporating
space
for health
facilities
in new in
Incorporating
space
for health
facilities
development
plans.
Meeting
the
health
of the
new development plans. Meeting needs
the health

including civic participation, health equity, and

innovative
to digital
in the
in the IDEAapproach
District that
buildsgovernance
on the strong

proposes
that including
any entity,
whether
public orby
private (and
any
entity created

civically
engaged
and enables
opportunities
forcommunity;
lifelong learning
so that

opportunities
learning
so thatMore
everyone hasfor
anlifelong
opportunity
to thrive.

interests of urban residents, the MIDP calls for

urban
residents,
the MIDP
forgovernance
an
an innovative
approach
tocalls
digital

community members in the broader city and

community members in the broader city and

civically engaged community; and enables

to chart traffic patterns. To safeguard the

traffic patterns. To safeguard the interests of

of inclusion
tovalues
Toronto,
Canada,and
andprivacy
the restfor
ofopportunity
the world

tatives from
government
to report
required
to meet
quarterly agencies
with a working
group

onethat
thatprioritizes
prioritizesthe
thehealth
healthand
andwell-being
well-beingof
one

residents, workers, and visitors; fosters a

the physical
space,
as using
cameras
physical
space,
suchsuch
as using
cameras
to chart

and
construction,
development
would be
group
of community
membersleads
and represen-

—
modelofofaacomplete,
complete,inclusive
inclusivecommunity
community—
model
of residents, workers, and visitors; fosters a

relyon
oninformation
informationcollected
collectedfrom
fromthe
systemsrely
systems

and construction, development leads would

and
social enterprises.
Third, during
be required
to meet quarterly
with aplanning
working

establishing healthy communities; creating

city, and detail their specific contributions to

Many
Manyof
ofthe
thepreviously
previouslymentioned
mentionedinnovative
innovative

use
or collection
ofCanada,
urban data
in the
the
strate
to Toronto,
andgathered
the rest of

from
government agencies
to report aonnonEstablishing
Establishingsustainable
sustainablefunding
fundingfor
for a nonprogress
towards achieving
these goals.
profit
neighbourhood
association.
Neighprofit
neighbourhood
association.

The
sets out
out aa vision
visionfor
for Quayside
Quaysideas
asaa
TheMIDP
MIDP sets
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groups, at minimum participation thresholds

contamination across waste streams, and

monopolistic pricing).

For more details on
Social Infrastructure,
see “The Quayside
Plan” chapter of
Volume 1.

Social Procurement Policy.

by new developments.

the waterfront.

across the waterfront.

community benefit requirements for new
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Framework, in which area residents pay a

small monthly fee on a sliding scale. Another

Another
option
would
be to seek sustaining
tions from
area
businesses.

may
include
transforming
theacting
UDT in
into
a public
public
those
requirements
where
the
interest,
such as in ansector
emergency
or Public
other
sector
or quasi-public
agency.

other urgent situation.

contributions from area businesses.

Innovation Framework:
Digital Innovation
The
proposes ubiquitous
ubiquitous connectivity
connectivity for
TheMIDP
MIDP proposes
for
residents,workers,
workers,and
andbusinesses
businesses in
in Quayside
Quayresidents,
side
on a secure,
super-fast
internet
network
on
a secure,
super-fast
internet
network
— no
— no matter where they are, at an affordable

matter where they are, at an affordable cost.

cost. This connectivity would boost produc-

This
connectivity
tivity,
bridge the would
digital boost
divide,productivity,
and power
bridge the digital divide, and power
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IDEA District
Component 3:
Financing

value
valuetotoreduce
reducethe
thecity
cityfees
feesand
anddevelopment
development

This
Thisfinancing
financingapproach
approachrequires
requiresensuring
ensuringthat

chargesdevelopers
developersininthe
theIDEA
IDEA District
District would
would
charges

that
the public
administrator
has control
over
the
public
administrator
has control
over the

pay.Acting
Actingunder
underits
itsauthority
authorityover
overthe
thesale
saleof
of
pay.
public lands, the administrator would recoup

to pay a district-specific fee, called a “munic-

2006
MOU)
and the
authority
to apply the and
to finance
the
overall development
ceeds

the enabling contribution”
horizontal infrastructure
and
infrastructure
(MIC), to fund
the

innovation
proceeds
to strategy.
finance the overall development

serviceshorizontal
the publicinfrastructure
administratorand
delivered.
enabling
services

the public administrator delivered.
Some
required
toto
Someofofthe
thelocal
localinfrastructure
infrastructure
required
makeland
landparcels
parcelssuitable
suitablefor
fordevelopment
developmentinin
make
business as usual (BAU) horizontal systems,

specifically gas and electrical distribution sys-

specifically gas and electrical distribution

tems. These systems are not eligible for city

systems.
These systems
are credits.
not eligible
for city
fee or development
charge
To fund
this
infrastructure,
the
administrator
fee
orlocal
development
charge
credits.
To fund this
“local
infrastructure
conwould
also assess a
local
infrastructure,
the
administrator
would
also
tribution” (LIC) as part of the land disposition

is a need for “new funding mechanisms …

1

to provide monies for investment in facilities,

local infrastructure contributions.

waterfront should not come at the expense
of other municipal or provincial priorities. As
recognized in the Toronto Official Plan, there

services and amenities.”49

Self-financing
oror“value
strategies
are
Self-financing
“valuecapture”
capture”
strategies
commonly
used used
throughout
Canada
and the
are commonly
throughout
Canada
and

the United
States,
offering
way
to finance
United
States,
offering
a waya to
finance
district

district infrastructure and growth-generating
infrastructure
and growth-generating strategies
strategies with the economic value they are

with the economic value they are expected to
expected to generate. To advance a com-

generate.
To development
advance a comprehensive
prehensive
strategy for the

development
for administrator
the IDEA District,
the
IDEA District,strategy
the public
should
receive
the authority
to employ
at the
least three
public
administrator
should
receive
typical value capture strategies:
authority
to employ at least three typical value

capture strategies:

Tax-increment financing (TIF), known elsewhere in Canada as a Community Revitalization Levy (CRL), directs a share of the increase
in property tax revenue within a project area
to fund major infrastructure, like transit. For

as part of the land disposition process. This fee,

egy to advance the Rivers District Community

to the avoided BAU horizontal costs, would be

which
be equivalent
to the
avoided
BAU
used would
to reimburse
operators
up to
the amount
of those avoided
costs.be used to reimburse
horizontal
costs, would

2

costs.

lenges. But improving quality of life in the

Incremental property tax.

example, Calgary used a CRL financing strat-

operators up to the amount of those avoided

The MIDP sets out an ambitious vision for

3

and innovation strategy.

assess a “local infrastructure contribution” (LIC)
process. This fee, which would be equivalent

See Chapter 2, on
Page 81, for more
detail on local
infrastructure.

2006 MOU) and the authority to apply the pro-

pay
district-specific
fee, called a(MIC),
“municipal
ipalainfrastructure
contribution”
to fund

business as usual (BAU) horizontal systems,

waterfront while tackling core urban chal-

District (akin to the authorities the city has

public lands, the administrator would recoup the District (akin to the authorities the city has
the value of this credit by requiring developers
already granted to Waterfront Toronto in their
value of this credit by requiring developers to
already granted to Waterfront Toronto in their

costsfor
forcertain
certain
theIDEA
IDEADistrict
Districtreplaces
replacesthe
thecosts
the

spurring economic growth in the eastern

the disposition of public lands within the IDEA
disposition
of public lands within the IDEA

Revitalization Plan. Since 2007, this approach
has enabled $396 million in infrastructure
funding, attracting nearly $3 billion in planned
private development to downtown Calgary.52
As a result, residential property assessments
reportedly increased from $328 million to
about $1.2 billion, and non-residential assessments jumped from $647 million to $1.8 billion.

Land proceeds reinvestment.
selling
public
land
incrementally
over
time
ByBy
selling
public
land
incrementally
over
time

In another example, Edmonton will use a CRL

and
investing
proceeds
local
area develand
investing
thethe
proceeds
in in
local
area

financing strategy to fund several projects in

opment, a city can use the growth potential of

the Capital City Downtown CRL Plan.53 TIF is

land to fund development. Waterfront Toronto

commonplace for funding projects across the

development, a city can use the growth potential

City fee and development charge credits,
municipal infrastructure contributions, and
In Toronto, city fees, development charges,
and, for certain projects, other developer
contributions, are typically assessed to pay for
the municipal infrastructure required to support the infrastructure needs associated with
new development. For example, Waterfront
Toronto has used such fees — including a local
area improvement charge specified in the
East Bayfront Zoning Bylaw — to fund local
infrastructure in East Bayfront.50

Within
Withinthe
theIDEA
IDEA District,
District, the
the administrator
administratorwould
wouldadeliver
broadofrange
of enabling
hordeliver
broadarange
enabling
horizontal
izontal infrastructure
and services
typically
infrastructure
and services
typically funded
funded through city fees and development

through city fees and development charges. As
charges. As a consequence, the administrator

a consequence, the administrator would

would reasonably seek a credit of equivalent

of has
landused
to fund
development. Waterfront Toronto
this approach since 2006, relying, in
has
used
since
2006, relying,
in
in its MOU
part,
onthis
theapproach
authorities
contained
with
of Toronto.
part,
onthe
theCity
authorities
contained in its MOU

with the City of Toronto.

United States, including Hudson Yards (New
York), Mesa del Sol Development (New Mexico),
and Lincoln Yards (Illinois).

In concert with Infrastructure Ontario, Water-

Toronto’s Official Plan acknowledges the value

front Toronto used this strategy to develop the

of TIF, specifically commending the strategy

West Don Lands, leveraging provincial lands

as a way to “invest without direct cost to the

to fund the costs of the new infrastructure,

municipal taxpayer.”54 This tool should be

remediation, and land-use approvals neces-

available in Ontario and to the public admin-

sary to enable development. Reinvesting land

istrator of the IDEA District. Notably, the MIDP

proceeds also represented another part of

proposes using TIF as one way to finance the

Waterfront Toronto’s approach to funding East

Waterfront East LRT extension.

Bayfront. And the Harbourfront Corporation
used this strategy to enable development of

Ontario enacted a TIF law in 2006. To make

approximately 36 hectares along Toronto’s

TIF available for infrastructure, the province

central waterfront; the corporation obtained

must promulgate implementing regulations.

land-use approvals, delivered enabling infra-

Moreover, the public administrator should be

structure, and later sold the lands to repay an

granted the authority to recommend IDEA

initial federal investment.51

District projects as prospective recipients of
TIF funding.

reasonably seek a credit of equivalent
Ch—1
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Introduction

2

Through the RFP process, Waterfront Toronto selected
Sidewalk Labs as its Innovation and Funding Partner
and entered into a PDA to prepare this MIDP.
By design, this role encompasses several distinct
but interrelated responsibilities that involve
conceptualization, implementation, and financing.

Innovation planning, design,

As
throughout
the MIDP,
the accelerated
Asdescribed
described
throughout
the MIDP,
the acceler-

Sidewalk Labs would provide advisory services

ated development
of horizontal
infrastructure
development
of horizontal
infrastructure
is critical to
is critical
realizing
theeastern
promise
of the eastern
realizing
theto
promise
of the
waterfront
as a

planning, devising, constructing, integrating,
delivering, and operating project-specific
infrastructure and advanced systems for the
IDEA District. Assuming it achieves all required
project milestones, Sidewalk Labs would apply
its practical insights from serving as lead
developer of a range of advanced systems
and vertical development at Quayside and
Villiers West. Although the precise scope of

play four distinct, interrelated roles:

Sidewalk
serve as
as lead
leaddevelSidewalkLabs
Labswould
would also
also serve

1

oper of the
systems
critical
to the
developer
of advanced
the advanced
systems
critical
to

Development of real estate and
advanced systems.
SidewalkLabs
Labswould
wouldvertically
verticallydevelop
developtwo
two
Sidewalk

neighbourhoods in the IDEA District, Quayside

neighbourhoods in the IDEA District, Quayside

and Villiers West, and is committed to advanc-

success of Quayside and Villiers West and

the success of Quayside and Villiers West and
to the achievement of Waterfront Toronto’s

to the achievement of Waterfront Toronto’s

priority outcomes. These include an advanced

priority
These
an advanced
poweroutcomes.
grid, thermal
grid,include
waste management
power
grid,
thermal grid,
waste management
stormwater
management
system,
system,

freight management
system, dynamic
streets,
system,
stormwater management
system,
district parking management system, dig-

freight management system, dynamic streets,
ital communications network, and mobility

district parking management system, digital
subscription package. To implement these

network,
and mobility
systems, Sidewalk
Labs would
identify or partand
Villiers West, and is committed to advancing communications
ing this development with local partners.
subscription
package.
To
implement
these
ner with experienced third-party operators
this development with local partners.
In Quayside, the result would be a new neighbourhood that would pioneer strategies for
improving sustainability, affordability, mobility, and other Waterfront Toronto priorities.

wherever
possible.Labs would identify or
systems,
Sidewalk

partner with experienced third-party operators
By
Byacting
actingas
aslead
leaddeveloper
developerof
ofreal
real estate
estate and
wherever possible.
and advanced
systems,
Sidewalk
would
advanced
systems,
Sidewalk
LabsLabs
would

In Villiers West, Sidewalk Labs would serve

serve as a catalyst for broader development
serve
as a catalyst for broader development

as lead developer of a new urban innovation

that follows Waterfront Toronto’s principles —

campus, which would be anchored by an

laying
the foundation
how,developments
as part of a
district-wide
strategy,for
future

expanded Canadian headquarters for Google
and a new academic institution, the Urban
Innovation Institute. The overall campus would

waterfront
a leading force
in sustainability,
leading
force inassustainability,
affordability,
mobility,
mobility,
public
realm,
and
other
affordability,
public realm, and other quality-of-life factors. To
ensure
quality-of-life
ensure financing
financing
is not a factors.
barrier toTo
constructing
critical is
not a barrier
to constructing
criticaltoinfrastrucinfrastructure,
Sidewalk
Labs is prepared
arrange or

ture, Sidewalk Labs is prepared to arrange or
enable front-end financing for the accelerated
enable front-end financing for the accelerated
construction and support of certain critical infrastructure
construction and support of certain critical
and advanced systems.
infrastructure and advanced systems.

these services varies for different aspects

The
Thenext
nextfour
foursections
sectionsdetail
detailhow
howSidewalk
Sidewalk

of the project, the role would centre on areas

Labs,as
as Innovation
Innovation and
and Funding Partner,
Labs,
Partner,

where Sidewalk Labs’ expertise and resources

proposestotoleverage
leverageits
itsunique
uniqueassets
assets and
and
proposes

can uniquely benefit the project.

Proposal suggests that Sidewalk Labs would

Optional infrastructure financing.

and implementation.
and management services in connection with

The MIDP Innovation and Funding Partnership

4

3

outline the scope of its responsibilities and the

outline the scope of its responsibilities and the
associated financial terms.

associated financial terms.

Technology deployment.
Sidewalk Labs
Labs would
Sidewalk
would source
source or
or create
create key
key

technological solutions needed to deliver on

technological solutions needed to deliver on the
the MIDP targets. These would include a num-

MIDP
targets. These would include a number of
ber of new technologies where no suitable
new
technologies
no for
suitable
alternative
mobility
and
alternative
exists, where
including
digital including
innovation,
qualify
as digital
“purposeexists,
forthat
mobility
and
ful solutions.”
Inqualify
addition,
part of this role,
innovation,
that
asas
“purposeful

Sidewalk Labs would share profits of certain

solutions.” In addition, as part of this role,

technologies deployed in connection with

Sidewalk
Labs would share profits of certain
the project.

technologies deployed in connection with the
project.

that follows Waterfront Toronto’s principles —
laying the foundation for how, as part of a

district-wide
future
developments
can achievestrategy,
ambitious
public
objectives.

Accordingly,
Sidewalk Labs
has
no intention
can
achieve ambitious
public
objectives.

include 1.5 million square feet of commercial

of serving as vertical developer for any parAccordingly,
Sidewalk Labs has no intention

space.55

of serving as vertical developer for any

cels in the IDEA District beyond Quayside and

Villiers West.

parcels in the IDEA District beyond Quayside
Ch—2
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Fig. 2.1

Build Plan by parcel

Innovation and
Funding Partner Role 1:
Development
of Real Estate and
Advanced Systems

projects that serve distinct functions and on
a series of advanced systems essential for

series
of advanced
systems outcomes.
essential for
delivering
key performance
delivering key performance outcomes.

In Quayside,
Quayside,Sidewalk
Sidewalk
Labs
is seeking
to a
In
Labs
is seeking
to deliver
a
national
and
global
model
to
encourdeliver
national and global model to encourage market
age market transformation
towards
transformation
towards climate-positive
cityclimatebuilding
positive
city
building
and
to
achieve
a
range
and to achieve a range of specific public objectives,

of specific
public objectives,
including affordincluding
affordability,
economic opportunity,
and
ability,
economic
opportunity,
and
sustainable
sustainable mobility. In Villiers West,
Sidewalk
Labs

mobility. In Villiers West, Sidewalk Labs seeks
seeks to extend the innovations piloted at Quayside
to extend the innovations piloted at Quayside
while undertaking a major economic development
while undertaking a major economic developproject: a new urban innovation campus anchored by
ment project: a new urban innovation campus
Google’s Canadian headquarters and an Urban
anchored by Google’s Canadian headquarters
Innovation Institute. Together, these projects
and an Urban Innovation Institute. Together,
represent a core element of Sidewalk Labs’ role as
these projects represent a core element of
Innovation and Funding Partner to achieve the MIDP
Sidewalk Labs’ role as Innovation and Funding
priority
outcomes
and to
catalyze
growth across
the
Partner
to achieve
the
MIDP priority
outcomes
eastern
For eachacross
area, Sidewalk
Labs
and to waterfront.
catalyze growth
the eastern
would
serve as
theeach
lead developer
and work
with local
waterfront.
For
area, Sidewalk
Labs

The success
The
success of
of these
these development
development projprojects,
ects, however, relies on advanced systems

however, relies on advanced systems for
for mobility and sustainability, such as an

mobility and sustainability, such as an

advanced power grid, a thermal grid, and

advanced
power grid,
a thermal
grid, and
dynamic streets.
Accordingly,
Sidewalk
Labs
dynamic
Accordingly,
Sidewalk
for Labs
those
proposesstreets.
to serve
as lead developer

Rest of River District*
(developed by others)

7 hectares**

8 hectares

62 hectares

2.65M sq ft

2.75M sq ft

27.5M sq ft

8.1%

8.3%

83.6%

Residential

1.78M sq ft (67%)

1.15M sq ft (42%)

20.15M sq ft (73%)

Office

550K sq ft (21%)

1.4M sq ft (51%)

5.55M sq ft (20%)

Retail

230K sq ft (9%)

150K sq ft (5%)

1.4M sq ft (5%)

Social Infrastructure

90K sq ft (3%)

50K sq ft (2%)

400K sq ft (1%)

Total Units

2,670

1,720

30,470

Total Residents

4,176

2,710

46,090

Total Jobs

3,952

7,680

33,990

Full Absorption Year

2026

2030

2045

* Volume 3 includes Keating West in the River District.
** The size of each district in the table includes open space and rights of way within its borders. For instance, this is why
Quayside is described as 7 hectares, while including only 4.9 hectares of developable land.
*** Numbers reflect gross floor area ratio, inclusive of rights of way. Retail includes production space at Quayside.

systems intoQuayside
Westfor
andthose
to
proposes
serve asand
leadVilliers
developer
identify capable operators or partners to run

systems in Quayside and Villiers West and to
those systems. Importantly, serving as lead

identify capable operators or partners to run
developer of advanced systems is distinct

those
systems.Labs’
Importantly,
serving as deploylead
from Sidewalk
role in technology
developer
advanced
systems
is distinct
120), which
concerns
the
ment (see of
Page
sourcing
or creation
individual
technologifrom
Sidewalk
Labs’ of
role
in technology
cal solutions.

deployment (see Page 120), which concerns
the sourcing or creation of individual
As reflected
reflected in
in the
the following
following table,
As
table, vertical
vertical
technological
solutions.
development at Quayside and Villiers West
development at Quayside and Villiers West

represents a small percentage (about 16 per-

represents a small percentage (about 16

cent) of projected development for the overall

percent)
of projected development for the overall
IDEA District.
IDEA District.

with local partners.
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Villiers West
(led by Sidewalk Labs)

Build Plan (GFA)***

partners.
would serve as the lead developer and work
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Quayside
(led by Sidewalk Labs)

Percent of IDEA
District Development
Program

dependent vertical real estate development

projects that serve distinct functions and on a

Phase 2

Scale

Sidewalk Labs’
Sidewalk
Labs’ proposal
proposalcentres
centres on
ontwo
twointer-

interdependent vertical real estate development

Phase 1

86

The economics
associated with
each transaction are
discussed in Chapter 3.

Critically,asas
part
of overall
an overall
transaction
Critically,
part
of an
transaction
involving
involving
Villiers
West,
Sidewalk
Labs is incurVilliers
West,
Sidewalk
Labs
is incurring

future developers to receive the benefits of

ring higher-than-market
real
estate
costs atto
higher-than-market
real estate
costs
at Quayside,
to prove
the
— and to enable
Quayside,
prove
the model
— and
to model
enable third-party

lower risk and cost.

third-party
employ
these same
developers
to developers
employ theseto
same
sustainable
sustainable construction methods and innoconstruction methods and innovative building systems
vative building systems on a cost-effective
on a cost-effective basis. For example, Sidewalk Labs
basis. For example, Sidewalk Labs is shoulderis shouldering the engineering, testing, and regulatory
ing the engineering, testing, and regulatory
costs necessary for the approval of tall timber,
costs necessary for the approval of tall timber,
environmentally friendly Shikkui plaster, and digital
environmentally friendly Shikkui plaster, and
electricity. This would pave the way for
digital electricity. This would pave the way for

these techniques and systems at substantially

The first
first two
two sections
sections that
thatfollow
follow describe
describe the
the
The
respective objectives, build programs, and

respective objectives, build programs, and

implementation plans for the developments

implementation plans for the developments

proposed for Quayside and Villiers West. The

proposed
for Quayside
and
Villiers
West.
The
third discusses
Sidewalk
Labs’
role as
a develthird
Sidewalk
Labs’ associated
role as a
operdiscusses
of the advanced
systems
with both parcels.
developer
of the advanced systems associated

with both parcels.

87

Build program

The Quayside Plan

The proposed
proposed Quayside development
The
development plan
plan
consistsof
of 10
10 buildings
consists
buildingson
onfive
fivesites
sitescomprising approximately 2.65 million square

comprising approximately 2.65 million square
feet of developed space. This would include

feet
of developed
space.
Thisunits,
wouldabout
include
approximately
2,600
housing

approximately
2,600be
housing
units, about
half
half of which would
purpose-built
rentals.
proposal
40 percent
of The
units
The
of
which
wouldalso
be includes
purpose-built
rentals.
at below-market
rates (with
20 percent
affordproposal
also includes
40 percent
of units
at
able housing units and 20 percent middle-

below-market rates (with 20 percent

income housing units). Non-residential uses,

affordable
housing
units
20 percent
andand
community
uses,
such as retail,
office,

As the
the lead
lead vertical
vertical developer, Sidewalk
As
Sidewalk
Labs would
would enter
enter into
into an
an agreement
with
Labs
agreement with

middle-income
units).
Non-residential
would account housing
for roughly
33 percent
of gross

Waterfront Toronto to plan, design, deliver,

extension of
of Queens Quay.
extension
Quay.With
Withthat
thatinformainformation,

and operate a mixed-use, mixed-income

tion, Sidewalk
made
a detailed
assess- of what
Sidewalk
LabsLabs
made
a detailed
assessment

Waterfront Toronto to plan, design, deliver,
and
operate a on
mixed-use,
mixed-income
development
the consolidated
properties
development
the consolidated
that togetheron
constitute
Quayside.properties
By tackfundamental
urbanQuayside.
challengesBy
with
ling together
that
constitute
powerful
new strategies,
the
development
tackling
fundamental
urban
challenges
with

ment of what the business as usual approach

to its development would look like.

It would also create meaningful value for

program, site plan, and delivery strategy.

density reduce the financial upside of the proj-

developers by accelerating project timelines

ect. Sidewalk Labs nevertheless opted for lower

by approximately 35 percent and improving

Using an iterative process, Sidewalk Labs

density to advance several key objectives for

predictability in regard to schedule and cost

the project, including expanding access to open

for any given development.58

and economic strategies into a proposed build

sultation and planning process, the Quayside

the plan, and revisited how best to integrate

plan is detailed in Volume 1. The planning

the numerous project elements into a singular

process involved frequent consultations with

strategy — all to maximize the impact of the

Waterfront Toronto, the City of Toronto, the

development of Quayside on achieving the

Province of Ontario, and the Government of

MIDP priority outcomes.

Canada as well as four public roundtables,
dozens of community meetings, six topic-

As a result of this deliberate process, Sidewalk

specific advisory boards, hundreds of one-on-

Labs is confident that the build program, site

one and small group meetings, and a Residents

plan, and development strategy proposed for

Reference Panel. Overall, Sidewalk Labs

Quayside serve as a realistic and comprehensive

heard from more than 20,000 Torontonians.56

basis for Implementation Agreements. Sidewalk

Sidewalk Labs considered numerous designs

Labs expects that the plan, as with all develop-

and build plans, explored potential urban

ment proposals, will evolve further as it advances

innovations and how to integrate them, and

through the design and approvals process.

emerged with a comprehensive strategy for
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achieving the objectives in the RFP and the PDA.

Objectives

Working
alongside
Waterfront
Toronto,
Sidewalk Labs
Working
alongside
Waterfront
Toronto,

The Quayside
The
Quayside Plan
Planwould
wouldachieve
achievethe
theobjecobjectives set out in

Sidewalksubstantial
Labs reviewed
substantial
feedback
reviewed
feedback
from stakeholders
to
from stakeholders
prepareideas
an inventory
prepare
an inventory oftopromising
to integrate

tives
set and
out in
the
RFP demonstrating
and the PDA: demonthe
RFP
the
PDA:
replicable and scalable

of promising
ideas to integrate
into a holistic
into
a holistic development
plan for Quayside.
Labs
development
plan
for Quayside.
Sidewalk
Sidewalk
Labs next
reviewed
the broader
physical,

enhance sustainability, increase affordability,

Innovation and Funding Partnership Proposal

and use of mass timber is expected to reduce
development by approximately 20 percent.

continuously weighed alternatives, adjusted

ing existing precinct plans, zoning bylaws,
analyses of market economics and waterfront
analyses of market economics and waterfront
development patterns, and pre-existing concept plans
development patterns, and pre-existing confor specific elements, such as the
cept plans for specific elements, such as the

The combination of off-site prefabrication

lower density and forgoing a request for greater

Completed during an intensive 18-month con-

next reviewed
the broader
physical,
social, and
social,
and economic
context around
Quayside,
economic
context
around
Quayside,
includincluding
existing
precinct
plans,
zoning bylaws,

3,900
full-time
permanent
jobsfeet
andof12,000
Notably,
the 2.65
million square
devel-

labour and materials costs versus traditional

priority outcomes.
financial
viability of economic development

outcomes.

a digital management system that coordisupply chain from conception to completion. The
nates the entire supply chain from conception
design and fabrication approach also includes a
to completion. The design and fabrication
series of components, such as flexible wall systems
approach also includes a series of compoand hybrid building cores, intended to support a range
nents, such as flexible wall systems and hybrid
of housing and unit types. As part of a holistic
building cores, intended to support a range
transaction and alongside local partners, Sidewalk
of housing and unit types. As part of a holisLabs will catalyze an investment of up to $80 million in
tic transaction and alongside local partners,
this
Ontario-based
factory.
Sidewalk
Labs will
catalyze an investment of

zoning bylaw.57 Proposing a development with

urban design, public feedback, site planning,

that advances Waterfront Toronto’s priority

design
excellence
while
accelerating
thea digital
design
and
procurement
phases,
and develop
design
and
procurement
phases,
and
develop
management system that coordinates the entire

of developable space allowed in the existing

cept demonstrating the benefit, feasibility,

demonstrating
the benefit,
feasibility,
and
Toronto’s
ment that advances
Waterfront

be coma library
of building
that could
that
could be
combinedparts
in thousands
of permutations
bined
in
thousands
of
permutations
to ensure
to ensure design excellence while accelerating
the

up to $80 million in this Ontario-based factory.

Canadian
construction
jobs.
oped space
is less than the
3 million square feet

The Sidewalk Labs team developed plans

Sidewalk
would
build atofactory
Ontario
would
buildLabs
a factory
in Ontario
processin
mass
to
process
mass
timber
building
parts,
create
timber building parts, create a library of building
parts

construction jobs.

gross floor area, resulting in approximately

would look like.

integrating urban innovations, people-centred

would
serve as
a model
and proof of
concept
and financial
viability
of economic
develop-

full-time
permanent
and 12,000
Canadian
uses,
would
account jobs
for roughly
33 percent
of

the business as usual approach to its development

would serve as a model and proof of con-

powerful new strategies, the development

floor area,
approximately
3,900
uses,
such resulting
as retail, in
office,
and community

project:
with one with
or more
Sidewalk
Labs
ment project:
onepartners,
or more
partners,

strating replicable and scalable systems that

systems that enhance sustainability, increase affordability,
and
a worldworld- class sustainable,
and benefit
benefit the
the broader
broaderpublic.
public. As
As a
mixed-use,
mixed-income
development,
the development of
class sustainable,
mixed-use,
mixed-income
development,
the
development
of Quayside
Quayside
would
serve
as a powerful
catalyst for inclusive
would serve
as a powerful
catalyst
forwaterfront
inclusive and beyond.
economic
growth
across the
eastern
economic growth across the eastern waterfront and beyond.

and publicly accessible space; accommodating stoa and flexible spaces that require taller
ceiling heights, thereby reducing total floors;

Housing

and enabling sustainable tall timber construc-

The total
total residential
residential gross
gross floor
floor area
area of
of the
the
The

tion, which may create limits on building heights
Formore
moredetails
details
For
on the

in the 30- to 35-storey range. Sidewalk Labs

on the Quayside
development plan, as
plan,
well innovations
as the
well as the
helping that plan
innovations helping that
achieve quality-ofplan
achieve
life objectives,
see
the
“Quayside
Plan”
quality-of-life objectives,
chapter of Volume 1.

will refine the Quayside plan as it prepares a

see the “Quayside Plan”

Building design

chapter of Volume 1.

All
buildings
would
be built
with awith
system of
AllQuayside
Quayside
buildings
would
be built

Quayside development

mately 1.78 million square feet, with approxi-

1.78 million square feet, with approximately
mately 2,600 residential units.

Development Plan Application for Quayside

2,600 residential units.

after approval of the MIDP and may adjust the

To
long-term
affordability,
roughly
affordability,
Tohelp
helpimprove
improve
long-term

build program through this process.

roughlysquare
980,000
feet of
residential
980,000
feetsquare
of residential
space
(more than
space
(more
than
units)
would be dedi1,250
units)
would
be 1,250
dedicated
to purpose-built

a system
mass timber
construction
mass
timberof
construction
to demonstrate
the
to demonstrate
the
significant
benefits
to
significant
benefits to
project
speed and
sustainability
project
speed
and sustainability
over tradiover
traditional
concrete
and steel construction.
This
tional
concrete
and
steel
construction.
This
construction would incorporate other innovations that

construction
wouldaccelerate
incorporate
other innovaimprove
sustainability,
construction
sustainability,
accelerate
tions that
speeds,
andimprove
enhance building
safety, including
construction speeds, and enhance building
mist-based fire suppression, Shikkui plaster that is as
safety, including mist-based fire suppresfire-resistant as drywall but more environmentally
sion, Shikkui plaster that is as fire-resistant
friendly, and low-voltage energy systems.
as drywall but more environmentally friendly,
and low-voltage energy systems.
Sidewalk
Labs
proposes
to advance
these these
efforts
Sidewalk
Labs
proposes
to advance
effortsathrough
a newdevelopment
economic developthrough
new economic
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Quayside development
development would
would be
Quayside
be approxiapproximately

cated to
rentals.
To address
the
rentals.
To purpose-built
address the affordable
housing
shortage
affordablemiddle-and
housing shortage
confronting
low-incomeconfronting
Torontonians,mid-

Sidewalk
dle- andLabs
low-income
Torontonians,
Sidewalk
would offer
40 percent of housing
units
Labs
would
offer
40
percent
of
housing
units
at below-market prices, with 20 percent of units
at below-market prices, with 20 percent of
dedicated to affordable housing and another 20
units dedicated to affordable housing and
percent to below-market rentals for middle-income
another 20 percent to below-market rentals
households. Roughly a quarter of the affordable
for middle-income households. Roughly a
housing units would meet the city definition of “deep
quarter of the affordable housing units would
affordability.”
meet the city definition of “deep affordability.”
To further expand affordable options for
middle-income households, the plan would
also apply a novel shared equity model for
an estimated 125 units, allowing residents to
purchase a share of equity in an apartment
without a large down payment.
89

Sidewalk
LabsLabs
wouldwould
seek to establish
mixed-income
Sidewalk
seek toaestablish
a

At any given time, Sidewalk Labs anticipates

community
not only across
the neighbourhood
butacross
also at the
mixed-income
community
not only

that stoa space would accommodate retail

the neighbourhood but also at the building

(40–80 percent); other commercial uses (15–

building level. The goal is to distribute affordable and

below-market units throughout Quayside. Current plans have not

level. The goal is to distribute affordable and

45 percent); schools, health clinics, and other

below-market units throughout Quayside.

forms of social infrastructure (5–10 percent);

Current plans have not yet finalized the spe-

and production uses (1–5 percent).

yet finalized the specific distribution, which would be a

component of the next phase of development planning.

cific distribution, which would be a component
of the next phase of development planning.
The housing program would also address the
shortage of family-size housing units. At least
1,000 units (40 percent of the total) would

As is
is typical, retail is
As
is expected
expected to
to occupy
occupy at
at least
least
of Quayside’s
ground-floor
space.
half
ofhalf
Quayside’s
ground-floor
space.
Flexible
Flexible floor plates and reduced fit-out costs

floor plates and reduced fit-out costs would allow
would allow for a mix of retailers of all sizes

for
a ambitions.
mix of retailers
of allplan
sizes
and
ambitions. The
and
The stoa
also
incorpo-

have two or more bedrooms. The residential

stoa
also incorporates
spaces for
ratesplan
production
spaces forproduction
light manufactur-

plan also incorporates shared facilities for the

building code system
ing. An
outcome-based
light
manufacturing.
An outcome-based
building

benefit of the building community, including to

wouldsystem
ensurewould
that such
uses
remain
code
ensure
that
suchcompatuses remain

assist families, children, and seniors.

ible with a mixed-use environment and are

compatible with a mixed-use environment and are
respectful of neighbours.

Employment
Sidewalk
would
dedicate
roughly
33 percent
of
SidewalkLabs
Labs
would
dedicate
roughly
33 per-

Social Infrastructure

centspace
of total
space inapproximately
Quayside, approximately
total
in Quayside,
870,000
870,000
square
feet, to non-residential
uses.
square
feet,
to non-residential
uses. This commitment

The Quayside plan would integrate space for

This commitment
seeksdevelopment
to promoteobjectives
economic
seeks
to promote economic
development
objectives
and a
and
a mixed-development
model,
inmixed-develwhich a variety of

opportunities for community organizations

opment
model,
in which
a variety
of spaces
spaces
would
support
employment,
commercial,
and
commercial,
and
would
support
employment,
community uses. Office or production spaces would

For more on jobs
in Quayside, see
the “Economic
Development”
chapter of Volume 1.

respectful of neighbours.

social infrastructure from the start, creating
The Quayside Plan

and local service providers to activate these

The
Quaysidedeliver
Plan wouldon
deliver on
would

spaces, strengthen the community, and help

Waterfront
Toronto’s priority
outcomes,
Waterfront
Toronto’s

community members thrive. The Quayside

priority outcomes,
enhance the quality of urban life.
employing innovative
strategies to enhance
the quality of urban
life.

Public Realm

Public Realm

Build program summary

Build program summary

Sidewalk Labs’ proposal for Quayside includes

The build program for Quayside deviates from

roughly 4 hectares of public open space and

the existing precinct plan, zoning bylaws,

a range of spaces designed to appeal to

and a business as usual (BAU) development

different user groups, from traditional parks,

approach. In some cases this results from

to reclaimed street space made possible

the development of a detailed plan. In most

by a series of street design changes, to new

cases, this results from deliberate decisions to

school and daycare facility and 30,000 square

opportunities for enjoying Toronto’s lake-

prioritize the shared objectives of Waterfront

feet of stoa spaces for evolving community

front. The public realm program includes four

Toronto and Sidewalk Labs.

uses. The plan allocates community space for

major anchors: Parliament Slip (6,000 square

employing innovative strategies to

community uses. Office or production spaces
make up 570,000 square feet of this space. These
would make up 570,000 square feet of this
would accommodate a range of businesses, provide a
space. These would accommodate a range of
sizable base of economic activity, and set the stage
businesses, provide a sizable base of ecofor significant economic generation within the larger
nomic activity, and set the stage for signifieastern waterfront. Development of Quayside alone
cant economic generation within the larger
would create 3,900 direct jobs and 12,000 short-term
eastern waterfront. Development of Quayside
construction jobs.
alone would create 3,900 direct jobs and

plan allocates approximately 4 percent of floor

health care and community service delivery

metres), Parliament Plaza (6,000 square

The table that follows summarizes these

12,000 short-term construction jobs.

alongside proactive health programming as

metres), Queens Quay (7,500 square metres),

departures, with a description of the underly-

well as for participation in civic and cultural

and Silo Park (5,000 square metres).

ing rationale.

space, or up to 100,000 square feet, to social
infrastructure, including approximately 60,000
square feet for a co-located elementary

Ground-floor stoa

activities and the development of digital skills.

The Quayside
Quayside program
The
program dedicates significant
significant

Supporting infrastructure

The Quayside program has been distributed

for ongoing education programs, such as

portionsof
ofthe
thelower
lowertwo
twofloors
floorsof
ofbuildings
buildingsto
portions

pop-up libraries and community mentorships.

Sidewalk Labs’ proposal calls for the develop-

further refinement through the approvals and

ment of new advanced systems (see Page 114).

implementation processes.

The Quayside Plan would also provide space

to animated and publicly accessible uses,

animated and publicly accessible uses, an

across five development parcels, subject to

an approach dubbed “stoa” in tribute to the

approach
dubbed “stoa” in tribute to the
Ancient Greek structures that played a range
Ancient
Greek structures
that
played art
a range
of civic functions,
acting as
markets,
galleries,
and teaching
This modern
of
civic functions,
actingspaces.
as markets,
art
stoa will foster
a diversespaces.
urban ecosystem
of
galleries,
and teaching
This modern

traditional retailers, pop-ups, public markets,

stoa will foster a diverse urban ecosystem of
restaurants and cafés, light manufacturing

traditional
retailers, pop-ups, public markets,
and production facilities, and community

restaurants
cafés, light manufacturing
and
spaces. The stoa
gathering orand
service-delivery
concept, which
allows
spaces
to shiftgathering
seamproduction
facilities,
and
community
lessly
between uses,
would The
occupy
or
service-delivery
spaces.
stoa400,000
concept,
square feet in Quayside or 15 percent of the

which allows spaces to shift seamlessly
total development program.

between uses, would occupy 400,000 square
feet in Quayside or 15 percent of the total
Ch—2
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Fig. 2.2

Program
Components

Quayside BAU and Sidewalk Labs comparison
Program
Components

Business as Usual
Quayside Approach

Residential

Commercial

Stoa
(the lower
two floors)

3.2M sq ft
(GFA)

2.7M sq ft of
residential GFA;
20% Affordable
Housing

Rationale / Impact

2.65M sq ft*
(GFA)

The Quayside plan establishes a model for achieving
Waterfront Toronto’s priority outcomes and incorporating the approaches and advanced systems described
in the MIDP. A critical element of the plan is factory-built
tall timber construction, which is more sustainable and
speeds up construction times. Currently, a height limitation constrains the density achievable with tall timber.

Advanced
Building
Systems

1.8M sq ft of
residential GFA;
20% Affordable
Housing and 20%
additional belowmarket housing

The Quayside plan creates a mixed-income community,
offering 40 percent of housing units at below-market
rates and outpacing recent development on the waterfront and downtown. To create a complete, mixed-use
community, the Quayside plan reduces residential space
to allow for more commercial, retail, and social infrastructure space.

300K sq ft of

550K sq ft of

To catalyze economic development opportunities

commercial GFA

commercial GFA

and create jobs, the Quayside plan nearly doubles the
amount of commercial space to create a mixed-use
environment and increase job creation. Quayside alone
is projected to create 3,900 permanent full-time jobs.

A BAU plan would not
include stoa space
type.

400K sq ft of stoa GFA
includes retail,
social infrastructure,
and office

Sidewalk Labs’ flexible stoa spaces are designed to
accommodate retail, commercial, production, and social
infrastructure uses, creating vibrant, adaptable public
spaces and streets.

Infrastructure
Systems

A BAU build plan would
not include social
infrastructure.

90K sq ft of social
infrastructure GFA

Quayside’s proposed community spaces include the
Care Collective, a space for the co-location of health
care and community services, as well as the Civic
Assembly, a hub for community, arts, and cultural
gatherings, and for an elementary school. These spaces
would exist near cultural and recreational areas to nurture the interactions that build relationships and forge a
healthy, vibrant, and engaged community.

Roughly 3.6 hectares
of public open space

Roughly 4 hectares
of public open space
and a range of spaces
designed to appeal to
different user groups

Sidewalk Labs’ Quayside plan features an expansive public realm designed to bring together residents, workers,
and visitors of all ages and abilities and to remove traditional barriers between indoors and outdoors, public
space and private space, and land and water.

Ubiquitous internet
connectivity

Sidewalk Labs plans to catalyze digital innovations that
help tackle urban challenges and establish a new standard for the responsible collection and use of data.

Digital Innovation
Digital Communications
Network

Ch—2

Buildings account for
roughly 60 percent of
Toronto’s greenhouse
gas (GHG) emissions,
primarily due to burning natural gas for
heat and hot water.

Buildings feature
ambitious energy-efficient construction,
meeting Toronto
Green Standard Tier 4
for GHG intensity.

To reduce greenhouse gas emissions and strive towards
a climate-positive neighbourhood, Sidewalk Labs’ plan:

Primary reliance on
gas infrastructure

Thermal grid;
advanced power grid
using solar energy and
battery storage; smart
disposal chain; underground pneumatic
tube system; active
stormwater system

To reduce GHG emissions and strive towards
a climate-positive neighbourhood, the plan:

Standard broadband
services available in
Toronto

Innovation and Funding Partnership Proposal
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Reduces buildings loads: heating, cooling, ventilation, and other systems needed for comfort
Recycles every source of “waste” heating or cooling created in its own buildings

Shifts from gas infrastructure to cleaner electricity and proposes to use new digital tools to help
manage energy consumption
Features a series of technological and policy
advances to exceed Toronto’s goals for landfill
diversion and waste removal

LRT

LRT is built through
traditional public
funding and financing,
but construction does
not begin until 2030
(or later).

Credit support accelerates financing for
segments within the
IDEA District, and
construction begins in
early 2020s.

LRT extension would connect residents to employment
hubs, draw workers and visitors to the waterfront from
all over the city, and enable greater density and growth
in the eastern waterfront.

Parking

2,400 car spots on-site

1,250 car spots
(500 on-site below
grade; 750 off-site)
3,778 short- and longterm bicycle spots

Sidewalk Labs designed a mobility approach that
reduces the need to own a car by providing safe, convenient, connected, and affordable options for every trip.
Limiting parking improves the quality of the pedestrian
experience on the sites by freeing up potential space for
plazas, sidewalks, and other public uses.

3,169 short- and longterm bicycle spots

Public Realm
Public Realm

Rationale / Impact

Mobility

Social Infrastructure
Social
Infrastructure

Sidewalk Labs’
Quayside Plan

Sustainability

Sidewalk Labs’
Quayside Plan

Buildings and Housing
Total Build
Program

Business as Usual
Quayside Approach

Roads

Challenges from
congestion less safe
for pedestrians/
cyclists

Mobility management
system; dynamic
curbs; adaptive traffic
signals; “people first”
street design

Sidewalk Labs’ innovations would reduce traffic congestion and encourage shared trips, provide passenger
loading zones during rush hour that could be used as
public spaces in off-peak times, and prioritize pedestrians and cyclists.

Freight

Challenges from
congestion and less
convenient delivery

A neighbourhood
freight “logistics
hub” connected to an
underground package
delivery system

Sidewalk Labs’ plan would dramatically reduce truck
traffic on surface streets and improve convenience for
residents and businesses.

Pedestrian /
Cycle

Less accessible

Pedestrian / cycling
network with wider
sidewalks, heated bike
lanes, and accessibility elements

Sidewalk Labs’ plan would encourage walking and
cycling and support people using wheelchairs or other
assistive devices; Sidewalk Labs estimates that its street
designs could provide 91 percent more pedestrian
space than a business as usual scenario.

* If Sidewalk Labs can increase the density in Quayside without impeding the innovation agenda, Sidewalk
Labs may seek to utilize a greater share of the 3.2 million square feet allowable in the as-of-right zoning.
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Upfront permissions.
TheQuayside
Quayside
plan
incorporates
new conThe
plan
incorporates
new construction
struction
techniques,
alternative
approaches
techniques, alternative approaches to curb
design,
The Supplemental
Tables include
a listing of the
upfront planning
and regulatory
permissions needed
to facilitate the
project.

to curb
design,
public
utility
tunnels
underutility
publictunnels
rights ofunder
way, and
a range
rights
of
way,
and
a
range
of
other
proposed
of other proposed modifications to standard

modifications to standard development
development approaches needed to carry out the
approaches needed to carry out the MIDP and
MIDP and achieve Waterfront Toronto’s priority
achieve Waterfront Toronto’s priority outoutcomes. As is common with real estate development
comes. As is common with real estate develprojects, particularly for large-scale projects such as
opment projects, particularly for large-scale
the one proposed, Sidewalk Labs would require a
projects such as the one proposed, Sidewalk
number of regulatory and planning permissions to
Labs would require a number of regulatory
proceed and implement the proposed innovations.
and planning permissions to proceed and

designedtoto
create
designed
create
a a

complete community
complete community
that integrates space
that
integrates
space for
for social
infrastrucsocial
infrastructure
ture from the start.

Sidewalk Labs proposes
Sidewalk
proposes to
to enter
enter into
into an
an

from the start.

financing,
delivery,
operation of
the be
development.
Suchand
an agreement
would

agreementwith
withWaterfront
WaterfrontToronto
Torontoto
toacquire
acquire
agreement

Toronto’s priority outcomes.

Land-use approvals process and timeline.

Quayside,
all subject
by Waterfront
Toronto
as spelled
out into
theapproval
Implementation
Toronto
as
spelled
out
in
the
Implementation
Agreements. The development plan would reflect the

Agreements. The development plan would
revision of all elements of the development program, site
reflect the revision of all elements of the develplan, and business plan to provide sufficient detail to
opment program, site plan, and business plan
proceed with the relevant approvals processes, finalize
to provide sufficient detail to proceed with the
financing, commence detailed design and construction,
relevant approvals processes, finalize financand inform occupancy strategies.
ing, commence detailed design and construction, and inform occupancy strategies.

ing, delivery, and operation of the Quayside

WaterfrontToronto
Torontowould
would perform
performaanumber
num- of
Waterfront

A few examples of required upfront permis-

Toronto would assess the Quayside plan to

ber of functions.
Consistent
withto
terms
to be in the
functions.
Consistent
with terms
be finalized

sions include:

confirm that it meets the requirements of

Quayside and undertake the design,

approval of the MIDP.
Implementation
Agreements between the

parties following approval of the MIDP.
Roles and responsibilities.

Sidewalk Labs
Labs proposes
Sidewalk
proposes to
to serve
serve as
as the
the lead
lead

developer of the vertical buildings in Quayside
developer
of the vertical buildings in Quayside
to prove the technical and economic mar-

to prove the technical and economic market

ket viability of the urban innovations core to

viability
of the
urban innovations
core toobjecachieving
Waterfront
Toronto’s overall
achieving
Waterfront
Toronto’s
overallcontives. These
objectives
would require

necting theThese
Quayside
verticalwould
development
objectives.
objectives
require to

advanced systems and integrating with them.
connecting
the Quayside vertical development
To realize the innovation agenda and desired

to advanced systems and integrating with

outcomes, Sidewalk Labs would need to invest

them.
To realize theininnovation
agendaand
and
disproportionately
the development

Ch—2

outcomes.the MIDP and achieve Waterfront
implement

outside equity capital.

between the
parties following
Agreements
would
be memorialized
in detailed

An overview of the
role of third parties
in advancing the
innovation agenda
and the development
of Quayside can be
found in Chapter 7.

side equity capital.

MIDP and
achieve
Waterfront
Toronto’s
Indeed,
this
is fundamental
if the
districtpriority
is to

Quayside and undertake the design, financ-

Quayside
development.
an agreement
memorialized
in detailedSuch
Implementation

See Chapter 5 for
additional details.

administrator, and is also open to seeking out-

administrator, and is also open to seeking

standard
for the
IDEA
District
asimplement
a whole. the
fundamental
if the
district
is to

The
strategy
detailed
in the in
MIDP
and —
Theintegrated
integrated
strategy
detailed
the—
MIDP

be embodied in legislation, regulations, or
regulations, or contractual arrangements with
contractual arrangements with government
government agencies or that can be secured through
agencies or that can be secured through planplanning approvals.
ning approvals.

developmentpartners,
partners,working
workingwith
withthe
thepublic
public
development

West — will inform and become standard for

Villiers
West
— will
and
become
the IDEA
District
as inform
a whole.
Indeed,
this is

an infrastructure
and transportation
masand
transportation master
plan, and a site remediation
ter
plan,
and
a
site
remediation
plan
for
plan for Quayside, all subject to approval by Waterfront

This certainty
can
be accomand constraints.
certainty
can be accomplished
through
upfront
plished through
upfront
permissions
that can
permissions
that can
be embodied
in legislation,

committedto
toseeking
seekingone
one or
or more
more local
local
isis committed

experience in Quayside and, later, in Villiers

the experience in Quayside and, later, in

implement the proposed innovations.

— requires
of certainty and
added
degreean
of added
certaintydegree
and predictability
predictability
concerning
concerning
the applicable
rulesthe
andapplicable
constraints.rules
This

Implementation

through
the
missions — after
being
validated
permissions
— after
being
validated
through

Uponapproval
approval
of the
MIDP,
Sidewalk
Upon
of the
MIDP,
Sidewalk
LabsLabs
would
would
prepare
a
detailed
development
plan,
prepare a detailed development plan, an infrastructure

and
the extent
it relies
on advanced
the
extent
to whichtoit which
relies on
advanced
systems and
systemsthat
and
solutions
that are
new to Toronto
solutions
are
new to Toronto
— requires
an

The
isis
TheQuayside
QuaysidePlan
Plan

The expectation
expectationis
is that
that these
these upfront
upfront perThe

desired
outcomes,
Labs would need
these systems.
implementation
of Sidewalk
to invest disproportionately in the development
To benefit from local knowledge, relationships,
and
implementation of these systems.

and expertise and to ensure that the Canadian

Sidewalk Labs anticipates that Waterfront

Waterfront Toronto would sell its Quayside

sell
Quayside
land holdings
Sidewalk Labs.
landits
holdings
to Sidewalk
Labs.to
Waterfront

Waterfront
oradministrator,
the public administrator,
would
Toronto, orToronto,
the public
would
assist Sidewalk
Sidewalk Labs
assist
Labs in
inpursuing
pursuingthe
thenecesnecessary
or actions from
sary approvals,
financial
contributions,
approvals,
financial
contributions,
or other
other actions from the city or other orders

the city or other orders of governments; would monitor
of governments; would monitor the perfor-

the
performance
of Sidewalk
mance
of Sidewalk
Labs; and Labs;
wouldand
fulfillwould
the fulfill the
various
various governance
governanceroles
roles incumbent
incumbentupon
upon itit as the
as theadministrator
public administrator
of theDistrict.
IDEA District.
public
of the IDEA

In
partners,
In addition
additionto
topotential
potentialreal
realestate
estatedevelopment
developSidewalk Labs
anticipates
ment partners,
Sidewalk
Labs anticipates
entering
into partnerships to
entering into partnerships to facilitate the

facilitate the detailed design, construction, and
detailed design, construction, and manage-

management of specific elements of the Quayside plan.
ment of specific elements of the Quayside

The
of partners
ultimately
engaged in
plan.inventory
The inventory
of partners
ultimately

implementing
the Quaysidethe
plan
is likely plan
to include
engaged in implementing
Quayside

development community can fully participate

is likely to entities,
include corporate
non- civic
corporate
non- profit entities,
organizations,
profit organizations, civic institutions, public

in and learn from the project, Sidewalk Labs

sector entities.

Innovation and Funding Partnership Proposal

the IDEA District. Entitlements for the plan

finalized in the Implementation Agreements,

Implementation Agreements, Waterfront Toronto would

institutions, public sector entities.

See Chapter 5 for
a more detailed
description of the
approvals process
and timeline for the
development of
Quayside.

Permission
to construct
tunnels
under
rights
Permission
to construct
tunnels
under

would require City Council approval and would

rights
way to
enable
the underground
of way
to of
enable
the
underground
freight

otherwise proceed through the traditional

freight management system, the pneumanagement
system, the pneumatic waste

development application processes. Sidewalk

matic waste system, and the thermal

Labs estimates that construction on a portion

grid;

of Quayside could commence as early as 2021

system, and the thermal grid;

and that the entirety of Quayside could be
Reductions in
in parking
parking and
and loading zoning
Reductions

completed by the end of 2026.

requirementsas
aspart
partof
ofan
anoverall
overall plan
plan to
to
requirements
reduce traffic congestion and increase

reduce traffic congestion and increase
mobility options;

mobility options;

Permission to
to put
put heating
heating and
and LED
LED lights
Permission
lights
into pavement to allow “green waves,”
into
pavement to allow “green waves,”

melt snow, and otherwise improve mobil-

melt snow, and otherwise improve
ity; and

mobility; and
Permission to
to apply
apply certain
certaininnovative
innovative
Permission
buildingtechniques,
techniques, including
including a
a flexible
flexibuilding
ble interior wall system that speeds up

interior wall system that speeds up

construction times and allows spaces to

construction
times
and allows
spaces to
adapt quickly
to a variety
of uses.
adapt quickly to a variety of uses.
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Economics
See Chapter 6 for the
range of strategies
Sidewalk Labs
proposes to mitigate
the risk of innovative
solutions for
governments and for
Waterfront Toronto.

The
Theinnovation
innovationagenda
agendaproposed
proposedin
inQuayside
Quayside
designedto
todeliver
deliveron
onWaterfront
WaterfrontToronto’s
Toronto’s
isisdesigned

TheQuayside
Quayside plan
plan is only
The
only feasible
feasible ififall
allparties
parties

programmatic
priorities.
Scaleisisnecessary
neces- for
programmatic
priorities.
Scale

recognizethat
thatthe
therisk
riskprofile
profileassociated
associatedwith
with
recognize

many of the innovations initiated in Quayside to

forging new development models and proving

become
financially
viable to
and
to achieve
maximize their
to maximize
their ability
help

forging new development models and prov-

ing the effectiveness and financial viability of

Quayside detailed timeline

sary for many of the innovations initiated in
Quayside to become financially viable and

2019
2020
2021
2022
2023
2024
2025
2026
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

the effectiveness and financial viability of

ability
to helpToronto’s
achieve priority
Waterfront
Toronto’s
Waterfront
outcomes

innovative
is fundamentally
different
from that solutions
of a market
standard project.
This is

aroundoutcomes
economicaround
opportunity,
new mobility,
priority
economic

Quayside

precisely
obstacle
that limits
meaningful
from
that ofthe
a market
standard
project.
This is

housing affordability,
sustainability,
and urban
opportunity,
new mobility,
housing affordability,

Quayside
Development Plan

innovation
the urban
environment.
Sidewalk
precisely
theinobstacle
that
limits meaningful

sustainability, and urban innovation, which is

innovation in the urban environment. Sidewalk

why
the Quayside
isolation is
development
anddevelopment
other projectin
elements)

innovative solutions is fundamentally different

Labs’ proposal offers a roadmap for overcoming this obstacle, while ensuring that the inter-

innovation, which is why the Quayside development in isolation (without the Villiers West

the
development
and
Labs’ proposal offers a roadmap for overcoming (without
not likely
toVilliers
achieveWest
market-rate
returns.
ests of Sidewalk Labs and the public sector
other project elements) is not likely to achieve
this
obstacle,
while
ensuring
that
the interests
remain
aligned
as the
project
progresses.
of Sidewalk Labs and the public sector remain
Sidewalk
is prepared
to work with partaligned
asLabs
the project
progresses.

ners, lenders, and other market participants
to finance the development of Quayside.
This requires a willingness to pursue a new
but worthy development model and to delay
the realization of financial upside. Second,
Sidewalk Labs is prepared to bear the cost of
the research and development embedded in

More detail on the
proposed Quayside
transaction
methodology can be
found in Chapter 3.

Fig. 2.3

the Quayside development program.

Under
Underterms
termstotobe
bedetailed
detailedininthe
the
ImplementationAgreements,
Agreements,Sidewalk
SidewalkLabs
Labs
Implementation
andits
itslocal
localdevelopment
developmentpartners
partnerswould
wouldbe
be
and
responsible for funding — including through

responsible for funding — including through
borrowing — the development of Quayside

borrowing
— the total
development
of Quayside at
at an estimated
cost of approximately

In taking responsibility
for delivering this
market-rate
returns.

program, Sidewalk Labs and its local partners
would take the traditional risks and receive the
traditional revenue streams associated with
a real estate project, including rental income,
unit and asset sales, developer fees, and
income from capital events.
In transacting for the Quayside properties,
Sidewalk Labs would propose to pay
Waterfront Toronto a price that places the cost
and risk of the innovation agenda on Sidewalk
Labs, while recognizing that Waterfront
Toronto would receive some of the value for
its land in a direct payment and some by
achieving the policy objectives it laid out in the
Quayside RFP and prior precinct planning.

Development Plan

Formal application submitted to city

Infrastructure
& Transportation
Master Plan

Finalized; EA areas identified

Site Remediation
Plan

Submitted to MOE

Municipal
Development
Approvals

City Council Approval of
Zoning, DPOS, & first SPA

Ongoing
SPA approvals

Submit
Development
Application
Preliminary
Staff Report
to City Council
Issues & Detail
Resolution
Formal Community
Meeting(s)
Final Staff
Recommendation
Report to Council
Statutory Meeting
at Council
City Council
Approval of
Zoning & DPOS
Ongoing Site Plan
Approval per Parcel

an
total
cost
ofreflects
approximately
$2
$2estimated
billion. This
total
cost
the higher-than-market
costs
of the innovation
billion.
This total cost
reflects
the

agenda at Quayside,
suchofas
higher
build costs
higher-than-market
costs
the
innovation
to prove a new model of advanced timber

agenda at Quayside, such as higher build costs
construction, higher soft costs to integrate

toinnovations
prove a new
ofplaster
advanced
likemodel
Shikkui
andtimber
digital

Environmental
Assessment Approvals

EA Approved

Site Remediation Record of Site
Condition

RSC Issued

Construction
Timelines & Building
Permits for QS1 & QS2

construction,
higher
softbuilding
costs todesign
integrate
electricity into
a single
for the
first time and
the
necessary
approvals,
innovations
likeobtain
Shikkui
plaster
and digital

Site Prep
& Excavation

Construction Timeline
& Building Permits for
QS3, QS4, & QS5

and extrainto
investment
to make design
ground-floor
electricity
a single building
for the
spaces flexible to enable more community

first time and obtain the necessary approvals,

Horizontal
First BP
Infrastructure
Site Prep
& Excavation

OCC
OCC
Starts Complete
Horizontal First BP
Infrastructure

OCC
OCC
Starts Complete

uses and diversity of retail spaces. It also

and
extraininvestment
to make
ground-floor
results
a program with
greater-than-stan-

DPOS = Draft Plan of Subdivision; MOE = Ministry of Environment; EA = Environmental Assessment;
RSC = Record of Site Condition; BP = Building Permit; OCC = Occupancy; SPA = Site Plan Approval;

spaces
flexiblerisk
to enable
more
community
uses
dard revenue
because
features
such as

see Volume 1 for details on Quayside sites 1 through 5.

residential
withspaces.
less parking
and
morein a
and
diversityunits
of retail
It also
results
buildings
thatgreater-than-standard
combine both residential
and
program
with
revenue
commercial uses could contribute to lower

risk because features such as residential units
condo prices.

with less parking and more buildings that
combine both residential and commercial uses
could contribute to lower condo prices.
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East
ern A
ve

Bro

pioneered at Quayside and spur economic

projects in decades: a long-term flood protec-

activity on the waterfront. Rather than serving

tion plan that would renaturalize the mouth of

solely as new live-work communities, Villiers

the Don River.59 The completion of the project

West would function as an extension of the

will protect large swaths of the Port Lands

city — serving as an expanded downtown area

from flood risk, create a more naturalized and

and building on the work of Waterfront Toronto

resilient environment, and transform a portion

and governments to drive economic activity

of the Port Lands into Villiers Island, a distinct

eastward along the waterfront.

Ave

ambitious urban infrastructure improvement

Keating
West

Keating East

Lake Shore Boulevard
Keating Channel

Villiers
West

Villiers
East

Innovation
Campus

McCleary

Commissioners St

Inner
Harbour

Don
Polson Slip

River

development area.
Upon completion of the Don River
developing Villiers Island as a “destination or

need to combine the parcels proposed for the

catalytic use that would spawn and support

new campus with parcels owned by the City

regeneration efforts and bring people to the

of Toronto and Ports Toronto. To enable the

Island in early stages of its development.”60

creation of these new economic development

The Villiers Island Precinct Plan expanded

assets and realize the catalytic potential of

on this vision and called for a catalytic use

Villiers West sooner, Sidewalk Labs proposes

of Villiers Island to reinforce its potential as a

to execute a land transaction to vertically

regional destination.61 Sidewalk Labs assessed

develop the area, with development partners.

Polson
Quay

Expanded Film Studio
and Media District

nel

n
Ship Cha

The
Hearn

South Ship
Channel
e
Unwin Av

St

Naturalization work, the government would

Cherry

The Port Lands Planning Framework calls for

Don Roadway

Labs would further prove out the solutions

Quayside

East
Bayfront

levels of government jointly began the Port
Lands Acceleration Initiative, one of the most

uay

iew
adv

Queens Q

In 2012, Waterfront Toronto and all three

East
Harbour

Ports
Toronto

numerous sites for a new economic hub and
concluded that the western end of Villiers
Island was ideal in several respects. Most

Objectives

Eastern
Channel

importantly, it can accommodate the scale

Under the proposed development plan,

and footprint required for a mixed-use com-

Sidewalk Labs would serve as an economic

munity centred around a new catalytic use: an

catalyst — accelerating the development of

urban innovation campus.

Villiers Island.62 By advancing this proposal,
Sidewalk Labs would integrate Villiers West into

Sidewalk
proposes
to build
the Villiers
West
SidewalkLabs
Labs
proposes
to build
the Villiers

the innovative urban plan started in Quayside,

West Innovation
Urban Innovation
which
would
Urban
Campus, Campus,
which would
extend
the
extend thebegun
innovations
begun
Quayside
and
innovations
at Quayside
andat
co-locate
a series

advancing the objectives of the RFP into the

co-locate
series of economic
development
of
economicadevelopment
assets, including
a new
assets,
including
a
new
Canadian
headquarCanadian headquarters for Google and the Urban

ment opportunities in the Port Lands. The

ters for Google
and
theapplied
Urbanresearch
Innovation
Innovation
Institute,
a new
a
new
applied
research
institution.
Institute,
institution. The proposal would represent
the first

The proposal would represent the first phase
phase of implementation of the River District concept
of implementation of the River District conplan described in Volume 1. By increasing density
cept plan described in Volume 1. By increasing
throughout Villiers West and supporting a wider mix of
density throughout Villiers West and supportuses and spaces, Sidewalk
ing a wider mix of uses and spaces, Sidewalk
Ch—2
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River District and creating jobs and employ-

Ward’s
Island

Outer
Harbour

Cherry
Beach

0

Map

Villiers West

250 Metres

IDEA District
River District

Villiers West proposal would create an ecosystem of growth and employment-generating activity at Villiers West, with the potential
to spark similar growth at broader scales.
Without the addition of the urban innovation
campus on Villiers Island, establishing the
IDEA District as a vibrant centre of commerce
is unlikely.
98
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Google’s Canadian
headquarters

Fig. 2.4

Villiers West proposed program mix
Total GFA

2,750,000 sq ft
(100%)

Residential
(GFA)
1,150,000 sq ft
(42%)

Commercial (GFA)

1,400,000 sq ft
(51%)

Retail
(GFA)
150,000 sq ft
(5%)

Social
Infrastructure

As
within the
Aspart
partofofan
anagreed-upon
agreed-upontransaction
transaction

In Villiers West, Sidewalk Labs would allocate

within
the IDEA
District,commits
Alphabet
IDEA
District,
Alphabet
tocommits
establishtoa

nearly 60 percent of the total development

establish
a new
Canadian headquarters
forthe
new
Canadian
headquarters
for Google on

program (approximately 1.6 million square

Google on the western edge of Villiers Island.

feet) to non-residential uses. Departing from

Alphabet would target up to 500,000 square

the existing precinct plan, this approach

50,000 sq ft

western edge of Villiers Island. Alphabet would

(2%)

target
up to 500,000
feet,towhich
would
would besquare
sufficient
accommofeet, which

be
sufficient
to as
accommodate
as majority
many as of
2,500
date
as many
2,500 jobs, the

Villiers West is a 7.8-hectare parcel of publicly
owned land, representing approximately a
third of the development area of the Villiers
Island Precinct Plan. Consisting of six new
sites, Villiers West would straddle the new
Cherry Street alignment and would be served
by the proposed LRT extension. The parcels

actual hiring
will depend
market
condi- on
employees
(though
actualon
hiring
will depend

opportunities, including more commercial,

parcels to the east.

within
a connected,
mixed-use
public campus
of
imately
2 million square
feet. Adjacent
to a

those spelled out in the MIDP. The expectation
stakeholders through a collaborative process

planned LRT stop
and Promontory
the to
approximately
2 million
square feet. Park,
Adjacent
headquarters
serve as anPark,
anchor,
anew
planned
LRT stop would
and Promontory
the

similar to the approach taken for Quayside.

new headquarters would serve as an anchor,

is to refine and further develop the plan with

Building design

total development of 2.75 million square feet.
Intended to advance the program begun at

environmentally friendly Shikkui plaster, and

as Sidewalk Labs and Waterfront Toronto

developmentofofQuayside,
Quayside,would
would establish
establish a
development

advance the project post-approval of the MIDP.

sufficienttotojustify
justify
masstimber
timberpipeline
pipelinesufficient
mass
anan

The build plan for Villiers West — less developed than the detailed plan for

The build plan for Villiers West — less develQuayside, which would be built first — centres on three core components: a new

opedheadquarters
than the
plan
for Quayside,
Canadian
for detailed
Google; the Urban
Innovation
Institute, a new non-profit
academic
institution;
andbe
a network
mixed-use
surrounding spaces.
Together,
which
would
builtoffirst
— centres
on three
these components would form the Villiers West urban innovation campus.

of a holistic transaction and alongside local
partners, Sidewalk Labs would catalyze an

Sidewalk
Labs
catalyze
of
investment
of would
up to $80
millionan
in investment
this Ontariobased
factory
important
economic
up
to $80
millionasinan
this
Ontario- new
based
factory

ters for Google; the Urban Innovation Institute,

development
As noteddevelopment
in the Quayside
as
an importantproject.
new economic

a new non-profit academic institution; and a
network of mixed-use surrounding spaces.
Together, these components would form the
Villiers West urban innovation campus.
This plan reflects Sidewalk Labs’ early thinking
about the design of Villiers West and how its
design would integrate a connected, publicly
accessible campus and economic hub with
the surrounding parks and neighbourhoods.

plan, the combination of off-site prefabrica-

project. As noted in the Quayside plan, the

tion and use of mass timber is expected to

combination of off-site prefabrication and use of
reduce labour and materials costs versus

mass
timberdevelopment
is expected to
labour and
traditional
byreduce
approximately
20
percent. costs
It will also
create
meaningful
value for
materials
versus
traditional
development
timelines
developers
by accelerating
by
approximately
20 percent.project
It will also
create
by approximately 35 percent and improving
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Loft
spaces

meaningful value for developers by accelerating

(found
upper
floors)
(found
onon
upper
floors)
are

project timelines by approximately 35 percent

designed with flexible floor

predictability in regard to schedule and cost
for any given development.

and improving predictability in regard to
schedule and cost for any given development.

Ch—2

Key Term

100

are designed with
flexible floor plates to
plates
to accommodate
a
accommodate
a range
range
of
residential
and
of residential and nonresidential uses.
non-residential
uses.

and iconic educational, cultural, or institutional
projects that have been identified by the City

range of community
uses and
flexible
enough
complemented
with flexible
areas
designed
to

of Toronto, Waterfront Toronto, and others as

to accommodate changing uses over time.

appropriate for this location. There is no require-

Overall, this campus would include about 1.5

ment or expectation that additional tenants

1.5 million square feet of commercial space.

holistic transaction and alongside local partners,

also potentially include any of the visionary

with
flexible
areas designed
as
Google
workspaces
wouldtobesupport a

time. Overall, this campus would include about

Ontario wood construction factory. As part

The Villiers West urban innovation campus
would attract a range of design and technolo-

enough
to accommodate changing uses over
million square feet of commercial space.

Ontario wood construction factory. As part of a

core components: a new Canadian headquar-

Discovery District for medical advancement.63

gy-oriented tenants. The development could

support a range of community uses and flexible

plaster, and low-voltage energy systems.

low-voltage
energy
systems.
The
together
TheVilliers
VilliersWest
West project,
project,
togetherwith
withthe
the

This mirrors the approach taken with the MaRS

for other businesses, cultural space, retail,

retail,
and
communitywould
uses. be
Areas
designated
Google
workspaces
complemented

suppression,
environmentally
friendly Shikkui
including
mist-based
fire suppression,

Quayside, the mix would continue to develop

and drive advancements in the emerging field.

grated into a connected campus with spaces

spaces
for other businesses,
cultural space,
uses. Areas designated
as
and community

by
speedingsustainability.
up project timelines
and increasing
increasing
This construction
proven
atinnovations
Quayside, including
mist-based
fire
with
other
first proven
at Quayside,

of employment-generating activity within a

physical scale to support economic growth

integrated into a connected campus with

approach for reducing project costs, including

West, which plans for 1.6 million square feet

technologies to improve the quality of urban

to support a new business and innovation

GoogleCanadian
Canadianheadquarters
headquarterswould
wouldbe
be inteGoogle

struction approach for reducing project costs,

sustainability.
Thiswith
construction
would befirst
paired
would be paired
other innovations

and industries working on ideas and exploring

othercities
citieswhere
wherethe
thecompany
companyoperates,
operates,the
the
other

ther demonstrate
the benefits
the condemonstrate
the benefits
of the of
construction

program mix across the six blocks in Villiers

campus would form a cluster for businesses

life, co-locating resources, expertise, and

support a new business and innovation campus
Following
the
thesuccessful
successfulapproach
approachtaken
takenin
in
atFollowing
the waterfront.

including by speeding up project timelines and

The table above outlines the initial proposed

Specifically, the Villiers West urban innovation

drawing talent and companies to Villiers West

drawing
talent and companies to Villiers West to
campus at the waterfront.

mass timber
timberto
tofurther
furWestwould
wouldbe
bebuilt
builtwith
withmass
West

the north, and new mixed-use development

The
Google
headquarters
beof
situated
nected,
mixed-use
public would
campus
approx-

housing, mobility, and public realm, including

to the west and south, the Keating Channel to

retail, and community space.

headquarters would be situated within a con-

It would likewise advance new approaches to

As
the buildings
buildings in
in Villiers
Villiers
Aswith
withQuayside,
Quayside, all
all the

mixed-use planning, capable of supporting a
wider range of businesses and employment

market conditions and business requirements).

are currently bounded by Promontory Park

would enable more complete and widespread

which
be for
Googlewould
employees
jobs,
thewould
majority
of which
be for (though
Google
tions and business requirements). The Google

Build program

Employment: A campus
for urban innovation

have any connection to Google or Alphabet.

Urban Innovation Institute

Ground-floor stoa

As a second economic engine for Villiers

Together, the new Google Canadian head-

West and the broader eastern waterfront,

quarters and Urban Innovation Institute would

Sidewalk Labs would provide physical space

occupy less than 50 percent of built space at

and $10 million in initial seed funding for a new,

Villiers West. To enable a connected, active

cross-disciplinary Urban Innovation Institute.

campus surrounding these two anchors,

Bringing together urbanists and technologists,

the Villiers West program allocates a signifi-

the new academic institution would serve as a

cant portion of the lower two floors of build-

focal point for a new urban innovation cluster.

ings to widespread application of the stoa

The
as an
an independent,
independent,
TheInstitute
Instituteis
is envisioned
envisioned as

space typology. The large-scale application
of Sidewalk Labs’ adaptable “Loft” spaces,

non-profitorganization
organizationlocated
locatedwithin
withinthe
the
non-profit

interior wall systems, and ground-floor stoa

innovationcampus.
campus.Sidewalk
Sidewalk Labs
innovation
Labs envisions
envisions

spaces would create a dynamic and flexible

that local academic institutions would collab-

network to support a wider range of uses,

orate in the design and implementation of the

allowing an amenity-rich environment for all

that local academic institutions would

collaborate
in the design and implementation
Urban Innovation Institute, which would serve

of
Urbanfor
Innovation
Institute, policy
which develwould
asthe
a centre
applied research,

who live and work in Villiers West.

opment,
skillsfor
training.
serve
as aand
centre
applied research, policy

development, and skills training.
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Ground-floorstoa
stoaspaces
spaces would
would integrate
integrate
Ground-floor

community
at Villiers
West
(80 percent
residential
community
at Villiers
West
(80 percent
resi-

communityand
andcultural
culturalfacilities
facilitiesalongside
alongside
community

dential
across
the fullSidewalk
precinct),
Sidewalk
across
the
full precinct),
Labs’
proposalLabs’
proposal
would
dedicate
42
percent
of its
would dedicate 42 percent of its total program
ontotal

commercial and retail space instead of isolat-

commercial and retail space instead of

Mobility
As part of the first phase of development,

Public Realm and
adaptive reuse of
heritage structures

program
West
to as
residential
uses as
Villiers
Weston
toVilliers
residential
uses
part of a more
part
of
a
more
diverse
mixed-use
plan.
diverse mixed-use plan.

Villiers West would serve as a physical and
to the rest of the city. The development plan

Existing planning documents for Villiers Island

entrepreneurs
ofspace
all sizes
to find
the necesexperiences
and
types
would
enable

Sidewalk Labs would deliver the same 40

proposed for Villiers West includes a series of

include a 16-hectare park that would curve

sary resources
spaces for of
their
businesses
and and
entrepreneurs
all work.
sizes to

percent below-market housing program for

new connections to make it easier to access

around the southern edge of the island,

residential units in Villiers West (with 20 per-

the waterfront by foot, bike, or public tran-

connecting to Promontory Park — a dynamic

cent affordable housing units and 20 percent

sit. Within Villiers West, a network of internal

public space located along the western edge

middle-income housing units). Of the 1,700

streets designed to prioritize the pedestrian

of the island.66 Sidewalk Labs’ development

projected residential units, approximately 700

would support a more walkable, multimodal

plan for Villiers West prioritizes connections

would be offered as below-market housing.64

mobility system.

to the park through an expanded public realm

ing them in separate, standalone structures.

isolating
them
separate,
standaloneand
Co-location
ofin
different
experiences

structures.
Co-location
of different
businesses and
space types
would enable

Retailers would benefit from new foot traffic

find the necessary resources and spaces for
and a customer base drawn from the com-

their
work.
Retailers
would benefit
new
mercial
real
estate throughout
the from
neighbourfoot
traffic
andthan
a customer
base
drawn
from
Villiers
West
as
hood.
Rather
developing
a primarily
residential
area,throughout
the mixed-use
the
commercial
real estate
the
development would
create
area active
neighbourhood.
Rather
thanandeveloping

economic bridge connecting the waterfront

and street design that maximizes walkways

Villiers West as a primarily residential area,

Social Infrastructure

Creating connectivity
connectivityto
toVilliers
Villiers West
West begins
Creating

the
mixed-use
development
would create an
community
over
time.

Like Sidewalk Labs’ proposed development

follows from the waterfront LRT extension.

throughout the week and is flexible enough

to adapt to meet the changing needs of the

area active throughout the week and is

withaa new
new centrally
centrally located
located LRT
LRT stop,
with
stop,which
which

plan for Quayside, the proposal for Villiers

follows from the waterfront LRT extension.

In addition
addition to
to creating
creatingaa connected,
connected, mixedmixed- use
In

Two new bridges — one dedicated to pedestri-

use campus
at Villiers
West,
Sidewalk
Labs
campus
at Villiers
West,
Sidewalk
Labs
is is

Two new bridges — one dedicated to

ans and a second created as part of an exten-

flexible enough to adapt to meet the changing

Housing

West incorporates a range of social infrastruc-

needs of the community over time.

ture uses from the onset, totalling approx-

The
success
of the
campus
Theeconomic
economic
success
ofinnovation
the innovation

imately 2percent of the total build plan.65

directly
to Villiers
further
improving
an
extensive
bike West,
network
— would
connect

depend,
in part, on
develcampus
would
would
depend,
in part,
on developing
a residential
oping
a
residential
base
in
close
proximity,
base in close proximity, such that businesses

While Sidewalk Labs expects the programming

access and
creating
a saferWest,
system
for all
Quayside
directly
to Villiers
further

for many of these spaces would be devised

such that
businesses
locating
Villiers
West
locating
in Villiers
West can
readily in
access
their
can
readily
access
their
labour
force.
Villiers
labour force. Villiers West has the potential to

with local partners and service providers

improving access and creating a safer system

West has
the potential
to support
support
thousands
of new housing
unitsthousands
—
of
new
housing
units
—
designed
to support
designed to support a mixed-income community
—
a mixed-income community — interlaced
interlaced with retail, social infrastructure, and
with retail, social infrastructure, and cultural
cultural spaces, which would draw new residents
spaces, which would draw new residents
and businesses seeking a high quality of life for
and businesses seeking a high quality of life
their employees. While the Villiers Island Precinct
for their employees. While the Villiers Island
Plan calls for a primarily residential
Precinct Plan calls for a primarily residential

pedestrians
and a—
second
part of
sive bike network
would created
connectas
Quayside

modes of transit.

following approval of the MIDP, Sidewalk Labs

for all modes of transit.
Through the
the centre
centreof
of the
the site,
site, Sidewalk Labs
Through
Labs

envisions setting aside stoa space specifi-

has proposed
proposed aa wide
wide public
public walkway
has
walkway to
to the
the

cally for public programs, such as a workforce
training centre. Social infrastructure spaces
and programming at Villiers West would also
benefit from the adjacent Promontory Park,

west of New Cherry Street, lined with com-

west of New Cherry Street, lined with

mercial activity. This street would connect the

commercial
activity. This
would
residential community
tostreet
the east
withconnect
the
the
residential
to the east
with
the
public
parks tocommunity
the west. Sidewalk
Labs
pro-

which Waterfront Toronto is developing as

posesparks
a one-way
streets” path
public
to the“shared
west. Sidewalk
Labswith
pro-

a resource for all Torontonians, especially

pick-up
drop-off
areas
instead
of parking,
poses
a and
one-way
“shared
streets”
path
with

families with children.

proposing a new vision for Keating Channel,

proposing a new vision for Keating Channel,
which today is lined with industrial buildings,

which
today
is lined of
with
industrial heritage
buildings,
including
a number
designated

including
a number
designated
heritage
sites.
Labsof
imagines
Keating
Channel
sites. Sidewalk
as a dynamic
zone —Keating
a water-focused
Sidewalk
Labsnew
imagines
Channel as a
spine programmed
with
art and cultural
dynamic
new zone —
a water-focused
spine
uses, restaurants, and production spaces —

programmed with art and cultural uses,

and envisions Villiers West as a core hinge

restaurants,
production
— and
designed to and
enable
physicalspaces
and program-

envisions
Villiers West
asQuayside
a core hinge
designed
through
matic connections
from
Villiers
West
to the and
6-hectare
neighbourhood
to
enable
physical
programmatic
at Keating Channel.
connections
from Quayside through Villiers

West to the 6-hectare neighbourhood at Keating

which would also improve safety by decreas-

Build
Channel.

ing the number of crossings between different

The build
build program
program for
forVilliers
Villiers West
The
West deviates
deviates from

pick-up and drop-off areas instead of parking,
which
would
also improve safety by
modes
of transit.

decreasing the number of crossings between

The Villiers West plan
is designed to spur
an urban innovation
cluster, anchored by a
new Google Canadian
headquarters and
an Urban Innovation
Institute.

and bike paths throughout the island.

different modes of transit.

program summary

from
the existing
precinct
plan
a busithe
existing
precinct
plan and
a and
business
as usual
ness as usual development approach, due in

development approach, due in large part to
large part to deliberate decisions to reflect

deliberate
to reflect
Waterfront
Toronto
Toronto and
Sidewalk
Labs’ shared
Waterfrontdecisions

and
Sidewalk
shared
objectives
for the site
objectives
forLabs’
the site
and for
the future
potential
the waterfront.
and
for theoffuture
potential of the waterfront.
The following table summarizes these
departures with a description of the
underlying rationale.
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Fig. 2.5

Villiers West BAU and Sidewalk Labs comparison

Implementation

Sidewalk
institutions
SidewalkLabs
Labswould
would also
also solicit
solicit institutions

Sidewalk Labs proposes to enter into an

InnovationInstitute
Instituteand
andother
othertenants.
tenants.Sidewalk
Innovation

agreement with Waterfront Toronto and
Program
Components

Business as Usual
Villiers West Approach

Sidewalk Labs’
Villiers West Plan

Rationale / Impact

the City of Toronto for the acquisition of the
Villiers West parcels in order to undertake the

Buildings and Housing
The Villiers West plan furthers the model for achieving Waterfront Toronto’s

Total Build
Program

2.46M sq ft
(GFA)

2.71M sq ft
(GFA)

Theoutcomes,
Villiers West
plan furthers
the model
for achieving
priority
incorporating
the approaches
and advanced
systems
Waterfront
Toronto’s
priority
described
in the MIDP.
This includes
theoutcomes,
use of massincorporating
timber to improve

the approaches
described
in the
sustainability
and lower and
costs,advanced
including bysystems
speeding up
construction
MIDP. This includes the use of mass timber to improve
sustainability and lower costs, including by speeding up
innovation campus, including a Google Canadian headquarters and the
construction timelines. Additionally, this neighbourhood
Urban Innovation Institute.
will be home to a new urban innovation campus, including a Google Canadian headquarters and the Urban
Innovation Institute.
timelines. Additionally, this neighbourhood will be home to a new urban

Residential

Commercial

Stoa

1.97M sq ft of residential GFA; 20% Affordable Housing

380K sq ft of
commercial GFA

A BAU plan would not
include the stoa space
type.

1.15M sq ft of
residential GFA; 20%
Affordable Housing
and 20% additional
below-market housing
1.39M sq ft of
commercial GFA

290K sq ft of stoa GFA
includes retail, social
infrastructure, and
office

Similar to Sidewalk Labs’ Quayside plan, Villiers West will
create a mixed-income community, offering 40 percent
of housing units at below-market rates. In total, this plan
will create a neighbourhood that will be home to 2,700
residents.

Sidewalk Labs’ flexible stoa spaces (found on the
lower two floors) are designed to accommodate retail,
commercial, production, and social infrastructure uses,
creating vibrant, adaptable public spaces and streets.

Social
Infrastructure

30K sq ft of social
infrastructure GFA

50K sq ft of social
infrastructure GFA

Totalling approximately 2 percent of the total build plan,
the proposal for Villiers West incorporates space for a
range of social infrastructure uses. While programming
for these spaces would be devised with local partners
and service providers, Sidewalk Labs envisions setting
aside stoa space specifically for public programs, such
as a workforce training centre.

development partners in the project and,

development
in the
project
and,solicit
working withpartners
Waterfront
Toronto,
would
working
with Waterfront
Toronto, would
solicit
partners. Waterfront
Toronto
appropriate

and financing of the project. Although Villiers

would collaborate
with
Sidewalk Toronto
Labs in comappropriate
partners.
Waterfront
would

West was not specifically identified in the RFP,

pleting thewith
development
it can
collaborate
Sidewalk plan
Labsso
in that
completing

the city’s 2006 MOU with Waterfront Toronto
contemplates circumstances such as this one
where an important economic development

serve as the basis for approvals and advance

the development plan so that it can serve as
the achievement of the IDEA District goals.

the
basis for Toronto
approvals
andalso
advance
the
Waterfront
would
work with

opportunity arises outside of the context of

achievement
of the IDEA
goals.Ports
the City of Toronto
and, ifDistrict
appropriate,

a traditional request for proposal.67 In such

Toronto toToronto
facilitatewould
the land
Waterfront
alsoassemblage
work with the

circumstances, including where a business

(combination
parcels)
and to determine
City
of Toronto of
and,
if appropriate,
Ports the

seeks to move to or establish operations in
Toronto, the MOU provides that “flexibility
is required.” This reasonably applies to the
proposed transaction, which would deliver a
major economic development project, bringing a new Google Canadian headquarters and

optimal transactional construct.

Toronto to facilitate the land assemblage
(combination
of parcels)
and to determine the
Approvals process
and timeline.

optimal
transactional
construct.
Sidewalk
Labs
proposing
that
the approvals
process
for isprojects
within
Phase
2 of the
als process for projects within Phase 2 of the

IDEA District follow the Community Planning
IDEA District follow the Community Planning

a new applied research institution to Toronto.

Permit
thatthe
thecity
cityis
is developing.
developing.
Permit process
process that

Roles and responsibilities.

administratormay
mayallow
allow for
foraa development
development
administrator

Where
precinct planning
complete, the
the
Where precinct
planning is
is complete,

applicationto
to proceed
proceedahead
ahead of
of the
the adoption
adoption
asthe
thelead
leaddeveloper
develSidewalk
Labswould
wouldserve
serveas
Sidewalk
Labs
application
of an implementing bylaw. Sidewalk Labs prooper for the Villiers West project, with responfor the Villiers West project, with responsibility for of an implementing bylaw. Sidewalk Labs
sibility for the horizontal infrastructure and

the horizontal infrastructure and vertical

vertical development, to ensure the delivery of

development,
to ensure
the delivery
of the
the Google facility
consistent
with the
compaGoogle
facility consistent
with the company’s
ny’s expectations
and specifications;
execu-

poses that the Villiers West proposal proceed

proposes
the Villiers
West
proposal
if it
precedes
through athat
standard
rezoning

proceed
through
standard rezoning
it
the adoption
of aaCommunity
Planningif Permit
Bylaw (CPPB)
for VilliersofIsland.
Should a CPPB
precedes
the adoption
a Community

tion of the project’s
economic development
expectations
and specifications;
execution of the

be in place
ahead
of a development
applicaPlanning
Permit
Bylaw
(CPPB) for Villiers

project’s economic development objectives; and

Island. Should a CPPB be in place ahead of a

the continuation of the systems, techniques, and

development application, then Villiers West

objectives; and the continuation of the sys-

tems, techniques, and innovations initiated in

Quayside. Sidewalk Labs would seek to imple-

Social Infrastructure

Sidewalk Labs is committed to engaging local

Labs is committed to engaging local

planning and design, construction, operation,

The Sidewalk Labs’ Villiers West plan more than triples the amount of space

The Sidewalk Labs’ Villiers West plan more than triples
devoted to commercial compared to business as usual. This space will be
the amount of space devoted to commercial compared
the foundational anchor of the IDEA District’s economic development, home
to business as usual. This space will be the foundational
to a new Google Canadian headquarters and an Urban Innovation Institute,
anchor of the IDEA District’s economic development,
core components of an overall innovation campus within the neighbourhood.
home to a new Google Canadian headquarters and an
Urban Innovation Institute, core components of an overall innovation campus within the neighbourhood.

interestedininco-locating
co-locating
with
theUrban
Urban
interested
with
the

tion, then Villiers West would proceed through
that process.

innovations
initiatedinincollaboration
Quayside. Sidewalk
on
the
would
proceed
through
thaton
process.
Asdepicted
depicted
onthe
thetimeline
timeline
on
thefollowing
followment the project
with localLabs As
would
seek to implement
ing spread,
based
on current
estimates,
development
partners. the project in
spread,
based
on current
estimates,
the the
development
application
process
Villiers
collaboration with local development partners.
development
application
process
forfor
Villiers
Upon
and the
the relevant
relevant
West would commence in 2022 with approvals
ofthe
theMIDP
MIDP and
Uponapproval
approvalof
West would commence in 2022 with approvals
by 2024 and occupancy anticipated by 2027.
ImplementationAgreements,
Agreements,Sidewalk
SidewalkLabs
Labs
Implementation
by 2024 and occupancy anticipated by 2027.
would
lead
a
collaborative
planning
process
would lead a collaborative planning process
with Waterfront Toronto, the City of Toronto,

with Waterfront Toronto, the City of Toronto,
Google, and other stakeholders to further

Google, and other stakeholders to further

advance the creation of a detailed develop-

advance
thefor
creation
of a detailed
development
This would
include
ment plan
the campus.

Public Realm
Public Realm

N/A

To be planned

Existing Villiers Island plans include a 16-hectare park curving around the

Existing
Island
plans
include
a 16-hectare
southern
edgeVilliers
of the Island
and
connecting
to Promontory
Park.park
The plan for
curving
thebe
southern
ofathe
Island
and conVilliers
West, around
which would
advancededge
through
public
engagement

necting to Promontory Park. The plan for Villiers West,
which would be advanced through a public engagement
realm and street design that maximizes walkways and bike paths.
process, will prioritize connections to the park through
expanded public realm and street design that maximizes
walkways and bike paths.
process, will prioritize connections to the park through expanded public
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further
development
of the
buildinclude
program,
site
plan
for the
campus. This
would
further
planning, andofdesign
requirements.
development
the build
program, site

planning, and design requirements.
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Economics
Sidewalk
Labs’
proposal
envisions
a similar
approach
Sidewalk
Labs’
proposal
envisions
a similar
toapproach
the transaction
fortransaction
Villiers West as
Quayside,
to the
forfor
Villiers
Westwith

As such, the Google Canadian headquarters
and broader innovation campus would better
enable the city to:

Sidewalk
Labs and its
local
partners Labs
bearing
theits
as for Quayside,
with
Sidewalk
and
development
risk, bearing
Sidewalk the
Labsdevelopment
bearing the risk,
local partners

achieve the “catalytic use that would

innovation
and
Waterfront
and its
Sidewalkrisk,
Labs
bearing
theToronto
innovation
risk,

and bring people to the Island in early

and Waterfront
Toronto
and itsthe
government
government
stakeholders
providing
underlying land.

stages of its development” that is noted

providing
the
underlying
land.
stakeholders
Sidewalk
Labs has
developed
detailed
economic
Sidewalk
Labs
has
developed
detailed
projections based on concept plans for VilliersecoWest.

in the Port Lands Planning Framework

nomic
projections
based
onImplementation
concept plans for
Under
terms
to be detailed
in the
Villiers
West.
Under
terms
to
detailed
in the
Agreements, Sidewalk Labs and itsbe
local
partners
Implementation
Sidewalk
Labs
would
be responsibleAgreements,
for funding, including
through
and
its
local
partners
would
be
responsible
borrowing, the development of Villiers West at an

for funding, including through borrowing, the
estimated total cost of approximately $1.9 billion.
development of Villiers West at an estimated
total cost of approximately $1.9 billion.
Sidewalk
Labs
willwill
continue
to work
with itswith
government
Sidewalk
Labs
continue
to work
its
counterparties
further define theto
Villiers
West
project.
governmenttocounterparties
further
define
Critically,
Sidewalk
believes
the Google
tenancy
Critically,
Sidewalk
the Villiers
WestLabs
project.
asLabs
a part
of the project
is fundamental
to as
thea part of
believes
the Google
tenancy

spawn and support regeneration efforts

accelerate the development of new commercial space that the city

accelerate the development of new com-

recognizes is vital for a downtown core that currently has one of the lowest

mercial
space
the
commercial
vacancy
rates inthat
the world

city recognizes

is vital for a downtown core that currently has one of the lowest commercial
vacancy rates in the world
Land purchase price, along with the evolution
of the proposed program, will be negotiated
with Waterfront Toronto and its government
stakeholders. Sidewalk Labs is committed
to fairly compensating Waterfront Toronto
and / or the City of Toronto for Villiers West for

accelerated
viability
of a commercial
office
market in the
the project
is fundamental
to the
accelerated

the acquisition of the land, regardless of the

viabilityIDEA
of a commercial
officeeastern
market
in the
proposed
District and broader
waterfront.

form of the transaction, while reflecting the

proposed
IDEA District
and
broader eastern
Without
the Google
Canadian
headquarters,
Sidewalk
waterfront.
Without
the
Google
Canadian
Labs is not confident that the proportion of commercial

value Sidewalk Labs will create as an eco-

Labs
is not
confident
headquarters,
space
proposed inSidewalk
either its own
plans
or the
Port
that
the
proportion
of
commercial
space
proLands Planning Framework is economically viable.

nomic development catalyst.
The proposed transaction would be governed

posed in either its own plans or the Port Lands

by detailed Implementation Agreements to be

Planning Framework is economically viable.

developed once the MIDP has been approved.
The details of the transaction — including the
form of the transaction (such as land-lease
versus sale, profit-sharing, joint-venture, or
otherwise) and the value of the land — would be
incorporated in an Implementation Agreement.

Fig. 2.6

Villiers West detailed timeline
2021
2022
2023
2024
2025
2026
2027
2028
2029
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4
VILLIERS WEST
Villiers West
Development Plan
Development Plan

Formal application submitted to city

Infrastructure
& Transportation
Master Plan

Finalized; EA areas identified

Site Remediation
Plan

Submitted to MOE

Municipal
Development
Approvals

City Council Approval of
Zoning, DPOS, & first SPA

Ongoing
SPA approvals

Submit
Development
Application
Preliminary
Staff Report
to City Council
Issues & Detail
Resolution
Formal Community
Meeting(s)
Final Staff
Recommendation
Report to Council
Statutory Meeting
at Council
City Council
Approval of
Zoning & DPOS
Ongoing Site Plan
Approval per Parcel
Environmental
Assessment Approvals

EA Approved

Site Remediation Record of Site
Condition

RSC Issued

Construction
Timelines &
Building Permits

Site Prep
& Excavation

Horizontal
Infrastructure

First BP

OCC
Starts

OCC
Complete

DPOS = Draft Plan of Subdivision; MOE = Ministry of Environment; EA = Environmental Assessment;
RSC = Record of Site Condition; BP = Building Permit; OCC = Occupancy; SPA = Site Plan Approval
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applythe
themost
mosteffective
effectivetechnologies
technologiesfor
apply

Advanced systems

forsite
the characteristics.
site characteristics.
For example,
the
For example,
the

the advanced power grid allows for each

advanced power grid allows for each

The
advanced
sustainability
systems
TheMIDP
MIDPproposes
proposes
advanced
sustainability

neighbourhood
to develop the appropriate
ate balance of generation and storage

(including
advancedan
power
grid, a thermal
systemsan
(including
advanced
powergrid,
grid,a

neighbourhood to develop the appropri-

balance
of generation
and
storage
depending
on the load
profile
relative to
varying uses
generation
potential
depending
on and
the load
profile relative
to
relativeuses
to available
rooftop space
varying
and generation
potential
and shading.

relative to available rooftop space and
shading.
Operating
sustainability
systems atsystems
a neighbourhood
Operating
sustainability
at a or
district scale rather than applying them to an individual

neighbourhood or district scale rather

building creates efficiencies and space savings by

than applying them to an individual

ability, urban innovation, and mobility objec-

identifyor
orpartner
partnerwith
withoperators,
operators,and
andrefine
refine
identify

tives that are only achievable through the

andstabilize
stabilizethe
the operations
operationsto
to achieve
achieve effiand

development of advanced systems capable of
outperforming business as usual approaches
and traditional systems.68 To date, no other

of innovation and create a platform for
expansion across the broader IDEA District.

Objectives

Theadvanced
advanced systems
systems proposed
proposed are
are necThe
essary to achieving
thethe
Waterfront
Toronto
necessary
to achieving
Waterfront
Toronto
objectives for the IDEA District. Advanced

Quayside and Villiers West. These systems are

systems
would also allow the city and province
to advance other policy goals, including those

real estate model called for in the MIDP, and
to proving the practical and financial viability
of these advanced systems in the broader
marketplace.
The success or failure of the vertical real
estate development at Quayside and Villiers
West is inextricably tied to the availability and

systems would also allow the city and province

to
advance
policy goals,
including
those
set
forth in other
TransformTO,
TOcore,
Resilient

ring energy between buildings based on
their localized needs.

All
of
other
are
of the
theright
other
systems
are traditionally
traditionally private
priaAll
public
ofsystems
way.

benefit.
For example, energy efficiency
ciency can be optimized by coordinating

vate services
and represent
approaches.
services
and represent
novelnovel
approaches.

platform efficiencies that amplify the

overall benefit. For example, energy effi-

can
optimized
coordinating
the
the be
activities
andby
combining
the controls
for electricity
(the advanced
power grid)
activities
and combining
the controls
for
and heating
thermalpower
grid). grid) and
electricity
(the(the
advanced

heating (the thermal grid).
Integratinghorizontal
horizontalinfrastructure
infrastructure
Integrating
systems,municipal
municipaland
and advanced,
advanced, allows
allows
systems,
for coordinated design, cost-effective

construction, and the ability to establish

comprehensive
district-wide
tional governance
structure.operational
Integrating
advanced systems
into
the design
governance
structure.
Integrating
approachsystems
— particularly
fordesign
infrastrucadvanced
into the
ture in the public right of way, such as

Neighbourhoodsare
aresmall
smallenough
enough to
to
Neighbourhoods

approach — particularly for infrastructure

innovateyet
yetbig
bigenough
enough to
to leverage
leverage
innovate

intion
theand
public
right of way, such as
reduces the potential for space

dynamic streets — facilitates coordina-

meaningful investment and cost savings

dynamic
facilitatesthat
coordination
conflictsstreets
during —
installation
occur

some of which are not available on the mar-

from
scale. For example, the waste
management system at Quayside has

where
advanced
systemsfor
arespace
treated as
and
reduces
the potential

investment
the neighbourhood
colleclarge
enoughinuser
base to justify the

where advanced systems are treated as
Isolatingsystems
systemsat
ataa neighbourhood
neighbourhood
Isolating
add-ons.
scaleenhances
enhancesresiliency.
resiliency. For
scale
For example,
example,

than incremental reductions in GHG emissions
in Quayside requires an advanced power
grid, a thermal grid, mobility improvements,

ings from scale. For example, the waste

management
system
at Quayside
a large enough
user base
to justifyhas
thea
tion facility,inasthe
well
as centralized operinvestment
neighbourhood
ation, which will ultimately yield a more

and a host of building-specific innovations —

collection facility, as well as centralized

all working together.

operation,
which will ultimately yield a
remove waste from the site while improv-

Given the critical importance of these systems, Sidewalk Labs would play a hands-on
role in the early stages of their development
and operation. It would prepare designs,
Innovation and Funding Partnership Proposal

cost effective and less disruptive way to

more
cost effective
ing diversion
rates. and less disruptive

way to remove waste from the site while

Project-based
standards
to disProject-based
standards
tailored
to district
improving
diversion
rates. tailored
trict performance allow for systems that

performance allow for systems that
108

infrastructure, would be owned by the city as

efficiencies that amplify the overall

construction,
and the ability to establish a
a comprehensive district-wide opera-

meaningful investment and cost sav-

that replaces publicly operated municipal

Dynamic streets, the only advanced system

infrastructure, would be owned by the city as

Toronto
City,
the Official
TorontoPlan.
Green Standard, and the New

neighbourhood offers several specific benefits:

Dynamicwould
streets,
only advanced
system
systems
be the
operated
by the WTMA.

a single
geography
enables
crosssingle
geography
enables
cross-platform

for coordinated design, cost-effective

Developing these advanced systems for a

ity systems
would
be operated
by themobility
WTMA.
advanced
power
grid.
The advanced

that replaces publicly operated municipal

City,
thein
Toronto
Green Standard,
the New
set
forth
TransformTO,
TOcore, and
Resilient

Toronto Official Plan.

Hydro is involved with the operation of the

Layeringcomplementary
complementarysystems
systemsinina
Layering

effectiveness of these advanced systems,
ket. For example, the ability to achieve more
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objectives for the IDEA District. Advanced

priority outcomes, to delivering the innovative

by private companies, except where Toronto

mal grid improves efficiency by transfer-

performance
outcomes. This section is
the role that Sidewalk Labs would play as the

developer of a range of advanced systems for
essential to achieving Waterfront Toronto’s

communications network would be operated

communications network would be operated

outcomes. This section is intended to describe

efficiency and deliver the promised

a platformsystems
for expansion
thethe
broader
advanced
to bestacross
manage
pursuit

Sidewalk Labs proposes to serve as lead

acrossbythe
system.
Forbetween
example,
because
efficiency
transferring
energy
buildings
based

Hydro
is involved
the
advanced
power with
grid.the
Theoperation
advancedofmobil-

effect would be dramatic, enabling the IDEA

of a climate-positive community.

freightmanagement
managementsystem,
system,and
andthe
thedigital
digital
freight

different times of day, a district thermal grid improves

at different times of day, a district ther-

manage
theplay
pursuit
of innovation
and create
Labs
would
as the
lead developer
of

ability objectives, including the establishment

Theadvanced
advancedsustainability
sustainabilitysystems,
systems, the
the
The

ciency and deliver the promised performance

grated all these components. Their combined

and workers, and advance outsized sustain-

tion package),
an advanced
digital comnetwork
(see tableand
on Page
92).
munications network (see table on Page 92).

by private companies, except where Toronto

intended
to describe
the role systems
that Sidewalk
lead developer
of advanced
to best

ubiquitous internet connectivity to residents

agement
system, dynamic
streets,
district
parking
management,
and mobility
subscription
mobility
subscripparking management,
package),
and an advancedand
digital
communications

thermal
demand
on
their localized
needs. for specific uses varies

comprehensive, large-scale project has inte-

District to materially improve mobility, deliver

and a stormwater
system),
management
system),management
advanced mobility
systems (a
advanced
mobility
systems
(a freight
manfreight
management
system,
dynamic
streets,
district

because thermal demand for specific uses varies at

savings by balancing peak demands

Funding Partner identified significant sustain-

a thermal
grid, a system,
waste management
system,
waste
management
and a stormwater

balancing peak demands across the system. For example,

building creates efficiencies and space

Waterfront Toronto’s RFP for an Innovation and

Program

add-ons.during installation that occur
conflicts

the district-level stormwater manage-

a public right of way.

The advanced systems would deliver a range
of sustainability and mobility benefits and
direct quality of life benefits to residents,
workers, and visitors to the district, including
those listed in the table on Page 111.
The
ofof
systems
proposed
for thefor
IDEA
Theset
set
systems
proposed
theDistrict,
IDEA
which
is described
the following
is designed to
District,
which isindescribed
in table,
the following
table,aiswide
designed
todevelopers
enable a wide
range of
enable
range of
to participate
in the
to participate
in the
future while
developers
future
while ensuring
the long-term
sustainability
of the
ensuring
the
long-term
sustainability
of
the
waterfront. To ensure a high degree of flexibility,
waterfront.
ensure
a high degree
of flexibilSidewalk
LabsTo
intends
to evaluate
alternative
ity,
Sidewalk
Labs
intends
to
evaluate
approaches — to expand opportunities for aalternawide

tive approaches
— to expand
opportunities
for
range
of service providers
and facilitate
easy,
and
facilitate
a
wide
range
of
service
providers
inexpensive maintenance and upgrading of systems.
easy, inexpensive maintenance and upgrading
Sidewalk Labs is specifically considering models that
of systems. Sidewalk Labs is specifically conwould encourage service providers of all sizes to
sidering models that would encourage service
access shared building space, with easy access to
providers of all sizes to access shared building
complementary systems and to users.
space, with easy access to complementary
systems and to users.

the district-level stormwater management
ment system offers a holistic upstream

system
offers a holistic upstream
approach that reduces stress on down-

approach
that reduces
stress
on signifistream treatment
facilities
during
cant rainfall events,
while
expanding
local
down-stream
treatment
facilities
during
green spaces.
significant
rainfall events, while expanding

local green spaces.
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Fig. 2.7

Descriptions and benefits of advanced systems
System

MIDP Goals

Existing Service

Advanced
Power Grid

Climate-positive

Private

Thermal Grid

Note: Certain systems may require a strategic partnership due to existing jurisdictional authority, regulatory considerations, or availability of service in the Project Area, such as Toronto Hydro on the advanced power grid.

Description

System

An advancement to the typical Toronto Hydro electric service, which

An advancement
to the typical
Toronto
incorporates
rooftop photovoltaic
generation,
batteryHydro
storage,electric
possible

service, which incorporates rooftop photovoltaic generelectric vehicle charging stations and islanding capabilities, and
ation, battery storage, possible electric vehicle charging
behind-the-meter demand management capabilities utilizing hardware,
stations and islanding capabilities, and behind-thesoftware, and dynamic real-time rates.
meter demand management capabilities utilizing hardware, software, and dynamic real-time rates.
Climate-positive

Private

A thermal energy grid at either the neighbourhood or building scale that

A thermal
energy
gridheat
at either
the building
neighbourhood
or
could
incorporate
geothermal
exchange,
heat recovery,

Advanced
Power Grid

Stormwater
Management

Freight
Management

Improved waste
diversion and reduced
impact

None

Enhanced performance and green
infrastructure

None

Reduced impact
and climate-positive
development

A pneumatic
system
paystructure
managed waste
through collection
a user interface
at the with
chutedynamic
and downstream
as-you-throw rate structure managed through a user
monitoring of contamination that helps improve waste separation habits.
interface at the chute and downstream monitoring of
contamination that helps improve waste separation
habits.

Private

Dynamic
Street Infrastructure

Enhanced mobility

Public

District
Parking
Management

Enhanced mobility

Private

Possible electric-vehicle charging
Thermal Grid

Fully electrified district hot water, heating, and cooling through a thermal grid using
geothermal energy and other clean energy resources
to reduce GHG emissions

Waste
Management

Innovation provides user feedback to improve diversion and limit waste contamination

Enhanced mobility

Private

Digital Communications
Network

Ubiquitous
connectivity

Private

Innovation and Funding Partnership Proposal

Efficiencies gained and local traffic and vehicle emissions reduced through centralized collection

A district scale management of stormwater through
green infrastructure that uses continuous monitoring
and active controls to reduce the infrastructure needs
of individual buildings and enhance performance in the
public realm.

Stormwater
Management

A freight delivery system allowing Quayside buildings to
rely on a single on-site urban consolidation centre (UCC)
for receiving most kinds of deliveries. Deliveries would
be sorted at the UCC using both labour and machines
and delivered to residents and on-site businesses using
self-driving delivery dollies travelling through tunnels.
The freight system would also offer an on-site storage
service and transport recyclable cardboard to the UCC
for outbound pickup.

Freight
Management

Innovative hex paving, dynamic lighting and
signage, heated pavements for snow melt, and
digital infrastructure for traffic management.

Dynamic
Street Infrastructure

Reduced congestion and travel times, safer streets, and more public space for public realm

District
Parking
Management

Eliminates incentive for residents to use personal vehicles when more sustainable alternatives
are equally attractive

A system offering space-efficient parking both on-site and off-site using

A system
offering
space-efficient
parking both
equipment
allowing
high-density
parking, attendant-based
retrieval of

on-site
off-site using
equipment allowing highvehicles,
andand
electric-vehicle
charging.
density parking, attendant-based retrieval of vehicles,
and electric-vehicle charging.

Mobility
Subscription
Package

Ch—2

A pneumatic waste collection system with dynamic pay-as-you-throw rate

Two points of connection to Toronto Hydro distribution grid and ability to island for resiliency
Demand management incorporating photovoltaic generation and battery storage and
dynamic hourly rates to reduce peak demand and GHG emissions

building scale that could incorporate geothermal heat
sewage heat recovery, and other clean energy sources.
exchange, building heat recovery, sewage heat recovery, and other clean energy sources.
Waste
Management

Benefits

A specialized, app-enabled mobility service bundle spanning public transit,

Reduced stormwater discharge to municipal infrastructure systems
Efficiencies gained by operating at a district scale
Enhanced greenscape benefits in public realm
Fewer truck trips reduce GHG footprint, congestion, and air pollution
Fewer loading docks enable provision of pedways between buildings
Dramatic reduction in delivery trucks parking and double-parking on the streets enables more space
for sidewalks and other uses

Allows parking rates for those who must own a car to be lower by using off-site land

A specialized, app-enabled mobility service bundle
spanning public transit, ride-hail, parking, shared services, and micro-mobility programs.

Mobility
Subscription
Package

Enables residents and on-site employees to make better use of mobility options other than
the private vehicle by bundling options ranging from public transit, to shared bikes, to hailed rides
in ways that encourage the optimal choice for each trip

A robust, fibre-optic internet network using Super-PON
technology that would support ubiquitous connectivity
throughout the project area.

Digital Communications

High-performance internet network based on Super-PON standard enables flexible operation
of advanced technologies and supports multiple carriers

ride-hail, parking, shared services, and micro-mobility programs.
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Implementation
Following
Followingaadetermination
determinationby
byWaterfront
Waterfront
Torontoto
toproceed
proceedwith
withthe
theapproach
approachininthe
the
Toronto
MIDP, Waterfront
Toronto would
MIDP,
Waterfront Toronto
would enter
enter into
into

detailed Implementation Agreements with

detailed Implementation Agreements with

Sidewalk Labs to serve as lead developer of

Association, as applicable. (See Page 128 for

oversight

system.
This
means
it would
not participate
in
system.
This
means
it would
not participate
in
operations
where
an
existing
provider
is
willing
and
able
operations where an existing provider is willing

related to financing advanced systems.)

Working with operators to ensure

toand
deliver
thetooperational
approach
and performance
able
deliver the
operational
approach
outcomes
and to do sooutcomes
cost effectively.
and performance
and Third,
to do in
soits role

the systems meet the IDEA District

ascost
Innovation
Partner,
Sidewalk
would
transfer
effectively.
Third,
in itsLabs
role as
Innovation

objectives

Partner, Sidewalk
Labs
would transfer
knowlknowledge
to the public
administrator
to enable
it to

Advanced systems
beyond Quayside
and Villiers West

Providing design and construction

Sidewalk
Labs to
serve as
lead developer
of the
the advanced
systems
proposed
for Quayside

Working
alongsidethe
the
public
administrator
Working alongside
public
administra-

advanced
systems
proposed
for Quayside
and
and Villiers
West. This
approach
mirrors similar

to ensure that operators maintain an
totor
ensure
that operators maintain an

agreements
Waterfront
Toronto
hassimilar
entered
Villiers
West. This
approach
mirrors

acceptable level of performance

An
component thereof,
Anadvanced
advancedsystem,
system, or
or a
a component
thereof,

Wherever practical, Sidewalk Labs would seek

mustmeet
meetone
oneor
orboth
bothof
oftwo
twoconditions
conditionsbefore
must

to utilize third-party partners and products to

before Sidewalk
Labsprovide
would provide
the soluSidewalk
Labs would
the solution

with other system
developers,
its
agreements
Waterfront
Torontoincluding
has entered

broadband internet partner. Pursuant to the

with other system developers, including its

agreement, Sidewalk Labs would design, con-

broadband
internet partner. Pursuant to the
struct, procure, and stabilize the operations of
agreement,
Sidewalk
Labs
would
design,
the advanced
systems.
The
Implementation

Agreements
wouldand
incorporate
terms
construct,
procure,
stabilize various
the operations
including specific
perforofand
theconditions,
advanced systems.
The Implementation

Key Terms

develop the advanced systems.

Acting
Transportation
Actingthrough
throughthe
theWaterfront
Waterfront
Transportation
ManagementAssociation
Associationand
andthe
theWaterfront
Waterfront
Management
SustainabilityAssociation,
Association,the
thepublic
public adminSustainability

and a requirement of adequate security.

administrator would manage and oversee the

and conditions, including specific performance
requirements,
user-rate constraints, and a
Roles and responsibilities.
Sidewalk
Labs
proposes
to serve
the
requirement
of
adequate
security.
Sidewalk
Labs
proposes
to serve
as theas
lead
lead developer
of the advanced
developer
of the advanced
systems in systems
Quayside and
in
Quayside
and
Villiers
West
to
prove
the
Villiers West to prove the technical and economic
technical
and
market viability
market
viability
ofeconomic
the urban innovations
core to
of the urban innovations core to achievachieving Waterfront Toronto’s overall objectives.
ing Waterfront Toronto’s overall objectives.
The success of vertical development in Quayside
The success of vertical development in
and Villiers West also depends on the systems
Quayside and Villiers West also depends on
existing and performing up to expectations. These
the systems existing and performing up
objectives would require connecting the
to expectations. These objectives would
developments to and integrating with advanced
require connecting the developments to
systems.
and integrating with advanced systems.

With
Withthe
theexception
exceptionof
ofthe
thedigital
digital communications network (which
would
be implemented
communications
network
(which
would be
directly by Waterfront
broadband
implemented
directly byToronto’s
Waterfront
Toronto’s

internet partner with Sidewalk Labs’ technical

broadband internet partner with Sidewalk Labs’
advisory support), Sidewalk Labs would be

istrator would manage and oversee the

advanced systems, including by monitoring

advanced
including
by master
monitoring
operator systems,
compliance
with their
service
operator
compliance
with their master
service
agreements
on performance,
rates, and
other
key obligations.
agreements
on performance, rates, and other

key obligations.
Procurement.

TheImplementation
ImplementationAgreements
Agreementswould
would
The
provideSidewalk
Sidewalk Labs
Labs with
provide
with the
the flexibility
flexibility to
to

procure operators that, in its judgment, offer

procure operators that, in its judgment, offer
the best solution for Quayside and Villiers

the
best
solution
forheavily
Quayside
and developVilliers
West.
While
relying
on joint
West.
relyingwith
heavily
on joint operament While
agreements
third-party

tors, Sidewalkagreements
Labs would with
retain
the ability
development
third-party
to developSidewalk
solutionsLabs
internally,
operators,
wouldparticipate
retain the in

operations, and iterate and adjust those oper-

ability to develop solutions internally,
ations.

ment of operators for certain systems
Managing the procurement process and
selecting operators based on their merits,
including qualifications, rate structure,
strength of financing, and cost

advanced systems deployment.
As the advanced systems developer for
Quayside and Villiers West, Sidewalk Labs

First, Sidewalk Labs would seek external
partners where available to diversify risk
and incorporate expertise from others into

viability, and ability of those systems to deliver

icant iteration or ongoing management after

on
project milestones,
specifically
a disseries
ofkey
negotiated
performance
targets. As

directly. First, the solution calls for significant

iteration
orinstallation.
ongoing management
the initial
the initial
Specifically, after
no suitable
installation.
Specifically,
suitable
turnkey
turnkey approach
exists,no
and
the system

requires active
to stabilize
approach
exists,management
and the system
requiresits
active
operations ortooptimize
management
stabilizeitsitsperformance
operations orto

on key project milestones, specifically a series

ofcussed
negotiated
performance
targets. As
in further
detail in Chapter
6, unless

Sidewalk Labs
satisfies
itsinproject
milestones,
discussed
in further
detail
Chapter
6, unless
the advanced
systems its
would
not milestones,
extend
Sidewalk
Labs satisfies
project
beyond Quayside and Villiers West.

deliver the desired outcomes. For example, the

the advanced systems would not extend

advanced power grid combines distinct ele-

beyond
Quayside
and
Villiers
West.the
Assuming
Sidewalk
Labs
achieves
the relerelevant
Assuming
Sidewalk
Labs
achieves

optimize its performance to deliver the desired

outcomes.
For example,
the rate
advanced
power
ments, including
a dynamic
structure,
that
grid
combines
distinct
elements,
including
a
calibrated
to achieve
optimal
may
need to be

results. This
require
an may
extended
dynamic
rate may
structure,
that
needperiod
to be of

in advanced
vant project
milestones,
project
milestones,
its roleitsinrole
advanced
systems
systems
shift to
as antoadvisor
would
shiftwould
to serving
asserving
an advisor
the public
to the public administrator. Consistent with

Consistent with its responsibilities
refinement
modifyoptimal
and replace
system
calibrated
to to
achieve
results.
This commay administrator.
its responsibilities as an advisor to the pubponents, educate users, and adjust system
as an advisor to the public administrator (see
require an extended period of refinement to
operating parameters to improve the results.

modify
and
replace
system
components,
Second,
the
approach
represents
a techno-

educate
users, and
logical solution
thatadjust
has nosystem
suitableoperating
alternative
available in to
theimprove
market the
based
on the
methodparameters
results.
Second,
the
ology established
foraclassifying
purposeful
approach
represents
technological
solution
solutions (see Page 123 for more details).

that has no suitable alternative available in the
market
basedtoto
on
the methodology
established
With
advanced
systems,
Sidewalk
Withrespect
respect
advanced
systems,
Sidewalk
for
classifying
purposeful
solutions
(see
Page
Labs
would
notify
the
relevant
administrative
Labs would notify the relevant administrative

lic administrator (see Role 2), Sidewalk Labs

Role
2),support
Sidewalk
would
support the
would
theLabs
public
administrator
— public
role assume
of lead developer
which would assume
administrator
— whichthe
would
the role of
for advanced
outside
of Quayside
and
lead
developersystems
for advanced
systems
outside
of
Villiers West — in procuring operators and part-

Quayside and Villiers West — in procuring

ners; working with the operators to integrate

operators and partners; working with the

the systems in the IDEA District to achieve the

operators
to technologically
integrate the systems
inoutcomes;
the IDEA
envisioned
enabled
and working
alongside
the public adminisDistrict
to achieve
the envisioned

anadvanced
advancedsystem,
system,directly
directlyor
orthrough
throughaa
ofofan

joint venture, Sidewalk Labs may be compen-

tion of procurement documents. Based on its

preparation
of procurement
documents.
Based
practical experience
developing
Quayside
and

on
its practical
experience
developing
Quayside
Villiers
West, Sidewalk
Labs
would work
with

joint venture, Sidewalk Labs may be

theVilliers
public administrator
to Labs
refinewould
and expand
and
West, Sidewalk
work

compensated
operating
in
in addition to,through
advanced
systemrevenue
development

the the
standards
and guidelines
with
public administrator
toincorporated
refine and in

sated through operating revenue in place of, or

the IDSG.

the project. Second, Sidewalk Labs would

place
or in addition
to, advanced
system
fees, of,
subject
to the terms
of a master
ser-

expand the standards and guidelines

limit its provision of products and services

vice agreement
tosubject
be negotiated
with either
development
fees,
to the terms
of a

to situations when its involvement is needed

the Waterfront
Sustainability
Association
master
service agreement
to be
negotiatedorwith

incorporated in the IDSG.

to achieve the necessary outcomes of each
Innovation and Funding Partnership Proposal

viability, and ability of those systems to deliver

tion directly. First, the solution calls for signif-

developer,elects
electsto
toparticipate
participateas
asan
anoperator
operator
developer,

either directly or as part of a joint venture,

Principles and conditions for

form
plans and specifications
during
ing of
documents
in the form issued
of plans
andthe
procurement
of
operators
for
certain
systems
specifications issued during the procure-

mustestablish
establishthe
theeffectiveness,
effectiveness,commercial
commercial
must

systems deployment.

constraints would dictate when Sidewalk Labs,

including:
implementation
framework for all of the
Preparing
preliminary
designs
supple-supplemental to
Preparing
preliminary
designs
the
ITMP to
used
as to
bridging
documents
in the
mental
tobe
the
ITMP
be used
as bridg-

Performance
target — a type of
project milestone,
in which Sidewalk
Labs is required to
achieve a specific
outcome based on
Waterfront Toronto’s
priority outcomes (e.g.
reducing greenhouse
gas emissions by a
particular amount).

Quaysideand
andVilliers
Villiers West, Sidewalk
Quayside
SidewalkLabs
Labs

would follow several principles for advanced

adjust
those operations.
As described
below, certain principles and

would participate in operations.

advanced systems, including:

Project milestones —
a series of contractual
commitments set out
in the Implementation
Agreements that
Sidewalk Labs must
satisfy to proceed to
successive project
stages.

As
Aslead
leaddeveloper
developerof
ofadvanced
advancedsystems
systemsat
at

trator to ensure the operators achieve and
unitwithin
within
the
publicadministrator
administratorif ifit itintends
intendsto technologically enabled outcomes; and working
123
for
more
details).
unit
the
public
maintain acceptable performance levels. The
alongside the public administrator to ensure the
to utilize a product or service in which it holds
utilize a product or service in which it holds a
public administrator would take on the ultimate
a financial interest within Quayside or Villiers
operators achieve and maintain acceptable
responsibility for procuring operators, with the
financial
withinthe
Quayside
or Villiers
West. Atinterest
a minimum,
notification
would
performance
levels.with
Theexisting
public administrator
operators from
option to continue
West.
At which
a minimum,
notification
would
identify
of the the
applicable
conditions
Quayside
Villiers
West.responsibility for
would
takeand
on the
ultimate
applieswhich
and evaluate
its application
to such
identify
of the applicable
conditions
procuring operators, with the option to continue
product
or evaluate
service. Sidewalk
Labs would
subapplies
and
its application
to such
Sidewalk
the public
public
SidewalkLabs
Labswould
would also
also advise
advise the
with existing operators from Quayside and
mit the notification and completed evaluation
product or service. Sidewalk Labs would submit administrator
administrator
thedesign
designofofthe
thesystems
systemsfor
for
ononthe
within a reasonable timeframe.
Villiers West.
integrationwith
withcompleted
completed
infrastructure
and
the notification and completed evaluation within integration
infrastructure
and
vertical development and assist with preparaaTo
To
reasonable
the
that
as lead
lead
vertical development and assist with
theextent
extenttimeframe.
thatSidewalk
Sidewalk Labs,
Labs, as

participate in operations, and iterate and

technical
advisory
support),
Sidewalk
Labs
responsible
for the
following
implementation
would
be responsible
for advanced
the following
framework
for all of the
systems,

role after Quayside and Villiers West.

acceptable level of performance

mance requirements, user-rate constraints,

Agreements would incorporate various terms
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tothe
theadvanced
public administrator
to enable
to
edge
take
over
systems development
roleitafter
take over
the
advanced
Quayside
and
Villiers
West. systems development

further detail on Sidewalk Labs’ proposal
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the Waterfront Transportation Management

either the Waterfront Sustainability Association
or the Waterfront Transportation Management

113

Ch–2

Innovation and
Funding Partner Role 2:
Innovation Planning,
Design, and
Implementation

Planning services for municipal and

otherparts
partsofofthe
theIDEA
IDEA District,
District, and the ability
other

advanced systems.

ofSidewalk
Sidewalk Labs
Labs to
and
of
to submit
submit modifications
modifications and

Sidewalk
Labs would
partner
with the partner
public administrator
preparing
the IDEA
Sidewalk
Labs
would
within the
public
District Infrastructure and Transportation Master Plan (ITMP) documents, with special

administrator in preparing the IDEA District

emphasis on the technical specifications and related considerations attendant to

Infrastructure
and
Transportation
Master
Plan
advanced
systems and their
integration
with traditional municipal
infrastructure.

adoption by the public administrator and

adoption
thefirst
public
administrator
Sidewalkby
Labs
achieving
projectand
mile-

(ITMP) documents, with special emphasis on

Sidewalk
Labs
first achieving
project
stones and
demonstrating
that
the proposed

the technical specifications and related con-

standards and
advance
milestones
and guidelines
demonstrating
that Waterfront
the

siderations attendant to advanced systems

Toronto’s standards
priority outcomes
in a manner
that
proposed
and guidelines
advance

and their integration with traditional municipal
infrastructure.
See Chapter 6 for a
detailed discussion of
project milestones.

additional specifications, would rely on their

additional specifications, would rely on their

can prove economically viable. Sidewalk Labs

Waterfront Toronto’s priority outcomes in a

would thereafter propose refinements and

manner
that to
can
prove
viable.
expansions
the
IDSGeconomically
to better achieve
the

Technical specifications and content

Sidewalk
Labs would
thereafter
propose
priority outcomes,
drawing
on its
practical

development for the Innovation Framework.

experience as
lead
developertoofthe
Quayside,
refinements
and
expansions
IDSG to

Sidewalk Labs would partner with the public

Villiersachieve
West, and
advanced
systems
for
better
thethe
priority
outcomes,
drawing

administrator in developing the requirements
and technical specifications for development
that are needed to achieve the sustainability,

those two vertical developments.

on its practical experience as lead developer
of
Quayside,
West, and
advanced
The
followingVilliers
table reflects
howthe
Sidewalk
Labs

affordability, and related objectives of the IDEA

systems
for those
vertical
developments.
would support
thetwo
public
administrator
of the

District. This would include developing and

IDEA District at the planning phase in carrying

refining the IDEA District’s initial Innovation

out its responsibilities.

Design Standards and Guidelines (IDSG).
Sidewalk Labs would update the IDSG from

Financial and
and other
other key terms. Sidewalk
Financial
SidewalkLabs
Labs

time to time, in partnership with the public

proposesto
todeliver
deliver these
these advisory
advisory planning
planproposes

administrator, based on experience gained
in the early phases of the project and
technological advances that become available
See Chapter 3 for
further details about
the proposed financial
terms.

The
role
for for
Sidewalk
LabsLabs
as Innovation
and
Thesecond
second
role
Sidewalk
as
Innovation
andwould
Funding
would be
to
Funding
Partner
be toPartner
provide technical
advice,
provide
technical
advice,
innovation
planning,
innovation planning, and project-management services
and
services
the
to
the project-management
public administrator. In this
capacity,toSidewalk
public
administrator.
In
this
capacity,
Sidewalk
Labs would support the public administrator in

Labs would
support theapublic
administrator in
devising
and implementing
comprehensive
devising
and
implementing
a
comprehensive
innovation and development strategy, where the

innovation and development strategy, where
company can augment its capacity or resources, or
the company can augment its capacity or
has special expertise, particularly with respect to the
resources, or has special expertise, particutechnical specifications, deployment, iteration, and
larly with respect to the technical specificaintegration of advanced systems as well as to
tions, deployment, iteration, and integration of
performance outcomes. The public administrator will
advanced systems as well as to performance
have the authority to terminate these advisory services
outcomes. The public administrator will have
in the event the IDSG is not extended beyond
the authority to terminate these advisory
Quayside
Villiers
West.
servicesand
in the
event
the IDSG is not extended

propose
to partner
with
the public
to
partner with
the public
administrator
toadministraprovide
tor to provide
technical
advice
andthe
otherwise
technical
advice and
otherwise
support
innovation
support
for the
IDEA
strategy
forthe
theinnovation
IDEA Districtstrategy
across three
interrelated
District
across
three
interrelated
categories:
categories:
Technical advice and systems integration
for precinct planning.
Sidewalk Labs
Labs would
Sidewalk
would advise
advise the
the public
public adminadministrator on
istrator on the development requirements
the
development requirements associated with
associated with advanced systems and MIDP

advanced systems and MIDP objectives, technical

A core element of this role is building the

outcome-basedcode).
code).This
Thisrole
rolewould
would not
not apply to
outcome-based

this would reduce the need for, and the scope
of, Sidewalk Labs’ responsibilities.

Innovation and Funding Partnership Proposal

and Villiers West. The extension of the IDSG to

proposed
in (such
the MIDP
(such
as stoa requirements
and
in the MIDP
as stoa
requirements
and
apply to Quayside and Villiers West, where
Quayside
and Villiers West, where Sidewalk Labs
Sidewalk Labs intends to serve as the devel-

intends to serve as the developer of vertical real estate
oper of vertical real estate and advanced

and
advanced systems.
systems.

114
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the
range
of $3 million
dollars annually
dollars
annually
over approximately
theover
first

the relevant
planning
for the
IDEA
time
during which
the deliverables
relevant planning
deliverables
District would be completed.

for the IDEA District would be completed.

Fig. 2.8

Sidewalk Labs’ role in relation to
public administrator planning deliverables
Administrator Planning
Deliverable

Sidewalk Labs’ Role

Precinct Plans and
Implementing Bylaws

Advise on issues related to IDSG and integration with advanced systems, as it relates to
planning and proposed bylaws; utilize digital planning tools to assist precinct planning and
develop outcome-based code where necessary.

Infrastructure and Transportation
Framework Plan (ITFP)

Advise on ITFP, including guidance on analysis and design of mobility, sustainability, and
public realm; support for estimation of population and employment; and provide a framework for proposed advanced systems networks.

Infrastructure and Transportation
Master Plan (ITMP)

Support the public administrator on overall planning, including engineering support for
advanced systems within each precinct and preparation of ITMP for Quayside and Villiers
West as part of the Development Plan Application.

Innovation Development

Develop the technical specifications needed to achieve sustainability, affordability,

Standards and Guidelines (IDSG)

and related objectives of the IDEA District, including the drafting and later refinement
of the IDSG.

objectives, technical integration, and the

integration,
and the
district-specific
strategies
district-specific
land-use
strategiesland-use
proposed

engaging in knowledge transfer. Over time,

Ch—2

At
phase,
Sidewalk
LabsLabs
wouldwould
propose
Atthe
theplanning
planning
phase,
Sidewalk

cost and estimates the total value of these

estimates
total
value
of these
to be in
resourcesthe
to be
in the
range
of $3resources
million
15 years of thethe
project,
theyears
time during
which the
approximately
first 15
of the project,

Initially, the IDSG would apply only to Quayside

Planning phase

beyond Quayside and Villiers West.

capacity of public-sector partners and

over time.

ning services to the public administrator at

services to the public administrator at cost and

115

Implementation and
operation phases

TheMIDP
MIDP proposes
The
proposes several
severaladvanced
advancedsustainsustain- ability

At the implementation and operations phases,

systems (such as advanced power grid, thermal grid,

Sidewalk Labs proposes to advance the work

waste
management, and storm-water management),
water management), advanced mobility sys-

of the public administrator of the IDEA District
in the following ways:

Design, management, and improvement
of advanced systems.
During buildout of the advanced systems

The following table reflects how Sidewalk Labs

ability systems (such as advanced power grid,

infrastructure, the operators would employ

would support the public administrator in

thermal grid, waste management, and storm-

their own management entities for construct-

carrying out its responsibilities as the public

ing their respective systems under the obser-

administrator of the IDEA District at the imple-

vation of the design team, including Sidewalk

mentation phase.

advanced
mobility
systems
(such as dynamic
freight
management,
tems (such
as freight

streets, district
parkingstreets,
management,
and
management,
dynamic
district parking

Labs as Innovation Partner. The public admin-

Design of municipal infrastructure in

mobility subscription
packages)
and an packages)
management,
and mobility
subscription

istrator would serve as the master site con-

Financial
terms
for for
municipal
infrastructure.
Sidewalk
Financial
terms
municipal
infrastructure.

Quayside and Villiers West.

and an advanced digital communications network.

advanced digital communications network.

struction manager to coordinate the various

SidewalkLabs
Labs
would
provide
different
Sidewalk
would
provide
different
levels levof
els
of
support
to
the
public
administrator
support to the public administrator for different types

(The attributes of these systems are detailed

(The
attributes of these systems are detailed on
on Page 108.)

advanced systems construction projects with

Sidewalk
Labs
tomarket-rate
receive a flat
Labs
proposes
to proposes
receive a flat
market-rate
percentage
fee
(8 percent)
for of
percentage fee (8 percent) for managing
the design

for
different
types of
proposed based
horizontal
of
proposed
horizontal
infrastructure
on the
infrastructure
based
on
the
technical
needs
technical needs associated with the project. Apart

In Quayside and
Labs
In
and Villiers
VilliersWest,
West,Sidewalk
Sidewalk
Labs would serve

Labs at Quayside and Villiers West and the

would
as lead
advanced
as
leadserve
developer
ofdeveloper
advanced of
systems
(other than the
systems (other than the digital communica-

public administrator in the remainder of the

tions network). As lead developer, Sidewalk

oversight and operational-stabilization sup-

associated
with
project. Apart
from
sitefrom
site- work
andthe
shoreline-related
work,
Sidewalk
work,
Sidewalk
work
and
shoreline-related
Labs proposes to manage the design of traditional

Labs proposes to manage the design of
municipal infrastructure (such as water mains,
traditional municipal infrastructure (such as
sewers, and parks) for Quayside and Villiers West.
water mains, sewers, and parks) for Quayside
Quayside and Villiers West represent the first attempt
and Villiers West. Quayside and Villiers West
at integrating the innovations proposed in the MIDP,
represent the first attempt at integrating
which would raise complex integration challenges
the innovations proposed in the MIDP, which
associated with several of the newly created
would raise complex integration challenges
advanced systems (such as the proposed dynamic
associated with several of the newly created
streets)
and systems
strategies (such
(such as
stoa
advanced
asground-floor
the proposed
space).
Thestreets)
public administrator
would(such
manage
dynamic
and strategies
as the
construction
of the
municipal
ground-floor
stoa
space).infrastructure.
The public administrator would manage the construction of the
municipal infrastructure.
Integration of municipal infrastructure
with advanced systems.

other site construction activities. The lead

Page 108.)

developer of advanced systems — Sidewalk

performance
and would
procure
standards
andstandards
would procure
and select
appropriate

Support for management entities.

and select
appropriate
partners
opera-obtain
partners
and
operators to
prepareand
designs,

In addition to its role in connection with

tors to prepare designs, obtain construction

infrastructure development, Sidewalk Labs

advanced systems.

permits, and stabilize operations.

would offer technical assistance and advice

Sidewalk
Labs
would be responsible
for delivering
Labs would
be responsible
for delivering

port to the operators.

advanced
advancedsystems
systems based
based on
on agreed-upon
agreed-upon performance

construction permits, and stabilize operations.
For parts
partsof
ofthe
theIDEA
IDEA District
For
District outside
outside of
of Quayside and
Quayside
and
Villiers
West,
the
public
Villiers West, the public administrator adminwould act as lead
advanced systems. Sidewalk Labs would

Transportation Management Association),

provide
providesupport
supportin
inprocuring
procuringoperators
operatorsand
andpartners;

work
with the
operators
integratetothe
systems in the
partners;
work
with the to
operators
integrate
the systems
IDEA District
to achieve
the
IDEA
District in
tothe
achieve
the envisioned
technologically
envisioned
technologically
enabled
outcomes;
enabled
outcomes;
and work
alongside
the public
and work alongside the public administrator to

See Chapter 1, on
Page 50, for a table
of the management
entities and their
relationship to the
public administrator.

Public Realm (Open Space Alliance), and
Sustainability (Waterfront Sustainability
Association).

developer
of advanced
systems
Quayside
systems
at Quayside
and Villiers
West.atWhen
the
and
Villiers
West.
When
the
public
adminispublic administrator assumes the role of lead

trator assumes
the role
of lead
developer
of
developer
of advanced
systems
in later
phases, the
later phases,
operadvanced
systems
operator
would
similarlyincompensate
the the
public
ator would similarly compensate the public
administrator for its work.
administrator for its work.

Technical advisory services related to
vertical development.
After Quayside and Villiers West, Sidewalk Labs
would serve in an advisory capacity to assist

the administrator
with
buildings
infrastructure
designs
prepared
byand
theadvanced

communications network proposed for the IDEA

administrator with buildings and advanced

District.
Instead,
Sidewalk
Labs
would provide
Sidewalk
Labs would
provide
technical
advice

Super-PON digital communications net-

work proposed for the IDEA District. Instead,

systems
infrastructure. These systems are
and oftentimes are interconnected where one

technical
advice
to the public
administrator
to the public
administrator
and
Waterfront and

sanitary
sewer-pumpstation).
and
oftentimes
are interconnected where one

is expected
to deliver
the digital
communicawhich
is expected
to deliver
the digital

serves the other (such as electric service for a

communications network.

multi-layered,
require
careful
physical
layout,
service
for a
serves the other
(such
as electric

party operators
would compensate
Sidewalk
operators
would compensate
Sidewalk Labs
directly
Labs
directly for its
lead
for
its responsibilities
asresponsibilities
lead developer ofas
advanced

entities focused on Mobility (Waterfront

municipal
infrastructure
prepared
by
serve
an integration
role todesigns
coordinate
municipal

multi-layered, require careful physical layout,

Financial
terms
for for
advanced
systems.
Third- party
ThirdFinancial
terms
advanced
systems.

management entities administering new
district systems. These include the proposed

developer of advanced systems. Sidewalk Labs would

As noted
noted earlier,
earlier, Sidewalk
As
SidewalkLabs
Labswould
wouldnot
not develop or
develop
or
manage
the
procurement
of
the digital
manage the procurement of the Super-PON

systems infrastructure. These systems are

to the public administrator to support the

istrator would act as lead developer of

construction of all municipal infrastructure,

does
normally.
Sidewalk
Labs,
would
would
serve an
integration
rolehowever,
to coordinate

Sidewalk Labs
wouldofreceive
a lower
percentage
(2 percent)
related soft
costspercentfor
for supage
(2
percent)
of
related
soft
costs
supporting the public administrator in integrating

porting the public administrator in integratmunicipal infrastructure with advanced systems
ing municipal infrastructure with advanced
infrastructure. These fees are based on Waterfront
systems infrastructure. These fees are based
Toronto’s typical management fees of 6 percent, with
on Waterfront Toronto’s typical management
the additional 2 percent for the extra work required to
fees of 6 percent, with the additional 2 percent
coordinate with advanced systems.
for the extra work required to coordinate with

IDEA District — would provide construction

digital communications network). As lead developer,

Outside
Quaysideand
andVilliers
Villiers West,
West, the
Outside
ofofQuayside
the pubpublic administrator to ensure that the operators achieve and
ensure that the operators achieve and mainlic administrator would manage the design and
maintain
acceptable
performance
levels.
administrator would manage the design and
tain acceptable
performance
levels.

construction
of all municipal infrastructure, as it
as it does normally. Sidewalk Labs, however,

managing
the design
of certain
municipal
certain
municipal
infrastructure
at Quayside
and
infrastructure
at
Quayside
and
Villiers
Villiers West. Sidewalk Labs would receive aWest.
lower

Toronto’s broadband
internet partner,
which
Waterfront
Toronto’s broadband
internet
partner,

the public administrator upon request with its
Further details
related to financial
terms for municipal
infrastructure and
advanced systems
are included in
Chapter 3.

oversight of the developer call and application
processes, where technical expertise may be
required, for instance, in the need to evaluate
plans for fidelity to the Innovation Framework.

tions network.

sanitary sewer-pumpstation).
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Fig. 2.9

Sidewalk Labs’ role in relation
to public administrator
implementation responsibilities
Administrator Implementation
Responsibility

Sidewalk Labs’ Role

Development Call and
Land Disposition Management

No role (optional advisory services related to proposed impact of proposed development
on Innovation Framework and advanced systems).

Certification of Development
and Building Permit Applications

Advise on the compliance of development proposals with the IDSG and integration with
advanced systems.

Light Rail Transit Development

Optional financing role (see Role 4 for more information).

Management of Municipal
Infrastructure Development

Manage the design of public realm (such as parks and streetscape areas), bridges, and
municipal underground infrastructure (such as domestic water, sanitary sewer, and
storm drain conveyance) in Quayside and Villiers West. Thereafter, Sidewalk Labs would
support the public administrator in the integration of municipal infrastructure with
advanced systems.

Management of
Advanced Systems

Digital Communications Network: Sidewalk Labs would provide technical advisory support
to the public administrator and Waterfront Toronto’s broadband internet partner (procured separately by the public administrator) for development of a Super-PON network to
achieve the objectives of high-speed ubiquitous internet connectivity in accordance with
specifications in the IDSG.
Advanced Systems: For all other advanced systems, Sidewalk Labs would serve
the following roles:
For Quayside and Villiers West, Sidewalk Labs would serve as lead developer
of advanced systems based on agreed-upon performance standards and would
procure and partner with independent operators to prepare designs, obtain
construction permits, and stabilize operations.
For the areas where the public administrator would serve as the lead developer of
advanced systems, beyond Quayside and Villiers West, Sidewalk Labs would advise
on design and assist with preparing procurement documents.

Oversight of New
Management Entities

Sidewalk Labs would advise in the establishment and operation of various new
management entities and the advanced systems they would manage. As Innovation
and Funding Partner, Sidewalk Labs would provide advisory support on strategies
to achieve public objectives.

Annual Public Reports on
Progress of IDEA District

No role, except as advisor.

Ch—2

Innovation and Funding Partnership Proposal

118

Sidewalk Labs would
support the public
administrator with
technical advice,
innovation planning, and
project-management
services to advance
a comprehensive
innovation and
development strategy.
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Innovation and
Funding Partner Role 3:
Technology Deployment

In the
of circumstances,
circumstances, the
the
In
the vast
vast majority
majority of

As one
As
one example,
example,Sidewalk
SidewalkLabs
Labshas
hasproposed

technologies recommended for advancing the

proposed to work with Waterfront Toronto’s

project
would be purchased, commissioned,
sioned, or licenced from existing vendors.

broadband
internet partner to develop the first
Super-PON internet network in Canada (see

sibilities would
be limited
those encomsolutions,
Sidewalk
Labs’to
responsibilities

which
wouldInnovation”
power ubiquitous
in
the
“Digital
chapterconnectivity
of Volume 2),

passedbe
within
Roles
1 and encompassed
2, as an advisorwithin
to
would
limited
to those

the project
Sidewalk
Labsconnectivity
would bringin
which
wouldarea.
power
ubiquitous

Roles 1 and 2, as an advisor to the public

the project area. Sidewalk Labs would bring

administrator
and as lead developer of
Villiers West.

the
technical expertise needed to roll out a
per fibre-optic strand than other approaches,

Develop a necessary innovation if none exists.
West.

andfibre-optic
coverage even
during
periods
of heavy
per
strand
than other
approaches,

technologies recommended for advancing
the project would be purchased, commis-

or
from existing
vendors.
these
Forlicenced
these solutions,
Sidewalk
Labs’For
respon-

the public administrator and as lead devel-

oper of advanced systems at Quayside and

advanced systems at Quayside and Villiers
Second,
where
a key
solution
doesdoes
not yet
exist
Second,
where
a key
solution
not
yetin the
Ubiquitous connectivity in the IDEA
District and digital
innovations, such as
universal mounts,
would help support a
range of industries,
such as film.

The third
thirdrole
role
Sidewalk
Labs
proposes
The
Sidewalk
Labs
proposes
to fill to
as fill as
Innovation
and
Funding
Partner
is
to
idenInnovation and Funding Partner is to identify or develop
tify technological
or develop key
technological
solutions
key
solutions
for advancing
Waterfront
for
advancing
Waterfront
Toronto’s
priority
Toronto’s priority outcomes in the project area. The

outcomes in the project area. The MIDP draws
MIDP draws on a range of technological solutions,
on a range of technological solutions, includincluding software, hardware, and other products and
ing software, hardware, and other products
services that target urban priorities, from sustainability
and services that target urban priorities, from
to affordability. These include commercially available
sustainability to affordability. These include
technologies and systems, incremental improvements
commercially available technologies and systo existing approaches, and products and services that
tems, incremental improvements to existing
do not yet exist in the market in a usable form.
approaches, and products and services that
do not yet exist in the market in a usable form.

exist inSidewalk
the market,
Sidewalk
Labs
is commitmarket,
Labs is
committed
to developing
it
ted
to developing
it bytechnology
identifying
appropriate
by
identifying
appropriate
partners
to carry
technology
partners
toand
carry
out theexisting
work, by
out
the work, by
integrating
enhancing
integrating
and
enhancing
existing
solutions,
solutions, or by undertaking the research and
or by undertaking
the research
and
developdevelopment
itself to create
and test the
solution
for
ment
itself
to
create
and
test
the
solution
for
deployment as part of the project.
deployment as part of the project.

to work with Waterfront Toronto’s broad-

band internet partner to develop the first

Super-PON
internet network
in of
Canada
(see
the “Digital Innovation”
chapter
Volume
2),

the technical expertise needed to roll out a

system that supports substantially more users

system
that supports
morespeed
users
incorporate
managedsubstantially
Wi-Fi to optimize
usage, and create
software-defined
networks
incorporate
managed
Wi-Fi to optimize
speed
that enhance security.

and coverage even during periods of heavy
usage,
and create software-defined networks
Sidewalk Labs anticipates that the total
that
enhance
security.
number
of solutions
it would develop itself

represents a tiny fraction of the thousands of
products to be deployed in connection with
the project.

Leveraging
Sidewalk
Labs’
substantial
technoLeveraging
Sidewalk
Labs’
substantial
technological
logical
resources,
the
technology
deployment
resources, the technology deployment role incorporates
rolerelated
incorporates
two related responsibilities.
two
responsibilities.
Evaluate the existing marketplace for
necessary innovations.
First, to
to realize
realize the
First,
the vision
vision of
of the
the MIDP
MIDPand
and implement
implement its components, Sidewalk Labs

its components, Sidewalk Labs would survey and
would survey and evaluate the innovations

evaluate the innovations currently in research,
currently in research, development, or in the

development,
ordetermine
in the marketplace
to determine
marketplace to
their relevance
and
their
relevance
applicability
to the project.
applicability
to and
the project.
Constituting
an

The MIDP
MIDPseeks
seekstotofoster
foster
urban
innovation
The
an an
urban
innovation
ecosystem
open
to
entrepreneurs
and
invenecosystem open to entrepreneurs and inventors
from

important part
of formulating
the
MIDP, this the
Constituting
an important
part of
formulating
process is already well underway. Because

MIDP, this process is already well underway.

tors from
across
and
around
world. is technology advances rapidly, however, the
across
Canada
andCanada
around the
world.
Thisthe
ecosystem
Because technology advances rapidly, however, the
This
ecosystem
is
critical
to
the
project
achievcritical to the project achieving its economic growth and process calls for an ongoing assessment of
ing its economic growth and job-creation
job-creation goals, to its financial success, and to its
goals, to its financial success, and to its goal
goal of creating a testbed for how to harness new
of creating a testbed for how to harness new
technological insights to improve urban life.
technological insights to improve urban life.

process
for an ongoing
assessment
of available
availablecalls
technologies
to determine
whether
technologies
to determine
whether
the project
the project could
benefit from
emerging
solu- could
tions. Based
on this work,
Sidewalk
Labson
would
benefit
from emerging
solutions.
Based
this work,
advise the public administrator on product

Sidewalk Labs would advise the public administrator
road maps, which would survey all plausible

on product road maps, which would survey all
market sources.

plausible market sources.
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Regardless of whether it provides a given technology or sources it from the market, Sidewalk
See the “Digital
Innovation” chapter
of Volume 2 for more
details on Sidewalk
Labs’ responsible data
use strategy.

Labs would apply several important principles:

1

Support collaboration with third parties.
First, as an integral part of creating an urban
innovation ecosystem, Sidewalk Labs would
support collaboration with third parties,
particularly local players. The Implementation
Agreements would consider and include
specific terms for cases in which Sidewalk

personal
information;
restrict
the
use of perpersonal
information;
restrict
the use
of personal
data to sell
sonal
data
to
sell
or
advertise
without
explicit
or advertise without explicit consent; and employ responsible

to sell people’s personal information.

3

Promote open standards.
Third,Sidewalk
Sidewalk Labs
Third,
Labs would
wouldpromote
promote open
open technology
technology standards and modularity. Too

standards and modularity. Too often, technology firms
competition
and slow
down
innovation.
They also sell
down innovation.
They
also sell
non-modular

Canadian firms or researchers, to develop

systems, which
can only
be operated,
non-modular
systems,
which
can only mainbe operated,

or deploy a product or solution. Consistent

tained, and and
augmented
by a by
single
vendor.
This This
maintained,
augmented
a single
vendor.

development, and to the spirit of both
Waterfront Toronto’s initial RFP and the PDA,
the Implementation Agreements would include

increases operating and maintenance costs.

increases operating and maintenance costs.

In its technology deployment role, Sidewalk
Labs
would not only develop products that
Labs would not only develop products that

a structure designed to support Canada’s

adopt
opentechnology
technology
standards
adopt open
standards
and and

capacity to build and retain IP locally. Moreover,

modularity but
and
source
prodmodularity
butrecommend
recommend
and
source

Canadian firms and researchers would not be
expected to relinquish ownership of their IP

ucts from third parties that conform to the

products from third parties that conform to the
same standards.

just for providing their products and services

same standards.

in the project area and could negotiate various

As a
a further
advancing
openness
As
furthermeans
meansofof
advancing
openness and

approaches to IP development, ownership,
and commercialization.

2

Incorporate privacy from the start.
Second,
Sidewalk
Labs
would
integrate
privacypriSecond,
Sidewalk
Labs
would
integrate
vacy considerations
from the
outset.
All digital
considerations
from the outset.
All digital
innovations
innovations
deployed
that involve
the
deployed
that involve
the collection
or use
of collecurban
tioninor
use
of urban
in theby
IDEA
District
data
the
IDEA
District data
— whether
Sidewalk
Labs
—
whether
by
Sidewalk
Labs
or
any
third
or any third party — would be subject to approval by
party
— Data
would
be (UDT).
subject
to approval
by the
the
Urban
Trust
Among
other roles,
the
Urban
Data
Trust
(UDT).
Among
other
roles,
UDT would establish Responsible Data Use (RDU)

the UDT would establish Responsible Data
Guidelines that incorporate globally recognized
Use (RDU) Guidelines that incorporate globPrivacy by Design principles. These proposed RDU
ally recognized Privacy by Design principles.
Guidelines would call for all digital innovations
These proposed RDU Guidelines would call for
involving urban data to apply Canadian values of
all digital innovations involving urban data to
diversity, inclusion, and privacy; use data minimization
apply Canadian values of diversity, inclusion,
to ensure the collection of urban data is limited to what
and privacy; use data minimization to ensure
is needed; employ up-to-date de-identification
the collection of urban data is limited to what
techniques
to employ
reduce the
collection of
is needed;
up-to-date
de-identifica-
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SidewalkLabs
Labswould
would develop in-house is
Sidewalk
is

Key Term

Purposeful
Solutions
A limited set of
innovations that
are necessary to
achieve agreed-upon
project goals and
for which there is no
suitable alternative
on the market.

“purposefulsolutions.”
solutions.”These
Thesesolutions
solutions—
—
“purposeful

processes, with limited exceptions allowing

which Sidewalk Labs proposes to provide at

for Sidewalk Labs or its affiliates to provide

cost to the public administrator and the man-

Purposeful Solutions, but only on a fair and

which Sidewalk Labs proposes to provide at

cost
to the entities
public administrator
and the
agement
in the IDEA District
— would
management
entities
in the IDEA District
—
proceed through
a project-specific,
direct
awardproceed
process.
This designation
would last
would
through
a project-specific,

for 10award
years,process.
after which
the
solution would
be
direct
This
designation
would
subject to ordinary procurement processes

last for 10 years, after which the solution would
and market prices.

demonstrably arms’-length basis.”

Purposeful
Purposefulsolutions
solutionsare
areprocured
procuredthrough
throughaadirect
direct rather
award,than
rather
than a competitive
pro- for
award,
a competitive
procurement,
curement,
for several
reasons.purposeful
By definition,
several
reasons.
By definition,
solutions
purposeful solutions do not exist in a mature

be subject to ordinary procurement processes

do not exist in a mature form in the marketplace. This

deliver certain “solutions” or “solution areas.”

form in the marketplace. This requires that

requires
that
Sidewalk
develop
them.the
In
The
proposal
for
and
prices.
Themarket
proposal
forpurposeful
purposefulsolutions
solutionsoriginated
origiSidewalk
Labs
developLabs
them.
In addition,
addition,
the MIDP
offers anvision,
integrated
nated
thewhich
RFP, which
anticipated
MIDP offers
an integrated
whichvision,
relies which
with
thewith
RFP,
anticipated
that itsthat its
Innovationand
andFunding
Funding Partner
Partnerwould
would need
need to
to relies
on the
of keyoftechnologies.
Unless
onexistence
the existence
key technologies.
Unless
Innovation

and innovation by third parties, Sidewalk Labs

deliver certain “solutions” or “solution areas.”

SidewalkLabs
Labscommits
commitsto
todelivering
deliveringthese
thesesolutions,
Sidewalk

is making a “patent pledge,” that it would not

The RFP provided that:

the entire vision could be jeopardized.

innovation by third parties, Sidewalk Labs is making a
“patent
pledge,”
that it would
not assert
assert its
digital innovation
hardware
or soft-its digital
ware patents
issued in Canada
against
any
innovation
hardware
or software
patents
issued in
third party who develops and sells an inno-

Canada
against any third party who develops and sells
vation relying on those patents, with narrow
an
innovation
on those patents, with narrow
exceptions
(seerelying
Page 127).
exceptions (see Page 127).

4

The RFP provided that:

“For
solution
areas
where
the Partner
has technologies
“For
solution
areas
where
the Partner
has
ortechnologies
methodologiesor
that
could
benefit
the
Project,
a
methodologies that could
review
process
will be enacted
wherein
Waterfront
benefit
the Project,
a review
process
will be
Toronto
can
be
assured
of
the
degree
of
innovation
enacted wherein Waterfront Toronto can be

Fourth,Sidewalk
Sidewalk Labs
Labs would
would actively
Fourth,
actively promote
promote
transparency and foster a vibrant ecosys-

applications
using urban data. Subject to the rules of the
Subject to the rules of the Urban Data Trust,
Urban
Data
Trust,
as more
fully described
in Volume 2,
as more
fully
described
in Volume
2, Sidewalk
Labs would
promote
use ofthe
standardized,
Sidewalk
Labs
would the
promote
use of standardized,
publiclyaccessible
accessibleapplication
applicationprogramming
programminginterfaces
publicly
interfaces (APIs) to make urban data sets

designation
as purposeful
solutions:
dynamic
curbs,
ful solutions.
At the outset,
Sidewalk
Labs
is standardized

posed solutions
prior processes.”
to the initiation of addidownstream
procurement
tional downstream procurement processes.”

proposing
three technologies
for designation
mounts,
and Perform,
a real-time energy
modelling tool.

process for designating purposeful solutions
over the life of the project:

energy modelling
tool. Sidewalk
Labs believes
alternative
solutions available
in the marketplace;
and that these
that
these
solutions
are
critical
to
achieving
products therefore constitute purposeful solutions and should be
aspects of
there are no
suitable
designated
as the
suchMIDP;
in thethat
Implementation
Agreements.
alternative solutions available in the marketplace; and that these products therefore
constitute purposeful solutions and should

Submission Materials, the MIDP will identify

be designated as such in the Implementation

technological innovations that at the time of

Agreements.

their development can objectively and impartially be shown to have no suitable alternatives
available in the market (‘Purposeful Solutions’),

usable
by third-party developers and the public at large.
developers and the public at large.

and the Implementation Agreements will gen-
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as purposeful
solutions:
dynamic
curbs,
Sidewalk
Labs believes
that these
solutions
are stancritical to
dardized
mounts,
and
Perform,
a
real-time
achieving aspects of the MIDP; that there are no suitable

“As contemplated by A1.c of the RFP and RFP

(APIs) to make urban data sets publicly available and
publicly available and usable by third-party

Sidewalk
Labs
is developing
a range
of digital
innovations, which
Sidewalk
Labs
is developing
a range
of digital
are
described inwhich
detail in
Volume
2. Mostinofdetail
thesein
technologies
innovations,
are
described

cost-competitive
nature
of theofPartner’s
posed
solutions prior to
the initiation
additionalpro-

transparency and foster a vibrant ecosystem of new
tem of new applications using urban data.

dized.

and
the cost-competitive
nature
of the Partner’s
proassured
of the degree
of innovation
and the

purposeful solutions in the MIDP and calls for a

open-data access.

solutions, the entire vision could be jeopar-

are
not being
proposed
for designation
as purposeful
Volume
2. Most
of these
technologies
are not solutions.
Atbeing
the outset,
Sidewalk
is proposing
three technologies for
proposed
forLabs
designation
as purpose-

The PDA directs Sidewalk Labs to identify

Promote transparency and

tion techniques to reduce the collection of
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One
Onenotable
notablecategory
categoryofofthe
thetechnology
technology

often, technology firms employ closed, siloed

employ
closed, siloed systems, which lock out
systems, which lock out competition and slow

Labs would partner with a third party, such as

with Sidewalk Labs’ approach to economic

Purposeful Solutions

consent;
employ
responsible
AI practices.
AI
practices.and
Above
all, Sidewalk
Labs has
committed never
Above
all,
Sidewalk
Labs
has
committed
never
to sell people’s personal information.

erally contemplate competitive procurement
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The
and
unchangeable
nature
of traditional
Thestatic
static
and
unchangeable
nature
of tra-

of installation by roughly 92 percent — down

ditional
curbs represents
a barrier
to theuse of
curbs
represents
a barrier to the
more efficient
morestreet
efficient
use
ofdynamic
urban street
space.
urban
space.
The
curb can
repurpose

from 30 hours today to 2 hours.69

Future Purposeful
Solutions

The
dynamic
curb canserving
repurpose
its space
its
space
— for example,
as drop-off
or —
for example,
serving
astraffic
drop-off
pick-up
zones during
peak
timesor
or pick-up
open space

Additionally, by facilitating installation in an

Consistent with the PDA, Sidewalk Labs

Independent reviewer.

inexpensive way, Koala enables cities to buy

recognizes that further technological needs

much less expensive technology, replace the

are likely to arise as the project progresses.

small fraction of devices that fail, and provide

Sidewalk Labs proposes a review process to

Thepublic
public
administrator
engage
an
The
administrator
couldcould
engage
an independent
independent
reviewer
to research
the availreviewer
to research
the availability
of alternative

some redundancy of devices to improve reli-

designate additional purposeful solutions at

ability around things like Wi-Fi networks. Cities

other times in the life of the project.

Dynamic curb.

during
peak
traffic times
openuses
space
atzones
off-peak
periods
— enabling
more or
flexible
of
off-peak
periods
—
enabling
more
flexible
at
the street and helping to provide more open space for

uses of the street and helping to provide more
residents, visitors, and workers.
open space for residents, visitors, and workers.

The
Thedynamic
dynamiccurb
curbwould
wouldincorporate
incorporatereal-time,
real-

estimates its mounts would reduce the time

would also be able to upgrade technology on
a much more rapid timeline and have more

In this review process, Sidewalk Labs would

time, historical,
and projected
demand
for
historical,
and projected
demand
for curbside

resources to conduct pilots or explorations for

identify a purposeful solution to advance the

curbsideand
pick-ups
andto
drop-offs
optimize
pick-ups
drop-offs
optimizeto
curb
space,

new services.

project goals, either on an unsolicited basis
or in response to a request from the public

curb space, dynamically price the curb, assign

dynamically price the curb, assign rates, and
rates, and set other rules, including pick-up

Koala also serves as a platform for other

administrator. In a submission to the public

and drop-off locations. The system would rely

urban innovations. For example, by lowering

administrator, Sidewalk Labs would outline the

costs, Koala makes commercially feasible the

proposed solution, detail how it meets project

sors, dynamic
and lightedsensors,
pavement,
digitaland
infrastructure
(availability
dynamic

sensing technology for the dynamic curb (as

objectives, and provide an analysis demon-

signage,
and payment
lighted
pavement,
digitalsystems)
signage,and
anddigital
payment

discussed previously).

strating the absence of comparable solutions

set other rules, including pick-up and drop-off
locations.
The
system would
rely on physical
on physical
infrastructure
(availability
sen-

tools (such as navigation apps) to communi-

systems) and digital tools (such as navigation

solution
only through
its standard
trator would
then proceed
toprocurement
procure such a
process.
the report
is unable
to conclude
whether
solutionIfonly
through
its standard
procure-

alternatives
are suitable,
then theisACAN
process
would
ment process.
If the report
unable
to conbe
invoked.
clude
whether alternatives are suitable, then
the ACAN process would be invoked.

Perform.

dynamic conditions. For example, the dynamic

The existing Toronto Green Standard (TGS)

Upon receipt of such a proposal, the public

responsive
to could
dynamic
conditions.
For example,
curb system
adjust
curb pricing,
the

and compile that research into a report. That
report. That report would identify the range of potential
report would identify the range of potential
alternatives and assess their suitability. If the report
alternatives and assess their suitability. If the
concludes that there is no suitable alternative to the
report concludes that there is no suitable
proposed solution, the pro- posed solution would then
alternative to the proposed solution, the probe designated as a purposeful solution. If the report
posed solution would then be designated as
concludes that there is one or more suitable
a purposeful solution. If the report concludes
alternatives to the proposed solution, the public
that there is one or more suitable alternatives
administrator
would solution,
then proceed
procure
such a
to the proposed
the to
public
adminis-

from the marketplace.

cate and enforce regulations responsive to

apps) to communicate and enforce regulations

alternative
that represent
ability ofthat
solutions
represent solutions
a suitable alternative
to a
a
suitable
alternative
to
a
proposed
solution,
proposed solution, and compile that research into a

sets sustainability requirements based on

administrator may initiate either or both of the

location
of pick-up
and drop-off
locations,
the
dynamic
curb system
could adjust
curb

expected energy usage and greenhouse gas

following two processes to validate a future

The
Theprocesses
processesrelating
relatingto
tothe
theform
formofofpurposeful
pur-

allocated
or eventhe
thelocation
space inofthe
right of
way
pricing,
pick-up
and
drop-off

(GHG) emissions. But there is no real-time

purposeful solution against predefined criteria:

posefulproposals,
solution proposals,
relevantand
criteria,
solution
relevant criteria,
the

as curb space or sidewalk.

locations, or even the space in the right of way
allocated as curb space or sidewalk.

monitoring of energy performance after construction, nor is there any meaningful oppor-

Standardized mounts.

tunity to adjust performance accordingly.

Today, cities (and the private vendors they

As a result, energy usage in buildings often

hire) install thousands of devices on public

exceeds the sustainability targets, contrib-

infrastructure, from Wi-Fi access points to

uting to a less sustainable built environment

traffic cameras. But installing these devices

than otherwise possible.70

often requires significant disruption to street
life, creates risks to workers in bucket trucks,

To
Toaddress
addressthis
thisshortcoming,
shortcoming,Sidewalk
Sidewalk Labs
Labs is

and costs thousands of dollars, because light

is developing
a real-time
modelling
called
developing
a real-time
modelling
tooltool
called

poles and other street fixtures were never

“Perform.”The
Thesoftware
softwarewould
wouldcompare
compareaabuilding’s
“Perform.”

designed to host digital hardware. As a result
of this onerous process, cities tend to invest
in high-priced, ultra-reliable devices that are
expensive to repair and upgrade.

Sidewalk
standardized
SidewalkLabs
Labs has
has designed
designed a
a standardized
mountcalled
called“Koala”
“Koala”that
thatwould
wouldmake
makeititfast,
fast,
mount
inexpensive,and
andsafe
safe to
to install
install a
a device
inexpensive,
device on
on aa
light pole or other street fixture by providing

light pole or other street fixture by providing a

a sturdy physical mount, power, and network

sturdy
physicalJust
mount,
power,
and
network
connectivity.
as USB
ports
made
it easier

building’s near real-time energy usage with an

near real-time energy usage with an energy budget
energy budget that adjusts dynamically based

that
adjusts dynamically
based
onother
occupancy,
and
factors.the
on occupancy,
the weather,

weather,
and otherafactors.
Used to advance
a new
Used to advance
new outcome-based
code,
the tool would convert
the
TGS
energy,
ther- the
outcome-based
code, the
tool
would
convert
mal energy,
energy, and
GHGenergy,
intensity
targets
TGS
thermal
and
GHGfrom
intensity
static targets based on a building’s modelled

targets from static targets based on a building’s
energy use to dynamic targets for compar-

modelled
energy
use to dynamic
targetsuse.
for
actual energy
ison against
a building’s

comparison against a building’s actual energy use.

Advance contract award notice.

of the
either
the two
review
and the execution
execution
of either of
twoofreview
paths

paths would be spelled out in Implementation

would be spelled out in Implementation

Agreements. In the case of these and any
The public
administrator
(including
a management
entity,
such as WTMA)
could
issue an Agreements.
Indesignated
the case ofpurposeful
these and soluany
subsequently
agement entity, such as WTMA) could issue
advance contract award notice (ACAN)
subsequently
designated
purposeful
solutions,
tions, the public
administrator
and Sidewalk
an advance contract award notice (ACAN)
regarding
Labs
would
negotiate
the
agreed-upon
terms
regardingits
itsintention
intentiontotoprocure
procureaasolution
solutionon
ona the
public administrator and Sidewalk Labs

non-competitive
basis.
TheThe
ACAN
will
a non-competitive
basis.
ACAN
willstate
statea

ensuring
a reasona deadline
responses
deadline
forfor
responses
ensuring
a reasonable
able period
is given
for
the market
period
of timeofistime
given
for the
market
to

to respond. The public administrator would

to deployment
on a case-by-case
related
would
negotiate
the agreed-upon
terms related

basis. (As discussed in the section that follows,

to deployment on a case-by-case basis. (As

any given purposeful solution may or may not

discussed
in theTestbed-Enabled
section that follows,
any given
be considered
Technology

respond. The public administrator would review purposeful solution may or may not be
and subject to a profit-sharing agreement.)
review all responses to the ACAN. Alternatively,
all
responses
thedesignate
ACAN. Alternatively,
the
the
procurer to
may
that an indepenconsidered Testbed-Enabled Technology and
procurer
may designate
that
an independent
dent reviewer
consider all
responses
to the

ACAN. If consider
the procurer
(or the independent
reviewer
all responses
to the ACAN. If

subject to a profit-sharing agreement.)

reviewer)
determines
that no response
to
the
procurer
(or the independent
reviewer)

the ACAN presents a suitable alternative to

determines that no response to the ACAN

the proposed solution, the proposed solution

presents
a suitable
alternative
the proposed
would then
be designated
as ato
purposeful

solution,
proposedif solution
would
then be
solution.the
In contrast,
the public
administrator
determinesas
that
any response
to theIn
ACAN
designated
a purposeful
solution.
contrast,
a suitable
alternative
to the that
pro-any
ifpresents
the public
administrator
determines
posed solution, then the public administrator

response to the ACAN presents a suitable

connectivity.
Just as USB
ports
made
it easier
to connect external
devices
with
comput-

would proceed to procure such a solution only

alternative
the proposed
solution,process.
then the
through itstostandard
procurement

this new
type of
urban USB
would
toers,
connect
external
devices
with port
computers,

public administrator would proceed to procure

create
standard
connection
forcreate
cities a
this
newatype
of urban
USB portpoint
would
that drives down the cost of installing and

such a solution only through its standard

maintaining digital hardware. Sidewalk Labs

procurement process.

standard connection point for cities that drives
down the cost of installing and maintaining
digital hardware. Sidewalk Labs
Ch—2
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an
thatthat
provides
the opportunity
to
anecosystem
ecosystem
provides
the opportuintegrate
all the physical,
software,
andsoftware,
regulatory
nity to integrate
all the
physical,

Profit-sharing for
Waterfront Toronto from
Testbed-Enabled Technology

conditions
simultaneously,
as necessary
for a
and regulatory
conditions
simultaneously, as pilot.
necessary for a successful pilot.
successful

The
TheImplementation
ImplementationAgreements
Agreementswould
would
establishaaprocess
processthrough
throughwhich
whichSidewalk
Sidewalk
establish

Labs and the public administrator would jointly
Labs
and the public administrator would jointly
determine, in advance of the deployment of

determine, in advance of the deployment of any
any product or other solution by Sidewalk

product
or otherthe
solution
byhave
Sidewalk
Labs,—
Labs, whether
criteria
been met

whether
the
criteria have
beenthe
met
— including
including
agreement
around
provision
of necessary
innovation
conditions
— and
agreement
around
the provision
of necessary
whether the product or solution is thereby
innovation
conditions — and whether the

Sidewalk Labs is committed to entering a firstof-its-kind profit-sharing agreement, in which

considered Testbed-Enabled Technology. As

the public sector would receive a portion of

AAproduct
productor
orother
othersolution
solutiondeveloped
developedand
and

the profits arising from certain technologies

commercializedby
bySidewalk
SidewalkLabs,
Labs, which
which
commercialized

deployed in the project area.

meets the following criteria, would be conmeets
the following criteria, would be

sidered eligible for classification as Testbed-

The PDA contemplates and addresses three
categories of IP: Non-MIDP Site IP, Co-Created
IP, and Site-Specific IP. The PDA states that
“the Implementation Agreements will set out

considered eligible for classification as
Enabled Technology:

Testbed-Enabled Technology:

1

what use rights Waterfront Toronto will have in
Sidewalk Labs’ Non-MIDP Site IP utilized at the
MIDP Site, and what use rights either Party will
have in Co-Created IP and Site-Specific IP.”

As
progressed,itit
Asplanning
planningwork
workon
on the
the MIDP
MIDP progressed,
becameclear
clearthat
thatthese
thesecategories
categoriesofofIP
IPwere
were
became
inadequate for resolving a question that has
inadequate
for resolving a question that has
been the subject of a great deal of the feed-

been the subject of a great deal of the

back that Waterfront Toronto and Sidewalk

feedback
that Waterfront
Toronto
and Sidewalk
Labs received
over the life
of the project
so
Labs
received
over
the share
life of in
the
project
far: How
will the
public
the
value so
of far:
intellectual
enabled
How
will the property
public share
in thethrough
value ofimplementation of the project? Because neither
intellectual
property enabled through

product or solution is thereby considered

part of a transparent process, Sidewalk Labs

Testbed-Enabled
Technology.
Asscale
part of
a
would provide a rationale
for the
needed
transparent
Sidewalk
would
to establishprocess,
the efficacy
of theLabs
proposed

solution.
would
be open
provide
a Sidewalk
rationale Labs
for the
scalealso
needed
to to

negotiating value sharing for products if the
establish
the efficacy of the proposed solution.
public administrator provides testbed condi-

The Toronto project geography is used
in the first deployment of the product or
other solution at scale.

Sidewalk Labs would also be open to
tions beyond the IDEA District.

negotiating value sharing for products if the
Sidewalk
LabsLabs
proposes
thatprovides
the public
sector
10sector
percent of
public
administrator
testbed
conditions
Sidewalk
proposes
that
the receive
public

Sidewalk Labs’ profits from Testbed-Enabled Technology for a 10-year

2 The
relevant public stakeholders must
The relevant public stakeholders must

2

create
the conditions
for innovation
that that
create
the conditions
for innovation

Patent pledge
Through
Throughthe
thepublic
publicconsultation
consultationprocess,
process,
SidewalkLabs
Labs heard
heard the
the fear
fear of
of losing
losing access
Sidewalk
access

the technology and inventions deployed
totothe
technology and inventions deployed and
and tested on the waterfront for other

tested on the waterfront for other Canadian

Canadian cities. To ensure that the technology

cities.
To ensure
that in
the
technology
innovations
created
Toronto
remain avail-

innovations
created
Toronto
remain
able, Sidewalk
Labsin
would
pledge
not to assert
Sidewalk Sidewalk
Labs’ digital-innovation-related
available,
Labs would pledge nothardto

ware or software patents issued in Canada
assert
Sidewalk Labs’ digital-innovation-related
(“Canadian Patents”) against third parties who

hardware or software patents issued in Canada
develop and sell innovations that utilize such

(“Canadian
Patents”)
against
thirdtermination
parties who
patents, subject
to the
defensive
develop
andlater
sell in
innovations
that
utilize
suchif
described
this section.
For
example,
Sidewalk
Labs obtains
a Canadian
patent for
patents,
subject
to the defensive
termination

digital mounts, a third party could build and
described
later in this section. For example, if

sell a product that practices the claims in the

Sidewalk Labs obtains a Canadian patent for
patent without concern that Sidewalk Labs

digital
a third infringement
party could build
andtosell
wouldmounts,
bring a patent
related

athose
product
that against
practices
the
claims in the patent
claims
the
party.
without concern that Sidewalk Labs would bring

receivethe
10 percent
of Sidewalk Labs’ profbeyond
IDEA District.

Labs is making this pledge to enable
aSidewalk
patent infringement
related to those claims

customer after its initial deployment (i.e. when the product has been

against the party.

period. This period only begins with the sale of the solution to a second

its from Testbed-Enabled Technology for

a 10-year period. This period only begins with

effectively commercialized). The overall approach is structured to align the

any startup, non-profit, government agency,
or independent entrepreneur to build on

the sale
the solution
to awith
second
customer
interests
in a of
successful
deployment,
both Sidewalk
Labs and the

Sidewalk Labs’ Canadian Patents without

specifically by providing all of the follow-

product
been effectively
specificity
for has
profit-sharing
terms would becommercialnegotiated as part of the

infringement. These patents would consist

ing (as applicable):

Implementation
Agreements.
ized). The overall
approach is structured to

of those patents filed by Sidewalk Labs in

Sidewalk
needs
to effectively
Sidewalk
LabsLabs
needs
to effectively
pilotpilot
and
the new or
product
or solution,
scaleand
thescale
new product
solution,

specifically by providing all of the following
(as applicable):

after
its initial
(i.e.
the Additional
public
sector
profitingdeployment
from technologies
thatwhen
prove viable.

fear of litigation or other assertion of patent

align the interests in a successful deployment,

Canada during development of Sidewalk

with both Sidewalk Labs and the public sec-

Toronto and that cover software or hardware

ogy in physical spaces (such as on lamp-

tor profiting from technologies that prove

that enable digital innovations related to

posts, in roads, as part of new private

viable. Additional specificity for profit-sharing

Sidewalk Toronto. Sidewalk Labs is in the early

developments, and so on);

terms would be negotiated as part of the

stages of product development and will list the

Implementation Agreements.

patents included in the pledge over time.

access
to mount
or deployor
thedeploy
technology
physical
access
to mount
thein technolspaces (such as on lampposts, in roads, as part of new
private developments, and so on);

Waterfront Toronto nor the public sector is

a mandate to use common software

primarily a technology developer, co-created

standards that enable compatibility and

Sidewalk Labs believes that this framework

Sidewalk
the full
full content
content of
SidewalkLabs
Labs would
would publish
publish the

interoperability (such as building access

would align the interests of public and

of this
pledge
on the
Sidewalk
Toronto
webthis
pledge
on the
Sidewalk
Toronto
website.

systems using a common open standard);

private sectors in service of nimbly piloting

implementation of the project? Because neither
Waterfront
nor the
public sector
is life
technologyToronto
is not likely
to emerge
over the

primarily
a technology
developer,co-ownership
co-created
of the project.
Correspondingly,
of the intellectual
property
associated
withlife
technology
is not likely
to emerge
over the

new technologies and innovations as part

technologies is not likely to arise.
ofthose
the project.
Correspondingly, co-ownership

approvals
approvalsininplace
placeup
up front
frontand
and regulatory
regulatory

of the intellectual property associated with
There
for the
the pubpublic
Thereare
areother
otherways,
ways, however,
however, for
those
technologies
is not
likely enables
to arise.a
lic
to
benefit
when
the
project
to benefit when the project enables a new

ical, digital and operational conditions
physical,
digital and operational conditions

new solution developed by Sidewalk Labs.
solution
developed by Sidewalk Labs.

Specifically, Sidewalk Labs is committed to

Specifically, Sidewalk Labs is committed to

sharing with the public sector proceeds from

sharing
the public
sector
proceeds
certainwith
products
or other
solutions
thatfrom
would
certain
products
or other solutions
that
would
not have
been developed
but for the
oppor-

conditionsininplace
placethat
thatsupport
supportthe
the physconditions
required, either directly or through nego-

required, either directly or through

tiation with the appropriate regulator;

negotiation with the appropriate regulator;
sufficient scale
or to
sufficient
scalefor
forefficacy
efficacy
orotherto otherwise
wise achieve desired outcomes; and
achieve
desired outcomes; and

tunity
created
by the project.
Sidewalk
not
have
been developed
but for
the Labs

of this project.

site. The only condition is that those taking
The
only condition is that those taking
advantage of the pledge not assert their

advantage of the pledge not assert their

Canadian patents against Sidewalk Labs or

Canadian
patents
Sidewalk
Labs
its affiliates.
Thus,against
in the event
of any
suchor its

Finally,
a point
point of
of clarification,
clarification, the
the desigdesignation of
Finally, as
as a

affiliates.
in the
event Labs
of anyorsuch
assertionThus,
against
Sidewalk
its affili-

nation of Testbed-Enabled
Technology
is a and
Testbed-Enabled
Technology
is a separate

ates, the against
pledge is
immediately
and
void as
assertion
Sidewalk
Labsnull
or its
affiliates,

separate and distinct matter from the desdistinct
matter from the designation of a purposeful

to the party causing or making the assertion,
the
pledge is immediately null and void as to

solution. A purposeful solution may or may not be

the party causing or making the assertion,

considered
Testbed-Enabled
and any
Testbed-Enabled
Technology,Technology,
and any given

including
thattime,
party’s
affiliates.
While
Sidewalk
pledge over
it would
not be
required
of

given
of Testbed-Enabled
Technology
may
piecepiece
of Testbed-Enabled
Technology
may or

Labs
hopes that
other innovators
will join
this
technology
providers
for the Sidewalk
Toronto

designated
a purposeful
solution.
ormay
maynot
notbebe
designated
a purposeful
solution.

project.
pledge
over time, it would not be required of

ignation of a purposeful solution. A purposeful solution may or may not be considered

including that party’s affiliates. While Sidewalk
Labs hopes that other innovators will join this

proposes that such solutions be referred to as
opportunity
created by the project. Sidewalk

The tests and goals attendant to these two
The
tests and goals attendant to these two

technology providers for the Sidewalk Toronto

Labs proposes that such solutions be referred

designations are different.

project.

designations are different.

Testbed-Enabled Technology and be subject
to a profit-sharing agreement.

to as Testbed-Enabled Technology and be
Ch—2
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InIngeneral,
general,Waterfront
WaterfrontToronto
Toronto and
and its
its stakeholder
stake-

Ch–2

holder governments
have
had to identify
governments
have had
to identify
public sources to

Innovation and
Funding Partner Role 4:
Optional Infrastructure
Financing

public sources to finance this infrastructure

finance this infrastructure at the outset or contend
at the outset or contend with a timing mis-

with a timing mismatch — where the development
match — where the development charges,

charges,
tax revenues,
or other needed
funding to
needed
tax revenues,
or other funding
pay to
pay
infrastructure
comes
years
after
for for
infrastructure
comes
years
after
con-

Key financing terms
The proposal relies on the following key concepts to describe how infrastructure might
be financed.

struction. To To
bridge
thisthis
funding
gap,
Sidewalk
construction.
bridge
funding
gap,
Sidewalk

Advanced system operator. The company

Labs proposes to provide or facilitate optional

that the lead developer selects to operate

Labs proposes to provide or facilitate optional

financing to enable or accelerate the develop-

financing to enable or accelerate the development
ment of the infrastructure needed to achieve

ofthe
theeconomic
infrastructure
needed to
achieve
the
development
and
innovation

economic
and innovation objectives of
objectivesdevelopment
of the IDEA District.
the IDEA District.
The
Thenext
nextthree
threesections
sectionsaddress
addresseach
eachof
ofthe
the
categoriesofofinfrastructure,
infrastructure,
describing
the
categories
describing
the

program scope and costs as well as the pro-

program scope and costs as well as the
posed financing approach.

proposed financing approach.

the advanced systems, including delivering
service to end users and collecting user rates.
In certain cases, the operator may also design
and construct the system.
Avoided costs. Refers to standard expenses
not incurred, either because of a replacement
or supplemental system (such as dynamic
streets replacing standard roads).
Business as usual (BAU). Used to refer to
standard infrastructure, building systems, and
operations, as compared with the advanced
systems and approaches proposed in the
MIDP (such as BAU gas distribution replaced
by the thermal grid).

City
Cityfees
feesand
anddevelopment
developmentcharges.
charges.Fees
Fees the
the city
city collects
from vertical
developers
tomunicipal
fund
collects
from vertical
developers
to fund
municipal infrastructure, such as roads, traninfrastructure,
such as roads, transit, utility

The MIDP seeks to answer the challenges

sit, utility infrastructure, parks, social infra-

set out in Waterfront Toronto’s Quayside RFP
and deliver on Waterfront Toronto’s priority

This financing is optional, and offered in the

outcomes: job creation and economic devel-

event alternative financing is not available

opment, sustainability and climate-positive

at comparable or better rates. The plan

development, housing affordability, new

incorporates optional financing associated

mobility, and urban innovation (including

with three primary categories of horizontal

robust data privacy and digital governance).

infrastructure:

sively through
the construction
of innovative
exclusively
through
the construction
of

which would be TTC owned and operated

investments in horizontal infrastructure —

Expansion of municipal infrastructure,

including both traditional municipal infrastruc-

which would be city owned and operated

infrastructure
— including
both traditional
ture, like sewers,
and advanced
systems that
municipal
like sewers,
and of
are new ininfrastructure,
Toronto — to serve
the entirety

Development of advanced systems,

the IDEA District.
advanced
systems that are new in Toronto —

which would be privately owned and

to serve the entirety of the IDEA District.
Accordingly, as Innovation and Funding

Local
(LIC).
Localinfrastructure
infrastructurecontributions
contributions
(LIC).
Paymentsfrom
fromvertical
verticaldevelopers
developerstotothe
the
Payments
public administrator where an advanced
public
administrator where an advanced

system replaces a BAU horizontal or vertical system that is typically funded by the

Extension of Light Rail Transit (LRT),

substantial investments in horizontal

structure and other services.

other services.

system replaces a BAU horizontal or

These
Theseobjectives
objectivescannot
cannotbe
beachieved
achieved exclubuildings. Instead, they require substantial
innovative
buildings. Instead, they require

infrastructure, parks, social infrastructure and

operated (except dynamic streets, which
is city owned and WTMA operated)

Partner, Sidewalk Labs proposes to support
the financing of horizontal infrastructure
critical to the success of the IDEA District.
The specific financing role that Sidewalk Labs

vertical
that in
isan
typically
funded
by
verticalsystem
developer
amount
equivalent
the
vertical
developer
in an as
amount
to the
avoided
costs (such
not installing

Sidewalk Labs is prepared
to offer optional financing
for infrastructure systems
that are critical to
development throughout
the IDEA District.

gas systems).
equivalent
to the avoided costs (such as

not installing gas systems).
Municipal
(MIC).
Municipalinfrastructure
infrastructurecontributions
contributions
(MIC).
Paymentsfrom
fromvertical
verticaldevelopers
developerstotothe
thepublic
Payments
public administrator up to the amount of
administrator
up to the amount of credit for city
credit for city fees and development charges

fees and development charges that the public
that the public administrator receives in

administrator
in municipal
exchangeinfrastrucfor
exchange forreceives
delivering

delivering
municipalincluding
infrastructure
andstreets in
ture and services,
dynamic
place of traditional
streets. streets in place of
services,
including dynamic

traditional streets.
Tax-increment
(TIF).AA“value
“value
Tax-increment financing
financing (TIF).
capture” approach
relying
on borrowing
against
capture”
approach
relying
on borrowing

proposes to play would vary based on the

the future increase in property tax revenue to
against
the future increase in property tax

category of horizontal infrastructure.

fund large-scale public infrastructure (such

revenue to fund large-scale public
as transit).

infrastructure (such as transit).
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Role 4A:
LRT financing
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waterExtension
ofof
thethe
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intointo
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The
below,
including
the program
and
Theproposal
proposal
below,
including
the program

importantly
to accelerate
economic
accelerate
economic
growth; establish
the growth;
eastern
a
vibrant
establish
the
eastern
waterfront
as
waterfront as a vibrant mixed-use, mixed-income

dationWaterfront
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Waterfront
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5

Bridges and
and temporary
temporaryturnarounds
turnarounds associBridges

Boulevard) along Queens Quay to Cherry

ated with the
LRT
on the on
opposite
associated
with
thesegments
LRT segments
the

Street, and ultimately to the intersection of
Leslie and Commissioners Streets further
east, with new north-south connections

page are included in the LRT program. In addi-

opposite page are included in the LRT

tion, upgrades of two underpasses at Cherry

program.
In addition,
upgrades
of twoto supand Parliament
Streets
are required

Polson
Quay

i
Sh

p

Ch

at Cherry Street and at a newly extended

underpasses
at Cherry and
and related
Parliament
port the LRT extension
mobility

Broadview Avenue.

improvements.
Streets
are required to support the LRT

Until now, however, this project has not been
funded. The MIDP proposes to change that
— to secure financing to construct the LRT
extension, connect the eastern waterfront to
the rest of the city, and catalyze development.

extension and related mobility improvements.
The
rail
extension
to the
waterfront
Thelight
light
rail
extension
to eastern
the eastern
waterfront consists
of two
Thewhich
first includes
part,
consists
of two parts.
Theparts.
first part,
1 andStation,
2, connects
which includes
Segments
1 and 2,Segments
connects Union
via a
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the
proposals.
Sidewalk
Labs
also of
help refine
Sidewalk
Labs
also
retained the
consulting
services
retained
the consulting
services
of the former
the
former head
of TTC’s planning
department.
Based

St
ach
Sum

St
rne

t St
men

u
rbo
She

St

plan for the district calls for improving the

ide

la
Ade

sisting experts
of mobility
experts
and thought
leadmobility
and thought
leaders
in the Toronto
ers in the Toronto
tothe
review
and
community,
to review community,
and help refine
proposals.

reflected on the following map.

on the map on the opposite page, the city’s

t

tern
Ea s
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504

the eastern
waterfront,
Labs estabeastern
waterfront,
SidewalkSidewalk
Labs established
a
lished aAdvisory
Mobility
Advisory
Working
Group,
Mobility
Working
Group,
consisting
of con-

Queens Quay to connect to an exclusive light

eastern waterfront as a priority.71 As shown

505

To
itsits
thinking
about
rapidrapid
transittransit
on the on
Todevelop
develop
thinking
about

underground transit link from Union Station to

plans have identified light rail extension to the

t
ge S
Yon

Bay

Program

head of TTC’s planning department. Based on
on their advice, Sidewalk Labs concluded that the best
their advice, Sidewalk Labs concluded that the
approach to rapid transit in the eastern waterfront is
best approach to rapid transit in the eastern
the City of Toronto’s approved LRT plan that
waterfront is the City of Toronto’s approved
underwent the Environmental Assessment process in
LRT plan that underwent the Environmental
2010. This proposal is reflected on the following map.
Assessment process in 2010. This proposal is

and other local and regional transportation

sity

struction and operation of transit facilities.”
facilities.”

lia
Par

Plan for a “staged
implementation
schedule
implementation
schedule
and accompanying
financial
and
accompanying
financial
plan
for
the
plan for the construction and operation of transitcon-

iver

The city’s Waterfront Transit Network Plan

en S

financing
strategy,
follows the
recommendation
of the
and financing
strategy,
follows
the recommen-

- Un

out
in necessary
the MIDP. to the vision set out in the MIDP.
and

Que

nge
1 Yo

mixed-use,
mixed-income
community;
and
community;
and
achieve extraordinary
levels of
achieve extraordinary levels of mobility, susmobility, sustainability, and affordability. Access to
tainability, and affordability. Access to rapid
rapid transit is similarly essential to achieve the
transit is similarly essential to achieve the
targeted levels of population density for the IDEA
targeted levels of population density for the
District and, more broadly, for the eastern waterfront.
IDEA District and, more broadly, for the eastAs more fully explained in the “Mobility” chapter of
ern waterfront. As more fully explained in the
Volume 2, a link to the rest of Toronto’s rapid transit
“Mobility” chapter of Volume 2, a link to the rest
system is integral to advancing waterfront
of Toronto’s rapid transit system is integral to
development
at scale and development
necessary to theatvision
advancing waterfront
scaleset

506

li
Les

front is
tothe
achieving
the
objectives
critical
to critical
achieving
objectives
spelled
out in
spelled
out
in
Waterfront
Toronto’s
RFP,
Waterfront Toronto’s RFP, most importantly tomost

500 Metres

GO Transit / SmartTrack
Subway (existing and proposed)
Existing
Approved extension

Light rail

Optional
IDEA District
Quayside

Uniontunnel,
Station,
via a rebuilt
to surface
Queens
rebuilt
to Queens
Quay,tunnel,
via a new
Quay,
via
a
new
surface
portal
near
Bay
Street,
portal near Bay Street, and provides service east
to
and provides
service east
Cherry
Street.
Cherry
Street. According
to theto
city’s
analysis
from
According
to
the
city’s
analysis
from
March
March 2019, the cost to deliver these segments
is
2019, the cost to deliver these segments is
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approximately $650 to $700 million. These

Tax revenue uplift. The cumulative cost

With TIF,
TIF, the
With
thepublic
publicsector
sectorborrows
borrowsagainst
against the

segments are important for the eastern

of delaying the LRT project is $22.8 billion

waterfront LRT but equally important to the

in tax revenue to the federal ($9 billion),

the future
increase
in property
tax revefuture
increase
in property
tax revenue

city’s overall rapid-transit network.72

provincial ($3.8 billion), and municipal
($10 billion) governments over the period

The LRT segments running through the IDEA

2025 and 2045.

nue expected from construction of new

infrastructure,
such as the
transit.
Typically, this
Typically, this involves
establishment
of

Street,
and theBoulevard
portion of—Segment
3 north
of Lakeshore
are in areas
thatof

large-scale infrastructure, such as transit.

involves
the establishmentspecial
of a purpose
a government-sponsored

Property value uplift. According to

Segment 3 south of Lakeshore Boulevard, and

research done on previous comparable

Segments 4 through 7, as described in the

LRT projects, property values along the

next section. Based on an analysis conducted

Waterfront East LRT corridor could rise

by WSP Global, a Canadian engineering firm,

to a cumulative $4.5 billion by 2045 if LRT

revenues
after
construction
— the tax
of self-financing,
where
considered
a form

these segments will together cost approx-

service is provided.

vital infrastructure
pays fortoitself
through
the
increment
— is earmarked
repay
the bonds.

of $167.7 million to complete the portions of

Sidewalk Labs would welcome more tradi-

Segments 2 through 4 within the IDEA District,

tional public sector funding for the Waterfront

including certain improvements to the Cherry

to construct
growth-producing
infrastructure.
vehicle
to issue
debt, with the proceeds
paying
The resulting increase in property tax reve-

Lakeshore
— areand
in areas
are
are alreadyBoulevard
well developed
do notthat
appear
for TIF.
Accordingly,
Sidewalk
Labs
suitablewell
already
developed
and do
not appear

believes these segments should be funded

suitable for TIF. Accordingly, Sidewalk Labs
and financed in the traditional manner,

to construct growth-producing infrastructure.

believes these segments should be funded

The
resulting increase
in property
tax TIF is
is earmarked
to repay the
bonds. Thus,

and
financed
in the traditional
manner,are nevorders
of government.
The segments

nues after construction — the tax increment —

tax revenue
it generates.a form of
Thus,
TIF is considered

through a partnership between the relevant

through
a partnership
between
relevant
ertheless
critical to the
viabilitythe
of the
project.
Sidewalk
Labs is therefore
to discussing
orders
of government.
The open
segments
are
how it could assist financially, particularly if

nevertheless critical to the viability of the
a TIF approach proves feasible.

project. Sidewalk Labs is therefore open to

East LRT project. Timely funding for this

for
itself through
tax revenue
it generates.
numerous
majorthe
transit
and urban
devel-

Street underpass, and $238.3 to complete

project through traditional means, however,

opment projects, including in Calgary and

Segments 5 through 7.

is not considered likely, given the number

Edmonton. For example, the Rivers District

discussing
how it could
assistfor
financially,
Assumingfunding
funding
secured
for
thosesegments,
segAssuming
isissecured
those
particularly
if a proposes
TIF
approach
proves
feasible.
ments, Sidewalk
Labs
proposes
to credit
extend
Sidewalk
Labs
to extend
support

of high-priority transit projects across the

Community Revitalization Plan used TIF

region. Although the City of Toronto affirmed

(referred to in Alberta as a Community

the project as a transportation priority as

Revitalization Levy) to finance $396 million in

address
of the
traditional
to the
barriersone
to the
broader
use ofbarriers
TIF. Because

Rapid transit is critical to the development

recently as Spring 2019, no government funds

infrastructure funding for downtown Calgary,

the TIF special
purpose
vehicle
cash or
broader
use of TIF.
Because
thehas
TIFno
special

of the eastern waterfront and to implemen-

have been allocated to extend the Waterfront

attracting nearly $3 billion in planned private

tation of the MIDP. The eastern waterfront is

LRT to the planned East Harbour transit sta-

development and causing residential property

credit, investors
typically
require
that governpurpose
vehicle has
no cash
or credit,
investors

projected to experience faster growth in the

tion.75 In fact, the TTC capital budget through

assessments to increase from $328 million to

near term than most other areas of the city.

2028 does not allocate funding to even design

about $1.2 billion and non-residential property

Connecting the area to Toronto’s rapid transit

the project, let alone build it, and therefore the

assessments to increase from $647 million to

lenders
during
the period
beforethose
development
property
tax revenue
to cover
costs. By

is vital to meet this demand, attract com-

most optimistic estimates do not expect rapid

$1.8 billion.77

serving asenough
the initial
backstop
financing
generates
new
propertyfor
tax
revenue to

mercial tenants, and create jobs. As reflected

transit in the eastern waterfront until at least

in a recent economic impact study from the

2034.76 Accordingly, without an intervention, the

Waterfront Business Improvement Area,

availability of rapid transit in Quayside, Villiers

accelerating the development of the LRT

Island, and the adjacent Film Studio District is

along the eastern waterfront would increase

likely to lag behind development by many years.

TIF has been effectively employed to fund

property values, and yield more tax revenue.74

Because rapid
rapid transit
transitis
is the
the linchpin for
waterBecause
for waterfront
growth

Some key conclusions of this study include:

front
and for
achieving
Waterfront
and
forgrowth
achieving
Waterfront
Toronto’s
priority outcomes,
Toronto’s priority outcomes, Sidewalk Labs is

to 2045 would cost about 100 million

on what
the governments
want,
from
pulling a
the
governments
want, from
pulling
together

person-hours through commute time

together a consortium
to entire
finance
the entire
consortium
to finance the
extension
to playing
extension to playing more targeted roles in

savings. That monetizes to productivity
losses of about $1.8 billion.
Conversely, accelerMode-shareshift.
shift.Conversely,
Mode-share
ating the LRT’s
to alead
accelerating
thearrival
LRT’swould
arrivallead
would

more targeted roles in addressing specific gaps in
addressing specific gaps in public-sector

public-sector
financing mechanisms
that could
the prevent
financing mechanisms
that could prevent
the
project
from
moving
ahead.
project
from
moving
ahead.

44 percent decrease in automobile use

One possible approach is for
One
for Sidewalk
SidewalkLabs
Labstoto offer

by incoming workers and residents,

offer credit
support
to facilitate
the financcredit
support
to facilitate
the financing
of the LRT

to a 44 percent decrease in automobile
use
incoming
residents,
andby
a 15
percent workers
increaseand
in public
and
a 15
percent increase in public
transit
ridership.
transit ridership.
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ing of the LRT extension, as part of a “value

extension, as part of a “value capture” strategy. In
capture” strategy. In particular, the segments

particular,
the segments of the LRT in the IDEA District
of the LRT in the IDEA District offer a potential
offer
a potential
use case
for TIF.use case for TIF.
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interest owed to lenders during the period

“backstop”
to pay the cash interest owed to
before development generates enough new

tion of this responsibility.

Labs is prepared to relieve the public sector of a
significant
portion
of this
responsibility.
Sidewalk Labs
would
offer
up to
Sidewalk
offer
to $100
$100million
millionofof credit
credit support—up
$50 million
the porsupport—up
to $50 to
million
for thefor
portions
of

tions of Segments 2 through 4 within the IDEA

Segments 2 through 4 within the IDEA District and up
District and up to $50 million for Segments 5

to
$50 million
forrepaid
Segments
5 through
7,return.
to be repaid
through
7, to be
at a fixed
rate of
at
a fixed
rate of
return.
The financing
would be
would
be offered
at market
The
financing

accelerate
project.Labs’
Sidewalk
Labs’support,
financing support,
the project.the
Sidewalk
financing
ififneeded,
forms depending
needed, could
could take
take various
various forms
depending on what

ment serve as a “backstop” to pay the cash

typically require that government serve as a

relieve the public sector of a significant por-

prepared to assist with financing to accelerate

Productivity gains. In total, delaying the

the segments traversing the IDEA District. This

traversing
the IDEA District. This offer seeks to
offer seeks to address one of the traditional

backstop for financing these segments, Sidewalk

Sidewalk Labs is prepared to assist with financing to

accelerated build of the LRT from 2025

credit support to accelerate the financing of

to accelerate the financing of the segments

thesethose
segments,
Labs
prepared
cover
costs.Sidewalk
By serving
asisthe
initial to

productivity, decrease private car use, raise

Ch—2

Street, and the portion of Segment 3 north

self-financing, where vital infrastructure pays

Optional LRT financing

See Chapter 1,
on Page 80, for
more information
on various value
capture tools.

portion of Segment 2 west of Bonnycastle

portion of Segment 2 west of Bonnycastle

east of Bonnycastle Street, the portion of

imately $406 million.73 That sum is made up

outside of the IDEA District — Segment 1, the

outside of the IDEA District — Segment 1, the

expected from construction of new large-scale

vehicle to issue debt, with
the proceeds
government-sponsored
special
purpose paying

District include the portion of Segment 2

Importantly,the
theproposed
proposedLRT
LRT segments
segments
Importantly,

rates toatbe
negotiated
a commitment
offered
market
rates —
towith
be negotiated
— with a

Because rapid transit is
the linchpin for waterfront
growth and for achieving
Waterfront Toronto’s
priority outcomes, Sidewalk
Labs is prepared to assist
with financing.

from Sidewalk
Labs
to workLabs
with governcommitment
from
Sidewalk
to work with
ments, pension funds, and other institutional

governments, pension funds, and other institutional
investors to develop transaction structures to

investors
to rate
develop
transaction
structures
to reduce
reduce the
as much
as possible
while still
the
rate as the
much
as possible
while still attracting the
attracting
necessary
financing.
necessary financing.
Notably, Sidewalk
Sidewalk Labs
Notably,
Labshas
hassized
sizedits
itscredit
credit support
support
offer
on initial financial
offer
based
onbased
initial financial
modellingmodelof the potential
ling of the potential TIF structure. The prelim-

TIF structure. The preliminary analysis, which would be
inary analysis, which would be refined with

refined
with the of
assistance
of public-finance
experts andexperts
the assistance
public-finance

and
lender
feedback,
suggests
the credit support
lender
feedback,
suggests
thatthat
the credit
supportwould
offered
be more
than sufficient
offered
be would
more than
sufficient
to address the
to address
the timingearlier.
gap discussed earlier.
timing
gap discussed
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Based
this
initial
model,
lenders
underwriting
Basedonon
this
initial
model,
lenders
under-a

Of
nono
financial
support
wouldwould
be needed
Ofcourse,
course,
financial
support
be if the

writing a conservative
downside
scenario
conservative
downside scenario
for financing
the for
financing
the portions
of Segments
2 through
portions
of Segments
2 through
4 within the
IDEA

needed if the
government
funds
the projgovernment
funds
the project itself
or secures
an
ect itself financing
or secures
an alternative
alternative
source.
Regardless financof how the

4 within
the require
IDEA District
would
require
an
District
would
an interest
backstop
estimated
interest
backstop
estimated
to $25 offer
at
$15 to $25
million (as
comparedatto$15
Sidewalk’s

ing source.
Regardless
of how
the light
light
rail extension
is financed,
Sidewalk
Labs rail
does
extension
is financed,
Sidewalk
does
not
seek to diminish
the TTC’s
role asLabs
provider
of not

million
(as compared
to Sidewalk’s
offer of $50
of
$50 million
in credit support
for these segments).
A
million
in
credit
support
for
these
segments).
preliminary analysis of the financing of Segments 5
A preliminary analysis of the financing of
through 7, meanwhile, suggests that a backstop may
Segments 5 through 7, meanwhile, suggests
not be required at all.
that a backstop may not be required at all.

seek transit
to diminish
the TTC’s
role asthat
provider
public
in Toronto,
and expects
the TTCof
publicown,
transit
in Toronto,
and expects
the
would
operate,
and maintain
the LRTthat
extension,

TTC would own, operate, and maintain the LRT
and would collect and retain all fares.
extension, and would collect and retain all fares.

Role 4B:
Municipal infrastructure
Sewers, roads, public
Sewers,
public spaces,
spaces,and
andother
other

Public
(surface
and and
above).
Refers
to
Publicrealm
realm
(surface
above).
Refers

traditionalforms
formsof
ofmunicipal
municipalinfrastructure
infrastructure
traditional

to improvements
parks, plazas,
improvements
within within
parks, plazas,
promenades,
and
streetscape
promenades, and streetscape areas,areas,
including

have been the backbone of city building for

have been the backbone of city building for
centuries. Upgrading this municipal infra-

centuries.
Upgrading this municipal
structure is necessary for economic progress
infrastructure
necessaryand
for is
economic
in the easterniswaterfront
a prerequi-

While the financial offer
While
offer assumes that
that the

furnishings,
lighting, site
civil,
digital infracivil,
digital infrastructure,
audio
/ visual
structure,
audio
/
visual
equipment,
secuequipment, security, and signature features
like

site for the
andand
strateprogress
in advanced
the easternsystems
waterfront
is a

the public
sector
decides
to employ
a TIF
public
sector
decides
to employ
a TIF

gies called for
theadvanced
MIDP. With
little funding
prerequisite
forinthe
systems
and

approach, Sidewalk Labs recognizes this is

approach, Sidewalk Labs recognizes this is

rity, and signature features like structural
structural canopies and floating elements.
canopies and floating elements.

for this crucial infrastructure in the city’s

not the only option for financing. Sidewalk

strategies called for in the MIDP. With little

not
the
only option
financing.
Sidewalk
Labs
stands
ready for
to engage
with
Waterfront

five-year Development Charge Background

funding
for this crucial infrastructure in the
Study, which identifies Toronto’s future growth

Labs
stands
to engagegovernments
with Waterfront
Toronto
and ready
the stakeholder
on

city’s
five-year
Development
Charge
forecast
and associated
growth-related

a mutually
structure
for acceleratToronto
andagreeable
the stakeholder
governments
on

Shoreline. Includes lakefill, dockwall
replacement and repair, and revetments.

infrastructure
needs
and costs,
Sidewalk
Labs
Background
Study,
which
identifies
Toronto’s

the financing
of the
Waterfront
aing
mutually
agreeable
structure
for East LRT

Bridges.
Includes
pedestrian
and vehicular
Bridges.
Includes
pedestrian
and vehic-

is prepared
finance and
certain
infrastructure,
future
growthtoforecast
associated

through other means as well.

accelerating the financing of the Waterfront

as necessary, to accelerate development, as

growth-related infrastructure needs and costs,

East LRT through other means as well.

detailed below.

Sidewalk Labs is prepared to finance certain

Program

development, as detailed below.
Municipal infrastructure
infrastructureconsists
consistsof
ofhorizontal
horizontal
Municipal
Fig. 2.10

How tax-increment financing could fund the LRT

standards, connects to a larger city grid or

or network of facilities, and is operated and

network
of facilities,
andMunicipal
is operated
and
maintained
by the city.
infrastrucfalls into the following categories:
Sitework. Includes
Includes demolition, ground
Sitework.

Bondholders

The
below
provides
estimated
total costs
Thetable
table
below
provides
estimated
totalbased

costs
baseddesigns
on preliminary
designs
to conon
preliminary
to construct
municipal
systems
and
facilitating
sitework
that
follows
struct
municipal
infrastructure
for
Quayside,
systems and facilitating sitework that follows city infrastructure for Quayside, Villiers West, and the
city standards, connects to a larger city grid
Villiers
West,
and the
IDEA District
IDEA
District
overall.
Importantly,
these overall.
cost

maintained
bythe
thefollowing
city. Municipal
infrastructure
ture falls into
categories:
Debt financing

ular bridges
exclusive
ofassociated
bridges assobridges
exclusive
of bridges
with
ciated
with LRT improvements
covered
LRT
improvements
covered separately
in the
separately
LRT
program.in the LRT program.

infrastructure, as necessary, to accelerate

City of Toronto

including
finish
grading,
trees,
landscape
finish
grading,
trees,
landscape
planting,
paving,
planting,
paving,
stormwater
treatment,
stormwater treatment, furnishings, lighting, site

improvement,remediation,
remediation,and
andgrading
gradimprovement,

Importantly,
these cost
arebut
preestimates
are presented
for estimates
completeness,
are
sented
for
completeness,
but
are
expected
expected to change during design and developmentto
change
and development
and
basedduring
on newdesign
information.
In addition, theyand
based on new information. In addition, they
exclude BAU horizontal avoided costs and do not
exclude BAU horizontal avoided costs and do
account for financing costs or inflation.
not account for financing costs or inflation.

ing in future areas of public right of way,

in future areas of public right of way,

When
volume
went
to print,
Sidewalk
Labs Labs
and
Whenthis
this
volume
went
to print,
Sidewalk

parks and open space.

parks and open space.
Incremental property taxes

Principal & interest

Underground
utilities.
Systems
include
domestic
Underground
utilities.
Systems
include
water,
sanitary
sewer,
and storm
drain
domestic
water,
sanitary
sewer,
and stormdrain conveyance,
downstream
conveyance,
includingincluding
downstream
grey
grey infrastructure
and outfalls.
infrastructure
and outfalls.

Optional credit support

Payment
LRT Special
Purpose Vehicle*

Construction
Contractor

Public Operator
(TTC)

Fig. 2.11

Estimated costs for
municipal infrastructure

Transfer
of control
Note: Structure above assumes optional Sidewalk
Labs financing with repayment through future
land proceeds; public sector may elect to pursue
a different funding or financing approach.
* Financing and delivery may be carried out through
distinct public entities.

with particular
cost categories.
These discusparticular
cost categories.
These discussions
could
sions
could
lead
to
revised
cost
estimates.
lead to revised cost estimates.

Sidewalk Labs
Principal & interest

Construction

and Waterfront
were engaged
Waterfront
TorontoToronto
were engaged
in active in active
discussions
about
actual
associated
discussions
about
thethe
actual
costscosts
associated
with

Quayside
(Millions ±15%)

Key

Villiers West
(Millions ±15%)

IDEA District
(Millions ±15%)

Financial transaction
Relationship / responsibility

Estimated Cost

$240

$180

$1,860

Note: Figures in 2019 dollars; the equivalent total cost is adjusted for inflation when it is presented in Chapter 3.
Ch—2
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* Financing and delivery may be carried out
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134
through distinct public entities.
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Financing
In standard practice, the city levies development charges (DCs) on developers

In standard practice, the city levies develop-

phasedbuildout.
buildout.Some
Some of
of these
tofund
fundaaphased
to

vertical developments are available to pay for

of the Implementation Agreements. Future

infrastructurecosts
costswould
wouldbe
berecouped
recoupedfrom
from
infrastructure

that infrastructure. Sidewalk Labs anticipates

developers would then be obligated to pay for

later developers through front-ending agree-

that Waterfront Toronto would deliver needed

remaining city fees and DCs discounted by the

ments. This financing approach has a signif-

shoreline and sitework through traditional

amount of the credits.

to fund municipal infrastructure and related work to support the increased

later developers through front-ending

municipal
related
workfacilities,
facilities,
parks andinfrastructure
recreation, roads, utilityand
infrastructure,
educational

agreements.
Thisthe
financing
a
icant drawback:
capital approach
needed tohas
fund

ment charges (DCs) on developers to fund
services necessitated by new development citywide, including transit, life-safety
to support the increased services necessi-

significant
the is
capital
to
not available
municipal drawback:
infrastructure
oftenneeded

tated by new development citywide, including
identifying priority projects. It then amends its DC rates based on the 10-year

at the
pace or scale
required,iscausing
horifund
municipal
infrastructure
often not

public arts, and civic improvements. In accordance with the Development
Charges Act (Ontario), the city conducts a five-year background study

life-safety
facilities,
parks
and recretransit,
forecast
for municipal
infrastructure
projects in the
DC Background
Study and
the amount of new development expected to fund the work.

ation, roads, utility infrastructure, educational
facilities, public arts, and civic improvements.
In accordance with the Development Charges

zontal development
in a piecemeal
available
at the pace to
orproceed
scale required,

gap between when funds are needed to begin
construction and when Waterfront Toronto

Thus, vertical developers would pay the same

realizes the revenue to pay for it.

amount for municipal infrastructure as before:

abacks,
piecemeal
fashion.inThe
city approach
to
proceeding
sporadic
bursts based

ditional approaches
to financing
and
building
drawbacks,
proceeding
in sporadic
bursts

ects. It then amends its DC rates based on the

municipal
would
prevent
or slow
based
on ainfrastructure
plan designated
years
earlier.

the work.
Historically, Waterfront Toronto would use land
proceeds and infrastructure contributions,
such as one in the East Bayfront zoning bylaw,

trator a municipal
infrastructure
contribution
municipal
infrastructure
contribution (MIC)
in the amount
(MIC)
in the amount
of
the negotiated
credits.of the negotiated credits.

non-local infrastructure has similar draw-

background study identifying priority proj-

amount of new development expected to fund

Developers
would
then
pay pay
the public
administrator
a
Developers
would
then
the public
adminis-

needed for the IDEA District, Sidewalk Labs
proposes front-end financing, to bridge the

causing horizontal development to proceed in
completing
non-local infrastructure
has similar
years earlier. These
traon a plan designated

projects in the DC Background Study and the

For the rest of the municipal infrastructure

fashion. The city approach to completing

Act (Ontario), the city conducts a five-year

10-year forecast for municipal infrastructure

mechanisms within Quayside and Villiers West.

the combined cost of the reduced city fees

development and delay Waterfront Toronto in

Any optional
optional financing
financing for
formunicipal
municipal infraAny

and development charges plus the MIC would

structure Sidewalk
LabsLabs
arranges
would
infrastructure
Sidewalk
arranges
would

equal the standard city fees and DCs. The MIC

carry a market rate of return to be negoti-

funds collected would be applied to paying the

ated. Sidewalk Labs is committed to working

outstanding costs of municipal infrastructure.

government,
pension funds,
and other
institutional investors
to develop
transaction

Based on
on current
currentprojections,
projections, after
aftervertical
vertical
Based

These traditional approaches to financing and

carry a market rate of return to be negotiated.

building municipal infrastructure would prevent

Sidewalk
Labs is committed
to working
with
with government,
pension funds,
and other

achieving its policy objectives.

or
slow
development
and delay Waterfront
The
MIDP
proposes
municipal
The
MIDP
proposesconstructing
constructing
municipal
in phases
ahead
of the verinfrastructure
Toronto
in
achieving
its
policy
objectives.
infrastructure in phases ahead of the vertical

structures that
can reduce
the rate
as low as
institutional
investors
to develop
transaction

tical development it supports. Accordingly,

development it supports. Accordingly, the project

possible, while
still attracting
capital
structures
that can
reduce thethe
rate
as lownecas

would
infrastructure
costs before
developer
beforeincur
developer
contributions
from those

possible, while still attracting the capital

the project would incur infrastructure costs

essary to finance the investment.

necessary
to public
financeadministrator
the investment.
would deliver
Because the
the
Because
public administrator
would

contributions from those

Debt financing

City of Toronto

completion
of thevarious
IDEA District
that
could be
funded through
sources,
including
the
proceeds
from various
the future
public land
sales.the
funded
through
sources,
including

proceeds from the future public land sales.

DCs
—seek
the public
administrator
would
seek a
would
a reduction
in the DCs
developers

more fully described in the next section,

As reflected in the table that follows and

would payintothe
theDCs
city.developers
Specifically,would
the project
reduction
pay to

vertical developers in the IDEA District would

a full credit
the public
artseek
fee a
would
the
city.seek
Specifically,
thetoproject
would
and a partial credit to the city standard DCs

also make a local infrastructure contribution

for district and citywide facilities it would

to certain advanced systems.

full credit to the public art fee and a partial
Lenders

of approximately $300 million (+/- 15%) at the

approximately
million
(+/- that
15%)could
at the
completion of $300
the IDEA
District
be

structure — infrastructure of a type typically

—
infrastructure of a type typically funded by
funded by DCs — the public administrator

Financing municipal infrastructure

tributions there would be a funding shortfall

there would be a funding shortfall of

deliver substantial amounts of municipal infra-

substantial amounts of municipal infrastructure
Fig. 2.12

developersmake
make their
their infrastructure
infrastructurecontributions
condevelopers

credit
to the city standard DCs for district and
deliver. This credit would be negotiated as part

(LIC) equivalent to their avoided costs due

citywide facilities it would deliver. This credit
would be negotiated as part
Principal & interest

Public funds

DC Credits

Optional financing

MIC

Vertical
Developers

Special
Purpose Vehicle*

Sidewalk Labs

A vision of the
future Polson Quay
neighbourhood in
the River District.

Principal & interest

Payment

Construction
Contractor

Transfer of control

Construction

Public Operator
(e.g. City of Toronto)

Note: Structure below assumes optional Sidewalk Labs financing
with repayment through future land proceeds; public sector may
elect to pursue a different funding or financing approach
* Financing and delivery may be carried out through distinct
public entities.
Ch—2

Keydelivery may be carried out
* Financing and
through distinct public entities.
Financial transaction

Innovation and Funding Partnership Proposal
Note: Structure below assumes optional Sidewalk Labs financing with repayment through future land proceeds; public
sector may elect to pursue a different funding or financing approach
through distinct public entities.

* Financing and delivery may be carried out

Relationship / responsibility
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137
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Fig. 2.13

Role 4C:
Advanced systems

City fee & development charge credits and
developer infrastructure contributions
Fee

Use

Payment

Source

Applicable To

Developer to City
of Toronto

Developer payment
of published city fees
and development
charges discounted by
amount of credits

Separate rates for
residential and
non-residential,
discounted rate for
affordable

Developer to public
administrator

Developer payment
in an amount equal to
the credits

Separate rates for
residential and
non-residential,
discounted rate for
affordable

Citywide projects to support growth

Discounted City
Fees and
Development
Charges

Municipal
Infrastructure
Contribution
(MIC)

Citywide
to supassociated
withprojects
new development
port growth associated
with new development

Municipal infrastructure work delivered

Municipal infrastructure
work delivered by project in
payment to city.
BAU horizontal
lieu of fees and DC payavoided cost payment* to WTMA to
ment to city
by project in lieu of fees and DC

subsidize dynamic streets in lieu of
standard roads

BAU horizontal avoided
cost payment* to WTMA to
subsidize dynamic streets
in lieu of standard roads

Local
Infrastructure
Contribution
(LIC)
(see Page 140)

BAU horizontal avoided cost payment* to

BAU horizontal
avoided
advanced
systems operators
to

cost payment* to advanced
systems operators to
thermal grid in lieu of standard electric
subsidize advanced power
and gas distribution, including service
grid and thermal grid in lieu
connections.
BAU vertical avoided
of standard electric and
cost payment to cover capital costs of
gas distribution, including
advanced systems that replace
service connections
subsidize advanced power grid and

Advanced Systems consist of
three categories:
Mobility. Advanced mobility
Mobility.
mobility systems
systems that
that would
be operated
by WTMA.
would
be operated
by WTMA.
These

would commit to privately fund the design,

management system, the mobility sub-

construction, and operation of the advanced

management
system,
scription package,
andthe
themobility
district parking

traditional building systems

Contribution based
on estimated avoided
cost for standard
electric and gas distribution, and other
traditional building
systems replaced by
advanced systems

Market-rate
residential only

systems for a specified period. Funding for the

subscription
package,
management
system and the district

capital costs of the systems would come from

parking management system

three sources:

Sustainability.
Advanced
sustainability
systems,
Sustainability.
Advanced
sustainability
systems,
which
include
privately
operated
which
include
privately
operated
horizontal
horizontal infrastructure
infrastructure
implemented atimplemented
a district scale, to
at overseen
a districtby
scale,
to beThis
overseen
by the
be
the WSA.
encompasses
WSA.
This
encompasses
privately
operprivately operated horizontal infrastructure
ated horizontal
infrastructure
impleimplemented
at a district
scale, such
as the
mented
at
a
district
scale,
such
as the
advanced power grid, thermal grid, waste

advanced power grid, thermal grid, waste
management system, and stormwater
management system, and stormwater
management system
management system

BAU vertical avoided cost
payment to cover capital
costs of advanced systems
that replace traditional
building systems

Prospective operators of advanced systems

These include dynamic streets, the freight

include dynamic streets, the freight

Developer to public
administrator

Financing

Vertical developers
Assistance from Sidewalk Labs
in the early phases
Future user rates
Toensure
ensure that
thatuser
user rates
rates remain
remain consistent
consisTo
with
tent with prevailing
rates,
a key
term
prevailing
BAU rates,BAU
a key
term
of the
master
of the master services agreement with the

DigitalInnovation.
Innovation. The digital
Digital
digital communications network,
which
would
be
communications
network,
which
would

* Sidewalk Labs may provide front-end financing.

coordinated by the public administrator

be coordinated by the public

through Waterfront Toronto’s broadband

administrator
through Waterfront
internet partner

Toronto’s broadband internet partner

Program
The
the
following
page
reflects
preliminary
Thetable
tableonon
the
following
page
reflects
preliminary
costbased
estimates
based ondesigns
preliminary
cost
estimates
on preliminary
for the
designs for
the advanced
systems
in 2019
doladvanced
systems
in 2019 dollars,
excluding
District
lars, excluding
District
Parking
Management
andParking
Mobility Management
Subscription and
Mobility Subscription
Package,
foryet
which
estiPackage,
for which estimates
are not
available.
mates are not
yet
available.
Importantly,
these
Importantly,
these
cost
estimates
are presented
for
cost
estimates
are
presented
for
completeness,
completeness, but are expected to change during
but are expected to change during design and
design and development, and do not account for
development, and do not account for financing
financing costs or inflation. (See Page 92 for a
costs or inflation. (See Page 92 for a complete
complete description of the proposed systems.)
description of the proposed systems.)

services agreement with the advanced system
advanced system operator would be to cap

operator
would
befinancial
to cap user
rates.
In its
user rates.
In its
models,
Sidewalk

financial
models,that
Sidewalk
Labsutility
assumed
that
Labs assumed
aggregate
bills for
end usersutility
couldbills
not exceed
bynot
more
aggregate
for end BAU
usersrates
could
than 5 to
10 percent.
exceed
BAU
rates by more than 5 to 10 percent.
Capital cost funding from vertical developers.
Advancedsystems
systems would
would replace
replace various
various
Advanced

horizontal and vertical systems that devel-

horizontal and vertical systems that

opers would pay for in the normal course.

developers
would pay for in the normal
These include municipal infrastructure,

course.
These include
municipal
which developers
ordinarily
pay for through
development charges
or deliver ordinarily
directly.
infrastructure,
which developers
Thefor
advanced
also replace
pay
throughsystems
development
chargescertain
or
standard private systems that developers

deliver directly. The advanced systems also
typically pay for directly — such as the ther-

replace
certain standard private systems that
mal grid replacing traditional gas mains and
developers
typically pay
for avoid
directly
—need
such
service connections
— and
the

forthe
certain
building
systems, traditional
such as boilers
as
thermal
grid replacing
gas
and chillers.
mains
and service connections — and avoid

the need for certain building systems, such
Ch—2
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Fig. 2.14

Fig. 2.15

Preliminary cost estimates for advanced systems
Advanced System

Quayside & Villiers West
(Millions ±15%)

Advanced Power Grid

Remainder of River District
(Millions ±15%)

Private funding for advanced system
The
advanced sysThechart
chartbelow
belowdetails
details how
how advanced

Total Cost
(Millions ±15%)

tems would be funded. The availability of the
systems
would be funded. The availability of
various funding streams varies by system.

the various funding streams varies by system.

$100

$510

$610

Thermal Grid

$90

$370

$460

Waste Management*

$10

$50

$60

Stormwater Management

$30

$120

$150

Freight Management*

$50

$370

$430

Dynamic Streets

$70

$290

$360

Financiers

Equity Investors*

Lenders

Lead Developer

Principal, interest,
dividends, & gains

Equity & debt

Total

$350

$1,710

$2,070
Sidewalk Labs
Quayside / Villiers
West

* Includes distribution infrastructure systems only. Building systems included in vertical proforma.
Note: Figures in 2019 dollars; the equivalent total cost is adjusted for inflation when it is presented in Chapter 3.

Public
Administrator
Elsewhere

Supplemental
innovation
investments **

Joint
Development
Agreement

Service

As discussed earlier with respect to municipal infrastructure

As discussed earlier with respect to municipal

financing generally, vertical developers would make a payment —

infrastructure financing generally, vertical

referred to as a MIC — that is equivalent to the reduction in

developers would make a payment — referred

certain DCs for municipal infrastructure. A portion of the MIC

to as
a MIC
— thatstreets
is equivalent
the reducwould
cover
the dynamic
that replaceto
standard
roads.

The
total
cost
of discounted
DCs plus
district-specific
The
total
cost
of discounted
DCs
plus districtMIC
and LIC
fees
would
BAUequal
cost of
the
specific
MIC
and
LICequal
fees the
would
the
standard
DCs
for local
BAU cost
ofplus
thetraditional
standarddeveloper
DCs pluscosts
traditional
infrastructure
and building
systems.
The proposed
developer costs
for local
infrastructure
and

tion in certain DCs for municipal infrastruc-

approach
would
increase approach
the size of the
buildingtherefore
systems.
Thenot
proposed

ture. A portion of the MIC would cover the

therefore
would not
the size
of the
outlay
for a developer
or increase
have a negative
impact
on

dynamic streets that replace standard roads.

outlayland
for avalue.
developer
or proposed
have a negative
residual
While the
distribution of
impact
on
residual
land
value.
While
the
proinfrastructure payments differs from BAU, the
total

Similarly,
where
an an
advanced
system
replaces
a BAU
Similarly,
where
advanced
system
replaces
horizontal
or verticalor
system
that system
is typically
funded
a BAU horizontal
vertical
that
is by

the
vertical funded
developer,
Labsdeveloper,
proposes that the
typically
bySidewalk
the vertical
vertical
developer
make a payment,
referred
to here as
Sidewalk
Labs proposes
that the
vertical

posed
distribution
infrastructure
payments
outlay
from
a developerof
would
remain the same.
differs from BAU, the total outlay from a
developer would remain the same.

adeveloper
local infrastructure
equivalent
toas
make acontribution
payment, (LIC),
referred
to here

Because
funds are
areonly
onlyapplicaapplicable to
BecauseMIC
MIC and
and LIC
LIC funds

a local
infrastructure
contribution
(LIC), equivthe
avoided
costs. In the case
of BAU horizontal

certain
land uses,
theand
distribution
of land uses
ble to certain
landand
uses,
the distribution

alent tospecifically
the avoided
In thethese
casewould
of BAU
of land
varies by neighbourhood,
systems,
gascosts.
and power,
be
varies
byuses
neighbourhood,
these chargesthese
would be
horizontal
systems,
specifically
gas
and
power,
charges
would
be
estimated
for the entire
equivalent to the connection fees paid to Toronto Hydro
would
equivalent
the connection
orthese
Enbridge.
Forbe
replaced
BAU to
vertical
systems, these
fees
paid
to
Toronto
Hydro
or
Enbridge.
For on
would be the building costs avoided,
such as saving
replaced
vertical
these
would
the
standardBAU
waste
rooms,systems,
compactors,
loading
docks,
be
the
building
costs
avoided,
such
as
saving
and waste-operation staff due to the consolidated

on the standard waste rooms, compactors,
pneumatic waste system. The public administrator
loading docks, and waste-operation staff due
would then provide the LIC funds to cover a portion of
to the consolidated pneumatic waste system.
the capital costs for the replacement system.
The public administrator would then provide the

Ch—2

estimated for the entire district in advance and
district in advance and allocated accordingly.

allocated accordingly. The estimate would be
The estimate would be revised at the start

revised
theprecinct
start of each
newfor
precinct
to allow for
of eachatnew
to allow
incremental
incremental
adjustments
as the
project progresses.
adjustments
as the project
progresses.

innovation investments.
Advanced system operators would also
utilize user rates to recover capital costs

for the replacement system.

and fund operational expenses. Operators
140

Vertical
Developers

User fees

Key

Residents /
Tenants

Financial transaction
Relationship / responsibility

* Could include optional financing
from Sidewalk Infrastructure
Partners bundled with debt
financing from lenders

**

* Quayside and Villiers West only
** Could include optional financing from
Sidewalk Infrastructure Partners
bundled with debt financing from lenders

Quayside and Villiers West only

Fig. 2.16

Fig.
2.16 Estimated
supplemental
innovation
investments
Estimated
supplemental
innovation
investments
Advanced Systems
(Quayside and Villiers West)
Total system capital costs*

Advanced Power Grid
(Millions ±15%)

Thermal Grid
(Millions ±15%)

Total Cost
(Millions ±15%)

$102

$90

$192

$83

$64

$147

$19

$26

$45

Capital costs recoverable through user rates

costs
recoverable
andCapital
developer
contributions**
through user rates and developer contributions**
Supplemental innovation
investment (difference)

User rates and supplemental

LIC funds to cover a portion of the capital costs

Innovation and Funding Partnership Proposal

* Could include optional financing from
Sidewalk Infrastructure Partners bundled
with debt financing from lenders
** Quayside and Villiers West only

LIC & MIC

System Developer /
Operator

* System capital costs reflect preliminary estimates, which are subject to change.
** End user rate target of no greater than 10 percent higher than BAU utility rates.
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would be contractually required to keep the

found that,
that, depending
depending on household compofound
composition and

rates charged to residents and businesses in

utility
costs
in the
sition
andaverage
unit size,utility
average
unit
size,
costs
in the
IDEA
District would
IDEA District would be between 1.4 percent

line with prevailing BAU rates. Sidewalk Labs
has completed financial modelling for each
proposed system targeting utility bill costs

be between 1.4 percent lower and 4.9 percent higher
lower and 4.9 percent higher than standard

than
rates. delivering
This is despite
rates.standard
This is despite
a leveldelivering
of sus- a level of

Fig. 2.17

Summary of funding sources for
advanced systems

sustainability
unavailable
in other
areas
of city.
the city.
tainability unavailable
in other
areas
of the

The
describes
three
types
of private
capital
Thetable
tablebelow
below
describes
three
types
of private

tion reflects the premium service, which is

In
that
a proposed
system
requires
In the
theevent
event
that
a proposed
system
requires

two from charges for vertical developers and one from

expected to be less volatile than BAU utilities.

that
materially
exceeds
the anticifunding
funding
that
materially
exceeds
the anticipated
pated investment,
investment,
Sidewalk Sidewalk
Labs wouldLabs
workwould
with work

for end users of no more than 5 to 10 percent
higher than current BAU rates. This devia-

(As referenced later, in certain instances,
aggregate utility rates are expected to fall.)
The modelling
The
modelling indicates
indicates that
that developer
developer con-

with Waterfront
to bring
down
capital
Waterfront
TorontoToronto
to bring down
capital
costs
or
costs
or
identify
alternative
approaches
that
identify alternative approaches that accomplish the

capital
costavailable
fundingtoavailable
advanced
system
cost
funding
advancedtosystem
operators
—

operators — two from charges for vertical developers and one from Sidewalk Labs. Combined with
Sidewalk
Labs.
Combined
with user
rates, these
these
constitute
the primary
sources
user rates,
constitute
the
primary
sources
of
revenue
for advanced
of revenue for advanced system operators.

system operators.

accomplish
the project objectives.
project
objectives.

Contribution

Applied To

Payer

Timing

acceptable user rates could not cover the full

The avoided cost contributions (i.e. MIC and
LIC) would defray a portion of the capital costs

Costs that a horizontal developer would have incurred in
a BAU development to deliver
enabling infrastructure

Vertical developer to operator
via the public administrator

Issuance of building permit

capital costs of two advanced sustainability

BAU Horizontal
Avoided Cost
Payment*
(MIC or LIC)

tributions (i.e. the MIC and LIC) together with
contributions
(i.e. the MIC and LIC) together

with acceptable user rates could not cover the
full
capitalthe
costs
of two advanced
systems:
advanced
power gridsustainability
and the
systems:
the advanced
power
grid and
the
shortfall
in the
early
thermal grid.
To cover this

for advanced systems. While user rates would
be available to cover other capital costs, these

stages and
thesethis
systems
market
thermal
grid.make
To cover
shortfall
in theviable,
early

revenues only accrue after the advanced

mental innovation investments.” As reflected

advanced system operators would likely

in the table table on the previous page,

require financing to deliver a working system.

Sidewalk Labs is prepared to make “supplestages
and make these systems market viable,

Sidewalk Labs is prepared to make

“supplemental
innovationthat
investments.”
As
Sidewalk Labs estimates
supplemental

anticipated to require supplemental innovation
innovation
investments of about $45 million
investments due to economies of scale.

would be needed. Subsequent phases are not
anticipated
to require
supplemental
innovation
Sidewalk Labs
commissioned
a preliminary
investments
to economies
of scale.
cost-of-livingdue
analysis
to determine
how utility
costs in the IDEA District would compare with
other neighbourhoods in Toronto. This analysis

LIC for gas and electrical
distribution

system is operational. The result is that the

reflected
ininvestments
the table table
on the$45
previous
of about
millionpage, Due
innovation
Due to
to the
the timing
timing gap
gap between
between when
whenthe
thepaypayment
would
be
needed.
Subsequent
phases
are
not
ment
is
due
and
when
the
developer
payment
Sidewalk Labs estimates that supplemental
is due and when the developer payment is
is available, Sidewalk Labs is proposing to

available, Sidewalk Labs is proposing to provide
provide front-end financing for avoided cost

front-end
financing
for avoided
cost operators.
contributions to
contributions
to advanced
systems
advanced
systems
operators.
This financing
This financing
would
be reimbursed
through would
public
administrator,
MICreimbursed
and LIC by the
be
through
MIC
and LIC by the public
subject to the rate of return associated with
administrator,
subject to the rate of return
municipal infrastructure.

associated with municipal infrastructure.

MIC for roads

BAU Vertical Avoided
Cost Payment*
(LIC only)

Supplemental
Innovation
Investments

Costs that a vertical developer
would have incurred in a BAU
development to deliver building
services
Additional contribution needed to make the

Additional contribution needed
to make the system economidue to higher cost of first installation and lesser
cally viable in early phases due
economies of scale prior to expansion across
to higher cost of first installation
the IDEA District
and lesser economies of scale
prior to expansion across the
IDEA District
system economically viable in early phases

Vertical developer to operator
via the public administrator

Issuance of building permit

Sidewalk Labs to operator

At operator’s notice to
proceed for construction

* Only available for specific systems. For further detail, see Page 144.

A vision
visionfor
forthe
the
future
A
future
McCleary neighbourMcCleary
hood in the River
District.

neighbourhood in the
River District.
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Fig. 2.18

Fig. 2.19

The table
horizontal
systems
— the
The
table below
belowcompares
comparesBAU
BAU
horizontal
systems
— the conventional

Thetable
tablebelow
below
provides
a detailed
comparison
thevertical
BAU systems — the elements
The
provides
a detailed
comparison
of theof
BAU

BAU horizontal systems compared
with advanced systems

BAU in-building systems compared
to advanced building systems

conventional systems that deliver services, such as heatsystems
that deliver services, such as heating and electricity, to multiple
ing and electricity, to multiple development sites — to the
advanced systems
to replace them.
development
sites proposed
— to the advanced
systems proposed to replace them.

vertical
systems — the
elements
inside
a conventional
build- or other services — to
inside
a conventional
building
necessary
to deliver
heating, electricity,
ing necessary to deliver heating, electricity, or other services
— to the advanced building systems that would replace them.

the advanced building systems that would replace them.

System

BAU
Horizontal
Payment

BAU Horizontal
System Replaced

Horizontal Advanced System

System

BAU
Vertical
Payment

BAU In-Building
System

Advanced Building System

Advanced
Power Grid

Yes

Electric distribution
and system-wide
improvements

Electric distribution and system-wide improvements, master
meter, Distributed Energy Resource Management Systems,
photovoltaic battery storage, predictable billing

Advanced
Power Grid

Yes

Building meters, unit
submetering, building transformers and
switchgear

Advanced submetering and automation

Thermal Grid

Yes

Gas distribution for
heating and hot water,
electric distribution for
cooling, system-wide
improvements

Thermal loop that could include neighbourhood energy
plants, geoexchange, and / or heat recovery

Thermal Grid

Yes

Boilers for heating and
hot water, chillers for
cooling, building pumps

May include neighbourhood or building waste-heat recovery,
building energy plants, building energy transfer stations, or
similar strategies

Waste
Management

No

N/A (curbside pickup)

Pneumatic waste collection tubes to a central collection
facility with user feedback on community recycling

Waste
Management

Yes

Vertical chutes, waste
rooms, compactors,
loading docks, and
waste-operations staff

Vertical chutes, pay-as-you-throw interface and valve rooms

Stormwater
Management

No

N/A (stormwater management in park parcels
carried separately)

District green infrastructure with continuous monitoring and
active control (CMAC)*

Stormwater
Management

Yes

Freight
Management

No

N/A

Network of tunnels, centralized neighbourhood logistics hub
and fleet of delivery robots

Freight
Management

No

Individual loading docks
and building-operations
staff

Smart containers and delivery robots

Dynamic Streets

Yes
(MIC)

Standard pavement
section, traffic signals,
static striping, signage

Modular paving with heating, traffic management, dynamic
lighting, signals, and signs

Dynamic Streets

Yes

Standard pavement
section, street lights,
striping, signage, and
traffic signals

Modular paving with heating, traffic management,
dynamic lighting, signals, and signs

District Parking
Management

No

On-street parking
available

Short-term visitor parking managed through shared offstreet parking facility

District Parking
Management

No

Number of parking
spaces for each building
dictated by bylaw

Mobility
Subscription
Package

No

N/A

A subscription for transit, bike-share, car-share, and other
services that provide discounts and other incentives to use
modes other than private car

Mobility
Subscription
Package

No

N/A

Digital
Communications
Network

Not included in advanced system procurement

Digital
Communications
Network

Not included in advanced system procurement

N/A (stormwater management in
park parcels carried separately)

Stormwater management

Stormwater management infrastructure,
tanks and rainwater treatment for
such as detention tanks
reuse
and rainwater treatment
for reuse
infrastructure, such as detention

Addition of green infrastructure with CMAC to offset
stormwater infrastructure in buildings

Pooled on-site and off-site shared parking facilities, managed by attendants, and

Pooled on-site and off-site shared parking facilities, managed by attendants, and pricing and regulation strategies

pricing and regulation strategies

N/A

* Stormwater management in parks treated as part of the municipal infrastructure cost.
Green infrastructure provides incidental benefit to street right-of-way (ROW).
Ch—2
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Additional expenses
Each
system
operator
wouldwould
be
Eachadvanced
advanced
system
operator
be
responsible
certain
including
comresponsible
forfor
certain
fees,fees,
including
compensation
pensation
of the lead
developer
for advanced
of
the lead developer
for advanced
systems
(i.e.
systems
(i.e.
initially
Sidewalk
Labs
and
initially Sidewalk Labs and later the public
later the public
and
covering
administrator)
andadministrator)
covering the costs
of the
the
costs
of
the
Waterfront
Sustainability
Waterfront Sustainability Association to maintain

beinstrumental
instrumentalto
toaddressing
addressingthis
thisfinancing
financbe

assumes the lead developer role for advanced

ing challenge
— and
to identifying
lowest
challenge
— and
to identifying
the the
lowest
possible

systems,
thepublic
operator
would similarly
compensate
pensate the
administrator
for its work,

cost of capital to fund the design, construction, and

assumes the lead developer role for advanced
systems, the operator would similarly com-

preliminary
design fees, as applicable, and a
7 percent of system costs. The public admin-

Canadian
infrastructure,
SIP would seek
towould
in
advancing
Canadian infrastructure,
SIP

Sidewalk Labs has
Sidewalk
has created
created Sidewalk
Sidewalk

reduce
certain certain
risks associated
with thewith
newthe
seek
to reduce
risks associated

InfrastructurePartners
Partners(SIP),
(SIP), a
Infrastructure
a unique
uniquecom-

new systems, such as absorption risk (i.e. the risk

company backed by Sidewalk Labs and

that
buyers or renters might be more hesitant to
to move to a unit with an advanced system).

Alphabet
that seeks to bring together
partners to focus on catalyzing technology-

otherwise
participate.
SIP could
struccould
attract
investors who
mightthen
not otherwise

such as autonomous
vehicles, distributed
technologyenabled infrastructure.
Emerging

technical, and legal consultants would be charged to the

ture a transaction
thatthen
bundles
debtafinancing
participate.
SIP could
structure
transaction

renewable energy,
real-time
controls,
robotics,
technologies
such as
autonomous
vehicles,

operators
a prorated
relative
to their revenues.
a proratedon
basis
relativebasis
to their
revenues.

that bundles debt financing negotiated with lenders

distributed renewable energy, real-time

Theamount
amount of
of these
these fees
The
fees would
would vary
varydependdepending on the

with equity financing offered by SIP for multiple

ing onincurred
the costs
incurred
and the
costs
and
the nature
andnature
extentand
of the

advanced
systems. and
The SIP
SIP investment
The
investment
and financing
financing packpackage

controls,
robotics, and machine learning are
infrastructure as an asset class has been

operations. Legal fees associated with any failure to

age would
be offered
an option
for the
would
be offered
as anasoption
for the

perform, arbitration, or termination would be borne by the

advanced system operator and described in

operator
at fault.
Chapter
1 for
further
details about
See Chapter
1 forSee
further
details
about
the WSA.

the
request for proposals or other
ment documents. This eliminates the need

resulting in many traditional infrastructure

expanding
pool of
respondents.
need
for an the
operator
topotential
provide its
own

disruption and failing to capitalize on new

ble, and a program management fee of up to

program
management
fee offees
up directly
to 7 percent of
istrator would
negotiate these

Preliminary design fees.

TheWaterfront
WaterfrontSustainability
Sustainability Administrator’s
The
Administrator’s general and

of preparing
any preliminary
designs,
issued
preliminary
designs,
issued with the
procurement
with the procurement documents, required to
documents, required to supplement the ITMP for
supplement the ITMP for certain systems. As
certain systems. As applicable, the procurement
applicable, the procurement documents will
documents will identify the preliminary design fees as
identify the preliminary design fees as a lumpa lump-sum amount, and payment will be due at the
sum amount, and payment will be due at the
time of construction notice to proceed.
time of construction notice to proceed.

public administrator would

negotiate
these fees directly with operators.
Public administrator sustainability fees.
general and administrative expenses and the

administrative expenses and the cost of financial,
cost of financial, technical, and legal consultants would be charged to the operators on

extent of the operations. Legal fees associated

with any failure to perform, arbitration, or termination would be borne by the operator at fault.

the WSA.

as lead developer of advanced systems at

Optional financing
from Sidewalk
Infrastructure Partners

Quayside
and
Villiers
West.
This
at Quayside
and
Villiers
West.
Thisincludes
includes

Sidewalk Labs is on the
of the
the design
design
Sidewalk
the frontlines
frontlines of

Advanced system development fees.
Third-party
operators
compensate
Sidewalk
Labs
directly would
for its responsibilities
Sidewalk Labs directly for its responsibili-

ties as lead developer of advanced systems

reimbursement
reimbursementfor
forthe
thecosts
costsofofpreparing
preparingthe
the
preliminarydesigns,
designs,plans,
plans, and specifications
preliminary
specifications
issued with
with the
the procurement
procurementdocuments
documentsfor
for
issued
certain systems, as needed. Any applicable

certain systems, as needed. Any applicable

preliminary design fees would be identified in

preliminary
designdocuments
fees would as
beaidentified
in
the procurement
lump-sum

the
procurement
documents
lump-sum
amount
and payment
would as
be a
due
at the time
of construction
noticewould
to proceed.
amount
and payment
be due at the time

of construction notice to proceed.
The operators
operators would also
The
also pay
payadvanced
advanced
system development
development fees
fees applied
applied as
system
as aa per-

andimplementation
implementationofofnew
newadvanced
advancedsystems
systemsthat
and
that would enable communities to achieve

would enable communities to achieve aspirational
aspirational sustainability and mobility goals.

sustainability
and mobility goals. But a gap
But a gap currently exists in the ability to

currently
exists
in the because
ability to the
fundrisk-return
these
fund these
systems;
profile ofbecause
advanced
infrastructure
systems
systems;
the
risk-return profile
of
differs from
traditional infrastructure
advanced
infrastructure
systems differsinvestfrom
ments, traditional infrastructure investors

approach, and
Sidewalk
Labs’ parresponsible
for where
a turnkey
design-build-operate

delivery that both proceeds at a rapid pace

infrastructure — to fill this gap and create a path
and achieves ambitious goals for mobility,

gap, thissustainability,
approach would
costobjectives.
of
mobility,
andlower
otherthe
public
capital
andtothereby
reduce
costs forfunding
those gap,
By
helping
close the
infrastructure

of
andofdelivery,
the advanced
system
ofdesign
2 percent
system costs.
Where Sidewalk
Labs serves as
program
manager
codevelopment
fee
is expected
to beininathe
development
role with
the operator,
a fee of
range
of 2 percent
of system
costs. Where

the request for proposals or other procure-

procurement
documents.
eliminates
for an operator
to provideThis
its own
capital,the
The financing
would
enable the
capital,
expanding
thetherefore
pool of potential

best potential partners to respond, ensuring

respondents. The financing would therefore

not only world-class infrastructure develop-

and machine learning are poised to both

disrupt and enable infrastructure. Historically,

poised
to to
both
disrupt and
enablein many
resistant
innovation,
resulting

traditional infrastructure
mispricing
infrastructure.
Historically,investors
infrastructure
as an
the risks
of technology
disruption
and failing to
asset
class
has been resistant
to innovation,
capitalize on new infrastructure opportunities
enabled by technology. SIP hopes to help

investors
mispricing the risks of technology
close this gap.
SIP
innovation
in both
companies
SIPaims
aimstotocatalyze
catalyze
innovation
in both
infrastructure
opportunities
enabled
bycompanies applying
to
enhance
applying
technologies
to enhance
technology.
SIP technologies
hopes
to helpinfrastructure
close
this gap.

enable
the best potential partners to
ment but also reducing costs for the users of

infrastructure
and underlying
performance
and performance
underlying advanced
infrastructure
advanced
infrastructure
projects
projects
utilizing
such technologies.
SIPutilizing
will focus on

infrastructure development but also reducing

such technologies.
SIP will
focusand
on verticals
verticals
including advanced
mobility
energy,
including
advanced
mobility
and
energy,
water
water and waste, and digital and social infrastructure

respond,
ensuring
not only world-class
advanced
systems.

Importantly,
SIP would SIP
not privatize
or operate
Toronto’s existing
Importantly,
would
not privatize
ortraditional
operate

costs
for the users of advanced systems.
infrastructure, or affect expansions of traditional infrastructure systems (such as

Toronto’s existing traditional infrastructure, or
roads, highways, and transit) by the public or private sector. Moreover,

affect expansions
oftotraditional
infrastructure
procurement
respondents who wish
control the financing
or retain ownership of

and waste,
andAmerica,
digital and
socialproviding
infrastructhroughout
North
including
the
ture
throughout
North
America,
including
option of financing for advanced systems. Bringing

SIP would serve as a market maker, setting

providing the option of financing for advanced
together an experienced team with world-leading
systems. Bringing together an experienced
partners, SIP will seek to facilitate the application of
team with world-leading partners, SIP will
technology to enable more sustainable, distributed
seek to facilitate the application of technology
and intelligent urban infrastructure, creating jobs,
to enable more sustainable, distributed and
improving mobility, and advancing cleaner water and
intelligent urban infrastructure, creating jobs,
waste and more environmentally friendly and
improving mobility, and advancing cleaner
renewable energy.
water and waste and more environmentally

a benchmark for procurement respondents

friendly and renewable energy.

the
asset as part(such
of their long-term
businesshighways,
model may use their
owntransource of
systems
as roads,
and

capital. In this event, SIP would serve as a market maker, setting a benchmark for

sit) by the public or private sector. Moreover,

procurement respondents with their own capital in a competitive process with

procurement
other
respondents.

respondents who wish to control

as part of their long-term business model may

with their own capital in a competitive process
with other respondents.

who use advanced systems.

thereby
reduce costs for those who use advanced
The MIDP proposes a series of advanced
systems.
systems that are less familiar to the market

and may therefore be more difficult to finance

the operator on a system-by-system basis.

at reasonable rates. SIP financing could

a codevelopment role with the operator, a fee

advanced system operator and described in

world-leading
partners toEmerging
focus ontechnologies
catalyzing
enabled infrastructure.

this approach would lower the cost of capital and

up to 7 percent would be negotiated with

Sidewalk Labs serves as program manager in

offered by SIP for multiple advanced systems.

that seeks to bring together world-leading

rapid
pace and
achieves
ambitious goals
for
By helping
to close
the infrastructure
funding

of design and delivery, the advanced system

participation
would be limited to coordination
development fee is expected to be in the range

negotiated with lenders with equity financing

pany backed by Sidewalk Labs and Alphabet

for
infrastructure delivery that both proceeds at a
sustainability, and other public objectives.

ticipation would be limited to coordination

approach, and where Sidewalk Labs’

move
to a unit
withinvestors
an advanced
system).
This could
attract
who might
notThis

use their own source of capital. In this event,

investment.
Sidewalk
Labs has
created
Sidewalk
Partners (SIP)
— a company
uniquely
focused
fillthis gap
and create
a path for infrastructure
uniquely
focused
on technology-enabled

responsible for
a turnkey
design-build-operate
participation
required.
Where
the operator is

that buyers or renters might be more hesitant

infrastructure
investors may shy away from the
Labs has created Sidewalk Infrastructure

in the procurement documents. This fee would

vary
based onrequired.
the degree
of Sidewalk
Labs’
participation
Where
the operator
is

systems, such as absorption risk (i.e. the risk

the financing or retain ownership of the asset

may shy away from the investment. Sidewalk

on technology-enabled
infrastructure
— to
Infrastructure
Partners (SIP)
— a company

in
the procurement documents. This fee would
vary based on the degree of Sidewalk Labs’

potential
including
thoseinwith
an interest
includinglenders,
those with
an interest
advancing

traditional infrastructure investments, traditional

centage of project costs specified up front

percentage of project costs specified up front

construction, and operations of the proposed

Sidewalk
Infrastructure Partners

operations
of the proposed systems. Working with
systems. Working with potential lenders,

with operators.
system
costs. The

Quayside
andpublic
Villers
and the public
administraVillers
and the
administrator
elsewhere
in the
tor
elsewhere
in
the
IDEA
District
—
for
the
IDEA District — for the costs of preparing any costs

possible cost of capital to fund the design,

including
design
as applicathe
publicpreliminary
administrator
forfees,
its work,
including

Association
to maintain
ongoing
operational
ongoing
operational
oversight
of advanced
systems.
oversight of advanced systems.

Theoperators
operators
would
reimburse
the lead
develThe
would
reimburse
the lead
developer
of
oper
of
advanced
systems
—
Sidewalk
Labs
at
advanced systems — Sidewalk Labs at Quayside and

See Chapter 3 for
more detail.

In later
later phases,
thethe
public
administrator
In
phases,when
when
public
administrator

of up to 7 percent would be negotiated with
Ch—2

Innovation
and
Funding
Partnership Proposal
the
operator
on
a system-by-system
basis.
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According
to the
analysis
by urbanMetrics,
in total, the project
According
to the
analysis
by urbanMetrics,
would
generate
approximately
$4.3 billion approxiin annual municipal,
in total,
the project
would generate
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Introduction

provincial,
and billion
federalin
tax
revenues;
add $14.2
billion annually
mately $4.3
annual
municipal,
provintocial,
the and
Canadian
gross
domestic
product
(GDP);
and create a
federal tax revenues; add $14.2 billion
total
of 44,000
permanent
jobsgross
(93,000
total direct, indirect, and
annually
to the
Canadian
domestic
induced)
2050.78
Tocreate
construct
a baseline
for comparison
productby(GDP);
and
a total
of 44,000
permanent
jobs (93,000
totalthat
direct,
indirect,
purposes,
urbanMetrics
assumed
baseline
development
and induced)
by 2050.78
construct
a basewould
proceed based
on the To
current
set of government-created
line
for
comparison
purposes,
urbanMetrics
planning documents for the project geography (including zoning

Overall, the transaction structure seeks to reflect
Sidewalk Labs’ final transaction principle: to align
the interests of Sidewalk Labs, Waterfront Toronto,
its stakeholders, and the public.

assumed
that
baseline
development
where
it exists,
precinct
plans,
and the Port would
Lands Planning
proceed
based
on
the
current
set
of
governFramework). As shown on the table below, the project would

ment-created
planning
for the (including
generate
$2.8 billion
more indocuments
annual tax revenues
project
geography
(including
zoning
where
personal tax, corporate tax, property tax, and
other taxes), a $9

it exists, precinct plans, and the Port Lands
billion increase in GDP, and 27,000 more jobs than the baseline
Planning Framework). As shown on the table
scenario.
below, the project would generate $2.8 billion
more in annual tax revenues (including per-

A note on the figures
included within this
chapter
The
presented
in thisinchapter
is
Theinformation
information
presented
this chapbased
Sidewalk
Labs’ internal
financial
ter is on
based
on Sidewalk
Labs’
internal
analysis,
conducted
thethroughout
MIDP
financial
analysis,throughout
conducted
process,
as process,
well as guidance
validation from
the MIDP
as welland
as guidance
and validation
external
firms
withreal
external
firms withfrom
expertise
in local
Toronto
expertise
in local
Toronto real
and
estate
and policy,
construction
costestate
estimation,
policy,
construction
cost
estimation,
and
and
infrastructure
finance.
While
all terms and
infrastructure
finance.
While
all terms and
outputs
would evolve
through
continued
outputs would
evolve through
continued
discussions
with government,
adjustments
in the
discussions
with
government,
adjustproposed transaction terms, and further analysis

ments in the proposed transaction terms,
based on those discussions, Sidewalk Labs
and further analysis based on those
believes the financials demonstrate the viability of
discussions, Sidewalk Labs believes the
the approach, the inherent creation of value, and
financials demonstrate the viability of the
the alignment of interests. Both parties agree that
approach, the inherent creation of value,
the terms of any eventual transaction must be
and the alignment of interests. Both parentirely transparent.
ties agree that the terms of any eventual

sonal tax, corporate tax, property tax, and
other taxes), a $9 billion increase in GDP, and
27,000 more jobs than the baseline scenario.

transaction must be entirely transparent.

The
Theproposed
proposedtransaction
transactionmeets
meetsthat
thatgoal,
goal,
deliveringsubstantial
substantialeconomic
economicvalue
valueto
tothe
the
delivering
publicsector
sectorwhile
whileenabling
enablingSidewalk
Sidewalk Labs
public
Labs to

to earn a reasonable and fair return for its mul-

In its entirety, the proposal contemplates leveraging private-sector

In its entirety, the proposal contemplates

resources to deliver over 30 percent more square feet of

leveraging private-sector resources to deliver

earn a reasonable and fair return for its multiple

development on a timeline at least 10 years faster than the current

roles
(as detailed
fully
in Chapter 2),inand
providing
flexibility
to government
how the

plan. Under a baseline scenario — developed by urbanMetrics and

tiple roles (as detailed fully in Chapter 2), and

providing
to government
in how
the
project isflexibility
implemented
— particularly
related

over 30 percent more square feet of devel-

opment
onPortlands
a timeline
at least
10 years
based
upon the
Planning
Framework
— thefaster
IDEA
thangeography
the current
Under
baseline
District
wouldplan.
see 24.4
millionasquare
feet of sce-

to infrastructure
financing.
This chapter,
which
project
is implemented
— particularly
related
to

nario — developed
by urbanMetrics
and
based
development
by 2050. By contrast,
implementing the
MIDP
would

includes the transaction’s
forecasted
econominfrastructure
financing. This
chapter, which

produce
square feet
of development
a full decade
upon 32.8
the million
Portlands
Planning
Framework
— the

ics, addresses Sidewalk Labs’ investments,

includes the transaction’s forecasted

the investments by third parties, the costs for

economics,
addresses
Sidewalk
Labs’ impact
all parties, and
the project’s
expected
investments,
investments
thirdand
parties,
for the publicthe
sector,
Sidewalkby
Labs,
the
people
Toronto.
the
costsoffor
all parties, and the project’s

expected impact for the public sector, Sidewalk

square feet of development by 2050. By contrast, implementing the MIDP would produce
32.8 million square feet of development a full
decade ahead of schedule, by 2040.

This
Thisaccelerated
accelerateddevelopment
developmentwould
wouldinclude
include aa significantly

investment dollars, initially from Sidewalk Labs

significantly
(almost
two commercial
times) largercomponent
com(almost
two times)
larger
—

and partners, and spurring many times that

mercial component
catalyzed and
made
catalyzed
and made —
economically
viable
by the relocation of

from others — establishing a new model for
sustainable city building and achieving the
priority outcomes of Waterfront Toronto. The

economically viable by the relocation of Goo-

Google’s Canadian headquarters to an Innovation Campus
gle’s Canadian headquarters to an Innovation

on
Villiers Island — that employs more people, generates
Campus on Villiers Island — that employs more

transaction and the economic activity it would

greater
revenue,greater
and adds
to the
people,tax
generates
tax more
revenue,
andCanadian GDP

generate would deliver enormous value to the

addswould
moreatomore
the Canadian
GDP
than would
a
than
single-use,
residential
neighbourhood.

City of Toronto, the Province of Ontario, and

more single-use, residential neighbourhood.

the people of Canada — as shown in analyses
by Sidewalk Labs and urbanMetrics, a thirdparty economic impact consultancy — at a
scale far greater and a pace far faster than
the baseline scenario.
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Summary of economic
impact over baseline in 2050
Baseline
Scenario

IDEA
District

Improvement
Over Baseline

Total Tax
Revenues
(Annual)*

$1.5 billion

$4.3 billion

+$2.8 billion
(187% increase)

GDP (Annual)

$5.1 billion

$14.2 billion

+$9.0 billion
(178% increase)

Direct
Job Growth
(Total)

17,000 jobs

44,000 jobs

+27,000 jobs
(159% increase)

ahead
schedule,geography
by 2040.
IDEAofDistrict
would see 24.4 million

The project would deliver billions in new

Labs, and the people of Toronto.

Fig. 3.1

150

Note: The above figures are from an economic analysis and report
provided by urbanMetrics to Sidewalk Labs, and are presented in
2019 dollars.79
* Other taxes include: Federal Trading Profits, Federal Gas Tax, Federal
Excise Tax, Federal Duty Tax, Federal Environmental Tax, Federal Air
Transportation Tax, Federal Sales Tax, Import Duties, Federal Taxes
on Production, Provincial Environment Tax, Provincial Gallon Tax,
Provincial Trading Profits, Provincial Gas Tax, Provincial Amusement
Tax, Other Provincial Consumption Taxes, Provincial Sales Tax,
Provincial Harmonized Sales Tax, Provincial Taxes on Production,
Municipal Amusement Tax, Municipal Sales Tax and Municipal Taxes
on Production.
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Fig. 3.2

Increase in City of Toronto
revenue streams through 2050
Revenue Stream

Baseline Scenario

IDEA District

Improvement Over Baseline

City Property Taxes
(Cumulative)

$1.6 billion

$2.8 billion

+$1.2 billion (+75%)

Development Charges
(Cumulative)

$2.1 billion

$3.8 billion

+$1.7 billion (+81%)

Total Proceeds From
the Sale of Public Land

$0.9 billion

$2.4 billion

+$1.5 billion (+167%)

Total

$4.6 billion

$9.0 billion

+$4.4 billion (+96%)

Note: The above figures are adjusted for inflation.

Beyond these broader benefits, Sidewalk

the
total capital
capital (equity
thealmost
almost$1.2
$1.2 billion
billion in
in total
(equity

Labs’ analysis suggests that the project would

anddebt)
debt)that
thatSidewalk
SidewalkLabs
Labsexpects
expectsto
toenable
and

increase and accelerate the receipt of three

enable
for the of
delivery
of advanced
for
the delivery
advanced
systems.systems.
It also

major municipal revenue streams: property
taxes, city fees and development charges,
and land proceeds from the sale of public land
within the project area.

It also does not include construction financing

does not include construction financing that

that Sidewalk Labs would secure as part of its

Sidewalk
Labs
as partat
ofQuayits
proposed
real would
estatesecure
development

proposed
real estate
development at Quayside
side and Villiers
West.
and Villiers West.

The value created for the public sector on
this accelerated timeline results from a series

The
chart
on on
the the
following
page page
summarizes
the
The
chart
following
summarizes
sources
and uses
of uses
funds of
forfunds
the entire
the sources
and
for $39
the billion
entire

Sidewalk Labs, and the implementation of the

project,
identifies
whereidentifies
Sidewalk Labs
is Sidewalk
providing
$39 billion
project,
where
funding
or
financing
(including
optional
financing
Labs is providing funding or financing (includ-

robust public-private partnership described in

ing optional
financing
offered
to the
offered
to the public
sector),
and shows
the public
estimated

the previous two chapters.

sector), real
andestate
shows
the estimated
third-party
third-party
investment
expected
to follow —
real$29
estate
investment
expected
to follow
over
billion,
which Sidewalk
Labs projects
will—
be

of upfront investments in innovation from

InInaggregate,
and its
its partners
partners
aggregate,Sidewalk
Sidewalk Labs
Labs and
wouldinvest
investan
anestimated
estimated$900
$900million
millionin
in the
the
would
fourroles
rolesdescribed
describedininChapter
Chapter2,2,in
in addition
addition to
four
to reinvesting over $2 billion of proceeds

reinvesting over $2 billion of proceeds received

over
billion,
which invested
Sidewalk
projects
the
total$29
amount
of money
byLabs
others
to
will
be
the
total
amount
of
money
invested
develop the entirety of the IDEA District beyond by

others to
develop
the entirety of the IDEA DisQuayside
and
Villiers West.
trict beyond Quayside and Villiers West.

received as the project progresses. This total

as
the not
project
progresses.
This $400
total does
not
does
include
an additional
million
of
include
anfinancing
additionalthat
$400
million Labs
of potential
potential
Sidewalk
would

offer as an
option
to the
public
sector
asas
part
financing
that
Sidewalk
Labs
would
offer
an
of theto
broader
transaction
theofLRT
option
the public
sector asfor
part
theexpanbroader
sion and municipal infrastructure delivery, nor

The project would
generate more
revenue for the City
of Toronto, and on an
accelerated timeline,
from three sources:
property taxes, city
fees and development
charges, and land
proceeds.

transaction for the LRT expansion and
municipal infrastructure delivery, nor
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Fig. 3.3

Sources and uses of funds
Uses
($M)

Uses
(Preliminary Analysis for
Indicative Purposes)

Sources
(Preliminary Analysis for
Indicative Purposes)

Sources
($M)

Sidewalk Labs (and
Partners) Funding &
Financing Support ($M)

Real Estate (Quayside + Villiers West ONLY)
2,840

Sidewalk Labs (and Partners)
Equity InvestmentB

595

595

Soft Costs (incl. design, contingency, G&A, land payment, taxes,
interest, and fees)C

1,090

Sidewalk Labs (and Partners)
Equity Investment in Below-Market
HousingB

110

110

Construction Financing

735

Reinvested Proceeds
(Reinvested Equity)
Government Affordable
Housing GrantsD

Sources
(Preliminary Analysis for
Indicative Purposes)

3,930

Total Real Estate Sources

Total Capital Costs

2,670

2,405

Sources
($M)

Third-party Financing, incl.
Equity + Debt (potentially SIP)

Sidewalk Labs (and
Partners) Funding &
Financing Support ($M)

1,165

Local Infrastructure Contribution BAU Horizontal Costs

330

Local Infrastructure Contribution BAU Vertical Costs

645

Municipal Infrastructure
Contribution - Roads

485

Sidewalk Labs Equity (Supplemental
Innovation Investment)K

85

3,930

705

LRT

Total Advanced
Infrastructure Uses

2,670

45

45

2,670

45

Sidewalk Labs (and Partners) EquityB

90

90

Total Additional
Investments Sources

90

90

Sidewalk Labs Equity

75

75

Total Additional Investments
without Direct Return Sources

75

75

9,535

915 (1,315 with optional
financing)

Total Advanced
Infrastructure Sources

Additional Investments

Total Capital Costs

430

E

Debt Financing (backed via value
capture mechanism)F

430

Traditional Government FundingG
Total LRT Uses

430

Total LRT Sources

430

Optional Sidewalk Labs Credit Support to Fill Timing Gap in FundingH

Total Capital Costs

2,340

Traditional Government FundingG, I
Municipal Infrastructure
Contribution - Muni (excludes
Roads)J

Tall Timber Factory

80

Venture Fund

10

Total Additional
Investments Uses

90

100
Additional Investments without Direct Return

Municipal Infrastructure (IDEA District)I
150
1,860

MIDP Investment

65L

Urban Innovation Institute

10

Total Additional Investments
without Direct Return Uses

75

Total Uses
Additional Public Sources
Total Municipal
Infrastructure Uses

2,340

Total Municipal
Infrastructure Sources

Note:
TheThe
above
figuresfigures
are adjusted
inflation. Inclusive
of
Note:
above
arefor
adjusted
for inflation.

Aabove-standard
above-standard
costsbyincurred
by
costs
incurred by
A:Inclusive
Inclusive ofof
above-standard
costs incurred
Sidewalk Labs
Sidewalk Labs as part of the innovation agenda.
as part of the innovation agenda. “Sidewalk Labs (and Partners)
B B:
“Sidewalk
Labs
(and
Partners)
Equity”
refers
“Sidewalk Labs
(and
Partners)
Equity” refers
to equity
fromto
Equity”
refers
to Sidewalk Labs and potential local
equity
from
Sidewalk Labs and potential local development/capital partners.
development/capital partners.
Additional density,
which
would increase
all costs related
to the
C C:Additional
density,
which
would increase
all costs
related
toalso
theenable
project,
could
enable
a larger
project,
could
a larger
land also
payment.
Reflects
existing
land payment.
affordable housing
D government
existing
government
affordable
housing
D:Reflects
Reflects existing
government
affordable
housing programs.
programs.

E E:
Total
cost
for includes
LRT includes
theofportions
Totalcapital
capital cost
for LRT
the portions
Segments of
2
Segments 2 and 4 within the IDEA District, as well
and 4 within the IDEA District, as well as Segments 5 through 7,
as Segments 5 through 7, as defined in Chapter 2.
defined in Chapter
Third-party
debt (or
government
bonds)
F as
Third-party
debt
(or
government
bonds)
could
F:
Third-party
debt
(or 2.
government
bonds)
could
be repaid
by
be
repaid
by
incremental
property
taxes
or
could
incremental property taxes or other source identified by the other
public
source identified by the public sector.
Use
of traditionalgovernment
government funding
could could
G sector.
Use
funding
G:
Useof
oftraditional
traditional government
funding could
decrease or
decrease
or eliminate
reliance
on value
capture
eliminate
reliance
on value capture
mechanisms.
Credit
support
mechanisms.
to
be
provided
in
exchange
for
a
H H:
Credit
support
toprovided
be provided
in exchange
Credit support
to be
in exchange
for a fixed for a
fixed market-rate
to be negotiated.
market-rate
return, to be return,
negotiated.
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9,535

Total Sources

330
Third-Party Real Estate (IDEA District, excluding Quayside and Villiers West)

2,340

Optional Sidewalk Labs Credit
Facility to Front-End InfrastructureH

Ch—3

Uses
($M)

Advanced Infrastructure (IDEA District)

Hard CostsA

Total Real Estate Uses

Uses
(Preliminary Analysis for
Indicative Purposes)

Real Estate UsesM

29,130

Third-Party (Non-Sidewalk Labs)
Equity + Debt

29,130

Total Third-Party
Real Estate Uses

29,130

Total Third-Party
Real Estate Sources

29,130

Total Uses with Third-Party
Real Estate

38,665

Total Sources with Third-Party
Real Estate

38,665

300

Includes sitework
and shoreline
for Quayside
West. and
I I:Includes
sitework
and shoreline
for Villiers
Quayside
Villiers West.
Municipal
infrastructure contributions are paid
J J:
Municipal
infrastructure
contributions
are paid
Municipal infrastructure
contributions
are paid by vertical
by vertical developers to fund the project’s
developers to fund the project’s municipal infrastructure, in an
municipal infrastructure, in an amount up to the
amount
to the credit
receivedcity
against
cityand
fees and
creditup
received
against
fees
development charges;
if ifmunicipal
infrastructure
contridevelopment
charges;
municipal infrastructure
contributions
butions
are not
sufficient
tooffund
the entirety of
are
not sufficient
to fund
the entirety
the required
the required infrastructure, additional sources
infrastructure,
additional
sources
as land proceeds
or
such as land
proceeds
orsuch
traditional
governtraditional
govern- ment
funding
would
need
to be utilized;
ment funding
would
need
to be
utilized;
excludes
municipal
infrastructure
contribution
to roads.
excludes
municipal
infrastructure contribution
to roads.
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Sizeof
of innovation
innovation investment
reflects reflects
current equity
injection
K K:
Size
investment
current
equity injection
necessary
at Quayside
and as
necessary
at Quayside
and Villiers West
to achieve business
Villiers West to achieve business as usual user
usual user utility rates.
utility rates.

L L:
MIDP
Investment
MIDP
Investmentreflected
reflected in
in CAD;
CAD;equivalent
equivalent to
to
stated commitment of USD $50M.

stated commitment of USD $50M.

M M:
Third-party
real
estate
reflectLabs’
Sidewalk
Third-party real
estate
costs costs
reflect Sidewalk
internal
Labs’ internal
projection
of the
third-party
real
projection
of the third-party
real estate
catalyzed
in the broader
estate catalyzed in the broader IDEA District by
IDEA
District
by
the
project;
at
this
geography,
Sidewalk
Labs
the project; at this geography, Sidewalk Labs will
not
rights or control
over vertical
development.
willhave
notdevelopment
have development
rights
or control
over
vertical development.
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Real estate at Quayside
and Villiers West

Sources and Uses
of Funds
In accordance with the transaction principles,
Sidewalk has designed a comprehensive transaction
framework that would ensure public sector control,
deliver needed infrastructure, and, alongside local
partners, utilize Sidewalk Labs’ private-sector capital
in targeted ways to fund an ambitious innovation
agenda (and take the associated risk) and accelerate
the delivery of the overall project. The result is
a holistic, estimated $39 billion dollar project that
achieves Waterfront Toronto’s priority outcomes.

Sidewalk Labs’ role as developer of real estate and advanced

Sidewalk Labs’ role as developer of real estate

systems at Quayside and Villiers West is core to both achieving the

and advanced systems at Quayside and

project’s objectives and its commercial viability. This role includes

Villiers West is core to both achieving the proj-

Volume
and
Chapter
of volume
this volume
Volume 11and
Chapter
2 of2this
provide

projects at Quayside and Villiers West at an estimated combined

ect’s objectives and its commercial viability.

more detail on the program and innovation
provide
more detail on the program and

early-phase
real
estate development
projects
5.4
million square feet
(approximately
16 percent of the
IDEA

innovation
agenda
proposed
in Quayside
West to deliver
on Waterfront
Toronto’s
prior-

partnering to deliver two early-phase real estate development

This
includes
partnering
tototalling
deliver
two
total
costrole
of $3.9
billion. These
two projects,
approximately

agenda proposed in Quayside and at Villiers

District’s
proposedand
33 million
square
feet, at
andan
approximately
7
at Quayside
Villiers
West
estimated

ity outcomes.
and
at Villiers West to deliver on

percent
of the eastern
landbillion.
area) would
be the
combined
totalwaterfront
cost of by
$3.9
These
two

Waterfront Toronto’s priority outcomes.

proving
ground,
where Sidewalk
Labs would make
projects,
totalling
approximately
5.4special
million

investments in order to demonstrate the impact and prove the

Because
Becausemany
manyof
ofthe
theinnovations
innovationsinitiated
initiatedin
in

square feet (approximately 16 percent of the

Quaysideonly
onlybecome
become(1)
(1) financially viable,
Quayside
viable, (2)

IDEA District’s proposed 33 million square feet,

(2) effective
in advancing
Waterfront
Toronto’s
effective
in advancing
Waterfront
Toronto’s

financial viability of its innovations.

and approximately 7 percent of the eastern
waterfront by land area) would be the proving ground, where Sidewalk Labs would make

priority outcomes, or (3) both, when extended

priority outcomes, or (3) both, when extended to
to a broader geography, Quayside in isola-

ation
broader
geography,
Quayside
in isolation
is
is anticipated
to result
in subpar
returns.

special investments in order to demonstrate

anticipated
to result
in subpar
returns. However
However when
considered
in aggregate
with

the impact and prove the financial viability of

the proposed
development
at with
Villiers
when
considered
in aggregate
theWest,

its innovations.

Sidewalk development
projects the combined
estate
proposed
at Villiers real
West,

To
Todeliver
deliverthe
thecombined
combinedprogram
programat
atQuayQuay- side
sideVilliers
and Villiers
Sidewalk
would
and
West,West,
Sidewalk
LabsLabs
would
bring
bring together
from several
sources,
together
fundingfunding
from several
sources,
including

project to result in a blended return in line with

Sidewalk projects the combined real estate

market expectations for real estate develop-

project
resultpart
in a due
blended
line
with
ment, to
in large
to thereturn
valuein
the
Google
market
expectations
for real
estate
Canadian
headquarters
brings
to the Villiers

including an equity commitment from Side-

West site.
development,
in large part due to the value the

walk Labs and its partners, construction loans,

Google Canadian headquarters brings to the

an equity commitment from Sidewalk Labs and

itscertain
partners,
construction
loans,
certain
existing
existing
affordable
housing
programs,
affordable
housing programs,
and the
and the reinvestment
of proceeds
received
as the project
(such asas
proreinvestment
ofprogresses
proceeds received
the
ceeds progresses
from condo(such
sales),as
each
of which
are
project
proceeds
from

standard sources of funds in traditional real

condo sales), each of which are standard

estate projects. But Sidewalk Labs’ approach

sources
funds
in traditional
estate
includesoftwo
unique
aspects. real
The first
is an

projects.
Butequity
Sidewalk
Labs’ approach
includes
additional
investment
to increase
the
amount
of aspects.
below-market
housing
Quayside
two
unique
The first
is an at
additional
and Villiers
West from
the currently
mandated
equity
investment
to increase
the amount
of
20 percent to 40 percent. This affordable

below-market housing at Quayside and Villiers
housing investment totals $110 million for

Villiers
West site.
Quayside

real estate

The
is only
only feasible
feasibleififall
allparties
parties
TheQuayside
Quayside plan
plan is
recognizethat
thatthe
therisk
riskprofile
profileassociated
associatedwith
withforging
recognize
forging new development models and provnew
development models and prov- ing the

ing the effectiveness and financial viability of

effectiveness and financial viability of innovative
innovative solutions is fundamentally differ-

solutions
fundamentally
than the risk
ent than is
the
risk profile of different
a market-standard

profile
of This
a market-standard
This
project.
is precisely theproject.
obstacle
thatis precisely
limits
meaningful
innovation
in theinnovation
urban
the
obstacle
that limits
meaningful
in the

environment. Sidewalk Labs’ proposal offers a
urban
environment. Sidewalk Labs’ proposal offers a

roadmap for overcoming this obstacle, while
West
from and
the currently
mandated 20 percent to roadmap
Quayside
Villiers West.
for overcoming this obstacle, while ensuring
ensuring that the interests of Sidewalk Labs
40 percent. This affordable housing investment that the interests of Sidewalk Labs and the public
The second
is accepting
as partand
of its
equity
totals
$110 million
for Quayside
Villiers
commitment the above-standard costs
West.

and the public sector remain aligned as the

sector
remain
aligned as the project progresses.
project
progresses.

required to implement the innovation agenda
at Quayside and Villiers West, which may
reduce returns.
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First,
prepared to
to work
work with
with
First,Sidewalk
Sidewalk Labs
Labs is
is prepared

return to obtain the fair market value of the

The
Thethird
thirdscenario
scenarioused
usedto
toanalyze
analyze the
the value
value of

commercial space, included in Sidewalk Labs’

localpartners,
partners,lenders,
lenders,and
andother
othermarket
market
local

development (the residual).

of Quayside
would
“innovation”
sceQuayside
would
be be
an an
“innovation”
scenario,

proposed plan.

participants
finance
the
development
participants
totofinance
the
development
ofof

Quayside. Second, Sidewalk Labs is prepared

The
usedto
toanalyze
analyzethe
thevalue
value of
Thefirst
firstscenario
scenarioused

to bear the cost of the research and develop-

of Quayside
would
a “highest
best
Quayside
would
be be
a “highest
andand
best
use”

Quayside. Second, Sidewalk Labs is prepared
toment
bearembedded
the cost of in
the
research
and
the
Quayside
development
development
embedded
in the Quayside
program. Chapter
6 discusses
a range of

strategies Sidewalk
Labs
proposes
to mitigate
development
program.
Chapter
6 discusses
a
the risk
innovative
solutions
for proposes
the governrange
of of
strategies
Sidewalk
Labs
to
ments and Waterfront Toronto.

mitigate the risk of innovative solutions for the
governments
and
Waterfront
Under
detailed
the
Underterms
termsto
tobe
be
detailedininToronto.
the Implementation Agreements,
Sidewalk Sidewalk
Labs and Labs
a
Implementation
Agreements,
Sidewalk
Labs-led
consortium
of local
and
a Sidewalk
Labs-led
consortium
of devellocal
opment partners would be responsible for

development partners would be responsible for
funding (via debt, equity, and other sources,

funding
debt, equity,
and other sources,
such as(via
pre-sales)
the development
of Quaysuch
thetotal
development
of
side,as
at pre-sales)
an estimated
cost of approxi-

mately $2at
billion.
This totaltotal
costcost
reflects
Quayside,
an estimated
of the
costs
of total
the innovation
higher-than-market
approximately
$2 billion.
This
cost reflects
agenda, such as higher build costs to prove

the higher-than-market costs of the innovation
a new model of advanced timber construc-

agenda,
suchsoft
as costs
higherand
build
costs to prove a
tion; higher
contingencies
new
model ofinnovations
advanced timber
construction;
to integrate
like Shikkui
plaster

and digital
electricity
into a single building
higher
soft costs
and contingencies
to integrate
timeplaster
and obtain
the necdesign for the
innovations
likefirst
Shikkui
and digital

units
parking
and results
more in
residential
and
a diversity
of with
retailless
spaces.
It also

able in the current zoning.80 When crafting the

employ a
flexible
ground-floor
programand
with
housing,
use
tall timber
for all buildings,

Quayside plan, Sidewalk Labs made the deci-

zoning
and other
requirements,
as
20 percentsuch
affordable
Waterfront
Toronto’s

housing mandate.
This
would result
Waterfront
Toronto’s
20 scenario
percent affordable
in the highest
potential
land payment
housing
mandate.
This scenario
wouldto
result in

density to prioritize the innovation agenda

increased
and
retail space.
This
land valuecommunity
because the
additional
prototyp-

front Toronto’s sustainability and affordability

achieve
market return.
As previously
costs
andadecreased
revenue
potential noted,
would

goals, as well as decisions regarding building

primarily
consists
of condos,
withcondo
minimal
retail
buildassumes
the developer
delivers
that reflect
a unit-type
mix (more
studios
orings
commercial
space.
This scenario
assumes
and
one-bedrooms),
of buildings
finish, andthat
build
the
developer
deliverslevel
condo
cost that maximize its profit.

reflect a unit-type mix (more studios and
one-bedrooms),
level used
of
finish,
and build
The
to
the
value
used
toanalyze
analyze
thecost
value of
Thesecond
secondscenario
scenario
that
maximize
its
profit.
of Quayside
would
a “policy
proposal”
sce- in
Quayside
would
be be
a “policy
proposal”
scenario,
nario,ainreal
which
a real
estate developer
woulda project
which
estate
developer
would deliver
deliver a project that had additional require-

that had additional requirements from Waterfront
ments from Waterfront Toronto that reflect

Toronto
that reflect stated
the organization’s
stated objectives.
the organization’s
objectives. This

ings, moreuses,
community
uses,
and less
density
community
and less
density
to match
the vision in
to match the vision in the East Bayfront and

the East Bayfront and Keating Channel Precinct plans.
Keating Channel Precinct plans. This scenario

This
scenario
would
result in a
discounted
would
result in
a discounted
land
paymentland
to payment

a developer
could pay to
Waterfront
could
pay to Waterfront
Toronto
whileToronto
still achieving a
while still achieving a market return. For exam-

market return. For example, certain sustainability
ple, certain sustainability requirements lower

requirements
lower
the land value
by increasing
the land value
by increasing
construction

form, cultivating a mix of uses, and prioritizing

many of Sidewalk Labs’ innovations not reach-

community and retail space.

aing
market
return.
As previously
noted,
these
market
viability
until they are
deployed

higher-than-market
costs are due to many of
across a larger geography.

construction
costs
without arevenue
matching
revenue
costs without
a matching
offset
(suchoffset

revenue streams associated with a real estate

as passive
househouse
facades,
which which
are more
(such
as passive
facades,
are more

foregone
profit, represents
thethrough
investment
that Sidewalk
realized
foregone
million discount,

project, including rental income, unit and

expensivebut
butmay
maynot
notcommand
commandaasufficient
sufficientmarket
expensive

profit,
represents
the investment
that SideLabs
is making
at Quayside
to pilot the innovation

capital events.

market premium to cover the higher costs).

premium to cover the higher costs). Other requirements
Other requirements lower the land’s value by

lower
the land’s
value potential.
by reducing
revenue potential.
Forits
example,
reducing
its revenue

Approach to valuation and payment to

For
example,a dedicating
a higherof
percentage
dedicating
higher percentage
units to of units to

Waterfront Toronto.

below-market
housingwould
wouldlower
lowerthe
therevenue
reve- to a
below-market
housing

SidewalkLabs
Labsproposes
proposestotouse
usethe
thefollowing
following
Sidewalk

methodology to agree upon a purchase price
methodology
to agree upon a purchase price
with Waterfront Toronto for the Quayside

with Waterfront Toronto for the Quayside

nue to a developer
without changing
its cost
developer
without changing
its cost basis.
Similarly,
basis. Similarly, shifting residential square

shifting residential square footage to less profitable
footage to less profitable retail space, as is

properties. This methodology relies upon

retail
space,to
ascreate
is necessary
to create acommutrue mixed-use
necessary
a true mixed-use

identifying
valueaof“residual
that landland
under
three
scenariosthe
utilizing
value”

a developer.
This
valuation
approach
comdeveloper.
This
valuation
approach
is is
commonly
utilized

properties.
This
relies
uponthree
identifying
the methodology
value of that land
under
approach.
This approach
involves
estimating
scenarios
utilizing
a “residual
land value”

the expected revenues and costs of the projapproach.
This approach involves estimating
ect and then applying a standard developer

the expected revenues and costs of the project
and
then applying
a standard developer
Transaction
Economics

community,
would decrease
theofvalue
of the
nity, would decrease
the value
the land
to land to a

monly
utilized for of
the
disposition
publicly
for
the disposition
publicly
held of
land
— including by
held land — including by Waterfront Toronto in

Waterfront Toronto in its disposition of the West Don
its disposition of the West Don Lands.

Lands.
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Initial
Initialstudy
studysuggested
suggestedthat
thatengineering
engineering

constraintslimited
limitedtall
talltimber
timber
construction
Sidewalk Labs’ innovations not reach- ing
constraints
construction
to 30
After
aligning
on
these
three
valuations
with
After
aligning
on
these
three
valuations
with
to
30
storeys,
and
Sidewalk
Labs
created
a
market viability until they are deployed across a storeys, and Sidewalk Labs created a plan that
WaterfrontToronto
Torontoand
andreviewing
reviewingthem
themwith
with
plan that reflected that limitation. Over the
Waterfront
larger geography.
reflected that limitation. Over the past 18 months,
neutral,
third-party
market
experts,
Sidewalk
past 18 months, new work undertaken by
neutral, third-party market experts, Sidewalk
new
work undertaken
by Sidewalk
Labs’
Labs would propose to pay Waterfront Toronto
Sidewalk
Labs’ buildings
team in conjunction
Labs would propose to pay Waterfront Toronto
buildings
team
conjunction
with suggests
a team of tall
with a team
ofin
tall
timber experts
a price that reflects the second scenario —
athe
price
that
reflects
the
second
scenario
—
the
that, by
the time
Quayside
is developed,
“policy proposal” valuation — while agreetimber
experts
suggests
that,
by the timewood
“policy
proposal”
valuation
— while
agreeing to
ing to bear
the cost
to deliver
the program
buildings
of
up
to
35
storeys
may
be possible.
Quayside is developed, wood buildings
of up to
outlined
in the
scenario.outlined
This conIf Sidewalk Labs can increase the density in
bear
the cost
to“innovation”
deliver the program
in
35 storeys may be possible. If Sidewalk Labs can
struct
places the
innovation
and cost
on
Quayside without impeding the innovation
the
“innovation”
scenario.
Thisrisk
construct
places
increase
density
in Quayside
without
Labs
would seek
to increase
Sidewalk Labs while recognizing that Wateragenda,the
Sidewalk
the innovation risk and cost on Sidewalk Labs
impeding
the of
innovation
agenda,
Sidewalk
the amount
residential
space on
the siteLabs
front Toronto would receive some of the value
while
recognizing
that
Waterfront
Toronto
would
while seek
maintaining
the same
housingofmix,
for the land in a direct payment and some by
would
to increase
the amount
residential
receive
some
the value
for theit land
in aindirect
achieving
theof
policy
objectives
laid out
the space
including
the
40
percent
below-market
proon the site while maintaining the same
Quayside
RFP
and prior
precinctthe
planning.
gram, and staying within the existing zoning
payment
and
some
by achieving
policy
housing mix, including the 40 percent
envelope. In that scenario, the higher density
objectives it laid out in the Quayside RFP and
below-market
program,
and staying
within
InInitsits
internal
analysis,
Sidewalk
Labs
projects
that
the
the expected
value of
boththe
the
internal analysis, Sidewalk Labs projects
would increase
prior
precinct
planning.
difference
the value
of thethe
Quayside
lands
existing
envelope.
In described
that scenario,
the
secondzoning
and third
scenarios
above,
that thebetween
difference
between
value of
thein

would take the risks and receive the traditional

asset sales, developer fees, and income from

tall timber program designed to meet Water-

these higher-than-market costs are due to

further diminish a developer’s ability to achieve

the
second and
thirdinscenarios
is approximately
$115
Quayside
lands
the second
and third scemillion.
$115 million discount,
realizedThis
through
nariosThis
is approximately
$115 million.
$115

lower rents.

— namely, the implementation of an entirely

would
further
diminish
a developer’s
ability to
land
value
because
the additional
prototyping

Waterfront
Toronto and
a development
that
retail or commercial
space.
This scenario

requirementswould
woulddecrease
decreasethe
theprice
pricethat
thata developer
requirements

In taking responsibility
for delivering
this
residential
and commercial
uses, each
of which
program,
Sidewalk
Labs
and
its
local
partners
could contribute to lower condo prices and

sion to utilize less than the maximum available

scenario would result in further reductions to

primarily consists of condos, with minimal

the highest potential land payment to

commercial uses, each of which could contrib-

and more buildings that combine both

increased community and retail space. This

employ a flexible ground-floor program with

scenario
would
result in further
reductions
revenue
potentialto
ing costs
and decreased

toWaterfront
WaterfrontToronto
Torontobecause
becausethese
theseadditional
additional

risk,
as residential
units
with
less
parking
ute such
to lower
condo prices
and
lower
rents.

approximately 3.2 million square feet allow-

Waterfront Toronto and a development that

buildings that combine both residential and

a program with greater-than-standard revenue

foot program for Quayside is lower than the

housing,
use include
tall timber
all buildings,
and
project
would
40 for
percent
below-market

highest
returns
under the existing
ing zoning
andpossible
other requirements,
such as

commercialspace,
space,more
moresustainable
sustainablebuildings,
buildcommercial
more

greater-than-standard
risk, such as
spaces
flexible to enablerevenue
more community
uses

Sidewalk Labs’ proposed 2.65 million-square-

agenda
intoearlier
the valuation.
As detailed
inproject
ume 1 and
in this document,
this

the highest returns possible under the exist-

would deliver a project that generated the

make ground-floor spaces flexible to enable

and
extra
investment
to make
retail
spaces.
It also results
in ground-floor
a program with

A note on density.

agenda into the valuation. As detailed in Vol-

Volume
1 and earlier
in thisbelow-market
document, this
would include
40 percent

This
project
might
have
more
rental
housing,
more
rental
housing,
more
project
might
have
more

first
time
and obtainuses
the and
necessary
approvals;
more
community
a diversity
of

requirements of the proposed innovation

requirements of the proposed innovation

oper would deliver a project that generated

essary approvals; and extra investment to

electricity into a single building design for the
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use” scenario,
in which
real estate
develscenario,
in which
a realaestate
developer

nario,factors
which factors
the additional
costs and
which
the additional
costs and

walk Labs
is making
at Sidewalk
Quayside
to pilot
the
agenda
and the
reason for
Labs’
anticipation
innovation
agenda
and
the
reason
for
Sideof subpar returns for that initial phase of the project.
walk Labs’Sidewalk
anticipation
of subpar
returns for50
Specifically,
Labs projects
approximately
that
initial
phase
of
the
project.
Specifically,
percent of the $115 million would be used to fund the

projects
approximately
50
Sidewalk
additional
20Labs
percent
below-market
housing units,
percent of the $115 million would be used to
bringing the total below-market program in Quayside to
fund the additional 20 percent below-market
40 percent, since many of Sidewalk Labs’ proposed
housing units, bringing the total below-maraffordability innovations can only be realized at scale.
ket program in Quayside to 40 percent, since
The remaining 50 percent would fund a series of other
many of Sidewalk Labs’ proposed affordability
innovations, such as the flexible ground-floor stoa,
innovations can only be realized at scale. The
increased soft costs, and additional
remaining 50 percent would fund a series of
other innovations, such as the flexible groundfloor stoa, increased soft costs, and additional

enabling
a larger
payment
to Waterfront
higher
density
would
increase
the expected value
forsecond
the Quayside
lands,
pending
the
ofToronto
both the
and third
scenarios
described
larger transaction structure.

above, enabling a larger payment to Waterfront
Toronto
for
the Quayside
lands,
pending the
Scenario
analysis
and
management.
Scenario
analysis
andrisk
risk
management.
larger
transaction
The adjusted
landstructure.
price is designed to
The
adjusted
land
price
is designed to
account for factors limiting the profit potenaccount
forproject.
factors To
limiting
theWaterfront
profit potential
tial of the
protect

if Quayside’s
returns
are higher
thanif
ofToronto
the project.
To protect
Waterfront
Toronto
anticipated,
Sidewalk
proposes
Quayside’s
returns
areLabs
higher
than to pay

Waterfront Toronto an earnout — a share of

anticipated, Sidewalk Labs proposes to pay

upside value above an agreed-upon return

Waterfront
Toronto an earnout — a share of
threshold — from the Quayside proceeds.

upside
valueensure
abovethat
an agreed-upon
return if
This would
both parties benefit
Quayside—
asfrom
a stand-alone
project
exceeds
threshold
the Quayside
proceeds.
thatwould
threshold.
This
ensure that both parties benefit if

Quayside as a stand-alone project exceeds
that threshold.
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Villiers West real estate
By
Bysuccessfully
successfullyadvancing
advancingthe
theplan
plan for
for Quayside, Sidewalk
Labs would
earn the
right
Quayside,
Sidewalk
Labs would
earn
theto
right

development of the Villiers West urban
tolead
lead
development of the Villiers West urban
innovation campus, along with local develop-

innovation campus, along with local

ment partners, to serve as a major economic

development
partners,
to serve
asbroader
a major
catalyst for the
IDEA District
and

economic
catalyst for
IDEA
District
and
bythe
a new
Google
Canadian
Toronto, anchored
headquarters.
broader
Toronto, anchored by a new Google

Canadian headquarters.
Sidewalk
similar
SidewalkLabs’
Labs’ proposal
proposal envisions
envisions aa similar
approachtotothe
thetransaction
transactionfor
forVilliers
VilliersWest
Westas
approach
asQuayside,
for Quayside,
Sidewalk
Labs
and
for
withwith
Sidewalk
Labs
and
itsits
local
local partners bearing the development and

partners bearing the development and

innovation risk, and the City of Toronto and

the Google Canadian headquarters and the
city to better (1) achieve the “catalytic use that
would spawn and support regeneration efforts
and bring people to the Island in early stages
of its development” that is noted in the Port
Lands Planning Framework and (2) accelerate
the development of new commercial space
that the City recognizes is vital for a downtown core that currently has one of the lowest
commercial vacancy rates in the world. The
Google Canadian headquarters would also
help prove the viability of the broader eastern
commercial office market in Toronto, including

Sidewalk
SidewalkLabs
Labs has
has proposed
proposed financing
financing mech-

the proposed East Harbour development.

anisms for each
of the
categories
of
mechanisms
for each
ofthree
the three
categories

innovation
risk, and the City of Toronto and
PortsToronto providing the underlying land.

Land purchase price, along with the evolution

nomic projections
on concept
Sidewalk
Labs has based
developed
detailedplans for

negotiated with Waterfront Toronto and its

PortsToronto
providing
the underlying
Sidewalk Labs
has developed
detailedland.
eco-

Villiers West.
Under terms
toon
be concept
detailed plans
in the
economic
projections
based
Implementation Agreements, Sidewalk Labs

for Villiers West. Under terms to be detailed in
and its local partners would be responsible

Infrastructure finance

broader innovation campus would enable the

ofnecessary
necessaryproject
projectinfrastructure:
infrastructure:the
theLRT
LRT
extension, municipal infrastructure, and

extension, municipal infrastructure, and

of the proposed program, would be

advanced systems. In aggregate, Sidewalk

government stakeholders. Sidewalk Labs is
committed to compensating the City of
Toronto and PortsToronto fairly for the

advanced
systems.
In aggregate,
Sidewalk
Labs projects
an approximate
cost
of $5.4
More detail on Sidewalk
Labs’ optional role in
infrastructure finance
can be found in
Chapter 2, on Page 128.

Labs
projects
an these
approximate
cost of $5.4
billion
to deliver
three categories
of

infrastructure
the entire
District
billion
to deliverto
these
three IDEA
categories
of(fig-

ures include inflation to reflect the proposed
infrastructure
to the entire IDEA District

the
Agreements,
forImplementation
funding (through
equity, debt,Sidewalk
and other

acquisition of Villiers West, regardless of the

at an estimated
total cost
of approximately
responsible
for funding
(through
equity, debt,

value Sidewalk Labs would create as an

timeline
ofLabs
delivery).
Sidewalk
has
proposed that
Sidewalk
Labs
has proposed
that Waterfront
Waterfront

economic development catalyst.

Torontoand
andthe
thegovernments
governmentsleverage
leveragethe
the
Toronto

Labs
and its
partners would
be West,
sources)
thelocal
development
of Villiers

$1.9other
billion.
and
sources) the development of Villiers

West, at an estimated total cost of
Sidewalk
continue to
to work
work with
with its
its
SidewalkLabs
Labs would
would continue
approximately
$1.9
billion.
further
define
governmentcounterparties
counterparties
government
totofurther
define
the
the Villiers West project. Critically, Sidewalk
Villiers
West project. Critically, Sidewalk Labs

Labs believes the Google Canadian headquar-

believes the Google Canadian headquarters is

ters is fundamental to the accelerated viability

fundamental
to the
accelerated
viability
of a
of a commercial
office
market in
the proposed

commercial
market
in the
proposed
IDEA
IDEA Districtoffice
and the
broader
eastern
water-

form of the transaction, while reflecting the

timeline of delivery).

(figures include inflation to reflect the proposed

value created by the project itself to fund a

The proposed transaction would be governed
by detailed Implementation Agreements to be
developed once the MIDP has been approved,

value created by the project itself to fund a

included
a wayprovide
by which
Sidewalk
Labs’
capital
capital could
benefits
to the
proposed

agreements to fill a gap in the timing of avail-

either through front-ending agreements to fill a

difficult to finance through traditional markets.
The
in financThepotential
potentialrole
roleof
ofSidewalk
Sidewalk Labs
Labs in

the MIDP or even the Port Lands Planning

ing, as well
theas
overarching
funding
confinancing,
asaswell
the overarching
funding

Framework is economically viable. As such,

repaid at a fixed rate of return. The financing
$50
million for Segments 5 through 7 — to be

would be offered at market rates, to be negotiated — with a commitment from Sidewalk

negotiated
with a commitment
from
and other —
institutional
investors to
develop

transaction
structures
to reduce
the rate as
Sidewalk
Labs
to work with
government,

low as possible while still attracting the necespension
funds, and other institutional investors
sary financing.

rate
as
low as
possible
while
attracting
the
The
of this
offerstill
is offer
based
the
Thestructure
structure
of financing
this financing
isupon
based

throughgoals,
traditional
mobility
whichmarkets.
would otherwise be

proportion
ofiscommercial
space
proposed
economically
viable.
As such,in
Framework

$50 million
for Segments
through
7—
through
4 within
the IDEA 5District
and
uptotobe

innovative systems that address Waterfront

address
Waterfront
Toronto’s
sustainability
and
which would
otherwise
be difficult
to finance

in the MIDP or even the Port Lands Planning

to2 $50
million
for the
portions
of Segments
2
the
IDEA District
and up to
through
4 within

to develop transaction structures to reduce the

offering
financing
for innovative
systems
that
goals,
Toronto’s
sustainability
and mobility

proportion of commercial space proposed

offer up to $100 million of credit support — up

offer
up million
to $100
million
of creditofsupport
— up
to $50
for
the portions
Segments

able funds or through offering financing for

gap in the timing of available funds or through

Sidewalk Labs is not confident that the

LRT extension. Sidewalk Labs is prepared to

LRT extension. Sidewalk Labs is prepared to

would
bework
offered
market rates,pension
to be funds,
Labs to
withatgovernment,

infrastructure,
eithercategory
through of
front-ending
mechanism
for each
infrastructure,

ters, Sidewalk Labs is not confident that the
Without
the Google Canadian headquarters,

for the accelerated delivery of the waterfront
for
the accelerated delivery of the waterfront

has included a way by which Sidewalk Labs’

significant portion of this infrastructure, and has

transaction (such as land-lease versus sale,

front. Without
Google
Canadian
headquarDistrict
and thethe
broader
eastern
waterfront.

walk Labs
could
provide
financing
support
Sidewalk
Labs
could
provide
financing
support

repaid at a fixed rate of return. The financing

could
provide
benefitsfor
to each
the proposed
funding
mechanism
categoryfunding
of

the value of the land.

Through
Throughits
itsoptional
optionalLRT
LRT financing
financing role,
role, Side-

significant portion of this infrastructure, and

including the details regarding the form of the
profit-sharing, joint-venture, or otherwise) and

LRT financing

cept for each system, are included in this
concept for each system, are included in this
proposal as one potential option to enable

proposal as one potential option to enable

infrastructure development to proceed at

infrastructure
to proceed
at the
the pace anddevelopment
scope necessary
to deliver
pace
and
scope necessary
deliverplacing
on the
on the
project’s
objectives,to
without

undue burden
on the
City’s current
project’s
objectives,
without
placing budget.
undue

Sidewalk Labs recognizes that governments
burden
on the City’s current budget. Sidewalk

could choose to utilize alternative methods to

Labs recognizes that governments could
finance this infrastructure.

choose to utilize alternative methods to

necessary
financing.
use
of athe
tax-increment
financing approach
for a portion
upon
use
of a tax-increment
financing
forand
a portion
of thethe
extension
andof
ofapproach
the extension
would require
participation
participation
of one in
orfunding
would
require
one
or more
otherthe
public
authorities engaged
more
otherinfrastructure.
public authorities
in Labs’
and
financing
The sizeengaged
of Sidewalk
funding
andoffer
financing
credit
support
is basedinfrastructure.
on initial financialThe size
of Sidewalk
credit
modelling
of theLabs’
potential
TIF support
structure. offer
While is
this
based onmodelling
initial financial
ofthe
the
preliminary
would bemodelling
refined with
potentialofTIF
structure.
While this
assistance
public
finance experts
andpreliminary
lender

modelling would be refined with the assisfeedback, the analysis suggests that — if a TIF
tance of public finance experts and lender
approach is taken — the support offered would be
feedback, the analysis suggests that — if a
sufficient to provide the credit support necessary in
TIF approach is taken — the support offered
advance of the generation of incremental taxes.
would be sufficient to provide the credit support necessary in advance of the generation
of incremental taxes.

finance this infrastructure.
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IfIfgovernments
governmentschoose
choosetotopursue
pursueaawholly
wholly

InInits
Labs projects
projects that
that if
if
itsanalysis,
analysis, Sidewalk
Sidewalk Labs

Third parties would supply the remaining $1.2

Supplemental innovation investment.

different
method
funding
deliver
LRT
different
method
ofof
funding
to to
deliver
thethe
LRT

government,ininits
itssole
solediscretion,
discretion,elected
electedto
to
government,

billion needed to fund the advanced systems.

Sidewalk
Labs
is also
prepared
to make supSidewalk
Labs
is also
prepared
to make
plemental
innovation
investments,
currently
supplemental innovation investments, currently

butstill
stilldesire
desiretotoaccept
acceptthe
theoffer
offer
optional
but
ofof
optional
financing, Sidewalk Labs would seek to work

acceptitsitsoffer
offer
financing
(subject
terms
accept
ofoffinancing
(subject
toto
terms
to
to be agreed upon), a single Sidewalk Labs’

are less familiar to typical infrastructure

credit facility — in essence, a line of credit

financers, the systems may be more difficult

financing, Sidewalk Labs would seek to work

be agreed upon), a single Sidewalk Labs’ credit

with
ablegovernment
structure. to craft a mutually agreeable

facility
in essence,
a line of credit
with
with a—
maximum
outstanding
balance
—a
of

with government to craft a mutually agree-

structure.

Municipal infrastructure
financing

maximum
outstanding
balance
— of
approximately
$300 million
would
be sufficient
to provide the$300
necessary
begin
conapproximately
millionfunds
wouldtobe
sufficient
of each
phase of
municipal
infratostruction
provide the
necessary
funds
to begin

structure on an accelerated timeline, without

construction of each phase of municipal

having to delay until municipal infrastructure

to finance at reasonable rates.

Sidewalk
SidewalkLabs
Labs has
has created
created Sidewalk
Sidewalk Infrastructure Partners
(SIP)
— a company
uniquely
Infrastructure
Partners
(SIP)
— a company
focusedfocused
on technology-enabled
infrastrucuniquely
on technology-enabled
ture — to fill this gap and create a path for

infrastructure
an accelerated
timeline,
contributionson
have
been received
or having

infrastructure — to fill this gap and create a path

infrastructure
financing
role,
SidewalkLabs
Labs
infrastructure
financing
role,
Sidewalk

without
having
to delayfunds
until municipal
to allocate
additional
from the city

couldprovide
providefinancing
financingsupport
supporttoto“frontend”
“frontcould

or Waterfrontcontributions
Toronto’s budget.
infrastructure
have been received

amobility,
rapid pace
and achieves
goals
for
sustainability,
andambitious
other public
objec-

municipal infrastructure to bridge the gap

or having to allocate additional funds from the
Any
Anyoptional
optionalfinancing
financingfor
formunicipal
municipal infracity or Waterfront Toronto’s budget.
structure Sidewalk
Labs
arranges
would
infrastructure
Sidewalk
Labs
arranges
would

reduce certain
risks associated
with the new
objectives.
SIP would
work with potential

As
Aspart
partofofSidewalk
SidewalkLabs’
Labs’ optional
optional municipal
municipal

end” municipal infrastructure to bridge the
gap between when funds are needed to

between
when fundsand
are when
needed
to begin
begin construction
Waterfront

construction
and when
Waterfront
Toronto
Toronto realizes
the revenue
to pay
for it. This
front-ending
solution
onefor
way
solve the
realizes
the revenue
toispay
it. to
This
timing issue
creatediswhen
municipal
infrafrontending
solution
one way
to solve
the

structure contributions are used to pay for the

timing issue created when municipal

infrastructure needed to support the develop-

infrastructure
contributions
used towithout
pay for
ment that generates
thoseare
revenues,
the
infrastructure
to project
supportor
the
needing
to eitherneeded
delay the
require

the City to find
separate
sources
funds in its
development
that
generates
thoseofrevenues,
capitalneeding
budget to
that gap.
without
to bridge
either delay
the project or

require the City to find separate sources of
Sidewalk
SidewalkLabs
Labsestimates
estimatesthe
the total
total cost
costof
of this
this
funds
in its capital
budget
to bridge $2.3
that billion
gap.
infrastructure
to
be
approximately
infrastructure to be approximately $2.3 billion

carrya amarket
marketrate
rateofofreturn.
return.Sidewalk
SidewalkLabs
Labsis
carry
is committed to working with government,

committed to working with government, pension
develop
transaction
that
can reduce
can reduce
the ratestructures
as much as
possible
while
stillrate
attracting
the
necessary
the
as much
ascapital
possible
while stillto finance
the investment.
attracting
the capital necessary to finance the

investment.

estimated
to cost
million
for Quayside
estimated
to cost
$45 $45
million
for Quayside
and Villiers
and
Villiers
West,
to
render
certain
advanced
West, to render certain advanced systems
systems market-viable in their early phases.
market-viable in their early phases. According to
According to Sidewalk Labs’ initial financial
Sidewalk Labs’ initial financial modelling, these would
modelling, these would be needed for the
be needed for the advanced power grid and thermal
advanced power grid and thermal grid sysgrid systems to enable third-party financing and keep
tems to enable third-party financing and
end-user rates on par with business as usual rates.
keep end-user rates on par with business as
Sidewalk Labs believes that these initial deployments
usual rates. Sidewalk Labs believes that these
in Quayside and Villiers West would prove the
initial deployments in Quayside and Villiers
viability
of the systems
andviability
would not
at
West would
prove the
of be
therequired
systems

scale.
If a proposed
system requires
funding
that
and would
not
be required
at scale.
If a promaterially
exceeds
the anticipated
investment,
posed system
requires
funding
that materially
Sidewalk
work with
Waterfront Toronto
to
exceedsLabs
the would
anticipated
investment,
Sidewalk
bring
capital
identify alternative
Labsdown
would
workcosts
withorWaterfront
Toronto to
approaches
that
accomplish
objectives,
bring down
capital
coststhe
or project
identify
alternawithout
necessitatingthat
a greater
supplemental
tive approaches
accomplish
the project
objectives,
without necessitating a greater
innovation
investment.
supplemental innovation investment.

financing from lenders and equity financing from
The
TheSIP
SIP investment
investment and
and financing
financing package
packSIP for multiple advanced systems.
The
supplemental
innovation
are
age would
be offered
an option
foradvanced
the
The
supplemental
innovationinvestments
investments
are
would
be offered
as anas
option
for the
advanced
system
operator
and
described
in
funds
that
Sidewalk
Labs
is
willing
to
put
at
funds that Sidewalk Labs is willing to put at risk
system operator and described in the request
the request for proposals or other procurerisk in the first phase of the project to prove
for proposals or other procurement documents, in the first phase of the project to prove the
ment documents, eliminating the need for an
the effectiveness and commercial viability of
eliminating the need for an operator to provide effectiveness and commercial viability of its

Advanced systems
financing

operator to provide its own capital. The financ-

systems
(includes
advanced
a
advanced
power an
grid,
a thermalpower
grid, agrid,
waste
and development charges. (In total, developers thermal
management
system,
and a stormwater
mangrid, a waste
management
system,
and a
would receive a credit against the standard city
would pay the same amount of development
agement
system),
advanced
mobility
systems
stormwater management system), advanced
fees
and development
charges.
total,the
charges
for projects within
and (In
outside
(includes a freight management system,
mobility systems (includes a freight management
developers
would
pay the
amount
of
IDEA District
because
the same
municipal
infrastrucdynamic streets, district parking managesystem,
dynamic
streets,
district parking
ture
contribution
would
be
equal
to
a
credit
ment, and
mobility
subscription
package), and
development charges for projects within and

mobility
subscriptionnetwork.
package),
received
the developer
againstthe
standard
an advancedand
digital
communications
outside
thebyIDEA
District because
municipal management,
development charges.)
and an advanced digital communications network.
Sidewalk Labs estimates the total cost of
these systems to be approximately $2.7 billion
(including inflation). In Sidewalk Labs’ proposed
structure, approximately $1.5 billion of the
necessary funding would come from local and
municipal infrastructure contributions.
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erwise not participate. SIP could then structure

the
new systems
and
attractdebt
investors
whofrom
a transaction
that
bundles
financing

tors to develop transaction structures that

receive
a credit
against
the standard
city fees
and
for which
those
real estate
developers

standard development charges.)

systems and attract investors who might oth-

lenders to reduce certain risks associated with

tiple advanced
systems.
structure
a transaction
that bundles debt

sustainability and mobility objectives. These
supplied
through
infrastructure
tributions,
mademunicipal
by real estate
developers, and
objectives. These advanced systems include:
advanced
systems
include:
advanced
sustainability
for
which
those
real
estate
developers
would
advanced
sustainability
systems
(includes
an
contributions, made by real estate developers,

credit received by the developer against

tives. SIPsustainability,
would work with
lenders to
mobility,
andpotential
other public

might
otherwise
not financing
participate.
SIPSIP
could
then
lenders
and equity
from
for mul-

Sidewalk
SidewalkLabs’
Labs’offer
offerfor
foroptional
optionaladvanced
advancedsystems
inflation). In Sidewalk Labs’ proposed structure, financing
systemsproposes
financingaproposes
series of Systems
series ofaAdvanced
inflation). In Sidewalk Labs’ proposed structure,
a majority of the necessary funding would be
Advanced
Systems
that
are
critical
to achievthat are critical to achieving the project’s
a supplied
majority through
of the necessary
would be
municipalfunding
infrastructure
coning the project’s sustainability and mobility

infrastructure contribution would be equal to a

infrastructure delivery that both proceeds at

for
infrastructure
that
both proceeds
at
a rapid
pace anddelivery
achieves
ambitious
goals for

pension funds, and other institutional inves-

funds, and other institutional investors to

forthe
theentirety
entirety
theIDEA
IDEADistrict
District(including
(including
for
ofofthe
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itsing
own
capital.
The financing
would
would
therefore
enable the
besttherefore
potential

its approach. This investment has no direct

approach.
This
investment
direct
method of
return.
Rather, has
this no
type
of invest-

partners
respond,
ensuring
notto
only
worldenable
theto
best
potential
partners
respond,

method
ofpart
return.
Rather,
this type
ment is
of why
Sidewalk
Labsof
is seeking

class infrastructure
development,
but reducensuring
not only worldclass infrastructure

future performance
payments
if its
approach
investment
is part of why
Sidewalk
Labs
is

ing costs for the users of advanced systems.
achieves project milestones, including growth
development, but reduc- ing costs for the users seeking future performance payments if its
and performance targets, and the project
approach achieves project milestones,
of advanced systems.
proceeds to scale.

including growth and performance targets, and
the project proceeds to scale.

Sidewalk Labs would work with
governments and institutional
investors to reduce the cost of
optional infrastructure financing
as much as possible, while ensuring
sufficient funds are available.
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Additional Sidewalk Labs
investments

Third-party
real estate catalyzation

To
priority objecToachieve
achieve Waterfront
Waterfront Toronto’s
Toronto’s priority
tives for the
Sidewalk
Labs’Labs’
proposal
objectives
forproject,
the project,
Sidewalk

Sidewalk Labs’ internal analysis suggests
that beyond Quayside and Villiers West, the

also includes $165 million in additional Sidewalk

The
TheUrban
UrbanInnovation
InnovationInstitute
Instituteis
is proposed
proposed as an

Labs investments. $90 million of this funding

as an independent,
non-profit
organization,
independent,
non-profit
organization,
located

$29 billion in real estate investment, enabling

is for investments that have the potential to

located
the innovation
campus
Vilwithin
thewithin
innovation
campus on
VilliersonWest.

a diverse set of local developers to deliver

proposal also includes $165 million in additional
Sidewalk Labs investments. $90 million of this
funding
is the
for investments
that have
theof the
increase
overall economic
impact
potential
to increase
the overall
economic
project and
to generate
their own
returns.

These of
include
an investment
in an Ontarimpact
the project
and to generate
their own

the additional nearly 28 million square feet of
mixed-use development. Sidewalk Labs would

focal point for a new urban innovation cluster.

have no involvement in this additional vertical

their
And becauseinthe
most
thefuture
mostdevelopments.
successful innovations
their
future
successful
innovations
have the
proven
to be
developments.
Andwould
because
most
suc-

development.

cessful innovations
wouldwould
havebe
proven
be
financially
viable, government
able totoask

technologists, serving as a focal point for a new

Sidewalk Labs is prepared to make an invest-

institutions
in the design
envisions
thatwould
localcollaborate
academic institutions
would

ment of up to $80 million alongside partners,

and implementation
of the
Innovation of
collaborate
in the design
andUrban
implementation
Institute, which would serve as a centre for

Sidewalk
Labs is prepared
to make
and an investment
in a venture
fundan
that would
investment
of up
to $80 focused
million alongside
invest in local
startups
on urban innovation, towards
Sidewalk
is prepartners,
and an which
investment
in aLabs
venture
fund

pared to commit $10 million (side-by-side with

that would invest in local startups focused on

Villiers
West and
by Sidewalk
Labs would
enable third-party
Quayside
Villiers West
by Sidewalk
Labs
developers
to
adopt
the
most
successful
innovations
would enable third-party developers to adoptin

urbanists and technologists, serving as a

urban
innovation
cluster. Sidewalk
Labs
Sidewalk
Labs envisions
that local academic

Ontario-based tall timber factory, towards which

Core
to to
Sidewalk
Labs’
approach
to the to
project
is the
Core
Sidewalk
Labs’
approach
the projbelief
that
thebelief
innovations
piloted
at Quayside
and at
ect is
the
that the
innovations
piloted

liers West. The institute would bring together

The institute would bring together urbanists and

io-based tall timber factory, towards which

returns. These include an investment in an

IDEA District could generate an additional

the Urban Innovation Institute, which would serve
applied research, policy development, and

as a centre for applied research, policy
skills training.

development, and skills training.

financially
viable,
government
would behousing,
able to
more
of private
developers
— more affordable
ask
more
of
private
developers
—
more
affordmore community space, more sustainable buildings —
able housing,
more
community
space, more
without
asking those
developers
to compromise
their
sustainable
buildings
—
without
asking
those
bottom lines.

developers to compromise their bottom lines.

other institutional funding partners, including

urban innovation, towards which Sidewalk Labs
one or more local venture firms).

is prepared to commit $10 million (side-by-side
with
other institutional
funding
partners,
An additional
$75 million
in funding
would be,
or has already
purposes
that
including
one orbeen,
moreused
localfor
venture
firms).

do not have the potential to generate their own
returns. This includes the $65 million at-risk

Sidewalk Labs would enable
third-party developers
to adopt the most successful
innovations by demonstrating
their financial viability
and effectiveness at Quayside
and Villiers West.

investment Sidewalk Labs made to create
the MIDP (MIDP Investment reflected in CAD;
equivalent to stated commitment of USD $50
million), as well as a $10 million grant for a
proposed, cross-disciplinary Urban Innovation
Institute, to be located within the IDEA District.
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Fig. 3.4

Increase in City of Toronto
revenue streams through 2050

Public Sector Impact
Sidewalk Labs projects that the IDEA District, at scale,
would be home to more than 44,000 jobs, 27,000
more than the baseline scenario, and add $28 billion
annually to Canada’s GDP. These economic impacts are
discussed at length in the “Economic Development”
chapter of Volume 1.

Revenue Stream

Baseline Scenario

IDEA District

Improvement Over Baseline

City Property Taxes
(Cumulative)

$1.6 billion

$2.8 billion

+$1.2 billion (+75%)

Development Charges
(Cumulative)

$2.1 billion

$3.8 billion

+$1.7 billion (+81%)

Total Proceeds from
the Sale of Public Land

$0.9 billion

$2.4 billion

+$1.5 billion (+167%)

Total

$4.6 billion

$9.0 billion

+$4.4 billion (+96%)

Note: The above figures are adjusted for inflation.

Beyond these broader benefits, Sidewalk Labs
estimates that the proposed transaction, by 2050,
would produce $9 billion in city revenues through
three major public revenue streams generated from
the project: property taxes, city fees and development
charges, and proceeds from the sale of public land
within the IDEA District. Based on its internal analysis,
this is almost double what would be produced
in a baseline scenario.

Property tax generation

As
noted in
inChapter
Chapter2,2,Sidewalk
SidewalkLabs
Labs
As is
is noted
hypoth-

Property
District
Propertytax
taxproceeds
proceedsfrom
fromthe
theIDEA
IDEA District

ture could be used to assist in funding of the
structure
could be used to assist in funding of

between2025
2025and
and 2050 are
between
are expected
expectedto
tobe
be

the LRT. In the scenario that is modelled as

significantlyhigher
higherthan
thanthe
thebaseline
baseline due
due to
significantly
to the
the
acceleration of development timelines owing

acceleration of development timelines owing to
to Sidewalk Labs’ involvement in the develop-

tified the the
proceeds
for the
public
revenue
quantified
proceeds
for the
public
revenue
streamsininan
anIDEA
IDEA district
districtscenario
scenarioand
and a
streams

here,
a portion
of incremental
City
Toronto
erty tax
revenues
generated by
theof
project

and
the
greater
densityLabs’
proposed
for projects
the IDEA
IDEA
District.
Sidewalk
analysis

through that TIF structure. Sidewalk Labs’
would
be used to help fund the LRT extension

that property
taxLabs’
proceeds
to the
City would
District.
Sidewalk
analysis
projects
that

through that TIF structure. Sidewalk Labs’

$1.6 billion in the baseline scenario.

$1.6
billion in the baseline scenario.
The property tax figures are presented in total
through 2050. In 2050, the City would receive

proposal includes utilizing future incremental

property tax revenue to fund public transit, but

proposal
includes utilizing
future incremental
no other necessary
infrastructure.

property tax revenue to fund public transit, but
Provincial
propertyinfrastructure.
taxes.
no
other necessary
A
portion
of
property
taxes,
separate
from
the
A portion of property taxes,
separate
from
the

a baseline scenario. The baseline scenario

techcluster,
cluster,and
andthe
theincreased
increasedquality
qualityof
oflife
life
tech

$200 million in annual property tax revenues

Cityproperty
property
taxes
noted
earlier,isisallocated
allocatedto
City
taxes
noted
earlier,

for the IDEA District was developed by urban-

enabledthrough
throughSidewalk
SidewalkLabs’
Labs’ innovation
innovation
enabled

from the IDEA District, $70 million more than in

the Province for education funding. Property

the baseline scenario (a 55% increase).

taxes to the Province are projected to be

baseline scenario. The baseline scenario for

the
IDEA District was developed by urbanMetrics, Sidewalk Labs’ third-party economic
Metrics,
impact Sidewalk
consultingLabs’
firm,third-party
and basedeconomic
upon the
Portlands
Planning
Framework,
market
impact
consulting
firm,
and basedand
upon
the
participant
real estate
assumptions.
Portlands
Planning
Framework,
and market

participant
real
estatefor
assumptions.
Sidewalk Labs’
proposal
the IDEA District includes
Sidewalk Labs’ proposal for the IDEA District
32.8
million 32.8
square
feet ofsquare
development
an
includes
million
feet of(GFA),
developincrease
of
34
percent
above
a
baseline
scenario
of
ment (GFA), an increase of 34 percent above

24.4
million square
feet of
Sidewalkfeet
a baseline
scenario
ofdevelopment.
24.4 million square
Labs
has assumed that
its development
would
be
of development.
Sidewalk
Labs has
assumed

agenda. This acceleration would mean a faster

agenda. This acceleration would mean a faster
absorption rate, or the rate at which resi-

absorption
rate, or the rate at which residents
dents and tenants move to the development.

and
tenants
move
to the development.
Sidewalk
Sidewalk
Labs
projected
absorption rates
for
bothprojected
a traditional
market development
Labs
absorption
rates for bothand
a
for the IDEA
District
as proposed,
traditional
market
development
andutilizing
for the both
external analysis from Altus, a Toronto-

based
build
program
forfor
basedupon
uponthe
theproposed
proposed
build
program
theIDEA
IDEADistrict,
District,property
property
tax
calculations
the
tax
calculations
that
that use the prevailing market tax rates for

use the prevailing market tax rates for

external
analysis from Altus, a Toronto- based
its own internal analysis. The accelerated

other
real
estate
assumptions
fundamental
to
to the
IDEA
District,
such as rezoning,
rents,

global
real estate
firm,
andconstrucits own
absorption
wouldanalytics
mean that
more

compared
to the baseline
the
cre- of
creation
and acceleration
of the due
LRT,to
the
relocation
ation
and
acceleration
of
the
LRT,
the
relocathe Google Canadian headquarters

be achieved
faster
than
a traditional
market
would
mean that
more
construction
would
development, providing government with

as described
inuse
the preceding
section.
jected
proceeds
the same methodology
as

described in the preceding section.

parcel. While projected here through 2050,

are projected on a quarterly basis by parcel.

the proceeds from property tax would con-

proceeds from property tax would con- tinue
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jected
usescenario.
the sameThese
methodology
billion
inproceeds
the baseline
pro-

ceeds are
projectedrates.
on a quarterly
basis by
expected
absorption
These proceeds

faster
than a traditional market development,
time horizon.
total and over a shorter time horizon.

approximately $1.7 billion compared to $0.9

approximately
$1.7 billion
compared
topro$0.9
billion in the baseline
scenario.
These

the
IDEA
District,
such as rezoning,
rents,
and
and
expected
absorption
rates. These
pro-

While projected here through 2050, the

providing government with more proceeds in

erty taxes to the Province are projected to be

other real estate assumptions fundamental

proceed, and full occupancy would be achieved
more proceeds in total and over a shorter

to the Province for education funding. Prop-

commercial and residential use types, and

commercial and residential use types, and

based global real estate analytics firm, and

tion would
proceed,
full occupancy
would
internal
analysis.
Theand
accelerated
absorption
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The
taxtax
proceeds
areare
Theprojected
projectedproperty
property
proceeds

IDEA District as proposed, utilizing both

accelerated
that its development
compared to the
would
baseline
be accelerated
due to the

tion of the Google Canadian headquarters
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the Sidewalk Labs proposal included here, a

part
of the
Sidewalk Labs
included
portion
of incremental
Cityproposal
of Toronto
prop-

would betax
used
to help fund
the LRT
property
revenues
generated
byextension
the project

approximately $2.8 billion compared to just
within
withinVilliers
VilliersWest
West and
and creation
creation of
of an
an urban
urban

LRT. In the scenario that is modelled as part of

Sidewalk
Labs’ involvement in the development
ment and the greater density proposed for the

be approximately
$2.8to
billion
compared
property
tax proceeds
the City
would to
bejust

To
Toperform
performthis
thisanalysis
analysisSidewalk
Sidewalk Labs
Labs quan-

esizes that a tax-increment
financing
struchypothesizes
that a tax-increment
financing

tinue indefinitely.

indefinitely.
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The
isisbuilt
Thecity
cityfee
feeand
anddevelopment
developmentcharge
charge
builtusing

Cumulative property taxes
to the City of Toronto through 2050

City fee and development
charge generation
City
Cityfees
feesand
anddevelopment
developmentcharges
chargesare
arepaid
paidby

charges, public art contribution, education charges,

Year

by vertical
estate
developers
to the
vertical
real real
estate
developers
to the
CityCity
of

Fig. 3.5

Key

2018
2020
2022

Incremental city property tax

2024

squaremetre
metreofofnon-residential
non-residential
space.
These
square
space.
These

vices resulting from population and employ-

resulting
from population
and employment
ment growth.
Typical investments
related to
growth.
Typical include
investments
infrastructure
roads,related
parks, to
transit,

$1.6 billion baseline

third-party
developers
to reach market
bear
while still
enabling third-party
developers to

invest in
projects that
need
substantial
service
funding
challenges
for the
City
and Provincial

2034

fees and development charges in the City of

development
the City
of Toronto
and
Toronto and charges
SidewalkinLabs’
analysis
of what

services. Developers pay city fees and

construction,
whichwhen
has historically
presented
cial governments
they are seeking
to

$2.8 billion total

reflect both the historical escalation of city

both the historical escalation of city fees and

Sidewalk
Labs’
analysis
of what
market could
the market
could
bear while
stillthe
enabling

development
charges
atthe
theCity
startand
of vertical
funding challenges
for
Provin-

2032

charges are inflated over time at rates that
charges
are inflated over time at rates that reflect

other services.social
Developers
pay city fees
and
improvements,
infrastructure,
and other
construction, which has historically presented

2030

tribution, education charges, miscellaneous

miscellaneous
municipal
to arrive
at a fee for
municipal fees)
to arrivefees)
at a fee
for each

reinvest in infrastructure and other city services

development charges at the start of vertical

2028

city development charges, public art con-

each
residential
(specific
to unit
size),
residential
unit unit
(specific
to unit
size),
and and
per per

site improvements,
infrastructure,
infrastructure
includesocial
roads,
parks, transit,and
site

2026

a cost for each line item (including standard
each
line item (including standard city development

of Toronto.
then
uses
these
funds
Toronto.
TheThe
CityCity
then
uses
these
funds
to to
reinvest in infrastructure and other city ser-

Total market baseline property tax

a line-item
approach
which designates
ausing
line-item
approach
which designates
a cost for

rate returns on vertical development. In the
reach
market rate returns on vertical development.
transaction framework that Sidewalk Labs

In the transaction framework that Sidewalk Labs
modelled, approximately 50 percent of these

modelled,
approximately
50 percent
thesebe
city
city fees and
development
chargesof
would

improvements
to enable
vertical
developand to
development
charges
would be utilized to
utilized
fund IDEA District
infrastructure.
governments
when
they are
seeking
to invest in fees
ment. City fees and development charges are
fund IDEA District infrastructure.
projects that need substantial service
critical to the development of the IDEA District. City
Cityfees
feesand
anddevelopment
developmentcharges
chargesvary
varywhen
when
improvements
to enable
Absent a substantial
cityvertical
fee anddevelopment.
development comparing
comparing
thebaseline
baselinescenario
scenarioto
tothe
theproject
projthe
City
feescontribution,
and development
charges
are be
critical
charge
the project
would
ect
due
to
differences
in
density,
use-type
due to differences in density, use-type mix,mix,
and
financially
infeasible.
to the development of the IDEA District. Absent
and inflation (as a result of different timelines).
inflation (as a result of different timelines).
a substantial city fee and development charge
As
2 secAsisisdescribed
describedmore
morefully
fully in
in the
the Chapter
Chapter 2
contribution, the project would be financially
tion onon
optional
municipal
financing
on on
Page
section
optional
municipal
financing
Page
infeasible.
135,
Sidewalk
Labs
estimates
that
the
project
135, Sidewalk Labs estimates that the project

2036
2038
2040
2042
2044
2046
2048
2050

would generate approximately $3.8 billion in

would generate approximately $3.8 billion in city
0
$ billions

0.5

1.0

1.5

2.0

2.5

3.0

mate is $1.7 billion greater than the $2.1 billion

$1.7
billion
than the $2.1
billionininthe
city
in city
feesgreater
and development
charges
baseline
scenario. Sidewalk
Labs
fees
and development
charges
in developed
the baseline

Fig. 3.6

Total city fees and development
charges by district

these estimates
using
the
publishedthese
2020 city
scenario.
Sidewalk
Labs
developed
fee and development charge rates and the

estimates using the published 2020 city fee and
corresponding build plans and timelines for

development charge rates and the

the IDEA District and the baseline scenario.

District

Baseline Scenario

IDEA District

1

Quayside

$200 million

$200 million

2

Keating West

$300 million

$400 million

3

Keating East

$300 million

$400 million

4

Villiers West

$200 million

$200 million

5

Villiers East

$300 million

$500 million

6

Polson Quay

$100 million

$1,400 million

7

McCleary

$700 million

$700 million

Total

$2,100 million

$3,800 million

Ch—3

city fees and development charges. This esti-

fees and development charges. This estimate is
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corresponding build plans and timelines for the
IDEA District and the baseline scenario.

The project would generate
$1.2 billion more in property
taxes for the City of Toronto
over the baseline scenario.
168
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Land proceeds
generation
The
Thepublic
publicsector
sectorowns
ownsapproximately
approximately80
80
percentofofthe
theland
landininthe
theIDEA
IDEA District. While
While
percent
SidewalkLabs
Labs is
is not
not proposing
proposing to
to develop
develop any
Sidewalk
any

InIntotal,
total,Sidewalk
SidewalkLabs
Labsprojects
projectsthat
thatthe
thesale
saleof public
of public
lands
withinDistrict
the IDEA
District
could $2.4
lands
within
the IDEA
could
generate

generate $2.4 billion in proceeds, $1.5 bilbillion
in proceeds, $1.5 billion more than the $900
lion more than the $900 million in proceeds

million in proceeds generated in a market baseline
generated in a market baseline scenario.

Fig. 3.7

Sources and uses of $9 billion
in City of Toronto revenues

scenario.
Government
could
use
these proceeds
to
Government
could use
these
proceeds
to

fund
infrastructure
investments,
pay down
fundadditional
additional
infrastructure
investments,

IDEA District land beyond Quayside and Villiers

payupfront
down any
upfront
financing
debt,expenses,
fund
financing
debt,
fund other
or
IDEA District land beyond Quayside and Villiers any
West, its investment in those first two develother expenses, or achieve desired public
achieve desired public policy outcomes such as
West, its investment in those first two
opments and its carrying out the broader

developments
itswould
carrying
out the
broader
strategy in theand
MIDP
create
significant
value for
across
that
portfolio
of pubstrategy
inthe
theCity
MIDP
would
create
significant
lic lands
above
baseline
value
for the
Citythe
across
thatscenario.
portfolio of public

lands above the baseline scenario.
Sidewalk
spur value
value creation
creation
SidewalkLabs
Labs would
would also
also spur
throughits
itscommitment
commitment
upfront
infrastructhrough
toto
upfront
infrastructure
transit,
municipal
ture investment,
including
investment,
including
transit,
municipal
infrastructure, and advanced systems; the

infrastructure, and advanced systems; the

relocation of Google’s Canadian headquar-

relocation
of Google’s
Canadian headquarters;
ters; and the
other programmatic
investments
and
the other
programmatic
investments
detailed
throughout
the MIDP.
This value

creationthroughout
and acceleration
would
yield
greater
detailed
the MIDP.
This
value

policy outcomes such as increased afford-

increased affordable housing.
able housing.

27%

$2.4 billion
land proceeds

Use of City of
Toronto proceeds
InIntotal,
total,the
theproject
projectwould
wouldgenerate
generate96
96percent
percent proceeds
more proceeds
the
City overall
than
more
for thefor
City
overall
than the
the market
baseline
scenario,
increasing
market
baseline
scenario,
increasing

expected proceeds over the 30-year project

expected proceeds over the 30-year project

42%

$3.8 billion
total used to
fund project

42%

$3.8 billion
city fees and
development
charges

timeline from $4.6 billion to $9.0 billion.

In Sidewalk Labs’ proposed deal structure, in

proceeds to the public sector than the baseline

the scenario in which the public sector accepts

for development.

Sidewalk Labs’ offer of optional infrastructure

for its publicly
land
was calculated
publicly
owned owned
land was
calculated
assuming

58%

timeline from $4.6 billion to $9.0 billion.

line scenario when it sells publicly owned lands

The
development.
Thevalue
valuethat
thatgovernment
governmentcould
couldreceive
receivefor its

$2.8 billion
city property
tax revenues

$5.2 billion
total to city

the
baseproceeds
toacceleration
the public sector
creation
and
wouldthan
yield
greater

scenario when it sells publicly owned lands for

31%

Sources
Sourcesofofproceeds
proceeds

Uses
Usesof
ofproceeds
proceeds

financing for both the municipal infrastructure
and the LRT, $3.9 billion of the $9.0 billion total
proceeds would be dedicated to IDEA District

assuming
the(1)
following:
(1) The completion
the
following:
The completion
of the Don

infrastructure (including the repayment of

City fees and development charges in the

In addition, the project would also receive

of the Don Mouth Naturalization Project on

Mouth Naturalization Project on schedule,

Sidewalk Labs’ infrastructure financing) and

Sidewalk Labs scenario total $3.8 billion, com-

funding from a local infrastructure contribu-

schedule, which will open hundreds of hect-

$5.1 billion would be returned to government

pared with a market baseline scenario total

tion across all neighbourhoods in the IDEA Dis-

coffers. It is important to note that if the public

of $2.1 billion. This total includes the full IDEA

trict. This is a city fee and development charge

sector elects not take Sidewalk Labs’ offer of

District. In the Sidewalk Labs scenario, these

fee that is levied on vertical developers to

infrastructure financing it would still need to

city fees and development charges would

support the development of the IDEA District’s

fund enabling infrastructure.

be split between proceeds used to fund the

advanced systems. The total local infrastruc-

which
willdevelopment;
open hundreds
hectares
for
ares for
(2)of
The
IDEA District

development;
(2)
The IDEA
build
build program
matching
theDistrict
plan described
in Volume
1; and (3)the
All plan
third-party
vertical
program
matching
described
in real
estate developers
target
a market
return.
The
Volume
1; and (3) All
third-party
vertical
real
projected value also depends upon basic real

principal balance for the project’s municipal

ture contributions are approximately $300 mil-

In the chart on the opposite page, the $2.8

infrastructure and the remaining proceeds

lion and are 100 percent dedicated to investing

billion in property tax revenue represents

would go to the City of Toronto. Sidewalk Labs

in the project’s infrastructure systems. Ulti-

the total City portion of the property taxes

estimates that nearly 50 percent of these

mately, a vertical developer would pay market

in the IDEA District, excluding Keating East,

proceeds would be returned to the City with

rate city fees and development charges or the

for which incremental property tax revenues

approximately 50 percent invested in munici-

same total charges as they would if develop-

then replicated for the baseline scenario using

have already been pledged to other projects.

pal infrastructure.

ing outside of the IDEA District.

urbanMetrics baseline program and market

In comparison, a market baseline scenario

baseline fundamental real estate assumptions.

would expect $1.6 billion in property taxes for

The expected total land proceeds are $2.4

the City.

billion, which is 167 percent higher than the

estate developers target a market return. The
estate economics and delivery assumptions,

projected
value also
depends
upon basic real
such as building
costs,
rents, absorption,
estate
economics
andand
delivery
assumptions,
operating
expenses,
financing
costs.
such as building costs, rents, absorption,
For comparison
purposes,
this process
operating
expenses,
and financing
costs.was

$900 million in total land proceeds expected
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The scenario represented in the chart

in a market baseline scenario. In the Side-

includes using property tax revenue to fund

walk Labs scenario, a portion of these pro-

the Waterfront East LRT extension and the

ceeds would be needed to fund the principal

fixed return on Sidewalk Labs’ optional credit

balance for the project’s municipal infra-

facility, through a TIF structure, and with the

structure above what is covered by city fees

remaining proceeds directed to the City.

and development charges in the model and

The provincial portion of property taxes are

the fixed return on the optional municipal

neither utilized as part of the LRT financing

infrastructure financing. The City would retain

district, nor included in the chart.

all remaining land proceeds.
170
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Fig. 3.8

Fig. 3.9

Total net proceeds to the City of Toronto

Total net proceeds to the Province of Ontario

Proceeds to City of Toronto

Notes

Land Proceeds

Increased land proceeds

$1.7 billion

33%

City Fees and Development Charges

Portion of city fees and development
charges not necessary to fund the project;
42.9% of total city fees and development
charges

$1.6 billion

31%

Portion of total property taxes not used to
fund LRT TIF financing (excludes Keating
East, which is in a TIF zone)

$1.9 billion

Property Tax

Total

Total Proceeds to City of Toronto

Summary of City
of Toronto economics
InInthe
in which
which govtheSidewalk
Sidewalk Labs
Labs scenario,
scenario, in
ernment chooses
to to
utilize
thethe
optional
government
chooses
utilize
optional
infrastructure
financing
offers
from
Sidewalk
infrastructure
financing
offers
from
Sidewalk

$5.2 billion

Percent of
Proceeds

proceeds for the City of Toronto. After funding

proceeds
for the
Toronto.
After funding
project costs
of City
$3.8 of
billion,
$5.2 billion
would

project
costs of
billion, $5.2
billion
be returned
to $3.8
government
coffers,
as would
shown
in returned
the table to
above.
be
government coffers, as shown in

Notes

Property Tax

Provincial portion of total property taxes
(education tax rate) through 2050 (excludes
Keating East, which is in a TIF zone)

$1.7 billion

32%

Net Harmonized Sales Tax (HST)

HST net of provincial rebates

$3.7 billion

66%

Land Transfer Tax (LTT)

Includes provincial portion (50%)
of total LTT

$0.1 billion

2%

100%

$5.5 billion

100%

Additionally, the City would retain $1.6 billion
in excess city fees and development charges
after funding the IDEA District’s municipal
infrastructure. The City would also receive
$1.7 billion in increased land proceeds beyond
the funds needed to pay for IDEA District
infrastructure.

Total Proceeds to Province

Summary of
provincial economics

none of the provincial taxes are used to fund

In addition to the three revenue streams
available to fund the project, the City would
also receive $100 million in land transfer taxes

the provincial taxes are used to fund the

the project. The three types of tax revenue are

project.
three
types
of and
tax revenue
arebilshown The
in the
table
above
include $1.7

shown
the table
above
and
include
$1.7
lion in in
property
tax,
which
is 89
percent
more

the table above.
InInthe
themarket
marketbaseline
baselinescenario,
scenario,even
even if
if all
all nec-

transfer of real estate. The proceeds from

expected
in abillion
market
baseline tax
scenario.
The
than
the $0.9
in property
revenues

essary infrastructure
is paid
forfor
through
other
necessary
infrastructure
is paid
through

does Sidewalk assume any LTT proceeds are

would be only $4.6 billion, far less than even the

LTT are not included in the table above, nor
necessary to fund project infrastructure in its
proposed structure.

InIntotal,
total,including
includingproperty
propertytaxes,
taxes,net
netHST
HSTon
on
thevertical
vertical
development,
andLTT,
LTT, the
the $5.5
the
development,
and
billionininprovincial
provincialtaxes
taxesgenerated
generatedby
bythe
the
billion

Sidewalk Labs scenario would be 90 percent

than in
theproperty
$0.9 billion
property
revenues
billion
tax,inwhich
is 89tax
percent
more

be only $4.6 billion, far less than even the net

Percent of
Proceeds

Sidewalk Labs scenario would be 90 percent
The
TheSidewalk
SidewalkLabs
Labs model
model expects
expects the
the project
projectto
greater than the $2.9 billion in proceeds to
greater
than the
$2.9
billion
in proceeds
to the
to
generate
$5.5
billion
in
taxes
for
the
Provgenerate $5.5 billion in taxes for the Province of the Province
in a
market
baseline
scenario.
ince of Ontario.
Labs assumes
that
Province
a marketisbaseline
scenario.
The HSTin
projected
exclusively
for the The
verOntario.
SidewalkSidewalk
Labs assumes
that none
of

(LTT), which are taxes that are paid upon the

means,
the total
proceeds
generated
would
other
means,
the total
proceeds
generated

Total

35%

Labs, the project generates $9.0 billion in total

Labs, the project generates $9.0 billion in total

Proceeds to Province

ticalprojected
development
of the realfor
estate
within
HST
is exclusively
the vertical
the IDEA District.
development
of the real estate within the

IDEA District.

Sidewalk Labs scenario also includes $3.7

expected in a market baseline scenario. The
billion in harmonized sales tax (HST) net of

Sidewalk
scenario
also
includes
$3.7tax.
rebates, Labs
and $100
million
in land
transfer
billion in harmonized sales tax (HST) net of

rebates, and $100 million in land transfer tax.

proceeds remaining after infrastructure is

net
proceeds
after scenario.
infrastructure is
funded
in theremaining
Sidewalk Labs

funded in the Sidewalk Labs scenario.
InInthe
the City
City would
would
theSidewalk
Sidewalk Labs
Labs scenario,
scenario, the
receive$1.9
$1.9 billion in property
taxes (excludreceive
property taxes
ing Keating
East, as
previously
noted) after
(excluding
Keating
East,
as previously
noted)
funding the LRT and the fixed return on the

after funding the LRT and the fixed return on
optional credit support.

the optional credit support.
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development
developmentprojects,
projects,it itdoes
doesnot
notaccount
accountfor
for
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other
significant
investments
Sidewalk
other
significant
investments
SidewalkLabs
Labsis

Sidewalk Labs’ Returns

is making
in the
overall
project
the
provisionof
making
in the
overall
project
——
the
provision
of advisory services and technology products
advisory
services and technology products at
at cost, the cost of creating the MIDP (and the

toinnovation
develop the
plans), the
supplemental
investment
to make
the advanced

systems at
Quayside and
Villiers
West
commerinnovation
investment
to make
the
advanced
cially viable, and a series of economic develsystems
at Quayside and Villiers West

opment initiatives. Nor does the IRR account

commercially viable, and a series of economic
for added risk embedded in the innovation

its underwriting
the effect
of a pre-leasitsinto
underwriting
the effect
of a pre-leasing

The underwriting relies on the assumption that

ing agreement
with Alphabet
forof
part
the
agreement
with Alphabet
for part
theofoffice
office space. This would have positive finan-

space. This would have positive financial

cial effects for the development, including an

effects for the development, including an

increased ability to obtain construction debt

the provision of rapid transit. The market

increased
ability
to obtain
debt
for the office
element
as construction
well as making
thefor

risk of not achieving the underwritten rents

surrounding
office
more
attractive
the
office element
asspace
well as
making
the to

would be borne by Sidewalk Labs and its local

other tenants.
Due
to themore
additional
value
surrounding
office
space
attractive
tothat

on Quayside.
At Quayside, the build program has been
optimized to achieve Waterfront Toronto’s
objectives rather than financial returns, and

a Google tenancy would bring to the site, the

other tenants. Due to the additional value that a
underwriting reflects improved returns at

Google tenancy would bring to the site, the
Villiers West.

underwriting reflects improved returns at Villiers

The combined projected return for the two developments
The combined projected return for the two
West.
isdevelopments
projected to be inisline
with market
expectations,
projected
to be
in line withas
measured
by the projectedas
pre-tax
internalby
rate
ofproreturn
market expectations,
measured
the
and
based
on the preliminary
costing
analysis.
jected
pre-tax
internal rate
of return
andThe
based

enable Sidewalk to obtain market-level returns

internal
of return (IRR)
is a standard
used to
on therate
preliminary
costing
analysis.method
The interestimate
the
potential
profitability
of
an
investment—as
nal rate of return (IRR) is a standard method

even with the assumed rent and sales premia.

measured
by the projected
annual return
generated by
used to estimate
the potential
profitability

the proposed land purchase price would not

structure. These fees are based on Water-

infrastructure with advanced systems

front Toronto’s typical management fees of

infrastructure. These fees are based on

6 percent, with the additional 2 percent for

innovation agenda, which is structured around

the extra work required to coordinate with
Implementation
services
– –advanced
Implementation
services
advancedsystems
systems
advanced systems.
implementation:
further
described
implementation:
AsAsisisfurther
described
ononPage

Sidewalk
Labs
would
alsoalso
commit
to investing
in an
Sidewalk
Labs
would
commit
to investing
Ontario-based
tall timbertall
factory,
likely
undertaken
in an Ontario-based
timber
factory,
likelywith

may be able to achieve market-level returns.

Toronto stands to receive an earnout payment

infrastructure
advanced
systems infraadministrator
in with
integrating
municipal

ofadvanced
6 percent,systems.
with the additional 2 percent for

Waterfront Toronto’s priority outcomes.

AtAtVilliers
has incorporated
incorporated into
VilliersWest,
West, Sidewalk
Sidewalk has

significantly above underwriting, Waterfront

administrator
integratingthe
municipal
ofpublic
related
soft costs forinsupporting
public

account
forpriority
added outcomes.
risk embedded in the
Toronto’s
Non-real estate returns “at market.”

estate project at Quayside and Villiers West

partners. In the event the achieved values are

would receive a lower percentage (2 per-

development
initiatives.
Nor does
theWaterfront
IRR
Waterfront
Toronto’s
typical
management
fees
agenda, which
is structured
around
the extra work
required
to coordinate
with

Real estate returns.

for other properties in the area because of

Villiers West and thereafter, Sidewalk Labs

would
a lower
percentage
(2 percent)
cent)receive
of related
soft costs
for supporting
the

use its optional financing of infrastructure
infrastructure and in connection with several of its
and in connection with several of its projectproject-related investments. Specifically, Sidewalk
related investments. Specifically, Sidewalk
Labs would expect to negotiate market terms for any
Labs would expect to negotiate market terms
financing it extends, and would work with institutional
for any financing it extends, and would work
lenders and others to deliver the lowest cost of capital
with institutional lenders and others to deliver
possible.
the lowest cost of capital possible.

a premium on rents and sales values observed

by the public administrator in Quayside and

by the public administrator in Quayside and

underlying
and
development
involved
to developresearch
the plans),
the
supplemental

expects totohave
anmarket
opportunity
receive
opportunity
receive
returns to
if the
public
market
returns
if
the
public
sector
elects
to
sector elects to use its optional financing of

Sidewalk Labs’ residential units would obtain

ground infrastructure.
For work
managed
underground
infrastructure.
For work
managed

Villiers West and thereafter, Sidewalk Labs

Apart
from
estate
transaction
at
Apart
from
thethe
realreal
estate
transaction
at Quayside
Quayside
and Villiers
West,
Labs
and
Villiers West,
Sidewalk
LabsSidewalk
expects to
have an

Sidewalk Labs believes that the combined real

publicrealm,
realm,bridges,
bridges,and
andmunicipal
municipal underpublic

cost, the cost of creating the MIDP (and the

underlying research and development involved

While providing extraordinary value to the public
sector, the proposed transaction would also enable
Sidewalk Labs to have an opportunity to receive
a reasonable return for the holistic value it would
bring to the project. This return is best addressed
in its component parts.

preparation
ofof
drawings
and
forfor
preparation
drawings
andpermitting
permitting

the
invested in the project.
Whilebythis
IRR
is
ofequity
an investment—as
measured
the
projected annual
return
generated
the
equity
generally
comparable
to other
Torontoby
real
estate
invested in the project. While this IRR is generally comparable to other Toronto real estate

Page
108 of Chapter
in itsrelated
role related
to
108
of Chapter
2, in its2,role
to

development of real estate and advanced

development of real estate and advanced

systems, Sidewalk Labs would be compen-

systems, Sidewalk Labs would be compensated
sated directly by third-party operators for its

directly
third-party
operators
for itssystems
role as in
role asby
lead
developer
of advanced
Quayside
and Villiers
West. This
would
lead
developer
of advanced
systems
ininclude
reimbursement
for the
costs
to prepare
the
Quayside
and Villiers
West.
This
would include
preliminary designs, plans, and specifications

reimbursement for the costs to prepare the

issued with the procurement documents for

preliminary designs, plans, and specifications
certain systems, if required. Any applicable

issued
with the
procurement
documents
for in
preliminary
design
fees would
be identified
the procurement
documents
asapplicable
a lump-sum
certain
systems, if required.
Any

amount, and
payment
at thein
preliminary
design
fees would
would be
be due
identified
partners,
which with
wouldpartners,
have stand-alone
economics
undertaken
which would
haveand
time of construction notice to proceed.
the procurement documents as a lump-sum
the
same potential
upside andand
risks
assame
other potential
stand-alone
economics
the
investments
in risks
manufacturing.
Similarly, Sidewalk
Labs
upside and
as other investments
in manwould
also commit
to investing
in a Labs
venture
fund also
ufacturing.
Similarly,
Sidewalk
would

amount,
and payment
would bethird-party
due at the time
In
InQuayside
Quaysideand
andVilliers
Villiers West,
West, third-party
ofoperators
construction
notice
to
proceed.
would
alsopay
pay
SidewalkLabs
Labs an
operators
would
also
Sidewalk

commit
to investing
in a also
venture
advanced
system
development
feeapplied
appliedas
targeting
Canadian
startups,
likelyfund
to betargeting
undertaken advanced
system
development
fee
Canadian
also
likely
to be undertaken
as a percentage of project costs specified
with
partners,startups,
which would
have
stand-alone
economics
with
which
would
have
stand-alone
and
thepartners,
same potential
upside
and
risks
as typical
economics
the same potential upside and
venture
capital and
investing.
risks as typical venture capital investing.

a percentage of project costs specified

upfront in the procurement documents.

upfront in the procurement documents. This

This fee would vary based on the degree of

fee
would vary
on the degree
of Where
Sidewalk
Labsbased
participation
required.
the operator
responsiblerequired.
for a turnkey
Sidewalk
Labsisparticipation
Where

Sidewalk also expects to receive market-rate
fees for implementation services it would
provide to Waterfront Toronto and advanced
infrastructure operators.

design-build-operate
approach,
and where
the
operator is responsible
for a turnkey
Sidewalk Labs’ participation would be lim-

design-build-operate approach, and where

ited to coordination of design and delivery,

Sidewalk Labs’ participation would be limited
the advanced system development fee is

toexpected
coordination
ofindesign
andof
delivery,
theof
to be
the range
2 percent

Implementation services – municipal

system costs.
Where
Sidewalk Labs
advanced
system
development
fee isserves

infrastructure implementation: As is further

as program
manager
in a co-development
expected
to be
in the range
of 2 percent of

described on Page 135 of Chapter 2, in its role
related to innovation planning, design, and
implementation, Sidewalk Labs proposes to

role with the operator, the fee would be up to

system costs. Where Sidewalk Labs serves
7 percent of system costs, as negotiated

as program manager in a co-development

on a system-by-system basis. This includes

receive a flat market-rate percentage fee (8

role
the operator,
the feewould
wouldbebe
up to
thewith
dynamic
streets, which
oper-

percent of costs) to manage the design of

by the
Waterfront
Transportation
7 ated
percent
of system
costs,
as negotiated on a

municipal infrastructure it is responsible for

Management Association.
system-by-system
basis. This includes the

in Quayside and Villiers West, including the

dynamic streets, which would be operated by
the Waterfront Transportation Management
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InInlater
laterphases,
phases,when
when the
the public
public administrator
administrator

costs for functions undertaken by the public

assumesthe
thelead
leaddeveloper
developerrole
roleof
ofadvanced
advanced
assumes

administrator, directly or via contractors.

systems,the
theoperator
operatorwould
wouldsimilarly
similarly comsystems,

pensate the public administrator for its work,

The
TheImplementation
ImplementationAgreements
Agreementswould
wouldset
setout the

including preliminary design fees, as applica-

out the
fee schedule,
scope, perforexact
feeexact
schedule,
scope, performance

compensate the public administrator for its

work,
including
preliminary
design fees,
up to
ble, and
a program
management
fee ofas

applicable,
and
a program
fee of
7 percent of
system
costs.management
The public administrator
would negotiate
up
to 7 percent
of systemthese
costs.fees
Thedirectly
public
with operators.
administrator
would negotiate these fees

mance expectations,
and process
forand
review
expectations,
and process
for review
extension
and extension of the advisory services rela-

of the advisory services relationship. The

tionship. The Implementation Agreements

Implementation
Agreements
also include
would also include
provisionswould
for termina-

Sidewalk
Labs
proposes
to receive
performance
Sidewalk
Labs
proposes
to receive
perforpayments
to fairly compensate
company forthe
its role
to fairly the
compensate
mance payments

without direct return.

stage
gates.
and
stage
gates.

activityforfor
city, province,
and country
revenue
thethe
governments
that would
otherwiseand
go
substantial
revenue
for
the
governproducing
unrealized.
ments that would otherwise go unrealized.

without an expectation of a direct return.

not
be obligated
to contract
for
the entirety
of
be
obligated
to contract
for the
entirety
of these

These include Sidewalk Labs’ original MIDP
investment and its grant funding for the
Urban Innovation Institute.

these services
at the signing
of Implementaservices
at the signing
of Implementation

bringing in additional property tax reve-

bringing in additional property tax

nue to city and provincial coffers;

revenue to city and provincial coffers;

that do not exist today;

completion
of all precinct
plans,
ITMPs,
and ITMPs,
through
the completion
of all
precinct
plans,

of investments and commit resources

waterfront,
wherelittle
littleexists
existstoday,
today,
waterfront,
where

generating
billions Toronto’s
of dollars ofpriority
economic
activity for the
ing Waterfront
outcomes,

Non-real estate investments

Specifically,
Specifically,the
thepublic
publicadministrator
administratorwould
wouldnot

of commercial
activity
on eastern
the eastern
commercial
activity
on the

Thousands of units of affordable housing

generating
billions
of dollars
of economic
city,
province, and
country
and producing
substantial

Sidewalk is also prepared to make a series

The
Theadvancement
advancementofofaavibrant
vibrantcentre
centreof

incompany
accelerating
on the easterndevelopwaterfront
fordevelopment
its role in accelerating
and
advancing
Toronto’s priority
outcomes,
ment
on theWaterfront
eastern waterfront
and advanc-

provisions
for termination,
cancellation,
extension
or extension
throughor
the
tion, cancellation,

directly with operators.

built with sustainable economic models

Made-in-Canada
Made-in-Canadaand
andscaled-in-Canada
scaled-in-Canada
innovationsthat
thatreduce
reducethe
thecost
costof
of coninnovations

structing and operating buildings and
constructing
and operating buildings and
which, therefore, enable the City to ask

These payments would recognize the overall
risk and resulting upfront costs assumed by

which, therefore, enable the City to ask
more of private developers; and

more of private developers; and

tion Agreements. These services would only

Sidewalk Labs and would be conditioned on

Major reductions in greenhouse gas

be provided to the extent that Sidewalk Labs

Sidewalk Labs’ completion of all stage gates,

emissions, proving the value of scaling

Agreements. These services would only be

provided
theagreed-upon
extent that Sidewalk
Labs
achievestothe
project milestones.

which require it to achieve a series of growth

new sustainable infrastructure across

achieves
agreed-upon
project
Chapter the
7 provides
more detail
onmilestones.
proposed

and performance targets demonstrating the

the IDEA District and paving the way

stage gates.
Chapter
7 provides more detail on proposed

success of the overall project. These growth

to climate-positive development at a

stage gates.
Sidewalk
SidewalkLabs
Labswould
would provide
provide advisory
advisory services
ser-

and performance targets would be nego-

reasonable cost.

tiated for inclusion in the Implementation

Labs proposes to be paid back at cost, with no

vices entirely
cost,
no additional
entirely
at cost,atwith
nowith
additional
return.return.
This

Agreements and would reflect Sidewalk Labs

The
payment
isis
Theconcept
conceptofofaaperformance
performance
payment

profit margin. The proposed transaction con-

is
This structure
why Sidewalk
structure
is partisofpart
whyofSidewalk
Labs Labs
is

achieving the economic acceleration and

logicalfor
forthis
thisproject
projectnot
notonly
onlybecause
becauseofofits
logical

seeking performance payments if the project

public priorities sought in Waterfront Toronto’s

achieves its objectives, proceeds to scale, and

priority outcomes.

its uncertain
outcome
but because
Sidewalk
uncertain
outcome
but because
Sidewalk
Labs

This
Thiscategory
categoryalso
alsoincludes
includesits
itsprovision
provision of
of

advisory
advisoryservices
servicestotoWaterfront
WaterfrontToronto
Torontoand
andits
its provision
a limited
number
of technol- to
provision
of aof
limited
number
of technologies
ogies to the project. For both roles, Sidewalk
the
project. For both roles, Sidewalk Labs

proposes to be paid back at cost, with no profit
margin.
proposed transaction
constructs
structsThe
are discussed
in more detail
below.
are discussed in more detail below.
Advisory
Underits
itsinnovation
innovation
Advisoryservices:
services:Under

planning,design,
design,and
andimplementation
implementationrole,
role,
planning,
describedfully
fullyon
onPage
Page114
114 of
described
ofthis
thisvolume,
volume,
Sidewalk Labs proposes to provide techni-

Sidewalk Labs proposes to provide technical
cal advice, innovation planning, and project

advice, innovation planning, and project

management services to the public admin-

management
services
to Sidewalk
the publicLabs would
istrator. In this
capacity,
support the public
in devising
administrator.
In thisadministrator
capacity, Sidewalk
Labs
and implementing
a comprehensive
would
support the public
administratorinnovain

tion and development strategy, in areas where

devising and implementing a comprehensive

Sidewalk Labs can augment the public admin-

innovation and development strategy, in areas

istrator’s capacity or resources, or has special

where
Sidewalk
Labs can
augment
public
to the
expertise,
particularly
with
respectthe
technical specifications,
iteraadministrator’s
capacity ordeployment,
resources, or
has
tion, and
integration
of advanced
systems.to
special
expertise,
particularly
with respect

seeking performance payments if the project

achieves
objectives,
proceeds
to scale,
and
satisfies its
each
of the proposed
stage
gates.

response to feedback from a range of stake-

performance payment, in approximately

ways
that
limit its opportunity
for upside
upside
elsewhere.
These include
forgoing rev-

proposestotodevelop
developaalimited
limitednumber
numberof
ofkey
key
proposes

2028 — when Sidewalk Labs estimates it would

enue streams
notinclude
as directly
tied to
the public
elsewhere.
These
forgoing
revenue

achieve the project milestones associated

interestnot
or which
othertied
firms
seek in
streams
as directly
to would
the public

technologicalsolutions
solutionsfor
foradvancing
advancing Watertechnological

front Toronto’s priority outcomes (explained in

with its final stage gate — the project would

detail on Page 120 in the section on Sidewalk

have begun yielding significant results for

Waterfront Toronto’s priority outcomes

(explained
detail ontoPage
120 in the
section
Labs’ role in
in relation
technology
deploy-

Toronto, Ontario, and Canada and placing

proposal
limits the
amount
of real
estate
the
overall project;
seeks
no real
estate
interest

“purposeful solutions”
to thewould
publicprovide
adminisdeployment).
Sidewalk Labs

continued growth. This would result in gains

in the vast
majority
of the
District;
company
would
develop
to IDEA
two pieces
ofputs
the

well beyond what would be possible otherwise,

urban project;
data under
theno
control
of an indepenoverall
seeks
real estate
interest in

trator“purposeful
and management
entities
the IDEA
these
solutions”
to theinpublic
District at cost.

administrator and management entities in the
IDEA
District
at also
cost.
Sidewalk
Labs
also
proposes
that the
public
Sidewalk
Labs
proposes
that
the sector
public
receive
percent10
of percent
Sidewalk of
Labs’
profits from
sector10receive
Sidewalk
Labs’
certain
Sidewalk
Labs technologies
—
profits
from certain
Sidewalk Labs
technol-

including:
Tens of millions of square feet of develop-

entity;
makes
a number of constraining
special
tax subsidies.

the city’s balance sheet, decades ahead

unilateral commitments with regard to the

of schedule;

It also reflects theof
unusual
nature
of not
certain
commercialization
data; ofand
does
seek
Sidewalk would make in the
success
the project
with no
direct

dollars annually over approximately the first

the
the
time during
which the
theproject,
relevant
planning
deliverables
forrelevant
the IDEA

effectively
commercialized).
Overall,
the
approach
is structured
to ensure that
both Sidewalk
approach
structured
to ensure
that tech
both
Labs
and the is
public
sector profit
from certain

anchoring a new tech ecosystem

tor and reimbursed at cost on an annual or

submitted to the public administrator and

other periodic basis. The proposed reimburse-

reimbursed
at Sidewalk
cost on an
annual
or other
ment covers
Labs’
services,
not the
periodic basis. The proposed reimbursement
Transaction Economics
covers
Sidewalk Labs’ services, not the

the IDEA District. More specific profit-sharpart of the Implementation Agreements.
ing terms would be negotiated as part of the
Implementation Agreements.
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urban
data under theofcontrol
of an
independent
data; and
does
not seek
commercialization

ment in the pipeline, without burdening

Canadianheadquarters
headquarterson
onVilliers
VilliersIsland
Island
Canadian

and
public
sector
profit
District would
be completed.
These
expenses
Sidewalk
planning
deliverables
for the IDEA
District
would solutions
firstLabs
piloted
in the
the IDEA
District.
More
from certain tech solutions first piloted in
would
be submitted
the public
administrabe
completed.
These to
expenses
would
be
specific profit-sharing terms would be negotiated as

dent entity; makes a number of constraining

the vast majority of the IDEA District; puts

unilateral commitments with regard to the

of new
jobs,
new Google
ofsands
new jobs,
with
thewith
newthe
Google

annually
approximately
the first
15 which
years of
15 yearsover
of the
project, the time
during

proposal limits the amount of real estate the

normal
course
of develop
business.
Labs’
toSidewalk
two pieces
of the
company
would

a new frontier of the city on a trajectory for

solution
to deployment
a second customer
after
its initial
after
its initial
(i.e. when the
product
has
deployment
when the product
been
effectively (i.e.
commercialized).
Overall,has
the been

resources would be in the range of $3 million

the normal course of business. Sidewalk Labs’

interest or which other firms would seek in the

on
Sidewalk
Labs’Labs
rolewould
in relation
to technology
provide
these
ment).
Sidewalk

This
period
begintowith
the sale
of the
with
the
sale ofwould
the solution
a second
customer

would be in the range of $3 million dollars

toholders,
feedback
from that
a range
in
in ways
limitof
itsstake-holders,
opportunity for

By the time Sidewalk Labs earns its first

AAmajor
majoreconomic
economicengine
engineand
andthousands
thou-

tor and estimates
the total
value resources
of these
estimates
the total value
of these

Labs has structured the business model, in

has structured the business model, in response

satisfies each of the proposed stage gates.
Technology
Sidewalk Labs
Labs
Technologydeployment:
deployment:Sidewalk

the technical specifications, deployment,
Sidewalk
Testbed-Enabled
Technologies,Technologies,
as defined on Page
as
SidewalkLabs
Labsproposes
proposesto
todeliver
deliver these
these
ogies — Testbed-Enabled
iteration, and integration of advanced systems. 126 — for a 10-year period. This period would begin
defined
on
Page
126
—
for
a
10-year
period.
resources
at
cost
to
the
public
administraresources at cost to the public administrator and
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Proposed performance
payments

It also reflects the unusual nature of certain early investments

early investments Sidewalk would make in the

return,
including
its spending to develop this plan ($50 million USD,
special
tax subsidies.

success of the project with no direct return,

as seed funding for the project), to subsidize advance systems at

including
its spending
develop this
the
Quayside/ Villers
West scale to
to demonstrate
their plan
viability($50
while
seed
project), to
million USD,
as as
maintaining
business
usualfunding
user rates,for
withthe
a supplemental

anchoring a new tech ecosystem along-

subsidize
advance
at$45
the
Quayside/
innovation
investment
worthsystems
an estimated
million,
and the

side existing industries, such as film and

provision
advisory
services
and certain technology
products
VillersofWest
scale
to demonstrate
their
viability

alongside
industries,
such
as film
televisionexisting
production,
adjacent
to the
and
television
IDEA
District; production, adjacent to the
IDEA District;

entirely
cost.
whileatmaintaining
business as usual user rates,

with a supplemental innovation investment
worth an estimated $45 million, and the provision of advisory services and certain technology products entirely at cost.
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In short, this financial structure is designed

The
Theexact
exactterms
termsand
andmagnitude
magnitudeofofthe
the per-

to align the interests of Waterfront Toronto,

formance payments
would
bebe
determined
in in
performance
payments
would
determined

Sidewalk Labs, and the public; to compensate

futurenegotiations
negotiations
with
Waterfront
Torontoand
future
with
Waterfront
Toronto

Sidewalk Labs for serving as a catalyst for a
new approach to urban development; and to
account for the special challenges underlying

and its government stakeholders in advance

mance payments
could of
come
from economic
payment,
all or a portion
the performance

integrating next-generation systems that are

activity the
project
generates,
including
payments
could
come
from economic
activity

tional
payments
in 2032 and
2035,project
if it achieves
2032
and
2035, if it achieves
additional
additional
project
milestones.
To
earn
these
milestones. To earn these performance payments
performance
payments
Sidewalk
Labs must
Sidewalk
Labs must
meet growth
and performance
meet
growth
and
performance
targets
targets related to the acceleration of development and
related to the acceleration of development
the achievement of Waterfront Toronto’s priority
and the achievement of Waterfront Toronto’s
outcomes.
priority outcomes.
See Chapter 6 for a
detailed explanation
and estimated
timeline of proposed
stage gates.

Under
Underthis
thisconstruct,
construct,Sidewalk
SidewalkLabs
Labswould
would

1

Real Estate

In delivering Quayside and Villiers West, Sidewalk expects to receive revenue from the sources
traditionally associated with real estate projects: rental revenue, income from the sale of
condominiums, and income from the sale of individual buildings.

2

Technology
Deployment

The limited number of its own technology products that Sidewalk Labs deploys in the project would
be provided at cost.

increased land proceeds and other incremen-

the project generates, including increased land
tal revenues.

performance
payments.
Sidewalk
Labsreceive
would
performance
payments.
Sidewalk
Labs would
receive
an
initial
payment
in
2028
and
addian initial payment in 2028 and additional payments in

Description

approval
of the
the proposal
posal does
notproject.
dependAlthough
on a particular
source

timeline and complexities associated with

Proposed approach.

Role / Revenue
Opportunity

of approval of the project. Although the pro-

does
not depend
a particular
source
of
of payment,
all oron
a portion
of the
perfor-

Sidewalk
Labs
proposes
to betoeligible
for three
Sidewalk
Labs
proposes
be eligible
for three

Sidewalk Labs’ potential sources of revenue

its government stakeholders in advance of

the project, such as an extended repayment

new to Canada or the market.

Fig. 3.10

proceeds and other incremental revenues.

Summary of Sidewalk
Labs’ potential sources
of revenue

For technologies that Sidewalk Labs develops and deploys at scale in Toronto that meet the
testbed criteria described in Chapter 2, Sidewalk Labs proposes that the public sector would share
10 percent of the profits for ten years when that product is sold in other cities.
3

Advisory Services

Advisory services provided to Waterfront Toronto by Sidewalk Labs in its role as Innovation and
Funding Partner are proposed to be paid back, at cost, to Sidewalk Labs.

4

Implementation
Services
(Municipal
Infrastructure)

Sidewalk Labs proposes to receive a flat market-rate (8 percent) percentage fee of the related costs
to manage the design of municipal infrastructure it is responsible for in Quayside and Villiers West.

To
Toprovide
provideclarity
clarityand
andtransparency
transparencyregarding
regarding Sidewalk
Labs’
business
model
in Toronto,
Sidewalk
Labs’
business
model
in Toronto,
the
the following table identifies each potential

following table identifies each potential

Sidewalk Labs revenue stream related to

Sidewalk Labs revenue stream related to the
the project.

project.

onlybe
beeligible
eligibleto
toreceive
receiveeven
even the
the first
firstof
ofthe
the
only

For work managed by the public administrator in Quayside and Villiers West, and thereafter,
Sidewalk Labs would receive a lower percentage (2 percent) of related soft costs for supporting the
public administrator in integrating municipal infrastructure with advanced systems infrastructure.
These fees are based on Waterfront Toronto’s typical management fees of 6 percent, with the
additional 2 percent for the extra work required to coordinate with advanced systems.

threeperformance
performance
payments
after
completthree
payments
after
completing
ing all milestones related to its sixth and final

all milestones related to its sixth and final
stage gate.

stage gate.

5

Implementation
Services
(Advanced
Systems)

For work managed by the public administrator in Quayside and Villiers West, and thereafter, Sidewalk
Labs would receive a lower percentage (2 percent) of related soft costs for supporting the public
administrator in integrating municipal infrastructure with advanced systems infrastructure.

6

Venture Fund
Seed Funding

This investment, likely to be undertaken with partners, would have stand-alone economics
and the same potential upside and risks as typical venture investing.

7

Tall Timber Factory

This investment, likely to be undertaken with partners, would have stand-alone economics
and the same potential upside and risks as other investments in manufacturing.

8

Optional
LRT Financing

In the event government elects to utilize Sidewalk Labs’ optional LRT financing, Sidewalk Labs
would receive revenue that reflects a market return for the magnitude and risk associated with the
agreed-upon financing structure.

9

Optional Municipal
Infrastructure
Financing

In the event government elects to utilize Sidewalk Labs’ optional municipal infrastructure financing,
Sidewalk Labs would receive revenue that reflects a market return for the magnitude and risk
associated with the agreed-upon financing structure.

10

Optional Advanced
Systems Financing

In the event a Sidewalk Infrastructure Partners financing package was utilized to implement an
advanced infrastructure system, Sidewalk Infrastructure Partners (SIP) would receive revenues
related to the operation of that system, to provide SIP an opportunity to achieve a standard market
return associated with the financing of a project of such magnitude and risk.

11

Performance
Payment

In the event Sidewalk Labs satisfies the final stage gate and achieves the performance and growth
targets incorporated in the Implementation Agreements, Sidewalk Labs would receive performance
payments. These payments would compensate Sidewalk Labs for its overall catalyzation of
the acceleration of development within the IDEA District and advancing Waterfront Toronto’s
priority outcomes.

For
payment
inin2028,
Forthe
thefirst
firstperformance
performance
payment
2028,the
the development
acceleration
development
acceleration
targettarget
wouldwould
turn on
turn
on the of
delivery
of Google
the newCanadian
Google Canathe
delivery
the new
dian headquarters. For the second and third

headquarters. For the second and third

payments, in 2032 and 2035, respectively, the

payments,
in 2032
and 2035,
respectively,
the
development
acceleration
target
would turn

development
target
would
turnthe
on
on increasedacceleration
development
activity
within
IDEA District,
as measured
against
a baseline,
increased
development
activity
within
the
to beDistrict,
negotiated.
IDEA
as measured against a baseline,

to be negotiated.
AtAteach
eachof
ofthe
thethree
threedates,
dates,in
in order
orderto
toearn
earn the
the performance
payment,
Sidewalk
will
performance
payment,
Sidewalk
LabsLabs
will also
also to
have
to demonstrate
the success
have
demonstrate
the success
of its of its

innovation agenda, as demonstrated through

innovation agenda, as demonstrated through

progress against Waterfront Toronto’s priority

progress
against
Waterfront
Toronto’s
priority
outcomes.
In advance
of signing
Implementaoutcomes.
In advance
of signing
tion Agreements,
the parties
would negotiate

metrics and target
thresholds
tied
to each
Implementation
Agreements,
the
parties
would
priority outcome
— job
creation,
sustainability,
negotiate
metrics and
target
thresholds
tied to
mobility, affordability, and urban innovation —

each priority outcome — job creation,
for each performance payment.

sustainability, mobility, affordability, and urban
innovation — for each performance payment.
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Introduction
Waterfront Toronto’s objectives — first spelled out
in the RFP and later articulated as “MIDP targets” in its
Plan Development Agreement (PDA) with Sidewalk
Labs — define the core mission for this project.

Sidewalk Labs considered
what is achievable for
each priority outcome
in Quayside alone and
across a larger geography.
A summary of that
analysis is reflected in
the following five tables.

Relying on those objectives, as further refined in
the PDA, Waterfront Toronto devised evaluation
criteria for reviewing the MIDP centred on it achieving
five priority outcomes: job creation and economic
development; sustainability and climate-positive
development; housing affordability; new mobility;and
urban innovation (including robust data privacy
and digital governance).

Ch—4

Achieving Waterfront Toronto‘s Priority Outcomes
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183

Job creation and economic
development impacts
Goal: Catalyze economic growth for Toronto and
Canada and create a thriving urban innovation
cluster, including by bolstering Toronto’s innovation
ecosystem, providing opportunities for Canadian
firms to scale, and expanding jobs across the
socio-economic spectrum.

Proposed innovation or initiative

Topline impact: Catalyzing 93,000 total jobs,
$14 billion in annual economic output (GDP), and
$4.3 billion in annual tax revenue (2050 dollars) —
all delivered years faster than existing baseline plans.

8

Proposed innovation
or initiative
Impact
at IDEA
District
scale scale
Proposed
innovation
or initiative and the
Impact
at IDEA
District

1
2
3
4
5
6
Ch—4

Proposed Economic Anchors
The proposed economic anchors include a new
Google Canadian headquarters on Villiers Island
as part of an agreed-on transaction within the
IDEA District, and an applied research centre
called the Urban Innovation Institute.

Together, a new Google Canadian headquarters
and the Urban Innovation Institute (seeded with
$10 million by Sidewalk Labs) would form the
foundation of a 2.7 million square foot innovation
campus on Villiers Island, catalyzing an urban
innovation cluster.81

Venture Fund
Venture
Fund A new venture fund would

Sidewalk Labs’ $10 million initial seed investment
(coupled with commitments from other local
funding partners) would help startups and small
businesses scale and support the region’s capacity
to retain talent and intellectual property.82

A new venture fund would support early-stage
support early-stage local enterprises
local enterprises working in urban innovation-reworking
in urban innovation-related fields.
lated fields.

Sidewalk Works Jobs Program
The Sidewalk Works jobs program would bring
employers and educators together to identify
real-time needs; partner with educators and
trainers on skills development to meet demand;
and identify opportunities to further develop a
diverse and talented workforce.

9
10

Realized at a district scale and over time, the Sidewalk Works jobs program could support the development of an inclusive talent pipeline and foster a
culture of inclusion in the workplace.83

Community Benefits Commitments
Community benefits commitments are designed
to ensure more equitable access to employment
opportunities.

In alignment with the Waterfront Toronto Employment Initiative, at least 10 percent of newly created
jobs over time would be designated for low-income
youths, women, and Indigenous people.84

Mass-Timber Construction
Mass timber construction in an Ontario-based
factory would catalyze a new industry that taps
into Canada’s vast sustainable forests.

The creation of a local factory would support an
estimated 2,500 person-years of full-time employment over a 20-year period and catalyze an estimated 5.2 million total work hours for all factory-related trades.85

Library of Building Parts
A library of building parts created in a mass
timber factory would reduce costs related to
materials procurement, design, assembly, and
shipping efficiency; reduce waste; and reduce
regulatory approval timelines for developers.

7

11
12
13

A library of factory-made mass timber building
parts would accelerate construction by up to 35
percent and enhance project predictability — savings that could be applied towards below-market
housing. It could also help reduce project costs by
up to 20 percent.86

Achieving Waterfront Toronto‘s Priority Outcomes

SidewalkDigital
DigitalFabrication
Fabrication
Sidewalk
A digital coordination
A digital
coordination
called Sidewalk
system
called
Sidewalksystem
Digital Fabrication
would
Digital Fabrication would build on existing buildbuild on existing building information modelling
ing information modelling (BIM) tools to help
(BIM)
tools toevery
help part
coordinate
every part mass
of the
coordinate
of the proposed
proposed
masschain,
timberfrom
supply
from
the to
timber supply
thechain,
off-site
factory
on-site
assembly.
off-site factory to on-site assembly.
Adaptable“Loft”
“Loft”
Spaces
Adaptable
Spaces
Adaptable Loft spaces are
Adaptable
Loft
spaces
areplates
designed
with flexible
designed
with
flexible
floor
to accommodate
floor plates to accommodate residential, comresidential, commercial, and light manufacturing
mercial, and light manufacturing uses, enabling a
uses,
enabling a
true live-work community.
true live-work
community.

Impact at IDEA District scale
Use of this tool by the entire construction pipeline — developers, architects, contractors, landlords, and others — has the potential to create an
unprecedented degree of clarity across the entire
development ecosystem, enabling all parties to
reduce costs related to uncertainty.87

Broad development of Loft spaces could accommodate the full range of live-work needs and
respond nimbly as those needs change over
time, decreasing vacancy periods by 50 percent
compared to traditional spaces and attracting the
workers and companies necessary for an innovation cluster to thrive.88

Flexible Wall Systems
Flexible wall systems enable renovations to Loft
and residential spaces to occur much faster
than normal, reducing vacancies and helping the
neighbourhood adapt to market conditions.

These systems accelerate renovations through
features such as low-voltage digital power (which
travels over ethernet cables rather than electrical
wires) and mist-based sprinkler systems (which
are equally effective as traditional sprinklers but
need not be embedded in walls).89

Outcome-Based Building Code System
An outcome-based building code system could
monitor noise and other nuisances in real time to
help a mix of residential and non-residential uses
thrive while protecting public safety.

Realized throughout the IDEA District, an out-

“Stoa”Spaces
SpacesGround-floor “stoa” spaces are
“Stoa”
Ground-floor
“stoa” spaces
are designed
designed
to accommodate
a wide
range of to
uses

accommodate a wide range of uses beyond traditional retail, ensuring that the community has
community
a lively
mixrestaurants,
of shops and
a lively mixhas
of shops
and
commurestaurants,
spaces,
makerand
studios,
nity spaces,community
maker studios,
pop-ups,
small
businesses.
pop-ups, and small businesses.

beyond traditional retail, ensuring that the

Small Business Incubator
A small business incubator would be designed
to help those without access to capital open
up shop.

SeedSpace
SpaceA digital leasing platform called
Seed
A digital
leasing
platform
called
Seed Space
Seed
Space
would
help small
businesses
and
would help small businesses and other retailers
other retailers book a wide range of stoa sizes for
book a wide range of stoa sizes for short- or
shortor long-term
uses, making
easier
forbusilong-term
uses, making
it easieritfor
small
small
businesses
to establish
a retail
physical
retail
nesses
to establish
a physical
presence.

come-based building code system could unlock
new local economic opportunities by safely
enabling a broader mix of uses at both the building
and district scales, including production spaces
and small-scale industries.90
Sidewalk Labs estimates that the costs associated
with renovation, such as moving walls and electrical wiring, would decline by roughly 50 percent in
stoa compared to traditional ground-floor spaces
— making it easier for businesses of all sizes to
launch or expand.91

Sidewalk Labs plans to work with partners to help
launch this program and would reserve a portion of
stoa stalls for this incubator, enabling the cohort to
test ideas and sharpen business skills in a low-risk
environment.92
Seed Space services would make it possible for
landlords to take risks on more dynamic tenants
who might not be equipped or willing to sign up for
a five- or 10-year contract, and to reduce shortterm space vacancies and downtime between
leases.93

presence.
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Sustainability and
climate-positive development impacts
Goal: Create neighbourhoods with below-zero annual
greenhouse emissions and otherwise advance
sustainability, including through improved waste
management, environmentally friendly building
practices, and advanced stormwater management.

Proposed innovation or initiative

Topline impact: A sustainability vision that enables
the IDEA District to give back 0.69 annual tonnes of
clean energy per capita — becoming the largest
climate-positive district in North America and the
third-largest in the world.94

6
7

Smart Disposal
Smart
DisposalChain
Chain A smart disposal chain
A smart disposal chain would feature real-time
would
feature
real-time
to“payimprove
feedback
to improve
wastefeedback
sorting and
as-you-throw”
to reduce householdchutes
and
waste
sortingchutes
and “pay-as-you-throw”
business waste.

1

Low-energy buildings — inspired by the Passive
inspired by the Passive House movement — would
House movement — would feature highly insufeature highly insulated building envelopes, airtight
lated building envelopes, airtight exteriors, and
exteriors,
balanced
ventilation
systems
designed
balancedand
ventilation
systems
designed
to reduce
energy
needs
while
improving
interior comfort.
to
reduce
energy
needs
while improving
interior

2

comfort.
ActiveEnergy
EnergyManagement
ManagementTools
ToolsDigital active
Active

3

possible.

4
5
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Digital active
energy tools
management
tools called
energy
management
called “Schedulers”

“Schedulers” would optimize energy systems for
would optimize energy systems for residents,
residents, businesses, and building operators,
businesses,
and
buildingoperate
operators,
ensuring
that
ensuring that
buildings
in the
most effibuildings
in the most efficient way
cient wayoperate
possible.
Advanced Power Grid
An advanced power grid would use solar energy,
battery storage, and time-based energy pricing
to reduce reliance on the main Toronto Hydro
grid during periods of peak demand and make
an all-electric community affordable.
District Energy System
A district energy system called a thermal grid
would provide heating, cooling, and domestic hot
water by drawing on clean energy sources such
as geothermal (underground) energy, building
“waste” (or excess) heat, and wastewater heat.

Innovative Utility Bill
An innovative utility bill structure would enable
residents and businesses to set monthly budgets
for energy costs.

8

Low-energy building designs would reduce GHG
emissions by 0.96 annual tonnes per capita (or
15.2 percent) from the city’s current average. They
would also achieve the Toronto Green Standard
Tier 3 rating for energy efficiency and Tier 4 for
greenhouse gases.

9

Schedulers would enable low-energy building
designs to achieve their full potential and reduce
GHG emissions by 0.03 annual tonnes per capita
(or 0.5 percent) from the city’s current average.

10

The advanced power grid would reduce GHG
emissions 0.05 annual tonnes per capita (or 0.8
percent) from the city’s current average, while
maintaining comparable utility costs.

11

The thermal grid would reduce GHG emissions by
1.6 annual tonnes per capita (or 25.1 percent) from
the city’s current average. With support from the
city, this advanced infrastructure system could
also tap a vast reserve of clean energy from the
Ashbridges Bay Wastewater Treatment Plant,
removing 70,444 annual tonnes of CO2 per capita
from areas outside the IDEA District.

12

When combined with other strategies to enable
affordable electrification, such as Schedulers,
innovative bill structures enable customers to have
more predictable utility bills with much cleaner
energy consumption.

Achieving Waterfront Toronto‘s Priority Outcomes
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The smart disposal chain would reduce GHG
emissions by 1.08 annual tonnes per capita (or 17.1
percent) from the city’s current average. It would
also result in a landfill diversion rate of 80 percent.

to reduce household and business waste.

Pneumatic Tube System
A pneumatic tube system would separate waste
streams underground, reducing contamination
and centralizing trash hauling.

In addition to helping achieve the greater emissions
savings of the smart disposal chain, the pneumatic
tube system would remove truck traffic from local
streets. Further, it could reduce the need to truck
waste to a materials recovery facility for sorting,
which currently adds 28 percent to processing
costs.

Anaerobic Digestion Facility
An anaerobic digestion facility can convert
organic (food) waste into a clean energy source
called biogas.

In addition to helping achieve the savings of the
smart disposal chain, an anaerobic digestion
facility could achieve a carbon offset of 0.1 annual
tonnes per capita through the creation of biogas,
helping the district become climate positive.

Active Stormwater System
An active stormwater system would rely on green
infrastructure to capture water and on digital
sensors to empty storage containers in advance
of a storm.

The active
active stormwater
stormwatersystem
systemwould
wouldreduce
reduce
GHG
The
GHG

Proposedinnovation
innovation
initiative
atDistrict
IDEA District
Proposed
oror
initiative
and the ImpactImpact
at IDEA
scale scale
Low-EnergyBuildings
BuildingsLow-energy buildings —
Low-Energy

Impact at IDEA District scale

Electric Vehicles
A plan to encourage electric vehicles includes a
variety of strategies, such as deploying electric
ride-hail services, creating charging incentives,
and adopting electric self-driving vehicles.

emissions by 0.01 annual tonnes per capita (or 0.2
emissions
by 0.01 annual tonnes per capita (or 0.2

percent) from the city’s current average. It would
also achieve Toronto Green Standard Tier 3 for
achieve
Toronto
Greenand
Standard
Tier
3 for stormwater
stormwater
retention
reduce
stormwater
moving into municipal
systems
by 90moving
percent.
retention
and reduce
stormwater
into municipal

percent) from the city’s current average. It would also

systems by 90 percent.

When combined with public transit, walking,
cycling, and new mobility options, this electric vehicle plan would reduce transportation-related GHG
emissions by 1.86 tonnes per capita from the city’s
current average.95

Mass Timber
TimberAn emerging building material called mass
Mass

Mass timber traps 1 tonne of carbon dioxide in
every cubic metre of timber, storing carbon that
otherwise would have been released back into the
air through decomposition. The timber required
to build the whole IDEA District would remove the
equivalent of roughly 150,000 annual cars from
the road.96

ShikkuiPlaster
PlasterA sustainable material called Shikkui
Shikkui

The Shikkui system would result in a waste stream
that can be recycled as plant-beneficial fertilizer,
a far more sustainable alternative to the use of
drywall, which generates nearly 12 million tonnes of
debris every year.97

An emerging building material called mass timtimber
is just as strong and fire-resistant as steel or
ber is just as strong and fire-resistant as steel or
concrete yet far more sustainable.
concrete yet far more sustainable.

A sustainable material called Shikkui plaster
plaster
would provide fire protection equivalent to
would provide fire protection equivalent to drydrywall with a fraction of the waste.
wall with a fraction of the waste.
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Housing affordability impacts
Goal: Exceed Waterfront Toronto’s affordable housing
minimum requirement (20 percent) with minimal
reliance on public-sector funding — and create
sufficient purpose-built rental housing and market
ownership units to enable access to housing for all
income groups.

Topline impact: A vision for a 40 percent below-market housing program, with the potential to create
more than 13,600 below-market units, supported by
$1.4 billion in new private funding sources along with
additional government support.98

1
2
3
4
5

An ambitious below-market housing program
below-market housing program would feature 20
would feature 20 percent affordable housing
percent affordable housing units (a quarter of which
units (a quarter of which would go towards
would
towards “deep”
affordability
needs)midand 20
“deep”go
affordability
needs)
and 20 percent
dle-income
housing units.
percent
middle-income
housing units.

“Purpose-Built” Rentals
Half of the total proposed housing vision would
consist of “purpose-built” rentals that are critical
to improving long-term affordability.

“Shared Equity”
“Shared
Equity”Units
Units Middle-income housing
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pose-built rental for half of its housing program,
rental for half of its housing program, amounting to
amounting to roughly 1,300 units. If applied at
roughly 1,300 units. If applied at the full IDEA District with
the full IDEA District with additional government
additional
government
this program
has the
support, this
programsupport,
has the potential
to create
17,000 purpose-built
rentals
by 2048, improving
potential
to create 17,000
purpose-built
rentals by 2048,
long-termlong-term
affordability.
improving
affordability.
In
Sidewalk
Labs commits
to having
5 percentto
of all
units be shared
equity
InQuayside,
Quayside,
Sidewalk
Labs
commits
having
5

“Affordability
Design”
“Affordability
ByByDesign”
An “affordability by design”
An “affordability by design” approach reduces
approach reduces unit footprint while enhancing
unit footprint while enhancing efficiency, flexiefficiency, flexibility, and community to enable the
bility, and community to enable the creation of
creation
of more below-market
units
when compared
to
more below-market
units when
compared
to
traditionaldevelopment.
development.
traditional

In Quayside, affordability by design can generate
an estimated $37 million towards below-market
housing. If a 40 percent below-market vision is
applied at the scale of the IDEA District, it could
generate an estimated $475 million in value
towards below-market housing.

traditional mortgage down payment.

Factory-BasedConstruction
Construction
Factory-Based
Factory-based

Factory-based construction can accelerate
construction can accelerate project timelines and
project timelines and enhance cost certainty,
enhance cost certainty, enabling an increase in land
enabling an increase in land value, with such prevalue,
such premiums
directed towards
miumswith
directed
towards below-market
housing.

CondoResale
Resale Fee
Fee A condo resale fee of 1 percent
Condo

A condo resale fee of 1 percent would enable
would enable market ownership units to support
market ownership units to support rental ecorental economics, which would create an additional
nomics, which would create an additional source
source
of funding
for below-market
housing.
of funding
for below-market
housing.

9

In Quayside,
Quayside, Sidewalk
to purpose-built
purIn
Sidewalk Labs
Labs commits
commits to

units.
If this initiative
extended
the fullequity
IDEA District,
it could
increase
percent
of all isunits
beacross
shared
units.
If this

below-market housing.

6

In Quayside, Sidewalk Labs commits to achieving
this 40 percent below-market vision, which would
create roughly 1,000 below-market units. If applied
at the full IDEA District, with additional government
support, this vision has the potential to create
13,600 below-market units by 2048 (including 6,800
affordable housing units).

Middle-income housing options would include
options
would units
include
“shared
equity”
units
“shared equity”
designed
to help
households build to
value
in their
home without
highin
designed
help
households
build the
value
upfront cost of a traditional mortgage down
their home without the high upfront cost of a
payment.

7
8
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scale scale
Below-MarketHousing
HousingProgram
Program
Below-Market
An ambitious

Proposed innovation or initiative

10
11

initiative is extended across the full IDEA District,
middle-income households.
it could increase adoption of an alternative tenure
model that can increase affordability for middleincome households.

administeredby
The Waterfront
WaterfrontHousing
HousingTrust
Trust(not
(notadministered
The

Efficient and Ultra-Efficient Units
Efficient and ultra-efficient units of reduced size
would enable affordability while remaining livable
through thoughtful design features that make
the most of their space.

Efficientunits
unitsofofall
allsizes
sizes—
— up
four bedrooms
bedrooms—
— would
Efficient
up to
to four

Co-LivingUnits
UnitsCo-living units would feature
Co-Living

Integrationofofco-living
co-livingspaces
spaces
could
improve
Integration
could
improve
affordability

kitchens, to enhance community for a range of

for seniors, families, and others seeking a stronger sense

Co-living units would feature shared buildshared
building amenities, such as communal
ing amenities, such as communal kitchens, to

12
13

tested
and
refined
would
an estimated
and
refined
but
wouldbut
require
anrequire
estimated
6 million
6 million square feet to drive value. If a 40 percent
square feet to drive value. If a 40 percent below-market
below-market vision is applied at the scale of the
vision
appliedfactory-based
at the scale of construction
the IDEA District,
IDEAisDistrict,
could
factory-based
construction
could towards
generatebelow-mar$639 million in
generate $639
million in value
ket housing.
value
towards below-market housing.
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mented
would
not
yet drive
value.
If a 40
but
would but
not yet
drive
value.
If a 40
percent

percent below-market vision is applied at the scale
below-market
vision is applied at the scale of the IDEA
of the IDEA District, a condo resale fee could genDistrict, a condo resale fee could generate $321 million
erate $321 million in value towards below-market
inhousing.
value towards below-market housing.
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funding from a variety of sources for below-market
housing within the IDEA District, increasing the prethe
IDEA District,
increasing
the predictability
and
dictability
and certainty
of funding
for developers.

from a variety of sources for below-market housing within
certainty of funding for developers.

would create an affordable option for single-percreate
an affordable option for single-person households,

son households, families, seniors, and other groups
looking for high-quality downtown living with
downtown
living with access
to community
services,
access to community
services,
public spaces,
and public
neighbourhood
amenities. amenities.
spaces,
and neighbourhood

families, seniors, and other groups looking for high-quality

affordability while creating more communitywhile
creating more community-focused housing options

residents.

Family-Sized Units
Family-Sized
Units Family-sized units of at least

In Quayside,
Quayside, Sidewalk
to creating
creating40
40percent of
In
Sidewalk Labs
Labs commits
commits to

Family-sized units of at least two bedrooms or
two
bedrooms
or more
would
expand
housing
more
would expand
housing
options
for households of all
options
forsizes.
households of all sizes.

Care Collective
CollectiveA Care Collective would provide
Care

A Care Collective would provide community
community
space dedicated to enhancing health and
space dedicated to enhancing health and

well-being by co-locating the delivery of health care
well-being by co-locating the delivery of health

Civic Assembly
A Civic Assembly would provide neighbourhood
access to spaces for community programs,
civic engagement, and cultural events to bolster
community.

ElementarySchool
Schooland
andDaycare
DaycareCentre
Centre
Elementary
Plans for an
Plans for an elementary school and daycare cenelementary school and daycare centre would ensure
tre would ensure that downtown families have
that downtown families have access to basic education
access to basic education and childcare needs.

and childcare needs.

InInQuayside,
Quayside,aacondo
condoresale
resalefee
feewould
wouldbe
beimplemented
imple-

by Sidewalk Labs) could assemble and disburse
Sidewalk
Labs) could assemble and disburse funding

focused housing options for seniors, families, and
others seeking a stronger sense of community
of
community
from
downtown living.
from
downtown
living.

enhance community for a range of residents.

tive health programming.
programming.

Quayside,factory-based
factory-based
construction
would
be
In In
Quayside,
construction
would
be tested
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Waterfront Housing Trust
A proposed Waterfront Housing Trust would
“lock-box” new private funding sources —
including land value from factory-based
construction and the condo resale fee — for
below-market housing.

and
services
alongside
proactive
health
carecommunity
and community
services
alongside
proac-

adoption of an alternative tenure model that can increase affordability for

Impact at IDEA District scale

Toronto Public Library (TPL)
A proposed collaboration with the Toronto Public
Library (TPL) would explore ways to integrate the
library’s presence, resulting in potential pop-up
lending services or TPL-developed classes on
digital literacy.

percent of units at family size. If applied at the full
units
at family size. If applied at the full IDEA District, this
IDEA District, this approach could help make downtown living affordable and possible for families that
possible
for families
thatthe
might
might otherwise
leave
city.otherwise leave the city.

approach could help make downtown living affordable and

To support residents and ensure a complete
community, the Quayside plan sets aside a central space for the Care Collective, which would
be activated by local partners. If these partners
choose, the Care Collective could demonstrate a
forward-looking model that could extend throughout the IDEA District.99
To support residents and ensure a complete
community, the Quayside plan envisions the Civic
Assembly as a place to connect with neighbours,
access local services, and participate in community decisions. If extended across the IDEA District,
it could further enhance social interaction and
community engagement.100
To support residents and ensure a complete
community, the Quayside plan proposes to work
with the Toronto District School Board to plan for
an elementary school; a portion of the space could
also be allocated for a childcare facility. Beyond
Quayside, this approach would demonstrate the
viability of planning a neighbourhood with families
in mind from the start.101
While Sidewalk Labs has not yet proposed such collaborations beyond Quayside, the scale of the IDEA
District provides the opportunity to enable new
learning experiences for a broader population.102
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New mobility impacts
Goal: Reduce the cost and climate impact of transit
options while maintaining or increasing convenience
for travellers and goods-movement, including by
strengthening connections to the city’s public transit
network, relying more heavily on electric vehicles,
and leveraging the future potential benefits of
self-driving vehicles.

Topline impact: A safe, affordable, and fully accessible
mobility system in which 77 percent of all trips are
made by public transit, cycling, or walking; pedestrian
street space increases by 91 percent; and households
can save $4,000 a year in mobility costs.103

1

A light rail transit extension would connect resitransit
extension would connect residents to job hubs

dents to job hubs and draw workers and visitors
and draw workers and visitors to the waterfront from all
to the waterfront from all over the city.

over the city.

2
3
4
5
6
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Pedestrianand
andCycling
CyclingInfrastructure
Infrastructure
Pedestrian
A network of

A network of pedestrian and cycling infrastrucpedestrian
and cycling infrastructure features wider

ture features wider sidewalks, wider and heated
sidewalks, wider and heated bike lanes, and accessibility
bike lanes, and accessibility elements to encourelements
to encourage
walking
and cycling
and support
age walking
and cycling
and support
people
using wheelchairs
or other
devices.
people
using wheelchairs
or assistive
other assistive
devices.

alternatives to private car trips.

Integrated Mobility Subscription Package
An integrated mobility subscription package
would establish a new pricing model that enables
residents and workers to see all their trip choices
in real time and pay in one place.
“People-First” Street Types
“People-first” street types are designed for
different speeds and primary uses, including
Boulevards and Transitways for public transit
and vehicle traffic, Accessways for cyclists, and
Laneways for pedestrians.

Accessibility Initiatives
A wide set of accessibility initiatives would
include curbless street design, wider sidewalks,
heated pavement, wayfinding beacons, and
accessible ride-hail vehicles.

Impact at IDEA District scale

Freight“Logistics
“Logistics
Hub”
Freight
Hub”
A freight “logistics hub” would
A freight
“logistics hub”
would feature
a confeature
a consolidated
shipping
centre (housed
solidated shipping centre (housed alongside
alongside on-demand storage and a borrowing library)
on-demand storage and a borrowing library)
with
traffic
on
withunderground
undergrounddelivery,
delivery,reducing
reducingtruck
truck
traffic
local
streets
and and
improving
convenience.
on local
streets
improving
convenience.
Mobility Management
System
Mobility
Management
System A mobility

A mobility management system would use realmanagement
system
wouldtravel
use realtime
time information
to coordinate
modes,
traffic signals, and
infrastructure,
and to apply
information
tostreet
coordinate
travel modes,
traffic
pricing to curb and parking spaces — reducing
signals, and street infrastructure, and to apply
congestion and encouraging shared trips.

pricing to curb and parking spaces — reducing

At the full scale of the IDEA District, roughly 77 percent of all trips would occur by public transit. The
light rail could serve more than 72,900 riders and
make 36 percent of jobs accessible across Toronto
within 30 minutes — while demonstrating the viability of the self-financing approach.104

9
10

At the full scale of the IDEA District, more than 16
percent of all trips would occur by foot, bike, or
other low-speed vehicles. Cyclists would be able
to reach 100 percent of buildings on a dedicated
bike lane or cycling street, compared to roughly 15
percent in a typical downtown Toronto neighbour-

11

hood today.105
New Mobility
New
MobilityServices
Services New mobility services such
New mobility services such as ride-hail, bikeas
ride-hail,
electric
vehicle
car-share,
share,
electricbike-share,
vehicle car-share,
and
e-scooters
would
provide affordable
alternatives
to private
and
e-scooters
would provide
affordable
car trips.
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Proposedinnovation
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IDEA District
Proposed
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and the ImpactImpact
at IDEA
scale scale
Self-FinancingLight
LightRail
RailTransit
TransitExtension
Extension
Self-Financing
A light rail

Proposed innovation or initiative

With the arrival of self-driving technology, applied
at the full scale of the IDEA District and coordinated
with the city, roughly 7 percent of all trips would
occur by ride-hail options, reducing the need to
own a car.106

congestion and encouraging shared trips.

In Quayside alone, this system would reduce
truck trips into the neighbourhood by 72 percent,
along with reducing disruption to local roads and
surrounding areas — benefits that would increase
considerably at the full IDEA District scale.110

Such a system could coordinate the entire street
network to help achieve transportation goals
established by a public entity, such as prioritizing modes that carry the most people, striving
towards Vision Zero safety, reducing curbside
traffic, and providing cyclists with “green waves”
for faster and safer travel.111

DistrictParking
ParkingManagement
Management
System
District
System
A district parking

Such a system could dramatically reduce the need
for on-site garage or curbside parking, enabling
this space to be used for housing, parks, or other
uses and encouraging adoption of electric vehicles.

Dynamic Curbs
Dynamic curbs are flexible street spaces that
provide passenger loading zones during rush
hour and public spaces at off-peak times.

Dynamic curbs would have the capacity to process
six times as many curbside pick-ups and drop-offs
as a typical one-hour metered curb and would
greatly expand the diversity of uses that could be
supported in the public realm.

Adaptive Traffic
Adaptive
TrafficSignals
Signals Adaptive traffic signals

Adaptivetraffic
trafficsignals
signalscould
couldoptimize
optimize
their
sysAdaptive
their
systems

A district parking management system would
management
system would incorporate high-density
incorporate high-density on- and off-site parkon- and off-site parking, on-demand retrieval of
ing, on-demand retrieval of vehicles, and elecvehicles,
andcharging.
electric-vehicle charging.
tric-vehicle

Adaptive traffic signals have the ability to priorhave
the ability who
to prioritize
pedestrians
who
itize pedestrians
need more
time to cross
a street
or public
transit
vehicles
behind
more
time
to cross
a street
orrunning
public transit

need

tems across a wider area, enabling the mobility
across
a wider area, enabling the mobility management
management system to achieve its transportation
objectives.

system to achieve its transportation objectives.

schedule.

12

Adopting this package — which would include
access to public transit, bike-share, ride-hail, carshare, and other services — would save two-person households an estimated $4,000 a year if they
choose to go car-free.107

vehicles running behind schedule.
Modular
Pavement
Modular pavement consists of hexagonal pavers that
Modular
Pavement
can
be replaced
or repaired quickly,
dramatically
reducing the amount
of
Modular
pavement
consists
of hexagonal
pavers
time streets spend closed down for road or utility work and increasing the

that can be replaced or repaired quickly, dramatically reducing the amount of time streets spend
closed down for road or utility work and increasing the flexibility of street uses.

flexibility of street uses.

Over a 30-year period, modular pavement coupled
with open access channels would be 13 percent
less expensive per square metre than the standard waterfront streetscape in Toronto today by
reducing maintenance costs and accelerating
utility repair.112

These street types would serve as the foundation
for the suite of mobility options and innovations
proposed by Sidewalk Labs. At the full IDEA District
scale, this network would enable people to fulfill
all their daily needs within a 15-minute walk while
still ensuring that people can get where they need
to go.108
These initiatives would ensure that every street
meets or exceeds all the requirements of the
2005 Accessibility for Ontarians with Disabilities
Act (AODA), making it easier for everyone to get
around.109
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Urban innovation impacts
Goal: Tackle complex urban problems, from
traffic congestion to energy use, using emerging
physical and digital tools, incorporating a series
of requirements, such as making data open by
default to ensure equitable access by third parties,
avoiding vendor lock-in and ensuring competition,
and enhancing data security and privacy.

Topline impact: Catalyzing urban innovation through
the implementation of flexible physical conditions
and open digital conditions that together enable
third parties to create new solutions using urban
data in a responsible way.113

1
2

Standardized Physical Mounts
Standardized physical mounts connected to
power would reduce the cost of deploying digital
innovations, serving as an “urban USB port”
of sorts.

Deployed across the IDEA District, this advanced
connectivity would provide the foundation for
countless new services and solutions to emerge
within the urban innovation cluster. It would also
create momentum to deploy lower-cost SuperPON technology, improving the equitable growth of
key digital infrastructure.114

9

cut the amount of time it takes to install a device
amount of time it takes to install a device from 30 hours today
from 30 hours today to two hours, a 92 percent

to two hours, a 92 percent savings of time and cost, enabling a
savings of time and cost, enabling a wide array of

widethird
arrayparties
of thirdtoparties
deploy
urban innovations
deploytourban
innovations
and pre-and

3
4
5
6

Open, published standards would make properly
standards would make properly protected urban data
protected urban data accessible to the commuaccessible to the community in real time.
nity in real time.

Urban Data Trust
A proposed Urban Data Trust would build on
existing Canadian privacy laws to oversee the
review and approval of all digital innovations that
propose to use or collect urban data.
ResponsibleData
DataUse
Use Clear Responsible Data Use
Responsible
Clear Responsible Data Use Guidelines (such as
Guidelines (such as making de-identified or
making de-identified or non-personal data pubnon-personal data publicly accessible by default)
licly accessible by default) and a publicly transand
a publicly
trans- Data
parent
Responsible
Data
Use
parent
Responsible
Use
Assessment
would
help ensure responsible
innovation.
Assessment
would help ensure
responsible

innovation.

Security and
Security
andResiliency
Resiliency A best-in-class

A best-in-class approach to security and
approach
to security
and resiliency
resiliency would
be designed
to prevent would
disrup- be
tions, rapidly
them,
and rapidly
restoredetect
designed
to detect
prevent
disruptions,
rapidly
functionality.

them, and rapidly restore functionality.
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At the scale of the IDEA District, open standards
enable a broad range of third parties to build new
services or competitive alternatives to existing
ones, establishing a core condition for the urban
innovation cluster to thrive.115
Overthe
thelonger
longerterm,
term,
once
this
publicly-account- entity
Over
once
this
publicly-accountable
able
entity has
benefited
from
many
use cases it could
has
benefited
from
many use
cases
in Quayside,

in Quayside, it could have broader coverage —
enabling an urban innovation cluster to grow while
cluster
to grow
while protecting
inclusion,
privacy,
and the
protecting
inclusion,
privacy, and
the public
good.

have broader coverage — enabling an urban innovation

10
11

Impact at IDEA District scale

Open Access Channels
Open access channels located under removable
pavers allow for easy utility access and greater
flexibility to incorporate new systems as they are
developed over time.

In addition to facilitating utility access, open
access channels would provide communities with
greater flexibility to respond to changing needs,
enabling infrastructure transformations (such as
installing a new community garden) or new utility
systems (such as a new communications network
with higher performance capabilities) to be implemented faster and at a lower cost.117

Shared Programming Infrastructure
Shared programming infrastructure, such
as projectors and lighting options, would
enable communities to program open spaces
themselves.

In Quayside and across the greater geography of
the IDEA District, shared public realm infrastructure would empower the community to program
public spaces, democratizing placemaking.118

Outdoor-Comfort
System
Outdoor-Comfort
System
A proposed

In Quayside, this system would help to increase
comfortable hours by 35 percent. Applied throughout the IDEA District, this weather-mitigation
system has the potential to double the number of
hours it is comfortable to be outdoors each year
across key spaces, drawing more people outdoors,
together.119

A proposed outdoor-comfort system (featuroutdoor-comfort system (featuring Raincoats to
ing Raincoats to shelter sidewalks, Fanshells to
shelter sidewalks, Fanshells to cover open
cover open spaces, and Lanterns to block wind)
spaces,
and Lanterns
to blockthe
wind)
couldof time it
could dramatically
increase
amount
is comfortable
to be outside.
dramatically
increase
the amount of time it is

comfortable to be outside.

proposed
standardized
mount
system
The The
proposed
standardized
mount
system
couldcould
cut the

ventingvendor
vendorlock-in.
lock-in.
preventing
Open, Published
PublishedStandards
StandardsOpen, published
Open,

7
8

Proposedinnovation
innovation
initiative
atDistrict
IDEA District
Proposed
oror
initiative
and the ImpactImpact
at IDEA
scale scale
Ubiquitous Connectivity Internet Network
A ubiquitous connectivity internet network —
powered by a new Super-PON technology that
reaches faster speeds with less equipment —
could provide households and businesses with
a secure personal network across an entire
neighbourhood.

Proposed innovation or initiative

Real-Time Map
Map of
of Public
PublicRealm
RealmAssets
AssetsA real-time map
Real-Time

This map would serve as a single repository for
information about open spaces and related infrastructure, enabling open-space managers to run
operations software on top of it, improving maintenance, issue response, and proactive repairs. For
instance, a water pipe sensing system paired with
this map could ultimately save up to $200,000 a
year in preventing quotidian water leaks.120

Generative Design
A digital planning tool called “generative design”
could help planners identify opportunities
to achieve development objectives, such as
increased daylight, open space access, or density.

Such a tool could help ensure that the wide array of
developers, architects, and designers who would
be responsible for building out the IDEA District
over time would maintain flexibility and creativity
in developing new ideas, while at the same time
ensuring that their proposals achieve key public
interest objectives.121

A real-time map of public realm assets — includof public realm assets — including park benches and
ing park benches and landscaped gardens —
landscaped gardens — would enable proactive
would enable proactive maintenance and keep
maintenance
andcondition.
keep spaces in good condition.
spaces in good

public good.
Established
by by
an an
independent
entity
such
as the
Urban Data
Established
independent
entity
such
as the
Urban
Data
Trust, RDU
Guidelines
and AssessTrust,
RDU
Guidelines
and
Assessments
would help ensure
ments
help ensure
that urban
innovation
that
urbanwould
innovation
has a beneficial
purpose
— not falling
has a beneficial purpose — not falling into the trap
of being tech for tech’s sake — and that it remains
remains
publicly
accountable.
publicly
accountable.

into the trap of being tech for tech’s sake — and that it

This approach would ensure that urban innovations that use urban data or connectivity remain
protected from intentional actions, inadvertent
disruptions, or environmental events that could
disrupt digital services or infrastructure.116
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Implementation

Approval Process,
Transaction, and
Implementation
Timeline

Phase 1 Project
Delivery Timeline:
Quayside Plan
p202

p196

Phase 2 Project
Delivery Timeline:
Villiers West
Urban Innovation
Campus
p204

Waterfront
WaterfrontToronto
Torontoisiscurrently
currentlydeveloping
developingaa
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Approval Process,
Transaction, and
Implementation Timeline
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Key Term

Framework
Agreement
The Framework
Agreement,
entered

Agreement, entered

following
Sidewalk Labs’
following Sidewalk

designation
as Innovation
Labs’ designation
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consultation by Waterfront Toronto with
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by Waterfront
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of the
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evaluation
independent
experts
andrevision
the public.
expected toexternal
inform the
potential
of

Waterfront
Toronto’s
of directors,
and
expected
to inform
theboard
potential
revision of
the
the review of the MIDP by the governments.

draft MIDP, a final decision on approval by

Waterfront
Toronto’s
board
of directors,
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These actions
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review
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MIDPdetails
by theboth
governments.
draft MIDP,
a plan and a
path for implementation. It depends on a

The Framework Agreement was the first
step in aligning on shared values and goals
for the project and contemplated a series

In December 2018, Waterfront Toronto intro-

of core programmatic components, including

duced a series of goals and objectives as well

the establishment of the Urban Innovation

as a set of priority outcomes for the MIDP: job

Institute, a waterfront Canadian headquarters

creation and economic development; sus-

for Google, and more.

tainability and climate-positive development;
housing affordability; new mobility; and urban
innovation (including robust data privacy and

defined
the scope of its
the scope of its rela-

Toronto entered into a second phase agree-

digital governance).124

front Toronto
and
Waterfront
Toronto
and
their shared vision for
their
shared
vision
for
the
the MIDP.

MIDP.

ment — the Plan Development Agreement
(PDA) — which superseded the Framework

Waterfront
WaterfrontToronto
Torontodeveloped
developedthese
thesepriority
priorityoutcomes

Agreement and provided further detail on the

through
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the built
objectives
laid forth
outcomes
throughwhich
a process
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roles and responsibilities of both parties in

laid forth
in the RFP,
Waterfront
inthe
theobjectives
RFP, Waterfront
Toronto’s
own
corporate

the planning process and production of the

Toronto’s own
objectives,
and
key
objectives,
and corporate
key government
policy
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MIDP.123 The PDA included a detailed budget
for Sidewalk Labs’ $50 million commitment
and began to consider key themes that will

between
Sidewalk
aspects
thecases,
relationship
Toronto.
In of
some
Implementation
Agreements
Labs
and
Waterfront
Toronto.
In
some
may be required between Sidewalk Labs and cases,
other

Implementation Agreements may be required
parties, most notably the orders of government.
between Sidewalk Labs and other parties,
most notably the orders of government.
Implementing the MIDP would also require government action to

Implementing the MIDP would also require

establish the boundaries of the IDEA District and approve a

government action to establish the boundar-

policy framework and implementation timetable, potentially

ies of the IDEA District and approve a policy

through a CIP under Section 28 of the Planning Act, sufficient to

framework and implementation timetable,

ensure that reforms are considered by government and enacted
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time for their application
project.

series of approvals from Waterfront Toronto
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and the three orders of government.

reforms are considered by government

Approval of the MIDP
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On October 16, 2017, Sidewalk Labs and Waterfront
Toronto entered into a Framework Agreement that put
forth a set of basic terms and fundamental principles
to structure their working relationship.122 Sidewalk Labs
committed up to $50 million (USD) to fund the over
a year-long joint planning process and development
of the MIDP and committed to a robust public
consultation process to inform all proposals.
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Actions necessary for implementation

Ongoing project
development

Thisapproach
approachand
andother
othersolutions
solutionswould
would advance
This

Concurrent
with
process
to finalize
the
Concurrent
with
the the
process
to finalize
the
Implementation
Agreements,
Sidewalk
Labs
Implementation Agreements, Sidewalk Labs would

toapprovals
receive regulatory
approvals tall
(such
as permitting
(such as permitting
timber
above

would advance
work
in four
areas
in order
to
advance
work in four
areas
in order
to further
refine
further
refine
the
implementation
pathway
the implementation pathway for all plans and projects

proposed
Quayside,
Labs
orsolution
planning
solutionfor
proposed
forSidewalk
Quayside,

advance Sidewalk Labs’ plans for Quayside to
Sidewalk
Labs’ plans for Quayside to a point where
a point where there is sufficient information

there is sufficient information and proof of feasibility
and proof of feasibility to receive regulatory

Category

Actions

Approval of the MIDP by Waterfront Toronto

Waterfront Toronto Board of Directors vote to:

Approve a term sheet reflecting the MIDP as the innovation roadmap for
Waterfront Toronto’s revitalization strategies for Quayside and the proposed
project area.
Authorize management to complete detailed Implementation Agreements with
Sidewalk Labs, pursuant to the project and broad terms outlined in the MIDP and
subject to additional approvals by the Waterfront Toronto Board of Directors.
Recommend to governments the creation of the IDEA District.
Sidewalk Labs and Alphabet
Approval

Alphabet and Sidewalk Labs to approve final MIDP, per the PDA.

Implementation Agreements
Between Waterfront Toronto,
Sidewalk Labs, and Governments

Implementation Agreements to be drafted and executed as the governing
documents for all aspects of the transaction between Waterfront Toronto and
Sidewalk Labs.
Where necessary, Implementation Agreements to be drafted and executed
between Sidewalk Labs, Waterfront Toronto, and other governmental entities, as
warranted by specific programmatic initiatives.
Approval of the Implementation Agreements by the Waterfront Toronto
Board of Directors.

Enabling Actions by Government

Sidewalk Labs and Waterfront Toronto would
enter into Implementation Agreements that
would set forth, at a level of detail sufficient
to enable the implementation of the project
to commence, the terms for governance,
economics, roles and responsibilities, risk
management, performance requirements,
Ch—5
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Prepare for planning and development.

Fourth,Sidewalk
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Fourth,
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Planning and development approvals process
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the
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As noted in Chapter
2, Sidewalk Labs
would be proposing
adjustments to the
precinct plans for
Quayside (see table
on Page 92) and
Villiers West (see table
on Page 104).
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approvalwould
would
becoordinated
coordinatedthrough
through
the
public
be
the
public

undergonevarying
varyingdegrees
degreesof
of planning
planning efforts
efforts
undergone
todate.
date.As
As required
required in
to
in the
the Central
Central Waterfront
Waterfront
Secondary Plan, land use and infrastructure

Secondary Plan, land use and infrastructure
development on the Waterfront would be

development
onregulations
the Waterfront
be guided
guided by and
wouldwould
be estabby
and through
regulations
would be
established
lished
a precinct
planning
process.

To date,aprecinct
haveprocess.
been established
through
precinctplans
planning
To date,
for Quayside
combination
of two precinct
precinct
plans(ahave
been established
for
plans: The East Bayfront Precinct Plan and

Quayside (a combination of two precinct plans:
the Keating Channel Precinct Plan), Keating,

The
Bayfront
Precinct Plan
and the
andEast
Villiers
Island. Regulatory
controls
through
Keating
Precinct
Keating,
a ZoningChannel
Bylaw have
been Plan),
established
for and

Quayside
and Keating
West,
but notthrough
for Keating
Villiers
Island.
Regulatory
controls
a
East orBylaw
Villiershave
Island.
Zoning
been established for

Quayside and Keating West, but not for Keating
Future
FuturePrecinct
PrecinctPlans
Planswould
wouldbe
be required
required for
for
East
or
Villiers
Island.
McClearyand
andPolson
Polson Quay.
Quay. With
McCleary
Withregard
regardto
to
infrastructure
development,
Environmeninfrastructure
development,
Environmental

tal Assessment approvals are complete for

Assessment approvals are complete for

Quayside but additional assessments would

Quayside
butfor
additional
assessments would
be required
other areas.

be required for other areas.
Given
Giventhe
thevarying
varyinglevel
levelof
ofexisting
existing planning
planning

across
the
across
theIDEA
IDEADistrict
Districtand
and given
given the
the different
different proposed
for Sidewalk
within
proposed
roles roles
for Sidewalk
LabsLabs
within
those
those phases, the specific paths to project
phases,
the specific paths to project delivery

delivery would be slightly different. At Quay-

would be slightly different. At Quayside, the

side, the approvals process would be akin to a

approvals
process
would be
akin to aprocess
traditional
traditional
development
application
development
application
process
and
and would be
led by Sidewalk
Labs
aswould
verti- be
calby
developer.
zoning
and Environmental
led
SidewalkAs
Labs
as vertical
developer. As
Assessments for Quayside are already in place,
zoning
and Environmental Assessments for
the approval process would be based on mod-

Quayside are already in place, the approval
est modifications consistent with the MIDP

process
wouldinbea Quayside
based on Development
modest
and detailed
Plan
modifications
consistent
with
the MIDP
and
Application, which
would
address
land uses,

densities,
form, and
associatedPlan
requiredetailed
in abuilt
Quayside
Development
ments, and through a related Infrastructure
Application,
which would address land uses,

and Transportation Master Plan, which details

densities, built form, and associated

the horizontal infrastructure required to sup-

Infrastructure and Transportation Master Plan,
InInthe
River
while
Plans
thedetails
RiverDistrict,
District,
while Precinct
Precinct
Plans
which
the horizontal
infrastructure

havebeen
beenestablished
establishedfor
Keatingand
Vilhave
Keating
Villiers
required
to support andfor
service
theand
precinct.
liers Island,
no Zoning
Bylaw
or Community
Island,
no Zoning
Bylaw
or Community

Environmental Assessment approval

Planning Permit Bylaw has been adopted for

where
required.
All municipal
components
would
need to be approved

Keating
Villiers
Island.
McCleary
and
Polson East
Quay or
have
yet to
undergo
precinct

required. All municipal infrastructure

infrastructure
components
by Toronto’s City
Council. would need to
be approved by Toronto’s City Council.

All site remediation and preparatory work
would undergo Ministry of Environment
review and approval and would be the
responsibility of the vertical developers.
Implementation

The project will evolve
through negotiation
and ongoing public
consultation as
it advances to
government approval
and implementation.

requirements,
and the
through
a related
port and service
precinct.

administrator
and
wouldundergo
undergo Enviadministrator
and
would

ronmental Assessment approval where

Ch—5

Geographic
Districthave
have
Geographicareas
areas within
within the
the IDEA
IDEA District

Planning Permit Bylaw has been adopted for
Keating East or Villiers Island. McCleary and

Polson
Quay
have yetAs
toaundergo
precinct
planning
processes.
result, those
areas
would undergo
sequential
but overlapping
planning
processes.
As a result,
those areas
planning
processes
led bybut
theoverlapping
IDEA District
would
undergo
sequential
public administrator.

planning processes led by the IDEA District
public administrator.
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Phase 1 project delivery timeline:
Quayside Plan

Fig. 5.2

Quayside timeline
2019
2020
2021
2022
2023
2024
2025
2026
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4
Quayside
Quayside
Development Plan

SidewalkLabs,
Labs,
coordination
Waterfront
Sidewalk
inin
coordination
with with
Waterfront
Toronto,would
would
prepare
three
formal
docu-for
Toronto,
prepare
three
formal
documents
ments for Quayside:
Quayside:

the Development Plan Application,
the Infrastructure and Transportation
Master Plan (ITMP), and
a site remediation plan.
These
interrelated
workstreams,
necessary
to
facilitate
the implementation
ofall
the
project,
to facilitate the implementation of the project,

would be developed in parallel in order to

would be developed in parallel in order to final-

finalize
the build
for Quayside
and
to
ize the build
planplan
for Quayside
and to
prepare
prepare
thedevelopment.
site for development.
the site for

Uponexecution
execution
Implementation
Agree-a
Upon
of of
thethe
Implementation
Agreements,
ments,
a
formal
Development
Application
formal Development Application would be submitted to

would
submitted
to the
City
the
Citybe
of Toronto
in early
2020
andof
it Toronto
is expected that
in
early
2020
and
it
is
expected
that
zoning
zoning approvals would be in place by early
2022, with
approvals would be in place by early 2022, with
building permits for the first buildings issued prior to
building permits for the first buildings issued
year-end 2022. In the interim, in 2021, Sidewalk Labs
prior to year-end 2022. In the interim, in 2021,
anticipates that site preparation work on the initial
Sidewalk Labs anticipates that site preparaQuayside sites (likely Sites 1 and 2, per plans shown
tion work on the initial Quayside sites (likely
in Volume 1), would commence, in parallel with the
Sites 1 and 2, per plans shown in Volume 1),
pursuit of final zoning approvals.
would commence, in parallel with the pursuit
of final zoning approvals.

TheQuayside
QuaysidePlan
Plan
would
provide
the basis
The
would
provide
the basis
for allfor
all other
documents,
thewould
ITMPdetail
would
other
documents,
and theand
ITMP
all detail
all horizontal
infrastructure
suphorizontal
infrastructure
requiredrequired
to supporttoand
port and
the
proposed Working
development.
service
theservice
proposed
development.
with

Working with Waterfront Toronto, Sidewalk
Waterfront Toronto, Sidewalk Labs would identify all
Labs would identify all amendments or new
amendments or new Environmental Assessment
Environmental Assessment approvals required
approvals required and Waterfront Toronto would
and Waterfront Toronto would work with
work with appropriate public agencies to seek
appropriate public agencies to seek approval.
approval. The ITMP would also be used by Sidewalk
The ITMP would also be used by Sidewalk Labs
Labs to support a Draft Plan of Subdivision. It is
to support a Draft Plan of Subdivision. It is
expected that Environmental Assessment approvals
expected that Environmental Assessment
and
the Draftand
Planthe
of Subdivision
would be
approvals
Draft Plan approval
of Subdivision
complete
2022, be
commensurate
with
initial
approvalinwould
complete in
2022,
commendevelopment.
surate with initial development.
SidewalkLabs
Labs
would
responsible
for ensurSidewalk
would
be be
responsible
for ensuring
ing that
all Ministry
of Environment
guidelines
that
all Ministry
of Environment
guidelines
for site
for site remediation
met. A site plan
remediaremediation
are met. A are
site remediation
would
tion
plan
would
be
prepared
and
submitted
in
be prepared and submitted in early 2020. It is

early 2020. It is expected that preliminary site
expected that preliminary site work could begin as
work could begin as early as 2021, with anticiearly as 2021, with anticipation of excavation and
pation of excavation and construction in 2022.
construction in 2022.
Basedon
onthe
the
projected
timeline,
occuBased
projected
timeline,
initialinitial
occupancy
of the
pancy
of the
first building
Quayside
would with
first
building
in Quayside
wouldinoccur
in mid-2024,

occur
in mid-2024,
full occupancy
full
occupancy
across with
the entire
Quayside siteacross
achieved
the
entire
Quayside
site
achieved
by
the
close
by the close of 2026. The following timeline summarizes
of 2026. The following timeline summarizes the
the anticipated delivery schedule for Quayside.
anticipated delivery schedule for Quayside.
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Development Plan

Formal application submitted to city

Infrastructure
& Transportation
Master Plan

Finalized; EA areas identified

Site Remediation
Plan

Submitted to MOE

Municipal
Development
Approvals

City Council Approval of
Zoning, DPOS, & first SPA

Ongoing
SPA approvals

Submit
Development
Application
Preliminary
Staff Report
to City Council
Issues & Detail
Resolution
Formal Community
Meeting(s)
Final Staff
Recommendation
Report to Council
Statutory Meeting
at Council
City Council
Approval of
Zoning & DPOS
Ongoing Site Plan
Approval per Parcel
Environmental
Assessment Approvals

EA Approved

Site Remediation Record of Site
Condition

RSC Issued

Construction
Timelines & Building
Permits for QS1 & QS2
Construction Timeline
& Building Permits for
QS3, QS4, & QS5

Site Prep
& Excavation

Horizontal
First BP
Infrastructure
Site Prep
& Excavation

OCC
OCC
Starts Complete
Horizontal First BP
Infrastructure

OCC
OCC
Starts Complete

DPOS = Draft Plan of Subdivision; MOE = Ministry of Environment; EA = Environmental Assessment;
RSC = Record of Site Condition; BP = Building Permit; OCC = Occupancy; SPA = Site Plan Approval;
see Volume 1 for details on Quayside sites 1 through 5.
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Phase 2 project delivery timeline:
Villiers West
urban innovation campus

Fig. 5.3

Villiers West timeline
2021
2022
2023
2024
2025
2026
2027
2028
2029
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4
VILLIERS WEST
Villiers West
Development Plan

Sidewalk Labs proposes to create an urban
innovation campus at the western end of
Villiers Island as part of an overall economic

Sidewalk Labs would also prepare an ITMP

development strategy. The City’s MOU with

detailing all horizontal infrastructure required

Waterfront Toronto specifically contemplates

to support and service the proposed Villiers

circumstances, such as this one, where an

West development, including local roads and

economic development project justifies the

servicing. This plan would be coordinated

disposition of land outside the context of a

with the Infrastructure and Transportation

traditional request for proposal. Indeed, the

Framework Plan prepared for the entire River

MOU specifically notes that “some flexibility is

District. The ITMP would be used by Sidewalk

required,” for example, when “responding to a

Labs to support a Draft Plan of Subdivision,

business that is interested in looking to move

and in collaboration with Waterfront Toronto,

to or establish itself in Toronto.”

any necessary Environmental Assessment
approvals would be identified. It is expected

The Villiers
Villiers West
The
Westurban
urbaninnovation
innovationcampus
campus

that Environmental Assessment approvals

would provide an opportunity for a wide

and the Draft Plan of Subdivision approval

cross-section of researchers, designers,

would be complete by 2024, commensurate

would provide an opportunity for a wide

cross-section
of researchers, designers,
engineers, and producers to co-locate and
engineers,
producers
to co-locate that
and
collaborateand
on ideas
and technologies

with initial development. Sidewalk Labs would
also be responsible for ensuring that all Minis-

drive urbanon
innovation.
part of this procollaborate
ideas andAstechnologies
that

try of Environment guidelines for site remedi-

posal,urban
Sidewalk
Labs has
drive
innovation.
Asworked
part ofwith
this Alpha-

ation are met. The site remediation approval

bet to commit to establish a new Google

process would follow the municipal approval

Canadian headquarters that would serve as a

process and would be undertaken between

proposal, Sidewalk Labs has worked with

Alphabet
to commit to establish a new
major tenant and initial anchor for the cam-

Google
CanadianSidewalk
headquarters
that wouldto
pus. Accordingly,
Labs proposes
undertake
the vertical
role for
serve
as a major
tenantdevelopment
and initial anchor
for

2022 and 2024. Occupancy by Google, the
Urban Innovation Institute, and other tenants

Development Plan

Formal application submitted to city

Infrastructure
& Transportation
Master Plan

Finalized; EA areas identified

Site Remediation
Plan

Submitted to MOE

Municipal
Development
Approvals

City Council Approval of
Zoning, DPOS, & first SPA

Ongoing
SPA approvals

Submit
Development
Application
Preliminary
Staff Report
to City Council
Issues & Detail
Resolution
Formal Community
Meeting(s)
Final Staff
Recommendation
Report to Council
Statutory Meeting
at Council
City Council
Approval of
Zoning & DPOS
Ongoing Site Plan
Approval per Parcel
Environmental
Assessment Approvals

EA Approved

Site Remediation Record of Site
Condition

RSC Issued

Construction
Timelines &
Building Permits

Site Prep
& Excavation

Horizontal
Infrastructure

First BP

OCC
Starts

OCC
Complete

is anticipated by 2028.

thiscampus.
campus.Accordingly, Sidewalk Labs
the

DPOS = Draft Plan of Subdivision; MOE = Ministry of Environment; EA = Environmental Assessment;
RSC = Record of Site Condition; BP = Building Permit; OCC = Occupancy; SPA = Site Plan Approval

proposes to undertake the vertical
Sidewalk Labs
Sidewalk
Labswould
wouldprepare
prepareaaVilliers
VilliersWest
West
development
role
for
this
campus.
development plan, in parallel with the Quaydevelopment plan, in parallel with the Quayside
side development plan, with a formal devel-

development
plan, with a formal development
opment application submitted to the City

application
submitted
to the
of Toronto
of Toronto by
early 2022.
It is City
expected
that by early
zoningItapprovals
would
in place
by 2024would be
2022.
is expected
thatbe
zoning
approvals
permits
the first
building
with
building
in
place
by 2024
with for
building
permits
for (or
the first
buildings) by the start of 2025, consistent with

building (or buildings) by the start of 2025,

the timeline for completion of the Port Lands

consistent
with the timeline for completion of the
Flood Protection and Enabling Infrastructure
Port
Lands Flood Protection and Enabling
construction.
Infrastructure construction.
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Chapter 6

Stage Gates
and
Risk Mitigation

For
Forthe
thefinal
finalstage
stagegates,
gates,the
theproposed
proposedproject
proj-

Ch–6

milestones
include
key performance
targets.
ect milestones
include
key performance

Introduction

targets.
Thesequantitative
specific quantitative
targets
These
specific
targets would
track
would track Waterfront Toronto’s priority
Waterfront
Toronto’s priority outcomes and

outcomes and would be negotiated as part of

would be negotiated as part of the

the Implementation Agreements. By satisfying

project
elements,
project
elements,which
whichare
arenecessary
necessary conditions for Sidewalk
LabsLabs
to fulfill
its obligations.
conditions
for Sidewalk
to fulfill
its
After Waterfront
Toronto approves
MIDP
obligations.
After Waterfront
Torontothe
approves
as a basis for transaction, the parties would

the MIDP as a basis for transaction, the parties

endeavour to supplement and refine the stage

would endeavour to supplement and refine the

gates through negotiation, and to memorialize

Implementation
Agreements.
By satisfying
these stage
through negotiation,
and
to
these performance
targets (such
as reducthemgates
as contractual
terms in the
Implementa-

Sidewalk Labs proposes a phased implementation
approach and a series of risk mitigation strategies
that together seek to ensure that the project
advances incrementally, protects the public sector
and third parties, and has the greatest opportunity
for success. Most importantly, the overall transaction
is structured around a series of stage gates.

performance
targets
as reducing
ing greenhouse
gas(such
emissions
to a particular

tion Agreements.
memorialize
them as contractual terms in the

extent), Sidewalk
Labs would
greenhouse
gas emissions
to ademonstrate
particular

Implementation Agreements.

the effectiveness of its overall approach. In

extent), Sidewalk Labs would demonstrate the

Separate and apart from the stage gates

the event that Sidewalk Labs does not deliver,

described in the following table, Sidewalk

the public administrator would not apply the

Labs would not proceed with construction

effectiveness of its overall approach. In the

event
Sidewalk
Labsand
does
not deliver,
the
IDSGthat
beyond
Quayside
Villiers
West, where
public
administrator
would
not
the IDSG
Sidewalk
Labs would
serve
asapply
lead developer

on Quayside absent key government actions.
These include:

of real Quayside
estate andand
advanced
Morebeyond
Villiers systems.
West, where

Government
Governmentapproval
approvalofofIDEA
IDEA District
District

over, Sidewalk Labs would not earn a perforSidewalk
Labs would serve as lead developer of

boundaries,potentially
potentiallyas
asaaCommunity
Commuboundaries,

mance payment.

real estate and advanced systems. Moreover,

nity Improvement
Project
with an
Improvement
Project
Area, Area,
with an

Sidewalk
Labstable
would
not earn
aproposed
performance
The
reflects
the
Thefollowing
following
table
reflects
the
proposed

approved policy framework and imple-

approved policy framework and

payment.
milestonesthat
thatdefine
defineeach
eachstage
stagegate,
gate,the
the
milestones

mentation timeline

implementation timeline.

obligationsthat
that
SidewalkLabs
Labsmust
mustfulfill
fulfillto
to
obligations
Sidewalk

move beyond the stage gates, the obligations

A government commitment to advance

of Waterfront Toronto and its government

the LRT, which could proceed in phases

move beyond the stage gates, the obligations of
Waterfront Toronto and its government

stakeholders for Sidewalk Labs to proceed

sive project
stages,
than receiving
project
stages,
ratherrather
than receiving
the the

payments
Labs’
payments(Stage
(Stage6).
6).Initially,
Initially, Sidewalk
Sidewalk Labs’

the outset. At each stage, Sidewalk Labs must

wouldserve
serveas
aslead
leaddeveloper
developerof
ofreal
real estate
estate
would

satisfy key project milestones set out in the

and advanced systems. To pass through the

satisfy
key projectAgreements,
milestones set
outinin
the
Implementation
and,
the
process, prove theAgreements,
effectiveness
andin
commerImplementation
and,
the
cial viability
of the
its innovation
strategy
process,
prove
effectiveness
and before
applying it to third parties.

commercial viability of its innovation strategy
before applying it to third parties.

AsAs
reflected
in the table
at the
end ofat
this
section,
reflected
in the
table
the
endthe
of proposed
this
stage
gates track
key planning,
construction,
expansion
section,
thethe
proposed
stage
gatesand
track
the

and advanced systems. To pass through the
Quayside stage gates and undertake similar

Quayside stage gates and undertake similar

responsibilities for Villiers West, Sidewalk Labs

responsibilities
Villiers
West, milestones.
Sidewalk Labs
must satisfy a for
series
of project
must
satisfy
a series
of these
projectinclude
milestones.
At
At the
planning
stage,
submit-

securing
the promised
in a tall
these include
Sidewalkinvestment
Labs delivering
on its

ning development of Quayside (Stage 1) to

LRT financing
commitment
if required
and
timber
factory. At
the construction
phase,
these

construction
Quayside
(Stageeligible
2), tofor
plan(Stage
5), and beforeof
Sidewalk
Labs becomes
ning development of Villiers West (Stage 3),
performance

to construction of Villiers West (Stage 4), and,
later, before the IDSG applies to the broader

change
as the
project
proceeds.
TheToronto
timing also
approvals
needed
from
Waterfront

In addition to stage gates, the Implementation Agreements would incorporate a series

and the on
governments
to advance
the different
depends
the timeframe
for approvals
needed

project
not proceed as planned.
These
off-ramps would relate
to milestones
in the
Agreements
would
incorporate
a series
of off-

from Waterfront Toronto and the governments to
advance the different

In addition to stage gates, the Implementation

of off-ramps for each party, providing fair financial and contractual remedies should the
project timeline and to the delivery of contractual commitments by all parties.

ramps for each party, providing fair financial
and contractual remedies should the project
not proceed as planned. These off-ramps
would relate to milestones in the project timeline and to the delivery of contractual commitments by all parties.

and securing the promised investment in a

satisfy milestones before moving from plan-

4), and, later, before the IDSG applies to the broader IDEA District

Agreements

ing, sustainability, and other key elements,

sustainability,
and other
key
elements, and
tall timber factory.
At the
construction
phase,

of Villiers West (Stage 3), to construction of Villiers West (Stage

accordance with the Implementation

subject to change as the project proceeds.

the MIDP vision, including for affordable hous-

before moving from planning development of Quayside (Stage 1)

phases of the project. Sidewalk Labs must

pletion of each stage gate, although these are

development application that matches the MIDP
vision, including for affordable housing,

to construction of Quayside (Stage 2), to plan- ning development

sell such lands to Sidewalk Labs in

ting
a development
application
matches
the
planning
stage, these
includethat
submitting
a

phases of the project. Sidewalk Labs must satisfy milestones

key planning, construction, and expansion

Villiers West, and a commitment to

table
aneach
estimated
comorThe
failing
toprovides
achieve at
stage.date
Thefor
table

The timing also depends on the timeframe for

role
rolewould
wouldbe
berestricted
restrictedtotoQuayside,
Quayside,where
where itit

outset. At each stage, Sidewalk Labs must

or failing
to achieve
at each
itsachieving
investment,
and the
implications
for stage.
achieving

each stage gate, although these are subject to

contractual right to complete the project at

contractual right to complete the project at the

The assembly of lands constituting

provides an estimated date for completion of

The
approach
requires
Thestage-gate
stage-gate
approach
requiresSidewalk
Sidewalk
Labstotoearn
earnthe
theright
righttotoproceed
proceedtotosuccessive
succesLabs

stakeholders
for Sidewalk
Labs
to proceedfor
with
with its investment,
and the
implications

preparing the initial set of standards and

include Sidewalk Labs delivering on its LRT

guidelines constituting the IDSG. If Sidewalk

financing commitment if required and preparing
Labs is unable to achieve these project mile-

the
initialthe
set company
of standards
andnot
guidelines
stones,
would
be entitled to

IDEA District (Stage 5), and before Sidewalk

constituting
the IDSG.
If Sidewalk
Labs
is
vertically develop
Villiers
West and
the public

Labs becomes eligible for performance

administrator
would
notproject
apply its
innovationthe
unable
to achieve
these
milestones,
strategy to the IDEA District overall.

company would not be entitled to vertically
develop Villiers West and the public

To protect the public sector,
Sidewalk Labs must achieve
performance milestones at every
stage to earn the right to advance
to successive project stages.

administrator would not apply its innovation
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strategy to the IDEA District overall.
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Fig. 6.1

Proposed stage gates

1

Stage Gate

Project Milestone for
Sidewalk Labs

Needed Action by
Waterfront Toronto and
Public Sector

Implications if Stage Gate
Not Achieved

Sidewalk Labs
submits Quayside
development plan

A. Submission of Development
Plan Application for Quayside reflecting the development plan in the MIDP and
the innovation guidelines,
including as related to:
i. Use mix
ii. Minimum percentage
of affordable housing
iii. Sustainability
requirements
iv. Economic development
v. Public realm
B. Submission of ITFP to
Waterfront Toronto, aligned
with MIDP proposal.
C. Investment in timber
factory.

A. Approval of development
plan, per standard process
(including any necessary
Sidewalk Labs revisions).
B. Granting of initial legal
adjustments and permissions needed for Quayside
plan (legislative, contractual, or regulatory).
C. Upon approval of
development plan,
Quayside “closing”
as per terms in the
Implementation
Agreements.
D. Utilization of Sidewalk Labs
as Innovation Partner to
advise in planning efforts
underway within IDEA
District/CIP geography.

The project will not proceed
unless and until the stage
gate is satisfied.

A. Commitment of equity
necessary to begin construction of vertical
development and advanced
systems on first parcel.
B. Submit draft IDSG to Waterfront Toronto, reflecting
final Quayside plan.
C. Delivery of credit facility or
alternative financing tool
consistent with optional
LRT financing commitment.

A. Granting of building
permits and additional
approvals needed to begin
construction.
B. Initiating financing structure/approach for LRT with
timeline and clarity as to
delivery path.
C. Construction of municipal
infrastructure underway.

If Sidewalk Labs does not
commit equity to begin
Quayside construction, it
cannot proceed with the formal submission of the Villiers
West development plan.

A. Delivery of Google Toronto
occupancy agreement.
B. Submission of Development
Plan Application for Villiers
West reflecting the development plan in the MIDP
and the innovation guidelines, including as related to:
i. Use mix
ii. Minimum percentage
of affordable housing
iii. Sustainability
requirements
iv. Economic development
v. Public realm
C. Completion of ITFP for
Villiers West.

A. Approval of development
plan, per standard process
(including any necessary
Sidewalk Labs revisions).
B. Granting of additional legal
adjustments and permissions needed for Villiers
West plan (legislative, contractual, or regulatory).
C. Upon approval of
development plan, Villiers
West “closing” as per terms
in the Implementation
Agreements.
D. Utilization of Sidewalk Labs
as Innovation Partner to
advise in planning efforts
underway within IDEA District/CIP geography.

The Villiers West project will
not proceed unless and until
the stage gate is satisfied.

(Estimated
completion of stage
gate before 2021)

2

Sidewalk Labs begins
construction
on Quayside
(Estimated
completion of stage
gate before 2022)

3

Sidewalk Labs
submits Villiers West
development plan
(Estimated
completion of stage
gate before 2023)
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Stage Gate

Project Milestone for
Sidewalk Labs

Needed Action by
Waterfront Toronto and
Public Sector

Implications if Stage Gate
Not Achieved

Sidewalk Labs begins
construction on
Villiers West

A. Commitment of equity necessary to begin construction of Villiers West vertical
development and advanced
systems.
B. Submission of an updated
IDSG to Waterfront Toronto,
reflecting final Villiers West
development plan.

Granting of building permits
and regulatory approvals
needed to begin construction.

The Villiers West project will
not proceed unless and until
the stage gate is satisfied.

A. Achievement of a minimum of 50% occupancy for
Quayside, consistent with
approved development
plans.
B. Satisfying performance
targets of Implementation
Agreements.

Public administrator to elect
to adopt revised IDSG for
remainder of IDEA District.

If Sidewalk Labs does not
meet the project milestones,
Waterfront Toronto and
governments do not adopt
IDSG requirements for future
developments.

A. Achievement of a minimum
of 50% occupancy for Villiers West, consistent with
approved development
plans.
B. Satisfying performance
terms of Implementation
Agreements for Villiers
West.
C. Achievement of a minimum of 75% occupancy for
Quayside, consistent with
approved development
plans.
D. Satisfying performance
targets of Implementation
Agreements for Quayside.
E. Achievement of the accelerated growth targets for
the IDEA District.

A. Public administrator to
elect to update IDSG for
future development within
the IDEA District.
B. Government initiates
performance payments
process as described
in the Implementation
Agreements.

If Sidewalk Labs does not
meet the project milestones,
Sidewalk Labs is not eligible for any performance
payments, and Waterfront
Toronto and the governments do not update IDSG
requirements for future
developments.

(Estimated
completion of stage
gate before 2024)

5

IDSG applies to
broader IDEA District
(Estimated
completion of stage
gate before 2025)

6
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Sidewalk Labs
becomes eligible
for performance
payments
(Estimated
completion of stage
gate before 2028)
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Accounting for downside risks.

Additional strategies for
managing the risks of innovation

Sidewalk
Labs
accounted
the operSidewalk
Labs
hashas
accounted
for thefor
operating
costs
ating
costs
associated
with
the
innovative
associated with the innovative aspects of the public
aspects
the
public
realm
within the
overall
realm
withinof
the
overall
project
economics,
including
project
economics,
including
the
maintenance
the maintenance of public realm or dynamic streets.
ofexample,
public realm
or dynamic
streets.
For examFor
the IDSG
requires new
developments
in
new
developments
in
ple,
the
IDSG
requires
the IDEA District to contribute to the operation of the

transactional
structure
are designed
to mitigate
tional structure
are designed
to mitigate
and
for Waterfront Toronto, the City of Toronto,
MIDP
for Waterfront Toronto, the City of

Incremental approach to innovation
Sidewalk Labs would utilize an incremental

Canada, and the public. By definition, the

and iterative process to deploy innovative

Supplemental innovation investments.

project elements. This process of testing

Sidewalk Labs has proposed to make certain

and refinement began well in advance of the

supplemental innovations investments to

Government
of Canada,
and theand
public.
By
technolorisk profile for
new strategies

definition,
the risk
profile
for new strategies
and
gies is higher
than
for standard
approaches.
These costsisand
risksthan
range
a given
technologies
higher
for from
standard

MIDP release. The approach includes ongoing

technology not performing as intended, to a
approaches.
These costs and risks range from

investments in incremental design improve-

failure to budget for the operating expenses

ments, prototyping, and active consultation

of bespoke elements.

to improve and enable concept elements with

a given technology not performing as intended,
to a failure to budget for the operating expenses
The
proposal
calls
of
bespoke
elements.
and its
its
The
proposal
callsfor
forSidewalk
Sidewalk Labs
Labs and

an ecosystem of regulators, insurers, lenders,
constructing buildings with cross-laminated

financialrisks.
risks.Most
Mostnotably,
notably,this
thisincludes
includes the
the
financial

timber, for example, Sidewalk Labs has begun

risks associated with vertically developing

to develop a prototype and to engage lead-

Quayside and Villiers West as an urban devel-

ing professionals in all aspects of the building

opment model and as a catalyst for innovative

design, delivery, and operations. Sidewalk Labs

Quayside and Villiers West as an urban

development
model
and asadministrator
a catalyst for would
growth. Before
the public

to test and refine specific building elements;

ments to meet
the additional
standards
administrator
would
adopt the IDSG,
and and

with a major insurance carrier to develop

guidelines, Sidewalk Labs and its partners

new policy and coverage strategies; and with

would be required to demonstrate the effec-

architects to refine the approach to design.

tiveness of the new strategies in Quayside and

Moreover, because the project is organized

additional standards and guidelines, Sidewalk
Labs
and
its partners
would
be required
to
Villiers
West,
their cost
feasibility,
and their

partnership. The assorted risk mitigation

risk
mitigation
strategies,
whilehere,
summarized
here, are
strategies,
while
summarized
are
detailed
detailedthroughout
throughoutthis
thisvolume.
volume.

See Chapter 2,
on Page 140, for
more details on
supplemental
innovation
investments.

support the advanced power grid and thermal
grid in their early phases and to keep user
rates consistent with prevailing rates while
these systems achieve sufficient scale and
efficiency.

is working with the real estate arm of Google

adopt thegrowth.
IDSG, and
require
innovative
Before
theother
publicdevelop-

require other developments to meet the

able to the unique aspects of the proposed

aspects of the proposed partnership. The assorted

and technical providers. In preparation for

localpartners
partners
shoulder
certain
upfront
local
totoshoulder
certain
upfront

risks associated with vertically developing

several
of the primary
of risk attributof
the primary
areas of areas
risk attributable
to the unique

mance payments.

research and development.

the Province of Ontario, the Government of

Toronto, the Province of Ontario, the

The table
table on
on the
the following page summarizes several
The

the IDEA District to contribute to the operation
OSA, which manages parks and other publicly
of the OSA, which manages parks and other
accessible spaces. Moreover, by tying the performance
publicly accessible spaces. Moreover, by tying
milestones and stage gates for the Innovation
the performance milestones and stage gates
Framework to outcomes, the public sector can manage
for the Innovation Framework to outcomes,
the risk associated with failure to achieve the desired
the public sector can manage the risk associoutcomes. And until achieving those outcomes,
ated with failure to achieve the desired outSidewalk Labs would not earn any performance
comes. And until achieving those outcomes,
payments.
Sidewalk Labs would not earn any perfor-

The
plan
and
overall
Theimplementation
implementation
plan
and
overall transacmanage
thethe
risks
of implementing
thethe
MIDP
and
manage
risks
of implementing

Risk mitigation strategies.

into discrete elements, the parties can com-

operating implications.
demonstrate
the effectiveness of the new

partmentalize aspects of the plan, determine

strategies in Quayside and Villiers West, their
The
also
Thetransaction
transactionstructure
structure
alsoincorporates
incorporates
cost feasibility, and their operating implications.
severalde-risking
de-riskingstrategies.
strategies.These
Thesebegin
beginwith
with
several

their viability, and adjust accordingly — without
jeopardizing the rest of the program.

thestage
stagegates
gatesfor
forSidewalk
SidewalkLabs
Labsand
and the
the
the

off-ramps for both parties described earlier.

off-ramps for both parties described earlier.

They also include an incremental approach

They also include an incremental approach to
to testing and deploying innovations; a clear

testing
and deploying
innovations;
a clear
accounting
methodology
for project
invest-

ment (in the
event costsfor
need
to beinvestment
recouped
accounting
methodology
project
before
project
completion);
fundingbefore
sup(in
the event
costs
need to beand
recouped
plemental innovation investments to support

project completion); and funding supplemental

the development of advanced systems before

innovation investments to support the
they reach scale and efficiency.

development of advanced systems before they

Risk management strategies include
extensive testing and prototyping;
ongoing consultation with regulators
and others; and project milestones that
demonstrate the solutions are effective
before being applied beyond Quayside
and Villiers West.

reach scale and efficiency.
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Fig. 6.2

Risk mitigation strategies
Risk

Mitigation Strategies

The MIDP proposes a
number of advanced systems and programmatic
elements that are novel,
creating the risk that they
could fail or need to be
modified prior to, or after,
initial deployment.

Risk

An incremental approach to developing technological solutions enables Sidewalk Labs
to work through the challenges before deployment.
Through prototyping, early partnerships, and other research and development techniques, the programmatic elements would be ready for deployment at Quayside and
Villiers West.
The initial deployment of advanced systems would take place at Quayside and at Villiers
West (assuming Sidewalk Labs achieves applicable project milestones). As lead developer of vertical real estate at Quayside and Villiers West, Sidewalk Labs, not the public,
would bear certain financial risks if the advanced systems do not perform as expected.
Sidewalk Labs would work to manage and control risks as lead advanced systems
developer, including through the oversight of system design, selection of operators,
and iteration and refinement of new systems that directly impact the vertical
development.
In these initial stages, Sidewalk Labs would monitor, adjust, adapt, and optimize solutions to achieve Waterfront Toronto’s priority outcomes. The proposal factors in the
cost of this necessary iteration process. For example, establishing predictable and
affordable rates for users of the advanced power grid is likely to require iteration on the
data collection and device control technologies used in homes, as well as the pricing
and mechanics of selling community-sited solar and battery energy to offset exposure
to peak time rates.
The development program for Quayside and Villiers West would provide incremental
opportunities for testing and refining programmatic elements. This practical experience would inform the improvement of system designs and the development of IDSG
for the IDEA District.
Sidewalk Labs would continue to conduct research and development as technology
evolves to ensure that the development of Quayside and Villiers West and the IDSG benefit from the most up-to-date understanding available of evolving capabilities.

Innovative infrastructure
and programmatic elements could outlast the
project and leave governments with operating
costs for unique systems
or assets.

Developing new systems
could result in higher
user rates before systems
achieve efficiencies
and scale.

Mitigation Strategies

Sidewalk Labs is prepared to support the systems financially in their early phases
until they reach financial viability. For example, Sidewalk Labs has proposed to make
a supplemental innovation investment, at an estimated cost of $45 million, to support
the development of a thermal grid and an advanced power grid before they achieve
sufficient scale and performance levels.
Advanced system operators would be required to enter into master services
agreements with the management entities that would dictate allowable user rates.

By enabling the development and deployment
of technology products
within the IDEA District,
Waterfront Toronto and
the governments provide
value to Sidewalk Labs
without compensation.

Sidewalk Labs has offered to share 10 percent of profits from certain technologies so
that the public sector participates in the upside when providing unique opportunities to
develop, test, and deploy technologies.

Sidewalk Labs neglects
to deliver on the intended project objectives
and requirements, or
Waterfront Toronto or
the governments do
not provide the required
commitments.

The proposed system of off-ramps, performance milestones, and stage gates is
designed to enable all parties to mitigate exposure should the other not perform.

Note: Sidewalk Labs has engaged Marsh & McLennan, who are the world’s leading Insurance Broker and Risk Advisor, to support and
advise Sidewalk Labs throughout the life of this development. Marsh will assist Sidewalk Labs with the identification of key risks to the
Waterfront Toronto development during the planning, construction, and operational phases. It will also facilitate the most appropriate
risk allocation and insurance solutions, engaging with underwriters and specialists around the globe.

The project’s economics factor in long-term operating expenses for the new systems
and approaches, therefore ensuring that underwriting for the project accounts for
those costs. For example, the WTMA incorporates various revenue streams, such as
curb financing and parking fees, that would, among other things, finance the maintenance costs for the dynamic streets.
The incremental product development approach is designed to prove out operating
models, to establish that any new programmatic elements or systems are marketviable before their adoption outside of Quayside and Villiers West.
The development plan and land-use approvals processes for Quayside and Villiers West
and the approvals process for the advanced systems serve as a further check on and
oversight for the innovative solutions.
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Chapter 7

Overview of
the Participants
in IDEA District
Development

Fig. 7.1

Participants in the development
of the IDEA District
TheMIDP
MIDPanticipates
anticipates
significant parThe
significant

TheCity
City
Toronto,
estate
The
ofof
Toronto,
thethe
realreal
estate

ticipation and
across
the
participation
andcollaboration
collaboration across
the
public and private sectors in the operapublic and private sectors in the opera- tion
tion and success of the project. Waterand
success
of the
front
Toronto,
theproject.
publicWaterfront
administrator,
Toronto,
the public
administrator,
and Sidewalk
Labs
would play and
leading
roles.
But
the
success
of
the
IDEA
DisSidewalk Labs would play leading roles.
But
trict does not rest solely with them.

development
community,
the condevelopment
community,
the construction
struction industry, the tech sector,
industry, the tech sector, and the public all
and the public all would contribute
would
contributeto
meaningfully
to the IDEA
meaningfully
the IDEA District
and
District
and the
toon
deliver
on
the ability
to ability
deliver
Waterfront
Toronto’sToronto’s
priority outcomes.
The The
Waterfront
priority outcomes.
table below summarizes the roles and
table below summarizes the roles and
responsibilities of various participants
responsibilities of various participants in the
in the project.

the success of the IDEA District does not
rest solely with them.

Note: All public and private entities
in the IDEA District must adhere to
the Urban Data Trust data protection
standards in addition to Canadian
privacy law.

4

Role

Waterfront
Toronto
or Public
Administrator

City,
Province, and
Government of
Canada

Sidewalk Labs

Real Estate
Developers

Third-Party
Vendors
(i.e. technology,
construction,
and consultants)

Infrastructure
Delivery

Manage construction of
municipal infrastructure.

Co-lead LRT
delivery, in
coordination
with Waterfront
Toronto.

Partner with
public administrator to play
various roles. In
Quayside and
Villiers West,
this would
include serving
as lead developer of a range
of advanced
systems and
leading the
design of cer-

Shoulder a
reduced infrastructure burden for vertical
development
due to public
administrator’s
comprehensive
infrastructure
program.

Contractors
would compete
to construct
municipal
infrastructure.

Partner with
Sidewalk Labs in
delivery of vertical development
in Quayside and
Villiers West.

Contractors
would compete
to deliver vertical real estate.

project.
Role

1

2

3

Ch—7

IDEA District
Oversight and
Administration

Waterfront
Toronto
or Public
Administrator

City,
Province, and
Government of
Canada

Sidewalk Labs

Public administrator of the IDEA
District with over-

Enabled by government.
Relevant city

Not applicable

sight for district
management
entities.

agencies would
be core stakeholders of management entities.

Land Use and
Development
Planning
(Precinct Plans,
Infrastructure
and Transportation Master
Plans, Precinct-Level Infrastructure Plans,
Bylaw and OPA)

Lead planning
entity

Infrastructure
Financing

Contribute
to municipal
infrastructure
funding, including
through land
proceeds, in
structure laid out
in the 2006 MOU.

Traditional roles IDEA District planning documents
would require the
standard set of
approvals.

Enable city fee
and development
charge credits,
municipal infrastructure contributions, and local
infrastructure
contributions;
enable LRT
financing through
TIF or identify
alternate funding
source.

Real Estate
Developers

Third-Party
Vendors
(i.e. technology,
construction,
and consultants)

Not applicable

Not applicable

Co-lead LRT
delivery,
in coordination
with TTC.

Operators
would compete to deliver
advanced systems.

tain municipal
infrastructure.

Contracted to
provide technical expertise
and implementation services
related to
planning and
advanced systems, including
the IDSG.

Provide optional
financing for
municipal
infrastructure
(as front-end
agreements).
Provide optional
credit support
for LRT.
Enable optional
financing for
advanced systems through
newly formed
company.

Overview of the Participants in IDEA District Development

No change from
current (except
for potential
application of
IDSG to public
parcels sold
for private
development).

Pay (1) reduced
DCs; (2) additional municipal
infrastructure
contributions
(combined
with (1), that
roughly equal
standard city
fee and development charge
obligations);
and (3) local
infrastructure
contributions,
equal to the
cost of avoided
systems (like
traditional gas).

No role in the
design, delivery,
or operation of
the LRT.

Not applicable

5

Real Estate
Development

Lead RFP process
for publiclyowned parcels,
subject to IDSG.

Traditional
roles — IDEA
District would
require standard
set of approvals
and permissions.

Participate in
normal course
of business.

Lead vertical
development of
Quayside (for
R&D purposes)
and Villiers West
(for economic
development
purposes),
working alongside local partners.
Prepare the
IDSG.

6

Technology
Deployment

Establish
Innovation
Framework.

Traditional
roles (where
applicable).

Identify technical solutions for
use in connection with the
project.
Develop and
deploy a limited
number of solutions that do not
yet exist in the
market.

218

Bid on, or
proceed with,
development
of the 83.6% of
IDEA District
not vertically
developed by
Sidewalk Labs.
Conduct
business as
usual. No
obligation to
purchase or
use Sidewalk
Labs’ products.

Other vendors
would compete to deliver
products and
components.

Third-party
technology
firms would
compete to
deliver the
vast majority
of technology
products used
in the project
area.
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I. Management Entities

Entity Name

Description / Scope

Proposed
Relationship to
Administrator

Method of
Formation

Funding
Mechanism

Urban Data
Trust (UDT)

The UDT would govern the collection
and use of urban data in the IDEA
District. This new governance entity
would promulgate responsible data
use guidelines, review applications
for collecting and using urban data,
and ensure non-sensitive urban
data is publicly available by default
to spur innovation. All entities would
need to apply to the UDT and receive
approval before collecting or using
urban data in or from the IDEA
District.

An independent
non-profit operating
within the geography of the IDEA
District.

Established as
an independent
non-profit, the UDT
would enter into
agreements that
govern the collection, use, disclosure,
and storage of
urban data.

Each applicant
seeking to collect or
use data in the IDEA
District would pay a
data collection and
use administration
fee to cover the
costs of the UDT.

Waterfront
Housing Trust

The Waterfront Housing Trust would
be a public-private financing entity
that administers below-market
housing program in the IDEA District.
The trust would improve funding
predictability for developers and
harness new private affordable
housing funding sources.

A private trust;
the IDEA District
public administrator
would serve as sole
trustee.

Established at the
discretion of the
IDEA District public
administrator.

One initial source of
funds for the trust
would be a fee paid
for condo resales.

Waterfront
Sustainability
Association
(WSA)

The WSA would oversee the operation of four advanced sustainability
systems in the IDEA District: the
thermal grid, waste management
system, advanced power grid, and
stormwater management system.
This includes monitoring compliance
with master service agreements
(MSA), including user rates, seeking
MSA enforcement where required,
and compiling and reviewing key
operator performance metrics.

An administrative
unit of the IDEA
District public
administrator.

Established with
the creation of the
IDEA District.

Operational
expenses funded by
fees paid by system
operators.

Waterfront
Transportation
Management
Association
(WTMA)

The WTMA, in conjunction with
the City’s Transportation Services
Division and the Toronto Transit
Commission, would:
i. implement mobility policy
objectives for the IDEA District;
ii. oversee planning, operations,
and maintenance of new
mobility-related infrastructure,
such as dynamic streets; and
iii. manage the district’s four
advanced mobility systems,
including the mobility subscription package.

An administrative
unit of the IDEA
District public
administrator.

Established with
the creation of the
IDEA District.

Capital and
operating expenses
would be funded
by revenue from
on-site parking
garages, curb
pricing, and the
sale of mobility
packages.

The
following
table
summarizes
the five
The
following
table
summarizes
themanfive agement
man-

entities
the MIDP
proposes
to advance
Waterfront
agement
entities
the MIDP
proposes
to advance
Waterfront
Toronto’s
priority
outcomes
in their
the
Toronto’s
priority
outcomes
in the IDEA
District,
IDEA District, their relationship to the public
administrator, their method of formation, and
formation,
and their
funding mechanism.
their funding
mechanism.

relationship to the public administrator, their method of

Fig. ST.1

Summary of management entities
Entity Name

Description / Scope

Proposed
Relationship to
Administrator

Method of
Formation

Funding
Mechanism

Open Space
Alliance (OSA)

Serving as a steward of publicly
accessible spaces, with community
input, the OSA would pursue the
following objectives:
i. A dynamic, well-programmed,
well-maintained public realm
that benefits the community
and city;
ii. A seamless public realm
experience that creates a
unique sense of place and
generates value for the
neighbourhood;
iii. The conditions to explore
technology to improve
access, programming,
operations, and maintenance
of open space; and
iv. A viable mechanism for
long-term operations,
including sustainable funding
and public-private sector
knowledge-sharing.

An independent
non-profit operating
within the geography of the IDEA
District.

Established as
an independent
non-profit, the OSA
would enter collaborative management
agreements with
the City and thirdparty landowners to
manage open space
programming,
operations, and
maintenance.

Operations and
capital expenses will
be funded through
private financing
from landlords or
tenants in the IDEA
District; traditional
city parks funding;
and revenue from
sponsored events,
special elements,
and concessions.
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II. Regulatory Adjustments

Fig. ST.3

Proposed regulatory adjustments
and reforms related to Public Realm

The following four tables discuss the regulatory
adjustments the MIDP proposes to advance
Waterfront Toronto’s priority outcomes in the
IDEA District, describing the legislation, regulation, or policy implicated and the authorization
or requirement needed.

MIDP Proposal

Applicable Legislation,
Regulation, or Policy

Shared rights of way

City of Toronto Municipal Code

Municipal Code amendment to create a more streamlined process for

of a street between the edge of the roadway and street
line for a range of uses.

City of Toronto Municipal Code

Fig. ST.2

Proposed regulatory adjustments
and reforms related to Mobility
Applicable Legislation,

Ontario Highway Traffic Act
City of Toronto Act
City of Toronto Municipal Code

Municipal Code amendment to allow a more significant
set of encroachments with or without a requirement
to enter into an Encroachment Agreement with the
City of Toronto.

Fig. ST.4

Proposed regulatory adjustments
and reforms related to Buildings and Housing

Proposed Authorization or Requirement

Regulation, or Policy
Dynamic curb and
curb pricing

Municipal
create
a more
streamgranting
permitsCode
for theamendment
use of part of ato
street
between
the edge
of the
linedand
process
forfor
granting
permits
roadway
street line
a range of
uses. for the use of part

Outdoor comfort
system

MIDP Proposal

Proposed Authorization or Requirement

Amendment to the Highway Traffic Act and Municipal
Code to permit the features of the dynamic curb.

MIDP Proposal

Applicable Legislation,
Regulation, or Policy

Amendment to the City of Toronto Act to permit
curb pricing and assigning management responsibility
to WTMA.

Mass timber buildings
and related advances

Ontario Regulation 332/12 (Division B) of
Ontario Building Code

Proposed Authorization or Requirement

New regulation from the Government of Ontario permitting 30-storey timber

New regulation from the Government of Ontario permitting 30-storey timber building, alternative glazing,
spaces; OR Determination by City Building Department that the proposed
internal wall materials, and adaptable Loft spaces; OR
building, alternative glazing, internal wall materials, and adaptable Loft

timber construction and related advances achieve the same or better level of

Ride-hail pick-up,
drop-off, and staging
zones

City of Toronto Zoning Bylaw
City of Toronto Municipal Code

Zoning Bylaw amendment and amendment to the
Municipal Code to designate adaptive passenger
pick-up/drop-off (PPUDO) areas in the IDEA District
and empower the WTMA to modify and work with law
enforcement to ensure compliance.

Adaptive traffic
signals

Ontario Highway Traffic Act
City of Toronto Municipal Code

Amendment to the Highway Traffic Act and Municipal
Code to permit adaptive traffic signals.

Modifying speed limits

Ontario Highway Traffic Act
City of Toronto Municipal Code

Delivery truck permits

City of Toronto Municipal Code

performance to currently permitted materials.

Determination by City Building Department that the
proposed timber construction and related advances
achieve the same or better level of performance to
currently permitted materials.

Outcome-based building use permissions

City of Toronto Noise Bylaw
City of Toronto Zoning Bylaw
City of Toronto Building Permit Process

Amendment of Zoning Bylaws to allow wider range
of uses in connection with the use of alternative
outcome-based building use permissions in the IDEA
District. Developer requirements to employ building
systems to implement outcome-based building code.

Power over ethernet

OEB Act; Electricity Act; Regulation 89/99;
Ontario Building Code Act and
Building Code

Provincial approval to deploy power-over-ethernet,
including the use of direct current, under the Ontario
Building Code and section 113 of the Electricity Act and
associated regulations.

Efficient units

City of Toronto Affordable Rental
Housing Guidelines
Ontario Building Code

Authorization to build units smaller than indicated in
the Affordable Rental Housing Guidelines of the City of
Toronto Affordable Housing Office, when providing a
mix of housing options, including larger-sized units of
two-, three-, and four-bedrooms.

Amendments to the Municipal Code to permit modifications to the speed

Amendments
to thestreets.
Municipal Code to permit modificalimits
for certain separated
tions to the speed limits for certain separated streets.

Amendment
of Municipal
Code to require
vehicle parking
Amendment
of Municipal
Codecourier/delivery
to require courier/delivpermits
theparking
IDEA District
and assigning
management
responsibility
ery within
vehicle
permits
within the
IDEA District
and to
WTMA.
assigning management responsibility to WTMA.

Affordable housing
portfolio funding
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Approvals from the Government of Canada and the City
of Toronto to receive housing funding for a portfolio of
properties, rather than development by development.
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III. Initial Innovation Design
Standards and Guidelines

Fig. ST.5

Proposed regulatory adjustments
and reforms related to Sustainability
MIDP Proposal

Applicable Legislation,
Regulation, or Policy

Advanced power grid

Ontario Energy Board

Dynamic Rate
Structure (monthly
power budget)

Ontario Energy Board

Stormwater
Management/Billing
for Infrastructure

City of Toronto Act

Proposed Authorization or Requirement

The following five tables discuss the Innovation
Design Standards and Guidelines (IDSG) the
MIDP proposes that the public administrator
implement to advance Waterfront Toronto’s
priority outcomes in the IDEA District.

Amendment to Standard Supply Service Code OR amendment to O. Reg.

Amendment to Standard Supply Service Code OR
amendment to O. Reg. 95/05 to no longer require comauthorize advanced power grid.
pliance with Standard Supply Service Code to authorize
advanced power grid.

95/05 to no longer require compliance with Standard Supply Service Code to

Ontario Energy Board approval of a regulated customer
rate based on joint application with Toronto Hydro or
through an alternative structure.
Permissions to allow stormwater management infrastructure at the scale of

toCity
allow
stormwater
management
infrathePermissions
IDEA District and
reduction
to the portion
of the Toronto
Water
structure
at to
the
scale ofinthe
District and City
billing
attributable
stormwater
the IDEA
Port Lands.

reduction to the portion of the Toronto Water billing
attributable to stormwater in the Port Lands.

Fig. ST.6

Proposed IDSG requirements
related to Mobility
MIDP Proposal

Proposed IDSG Requirement

Dynamic curb

Requirement to establish the features of the dynamic curb in connection with new developments.

Bike access to all
buildings via
dedicated lanes or
bike priority streets

Requirement to ensure bike access to all new developments within the IDEA District through priority
streets or dedicated lanes.

Underground delivery
tunnels and a
neighbourhood
logistics hub

Requirement that new developments connect to the underground delivery tunnel system for deliveries
and sanitation.

Bicycle parking and
amenities

Requirement that new developments in the IDEA District exceed the bicycle parking and amenity
requirements of the applicable zoning bylaw.

Rooftop landing pads

Requirement that new developments permit access for aerial drones and provide rooftop landing pads.

Fig. ST.7

Proposed IDSG requirements
related to Public Realm
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MIDP Proposal

Proposed IDSG Requirement

Development contributions to open space
management

New requirement that developments pay an ongoing fee to partially cover operational expenses
of public spaces.
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Fig. ST.8

Fig. ST.10

Proposed IDSG requirements
related to Buildings and Housing

Proposed IDSG requirements
related to Social Infrastructure

MIDP Proposal

Proposed IDSG Requirement

MIDP Proposal

Proposed IDSG Requirement

Condo resale fee

New requirement that condos in the IDEA District pay a percentage of the sale price as a fee to the
Waterfront Housing Trust to fund affordable housing.

Healthy design and
construction

Requirement that the design of all new developments promote and enable physical and mental health
and community well-being.

Advancing health,
education, and civic
engagement

Requirement that all new developments incorporate planning for community service spaces and
coordinate with service delivery partners.

Health facilities
planning

Requirement to explore opportunities to incorporate appropriate, flexible spaces for delivering health
care services in new developments if deemed a priority by the province.

Community benefits in
construction

Requirement that all new developments commit to providing specific community benefits during
planning and construction phases of development.

Sustainable funding
for Neighbourhood
Association

Potential requirement for area residents or businesses to contribute to an independent non-profit
neighbourhood association.

Fig. ST.9

Proposed IDSG requirements
related to Sustainability
MIDP Proposal
Heightened
sustainability
and active energy
management
Outcome-based
energy performance
standards
Use of autonomous
building management
solutions

Proposed IDSG Requirement
Requirement that new buildings utilize sustainable building materials and energy management systems that enable users to conserve

Requirement that new buildings utilize sustainable building materials and energy management sysenergy.
tems that enable users to conserve energy.

Requirement that new developments meet new outcome-based energy performance standards.

Requirement that new buildings utilize an autonomous building management system that communicates to the central grid in a standard,

Requirement that new buildings utilize an autonomous building management system that communicates to the central grid in a standard, published format called “Brick.”

published format called “Brick.”

Thermal Grid:
Requirement to
connect to the
thermal grid

Requirement that new developments connect to the thermal grid.

Pneumatic Waste:
Connection and use
of system

Requirement that new developments connect to, and use, the pneumatic waste system.

Pneumatic Waste:
Charging for waste

Requirement that new developments opt out of city sanitation services and pay sanitation fees for
pneumatic waste system.

Stormwater
Management:
Credits and Green
Infrastructure Fund;
coordination with
private buildings and
active controls

Requirement that new developments cover the costs of stormwater management and coordinate
with the administrator on stormwater management measures and a system of purchasing proposed
credits.

Requirement that new buildings provide three waste chutes consistent with City of Toronto requirements: organics (food), recyclables

Smart Waste

(glass,
metal, plastic,that
and paper),
and landfillprovide
garbage.three waste chutes consistent with City of Toronto requireRequirement
new buildings

ments: organics (food), recyclables (glass, metal, plastic, and paper), and landfill garbage.
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Fig. ST.12

IV. Upfront Permissions

Upfront permissions related to Public Realm

The following five tables list upfront planning
approvals and permissions required initially
to develop Quayside and, later, to develop
Villiers West.

Fig. ST.11

Proposed Authorization or Requirement

Waterboundspaces, including
floating barges

Navigation Protection Act
Canadian Environmental Protection Act,
Fisheries Act, 1985 Canada Shipping Act,
2001, Small Vessel Regulations
(SOR 2010-91)

Determination by the Minister of Transport that
programmed barges (if deemed a “work” under the
Navigation Protection Act) are not likely to substantially
interfere with navigation.

Upfront permissions related to
Buildings and Housing

MIDP Proposal

Applicable Legislation,
Regulation, or Policy

Proposed Authorization or Requirement

Reduced parking
Requirements

City of Toronto Zoning Bylaw

Zoning Bylaw amendment or Development Permit
Bylaw to reduce parking requirements within the IDEA
District.

Underground delivery
tunnels

City of Toronto Zoning Bylaw

Zoning Bylaw amendment (or variance) to revise
the loading requirements. Permissions in the form
of encroachment agreements, easements, or other
related agreements are required to locate tunnels in the
city’s right of way.

Toronto Guidelines for Pavement Design,
Lane Widths, Development Infrastructure
Policy and Standards

City of Toronto approval permitting LED lights in
pavement to signal green waves.

Dockless bike-share
vehicles

City of Toronto Zoning Bylaw

Zoning Bylaw amendment to designate formal parking
areas for dockless vehicles.

Heated sidewalks and
bike lanes

Toronto Guidelines for Pavement Design,
Lane Widths, Development Infrastructure
Policy and Standards

City of Toronto approval to permit heated sidewalk and
bike lanes.

People first street
network

City of Toronto Lane Width Guidelines
Ontario Traffic Manual

City of Toronto approval to deviate from existing lane
width standards.

Eliminate curbside
parking and curbed
streets

City of Toronto Municipal Code
City of Toronto Zoning Bylaw
City of Toronto Complete Streets
Guidelines

Amendment to the Municipal Code and applicable
Zoning Bylaw to ease on-street parking requirements and to designate certain streets as flexible,
curbless streets.
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Applicable Legislation,
Regulation, or Policy

Fig. ST.13

Upfront permissions related to Mobility

Green waves

MIDP Proposal

MIDP Proposal

Applicable Legislation,
Regulation, or Policy

Proposed Authorization or Requirement

Flexible interior wall
system (including low
voltage power system)

Ontario Regulation 332/12 (Division B) of
Ontario Building Code
City of Toronto Zoning Bylaw

New regulation from Ontario Cabinet to permit
alternative flexible interior wall system; OR
Determination by City Building Department that the
alternative flexible interior wall system achieves the
same or better level of performance to currently
permitted materials.

Stoa and Loft spaces
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Provincial Land Use Compatibility D-6
Guidelines
City Zoning Bylaw
Environmental Protection Act ss. 9 and 14
City of Toronto Noise Bylaw

Amendment to the Zoning Bylaw to expand the range
of space uses without additional permissions.
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Fig. ST.14

Upfront permissions related to Sustainability
MIDP Proposal

Applicable Legislation,
Regulation, or Policy

Proposed Authorization or Requirement

Stormwater
Management:
Features in the
right of way

Ontario Water Resources Act
Planning Act
City of Toronto Wet Weather Management
Guidelines (2006)

Permissions in the form of encroachment agreements,
easements, or other related agreements are required
to locate facilities and stormwater monitoring equipment in the city’s right of way.

Pneumatic Waste:
System in Public Right
of Way (Open Access
Channels)

City of Toronto Act

Council authorization permitting the IDEA District
administrator to build the pneumatic waste system
through city-owned rights of way; OR
Encroachment agreement or easement from the city
permitting the pneumatic tubes.

Pneumatic Waste

Planning Act
City of Toronto Zoning Bylaws

Amendment to City of Toronto Zoning Bylaws to reduce
the number of loading spaces required for city sanitation pickup and to allow for waste pick-up at mixed
residential and commercial properties.

Thermal Grid:
Extending pipes into

Toronto District Heating Corporation Act
Public Utilities Act

Absent an agreement with the existing thermal grid
operator, amendment to Public Utilities Act to allow

right of way

City of Toronto Act

pipes under the right of way. Consent from the City of
Toronto under the City of Toronto Act may be required.

Fig. ST.15

Upfront permissions related to Social Infrastructure
MIDP Proposal

Applicable Legislation,
Regulation, or Policy

Proposed Authorization or Requirement

School Site

Planning Act

Agreements with the Toronto District School Board on
the size, location, and configuration of a new school.
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By harnessing cuttingedge technology and
forward-thinking urban
design, the partnership
proposal seeks to answer
the RFP’s call for a
“globally-significant
community” and
dramatically improve the
quality of urban life.
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123. Plan Development Agreement
Between Toronto Waterfront
Revitalization Corporation and
Sidewalk Labs LLC. July 31, 2018.
124. Waterfront Toronto, Realizing the
Waterfront’s Potential: Setting
strong foundations for long-term
economic, social, and environmental well-being. Approach to
evaluating the Master Innovation
and Development Plan. December
2018.

ubiquitous connectivity.
115. See also the “Catalyzing Digital
Services” section of the MIDP
Technical Appendix for more on
open standards for data.
116. See the “How Quayside Will Make
Data Work for Toronto - And
Protect It” section of the MIDP
Technical Appendix for more on
open data resiliency and security.
117. See the “Public Realm” chapter
in Volume 2 for more on open
access channels.
118. See the “Public Realm” chapter
in Volume 2 for more on shared
public infrastructure.
119. Turn to the “Public Realm” chapter in Volume 2, as well as the
“Outdoor Comfort Development
Standard” section of the MIDP
Technical Appendix, for more on
weather-mitigation systems.
120. Consult the “Public Realm” chapter in Volume 2 for more on realtime maps.
121. See the “Public Realm” chapter in
Volume 2 for more on generative
design.
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