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480-494 Yonge Street S. Loiacono

Building Industry and Land J. Dawson
Development Association (“BILD”)

MEMORANDUM OF ORAL DECISION DELIVERED BY K. J. HUSSEY ON
NOVEMBER 18, 2016 AND ORDER OF THE BOARD

[1] This settlement hearing came before the Board by way of a Telephone

Conference Call, on November 18, 2016.

Background in Brief

[2] On October 8, 2013 the City of Toronto adopted Official Plan Amendment 183
(“OPA 183”) relating to the North Downtown Yonge Site and Area Specific Policy 382
(“SASP 382”). The SASP 382 area is generally between the north side of
College/Carlton Streets, the south side of Charles Street, the west side of Bay Street
and the east side of Church Street. The City received 17 appeals to OPA 183 including
general appeals by BILD and KingSett Capital Inc. (“KingSett”). It was determined that

the appeals would be heard in two phases.

[3] This decision concerns the Phase 1 appeals, which relate to matters of general
application in OPA 183 and the KingSett appeal. KingSett has filed applications for
Zoning By-law Amendments for lands it owns within the OPA 183 area, including 480-
494 Yonge Street.

[4] Following Board assisted Mediation on June 7, September 15 and 16 and
November 8, in which the City, KingSett, the Bay Cloverhill Community Association Inc.
and the Church Wellesley Neighbourhood Association Inc. (collectively, “the
Associations”), all participated, the parties attained resolution on the KingSett appeal

and certain Phase 1 policies, in a manner which addresses the City’s and the
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Associations’ concerns.

[5] In support of the settlement the Board received sworn evidence from a qualified

land use planner Sarah Henstock, a Manager of Community Planning with the City. Ms.
Henstock provided the background to the North Downtown Yonge planning framework,
which resulted in OPA 183, and the steps that have been achieved so far to guide

development and land use planning decisions within the SASP 382 area.

[6] Ms. Henstock recommends the Board’s approval of the proposed Modifications
to OPA 183 resulting from the settlement, and provided her opinion that the
Modifications as set out in Exhibit 5 and as listed in Exhibit 4 to her affidavit, together
with the technical corrections listed in Exhibit 3 to her affidavit, have regard to the
relevant provisions of Section 2 of the Planning Act, are consistent with the Provincial
Policy Statement 2014, conform to the Growth Plan for the Greater Golden Horseshoe,
maintain the intent of the Toronto Official Plan, represent good planning and are in the

public interest.

[7] Having considered the evidence and the submissions of Counsel, the Board
accepts and adopts Ms. Henstock’s opinion. The Board, therefore, approves the

Modifications to OPA 183 and orders as follows:

THE BOARD ORDER:

1. The appeals of the Phase 1 hearing for OPA 183 are allowed in part and the
Phase 1 policies of OPA 183 are modified in the manner set out in Attachments 1, 2 and

3 appended to this Order and approved as so modified.

a. Attachment 1 is a colour-coded version of OPA 183 setting out (1) in
green highlighting, those of its provisions that are in full force and effect, subject to the
site specific appeals and the Ontario Municipal Board Decision and Order dated
December 30, 2015; (2) in blue highlighting, those of its provisions deferred to a Phase
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2 hearing yet to be scheduled; and (3), in yellow highlighting, those of its provisions that
are hereby approved or have been released to come into effect with no modifications as

agreed by the Phase 1 Parties.

b. Attachment 2 is a table identifying both the matters described in
Attachment 3 and the modifications to OPA 183 in this portion of the Phase 1 hearing in
this matter. These provisions and modifications have been agreed to by the Building
Industry and Land Development Association ("BILD"), the Bay Cloverhill Community
Association and Church Wellesley Neighbourhood Association (the "Associations"), and
the City and are now in full force and effect, subject to the site specific appeals and the

Ontario Municipal Board Decision and Order dated December 30, 2015.

2. Attachment 3 is a schedule identifying the provisions of OPA 183 agreed to by
BILD, the Associations and the City as either released to come into effect with no
modifications, or released with technical corrections and which latter provisions are
approved with the consent of the parties, subject to the site specific appeals and the
Ontario Municipal Board Decision and Order dated December 30, 2015. [Note: the
provisions which have no modifications but are being released to come into effect do

not require Board "approval”]

3. The portions of OPA 183 that were under appeal but have been released with no

modifications, identified in and appended to this Order as part of Attachment 3, come
into effect as an operation of law pursuant to s. 17(30) of the Planning Act, and will be
confirmed when the Board Secretary notifies the City Clerk as stipulated in that same

subsection.

4. The Board may be spoken to in the event some other matter should arise in the

implementation of this Order.
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7

“K. J. Hussey

K.J. HUSSEY
VICE-CHAIR

If there is an attachment referred to in this document
please visit www.elto.gov.on.ca to view the attachment in PDF format.

Ontario Municipal Board
A constituent tribunal of Environment and Land Tribunals Ontario
Website: www.elto.gov.on.ca Telephone: 416-212-6349 Toll Free: 1-866-448-2248



Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 18, 2016

ATTACHMENT 1 TO
JANUARY 26, 2016 ONTARIO MUNICIPAL BOARD DECISION AND ORDER

il

* This document is subject to the site specific appeals and Ontario Municipal Board Order dated December 30,
2015

Document includes highlighting to identify the following in keeping with the Ontario Municipal Board Prehearings
of November 5 and 6, 2015 and January 7, 2016; the OMB Decision of June 21, 2016 (notation provided); and the
proposed draft results of the Mediation of June 7, September 15-16 and November 8, 2016:

- Provisions that are in full force and effect — Highlighted in Green
- Provisions subject to Phase Il Hearing — Highlighted in Blue

Also included are amendments to Section 2.4, 6.1 and 6.3 as directed by City of Toronto City Council decision
MM10.16 November 4, 2015.




City of Toronto By-law No. 1507-2013
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OMB Decision November 18, 2016.
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Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016

Modified as per
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City of Toronto By-law No. 1507-2013

*Modified as per OMB Decision November 18, 2016.

*Modified as per OMB Decision

o
F
T

November 18, 2016.

*Modified as per
OMB Decision November 18, 2016.

* Policy 2.4 has been amended by City of Toronto City
Council Decision 2015 MM10.16, November 4, 2015

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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City of Toronto By-law No. 1507-2013

*Modified as per OMB Decision June 21, 2016

*Modified as per OMB

Decision November 18, 2016.

*Modified as per OMB Decision June
21,2016

*Modified as per OMB Decision June 21, 2016

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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F

*Modified as per OMB

Decision November 18, 2016.

*Modified as per OMB Decision June 21, 2016

*Modified

as per OMB Decision June 21, 2016

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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City of Toronto By-law No. 1507-2013

*Modified to delete the last line as

per OMB Decision November 18, 2016

*Modified to delete 5.2.2 and 5.2.3 as per OMB Decision November 18, 2016

L

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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i) Height Transition Area - located between Grenville Street and Wood Street and
Grosvenor Street on the west side of Yonge Street and mid-block between
Alexander Street and Maitland Street on the east side of Yonge Street, as shown
on Map 2, Open Space Network and Height Areas, found at the end of these
policies.

The continued success and unity of the Yonge Street Character Area, and areas to the east
and west, will continue to lie in how development and redevelopment in the core,
transition and peak areas responds to its historic main street context, reinforcing a
pedestrian friendly micro-climate and retail uses along the street.

While tall buildings are generally not appropriate throughout this Character Area due to
the prevalence of heritage properties and the existing low-rise built form character,
exceptions will be recognized, where lot size, depth, specific location and context
characteristics (such as heritage values) are able to accommodate a tall building and its
servicing and parking requirements.

Policies:

5.3.1

5.3.2

5.3.3

5.34

535

Development/redevelopment must create a consistent street wall along Yonge Street to a
maximum height of 18 metres or 4 storeys.

Development/redevelopment must require store frontage widths at grade along Yonge
Street to be consistent with the average width of at grade retail that is currently found
within 2 blocks to the north and south of a given site along either side of Yonge Street in
the North Downtown Yonge Area.

It is the objective of Council for development/redevelopment to provide building
setbacks to secure a sidewalk zone (measured curb to building face) of at least 6 metres
wide, or greater where established by the existing context or at corners, transit nodes,
PATH access points, or other locations with similar pedestrian use. The sidewalk zone
may consist entirely of public property or a combination of public and private property.
*Modified as per OMB Decision June 21, 2016 in keeping with 5.8.3

Development/redevelopment must provide, where commercial uses are planned at grade,
building setbacks to secure a sidewalk zone on private property to support adequate space
for cafe patios, outdoor displays and other marketing activities.

As the linear park system to the east of Yonge Street between Charles Street East and
Dundonald Street is utilized by the community during all hours of the day,
development/redevelopment, within or immediately adjacent to the Yonge Street
Character Area, must demonstrate as part of the development application review process
that best efforts have been made to not cast any new net shadow on these linear parks
during the day for all seasons of the year.

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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5.3.6

5.3.7

5.3.8

5.3.9

Development/redevelopment must have:

a) a minimum setback of 20 metres from the Yonge Street frontage property line to
the tower portion of any tall building development, where heritage properties are
present on site; and

b) a minimum setback of 10 metres from the Yonge Street frontage property line to
the tower portion of any tall building development, where there are no on-site
heritage properties.

Where a tall building is proposed close to the St. Nicholas Character Area or the
Gloucester/Dundonald Character Area, the tower portion of the tall building will be set
back a minimum of 20 metres, excluding balconies, from any such abutting property line.
*Modified as per OMB Decision November 18, 2016.

The maximum height within areas identified as "Height Transition Area" in the Yonge
Street Character Area, as shown on Map 2, Open Space Network and Height Areas,
found at the end of these policies, will be in the range of 45 storeys or 170 metres in
height. Applications for these maximum heights will not be approved if the following
potential height impacts have not been satisfactorily addressed through the
development/redevelopment application review:

a) the potential impacts on heritage properties located on or adjacent to the
development site;

b) the potential impacts on sunlight in parks and open spaces adjacent to the
development site;

C) the potential impacts on views of prominent and heritage properties, structures
and landscapes on or adjacent to the development site; and

d) the potential impacts on the site(s) ability to accommodate satisfactory separation
and setback distance requirements.

Any development/redevelopment within the "Height Core Area" of the Yonge Street
Character Area, as shown on Map 2, Open Space Network and Height Areas, found at the
end of these policies, will conserve, maintain and enhance the existing character, cultural
heritage values, attributes and scale of the existing heritage properties and their context.
The maximum height within the "Height Core Area" of the Yonge Street Character Area
will be in the range of 4 storeys or 18 metres. Buildings higher than 18 metres may only
be permitted if:

a) no part of the building is located above the angular plane drawn from the Yonge
Street lot line, commencing at a height of 18 metres above the street level, and
then angling upwards at an angle of 75 degrees away from Yonge Street over the
site; and

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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*Modified to delete 5.4.1 and 5.4.3 and renumber remaining policies as per OMB Decision November 18, 2016

*Modified as per OMB Decision November

18, 2016.

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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*Modified to delete 5.5.2 and 5.5.3 as per OMB Decision November 18, 2016.

*Modified to delete 5.6.1 and 5.6.3 and renumber remaining policies as per OMB Decision November 18, 2016

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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*Modified as per OMB Decision November 18,

2016.

*Modified as per

OMB Decision November 18, 2016.

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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*Modified to delete 5.7.3 and 5.7.5 and renumber remaining policies as per OMB Decision November 18, 2016.

*Modified as per OMB Decision November 18, 2016.

*Modified to delete 5.8.2 and renumber remaining policies as per OMB Decision November 18, 2016

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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City of Toronto By-law No. 1507-2013

*Modified as per OMB Decision June 21, 2016

*Modified as per OMB Decision June 21, 2016

*Modified as per OMB

Decision November 18, 2016.

*Modified as per OMB Decision November 18, 2016.

F
F
F

*Modified as per OMB Decision November 18, 2016.

*Modified as per OMB Decision November 18, 2016.

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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* Modified as per OMB

Decision June 21, 2016

*Modified as per OMB Decision November 18, 2016.

*Modified as per OMB Decision November 18,

2016.

*Modified as per OMB Decision November 18, 2016.

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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Policies: *Policies 6.1.1 to 6.1.7 have been amended by City of Toronto City Council
Decision 2015 MM10.16, November 4, 2015

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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*Modified as per OMB Decision November 18,

2016.

* Modified as per OMB Decision June 21, 2016

* Modified as per OMB Decision June 21, 2016
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Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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* Modified as per OMB Decision
June 21, 2016

* Modified as per OMB Decision June 21,
2016

per OMB Decision June 21, 2016

*Modified as

* Modified as per OMB
Decision June 21, 2016

*Modified as per OMB Decision June 21, 2016

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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*Modified as per

OMB Decision June 21, 2016

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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*Modified as per OMB Decision June

21, 2016

*Modified to delete 6.4.4 and renumber remaining policies as per OMB Decision November 18, 2016.

*Modified as per OMB Decision November 18, 2016.

*Modified as per OMB Decision November

18, 2016.

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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*Modified as per OMB Decision November 18, 2016.

*Modified as per OMB Decision November 18, 2016.

*Modified as per OMB Decision November 18, 2016.

*Modified by OMB

Decision June 21, 2016

*Modified to delete 6.6.4.1 and renumber remaining policies as per OMB Decision November 18, 2016.

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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*Modified as per OMB Decision June 21, 2016

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016
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*Modified as per OMB Decision November
18, 2016.

Modified OPA 183 AND SASP 382 as per OMB decision June 21, 2016 and November 8, 2016



ATTACHMENT 2

COMPARISON CHART PROVISIONS RELEASED TO COME INTO EFFECT WITH NO MODIFICATIONS, RELEASED WITH TECHNICAL CORRECTIONS AND

MODIFICATIONS TO OPA 183 PHASE 1

North Downtown Yonge Official Plan Amendment 183, Site and Area Specific Policy 382

OMB FILE NO. PL131355

NOTE: New wording added/revised has been underlined, wording deleted is in strikethrough, wording subject to Phase 2 is in square brackets.

OPA 183 ORIGINAL WORDING

AGREED UPON WORDING

1.
Chapter 7, Site and Area Specific Policies, is amended by deleting Site and Area Specific Policy 155
and by adding the following Site and Area Specific Policy 382:

1.
Chapter 7, Site and Area Specific Policies, is amended by deleting Site and Area Specific Policy 155
and by adding the following Site and Area Specific Policy 382:

1.1
Identifying suitable levels of growth for each of the special Character Areas that form part of the overall
area.

1.1
Identifying suitable levels of growth for each of the special Character Areas that form part of the
overall area.

1.2
Establishing compatible development/redevelopment and built form policies for these sub-areas and,
where appropriate, for the area as a whole.

1.2
Establishing compatible development/redevelopment and built form policies for these sub-areas and,
where appropriate, for the area as a whole.

2.2
Identify areas with growth potential and areas of limited growth, providing appropriate transitions in
scale down to lower-scaled Character Areas, heritage properties, and parks and open space.

2.2
Identify Character Areas with greater or lesser potential for growth. Provide for appropriate
relationships of development/redevelopment to, [heritage properties], parks and open spaces, and

Character Areas with a Iower scaIed planned context. areasw%hgremﬁh—petenwandﬂarea%eﬂrmmed

--------- 'a

2.10
Protect access to sunlight and sky view within the surrounding context of streets, parks, public and
private open space.

2.10
Preserve access to sunlight and sky view with regard for the surrounding context including streets,
parks and other public or private open space.

4B Area Wide Policies

Policies relating to heritage, views, built form, parks and open space, and the public realm as they
apply to individual or all the Character Areas, are found in Section 6 of this North Downtown Yonge
Site and Area Specific Policy.

4B Area Wide Policies

Policies relating to sun and shadow, heritage, views, built form, parks and open space, sunishadow
and the public realm as they apply to individual or all the Character Areas, are found in Section 6 of
this North Downtown Yonge Site and Area Specific Policy.

5.1.1 Bay Street Character Area

Development/redevelopment within the Bay Street Character Area will be located and massed to
minimize shadow impacts throughout the day on adjacent Apartment Neighbourhoods lands, during all
seasons of the year.

Bay Street Character Area
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COMPARISON CHART PROVISIONS RELEASED TO COME INTO EFFECT WITH NO MODIFICATIONS, RELEASED WITH TECHNICAL CORRECTIONS AND

MODIFICATIONS TO OPA 183 PHASE 1

North Downtown Yonge Official Plan Amendment 183, Site and Area Specific Policy 382

OMB FILE NO. PL131355

NOTE: New wording added/revised has been underlined, wording deleted is in strikethrough, wording subject to Phase 2 is in square brackets.

5.1.2

Development/redevelopment in the Mixed Use Areas portions of the Bay Street Character Area will
provide an appropriate transition in scale and height to lower-scaled development in the Apartment
Neighbourhoods area located within the adjacent St. Nicholas Character Area.

5.2 St. Nicholas Character Area
The St. Nicholas Character Area will also be protected from new net shadow impacts caused by
development/redevelopment in adjacent Character Areas, such as the Bay Street Character Area.

5.2.2

All development/redevelopment within the Bay Street Character Area will be located and massed so as
to minimize new net shadow impacts on the St. Nicholas Character Area at all times of the day and for
all seasons of the year.

5.2.3 St. Nicholas Character Area

Development/redevelopment must provide an appropriate transition in scale and height between more
intensive forms of development/redevelopment in the adjacent Character Areas, such as the Bay
Street Character Area, down to the lower-scaled development of the St. Nicholas Character Area.

5.3.7

Development/redevelopment must have the tower portion of any tall building development set back a
minimum of 20 metres (excluding balconies) from property lines that abut a lower scale Character
Area, including any area designated Neighbourhoods in the Official Plan.

5.3.7
Where a tall building is proposed close to the St. Nicholas Character Area or the Gloucester

Dundonald Character Area, Bevelopment/redevelopment-must-have the tower portion of the any tall

building will be set back a minimum of 20 metres, excluding
property line. i o e Ch or Araa

5.4.1

All development /redevelopment within the Yonge Street Character Area will be located and massed so
as to minimize new net shadow impacts on the Isabella Character Area at all times of the day and for
all seasons of the year.

l I I . I ;FF- . FI )

5.4.3

Development/redevelopment must provide an appropriate transition in scale and height between more
intensive forms of development/redevelopment in the Isabella Character Area down to the lower-
scaled development/redevelopment of the Gloucester/Dundonald Character Area.
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MODIFICATIONS TO OPA 183 PHASE 1

North Downtown Yonge Official Plan Amendment 183, Site and Area Specific Policy 382

OMB FILE NO. PL131355

NOTE: New wording added/revised has been underlined, wording deleted is in strikethrough, wording subject to Phase 2 is in square brackets.

5.5.2

The Gloucester/Dundonald Character Area will be protected from new net shadow impacts resulting
from development/redevelopment in the adjacent Character Areas. All development/redevelopment
within the Yonge Street Character Area, the Wellesley/Wood Character Area and the Church Street
Village Character Area will be located and massed so as to minimize new net shadow impacts on the
Gloucester/Dundonald Character Area at all times of the day and for all seasons of the year.

5.5.3

Development/redevelopment must provide an appropriate transition in scale and height between more
intensive forms of development/redevelopment in the adjacent Character Areas down to the lower-
scaled development/redevelopment of the Gloucester/Dundonald Character Area.

5.6.1

Development/redevelopment within the Wellesley Wood Character Area will be located and massed so
as to minimize new net shadow impacts on adjacent lower-rise areas designated Neighbourhoods and
Apartment Neighbourhoods at all times of the day and for all seasons of the year.

5.6.3

Development/redevelopment must provide an appropriate transition in scale and height between
designated Mixed Use Areas where there is more intensive forms of development/redevelopment and
lower-scaled development in areas designated Apartment Neighbourhoods within this Character Area
and in areas designated Neighbourhoods in the adjacent Character Areas.

5.7 Church Street Village Character Area (paragraph 5 only)

The 519 Church Street community hub and the surrounding park should be protected from new net
shadow impacts of development and redevelopment. Opportunities to expand the parkland should be
explored as part of any ongoing development approvals in the area. The Church Street Public School
site, located within this Character Area, and considered to have valuable publicly accessible open
space, should also be protected from the new net shadow impacts of development and redevelopment.

Character (paragraph 5 only)

The 519 Church Street community hub and the surrounding park should be protected from new net
shadow impacts of development and redevelopment. Opportunities to expand the parkland
throughoutthe-area should be explored, including as part of any ongoing development approvals in
the area. The Church Street Public School site, located within this Character Area, and considered to
have valuable publicly accessible open space, should also be protected from the rew-net shadow
impacts of development and redevelopment.

5.7.3
Development/redevelopment within the Church Street Village Character Area will be located and
massed so as to minimize new net shadow impacts on areas designated Neighbourhoods.

5.7.5
Development/redevelopment must make best efforts as part of the development application review
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process to not cast new net shadow on the Church Street Public School site throughout the day for all
seasons of the year.

5.8.2

Development/redevelopment must provide an appropriate transition in scale and height between more
intensive forms of development and redevelopment in the College/Carlton Street Character Area down
to the lower-scaled development in the Wellesley Wood Character Area and Church Street Village
Character Area.

5.8.6

The maximum height for the area located along the south of Wood Street for properties fronting onto
Church Street within the Church Street Village Character Area will be in the range of 47 metres to 77
metres (15 storeys to 25 storeys).

5.8.6
The maximum height for the area located along the south side of Wood Street for properties fronting

onto Church Street within the Church-Street-Village College/Carlton Character Area will be in the
range of 47 metres to 77 metres (15 storeys to 25 storeys).

5.8.7

Development/redevelopment applications for these maximum heights may only be considered for
approval if the following potential impacts of height have been satisfactorily addressed, as part of the
development/redevelopment application review process

a) the potential impacts on heritage properties located on or adjacent to the development
site;

b) the potential impacts on sunlight in parks and open spaces adjacent to the
development site;

c) the potential impacts on views of prominent and heritage properties, structures and
landscapes on or adjacent to the development site; and

d) the potential impacts on the given site(s) accommodating satisfactory separation and

setback distance requirements.

5.8.7

Development/redevelopment applications for these maximum heights may only be considered for
approval if the following potential impacts of height have been satisfactorily addressed, as part of the
development/redevelopment application review process:

a) [the potential impacts on heritage properties located on or adjacent to the
development site];

b) the potential impacts on sunlight in parks and open spaces adjacent to the
development site;

c) the potential impacts on views-of prominent-and-heritageproperties;-structures-and
landsecapes-on-oradjacentto-the-developmentsite pursuant to Official Plan policies
3.1.1.9,3.1.1.10,3.1.1.11 and 3.1.1.12; and

d) the potential impacts on the given site(s) accommodating satisfactory separation and

setback distance requirements.
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New Section 6A to replace the policies on shadow in the Character Areas including: 5.1.1, 5.2,
5.2.2,5.4.1,55.2and 5.6.1

6.A Sun and Shadow

The varied characteristics of the North Downtown Yonge Area, taken in combination, render parts of
the area particularly sensitive to shadow. Additional policy guidance is therefore appropriate with
respect to shadow impacts.

6.A.1 ltis the policy of Council to protect sunlight in the North Downtown Yonge Area. Accordingly,
by its location and massing, development/redevelopment will adequately limit shadows to
preserve or improve the utility, in both a functional and gualitative sense, of city streets, and
publicly owned or publicly accessible open spaces, having regard for the varied nature and
acknowledging the importance of such areas including the private open spaces shown on
Map 2 of this North Downtown Yonge Site and Area Specific Policy. A mix of sun and
shadow conditions will be maintained on the public realm consistent with the function of the
affected space, and maintained on the private realm, including shared private outdoor
amenity spaces serving multi-unit residential development, consistent with the typical function
of such spaces for the times of day and year when such spaces are typically used. Sun
shadow studies will include the cumulative impact of shadowing by existing and approved
development. The impact of shadowing will be evaluated by the area and location of new
shadows, the duration of new shadow sweep, and the extension of new shadows beyond
those existing and approved. This policy does not apply to parks.

6.A.2 Where this Site and Area Specific Policy sets out a property-specific sun/shadow standard,

such property-specific standard will apply and Section 6A.1 will not apply.

6.2.8
It is the objective of Council to protect sunlight in parks by mitigating or eliminating shadow impacts of
development and redevelopment on parks and open spaces.

6.2.8

It is the policy of CounC|I to protect sunhght in parks-by-mitigating-or-eliminating-shadow-impacts-of
the North Downtown Yonge Area. For
publ|c parks and the Church Street Publlc School site, development/redevelopment will, by location
and massing, minimize shadows to preserve or improve the utility of such spaces in both a functional
and qualitative sense.

6.4.2

Development/redevelopment will provide for a transition from higher building forms to adjacent lower
scale areas to fit to its surroundings with setbacks, stepbacks, height restrictions, angular planes,
appropriate floorplate areas and facade articulation being used to achieve appropriate transition in
scale.

6.4.2

Development/redevelopment will be massed to provide-fora-transition-from-higher-building-forms-to
adjacent-lowerscale-areas-tofitto-its-surroundings-with- fit harmoniously with its surroundings.

Setbacks, stepbacks, height restrictions, angular planes, appropriate floorplate areas, and and/or

facade articulation being-used-to-achieve-appropriate-transitionin-scale will be employed to achieve

5
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appropriate transition for this purpose.

6.4.4

Where a tall building is proposed close to a lower scale area residential area, the tower portion of the
tall building will be set back a minimum of 20 metres, excluding balconies, from any such abutting
property line.

6.4.4 — modified and moved into the character areas as a new provision in each area:

Bay Street 5.1 —new 5.1.4

"Where a tall building is proposed close to a-lower-scale-arearesidential-area the St. Nicholas
Character Area, the tower portion of the tall building will be set back a minimum of 20 metres,
excluding balconies, from any such abutting property line.

Yonge Street 5.3 — modification to 5.3.7

Where a tall building is proposed close to alowerscale-arearesidential-area the St. Nicholas
Character Area or the Gloucester/Dundonald Character Area, the tower portion of the tall building will
be set back a minimum of 20 metres, excluding balconies, from any such abutting property line.

Isabella 5.4 - new 5.4.5

"Where a tall building is proposed close to a-lower-scale-arearesidential-area the
Gloucester/Dundonald Character Area, the tower portion of the tall building will be set back a
minimum of 20 metres, excluding balconies, from any such abutting property line."

Wellesley Wood 5.6 - new 5.6.4

"Where a tall building is proposed close to a-lower-scale-arearesidential-area the
Gloucester/Dundonald Character Area, the tower portion of the tall building will be set back a
minimum of 20 metres, excluding balconies, from any such abutting property line."

Church Street 5.7 —new 5.7.7

"Where a tall building is proposed close to a-lower-scale-arearesidential-area areas designated
Neighbourhoods, the tower portion of the tall building will be set back a minimum of 20 metres,
excluding balconies, from any such abutting property line."

6.4.5

The tower portions of tall building development will have floor plate sizes and tower separation
distances that protect access to sunlight, sky view and privacy as more fully identified in the Tall
Buildings Design Guidelines and Downtown Tall Buildings Vision and Supplementary Design
Guidelines.

Guidelines. Floorplate sizes, stepbacks and tower separation distances will be important
considerations in the evaluation of tall building development/redevelopment in order to address
sunlight, shadow, sky view and privacy as set out in the policies of this North Downtown Yonge Site
and Area Specific Policy.

-6-
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6.4.6

Above grade parking is not permitted except where a property is located directly above the Yonge
subway line and it is demonstrated that it is not possible to construct below grade parking because of
the subway. Above grade parking will be lined with residential units, offices, retail, institutional or
indoor recreational uses on exterior walls so that the above grade parking is not visible.

6.4.6

Above-gradeground parking structures is are not permitted except where a property is located directly
above the Yonge subway line and-itis or where there is another site specific constraint such that it is
demonstrated that it is not possible to construct below grade parking._because-ofthe-subway. Above-
gradeground parking structures will be lined with residential units, offices, retail, institutional or indoor
recreational uses on exterior walls so that the above-ground parking structure is not visible.

6.4.7
Tall buildings will not generally be permitted on:

a) sites that are not able to meet the separation, stepback and setback distance requirements of the
North Downtown Yonge Urban Design Guidelines, the Tall Buildings Design Guidelines and
Downtown Tall Buildings Vision and Supplementary Design Guidelines; and

b) have an existing or planned context which does not contemplate tall buildings as a suitable form of
development.

6.4.7 —a) and b) were reversed in order and revised
Tall buildings will not generally be permitted on:

a) sites that have a an-existing-or planned context which that does not contemplate tall buildings as
a suitable form of development; or

b) sites thatare where development/redevelopment is not able to meetthe-separation;-stepback
and-setback-distance- provide floor plate sizes, tower separation distances, stepbacks and

setback distances that ach|eve the policies as set out in this North Downtown Yonqe Slte and
Area Specmc Pol|cv A A

6.6.4

Where the policies of this North Downtown Yonge Site and Area Specific Policy state that
development/redevelopment should be located and massed so as to "minimize shadow impacts" or
"minimize new net shadow impacts" either within the character area or on an adjacent lower rise area,
this is intended to mean that:

a) shadow should be adequately reduced or limited on lower rise areas and Neighbourhoods to
preserve the utility of their open spaces, whether these be private or public; and

b) inreference to shadow on specific parks, shadow should be adequately reduced, minimized or
eliminated to preserve the utility of the given park for those periods of time and seasons when
the park is most heavily used by the public.
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6.6.5

Where the policies of this North Downtown Yonge Site and Area Specific Policy state that
development/redevelopment within or immediately adjacent to an area should demonstrate that "best
efforts have been made to not cast any new net shadow" this is intended to mean that recognized
planning tools and performance standards have been employed to analyze the impact of new
development/redevelopment on creating shadow, through the completion of sun-shadow studies,
massing studies, building orientation and location studies and floor plate size analysis. The sun-
shadow study analysis should include specific time periods and seasons during which it has been
determined that shadowing should be avoided in the context of a given Character Area and/or specific
park.

No revisions to the wording are proposed, this section is now shown in blue to be addressed through
the Phase 2 hearing process.

Map 2: Open Space Network and Height Areas

Map 2: Parks and Open Space Network and Height Areas

2.

Map 29, Site and Area Specific Policies, to the City of Toronto Official Plan is revised by removing Site
and Area Specific Policy 155 and by identifying the lands as shown on Schedule "A" as Site and Area
Specific Policy 382.

2.

Map 29, Site and Area Specific Policies, to the City of Toronto Official Plan is revised by removing
Site and Area Specific Policy 155 and by identifying the lands as shown on Schedule "A" as Site and
Area Specific Policy 382.
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PROVISIONS OF OFFICIAL PLAN AMENDMENT 183 RELEASED TO COME INTO
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Ontario Municipal Board
Commission Des Affaires Municipales De L'Ontario
Case No.: PL131355
File No.: PL131355
Municipality: City of Toronto

Those provisions of OPA 183 that were under appeal but have been released with no
modification required include:

e Section 1;
e SASP 382 Section 1.1, 1.2 (Goals);
e Section 2.

Those provisions of Site and Area Specific Policy (SASP) 382 of OPA 183 that were under
appeal but have been released with technical corrections include:

e Part of Map 2: Open Space Network and Height Areas.



