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About Wood Bull LLP
• Wood Bull is a specialty practice law firm that 

focuses on municipal, planning and 
development law, including environmental 
approvals, from both the private sector and 
public sector perspective. 

• Wood Bull has a distinct approach to client 
service. Our team consists of five lawyers 
assisted by four specially trained, land use 
planners. This combination of professionals 
means that the firm can provide high quality 
service on a cost effective basis.



About Dennis Wood

• A founding partner of Wood Bull LLP. 

• Recognized as an expert in all aspects of the land use approvals
process, including land use planning and development law, 
municipal law, development charges, environmental assessment, 
employment land conversion and residential intensification. 

• Advises public bodies and private sector clients, specializing in site 
selection and approval processes for major facilities. 

• Has particular expertise on retail, shopping centre, office building, 
conversion of employment lands and residential intensification 
projects. 



About Dennis Wood
• Understands the business issues and dynamics that influence a project, 

and is able to advance an integrated strategy to effectively deal with 
political, business, public relations, environmental and regulatory obstacles.

• Has extensive hearings experience. 

• Has taught at Osgoode Hall Law School, York University, Toronto and at 
the University of Waterloo.  

• Leading author in his areas of specialty, including The Planning Act: A 
Sourcebook. Past chair of the Municipal Law Section, Canadian Bar 
Association (Ontario).   

• A member of the Advocates Society. Received his B.Comm. and LLB from 
the University of Toronto.  Called to the Ontario Bar in 1972.



The Wood Bull Approach

Our objective for our private sector clients is to develop solutions to 
the issues raised in the approvals process which are acceptable to 
our clients from a business perspective, while at the same time 
addressing the concerns of municipalities and other approval 
authorities in an effective manner. 

It is our philosophy that early identification of all necessary 
approvals will minimize duplication of process and will avoid 
unnecessary delays. 

Wood Bull has particular expertise in the areas of residential 
intensification and employment land conversions.



The Wood Bull Approach (cont’d)
Where appropriate, we are able to identify a multi-disciplinary team of experts with
appropriate skills and to work with these experts to develop and implement an effective
strategy for obtaining the necessary approvals. 

In our experience the most effective approvals processes are achieved through: 
•an understanding of all the approvals that are required to enable the proposed development 
to be constructed;
•a comprehensive identification of the issues that must be addressed to achieve each 
approval;
•the identification of appropriately skilled and experienced experts to address the identified 
issues and to work as part of a cooperative, inter-disciplinary team;
•a willingness on the part of the proponent/developer to address issues early in the approvals 
process and in a flexible manner;
•a single-minded focus of all members of the approvals team on the achievement of the 
necessary approvals, on a time and cost effective basis; and
•an understanding that the approvals process might end up at the Ontario Municipal Board in 
an adversarial process with the result that all documentation that is prepared by the 
consulting team must be “hearings ready and defensible” (because it is inordinately 
expensive and sometimes fatal to try to fix problems late in the approvals process). 



The Wood Bull Approach (cont’d)
Within the context of this philosophy, we assist our clients with the following:

• identifying the necessary approvals required to permit the construction of the 
Development; 

• preparing and submitting applications; 
• coordinating the work of experts in various disciplines to ensure that it is internally 

consistent and defensible; 
• liaising with the staff and elected officials at the various municipal levels and other 

approval authorities; 
• representation at community meetings, public meetings, Committees of Council and 

Council, Committees of Adjustment and other approval authorities; 
• developing a strategy for addressing the issues of potential objectors, including adjacent 

landowners; 
• negotiating, drafting and reviewing Official Plan amendment(s), Zoning By-law 

amendment(s), site plan agreement(s), servicing agreement(s), development 
agreement(s) and other agreements;

• addressing municipal cost sharing and related issues, such as development charge by-
laws; and

• Representation before the Ontario Municipal Board, the Environmental Assessment 
Board, and courts, if necessary. 



Wood Bull Services
We assist our private and public sector clients with 
regard to the following development related matters:

– Official plan amendments; 
– Zoning amendments; 
– Consents Site plan approvals and agreements; 
– Subdivision and condominium plans and agreements; 
– Minor variances; 
– Consents to severance, easements or long-term leases;
– Development charges;
– Front ending agreements; 
– Development agreements;
– Private developer cost sharing agreements.



Wood Bull Services (cont’d)
We assist our private and public sector clients in addressing the requirements of
municipal, provincial and federal legislation, including:
•Planning Act; 
•Municipal Act; 
•City of Toronto Act;
•Ontario Municipal Board Act; 
•Greenbelt Protection Act 
•Places to Grow Act; 
•Development Charges Act; 
•Ontario Heritage Act; 
•Environment Assessment Act, 
•Environmental Protection Act; 
•Ontario Water Resources Act; 
•Niagara Escarpment Planning and Development Act; 
•Public Transportation and Highway Improvement Act; 
•Navigable Waters Protection Act; 
•Fisheries Act; 
•Public Lands Act; 
•Conservation Authorities Act. 



Wood Bull Projects
We have considerable practical skill in dealing with large development projects 
that involve a wide range of challenging issues and which require a multi-
disciplinary consulting team. These projects include: 

• Smart!Centres (formerly First Pro Shopping Centres) – over 40 shopping 
centre projects across the Province of Ontario;

– Eastern Avenue mixed-use infill brownfield redevelopment project
(retail/office/residential)

• Oxford Properties Group – a large mixed-use block in the Financial District, City 
of Toronto.

• Wal-Mart, Loblaws, Costco and other retailers – extensive experience in regard 
to commercial projects across the Province of Ontario;

• Mink Dynasty – Residential intensification condominium project (West Toronto)



Wood Bull Projects (cont’d)
• Marathon Realty – mixed-use development project in the City of Toronto Railway 

Lands; 

• Festival Hall Developments – a large-scale entertainment and commercial 
development at John and Richmond Streets in the City of Toronto;

• Metrus Developments Inc. – 1,400 residential units and related retail and service 
commercial on the site of a former refinery in Oakville, Ontario;

• Port Royal Developments – a seven building condominium development at 
Dundas and Islington in the City of Toronto; and

• Town of Ajax – Secondary Plan for the A6 Secondary Planning Area in northern 
Ajax, involving over a dozen plans of subdivision, school sites, parks and related 
retail and service facilities;



“The Universe” on University Ave: 
A Case Study
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Planning Act:
Legislative Framework
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“The Universe” on University Ave: 
A Case Study: 

Who are the Players?



Who is “Government” in an 
Approvals Process?

“public body” means:
a municipality;

a local board;
a ministry, department, board, commission, agency or official of a 
provincial or federal government; or
a First Nation; (Planning Act, s.1)



Who is “Government” in an 
Approvals Process?

“local board” means:
any school board;
public utility commission;
transportation commission;
public library board;
board of park management;
board of health;
police services board;
planning board; or
any other board, commission, committee, body or local authority 
established or exercising any power or authority under any general or 
special Act with respect to any of the affairs or purposes of a municipality 
or of two or more municipalities or portions thereof; (Planning Act, s.1)



Who is “Government” in an 
Approvals Process?

Includes:
Municipalities (Cities, Towns, Regions and Counties)
Conservation Authorities
Provincial Ministries

Public Infrastructure Renewal
Municipal Affairs and Housing
Transportation
Environment
Natural Resources
Culture & Citizenship (Heritage Act)

Federal Departments 
Department of Fisheries and Oceans
Transport Canada
Department of Indian and Northern Affairs

Utilities (Hydro, Gas Bell, etc.)
CN/GO



Who is “the Public” in an 
Approvals Process?

Includes:
Ratepayers (individuals or groups)

Environmental organizations

Other special interest groups (non-profit housing association, 

developer groups, etc.)

Competitors



“The Universe” on University Ave: 
A Case Study: 

What are the Facts?



“The Universe” on University 
Ave: The Site



“The Universe” on University 
Ave: The Proposal



“The Universe” on University 
Ave: The Facts

• “The Universe” is a fictional mixed use development project 
that includes hotel, retail, and office components, along with 
a desire by city for an affordable housing component.

• Total site size is 1.52 acres with densification for up to 
800,000 s.f. buildable

• 50,000 s.f. is to be retail, 300,000 s.f. is condo hotel, 
350,000 is office and 100,000 is affordable housing.

• There is a Brownfield component as the site was previously 
occupied by a drycleaner and a gas station.



“The Universe” on University 
Ave: The Facts (cont’d)

• Publicly owned lands by provincial government Crown Corporation 
providing a ground lease and requesting, in addition to ground lease 
payments, participation in cash flow by ground lessor.

• Land owner is requesting architecturally significant building on the site.

• Built immediately adjacent to Queens Park Subway line with below grade 
linkage thereto.

• Requires new below grade parking structure.

• Needs to respect the heritage designated property next door to ensure it 
is not disturbed or damaged.

• It is located on the corner of University and College as outlined in the 
below rendering as Phase 2



“The Universe” on University Ave:
A Case Study: 

What are the Land Use Changes
that are required?



“The Universe” on University Ave: 
Required Rezoning

Existing Zoning

Required Zoning By-law Amendment
12.1



“The Universe” on University Ave: 
Relationship of Zoning to Official Plan

24. (1) Despite any other general or special Act, 
where an official plan is in effect, no public 
work shall be undertaken and, except as 
provided in subsections (2) and (4), no by-law 
shall be passed for any purpose that does not 
conform therewith. (Planning Act)

• Implication: Need to review Official Plan 
policies prior to making rezoning application.



“The Universe” on University Ave: 
City of Toronto Official Plan (2001)

Existing Official Plan Designation (2001)

Required Official Plan Amendment (2001)

• Hospital policies do not permit commercial and private residential uses.



“The Universe” on University Ave: 
City of Toronto Official Plan (2007)



“The Universe” on University Ave: 
City of Toronto Official Plan (2007)

Map 2, Urban Structure



“The Universe” on University Ave: 
City of Toronto Official Plan (2007)

Downtown and Central Waterfront, Policies



“The Universe” on University Ave: 
City of Toronto Official Plan (2007)

Downtown and Central Waterfront, Policies (cont’d)



“The Universe” on University Ave: 
City of Toronto Official Plan (2007)

Map 18, Land Use Plan



“The Universe” on University Ave: 
City of Toronto Official Plan (2007)

Existing Official Plan Designation – Institutional



“The Universe” on University Ave: 
City of Toronto Official Plan (2007)

Existing Official Plan Designation – Institutional (cont’d)



“The Universe” on University Ave: 
City of Toronto Official Plan (2007)

Existing Official Plan Designation - Institutional (cont’d)



“The Universe” on University Ave: 
City of Toronto Official Plan (2007)

Existing Official Plan Designation - Institutional (cont’d)



“The Universe” on University Ave: 
City of Toronto Official Plan (2007)

Existing Site-Specific Official Plan Policy



“The Universe” on University Ave: 
City of Toronto Official Plan (2007)

Required Official Plan Amendment

An Official Plan Amendment may be required to permit commercial uses, 
inclusive of office and retail uses, unrelated to institutional uses in an 
Institutional Area.

Key Official Plan Policy



Official Plan Amendment 
Process: Planning Act

Notice of Public Meeting

Information and    
material, including  plan, 

available
at least 20 days prior to 

public meeting

17(15)(19.1)

No Appeal Decision Final
17(27)

Council 
Adoption 17(22) Application 

including 
prescribed 

information and 
any other 

information or 
material 

considered 
necessary 
22(1)(2)(4)

(5)(6)

Application 
including 

prescribed 
information and 

any other 
information or 

material 
considered 
necessary 
22(1)(2)(4)

(5)(6)

OMB PROCESS

MUNICIPAL PROCESS

Notice of 
Adoption
within 15 

days 
17(23) 

Council Refusal

15 Days to 
forward 
appeal 
to OMB 

17(29),22(9)

- No person may be added as a party to an 
appeal unless they made submissions or it 
is reasonable to add them 17(44.1)(44.2), 
22(11)

- Restrictions on new information/material. 
17(44.3)(44.6)

Dismissal of 
Appeal

17(45)(46.1)

Decision and Order
17(50)

Motion to Dismiss 17(45)
where appeal (i) does not disclose any apparent 

land use planning ground (ii) is frivolous or 
vexatious (iii) made for the purpose of delay, or 
(iv) appellant has persistently and unreasonably 

commenced proceedings before the Board

Notice of Refusal 
Applicant may 
appeal within 15 
days of decision

22(6.6)

Pre-Consultation 
with Municipality

22(3.1)

Pre-Consultation 
with Municipality

22(3.1)

Notice of Appeal 
within 20 days of 
Notice of Refusal 
22(7)(7.0.2)(7.0.3)

Provincial Interest
Minister may declare provincial interest 
and shall advised the OMB in writing at 

least 30 days prior to hearing 
22(11.1)(11.2)

Decision 
(No Order)

17(50)

Cabinet Decision 
Confirm, vary or rescind the 

decision of the OMB
22(11.3)(11.4)

OMB Hearing
17(44)

Council fails to adopt OPA within 
180 days, applicant may appeal to 

the OMB
22(7)(7.0.2)

No appeal of  (i) alteration of 
boundary of settlement area (ii) 
establish a new settlement area (iii) 
amendments to permit second 
residential units (iv) removal of land 
from areas of employment 
22(7.1)(7.2)(7.3)

Notice of Appeal within 20 Days 
17(24)
- The Applicant 
- by persons making submissions
- no appeal of official plan policies permitting second residential 
unit
**
17(24) (24.1)

Public Meeting
no earlier than 
20 days after 

notice 
22(1)(b), 17(17)

22(2)(b)
17(15)(19)



Zoning By-law Amendment 
Process: Planning Act

Notice of Public 
Meeting

Information and    
material, including  plan 
made available to the 

public
34(12)(13)(14.1)

Public Meeting
no earlier than 
20 days after 

notice 
34(14.1)

No Appeal ZBL into force on 
day it was passed 34(21)

Council Passes By-
law

Council may prescribe 
conditions provided 
official plan contains 

policies related to 
zoning with conditions 

34(16)

Application 
including prescribed 
information and any 
other information or 
material considered 

necessary 
34 (10.1)(10.2)

(10.3)(10.4)

Application 
including prescribed 
information and any 
other information or 
material considered 

necessary 
34 (10.1)(10.2)

(10.3)(10.4)

OMB PROCESS

MUNICIPAL PROCESS

No appeal of  (i) alteration of 
boundary of settlement area 
(ii) establish a new 
settlement area (iii) removal 
of land from areas of 
employment 
34(11.0.4)(11.0.5)

15 Days to 
forward 
appeal 
to OMB 
34(23)

Dismissal of 
Appeal
34(25)

Decision and Order
34(24)

Motion to Dismiss 34(25)
where appeal (i) does not disclose any apparent land use 
planning ground (ii) is frivolous or vexatious (iii) made for 

the purpose of delay, or (iv) appellant has persistently and 
unreasonably commenced proceedings before the Board

Notice of Appeal within 20 Days 
34(19)

- The applicant
by persons making submissions

- no appeal of official plan policies 
permitting second residential unit

34(19)(19.1)

Pre-Consultation 
with Municipality

34 (10.0.1)

Pre-Consultation 
with Municipality

34 (10.0.1)

Notice of Appeal 
Applicant may 
appeal within 20 

days 
34(11)(11.0.3)

Further Notice
Council to 

determine if 
further notice 

required
34(17)

Application refused 34(11)
Notice of refusal to be given within 

15 days of refusal
34 (10.9)

Provincial Interest
Minister may declare provincial interest 
and shall advise the OMB in writing at 

least 30 days prior to hearing
34(27)

Decision 
(No Order)

34(29)

Cabinet Decision 
Confirm, vary or rescind 
the decision of the OMB

34(29.1)

OMB Hearing
34(24)

- No person may be added as a party to an 
appeal unless they made submissions or it 
is reasonable to add them 34(24.1)(24.2)

- Restrictions on new information/material. 
34(24.3)(24.4)

Notice of 
Passing
within 15 

days 
34(18) 

Council refuses or neglects to 
make a decision within 120 days, 

Applicant may appeal to OMB 
34(11)



Approvals Process Flowchart: 
City of Toronto 



“The Universe” on University Ave: 
Pre-Application Consultation

Pre-Application Consultation and Submission of "Complete“ Applications

Pre-application consultation and submission of "complete" applications are
central to the City's commitment to complete the review of your application
within our timeline targets.

• Pre-application consultation allows you to discuss your proposal with City 
staff and identify and address any potential areas of concern early in the 
process. This will save you both time and money. (Toronto Development 
Guide)



“The Universe” on University Ave: 
Complete Application
Submission of a Complete Application

The City will consider your application(s) to be "complete" if it is accompanied by 
the required information identified in this Guide and through your pre-application 
consultation discussions. Submission of a complete application is crucial to the 
City's commitment to meet the STAR target timelines. A complete application will 
allow a more efficient and comprehensive review of all supporting material by the 
City.

If you submit an incomplete application, the City may respond in a number of 
ways. Usually, the City will return your application and request that you submit the 
outstanding information. Making your submission in person is recommended as 
this provides an opportunity for immediate confirmation of the completeness of 
your submission.

If you submit an application that meets the minimum submission requirements of 
the Planning Act but do not submit the additional information, the City will process 
your application and will not be subject to its STAR timeline commitments.
(Toronto Development Guide)



“The Universe” on University Ave: 
Complete Application

Compulsory Requirements

• Application Fees

• Completed Application Form(s), including Authorization of Agent 
form

• Covering Letter, which briefly outlines the nature of the 
application(s), details of the pre-application consultations, full 
contents of the submission package and contact names for the 
application(s)

• Appropriate Plans/Drawings

• Planning Rationale

• Transportation Impact Study

• Servicing Report, including stormwater management considerations

• Arborist/Tree Preservation Report (Toronto Development Guide)



“The Universe” on University Ave: 
Complete Application

Other Possible Requirements

• Community Services and Facilities Studies may be required for large 
sites that are inadequately serviced or located in areas experiencing 
major growth or change. 

• Housing Issues Report if seeking to demolish existing rental 
residential properties, intensify existing rental sites, convert existing 
rental housing to condominium or proposing a residential 
development in excess of 5 hectares. 

• Section 37 Community Benefits if seeking a significant increase in 
height or density through a rezoning. 

• Computer Generated Building Mass Model. 



“The Universe” on University Ave: 
Complete Application

Other Possible Requirements (cont’d)

• Pedestrian Level Wind Study if the proposal is for buildings six 
storeys (20 metres) or greater in height. 

• Sun/Shadow Study if the proposal is for buildings six storeys (20 
metres) or greater in height. 

• Loading Study if the proposal is seeking to amend existing City By-
law loading standards. (Toronto Development Guide)

• Parking Study if the proposal is seeking to amend existing City By-
law parking standards. 



“The Universe” on University Ave: 
Complete Application

Other Possible Requirements (cont’d) 

• Contaminated Site Assessment if the property is a potentially 
contaminated site that is going to a more sensitive land use or is in 
the area of influence of a former waste disposal site. 

• Natural Heritage Impact Study if the proposal is likely to have 
impacts on the natural heritage system shown on Map 9 of the 
Official Plan.

• Environmental Impact Study if the proposal is likely to have impacts 
on aspects of the natural environment not considered in a Natural 
Heritage Impact Study. 



“The Universe” on University Ave: 
Complete Application

Other Possible Requirements (cont’d) 

• Archaeological Assessment if the property is on the City's database 
of  lands containing archaeological potential. 

• Heritage Impact Statement (Conservation Strategy) if the property is 
on the City of Toronto's Inventory of Heritage Properties, which
includes both listed and designated properties.

• Other reports/studies identified through staff consultation. 

(Toronto Development Guide)



“The Universe” on University Ave:
OPA, Rezoning: Required Plans

Official Plan Amendment
•Boundary Plan of Survey
•Context Plan
•Concept Site and Landscape Plan

Zoning By-law Amendment
•Boundary Plan of Survey
•Context Plan
•Concept Site and Landscape Plan
•Underground Garage Plan(s) (when applicable)
•Floor Plans
•Elevations and Site Sections
•Tree Preservation Plan
(Toronto Development Guide)



“The Universe” on University Ave: 
Terms of Reference for Studies
The Toronto Development Guide provides Terms of Reference for the 
following Studies and Reports:

City Planning

• Planning Rationale 

• Community Services and Facilities Studies 

• Housing Issues Report 

• Architectural Control Guidelines 

• Computer Generated Building Mass Model 

• Pedestrian Level Wind Study 

• Sun/Shadow Study 

• Urban Design Guidelines (Toronto Development Guide)



“The Universe” on University Ave: 
Terms of Reference for Studies (cont’d)

Works and Emergency Services
• Loading Study 
• Parking Study
• Traffic Operations Assessment 
• Transportation Impact Study 
• Servicing Report 
• Stormwater Management Report

Heritage Preservation Services
• Archaeological Assessment 
• Heritage Impact Statement (Conservation Strategy) 
• Natural Heritage Impact Study

Urban Forestry
• Arborist/Tree Preservation Report (Toronto Development Guide)



Approvals Process Flowchart: 
City of Toronto 



Approvals Process Flowchart: 
City of Toronto (cont’d)



“The Universe” on University Ave: 
A Case Study: 

Staff Recommendations



Approvals Process: 
Staff Recommendations (cont’d)
It is recommended that City Council:

(1) amend the Official Plan for the former City of Toronto substantially in 
accordance with the draft Official Plan Amendment attached as Appendix B;

(2)  amend Zoning By-laws 531-83 and 438-86 for the lands known as 101 College 
Street substantially in accordance with the draft Zoning By-law Amendment 
attached as Appendix C;

(3)  authorize the City Solicitor to make such stylistic and technical changes to the 
draft Official Plan Amendment and draft Zoning By-law Amendment as may be 
required;

(4)  before introducing the necessary Bills to City Council for enactment, require 
the owner to enter into a Section 37 Agreement to secure the restoration of the 
retained portions of the heritage building at 101 College Street and to provide 
for a public art commitment equal to one percent of the gross construction 
cost;

(5)  before introducing the necessary Bills to City Council for enactment, require 
the owner to enter into an amended Heritage Easement Agreement to the 
satisfaction of the City Solicitor and the Commissioner of Economic 
Development, Culture and Tourism;



Approvals Process Flowchart: 
City of Toronto (cont’d)

(6) grant authority for the execution of an amending Heritage Easement Agreement 
under Section 37 of the Ontario Heritage Act using substantially the form of the 
easement agreement prepared in February 1987 by the City Solicitor and on file 
with the City Clerk, subject to such amendments as may be deemed necessary by 
the City Solicitor in consultation with the Manager, Heritage Preservation 
Services;

(7) grant authority for the introduction of Bills in Council authorizing execution of 
the Heritage Easement Agreement, and:

a) require the owner to provide the Commissioner of Economic Development,
Culture and Tourism with two (2) copies of the required replacement 
photographs of 101 College Street for inclusion in the Heritage Easement 
Agreement; and

b)    authorize the appropriate City Officials to take whatever action is necessary to
give effect hereto;



Approvals Process Flowchart: 
City of Toronto (cont’d)

(8) require the Heritage Easement Agreement to secure the following:

a) require that the development of this property conform to:

i) the Open Space Guidelines prepared by Hough, Woodland, Naylor,
Dance, Leinster dated February 2001;

ii) the Heritage Strategy and Restoration Plan prepared by William 
Greer, Architect, dated January 2001; and

iii) the Design Guidelines prepared by William Greer, Architect/Bregman 
+ Hamann Architects, dated January 2001;

all as approved by the Commissioners of Economic Development, 
Culture and Tourism and Urban Development Services;



Approvals Process Flowchart: 
City of Toronto (cont’d)

b) prior to the issuance of a building permit, require the owner to submit a final
Open Space/Landscape Plan that meets with the approval of the Commissioners
of Urban Development Services and Economic Development, Culture and
Tourism (the Manager of Heritage Preservation Services);

c) prior to the issuance of a building permit, require the owner to post Letters of
Credit with the City in amounts satisfactory to the Commissioner of Economic
Development, Culture and Tourism to ensure restoration of the heritage building
and protection for it during construction of the development Areas;

d) prior to the issuance of any permit related to the redevelopment of these lands
require the owner to provide a shoring and underpinning design to the 
satisfaction of the Commissioner of Economic Development, Culture and 
Tourism (the Manager of Heritage Preservation Services); and



“The Universe” on University Ave: 
A Case Study: 

The Site-Specific Official Plan Amendment



“The Universe” on University
Site Specific 
Official Plan 
Amendment 
No. 184



“The Universe” on University
Site Specific 
Official Plan 
Amendment 
No. 184



“The Universe” on University
Site Specific 
Official Plan 
Amendment 
No. 184



“The Universe” on University Ave: 
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“The Universe” on University Ave: 
Ontario Heritage Act: Heritage 
Easements
Easements
37. (1) Despite subsection 36 (1), after consultation with 

its municipal heritage committee, if one is established, 
the council of a municipality may pass by-laws 
providing for the entering into of easements or 
covenants with owners of real property or interests in 
real property, for the conservation of property of 
cultural heritage value or interest. 2002, c. 18, 
Sched. F, s. 2 (19). (Ontario Heritage Act)



“The Universe” on University Ave: 
Heritage Easement Agreement:

Staff Recommendation:



“The Universe” on University Ave: 
Heritage Easement Agreement

Staff Recommendation (cont’d):



“The Universe” on University Ave: 
Design Guidelines 
(see printed materials)



“The Universe” on University Ave: 
Design Guidelines 
(see printed materials)



“The Universe” on University Ave: 
Design Guidelines 
(see printed materials)



“The Universe” on University Ave: 
Design Guidelines 
(see printed materials)



“The Universe” on University Ave: 
Open Space Guidelines
(see printed materials)



“The Universe” on University Ave: 
A Case Study:

Section 37 (Planning Act) Agreement



“The Universe” on University Ave:
The Planning Act: Section 37
37. (1) The council of a local municipality may, in a by-law passed under section 34, authorize 
increases in the height and density of development otherwise permitted by the by-law that will be 
permitted in return for the provision of such facilities, services or matters as are set out in the by-
law.

Condition
(2) A by-law shall not contain the provisions mentioned in subsection (1) unless there is an 

official plan in effect in the local municipality that contains provisions relating to the authorization 
of increases in height and density of development.

Agreements
(3) Where an owner of land elects to provide facilities, services or matters in return for an 

increase in the height or density of development, the municipality may require the owner to enter 
into one or more agreements with the municipality dealing with the facilities, services or matters.

Registration of agreement
(4) Any agreement entered into under subsection (3) may be registered against the land to 

which it applies and the municipality is entitled to enforce the provisions thereof against the 
owner and, subject to the provisions of the Registry Act and the Land Titles Act, any and all 
subsequent owners of the land. R.S.O. 1990, c. P.13, s. 37.
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Subsection 5.1.1 Height and/or Density Increases
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Site Plan Control: City of Toronto Act

Approval of plans or drawings

(5) No person shall undertake any development in an area designated 
under subsection (2) unless the City or, where a referral has been made 
under subsection (15), the Ontario Municipal Board has approved one or 
both, as the City may determine, of the following:

1. Plans showing the location of all buildings and structures to be 
erected and showing the location of all facilities and works to be 
provided in conjunction therewith and of all facilities and works 
required under clause (11) (a).

(City of Toronto Act, s.114)



“The Universe” on University Ave:
Site Plan Control: City of Toronto Act

2. Drawings showing plan, elevation and cross-section views for each building 
to be erected, except a building to be used for residential purposes 
containing less than 25 dwelling units, which drawings are sufficient to 
display.

i. the massing and conceptual design of the proposed building,

ii. the relationship of the proposed building to adjacent 
buildings, streets, and exterior areas to which members of the 
public have access,

iii. the provision of interior walkways, stairs, elevators and 
escalators to which members of the public have access from 
streets, open spaces and interior walkways in adjacent 
buildings,

(City of Toronto Act, s.114)



“The Universe” on University Ave:
Site Plan Control: City of Toronto Act

iv. matters relating to exterior design, including without limitation the character,
scale, appearance and design features of buildings, and their sustainable
design, but only to the extent that it is a matter of exterior design, if an  
official plan and a by-law passed under subsection (2) that both contain
provisions relating to such matters are in effect in the City, and

v. the sustainable design elements on any adjoining highway under the City’s
jurisdiction, including without limitation trees, shrubs, hedges, plantings or
other ground cover, permeable paving materials, street furniture, curb 
ramps, waste and recycling containers and bicycle parking facilities, if an
official plan and a by-law passed under subsection (2) that both contain 
provisions relating to such matters are in effect in the City. 2006, c. 11,    
Sched. A, s. 114 (5).

(City of Toronto Act, s.114)
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Site Plan Control: City of Toronto Act

Exclusions from site plan control

(6) The following matters are not subject to site plan control:

1. The interior design.

2. The layout of interior areas, excluding interior walkways, stairs, 
elevators and escalators referred to in subparagraph 2 iii of 
subsection (5).

3. The manner of construction and construction standards. 2006, c. 11, 
Sched. A, s. 114 (6).

(City of Toronto Act, s.114)
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“The Universe” on University Ave: 
Site Plan Approval Process

Review Procedure for Site Plan Control Applications

There are two types of review procedures for Site Plan Control applications. 
Approval authority for Site Plan Control applications has been delegated to the 
Chief Planner or his/her designates by City Council. However, City Councillors 
retain the right to request that any individual application be reported to City 
Council for its decision. These are termed "bumped-up" applications. 
(Toronto Development Guide)
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Site Plan: Application Requirements

Compulsory Requirements

• Application Fees 

• Completed Application Form(s), including Authorization of Agent form 

• Covering Letter, which briefly outlines the nature of the application, details of 
the pre-application consultations, full contents of the submission package 
and contact names for the application 

• Appropriate Plans/Drawings 

• Planning Rationale 

• Stormwater Management Report 

• Arborist/Tree Preservation Report (Toronto Development Guide)
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Site Plan: Application Requirements

Other Possible Requirements

• Computer Generated Building Mass Model. 

• Pedestrian Level Wind Study if the proposal is for buildings six storeys (20 
metres) or greater in height. 

• Sun/Shadow Study if the proposal is for buildings six storeys (20 metres) or 
greater in height. 

• Loading Study if no City By-law standards exist. 

• Parking Study if no City By-law standards exist. 

• Traffic Operations Assessment if proposing a significant development. 

• Contaminated Site Assessment if the property is a potentially contaminated 
site that is going to a more sensitive land use or is in the area of influence of 
a former waste disposal site. (Toronto Development Guide)
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Site Plan: Application Requirements

Other Possible Requirements (cont’d)

• Natural Heritage Impact Study if the proposal is likely to have impacts on the 
natural heritage system shown on Map 9 of the Official Plan. 

• Environmental Impact Study if the proposal is likely to have impacts on 
aspects of the natural environment not considered in a Natural Heritage 
Impact Study. 

• Archaeological Assessment if the property is on the City's database of lands 
containing archaeological potential. 

• Heritage Impact Statement (Conservation Strategy) if the property is on the 
City of Toronto's Inventory of Heritage Properties, which includes both listed 
and designated properties. 

• Other reports/studies identified through staff consultation (Toronto 
Development Guide)

TERMS OF REFERENCE FOR REPORTS ARE THE SAME AS FOR OPAS 
AND REZONINGS.
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Site Plan: Required Plans
Site Plan Control Applications (Complex, Routine & Quick Stream)
• Boundary Plan of Survey

• Context Plan

• Site Plan

• Grading, Surface Water and Stormwater Management Plan (if applicable)

• Underground Garage Plan(s) (when applicable)

• Floor Plans

• Building Cross-Sections 

• Building Elevations

• Roof Plan 

• Perspective Drawing (not required for projects under 4000m2)

• Landscape Plan 

• Tree Preservation Plan 

• Public Utilities Plan (Toronto Development Guide)



“The Universe” on University Ave: 
A Case Study:

Parking



“The Universe” on University 
Ave: Parking

“Existing Above Grade Parking Structure

Proposed Underground Parking

Staff report (2001)

B”
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Proposed Residential Rental Parking Standard (2007)
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Affordable Housing
Policy 4.8.6 – Institutional Areas (Official Plan 2007)

Policy 5.1.1 – Height and/or Density Increases (Official Plan 2007)
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