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LEONA SAVOIE HAS OVER 15 YEARS OF
DEVELOPMENT EXPERIENCE WORKING FOR VERY
PROGRESSIVE COMPANIES SUCH AS TRIDEL,
DANIELS AND ROCKPORT.

While the bulk of experience rests in large urban mixed use projects in
the City of Toronto, Leona also has select experience in municipalities
outside of Toronto such as Mississauga, Newmarket, Aurora and
Pickering.

Currently Leona works at Hullmark Developments, a company with a
long pedigree of development in Toronto, Mississauga and Markham.

Hullmark has recently undergone a significant transition in investment
strategy shifting its focus from predominantly residential condominium
developments to commercial properties in the downtown periphery.

She is primarily responsible for residential investments, municipal
approvals and design development and shares responsibility for
acquisitions and implementation. Leona has always taken a keen
interest and involvement through the BILD with emerging policies
coming out of City Hall.

Recently, Leona participated in a working group that collaborated with
the City to streamline the clearances of Draft Plan Conditions prior to
their release for registration. She has performed the role as Toronto
Chapter Co-Chair for over 4 years and sits on the Board of Directors.
Leona also sits on the BILD Executive Committee and the Board of
Directors.

OFFICE: TORONTO TELEPHONE: 416.510.1700 EX 223
MOBILE: 416.648.2777 E-MAIL: LEONA@HULLMARK.CA
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CONDO:
START TO FINISH™

STAGE 1 — PROJECT DESIGN + PRE-DEVELOPMENT

Political and community project support.

Site-specific planning assessment, including required municipal
and provincial applications.

Planning/political support for new condominium types (common
element, vacant land).

OPA, rezoning, committee of adjustments, section 37 agreements,
parkland dedication.

OMB applications.

STAGE 2 — MARKETING + SALES

1.
2.

Municipal approvals and OMB resolution.

Planning/zoning changes to project including additional density,
units and floors, reductions in visitor parking, etc.

STAGE 3 — URBAN CONSTRUCTION

1.

On-going site approvals including additional units and floors,
variances, etc.

Municipal agreements and implementation problems.

Section 37 agreements/approvals, requirements and signature
timing.

Building permit applications and follow-up.

Severance for multi-institutional financing.

STAGE 4 — PLANNING + LEGAL COMPLIANCE

1.

Committee of adjustment consents and variances (parking, 3rd
party easements).

Draft plan of condominium application, submission and follow-up.
Draft plan of condominium conditions review and resolution.
Multi-component severance applications.

PLANNER'S
PERSPECTIVE

LEONA SAVOIE
HULLMARK
DEVELOPMENTS LTD.




STAGE 5 — CONDOMINIUM PRE-REGISTRATION +
OCCUPANCY

1. Site plan conditions resolution.
2. Draft plan of condominium conditions resolution.

3. Parking and locker purchaser allocations.

STAGE 6 — CONDOMINIUM REGISTRATION

1. Condominium draft plan conditions resolution confirmation.

STAGE 7 — CONDOMINIUM POST-REGISTRATION

1. Registered condominium declaration and plans to local
municipality legal/planning department.
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SECTION C

DRAFT PLAN OF CONDOMINIUM
APPLICATIONS
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Draft Plan of Condominium Applications
Introduction

Following a brief discussion on the purpose and type of condominium applications and general
application requirements, this section outlines the differing review procedures for applications
involving

A) Standard and Phased Condominiums;
B) Common Elements and Vacant Land Condominiums; and

C) Rental Residential Conversions.
Application Purpose

Section 9(2) of the Condominium Act states that an application for condominium is processed in
the same way as a Plan of Subdivision under Section 51 of the Planning Act, with necessary
modifications.

This Act grants the City the authority to regulate the division of land and/or buildings through
Plans of Condominium. This authority is used to regulate division of land and/or buildings into
parcels or units that may be sold as part of a condominium corporation. It is also used to ensure
that the rights of future owners are protected and that any interests/obligations in favour of the
City are transferred from you to the future owners.

If you wish to divide your land into lots, blocks or units which can be sold, you must apply for:

« Draft Plan of Subdivision or

e Draft Plan of Condominium or

o Part Lot Control Exemption application or

o Consent for Severance

The Condominium Act classifies five types of condominium corporations (alone or in
combination). These are:

e Leasehold
o Freehold, of which there are four types:
o Common Elements
o Phased
o Standard
o Vacant Land

You should determine which type of condominium corporation you wish to establish before

filing your application. You should also consider applying for a Preliminary Project Review
(PPR) and/or a Zoning Certificate review that will identify any features of your proposal that do
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not comply with the Zoning By-law. Additional information is available at
http://www.toronto.ca/building/project_review.htm

Draft Plan of Condominium Application Requirements

To ensure the City's interests are met and to appropriately assess the merits and technical aspects
of your proposal, the City requires submission of a number of information items with your
application(s). These are outlined below as Compulsory Requirements (those that will be
required for the majority of applications) and Other Possible Requirements (those that are
dependant upon the specifics of the application).

A pre-application consultation meeting is recommended to assist in determining which of these
requirements must be provided as part of your initial application submission in order for it to be
considered a complete application.

The City will endeavour to review your application and render a decision within the STAR target
timelines. The City's commitment to the STAR target timelines will only begin once a complete
application submission is received.

The level of detail required for most of the reports/studies listed below can vary, depending on
the nature of your property and your proposal. In some cases, a single-page letter from a
qualified expert will be adequate, while in other situations a major study will be necessary. The
requirement and scope of any reports/studies can be assessed during your pre-application
consultation meeting.

Application Requirements

Compulsory Requirements

e Application Fees
e Completed Development Approval Application Form
e Application Requirements (See shaded columns in chart, below)

Information/Studies

Paper and Digital Submission Requirements for all Information/Studies
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REQUIREMENTS of the N
CITY OF TORONTO ACT, PLANNING ACT and/or Regulations

ADDITIONAL REQUIREMENTS of the OFFICIAL PLAN

In addition to the prescribed requirements of the Planning Act, the following non-prescribed
information will also be required to evaluate a planning application, unless it is determined
that certain studies, plans, drawings and reports are not applicable.

Provision of the additional information indicated under the Official Plan, Zoning By-law, Draft
Plan of Subdivision, Draft Plan of Condominium and Consent to Sever headings is mandatory
under the Planning Act and this Official Plan.

Provision of the additional information indicated under the Site Plan Control heading is not
mandatory but may be requested by the City in order to enable a site plan control application
to be evaluated.

Completed Application Form

— including Permission to Reproduce and Provision of Requisite Copies. Applicants are
required to (a) grant the City permission to reproduce, in whole or in part, any document
submitted as part of a complete application for internal use, inclusion in staff reports or
distribution to the public for the purpose of application review, and (b) provide a reasonable
number of copies of any such document, or parts thereof, in paper and/or electronic form, to
the City for internal use and distribution to the public for the purpose of application review.

Boundary Survey - showing and quantifying the area(s) of all land parcel(s) relevant to the
development proposal.

Appropriate Plans and Drawings

Planning Rationale — containing a description of pre-application consultation, including
any community outreach, public meeting(s) and interested persons contact list created by the
applicant in accordance with City standards.

Avenue Segment Review — when required by the provisions of Section 2.2.3.

Topographical Survey — showing the area(s) of all land parcel(s) relevant to the
development proposal.

Building Mass Model — physical or computer generated.

Pedestrian Level Wind Study — for buildings over six storeys/20 metres in height.

Sun/Shadow Study — for buildings over six storeys/20 metres in height.

Architectural Control Guidelines — when warranted by the scale or nature of the
proposed development.

Urban Design Guidelines — when warranted by the scale or nature of the proposed
development.

Community Services/Facilities Study — for large development proposals.

Housing Issues Report — for applications that seek to demolish existing rental properties,
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intensify existing rental sites, convert existing rental housing to condominiums or that propose
residential development in excess of five hectares.

Contaminated Site Assessment — if any portion of a property is to be conveyed to the City
(eg, parks, roads or lanes).

Natural Heritage Impact Study - if the proposed development is likely to have impacts on
the Natural Heritage System shown on Map 9.

Environmental Impact Study — if the proposed development is likely to have impacts on
aspects of the environment not adequately assessed in the Natural Heritage Impact Study.

Archaeological Assessment — for properties in the City's database of lands containing
archaeological potential.

Heritage Impact Statement/Conservation Strategy — for properties in the City's
Inventory of Heritage Properties, whether listed or designated, or adjacent properties where
new development could have an impact on a heritage property.

Arborist Tree Preservation Report

Green Development Standards Checklist (aka Toronto Green Standard)

Accessibility Design Standards Checklist

Noise Impact Study

Vibration Study

Geotechnical Study — hydrological review to be included where warranted.

Servicing and Stormwater Management Report(s)

Transportation Impact Study

Parking Study — when proposal does not comply with City by-law standards.

Loading Study — when proposal does not comply with City by-law standards.

Traffic Operations Assessment — when warranted by the scale or nature of the proposed
development.

Draft Amendments

Plans/Drawings

Paper and Digital Submission Requirements for all Plans/Drawings

General Requirements for all Plans/Drawings

[ Boundary Plan of Survey
[l Topographical Survey
] Draft Plan of Condominium

Other Possible Requirements
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e The Planner will advise what other appropriate information/studies and plans/drawings may
be required to properly evaluate the application.

Review Procedure for Plans of Condominium

This section outlines the steps the City will undertake to review your application(s). It also
provides important target timeline milestones in the STAR process so you can monitor the
progress of your application(s) through the process.

There are three types of review procedures for Draft Plan of Condominium applications as
outlined in the following sections.

Section A Applications for Standard or Phased Plans of Condominium, will be streamed
Routine

Section B Applications for Common Elements or Vacant Land Plans of Condominium
require the City to hold Public Meeting under the Planning Act, will be streamed
Complex and have different review procedures and timelines.

Section C Applications to convert existing rental residential properties require a decision by
City Council, will be streamed Complex and have different review procedures
from the other Draft Plan of Condominium applications outlined above.

Section A - Review Procedure for Standard and Phased Plans of Condominium

This section outlines the steps the City will undertake to review your application for standard and
phased plans of condominium. It also provides important target timeline milestones in the STAR
process so you can monitor the progress of your application through the process.

Pre-Application Consultation

You are strongly encouraged to take advantage of Pre-Application Consultation as it will save
you time and money as you proceed through the review process.

Speak to the Planning Consultant at your local district office before you complete and submit
your application(s). The Planning Consultant will provide preliminary information and may also
direct you to speak with other appropriate staff involved in development review. This will be
followed by a more formal Pre-Application Consultation meeting arranged through a Planner.

The purpose of a Pre-Application Consultation is to determine what approvals are necessary,
identify key issues, required approvals, supporting drawings and reports and studies that will be
required as part of your formal submission to achieve complete application status in accordance
with the Planning Act and the Toronto Official Plan.

Following the meeting, you will receive a completed Planning Application Checklist that will
confirm what information and materials you need to include in your formal application
submission.
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Submission of Application
After receiving your application and application fees, the City will:

e Circulate your application to City divisions and external agencies for detailed technical
review and comment (refer to Application Circulation section below); and

e Issue a written decision on the completeness of your application within 30 days, in
accordance with the legislative requirements of the Planning Act and assign ita STAR
stream (refer to Complete Application Decision section below).

Complete Application Decision

The Toronto Official Plan provides the City the statutory authority to require information,
studies and plans for a complete application submission beyond the minimum requirements
of the Planning Act. The City will consider your application(s) to be "complete” if it is meets
the complete application submission requirements of the Planning Act and Toronto Official
Plan, as set out on page C2.

Within 30 days of payment of the application fee, you will be advised in writing as to:

e the completeness or incompleteness of your application(s) in accordance with the requirements

of the Planning Act and Toronto Official Plan; and
e the assigned STAR stream and application file number.

A complete application submission will allow a more efficient and comprehensive review of all
supporting material by the City and will trigger the following:

e The City’s commitment to meet the STAR target timelines. Standard and Phased Condominium
applications will be assigned a STAR Stream of “Routine” and are targeted for a decision within

4 months of a complete application submission; and
e The timeframe under the Planning Act for the City to make a decision on the application.

The City will consider your application(s) to be “incomplete” if it does not meet the complete
application submission requirements of the Planning Act and Toronto Official Plan. Incomplete
Application(s) Notifications will be accompanied by a listing of outstanding information and/or
material that must be submitted for your application to be considered complete.

The Planning Act provides an administrative process that allows you to appeal the City’s
decision on your application completeness within 30 days after receipt of a negative notice by
filing a motion for directions to have the Ontario Municipal Board determine:

e whether the information and material have in fact been provided; or
e whether a requirement made was reasonable
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You are encouraged to submit all outstanding information and material as one
comprehensive package. The City will process all applications to the greatest extent
possible, however the City’s STAR target timeline commitments for review of your
application will only commence once a complete application is submitted.

Application Circulation

Your application will be circulated to a number of City Divisions and/or Agencies, Boards
and Commissions for detailed technical review and comment. A complete application
submission allows staff to undertake a more comprehensive review of your proposal and will
help to reduce overall processing times.

The STAR process targets the first internal comments be provided to the City Planning Division
within 6 weeks of the initial application submission.

Depending upon the circumstances of your property, various external agencies may also be asked
to comment on your proposal. A list of external agencies that may be asked to comment on your
application is included in Appendix 2 of this Guide.

Community Consultation Meeting

Although not required by the Planning Act, and it is rare for these applications, staff may hold a
meeting with the local community on your Standard or Phased Plans of Condominium
application. The meeting is organized by Planning staff and usually attended by the Ward
Councillor.

The meeting provides staff an opportunity to outline the planning process to the local community
and provide you an opportunity to publicly present your proposal. It also provides the local
community an opportunity to comment on the proposal. This input is taken into account by City
staff when discussing revisions to your proposal.

Technical review of your application will continue during this process.

Response to Applicant

The Planner assigned to your application(s) co-ordinates responses from the circulation and any
comments from the public and the Ward Councillor. These responses are then forwarded to you
for the purpose of revising your proposal.

While the Planner may provide you with early responses from City divisions, the STAR process
targets the Planner to give you a response within 7 weeks of your application submission.

Application Revision and Resubmission

In response to the comments on your initial submission, you may be required to revise your
proposal and/or provide additional information and material. Revised and/or additional
information and material should be discussed, co-ordinated and submitted to the Planner.
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Please Note:

e You must include a covering letter with all resubmissions that clearly indicates how and
where your proposal has been revised and, if appropriate, why any requested revisions were
not made.

e The target timelines of the STAR process assume you will make an appropriate resubmission
to the City within 4 weeks of being advised that additional information and/or material is
required. Should this not occur, the STAR target timelines may not be met.

It is during this step that the value of Pre-Application Consultation and the submission of a
complete application is realized. The time and cost incurred by you from additional cycles of
revisions and resubmissions can be significantly reduced by these actions.

Recirculation, Consultation, Further Revisions and Finalization of Application

This step in the process involves:

e Recirculating your revised proposal to the City Divisions, and/or Agencies, Boards and
Commissions that need to review the changes;

« Holding further discussions over new material and/or technical matters;

e Conducting further consultations with the Ward Councillor or the local community; and

« Undertaking subsequent resubmissions and recirculations arising from these considerations.

These steps may be repeated until your application is finalized.

Draft Approval of Plan of Condominium

City Council has delegated approval authority for Plans of Condominium, with the exception of

rental residential conversions, to the Chief Planner. The Chief Planner will issue draft approval

of your application, with any appropriate conditions attached.

e The STAR process target is for your application to receive Draft Plan Approval by the
Chief Planner within 4 months of a complete application submission.

The Planning Act provides an administrative and appeal process once the City approves your
Plan of Condominium,

e The City must issue a notice within 15 days of the Chief Planner's draft approval.

e After this notice has been issued, there is a 20 day period within which a party can appeal
this approval to the Ontario Municipal Board.

e If no appeal is submitted, the approval is deemed to be in effect.

A similar administrative and appeal procedure applies should the City refuse your application.
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Satisfying Conditions for Draft Plan of Standard/Phased Condominium

If no appeal is submitted, approval of your Plan of Condominium is deemed to be in effect on the
day that it was passed. You can begin to satisfy the conditions of draft approval and work
towards the registration of your plan of condominium.

A number of conditions may be imposed in the Notice of Decision for draft plan approval that
must be cleared prior to the issuance of Final Approval.

The following are standard conditions and instructions on how they may be cleared.

The plans submitted for final approval and registration must be in accordance with the
approved draft plans specified.

The planner will compare the Condominium Plan submitted for registration with the Plan
referenced in the Condominium approval to see that there are no changes. The Plan
submitted with the Condominium Application has been compared to and is the same as the
approved Site Plan for the development. If you are aware that the plan has changed, you
need to advise the Planner of this so that a decision can be made on what steps are necessary
to proceed.

The owner shall provide to the district Director of Community Planning confirmation that the
taxes have been paid in full.

In the final stages of clearance of conditions and as close to registration of the condominium
plan as possible, go to the City's tax Division and obtain a statement of account or tax
certificate which shows the taxes have been paid to date.

Access the Revenue Services website at
http://www.toronto.ca/taxes/property tax/receipts.htm for further information.

The owner shall file with the district Director of Community Planning a complete copy of the
final version of the Declaration and Description to be registered, which includes the
following schedules:

1. Schedule "A" containing statement from the declarant's solicitor that in his or her
opinion, based on the parcel register or abstract index and the plans and drawings
recorded in them, the legal description is correct and the easements mentioned in the
schedule will exist in law upon the registration of the Declaration and Description;
and

2. Schedule “G” being the certification of the project engineer and/or architect that all
buildings have been constructed in accordance with the regulations made under the
Condominium Act.

When the owner files a copy of the Declaration with the City of Toronto, it shall be
accompanied with a letter of undertaking, stating that, “This is our undertaking to
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register the Declaration in the same form and content as was provided to you, subject to
any changes the Land Registrar may require. This is also our undertaking to provide you
with a registered copy of the Declaration once it is registered. If the Land Registrar
requires any amendments to the Declaration, we will advise you.”

This condition is satisfied by submitting a copy of the Declaration to the Planner. If
there are approval authority conditions to be included in the Declaration and
Description, you might want to submit a draft copy first to ensure the wording is
acceptable to the City. Once the City is satisfied, your Solicitor should provide the
Planner with a final version of the Declaration and Description together with an
undertaking that includes the wording in the condition. The undertaking is necessary to
satisfy the City that the declaration containing the wording as approved will be what is
registered on title.

Visitors Parking Spaces

« Visitors parking spaces will be clearly delineated on the condominium plan to be
registered and the Declaration shall contain a clause clearly specifying visitors parking
shall form part of the common elements and neither be used by or sold to unit owners or
be considered part of the exclusive use portions of the common elements.

If the site requires visitor parking spaces, this condition is satisfied by providing the
Planner with a draft declaration containing the wording in the condition.

Handicapped Parking Spaces

e The owner shall file with the district Director of Community Planning, a copy of the final
Declaration and Description which contains a provision satisfactory to the Chief Planner
or his designate whereby non-disabled owners and/or occupants of non-visitor
handicapped parking units shall be obligated, upon notification by the condominium
corporation, to exchange, at no cost to the disabled driver, the use of the handicapped
parking unit with a disabled driver's non-handicapped parking unit.

If the site requires handicapped parking spaces, this condition is satisfied by providing
the Planner with a draft declaration containing the wording to best reflect the
arrangement for the specific type of parking.

Alternatively, non-visitor handicapped parking spaces can be made common element,
however all condominium documents including the Declaration and Description must
state that the condominium corporation will retain control over the spaces and that they
cannot be made exclusive use portions of the common element. All non-visitor
handicapped parking spaces must conform to one of the alternatives identified above.

Two or More Legal Entities Result

« The Owner shall ensure that there are separate water meters for the different components
of the building or shall include wording in the Declaration that the services are to be
shared and will designate who will be responsible to the local water authority (not to the
City of Toronto in case of a change in the future) for payment in full of the water bill.
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This condition is only used in the event that the condominium application may on
registration result in two or more legal entities and it is satisfied by providing a draft
declaration to the Planner that contains wording in the condition.

e The owner shall file with the district Director of Community Planning, fully executed
copies of the following certificates satisfactory to the said Director:

() certification from the applicant’s solicitor with respect to the creation of necessary

easements;

(i) certification from the applicant’s surveyor with respect to the identification of
necessary easements;

(iii)  certification from the applicant’s engineer with respect to the identification of
necessary easements.

This condition is only used in the event that the condominium application may on
registration result in two or more legal entities and is satisfied by providing certification.

Provided are templates for each certification to ensure City format:

Surveyor's Certificate [TD7/WWW.IOTOMO.Ca/pranning/paf7Surveyorcertificate.goc |
Solicitor's Certificate | http [Iwww. toronto ca/ anning/pdf/solicitorcertificate.doc |

Engineer's Certificatq NP7/ WWW.TOTONIO. Ca/ pranning/pdf7engineercertificare.aoc |

o If the condominium is not registered within 5 years of the date of draft plan approval,
then this approval shall be null and void and the plans and drawings must be resubmitted
to the City of Toronto for approval.

In advance of the final registration the Planner will check to ensure that the approval has
not expired and the condominium can still be registered within the timelines in the
condition.

Section B - Review Procedure for Common Elements or VVacant Land Plans of
Condominium

This section outlines the steps the City will undertake to review your application for a common
elements or vacant land condominium. It also provides important target timeline milestones in
the STAR process so you can monitor the progress of your application through the process.

Pre-Application Consultation

You are strongly encouraged to take advantage of Pre-Application Consultation as it will save
you time and money as you proceed through the review process.

Speak to the Planning Consultant at your local district office before you complete and submit
your application(s). The Planning Consultant will provide preliminary information and may also
direct you to speak with other appropriate staff involved in development review. This will be
followed by a more formal Pre-Application Consultation meeting arranged through a Planner.
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The purpose of a Pre-Application Consultation is to determine what approvals are necessary,
identify key issues, required approvals, supporting drawings and reports and studies that will be
required as part of your formal submission to achieve complete application status in accordance
with the Planning Act and the Toronto Official Plan.

Following the meeting, you will receive a completed Planning Application Checklist that will
confirm what information and materials you need to include in your formal application
submission.

Submission of Application

After receiving your application and application fees, the City will:

e Circulate your application to City divisions and external agencies for detailed technical
review and comment (refer to Application Circulation section below); and

e Issue a written decision on the completeness of your application within 30 days, in
accordance with the legislative requirements of the Planning Act and assign ita STAR
stream (refer to Complete Application Decision section below).

Within 14 days of submitting your application, you will be required to post a sign on the subject
property in accordance with the procedures outlined in the application form. Contact the district
Planning Consultant to obtain the name of the Planner assigned to your file and the City
Application File Number.

Complete Application Decision

The Toronto Official Plan provides the City the statutory authority to require information,
studies and plans for a complete application submission beyond the minimum requirements
of the Planning Act. The City will consider your application(s) to be "complete” if it is meets
the complete application submission requirements of the Planning Act and Toronto Official
Plan, as set out on page C2.

Within 30 days of payment of the application fee, you will be advised in writing as to:

e the completeness or incompleteness of your application(s) in accordance with the requirements
of the Planning Act and Toronto Official Plan; and

e the assigned STAR stream and application file number.

A complete application submission will allow for a more efficient and comprehensive review of
all supporting material by the City and triggers the following:

e The City's commitment to meet the STAR target timelines. Common Elements or VVacant Land
Condominium applications will be assigned a STAR Stream of “Complex” and are targeted for a
decision within 9 months from a complete application submission; and
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e The timeframe under the Planning Act for the City to make a decision on the application.

Within 15 days of your application being deemed complete, the City will also issue a formal
Notice of Application to the public in the newspaper, confirming receipt of your application in
accordance with the requirements of the Planning Act and Toronto Official Plan.

The City will consider your application(s) to be “incomplete” if it does not meet the complete
application submission requirements of the Planning Act and Toronto Official Plan. Incomplete
Application(s) Notifications will be accompanied by a listing of outstanding information and/or
material that must be submitted for your application to be considered complete.

The Planning Act provides an administrative process that allows you to appeal the City’s
decision on your application completeness within 30 days after receipt of a negative notice by
filing a motion for directions to have the Ontario Municipal Board determine:

e whether the information and material have in fact been provided; or
e whether a requirement made was reasonable

You are encouraged to submit all outstanding information and material as one
comprehensive package. The City will process all applications to the greatest extent
possible, however the City’s STAR target timeline commitments for review of your
application will only commence once a complete application is submitted.

Application Circulation

Your application will be circulated to a number of City Divisions and/or Agencies, Boards
and Commissions for detailed technical review and comment. A complete application
submission allows staff to undertake a more comprehensive review of your proposal and will
help to reduce overall processing times.

The STAR process targets the first internal comments be provided to the City Planning Division
within 8 weeks of the initial application submission.

Depending upon the circumstances of your property, various external agencies may also be asked
to comment on your proposal. A list of external agencies that may be asked to comment on your
application is included in Appendix 2 of this Guide.

Community Consultation Meeting
Although not required by the Planning Act, and it is rare for these applications, staff may hold a
meeting with the local community on your Common Elements or Vacant Land Condominium

application. The meeting is organized by Planning staff and usually attended by the Ward
Councillor.
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The meeting provides staff an opportunity to outline the planning process to the local community
and provide you an opportunity to publicly present your proposal. It also provides the local
community an opportunity to comment on the proposal. This input is taken into account by City
staff when discussing revisions to your proposal.

Technical review of your application will continue during this process.
Response to Applicant

The Planner assigned to your application(s) co-ordinates responses from the circulation and any
comments from the public. These responses are then forwarded to you for the purpose of revising
your proposal.

While the Planner may provide you with early responses from City divisions, the STAR process
targets the Planner to give you a response within 9 weeks of your application submission.

Application Revision and Resubmission

In response to the comments on your initial submission, you may be required to revise your
proposal and/or provide additional information and material. Revised and/or additional
information and material should be discussed, co-ordinated and submitted to the Planner
assigned to your file.

Please Note:

e You must include a covering letter with all resubmissions that clearly indicates how and
where your proposal has been revised and, if appropriate, why any requested revisions were
not made.

e The target timelines of the STAR process assume you will make an appropriate resubmission
to the City within 6 weeks of being advised that additional information and/or material is
required. Should this not occur, the STAR target timelines may not be met.

It is during this step that the value of Pre-Application Consultation and the submission of a
complete application is realized. The time and cost incurred by you from additional cycles of
revisions and resubmissions can be significantly reduced by these actions.

Recirculation, Consultation, Further Revisions and Finalization of Application
This step in the process involves:
e Recirculating your revised proposal to the City Divisions, and/or Agencies, Boards and

Commissions that need to review the changes;
« Holding further discussions over new material and/or technical matters;
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e Conducting further consultations with the Ward Councillor or the local community; and
« Undertaking subsequent resubmissions and recirculations arising from these considerations.

These steps may be repeated until your application is finalized.
Public Meeting at Community Council

The Planning Act requires the City to hold a Public Meeting to consider all applications for
Common Elements and Vacant Land Plan of Condominium. This responsibility has been
assigned to the four Community Councils or, if the application has City-wide significance, the
Planning and Growth Management Committee.

Once your application has been finalized, the City will issue a formal notice of the Public
Meeting in the newspaper in accordance with requirements of the Planning Act. If formal notice
is not published in the newspaper, the City will require that you post the date and time of the
Public Meeting on the sign erected on the property.

A Final Report that contains staff recommendations on your application is prepared for
Community Council. The purpose of the Public Meeting is to consider the staff report and
provide a public forum for debate on the merits of your application. You will have an
opportunity to present your proposal, the public can write in or attend to make their views known
and Community Council has the opportunity to evaluate your application.

City Council Decision

Community Councils and/or Planning and Growth Management Committee are empowered to
make recommendations on your application to City Council. City Council has delegated the
approval authority for Common Elements and Vacant Land Plans of Condominium to the Chief
Planner, and makes recommendations to the Chief Planner based on the input of the Community
Council and/or Planning and Growth Management Committee.

Draft Approval of Plan of Condominium

City Council has delegated approval authority for Plans of Condominium, with the exception of
rental residential conversions, to the Chief Planner. The Chief Planner will issue draft approval
of your application, with any appropriate conditions attached.

e The STAR process target is for your application to receive Draft Plan Approval by the
Chief Planner within 9 months of a complete application submission.

The Planning Act provides an administrative and appeal process once the City approves your
Plan of Condominium.

e The City must issue a notice within 15 days of the Chief Planner's draft approval.

e After this notice has been issued, there is a 20 day period within which a party can appeal
this approval to the Ontario Municipal Board.

e If no appeal is submitted, the approval is deemed to be in effect.
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A similar administrative and appeal procedure applies should the City refuse your application(s).

If no appeal is submitted, the approval of your Plan of Condominium is deemed to be in force on
the day that it was passed. You can begin to satisfy the conditions of draft approval and work
towards the registration of your plan of condominium.

Section C - Review Procedure for Residential Rental Conversions

This section outlines the steps the City will undertake to review your application to convert an
existing rental property to condominium tenure. It also provides important target timeline
milestones in the STAR process so you can monitor the progress of your application through the
process.

City Council has retained the authority to make decisions on Rental Residential Conversion
applications involving buildings with six or more rental units and less than six rental units, if
requested by the Ward Councillor.

Important Information for Residential Rental Conversions

In addition to Plan of Condominium approval, these proposals may also require approval by City
Council of both a Rental Housing Demolition and Conversion application under Section 111 of
the City of Toronto Act and an Official Plan Amendment application. Future Development
Guide updates will incorporate a new Chapter outlining review procedures for Rental Housing
Demolition and Conversion applications.

In the interim, for further information on review procedures regarding Rental Housing
Demolition and Conversion applications, please contact Community Policy staff at 416-392-
8124 or 416-392-0421.

Pre-Application Consultation

You are strongly encouraged to undertake this Pre-Application consultation for Rental
Residential Conversion applications, in particular, as it will save you time and money as you
proceed through the review process.

Speak to the Planning Consultant at your local district office before you complete and submit
your application(s). The Planning Consultant will provide preliminary information and may also
direct you to speak with other appropriate staff involved in development review. This will be
followed by a more formal Pre-Application Consultation meeting arranged through a Planner.

The purpose of a Pre-Application Consultation is to determine what approvals are necessary,
identify key issues, required approvals, supporting drawings and reports and studies that will be
required as part of your formal submission to achieve complete application status in accordance
with the Planning Act and the Toronto Official Plan.

The City discourages these types of applications, especially until the vacancy rate for private
rental apartments in the City is at or above 3% for three consecutive surveys. Should the vacancy
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rate remain at or above this threshold for the specified period of time, the City would still be
required to consider the appropriateness of the conversion application under the criteria of
section 51(24) of the Planning Act.

Following the meeting, you will receive a completed Planning Application Checklist that will
confirm what information and materials you need to include in your formal application
submission.

Submission of Application
After receiving your application and application fees, the City will:

e Circulate your application to City divisions and external agencies for detailed technical
review and comment (refer to Application Circulation section below); and

e Issue a written decision on the completeness of your application within 30 days, in
accordance with the legislative requirements of the Planning Act and assign ita STAR
stream (refer to Complete Application Decision section below).

Please note that you will also be requested to post a notice of the application in a visible, central
area of the property, in a manner prescribed by the City.

Complete Application Decision

The Toronto Official Plan provides the City the statutory authority to require information,
studies and plans for a complete application submission beyond the minimum requirements
of the Planning Act. The City will consider your application(s) to be "complete” if it is meets
the complete application submission requirements of the Planning Act and Toronto Official
Plan, as set out on page C2.

Within 30 days of payment of the application fee, you will be advised in writing as to:

e the completeness or incompleteness of your application(s) in accordance with the requirements
of the Planning Act and Toronto Official Plan; and

e the assigned STAR stream and application file number.

A complete application submission will allow for a more efficient and comprehensive review of
all supporting material by the City and triggers the following:

e The City's commitment to meet the STAR target timelines. Rental Residential Conversion Plan
of Condominium applications will be assigned a STAR Stream of “Complex” and are targeted
for a decision within 9 months from a complete application submission; and

e The timeframe under the Planning Act for the City to make a decision on the application.
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The City will consider your application(s) to be “incomplete” if it does not meet the complete
application submission requirements of the Planning Act and Toronto Official Plan. Incomplete
Application(s) Notifications will be accompanied by a listing of outstanding information and/or
material that must be submitted for your application to be considered complete.

The Planning Act provides an administrative process that allows you to appeal the City’s
decision on your application completeness within 30 days after receipt of a negative notice by
filing a motion for directions to have the Ontario Municipal Board determine:

e whether the information and material have in fact been provided; or
e whether a requirement made was reasonable

You are encouraged to submit all outstanding information and material as one
comprehensive package. The City will process all applications to the greatest extent
possible, however the City’s STAR target timeline commitments for review of your
application will only commence once a complete application is submitted.

Application Circulation

Your application will be circulated to a number of City Divisions and/or Agencies, Boards
and Commissions for detailed technical review and comment. A complete application
submission allows staff to undertake a more comprehensive review of your proposal and will
help to reduce overall processing times.

The STAR process targets the first internal comments be provided to the City Planning Division
within 8 weeks of the initial application submission.

Depending upon the circumstances of your property, various external agencies may also be asked
to comment on your proposal. A list of external agencies that may be asked to comment on your
application is included in Appendix 2 of this Guide.

Preliminary Report to Community Council

Rental Residential Conversion applications involving buildings with six or more rental units and
less than six rental units, if requested by the Ward Councillor are presented to Community
Council or the Planning and Growth Management Committee (if the application has city-wide
significance) for review and direction through a Preliminary Report. This report provides an
early opportunity to raise and discuss any issues of concern, recommends direction on the extent
of community consultation and indicates the expected timing for a final report to City Council.

e The Preliminary Report will be presented to Community Council or, if the application has
City-wide significance, to Planning and Transportation Committee within two meeting cycles
of the date you applied.

Technical review of your application will continue during this process.

Community Consultation Meeting
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City Council has directed that the local community, including existing tenants, be consulted on
Rental Residential Conversion applications involving buildings with six or more rental units and
less than six rental units, if requested by the Ward Councillor. This meeting is organized by
Planning staff and usually attended by the Ward Councillor.

The meeting provides staff an opportunity to outline the planning process to the local
community, provide you an opportunity to publicly present your proposal. It also provides the
local community an opportunity to comment on the proposal. This input is taken into account by
City staff when discussing revisions to your proposal.

The STAR process assumes this meeting will be held within two months from the date that
Community Council considers the Preliminary Report.

The City will, at least fourteen (14) days before the meeting, issue notice of the meeting to:

o Tenants of the subject building by prepaid first class mail.
e General public by placing an advertisement in the local community newspaper.

You will be requested to pay for the cost of providing notice of the meeting.
Response to Applicant

The Planner assigned to your application co-ordinates responses from the circulation, political
input received through the consideration of the Preliminary Report and any public comments.
These responses are then given to you for revising your proposal.

o While the Planner may provide you with early responses from City divisions, the STAR
process requires the Planner to give you a response within 9 weeks of the application
submission.

Application Revision and Resubmission

In response to the comments on your initial submission, you may be required to revise your
proposal, provide and/or provide additional information or material. Revised and/or additional
information and material should be discussed, co-ordinated and submitted to the Planner
assigned to your file.

Please Note:

e You must include a covering letter with all resubmissions that clearly indicates how and
where your proposal has been revised and, if appropriate, why any requested revisions were
not made.

o The target timelines of the STAR process assume you will make an appropriate resubmission
to the City within 6 weeks of being advised that additional information and/or material is
required. Should this not occur, the STAR target timelines may not be met.
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It is during this step that the value of Pre-Application Consultation and the submission of a
complete application is realized. The time and cost incurred by you from additional cycles of
revisions and resubmissions can be significantly reduced by these actions.

Recirculation, Consultation, Further Revisions and Finalization of Application
This step in the process involves:

e Recirculating your revised proposal to the City Divisions, and/or Agencies, Boards and
Commissions that need to review the changes;

« Holding further discussions over new material and/or technical matters;

o Conducting further consultations with the Ward Councillor or the local community; and

e Undertaking subsequent resubmissions and recirculations arising from these considerations.

These steps may be repeated until your application is finalized.
Public Meeting at Community Council

City Council has retained the authority to make decisions on Rental Residential Conversion
applications involving buildings with six or more rental units and less than six rental units if
requested by the Ward Councillor. City Council has also directed that a Public Meeting be held
to consider all such applications. This meeting is usually held at the appropriate Community
Council or, if the application has City-wide significance, the Planning and Growth Management
Committee. Once your application has been finalized, the City will issue the notice of the public
meeting as directed through the Preliminary Report.

A Final Report containing staff recommendations on your application is prepared for Community
Council or Planning and Growth Management Committee. The purpose of the Public Meeting is
to consider the staff report and provide a public forum for debate on the merits of your
application. You will have an opportunity to present your proposal, the public can write in or
attend to make their views known and Community Council and/or Planning and Growth
Management Committee has the opportunity to evaluate your application.

City Council Decision

For Rental Residential Conversion applications involving buildings with six or more rental units
and less than six rental units, if requested by the Ward Councillor, Community Councils and the
Planning and Growth Management Committee are empowered to make recommendations on
your application to City Council for final decision. Based on these recommendations, City
Council may approve or refuse your application to convert rental residential buildings to
condominium tenure.

Draft Approval of Plan of Condominium

Should City Council approve your application, it will direct the Chief Planner to take any action
necessary to give effect to that decision, including the provision of appropriate conditions.
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Among other conditions, you may be required to undertake a Comprehensive Reserve Study,
which may include:

Physical analysis of the building components, to be undertaken by a qualified consultant
agreeable to the City, evaluating the structural soundness and general condition and
maintenance of the building and associated facilities, and the repairs needed to bring the
building and facilities into compliance with property standards.

Financial analysis of the contributions to the reserve fund that will be required to be paid
over a period of time (not less than 30 years).

The STAR process target is for the draft approval to be granted by the Chief Planner within 9
months of a complete application submission.

The Planning Act provides an administrative and appeal process should City Council approve
your Rental Residential Conversion application.

The City must issue a notice within 15 days of the Chief Planner's draft approval.

After this notice has been issued, there is a 20 day period within which a party can appeal
this approval to the Ontario Municipal Board.

If no appeal is submitted, the approval is deemed to be in effect.

A similar administrative and appeal procedure applies should the City refuse your application(s).

If no appeal is submitted, approval of your Plan of Condominium is deemed to be force on the
day that it was passed. You can begin to satisfy the conditions of draft approval and work
towards the registration of your plan of condominium.
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Figure C2
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Figure C3
Applications for Rental Residential Conversions

Opportunity for Motion -
iracti Pre-application Consultation I Official Plan Amendment
for Directions to OMB PP | _ 5| and Rental Housing
: ¢ Demolition and Conversion
approvals are required,

applications should be
Complete Application Decision Submission of Application processed concurrently

!

Application Circulation

A 4 ¢ A 4

Technical Preliminary Report to ((:Zomn?turgjty "
Response Community Council** onsuftation
> Response to Applicant <

!

Timeline Application Revision and Resubmission
9 months* v
* From submission
of a complete Recirculation, Consultation, Further Revisions
application Finalization and Staff Report

!

Public Meeting at Community
Councll

\ 4

City Council Decision**

\ 4

Draft Approval administered by Chief Planner

Opportunity for
————————————— Third Party
Appeal to OMB

\ 4

**Eor applications

involving buildings Satisfying Conditions

with six or more of Approval

rental units and less ¢

than six rental units, if

requested by the < Final Approval and Registration
Ward Councillor

C-25



Toronto Development Guide

December 2011

SECTION D

SITE PLAN CONTROL
APPLICATIONS

D-1




Toronto Development Guide December 2011

Site Plan Control Applications
Introduction

Following a brief discussion on the purpose of Site Plan Control applications and general
application requirements, this section outlines the differing review procedures for applications
involving 1) Delegated applications, and 2) "Bumped-Up" applications.

Application Purpose

It is strongly recommended that you apply for a Preliminary Project Review to confirm that your
property is subject to Site Plan Control approval and your proposal complies with the Zoning
By-law. A Preliminary Project Review application can be made with the Building Division at
any Customer Service counter.

If your property is subject to Site Plan Control approval, you may only build according to plans
approved by the Chief Planner or his/her designates. You may also have to enter into an
agreement and post financial securities to secure certain aspects of your proposal.

It is important to determine whether an existing site plan agreement or undertaking applies to
your property. These agreements may require that any new development be built and maintained
according to earlier approved plans or require that other specific conditions be fulfilled. This
information may be obtained from the title to your property. Previous agreements or
undertakings may be amended or rescinded as part of the approval for any new proposal.

You may also be applying for a Zoning By-law Amendment or Minor Variance at the same time.
If you do, review of this application will be conducted together with the review of your Site Plan
Control application. These are called "combined applications".

What is Site Plan Control?

Section 114 of the City of Toronto Act and Section 41 of the Planning Act grant the City the
authority to include in its Official Plan areas to be designated as "areas of Site Plan Control".
This authority provides a process that examines the design and technical aspects of a proposed
development to ensure it is attractive and compatible with the surrounding area and contributes
to the economic, social and environmental vitality of the City. Features such as building designs,
site access and servicing, waste storage, parking, loading and landscaping are reviewed.

D-2



Toronto Development Guide December 2011

Site Plan Control Application Requirements

To ensure the City's interests are met and to appropriately assess the technical aspects of your
proposal, the City requires submission of a number of information items with your application.

These are outlined below as Compulsory Requirements (those that will be required for the
majority of applications).

A pre-application consultation meeting is recommended to assist in determining which of these
requirements must be provided as part of your initial application submission in order for it to be
considered complete.

The City will endeavour to review your application and render a decision within the STAR target
timelines. The City's commitment to the STAR target timelines will only begin once a complete
submission is received.

The level of detail required for most of the reports/studies listed below can vary, depending on
the nature of your property and your proposal. In some cases, a single-page letter from a
qualified expert will be adequate, while in other situations a major study will be necessary. The
requirement and scope of any reports/studies can be assessed during your pre-application
consultation meeting.

Application Requirements

Compulsory Requirements

e Application Fees
e Completed Development Approval Application Form
e Application Requirements (See shaded columns in chart, below)

The provision of the additional information indicated under the Site Plan Control heading is not
mandatory but may be requested by the City in order to enable a site plan control application to
be evaluated.

Information/Studies

Paper and Digital Submission Requirements for all Information/Studies

Site Plan Control Application Requirements
(Shaded Columns of Matrix)

Official Plan

Draft Plan of Subdivision
Draft Plan of Condominium

Zoning By-law

Consent to Sever

Site Plan Control
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Site Plan Control Application Requirements
(Shaded Columns of Matrix)

Official Plan

Zoning By-law

Draft Plan of Subdivision

Draft Plan of Condominium

Consent to Sever

Site Plan Control

REQUIREMENTS of the
CITY OF TORONTO ACT, PLANNING ACT and/or Regulations

ADDITIONAL REQUIREMENTS of the OFFICIAL PLAN

In addition to the prescribed requirements of the Planning Act, the following non-prescribed
information will also be required to evaluate a planning application, unless it is determined
that certain studies, plans, drawings and reports are not applicable.

Provision of the additional information indicated under the Official Plan, Zoning By-law, Draft
Plan of Subdivision, Draft Plan of Condominium and Consent to Sever headings is mandatory
under the Planning Act and this Official Plan.

Provision of the additional information indicated under the Site Plan Control heading is not
mandatory but may be requested by the City in order to enable a site plan control application
to be evaluated.

Completed Application Form

— including Permission to Reproduce and Provision of Requisite Copies. Applicants are
required to (a) grant the City permission to reproduce, in whole or in part, any document
submitted as part of a complete application for internal use, inclusion in staff reports or
distribution to the public for the purpose of application review, and (b) provide a reasonable
number of copies of any such document, or parts thereof, in paper and/or electronic form, to
the City for internal use and distribution to the public for the purpose of application review.

Boundary Survey — showing and quantifying the area(s) of all land parcel(s) relevant to the
development proposal.

Appropriate Plans and Drawings

Planning Rationale — containing a description of pre-application consultation, including
any community outreach, public meeting(s) and interested persons contact list created by the
applicant in accordance with City standards.

Avenue Segment Review — when required by the provisions of Section 2.2.3.

Topographical Survey — showing the area(s) of all land parcel(s) relevant to the
development proposal.

Building Mass Model — physical or computer generated.

Pedestrian Level Wind Study — for buildings over six storeys/20 metres in height.

Sun/Shadow Study — for buildings over six storeys/20 metres in height.

Architectural Control Guidelines — when warranted by the scale or nature of the
proposed development.

Urban Design Guidelines — when warranted by the scale or nature of the proposed
development.

Community Services/Facilities Study — for large development proposals.
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Site Plan Control Application Requirements
(Shaded Columns of Matrix)

Official Plan

Zoning By-law

Draft Plan of Subdivision

Draft Plan of Condominium

Consent to Sever

Site Plan Control

Housing Issues Report — for applications that seek to demolish existing rental properties,
intensify existing rental sites, convert existing rental housing to condominiums or that propose
residential development in excess of five hectares.

Contaminated Site Assessment — if any portion of a property is to be conveyed to the City
(eg, parks, roads or lanes).

Natural Heritage Impact Study — if the proposed development is likely to have impacts on
the Natural Heritage System shown on Map 9.

Environmental Impact Study — if the proposed development is likely to have impacts on
aspects of the environment not adequately assessed in the Natural Heritage Impact Study.

Archaeological Assessment — for properties in the City's database of lands containing
archaeological potential.

Heritage Impact Statement/Conservation Strategy — for properties in the City's
Inventory of Heritage Properties, whether listed or designated, or adjacent properties where
new development could have an impact on a heritage property.

Arborist Tree Preservation Report

Green Development Standards Checklist (aka Toronto Green Standard)

Accessibility Design Standards Checklist

Noise Impact Study

Vibration Study

Geotechnical Study — hydrological review to be included where warranted.

Servicing and Stormwater Management Report(s)

Transportation Impact Study

Parking Study — when proposal does not comply with City by-law standards.

Loading Study — when proposal does not comply with City by-law standards.

Traffic Operations Assessment — when warranted by the scale or nature of the proposed
development.

Draft Amendments

Plans/Drawings

Paper and Digital Submission Requirements for all Plans/Drawings

General Requirements for all Plans/Drawings

[] Boundary Plan of Survey

[] Topographical Survey

[l Perspective Drawing (required for projects 4000m? and larger)
[] Context Plan

D-5



http://www.toronto.ca/developing-toronto/pdf/contaminatedassessment.pdf
http://www.toronto.ca/developing-toronto/pdf/naturalheritage.pdf
http://www.toronto.ca/developing-toronto/pdf/interim.pdf
http://www.toronto.ca/developing-toronto/pdf/archaeological.pdf
http://www.toronto.ca/developing-toronto/pdf/heritage.pdf
http://www.toronto.ca/developing-toronto/pdf/arborist.pdf
http://www.toronto.ca/developing-toronto/pdf/tgs.pdf
http://www.toronto.ca/developing-toronto/pdf/interim.pdf
http://www.toronto.ca/developing-toronto/pdf/noise.pdf
http://www.toronto.ca/developing-toronto/pdf/vibration.pdf
http://www.toronto.ca/developing-toronto/pdf/geotechnical.pdf
http://www.toronto.ca/developing-toronto/pdf/servicing.pdf
http://www.toronto.ca/developing-toronto/pdf/stormwater.pdf
http://www.toronto.ca/developing-toronto/pdf/transportation.pdf
http://www.toronto.ca/developing-toronto/pdf/parking.pdf
http://www.toronto.ca/developing-toronto/pdf/loading.pdf
http://www.toronto.ca/developing-toronto/pdf/traffic.pdf
http://www.toronto.ca/developing-toronto/pdf/requirementsplans.pdf
http://www.toronto.ca/developing-toronto/pdf/generalrequirements.pdf
http://www.toronto.ca/developing-toronto/pdf/generalrequirements.pdf
http://www.toronto.ca/developing-toronto/pdf/boundary.pdf
http://www.toronto.ca/developing-toronto/pdf/topographic.pdf
http://www.toronto.ca/developing-toronto/pdf/perspective.pdf
http://www.toronto.ca/developing-toronto/pdf/context.pdf
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Site Plan Drawing
Site Grading Plan
Underground Garage Plan(s)
Floor Plan(s)
Roof Plan
Site & Building Elevations
Site & Building Sections
1:50 Scale Detailed Colour Building Elevations (required for development 5 storeys or higher)
Landscape Plan
Tree Preservation Plan
Public Utilities Plan

(N

If the property is located within the limit of the City’s Ravine and Natural Features By-law, the
following additional plans may be required:

[] Construction Access, Staging and Material Storage Plan
[] Sediment Control Plan

[] Ravine Stewardship Plan

] Environmental Construction Management Plan

Additional Information Requested

[ ] Energy Efficiency Report

Other Possible Requirements

e  The Planner will advise what other appropriate information/studies and plans/drawings may
be required to properly evaluate the application.

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.

Review Procedure for Delegated Site Plan Control Applications
This section outlines the steps the City will undertake to review your delegated application. It
also provides important target timeline milestones in the STAR process so you can monitor the

progress of your application through the process.

Pre-Application Consultation

You are strongly encouraged to take advantage of Pre-Application Consultation as it will save
you time and money as you proceed through the review process.
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http://www.toronto.ca/developing-toronto/pdf/siteplandrawing.pdf
http://www.toronto.ca/developing-toronto/pdf/grading.pdf
http://www.toronto.ca/developing-toronto/pdf/underground.pdf
http://www.toronto.ca/developing-toronto/pdf/floor.pdf
http://www.toronto.ca/developing-toronto/pdf/roof.pdf
http://www.toronto.ca/developing-toronto/pdf/elevations.pdf
http://www.toronto.ca/developing-toronto/pdf/sections.pdf
http://www.toronto.ca/developing-toronto/pdf/detailedelevations.pdf
http://www.toronto.ca/developing-toronto/pdf/landscape.pdf
http://www.toronto.ca/developing-toronto/pdf/preservation.pdf
http://www.toronto.ca/developing-toronto/pdf/utilities.pdf
http://www.toronto.ca/developing-toronto/pdf/planinterim.pdf
http://www.toronto.ca/developing-toronto/pdf/planinterim.pdf
http://www.toronto.ca/developing-toronto/pdf/planinterim.pdf
http://www.toronto.ca/developing-toronto/pdf/planinterim.pdf
http://www.toronto.ca/developing-toronto/pdf/energy.pdf
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Speak to the Planning Consultant at your local district office before you complete and submit
your application(s). The Planning Consultant will provide preliminary information and may also
direct you to speak with other appropriate staff involved in development review. This will be
followed by a more formal Pre-Application Consultation meeting arranged through a Planner.

The purpose of a Pre-Application Consultation is to identify key issues, required approvals,
supporting drawings and reports and studies that will be required for your formal submission to
achieve complete application status

Following the meeting, you will receive a completed Planning Application Checklist that will
confirm what information and materials you need to include in your formal application
submission.

Zoning Certificate and Preliminary Project Review (PPR)

Before submitting your Site Plan Control application, consider applying to Toronto Building for
a Zoning Certificate Review or a Preliminary Project Review. These reviews will determine
whether your proposal complies with the Zoning Bylaw and other Applicable Law and whether it
is subject to Site Plan Control approval.

Submission of Application

After receiving your application and application fees, the City will:

e (Circulate your application to City divisions and external agencies for detailed technical
review and comment (refer to Application Circulation section below); and

e Issue written confirmation on the completeness of your application submission and assign
it a STAR stream (refer to Complete Application Confirmation section below).

Complete Application Confirmation

Within 30 days of payment of the application fee, you will be advised in writing as to:
e the completeness or incompleteness of your application; and

e the assigned STAR stream and application file number.

A complete application submission will allow a more efficient and comprehensive review of all
supporting material by the City and will trigger the City's commitment to meet the STAR target
timelines Control applications will be assigned a STAR Stream. Depending upon the nature of
the application, Site Plan of either “Quick”, “Routine” or “Complex” and are targeted for a
decision within 3, 4 or 9 months from a complete application submission.

You are encouraged to submit all outstanding information and material as one
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comprehensive package. The City will process all applications to the greatest extent
possible, however the City’s STAR target timeline commitments for review of your
application will only commence once a complete application is received.

Application Circulation

Your application will be circulated to a number of City Divisions and/or Agencies, Boards
and Commissions for detailed technical review and comment. A complete application
submission allows staff to undertake a more comprehensive review of your proposal and will
help to reduce overall processing times.

e The STAR process targets the first internal comments to be provided to the City
Planning Division within a maximum of 4 to 8 weeks of the internal application
submission, depending on the assigned STAR Stream.

Depending upon the circumstances of your property, various external agencies may also be
asked to comment on your proposal. For example, if your property is close to a watercourse,
the Toronto and Region Conservation Authority will be asked for their input and/or approval
(a service for which the TRCA charges). If your property is next to a rail line, the appropriate
rail authority will be asked to comment. A list of external agencies that may be asked to
comment on your application is included in Appendix 2 of this Guide.

Community Consultation Meeting

Although not required by the Planning Act, staff may find it appropriate to hold a meeting with
the local community concerning your Site Plan Control application. This meeting would be at the
discretion of the Chief Planner. The meeting is organized by Planning staff and usually attended
by the Ward Councillor.

The meeting provides staff an opportunity to outline the planning process to the local community
and provide you an opportunity to publicly present your proposal. It also provides the local
community an opportunity to comment on the proposal. This input is taken into account by City
staff when discussing revisions to your proposal.

Technical review of your application will continue during this process.

Response to Applicant

The Planner assigned to your application co-ordinates responses from the circulation and any
comments received from the Ward Councillor and local community. These responses will then
be forwarded to you for the purpose of revising your proposal.

While the Planner may provide you with early responses from individual departments, the STAR

process requires the Planner to give you a response within a maximum of 5 to 9 weeks,
depending on the complexity of the application.
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Application Revision and Resubmission

In response to the comments on your initial submission, you may be required to revise your
proposal and/or provide additional information and material. Revised and/or additional
information and material should be discussed, co-ordinated and submitted to the Planner.

Please Note:

e You must include a covering letter with all resubmissions that clearly indicates how and
where your proposal has been revised and, if appropriate, why any requested revisions were
not made.

e The target timelines of the STAR process assume you will make an appropriate resubmission
to the City within 3 to 6 weeks (depending on the complexity of your application) of being
advised that additional information and/or material is required. Should this not occur, the
STAR target timelines may not be met.

It is during this step that the value of Pre-Application Consultation and the submission of a

complete application is realized. The time and cost incurred by you from additional cycles of

revisions and resubmissions can be significantly reduced by these actions.

Recirculation, Consultation, Further Revisions and Finalization of Application

This step in the process involves:

Recirculating your revised proposal to the City Divisions, and/or Agencies, Boards and
Commissions that need to review the changes;

Holding further discussions over new material and/or technical matters;

o Conducting further consultations with the Ward Councillor or the local community; and
e Undertaking subsequent resubmissions and recirculations arising from these considerations.

o These steps may be repeated until your application is finalized.
Notice of Approval Conditions/Applicant Responsibilities

City Council has delegated the approval authority for Site Plan Control applications to the Chief
Planner or his/her designates, being the four District Directors of Community Planning.

The City of Toronto has a two stage approval process for Site Plans. The first stage is the
issuance of the Notice of Approval Conditions (the “NOAC”) and the second stage, once all pre-
approval conditions have been met, the issuance of the Statement of Approval which signifies
final site plan approval.

The Director of Community Planning will issue the NOAC, recommending approval subject to a
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list of pre-approval and post-approval conditions. Pre-approval conditions must be met, one of
which is entering into the Site Plan Agreement which secures the post-approval conditions.

It is your responsibility to provide the requesting Division/Agency with the information needed
to fulfill the pre and post approval conditions.

In most cases you will be required to enter into a Site Plan Control Agreement and post financial
securities to secure certain conditions of approval. The Site Plan Control Agreement will be
registered on title.

Before applying, you should determine if an existing site plan agreement or undertaking applies
to your property. These agreements may require that any new development be built and
maintained in accordance with earlier approved plans or stipulate other conditions and should be
released from title if to be superseded.

Previous agreements or undertakings may be amended or released from title as a condition of the
approval for any new proposal.

e The STAR process target is for the City to issue the Notice of Approval Conditions within 3
to 9 months of a complete application submission, depending on the complexity of your
application.

You may appeal to the Ontario Municipal Board should the City refuse your application or if you
do not agree with any of the conditions of approval.

If Ward Councillor Requests a ""Bump-Up™

The Ward Councillor can request that any application be "bumped-up" for a report to City
Council. Usually, a Ward Councillor will make this request to provide an opportunity for
consultation with the local community. In this case, the community consultation meeting is
organized and chaired by the Ward Councillor. Planning staff usually will attend the meeting as a
resource.

While this request, and the subsequent meetings of Community Council and City Council, may
occur at any time during the evaluation process, they are shown here for illustrative purposes:

o The Planner assigned to your application will prepare a report with recommendations and
appropriate conditions of approval for consideration by Community Council.

e Community Council will consider this report hear what you have to and make
recommendations to City Council.

e City Council will receive the staff report and Community Council's recommendations and
then make a decision on the application.
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o If City Council approves your application, the responsibility for issuing the Statement of
Approval (final Site Plan Approval) is delegated to the Chief Planners designate; the Director
of Community Planning.

Statement of Approval (Final Site Plan Approval) by Community Planning Director

Once the pre-approval conditions set out in the Notice of Approval Conditions have been
satisfied and the Site Plan Agreement has been entered into and registered on title, the Director
will grant final approval of your application by issuing a Statement of Approval.
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Figure C-2
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SITE PLAN AGREEMENT made this [date].

08/13

Date to Planner

BETWEEN:

[NAME OF OWNER]

(the “Owner”)
-and -
CITY OF TORONTO
(the “City”)

WHEREAS:
(A)  The Owner is the owner of the land known as [municipal address], in the City of

Toronto, more particularly described in Schedule “A” to this Agreement (the
“Land”);

Pursuant to Subsection 114(12) of the City of Toronto Act, 2006, S.O. Chapter
11, Schedule A, the Council for the City of Toronto by enactment of By-law No.
774-2012 designated the City of Toronto as a site plan control area;

The Owner has applied to the City under Section 41 of the Planning Act and
Section 114 of the City of Toronto Act, 2006, for site plan approval in respect of
its development for a [description of project] (the “Project”);

Section 114(17)(b) of the City of Toronto Act, 2006, states that the City may by
by-law delegate any of the City of Toronto’s powers or authority in Section 114 to
an appointed official;

Article 415-19 of the Toronto Municipal Code delegates the powers and authority
granted to Council with respect to site plan approval, to the Chief Planner or
his/her designates, the Directors of Community Planning;

The Director of Community Planning, [ ] District, (the “Director”) on [date],
issued Notice of Approval Conditions with respect to application no. ,
wherein the Director indicated that he/she would be in a position to issue the
Statement of Approval with respect to the Plans and Drawings listed in Schedule
"B" to this Agreement (the "Plans and Drawings") once the Owner has satisfied
all of the pre-approval conditions set out in the Notice of Approval Conditions,
including the entering into of this Agreement;

Subsection 114(14) of the City of Toronto Act, 2006, provides that an agreement
entered into to secure the provision of facilities, works or matters may be
registered on the title of the land to which it applies.

IN CONSIDERATION of the premises and other good and valuable consideration, the
receipt and sufficiency of which the parties acknowledge, the parties agree as follows:

DEVELOPMENT OF PROJECT

1.

The Owner agrees to develop the Land and construct the Project in substantial
conformity with the Plans and Drawings and in accordance with the conditions
set out in Schedule “C” to this Agreement, including, without limiting the
generality of the foregoing, those Plans and Drawings setting out the approved
exterior design and sustainable design features of the Project.
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2. The Owner acknowledges and agrees that minor variations from the
requirements of this Agreement including the Plans and Drawings may be
consented to by the Chief Building Official for the City on amendments necessary
to satisfy the requirements of the Ontario Building Code, or in other cases by the
Chief Planner or designate, provided that in the opinion of the said Official, the
general intent and purpose of this Agreement is maintained.

MAINTENANCE OF THE PROJECT

3. The Owner agrees to maintain the Project in substantial conformity with the
Plans and Drawings and in accordance with the conditions set out in Schedule
"C" to this Agreement, in default of which the Owner acknowledges that the City
may exercise its rights set out in this Agreement.

COMPLETION OF THE PROJECT

4. The Owner agrees to complete the Project as set out in this Agreement within
rrwwwxxxs* years from the date of issuance of the Statement of Approval failing
which this approval shall require an extension by the Director prior to the
issuance of any building permit and the City may exercise the other remedies set
out in this Agreement.

SECURITY FOR PERFORMANCE OF OBLIGATIONS

5. Upon execution of this Agreement, the Owner shall, if required in Schedule “C” of
this Agreement, submit to the City a letter of credit or cash deposit in an amount
satisfactory to the Director to secure the Owner's obligations (the “Security”).
Any letter of credit shall be provided in a format acceptable to the City Treasurer
and Chief Financial Officer. The Owner acknowledges and agrees security
submitted in the form of a cash deposit when returned will not include interest.

6. Where required by Schedule “C” to this Agreement, the Owner agrees to
guarantee the performance of the Owner's obligations to the satisfaction of the
Director. The City may in its sole discretion reduce the Security and retain the
balance until the conclusion of the guarantee period, if required by Schedule "C",
and the Owner has completed its obligations to the satisfaction of the City.

7. The Security, or such remaining balance, shall be returned upon the satisfactory
completion of the Owner's obligations under this Agreement. If the security is
submitted to the City in the form of a cash deposit, it shall be returned to the
person or Company having submitted the security, unless a signed Direction is
provided to the City indicating otherwise. If the security is submitted in the form
of a letter of credit, it will be returned to the Financial Institution.

RIGHT TO ENTER

8. The Owner acknowledges and agrees that the City may enter onto the Land at
any time to inspect the Project to ensure substantial conformity with the Plans
and Drawings and compliance with the obligations of this Agreement.

NON-COMPLETION

9. If in the opinion of the City, the Project is not being completed within the specified
time or not in accordance with the approved Plans and Drawings, or should the
Owner neglect or abandon the Project before completion or unreasonably delay
the same so that the conditions of this Agreement are being violated, or should
the Owner, in any manner, in the opinion of the City, default in the performance
of any of the terms of this Agreement, then in such case, the City shall notify the
Owner by prepaid registered mail in writing, specifying with reasonable
particularity the nature of such default or neglect and require the Owner to
remedy the same.
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If such default or neglect is not remedied within ten (10) working days after such
notice or within such greater time period as may be specified by the City, the City
thereupon shall have full authority and power immediately to draw on the
Financial Security to purchase such materials, tools and machinery and to
employ such people as in the City’s opinion shall be required for the proper
completion of the outstanding obligations in this Agreement.

The cost of completion of any outstanding obligations of the Project shall be
calculated by the City whose decision shall be final and such costs may be
deducted from the Letter of Credit or other Financial Securities provided herein.
In the event that the said Letter of Credit or other securities are insufficient to
reimburse the City for all expenses incurred by the City to carry out the terms and
obligations of this Agreement, then the Owner agrees to pay to the City such
additional costs forthwith upon demand and the provisions of Section 386 of the
City of Toronto Act 2006, c.11 as amended, shall apply.

REMEDIES OF CITY

12.

The Owner agrees that the City may recover the total cost of all labour and
materials in carrying out and completing the obligations of the Owner as set out
in this Agreement, plus a management fee equal to 15% of the costs and to do
so, may from time to time draw without notice on the Security, in whole or in part,
and retain the money secured by the Security.

ADJACENT MUNICIPAL PROPERTY

13.

The Owner shall rectify, restore and repair any adjacent municipal property
damaged in implementing this Agreement.

INDEMNITY

14.

15.

The Owner agrees to defend, indemnify and save the City harmless from and
against all claims, demands, losses, costs, charges, expenses, actions and other
proceedings made, brought against, suffered by or imposed on the City in
respect of any failure by the Owner to fulfill any of its obligations (including the
failure to maintain) under this Agreement.

The Owner agrees to pay to the City on demand, any loss, costs, or damages
which may be sustained, incurred or paid by the City in consequence of the
Owner’s failure to fulfill any of its obligations (including the failure to maintain)
under this Agreement.

NO OBLIGATION TO INSPECT

16.  Nothing in this Agreement imposes upon the City any duty or obligation to
inspect or examine the Land for compliance, or non-compliance or to provide an
opinion or view respecting any condition of development or to request or require
compliance with the conditions of this Agreement.

WAIVER

17.  The waiver by the City of any provision of this Agreement in one instance shall
not constitute a waiver of any other instance and any waiver shall be in writing.

18. No delay or omission by the City in exercising any right or remedy shall operate

as a waiver of the right or remedy or of any other right or remedy.



REGISTRATION OF AGREEMENT

19.

The Owner consents to the registration of this Agreement against the title of the
Land and agrees to pay all of the City’s costs with respect to the registration of
this Agreement and any other required documents, including but not limited to
any applicable subsearch, execution search and registration fees.

NOTICE

20.

Any notice given by the City to the Owner pursuant to this Agreement is
sufficiently given if sent by prepaid first class mail (addressed to the Owner at the
address shown for the Owner on the assessment rolls of the City or on any
application for building permit) or by means of facsimile transmission. The notice
shall be conclusively deemed to have been received on the third business day
following mailing or respectively, the date of transmission contained on the
facsimile confirmation printout.

VALIDITY

21.

The invalidity of any particular provision of this Agreement shall not affect any
other provision, but this Agreement shall be construed as if the invalid provision
had been omitted.

SUCCESSORS, ASSIGNS

22.

This Agreement enures to the benefit of the City and is binding upon the Owner
and its successors and assigns. Notwithstanding anything in this Agreement to
the contrary, in the event that the City acquires any part of the Land for any
municipal purpose, including a road widening, the City shall not be bound by this
Agreement as an Owner.

INTERPRETATION

23.

24,

25.

26.

This Agreement is to be read with all changes in gender or number as required
by the context.

Schedules “A”, “B” and “C” shall form part of this Agreement.

Notwithstanding anything in this Agreement to the contrary, in the event the City
acquires any part of the Land for any municipal purpose, including streets,
pedestrian walkways or connections and parks, or for the purposes of any of its
boards, commissions, authorities, or agencies, the City shall not be bound by this
Agreement as an Owner.

The Owner acknowledges that the entering into of this Agreement does not in
itself constitute the approval of the Plans and Drawings under Section 114 of the
City of Toronto Act.
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IN WITNESS WHEREOF the Owner and the City have executed this document under
the hands of their officers duly authorized in that behalf.

[NAME OF OWNER]

Per:
Name:
Title:

Per:
Name:
Title:

I/We have the authority to bind the Corporation

CITY OF TORONTO

[Name of Director], Director
Community Planning, [ ] District

| have authority to bind the Corporation
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SCHEDULE “A”

DESCRIPTION OF LAND

MUNICIPAL ADDRESS:

LEGAL DESCRIPTION:

P.LLN.:
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SCHEDULE “B”

APPROVED PLANS AND DRAWINGS

Drawing/ Title Prepared By Date
Plan No.
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SCHEDULE “C”

SITE SPECIFIC CONDITIONS

G:\LEG\PLN\Kmcnabn\Development review matters\Site Plan matters\standard agreements\Standard Site Plan Agreement August 13
2013.doc
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