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Structure Plan

i)  Regeneration Areas and Mixed Use Areas uses are permitted to create a
complete community. The boundaries of the land use designations will be
determined through the consideration and adoption of a Secondary Plan.

i)  No residential uses are permitted in lands designated Regeneration Areas prior
to the adoption of the Secondary Plan.

i)  The Secondary Plan will apply to the lands designated Regeneration Areas and
Mixed Use Areas and will be informed by:

1. A Land Use Plan that refines the designation of Regeneration Areas and
Mixed Use Areas boundaries as appropriate and provides for the
redesignation of lands to Institutional Areas and/or Parks and Open
Spaces Areas as determined through the Secondary Plan process:

a. The Land Use Plan will be informed by a
Compatibility/Mitigation Study submitted and peer reviewed, at
the owner's expense, to the City's satisfaction;



2. A Phasing Strategy and Implementation Plan to provide for the
sequencing and orderly development of permitted uses, including the
provision of affordable housing, parkland conveyance, infrastructure,
transit and community services/facilities;

3. A Community Services and Facilities Strategy and Implementation Plan
that identifies community space and facilities needs, and sets out priorities
to support growth, including potential locations and phasing as well as
opportunities for co-location;

4. A Housing Plan including the provision of affordable housing in a range of
housing tenure, form and type and levels of affordability through a range
of mechanisms;

5. A Block Plan that:

a. Applies the City's Complete Streets" principles and establishes a
network of public streets, development blocks, pedestrian and
cycling facilities and connections, and parks and open spaces;

b. Considers long-term climate resilience and environmental
sustainability, including within the public realm network; and

c. Establishes a vision for the general scale, location and range of
different building types;

6. A Parks and Open Space Plan that identifies locations of new public
parks;

7. Urban Design Guidelines that set out the framework for the appropriate
built form, public realm and streetscape design;

8. An Infrastructure Master Plan that identifies water, sanitary, stormwater
infrastructure requirements and development strategy including
downstream improvements;

9. A Green Infrastructure Strategy that will apply an innovative approach to
sustainable design that is climate resilient and aims to implement the
City's net zero greenhouse gas emissions targets and includes low impact
development, stormwater management systems, district heating systems,
street trees, natural channels and green roofs. This strategy may be
included as part of the Infrastructure Master Plan;

10. A Transportation Master Plan that provides a consolidated and
comprehensive analysis for the lands and surrounding area to address the




connections and implementation of required transportation improvements
for all modes; and

11.An Economic Development Study and Strategy and Commercial Demand
Analysis that identifies the contextually appropriate and compatible
employment uses that can be integrated in new developments.

Development Framework

iv)

Vi)

vii)

viii)

Development of the lands will sustain and build on the existing horse racetrack
and associated entertainment uses to create residential neighbourhoods,
commercial/retail and entertainment centres, and employment uses; for
residents, workers and visitors in the Greater Toronto Area.

New development will be planned in districts (or precincts) and may include
mixed use, residential, institutional, commercial/retail, entertainment and
employment sub-areas which are organized around design features including
amenities, connected transportation networks, and parks and open spaces

Development will achieve a minimum population and employment target of 150
residents and jobs combined per hectare, to support higher order transit.

Subject to the policies of this SASP, residential uses and live-work uses may only
be permitted once a GO Transit station, to be located on the lands, is Provincially
approved through the Metrolinx Transit Project Assessment Process and
endorsed by the Metrolinx Board with secured funding through appropriate
agreements.

Development will be phased to ensure necessary transportation infrastructure
and capacity is available to support each phase of development. Holding
provisions may be applied to ensure necessary transportation infrastructure
exists to support any phase of development.

The Secondary Plan will:

1. Prioritize direct and safe active transportation and connections to existing
and planned:

a. Transit facilities; and
b. Developments to the north subject to SASP 296.

2. Consider the extension of the Finch West Light Rail Transit to the subject
lands and terminating at Pearson International Airport.



x)  Development will:

1. Improve long-term climate resilience and mitigate the negative impacts of
extreme weather by integrating green infrastructure and sustainable
design to effectively manage stormwater, restore ecological functions, and
reduce heat exposure and impervious surfaces; and

2. Minimize energy demand, implement low-carbon design and energy
solutions and pursue net zero green house gas emissions, including from
the impacts of embodied carbon.

Land Use
xi)  Nothing in the Plan will prevent the ongoing and expanded use of the lands for:

1. a horse racetrack including related housing, dormitories, the keeping of
horses, and other noise sensitive land, and any related, associated or
accessory uses, facilities and services, required for the operation of horse
racing; or

2. other existing uses.

Xii) Non-residential uses including but not limited to commercial, institutional,
manufacturing, processing, warehousing, wholesaling, distribution, storage,
transportation facilities, vehicle repair and services, offices, research and
development facilities, utilities, waste management systems, industrial trade
schools, media, information and technology facilities, vertical agriculture,
restaurants, retail and service uses, and parks may be permitted prior to the
adoption of the Secondary Plan provided that:

1. Mitigation measures are identified, per Provincial D6 guidelines, applicable
Provincial policies, and the policies of this Plan, and secured as part of the
approvals process.

2. The necessary infrastructure to service the uses has been determined
through the application review process, and secured as part of the
approvals process through appropriate agreements.

3. If determined to be necessary to ensure the creation of appropriate blocks
and/or parcels and/or to secure necessary infrastructure, a plan of
subdivision application has been submitted and is under review.

xiii)  Applications to develop sensitive land uses within the Mixed Use Areas



Xiv)

XV)

designation, including residential uses, may be permitted prior to the adoption of
the Secondary Plan provided that:

1. The City has initiated the Secondary Plan Study by way of Official Plan
Amendment application or City initiated process.

2. Necessary transportation infrastructure and capacity is available to
support the development. Holding provisions may be applied to ensure
necessary transportation infrastructure exists to support any phase of
development. Conditions to be met prior to the removal of a holding ("H")
provision on the lands shall include the following:

a. The submission of a Transportation Impact Study satisfactory to
the City that demonstrates necessary transportation
infrastructure and capacity to support the proposed
development.

b. Mitigation measures are identified, per Provincial D6 guidelines,
applicable Provincial policies, and the policies of this Plan, and
secured as part of the approvals process.

c. Eligible residential development includes affordable housing,
where applicable and appropriate, as per the requirements of
this SASP.

d. The necessary infrastructure to service the uses has been
determined through the application review process, and secured
as part of the approvals process through appropriate
agreements.

e. If determined to be necessary to ensure the creation of
appropriate blocks and/or parcels and/or to secure necessary
infrastructure, a plan of subdivision application has been
submitted and is under review.

Development will proceed in a manner that will not preclude additions to the
public and connected transportation networks, enhanced surface transit and
future transit improvements including a GO Transit station located along the
CNR/Metrolinx line abutting the south limit of the lands.

The boundaries of the Mixed Use Areas and Regeneration Areas in this SASP
are conceptual, and the boundaries of land use designations are to be
determined through the Secondary Plan.



Non-Residential Development

XVi)

Xvii)

Xviii)

The Land Use Plan and the Economic Development Study and Strategy and
Commercial Demand Analysis will inform the list of permitted non-residential
uses.

The Phasing Strategy and Implementation Plan will identify appropriate non-
residential gross floor area to be developed in each phase, prior to or concurrent
with residential gross floor area, to provide a balance of employment and
residential growth in the phases of development.

Where appropriate to encourage a clustering of business and economic
activities, non-residential gross floor area should be consolidated in stand-alone
buildings or contiguous portions of base buildings.

Affordable Housing

XiX)

XX)

The Housing Plan referred to in iii)4 will be considered as part of the Secondary
Plan Study and will guide the provision of affordable housing in the Secondary
Plan area. The Housing Plan will identify an affordable housing strategy, the
affordable housing requirements and the range of mechanisms for the delivery of
required affordable housing on the lands, through one or more of the following, or
other equivalent affordable housing approaches which achieve the objectives of
the Housing Plan, to the satisfaction of the City:

1. where eligible residential uses are proposed:

a. a minimum of 7% percent of the total new residential gross floor
area shall be secured as affordable ownership housing for a
period of at least 99 years from the date of first residential
occupancy of the unit; or

b. a minimum of 5% percent of the total new residential gross floor
area shall be secured as affordable rental housing for a period
of at least 99 years from the date of first residential occupancy
of the unit.

For greater certainty, student residences, retirement home, nursing home
and residential care homes are not eligible residential uses for the purposes
of this policy. All other residential uses are eligible residential uses. For
greater certainty, the affordable housing obligations required by this SASP
are separate and apart from any community benefit charge contribution
obligations.

There is no minimum requirement for affordable housing within purpose built
rental buildings.



xxi)  Inaddition, the Housing Plan will:

1. Address how the unit mix of the affordable housing will reflect the market

2.

component of the development, as appropriate, to achieve a balanced mix
of unit types and sizes and support the creation of affordable housing
suitable for families; and

Consider opportunities to increase the provision of affordable beyond the
requirements of this SASP in partnership with all levels of government
and/or non- profit housing providers.

xxii)  The provision of affordable housing required by this SASP shall be secured
through one or more agreements with the City.

xxiii)  Holding provisions may be used to ensure the required affordable housing is
secured. Conditions to be met prior to the removal of a holding ("H") provision on
the lands shall include the following:

1.

2.

Entering into necessary agreement(s) and utilizing other legal
mechanisms, satisfactory to the City Solicitor, to secure the provision of
affordable housing as required by this SASP; and

The submission and acceptance of a Housing Issues Report, to the
satisfaction of the Chief Planner, that identifies the unit mix, unit sizes, and
how affordable housing requirements will be met.

Interpretation

xxiv)  Where there is a conflict between the policies of the Official Plan or any other
Site and Area Specific Policy and this Site and Area Specific Policy, this Site and
Area Specific Policy will prevail.
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