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City Hall, 18th floor, East Tower 
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Toronto ON M5H 2N2 
 
 
November 21, 2022  
 
 
Attn:  Jeremy Humphrey 
 Planner, Community Planning 
 
Dear Mr. Humphrey,  
 
Re:    25 St. Mary Street 

2nd Submission of Official Plan Amendment, Zoning By-law Amendment, 
Rental Housing Demolition & Site Plan Approval applications 

 21 166606 STE 13 OZ, 21 166617 STE 13 RH and 21 166615 STE 13 SA 
 
 Addendum to Sun-Shadow Study 
 

Urban Strategies Inc. is acting on behalf of Tenblock in resubmitting its applications for 
Official Plan and Zoning By-law Amendments, Rental Housing Demolition and Site Plan 
Approval for 25 St. Mary Street (the “Site”) in the City of Toronto. As part of the 
resubmission, an updated Sun-Shadow Study has been prepared to assess the shadow 
impacts resulting from a revised development proposal consisting of two towers of 54 
(189.5 metres) and 59 storeys (199.5 metres) (herein referred to as the “Revised 
Proposal”).  
 
The enclosed Sun-Shadow Study demonstrates that the Revised Proposal continues to 
adequately limit net new shadow impacts on the surrounding area, which is substantially 
consistent with the findings of the Sun-Shadow Study prepared for the initial June 2021 
application submission.  
 
In particular, the Revised Proposal continues to avoid the creation of net new shadows on 
any Signature Parks and Open Spaces within the Downtown; it does not impact any 
designated Neighbourhoods; and it does not create any net new shadows on the St. 
Nicholas Character Area. The proposed buildings will result in minor net new shadowing on 
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the surrounding area, which is in-keeping with shadows cast by existing and recently-
approved tall building developments in the North Downtown Yonge Area.  
 
In comments provided by City staff, two particular areas of concern were identified with 
respect to shadowing: 
 

1. Net new shadowing on the Yonge Street linear parks in June (4:18 onward) and 
September (3:18-4:1); and 
 

2. Net new shadow on St. Mary Street Parkette between 10:18-3:18 on March 21 and 
between 11:18-2:18 on September 21. 

 
Regarding (1), above, the revised Sun-Shadow Study demonstrates that the Revised 
Proposal will have even less of a net new shadow impact on the Yonge Street Linear parks 
than the initial development proposal did. This is predominantly as a result of the recent 
approval of the 59-storey mixed-use development at 1075 Bay Street, which lessens the 
net new shadow impact of the Revised Proposal. It remains our opinion that the net new 
shadowing on the Yonge Street Linear Parks is extremely limited such that it does not 
diminish the utility of this open space. 
 
Regarding (2), above, the Sun-Shadow Study demonstrates, as in the initial submission, 
that the removal of the existing 24-storey slab apartment tower and its replacement with two 
point towers will result in some areas of sunlight gain on St. Mary Street Parkette, as well 
as net new shadow impacts. It remains our opinion that the net new shadow on the 
Parkette is minor in relation to shadows from the existing condition and from existing and 
approved nearby development. Further, the Parkette is already shadowed by generous 
mature tree cover, which is not reflected in the Sun-Shadow Study.   
 
The Revised Proposal continues to include a new 500 m2 public parkland dedication at the 
southeast corner of the Site, as well including as a new 339 m2 privately-owned publicly-
accessible space at the southwest corner. These open spaces will receive a generous 
amount of sunlight throughout the year due to their placement at the south edge of the 
development Site.  
 
Lastly, the revised Sun-Shadow Study reflects conceptual balcony zones based on a 1.5-
metre-deep band of projecting balconies that are setback at least 2.5 metres from any 
tower corner, which is proposed to be secured through the site-specific Zoning By-law 
Amendment. Shadowing associated with these projecting balconies is depicted in a 
contrasting colour, and the Study shows that the balconies will have an extremely limited 
additional shadow impact beyond the main tower footprints. The ultimate design of the 
building elevations and balconies will be refined through the SPA process, however this 
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Sun-Shadow Study demonstrates an exaggerated outcome as the balconies will ultimately 
be less extensive than depicted.  
 
Overall, it is our opinion that the shadows created by the Revised Proposal are adequately 
limited and acceptable, particularly in the context of the shadows cast by the existing 
building and by other approved tall towers in the area. The shadows have been adequately 
limited by implementing a responsive massing and design strategy, with slender tower 
floorplates, appropriate setbacks and stepbacks, and acceptable tower separation 
distances, which helps to minimize shadow impacts and ensure that they move quickly.  
 
From a policy and guidelines perspective, the Revised Proposal does not shadow any 
Signature Parks and Open Spaces within the Downtown; does not impact any designated 
Neighbourhoods; and does not create any net new shadows on the St. Nicholas Character 
Area. The Revised Proposal also meets key Official Plan and Downtown Plan policies, as 
the towers have been designed to adequately limit shadow impacts on the public realm and 
surround properties, and adequately limit shadows on sidewalks, parks, and open spaces 
to preserve their utility.   
 
Sincerely, 
 
 
 
 
 
 
Christine Fang-Denissov, Partner  
M. Arch., MCIP, RPP, MRAIC  
URBAN STRATEGIES INC. 
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