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SUMMARY

An application has been submitted to amend the zoning by-law to permit reconstruction of a new
St. George' s Church on the Y onge Street frontage, and to allow for a 25 storey residential
condominium on the Canterbury Place frontage, at 5350 Y onge Street and 77 Canterbury Place,
on the northwest corner of Churchill Avenue and Y onge Street.

The application conforms to the policies of the North Y ork Centre Secondary Plan. The
residential development fulfills the maximum
permitted density of 3.75 times the area of the
lot, as the floor space associated with replacing
the church is exempted from the calcul ation of

density.

The development is lower than the maximum HORSHAM AVENUE
permitted building height and implements the
Secondary Plan’s built form policies.
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The mix of residential and institutional uses

also enables St. George' s Church to continue in
its important role of contributing to the life of CHURCHILL AVENUE CHURCH AVENUE
the community. For all the above reasons, this / F / /7 /7
report reviews and recommends approval of the
application to amend the Zoning By-law and D T CNCEE e N
approval in principle of the Site Plan Control

Application.
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RECOMMENDATIONS

The City Planning Division recommends that:

(1)

)

©)

(4)

()

City Council amend Zoning By-law No. 7625 for the former municipality of North Y ork
substantially in accordance with the draft Zoning By-law Amendment attached as
Attachment No. 10.

City Council authorize the City Solicitor to make such stylistic and technical changes to
the Zoning By-law Amendment as may be required.

Before introducing the necessary Bills to City Council for enactment, require the owner
to enter into a Section 37 Agreement with the City, to the satisfaction of the City
Soalicitor, to provide the following facilities, services or matters:

() amaximum of 1.50 m’ per dwelling unit of indoor recreational amenity space in
the residential building;
(i)  aplace of worship of amaximum 2,134 square metres.

City Council approve in principle the site plan drawings and Site Plan Control Approval
Conditions listed in Attachment 11 subject to stylistic and technical changes.

City Council authorize the Chief Planner or his designate to give final approval to the
Site Plan Control Application once the conditions to be satisfied prior to Site Plan
Control Approval as set out in Attachment 11, including entering into a satisfactory Site

Plan Agreement, have been fulfilled..

Financial Impact
The recommendations in this report have no financial impact.

ISSUE BACKGROUND

Proposal

The proposed development consists of two parts: the residential building, and the
reconstructed St. George's Church. A consent application has been submitted to divide
the lands and buildings into two separate parcels with an easement to allow the church
driveway access over the residential site. A subsequent application for a Plan of
Condominium is also expected for the residential building site.

Residentia Building:

The residential building is a 224-unit apartment with amix of 1, 2 and 3 bedroom units.
The building is 25 storeys and 74 metrestall. The two storey base building covers
approximately two-thirds of the residential site with landscaped open space on the
remaining third and located at the northeast corner of Canterbury Place and Churchill
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Avenue. On the ground floor, the front lobby and three two-storey units have their front
doors facing and connected onto Canterbury Place. Three additional units are located at
the south end of the building and have covered terraces oriented towards the landscaped
open space.

The middle portion of the building has atypical floor plate of 830 square metres. Most
floors have 10 units other than the top two floors which have four units each. The
enclosed mechanical penthouse on the top floor is aso part of the top portion of the
building and also includes a terrace.

Private indoor recreational space is provided on the second and third floors at the east
side of the building, with the third floor space connected to the third floor private outdoor
recreational space at the northeast corner of the building. Private outdoor recreational
spaceis also provided at grade in the landscaped open space at the south end of the
residentia site.

Vehicle access for both the residential units and servicing/loading areais at the north end
of the base building and is accessed from Canterbury Place. Four levels of below-grade
parking provide 253 parking spaces.

Theresidential site plan is Attachment 3. The residential elevations are Attachments 4
and 5.

New St. George's Church:

The new church is a 3-storey building of 2,134 square metres. On the main floor at the
north end of the building is the sanctuary. Access to the sanctuary is provided directly
from the Y onge Street sidewalk. Administration and Clergy offices are a'so on the main
floor and connect to the Chapel which is prominently located at the northwest corner of
Y onge Street and Churchill Avenue.

The lower level includes alarge multi-purpose room, kitchen, washrooms, storage areas,
access to mechanical and garbage/recycling room and access to bel ow-grade parking.
Meeting rooms and offices are also provided in the partial upper level of the church.
Hard and soft landscaping and tree planting is provided along the Y onge Street frontage,
along the Churchill Avenue frontage, and in the public and semi-public amenity areas
adjacent to the sanctuary at the north of the site.

The church has a varied roof line, reflecting the main sanctuary at the north end, and the
stepping down of the grades and building towards the south and west of the site.

Vehicle access is provided from Churchill Avenue to a drop-off and pick-up turning
circle, that also leads to the single level of 51 below-grade parking spaces.

The church site plan is Attachment 6. The elevations are in Attachments 7 and 8.
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Additional details of the proposed development are in the Application Data Sheet in
Attachment 9.

Site and Surrounding Area

The total site areais approximately 5,300 square metres extending north from Churchill
Avenue between Y onge Street and Canterbury Place. The site has 65 metres of frontage
on Yonge Street, 72 metres on Churchill Avenue and 83 metres on Canterbury Place. The
site slopes from the northeast to the southwest.

The surrounding land uses are:

North: single-storey commercia uses and a 5-storey commercial/office building on
Yonge Street and a 1 %2 storey residentia structure on the southeast corner of
Canterbury Place and Horsham Avenue

South: across Churchill Avenue a 3-storey residential apartment and 2-storey commercial
uses fronting Y onge Street

East: across Yonge Street are the TTC service building, Willowdale Cemetery and
Northtown development

West: across Canterbury Place are single detached houses fronting Horsham and
Churchill Avenues, and the recently constructed 18 storey condominium building
located at the southwest corner of Canterbury and Churchill.

Provincial Policy

The Provincial Policy Statement (PPS) provides direction on matters of provincial
interest related to land use planning and development. Issued under Section 3 of the
Planning Act, the PPS sets the policy foundation for regulating the use and devel opment
of land. Municipal planning decisions are required to be “consistent with” the PPS. The
new Toronto Official Plan compliments policies in the PPS and the two documents
mutually support each other.

Official Plan

The site is located in the Mixed Use Area G of the North York Centre Secondary Plan
(Attachment 1). This designation permits mixed commercial-residential buildings with a
maximum of 20% commercial use. Institutional uses are also permitted provided they are
not predominantly for office use. The Secondary Plan provides for non-residential uses
such as the proposed church throughout the Uptown area; encourages non-residential
uses located in proximity to the Yonge Street frontage; and, supports buildings designed
to animate the Y onge Street frontage.

The Secondary Plan limits development to a maximum height of 87 metres. A density of
3.75 times the lot area is permitted with the ability for density incentive increases up to
33% of the permitted density, or approximately 4.98 times the lot area. Available density
incentives include the provision of private indoor recreational uses, and provision or
retention of places of worship.
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The Secondary Plan’s urban design and built form policies also guide how buildings are
to relate to the street, in particular the Yonge Street frontage. The policies provide for an
attractive and secure pedestrian environment.

Zoning
The site is currently zoned General Commercial Zone (C1) permitting a broad range of

commercial, office and institutional uses and their applicable development standards
(Attachment 2).

Site Plan Control

A Site Plan Approva Control application has also been submitted with the application. It
is recommended that the Site Plan Control application be approved in principle, as per the
Site Plan Control Approval Conditions outlined in Attachment 11.

Reasons for Application

The proposed development does not comply with the Zoning By-law with respect to
maximum gross floor area, building height, yard setbacks and ot coverage permissions.
An amendment to the By-law is required to implement the policies of the Secondary
Plan.

Community Consultation

A Community Consultation Meeting was held on Thursday June 1, 2006 at the
Willowdale Middle School. Approximately 50 people attended. Following presentations
from City staff, the local Councillor and the applicant’ s team a number of issues were
discussed, including: whether the development was premature pending the completion of
afunctional road segment; the number of parking spaces being provided and additional
traffic that will be generated; building height in comparison to other buildingsin the
immediate area; the location of the higher density residential building on Y onge Street
rather than Canterbury Place; the detailed nature of the density incentive; disruption to
the area from construction noise and traffic; the potential for noise from parking garage
vents; balcony sizes; servicing and school capacity; and, size and price of the units.

Agency Circulation

The application was circulated to al appropriate agencies and City Divisions. Responses
received have been used to assist in evaluating the application and to formulate
appropriate By-law standards.

COMMENTS

Density, Height and Massing

The original application used the Secondary Plan’s density incentives for both the church
and social facility to achieve the maximum permitted density of 4.98 times the lot area.
The development density now uses the density incentives that exempt the gross floor area
associated with the church and private indoor recreational use. Including the area of the
place of worship resultsin adensity of 4.15 timesthe ot area. The church (place of
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worship) and private indoor recreation floor space in the residential building will be
secured in a Section 37 agreement.

The height of the original residential application was 25 stories and 79 metres. The height
remains largely unchanged. The church has also largely remained the same as the original
application as has the east-west depth of the residential building. However with the
reduced density, the north-south massing of the residential building facade along the
Canterbury Place frontage has been reduced.

Sun, Shadow and Wind

The narrower portion of the residential building isin keeping with the City’s“Design
Criteriafor Review of Tall Building Proposals’. The building floor plate has been
reduced from the original design of an elongated slab. The narrower east and west
€elevations minimize shadowing on adjacent streets, open spaces and buildings, reduce
wind impacts and increase sky view. A shadow study has been conducted and appropriate
access to sunlight has been provided to adjacent streets and properties including the
residential areato the west of North Y ork Centre.

A wind study has also been completed and the taller, thinner residential building,
including the base building and adjacent landscaped open space, al combine to provide
appropriate wind conditions for pedestrians.

Streetscape

The detailed treatment of the Y onge/Churchill/Canterbury streetscape will be addressed
through Site Plan Control approval including the species and number of trees and extent
of the enhanced pavement treatment on Y onge Street.

Parking, Access and Traffic Impact

The 253 parking spaces proposed for the residential building would represent a supply of
1.12 spaces per unit, which falls within the 1.0 to 1.4 range in the North Y ork Centre
Parking Policy. The North Y ork Centre Parking Policy indicates that the number of
spaces for the church must be consistent with North Y ork Centre’ s auto modal split
objectives. The parking study for the church indicates that while the overall size of the
church and Sanctuary seating capacity is smaller, the amount of regular parking demand
is expected to remain similar due to planned increases in church programming. The report
concluded that replacing the existing 28 surface parking spaces with 51 below-grade
parking spaces will accommodate the regular weekly maximum parking needs of the
church, and for infrequent large events, will reduce the amount of on-street parking.
Staff’ s review has concluded that it is appropriate for the site specific by-law to provide
for aminimum of 51 parking spaces for the church.

In terms of vehicle access and traffic impact, the driveway entrance to the residential
building is appropriately located on Canterbury Place at the north end of the site. The
single entrance combines access to both the underground parking and servicing/loading
facilities. Thislocation isthe furthest distance away from Churchill Avenue and isalso
adjacent to lands designated for higher density redevel opment.
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In terms of vehicle access to the church, the proposed driveway on the north side of
Churchill Avenueisat asimilar location as the current driveway. The new access will be
limited to right-in/right-out turns only. The development provides for dedication of a 1.5
metre widening on the north side of Churchill Avenue to accommodate a centre median
and widening of Churchill Avenueto 3 lanes. The improvements will be secured through
Site Plan Control agreement and will be a change to the Uptown Service Road and
Associated Road Network in the Environmental Study Report. The Traffic Impact
Analysis and Certification indicates that the changes will result in improved traffic
operations in the area.

Parkland/Open Space

Off-site parkland dedication is recommended for this development as per the October 1,
2007 Memorandum from Parks, Forestry and Recreation included as Attachment 12.

In accordance with the Secondary Plan, private outdoor recreational space is provided at
grade level on the south end of the residential site. Additional outdoor amenity spaceis
provided on the third floor terrace at the northeast corner of the residential building. Also
in accordance with the Secondary Plan, the church has provided common outdoor space
adjacent to Y onge Street and Churchill Avenue.

Development Charges

The development charges for this project are estimated at $1.2 million. Thisisan
estimate and the actual charge is assessed and collected upon issuance of the building
permit.

CONTACT

Rob Gibson, Senior Planner
Tel. No. (416)395-7059

Fax No. (416)3957155
E-mail:  rgibson@toronto.ca

SIGNATURE

Thomas C. Keefe, Director
Community Planning, North Y ork District
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ATTACHMENTS

Attachment 1: Officia Plan

Attachment 2: Current Zoning

Attachment 3: Residential Site Plan

Attachment 4. Residential Elevations

Attachment 5. Residential Elevations

Attachment 6: Church Site Plan

Attachment 7: Church Elevations

Attachment 8: Church Elevations

Attachment 9: Application Data Sheet

Attachment 10:Zoning By-law Amendment
Attachment 11:Site Plan Control Approva Conditions
Attachment 12:October 1, 2007 Memo from Parks, Forestry and Recreation
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Attachment 1: Official Plan
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