ﬂ]ﬂ” STAFF REPORT
un anNIn ACTION REQUIRED
629, 633 and 675 Eastern Avenue - Official Plan and

Zoning Amendment Application - Request for Direction
Report

Date: June 11, 2007
To: Toronto East Y ork Community Council
From: Director, Community Planning, Toronto East Y ork District

Wards: Ward 30 — Toronto-Danforth

Reference

"~ | File No. 04-168616 STE 30 OZ
Number:

SUMMARY

This application was made before January 1, 2007 and is not subject to the new
provisions of the Planning Act and the City of Toronto Act, 2006.

This application is currently before the Ontario Municipal Board (OMB) and a prehearing
conference is scheduled for September 20, 2007. What is before the OMB isasite
specific Official Plan Amendment (OPA) and new Zoning By-law Amendment (ZBA) to
permit avariety of usesincluding office,

retail, hotel and residential uses at 629, 633 L
and 675 Eastern Avenue. —
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The purpose of thisreport isto inform
Council of arevised proposal recently
submitted; seek direction for the continuing
Ontario Municipal Board hearing; provide
an update on the South of Eastern Planning
Study; provide an update on the Power
Centre appeal; and provide relevant
background information.

HEWARD

RECOMMENDATIONS

[ s29. 633 & 675 EAsTERN AvENUE T

The City Planning Division recommends
that:
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City Council refuse the application for 629, 633 and 675 Eastern Avenuein its
current form and authorize the City Solicitor and appropriate City staff to attend
the Ontario Municipal Board hearing to oppose the subject application;

City Council authorize staff to continue to meet with the applicant and enter into
discussions to work towards a settlement position and direct staff to bring forward
any proposed settlement to City Council subject to resolution of all outstanding
issues, including but not limited to:

- A significant reduction in the amount of retail development;

- Limiting retail to the lands which are now vacant;

- The inclusion of asignificant amount of non-retail employment uses;

- The retention and reuse for employment purposes, where feasible, of the
existing buildings at 629 Eastern Avenue;

- No buildings on the city sewer easement which runs through the site;

- Implementation of the City’s Green Development Standard;

- Public access through the site, with appropriate streets and blocks; and

- A Site Plan Control application and an executed Site Plan Control
Agreement under Section 41 of the Planning Act; and

City Council authorize the City Solicitor and necessary City staff to take such
necessary steps to implement the foregoing.

Financial Impact
There are no financial implications resulting from the adoption of this report.

DECISION HISTORY

The original application was submitted to the City by Stanley Makuch on behalf of
Bluefield Development, 1450755 Ontario Inc. and 1450756 Ontario Inc., in June 2004. It
was not circulated to staff until August 2004, because of the lack of information
submitted with the application.

The application included:

1.

A proposed Official Plan Amendment and a Zoning By-law Amendment to
permit arange of usesincluding office, retail, hotel and residential uses, and
proposed the use of a‘holding provision’ (“h”) in the zoning by-law to ensure that
prior to lifting the “h” to alow development to proceed:

@ Council is satisfied that the roads and other services are provided within
the site and that adequate parking and loading facilities are available;

(b A Site Plan application has been approved;

(c) Council is satisfied that the site meets the Provincia standards for
decommissioning of contaminated sites; and

(d) Where residential uses are proposed, that the site is appropriate for those
USes.
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2. A Public Realm and Master Plan and Urban Design Guidelines submitted at the
end of August 2004, asillustrated on Attachments 4, 5 and 6.

3. An Economic Study submitted on December 22, 2005.
No other supporting documentation or background studies were submitted.

There was a consultation process that included a Working Group and 10 community
meetings (includes working group meetings and larger community meetings). After a
Status Report on the application was considered by City Council in July, 2005, the
applicant requested the City to put their application on hold.

On December 30, 2005 the City received aletter of appeal. The letter states, “Asaresult
of the delaysin processing of this application and its uncertain status at this time, we are
compelled to appeal this application to the OMB, pursuant to section 34 (11) of the
Planning Act, on the basis of Council’s failure to make a decision on the application”.

What was Appealed

The applicant appealed the OPA and ZBA they had submitted. The proposed OPA and
the ZBA isfor avision of the site which isinconsistent with both the former City of
Toronto Officia Plan and the new City of Toronto Official Plan. The ZBA proposes a
wide range of uses, including office, retail, hotel and residential uses. No development
restrictions or limitations are proposed. All of the development possibilities/scenarios
permitted under the submitted OPA and ZBA are to be subject to a(“h”), ‘holding
provision’. It isassumed that the future proposals for the site will be evaluated against
the conditions for lifting the “h”.

Previous Reports
A collection of various City Council Directionsis attached as Appendix 1.

Previous reports for this site, the South of Eastern Planning Study and other relevant
reports can be accessed through the following links:
Preliminary Report - 629, 633 and 675 Eastern Avenue
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http://www.toronto.ca/legdocs/2004/agendas/committees/ts/ts041116/it032.pdf
http://www.toronto.ca/legdocs/2005/agendas/council/cc050719/te6rpt/cl010.pdf
http://www.toronto.ca/legdocs/2006/agendas/council/cc060214/te2rpt/cl038.pdf
http://www.toronto.ca/legdocs/2006/agendas/committees/edp/edp060504/it010.pdf

July '06 - South of Eastern Planning Study

thttp://www.toronto.call egdocs/ 2006/agendas/council/cc060725/tebrpt/cl012.pdf

Sept'06 - Final Report Official Plan Amendment re: Power Centres

thttp://www.toronto.ca/l egdocs/2006/agendas/council/cc060925/te7rpt/cl018.pdf

April 07 -Long-Term Employment Strategy Phase 2— Staff Report

thttp://www.toronto.ca/l egdocs/mmis/2007/ed/bard/backgroundfil e-3361.pdf

January’ 07 - Long-Term Employment Lands Strategy Phase 2— Hemson Report

thttp://www.toronto.call egdocs/mmis/2007/ed/bagrd/backgroundfil e-3482.pdf

ISSUE BACKGROUND

Site Description

The siteis 7.5 hectares in size (18.6 acres) and is on the south side of Eastern Avenue,
east of Carlaw Avenue and south to Lake Shore Boulevard. It includes lands formerly
occupied by the Toronto Iron Works and the A. R. Clarke Tannery. The site currently
houses a large film and television production facility with approximately 22,296 m2 of
space. Theformer A.R. Clarke siteis vacant and is occasionally used for parking.

Surrounding Uses

West: Towing yard and automobile dealership

South: Lakeshore Boulevard and film studio and related uses
East: CanadaMetdssite

North: Residential area

Policy Framewor k
Provincia Policy Statement

The March 2005 Policy Statement came in after this site specific application was
submitted. The Province has a stated interest in protecting the long-term health and
safety of the population and the financial and economic well-being of the Province and
municipalities. Economic prosperity, environmental health and social well-being depend
on managing change and promoting transit accessible, cost-efficient, cost-effective
development and land use. Thisincludes reducing the potential for public cost or risk to
Ontario’ s residents by directing development away from areas where there isarisk to
public health or safety.

The PPS supports a comprehensive, integrated and long-term approach to planning and
recognizes linkages among policy areas. A key difference between the 2005 version and
the previous 1997 version is that planning authorities must now make decisions on
planning matters that are “ consistent with” the policies of the PPS. The 1997 version of
the PPS, which was in place when this application was submitted, stated that planning
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authorities should make decisions that “have regard to” the policies of the PPS. The new
PPS policies support and complement many of the City’s Official Plan’s objectives.

During the course of the South of Eastern Planning Study, the March 2005 PPS was
enacted. The new PPS states that planning authorities shall promote economic
development and competitiveness by:

@ providing for appropriate mix and range of employment (including industrial,
commercia and institutional uses) to meet long-term needs;

(b) providing opportunities for a diversified economic base, including maintaining a
range and choice of suitable sites for employment uses which support awide
range of economic activities and ancillary uses, and take into account the needs of
existing and future businesses;

(©) planning for, protecting and preserving employment areas for current and future
uses; and

(d) ensuring the necessary infrastructure is provided to support current and projected
needs.

Planning authorities may permit conversion of lands within employment areas to non-
employment uses through a comprehensive review, only where it has been demonstrated
that the land is not required for employment purposes over the long-term and if thereisa
demonstrated need for the conversion.

Growth Plan

In June 2006 the Growth Plan for the Greater Golden Horseshoe came into effect. The
application that is before the OMB was submitted prior to the enactment of the Growth
Plan. The Growth Plan specifies that for the purposes of its employment areas policies,
major retail uses are considered non-employment uses. Residential uses are also
considered non-employment uses.

A municipal comprehensive review is an official plan review, or an official plan
amendment, initiated by a municipality that comprehensively applies the policies and
schedules of the Growth Plan. A conversion may be permitted only where it has been
demonstrated through the municipal comprehensive review that:

@ thereisaneed for the conversion;

(b) the municipality will meet its employment forecasts in the Growth Plan;

(© the conversion will not adversely affect the overall viability of the employment
area, and the achievement of the intensification targets, density targets and other
policies of the Growth Plan;

(d) thereis existing and planned infrastructure to accommodate the proposed
conversion,

(e the lands are not required over the long term for the employment purposes for
which they are designated; and

) cross-jurisdictional issues have been considered.
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Any City Council actions regarding the South of Eastern Study must be consistent with
the Growth Plan.

Officia Plan

The Former City of Toronto Official Plan

The application site falls within an area designated Restricted Industrial Area, see
Attachment 1. It is Council’s policy to discourage the loss of employment land by
encouraging the retention and renewal of employment in the City’ sindustrial areas.

Policy Section 9.18 of Part | of the Official Plan states that Council will not consider
redesignation of any industrially designated land for any non-industrial use without first
having considered a study of the area. Amongst other matters, the study shall have
regard for:

@ the number and types of industrial firms and employeesin the areas that would be
adversely affected;

(b) the impact on any surrounding industrial lands that would not be redesignated;
and

(©) the environmental condition of the lands and the need for soil decommissioning.

Restricted Industrial Areas shall be regarded as areas containing a limited range of
industrial usesthat are environmentally compatible with adjacent open space, parks or
recreational uses and residential or commercia areas.

In Restricted Industrial Areas, Council may pass by-laws to permit:

@ industrial buildings or uses having maximum densities based on an appropriate
study which has considered area specific objectives for uses, urban design built
form and density up to 5 times the area of the lot;

(b) industrial buildings or uses which have a minimal environmental impact on
neighbouring buildings or uses; and

(c) commercia and/or industrial buildings or uses incidental to industrial uses or
aress.

It isthe policy of Council to encourage the retention and renewal of industry in the City’s
industrial areas. Council will not consider redesignation of industrially designated land
S0 as to permit any non-industrial use in areas designated as Restricted Industrial Area
without first having considered a study of the area.
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The New City of Toronto Official Plan

The new Official Plan for the amalgamated City of Toronto was approved by the Ontario
Municipa Board in July 2006. The OMB has not yet approved the Special Policy Area
policies and adjudication is ongoing in relation to those outstanding policies. With
respect to the subject site, the OMB withheld its approval of the new Plan dueto the
ongoing appeal of the application that had commenced prior to July 2006 and had not yet
been finalized.

Once the new Official Plan comesinto effect for this site, it would designate the site as
Employment Areas. Employment Areas are places of business and economic activity
consisting of offices, manufacturing, warehousing, distribution, research and
development facilities, utilities, mediafacilities, parks, hotels, retail outlets ancillary to
the preceding uses, and restaurants and small scale stores and services that serve area
businesses and workers.

This site, and all lands South of Eastern Avenue that are designated Employment Area,
shown on Attachment 10, are included within an Employment District shown on the
Urban Structure Map (Attachment 11). Employment Districts play an important role in
the Plan’ s growth management strategy. They are large districts comprised exclusively
of lands where the Employment Areas land use designation applies. These lands can
accommodate substantial growth in jobs and meet the needs of some of the key economic
clusters that are the focus of the City’ s Economic Development Strategy.

The Plan states that Employment Districts will be protected from the encroachment of
non-economic functions. The Plan therefore contains policies to protect and promote
Employment Districts exclusively for economic activity in order to ensure a stable
environment for investment, maintain and grow the City’ s tax base, offer suitable
locations for avariety of employment uses and nurture key economic clusters that benefit
from these strategic locations.

The Toronto Film Studio site falls within what is considered an “edge condition” of an
Employment Area. The new Official Plan would provide for the consideration of large
scale, stand-alone retail stores and “power centres’ on major streets shown on Map 3.
Both Eastern Avenue and Lakeshore Boulevard are major streets shown on Map 3.

On September 25, 26 and 27, 2007 City Council approved an amendment to the Official
Plan that introduced an Area Specific Policy to prohibit “power centres' in the South of
Eastern Employment District. This amendment has been appealed to the Ontario
Municipal Board. No prehearings have taken place and no hearing date has been set.

Zoning
The zoning on the siteis 12 D5 — Restricted Industrial Area. This zone permits a range of

service, workshops, auto related uses, warehousing and storage and transportation related
activities. The maximum density permitted is 5 times the area of the lot, see Attachment
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2. Within 36.6 metres of Eastern Avenue, height is limited to 18m. South of this point
thereisno height limit for industrial uses.

Residential uses or artist live/work studios are not permitted. Section 12 (2) 270 only
permits retail useswithinan “1” or “I1C” district, if they existed on or before July 20,
1993. This section aso limits the amount permitted and the possibility for expansion.

Community Consultation
The community has been clear that they want to see the following things happen:

- promotion of creative industry jobs including film related uses;

- atraffic strategy plan for this area;

- connecting South Riverdale back to the water and removal of the existing barriers
by implementing a strategy for connections in a North/South direction not just
east/west;

- promotion of clean technology and green environment;

- aprecinct plan, prior to redevelopment taking place; and

- avoicein the process.

The new plans before us (Attachment 12) were shown to the community on May 17,
2007 at acommunity meeting sponsored by the Ward Councillor. The community
indicated that providing future employment and good quality jobsin this areawas the
priority. There was no support for large format retail.

South of Eastern Planning Study

Staff undertook the required study and the Findings Report was considered by the
Toronto and East Y ork Community Council on July 13, 2006. The original study
boundaries were Eastern Avenue to L ake Shore Boulevard East, between the Don River
and Ledlie Street. The study boundaries were expanded eastwards to include lands over
to the east side of Woodfield Road (the Employment District shown on the Urban
Structure Map).

This area does not function as a discreet Employment Area and to properly assess the
characteristics of this areathe original boundaries were expanded south to Lake Ontario
for the purposes of understanding the larger employment picture and to prevent the
disclosure of private information by using employment numbers on asmaller basis. This
larger area reflects both the historic linkages to the Port Lands, as well asthe reality of
the removal of the portion of the Gardiner Expressway (Attachment 3).

Some key highlights of the study:
This area has remained remarkably stable in terms of employment over the last 20
years. Jobs in the manufacturing sector have declined and these have been
steadily replaced by jobsin other sectors such as office related activities

- The reinvention of the employment structure within this areaillustrates its strong
economic endurance
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- Most workers were employed by the 10 largest firms

- Small and medium sized firms are playing an increasingly important role

- Where large employment uses have departed, others have emerged to fill the
vacated space.

Some reasons companies said they located in the area:

- Proximity to other mediarelated companies (for mediafirms)

- Proximity to downtown, major transportation routes and TTC routes
- Industrial nature of the area

- Access to skilled labour force

Some concerns that companies raised:

- Instability due to the possibility of residential development (although retail
establishments felt more residential developments would result in more customers
for their businesses)

- Limited amount of land available for expansion

Community Consultation

Two evening meetings were held, on May 29, 2006 in Ward 30 and June 14, 2006 in
Ward 32.

Nine written submissions/briefs were received. The comments range from eliminating
the policy permission to consider ‘Big Box’ retail in this areato considering introducing
mixed uses to the area.

In addition, the following issues and concerns were raised:

- the speed of the traffic on Eastern Avenue

- the look of Eastern Avenue

- review of the intersection at Leslie/Eastern

- the need for connections through the blocks to get down to the waterfront
- the future of the Canada Metal site

- the need for community greening

The study concluded that the South of Eastern Employment District needs to be
maintained and enhanced. To do thisthe City must ensure it remains afriendly
environment for economic activity. To do this the City should:

- expand the range of employment uses that are permitted;

- eliminate future expansion of uses that detract from the employment focus;

- create incentives for the employment area by creating a CIP project area;

- recommend further criteriafor considering retail;

- consider additional community improvements (e.g., street improvements,
intersection of Eastern and Leslie and Eastern and Mosley, greening of Eastern
Avenue and Ledlie Street);
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- explore with the Toronto Economic Development Corporation (TEDCO)
initiatives for employment use;

- improve transit connections; and

- provide certainty for people willing to invest in employment lands.

If the City isto consider further large format retail in the Employment District, the study
concluded that the following principles must apply:

0] respect the low-scale residentia areato the north;

(i) urban format with limited grade level parking;

(iii)  buildings framing the new and existing streets;

(iv)  greening of sites;

(V) links through the sites east/west connection for pedestrians and vehicular;
(vi)  retail permission should be limited, focused and sites should connect;

(vii)  access and egress of each site dealt with comprehensively;

(viii) improve the traffic situation along Eastern Avenue,

(ix) intensify what isthere (ample growth for the existing retail);

(x)  coordinate the location and link south to lake Shore;

(xi)  parking must be in a parking structure and appropriately screened from the streets;
(xii)  incorporate green roof and green technology; and

(xiii) main door access off the street with active uses at grade along public streets.

Staff recommended amending the Official Plan and Zoning By-law to expand the range
of employment uses permitted in the Employment District. Staff will be reporting on this
matter in the fall.

Staff concluded that the Employment District functions well and will continue to do so if
it is protected and promoted for economic activity. Staff is not prepared to support any
changein use in this area that would jeopardize the remainder of the Employment
District.

The Important of Film

Thisisthe Studio District. The Film, Television and Commercial Production industry isa
critical industry cluster in Toronto. It directly employs more than 25,000 full-time
equivalent workers (many thousands more in related service industries), generatesin
excess of $1 billion in economic activity annually, and represents a strategic sector within
the information and cultural industriesin the City. Toronto has tremendous advantages
as the centre of the Canadian mediaindustries, with afull range of production services,
related industries and access to capital resources. Not only does the industry bring the
obvious economic value to Toronto, but it also represents the opportunity to produce
domestic products which are distinctive, culturally significant and which profile Toronto
around the world. The benefits of this positive exposure and image building are broad
reaching and extend far beyond what can be measured in terms of traditional economic
impact. Artists and those who work in, and support the arts are integral to the creation
and sustaining of the creative city. Writers, actors, directors, make-up artists and others
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who are part of the Film and Television industry are critical to the creative fabric of
Toronto; they amplify the passion, energy, experience and ingenuity that defines Toronto
as a creative place and therefore help to draw and retain the best workers and companies
to the City.

However, the film industry in Toronto is facing an increasingly competitive environment
as regions within Canada and internationally have targeted the film industry as part of
their regional economic development strategies. Toronto must act aggressively to protect
our existing physical and financial infrastructure and to generate innovative new
approaches in order to remain aleader and to continue to benefit from the significant
economic, cultural and creative value that thisindustry deliversto our City.

Community Improvement Plan

In July 2006, Council designated the area as a Community Improvement Project Area,
Attachment 7, in order to use incentives to promote new investment for employment
purposes and to maintain and grow the City’sjob base. This could include using
incentives to support the rehabilitation of existing properties. It isanticipated that the
Community Improvement Plan will be presented to Council by the end of the year.

COMMENTS
The Various Proposals under the Application

The original application submitted to the City was an OPA and ZBA to permit avariety
of development scenarios. The background material was inadequate to evaluate what the
development options might be for this site and to evaluate the potential impacts. There
was no site plan submitted with the development scenarios. The diagram submitted with
the original proposal showed the preservation of the existing buildings, pedestrian
linkages through the site, discontinuous street pattern through the site to avoid
infiltration, parks, roads, open space and connections down to the waterfront with the
possible intersection at Lake Shore Boulevard. Images of the proposal show industrial
buildings, green technologies and the preservation and reuse of existing buildings
(Attachments 4, 5, 6).

Asnoted in earlier reports, community meetings and consultations with the Working
Group resulted in the applicant revising their proposal. The revised proposal included a
streets and block plan, small scale mixed use buildings, parkland and a number of taller
buildings fronting onto Lake Shore Boulevard. There was a significant amount of
residential development contemplated. A number of public realm design scenarios were
presented with regards to the calming of Eastern Avenue. During the public process the
applicant clearly stated that no “big box” retail would be permitted. There was a handout
that showed large format retail with an * X’ through it. Thisrevised proposal was not
supported by the larger community and many indicated their support for thisas an
employment area. City staff did not support this proposal.

Staff report for action — Request for Direction - 629, 633 and 675 Eastern Avenue 11



The proposa now before us was submitted by Smart Centres on May 4, 2007, upon
direction from the OMB. The City received pictures and drawings that show atotal floor
area of 68,615m2 (738,562 sq,ft.), of which 4,146m2 (44,634 sq.ft.) isresidential area.
Thereisnot clear break down of the non-residential component - it is either retail,
service, entertainment and office commercial space. Thelargest retail spaceis
approximately 12,424 m2 (133,732 sq.ft.). Thetotal leasing spaceis 59,794 m2 (643,622
sg.ft.). There are 1871 parking spaces proposed (Attachment 12).

Attachment 8 — Land Use Context shows general land uses around the proposal.
Attachment 9 — Context Plan provides a physical context to the proposal, including
property boundaries, building outlines, and blocks and streets.

The proposal shows a new traffic signal at Pape and Eastern Avenues. Along Lake Shore
Boulevard two right-in/right-out driveways and a new signal light are proposed.

None of the usual background material to support this proposal, other than a Planning
Rationale, has been submitted to the City or to the Ontario Municipal Board. At the
prehearing conference held on May 22, 2007, the OMB directed the applicant to forward
this material to the City no later than August 29, 2007. Smart Centres has confirmed that
they will submit the information/studies as they are completed, so the City will likely
receive some information prior to the August 29, 2007 deadline.

The Proposed Planning Approach

Thisisalarge employment site in a strategic location. All three development scenarios
discussed above would be permitted under the proposed OPA and ZBA. The applicant’s
proposed amendments include using a holding designation. This approach does not
provide an appropriate planning framework for this site.

The three devel opment scenarios show the approach could result in various
outcomes/implications for the City that do not achieve the goals and objectives set out in
the City’s Official Plan and in other policy directives. Also, the approach could result in
many other scenarios not even contemplated. Finally, there isalack of clear and
supporting documentation for any proposal.

What has Happened at the OMB

Thefirst prehearing was set for September 20, 2006. The appellant requested a second
prehearing date. On consent, the parties agreed.

City staff discovered, through an October 20, 2006 Toronto Star article, that Smart Centre
had a 50% interest in the lands. It has now been confirmed that the registered owners of
the property are Rose Eastern Strata Inc. and Eastern Avenue Developments Limited.

The applicant is Toronto Film Studios Inc.. Smart Centres Inc. acts as devel opment agent
for the two registered owners, and as agent for the applicant. Wood Bull LLP is counsel

Staff report for action — Request for Direction - 629, 633 and 675 Eastern Avenue 12



to Rose Eastern Strata Inc., Eastern Avenue Developments Limited, Toronto Film
Studios Inc. and Smart Centres Inc..

The second prehearing was held on February 20, 2007. The OMB ordered the applicant
to submit to the City and all Partiesitsfull set of drawings and other documents
necessary to fully describe the proposal for each of the Official Plan and Zoning By-law
Amendments no later than May 1, 2007.

At the May 22, 2007 Prehearing Conference the OMB ordered the applicant to file al of
the remaining and in-progress reports with the City on or before August 31, 2007. This
was subsequently revised to August 29, 2007.

A fifth prehearing conference will be held on September 20, 2007 to consider a
consolidated issues list and draft procedural order for a possible full hearing in 2008.
City staff will have approximately 14 days to distribute and read the material in order to
produce the consolidated issues list.

Important Events Since an Application was Submitted in June 2004

Pollcy and Regulatory Framework Changes
In March 2005 the New Provincia Policy Statement was introduced.
- In June 2006 the Growth Plan for the Greater Golden Horseshoe came into effect.
- In July 2006, the majority of the new Official Plan for the amalgamated City of
Toronto was approved by the OMB.
- Planning Act changes.

The application for 629-675 Eastern Avenue was submitted in 2004.

The City questioned whether this most recent proposal was a new application given the
total change in the consultant team, new solicitor, new ownership interests, and a new
proposal which has not been reviewed by the City or the community. The applicant
indicated in its Planning Rationale document, submitted to the City, that the City is
guestioning whether thisis a new application as a “tactical move”.

The applicant has informed the OMB, the City and the other interested parties, that it has
continued the appeal of the same Official Plan and Zoning By-law amendment
application.

What is now being proposed has no relationship to the previous proposals, other than
using the same OPA and ZBA. It does not follow the applicant’ s planning rational for
the old proposal. In fact, the summary material the former applicant submitted to the
community stated “what the vision does not call for is‘Big Box land’ or awall of
condos.”
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Long-Term Employment Land Strategy

The Economic Development Culture and Tourism Division (EDCT), Toronto Economic
Development Corporation (TEDCO) and the City Planning Division are undertaking the
development of along term strategy for improving the competitiveness of landsin the
City of Toronto to meet job growth objectives. Hemson Consulting was retained to assist
in the preparation of along-term strategy to project and stimulate new investment in these
Employment Districts. The Phase 1 report was undertaken to better understand the
pressures facing employment districts across the City. The Phase 1 document was
adopted by Council in June 2006. The Phase 2 Report builds on the research of the Phase
1 document, documenting the healthy economic climate in the Employment Districts,
raising a caution flag owing to the speculative interests that have had some impact on the
business climate over the past few years, and recommends a set of initiatives the City can
take to protect employment lands and stimul ate new investment to create jobs for Toronto
residents and assessment to support the City’ sfiscal situation. The Phase 2 report was
adopted by City Council on June 11, 2007.

Staff Comments on the Most Recent Submission

The comments we have provided to the applicant include:

- City planning staff cannot support the recent submission in its present form;

- The siteis not like “the Kings’ (an approach undertaken to revitalize an existing
stock of buildings close to the Downtown);

- The approach to this site should be consistent to the City’ s direction for
Employment Districts to attract new and expand existing employment clusters;

- The previous Phase 1 and Phase 2 Hemson studies reinforce the need for
employment lands and high value employment uses as well as further
intensification of employment containing a wide range of businesses that are not
dominated by retail use;

- The application should be consistent with the further/recent adopted policy
directions of Council for the South of Eastern Area; and

- In the normal processing of an application, the City expects to receive the
necessary background studiesto review applications.

Staff met with the applicant on May 7, 2007 and on May 31, 2007. To date, we have
received no additional material.

The Big Picture

Any further consideration of this application by the City should be conditional upon:
- A significant reduction in the amount of retail development;
- Limiting retail to the lands which are now vacant;
- The inclusion of asignificant amount of non-retail employment uses;
- The retention and reuse for employment purposes, where feasible, of the
existing buildings at 629 Eastern Avenue;
- No buildings on the city sewer easement which runs through the site;
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- Implementation of the City’s Green Development Standard;

- Public access through the site, with appropriate streets and blocks; and

- A Site Plan Control application and an executed Site Plan Control
Agreement under Section 41 of the Planning Act.

The Details

To review an OPA and ZBA of this magnitude on this 7.5 hectare site requires
submission and review of the following material:

wh e

18.
19.

Computer Generated Mass Model and Digital Submission of Plans
Site Servicing Assessment

Servicing and Grading Plans

- drawing entrances and exits

- slopes and width

- bicycle facilities

Archaeological Assessment and Conservation Plan

Natural Heritage Impact Study — limited

Contaminated Site Assessment

Environmental Impact Study

Economic Impact Assessment

Urban Design Guidelines and Architectural Control Guidelines
Retail Market Study

Transportation Impact Study — including loading, traffic and parking
Traffic Operations assessment

Arborist/tree Report

Noise Study

Air Quality Study

Public Utilities Plan

TRCA charges afee of $750 to review this application, which falls within the
Special Policy Area

Green Development Standards Checklist

Roof Plan

The documentation has not been submitted to staff for review, but all required
information must be submitted by August 29, 2007.

The appellant has received preliminary staff comments from Technical Services,
Buildings, TRCA and Heritage Preservation Services staff.

A Site Plan Control application is also required along with an application process to
determine appropriate streets and blocks.

Staff report for action — Request for Direction - 629, 633 and 675 Eastern Avenue
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Toronto Green Development Standard

In aletter to the appellant dated May 16, 2007, staff brought to the attention of Smart
Centres that the submission of the Green Development Standards Checklist is required.
To date, nothing has been submitted to staff.

Conclusions

The original applicant for 629, 633 and 675 Eastern Avenue submitted an OPA and
Zoning By-law Amendment and proposed a Holding designation as an approach of
dealing with any future development permissions for the site.

In March 2007, the City was formally informed that Smart Centresis now a partner in the
development proposal for the site. They are proposing large format retail and outdoor
parking, but are not modifying the original OPA and ZBA proposed for the site and
submitted in 2004.

The vision as presented to the community and City Staff on June 6, 2005, was not
supported by City staff or City Council. The new proposal presented on May 17, 2007,
for large format retail and residential uses fronting on Eastern Avenue, has generated
additional concerns. Asthis matter will be before the OMB again on September 20,
2007, aDirection’s Report has been submitted to Council to clarify the issues and seek
Council’ s direction for the next steps.

CONTACT

Denise Graham, Senior Planner
Tel. No. 416 392-0871

Fax No. 416 392-1330

E-mail:  dgrahaml@toronto.ca

SIGNATURE

Gary Wright, Director
Community Planning, Toronto East Y ork District

(P:\2007\Cluster B\pln\teycc16034817081.doc) — smc

ATTACHMENTS

Attachment 1: Official Plan for the site
Attachment 2: Zoning for the site

Attachment 3: Map of the Study Area

Attachment 4: Original Proposal Submitted
Attachment 5:  Applicant’s Proposed Height Limits
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Attachment 6: Applicant’s Circulation Plan

Attachment 7: Proposed Community Improvement Area
Attachment 8: Land Use Context

Attachment 9:  Context Plan of TFS Site

Attachment 10: New Official Plan

Attachment 11: Official Plan Urban Structure Map 2
Attachment 12: Applicant’s Site Plan

Appendix 1. Various Council Directions
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Attachment 2: Zoning for the Site
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Attachment 3: Map of the Study Area

919891 0 #°

\L oo
ealy Apng usa)se3 Jo Lnog

anuany uIs)se3 G/9 pue £¢9 ‘629 saas s OANOYOL ]

oueuQ aye]

\/z% ealy

o~ IXaJU09)
\

e e

T /) \ﬂ
il JoL3SIa PO AR

o uisises 2\ Lt | =
f == q B A el e =X N
E% \JAWAAr_,.Llﬁ =T, _t i w@urj = WL | T i
IOV i me a1 I
WRF=HICT A0 T UIEE T T ek | S =F

20

Staff report for action — Request for Direction - 629, 633 and 675 Eastern Avenue



919891 0 #9M

anuany uiaise3 G/9 pue ££9 ‘69

v

10/30/90
3[eag 01 1o\

Buimelq paniwgng s Jueayddy

[esodo.d [euiBuQ s ueayddy

?b6p3 Aemudaln
9o]A) /uelnysapad }20[qpPIW

9bp3 192.1S pleAd|nog d4oysaye

abp3 192138 'OAY uiajse3

Jesodoud |euibliQ s,juediddy

Attachment 4: Applicant’s Original Proposal

pieAsjnog aioysaye]

_—

CLLT TEPPTERPTTETE TERERERES =

‘

apessensansanwasaslsesnenunnoge

L ]
aus a3 ybnoyy sabexury \f

SNUBAY uisiseq

3JHNLONYLS Nv8dN — | dVIA

21

Staff report for action — Request for Direction - 629, 633 and 675 Eastern Avenue



Attachment 5: Applicant’s Proposed Height Limits

Map 2 - MAXIMUM HEIGHT LIMITS
As Proposed by the Applicant

Eastern Avenue

H20m
H30m
H45m
Lakeshore Boulevard
Applicant’s Proposed Heights 629, 633 and 675 Eastern Avenue
Applicant's Submitted Drawing
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Attachment 6: Applicant’s Circulation Plan
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Attachment 7: Proposed Community I mprovement Project Area
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Attachment 8: Land Use Context
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Attachment 9;: Context of TFS Site
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Attachment 11: Official Plan Urban StructureMap 2
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Attachment 12: Applicant’s Site Plan
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Appendix 1: Various Council Directions

In relation June 21, 2005 Status Report on the South of Eastern Study:

(1)

)

©)

(4)

adopt the staff recommendations in the Recommendations Section of the report
(June 21, 2005) from the Director, Community Planning, South District subject to
amending Recommendation (3) to read:

“direct appropriate staff of the Economic Development and Culture Division and
the Director, Waterfront Secretariat to report to Economic Development and
Parks Committee for information, and to the Toronto and East Y ork Community
Council on the availability of suitable space in Toronto for the film sector and its
needs with respect to future expansion and growth, and to consult with
appropriate municipal departments, agencies, boards and commissions and the
Toronto Waterfront Revitalization Corporation, when preparing this report”;

request the Director, Transportation Services, Toronto and East Y ork District to
undertake atraffic study in the area covered by the Community Improvement Plan
which would address the outstanding Community Improvement Plan issues as
well as the above requests and concerns as identified by the surrounding
community. The results of the traffic study would:

@ move commuter traffic off of local streets;

(b) address traffic calming on Eastern Avenue from Carlaw to Coxwell and
local streets;

(©) meet school zone concerns,

(d) solve pedestrian concerns at the big box centres at L akeshore and Leslie/
L akeshore and Eastern; and

(e finish implementation of Community Improvement Traffic Projects.

reguest the Chief Planner and Executive Director, City Planning, in consultation
with other appropriate City divisions and agencies, to report to the Toronto and
East Y ork Community Council, and to the Economic Development and Parks
Committee for information, on the steps to be taken to maintain the current
“Studio District” designation in the vicinity of Eastern Avenue, including
maintaining street signs;

as part of the economic study being undertaken in the South of Eastern Study
area, request the Chief Planner and Executive Director, City Planning, in
consultation with Economic Development and Culture Division and the Director,
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Corporate Finance, to report to Toronto and East Y ork Community Council and to
the Economic Development and Parks Committee for information, on:

@ the nature of employment, and the number and type of jobs, in the Kings
area of the City of Toronto after redevelopment, compared to conditions
prior to redevelopment; and

(b) the applicability of the Kings experience to the South of Eastern study area
and the proposed rezoning of 629, 633 and 675 Eastern Avenue,

5 request the Chief Planner and Executive Director, City Planning, in consultation
with Economic Development and Culture Division and the Director, Corporate
Finance, to report to the Toronto and East Y ork Community Council and to the
Economic Development and Parks Committee on incentives for employment uses
to promote new investment for employment purposes and to maintain and grow
the city’ s job base; and

(6) request the Director, Community Planning, South District to have regard for the
leasing of the new studio space in the Port Lands while preparing the Final Report
respecting the application for zoning amendments for 629, 633 and 675 Eastern
Avenue, and have in mind timing and other issues discussed at the July 5, 2005
Toronto and East Y ork Community Council meeting.

Related to the June 27, 2006 Findings Report on the South of Eastern:

The Toronto and East Y ork Community Council recommends that City Council adopt the
staff recommendations in the Recommendations Section of the report (June 27, 2006)
from the Director, Community Planning, Toronto and East Y ork District, subject to
adding the following Recommendation (5) and renumbering the existing
Recommendation (5) accordingly:

“(6) direct the Director, Transportation Services, Toronto and East Y ork District,
when reporting to Toronto and East Y ork Community Council on a detailed
implementation plan for bicycle lanes on Eastern Avenue, between Leslie Street
and Carlaw Avenue, to include an assessment of the potential impact of these
bicycle lanes on adjacent streetsin Ward 32, east of Ledlie Street to Victoria Park
Avenue; namely Eastern Avenue, Lake Shore Boulevard, Queen Street East,
Dundas Street East, Gerrard Street East, and the corresponding internal streets; "

Council also adopted the following:
A further motion by Councillor Fletcher, the Toronto and East Y ork Community Council
requested the Director, Community Planning, Toronto and East Y ork District to report to

City Council on July 25, 2006 on the mechanisms to amend the Official Plan to remove
and/or restrict “ power centres’ from the South of Eastern Employment District.
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Related to the August 25, 2006, The Final Report on the Power Centre OPA, adopted by
Council on September 25, 26 and 27, 2006:

(1)  Adopt the staff recommendations in the Recommendations Section of the report
from the Director, Community Planning, Toronto and East Y ork District;

2 acknowledge the unique character of the South of Eastern District and the need to
create a supportive environment for the enhancement of employment issues,

(©)] support further policy restrictions on the consideration of stand alone, large scale
retail stores and “power centres’ to ensure that the district does not become a
barrier to the waterfront and to ensure that any new policies address the principles
raised above: and

(4)  direct that any future policies, regulations and guidelines address the importance
of thislocation and the unique context.

Related to the Bicycle Lanes on Eastern Avenue May 9, 2006 City Council Meeting:

(1)  endorse, in principle, the provision of bicycle lanes on Eastern Avenue between
Ledlie Street and Carlaw Avenue, or such other terminus as may be technically
viable; and

2 request the Director, Transportation Services, Toronto and East Y ork District to
report to the Toronto and East Y ork Community Council on a detailed
implementation plan for bicycle lanes at the earliest opportunity

Related to the Direction’s Report dated February 1, 2006 at City Council February 14,
2006:

That Council adopt the staff recommendation contained in the Recommendation Section
of the supplementary report (February 13, 2006) from the Chief Planner and Executive
Director, City Planning:

“It is recommended that the Director, Community Planning, Toronto and East Y ork
District set up acommunity consultation process that will include up to two evening
meetings to discuss the preliminary findings of the South of Eastern Study prior to
reporting out to Toronto and East Y ork Community Council.”

Long Term strategy of retaining Employment lands- Economic Devel opment
Committee Item No. ED4.2 May 9, 2006:

That the Chief Planner and Executive Director, City Planning, in consultation with the
Toronto Waterfront Revitalization Corporation, be requested to further review the South
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of Eastern Employment District based on the emerging and future waterfront
development on West Donlands (across the River), East Bayfront, Lower Donlands
(directly south), the regeneration of the Port Lands (directly south), and the size and
shape of the Employment District; and report on:

1. the best fit for land uses on these lands in their relationship to the developing
waterfront, including traffic and transportation considerations;

2. planning measures and incentives to achieve best land use application; and

3. any official plan amendments related to South of Eastern Employment District.
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