"]ml' STAFF REPORT
L anNIn ACTION REQUIRED
980 Lansdowne Avenue (Davenport Village Secondary

Plan Area) — Draft Plan of Subdivision Application —
Final Report

Date: May 22, 2009
To: Etobicoke Y ork Community Council
From: Director, Community Planning, Etobicoke Y ork District

Wards: Ward 17 — Davenport

Reference

"7 1 08 215535 WET 17 SB
Number:

SUMMARY

This application was made after January 1, 2007 and is subject to the new provisions of
the Planning Act and the City of Toronto Act, 2006.

This application proposes to create a plan of subdivision for the property at 940, 980 and
1100 Lansdowne Ave also referred to as the Davenport Village Secondary Plan area.

This report reviews and recommends

approval of aDraft Plan of Subdivision —— —y
development for the above property. It also ———
advises that the Chief Planner intends to

approve the Draft Plan of Subdivision ]
under delegated authority pursuant to By-

The proposal complies with the policies of

the Davenport Village Secondary Plan and L

law 229-2000.
implementing Zoning By-law 728-2006. oy AVENUE‘—

:
f

WILTSHIRE AVENUE
ST. CLARENS AVENUE

LANSDOWNE AVENUE

LI

Prior to final approval and registration of
the Plan the applicant will be required to
fulfill the conditions listed in Attachment 4 |
which includes entering into a subdivision Fjﬂ

agreement. ] 980 LANSDOWNE AVENUE A
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RECOMMENDATIONS

The City Planning Division recommends that:
1. Council receive for information the following:

a. Inaccordance with the delegated approval under By-law 229-2000, City
Council be advised that the Chief Planner intends to approve the draft plan
of subdivision, as generaly illustrated on Attachment 3, subject to:

i. the conditions as generally listed in Attachment 4, which except as
otherwise noted must be satisfied or secured through the
subdivision agreement prior to the release of the plan of
subdivision for registration; and

Ii. such revisionsto the proposed subdivision plan or such additional
or modified conditions as the Chief Planner may deem to be
appropriate to address matters arising from the ongoing technical
review of this development.

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

DECISION HISTORY

The proposed subdivision application is part of the larger and former General Electric site
located at the southwest corner of Davenport Road and Lansdowne Avenue and has an
area of 7.68 hectare (19 acre). Between 1904 and 1981, GE Canada used the site to
manufacture arange of electrical components and transformers. 1t was sold in 1985 to be
redeveloped over a number of years. Currently, GE Canada |leases a portion of the site
and carries out various environmental remediation programmes.

The entire site is to be developed in 7 phases (Attachments 1 and 2). Phase 1 of the
development was approved on January 27, 2005, by the Ontario Municipal Board. The
approvals included amendments to the former City of Toronto Official Plan and Zoning
By-law to permit the development of 212 stacked condominium townhouse units and the
conversion of an existing building (Building 15) to office uses. The Phase 1 lands are
located on the northerly 4.9 acre portion of the site.

As part of the Phase 2 development of the site, City Council approved on December 7,
2005 an Official Plan Amendment and Zoning By-law Amendment to permit the
conversion of the existing building located at the northeast corner of the site, known as
Building 13, to 104 dwelling and/or live-work units,. The Phase 2 devel opment was
permitted, prior to resolution of the Secondary Plan, asit was determined that approval of
Phase 2 would not impact the development on the overall site and was considered to be
an extension of the Phase 1 development. Both Phase 1 and 2 are now complete.
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On July 27, 2006, City Council approved the Davenport Village Secondary Plan and
adopted site-specific Zoning By-law 728-2006 for the remainder of the site. The purpose
of the Secondary Plan was to set out a vision for the future development of the site that
would permit a long term phased development consisting of a mix of residential, live-
work and commercia uses, new roads and a new park. Copies of the by-laws can be

thttp://www.toronto.ca/l egdocs/byl aws/2006/1aw0728.pdf,

ISSUE BACKGROUND

Proposal

An application for subdivision approval as required by the Davenport Village Secondary
Plan has been submitted in order to divide the site into smaller blocks of land. The
creation of these blocks will alow the site to be devel oped in phases as identified in the
Secondary Plan. This application applies to only Phases 3 to 6 of the overall proposed 7-
phase development of the site. Phases 1 and 2 are complete and where not subject to
subdivision approval.

The lands within the plan of subdivision (Phases 3 to 6) are proposed to be used for the
following: a public road, public park and private open space, townhouses and/or stacked
townhouses, apartment buildings and mixed-use buildings consisting of dwelling units,
live-work units, institutional uses, and retail and offices uses.

Related Applications

Applications have been received for the Phase 3 lands to permit an 84 unit stacked
townhouse development and public park. Both asite plan application and an application
to amend zoning By-law 728-2006 to remove the “H” Holding symbol have been
received in order to proceed with the development on the Phase 3 lands. In addition a
Minor Variance application to the Committee of Adjustment has also been submitted for
relief with respect to various setbacks.

Site and Surrounding Area

The proposed subdivision application is part of the larger and former General Electric site
located at the southwest corner of Davenport Road and Lansdowne Avenue. The entire
7.68 hectare (19 acre) site has been commonly referred to as 940, 980 and 1100
Lansdowne Avenue and is surrounded by the following land uses:

North: aHydro One utility corridor, Davenport Road and Earlscourt Park.
South: Canadian Pacific Railway’s North Toronto Subdivision and the former Royce
Works building at the northwest corner of Dupont Street and Lansdowne

Avenue.

East: Lansdowne Avenue, residential dwellings on former GE Canada lands, and
GE Canada’' s 1025 Lansdowne Avenue operation.
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West: Canadian National Railway’'s Newmarket Subdivision, mixed uses and the
Wiltshire Hydro Substation.

Provincial Policy Statement and Provincial Plans

The Provincial Policy Statement (PPS) provides policy direction on matters of provincial
interest related to land use planning and development. The PPS sets the policy
foundation for regulating the development and use of land. The key objectivesinclude:
building strong communities; wise use and management of resources; and, protecting
public health and safety. City Council’s planning decisions are required to be consistent
with the PPS.

The Growth Plan for the Greater Golden Horseshoe provides a framework for managing
growth in the Greater Golden Horseshoe including: directions for where and how to
grow; the provision of infrastructure to support growth; and protecting natural systems
and cultivating a culture of conservation. City Council’s planning decisions are required
by the Planning Act, to conform, or not conflict, with the Growth Plan for the Greater
Golden Horseshoe.

The proposal is consistent with both the Provincial Policy Statement and conforms to and
does not conflict with the Growth Plan for the Greater Golden Horseshoe.

Official Plan

The Toronto Official Plan designates the land within the draft plan of subdivision as
Neighbourhoods, Parks and A partment Neighbourhoods as identified on Map 17 — Land
Use Plan.

The site is also subject to the policies of the Davenport Village Secondary Plan which
sets out avision for the future development of the site. It permits the site to be developed
in phases and allows for up to 1400 dwelling units. The Secondary Plan encourages a
mix of usesincluding a park, new roads, residential units, live-work units and
commercial uses. Section 12 of the Secondary Plan also contains policies to provide for
the orderly development, appropriate infrastructure and servicing of the site. It specifies
that, in order for development to proceed a number of conditions must be satisfied such
as receiving draft plan of subdivision approval including entering into a subdivision
agreement.

Zoning

The arealocated in the draft plan of Subdivision is subject to the former City of Toronto
Zoning By-law 438-86 and site-specific zoning By-law 728-2006. The site-specific by-
law lists permitted uses by blocks in accordance with the policies of the Secondary Plan.
Generally, the permitted uses include, a public park and private open space in Block 2,
which is zoned Parks District “G (h)”. Rowplexes and parking garages are permitted in
Block 3, which are zoned Residential District 2 “R2(h)”. Apartment buildings and/or
rowplexes are permitted in Block 5, which is zoned R4(h). Dwelling units and/or live
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work units and/or a parking garage or mixed-use buildings consisting of dwelling units,
live-work units, private academic, philanthropic or religious school, retail store, office,
office of a professional person/ administrative office would be permitted on Block 4,
zoned R4(h). Accessory uses for each of the permitted uses are also permitted.

Each block and phase contains a holding provision (H) which restricts the use of the land
until such time as a number of conditions are fulfilled. Approval of a plan of subdivision
isone of the requirements to be fulfilled prior to removing the holding symbol. An
application has been submitted to remove the holding provision for the Phase 3 lands.
Removal of the holding provision isrequired prior to the issuance of a building permit.

The site-specific by-law also permits certain Industrial (11 and IC) uses on the lands until
the “H” has been removed and the lands have been redevel oped.

Site Plan Control

The entire site is to be developed in 7 phases. Each phase of the development requires
Site Plan approval prior to the issuance of building permits. The development of Phase 1
and 2 iscomplete. A site plan application has been submitted for Phase 3 which includes
the development of 84 stacked townhouse units and a public park.

Reasons for Application

An application for subdivision approval has been submitted in order to divide the siteinto
smaller blocks of land so that the property can be developed in phases as identified in the
Davenport Secondary Plan. Approval of aplan of subdivision including entering into a
subdivision agreement is arequired as a condition to removing the holding symbol and to
facilitate development on the site.

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 draft plan approval conditions.

COMMENTS

Section 51 of the Planning Act grants the City the authority to regulate the division of
land through Plans of Subdivision. Plans of Subdivision are used to divide larger parcels
of land into a significant number of smaller lots and/or blocks. They are alegal
document that shows: the exact surveyed boundaries and dimensions of |ots, the location,
width and names of streets and the sites of any schools or parks.

The purpose of the proposed Plan of Subdivision isto create smaller parcels of land that
will correspond to the individual phases of the development as well as to set out the
location of afuture public street and park asidentified in the Davenport Village
Secondary Plan. The registered plan will create 8 new, separate blocks of land that can
be developed in phases and legally used for the sale of individual lots/units.
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The proposal complies with the policies of the Davenport Village Secondary Plan and
implementing Zoning By-law 728-2006. The subdivision application was circul ated to
various Departments and Agencies for comment. The conditions to approval will be
addressed and secured by a subdivision agreement and will be required to be fulfilled
prior to the registration of the plan of subdivision.

Open Space/Parkland

The proposed development of the siteisto include a park and open space that isto be
provided as part of Phase 3 and future Phase 4.

Comments from Parks staff noted that the site isin the highest quintile of current
provision of parkland, as per Map 8B/C of the Official Plan. The siteisin a parkland
priority area, as per Alternative Parkland Dedication Rate By-law 1420-2007. Additional
comments included the following:

1. The overall development proposes up to 1400 residential unitson asite of 7.6
hectares. The proposed development falls within the Davenport Village
Secondary Plan/ Former City of Toronto Parkland Alternative Rate. The parkland
alternative rate of 0.6 hectares per 830 unitsis applicable.

2. The owner proposes to dedicate the 0.6 hectares (6360 square metres) of parkland
in Phase 3 of thisdevelopment. The location of the parkland was approved by
City Council in 2005. The proposed park is located within a parkland priority
area. Itisasowithin an older established area of the city where there are few
opportunities to acquire additional lands for park purposes. The ability to develop
anew park with above base park improvementsis arare opportunity in this ward
and will fulfill an immediate need while contributing to creating a successful new
neighbourhood established by the proposed devel opment.

3. Additional parkland will be conveyed during Phase 4. In the event of a parkland
shortfall during Phase 4, the value of the cash-in-lieu will be used towards
parkland improvements.

4. Thelandsto be conveyed as Parkland to the City shall have a minimum area of
0.6 hectares (6360 square metres), which represents Parts 2, 3 and 4 of Plan 66R-
23231 (received and deposited date August 8, 2007, prepared by Holding Jones
Vanderveen Inc.). Thelands are to be free and clear, above and below grade, of
all physical obstructions and easements, encumbrances and encroachments,
including surface and subsurface easements, unless otherwise approved by the
General Manager of Parks, Forestry and Recreation (PFR). The final location,
grading, configuration and development of the parklands to be conveyed will be
subject to the approval of the General Manager of Parks, Forestry and Recreation
and in consultation with the local Councillor.

5. Prior to dedication of the parkland, the owner shall be responsible for an
environmental assessment of the lands to be dedicated as parkland to the City and
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any associated costs or remediation works required as aresult of that assessment.
Such assessment or remediation shall ensure the parkland dedication lands, at the
time of dedication, will meet all applicable laws, regulations and guidelines
respecting sites to be used for public park purposes, including City Council
policies respecting soil remediation of sitesto be acquired by the City. A
qualified environmental consultant that is acceptable to the Executive Director of
Technical Services shall prepare the environmental assessment. Prior to
transferring the Parkland to the City, the environmental assessment shall be peer
reviewed by an environmental consultant retained by the City at the owner's
expense (the "Peer Reviewer"), and the conveyance of the Parkland to the City
shall be conditional upon the Peer Reviewer concurring with the owner's
environmental consultant that the Parkland meets all applicable laws, regulations
and guidelines for public park purposes. The Executive Director of Technical
Services shall advise the General Manager of Parks, Forestry and Recreation of
the findings of the environmental assessment review.

6. Theowner isto pay for the costs of such dedication, including the preparation and
registration of all relevant documents. Prior to the dedication, the owner shall
provide to the satisfaction of the City Solicitor all legal descriptions and
applicable reference plans of survey for the parkland dedication lands.

The comments provide a number of conditions related to the development of the park.
These conditions are listed in Attachment 4 and will be included in the subdivision
agreement.

Heritage Preservation

There are anumber of former industrial buildings on the property that have been listed in
the City’s Inventory of Heritage Properties. The Davenport Village Secondary Plan
includes specific policies relating to heritage buildings on the site.

On July 22, 2004, Buildings No. 10, 13 and 15 were listed on the City’s Inventory of
Heritage Properties. A Heritage Easement Agreement was secured on Building # 13
(Phase 2) to ensure its preservation during phase 2 of the development, which is now
complete. The subdivision land includes two listed heritage properties known as
Buildings No.10 and 15. These buildings are located within Phase 5 of the development.

The Davenport Village Secondary Plan includes policies to ensure the protection and
preservation of the heritage buildings on the site. As part of the Secondary Plan, the City
requires the owner to enter into a Heritage Easement Agreement, provide a Heritage
Impact Statement, Conservation Plan and Letter of Credit, and states that new
development adjacent to the heritage structures must be compatible and complimentary to
the heritage buildings. These requirements will be included in a subdivision agreement.

The subdivision plan respects the two heritage buildings by maintaining vistas of the
heritage buildings from the Lansdowne entrance to the site and by maintaining open
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space adjacent to the heritage buildings through the creation of the adjacent public park to
the west.

Phase 7

Currently the Phase 7 lands have not been included as part of the draft plan of
subdivision. The owner will be required to revise the draft plan to incorporate these
lands. While its redevelopment or partial redevelopment may not be realized in the short
term due to the contamination issues and the long term clean-up program being managed
by GE Canadafor this portion of the site, the Secondary Plan requires that these lands to
be included as part of aplan of subdivision.

Although these lands could be considered at afuture date it is best that they be dealt with
as part of this application as the Phase 7 lands provide the remaining link to connect the
proposed public road within the site to Lansdowne Avenue. Conditions will be included
as part of the draft plan of subdivision approval to require modifications to the draft plan
including provisions related to the future road link.

Development Charges

The estimated Devel opment Charges cannot be specifically determined at thistime, as
the specific make-up of the developments by unit type, have yet to been confirmed for
each phase. In accordance with the current development charges, an average unit type
might yield approximately $8,000,000.00, based on the additional 1,076 dwelling units
that the applicant has noted will be constructed on the site. The actual charge is assessed
and collected upon issuance of the building permit.

CONTACT

Luisa Gdli, Planner

Tel. No. (416) 394-6007; Fax No. (416) 394-6063
E-mail: lgalli@toronto.ca

SIGNATURE

Gregg Lintern, MCIP, RPP
Director, Community Planning
Etobicoke Y ork District

ATTACHMENTS

Attachment 1: Concept Plan

Attachment 2: Phasing Plan — Davenport Village Secondary Plan
Attachment 3: Draft Plan of Subdivision

Attachment 4: Draft Plan of Subdivision Approva Conditions
Attachment 5: Application Data Sheet
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Attachment 1: ConceptPlan
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