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SUMMARY

This report responds to Council’ s request to review the amount of commercial floorspace
that should be required in redevel opments on properties that the Official Plan has
designated for Mixed Use, including consideration of making the replacement of the
existing commercial space mandatory.

The report shows that the Official Plan’s approach to the City’ s retail commercia sector
generally meets the needs of retail and service businesses and the City’ s residents and
consumers. It provides opportunities for new businesses and allows the retail system to
evolve and adapt to changing economic social and technological conditions. It generally
provides adequate retail space that is accessible and convenient for the City’ s residents.
The Mixed Use designation plays akey role: it provides for additional retail development
along with residential development, especially on the Avenues, in the Centresand in
Downtown; and it provides flexibility for ownersto redevelop retail floorspace for other
usesif local market conditions warrant.

Nevertheless there may be some instances where proposals to eliminate the retail-
commercia space may have arelatively large local impact, especially shopping centres
upon which the local residents have relied to meet their day-to-day convenience needs. A
proposed Official Plan policy would require that these impacts be considered through the
rezoning process, and if appropriate, some or al of the existing space be retained or
replaced in the new development. This report recommends further consultation for such a

policy.



RECOMMENDATIONS

The Chief Planner and Executive Director, City Planning Division recommends
that:

1 Notice for the public meeting under the Planning Act be given in accordance with
the regulations under the Planning Act with the public meeting targeted for Fall
20009;

2. Staff schedule consultation with stakeholders including the representatives of the
development industry and the business community; and

3. The proposed policy be substantially the same as the following:

The review of applications for redevelopment that would result in the loss of more
than 3,000 sg.m. of retail commercial usesin Mixed Use Areas will consider the
impact of the loss of the retail commercial space on the local neighbourhood,
based on the following considerations:

a) Theavailability of other stores and uses to meet the convenience needs of
residents of the local neighbourhood, particularly supermarkets, grocery stores
and drug stores;

b) The desirability of retaining options for walking and other alternativesto the
auto;

c) Other alternative opportunities for retail commercial development in Mixed
Use areas to meet the convenience needs of residents of the local
neighbourhood, particularly opportunities on nearby Avenues;

d) Therole of the shopping area being considered for demolition as a community
meeting place and focal point for the local neighbourhood;

e) Thelocal neighbourhood should be considered to be an area within the
following distance of the space being lost:

- 2kminthe postwar suburbs or in areas where lower densities still require
extensive auto use to shop for convenience needs

- 1kminthe pre-war city and in higher density areas and in areas of lower
income or an aging population where walking is a viable or necessary
means to shop for convenience needs.
If appropriate, replacement or retention of some or all of the existing
commercia space may be required in the new devel opment.

Financial Impact

The recommendations will have no financial impact beyond what has already been
approved in the current year’s budget.
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DECISION HISTORY

On June 11, 2007, when it considered the Long Term Employment Lands Strategy,

Council directed the Chief Planner and Executive Director, City Planning, to:

o re-examine the interpretation of the Mixed Use designation and assess the need for
replacement of all existing commercial/employment space, and in the absence
thereof assign a minimum percentage of commercial/employment space to be built
on the lands; and

o review:

a) thefeashility of requiring that al applicationsto demolish and rebuild, for
proposed residential use, on lands previously used for retail commercial
purposes, provide that the previous total square footage of commercial retail
space remain used only for commercial retail purposes; and

b) thefeashility of establishing a maximum residential portion for mixed use
properties, with specific criteria, as well as the guidelines and rationale for
those criteria;

e  consult with interested Members of Council as part of these reviews; and

e  report to the Planning and Growth Management Committee on the status of these
reviews by the end of the third quarter of 2007.

‘http://www_toronta.ca/l egdocs/mmis/2007/cc/decisions/2007-06-11-cc09-dd.pdf at page

6.

The Chief Planner presented a status report to Planning and Growth Management
Committee in November 2007. The report indicated that staff had begun the analysis
needed to respond to Council’ s direction, but that it would take some time to complete.

On November 13, 2008, Planning and Growth Management Committee considered a
reguest from Cr. Feldman, ‘that staff be directed to write areport on making the
replacement of existing commercial space mandatory under the Mixed Use zoning
designation.” The Committee referred the request to the Chief Planner for consideration
and areportback assoonaspossible.  _______________________

http://www.toronto.call egdocs/mmis/2008/pg/deci sions/2008-11-13-pg20-dd. pdf. at page
15

ISSUE BACKGROUND

In recent years, there has been a steady stream of proposalsin all parts of the City to
redevel op shopping centres and plazas, usually for housing.

Some proposals have not included replacement retail space; for example:

- Elane Plaza (on Eglinton at Danforth Rd) - redeveloped for townhouses,

- Warden Woods Mall (at Warden and St Clair) - redeveloped for amix of semis,
townhouses and walk-up apartments;

- Berry Road Plaza (Berry and Prince Edward) — redevel oped for townhouses;
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- Glen Agar Plaza (Firwood and LIoyd Manor) — proposed redevel opment for
residential;
- 1945 Lawrence West — car dealership redevel oped for stacked townhouses

Other proposals have included retention or replacement of retail space; for example:

- Markington Square (at Markham and Eglinton) - proposed redevel opment for housing
and some retail with retention of the supermarket;

- 1221 Markham Rd, north of Ellesmere - proposed redevel opment for housing and
some commercia space;

- Parkway Plaza (at Ellesmere and Victoria Park) - proposed redevel opment for
housing and some retail with retention of the supermarket;

- Bridlewood Mall (at Finch and Warden) — proposed devel opment of housing on the
mall parking areas;

- Bathurst Manor (at Wilmington and Overbrook) — proposed redevel opment for
apartments and a small retail commercial component;

- University Colony Centre (at Hucknall and Sentinel) — proposed redevel opment for
residential;

- The plazaat the northeast corner of Dufferin and Lawrence - proposed redevel opment
for housing and retail space;

- 25 Fontenay Ct, at Scarlett Rd — proposed redevelopment for housing with a
commercial component;

- Honeydale Mall - proposed redevelopment for housing and retail;

- Stonegate Plaza (Berry and Stephen) — proposed redevel opment for housing and
retail;

- Swansea Plaza (34-50 Southport) - proposed redevelopment for housing and retail.

COMMENTS

There are three elements to the directions from Council and Committee:
1. Should retail commercial space be replaced and or retained?

2. If so, how much?

3. Should there be limits on the amount of residential development?

The primary consideration is whether or not the space should be retained. The response to
the other two issues flow from the analysis of that primary question.

The Meaning of ‘Commercial’

‘Commercia’ used broadly means all retail, service and office space; more narrowly it
refersto retailing and services accessible to the public (‘retail commercia’). The
directions from Committee and Council appear to be mainly concerned with the narrow
interpretation, so this analysis will focus on that. To begin with, however, we will deal
briefly with the broader interpretation, particularly asit relates to offices and office
buildings.

Most office buildings in the City are designated for Mixed Use in the Official Plan. This
recognizes the non-office space (e.g. retailing, day care) in many of the buildings, but
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