ﬂlm]' STAFF REPORT

LA ﬂﬂm\"ﬂ ACTION REQUIRED

1864 to 1876 Queen St E — Rezoning Application and Demolition
Application under Municipal Code 667 — Final Report

Date: May 25, 2009
To: Toronto and East Y ork Community Council
From: Director, Community Planning, Toronto and East Y ork District

Wards: Ward 32 — Beaches-East Y ork

Reference | 07-272102 STE 32 OZ
Number: @ 08-193869 STE 32 RH

SUMMARY

This application was made on or 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 the construction of a six storey mid-rise building at 1864 to 1876 Queen St E
with 28 residential units, and commercial uses on the ground floor. It involves the demolition of all the
existing buildings which contain ten dwelling units, including eight rental housing units.

Mid-rise housing is an important form of development that can create new housing and shopping
opportunities and can help the City to more
easily address reurbanization objectives on
Avenues.

ROAD

Queen Street in the Beach area continues to be
adesirable residential and commercial
destination. The proposed mixed-use
development is consistent and compatiblewith | ——— —
area devel opment..

RAINSFORD
WOODBINE ~ AVENUE

¢

The application under Chapter 667 of the QUEEN STREET EAST
Municipa Code proposes the demolition of 8 ]
residential rental units, which is prohibited
without a permit issued under Section 111 of T_‘ ﬁ
the City of Toronto Act. The rental unitswill

not be replaced. [ ]1864 - 1876 QUEEN STREET EAST M
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This report reviews and recommends approval of the application to amend the Zoning By-law, and
approval of the applications to demolish the existing residential buildings without requiring the
replacement of the residential rental units.

RECOMMENDATIONS

The City Planning Division recommends that:

1 City Council amend Zoning By-law 438-86, as amended, substantially in accordance with the
draft Zoning By-law Amendment attached as Attachment No. 7.

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

3. City Council approve the application to demolish the 7 existing buildings, including 8 residential
rental housing units located at 1864 to 1876 Queen Street East pursuant to Municipal Code
Chapters 667 and 363 subject to the following conditions under Chapter 667:

a the owner meet the requirements of the Tenant Assistance Plan at the owner’ s expense, to
the satisfaction of the Chief Planner and Executive Director, and which will include
provisions that exceed the requirements under the provincial Residential Tenancies Act
by providing one extra month’s notice to vacate for the demolition, and payment equal to
one extramonth’s rent plus a moving allowance.

b. the owner provide an undertaking to the satisfaction of the City Solicitor in consultation
with the Chief Planner and Executive Director, City Planning Division which secures the
condition outlined in Recommendation 3.

4. City Council authorizes the Chief Planner and Executive Director, City Planning Division to
issue a preliminary approval to the application under Municipal Code Chapter 667 after the
satisfaction of the conditions in Recommendation 3, and after the Zoning By-law amendmentsin
Recommendation 1 have come into full force and effect.

5. City Council authorize the Chief Building Official to issue a section 111 permit under Municipal
Code Chapter 667 after the Chief Planner and Executive Director, City Planning Division has
given the preliminary approval in Recommendation 4.

6. City Council authorize the Chief Building Official to issue a permit under Section 33 of the
Planning Act no earlier than issuance of the first building permit for the foundation of the
development, and after the Chief Planner and Executive Director, City Planning Division has
given the preliminary approva in Recommendation 4, which permit may be included in the
demolition permit for Chapter 667 under 363-11.1E, of the Municipal Code, on condition that:

@ The Owner erect aresidential building on site no later than three (3) years from the day
demolition of the buildings is commenced; and

(b) Should the Owner fail to complete the new building within the time specified in condition
(), the City Clerk shall be entitled to enter on the collector’ sroll, to be collected in alike
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manner as municipal taxes, the sum of twenty thousand dollars ($20,000) for each
dwelling unit for which a demolition permit is issued, and that each sum shall, until
payment, be alien or charge upon the land for which the demolition permit isissued.

7. City Council determine that the proposed development of the lands at 1864 to 1876 Queen Street
East compliments the pattern of development for this segment of Queen Street East, that overall
infrastructure is available and that devel opment can proceed prior to the completion of an
Avenue study.

8. City Council authorizes City officials to take all necessary steps to give effect to the above-noted
recommendations.

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

DECISION HISTORY
The Preliminary Report (dated December 17, 2007) recommended that staff schedule a community
consultation meeting to discuss the application with arearesidents.

ISSUE BACKGROUND

Proposal

The proposal isto construct a six-storey mixed use building with 28 two bedroom residential units,
approximately 925 square metres of retail space at grade, and one level of below grade parking. The
proposal includes atotal of 49 parking spaces, including one parking space dedicated to a shared car.
Proposed bicycle parking consists of 18 resident and 4 visitor bicycle parking spaces.

The proposed height is 19.88 metres (plus mechanical penthouse of 2.07 metres) with a density 3.9
times the area of the lot. The applicant is seeking an amendment to the Zoning By-law 438-86. The
relevant project information is provided in the Attachment 6: Applicant Data Sheet.

The proposal does not include the replacement of the eight rental units proposed for demolition.

Site and Surrounding Area

The property is located on the north-east corner of Queen Street East and Rainsford Road. The
development site runs east to include the seven properties east of Rainsford Road. The siteis currently
occupied by two mixed-use buildings and five detached houses. These seven buildings comprise ten
dwelling units, of which 8 are residential rental units and two were deemed to have been previously
owner-occupied.

To the north of the siteis alow density neighbourhood. To the east, west and south are mixed-use
buildings, generally with commercial uses at grade and residential uses above.

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 objectives include: building strong communities; wise use and
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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.

Official Plan
The Official Plan designates the site Mixed Use Area, made up of a broad range of commercial,

residential and institutional uses, in single use or mixed use buildings, as well as parks and open spaces

and utilities.

Mixed Use Areas

The Plan provides alist of development criteria that include:

- locate and mass new buildings to provide a transition between areas of different devel opment
intensity and scale, as necessary to achieve the objectives of this Plan, through means such as
providing appropriate setbacks and/or stepping down of heights, particularly towards lower scale
Neighbourhoods;

- locate and mass new buildings so as to adequately limit shadow impacts on adjacent
Neighbourhoods particularly during the spring and fall equinoxes;

- provide good site access and circulation and an adequate supply of parking for residents and
visitors,

- provide an attractive, comfortable and safe pedestrian environment;

- locate and screen service areas, ramps and garbage storage to minimize the impact on adjacent
streets and residences; and

- provide indoor and outdoor recreation space for building residentsin every significant multi-unit
residential development.

Avenues

The siteis located on an Avenue, as shown on Map 2 — Urban Structure of the Official Plan.

Avenues are “important corridors along major streets where reurbanization is anticipated and
encouraged to create new housing and job opportunities, while improving the pedestrian environment,

the look of the street, shopping opportunities and transit service for community residents’, according to
Section 2.2.3 of the Plan.
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The Avenues will be transformed incrementally. They will change building-by-building over a number
of years. The framework for new development on each Avenue will be established through an Avenue
Study, resulting in appropriate zoning and design guidelines created in consultation with the local
community. The zoning by-law will set out the mix of uses, heights, densities, setbacks and other
zoning standards.

Section 2.2.3 Avenues. Reurbanizing Arterial Corridors (Policy 3.a) states that devel opment may be
permitted on the Avenues prior to an Avenue Study and will be considered on the basis of all of the
policies of this Plan. Development applications on the Avenues prior to an Avenue Study are required
to be accompanied by an Avenue Segment Study, which discusses the implications for the portion of the
Avenue resulting from the proposed development and whether the proposed development would be
setting a positive precedent for future development of the remainder of the Avenue.

As stated in the Official Plan, “ Some of the Avenues already serve as“main streets’ that are focal points
for the local community with attractive and bustling sidewalks. These traditional “main street” Avenues
already have zoning in place to guide mixed use development in away that fits with the
neighbourhood...”. This portion of Queen Street East is such an Avenue.

The housing policiesin the Official Plan provide for the provision of afull range of housing, and
specifically for the protection of existing rental housing in new developments that result in the |oss of
six or more rental units. Demolition in these cases is not to be approved unless the rental units are
replaced and a tenant rel ocation and assistance plan is provided, except where all of the rental units have
rents that exceed mid-range rents.

This proposal was reviewed against the policies described above as well as the policies of the Officia
Plan asawhole.

Zoning

The siteiszoned MCR T2.0 C1.0 R2.0 in the former City of Toronto Zoning By-law 438-86. Thisisa
mixed-use zone that permits development up to 2.0 times the area of the lot, of which a maximum of 1.0
times may be non-residential and a maximum of 2.0 times may be residential. The maximum permitted
height is 12.0 metres.

Site Plan Control

The property is subject to site plan control. An application for site plan control as submitted
concurrently with this application.

Rental Housing Demolition and Conversion By-law

The Rental Housing Demolition and Conversion By-law (885-2007) implements the City’s Official Plan
policies protecting rental housing. By-law 885-2007 established Chapter 667 of the Municipal Code and
was approved by City Council on July 19, 2007. The By-law prohibits demolition or conversion of
rental housing units without a permit issued under Section 111 of the City of Toronto Act. Proposals
involving six or more rental housing units require a decision by City Council. Council may refuse an
application, or approve the proposed demolition with conditions that must be satisfied before a permit is
issued under the Building Code Act.
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Under Section 33 of the Planning Act and Municipal Code Chapter 363, City Council has the authority
to approve or refuse a demolition permit, except in cases where a building permit has been issued to
construct anew building. The proposed demolition requires approval under both Section 33 of the
Planning Act and Section 111 of the City of Toronto Act. Section 363-11.1 of the Municipal Code
provides for the co-ordination of these two processes. The Chief Building Official may issue one
demolition permit for the purposes of Section 33 of the Planning Act and Chapter 667 of the Municipal
Code, and the Chief Planner in consultation with the Chief Building Official may report on the
application for a City Council Decision.

Toronto Building staff and the Chief Building Official were consulted in the preparation of this report.

Reasons for Application

The proposed development would exceed the permitted density of 2 times the area of the lot with a
residential density of 3.3 times the area of the lot and a commercial density of 0.6 times the area of the
lot for atotal proposed density of 3.9 times the area of the lot. The proposed building would exceed the
permitted height of 12 metres with a proposed height of 19.88 metres (plus and additional 2.07 metres
for the mechanical penthouse).

The proposed redevel opment with the demolition of eight existing residential rental units requires that
an application be made under Municipal Code 667, and approval of a section 111 permit is needed
before any demolition can proceed.

Community Consultation

On March 25, 2008, a community consultation meeting on the planning application was held at the
Beaches Recreation Centre. Approximately forty members of the public attended the meeting. Planning
staff presented an overview of the planning process and the applicant presented their application. The
community raised issues relating to tree removal, potential shadow and air flow issues, use of the public
lane for access to the parking, traffic issuesin the area and concerns respecting disruption during the
construction period. A second community consultation meeting was held on December 8, 2008 where
the same concerns were expressed.

A few members of the public expressed their support for the proposal and viewed it as a positive
improvement to the neighbourhood.

The City’ s by-law on Rental Housing Demolition and Conversion requires City Planning to hold a
community consultation meeting to consider issues related solely to rental housing and tenant impact.

At the time of the application for demolition, most of the rental units were occupied, but since that date
some have become vacant and all but two were occupied with short-term tenancies. A consultation
meeting on rental issues was held on March 24, 2009. No tenants of these rental unitswerein
attendance. Planning staff reviewed the City’s Official Plan policies and the by-law requirements, and
explained that all of the rental units have rents that exceed mid-range rents, and the City’ s policy is not
to require replacement when this criteriais met. No other issues concerning rental housing or the impact
on tenants were raised.

Agency Circulation

The application was circulated to all appropriate agencies and City divisions. Responses received have
been used to assist in evaluating the application and to formulate appropriate by-law standards.
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COMMENTS

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 objectives include: 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.

Staff have reviewed the proposal and determined that it is consistent with the Provincial Policy
Statement, and does not conflict with the Growth Plan for the Greater Golden Horseshoe.

Land Use

The City’ s Official Plan designates the subject property as a Mixed Use Area. The siteis zoned Mixed
Commercial-Residential. The proposed mixed-use building is consistent and compatible with the
character of this portion of Queen Street East.

Density, Height, Massing

Mid-rise housing is an important form of development that can create new housing and shopping
opportunities and can help the City to address reurbanization objectives on Avenues. The proposal
meets the Built Form policies set out in the Official Plan with respect to accommodating servicing,
parking areas/vehicle access, and relationship to the street and surroundings.

The proposal is for approximately 5005 square metres of residential gross floor area and 925 square
metres of non-residential grossfloor area, resulting in adensity of 3.9 times the area of thelot. The
application demonstrates an appropriate built form that is consistent with the City’s Official Plan
reurbanization policies on lands identified on an Avenue.

In order to maintain the fine grain retail nature of the commercial strip, the applicant has agreed to
maintain multiple commercial tenancies at grade, all having direct accessto the sidewalk. A maximum
commercial unit sizeis proposed to be included in the site specific zoning by-law to ensure that thisis
maintained over time.

The Zoning By-law currently permits building heights of 12 metres. The site is part of a Mixed Use
Area and does abut a Neighbourhood. As such, the transition in height to the neighbourhood is an
important consideration. Although the overall height of the proposed building is 19.9 metres plus a
mechanical penthouse, the building steps down towards the neighbourhood with the portion of the
building exceeding the 12 metre height limit being at least 5.5 metres back from the edge of the public
lane and at least 10 metres from alot in the residential district. A further stepback of 3.4 metresis
achieved at the 13.3 metre height. The proposed height, given its stepbacks adjacent to the residential
district and stepbacks at the 4 storey height from Queen Street East, is appropriate at this location.

Staff report for action — Final Report — 1864 to 1876 Queen St E 7



With the exception of safety railings and small portions of the building at the upper storey, the project is
within the 45 degree angular plane when measured from both Queen Street East and from the residential
district to the north.

Residential Amenity Areas

Section 3.1.2.6 of the Official Plan states that every significant new multi-unit residential development
will provide indoor and outdoor amenity space for residents of the new development, in addition to
identifying that each resident will have access to outdoor amenity spaces. In addition, the former City of
Toronto Zoning By-law requires that a minimum of 2m? per unit of indoor and outdoor amenity space
be provided.

The applicant proposes to provide approximately 30 m? (1.07m? per unit) of common residential indoor
amenity space. Theindoor amenity space is provided adjacent to the lobby area. While the indoor
amenity spaceislessthan what is required by the Zoning By-law, it should be sufficient to allow for the
annual condominium meeting to be held on site.

No common outdoor amenity space will be provided for the building; however, each unit has a private
outdoor amenity space. The balconies and terraces have al been designed to minimize the overlook into
the yards of the adjacent neighbourhood.

Sun, Shadow, Wind

The applicant was requested to submit a sun/shadow study showing the comparable shadows of an as-
of-right development (within the required setbacks and height limit) and the proposed devel opment.
Thereis no significant difference in the shadow impact because the proposed development steps back
from the residential district, with stepbacks at the 2", 39, 5™ and 6™ levels.

Access, Parking

Pedestrian access to the retail space is off of Queen Street East. Pedestrian access to the residential
spaceif off of Rainsford Road. Vehicular access for parking and loading is off of the lane to the north
of the site. The existing 4.27 metre wide lane will be widened to 5.6 metres adjacent to the proposed
development.

The proposal includes 49 parking spaces; whereas the Zoning By-law requires 21 resident spaces and 2
visitor spaces. One parking space has been set aside as a car sharing space. The proposal includes 18
resident bicycle spaces and 4 visitor spaces, which meets the Zoning By-law requirements.

The owner has agreed to include a“ knock out panel’ in the underground garage adjacent to the drive
aisle at the east end of the building. Thisallows for the potential connection to an adjacent building,
should redevelopment of the adjacent site or sites occur in the future. Provided that an agreement could
be reached between the property ownersit may allow for a consolidated entrance to the underground
parking, which is accessed off of the public lane.

Servicing

The site limitations prevent the inclusion of a Type G loading space, which is required by the Zoning
By-law, but isimpractical at thissite. A Type C loading space is proposed.
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A private refuse collection firm will be required to service the proposed devel opment, unless an
alternative can be determined during the Site Plan Approval process. The applicant is aware that there
might be resulting changes to the building envel ope, should City pick-up be able to be accommodated
without the provision of a Type G loading space.

Open Space/Parkland

The siteislocated in a parkland priority area, as per Alternative Parkland Dedication By-law 1420-2007.
The Official Plan contains policies to ensure that Toronto's system of parks and open spaces are
maintained, enhanced and expanded. Map 8B of the Toronto Official Plan shows local parkland
provisions across the City. The lands which are the subject of this application are in an areawith 1.55 to
2.99 hectares of local parkland per 1,000 people. The siteisin the second highest quintile of current
provision of parkland.

The application proposes 28 residential units on atotal site area of 0.1539 hectares (1,539.5m2). At the
aternative rate of 0.4 hectares per 300 units specified in By-law 1420-2007, the required parkland
dedication would be 0.0373 hectares (373m2). However, acap of 10% applies and therefore the
parkland dedication for the development would be 0.01539 hectares (153.95m2).

The non residential component of the development is less than 1000m2 and is therefore exempt from the
parkland dedication requirements under section 165-7 of the Municipa Code.

The applicant proposes to satisfy the parkland dedication requirement through cash-in-lieu. Thisis
appropriate as an on-site parkland dedication requirement of 0.01539 hectares (153.95m2) would not be
of a useable size and would be encumbered with below grade parking.

The actual dollar amount of cash-in-lieu to be paid will be determined at the time of issuance of the
building permit.

Streetscape

The applicant has agreed to setback the building 1.22 metres from the Queen Street East property linein
order to create amore significant pedestrian area. Although the lands will not be conveyed to the City,
it will blend seamlessly into the public realm. The additional setback will allow for awider sidewalk
and the planting of 4 trees in planters adjacent to the Queen Street East street edge. A soft boulevard
treatment, with trees and other plantings, will be established in the Rainsford Road edge, to continue the
residential character of the street down to Queen Street East.

Toronto Green Standard

The proposed development is intending to achieve 25 of the 33 minimum requirements and 13 enhanced
targets, for atotal of 38 targets. The applicant proposes to address the urban heat island at-grade and on
the roof by the installation of a Green roof and light coloured materials and to meet the Bird Friendly
Development Guidelines and the Wet Weatherflow Guideline stormwater retention requirements.

Rental Housing Demolition

The 7 properties were assembled by the owner over the last 10 year period. Two of the buildings have
had commercia uses and had been owner-occupied. The remaining five buildings comprise 8 existing
rental units: 4 detached three-bedroom houses and a single building that was reconstructed in 2002 with
astore and 4 one-bedroom apartments above. Therentsfor all 8 rental units were considered high-end
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units at the time of application in that they exceeded mid-range rents (more than one and a half times
average market rent). Staff are not proposing that the City require the replacement of the rental units
because these units' rents meet the criteria of Official Plan policy 3.2.1.6 that demolition can be
approved without requiring replacement where al the units have rents exceeding mid-range.

All but two of the rental units have been recently occupied with short term tenancies where tenants were
notified by the owner of the proposed demolition. The City’ s requirements for a Tenant Relocation and
Assistance Plan would be concerned with the two eligible tenants who have resided there for the last 6-7
years, if they still occupy their units at the time that the notice to vacate for demolition isissued. The
owner has agreed to provide for these two tenancies alonger notice period than is required under
provincia legidation before the demolition, and to provide extra financial assistance beyond the
payment of three months rent specified in the Residential Tenancies Act.

Staff are recommending that Council’s approval of the development and the demolition of the existing
rental units under Municipal Code 667 be conditional on the provision of a Tenant Relocation and
Assistance Plan based on the elements outlined above, to the satisfaction of the Chief Planner. These
plans aso provide for written notification to the tenants of the conditions that affect them, aswell as
their rights under the provincial Residential Tenancies Act. Due to the few tenants affected and the short
term nature of these obligations, which will be met before the first building permit and demolition
permits are issued, staff are recommending that a letter of undertaking be used to secure these
conditions, rather than a section 111 agreement registered on title.

In addition to these conditions, it is recommended that City Council’ s approval of the demolition of all
seven properties under Chapter 363 include the standard requirement pursuant to section 33 of the
Planning Act that a payment of $20,000 per unit be collected from the owner if at least 10 residential
units are not replaced within three years from the day that demolition of the buildings is commenced.

Development Charges

It is estimated that the development charges for this project will be $316,440.50. Thisis an estimate.
The actual charge is assessed and collected upon issuance of the building permit.

CONTACT

Leontine Magjor, Senior Planner Noreen Dunphy, Senior Planner
Tel. No. (416) 397-4079 Tel. No. (416) 392-1255
Fax No. (416) 392-1330 Fax No. (416) 397-4080
E-mail:  Imaor@toronto.ca E-mail:ndunphy @toronto.ca
SIGNATURE

Raymond David, Director
Community Planning, Toronto and East Y ork District
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ATTACHMENTS

Attachment 1. Site Plan

Attachment 2: South Elevation

Attachment 3: West Elevation

Attachment 4: North Elevation

Attachment 5. Zoning

Attachment 6: Application Data Sheet
Attachment 7: Draft Zoning By-law Amendment
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Attachment 2: South Elevation
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Attachment 3: West Elevation
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Attachment 4: North Elevation
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