ﬂ]ﬂ” STAFF REPORT

LA ﬂﬂm\"ﬂ ACTION REQUIRED
23, 25, 27 & 29 Stafford St — Rezoning Application —
Final Report

Date: May 22, 2009
To: Toronto and East Y ork Community Council
From: Director, Community Planning, Toronto and East Y ork District

Wards: Ward 19 — Trinity-Spadina

Reference

"7 1 08172749 STE 19 OZ
Number:

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 to redevel op the properties at 23-29 Stafford Street with a
terraced 10 storey condominium containing 104 residential units and three levels of
underground parking.

This report reviews and recommends approval of the application to amend the Zoning
By-law.

RECOMMENDATIONS

The City Planning Division recommends KNG STREET  WEST

that:

STREET

1 City Council amend Zoning By-law
438-86 substantially in accordance
with the draft Zoning By-law
Amendment attached as Attachment
No. 8.

CANNIFF  STREET

STAFFORD

2. City Council authorize the City

Solicitor to make such stylistic and WELLINGTON  STREET ~ WEST

technical changesto the draft

Zoning By-law Amendment as may [] 2329 sTAFFORD STREET

be required.
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Before introducing the necessary Billsto City Council for enactment, authorize
the appropriate City officials and require the owner to execute one or more
agreements pursuant to Section 37 of the Planning Act satisfactory to the Chief
Planner and Executive Director, City Planning Division, and the City Solicitor,
such agreements be registered on title on the lands in a manner satisfactory to the
City Solicitor, to secure the following facilities, services and matters:

i As part of the Site Plan Approval process, the owner shall provide 1:50
scale drawings for the first and second storey portions of the north
elevation and the Stafford Street and Stanley Terrace/Park elevations
with building materials labeled and the drawings having a sufficient level
of detail to illustrate how the building will be perceived by the pedestrian.
The owner shall incorporate, in the construction of the apartment
building, said exterior materials to the satisfaction of the Chief Planner
and Executive Director, City Planning Division.

ii. The owner shall not object to the closure by the City of the portion of the
public lane located to the east of the lot, and its conversion to public park
use.

iii. Following construction of the apartment building on the lot, the owner
shall replace the existing treatment of the portion of the Stanley Terrace
public lane located to the east of the lot with landscaping, to the
satisfaction of the Chief Planner and Executive Director, City Planning
Division, provided that the owner shall be entitled, without further
compensation, to use said portion of the public lane in connection with
preconstruction and construction of the apartment building on the lot for
the purposes of staging.

iv. That any revisions and/or documentation in support of the revised
Functiona Servicing and Stormwater Management Report dated April
2009, prepared by Burnside, as may be directed by the Executive Director,
Technical Services, be submitted, and that if determined by the City that
upgrades to the infrastructure are necessary to support the development,
the owner will be responsible for the cost of same.

The owner shall comply with any other conditions set forth in the agreement
required to ensure the orderly development and phasing of the lands as required
by Chief Planner and Executive Director of City Planning, acting reasonably.

City Council authorizes City officias to take all necessary steps, including the
execution of agreements and documents, to give effect to the above-noted
recommendations.

Financial Impact
The recommendations in this report have no financial impact.
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DECISION HISTORY
There are no previous applications or decisions related to the subject property.

ISSUE BACKGROUND

Proposal
Original Proposal:

On July 2, 2008 a proposal for a 13 storey condominium at 23-29 Stafford Street was
submitted by the applicant. The building had a height of 42.4 metres with only the
thirteenth floor, or penthouse level, being stepped back from Stanley Park. The project
proposed a density of 9.2 times the area of the lot and 103 residential units (90 one
bedroom units and 13 two bedroom units). A total of 55 parking spaces were to be
provided for residents with no visitor parking spaces being proposed. Pedestrian and
vehicle access were off Stafford Street.

Revised Proposal:

The applicant submitted a revised proposal on March 16, 2009 in response to concerns
presented by the neighbourhood, Ward Councillor and City staff. The revised submission
proposes a 10 storey condominium at 32.5 metresin height (including the mechanical
penthouse) having step backs commencing at the ninth and tenth storeys on the building
elevation facing Stanley Park. The ground floor contains two storey townhouse style
units with verandas that are oriented to have direct pedestrian access from Stafford Street
or Stanley Park. The main residential lobby has access from both Stafford Street and
Stanley Park.

A total of 104 residential units are proposed with a breakdown being 49 (47%) bachelor
units, 48 (46%) one bedroom units and 7 (7%) two bedroom units. Thetotal gross floor
areafor the project is 7,705.6m?, which represents a density of 6.9 times the area of the
lot.

Vehicular access to the three storey underground garage is located at the southwest
corner of the building off Stafford Street. A total of 57 parking spaces are to be provided,
7 of which are visitor spaces. Site servicing, garbage pick-up and loading would occur
off Stafford Street at the north west corner off the building.

As part of the construction process, the applicant has also agreed to landscape a portion
of the rear laneway, referred to as Stanley Terrace, which isto be closed and converted
for public park use. The City has already closed and landscaped the portion of Stanley
Terracein front of the 15 Stafford Street development to the south. The portion of the

park adjacent to the subject site will be landscaped in a similar manner.

For further statistical information, refer to the Application Data Sheet found at
Attachment 7 of this report.
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Site and Surrounding Area

The development site, which is comprised of properties municipally referred to as 23, 25,
27 and 29 Stafford Street, islocated on the east side of Stafford Street just south of King
Street West. The rectangular shaped site has an area of 1,115 square metres with 30.5
metres of frontage on Stafford Street and a depth of 36.6 metres.

The subject lands currently contain three small industrial/commercial buildings ranging
from 1 to 2 storeysin height. All will be demolished.

Land uses surrounding the site are as follows:

North: 2 storey townhouse building fronting King Street West

South:  a10 storey condominium building

East: Stanley Park

West:  an 11 storey condominium building and 8 store office building across Stafford
Street

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.

Official Plan

The City of Toronto Official Plan designates the property as Mixed Use Areas, which
provides for a broad range of commercial, residential and institutional uses subject to a
number of development criteria

In addition, the Garrison Common North Secondary Plan appliesto the site, however, the
lands are not located within any of the site specific policy areas identified within the Plan
and are therefore subject to the general policies outlining the objectives and direction for
the area.

The Toronto Official Plan is available on the City’ s website at:

www.toronto.ca/planning/official  plan/introduction.htm
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Zoning

Under Former City of Toronto Zoning By-law 438-86 the subject siteiszoned 11 D3
(Attachment 6). The 13 zoning classification permits awide range of industrial and
commercial uses up to atotal density of 3.0 timesthe area of the lot. The maximum
permitted height for the site is 18.0 metres.

Site Plan Control

An application for Site Plan Approval was submitted concurrently with the rezoning
application and is currently under review.

Reasons for Application

The I3 zoning classification does not permit residential uses and the proposed building
exceeds the 18.0 metre maximum height limit as well as the 3.0 x total density as set out
in Zoning By-law 438-86.

The proposed height of 32.5 metres and proposed density of 6.9 times the area of the lot
do not comply with the zoning by-law.

Community Consultation

A Community Consultation Meeting was held on September 17, 2008 at the Niagara
Community Centre. Approximately 30-40 people attended. Following presentations
from the local Councillor, City staff and the applicant a number of issues were discussed,
including:

- Lack of both resident and visitor parking being provided as on street parking is
already a concern

- The proposed height of the building is out of character with the neighbourhood
and casts an unacceptable shadow on Stanley Park. The building should be
similar to or shorter than the condo at 15 Stafford Street (to the south) in height
and terracing of the upper floors

- The building footprint should be set back further from Stanley Park and Stafford
Street

- The treatment of the ground floor townhouse units along Stanley Park is
inadequate

- The lack of setback from the 15 Stafford Street condominium will restrict the
views from the balconies of the existing units along the north face of that building

- Pedestrian access to the building should be provided off Stanley Park

- Lack of indoor and outdoor amenity space

L etters and e-mails were also submitted by area residents which echoed similar concerns.

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 proposal is consistent with the PPS and conforms and does not conflict with the
Growth Plan for the Greater Golden Horseshoe.

Land Use

The proposed residential use is appropriate for this site given the context of the
neighbourhood and the existing condominium buildings on Stafford Street. The subject
lands' designation as Mixed Use Areasin the Official Plan also allows for residential uses
as do the policies of the Garrison Common North Secondary Plan.

Density, Height, Massing

The revised proposal represents a reduction in density from 9.2 to 6.9 times the area of
thelot. Therevised density is more compatible with the other buildingsin the
neighbourhood, including the residential building on the adjacent lot to the south, referred
to as 15 Stafford (5.4 x area of the lot), and directly across Stafford Street to the West,
referred to as 18 Stafford (6.4 x area of the lot).

The building isto be 10 storeys tall at a maximum of 32.5 metresin height, inclusive of
the mechanical penthouse, with terraced setbacks at the rear of the condominium. The
massing of the 32.5m maximum height is closer to the Stafford Street frontage as step
backs at the rear of the building occur at the ninth storey (25.7m) and tenth storey
(28.8m), resembling the terracing of 15 Stafford to the south. The revised proposal
represents areduction in height of 10.0m from the original submission, whichis
comparable to the 15 Stafford building to the south (29.0m exclusive of a portion of the
mechanical penthouse) and the 18 Stafford building across the street (38.0m including the
mechanical penthouse).

Sun, Shadow, Wind

Given the subject property’ s adjacency to Stanley Park, ensuring that the building
provided an appropriate transition and relationship to the park was of priority. Official
Plan policies dictate that any new buildings adjacent to a park create minimal shadow
impacts and maintain sunlight for pedestrians. The applicant’s original submission of a
13 storey building cast an unacceptably large shadow on Stanley Park. City staff worked
with the applicant to determine a built form envelope that ensured minimal incremental
shadow beyond what an as-of-right condition would cast.

During the development review process for the residential building on the adjacent lot to
the south, 15 Stafford Street, shadow studies were prepared to establish the shadow
impacts for a building with an as-of-right height of 18.0m. It was determined that a
building with step backs at the upper floors, as was ultimately approved for 15 Stafford,
would result in abuilt form envel ope that would cast a shadow very similar to the as-of-
right permissions, with any incremental shadow impact being negligible.
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To address the shadow concerns on the park the applicant revised the building to mimic
the conditions established by the 15 Stafford condominium. Asaresult of reducing the
height of the building by 3 storeys (10.0m) and providing terraced step backs at the ninth
and tenth storey the revised proposal will cast a shadow on Stanley Park that is similar to
that of the 15 Stafford project.

Traffic Impact, Access, Parking

Works and Emergency Services (WES) staff have reviewed the revised application and
have no concerns with the traffic impacts of the proposal in terms of the surrounding
street network.

The original submission provided atotal of 55 parking spaces for residents; no visitor
spaces were contemplated. To address concerns by the neighbourhood regarding the lack
of visitor parking, the revised proposal has increased the total number of parking spaces
by two to 57, of which 7 will be dedicated to visitor parking for building guests. Works
and Emergency Services staff have also indicated that they have no concerns with respect
to the provision of parking.

Servicing
Site servicing, garbage pick-up and loading will occur off Stafford Street at the north

west corner off the building. The size of the lot does not allow for a garbage truck to
enter and exit the site in aforward motion so private garbage collection will be provided.

Open Space/Parkland

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 0.80 to 1.56 hectares of local parkland per 1,000 people.
The siteisin the middle quintile of current provision of parkland. The siteisina
parkland priority area, as per Alternative Parkland Dedication By-law 1420-2007.

The application proposes 104 residential units on asite of 0.115 hectares (1,115m?). At
the aternative rate of 0.4 hectares per 300 units specified in By-law 1420-2007, the
parkland dedication would be 0.137 hectares (1,373m?). However, acap of 10% applies
and hence the parkland dedication would be 0.0111 hectares (111.5m?)

The applicant proposes to satisfy this parkland dedication requirement through cash-in-
lieu. Thisisappropriate as an on-site parkland dedication requirement of 0.111 hectares
(111.5m? would not be of a useable size.

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

A report will be brought through Community Council recommending the closure of a
portion of Stanley Terrace, which will be converted for park use as an expansion to
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Stanley Park. The applicant has agreed to landscape the portion of the laneway adjacent
to their site to asimilar condition to the portion that has already been closed.

Streetscape

The original submission proposed a zero front yard setback, which would have resulted in
a building that was set closer to the street than the adjacent building to the south. The
revised proposal provides afront yard setback of 1.8 metres, aligning the face of the
building with the building to the south.

At grade, two-storey townhouse units face both Stafford Street and Stanley Park. Each
townhouse unit has a small veranda with individual entrances that let out onto either
Stafford Street or the park, each protected by ornamental hedges. Entrances to the lobby
of the condominium are provided on both sides of the building off Stafford Street and
Stanley Park. The proposal has incorporated a high level of design to the ground floor
plane that should create a pleasant streetscape along the Stafford Street and Stanley Park
elevations.

The materials and design of the lower floor elevations will be secured through 1:50 scale
drawings in a Section 37 agreement.

Toronto Green Standard

The Green Development Standard contains performance targets and guidelines that relate
to site and building design to promote better environmental sustainability of development
in Toronto. The Standard has 63 possible green development targets. Based on the
applicant’s submission of the Toronto Green Development Standard Checklist, the
proposed development is intended to achieve 22 targets. Some of the targets proposed to
be met include:

- zero use of CFC based refrigerants and Halons in fire suppression;

- asubstantial portion of the roof to be a green or white roof;

- 5% of materials, including adhesives, sealants, paints, coatings, composite wood
and agrifiber products are low emitting;

- drought resistant plant material used;

- all water features meet efficiency standards;

- storage facilities for recycling and organic waste; and

- no lighting directed towards the sky.

Staff will continue to work with the applicants through the Site Plan application review to
identify further performance targets for the project to promote better environmental
sustainability.

Amenity Space

The indoor amenity spaceis located on the ground floor. The proposed space is 62.7m?
and contains both kitchen space and a washroom. It islocated adjacent to the residential
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lobby with access also available from the exterior, off Stanley Park, where a common
veranda has also been provided for outdoor amenity space (16m?). While the applicant is
providing minimal space towards common outdoor amenity area, the space is directly
adjacent to Stanley Park and each residential unit within the building has its own private
balcony or veranda.

Section 37

The application is not subject to Section 37 contributions as the development does not
exceed 10,000 square metres of gross floor area. However, the materials and design of
the lower floor elevations will be secured in 1:50 scale drawings through a Section 37
Agreement, as will the landscaping of the portion of Stanley Terrace adjacent to the
subject site.

Development Charges

It is estimated that the development charges for this project will be $539,692.00. Thisis
an estimate. The actual charge is assessed and collected upon issuance of the building
permit.

Conclusion

The applicant has submitted a revised proposal that satisfies the revisions requested by
Planning staff and has addressed a magjority of the residents concerns. The 10 storey
residential building provides an appropriate relationship and transition to Stanley Park
and will represent a significant improvement to the Stafford streetscape. This report
recommends approval of this application.

CONTACT

Jeff Markowiak, Planner

Tel. No. (416) 397-4647

Fax No.  (416) 392-1330
E-mail:  jmarkow@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: East Elevation

Attachment 3: West Elevation

Attachment 4: North Elevation

Attachment 5: South Elevation

Attachment 6: Zoning

Attachment 7: Application Data Sheet
Attachment 8: Draft Zoning By-law Amendment
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Attachment 2: East Elevation
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