ﬂ]ﬂ” STAFF REPORT

L anNIn ACTION REQUIRED

35 Wabash Avenue - Rezoning Application - Preliminary
Report

Date: February 5, 2010
To: Toronto and East Y ork Community Council
From: Director, Community Planning, Toronto and East Y ork District

Wards: Ward 14 — Parkdal e-High Park

Reference

7109198707 STE 14 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 existing industrial lands with 14 townhouses at
35 Wabash Avenue.

This report provides preliminary information on the above-noted application and seeks
Community Council's directions on further processing of the application and on the
community consultation process.
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RECOMMENDATIONS

The City Planning Division recommends that:

1. Staff be directed to schedule a community consultation meeting together with the
Ward Councillor.

2. Notice for the community consultation meeting be given to landowners and
residents within 120 metres of the site.

3. Notice for the public meeting under the Planning Act be given according to the
regulations under the Planning Act.

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

Pre-Application Consultation

A pre-application consultation meeting was held with the applicant to discuss complete
application submission requirements.

ISSUE BACKGROUND

Proposal

The application proposes to amend the zoning by-law to permit the establishment of a 14-
unit townhouse development at 35 Wabash Avenue (Attachment 1). Accessto the
proposed townhouses will be viaawalkway for pedestrians along the west side of the
property and a 7.5 metre driveway for vehicles along the east side of the property. The
units will be orientated in two blocks perpendicular to Wabash Avenue. Each unit will
include one enclosed parking space.

Site and Surrounding Area

The subject property is rectangular in shape and has an area of 0.27 hectares with alot
frontage of 34.4 metres along Wabash Avenue and a lot depth of 77.2 metres. An ‘L’
shaped, two storey vacant industrial building was recently demolished on the site.

Surrounding Land Uses:

North: The Sorauren Avenue Park and proposed Wabash Community Centre.

South: Residential dwelling fronting onto Wright Avenue

East: A 20-unit townhouse complex on an ‘L’ shaped roadway known as L ukow
Terrace.

West: Two storey industrial building occupied by a plumbing supply store and the
Charles G. Williams Park.
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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
to conform, or not conflict, with the Growth Plan for the Greater Golden Horseshoe.

Staff will review the proposed development for consistency with the PPS and for
conformity with the Growth Plan for the Greater Golden Horseshoe.

Official Plan

The subject property is designated Neighbourhoods within the Toronto Official Plan on
Map 18 — Land Use Plan. These neighbourhoods are considered stable areas made up of a
variety of lower-scale dwelling types. Policies and development criteriaaim to ensure
that physical changes to established neighbourhoods are sensitive, gradual, and generally
“fit” the existing physical character.

Infill development policies are outlined in Policy 4.1.5. These policies state that
development in established neighbourhoods will respect and reinforce the existing
physical character of the neighbourhood, including in particular:

- patterns of streets, blocks and lanes, parks and public building sites;

- size and location of |ots;

- height, massing, scale and dwelling type of nearby residential properties,

- prevailing building type(s);

- setbacks of buildings from the street or streets;

- prevailing patterns of rear and side yard setbacks and landscaped open spaces,

- continuation of special landscape or built-form features that contribute to the
unique physical character of the neighbourhood; and

- conservation of heritage buildings, structures, and landscapes.

Policy 4.1.5 further states that no changes will be made through rezoning, minor
variance, consent or other public action that are out of keeping with the physical
character of the neighbourhood.

The Official Plan provides the following criteriafor infill development on properties that
vary from the local pattern in terms of lot size, configuration, and/or orientation in
established residential Neighbourhoods (Policy 4.1.9) to ensure that new devel opment
will:
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- have heights, massing and scale appropriate for the site and compatible with that
permitted by the zoning for the adjacent and nearby residential properties;

- provide adequate privacy, sunlight and sky views for residents of new and
existing buildings by ensuring adequate distance and separation between building
walls and using landscaping, planting and fencing to enhance privacy when
needed;

- front onto existing or newly created public streets wherever possible, with no
gates limiting public access; and

- locate and screen service areas and garbage storage to minimize the impact on
existing and new streets and residences.

Zoning

The subject lands are zoned |1 D2 under the City of Toronto Zoning By-law 438-86, as
amended. The subject site permits arange of non-residential uses such as parks, places of
worship and genera institution with a maximum total non-residential density of 2.0 times
the area of the lot and a maximum height of 14.0 metres.

Site Plan Control

The property is subject to site plan control. A site plan control application has not been
submitted.

Reasons for the Application

The existing zoning for the subject lands (11 D2) does not permit residential
development. The applicant is requesting arezoning of the subject lands to permit the
proposed 14 residential townhouses together with the appropriate provisions regarding
height, floor space index, coverage, setbacks, and parking.

COMMENTS

Application Submission

The following reports/studies were submitted with the application: a completed
application form and authorization, architectural plansincluding a survey and context
plan, landscape plans, Traffic Impact Study, Planning Rationale Report, Phase 1 and
Phase 2 Environmental Report, Stormwater Management Report, and Site Grading and
Servicing Plans.

A Notification of Complete Application was issued on December 21, 2009.
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Issues to be Resolved

Land Use and Density

Residential uses are not permitted at this location by the zoning by-law, but are
contemplated by the Official Plan. Staff will evaluate the proposal against the relevant
Official Plan policiesfor infill development in Neighbourhoods to ensure that the
proposed use is appropriate within the area context.

The application will establish new zoning that is consistent with the Official Plan
designation.

Development Infrastructure Policy and Standar ds Review (DIPS)

The Official Plan contains policies that require public streets within new developments to
ensure that the City is able to provide municipal services such as curb-side garbage
collection, snow removal and long term maintenance and repair, and sewer and water
infrastructure. Public streets also ensure that the City is able to meet design objectives
such as the provision and maintenance of boulevard trees and public sidewalks. City
Council adopted a set of harmonized public street design standards to meet the objectives
of the Official Plan policy and identified where a private street or “mews’ may be
considered as an appropriate exception to City Council’s policy.

These City-wide design standards known as Development Infrastructure Policy and
Standards (DIPS) provide arange of design standards that enable the City to service and
maintain a network of new local residential streets. An exception to providing public
streets on small development sites can be granted if the proposed devel opment contains
10 or lessresidential units on a private street that is 45 metres or lessin length.

The proposed development consists of 14 residential units on alot 77.2 metresin length.
The applicant has indicated that the proposed development will be subject to a
condominium application and will be subject to private waste and recycling pick-up.
Staff will consult with Technical Services staff as part of the review of the application to
determine the proposal’ s consistency with DIPS standards.

Built Form and Setbacks

The Official Plan contains development criteriato ensure that physical changes to
established Neighbourhoods are sensitive, gradual, and generally “fit” the existing
character. The subject property abuts an existing townhouse development to the east and
amature residential neighbourhood to the south. There are no current plans for the
redevelopment of the industrial use to the west of the subject lands. The development
plan will be assessed and reviewed to ensure that there is appropriate transition between
existing and anticipated adjacent land uses.

The development concept will be assessd in terms of the Urban Design Guidelines for

Infill Townhouses which provides a framework to guide townhouse devel opment.
Matters for review include: the design of streets to conform to high quality standards; the
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organization and location of open spaces, and to enclose and provide overlook from the
buildings to open spaces, the provision of appropriate spatial separations between the
townhouse blocks to ensure adequate light, views and privacy; and providing an
attractive streetscape.

The Urban Design Guidelines for Infill Townhouses can be accessed through the
following link:

L andscaped Open Space

The applicant’ s landscape plan proposes new planting along the west frontages of the
proposed townhouses and along the Wabash Avenue frontage. A common landscaped
open space is not proposed as part of the development plan. Staff will review the
proposed landscape and tree planting plans to ensure that adequate landscaping features
are provided for the proposed devel opment.

Toronto Green Standard
Staff will be encouraging the applicant to review sustainable devel opment opportunities
by utilizing the Toronto Green Standard, adopted by City Council in July 2006.

Other Issues
Additional issues may be identified through the review of the application, agency
comments and the community consultation process.

CONTACT

Christopher Dunn, Community Planner
Tel. No. (416) 397-4077

Fax No. (416) 392-1330

E-mail:  cdunn@toronto.ca

SIGNATURE

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

(P:\2010\Cluster B\pln\teycc\5831607053.doc) -cc

ATTACHMENTS

Attachment 1: Site Plan

Attachment 2. Elevations
Attachment 3: Zoning

Attachment 4. Application Data Sheet
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http://www.toronto.ca/planning/urbdesign/infilltownhousing.htm

Attachment 1: Site Plan

WABASH AVENUE

>
e
_ - — o5 s _ . _ _
o FROFOSED SILYMIDN CONTRCL FENCE
PR L ToBE Proros:D .
MA\NTAI?ED IHROUGHDUT 'CONSTRUCTION SAN MH# “’7‘
o & S PERGITY STANDARDS 1 Top= P
—_——_— - — - -— /
CENTRE LINE OF PAVENENT pr—e
pr0p08ED PROPOSED RETAINING WALL
SAN MHi#1 Top-
Toplltsz \ a
EXISTING 306mm /. COMBINED SEWER o ¢
e “&
K T EX
EXISTING 100mm GASHAIN. ‘ EXSTIVG 100mm CASHYN %, EXISTING 1067 GASHAIN
_ & & WSS oamar 1R I
= R ¥ P 5 T S
- - Siwo < N P sw s S
ox(hoaz R B T T
030G 2 7
e g~ I = e e :%»mmmmﬂ' A@m
e e - e R eIl [Ert Uit Lower Legeli= 1070 s/t | B2 g .
& 1 rrdes M i o
o ™ Carmge s b xS e
PRIV e FF=1C 2 ¢ i
REFER TO DETAIL ON TS AW - - & ¢
DIMENSIONS: 1.40m WIDE, 3|%mLONG 1.0m DEEP x —_—— [ 12
VOLUMEQF GALLERY s T82um PERLOT 2 s [ s/
FERli B 133 53 “Z g " e s
R Lope Ak . N 196 TOWARD . 5 | rage Voo
BTG OVERLAND DISCHARGE FONT fE 2 Frjoss FF=102.88 ® ¢
e s 8 3 EXISTING CONG VIALLTO BE RaMOVED
[ o < FROROSED RETANING WAL AND PRIVACY FENCE
g3z ez . e o2” § M o ¥ Aoncersterorermy (e
e oz B!
I 2 4 PROPOSED 19,707 X0XXmo|
‘ N o7 — 5 H oo & @ 0
a2 3 FFAGES r 2 (R 25)
PROPOSED KETAINNG WALL ESE o Garage S(EREZ
Covret
ALONG WEST FROFERTY LINE. 2ee Unit Area’=g¥0 s ft. 103,68 7 = ToP-10253
Lt N SINV-
‘ \ 5 = = s Ninve
LoT 6 2 or s 1| g o )1 ] e oT ¢
Hodt N = Pt el CON B P 2 P
oSy = — == S E
= 3, BUILDI s
S e = 4@ .
ES 2 t— % g gm 3
5 Fres; Ga @ 8 ¢ wewss
& B rage i 2 am|
; ; 2 22 ‘ FF=10288 £l E/
e 2 =10%5 2 EXISTING CONG. WALL TO BE REMOVED
sele Lower Lovel =103 -
BRR Ik Sl 7 Aosest eropeR L
HE & 6 FrgosE LS
e | EERS = A
B B 7 .
- RS s
z = oo
B | H 7 FF=10552
FROPOSED SILTATIONGONTREL FENCH e 18 £R0POSED SILTATION SONTRO. FENGE
o M N o i}
o NANTANED TROUGIOUTCONSTRUC ON B 1E 8 WANTARGD HRoucHouvcousmuc'noN
53 PER O STANSAR. i = o T
Bl [[os
8 Fr=10558
% ghy
\ #
5 I “eeir02es :
i i 9 FF=10558 1 5 <f
REGISTERED ‘ P\.AN el 3 S
e 0 - —
2. g E Ad
2 =5 10 FF=1055M0.35 | I g
2 H EXISTING 2 STORE) FF1028¢ o HEys
4 i 28 CONCRETE BLLCK — \‘%\ Fa
3 82 _ _ H
&7 (0 BE REMOVED) B2
8 r
5FE 11 Fr=10558 | e
225 il
B
RETANNO WAL D PrACY FENCE il %= r
‘ ALONG WEST PROPERTY LINE. " || carege RETAINING WALL AND *RIVAGY FENGE
‘ | 5z 12 FF=10558ume wmr cwme | FF10284 PLONG EAST PROPERTY LINE.
g -
EE
L 3 -
&
2] 13 Fr=10558
g gl | Gara e T
lioees
s o 3 rorosED
— n 2 I End UnitArea=998 s.ft. || g0 ~ i
» vodd  FF10558 Freitaes caaracaare P2
& st L A g e
]_ LA w g
L3 =% # 10388 By EX/BW | 1n|a 2149 EX/BW 107 e
LOT 14 LoT 16 Lot 17
REGISTERED PLAN 468 YORK

RETAINING WALL AND PRIVACY FENCE
ALONG SOUTH PROPERTY LINE.

L
ER CITY

\ s

L FENCE
PROPERTY LIMIT TOBE

A
MAINTAINED THROUGHO!
5P

LT CONSTRUCTION

STANDARDS

Site Plan

Applicant's Submitted Drawing

Not to Scale
02/09/2010

35 Wabash Avenue

File # 09_198707

Staff report for action — Preliminary Report - 35 Wabash Ave



Attachment 2: Elevations
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Attachment 2: Elevations
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Attachment 3: Zoning
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Application Type
Details

Municipal Address:
L ocation Description:
Project Description:

Attachment 4: Application Data Sheet

APPLICATION DATA SHEET

Rezoning Application Number: 09 198707 STE 14 Oz
Rezoning, Standard Application Date: December 21, 2009
35 WABASH AVE

PL 1256 PT LTS5 **GRID S1403

Propsed rezoning to permit the redevelopment of the existing industrial lands for arow
house devel opment in two construction blocks (14 units) serviced by private driveway to
integra at grade parking located int he front wall of each dwelling unit.

Applicant: Agent: Architect: Owner:
SHERMAN - BROWN - LORNE ROSE 1774762 ONTARIO
DRYER - KAROL ARCHITECT LIMITED
PLANNING CONTROLS

Official Plan Designation: Neighbourhoods Site Specific Provision:

Zoning: 11 D2 Historical Status:

Height Limit (m): 14 Site Plan Control Area: Y
PROJECT INFORMATION

Site Area (sg. m): 2650.9 Height: Storeys. 3

Frontage (m): 112.76 Metres: 10

Depth (m): 253.44

Total Ground Floor Area (sg. m): 1581.2 Total
Total Residential GFA (sq. m): 3702 Parking Spaces: 14
Total Non-Residential GFA (sg. m): 0 Loading Docks 0
Total GFA (sg. m): 3702

Lot Coverage Ratio (%): 59.6

Floor Space Index: 14

DWELLING UNITS

FLOOR AREA BREAKDOWN (upon project completion)

Tenure Type: Freehold Above Grade Below Grade
Rooms: 0 Residential GFA (sg. m): 3702 0
Bachelor: 0 Retail GFA (sg. m): 0 0
1 Bedroom: 0 Office GFA (sg. m): 0 0
2 Bedroom: 0 Industrial GFA (sg. m): 0 0
3 + Bedroom: 14 Institutional/Other GFA (sg. m): 0 0
Total Units: 14
CONTACT: PLANNER NAME: Christopher Dunn, Community Planner
TELEPHONE: (416) 397-4077
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