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"ﬂ“N'“ ACTION REQUIRED
Steeles-Redlea Regeneration Area Study i Final Report,
Official Plan Amendment and Urban Design Guidelines

Date: September @, 2016
To: Planning and Growth Management Committee
From: Chief Planner and Executive Direct@ity Planning Division

Wards: Ward39i ScarboroughAgincourt& Ward41i ScarborougfRouge River

Reference| PA\2018ClusterBPLN\PGMCPGL6110
Number: | 14 123169 ESC 39 TM

SUMMARY

This reportrecommends a revisaidficial plan amendment and revised StedResllea Urban

Design Guidelines which are the resulfwther study and consultation with affected

landowners which has occurred this year in response to specific directives from the Planning and
Growth Management Committee.

At the public meeting held ddovember 16, 2015hePlanning and Growth Management
Committee directe@ity Planning to conduct
further study and consultatiovith affected
stakeholders omattersrelatedto land use
compatibilityand the potential impacts
resulting from the introduction of high density
residential development in proximity to an
active heavy industrial employment area and |
report back on the outcomes:urther, to
ensure a comprehensive planning approach, L
this report is also to address an affordable
housing strategy; further buffering from rail
corridors and industry or phasing of
redevelopment where necessary; and further :
review of the scale of development and r > [
transition to adjacent areas.
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This reportdescrbes the additional study and consultation undertaken to addesabovenoted
matters andecommends that Council adopt the propagedatedfficial plan amendment and
SteelesRedlea Urban Design Guidelines attached to this report.

RECOMMENDATIONS

The City Planning Division recommends that:

1. City Council amend the Official Plafor the landsbounded by Steeles Avenue East,
Kennedy Road, Midland AvenwndPassmore Avenusubsantially in accordance with
proposedOfficial Plan Amendrent 321 attachlieas Attachment N@.to the report dated
September @, 2016from the Chief Planner and Executive Director, City Planning.

2. City Council authorize the City Solicitor to make such styisid technical changes to
proposedOfficial Plan Amendment 324s may be required

3. City Council authorize the City Solicitor to request the Ontario Municipal Baard,
deemed necessary, to modify the designation of lands proposed to be designated as
Employment Areas in proposé&ifficial Plan Amendment No. 321 teelralled General
Employment Areas, upon approval of the General Employment Areas policy within OPA
231.

4, City Council adopt the Steelétedlea Urban Design Guidelines, daBaptembeR016
from the Chief Planner and Executive Director, City Planimngsion.

5. City Council diret City Planning staff to implemetie findings of the Golder
Associates' Peer Reviews of the Novus Environmental Reép&rsironmental Noise &
Vibration Feasibility Study, dated June 29, 2016, and Air Quality CompatiSiudy,
dated June 28, 2016, prepared on behalf of Global Fortune Real Estate Development
Corporation in support of their application to amend the zonidgwyfor lands at 4665
Steeles Avenue East, to the City's satisfaghidor to Council's considation of aFinal
Report on this application

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

DECISION HISTORY

On September 16, 201%e Planning and Growth Management CommitBE@MC) deferred
consideration of th&teelesRedlea Regeneration Are&inal Report, Draft Official Plan
Amendment & Draft Urban Design Guidelines, dated August 31, 201 ts October 8, 2015
meeting.The Final Staff Report, Draft Official Plan Amendment and Draft Stdeéstlea Urban
Design Guidelines and the Committee Decision Document can be accessed at this link
http://app.toronto.ca/tmmis/viewAgendaltemHistory.do?item=2015.PG6.10

On October 8, 2013his item was considered Rlanning and Growth Management Committee
andthe recommendations of the Final Report, dated August 31, 204éhedule a public
meeting on Nogmber 16, 2015 and to give notice accordingly of the public mestng

adopted without amendmenthe Committee Decision Document can be accessed at this link
http://ag.toronto.ca/tmmis/viewAgendaltemHistory.do?item=2015.PG7.3
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OnNovember 16, 2015, the Planning and Growth Management Comimétbe statutory
public meeting, for whiclmotice was given in accordance with the Planning Act.

The Committealirected CityPlanning to conduct further study and consultation with affected
landowners to address outstanding issues wihe to land use compatibilifgreventing

adverse effectsgdentifying and securing mitigaticand considering the potential destabilization
from the economic impact of introducing high density residential uses in proximity to an active
heavy industrial employment area and to report loacthe outcomes. Further, the report is to
address an affordable housing strategy; further buffering fromaraidors and industry or

phasing of redevelopment where necessary; and further review of the scale of development and
transition to adjacent aredshe Committee Decision Document can be accessed at this link
http://app.toronto.ca/tmmis/viewAgendaltemHistory.do?item=2015.PG8.7

BACKGROUND

Status of Development Applications within the Regeneration Area

4665 Steeles Avenue Eastpplication 13 273308ESC 39 OZ(Active)

Zoning Bylaw anendment applicatioby Global FortundReal Estate Development Corporation
(Global Fortune)fsroupto permit the comprehensive redevelopment of the site vatlased,
mixed use development witksidential, office and retail floor space.tdal of 793 dwelling

units are proposed withihreeresidential condominium towels, 26 & 28 storeys height
respectively.Previously,the proposal included three residential towers, 28, 30 & 32 storeys in
height with 777 dwelling unitsA site planapplication has not been filed.

The revised proposal is divided into 3 building components each being its own phase and each
framing a new nortsouth midblock connection and central open space. Please refer to the
proposed Site Plan (Attachment Three levels of undergroungiarkingand four levels of above
grade parking are proposédain vehicular access is proposed via a proposed new east/west
road extending east from Redlea Avenue. Agreements with Metrolinx are required to secure this
future publicroad. Vehicular access is also proposed via a private driveway on the west side of
the property from Steeles Avenue East.

The planssupporting documentndreportsare available foview andpublic download through
the City PlanningApplication Information Centre at this link
http://app.toronto.ca/DevelopmentApplications/associatedApplicatiorsdgtction=init&folde
rRsn=3472767&isCofASearch=false

4665 Steeles Avenue Eastpplication 16 100895 ESC 39 OZOn Hold)

Official Plan amendment applicatitny Global Fortunéo redesignate the site from

"Regeneration Aredgo "Mixed Use Areds A newsite and area specific polion the subject

lands is also proposed that requires many of the same matters as contained in draft OPA 321 to
be provided includinghe provision of an osite midblock connection from Steeles Avenue

East to the Milliken GOig and the provision adffice spacewithin the first phase of

development
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This application is ohold pendinghe outcome othe City-initiated SteelefRedlea
Regeneration Area Stugdwhich is the subject of this report.

3447 Kennedy Road (rear)} Application: 15 126679 ESC 39 O4Withdrawn)
This site is immediately south of and abutting the Milliken GO Station property.

A zoning bylaw amendment application was submitbgdGlobal Fortuné¢o permit a mixeeuse
development consisting of two, residi@hapartment (condominium) towers 25 and 29 storeys in
height respectively, containing a total of 600 dwelling units on top of a 6 storey podium building
containing both retail and residential uses. Two levels of underground parking and 5 levels of
abovegrade parking were also proposed.

This application has been withdrabpthe applicant
Concrete Batching Plants:

65 Passmore Avenue

A site plan control applicatiofl5 256343 ESC 41 SAjas been submitted to permitrabile,
readymix concrete batching (Betomix) plant on these lands which are locatside of the
Regeneration Arean the south side of Passmore Avenue, east of and abutting the Stouffville
GO Transit rail corridorThe plant is referred to as mobile as it madular design that is easily
assembled and dismantled without a permanent foundation.

According to the Emission Summary and Dispersion Modelling (ESDM) report prepared in
support of an application for an Environmental Compliance Approval (Air & Naisggr the
Environmental Protection Act th@ant is described as a statkthe-art modular horizontal

central mix (wet mix) concrete batching plant. The majority of the operations/equipment are
fully enclosed inside the plant buildinghe wet batch syste internalizeghe storage of

aggregate materials and prexes all ingredients together in a drum with closednsulated
compartment. The concrete is then placed as a wet mixture called "ready mix" into the concrete
trucks for delivery.

Thepurpose othe plant is to provide a local source of reagix concrete. The plant is intended
to typically operate 1Roursper day, 5 days per week. On occasion, the facility may operate up
to 24 hours per day which will include evenings, night time and/or weskend

The ESDM indicates that air contaminant emissions are well below allowable |Foig#ive

dust emissions from onsite roads and stockpiles will be controlled through a best management
practice plan for fugitive particulat&n Acoustic Assessmentdport concludes that the sound
emissions of the proposed facility will be within the sound level limits as set out in MOECC
guidelines NPE300 at the nearest sound sensitive points of reception.

The Land Use Compatibility Study (Guideline@Report) prpared by BCX Environmental
Consulting indicates that the proposed Betomix plant and associated operations are best defined
as a Class Il industrial facility and with no odour impacts. The recommended minimum
separation distance for a Class Il facility G metres, with a potential area of influence of 300
metres. The Global Fortune lands at 4665 Steeles Avenue East are approximately 470 metres
away.
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The plans and supporting documents are availabMdar andpublic download through the

City PlanningApplication Information Centre at this link
http://app.toronto.ca/DevelopmentApplications/associatedApplicationsList.do?action=init&folde
rRsn=3864306&isCofASearch=false

This application is still under review, particularly as it pertains to impacts relakéettolinx /

GO Transitoperations. Passre Avenue has been identified as a candidate for grade separation
to enhance service and reliability relatedherail service expansion under the Regional Express
Rail program. Since the only access driveways to the proposed development are located on
Passmoré\venue just east of the rail corridor, it is important to evaluate the site design to
ensure that it will remain operational both when the grade separation work is being constructed
and upon completion. There may also be certain property ezgeints for the grade separation

as well that will impact the subject site.

Metrolinx has also advised thedil track and property hav®een adversely impacted by concrete
batching operations at other locations duagsociatedustemissions.In order to mitigate

impacts, typical measures often include installation of solid fencing material to a suitable height

(to be determined) alorthe mutual property lineckain link fencingnot acceptable)re-

direction of any blow pipeaway from theail corridor,r out i ne oOowetting downo
material to minimize dusind that dlof these issues should be required under MOECC approval
requirements.

70 Passmore Avenue

The abovenoted operational details are important only as it pertamto thespecific operation
proposedat 65 Passmore Avenbet also to the lands at 70 Passmore Avenue owned by D.
Crupi and Sons Limited (Crupi). Crupi has expressed a desmaitdain the ability to locata
concrete batching plant on their lands givieis permitted by the existirgpningbut, to date has

not provided angpecific plans or timeliness to when this may occun the absence of specific
details,it is reasonabléo assume that Crupoald attempt to employ similar technology the
proposed Betomix at 65 Passmore Avenue (Class Il industrial fagilioyfer to minimize

adverse effectsThe Global Fortune lands at 4665 Steeles Avenue East are approximately 175
metres away on the west side of the Stouffville GO rail corridor

The Crupi lands arm close proximity to the Milliken GO Statioards that are intended to

benefit from significant public investment in the station siteandem with the Stouffville GO

Transit rail service improvementBhe Official Plan, Section.2 Structuring Growth IiThe

City: Integrating Land Use and Transportation, Policy 4 reads as follows:

"Require new development on lands adjacent to existing or planned transportation corridors and
facilities to be compatible with, and supportive of, thregiterm purposes of the corridors and
facilities and be designed to avoid, mitigate or minimize negative impacts on and from the
transportation corridors and facilitie’.

City of Markham

The City of Markham Council passed a resolution on&aper 28, @15 in order to advisthe

City of Toronto about their concerns regarding landpesenissiongnd zoning regulations in

the Passmore Avenwaeea The concern saifically relates to asphalt and concrete batching and
recycling facilities with outdoostorage and processimdnich are consigred not to be

compatible with planned residentiatensification along thaorth side of thé&teeles Avenue
Eastcorridorbetween Kennedy Road and Midland Avenue, in proximity to the Milliken GO
Station(see Attachrant 4.
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The City of Toronto's responsdated March 18, 201& attached as Attachmentdbthis report.
This reply references the status of the SteBledlea Regeneration Area, the ongoing -@itgle
study on concrete batching plants, existing areaggoermissions, and the active site plan
application at 65 Passmore Avenue discussed above.

COMMENTS

With the exception of the affordable housing strategy, the issues PGMC directed City Planning
to study further are not mutually exclusive. Rather, theyadiirequired considerations and/or
components in determining whether land use compatibility can be aclairtete nearby
employment aress not destabilized A discussiorof the further sidy undertakerollows

below.

Land Use Compatibility, Scale of Development and Transition

Process Undertaken

City Plannng commenced discussie with Global Fortunand their consultania January 2016

in order tobeginto address PGMC's directions from November 16, 2015. A series of meetings
were heldwith the applicantshrough to late April 20161 order to arrive at a revised built form
thatCity Planningstaff felt adequately addressextters related to development phasing and
transition to adjacent areas well as other matteas requested by RBC andidentified in the
proposedirban design guidelingmcluding the provision of new connections and open space

It was explicitly acknowledged that any rexdsgevelopment proposal woubeé supported by
further analysis undertakdry Global Fortuns environmental consultantgich would confirm
that land use compatlity can be achievedhcludingspecific mitigation measuregquiredin
orderto minimize or prevent adverse effects due to visual impact, noise and vibration, odour,
dust and otheaiir contaminantfrom nearbytransportation anthdustrial operationg-urther,

that any analysis would have to be peer reviewed to the City's satisfaction and at Global
Fortune's expense.

Design Principles

City Planning staff and the applicantensultantsagreed upothe followingdesign principles:
provide central and publiclgiccessible open space and focal point

create a network of pedestrian conneditbmough the development block to transit,

open spaces and amenities;

locate active uses-grade such as retail/commercial to animate street and interior of site;
frame streets with pedestrigoaled building massing;

organize towers to minimize shadow impacts and fit under angular plane;

provide atransition in height and scale of developitnenadjacent lands to the west, east
and south; and

9 limit views to the industrial lands to the south.

= =

= =4 -8 -9

Application of the above noted design principles reslih a desigeoncept consisting of three
tower elements of varying heights arranged aroundhaaecourtyard / open space and the
required north/south midblock pedestrian connection through the site from Steeles tavitreue
adjacent Milliken GO Station lands. A notsbuth vehicular driveway along the west limit of the
site was also a key sitgganizing factor as was the provision of a wrapped algoageshared
parking structurédor commercial usegdjacent to the Splendid China commercial mall.
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Revised Development Proposal

The revised proposal, which has been discussgdneral termearlier in this report, consists of

a tri-phased mixed use development with 3 residential towers, 17, 26 and 28 storeys in height
(see Attachment 1).

Each of the tower floor plates ar60 square metres in area and are rectangular in shape with a
north-south orientation. A of the towers meet the recommended minimum 25 metre distance
separation between towers as recommended by the City's Tall Building Design Guidelines.

The proposed 17 storey tower height in Phase 3awagd at througlthe applicatio of the
angular plane from Steeles Avenue Eastrasouraged by the draft SteeRedlea Urban Design
Guidelines which is intended to ensure adequate sumfighigh minimizingshadow impacten
Steeles Avenue EastoWer heights in phasel and 2 artaller at 26 ad 28 storeys respectively,
andhave beetocated further south on the site closer to the Milliken GO station site.

Blank building facades are proposed on the south elevations of each tower to eliminate/minimize
overlook of industrial operans to the southlThe shape and orientation of each of the tower

floor plates minimizes the extent of blank facade requisd result, residential units will be
primarily facing north, east and west.

Environmental Reports

An Environmental Noise & Vilation Feasibility Studgnd an Air Quality Compatibility tBdy
prepared by Novus Environmentat. (Novus)on behalf of Global Fortuneere included as
part of the resubmission package for 4665 Steeles Avenue East.

Sincethe submission of the above studidsyus (acting on behalf @é3lobal Fortunghas

entered inb anondisclosureagreement with D. Crupi & Sons to obtain noise and air quality
modelling information for their facilitiesNovus advises thatpdated studiewill be conducted
when data becomewailable.These updated studies can be considered as part of the rezoning
process for 4665 Steeles Avenue East.

Noise & Vibration Feasibility Study Findings

This study assessed potential impdoten transportation (road and radpd stationary sources

from commercial and industrial lands/operatiohise report indicates that transportation noise
sources with the potential to produce noise at the proposed development are: Steeles Avenue
East, Kemedy Road, Passmore Avenue, Silver Star Boulevard, Redlea Avenue and its planned
extension to Passmore Avenue and the Stouffville GO Transit railway coRm@alictions were
made with respect to future rail operations on the GO Transit line based ugnt cu

information provided by Metrolinx.

Thestudy concluded thambient noise in the surrounding area was consistent with an urban
environment, and generally dominated by road traffic noise.

A review of the surrounding area indicated that the majofigxkistingindustries to be Class 1
and 2, with the exception of the Crupi asphalt péant related crushing operations which are
considered a Class 3 industngder provincial guideline§he lands at 4665 S#es Avenue Bst
are located outside of tI30 nretre recommended minimum setback distance from these lands
as are the lands at 65 Passmore Avéapproximately 470 metreg)here a concrete batching
plant (as discussed elsewhere in this report) is proposed.
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Stationary Noise modelling was perfagthand it was found that Class 4 sound level limits were
exceededt specific locations within the proposed development, particularly along specific south
and east facades of nbower building elements.Locations in excess of guideline limits require
fagcade mitigation in the form of enclosed buffer balconies.

No vibration impactsire anticipated from the GO rail line.

Class 4 Area

The surrounding acoustic environment is dominated by roadway noise and a gdyagrddum
during all periods of the dafdoth Golder Associatdsd. (Golder) who were retained by the
City to prepare a Noise, Odour, Vibration and Air Quality Impact Study to inform the @sidy
noted in the Staff Report, dated August 31, 2Git) Novusagree that since these lands are
located in a high ambient noise environment and meet the requirements of the Class 4
classification as defined in the Province's Environmental Noise Guideline-BA@(that it is
appropriate for the City to consider the Cldsdassification.

A Class 4 ara means an area or site specific site that would otherwise be defined as Class 1 or 2
(urban area classifications) and which:

1 is an area intended for development with new noise sensitive land uses(s) that are not yet
built;

is in proximity to existing,dwfully established stationary source(s); and

has formal confmation from the land use planning authority with the Class 4 area
classification which is determined during the land use planning process.

1
1

A Class4 classification permitseceptor based noisentrol measures to be used.

Based upon the noise assessments in l@ihdstaff are prepared to recommend to Council that

a Class 4 area be establishedohtwill provide for higher noise permissions in this area. As
noted in the guidelines, once area is classified, the same classification and the related sound
level limits apply to the land use planning approval of the noise sensitive land use as well as to
the MOECC approval of the stationary so(sde

Staffwill providethe means to formally classify these lands &lass 4 areas part of the Final
Report on the Global Fortune rezoning application.

Novus' assessment assumes that the proposed development is located in a Class 4 area.

Proposed and RcommendedMitigation Measures

The revised built formsi also informed by thenvironmental reportselated to noise and
vibration and air qualityKey proposed and/aecommended mitigation measutede
incorporated into the design of the buildings/antb be secured gsart of any site specific
development approvals include the following:

1 blank facades along tls®uthern exposur@ each residential tower (see Attachments 2
and 3)to minimize overlook/views of existing industrial operations to the south

1 enclosed noisbuffer balconies along the eastern facades of Towers B and C and the
southern facades of their respectpaeliums that contain residential unjihases 1 and
2);
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1 all residential and noise sensitive portions of the development to incorporate mandatory
controlcentralair conditioning systems;

1 aminimum1.5 metre high noise barrigo be installed along the south and eastern edges
of Building C (Phase 2) podium amenity area;

1 waming clauses mudte included in agreements of purchase and sale or asedrto
surrounding stationary noise soureesl nearby rail operationand

1 waming clauses mudte included in agreements of purchase and sale or lease notifying
that the proposed development is located within a Class 4 Area under the MOECC
Environmenal Noise Guideline (NPG00).

It is acknowledged that warning clauses do not ensure that complaints will not occur but they are
viewed as beingraimportant part of an overall mitigation plan.

Enclosed noise buffer balconies are considered a feasilske cantrol mitigation measure along
facades where sound level limits exceed the Class 4 critd?i@300 lists the characteristics of

an enclosed noise buffer. Among other matters, they are to be not less than one metre and not
more than two metres deepdaare required be fully enclosed with floor to ceiling glazing or a
combination of solid parapet plus glazing above; and of an architectural design that is not
amenable to converting the enclosed space to being noise semsitillastration of &

enclcsed mise bufferbalcony can be found at Attachment 6

The study states that given the proposed design is in the early stages, that a review of detailed
plans at the site plan approval stage is required by an Acoustical Consultant.

Air Quality Assessment & Findings

Novus assessed compatibility between the proposedogevent at 4665 Steeles AvenuasiE

and surrounding industrie§.his includes air quality contaminants, dust and odeoir new
developmentproposediear industribsources, thebligation is orthe developer tdemonstrate

land use compatibility. Possible strategies to address air quality matters when elevated (tall)
receptors are proposed include removing the elevated receptor or providing mitigation at the
elevated point of i@ptions such as sealed windows and filtration systems or negotiating with an
industry to provide asource mitigation.

Novus' work to date concludes that mitigation measures relateaair quality matters are
required.

Peer Review of Environmental Reports

The City retained Golder Associat@older)to peer review th&lovus Environmental Noise
&Vibration Feasibiity Study and Air QualityCompatibility Studysubmitted in support of the
revised development proposdblobal Fortune Group will incur ehcost of these peer reviews.
The Citypreviously retaine@older to carry out the Steel®edlea Regeneration Area: Air
Quiality, Odour, Noise and Vibration Impact Study as discussed in the Final Report, dated
August 31, 2015.

Golder's review was limitetb the completeness of the methodology/findings/recommendations
and use of applable standards/guidelines. Geld review did not include verifying or
reproducing any otie air quality/odour modellingr noise prediction modelling or supporting
calculdions.
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Golder's comments and findings regarding the Novus repers providedo the Cityby way

of Technical Memorandums, dat8&eptembel5, 2016which identified additional matters to be
considered and further clarifications required as it pertains to methodologies used and
assumptions made.

In terms of noise, Golder agrees that the Class 4 classification is appropriate as noted earlier in
this report. Should the City decide not to classify these lands as a Class 4 area, then Novus will
need to reevaluatehe proposed development as a Class 1 area.

Novus provided responses to Golder's peer reviews by way of Addendums to the Noise &
Vibration Fesibility Study and Air Quality Compatibiilty Study. Novus' responses were also
reviewed by Golder. Based upon these revi€gaderhasadvised City Stafthat they are in
general agreement with Novus' resporesdthatNovus has been able to demonstihsd
introducing resilential use®sn the Global Fortune lands at 4665 Steeles Avenuadsasssible
with the recommended mitigation measures / implementation controls in place. It is also
acknowledged that additional studies will be required in sugbdine proposed detailed design
through the related site plan approvals process

All of the Peer Revievnformationhas been posted on the Study webpage.

Additional Stakeholder Outreach / Community Consultation

At the public meeting held on November 2615, the Planning and Growth Management
Committee directed City Planning to conduct further study and consultation with affected
stakeholders on matterslated to land use compatibility and the potential impacts resulting from
the introduction of high desity residential development in proximity to an active heavy
industrial employment are&ity Planning held two consultation meetings in order to advise
study stakeholders and interested parties as to the status of the Global Fortune application at
4665 Seeles Avenue Eaand directionstemming from the detailed conversations held between
City Planningstaff and the applicant group to address the scale of development, transition to
adjacent areas and land use compatibility. The first meeting was hildyo6, 2016, prior to

the application being formally revised. The second meeting was held on July 21, 2016, after
revised plas and support studies wenebmitted. City staff involvedin the study, including
Economic Development and Culture staffreadvised of botlthese meetings order to

consider concerns and provide information.

Meeting notes have been posted on the Study Webpage.
Meeting Highlights - May 26, 2016

Advised thatheapplication at 3447 Kennedy Road (rear) had been withdrawn
Design of proposed development still emerging;

Environmental Assessment (EA) for Steeles Avenue grade separation underway;
Study origin reiterated;

Possible mitigation measures discugseentifiedand means to control height and
density of developmenand

1 Local traffic impacts.

= =4 -8 -4 -9

Attendees were advised that all new submission material for the 4665 Steeles Avenue East
application, including the Noise & Vibration Assessment and Air Quality Compatibility Study,
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will be available for the public to view amlbwnload through the City Planning Application
Information Centre.

Meeting Highlights - July 21, 2016

1 City Planning confirmed that the 4665 Steeles Ave E application had been formally
revisedand that the required environmental reports had been submitted

The Peer Review process of the environmental reports was underway;

Three phases of development proposed, each with a tower;

Tower heights 17, 26 & 28 storeys respectively;

South elevation adll towers are blank (no windows);

Enclosed buffer balconies proposed on some building elevations;

Proposed vehicular access and traffic issues discussed;

Confirmed Redlea Avenue extension to Passmore Avenue still required as part of any
development apprals;and

1 Affordable Housing will be required and secured as gigany development approvals.

E I

Attendees were advised that a Final Report will be prepared on the 4665 Steeles Ave E rezoning
application after the Regeneration StiRportrecommendationsave been adopted and once
all outstanding issuaglated to the applicatidmave been resolved to the City's satisfaction.

Buffering from Stouffville GO Rail Corridor

ProposedPA 321 requires that residential uses on lands withiMiked Use Areas

designation will be setback a minimum of 30 metres from the Stouffville GO rail corridor
property line. This is the standard safety setback required by Metrolinx / GO Transit often in
tandem with other recommended mitigation measures including chaiietiokig and noise
attenuation barriers for lands that abut the rail corridor. Warning clauses within development
agreements, offers to purchase, and agreements of Purchase and Sale or Lease for residential
dwelling units on lands within 300 metres of thé corridor are also required.

Noise and vibration studies submitted in support of development applications are circulated to
Metrolinx/GO Transit for their review and comment. City Planning ensures that required
mitigation measures recommended inwse and Vibration studies and approved by

Metrolinx /GO Transit are shown on the relevant plans and drawings submitted in support of
rezoning and/or site plan approval applications and further that mitigation measures are secured
in site specific zoningpy-law amendments (where appropriate) and through the site plan
approvals and draft plan of condominium approvals processes.

The draft policy related to rail safety and mitigation has been refined to provide additional clarity
by requiring a minimum 30 ntiee setback for residential and other sensitive land uses from the
Stouffville GO rail corridor property line along with other recommended mitigation and safety
measures.

In terms of the development application at 4665 I8seAvenue East, the sieappoximately
55 metres west of the GO Transit rail corridor.
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Affordable Housing

Creating and maintaining affordable housing is one of the City's key priorities. Despite there
being no large sites (5 ha+) in the study area, the introduction of residential uses (where
appropriate) on lands proposed to be designatéthxasl Use Areapresents an opportunity to
secure affordable housing and to allow for a choice in housing tenure and/or affordability on
lands within close proximity to the Milliken GO station.

In order to secure affordable housing on lands proposed to be designisligddcakse Areas
SASP 395within proposed OPA 32fias been amended to include the following policy:

"Within any development on lands that includes residential uses, a minimum of 10% of the total
number of dwelling units shall be eithedffordable rentahousingor affordable ownership

housingof which the method, timing and delivery shall be addressed through implementing
zoning."

The provision of affordable housing has also been added@srmaunity benefit priority for the
area.

Strategy for Implementation: 4665 Steeles Avenue East

The City's Affordable Housing Office (AHO) facilitates new affordable housing development in
partnership with the federal and provincial governments and the private apdafibisectorsin
order to develop an affdable lousing strategythe AHO and the Global Fortune Group
commenced discussions to deliver affordable housing units within the proposed mixed use
development at 4665 Steeles Avenue East (1.57 ha). The AHO has advised that affordable
ownership fundig is available for approximately 10% of the units. As a result of these
discussions, Global Fortune Group is committed to providing 10% of dwelling units within the
development as affordable ownershgusingunits. With a total of 793 dwelling units cantly
proposed, this would equate to a total of 79 affordable ownership housing units being provided
on these lands alone.

Details as to what has specifically been agreed to and the legal means to seeaféotidable
ownershiphousingunitswill be discussed in the Final Report on the rezoning application for
4665 Steeles Avenue East. The AHO will then bring forward funding reports addressing
financial implications and further affordable housing program delivery detalils.

Draft Official Plan Amendment 321

Therecommended land use strategy presented in the Final Report, dated August 31, 2015,
remains unchanged. All of the lands within Beegeneration Arebbcated south of Steeles
Avenue East and north of the Milliken GStation land$3.5 ha)are propose to be redesignated
to Mixed Use AreasThe balance of the lan@8.5 ha)currently designated d&&egeneration
Areasare proposed to be redesignated badknployment Areas

As a result of furtler consultation and negotiation witie Global Fortun&roup, which has

occurred this year, revisions have been made to the proposed official plan amendment to ensure
the provision of affordable housing unite require minimum building setbacks and stepbacks

and maximum building heights on both their landd the balance of lasgroposed to be

designated ablixed Use AreasFurther,an air quality reponwill be requiredaspart ofa
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complete application submission requirement for any application proposing residential or other
sensitive land uses on landissignated allixed Use Areas.

Urban Design Guidelines

The Steelefkedlea Urban Design Guidelines have been updatesitong other matters, reflect
the revised development proposal at 4665 Steeles and to pnoetdalirection on issues such as
on-siteopen spacanid-block pedestrian connections, tower locations, and building design
(please see Attachment 8

The updated demonstration plan provides potential locations for significant and central open
spaces with a network of miglock connections to create a commusidgused, pedestrian
friendly environment.Tower locationdiave been reconfigured to providartsitionin building
height and scalt® theexisting and planneldwer-scaled contexo the west, east and south and
to reduce shadow impabn Steeles Avenue East

Additional guidance haalso been includeith terms ofpossible mitigation strategg(as

identified by the environmental reports commissioned to datég used in the design of new
buildings in order to addretand use compatibility concerns related to adverse effects such as
visual impact/overlook, noise and odour/air emissions

It is important to note that theansiion down to lower scaled buildings is intended to occur over
the long term, when and if the Milliken GO station lands and tleé& Fortune lands at 3447
Kennnedy (rea) redevelop for nomesidential purposes. Thelsads, which are also located

within the proposed SASP 395 area, will then serve to provide the gradation in height, scale and
massing as envisioned by the proposed area urban design guidelines.

CONCLUSION

The additonal studyand assessments undertakgrCity staff and qualified environmental
consultants related to the ongoing review of the Global Fortune development proposal at 4665
Steeles Avenue Ealaive demonstrated that the proposed mixes] predominately highse
residential development cae appropriately designed, buffered and separated from existing
and future industrial operations on nearby employment lands provided the proposed and
recommended mitigation measures intended to prevent or mitigate adverse effects from
contaminants such asise, vibration, odour, air comtenants and visual overlook are secured.
The City will secure these mitigation measures through site specific zoniagvlamendments,

site plan approvaldraft plan of condominium approvahd related legal agementsand/or
declarations. With these mitigatiomeasures in place, it is staff's view that land use
compatibility can be achieved and that the long term viability of nearby industrial operators will
not be jeopardized or the areastabilized.

Further, the gjnificant public investmergroposedn the Stouffville GO rail corridor and related
Milliken GO station improvementsiust be acknowledged by all landowners in the area and
must be taken into consideration when any new development, of any type, is pliaposed
proximity to the rail corridor and station.

The recommended land use strategy recommended by City Planning in 2015 for the Steeles
Redlea Regeneration éa remains intactands south of Steeles Avenue East and north of the
Milliken GO Station landsra proposed to be redesignated/ized Use AreasThe balance of
and majority of the lands are proposed to be redesignatedptoyment Area$roposed OPA
321, howeverhas been revised,tamong other mattersgquireaffordable housingnits to be
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provided as part of any development proposing residential units on lands designatedJse
Areas Further,thesubmission of an Air Quality Study requiredas part of a comple
application submission forzoning bylaw amendmengplan of subdivisionsite plan control
approval orconsent to sever on lands designdiixied Use Areawrhich propose residentiar
other sensitive landses.
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Attachment 1: Site Plan (4665 Steeles Avenue East)
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Attachment 2: Elevations (4665 Steeles Avenue East)
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Attachment 3: Elevations (4665 Steeles Avenue East)
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Attachment 4. City of Markham Council Resolution

Ldge turl

"

(W\RKHAM |

THE CORPORATION OF THE CITY OF MARKHAM

EXCERPT CONTAINING ITEM #006d OF THE COUNCIL COMMITTEE (September 28, 15)

{2) LAND USE POLICIES AND ZONING REGULATIONS IN THE PASSMORE AVENUE
INDUSTRIAL AREA (10.0)

Whereas a number of residents and landowners in the Milliken Mills community of Markham have expressed
concemn to Members of Markham Council regarding existing and proposed asphalt/concrete ba iching and
recycling facilities on Passmore Avenue in the City of Toronto; and,

Whereas both the City of Toronto and the City of Markham are undertaking land use studies and review of
development applications to encourage mixed use redevelopment ncluding residential intensi ficaion in this
vicinity, including along the Steeles Avenue Corridor between Kennedy Road and Midland Avenue, in proximity
to the Milliken GO Station; and,

Whereas asphalt and concrete batching and recycling facilities with outdoor storage and processing are
considered not to be compatible with residential intensification and other higher order land uses being planned
for the surrounding area;

Now Therefore Be It Resolved:

1) That the City of Toronto be requested to review its land use policies and zoning re gul aions pertaining to
such asphalt and concrete batching and recycling facilities, and other heavy industrial uses involving outdoor
storage and processing, in the Passmore Avenue industrial area; and,

2) That in the event that the City does receive formal applications to permit such uses in this vicinity, that
every effort be made to re-direct such uses to more appropriate locations removed from residential uses and re-
development areas, and to apply conditions to properly miti zate the impact of such uses includinz such matters
as days and hours of operation, buffering and screeningz, surface treatments to prevent the raisinz ofdust, on site
dust controls, street sweeping, control of stockpile heights and machinery hei zhts, noise controls, truck traffic
circulations routes, storm water management, and other environmental protection measures and monitoring

programs.
Carriec
Council consented to delete the following paragraph from the proposed recommendation:
That this resolution be forwarded to the Association of Municipalities Ontario {AMO).
10/27/2015
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Attachment 5. City of Toronto Reply to City of Markham Resolution

ﬂ:ﬂ“llﬂllﬂlll CO PY m:vm

Initiatives, Policy & Analysis

City Planning Metra Halil Tel: 416-322-8148
Jennifer Keesmaat, MES, MCIP, RPP 55 John Streat Fax: 416-332-3821
Chief Planner and Execultiva Director 22 Flaor kvoumva@toronto.ca

Toronto, Ontario M5V 306

March 18, 2016

Clerk

City of Markham

Markham Civic Centre

101 Town Centre Boulevard
Markham, Ontario, L3R 9W3

Dear Ms. Kitteringham:

The City Planning Division is in receipt of the resolution passed by Markham Council on September
28, 2015 regarding land use policies and zoning regulations in the Passmore Avenue Industrial
Ared’, The resolution requests that the City of Toronto review its land use policies and zoning
regulations pertaining to asphalt and concrete batching facilities, and such facilities involving
outdoor storage and processing in the Passmore Avenue industrial area; and that every effort be
made to re-direct such uses proposed for this area to more appropriate locations.

At its meeting of June 19, 2014, the City of Toronto's Planning and Growth Management
Committee requested the Chief Planner and Executive Director, City Planning, to review and report
on: a policy to develop a city wide solution to land use planning issues related to concrete batching
and the identification of potential sites where concrete batching may be considered taking into
account the desire to mitigate the impacts of such uses on surrounding uses. This study is underway
and is expected to be completed by the end of 2016. In addition, as the City of Markham is aware,
the City of Toronto is also undertaking an area specific Regeneration Area study of the Steeles-
Redlea area in close proximity to Passmore Avenue.

The Steeles-Redlea Regeneration Area Study will establish a development framework and
determine future land use designations for the study area. As part of the study process, City staff
conducted extensive consultations with key stakeholders in the area, including, but not limited to,
industrial operators within the North Milliken Employment District and the City of Markham.

A Final Report and statutory public meeting on the Regeneration Area Study was before Planning '
and Growth Management Committee in November 2015. A link to the report can be found at
hittp://a; isfvi altemHistory.do?it i

The Committee directed City Planning to conduct further study and consultation with stakeholders
and Economic Development staff to address outstanding issues and to report back in 2016.
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