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WA [lﬂlll\ﬂ[l ACTION REQUIRED
413-435 Roehampton Ave — Official Plan Amendment,

Zoning Amendment and Rental Housing Demolition
Applications — Request for Direction Report

Date: October 23, 2017
To: Toronto and East York Community Council
From: Acting Director, Community Planning, Toronto and East York District

Wards: Ward 22 — St. Paul's

Reference

71 16 225815 STE 22 OZ and 16 249601 STE 22 RH
Number:

SUMMARY

This application proposes a 4-storey (including rooftop walkouts) apartment building containing
26 stacked back-to-back townhouse style units along Roehampton Avenue and a block of nine 2-
storey townhouse units to the rear of the apartment building. Two semi-detached dwelling units
will be retained to the east and west of the new apartment building. 45 parking spaces are
proposed in a below grade garage.

Demolition of six semi-detached dwelling units, of which one is a rental dwelling unit, is
proposed to facilitate the development. An
application for Rental Housing Demolition
under Chapter 667 of the Municipal Code has
been filed to permit the demolition of the rental ]
dwelling unit. The decision for the Rental SOCHANPTONAVENUE
Housing Demolition would be made under
delegated approval by the Chief Planner.

The proposed development represents
overdevelopment of the site and would
negatively impact the stability of the
surrounding Neighbourhood.
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The proposal does not meet the Healthy Neighbourhoods, Built Form, or Neighbourhoods
policies of the Official Plan. The proposal also fails to comply with the Council-approved
amendments to the Healthy Neighbourhoods and Neighbourhoods policies of the Official Plan
(OPA 320). The proposed development does not adequately address the City's Townhouse and
Low-rise Apartment Guidelines, or the intent of those guidelines.

The applicant appealed its Zoning By-law Amendment application to the Ontario Municipal
Board due to Council's failure to make a decision within the time prescribed by the Planning Act.
No hearing has been scheduled. This report recommends that staff be authorized to attend at the
Ontario Municipal Board to oppose the appeal.

RECOMMENDATIONS

The City Planning Division recommends that:

1.  City Council authorize the City Solicitor, together with appropriate staff, to
attend the Ontario Municipal Board hearing to oppose the applicant’s appeal
respecting the Official Plan Amendment and Zoning By-law Amendment
applications for 413-435 Roehampton Avenue.

2. Inthe event that the Ontario Municipal Board approves the Zoning By-law
Amendment application in whole or in part, on-site parkland dedication pursuant
to Section 42 of the Planning Act be required by City Council to be conveyed to
the City to the satisfaction the General Manager, Parks, Forestry and Recreation,
and that City Council agrees to a development charge credit against the Parks
and Recreation component of the Development Charges for the design and
construction, by the owner, of Above Base Park Improvements for an on-site
parkland dedication, all to the satisfaction of the General Manager, Parks,
Forestry and Recreation (PFR). The development charge credit to be in an
amount that is the lesser of the cost to the owner of designing and constructing
the Above Base Park Improvements, as approved by the General Manager, Parks
Forestry and Recreation, and the Parks and Recreation component of
development charges payable for such development in accordance with the
City's Development Charges By-law, as may be amended from time to time.

3. Inthe event that the Ontario Municipal Board allows the appeal in whole or in
part, City Council direct the City Solicitor to request the Ontario Municipal
Board to withhold the issuance of any Order(s) on the Zoning By-law
Amendment appeal for the subject lands pending confirmation of water, sanitary
and stormwater capacity from the Executive Director, Engineering and
Construction Services, and pending receipt of a satisfactory Functional Servicing
Report.
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4.  In the event that the Ontario Municipal Board allows the appeals in whole or in
part, City Council direct the City Solicitor to request the Ontario Municipal
Board to withhold the issuance of any Order(s) on the Official Plan Amendment
and Zoning By-law Amendment appeal until a draft Official Plan Amendment
and draft Zoning By-law Amendment are submitted to the satisfaction of the
Director, Community Planning, Toronto and East York District and the City
Solicitor.

5. Inthe event that the Ontario Municipal Board allows the appeal in whole or in
part, City Council direct the City Solicitor to request the Ontario Municipal
Board to withhold the issuance of any Order(s) on the Official Plan Amendment
and Zoning By-law Amendment appeal of the subject lands pending approval by
the Chief Planner of the application No. 16 249601 STE 22 RH under Chapter
667 of the Toronto Municipal Code pursuant to Section 111 of the City of
Toronto Act, 2006 to demolish one existing rental dwelling unit at 413-435
Roehampton Avenue.

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

DECISION HISTORY

On August 25, 2014, City Council adopted Midtown in Focus — Parks, Open Space and
Streetscape Plan for the Yonge-Eglinton area ("Public Realm Plan™).
http://www1.toronto.ca/wps/portal/contentonly?vgnextoid=d421bf26585a2410VgnVVC
M10000071d60f89RCRD

OnJune 10, 11, 12, 2015, City Council adopted Official Plan amendments to the Yonge Eglinton
Secondary Plan (OPA 289) that incorporate, among other matters, the urban design and public
realm policies of the Midtown in Focus Public Realm Plan. As OPA 289 is currently under
appeal at the Ontario Municipal Board (OMB), it is relevant but not determinative in terms of the
Official Plan policy framework.
http://app.toronto.ca/tmmis/viewAgendaltemHistory.do?item=2015.PG4.2

On December 10, 2015, City Council adopted Official Plan Amendment 320. OPA 320
strengthens and refines the Healthy Neighbourhoods, Neighbourhoods and Apartment
Neighbourhoods policies to, among other matters, support Council’s goals to protect and
enhance existing neighbourhoods. On July 4, 2016, the Minister of Municipal Affairs approved
and modified OPA 320. As OPA 320 has been appealed in its entirety to the OMB, it is relevant
but not determinative in terms of the Official Plan policy framework.

On July 12, 2016 City Council adopted the recommendations in the report from the Chief
Planner titled: "Midtown in Focus: Growth, Built Form and Infrastructure Review — Status
Report".

http://www.toronto.ca/legdocs/mmis/2016/pg/bgrd/backgroundfile-93903.pdf

Staff report for action — Request for Direction Report — 413-435 Roehampton Ave 3



ISSUE BACKGROUND

Proposal

The application proposes a 4-storey (including rooftop walkouts) apartment building consisting
of a total of 26 stacked back-to-back townhouse style units on the north end of the site adjacent
to Roehampton Avenue. Two semi-detached dwellings units will be retained on the site to the
east and west of the new apartment building. To the rear (south) of the apartment building, a
townhouse block containing 9 units is proposed.

The apartment building will have 13 units facing north with access from Roehampton Avenue,
while the remaining 13 units will gain access from and face south to an internal courtyard. The
building is 10.65 metres in height to the top of the 3rd floor from established grade, and 13.46
metres to the top of the rooftop walkouts. The units will be 6 metres in width.

The apartment building will be setback 0.0 metres from the semi-detached dwelling (located on
the subject site) to the west, and 6.3 metres from the west property line. To the east, the
apartment building will be setback 1.7 metres from the semi-detached dwelling (located on the
subject site), and 7.8 metres from the east property line. The setback of the apartment building
from Roehampton Avenue is 7.8 metres. The separation distance between the apartment building
and the proposed townhouses to the south will be 14.5 metres.

The 9 townhouse dwelling units are behind the proposed apartment building. The townhouses
are setback 4.5 metres from the south property line, and 7.7 metres from the east and west
property lines.

All 9 townhouse units gain access from an internal courtyard north of the townhouse block. The
grade of the internal courtyard will be 1.85 metres below established grade, with the townhouses
gaining access from the basement rather than the first floor. The townhouses are 8.4 metres in
height measured from established grade, and 10.2 metres in height from the level of the internal
courtyard.

The total Gross Floor Area of the proposed development is approximately 5,075 square metres,
with a Floor Space Index (FSI) of 1.42. The loading and below grade garage will be accessed
from a driveway off Roehampton Avenue, that passes through the middle of the proposed
apartment building.

First Submission Second Submission | Third Submission
(September 20, 2016) | (February 21, 2017) | (June 23, 2017)
Site Area 3,156 square metres 3,576 square metres | 3,576 square metres
FSI 1.86 1.88 1.42
Height
North Building | 14.03 metres 13.13 metres 13.46 metres
South Building | 12.17 metres 11.27 metres 8.40 metres
Units 52 60 37
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The Site Plan and Elevations are included in Attachments 1-2. Additional project information is
included in Attachment 6 of this report (Application Data Sheet).

The Rental Housing Demolition Application considered under delegated authority by the Chief
Planner proposes to demolish the six semi-detached residential dwelling units, comprised of one
rental dwelling unit and five owner-occupied dwelling units. The applicant has not proposed to
replace the existing rental dwelling unit within the new development, which is in accordance
with the by-law Municipal Code Chapter 667.

Site and Surrounding Area

The site is located on the south side of Roehampton Avenue between Rawlinson Avenue and
Cardiff Road. The original application was comprised of 7 properties at 413-431 Roehampton
Avenue. As part of the second submission, the application included an additional property at 435
Roehampton Avenue. The site, as currently proposed, is comprised of 8 properties (413-435
Roehampton Avenue) and is generally rectangular in shape with an area of 3,576 square metres.
The site has a frontage of 60 metres and a depth of 59.5 metres.

The site is currently occupied by 8 semi-detached dwelling units, of which 6 units are to be
demolished. Based on information provided with the application, the proposed development site
is comprised of the housing component as follows:

- 425 Roehampton Avenue: One rental dwelling unit with a monthly rent within the mid-
range affordable rent category. According to the applicant, the unit was vacant at the date
the application was made.

- 413,417, 419, 423, 429, 431 and 435 Roehampton Avenue: Six owner-occupied
residential dwelling units.

Surrounding the site are the following uses:

North: a low-rise neighbourhood consisting primarily of detached and semi-detached dwellings
of 2 storeys in height, with the occasional 3-storey dwelling.

West: immediately west is the other half of the semi-detached dwelling to be retained on-site.
Farther west is a low-rise neighbourhood consisting primarily of detached and semi-
detached dwellings of 2 storeys in height, with the occasional 3-storey dwelling. At 359-
377 Roehampton Avenue is a 3-storey townhouse development consisting of 15 units in
two townhouse blocks fronting onto Roehampton Avenue, and one townhouse block to
the rear, approved by the OMB. To the west of Rawlinson Avenue is an Apartment
Neighbourhood with residential buildings ranging from 11 to 19 storeys in height.

East: a low-rise neighbourhood consisting primarily of detached and semi-detached dwellings
2 storeys in height, with the occasional 3-storey detached and semi-detached dwelling.
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South: are properties fronting onto the north side of Eglinton Avenue East, characterised by mid-
rise and high-rise apartment buildings with interspersed low-rise house form buildings.
Immediately south of the site are a 5-storey and a 10-storey apartment building at 420
and 440 Eglinton Avenue East respectively. On the south side of Eglinton Avenue East
is a mix of low-rise house form buildings and mid-rise and high-rise apartment buildings.

Provincial Policy Statement and Provincial Plans

The Provincial Policy Statement (2014) provides policy direction Province wide on land use
planning and development to promote strong communities, a strong economy, and a clean and
healthy environment. It includes policies on key issues that affect communities, such as:

- The efficient and wise use and management of land and infrastructure over the long
term in order to minimize impacts on air, water and other resources;

- Protection of the natural and built environment;

- Building strong, sustainable and resilient communities that enhance health and
social well-being by ensuring opportunities exist locally for employment;

- Residential development promoting a mix of housing; recreation, parks and open
space; and transportation choices that increase the use of active transportation and
transit; and

- Encouraging a sense of place in communities, by promoting well-designed built
form and by conserving features that help define local character.

The City of Toronto uses the PPS to guide its official plan and to inform decisions on other
planning and development matters. Policy 4.7 states that the Official Plan is the most important
vehicle for implementing the PPS. The PPS is issued under Section 3 of the Planning Act and all
decisions of Council affecting land use planning matters "shall be consistent with" the PPS.

The Growth Plan for the Greater Golden Horseshoe (2017) provides a strategic framework for
managing growth in the Greater Golden Horseshoe region including:

- Setting minimum density targets within settlement areas and related policies
directing municipalities to make more efficient use of land, resources and
infrastructure to reduce sprawl, cultivate a culture of conservation and promote
compact built form and better-designed communities with high quality built form
and an attractive and vibrant public realm established through site design and urban
design standards;

- Directing municipalities to engage in an integrated approach to infrastructure
planning and investment optimization as part of the land use planning process;
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- Building complete communities with a diverse range of housing options, public
service facilities, recreation and green space that better connect transit to where
people live and work;

The Growth Plan also requires the City to prioritize planning and investment in infrastructure
and public service facilities that will support intensification within delineated built-up areas, and
is explicit in its policy direction that "applying the policies of this Plan will support the
achievement of complete communities..."

Like other provincial plans, the Growth Plan for the Greater Golden Horseshoe (2017) builds
upon the policy foundation provided by the Provincial Policy Statement (2014) and provides
more specific land use planning policies to address issues facing the GGH region. The policies
of the Growth Plan take precedence over the policies of the PPS to the extent of any conflict,
except where the relevant legislation provides otherwise. All decisions by Council affecting land
use planning matters are required by the Planning Act, to conform, or not conflict, as the case
may be, with the Growth Plan.

The Growth Plan directs municipalities to develop Official Plan policies and other supporting
documents to guide intensification. City Council’s planning decisions are required, by the
Planning Act, to conform, or not conflict, as the case may be, with the Growth Plan for the
Greater Golden Horseshoe.

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

Official Plan

The subject site is designated as Neighbourhoods on Map 17- Land Use Plan of the City's
Official Plan. The Official Plan considers Neighbourhoods as physically stable areas containing
a full range of residential uses within lower scale buildings, as well as parks, schools, local
institutions and small-scale stores. Lower scale residential buildings in Neighbourhoods consist
of detached houses, semi-detached houses, duplexes, triplexes and townhouses, as well as
interspersed walk-up apartment buildings no more than four storeys in height (Policy 4.1.1).
Abutting lands south of the site are designated Apartment Neighbourhoods which are made up of
apartment buildings and parks, local institutions, cultural and recreational facilities, and small-
scale retail, service and office uses.

Neighbourhoods Policies

The stability of Neighbourhoods’ physical character is one of the keys to Toronto’s success.
Physical changes to established Neighbourhoods must be sensitive, gradual and generally “fit”
the existing physical character. To ensure development in established Neighbourhoods will
respect and reinforce the existing physical character, policy 4.1.5 of the Plan states that any
proposal shall respect and reinforce the existing physical character of the neighbourhood,
including in particular:
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a)  patterns of streets, blocks and lanes, parks and public building sites;

b)  size and configuration of lots;

c)  heights, massing, scale and dwelling type of nearby residential properties;

d)  prevailing building type(s);

e)  setbacks of buildings from the streets or streets;

f)  prevailing patterns of rear and side yard setbacks and landscaped open space;

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

h)  conservation of heritage buildings, structures and landscapes.

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.

Healthy Neighbourhoods Policies

Chapter 2 of the Official Plan entitled Shaping the City contains principles for steering growth
and change to some parts of the city, while protecting neighbourhoods and green spaces from
development pressures. Neighbourhoods are seen as being stable but not static. Section 2.3.1
recognizes that Neighbourhoods will not stay frozen and that some physical change will occur
over time as enhancements, additions and infill housing occurs on individual sites.

Policy 1 of Section 2.3.1 of the Official Plan states that development within Neighbourhoods will
respect and reinforce the existing physical character of buildings, streetscapes and open space
patterns in these areas. The objective is to ensure that new development in Neighbourhoods
respects the existing physical character of the areas, reinforcing their stability.

Built Form Policies

Section 3.1.2 of the Official Plan speaks to built form. The policies stress that infill and
redevelopment sites will need to fit in, respecting the character of the surrounding area.
Developments must be conceived not only in terms of the individual building site and program,
but also in terms of how the site, building and its facades fit within the existing and/or planned
context of the neighbourhood and the city. Each new building should promote and achieve the
overall objectives of the Plan.

The policies of Section 3.1.2 provide guidance pertaining to the massing of new buildings to
frame adjacent streets in a way that respects the existing and /or planned street proportion;
incorporates exterior design elements, form, scale, proportion, pattern and materials, and
sustainable design, to influence the character, scale and appearance of the development; provides
for adequate light and privacy; and, adequately limits any resulting shadowing of neighbouring
streets and properties.

Section 3.1.2 requires new development to be massed to define the edges of streets at good
proportion and provide amenity for adjacent streets to make these areas attractive, interesting,
comfortable and functional for pedestrians. This can be achieved by the provision of adequate
amenity and landscaped open space, coordinated landscape improvements in building setbacks to
create attractive transitions from the private to public realms and landscaped open space within
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the development itself, among others. The intent is to enable new developments to 'fit" within the
context of the immediate neighbourhood.

OPA 320

As part of the City's ongoing Official Plan Five Year Review, City Council adopted Official Plan
Amendment 320 which strengthens and refines the Healthy Neighbourhoods and
Neighbourhoods policies to support Council’s goals to protect and enhance existing
neighbourhoods.

OPA 320 requires new development to respect and reinforce the prevailing heights, massing,
scale, density and dwelling type of the geographic neighbourhood. The policies state that the
geographic neighbourhood will be delineated by considering the context including zoning,
prevailing dwelling type and scale, lot size and configuration, street pattern, pedestrian
connectivity, and natural and human-made dividing features. The amended policies note that the
word "prevailing™ will mean "most frequently occurring”.

Yonge-Eglinton Secondary Plan

The subject site is located within the Yonge-Eglinton Secondary Plan Area (see Attachment No.
8). A primary objective of the Secondary Plan is to maintain and reinforce the stability of
Neighbourhoods and to minimize conflicts among Mixed Use Areas, Apartment
Neighbourhoods, Neighbourhoods and Parks and Open Space Areas in terms of land use, scale
and vehicular movement. The Secondary Plan requires a full range of housing options (form,
tenure) suitable for family and other households that is: "contextually appropriate and
compatible with existing residential uses and residential built form."

New development in the Yonge-Eglinton Secondary Plan Area is to protect the scale of
development in Neighbourhoods while minimizing impacts (shadowing, overlook, loss of sky
view) on lower scale built form in Neighbourhoods. New development will provide transition in
height and scale from developments in Mixed Use Areas and Apartment Neighbourhoods to
Neighbourhoods, particularly when higher density designations abut a Neighbourhood.

In 2010, the City amended the Yonge-Eglinton Secondary Plan to conform to the Growth Plan
for the Greater Golden Horseshoe.

Midtown in Focus: Parks, Open Space and Streetscape Plan and OPA 289

The Midtown in Focus Parks, Open Space and Streetscape (Public Realm) Plan is a framework
for improvements in the Yonge-Eglinton area to parks, open spaces, streets and public buildings
to create an attractive, safe and comfortable network of public spaces. The Plan recognizes that
the area has a vibrant mixed use community with an open and green landscaped character.

On June 10, 11, 12, 2015, City Council adopted Official Plan amendments to the Yonge -
Eglinton Secondary Plan (OPA 289) that include urban design and public realm policies of the
Midtown in Focus Public Realm Plan. OPA 289 outlines a comprehensive public realm strategy
and a system of improvements to be implemented as part of any new development in the
Secondary Plan Area. Section 2.16 requires improvements to both the private and public realm
as part of any new development including enhancements to streetscapes and the provision of
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wider sidewalks. As the OPA 289 is under appeal to the OMB, it is relevant but not
determinative in terms of the Official Plan policy framework.
http://app.toronto.ca/tmmis/viewAgendaltemHistory.do?item=2015.PG4.2

Midtown in Focus: Growth, Built Form and Infrastructure Review of Yonge-
Eglinton Secondary Plan

The City Planning Division is reviewing growth, built form and infrastructure in the Yonge-
Eglinton Secondary Plan Area, building on the Midtown in Focus Public Realm Plan and OPA
289. The objective is to ensure that growth positively contributes to Midtown's continued
livability and vitality by establishing a clear and up-to-date planning framework and ensuring
that local transportation, municipal servicing and community infrastructure keeps pace with
development.

This phase of the Midtown in Focus Review includes the following activities: growth analysis,
built form study, cultural heritage resource assessment, community services and facilities study,
transportation and municipal servicing assessments, and an area-wide Parks Plan and public
realm strategy for the Davisville area.

City staff will be reporting to the November 15, 2017 Planning and Growth Management
Committee with a Proposals Report that identifies the proposed policy direction to inform the
updated Yonge-Eglinton Secondary Plan as well as emerging directions for the infrastructure
assessments and strategies.

On July 12, 2016, City Council adopted the recommendations in the report from the Chief
Planner titled: "Midtown in Focus: Growth, Built Form and Infrastructure Review — Status
Report”, which direct staff to:

- Consider and review applications within the context of the ongoing review;

- Consider the draft built form principles contained in the report in the review
of the development applications in the Yonge-Eglinton Secondary Plan Area.
Continue to refine the principles in consultation with landowners and the
community; and

- Identify opportunities on City-owned lands for new community infrastructure
and secure community infrastructure space, as appropriate, as part of the
development application review process.

The draft built form principles from the Midtown in Focus Review to be considered are in four

categories: Area Structure, Public Realm and Open Space, Walkability and Comfort, and
Heritage and Landmarks.
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Design Guidelines for Townhouse and Low-Rise Apartments

The Urban Design Guidelines for Infill Townhouses (2003) assist in the implementation of
Official Plan policies with a focus on preserving and enhancing streetscapes, respecting and
reinforcing the prevailing physical character of the surrounding context and mitigating the
impact of new development on adjacent and nearby properties and the public realm.

The Guidelines provide an evaluation framework for site design and built form matters to
achieve high quality urban design outcomes for low-rise, grade related residential units
constructed in rows or blocks. The Guidelines can be viewed at:
http://www1.toronto.ca/city of toronto/city planning/urban_design/files/pdf/

A comprehensive update to the Infill Townhouse Guidelines is currently underway. Updated
Townhouse and Low-Rise Apartment Guidelines clarify and expand upon the 2003 Council-
approved Infill Townhouse Guidelines to address current policy directions and best practices for
a broader range of multi-dwelling developments up to four storeys in height.

The Guidelines help implement the policies in the Official Plan by achieving the appropriate
design of low-rise, primarily residential buildings for a range of building types including
townhouses, stacked townhouses, stacked and back-to-back townhouses, low-rise apartments and
low-rise hybrid buildings.

The Townhouse and Low-rise Apartment Guidelines address infill townhouse developments as
well as mid to larger sites and more complex and intense types of low-rise, multi-unit
development in terms of site context, site organization, building massing, detailed design and
private and public realm.

Rental Housing Demolition By-law

Section 111 of the City of Toronto Act, 2006 authorizes Council to regulate the demolition and
conversion of residential rental properties in the City. Chapter 667 of the City's Municipal Code,
the Rental Housing Demolition By-law, implements Section 111. Chapter 667 prohibits the
demolition or conversion of rental housing units in buildings containing six or more residential
dwelling units, of which at least one unit is rental, without obtaining a permit from the City and
requires a decision by either City Council or, where delegated, the Chief Planner.

The Chief Planner under delegated authority is authorised to approve an application to demolish
all or part of a rental property where the application has six or more dwelling units, but less than
six rental units. Given the Rental Housing Application is for six residential dwelling units, one
of which is a rental unit, the Chief Planner is authorised to make the decision pursuant to
Municipal Code Chapter 667-14.

The Chief Planner may impose conditions, including conditions that must be satisfied before a
demolition permit is issued. Pursuant to the City's demolition control by-law Chapter 363 of the
Municipal Code, Chief Planner approval of the demolition of residential dwelling units under
Section 33 of the Planning Act is also required where six or more residential dwelling units are
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proposed for demolition, before the Chief Building Official can issue a permit for demolition
under the Building Code Act.

Decisions made under Chapter 667 are not appealable to the Ontario Municipal Board.

On November 10, 2016, the applicant made an application for a Rental Housing Demolition
permit pursuant to Chapter 667 of the City of Toronto Municipal Code. One vacant rental
dwelling unit was identified in the Rental Housing Demolition Application.

Zoning

The subject site is zoned R1S Z0.6 in Zoning By-law 438-86, as amended, and is zoned R (f9.0;
u2; d0.6) (x956) in Zoning By-law 569-2013, as amended. Both Zoning By-laws permit
dwellings that are detached, semi-detached, duplex, and up to 3 townhouses.

The maximum permitted density is 0.6 times the area of the lot. The maximum permitted height
is 9.0 metres for buildings with sloped roofs. The minimum lot frontage is 9 metres, or 8 metres
for townhouses. The minimum required rear yard setback is 7.5 metres. The maximum
permitted depth of a building is 17.0 metres for a detached or semi-detached dwelling, and 14.0
metres for a townhouse.

The Zoning By-law permits a maximum of one residential building on a lot. A building
containing dwelling units is not permitted to the rear of another building.

Site Plan Control

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

Reasons for Application

An Official Plan amendment application was submitted as the proposed development introduces
a new apartment building in the neighbourhood which does not meet the Neighbourhood
policies.

A zoning by-law amendment is required because the proposed development is not a
permitted building type and exceeds the height and density permissions of the in-force
zoning by-law. In addition, the proposed development does not provide the minimum
required indoor and outdoor amenity space, and does not meet the minimum required
setbacks.

A Rental Housing Demolition permit No. 16 249601 STE 22 RH pursuant to Chapter
667 of the City of Toronto Municipal Code is being considered under separate cover
for the demolition of seven residential dwelling units and one rental unit. The decision
for this Rental Housing Demolition application would be made under delegated
approval by the Chief Planner given there are less than six rental dwelling units
pursuant to Chapter 667-12.
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Community Consultation

On January 10, 2017, a community consultation meeting hosted by City Planning staff
was attended by approximately 60 residents and other interested parties. The original
plans, submitted on September 20, 2016 were presented to the community.

Concerns regarding the proposal expressed at the meeting, by verbal contact or by
written submissions to the City Planning Division, include the following:

- Impact on the character of the neighbourhood;

- Height of the proposed buildings;

- Servicing of the buildings, including sewer and water;

- Lack of fit of the buildings into the surrounding context;

- Traffic impacts and pedestrian safety;

- Location and supply of visitor parking;

- Demolition of one side of a semi-detached dwelling;

- Setbacks from neighbouring properties;

- Location of the loading space and noise impacts on adjacent properties;
- Impact on tree canopy;,

- School capacity and impacts on other community services;
- Increased demand for on-street parking;

- Accessibility of the units;

- Impact on mutual driveway to the east;

- Negative precedent for the future;

- Shadow impacts.

COMMENTS

Provincial Policy Statement and Provincial Plans

The Provincial Policy Statement (PPS), 2014 and the Growth Plan for the Greater Golden
Horseshoe (2017) are high-level and broad reaching documents. The PPS recognizes that
comprehensive, integrated and long term planning is best achieved through municipal official
plans.

The City of Toronto Official Plan including its Secondary Plans is based on projected needs and
identifies a land use structure of areas where intensification is appropriate. The Official Plan
directs redevelopment to areas that take existing building stock into account and where
infrastructure and services exist and will be provided.

The subject site is designated as Neighbourhoods in the City's Official Plan. While some change
is generally anticipated over time, a key policy of the Plan is to ensure that new development will
respect and reinforce the existing physical character of the neighbourhood. It is not appropriate
to permit uses or built form that depart from the existing character of this neighbourhood of
detached and semi-detached dwellings.
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The proposal does not conform to the Neighbourhoods policies which is not consistent with how
the PPS is implemented by the Official Plan. The proposal, in that sense, is not consistent with
the Provincial Policy Statement 2014.

The Growth Plan for the Greater Golden Horseshoe (2017) states in section 2.2.2.4b) that
municipalities will identify the appropriate type and scale of development and transition of built
form to adjacent areas. The proposed scale of the development is not appropriate, and does not
conform to the policies of the in force Official Plan, including the Healthy Neighbourhood, Built
Form and Neighbourhood policies.

The proposal is not consistent with how the Official Plan implements the Growth Plan for the
Greater Golden Horseshoe. Based on this, the proposal does not conform to, and conflicts with,
the Growth Plan.

Built Form

The Healthy Neighbourhoods policies of the Official Plan state that Neighbourhoods are
considered to be physically stable areas. A cornerstone policy is that new development within
Neighbourhoods is required to respect the existing physical character of buildings, streetscapes
and open space patterns, and to reinforce the stability of the neighbourhood.

The Built Form policies of the Official Plan require that new development fit harmoniously into
its existing context, and that new development locate main building entrances so they are clearly
visible and directly accessible from the public sidewalk. The Yonge-Eglinton Secondary Plan
states that a primary objective is to maintain and reinforce the stability of Neighbourhoods.

The Neighbourhood policies of the Official Plan reinforce that these areas are physically stable
areas not designated for growth. The Neighbourhoods policies provide clearer direction, with
the elements that are important to the character of the neighbourhood set out in Policy 4.1.5,
including size and configuration of lots, height, massing, scale and dwelling type of nearby
residential properties, prevailing building type(s), prevailing setbacks and landscaped open
space.

OPA 320 strengthens and refines the Healthy Neighbourhoods and Neighbourhoods policies to
support Council’s goals to protect and enhance existing neighbourhoods. It states that
Neighbourhoods are low rise and low density residential areas that are considered to be
physically stable.

The Midtown in Focus review of the Yonge-Eglinton Secondary Plan will ensure that growth
contributes to Midtown's continued livability and vitality by establishing a clear and up-to-date
planning framework. The emerging secondary planning framework will not direct growth to the
Neighbourhoods and will protect their existing character and stability.

The prevailing building type in a neighbourhood referenced in Policy 4.1.5 is the predominant
form of development. This is to ensure that the built form of redevelopment in stable low
density residential areas is not only compatible with the existing neighbourhood but also
reinforces the existing character. The Townhouse and Low-rise Apartment Guidelines
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complement Policy 4.1.5, and state that a suitable building type is to be employed in order to
ensure that new development fits well and responds appropriately to the surrounding context.

The existing character of the surrounding neighbourhood of the subject proposal is
predominantly made up of detached and semi-detached dwellings generally two storeys in
height. There is a prevailing pattern of large front and rear yard setbacks, allowing for a generous
amount of landscaped open space.

The proposed apartment building with townhouses to the rear is a significant departure from the
existing context and character of the surrounding neighbourhood. The proposed apartment
building introduces a new building type in this neighbourhood that is not present currently. The
proposed apartment building is contrary to the intent of the Neighbourhoods policy requiring
new development to respect and reinforce the character of the neighbourhood, including the
prevailing building type.

The proposed block of 9 townhouses introduces a built form that is also not the prevailing
building type, and the location of the townhouses to the rear of the apartment building does not
respect or reinforce the prevailing pattern of rear yard landscaped open space in the
neighbourhood. The proposed apartment building will block almost all visibility of the
townhouse units to the rear, except for a small driveway opening through the 1% and 2" floors of
the middle of the apartment building.

The Townhouse and Low-rise Apartment Guidelines requires that building entrances be visible
from or have direct access from a street. The Guidelines note that where back to back units are
permitted and would result in one side of the building facing an area that cannot be seen from a
street, all entrances are to be located facing the street. High visibility and direct access to front
doors from the sidewalk are to be maintained, especially when building entrances are not located
on a public street.

The in force zoning, which generally reflects the character of the neighbourhood, does not permit
dwelling units to the rear of another building.

In essence, this proposal would replace 8 dwellings on 8 separate lots with 37 dwellings on one
large lot. The proposal introduces dwelling units to the rear of another building, which is not the
prevailing character of the area.

New development must respect the existing character of the neighbourhood and serve to
reinforce the stability of the neighbourhood. The proposed development does not conform to the
Healthy Neighbourhood, Neighbourhoods, or Yonge-Eglinton Secondary Plan policies of the
Official Plan, and does not meet the intent of the Townhouse and Low-rise Apartment
Guidelines. The proposal does not fit the surrounding context, and sets a negative precedent
adversely impacting the stability of the neighbourhood. The proposed development does not
represent good planning.
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Height, Massing, Density

The Built Form policies of the Official Plan state that new buildings are to be massed to frame
adjacent streets and open spaces in a way that respects the existing street proportion. The
Neighbourhood policies further require that the height, massing, and scale of new development
respect and reinforce the existing character of the neighbourhood.

OPA 320 strengthens the Neighbourhood policies requiring new development to respect and
reinforce the prevailing heights, massing, scale, density and dwelling type of the geographic
neighbourhood. The geographic neighbourhood will be delineated by considering the context
including zoning, prevailing dwelling type and scale, lot size and configuration, street pattern,
pedestrian connectivity, and natural and human-made dividing features. The amended policies
state that the word prevailing will mean most frequently occurring.

The existing character of the neighbourhood is predominantly made up of two-storey detached
and semi-detached dwellings with sloped roofs. The prevailing heights in the neighbourhood
comply with the maximum permitted height of 9 metres in the zoning by-law. The proposed 4-
storey (13.46 metres, including rooftop walkout) apartment building fronting onto Roehampton
Avenue does not frame the street with good proportion. The height of the apartment building
does not respect or reinforce the existing character of the surrounding neighbourhood.

In addition, Roehampton Avenue slopes upward to the east and west of the site. As a result the
proposed apartment building will appear even taller, and will be approximately 15.6 metres in
height when measured from the proposed driveway to the top of the rooftop walkouts.

The Neighbourhood policies identify setbacks and prevailing patterns of rear yard and side yard
setbacks as important to respecting and reinforcing the existing character of a neighbourhood.

The proposed townhouses, located in the rear yard of the apartment building, are setback 4.5
metres from the rear property line. The proposed rear yard setback does not respect and
reinforce the existing character of large rear yard setbacks with generous amounts of landscaped
open space, or meet the requirements of the zoning by-law.

The proposed density of the development, of 1.42 times the area of the lot, is out of scale with
the surrounding context and does not respect or reinforce the existing character of the
neighbourhood. The existing character of the neighbourhood is of low density dwellings that
generally reflect the permitted density of 0.6 times the area of the lot.

The proposed 4-storey (13.46 metres, including rooftop walkout) apartment building will be
attached to the semi-detached dwelling unit that is to remain on the west portion of the site. The
lack of setback from the semi-detached dwelling is inappropriate as it results in a continuous
street wall and does not respect or reinforce the prevailing character of the area. The elevation
drawings show that the new apartment building will partially overhang the semi-detached
dwelling unit that will remain on the west portion of the site.
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The proposal does not meet the Built Form or Neighbourhoods policies of the Official Plan, or
the policies of OPA 320, as the proposed apartment building and townhouses do not respect or
reinforce the existing physical character of the neighbourhood, and do not represent good
planning.

Shadow

The Built Form policies of the Official Plan require that new development limit its impacts on
neighbouring properties by adequately limiting any resulting shadowing. The surrounding
context of the proposal does not support dwellings to the rear of another building on the site.
The location of the townhouses in the rear yard creates negative shadow impacts on the
properties to the east in the late afternoon and early evening hours during the spring and fall
equinox.

Vehicular Access

The proposed development provides access to the loading space and the below grade garage via
a driveway in the middle of the site running through the apartment building. The proposed
loading space, when in use, blocks the driveway and access to the parking garage. The loading
space should be revised to not block vehicular access.

Servicing

City staff have requested the applicant to submit a revised functional servicing report to address
site servicing including water, sanitary and stormwater.

Infrastructure capacity, specifically water, sanitary, and storm sewer capacity, within the Yonge-
Eglinton Secondary Plan Area is under review as part of the Midtown in Focus program. In the
event that the OMB allows the Official Plan and Zoning By-law Amendment appeal in whole or
in part, the final order should be withheld pending the confirmation of water, sanitary and
stormwater capacity from the Executive Director, Engineering and Construction Services, and
the determination of whether holding provisions are required in the zoning by-law amendment.

Open Space/Parkland

Official Plan policies ensure that Toronto's system of parks and open spaces are maintained,
enhanced and expanded. Map 8B of the Official Plan shows local parkland provision across the
City. The subject lands are in an area with 0.43 to 0.79 hectares of local parkland per 1,000
people, the second lowest quintile of current provision of parkland. The site is in a parkland
priority area, per Chapter 415, Article 111 of the Toronto Municipal Code.

The application is for two new buildings with 37 residential units and 4,853 square metres of
residential gross floor area. At the alternative rate of 0.4 hectares per 300 units specified in
Chapter 415, Article 111 of the Toronto Municipal Code, the parkland dedication requirement is
493 square metres or 13.8 % of the site area. However, for development sites less than 1 hectare
in size, a cap of 10% of the site area is applied to the residential use. In total, the parkland
dedication requirement is 358 square metres.
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This site is located in the Midtown in Focus Review (Yonge Eglinton Secondary Plan) and is an
area where there is currently low provision of parkland. Therefore, the applicant is required to
satisfy the parkland requirement through an on-site dedication. The park should be of a
functional shape and size, located at the northwest corner of the site with frontage on
Roehampton Avenue.

Given the current rise in dog ownership in the City, the applicant is requested to provide on-site
dog off-leash amenities with proper disposal facilities for the building residents or dog relief
stations within the building. This will help to alleviate some of the pressure on the existing
neighbourhood parks.

Amenity Space

Zoning By-law 438-86 requires that 2 square metres of indoor and 2 square metres of outdoor
amenity space be provided for every residential unit. For this proposal, the Zoning By-law
requires a total of 52 square metres of indoor, and 52 square metres of outdoor amenity space.
Zoning By-law 569-2013 requires a minimum of 4 square metres of amenity space per unit, with
at least 2 square metres per unit as indoor amenity space.

No outdoor or indoor amenity space is currently proposed for the proposed development.

Rental Housing

The City's Official Plan Policy requiring replacement of the existing rental housing does not
apply as fewer than six rental dwelling units are proposed to be demolished.

A Rental Housing Demolition Permit under Municipal Code Chapter 667 will be required for the
demolition of one rental unit in relation to the six residential dwelling units.

A Tenant Relocation and Assistance Plan would not be required as the one rental dwelling was
vacant at the time the application was made with the City (according to the application
documentation).

Staff will continue to consider the Rental Housing Demolition Application. In the event the
Board were to allow the appeal in whole or in part, it is recommended that no Board order should
be issued until the approval of a Rental Housing Demolition Permit by the Chief Planner.

Conclusion

The proposal constitutes overdevelopment of the subject site and does not represent good
planning. The proposed development does not respect or reinforce the existing character of the
neighbourhood. The proposal would set a negative precedent, adversely impacting the stability
of the neighbourhood.

The proposed built form does not conform to the in force Healthy Neighbourhoods, Built Form,

Neighbourhoods or Yonge-Eglinton Secondary Plan policies of the Official Plan, and is not
consistent with the Provincial Policy Statement or conform with the Growth Plan.

Staff report for action — Request for Direction Report — 413-435 Roehampton Ave 18



The proposed development does not conform with OPA 320 or the emerging directions from the
Midtown in Focus review for the Yonge-Eglinton Secondary Plan. Further, the proposed
development does not adequately address the City's Townhouse and Low-rise Apartment
Guidelines, or the intent of those guidelines.

CONTACT

David Driedger, Senior Planner

Tel. No.  416-392-7613

E-mail:  David.Driedger@toronto.ca

SIGNATURE

Lynda H. Macdonald
Acting Director, Community Planning
Toronto and East York District
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Attachment 1: Site Plan
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Attachment 2: Elevations
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Attachment 3: Zoning
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Attachment 4: Official Plan
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Attachment 5: Yonge-Eglinton Secondary Plan
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Application Type

Details

Municipal Address:
Location Description:
Project Description:

Attachment 6: Application Data Sheet

Official Plan Amendment &

Rezoning

OPA & Rezoning, Standard
413 ROEHAMPTON AVE

Application Number:

Application Date:

PLAN 639 PT LOT 31 **GRID S2201
4-storey, 26-unit apartment building and a 9-unit townhouse block, with one level of

underground parking.

16 225815 STE 22 OZ

September 20, 2016

Applicant: Agent: Architect: Owner:

BOUSFIELDS INC., 3 BOUSFIELDS INC., 3 RAW, 405-317 Adelaide MT PLEASANT

Church Street, Suite 200, Church Street, Suite 200, Street West, Toronto ON, ROEHAMPTON

Toronto ON, M5E 1M2 Toronto ON, M5E 1M2 M5V 1P9 DEVELOPMENTS
LIMITED

PLANNING CONTROLS

Official Plan Designation: Neighbourhoods Site Specific Provision: N

Zoning: R (f9.0, u2, d.0.6) (x956) Historical Status: N

Height Limit (m): 9 Site Plan Control Area: Y

PROJECT INFORMATION

Site Area (sg. m): 3576 Height: Storeys: 4

Frontage (m): 60 Metres: 13.46

Depth (m): 59.5

Total Ground Floor Area (sq. m): 0 Total

Total Residential GFA (sg. m): 4853 Parking Spaces: 45

Total Non-Residential GFA (sg. m): 0 Loading Docks 1

Total GFA (sg. m): 4853

Lot Coverage Ratio (%): 0

Floor Space Index: 1.4

DWELLING UNITS

Tenure Type:
Rooms:
Bachelor:

1 Bedroom:

2 Bedroom:
3 + Bedroom:
Total Units:

CONTACT:

PLANNER NAME:
TELEPHONE:

FLOOR AREA BREAKDOWN (upon project completion)

Condo Above Grade Below Grade
0 Residential GFA (sq. m): 4853 0

0 Retail GFA (sg. m): 0 0

4 Office GFA (sg. m): 0 0

20 Industrial GFA (sg. m): 0 0

13 Institutional/Other GFA (sq. m): 0 0

37

David Driedger, Senior Planner
416-392-7613 - EMAIL: David.Driedger@toronto.ca
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