
Leaside Property Owners Association Incorporated
1601 BayviewAvenue, P.O. Box 43582

Toronto ON M4G 3B0

September 14, 2019

North York Civic Centre
Main floor. 5100 Yonge St.
Toronto, ON M2N 5V7
Attention: Prancine Adamo, Secretarial
email: n cc a toronto.ca

Re: NYN.7 Preliminary’ Report - Official Plan and Zoning By-law Amendment

Application -922 Millwood Road (Ward 15)
(Planning Application Number: 19 183673 NNV 15 OZ)

Dear Chair Councillor James Pasternak and Members. North York Community Council.

The Leaside Property Owners’ Association submits the following comments with respect

to the above noted Official Plan and Zoning By-law Amendment application.

The Development Application

“This application proposes to amend the Official Plan. City of Toronto loiiing By-law

No. 569-2013 and the former Leaside Zoning By-law No. 1916 for the property at 922

Millwood Road to permit the development ofa flve-store residential building with a

height of 16.5 metres (excluding mechanical penthouse) or 21.5 metres (including

mechanical penthouse) containing 35 dwelling units with a gross Iloor area of

approximately 3,261 square metres and a floor space index of 3.48 times the area of the

lot. Vehicle access to the underground garage would he via a single driveway oft

Krawchuk Lane, a rear public lane to the north of’the property connecting to Randolph

Road. A total of 29 resident parking spaces would be provided on two levels of’

underground parking, and three visitor surface parking spaces are proposed off Krawchuk

Lane for a total of 32 vehicle parking spaces. The development also proposes 36 bicycle

parking spaces; a total of 32 long—term spaces would be in the underground garage and

four short—term spaces would be at the rear of the building”. (Preliminary Report, p. 2).

General Comment

Given the existence ofa 4 storey residential building to the east, and 4 and 5 storey

residential buildings to the south, a multi—family residential building on the subject site

would be in keeping with the Official Plan’s Neighhourhoods’ policies. I lowever the

scale and density oithc proposed development is excessive, given the size ofihe subject

lot (936.23m2),
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Detailed Comments

I. Official Plan

The site is designated Neighhourhoods on Map I? of the Official Plan. Neighhourhoods
are considered physically stable areas comprised of residential uses in Ioer scale
buildings up to four storeys. The proposal to amend the Neighhourhoods policies via a
Site Specific Area Policy (SASP) and to permit a five storey building on the subject site
lacks justification and would create a precedent setting change to the cap of four storeys
Once an exception is made for more than 1 storeys in the Neighhourhoods designation.
deelopers will use the exception as the new base and soon seek additional stores “as of
right”. LPOA has recently experienced this type of height creep elscs here in the
community. It is appreciated that there is a five store> residential building nearby.
however, it dates from 1988 and was approved under an earlier planning regime. and
should not be used tojustify a general increase in the thur storey cap. In addiLion one
would have expected that the number of storevs ould decrease further aay from the
Avenue (1_aird Drive). representing transition to the to storey thrmat est of Randolph
Road.

2. Zoning

a) The proposed density (FSI) of 3.48 is excessive being much more in keeping itIi a
tall building in a Mixed Use or Apartment Neighbourhood designated area than a
building of the proposed height in a Neighbourhood designated area.
h) The disclosed lot coverage ratio of 0.72 proposed (hr the subject she ould appear to
he an error given the minimal setbacks being proposed. Zero set hacks are proposed (hr
the west, south and east building frontages. and a setback ofonl between 1.64 and 1.84
metres along property’s northern boundary.
e) ‘[he proposed zero setback on the east side adjacent to 928 Nlillwood presents an
architectural challenge for the proposed building to lit” into the streetscape character
presented by 928. The current design proposal does not appear to be in sy mpatli s tb
the 928 façade.
d) Three visitor parking spaces would appear questionable given the number of tinits
proposed.

3. Other Comments

a) Krawchuk Lane has a width ofo.0 metres and is one—ay east bound at least where it
meets Southvale Drive. Is the lane adequate to support the number of proposed units as
well as the ntimber of units to the east already dependent on it?
b) Given that it is proposed to cover most of the site with building. what provision is
being made (hr snow removal and storage?
c) The façade of the proposed building is “hoxish” and is out of keeping in design and
materiality with the nearby multi-family residential buildings.
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d) The site has a long prior use history as a dry—cleaning establishment, and as such is (or
was) heavily contaminated; our experience of development on other contaminated sites in
the area is that despite remediation efThrts, contamination is persistent. and careful
attention needs to be paid to testing and monitoring during construction.

Recommendations:

In summary the LPOA has significant concerns about the massing. density and
architectural design For this project.

The LPOA recommends:
• That the City refuse the request 11w a SASP. i.e. maintain the current four storey cap

for lands designated Neighbourhoods” in the Ollicial Plan.

• [hat the massing and density of the proposcd development he rcdueed to
appropriately reflect the size and context of the site.

• That the building be designed to he in smpathv ith the streetscape and Leaside
context.

Respectfully submitted.

Geoff Kettel and Carol l3unin Fripp
Co-Presidents

c.c. Councillor Jaye Robinson
Gregg Lintern. Chief Planner and Executive Director. City Planning Div.
Kern Voumvakis. Director. Strategic Initiatives. City Planning
Joe Nanos, Director. Community Planning. North York District
John Andreevski. Manager. (‘ommunily Planning. North York District
Simona Rasanu, Planner, Community’ Planning. North York District
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