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 STAFF REPORT

February 5, 2003
To:

Toronto East York Community Council
From:


Director, Community Planning, South District

Subject:
Final Report

Application to amend the Official Plan and Zoning By-law 438-86

76, 88R, 92 & 100 Yorkville Avenue and 95, 115, 119 & 121R Scollard Street

Yorkville (2001) Limited



File No. 202008  (TE ZBL 2002 006)


Toronto Centre - Rosedale, Ward 27
Purpose:
This report reviews and recommends approval of applications to amend the Official Plan and Zoning By-law to permit the phased development of a mixed use, 8 and 18 storey building with retail uses located on the ground and second storeys on Yorkville Avenue and 6 townhouses on Scollard Street. 

Financial Implications and Impact Statement:

There are no financial implications resulting from the adoption of this report.
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Recommendations:

It is recommended that City Council:

(1)
amend the Official Plan for the former City of Toronto substantially in accordance with the draft Official Plan Amendment included as Attachment 10;

(2)
amend Zoning By-law 438-86, as amended for the former City of Toronto substantially in accordance with the draft Zoning By-law Amendment included as Attachment No. 11;
(3)
authorize the City Solicitor to make such stylistic and technical changes to the draft Official Plan Amendment and draft Zoning By-law Amendment as may be required;

(4)
require that, before introducing the necessary Bills to Council for enactment, the owner provide a Conservation Strategy for the Mount Sinai Hospital south façade, satisfactory to the Manager, Heritage Preservation Services;
(5)
require that, before introducing the necessary Bills to City Council for enactment, City Council authorize the appropriate City Officials and require the owner to enter into agreements, pursuant to Section 37 of the Planning Act, to implement the matters referred to in the draft Zoning By-law amendment (Attachment 11) and satisfactory to the City Solicitor and to register these agreements on title, including the following matters:

(i)
the owner shall provide, prior to the issuance of a building permit for the Phase One development, Letters of Credit in a form satisfactory to the Chief Financial Officer and in an amount determined by the Manager, Heritage Preservation Services and sufficient to implement the Conservation Plan for the Mount Sinai Hospital façade; 


(ii)
the owner shall provide and maintain two mid-block, pedestrian routes through the properties from Scollard Street to Yorkville Avenue, satisfactory to the Commissioner of Urban Development Services and substantially in accordance with the plans prepared by Hariri Pontarini Architects; and 


(iii)
the provision and maintenance of building materials and design of the building substantially in accordance with the plans prepared by Hariri Pontarini Architects. 
(6)
require that, before introducing the necessary Bills to City Council for enactment, the owner enter into a Site Plan Undertaking with the Commissioner of Urban Development Services, under Section 41 of the Planning Act; and 

(7)
require that, before introducing the necessary Bills to City Council for enactment, the owner enter into and register on title to the property, a Heritage Easement Agreement satisfactory to the Commissioner of Economic Development, Culture and Tourism and the City Solicitor.

(8) 
(9) 
i) 
ii) 
Background:
Proposal
The applicant has applied for amendments to the Official Plan and  Zoning By-law to permit, in two phases, the construction of a mixed use development.  Two buildings, 8 and 18 storeys in height, located on Yorkville Avenue and six, 3 storey townhouse units, located on Scollard Street, are proposed.  The 8 and 18 storey buildings each include a two storey (8.8 metre) podium that will reflect the typical, two and a half and three storey, Yorkville Avenue commercial/retail buildings.  A variety of retail, office, restaurant and service uses are proposed at grade and on the second storey.  In addition, the buildings’ podiums will also contain residential dwelling units on the second floor oriented towards the interior of the site.  Upon completion of the phased development, a continuous commercial/retail frontage on Yorkville Avenue will be provided.
Each phase of the development provides for a mid-block, pedestrian walkway along the west side of each building to link Yorkville Avenue and Scollard Street.  The proposal also provides a landscaped area on the west side of the 8 storey building, immediately adjacent to the west pedestrian pathway.  


Parking for 355 vehicles is to be provided in a three-level, underground garage which will be constructed in phases.  Twelve parking spaces for the townhouse units are proposed within a separate one level underground garage.  Upon completion of the development, a 150 space, public parking facility to be owned and operated by the City of Toronto Parking Authority, will be provided within the two upper levels of the main underground garage.  A total of 205 parking spaces will be provided for the Phase One and Two residential components, including the townhouses.  The residential visitor and commercial parking demands of the project are to be accommodated within the public parking facility.  Residential parking will be provided, generally in the third level of the main underground garage.  
Once completed, access to the Toronto Parking Authority facility will only be available from Yorkville Avenue, via an entrance/exit east of the Bellair/Yorkville intersection.  No access to the public garage is to be available from Scollard Street.  Access to the residential underground parking will be available at two locations; Yorkville Avenue (via the public parking entrance/exit) and Scollard Street via a two-way driveway located between 93 and 97 Scollard Street.  The Scollard Street entrance will also provide access to the separate underground parking garage for the proposed townhouses.
A loading space is provided for each phase of development.  The two loading spaces are located internal to the site and will not be visible from either Yorkville Avenue or Scollard Street.

Phase One will involve the construction of the proposed 18 storey (55.6 metre, 152 unit) building at the eastern portion of the Yorkville Avenue site.  This building will consist of a 16-storey residential building element on a two storey podium.  The retail/commercial podium and the tower element will be located on axis with Bellair Street, thereby creating a visual terminus for the street. 
In Phase One, 129 below grade, parking spaces will be provided for residential use.  During construction, and upon completion of Phase One, the existing surface public parking lot (operated by the Toronto Parking Authority) on the Phase Two lands (100 Yorkville Avenue and 115, 119 and 121R Scollard Street) will continue.  Visitor and commercial parking requirements for the Phase One development will be accommodated within the public parking lot.  Access to the Toronto Parking Authority surface parking facility will be via a temporary access to be located east of the existing Mount Sinai façade, at 92 Yorkville Avenue.  Resident access to and from the Phase One development will be provided via the Scollard Street driveway (between 93 and 97 Scollard Street) and to Yorkville Avenue, by way of a card/key-controlled entrance/exit to the Parking Authority parking lot, located at the interior of the site.  This controlled entrance/exit will be for the exclusive use of the residents of the Phase One development and will enable residents to have optional access to Scollard Street or Yorkville Avenue.  With the completion of the Phase Two development, the temporary Yorkville Avenue access and the controlled entrance/exit to the parking lot will cease. 

Phase Two consists of an 8 storey (39 unit) building and six townhouses on the western portion of the site.  The proposed townhouses will be located on Scollard Street at a height of 3 storeys  (10.9 metres). The proposed 8 storey (28.4 metre) building will be located on Yorkville Avenue and include a 6 storey residential building element on a two storey podium, similar to the Phase One development.  The westerly portion of the site contains the former Mount Sinai Hospital building façade.  This façade, designated under the Heritage Act, will be preserved and incorporated into the podium of the building.  The façade will be moved during construction and re-located over the proposed underground garage, a distance of 6.0 metres from Yorkville Avenue streetline line.  The balance of the Phase Two building will be sited, 2.5 metres from the streetline.  Together, the 6.0 and 2.5 metre setbacks will create an open space area on Yorkville Avenue and enhance the prominence of the historic facade. 
When complete, the 18 and 8 storey buildings will be linked by a one storey canopy at the centre of the block, to the rear of the properties at 84 to 90 Yorkville Avenue.  The canopy area will provide a protected vehicular/pedestrian drop-off for residents of the 197 dwelling units of the buildings.  




A total of 198 m2 of outdoor residential amenity area will be provided together with 394m2 of indoor residential amenity area.  
The proposed development will have a density of 4.0 times the area of the lot (24,715m2).  The applicant’s proposal is shown on Attachments 1 to 6 and detailed development statistics are included in the Application Data Sheet. 

Site Description

The 6,179m2 site is an irregular shaped parcel of land which consist of several lots known municipally as 76, 88R, 92 and 100 Yorkville Avenue and 95, 115, 119 and 121R Scollard Street.  The site has frontage on both Scollard Street and Yorkville Avenue and is situated between Hazelton Avenue and Bay Street.  The development site wraps around several properties as shown on Attachment 7.
Currently, the site consists of a vacant area, a surface commercial parking lot operated by the Toronto Parking Authority, a former condominium sales centre currently being used for retail space, the original Mount Sinai Hospital façade (at 100 Yorkville Avenue) and a vacant commercial building (95 Scollard Street).
Uses and structures surrounding the site include, to the:

East:
of the proposed 18 storey residential building (Phase One) is a six storey mixed use building at 70 Yorkville Avenue containing restaurants, retail and service uses on the ground and second floors with residential units above.  To the east of this building is the recently approved Provo Developments Ltd., an18 storey (55.6 metre) residential building at the corner of Yorkville Avenue and Bay Street. 
Between the proposed 8 and 18 storey buildings are 2 and 3 storey commercial/retail buildings at 84-90 Yorkville Avenue;

West:
of the proposed 8 storey residential building (Phase Two), are two, 3 storey commercial/retail buildings; 

North:
of the proposed development and between the proposed 8 and 18 storey buildings, are 2 and 3 storey commercial/retail buildings fronting on the north and south sides of Scollard Street; and 

South:
of the site are commercial/retail buildings, ranging in height between 2 to 6 storeys, located on the south side of Yorkville Avenue.  Lands at the south west corner of Yorkville Avenue and Bay Street have been approved for a 17-storey (64.5 metres, including the mechanical penthouse and decorative dome) mixed use building which is currently under construction. (Minto BYG Inc).

Official Plan

The Official Plan for the former City of Toronto designates the site as Low Density Mixed Commercial Residential (LDMCR) which allows for a mix of residential and commercial uses up to a maximum density of 3.0 times the area of the lot.  The Yorkville portion of the site is identified on Map 1B of the Official Plan which allows for a density of 3.2 times the area of the lot.  Yorkville Avenue, at this location, is designated a “Priority Retail Street” on Map 7 of the Official Plan.  At grade commercial/retail uses are required.
The site is also subject to the policies of Part II of the Official Plan, the North Midtown Area Plan (Section 19.34).  The Yorkville Avenue portion of the site is located within the “Village of Yorkville, Area of Special Identity”, the policies of which encourage developments which are compatible with the existing form and uses in the area.  Continuous retail uses along the street frontages are encouraged.  Map C of the North Midtown Part II Plan identifies two potential pedestrian routes through the site.  
The Scollard Street portion of the site is located with the “Scollard-Hazelton Area of Special Identity”, the policies of which encourage developments which are compatible with the existing form and use of the area, generally Victorian house form buildings on small lots, built close to the street line.
Proposed New Toronto Official Plan

At its meeting commencing November 26, 2002, Toronto City Council adopted a new Toronto Official Plan.  Under the Council adopted Plan, the subject site is designated "Mixed Use Areas".  This designation permits a broad range of residential, commercial and institutional uses in single or mixed use buildings, as well as parks/open space uses.  The site is also located with the Downtown area of the City in which a full range of housing opportunities is to be encouraged through residential intensification in Mixed Use Areas.  

The policies of the Mixed Use Areas designation include Development Criteria which direct that new development: create a balance of land uses with the potential to reduce auto dependency and meet the needs of the community; provide additional employment and housing in the Downtown area; locate/mass new buildings to provide a transition between areas of different development intensity/scale (particularly to lower scale “Neighbourhoods” designations); locate/mass new buildings to minimize shadow impacts on “Neighbourhoods” designations in the spring/fall seasons; locate/mass new buildings to frame streets and parks with good proportion and maintain sunlight and comfortable wind conditions; provide attractive pedestrian environments; provide good site access/circulation; provide adequate parking; screen service areas from adjacent streets and residential uses; and, provide indoor/outdoor recreation space. 


The lands are also subject to Site Specific Policy No. 211, the policies of which provide that development within the "Village of Yorkville" shall be compatible with the existing character of the area which includes low scale buildings, set back from the street line, continuous retail frontages and generous street furnishings and boulevard treatments.  In the "Scollard-Hazelton Area", new development will respect the existing pattern of a mix of residential and non-residential uses in low scale house form buildings and conserve heritage buildings and features.  The lands are also subject to Site Specific Policy No. 225, which encourages two, north/south pedestrian walkways to be located on the subject site.

Zoning

The Zoning By-law currently zones the parcels at 76, 88R, 92 and 100 Yorkville Avenue, CR T3.0 C2.5 R3.0 and the parcels at 95, 115,119 and 121R Scollard Street, CR T2.0 C2.0 R3.0. These CR zones permit a mix of commercial and residential uses.

A site-specific Zoning By-law (382-93), enacted in 1993, establishes specific development provisions for the site, including, amongst others, height and maximum gross floor area.  As a result, the maximum density permitted on the entire site is 3.23 times the area of the lot.  The maximum heights under By-law 382-92 range from 16.5 metres, at the western portion of the site, to 19.5 metres, at the eastern portion of the site, along the Yorkville Avenue frontage, and up to 28.8 metres at the centre of the development site.  By-law 382-93 will be repealed should this application be approved.
Site Plan Control

The site and the proposed development are subject to site plan control.  The applicant has applied for such approval.  This report recommends that the owner sign a Site Plan Undertaking before the Bills giving effect to the Official Plan and Zoning By-law Amendments are introduced in Council.

Reasons for the Application

The proposed density (4.0 times the area of the lot) exceeds the permitted density permission of 3.0 and 3.2 times the area of the lot in the Official Plan and therefore requires an amendment to the Official Plan.  An amendment to the Zoning By-law is also required primarily since the proposed development exceeds the permitted densities of 2.0 and 3.0 times the area of the lot.  Further, the proposed height of the buildings (28.4 and 55.6 metres) exceed the maximum permitted heights of 12.0 and 18.0 metres as provided in Zoning By-law 438-86.  In addition, the height of the mechanical penthouse of the Phase Two (8 storey) development exceeds the permitted height of 5.0 metres by 0.5 metres and on the Phase One development, the area of the mechanical penthouse above the roof exceeds the permitted maximum of 30 per cent of the roof area.  Further, the proposal would provide 198m2 of outdoor residential amenity space whereas 394m2 are required. 
Community Consultation

At the direction of Toronto-East York Community Council, the proposal was the subject of a community meeting held June 27, 2002.  Approximately 100 people attended.  Of primary concern was the height and massing of the buildings, potential impacts of shadows on adjacent lands, potential traffic impact and preservation of the historical Mount Sinai Hospital façade.

Agency Circulation

The application was circulated to all appropriate agencies and City Departments.  Responses received have been used to assist in evaluating the application and formulate appropriate Official Plan and Zoning By-law standards.




Comments:

The subject properties are centrally located within the Village of Yorkville/Scollard-Hazelton Area of Special Identity.  This area is a short walk from Toronto's Yonge/University and Bloor/Danforth subway intersection and is located just north-west of the Bay Street Station on the Bloor line.  The site is also located in Toronto's Central Core.  Unfortunately the site has remained vacant or under-utilized for many years.  Given its strategic location near the subway and its proximity to the retail, residential uses and amenities of Bloor, Yonge and Bay Streets, the site is an obvious candidate site for intensification.  However, as with any redevelopment proposal, how well the proposal fits within the character of the surrounding Yorkville area must be carefully considered.  
Upon careful review of land use and urban design considerations noted below, staff conclude that the applicant's proposal represents an acceptable balance between intensification of a site and respect for the local context. 

Built Form, 
Height & Massing

The built form, height and massing of the proposed buildings have been developed with sensitivity to the surrounding neighbourhood.  The development is composed of three components: the eastern portion, fronting Yorkville Avenue, at the terminus of Bellair Street, and containing an 18 storey building; the western portion also fronting Yorkville Avenue and containing an 8 storey building; and the northern portion, adjacent to Scollard Street, where six townhouses are proposed.  Each component proposes a building height and massing designed to fit with adjacent developments and within the context of the Yorkville area.  
The 18 storey building element (Phase One) has been appropriately located at the terminus of Bellair Street and in close proximity to Bay Street, where building heights of 55.6 metres (north-west corner of Yorkville Avenue and Bay Street) and 54.0 metres have been recently approved (Provo Developments Inc.) and under construction (Minto BYG Ltd.). 

The design of the Phase One development incorporates a 16 storey residential element on a 2 storey podium. The podium has been located at the street to reinforce the street edge.  The scale of the two storey podium (both Phase One and Phase Two) reflects the height of the traditional two and a half and three storey buildings along Yorkville Avenue.  The main face of the 16 storey building element is setback 11.0 metres from the street line and 8.0 and 6.0 metres from the westerly and easterly lot lines, respectively, providing appropriate separation from adjacent buildings.  In addition, the 18th floor of the building has been setback an additional 3.0 metres along the north and south walls and 0.5 metres along the east and west walls to provide an attractive “cap” to the building.

The proposed 8 storey building (Phase Two) is similarly designed as the Phase One building, with a 2 storey podium base.  However, the podium at this location has been setback 2.5 m from the Yorkville Avenue street line and that portion of the podium which incorporates the historic Mount Sinai Hospital façade is setback 6.0 metres.  Together , these setbacks create a landscaped area adjacent the street that will provide an attractive pedestrian forecourt along Yorkville Avenue.  The placement of the 3rd to 8th floors of the 8 storey building, mirror the design of the Phase One building element with an 11.0 metre setback from Yorkville Avenue and 6.0 metre setback from the east and west property lines to provide an appropriate separation from adjacent buildings.  

The 3 storey townhouse units are setback 0.5 metres from Scollard Street, in-line with the setback of the adjacent building to the east.  The townhouses maintain a 2.1 metre setback from the westerly lot line to accommodate a public walkway along the westerly elevation of the townhouses.  The height of the 3 storey townhouse units (10.9 metres) is below the maximum height of 12.0 metres and is comparable to the height of surrounding buildings fronting onto Scollard Street.
While the height of the proposed building elements along Yorkville Avenue exceeds height permissions under Zoning By-law 438-86, it is important to note that Zoning By-law 382-93 currently applicable to the site, permits building heights exceeding those of Zoning By-law 438-86.  The maximum heights under By-law 382-93 range from 16.5 metres, at the western portion of the site, including the Scollard Street portion of the site, to 19.5 metres, at the eastern portion of the site, along the Yorkville Avenue frontage, and up to 28.8 metres at the centre of the development site.  
Under the provisions of By-law 382-93, an 8 storey (28.8 metre) building could be constructed along the entire length of the site, within its centre location, with a 3 and 4 storey podium element along Yorkville Avenue and Scollard Street.  The applicant's proposal has in effect, shifted “as-of-right” density from the centre of the site and consolidated this density in terms of an additional height request at the eastern portion of the site (55.6 metres), while proposing less height along Yorkville Avenue and Scollard Street.
The 2 storey (8.8 metre) podium design, combined with the significant setbacks of the upper floors of the 28.4 and 55.6 metre (8 and 18 storey) buildings maintain the intent of the North Midtown Urban Design Guidelines.  The resultant built form and massing of the Phase One and Phase Two building elements fronting onto Yorkville Avenue will enhance and repair the existing streetscape by providing a continuous retail/commercial frontage consistent with the neighbouring properties.  The proposed building heights are distributed across the site in a manner which creates appropriate built form relationships with existing and approved developments and is  therefore compatible with its context.  The low rise built form of the proposed townhouse units will be compatible with the character of 2 and 3 storey house form buildings on Scollard Street.
It is important to note that the applicant's proposal is supportable since the site is of sufficient size to accommodate the proposed building, with the higher tower elements (6 and 16 storeys) setback, a distance of 11.0 metres from the Yorkville streetline and 28 and 35 metres, respectively, from the Scollard streetline.  Further, the proposal incorporates setbacks along Yorkville Avenue to accommodate landscaped and active open space, proposes the preservation of a heritage façade, provides acceptable site access and creates a 2 storey podium element along the street edge that reflects the scale of surrounding buildings.  Other potential developments in the Yorkville Area that seek additional height and/or density permissions, must meet similar criteria to be considered supportable.

Shadow Analysis

The applicant submitted shadow studies for the proposed development, including studies which compare the shadows cast by the proposed buildings and those cast by an as-of-right building permitted under By-law 382-93.  The studies demonstrate that the shadows generated by the proposed development will not unduly impact the surrounding lands and public spaces. The studies also show that, in several instances, the proposed development will have less of a shadow impact in the March 21st and September 21st periods, than a 28.8 metre building at the centre of the site, as permitted under the existing by-law, particularly with respect to the low rise buildings on Scollard Street.

With respect to the current 8 and 18 storey proposal, orientation of the highest element (18 storey building) on a north-south axis, its proposed floor plates of 766m2 and the articulation of its 18th floor and mechanical penthouse, assist in minimizing shadows onto adjacent properties and public sidewalks.  Shadow analysis for the March 21st and September 21st conditions, indicate that some of the south-façades of the house-form buildings on north side of Scollard Street and the public sidewalk are shadowed by the 18 storey building.  However, the relatively slender profile of the 18 storey building casts a narrow shadow which quickly moves off the facades and sidewalks.  Specifically, the shadow cast by the 18 storey building affects an individual façade of a building on the north side of Scollard Street (and its corresponding sidewalk), for one hour (to a maximum of 11/2 hours) during the 9:00 a.m. to 2:00 p.m. time period.  The 8 storey building does not cast a shadow onto the sidewalks of Scollard Street during the same period (March 21st and September 21st).  During the summer solstice (June 21st), any shadows cast by the 8 and 18 storey  buildings would not extend onto the sidewalks of Scollard Street.

The shadow studies submitted by the applicant have been reviewed by staff and are deemed to be acceptable.  The studies demonstrate that the new shadows generated by the proposed development will not unduly impact upon the surrounding lands. 


Density

At 4.0 times density, the proposal exceeds the permitted density under current planning controls for the site.  While the Official Plan permits a density of 3.0 and 3.2 times the lot area (for the Scollard Street and Yorkville properties, respectively) and Zoning By-law 438-86 would permit densities of 2.0 and 3.0,  it should be noted that, site -specific By-law 382-93 would permit an overall density of 3.23 times the area of the lot.  
The applicant is seeking a 0.9 times density increase over the (blended) density (3.1 times) permitted in the Official Plan.  The applicant's proposal provides for a transition of the proposed increased density of 4.0 times the lot area  across the site, with the lower density (an 8 storey building and six townhouses) to be located on the westerly portion of the site and the majority of density (an 18 storey building) to be located on the easterly portion of the property.
  The overall density of 4.0 is in keeping with the existing and approved development within the Yorkville interior and well below the density of existing and approved buildings on the Yorkville perimeter (along Bay and Bloor Streets and Avenue Road). 
Given the location of this site within the Downtown Core and its proximity to the Yonge/Bloor subway, the proposed density of 4.0 times coverage represents a modest intensification of the site.  Based upon the built form, height and massing considerations discussed above, the proposed density is appropriate for the site.

Should Council approve this proposal, an amendment to the Official Plan is required to provide for the proposed increase in the permitted density from 3.0 and 3.2 times the area of the lot to 4.0 times.  With respect to the new Official Plan, the proposed development is consistent with its policies.  If the new Official was in full force and effect, an Official Plan Amendment would not be required.

Heritage 
The subject property includes the façade of the former Mount Sinai Hospital (100 Yorkville Avenue), constructed in 1932-34.  The property was listed on the inventory of Heritage Properties by City Council on September 19, 1983 and later designated under the Ontario Heritage Act.
The proposed Phase Two development includes preservation of the historic façade.  During construction of Phase Two, the façade is proposed to be moved temporarily south of the site onto the Yorkville Avenue right of way.  The façade will be moved back and incorporated into the podium of the 8 storey building, a distance of 6.0 metres from the lot line, creating a forecourt in front of the facade.  This forecourt, together with the setback of the 6 storey tower element a distance of 11.0 metres from the street line, allows the heritage façade to read as an independent structure.

The Toronto Preservation Board, at its meeting held on January 9, 2003, considered the applicant's proposal to preserve the Mount Sinai Hospital façade. With respect to the proposal, the Preservation Board  recommended that:

"(1)
alterations to the property at 100 Yorkville Avenue (old Mount Sinai Hospital), designated under Part IV of the Ontario Heritage Act, involving the conservation of the façade substantially as set out in the plans and drawings prepared by Hariri Pontarini Architects date stamped April 8, 2002 by Urban Development Services, including revisions to the townhouse Scollard Street elevations on file with the Manager of Heritage Preservation Services, be approved subject to the following:


(i)

i) a Conservation Strategy for the Mount Sinai Hospital south façade, involving temporary relocation of the structure south into the Yorkville Avenue right-of-way, provided such temporary relocation does not impair timing or construction access to the site and all City approvals are provided to the owner at no cost in accordance with an approved Conservation Plan, provided such plan does not exceed a cost of $600,000;

(ii)
only if the City cannot approve temporary occupation of the Yorkville Avenue right-of-way, will the Conservation Strategy involve dismantling and reconstruction of the Mount Sinai Hospital façade using existing heritage fabric in accordance with an approved Conservation Plan;
(iii)
prior to the introduction of the bills in Council to amend the Official Plan and Zoning By-law, a Heritage Easement Agreement shall be registered on title to the property and a Conservation Strategy shall be approved by the Manager of Heritage Preservation Services;
(iv)
prior to Site Plan Approval, submit a detailed landscape plan for the area south of the heritage façade and a detailed elevation of the west façade of the podium adjacent to the heritage façade, satisfactory to the Manager of Heritage Preservation;

(v)
prior to the issuance of any building permit, the Owner shall provide the following to the satisfaction of the Manager, Preservation Services:

(a)
a Conservation Plan that includes detailed documentation of the existing structure and specifications consistent with the approved Conservation Strategy; 

(b)
Letters of Credit posted with the City sufficient to implement the Conservation Plan; 

(vi)
if the Conservation Strategy involves dismantling, no dismantling of the Mount Sinai Hospital façade will occur until building permit plans for phase 2 are approved; and
(2)
authority be granted by Toronto City Council for the execution of a Heritage Easement Agreement under Section 37 of the Ontario Heritage Act with the owner of 100 Yorkville Avenue, using substantially the form of easement agreement prepared in February 1987 by the City Solicitor and on file with the City Clerk, subject to such amendments as may be deemed necessary by the City Solicitor in consultation with the Manager, Heritage Preservation Services. 
(3)
the Commissioner of Urban Development Services be requested to include the above recommendations in the report on Official Plan Amendment and Rezoning Application No. 202008 (TECMB20020006); and

(4)
the appropriate City officials be authorized and directed to take the necessary action to give effect thereto."


ii) 
iii) 
These conditions have been incorporated into the recommendations of this report and/or will be incorporated into the respective Official Plan and Zoning By-law Amendments, Section 37 Agreement and Site Plan Undertaking.
  The owner will be required to enter into a Heritage Easement Agreement that will be registered on title before the necessary Bills are introduced to City Council for enactment.
Streetscape
The proposed design and scale of the two storey podium element of the 8 and 18 storey buildings and the townhouses on Scollard Street reflect the traditional Yorkville street-edge.  The proposed height, setbacks and articulation of these elements are characteristic of the traditional house-form development and the original lot-division layout typically found in Yorkville.  The articulation of the podiums and the proposed building materials, which include honed stoned, respect the traditional fabric of the Yorkville streetscape.  Specifically, the use of cut stone panel cladding, recessed stone and punched windows will compliment the Yorkville streetscape and reflect the appearance of multiple shop fronts.  
The proposed setbacks of the upper portion of the 8 and 18 storey building elements allow the two storey podium elements to read as independent structures.  The 2.5 metre setback of the east half of the podium of the 8 storey building, together with the 6.0 metre setback of the heritage façade, provides for an attractive, landscaped forecourt on Yorkville Avenue.  Further these setbacks would improve site lines and therefore enhance pedestrian views to the historic façade.  
Upon completion of Phase Two, an attractive and continuous commercial/retail frontage will be provided on Yorkville Avenue and an attractive residential frontage on Scollard Street.

Landscaping, Open Space and Pedestrian Connections

The proposed development provides for the planting of additional street trees along the Yorkville Avenue and Scollard Street frontages of the property.  A combination of planting and interlocking pavers is proposed in front of the townhouse units fronting on Scollard Street which will add to the residential amenity of the streetscape.  The individual townhouse units have also been designed with private rear yard outdoor patios and roof top gardens.
Units in both the Phase One and Phase Two buildings will have access to either outdoor landscaped areas or a balcony.  The 18 storey building includes a 90m2 terrace on the second floor for the exclusive use of residents.  Phase Two includes a 108m2 landscaped area on the west side of the 8 storey building.  Each of these landscaped garden areas will have a variety of plant materials and seating arrangements.



Map C of the North Midtown Part II Plan identifies two potential pedestrian routes through the site, linking Scollard Avenue and Yorkville Avenue.  The proposed new Official Plan also provides for these pedestrian connects under Site Specific Policy No. 225.  
In each phase of the development, a pedestrian walkway is to be provided.  One walkway is to be located adjacent the west wall of the 18 storey building and the east side of the Scollard Street driveway, the other along the west wall of the 8 storey building and townhouses.  The proposed walkway connections have been located and designed to draw pedestrians through the site permitting them to shortcut through the block.  Further, the walkways have been designed with pedestrian lighting and windows have been incorporated into the adjacent building walls to provide “eyes on the walkway”.  









Pedestrian Level Wind Study
The Pedestrian Level Wind Study submitted by the applicant illustrates that the comfort level for pedestrians will continue to be acceptable for all test locations following construction of the buildings.  Public sidewalks, walkways, terraces and building entrances will be comfortable for sitting or standing during the summer and winter months.  The Pedestrian Level Wind Study has been reviewed by staff and found to be acceptable.


Transportation & Parking Analysis

A transportation and parking study was submitted by the applicant and has been reviewed by Works and Emergency Services.  With respect to parking, the applicant’s study concludes  that the proposed parking supply of 355  parking spaces, including 150 public parking spaces and 205 residential tenant spaces, is sufficient to meet the parking demands of the development.  Works and Emergency Services have advised that they concur with the applicant’s parking analysis.

The applicant’s transportation analysis has concluded that the proposed development will only produce minor alterations to traffic patterns.  During the peak periods, approximately 5 to 10 cars may be added to sections of Scollard Street and Hazelton Avenue, which is modest and can be readily accommodated.  Access to the public parking and parking control facilities will be an improvement over the  current operation of the existing commercial parking lot on the site and will eliminate congestion that often occurs in the vicinity of the parking lot on Yorkville Avenue today.
Works and Emergency Services have also advised that they are satisfied that the estimated traffic generation from the proposed development can be accommodated on the surrounding road network.  No improvements to the local road network are required to accommodate the proposed development.
Access
Residents of both the Phase One and Phase Two developments will have access to Yorkville Avenue via the Toronto Parking Authority entrance/exit on Yorkville Avenue, east of Bellair and the Scollard Street driveway. 
Vehicular access to the underground parking garage is proposed at two locations.  The Toronto Parking Authority entrance/exit on Yorkville Avenue, east of Bellair Street will access to both the Toronto Parking Authority facility (for the general public) and will also serve as access to the residential parking on the lower levels of the parking garage.  A driveway onto Scollard Street (between 93 and 97 Scollard Street) will serve as a second access for the residents of the 8 and 18 storey buildings and access to the underground parking facility for the townhouses, which is entirely separated from the main underground parking garage.  

A loading space is proposed for each phase of development.  The loading spaces are located internal to the site and will not be visible from either Yorkville Avenue or Scollard Street.

Section 37

The Official Plan contains provisions pertaining to the exchange of public benefits for increases in height and/or density pursuant to Section 37 of the Planning Act. As a result of discussions with the owner for community benefits in return for increased height and density, the owner has agreed to the following Section 37 matters: 
(i)
owner shall provide, prior to the issuance of a Building Permit for the Phase One development, Letters of Credit in a form satisfactory to the Chief Financial Officer and in an amount sufficient to implement the Conservation Plan for the Mount Sinai Hospital façade; 

(ii)
the owner shall provide and maintain two mid-block, pedestrian routes through the properties from Scollard Street to Yorkville Avenue, satisfactory to the Commissioner of Urban Development Services and substantially in accordance with the plans prepared by Hariri Pontarini Architects; and 
(iii)
the provision and maintenance of building materials and the design of the building substantially in accordance with the plans prepared by Hariri Pontarini Architects. 
The owner has agreed to these provisions to be included in the Section 37.





(iii) 
(iv) 
(v) 
(vi) 




Conclusions:

The applicant's proposal contemplates a building in excess of the current planning permissions respecting density and height.  However, in consideration of the site’s location within the Downtown Core and its proximity to the Yonge/Bloor subway lines, the proposed density increase of 0.9 beyond the permitted density, represents a modest intensification of the site and is in keeping with the existing and approved developments in the area.  
Through careful consideration of the built form and massing of the development, the proposed increase in height and density is supportable. 

 Potential negative impacts of this proposal, especially with regard to wind, shadowing, and traffic congestion have either been mitigated or are minimal. Landscaping, streetscaping and building elements to be provided are appropriate.  Community improvements will flow from the project, especially in relation to the preservation of an historical façade on the site and the provision of mid-block, pedestrian walkways.


For the reasons stated above, approval of the amendments requested to implement the applicant's proposal is recommend. 

Contact:

Russell Crooks

Telephone:
392-1316

Facsimile:
392-1330

E-mail:

rcrooks@city.toronto.on.ca





Beate Bowron
Director, Community Planning, South District
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Attachment 9
Agency Comments

1.
Urban Development Services, Building Division (January 30, 2003)
Our comments concerning this proposal are as follows:

Description:
Build mixed-use building containing retail stores and 197 dwelling units with underground parking. Also provide parking spaces for the general public.

Zoning Designation:
CR T3.0 C2.5 R3.0
Map:
50J-313

Applicable By-law(s):
438-86 as amended, as amended

Plans prepared by:
Hariri Pontarini Architects
Plans dated: 
January 23, 2003.

Zoning Review

The list below indicates where the proposal does not comply with the City’s Zoning By-law 438-86, as amended, unless otherwise referenced.

 1.

The building will have a height of 55.6 metres and 28.4 metres in lieu of the maximum permitted 18.0 metres. Section 4(2) a.

 2.
The height of the mechanical penthouse will be 5.7 metres in lieu of the maximum permitted 5.0 metres. Section 4(2) a (1) A. The horizontal area of the mechanical penthouse will exceed 30% of the area of the roof. Section 4(2) a (1) A (ii). 

 3.
The by-law requires that the combined non-residential gross floor area and residential gross floor area be not more than 3.0 times the area of the lot: 18534 square metres.  The proposed building has 24653 square metres of combined non-residential gross floor area and residential gross floor area. (Section 8(3) PART I 1)

 4.
The by-law requires that the residential gross floor area be not more than 3.0 times the area of the lot: 18534 square metres.  The proposed residential gross floor area of the building is 21788 square metres.  (Section 8(3) PART I 3(a))













Other Applicable Legislation and Required Approvals

 1.
The proposal requires Site Plan approval under Section 41 of the Planning Act.

 2.
The proposal requires conveyance of land for parks purposes, or payment in lieu thereof pursuant to Section 42 of the Planning Act.

 3.
The property is designated historical, and the proposal requires the approval of Heritage Preservation Services under the Ontario Heritage Act.

 4.
The issuance of any permit by the Chief Building Official will be conditional upon the proposal's full compliance with all relevant provisions of the Ontario Building Code.

 5.

The proposal is subject to Development Charges pursuant to By-law 476-1999 as amended. For additional information please refer to the said by-law.

 6.
The proposal is subject to Education Development Charges, pursuant to the Toronto Catholic District School Board By-law 2001 No. 148. For additional information please refer to the said by-law.



















2.
Works and Emergency Services, Technical Services (February 5, 2003)

This is in reference to the application by McCarthy Tetrault, on behalf of Yorkville (2001) Limited, for the project on the above-noted site located between Yorkville Avenue and Scollard Street, east of Hazelton Avenue.  The proposal is to amend the zoning by-law and approve a site plan to permit the construction of a mixed-use project comprising 197 residential units and 2865 square metres of non-residential space.  The following recommendations and comments are based on plans and drawings date stamped by Urban Development Services on January 23, 2003, with red-lined dated January 30, 2003.

Please advise me if any changes or modifications are required to the conditions identified in this memorandum.

CONDITIONS

1. The owner be required to:

(a) Provide and maintain a minimum number of parking spaces on the site to serve the project, in accordance with the following ratios:

- Bachelor Units

0.3 spaces per unit

- 1-Bedroom Units

0.7 spaces per unit 

- 2-Bedroom Units

1.0 spaces per unit
- 3+Bedroom Units

1.2 spaces per unit

(b) Provide and maintain a physical separation between the residential and the public portions of the underground parking garage to secure the availability of the residential parking;

(c) Designate individually the substandard parking spaces by means of clearly visible signs for use by small cars only;

(d) Provide and maintain a minimum of 1 Type G loading  space on the site to serve the project, or alternatively, provide 1 Type G loading  space on the site to serve each building, with a generally level surface and access designed so that trucks can enter and exit the site in a forward motion;
(e) Construct all driveways and passageways providing access to and egress from the Type G loading spaces with a minimum width of 3.5m (4.0m where enclosed), a minimum vertical clearance of 4.3m and minimum inside and outside turning radii of 9m and 16m; 

(f) Provide and maintain service corridors between the retail components of the project and the Type G loading spaces; 

(g) Convey to the City, at nominal cost, prior to the issuance of a building permit, a 1.58 metre wide strip of land to the full extent of the site abutting east limit of the public lane to a minimum depth of 0.5 m from the finished grade, such lands to be free and clear of all encumbrances, save and except for utility poles, and subject to a right-of-way for access purposes in favour of the Grantor until such time as said lands have been laid out and dedicated for public highway purposes;
(h) Execute an agreement, binding on successors on title, to:

i. Indemnify the City from and against all actions, suits, claims, or demands and from all loss, costs, damages, charges, and expenses that may result from the construction of the garage beneath the public highway;

ii. Maintain the structure in good and proper repair and a condition satisfactory to the Commissioner of  Works and Emergency Services;

iii. Indemnify the City from and against any loss or damage to the waterproofing and structure resulting from the maintenance and reconstruction of the street or lane pavement, unless such loss or damage is caused by negligence of the City;

iv. Include additional conditions as the City Solicitor and the Commissioner  of Works and Emergency Services may deem necessary in the interests of the Corporation;

(i) Submit to the Commissioner of Works and Emergency Services, a Strata Reference Plan of Survey, in metric units and integrated with the Ontario Co-ordinate System, delineating thereon by separate PARTS the lands to be conveyed to the City and the remainder of the site; 
(j) Pave the widened portion of the public lane in concrete, at no cost to the City, in accordance with City specifications, prior to building occupancy; 

(k) Construct the access ramp, abutting Yorkville Avenue, to the underground parking garage with a slope not exceeding 5% within 6 m of the street line and not exceeding 15% along the remaining portions;

(l) Provide and maintain a heating system to prevent ice and snow build-up on any portion of the access ramps greater than 10% that are exposed to the elements; 

(m) Extend the concrete sidewalks as per City standards through all site accesses and eliminate and/or depress curb returns across sidewalks to ensure a level surface;

(n) Restore any existing curb cuts along Yorkville Avenue and Scollard Street that are no longer required, to City standards, at no cost to the City;

(o) In the event that the townhouse units become freehold, grant rights-of-way/easements over the portions of the driveways required to access the respective parking spaces;

(p) Provide space within the development for the construction of any transformer vaults, Hydro and Bell maintenance holes and sewer maintenance holes required in connection with the development;

(q) Submit to, and have approved by, the Commissioner of Works and Emergency Services, prior to the introduction of a bill in Council, a noise impact statement in accordance with City Council’s requirements;

(r) Have a qualified architect/acoustical consultant certify, in writing, to the Commissioner of Works and Emergency Services that the development has been designed and constructed in accordance with the noise impact statement approved by the Commissioner of Works and Emergency Services;

(s) Provide, maintain and operate the noise impact measures, facilities and strategies stipulated in the plan approved by the Commissioner of Works and Emergency Services;

(t) Apply for revised municipal numbering prior to filing an application for a building permit;

(u) Submit to the Commissioner of Works and Emergency Services approved plans of the development, with sufficient horizontal and vertical dimensions of the exterior walls of the proposed building, for the purpose of preparing building envelope plans for site specific exemption by-laws;

(v) Provide and maintain, for the residential component of the Phase 1 tower, a combined garbage/recycling room with a minimum size of 30 square metres, equipped with a material sorter or stationary compactor.  If the project is not equipped with a material sorter, convenient storage space for recycling material must be provided on each floor of the project for collection by building maintenance staff.  Alternatively, provide and maintain a garbage room, equipped with a stationary compactor, and a separate recycling room, having minimum sizes of 20 square metres and 10 square metres, respectively, with access for the residents to the recycling room;

(w) Provide and maintain, for the residential component of the Phase 2 tower, a combined garbage/recycling room with a minimum size of 50 square metres, equipped with a material sorter or stationary compactor.  If the project is not equipped with a material sorter, convenient storage space for recycling material must be provided on each floor of the project for collection by building maintenance staff.  Alternatively, provide and maintain a garbage room, equipped with a stationary compactor, and a separate recycling room, having minimum sizes of 30 square metres and 20 square metres, respectively, with access for the residents to the recycling room;

(x) Provide and maintain separate storage facilities for the refuse and recyclable materials generated by the non-residential components of this project;

(y) Provide and maintain access to the garbage and recycling rooms with double or overhead doors having a minimum width of 2.2 m to accommodate the transport of container bins;

(z) Provide and maintain a concrete base pad adjacent to the front of the Type G loading space serving Phase 1, with a slope not exceeding 2%, and of sufficient size to store a minimum of 2 compactor containers on collection day;

(aa) Provide and maintain a concrete base pad adjacent to the front of the Type G loading space serving Phase 2, with a slope not exceeding 2%, and of sufficient size to store a minimum of 4 compactor containers on collection day;

(ab) Provide a trained employee to manoeuvre container bins to and from the front of the garbage truck for loading and to assist the driver with the back-up manoeuvre at all times during City collection periods;

(ac) Identify the residential and non-residential refuse and recycling material by means of clear signage on each container bin;

(ad) Construct the Type G loading space and all driveways and passageways providing access thereto to the requirements of the Ontario Building Code, including allowance for City of Toronto bulk lift and rear bin vehicle loading with impact factors where they are to be built as supported structures;
(ae) Submit, prior to the issuance of a building permit, site servicing plans that include fire access routes, a grading and drainage plan and a stormwater management plan to the satisfaction of the Commissioner of Works and Emergency Services;

2. The owner be advised:

(a) Of the need to make separate applications to the Commissioner of Works and Emergency Services for permits to carry out any works involving construction in, or occupancy of, the abutting public right-of-way;

(b) Of the need to submit an application to the Commissioner of Works and Emergency Services for approval of the proposed canopy encroachments within the abutting road allowance and enter into an Encroachment Agreement in respect of the approved encroachments;

(c) Of the City’s requirement for the payment of a service charge associated with the provision of City containerized garbage collection; and

(d) That the storm water run-off originating from the site should be disposed of through infiltration into the ground, where feasible.
ROADWAYS
Abutting the site to the west is a substandard north-south public lane, extending southerly off of Scollard Street. This lane is of varying width and is classified as “commercial/commercial” in Appendix E of the Official Plan. In accordance with City Standards, this lane should be ultimately widened to a minimum width of 6 metres. In order to provide for this widening, a strip of land abutting the east limit of the lane, as detailed in Condition No. 1(g) of this memorandum, should be conveyed to the City. It was recommended that this lane be widened similarly in connection with Rezoning Application No. 2297 and to-date, the widening has not occurred. 

SIDEWALKS/PUBLIC BOULEVARDS/STREETSCAPING

Any existing curb cut not to be further utilized must be restored to City of Toronto standards, at no cost to the City.  For further information, the applicant should contact the Right-of-Way Management Section, District 1, Construction Activities at (416) 392-7877.

ENCROACHMENTS
The proposal includes canopy encroachments within the Yorkville Avenue road allowances. Given that the proposed canopies will be constructed of glass and metal it will be necessary for the owner to obtain approvals from the Commissioner of Urban Development Services for these encroachments. It will be necessary for the owner to submit a separate application to this Department for approval of these encroachments.
DRIVEWAY ACCESS AND SITE CIRCULATION

Vehicular access and egress to the underground parking garage is proposed at two locations. The access ramp from Yorkville Avenue serves both the residential parking and the TPA parking for the general public. A second access and egress to serve the residents is proposed by way of a ramp leading from the north-south private driveway at the north end of the site off of Scollard Street which also functions as a service lane west of the access ramp. This second access also serves the underground parking facility, which is entirely separated from the rest of the underground parking garage, for the proposed townhouses fronting onto Scollard Street.

The Yorkville Avenue access ramp indicates a maximum slope of 5% within the first 6 metres of the property line and 12% along the remaining portion.  This is acceptable. With respect to the Scollard Street access, the interior ramps serving the residential parking and the townhouses fronting Scollard Street have slopes of a maximum of 15% and 10%, respectively, which are acceptable. The proposed ramps accessed from Scollard Street will be exposed to the elements and, as a result, a heating system should be provided to prevent ice and snow build-up.

In the event that the townhouse units fronting Scollard Street become freehold units, then appropriate rights-of-way/easements must me granted in favour of the owners of each residential unit over the portions of the driveways for vehicular access to the respective parking spaces. 
PARKING
The plans indicate that a total of 355 parking spaces will be provided in a three-level underground garage to serve both phases of the project, including 205 spaces for residents and 150 to be maintained by the Toronto Parking Authority (TPA) for public parking purposes. The provision of 205 parking spaces to serve the residents of this project satisfies the estimated parking demand generated by the residents for 171 spaces, based in part on the surveyed demand of condominium dwelling units.  The parking demand generated by the residential visitors and the retail component is estimated to be 28 spaces which is proposed to be accommodated in the 150-space public parking facility located on the site.  This is acceptable.  As a result, the provision of 205 spaces to serve the residents of the project only, is satisfactory.

The plans show that Phase 1 of the project will contain a total of 127 parking spaces. The provision of 127 spaces to serve the residents of Phase 1 satisfies the estimated parking demand generated by this phase for 126 spaces, based in part on the surveyed demand of condominium dwelling units, and is satisfactory. As far as can be ascertained, the general Zoning By-law requirement for the residents of  Phase 1 is for 93 spaces.

A physical separation between the residents’ parking spaces and the public portion of the parking garage is shown on the plans and is acceptable. 

The dimensions and general layout of the parking spaces and driveway aisles of the parking garage are acceptable. 
LOADING

The estimated loading demand generated by this proposal, based on the shared use of loading facilities between the residential and commercial components, is for one Type G loading space. The Zoning By-law requirement, as far as can be ascertained is for one Type B and one Type G loading space.  The plans indicate the provision of 2 Type G loading spaces, with access from Scollard Street. Each proposed tower, which includes both residential and non-residential uses, will be served by a Type G loading space, which is satisfactory. 

With respect to loading / delivery activity levels, the owner’s Transportation Consultant addressed the implications of these activities in the supplementary traffic information (which is further discussed below).  The Consultant has observed service vehicle activity at other condominium buildings in the downtown area to forecast service vehicle activity for the subject proposal.  This Department concurs with the Consultant’s findings that the service vehicle activity to this development should not noticeably change operating conditions or the character of the streets north of the site. 
TRAFFIC ASSESSMENT

The applicant has submitted a Traffic and Parking Review prepared by BA Group Transportation Consultants under date of June 26, 2002 and supplementary traffic information dated November 8, 2002 in support of this proposal.  The initial assessment forecasted the anticipated traffic impacts associated with the residential condominium development in conjunction with the existing area traffic and future traffic generated by other developments in the area.  The assessment also included a comparison of the traffic generated by this proposal versus the traffic generated by the previously approved development which included predominantly office and retail uses.  The results of this assessment indicate that this development would generate approximately 25 vehicle trips less than the previously approved development during the critical p.m. peak hour. 

The second submission includes a detailed analysis of the forecasted operations of the intersections in the area.  The information, methodologies, and assumptions contained in the assessment that were used to forecast trip generation, trip distribution, and capacity analysis are generally acceptable. This Department concurs with the Consultant's conclusion that the internal traffic operations of the proposal are acceptable, and that the traffic generated by this project can be accommodated, without undue impact on the area road network.  Furthermore, as indicated earlier, this proposal will generate less traffic than the development previously approved for this site.

SOLID WASTE AND RECYCLING

The City will provide the residential component with the bulk lift method of refuse and recyclable materials collection in accordance with the Municipal Code, Chapter 309 (Solid Waste).  This will require the provision of the storage and handling facilities and matters identified in Recommendation Nos. 1(d), 1(e) and 1(v) to 1(dd), above. 

The non-residential component of the project is not eligible for City refuse collection and requires the services of a private waste collection firm.

It is the policy of City Council to levy a service charge on all new developments, payment of which, is a condition for receiving City containerized garbage and recycling collection.  The levy is currently $34.50 per month, including taxes, multiplied by the number of garbage containers on site.  The levy includes the provision and maintenance of City garbage and recycling containers.  Should the owner choose to provide private garbage containers, the levy will still be charged and the containers must meet City specifications and be maintained privately at the expense of the building owner.  Further information regarding the above can be obtained by contacting the Solid Waste Management Services Division at 338-0957.

STORM DRAINAGE

It is the policy of City Council to require the infiltration of storm water run-off into the ground for all new buildings, whenever possible.  Therefore, storm connections to the City sewer system will only be permitted if it can be demonstrated that infiltrating storm water into the ground is not feasible.  Further information regarding storm drainage can be obtained by contacting Brian Lee at 416-397-0253.

SANITARY DRAINAGE
The City’s sanitary sewers are available to accommodate this development.

WATER SUPPLY
The City’s water distribution system is available to accommodate this development. 
FIRE SERVICES

The site plan should be revised to address the following with respect to Fire access Route requirements of the Ontario Building Code.

(i) Fire access routes located within 3 to 15 metres of every building face having access openings (unsprinklered buildings).

For further information in this regard, please contact the Fire Prevention Division (telephone 392-0160).

CONSTRUCTION PERMITS

Approval for any work to be carried out within the street allowance must be received from this Department. Although the proposed accesses are acceptable in principle, changes may be required as a result of the detailed review of the application for work within the public

right-of-way. For further information, the applicant should contact the Right-of-Way Management Division, District 1, Construction Activities at 392-7877.

3.
Heritage Preservation Services (February 5, 2003)
Staff of Heritage Preservation Services has reviewed the proposal and provides the following.








The Toronto Preservation Board, at its meeting held on January 9, 2003, recommended to Community Council and Council the adoption of the recommendations contained in the report dated January 6, 2003, from the Commissioner, Economic Development, Culture and Tourism, subject to the following amendments:

(a)
amending recommendation (1) by inserting the word "substantially" after the words "conservation of the facade" and before the words "as set out in"; and 

(b) 
deleting recommendation (1) (i) and inserting in lieu the following:


(i)
a Conservation Strategy for the Mount Sinai Hospital south facade, involving temporary relocation of the structure south into Yorkville Avenue right-of-way, provided such temporary relocation does not impair timing or construction access to the site and all City approvals are provided to the owner at no cost in accordance with an approved Conservation Plan, provided such plan does not exceed a cost of $600,000.00; 

so that the recommendations shall now read as follows:

It is recommend that:

(1)
alterations to the property at 100 Yorkville Avenue (old Mount Sinai Hospital), designated under Part IV of the Ontario Heritage Act, involving the conservation of the façade substantially as set out in the plans and drawings prepared by Hariri Pontarini Architects date stamped April 8, 2002 by Urban Development Services, including revisions to the townhouse Scollard Street elevations on file with the Manager of Heritage Preservation Services, be approved subject to the following:


(i)
a Conservation Strategy for the Mount Sinai Hospital south facade, involving temporary relocation of the structure south into Yorkville Avenue right-of-way, provided such temporary relocation does not impair timing or construction access to the site and all City approvals are provided to the owner at no cost in accordance with an approved Conservation Plan, provided such plan does not exceed a cost of $600,000.00; 

(ii)
only if the City cannot approve temporary occupation of the Yorkville Avenue right-of-way, will the Conservation Strategy involve dismantling and reconstruction of the Mount Sinai Hospital façade using existing heritage fabric in accordance with an approved Conservation Plan;

(iii)
prior to the introduction of bills in Council to amend the Official Plan and Zoning By-law, a Heritage Easement Agreement shall be registered on title to the property and a Conservation Strategy shall be approved by the Manager of Heritage Preservation Services; 

(iv)
prior to Site Plan Approval, the Owner shall submit a detailed landscape plan for the area south of the heritage façade and a detailed elevation of the west façade of the podium adjacent to the heritage façade, satisfactory to the Manager of Heritage Preservation Services;

(v)
prior to the issuance of any building permit, the Owner shall provide the following to the satisfaction of the Manager, Heritage Preservation Services:

(a)
a Conservation Plan that includes detailed documentation of the existing structure and specifications consistent with the approved Conservation Strategy; 

(b)
Letters of Credit posted with the City sufficient to implement the Conservation Plan; and

(vi)
if the Conservation Strategy involves dismantling, no dismantling of the Mount Sinai Hospital façade will occur until building permit plans for phase 2 are approved; 

(2)
authority be granted by Toronto City Council for the execution of a Heritage Easement Agreement under Section 37 of the Ontario Heritage Act with the owner of 100 Yorkville Avenue, using substantially the form of easement agreement prepared in February 1987 by the City Solicitor and on file with the City Clerk, subject to such amendments as may be deemed necessary by the City Solicitor in consultation with the Manager, Heritage Preservation Services; 

(3)
the Commissioner of Urban Development Services be requested to include the above recommendations in the report on Official Plan Amendment and Rezoning Application No. 202008 (TECMB20020006); and

(4)
the appropriate City officials be authorized and directed to take the necessary action to give effect thereto.

(1) 
(i) 
(ii) 
(iii) 
(iv) 
(a) 
(b) 
(2) 

4.
Economic Development, Culture & Tourism, Forestry ( November 6, 2002)

This will acknowledge the NEW plans pertaining to the above noted development application which were circulated to Urban Forestry on 26 July 2002. I have reviewed the circulated plans and advise that:  

· There are 8 City owned trees involved with this project, which are situated on the City road allowance adjacent to the development site.  All trees on City property are protected under Chapter 813 of the City of Toronto Municipal Code.  These trees must be protected at all times in accordance with this Department’s Tree Protection Policy and Specifications for Construction near Trees.

· The City does not support the removal of any City owned trees.  Therefore, submitted plans must preserve existing trees, replace dead, dying or diseased ones and look for new opportunities for planting within the street allowance.  Existing trees must be plotted accurately along with tree preservation details.  Urban Forestry staff makes an inspection of the existing condition of City owned trees with each new application.  Following the inspection any dead or dying trees will be scheduled for removal by Urban Forestry  - Operations according to their prioritisation schedule.  Replacement trees are to be provided by the developer.

· If at any time this project cannot proceed without the removal of, or interference with a tree(s) on City property, it will be necessary for the applicant to apply in writing to Mark Procunier, Supervisor of Urban Forestry Planning and Protection, for the removal or relocation of the tree(s) so that this request can be discussed with the ward Councillor and/or forwarded to Community Council and City Council for consideration. 

· Urban Forestry Services has received a written request from the applicant for removal of 6 City owned trees.  The 6 City owned trees are currently in good to fair condition and do not qualify for routine removal at this time. The removal of these trees is subject to approval by the ward Councillor and Urban Forestry Services.  Urban Forestry has consulted with the ward Councillor and has received Councillor Rae’s approval for tree removal.  As per policy, the applicant will assume all costs involved which is $7,961.00 and includes appraised tree value, removal and replacement costs.  Payment must be made by certified cheque or money order made payable to the City of Toronto Treasurer and sent to the attention of Mark Procunier, Supervisor of Urban Forestry Planning and Protection.  Approved tree removals may only occur once Urban Forestry Planning and Protection has received payment, the building and/or demolition permits have been obtained and the permitted construction and/or demolition related activities associated with the subject development warrant the removal of the trees.

Tree Protection Security Deposit
· A tree protection security deposit is required to secure the protection of City owned trees during construction/landscaping in close proximity to such trees within the road allowance.  The applicant is required to furnish this security deposit in the form of certified cheque or an irrevocable Letter of Credit (LOC).  A cheque or LOC in the amount of $6,688.00 for the 2 City owned trees that require protection must be submitted. 

Trees on Private Property
· The protection of all Privately owned trees over the diameter of 30 cm DBH, within the borders of the former City of Toronto, is the responsibility of Mr. Andrew Pickett (416 392-1891) Forestry Specialist, City Foresters Office. At this time an application to Injure or Destroy trees #9 and 20 on the Tree Inventory Plan LT1 by NAK Design Group is still outstanding. This was requested in a letter to Beate Bowron from Richard Ubbens dated 24 June 2002. Please ensure that all required conditions have been met in relation to any Private trees, which may qualify for protection.

Tree Planting
· The City’s planting details have not been shown on the submitted plans. The applicant is required to provide the planting of large growing shade trees within the City road allowance as part of this application.   A detailed landscape plan must be provided which indicates the exact location of all existing City owned trees and any trees proposed to be planted within the City road allowance including details with respect to proposed tree species, calliper and quantity. The applicant must look for new opportunities for planting within the street allowance.

· The Urban Forestry Planner has identified potential planting sites that show on the supplied drawings as free of conflicts both underground and above. The Scollard Street sidewalk currently supports trees in tree pits, this practice should continue. There is room along with the 3 proposed trees in turf to plant 3 to 4 trees in continuous tree pits in the sidewalk in front of the townhouses. There is also the potential to plant one tree just to the east of 95 Scollard to replace the tree being removed at that location. 

· The planting plan should provide the best possible, natural, planting environment for trees.  It is preferred that trees be planted in turf when possible.  If no room exists for turf boulevards with trees raised planting beds or continuous tree pits should be considered.  Trees indicated for planting on the City road allowance must be planted in accordance with the Tree Details Section of the City of Toronto Streetscape Manual as per the details noted below. Please note that the applicant must conduct an investigation of underground utilities prior to proposing tree planting within the City road allowance.  If planting is not possible due to a utility conflict, a utility locate information sheet from the respective utility company should be provided to the City.

· Street Trees in Turf: 
In accordance with Planting Detail No. 101 for Balled and Burlapped Trees in Turf Areas, dated January 2002.

· Street Trees in Tree Pits: 
In accordance with Planting Detail Nos. 103, 103-1, 103-2 & 103-3 for 1.2m x 2.4m Tree Pit, dated March 1997. Tree pits must be constructed in accordance with the Continuous Tree Pit details outlined in the Construction Details Section of the City of Toronto Streetscape Manual as Drawing Nos. RE-1833M-1, -2, -3, -4, -5, and -6, 1 of 2 and 2 of 2.

· The above may be an issue with the existing trees in front of 100 Yorkville Ave are on a paved slope. The applicant must contact Urban Forestry Planning and Protection regarding a suitable resolution to this issue.

· Tree species selection for boulevard locations require prior approval by Urban Forestry Planning and Protection.  Urban Forestry is not able to comment as no tree species or sizes are proposed.  The use of ornamentals or any coniferous trees should be avoided due to their maintenance requirements.

Tree Planting Security Deposit & Guarantee 
· The applicant will be responsible for providing a two-year renewable guarantee for all new trees planted within the road allowance.  The Supervisor of Urban Forestry Planning and Protection must be notified in writing of the planting date prior to planting.  This date is used to establish the anniversary date of the required two-year renewable guarantee. The applicant must maintain the subject trees in good condition; these trees will be inspected during and prior to the end of the renewable guarantee period.  If the trees are in good condition at the end of the renewable guarantee period, the City will assume maintenance and ownership of the trees.  If during or at the end of the renewable guarantee period the trees are not in good condition, require maintenance or require replacement, the applicant will be responsible for rectifying the problem as determined by and to the satisfaction of the Commissioner of Economic Development, Culture and Tourism.  The owner will be required to provide an additional two-year renewable guarantee period for any trees requiring replacement.  The Supervisor of Urban Forestry Planning and Protection may be reached at (416-392-7390).

· A tree planting security deposit is required for tree planting within the road allowance.  The deposit is to be in the form of a certified cheque or an irrevocable Letter of Credit.  The tree planting security deposit must be sent to the attention of Mark Procunier, Supervisor of Urban Forestry Planning and Protection (416-392-7390), prior to the issuance of a landscaping permit which must be obtained from Works and Emergency Services, Transportation Services District 1, Right of Way Management (416-392-7877).  The tree planting security deposit is held for the duration of the renewable guarantee period.  The funds from the tree planting security deposit will be drawn upon to cover any costs Urban Forestry incurs as a result of enforcing and ensuring that the trees are kept in a healthy and vigorous state.  These costs are subject to change and the current cost per tree is $578.00.  This project proposed 10 trees and room for 4 others, therefore the total tree planting security deposit required (on 14 trees) for this project is $8,092.00. 
Conditions
· The applicant must contact Urban Forestry Planning and Protection regarding the tree planting issues identified above. Species, size, locations, City Details must all be provided.

Tree Protection Security

$  6,688.00

Tree Planting Guarantee

$  8,092.00





· Total tree securities outstanding
$14,780.00
· Plus Tree Removal Payment


$   7,961.00

I advise that the plans prepared by Hariri Pontarini Architects and NAK Design Group, date stamped as received by Urban Development Services on 8 April 2002, and on file with the Commissioner of Urban Development Services will be acceptable provided that the above noted conditions are fulfilled.
5.
Economic Development, Culture & Tourism, Parks and Recreation (May 16, 2002)


The applicant proposes to amend the Official Plan and Zoning By-law to permit the construction of three buildings to have 3, 8 and 18 storeys.  These buildings would house 6, 41 and 147 units 

respectively for a total of 194 units. The site will have a total gross floor area of 24,837m2 of which 2,827m2 will be retail on a 6,178m2 site.  The 6 row houses that front on Scollard Street will be freehold while the high rise units will be condominium. 

The amalgamation of the new City of Toronto will bring a new parkland dedication by-law.  Although these comments are premised on former City of Toronto by-laws and Official Plan Policies, if the application is approved subsequent to adoption of a new parkland dedication by-law for the new City of Toronto, the latter shall prevail.

If the application is approved, it will be subject to a combined 2%/5% cash-in-lieu of parkland dedication payment under Chapter 165 of the former City of Toronto Municipal Code (which remains in full force and effect) to implement Section 42 of the Planning Act RSO 1990, c.P.13.  The cash-in-lieu payment will be payable prior to building permit issuance.

If the applicant is required to enter into a Section 37 Agreement with respect to any additional density, the EDCT Department would like to be a part of those negotiations. 

The provision of amenity space is an important feature in multiple unit developments.  These areas, particularly the outdoor amenity space, should be useable and interesting year round.  When considering proposals for multiple unit residential development where children may reside, the applicant is encouraged to provide a pre-school play area and a multi-purpose sports pad.  These features have not been incorporated on the plans submitted. 

The landscape plan for the development has identified street trees along the Yorkville Avenue road allowance.  The applicant should contact Mr. Mark Procunier, supervisor of Urban Forestry Planning and Protection at 416-392-7390 regarding specifications for new street trees to be planted in the road allowance. 

6.
Toronto Parking Authority (January 15, 2003)

We have reviewed the plans submitted for the above-noted application dated April8, 2002.  Specifically in respect to the parking garage.  We find the plans generally acceptable to our needs and agree in principle with the desgin subject to changes that will become apparent once working drawings are commenced.

January 28, 2003
Further to our letter of January 15, 2003 we have reviewed the Phasing Plans SPA20 through to SPA23 including the residential access through the TPA lot from Scollard Street to Yorkville Avenue and find them generally acceptable.  We acknowledge that there will be no underground public parking in Phase 1 until the completion of Phase 2.  There will be surface parking available from the commencement of construction of Phase 1 (approximately 70 spaces) until the commencement of construction of Phase 2.  During the construction of Phase 2, there will be no public parking above or below grade. 

Attachment 10

Draft Official Plan Amendment
Section 18 of the former City of Toronto Official Plan is hereby amended by adding as Section 18.___ the following text:

18.___
Lands known as Nos. 76, 88R, 92 and 100 Yorkville Avenue and Nos. 95, 115, 119 and 121R. Scollard Street 

Notwithstanding any of the provisions of this Plan, City Council may pass by-laws respecting the lot shown delineated by heavy lines on Map 18.___ attached hereto to permit the erection and use of a mixed use building, in phases, provided:

(1)
the maximum gross floor area on the Lands does not exceed 24 715 square metres, of which the non-residential gross floor area shall not exceed 2 880 square metres, and the residential gross floor area shall not exceed 21 835 square metres, provided that:

(i)
the residential gross floor area on Parcel A shall not exceed 13 340 square metres and the non-residential gross floor area on Parcel A shall not exceed 1 375 square metres; and

(ii)
the residential gross floor area on Parcel B shall not exceed 8 495 square metres and the non-residential gross floor area on Parcel B shall not exceed 1 505 square metres. 



(2)
the Owner of the Lands shall enter into an agreement, pursuant to Section 37 of the Planning Act, to secure the provision of the following facilities, services and matters:



(i)
the owner shall provide, prior to the issuance of a Building Permit for the Phase One development, Letters of Credit in a form satisfactory to the Chief Financial Officer and in an amount determined by the Manager, Heritage Preservation Services and sufficient to implement the Conservation Plan for the Mount Sinai Hospital façade; 
(ii)
the owner shall provide and maintain two mid-block, pedestrian routes through the properties from Scollard Street to Yorkville Avenue, satisfactory to the Commissioner of Urban Development Services and substantially in accordance with the plans prepared by Hariri Pontarini Architects; and 


(iii)
the provision and maintenance of  building materials and design of the building substantially in accordance with the plans prepared by Hariri Pontarini Architects.





Attachment 11
Draft  Zoning By-law Amendment

To amend By-law No. 438-86 of the former City of Toronto, as amended with respect to lands known municipally in the year 2003 as Nos. 76, 88R, 92 and 100 Yorkville Avenue and Nos. 95, 115, 119 and 121R. Scollard Street

The Council of the City of Toronto HEREBY ENACTS as follows:

1. None of the provisions of Section 2(1) with respect to the definitions of grade, height, residential amenity space and lot and Sections 4(2)a, 4(5), 4(8), 4(12), 4(14), 8(3)Part I, 8(3) Part III, 8(3) Part XI (2)(i) and 12(2)259 of By-law No. 438-86, being “A By-law To regulate the use of land and the erection, use, bulk, height, spacing of and other matters relating to buildings and structures and to prohibit certain uses of lands and the erection and use of certain buildings and structures in various areas of the City of Toronto”, as amended, shall apply to prevent the erection and use of a mixed-use building provided:

(1) the lot on which the proposed building is to be located comprises the lands outlined by heavy lines on Plan 1, attached to and forming part of this By-law;

(2)

(2) no portion of the building above grade is located otherwise than wholly within the areas delineated by heavy lines as shown on Plan 2, with the exception of: 
(i)
cornices, balustrades, canopies, covered walkways, underground garage ramps, stairs, stair enclosures, terraces, mullions, ornamental elements, parapets, eaves, window sills, guard-rails, and wheel chair ramps which may extend beyond the heavy lines shown on Plan 2; 

(ii)
open balconies extending to a maximum horizontal projection of 1.9 metres beyond the heavy lines show on Plan 2;



(3)
the height of any buildings shall not exceed the height limits specified by numbers on Plan 2, except for:

(i) parapets are permitted to a maximum height of 1.2 metres above the height limits shown on Plan 2; and
(ii) items identified in Sections 4(2)(a)(i) and 4(2)(a)(ii) of By-law 438-86.
(iii) 
(iv) 

(5)
The combined residential gross floor area and non-residential gross floor area of all the buildings erected on the lot shall not exceed 24 715 square metres, of which the non-residential gross floor area shall not exceed 2 880 square metres, and the residential gross floor area shall not exceed 21 835 square metres, provided that:

(i)
the residential gross floor area on Parcel A shall not exceed 13 340 square metres and the non-residential gross floor area on Parcel A shall not exceed 1 375 square metres; and
(ii)
the residential gross floor area on Parcel B shall not exceed 8 495 square metres and the non-residential gross floor area on Parcel B shall not exceed 1 505 square metres. 

(6)
parking spaces shall be provided and maintained on the lot in accordance with the following:
(i)
0.3 parking spaces for each bachelor dwelling unit;

(ii)
0.7 parking spaces for each one-bedroom dwelling unit;

(iii)
1.0 parking spaces for each two-bedroom dwelling unit; and
(iv)
1.2 parking spaces for each three-bedroom dwelling unit.

(7)
in addition to the requirement of Section (4), not more than 150 parking spaces are provided and maintained for the use of the general public;

(8)
loading spaces shall be provided and as follows:   
(i) one loading space-type G shall be provided on Parcel A; and,

(ii) one loading space-type G shall be provided on  Parcel B.

(9)
residential amenity space shall be as follows 
(i) indoor residential amenity space shall be provided in a multi-purpose room or a number of rooms located on the same or on a separate storey not more than one storey apart, at least one of which contains a kitchen and a washroom, as follows:

(a) on Parcel A; a minimum of 304 square metres; and

(b) on Parcel B; a minimum of 90 square metres.
(ii) outdoor residential amenity space shall be provided in a location that is within 25 metres of an exit door from the indoor residential amenity space to the outdoors as follows:

(a) on Parcel A; a minimum of 90 square metres; and

(b) on Parcel B; a minimum of 108 square metres.


(10)
a minimum of 165 square metres of common outdoor space shall be provided on Parcel B in connection with a mixed-use building; 

(11)
no building or structure, erected or used at or below  grade on Parcel B shall be closer to the original centre line of the public lane than 1.5 metres;

(12)
the Mount Sinai Heritage façade portion of the retail ground floor shall be located within 1.3 metres of grade;

(13)
at least 60 per cent of the aggregate length of the portion of the frontage of the lot abutting Yorkville Avenue shall be used for commercial and retail purposes; 


(14)
the owner of the lot enters into one or more agreements, pursuant to Section 37 of the Planning Act, to secure the following facilities, services and matters 


(i)
the owner shall provide, prior to the issuance of a Building Permit for the Phase One development, Letters of Credit in a form satisfactory to the Chief Financial Officer and in an amount determined by the Manager, Heritage Preservation Services and sufficient to implement the Conservation Plan for the Mount Sinai Hospital façade; 

(ii)
the owner shall provide and maintain two mid-block, pedestrian routes through the properties from Scollard Street to Yorkville Avenue, satisfactory to the Commissioner of Urban Development Services and substantially in accordance with the plans prepared by Hariri Pontarini Architects; and 


(iii)
the provision and maintenance of building materials and design of building substantially in accordance with the plans prepared by Hariri Pontarini Architects. 
2.
“grade” shall mean 116.41 metres Canadian Geodetic Datum.

3.
height” shall mean the vertical distance between grade and the highest point of the buildings or structures.
4.
“Parcel A” and “Parcel B” means the areas identified as Parcel A and Parcel B on Map 1. 

5.
“residential amenity space” shall mean a common area or areas within the lot which are generally, although not exclusively, provided for the use of residents of the building for recreational and social purposes.
6.
With the exception of any defined terms to the extent modified by this By-law and provisions noted herein, all other provisions and defined terms of By-law No. 436-86 of the former City of Toronto, as amended, continue to apply.
7.


(3) 
By- law No. 382-93 of the former City of Toronto is hereby repealed.
