COMMITTEE OF THE WHOLE FEBRUARY 21, 2005

ZONING BY-LAW AMENDMENT FILE Z.04.008
SITE DEVELOPMENT FILE DA.03.056
ANTORISA INVESTMENTS LTD.

REPORT # P.2004.59

Recommendation

The Commissioner of Planning recommends:

1. THAT Zoning By-law Amendment and Site Development Applications Z.04.008 and
DA.03.056 (Antorisa Investments Lid.), respectively, BE REFUSED.

Purpose

The Owner has submitted an application to amend the Zoning By-law to permit the following
exceptions to the C1 Resfricted Commercial Zone standards, on the subject lands shown an
Attachmenis #1 and #2:

- a minimum lot depth of 30m, whereas 60m is required;

- a minimum front yard of 4m, whereas 8m is required;

- a minimum rear yard of 1.2m, whereas 15m is required;

- a minimum landscape strip width of 4m abutting a sireet, whereas m is reqUIred
and,

- a minimurn of 19 parking spaces, whereas 22 spaces is required.

The above-noted exceptions would fac:lltate the related Site Development apphca’non which
proposes a single-storey, 360m* "Automotive Retail Store” for the sale and installation of tires
{Active Green + Ross), including 9 automotive service bays with a reception/waiting room, on a
0.16 ha site, as shown on Attachment #2.

Background - Analysis and Options

The subject lands shown on Attachment #1 are located on the south side of Crestwood Road,
west of Yonge Street, municipally known as 19 Crestwood Road, being Part of Lots 82 and 83 on
Plan 3205, in Lot 26, Concession 1, City of Vaughan. The rectangular 1, 613m” vacant site has
52.9m frontage on Crestwood Road, and a depth of 30.4m.

The subject lands are designated “General Commercial® by OPA #210 (Thornhill-Vaughan
Community Plan) and zoned C1 Restricted Commercial Zone by By-law 1-88. The surrounding
land uses are:

North - Crestwood Road; automotive dealership campus (C2 Zone)
South - car dealership and related parking lot (C1 Zone)

East - gas bar (C6 Zone)

West - residential {R2 Zone)

On February 11, 2004, the Local Councillor for Ward 5 held a Community meeting at the Garnet
A. Williams Community Centre with Planning Staff, the applicant and area residents present to
discuss the Site Development application. The following is @ summary of the comments raised at
that meeting:

= existing and future traffic conditions is of concern to the residents on Crestwood
Road, and frying to make a lefi-turn onto Yonge Street is extremely difficult; how
much additional traffic would be generated from the proposed use?



»  noise (air guns) and fumes are of a concern to the residents immediately west of the
site.

what time of day/night will the garbage pick-up take place?

is there warrant for a signalized intersection at Yonge Street and Crestwood Road?
the use seems more industrial in nature than commercial

would prefer & business or professional office use

what size of fruck will be delivering the new tires?

will the delivety trucks enter the site, or will they be unloading on Crestwood Road?

On March 28, 2004, a Notice of Public Hearing was circulated to all property owners within 120m
of the subject lands, and to the Crestwood Springfarm Yorkhill Residents’ Association. The
recommendation of the Committee of the Whole on April 19, 2004, to receive the Public Hearing
report and to forward a technical report to a future Committee meeting was ratified by Councif on
April 26, 2004. As a result of the public hearing, Development Planning Staff received a number
of wriften responses fo the applications, specifically 7 letters from 16 households in oppaosition,
and 1 letter of support from an automobile dealership across the street to the north. The following
is a summary of the concerns noted:

= potential for increase in traffic along Crestwood Road, and to a lesser exient along
Pinewood Road;

= vehicle transport trucks idling on Crestwood Road, while deliveries are made;

* noise impact and pollution on the residences immediately to the west attributed to air
guns and exhaust fumes, particularly when the bay doors are open;

= the form of commercial appears to be better suited to an industrial area versus a
residential neighbourhood;

= customers testing their new tires using the residential roads;

= Active Green + Ross performs more than tire sales and installations, and undertakes
works in keeping with a public garage, as identified in thelr web-site;

» the site should be turned into a park; and

»  the development of the site would be more conducive ic a 1-2 storey busmess and
professional office building.

QOfficial Plan

The site is designated “General Commercial” by OPA #210 (Thornhill-Vaughan Community Plan),
which permits retail stores for the buying, leasing and exchanging of goods and services,
restaurants, banks and business and professional offices.

The Qwner applied for an “Automotive Retail Store” use on their Zoning By-law Amendment and
Site Development application forms. The intended use of the property was for the sale of fires
and the accessory installation of tires. Howsever, upon visiting the web-site for Active Green +
Ross (ie. www.activegreenross.com), as shown on Attachment #5, this establishment “offers
compiete general autotnotive service and repairs to most car and light truck models”, inciuding
brakes, suspension and front end repairs, wheel alignment, tire balancing, lube and oil changes,
transmission and fuel injection service, installation of spark plugs, coolant system flush,
replacement of belts and hoses, timing belts, shocks and struts, maintenance tune-ups, and Drive
Clean service.

The web-site description of the activities performed by Active Green + Ross is consistent with a
“Public Garage" use, which is permitted in a “Service Station” designation in OPA #210 (Thornhill
Official Plan), and which “provides for the sale of petrol, oil and Iubricants and other related
products and may include as well, the provision of repair and maintenance service for vehicles”,
and is not a general commercial type of use. Furthermore, service stations are permitted to
locate in Neighbourhood Commercial" designations on sites of “approximately 2.5 hectares which
serves the surrounding neighbourhood”, whereas the subject property is substantially under-sized
at 0.16 hectares. A “public garage” is also a permitted Employment Use in the “Employment



Area General’ designation in OPA #450 (Empioyment Area Plan). The proposed public garage is
not a permitted use in the “General Commercial” designation in OPA #210.

The policies in OPA #210 state that new general commercial uses must be compatible with the
proposed site, in terms of building design and coverage, parking, landscaping and buffering, and
with adjacent land uses. As discussed in the “Zoning” section of this report, the proposal is
deficient in meeting a number of zoning reguirements, and is incompatible with the single-
detached residential dwellings to the west. The proposed development does not conform to the
policies contained in OPA #210. '

Zoning

The site is zoned C1 Restricted Commercial Zone by By-law 1-88, which permits a wide range of
commercial, office and retail uses, including an automotive retail store. However, as identified in
the “Official Plan" section of this report, the proposed Active Green + Ross development is a
public garage, and not an automotive retail store.

By-law 1-88 defines an "Automotive Retail Store” use as follows:

“Automotive Retail Store — Means a building or part of a building primarily engaged in the
retail of vehicle parts, accessories, and fools where accessory uses may include service
bays for performing specialized automotive refated works, but do not include autobody
repair work or paint work.” '

The Building Standards Department has advised that this definition would allow enly the retail .
sale and installation of the tires sold. Any other automotive work performed would constitute a
“public garage” use, and would not be permitted.

By-law 1-88 defines a "Public Garage” use as follows:

“Public Garage - Means a building which is used for the care, repair or equipping of
motor vehicles, but does not include an autobody repair shop or a motor vehicle sales
establishment.”

A public garage would require a license to be obtained from the Clerk's Department.

The proposed public garage is not a permitted use in the C1 Zone, and is a use permitted as-of-
right only in the C8 Highway Commercial Zone and in the EM2 General Empioyment Area Zone.
As the "General Commercial” designation on the subject lands does not permit a public garage
use, the propesed amendment to the Zoning By-law is inappropriate.

If the current C1 Zone standards were applied to the site, the proposed site layout would be
deficient in minimum lot depth, front and rear yard setbacks, width of a landscape buffer abutting
a street, and the required number of parking spaces, as follows:

Required Proposed
Minimum Lot Depth 60.0m 30.0m
Minimum Front Yard 9.0m 4.0m
Minimum Rear Yard 15.0m 1.2m
Minimum Width of Landscape Buffer
abuiting Crestwood Road 6.0m 4.0m
Minimum Number of Parking Spaces 22 spaces 19 spaces

The above-noted exceptions to the C1 Zone have been proposed because the site is under-sized
for praper development as a commercial property, given the shallow 30m ot depth. In order for



the applicant to achieve some semblance of development on the property, the front and rear
yards have been proposed fo be collectively reduced by a significant amount, thereby resulting in
an insufficient fandscape strip width along Crestwood Road and a reduced number of parking
spaces. The small site size is not conducive for the intensity of development proposed by the
public garage use, thereby contributing to an inappropriate site design and use of the subject
property, adjacent to low density residential development. The residential dwellings to the west
are zoned R2 Zone, and are set back 6.4m from the front lot line, well back from the 4m proposed
by the applicant.

Staff notes that the Petfro Canada gas bar site fo the east obtained variances for 2 minimum 4m
side yard and a minimum 3m wide landscape strip abutting Crestwood Road. However, this site
constituted a redevelopment (file DA.98.022) and modernization of an older Petro Canada gas
station, oriented towards Yonge Street, and located considerably away from the residential
properties to the west. The proposed “public garage” constitutes new infill development, which is
inappropriate in the context of its location within the neighbourhood.

Site Design

The site plan shown on Attachment #2 proposes an L-shaped building along the easterly and
southerly property lines. The proposed development is primarily for use as a public garage, with
more than 50% of the building GFA being devoted to the 9 automotive service bays and overhead
doors, with the remainder of the building being proposed for office and storage space. Parking is
provided to the west of the building, with access on Crestwood Road. The access driveway fo
the site has been designed to discourage vehicles from turning left into the residential
subdivision, thereby mitigating the area residents concerns respecting traffic infiltration.
Landscaping is provided along the periphery of the site.

The applicant’s agent advised in writing that tires are stored inside, either in the centre of “L"-
shaped building, or at the rear of each service bay. New tires are delivered using a 25 foot cube
van every other week, during business hours. Used tires are picked up once a month, during
business hours. Garbage is stored internal to the building, and picked-up every 2 weeks, during
business hours. All deliveries and pick-ups are provided directly on the site. Staff are concerned
that there is insufficient storage space within the building for all the materials identified to be
stored. In light of the fime frames for the storage, this may result in illegal outside storage on the -
property, and the amount of internal storage of tires could pose a serious risk to the abutting
residential community, in the case of a fire.

Traffic Impact

The applicant submitted a Traffic Impact Study prepared by Paul Hill Consulting, dated May 17,
2004, which reviewed existing traffic volumes at the Yonge/Cresiwood intersection and at the
proposed driveway access to the property, and parking requiremenis. The Traffic Impact Study
indicated that:

- all movements at the site access/Crestwood intersection will operate at a very
good level of service in the fulure;

- minor delays will be experienced by left-turning vehicles out to Yonge Street;
- the proposed parking supply of 19 spaces is adequate to serve the development;

- the site access will be designed to discourage left-hand turns towards the
residential neighbourhood.



Parking

The required parking for an “automotive retail store” is 22 spaces, based on the following
standard:

» Automotive Retail Store: 360m? GFA @ 6 spaces/100m? = 22 spaces
The proposed site plan provides 19 spaces, one of which is a handicapped space, vielding a
deficiency of 3 parking spaces. By-law 1-88 does not include a parking standard for a “public

garage” use, however, Planning Staff would have applied the same standard as an automotive
retail store use.

Servicing
The site has access te municipal services, including hydro, sanitary and starm sewers, and water.

Noise Impact and Hours of Operation

The applicant submitied a Noise Study prepared by Valcoustics Canada Ltd., dated December
22, 2003, in support of an “automotive service facility” use to facilitate “oil changes” (ie. a public
garage) and tire sales and service. The Noise Study indicated that under the worst case
scenario, the business operation would comply with the Ministry of the Environment's (MOE)
noise guidelines for impact to the closest residential building. The recommendation of the noise
study was that “no noise confrol measures be required”,

The Noise Study indicated that the service bay areas will not be air conditioned. Planning Staff
have expertenced similar negative situations where residential dwellings are in close proximity io
commercial or industrial buildings, and noise has become a factor for the municipality to intervene
and resolve between the parties {ie. Jardin Drive Employment Area; City Files OP.01.015 and
Z.01.072). Siaff are concemned that on warm and hot days, the 9 overhead bay doors will be left
open, and impact upon the residential dwellings to the west, particularly in consideration of the
following hours of operation:

+» Monday, Tuesday, Wednesday, Friday: 8 am to 6 pm
s Thursday: 8 am to 8 pm

e Saturday:8amio 5 pm

¢ Sunday: closed

The early morning, evening and weekend hours couid impaci upon resident's use and enjoyment
of their amenity and living areas, and possibly affecting their sleep. The Noise Study furiher
indicated that the hours of operation could be extended to 8 pm, if the economy dictates, further
affecting the residents. The sources of noise from the proposed development include:

+ Pneumatic tools such as air wrenches used to remove and attach the wheel lug
nuts;
Electric or hydraulic motor for the vehicle hoists;
Looseners to remove tires from the rim, and pneumatic hand tools such as
grinders and wire brushes; -
Air compressor(s) for the pneumatic tools; and
Other sources such as portable radios playing music, staff conversing, and other
work related activities.

The Noise Study also indicated that during the collection of on-site noise daté, noise was evident
from the car dealerships to the north, including noise from the service bays, roof-top mechanical
equipment, and clear audible voice pages from an ocutdoor loudspeaker. Introducing an additional



automotive establishment to the area would compound the existing noise problem experienced by
the residents.

Although the noise study concludes that the predicted sound exposure is within the MOE's
minimurm 51dBA guideline limit for the early morning hour, and below the 53 to 54 dBA limit
throughout the majority of the daytime and evening operating period, it is apparent to Staff that
noise levels from within the service bays can become intrusive, particularly during off-peak hours,
when the noise study indicates that the sound emission level from the inferior of the unit fo the
service bay opening is as follows:

s Pneumatic air wrench 74 dBA
¢ Vehicle hoist 62 dBA
« Air compressor 63 dBA
e Tire loosener 69 dBA
¢ Rim cleaner 63 dBA
s QOther interior noise 65 dBA

Building Elevations

The L-shaped building will be constructed with a flat roof to a maximum height of 4.8m, as shown
on Attachment #4. Six of the 9 fully glazed overhead doors are located on the north elevation
facing Crestwood Road. The remaining 3 overhead doors are located on the west elevation. The
main office entrance to the establishment is located at the northeast corner of the site and
comprised of a single glass door with signage above, and a row of windows above the signage
band. The material used throughout the huilding is white split face concrete masonry units with
the lower portion of the building being comprised of simulated stone face concrete masonry units.
Rocoftop mechanical units are not proposed, but would require screening if units are later
infroduced. The south and east etevations both contain single man doors consiructed of metal in
a grey colour,

The proposed building elevations are inconsiderate towards the residential community that the
site abuts. The elevations are consistent with development in the industrial area, and is an
inappropriate introduction of an architectural style along Crestwood Road, at a location that is
considered to be the gateway into the Crestwood residential community. Of particular concern
are the 6 overhead bay doars facing Crestwood Road, and the 3 bay doors facing the residential
dwelling to the wesf, with respect to appearance from the street and noise impact. A less
intensive use such as a business and professional office would be better able to achieve a
residential-like appearance and incorporate compatible features such as a peaked roof, and
building materials and design, in keeping with the abutting residential to the west.

Landscaping

The site is proposed io be landscaped with a mix of deciduous and coniferous trees and shrubs
around the perimeter of the property, with decorative fencing along the Crestwood Road frontage,
as shown on Aftachment #3. The landscape strip widths range from 3m along the westerly
property line abutting the residential development, and between 4m-6m along Crestwood Road.

Ontario Municipal Board (OMB)

The Owner has referred their Zoning By-law Amendment and Site Development applications to
the OMB, on the basis that the City has not made a decision regarding these applications within
90 days and 30 days of submission of the applications, respectively, as required by the Planning
Act. The OMB has not yet scheduled a Hearing date.



Relationship to Vaughan Vision 2007

This staff report is consistent with the priorities set forth in Vaughan Vision 2007, particularly 'A-5’,
"Plan and Manage Growth".

Congclusion

Staff has reviewed the Zoning By-law Amendment and Site Development applications, in light of
the policies in the Official Plan, the requirements of the Zoning By-law, the comments from the
public, the information provided by the applicant, and the surrounding area context, and cannot
support the proposed “public garage” use, which includes the sale of tires as one component of a
number of automotive services provided by the proposed Active Green + Ross establishment
within the C1 Restricted Commercial Zone. Although the applicant has applied for an “automotive
retail store” use for the sale and installation of tires only, the Active Green + Ross web-site and
supporting documentation refer to other automotive services that are consistent with a “public
garage” use, which is not permitied in the “General Commercial” designation in the Official Plan,
and therefore the proposed amendment to the Zoning By-law is inappropriate.

Furthermore the small site size cannot appropriately accommodate the proposed development,
nor is it compatible with the existing residential land uses to the west. The opportunity exists
today tc ensure that the impacts associated with automobile-related uses is not compounded with
the additicn of a “public garage” use. The public is currently experiencing problems with traffic on
Crestwood Road associated with the car dealerships to the north and the Petro Canada gas bar
directly to the east; traffic infiltration into the westerly Crestwood residential neighbourhood
attributed o vehicle drive-testing; and noise impacts associated with the car dealerships as noted
in this report. The subject lands would be more suitable for a lower intensity form of development
such as a business and professional office use.

On this basis, Staff recommends refusal of the Zoning By-law Amendment and Site Development
applications. Should the Committee concur, the recommendation in this report can be adopted.

Attachments

Location Map

Site Plan

Landscape Plan

Building Elevations

Services Offered/Active Green + Ross Web—site

N

Report prepared by:

Grant Uyeyama, Manager, Development Planning, ext. 8635

Respectfully submitted,

JOHN ZIPAY MARCO RAMUNNO
Commissioner of Planning Directer of Development Planning
LG
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