COMMITTEE OF THE WHOLE APRIL 18, 2006

OFFICIAL PLAN AMENDMENT FILE OP.05.011
ZONING BY-LAW AMENDMENT FILE Z.05.019
BRUNO LISI/MICHAEL ANDREATTA

REPORT #P.2005.38

Recommendation

The Commissicner of Planning recommends:

1.

THAT the Ontario Municipal Board BE ADVISED THAT COUNCIL ENDORSES Official
Plan Amendment File OP.05.011 (Bruno Lisi/Michael Andreaita) to redesignate the subject
lands shown on Attachment #1 from "Medium Density Residential® to “High Density
Residential”, and to increase the maximum permitted net density from 99units/ha to 132
units/ha to facilitate the development of a 5-storey, 102 unit residential condominium
apartment building, 14 semi-detached units, and 1 detached unit, on the subject lands, as
shown on Attachment #2, subject to the following:

a) the necessary studies (ie. traffic, environmental, cultural heritage resource impact
assessments, noise, sun/shadow study, architectural design guidelines, etc.) shall
be submitted and approved in support of a Site Development Application; and

b) that the implementing Official Plan Amendment shall include urban design
policies to ensure a high quality built form in conformity with the Woodbridge Core
Urban Design Guidelines and compatible with the existing and proposed
‘development within the surrounding area.

THAT the Ontaric Municipal Board BE ADVISED THAT COUNCIL ENDORSES Zoning
By-Law Amendment File Z.05.019 (Bruno Lisi/Michael Andreatta) to rezone the subject
tands from R3 Residential Zone and M1 Restricied Industrial Zone fo RA2 Apartment
Residential Zone, but that the implementing by-law not be enacted until such time as a
Site Development Application is approved, and the appropriate development standards
have been determined; and servicing allocation has been confirmed by Council for the
subject lands.

THAT Council direct the Planning Department to prepare Terms of Reference for the
preparation of a Land Use Study for the Kipling Avenue Corridor and that the Terms of
Reference identify the appropriate boundary of the study area.

Economic Impact

There are no requirements for new funding associated with this report.

Purpose

The Owner has submitted the following development applications:

1.

An application to amend the Official Plan, specifically, OPA #240 (Woodbridge
Community Plan) as amended by OPA #356 (Kipling Avenue Corridor Plan) to
redesignate the subject lands from "Medium Density Residential” to “High Density
Residential”, and to increase the maximum permitted net density from 98units/ha to
132units/ha.



2. An application to amend the Zoning By-law, specifically By-law 1-88, to rezone the
subject lands from R3 Residential Zone and M1 Restricted [ndustrial Zone fo RAZ2
Apartment Residential Zone, to implement a proposed residential development.

The applications would facilitate the development of the subject lands shown on Attachment #1
with a 5-storey, 102 unit condominium apartment building on the southerly portion of the property,
and 14 semi-defached units and 1 detached unit on the balance of the site, as shown on
Attachment #2.

Background — Analysis and Options

The subject lands shown on Attachment #1 represent an assembly of four residential lots and are
located on the west side of Kipling Avenue, north of Woodbridge Avenue, being Lots 10, 11 and
12 on Plan 546, in Lots 7 and 8, Concession 8 {8018, 8026, 8032 and 8048 Kipling Avenue), City
of Vaughan, The consolidated landholding has a fot area of approximately 0.88ha and is
currently developed with two detached residential dwellings, which are proposed fo be
demolished.

The subject lands are designated “Medium Density Residential” by OPA #240 (Woodbridge
Community Plan), as amended by OPA #356 (Kipling Avenue Corridor Plan), and zoned R3
Residential Zone and M1 Restricted Industrial Zone by By-law 1-88. The surrcunding land uses
are:

North - existing residential dwellings (R3 Residential Zone), industrial (M1 Restricted
Industrial Zone)

South - existing residential dwellings (R3 Residential Zone)

East - Kipling Avenue; existing residential dwellings (R3 Residential Zone), vacant/open
space (OS2 Open Space Park Zone)

West - existing CPR railway line (M3 Transportation Industrial Zone), industrial (M2
General Industrial Zone)

Public Hearing

On May 13, 2005, a Notice of Public Hearing was mailed to all property owners within 120m of
the subject lands, and to the West Woodbridge Homeowners Association, the Kipling Avenue
Ratepayers Association, and the Friends of the Village Group. The original Official Plan and
Zoning By-law Amendment applications proposed a 6-storey, 157 unit, high density residential
and townhouse development. At the Public Hearing, a number of residents spoke both in
support and in opposition to the proposed development, and made the following comments:

- the building height should be reduced and greater building setbacks to
neighbouring properties considered;

- the development will result in more traffic for the ares;

- townhouses along Kipling Avenue are acceptable, however the 6-storey building
is not; the development should consist entirely of townhouses;

- the proposal is not in keeping with the area;

- redevelopment of the area is needed, but it should be done properly and with
input from area residents;

- the lands should be maintained and developed for medium density purposes;



- one of the properties was the home of the first Woodbridge School (1800's) and
should be recognized by a historic plaque; and

- the existing trees on site should be maintained.
The recommendation of the Committee of the Whole to receive the Public Hearing report of June
8, 2005, and to forward a comprehensive report to a future Committee meeting, was adopied by
Council on June 15, 2005.

Community Meeting - September 15, 2005

In response to the concerns raised at the Public Hearing, the applicant scheduled a Community
Meeting, which was held on September 15, 2005 at the Vaughan Public Library. The invitees
included nearby residents, the affected Ratepayer Groups and individuals representing the
Owner. At the meeting, the applicant tabled a revised plan, which included a 4-storey residential
condominium apartment building and semi-detached dwelling units along Kipling Avenue. The
same issues related to traffic, security, noise and built form were discussed. Some residents
opposed the development, while others were in support of the redevelopment, but had concern
with the built form and the proposed setbacks to the adjacent properties.

Community Mesting - March 30, 2006

In the past month, the applicant has been working with the Deveiopment Planning Department to
facilitate a new plan for the subject lands that would provide for a betier development proposal.
On March 30, 2008, the applicant scheduled a Community Meeting at which time they tabled a
new plan. The new plan was much different from the criginal plan as it provided a large amenity
area (court yard) abutting Kipling Avenue, a higher building, and a new road alignment (see
Attachment #2).

The Invitees included nearby residents, the affected Ratepayer Groups, individuals representing
the Owner, and City representation. The new plan was generally accepted by the residents, and
the overall response was positive. However, there still continue to be scme concerns raised
regarding the height, density and setback. In particular, the owner of the property to the south
continued to discuss the issue of setbacks and indicated that the original proposal provided less
of an impact to his property. lssues of sun/shadow effect were also raised by several of the
residents. The applicant has indicated that the setback has been increased from 3m (10ft) to 6m
(20ft) and that the planting of a mature tree line will provide additional privacy.

The Friends of the Village Group alsc attended and gave a brief history of the former Woodbridge
School site (8048 Kipling Avenue) and its importance to the community. The group suggested
that an area be incorporated in the development to pay homage to the School history. The
applicant said he has already decided to set aside an area, but would be willing to work with the
group to further enhance this area.

Ontario Municipal Board {OMB)

On November 25, 2005, the applicant appealed their Official Plan and Zoning By-law Amendment
Applications (Files OP.05.011 and Z.05.019, respectively) and Site Development Application (File
DA.05.057), to the OMB pursuant to Sections 22(7), 34(11) and 41(12) of the Planning Act,
respectively, on the basis that Council failed to make a decision respecting the subject
applications within the time frames stipulated under the Act. An OMB pre-hearing is scheduled
for April 12, 2006 to deal with preliminary and procedural matters.



Land Use Status

a) Provincial Policy Statement (2005)

The subject applications were commenced after March 1, 2005 and are therefore subject fo the
2005 Provincial Pelicy Statement (PPS). The PPS encourages the focus of new growth to urban
areas and promotes:

i) efficient, cost effective development, and land use patterns;

i) avoid the need of unnecessary and/or uneconomical expansion of infrastructure;
and

iif) support intensification and redevelopment.

The PPS also promotes a full range and mix of housing types and densities to meet projected
demographic and market requirements of current and future residents, for a time horizon of up tfo
20 years. The proposal is consistent with the Provincial Policy Statement.

b) York Region Official Plan

The Regional Official Plan identifies the subject lands as an "Urban Area" served by major
transportation corridors and transit systems. Objectives of the Regional Plan include targeting
growth to existing built-up portions of urban areas, encouraging carefully planned intensification,
and providing for a broad range of housing types. The proposed development is consistent with
the policies in the Regional Official Plan.

The Region of York Planning and Development Services Department has reviewed the Official
Plan Amendment application and have indicated that it is consistent with the Regional Official
Plan policies to direct development to existing built-up portions of urban areas, provide a wider
range of housing options, and accessibility to existing and planned fransit services.

c) Woodbridge Community Plan

The subject lands are designated “Medium Density Residential® by OPA #240 (Woodbridge
Community Plan), as amended by OPA #356 {Kipling Avenue Corridor Plan), which permits
single-detached, semi-detached, quadroplex, and street, block and stacked townhomes, and
other building forms that do not exceed the maximum permitted density of 35 units/ha. The
Official Plan further requires that the housing type abutting Kipling Avenue be single-detached
dwelling units. The proposed developmeni consists of a 5-storey condominium apartment
building, 14 semi-detached units and 1 detached unit at an overall net density of 132 units/ha.

OPA #356 requires that prior to the development of any medium density uses on the lands to the
west of Kipling Avenue that a neighbourhood plan be submitted for Council's approval. Although
the applicant is proposing to redesignate the subject lands to "High Density Residential", the
applicant has prepared a concept plan as shown on Attachment #6 for the lands bounded by
Kipling Avenue to the east, the CPR Tracks and Rainbow Creek to the north and west, and
Woodbridge Avenue to the south.

A specific policy of OPA #356 {Kipling Avenue Corridor Plan), requires that for any residential
development on lands adjacent fo, or in the vicinity of existing industrial uses, the City shall be
satisfied that there are no unacceptable environmental or land use impacts. The applicant has
submitted a Phase One and Two Environmental Study prepared by Toronio Inspection Ltd. in
suppott of the development applications. The studies have been reviewed and are acceptable to
the City’s Engineering Department.



A Traffic Study was also submitted to the Engineering Department for approval. Any other
studies required for this development, such as noise, parking and a heritage assessment study
shall be submiited prior to site plan approval.

Proposed Concept Plan

The proposed development is comprehensively designed as it assembles four separate land
holdings in a manner that can easily integrate with petential future development to the south and
north. A policy of OPA #240 (Woodbridge Community Plan) requires that all "High Density
Residential” development be subject to site plan control, which will ensure among other things,
that adequate on-site parking, amenity area, setbacks, landscaping, parking and internal road
widths are provided for the specific development.

The Owner has provided a concept plan shown on Attachment #8, which identifies a potential
framework for future development within the Kipling Corridor Area. The current neighbourhood
fabric is shown on Attachment #5 and depicts an area that is sparsely developed and
underutilized. The proposed concept plan depicts a plan based on a mix of high and low density
development. The traffic study submitied by the Owner supports the proposed development.
However, given that this application is the first of its magnitude, a cautionary approach should be
taken with respect to the development of the overall area. The cumulative impact of increased
densities in the Kipling Avenue Corridor Area should be reviewed on a comprehensive basis to
determine the appropriate land use and density that can be supported by the area infrastructure.
For this reason, a recommendation has been included directing the Pianning Department to
prepare a Terms of Reference for a Land Use Study inciuding the delineation of an appropriate
area boundary.

Zoning

The subject lands are zoned R3 Residential Zone and M1 Restricted Industrial Zone by By-law 1-
88, as shown on Attachment #1. A Zoning By-law Amendment application to rezone the subject
lands from R3 Residential Zone and M1 Restricted Industrial Zone to RA2 Apariment Residential
Zone has been filed to facilitaie the proposal.

Based on the conceptual site plan shown on Attachment #2, the following zoning exceptions are
required to implement the proposal;

- permit a minimum lot area of 75.2m%/unit, whereas 80m/unit is required based on
a total of 117 residential units;

- permit a minimum of 198 parking spaces for the site, whereas 209 spaces are
required; and

- permit a minimum rear yard and front yard, setback of 3m, whereas 7.5m is
required, respectively.

The zoning exceptions required to implement the proposal may change through the site plan
approval process. The implementing zoning by-law will not be enacted until such time as Council
approves a final site plan.

Planning Considerations

i) Surrounding Area Context

The subject lands are located on the west side of Kipling Avenue and north of Woodbridge
Avenue, just outside the Woodbridge Core Area, which has been undergoing intensification
primarily in the form of mixed-use commercial/high density residential development. The Kipling
Avenue corridor within the vicinity of the subject lands (east and west sides) is developed with



industrial uses, institutional uses and with detached dwellings some in varicus states of repair and
some of which, are used for home occupation purposes. Many of the structures in the vicinity of
the subject lands are older and may have some historical or architectural significance, and
therefore, new development or redevelopment should be considered with input from the City's
Cultural Services Department and Heritage Vaughan.

The lands located south of Porter Avenue, on the west side of Kipling Avenue and abutting the
subjact lands and the CPR lands are potentially the most affected by the proposed development
of the subject site. This area is generally characterized by older homes, industrial uses utilizing
machinery and large trucks, and lots with unattended outside storage. The general overall
condition of this area, and mix of current uses is of concern since the area is located just outside
the Core Area on Woodbridge Avenue and its proximity to newer single family detached
neighourhoods and future high quality development proposals fo the north and south.

ii) Woodbridge Core Area

The Woodbridge Core Area is primarily centred along Woodbridge Avenue located in close
proximity to the Kipling Avenue Corridor Area and is experiencing redevelopment in the form of
higher density development. The building heights in the Woodbridge Core Area range between 4
to 7-storeys and many developments include ground floor commercial uses.

The Woodbridge Core Area is the primary focus in a broader community context identified to
accommodate higher residential densities and built form. As noted, buildings in the range of 4-7
storeys are being developed in the Woodbridge Core Area and accommodate a range of
commercial uses.

The Kipling Avenue corridor should be a secondary focus area accommodating densities and buitt
form somewhat higher than currently permitted, however, lower ihan the Woodbridge Core Area.
In consideration of the above, development within the Kipling Avenue Corridor Area should be
limited to a maximum of 5 storeys, a building height of 14m, and where possible an element of
lower density uses should be incorporated, and exclude ground floor commercial uses. In
addition, the appropriate environmental, traffic and urban design studies should be submitied in
support of development applications located within the Kipling Avenue Corridor Area. A Land Use
Study will determine the appropriate development levei including height, densities and built form.

iii) The Kipling Avenue Corridor Study

At the July 13, 1988 Public Hearing, in considering an application by KClI Development
Corporation (File Z.159.86) for a mixed use retail and residential apartment use on 8026 and 8018
Kipling (part of the lands subject to these applications), Council directed the Planning Department
o undertake a Kipling Avenue Study to determine the best use for lands located within the corridor
in the hope of revitalizing this area of Woodbridge and eveniually phasing out the existing
industrial uses. In 1991, Council adopted OPA #356 (Kipling Avenue Corridor Plan), which
implemented the recommendations of the Study.

The Kipling Avenue corridor was separated into three Zones (1, 2 and 3) as shown on Attachment
#7. The recommendations of the study, in part, suggested that Zones 1 and 3 be predominantly
low density residential in character, while Zone 2, which includes the subject lands, be designated
"Medium Density Residential” with a provision to maintain detached homes along Kipling Avenue,
Since the adoption of OPA #356, minimal development, redevelopment and reinvestment has
occurred within the Amendment Area, and where it has occurred, it is primarily concentrated in the
northly portion of the Amendment Area. The increasing number of public inguiries about
redevelopment on Kipling Avenue, and the number of applications for official plan and zoning
changes indicates that parts of the Kipling Avenue Corridor is in transition and under pressure for
redevelopment, typically at higher densities. In order to manage this development pressure, a



comprehensive review of the area should be undertaken through a land use study, to determine
the appropriate land use(s) and scale of development.

In light of the existing Jand uses in the area, the limited success of OPA #356 {o provide a calalyst
for redevelopment, Provincial and Regional policies supporting intensification, and the increasing
requests for amendments of the Official Plan and Zoning By-Law in the area, the opportunities for
higher densities and alternative housing forms within this area appear to be warranted.

Preliminary Site Design and Elevations

The subject lands are relatively flat, with 110m frontage on Kipling Avenue and a rear yard
abutting the CPR Spur Line. The applicant is proposing different built forms on the subject site,
including detached and semi-detached dwellings and an apartment building, as shown on
Attachment #2. A main east/west driveway from Kipling Avenue serves the entire development
and with the potential to extend north and south providing connection opportunities for future
development on the adjacent lands.

The 5-storey building, as shown on Attachment #4 is located on the southerly portion of the site,
and proposed to be consfructed using a combination of stone, brick and stucco as the
predominant wall cladding materials. Glazing in the form of windows and balconies interrupt the
facades. The height of the proposed building is approximately 13.5m, at the roof line. Visual
architectural interest for the 5-storey building is achieved by stepping the building back at certain
points and introducing different wall ¢cladding materials.

The preliminary elevations proposed for the detached and semi-detached dwellings (Attachment
#3) incorporates some of the architectural elements from the 5-storey building, including similar
balconies along the front elevations and consfruction materials. The applicant has provided a
gable roofiine for these units, consistent with existing built form and architecture in the area.
Stone and stucco have been introduced as the main wall cladding materials. Additional
architectural treatments along the front elevation is recommended to Improve the elevations.

The Development Planning Department recommends that the single detached unit (Unit #15)
located at the northwest corner of the site be frozen, until such time that a road connection can be
provided with the adjacent lands to the south to provide for appropriate turn around movement for
snow and emergency vehicles. Once this occurs, the turn around can be removed, and the single-
detached unit can be developed.

Preliminary Site Plan Issues

The following identifies some preliminary site plan issues that should be reviewed and addressed
upon consideration of the Site Development Application: .

- the proposed parking is deficient and therefore, a parking study may be reguired;

- a visitor parking area for the semi-detached units and residential apartment
condominium should be identified on the plan;

- the lack of rear yard amenity area for the building;

- the amount of amenity area provided must be confirmed;

- architectural control guidelines should be submitted and approved fo the
satisfaction of the City; :

- a proper turn-around for emergency vehicles and snow removal trucks is required;
and

- the location of the loading space, should be reviewed.

The proposed elevations shown on Attachments #3 and #4 are preliminary, however the scale and
massing of the proposed development should be compatible with the surrounding lands. The



predominant factors that will determine the scale of a building are its height, size, location on the
lot, and architectural treatment, including door and window cpenings, roof shapes, balconies, and
porticoes. The proposed building design is S-storeys in height with an average building height of
approximately 13.5m. The height of the building, and its design and construction must be
reviewed in the context of the scale, massing and built form of the adjacent lands. During the Site
Plan approval process, other issues such as the appropriate amenity area, building setbacks,
number of parking spaces, and buffering to adjacent properties, will be examined.

It is recommended that prior to Council’s consideration of the site plan, the applicant should
submit Architectural Design Guidelines to the City for review and approval respecting the subject
lands, which will assist to guide future development in the area.

Department/Agency Comments

Servicing

Water and sanitary servicing capacity must be identified and allocated by Council to service this
development. The availability of servicing will be reviewed through the site development review
process. [If servicing is unavailable at that time, the implementing zoning by-law will include the
Holding Symbol (H), if approved. The Holding Symbal (H) will be removed upon Council's
allocation of servicing to the development.

The Engineering Department advises that a storm water management report must be submitted
in support of the site development to ensure that there is an acceptable outlet for storm water run-
off from the subject site. A noise report is also required to be submitted.

The Engineering Department has also indicated that a 3.0m road widening is required along
Kipling Avenue frontage.

Environmental
The applicant has submiited Phase One and Phase Two Environmental Studies, prepared by
Toronto Inspection Ltd., in support of the development applications. The studies were reviewed

and have been approved by the Engineering Department.

Parking, Access and Traffic

The subject lands are located outside of the Woodbridge Core Area, however some of the
principles of OPA #440 respecting parking and access could serve as useful guides when
considering development applications in the Kipling Corridor.

The Woodbridge Core Area Guidelines encourage the consolidation of driveways along
Woodbridge Avenue and Kipling Avenue, the concealment of surface parking, and the provision
of vehicular links. The proposed site plan shown on Attachment #2, identifies one access point on
Kipling Avenue into the site and leading to an underground parking garage, privaie driveways,
and io a central pick-up and drop-off location. The driveway is designed in a manner that allows
potential future road connection opportunities for adjacent lands to the south via the CPR spur
fine. The underground and sutface parking areas are all accessible via a driveway ramp and are
focated away from Kipling Avenue. The necessary easements should be provided through the
site development agreement in favour of the adjacent landowners in order to maintain opportunity
for future connectivity. The Engineering Department will review the proposed driveway location,
access and parking layout designs as part of the site plan review process.

The preliminary site plan proposes 198 parking spaces to serve the condominium apartment
building, and the semi-detached and detached dwelling units. The majority of the parking spaces



for the condominium apartment building are located in a shared underground garage, and the
semi-detached and detached units utilize private garages. By-law 1-88 requires the minimum
number of parking for the proposed development to be calculated as follows:

Condominium Building {102 residential units x 1.5 spaces) = 153 spaces
Residential Visitor Parking (102 units @ 0.25 spaces/unit) = 26 spaces
179 spaces

Semi-Detached and Detached Units (15 units @ 2 spacesfunit) = 30 spaces
Total Parking Required = 209 spaces

Based on the preliminary site plan, the proposed parking supply is deficient by 11 spaces (5.2%),
which is created primarily by the condominium building. The minimum required parking will be
reviewed and approved by the Engineering Department, prior to the enactment of the
implementing zoning by-law and site plan approval.

The applicant has submitted a Traffic Impact Study in support of the original development
consisting of a 6-storey, 140 unit condominium building and 17 fownhouse units., The study was
reviewed by the Engineering Department and determined to be acceptable. The revised proposal
is for a smaller building with fewer units, The Engineering Department will confirm whether a
revised traffic report is required through the review of the site plan application.

Heritage

The Cultural Services Department has reviewed the proposed development and have indicated
that the subject lands do not contain any buildings on the City of Vaughan's Listing of Buildings of
Architectural and Historical Value (revised and approved June 2005). Therefore, the Culiural
Services Department has no objection to the demdlition of the existing buildings on the subject
lands.

The Friends of the Village have indicated that the subject lands have been neglected by
numerous Owners over the past 20 years and support the redevelopment of these lands,
provided the number of units approved is acceptable and the height of the building and its design
is sympathetic to the surrounding historic village atimosphere. The Group has further indicated
that 8048 Kipling Avenue was the site of the first Woodbridge Public Scheool. The site is heavily
treed and includes 4 mature trees, including a 50 year old Oak of Windsor presented to the
village at the time of Coronation of Queen Elizabeth Il, and they recommend that this wooded
area be protected and donated to the City of Vaughan. The applicant has indicated that should
this site be identified as being historically significant, that a feature/plaque identifying its
importance should be incorporated into the development.

Canadian Pacific Railway Company (CPR)

The Canadian Pacific Railway owns a strip of land approximately 1ha in size along the west limit
of the subject lands, which have been determined fo be surplus. CPR is concerned ihat the
current proposal does not appropriately consider the possibility of incorporating the adjacent
lands intc the proposed development, and with the rear yard setback from the property line
adjacent to the CPR spur ling, and that CPR should have been consulted to provide input into the
Conceptual Neighbourhood Plan. The concept plan shown on Attachment #6 identifies a road
and some low/medium density residential uses on the CPR lands. The applicant does not require
the CPR lands to fagilitate the proposed development, however, the incorporation of all or part of
the CPR lands could benefit the overall site plan in terms of providing additional amenity area and
facilitating fuiure road connection potential as shown in the concept plan on Aftachment #6. The
CPR land has frontage onte Woodbridge Avenue and could potentially develop on its own, but



consideration should be given fo the redevelopment of the CPR lands together with the subject
lands and other abutting lands, should Council support the initiation of a land use study for the
Kipling Avenue Corridor.

Region of York

The Regional Planning Department has reviewed the Official Plan Amendment Application and
has advised that it is consistent with the Regional Official Plan policies to direct development to
existing built-up urban areas, provide a wider range of housing types, and accessibility to existing
and planned fransit services. Based on their preliminary review, the Official Plan Amendment
application has been exempted from Regional approval.

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”.

Conclusion

The subject lands are designated “Medium Density Residential” by OPA #240 (Woodbridge
Community Plan), as amended by OPA #3568 (Kipling Avenue Corrider Plan), which permits
detached, semi-detached, quadroplex, and street, block and stacked ftownhomes, and other
building forms that do not exceed the maximum permitted density of 35 units per hectare. The
subject lands are located within an area of Kipling Avenue, which is experiencing some
development pressure influenced by the changing land use structure of the Woodbridge
Community as a whole, Provinciai and Regional Policies respecting intensification, and
intensification within the adjacent Woodbridge Core Area.

Official Plan Amendment #3586, which was approved by Council on July 13, 1988 was intended io
revitalize the Kipling Avenue corridor, by providing higher densities for most of the study area.
Since its adoption, the area has experienced relatively little redevelopment and many of the
existing structures have been neglected and are in disrepair. The Kipling Avenue Corridor area
appears to be in transition and redevelopment could initiate a revitalization of the area. The
appropriate intensity of development and built form for the area would resuit in a positive impact
to the neighbourhood, which would need to be assessed through a more comprehensive process.
The subject application represents the first of this magnitude along this stretch of Kipling Avenue,
and therefore, a careful approach must be taken since its approval could set a precedent for the
area. In this respect, a Terms of Reference for the preparation of a Land Use Study for the
remainder of the Kipling Corridor is being recommended to facilitate the orderly development of
the corridor.

The redesignation of the subject lands from “Medium Density Residential” to *High Density
Resldential” is considered supportable since the current policies have not provided the necessary
incentive for redeveiopment, and the proposed redesignation may be the catalyst for a
revitalization of the area. The Development Planning Department can support a higher density
provided the proposed density and built form can be adequately accommodated in terms of
fraffic, the envirenmental condition of the site, noise issues, parking and fransitional buffering,
which must be reviewed to ensure compatibility with the surrounding land uses.

On this basis, the Development Planning Department can support the approval of the Official
Plan Amendment application to redesignate the subject lands from "Medium Density Residential”
to High Density Residential to facilitate a propcsed 5-storey residential condominium building, 14
semi-detached units and 1 detached unit. The implementing Official Plan Amendment shall
include policies addressing heritage preservation, noise, traffic, architectural design and built form



to ensure a high quality development that compliments and is compatible with the surtounding
land use context. '

Attachments

Location Map

Conceptual Site Plan

Conceptual Semi-Detached Elevations
Conceptual Condominium Elevations
Existing Neighbourhood Context
Conceptual Neighbourhood Plan
Kipling Avenue Corridor Study Area
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Report prepared by:

Eugene Fera, Planner, ext. 8064
Mauro Peverini, Senior Planner, ext. 8407
Grant Uyeyama, Manager of Development Planning, ext. 8635

Respectfully submitted,

JOHN ZIPAY - MARCO RAMUNNO
Commissicner of Planning Director of Development Planning
/CM

RASERWORKING\FERAEKiplingcor.CW.doc



ARBIO'E0E] R0 doNJONSINGIHOYLIY L\LIO\H

9002 'S} UoIew jusunredeq Sunnred juswdojaseg VLLVIHANY TEYHOIN / [SIT ONNYE

o{eos o} JON ANYO1ddY

o o g UoISSaaUoD)
61L0°G0°Z R _.m_..w*mcm_m___w ‘g / S}107 0 Led

juswiyoeyy dey uojjesor

QUOF [B{oIaNLGY (2207 . £
a7 [BsALWes pajNisey  §g
\ A auog eruspsay \ gy
BUIO7 YIB4 30E0S U300 ZSO

07 UORRAISSUG:) BIBIS UIGH T 1SO
U7 [BLUISADL} LOfiBOOSIRY e
= U7 RSP [BSAUSD / 20

allog jeinsnof parauisad 1A

spunoifie
abpLigpoom




ARBLO'S0'Z] 'S0 doNJONSINIAHOVLLY LNLAONH

VLLVIHANY TIVHOIN / 1817 ONNXE
~LNVOITddY

8 UDISSauony)

yuaunreda( uruue] yuswdopasg
g 2 5107 Jo ped

900€ '€l uMep

8205 0] JoN
% MWN%/ uejd 92318 jenjdasuon

61L0'60°Z 8 11L0°60°'dO
“SON 31d

Juswiyoey
DNIQTING INJWLHVIY

WNININOANOD TVILLNIAISTY
LINN 201 *ATHOLS - S

T

SANV1 103rans \
FERFE W
£
3
z
2 5%
bl

—
=
)
> g
A =
m w
=
:M CIVLLNAQISTH ALISNAG
_ HOIH, OL , IVLLNIQIST
ALISNAG WNIGAW,
WO G3LVYNDISIaIY
n,. 38 01 SANVT 1oafAns
E mﬂ?‘ﬂ%muéﬂ m
2
z
§ 1INN
H TVILNICIS3Y
na J3aHoOv13a
EE 'S 1 LINN
g 3
m 5]
w §

LE]

SLINA 3HOVI3a-IW3S #1
Fi-1SLND




AMIBLO'E02LLO'S0 dONJSONSININHIYLLY L ALIONN

900Z ‘L& uosen jusunredoq Sunrue juawrdojeaag g UOISSB0U0D VALYIHONY TaVHOIN
2]eDg 0} ICN ’ ‘8@ / S101 0 Hed AISIT ONNYEA (LNVYDIddY

6L0'S0°Z % LL0'S0'dO
"SON 14 SUoIjeAd|3 payoejag-luusg

jenjdoaosuon

juowiyoey

X ! | | INOH

] 1 ——
| I
. | N
BOCENATHT = ———
TS YT
s E = o
EMHITICH Gy SIS it il e = e
& A, 5., — T v/ A\ % \" T 7/ r/ b\ W\ - 7 r/ v
=] e | : £ = /.' aY: e N 3 == it =
TR WL SAUYEO03G 1k It ) f m\
o By EY
R ==E==MR== Rh==kE==RR==4E8 o EEE
. o 24 (94 f——r1] j el =¥ i = B4 24]2d] od |2 [
WEE— S
TS Ay ERIHEY ™ WIS adhe
_ _ |
e _H_|1.|. — =N, — ] i S
i I el I 1 T T T 1T 1 ! 7 = -
= - 3
TLIVARR ) Eydll
G2 AN0LG o
IMveoTEa dD) = _ ] ke 4 _ )
M E Z1 260 B o 53] £
SHCTHION Ty IRIEVHRA
BOTHNTH: e -
I L BALVESIET, x I
T ST e St Ol E R (R4 ; S P EERRL papCre it R e e ol el e
FF=Trs Eg 5
1 g g - b=
PHATIH LRIy ! g s : 2% 3 o o : =8 S el e e D IS T R Eerraei
mWEa ¥ a ra.hwh ﬂw‘m——‘mﬁ N [Biwn ] - [ e paga e {1 P IR LTI (LI TOEL i i a" T Oyama o EIsr It v o1 T r X
EMYd VLS JALYHODI = A Y it &) =/ A
RS EEE MEECENR == EEE=MREIR= S0
E1E] Eﬁ b e 27 || N ET) El E] EAE Y B[22
OO T .
Elog=¥rr o |
TS Avalo BHETH V. _

STENIHG X0va _ _ : _




ARAGI0°C0'ZL LO"ED'TNJONSINIHHDYLLY INLIONIN

_ 9002 ‘22 UoJew _ juownreda(] Sunuuelg jusuwidoeasg g UOISSEOLIOD VLLVIRGNY TIVHOIN

8(eng 0] JON ‘3@ £ 5107 )0 Jed [ ISITONNYE - LNV TddY

eo.qu_ﬁwmﬁm . %ﬁ%ﬂ—@% mco_am>0_mE:_:_Eo_u:oo
juswuyoelly Lo suaf ) [enjdosuon

NOILLVAI13 LSV

NOLLVAITI HLNOS

= wwE

, e = - TR . el _ = 5 e T
i i L DL N e D LT 1o T T
: i : - 2 .“.._I....L,; T

=l
ST e TS T i g - I i BN e Ny
AR .- " 7 < E R ; - d . - i i H
I F IHHJ@] [ gt e U [ it | s i e {77 e = J]j.@m = EJE ) o
I i LA ! g I g ] 1L T I THiE o e e [T e

[ [ il o i 2 E = =
||_|_| ._ .,_,...,, ||L1 M .D.r. N
- — i = ; e =R
0 ) s I o -2 g ol lig; ) Ll ] o LT 4E
L L mu!\ M i z _l...... s - =1 = N
A ; o TR 7
= [ MR RE B g el - Hiz; [ O ]
- ) ;i | ] h 7
: 2 b - s B sk e 1)
e . : T, e~
) o g 1 £l Lk il ] b 4 == SO
= o e = ! = i g l
s e i~ o S A g
B e > I o & — = i =] = - T | it
= . = H . i




. . AWEIOETZL LGS0 dNJONSININHOVLIV INLIONN
8002 'G AV Jusunreds(] Suniue J yuswdofeasq g LIOJSS30U0D VLLYIHANY T3VHOIN
B8[0S 0] JON P ‘2@ 2 S107 Jo Hed J1SIT ONNYE (LN ddY
6L0°S0°Z B 110°S0°dO _ -
~4 o T . }X3U0H pooyinoqybiaN
jusuyoeyy Bunsixg
TVISHIWNOD ; {aleog |lews)
IVIDHINNOD - ONIGUNE TYIHLSNANI
9
v 3 m
m:Zm {aBeioig apising)
ANV INVOVA
TVILSNANI
TVIINIAISTY ALISNIQ
‘ MOTONILSIXA
SaNvT 1231ans
y IVIMLSNANI

HOHNHD

| |

T WvOd 3DARIAI00M
HITNNT IDAEAOOM

2
g
<
O
=
£
2




MIELO'GH 2L LOS0 IONJONSINIWHOYLLY INLITNN

9002 ' MY 8 U0ISS80U0D) VLLYIHANY 13VHOIW
9|EDS 0} JON 8% / §)07J0 Ued [ 1S ONNYHE “"LNYIIddY
5L0°S0Z 2 LLD'S0'dO ,
uejd pooyinoqybiaN
juawyoeny jenydasuo’
WOMINKOD g SO TS
{uawdojaraq ssn-paxIN % SISMOHNMOL
Aisued uBIH) \wmm_hzmsEﬁa
$31v9 390I¥A000M ALISNAA WOIAI
3 IVILNIAISIY ALISNAG
WNICTEIN OL HOIH
\% TVIHLSNAN
SANY 103rans
SONITIEMA
gaHOVY1a0-NaS
MOVHL WdD { S3SNCHNMOL
ONILSIXT ALISNZQ WnIaaw
VILN3QISTY ALISN3G INTNIOTIAIA
MO ONLLSIXT ALISNIFA HDIH
TVILNIAISTIY ALISNIA
WNIA3W / ALISN3a
SONNOHOHIVY VEHY ALINIWY HOIH IYILNILOd
I9AINA0OM 30vdS N340
HOHNHD
WYO IDANEA00M




AHIBLOGD'Z L 100 doNGONSININHIVLY L\LIO\N
9002 ‘47 Yosenw .. guoIsssoucy <t<m_mn_2< TEVHOIN
2[E9S 03 10N 89 £ S10740 Med / I1SITONNY¥E "LNVO[Tdd¥
810°'S0°Z 2 110°S0'dO
-+ YS,0N3HA

Juswyoeyy

eaay Apnjig aopLuio)
9nNudAy Buljdiry

S

_

SANVT LO3rdanNs

uu:m.:u

'

5 Wigd
~oid o

ol

NV1d Ld3IJNOD

IVLLNIQISZY
ALISNIT WNIJ3W Bo4d
LENL CleRELE WEL.]

a3as0doyd




