Agenda ltem 3

STAFREP/SRP98120

TOWN OF RICHMOND HILL SPECIAL PLANNING AND

PYLANNING AND DEVELOPMENT DEVELOPMENT COMMITTEE MEETING

DEPARTMENT JUNE 16, 1998

PREPARED BY: TOWN STAFF STAFF REPORT: SRP.98.120

TELEPHONE NO.: 905-771-8910 FILE NO.: D00-NU-DO-SR

SUBJECT:

Residential Infill Study for the Douglas Road Neighbourhood.

' RECOMMENDATIONS:

1. That Planning and Development Committee receive Staff Report SRP.98.120 and
recommend that Council approve the following urban design objectives, prepared
by MBTW, to guide future infill development in the Douglas Road neighbourhood:
a) Preserve, retain, integrate and manage natural systems;

b) Provide for an interconnective open space linkage system;
¢) Integrate new housing developments into existing neighbourhoods; and,
d) Provide a clear street pattern that integrates easily into existing patterns.

2. That the Preferred Infill Redevelopment Plan for Douglas Road, prepared by
MBTW as shown on Map 2 contained in Appendix “A” to Staff Report SRP.98.120
be endorsed on the basis that an open space linkage along the rear of the infill
properties north of Douglas Road be included in the concept;

3. That with respect to the particular urban design of individual subdivisions, the
Preferred Plan be implemented with some flexibility with respect to individual
property circumstances; and,

4, That the Design Guidelines prepared by MBTW and contained in Appendix B to

Staff Report SRP.98.120 be endorsed and used to guide the detailed planning and
design of infill development in the Douglas Road neighbourhood and the evaluation
of future development applications.
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BACKGROUND:

Official Plan Amendment 129 designates various infill areas within the existing residential areas of
the North Urban Area (shown on Map 1). The infill policies require that Council approve
comprehensive concept plans prior to the development and redevelopment of these areas.
Accordingly, in 1997, MBTW was retained to prepare Infill Concept Plans for the Douglas Road
Neighbourhood. After an extensive public consultation process which included three residents
meetings and mail-in surveys, the Infill Study is now completed.

During the residents’ meetings, it became apparent that some of those in attendance supported
infill development. As well, there have been several applications for severance and one informal
infill proposal from Mr. Virgilio/Lockwoods at the east end of the neighbourhood. However,
many residents also indicated a preference for maintaining their existing lots and do not have an
interest in redevelopment at this time. The purpose of a comprehensive concept plan for infill
“development, as required by OPA 129, is to provide a framework for redevelopment which will
ensure that the ability of individual landowners to obtain infill development is not prejudiced by
adjacent proposals.

The report by MBTW, including the Preferred Concept for the Douglas Road Neighbourhood is
attached in Appendix “A”. The work by MBTW meets the requirement in OPA 129 for the
preparation of a comprehensive infill plan and, accordingly, applications for zoning amendments,
plans of subdivision and severances can be processed.

ISSUES

Environmental Protection Area 2

The north side of Douglas Road features long deep lots (200 metres) which back onto the Lake
Wilcox channel. There is a successional woodlot and mature hedgerows at the rear of many of

. theselots. The north side of Douglas Road has three development blocks; an application for plan
of subdivision by 804336 and 824398 Ontario Ltd. (presented elsewhere on this agenda), a
number of individual properties with backlotting potential (136 to 178 Douglas Road) and an
informal application at the eastern end of Douglas Road including 186 to 246 Douglas Road by
Virgilio/Lockwoods.

The environmental feature at the rear of the properties is designated as Environmental Protection
Area 2 (EPA 2) and is an early successional stage forest dominated by poplar, ash and elm trees.
The character of the forest types varies with each lot, as the management of the vegetation has
varied individually with each owner. It is irregular in shape and is located predominantly on the
lands between 144 and 178 Douglas Road. A memorandum dated March 9, 1998, prepared by
Dr. Coleman describing the environmental feature is attached in Appendix “C”.
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The past history associated with the identification of the location, extent and size of the EPA2
feature has been the focus of discussions throughout the infill study process. Different maps have
shown the feature in different configurations. (refer to Appendix “D”) The lack of specificity in
this regard was due to the fact that the feature was not staked in the field.

The issue for the residents, especially those at 170 and 178 Douglas Road, is the matter of their
ability to achieve some infill lot potential while maintaining their existing homes and mature trees
which form a potential boundary between existing and new infill development.  The issue for
Town Staff and environmental agencies is the principle that an EPA2 does exist in this area and
that the protection of this feature over the long term should be secured through dedication of the
EPA2 to a public agency such as the Town or Toronto and Region Conservation Authority.

The other outstanding issue is the extent to which a corridor along the Lake Wilcox channel
should be secured along the rear of all of the lands included in the infill area north of Douglas
“ Road, to provide opportunities to enhance and restore the character of the EPA 2 and provide a
contiguous open space connection to Lake Wilcox. The 804336 and 824398 Ontario Ltd.
subdivision and the Virgilio/Lockwood proposal could potentially provide for the corridor,
although the depth of the corridor on their lands may vary based on the nature of the trees and
vegetation. Providing a continuous EPA2 corridor to the rear of all of these lands, especially if it
were owned and managed by the Town or TRCA would, in the view of Town Staff, be an asset to
the existing landowners in the development of the infill lots, as well as a benefit to the
environment and overall neighbourhood.

Therefore, in order to address the residents’ concerns, allow infill development on both sides of
the infill road and secure a portion of the EPA 2 in the public interest, the Preferred Concept
shows an EPA 2 corridor of varying widths along the rear of all the properties from the
804336/824398 Ontario Ltd. subdivision to the Virgilio/Lockwood proposal inclusive. To
achieve this corridor, the Preferred Concept plan pushes the internal infill road into the EPA2 and
provides a lot depth of 104 metres (340 ft) for the existing dwellings on Douglas Road.

To ensure the greatest protection of the reduced environmental feature, it is recommended that
the EPA 2 corridor be dedicated to a public agency. Individual owners between 136 and 178
Douglas Road are currently not part of development proposal and are to file a joint subdivision
application in order to implement the infill plan on their properties. A condition of approval of all
subdivisions incorporating the EPA. 2 corridor will be that it be protected and dedicated to a
public agency.

Over the long term it is the intent of the Town to establish a walking trail along the Lake Wilcox
channel to provide a link from Lake Wilcox through the new and existing neighbourhoods to the
west of the Lake.
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Infill South of Douglas Road/North of Sunset Beach Road

During the process of the infill study, a number of alternative schemes were prepared as shown in
Appendix “E”. Some of the schemes proposed infill on small cul-de-sacs accessing Sunset Beach
Road. However, during the public meetings, some residents from the area indicated that they
were not interested in infill. Given the existing configuration of lots at the east end of the block
between Douglas Road, Sunset Beach Road and Dunn Drive, the infill, if it occurs at all, will
likely only occur when all of the residents are prepared to proceed collectively.

Request for Re-evaluation by Mr. and Mrs. Denn

On April 23,1990, Mr. and Mrs. Derin wrote to the Town requesting a re-evaluation of the EPA
2 on the back of their property at 170 Douglas Road (see Appendix “F”). The Town’s
consultant, Dr. Coleman, had already done a site visit of the properties on Douglas Road and the

'Derin’s were writing to request a reconsideration of his conclusions that the feature was located
on their property at 170 Douglas Road. The Preferred Concept Plan, by pushing the internal
infill road further north into the EPA2 and allowing development on both sides of the new road,
appears to address the concerns of Mr. and Mrs. Derin.

Implementation

During the residents meetings, there were questions on implementation of infill development
including the need for adjacent property owners to cooperate to achieve a lotting pattern
consistent with the lot size recommendations in the Infill Study and the process for proceeding
with development approvals, once the Infill Study is approved by Council. There were also
questions about the costs associated with development applications such as development charges
and parks cash-in-lieu payments and the implications of infill development on property taxes.

Once the comprehensive Infill Plan is approved, applications for zoning amendments, plans of
subdivision and consents to sever can be processed. Given the scale and configuration of infill
development in the Douglas Road neighbourhood, development will proceed primarily on the
basis of subdivision applications in order to ensure the completion of roads and provision of
shared services.
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Zoning Standards

Zoning By-law 1703 applies to lands in the Douglas Road neighbourhood and dates from 1962.
It reflects the original large lot development pattern on private services. An amendment to the
North Urban Area Zoning By-law 313-96, adopted as part of the OPA 129 process, will be
required for property owners who proceed either by severance or plan of subdivision.

Owners are encouraged wherever appropriate to co-ordinate and file applications that are
comprehensive. All applications are to generally conform to the principle urban design objectives
and Design Guidelines for the Douglas Road neighbourhood, contained in Staff Report
SRP.98.120 as well as address Regional standards and requirements, where applicable.

The zoning standards for infill development recommended by MBTW include:

-« minimum frontage on existing streets is 15 metres (50 feet) with a 1.2 metre (4 foot) sideyard
setback and a 6.0 metre (20 foot) front yard setback to the main wall of the dwelling;

+ minimum frontage along newly constructed streets (wide shallow lots) is to be 12.2 metres
(40 feet); and,

» the principles of small lot development such as the front face of the garage is not to extend
beyond the front face of the living area should be implemented.

The Preferred Concept Plan and the Douglas Road Neighbourhood Infill Report, prepared by
MBTW and contained in Appendix “A” to this report meets the requirement in OPA 129 for the
preparation of a comprehensive infill plan, and, accordingly, applications for zoning
amendments, plans of subdivision and severances can be processed.
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CONCLUSIONS:

The development of the Infill Study, attached in Appendix “A” was based on extensive
consultation and input from interested residents. The process involved discussions between
residents as to their vision of the future of their neighbourhood and a resolution of the issue of the
EPA 2 on the north side of Douglas Road. The major challenge in evaluating concepts has been
to balance the protection of environmental features with the ability to achieve a reasonable and
efficient infill plan.

The principles, Preferred Concept and Design Guidelines for the Douglas Road neighbourhood,
prepared by MBTW, generally address the concerns of the residents and reflect the general nature
of the opinions and views expressed at the resident meetings. It is recommended that Planning
and Development Committee recommend to Council, the approval of the principles, Preferred
Concept and Design Guidelines attached in Appendices “A” and “B”in order to satisfy the
‘requirements of OPA 129 and further, to provide the basis for the review of development
applications within the Douglas Road area.

Respectfully submitted: Approved by:
M 2/
Jjnet E. Babcock, M.Sc., MCIP, T Weldon,
r of Plarmmg and Development Chief Administrative Officer

DATE: L/ 1998

JEB:C

Attachments
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APPENDIX CONTENTS

“A” Douglas Road Neighbourhood Infill Development Report

“B” Design Standards for Infill Development for the Douglas Road Neighbourhood

“C” Correspondence from Dr. Coleman, Ages Consultants Limited, dated March 9, 1998
“D” Historical Depiction of the environmental feature on Douglas Road

“E” Alternative infill schemes for the Douglas Road Infill Neighbourhood prepared by MBTW
“F” Correspondence from Mr. and Mrs. Derin dated May 4, 1998

- “G” Correspondence from Ms. V. Stalker dated April 28, 1998
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APPENDIX “B”

DESIGN GUIDELINES FOR THE DOUGLAS ROAD NEIGHBOURHOOD

Within the Douglas Road neighbourhood infill development area, there are two (2) distinct zones
that require special design guideline consideration. These include the proposed infill development
along existing streets (i.e. Douglas Road, Dunn Drive and Sunset Beach Road), and the proposed
infill along newly constructed streets. The design guidelines for each zone are as follows:

Design Guidelines for Infill Development Along Existing Streets

* Preserve existing vegetation to the extent possible
* Lot frontages should be 15m (50°) minimum

Design Guidelines for Infill Development Along Newly Constructed Street

Construct roads to the Town’s standard 18m R.O.W. with curbs, sidewalks and boulevards
Preserve existing trees wherever possible

The frontyard setback shall be 3.0m

Infill development plans should preserve natural features to the extent possible

Deciduous street tree planting is encouraged. Trees should be planted in the boulevard spaced
at 8 - 12m on centre

*  Cluster utility boxes in unobtrusive locations so that they may be easily screened

* Lot frontages should be 12.2m (40’) minimum
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{5139) 658-6085

FAX (519) 658-6037

To: Lynn Poolg, Date: March 9, 1998
Richmaonag Hill

From: Derek Coleman, PhD., R.P.P. DRAFT

Ce:
RE: Douglas Road, EPA Considerations

This memo is to document my observations and conclusions on the Douglas Road EPA
designation and boundaries following our field visit on March 5, 1998.

[. The area we looked at is described and discussed in the two Gore and Storrie reports that |
authored ( Natural Environmental Planning and Development Guidelines, March 1993/ Phase [I
Environmental Studies, Final Report, September 1993) as part of the Dou glas Road to North
Lake Road Wetlands. This area is generally lower tying lands along the Humber River floodway
channel that ase in carly stages of succession with marsh, grass and forest types of communities.
On the south side of the channel there is a fringe of forest communities that are dominated by
poplar, ash and el trees. The character of the forest types varies with each iot as the
management of the vegetation has vared individually with each owner (clearing, mowing, e1c.). In
genzral, our inventories found this area to be of relatively lower quality than the larger blocks of
natural areus 1o the NUDA. Bird and plant species numbers were low and there were no raritics
and species oy Douglus Road were all common throughout other parts of the community.

2. We did ideatify taul the green space along the channel should serve as a linkage between the
higher quality environments in the NUDA. This was done by designating a 30 melre corridor
along the fidcdv ay channel as EPA 1 to serve as a green Iinkage. The adjacent patches of forest
were shawn a. EPA 2 which were desirable to preserve, but could be crossed by roads or services
and could become part of the development area subject to justification and a satistactory EIS and
mitigation. In developing the OPA 129, we reviewed submissions and the property of one of the
eflected lot owners (Lockwood, 186 Douglas) and removed that lot and the adjacent 210 Douglas
from the initiul EPA 2 designation. This still leaves the development on the those lots as subject to
a tree conscrvaion plan - this was viewed as being sufficient te achieving the environmental
ebjectives for the Hiumber River corridor through here.

3. In the field last week, I observed conditions that were consistent with my recollections of the
area from 3 years previously. We started at 144 Douglas Road and on the first two JoLs, the
conditions were similar 1o those on Lots 186 and 210. There is a tree cover, but the understorey
herbaceous vegetation has been cleared in large part by the lot owner over the years - leaving a
few patches where Lhe so1l scamed wetter. On these lots, I differed with the TRCA and MNR
representatives about whether this should be EPA 2 - as with the two lots at the other end, |
would delete them from the EPA if the designation were viewed as preciuding development. The
question was not resolved. However, if the lots are kept as EPA 2, then, the line as originally

000520



AL L T Y b e T SOOI DUy WO uds o L 02TR JeTIgX Fecagrage a9/ 3

drawn is in approximately the right location.

The central four lots contam a more substantial early successional forest that is wetier than
the adjacent fois. It appears to have grown in from the two hedgerows that at either end and there
is & "V shaprd indentation in the forest on the middle two lots as was shown on the original
rappng. We did agree in the field with the TRCA and MNR on the location of the edge of the
unit whici wanid be EPA 2.

4. Wr also hid 3 look at the iour lots that are east of the walkway next two lot 210 with the
consillant who has proposed  cul-de-sac on the lots with a fringe of EPA 2 adjacent to the stan
of the loodwuy channel which contains several open poplars. The 15 metre setback to the channel
greenway secined (o contain most of the natural environment features and the EPA zones could
be reduced (o this limit without any significant losses while requiring a tree conservation plan for
the fringe.

3. As you car: sense from this memo and our discussions, [ feel that orderly redevelopment of this
area should occur while retaining a green corridor along the floodway. So long as the corridor is
protected, the trees on the lofs provide some additional benefit, but the values are not high
enough nor the losses from development likely sufficient to warrant its exclusion. The EPA 2
designation was intended to provide a measure of protection to such features by requiring study
and mitigation. In this case, there is little Rexibility due to the existing development and lot
pattern. | would encourage the properly owners 1o bring forward a reasonable proposal retaining
as much of the EPA 2 trees as possible adjacent to EPA | corridor.
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‘MI. & Mrs. Derin

170 Douglas Road
Richmond Hill, Ontario L4C 3H5
Tel: Home 905-773-1593

Work 416-869-3600 ext. 5339

FIBHAGND HiL L
COBNGLL: 203 e

May 4, 1998 —_—

[~ mssvemey
Vito Spatafora : ﬁg@ e P 5
Councillor, Ward 1 _ ; 5
Town of Richmond Hill . AAY -
P.O. Box 300 f MAY 5 1998 ?z
225 East Beaver Creek Road f :

Richmond Hill, Ontario L4C 4Y5

™

Dear Mr. Spatafora:

I am a homeowner at #170 on the north side of Douglas Rd. In Oak Ridges. After the April 27th
Douglas Rd. Resident’s meeting I spoke to you about a letter [ had sent to the town back in 1990.
You asked me to send you a copy of the letter and I am doing so now. In 1990 when the
Lockwoods and Torlones had their property reassessed I sent a letter to Lynn Poole asking for
environmental reassessment of my property as well. Shortly afterwards, Dr. Coleman visited us
and my husband took him on a walk-through of our property. He told my husband and several
others in attendance that the environmental value of our property is the same as the Lockwood’s
and Torlone’s. We did not get him to put it in writing, but I assumed that the designation on our
property would be changed (as was the Lockwood’s and Torlone’s) whenever development was
considered. I also assumed it was the town who sent Dr. Coleman and that this was the town's
Tesponse to my letter. Istill don’t know if this is the case, because although I gave another copy
of my letter to Lynn Poole in March, I have not received any response from the town. I need to
have an explanation for what went on in 1990. Why has the designation been removed fgrom
Lockwood/Torlone and not us? This is not equitable or fair.

Janet Babcock reiterated at last week’s meeting that no development could proceed until all
properties have been staked, however, I cannot accept that a staking done today is a fair
representation of the EPA designation because it does not take into account the clearing that
some owners have been doing since 1990. Half the area that was staked out on our property in
March is poplars that have grown in since we bought the property. If you tell all the residents on
Douglas Rd. they can't mow their lawn for 10 years, it will ook the same as ours! I need to have
a detailed account of why EPA sections have been removed from some areas and not others.
What exactly is the environmental value of this land and how will it be impacted if development
carries on as planned?

If, as I suspect, the resource is primarily seen as aesthetic, then I really don’t think that is any
kind of an argument to allow the town to take control of it. Because although green space is all
very nice and everyone likes to enjoy it, who pays for it? These developments to the east and
west of us can now advertise desirable housing backing onto protected lands that I have to pay

000086



Mr. & Mrs. Derin

"170° Douglas Rd.
Richmond Hill, Ontario
L4C 385

Telephone:
Home 773-1593
Work 963-2191

April 23, 1990

Town of Richmond Hill
Planning Department
P.0O. Box 300

Richmond Hill, Ontario
L4C 4Y5

-Attn: Lynn Poole,
Senior Planner

This letter is in regard to Official Plan Amendment # 71, as it
affects our property at 170 Douglas Rd., in Oak Ridges. We
understand that this amendment has designated the back area of

our property as “"Priority 2 -~ minor intrusions only" for future
development. '

We would like to request a re-evaluation of this assessment. We
may be contacted at the above address and phone numbers. Your
attention in this matter is greatly appreciated.

Sincerely yours,

Allison Derin
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RRTETRED RE: Residential Infill Study -
Bor- | OPA129 - Douglas Road
Neighbourhood Meeting
= April 27, 1998

To whom it may concern:

I came away from the meeting last night with a feeling of total disgust. I have been
attending these meetings since last year and my worst fears have been confirmed. As we
come down to the crunch, more and more people seem to be showing up at these
meetings, ranging anywhere from those directly affected such as myself, to residents
indirectly affected , to vulturous real estate agents looking for an opportunity to swoop in
for the kill.

After extensive house hunting from Claremont to Pottageville, we finally found what we
were looking for - a decent sized house with above average property. This was in 1983.
In the early nineties and two children later, we realized that we needed a larger home and
the hunt was on again. Coming within days of putting an offer in on a house in King
City I realized that I really didn't want to leave Oak Ridges with its' unique character and
atmosphere, so instead we opted to enlarge our present home enabling us to continue to
enjoy all the area had to offer i.e. mature trees, lots of room, quiet street, close to all
amenities etc. All this came to a grinding halt at the April 27th meeting. I now face the
prospect of going from a very private lot to being stuck in the middle of busy intersection
on a corner lot with a proposed street running parallel to my house and another one
directly across from my living room complete with headlights shining directly in my
living room window, not to mention the safety factor of increased traffic, exhaust fumes,
lack of privacy and the general destruction of the present neighbourhood!!!

As I'm sure you have deduced, I find this latest plan totally deplorable and unacceptable
and I will do everything in my power to stop it.

One solution to this dilemma is for me to move, but I will advise you that in no uncertain
terms I have no intention of moving or altering the size of my lot in any way shape or
form although I do have another suggestion ... LEAVE THINGS THE WAY THEY
ARE!!! IFIT AIN'T BROKE, DON'T FIX IT!

Yours truly,
/o) S
Ivas Val Stalker oo /Qo/{

%05~ 773 "06/ 7
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