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SUBJECT

Residential Infill Study for the Elm Grove/Maple Grove/Aubrey Avenue Neighbourhood

RECOMMENDATIONS

1. That Planning and Development Committee receive Staff Report SRP.99.112 and
recommend that Council approve the Elm Grove/Maple Grove/Aubrey Avenue
Residential Infill Study Report and Design Principles prepared by UD+D Inc. as the
basis Tor considering future development and redeve]opment in the Elm Grove/Maple

Grove/Aubrey Avenue neighbourhood; and,

2. That the Concept Plans, prepared by UD+D Inc. contained in Staff Report SRP.99.112,
be endorsed as one illustrative concept for achieving redevelopment in accordance with
the Infill Study Report referred to in Recommendation #1 above. =

BACKGROUND

Official Plan Amendment No. 129 designates various infill areas within the existing residential
areas of the North Urban Development Arez (Shown on Map 1). For each infill area, the policies
within OPA 129 require that Council approve comprehensive concept plans prior to the
dcveloprnem _pd redevp‘spmmt of these ar eus Specirically, the policy requires that:

“‘comprehensive concept plans for mﬁll areas shall be approved by Counm] prior to
the amendment of the Zoming By-law and consideration of applications for
development on individual parcels”.

The Elm Grove/Maple Grove/Aubrsy Avenue infill study area represents the last defined infill area
within the OPA 129 to be studied following the existing.Council approved infill studies for the
Bathurst Street, Puccini Drive, Bond Crescent and Douglas Road neighbourhoods.

In 1998, the consulting firm of UD+D Inc. was retained to prepare an inflll concept plan for the
Elm Grove/Maple Grove/Aubrey Avenue neighbourhood. To complete the study, Town Staff
and the consultant conducted a mail-in survey of the neighbourhood, held three residents meetings
and mailed out the final concept plan to landowners within the study area for comrmients.

It should be noted, that the concept plans have been prepared to coincide with the draft approved
subdivision plans for the Hughey lands located north of Elm Grove Avenue, and the Marzilli draft
approved subdivision on lands located between Elm Grove Avenue and Maple Grove Avenue,
east of Parker Avenue. The draft approved Hughey subdivision and road pattern for the Marzilli

lands is identified on the concept plans, attached as Appendix “A” and concept plans shown on

Map 2 and 3.
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Staff Keport SRP.99.112 File No.: DOO-NU-EL

The Study Area

The Elm Grove Avenue, Maple Grove Avenue and Aubrey Avenue area is best described as an
older, established residential neighbourhoed with a mix of housing types on large treed lots. As
identified in OPA 129, the neighbourhood is considered to be an area with potential for infill
development that could include: additions to existing dwellings, demolition of dwellings to
construct new dwellings on existing lots, severances and redevelopment through backlot plans of

subdivision.

Located adjacent to existing Yonge Street Commurﬁ*j( Core and the proposed Hughey
subdivision. north of Eitm Grove Avenue, there is an opportunity to enhance the existing
community through buffers to the commercial uses and Imkage:s to the future park and community
facilities on the Hughey lands, At the same time, it is Important to protect the natural treed
environment and promote an enhanced character for the area that is in keeping with the existing

uses.

Vi

Infill SturdY Process

The process followed to complete the infill study has included a number of ways to communicate
with and obtain ideas from landowners and residents of the area. During the early stages of the

study, a mail-in survey was sent to all landowners within the study area to determine important

characteristics of the area and landowner support for infill dcveloPmcnt The results of the survey
showed a 50/50 mixed support for redcveloPment ‘with a majority in support of backlot

_severances on the notth side of Elm ¢ Grove. Avenue e

Throughout the process, three residents meetings were held to discuss conceptual ideas and solicit
input from landowners on the vision of future development in the neighbourhood. The focus of

. the first meeting, held on July 16, 1998, was to begm prehmmary discussions, present the

objectives of the study and initial ideas for the aréa, The second residents meeting, held on

November 9, 1998, followed a workshop forthat whereresidents were divided into three areas of

the neighbourhood to work with the consultants and Town Staff to develop concepts for their
areas. Following the discussions at the first two meetings, a draft concept plan was prepared and
mailed out to all landowners within the study area for comments. A third residents meeting was
then held on April 8, 1999 to review the final concept plans.

ANALFSIS

The Elm Grove/apie Grove/Aubrev Avenue Infill Study

Attached as Appendix “A” is the Eim Grove Avenue, Maple Grove Avenue and Aubrey Avenue
Infill Study prepared by UD+D Inc. The report includes the following principles:

+ protection of the natural environment;

+ compatibility in character with existing uses;
+ provision of efficient and safe strest patterns; and, _
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Staff Report SRP.99.112 File No.: DOO-NTU-EL

*  good urban design based on the tollowing urban design objectives:
- retaining the green secluded character of the neighbourhood;
* 1mproved pedestrian connections; :
* provision for buffers between existing residential and potential fiuture mixed use
development on Yonge Street;
*  connections of park and public Spaces to the neighbourhood:
* to allow residential infl] development that respects the density, scale and character of the
existing houses; and, '
*  encourage housing that has a “live” street face and minimal impact of the garage frontage
and driveways. -
The purpose of the infill study guidelines is to provide comprehensive direction on how the
neighbourhood could develop aver time. In addition, it is anticipated that the study will inijtiate
discussion among neighbouring landowners in the area and is to be followed when designing
specific development proposals. Town staff will use the infill study as a guide when reviewing
development applications in the area, As was mentioned at each residents meeting, dévelopmént
applications are only initiated and carried out by private landowners. It ig the landowners who
decide if and when they wish to develop their lands. '

-

Summary of the Development Cancept

Included within the infill study are several illustrated toncepts to explain various opportunities
within the area and features of the concept plan. The recommended concept plans, shown on
Map 2 and 3, represent demonstration plans to illustrate haw the area could develop. One shows
a comprehensive plan of how the area could develop over time (Map 2), and the second shows
new roads in the form of enclaves that could be built while maintaining opportuntties for other
lands to develop at a later time (Map 3). Generally, the concept plans illustrate potential for
backlot subdivisions and the opportunity for medium density development on lands adjacent to the
Yonge Street community core, but it is also anticipated that redevelopment will occur through
frontage severances on the existing roads that should also follow the design principles included
within the infill study,

The key features of the concept are the proposed east/west road pattern, the proposed park in the
north east section of the study area and the proposed road and pedestrian linkages to improve
vehicular and pedestrian connections without opening the neighbourhood to additional through
traific. A further feature is the proposed medium density area for lands adjacent to the Yonge
Street Community Core area as designated in OPA 129.
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The recommended concept plan for the nﬂighbouho'od can best be described in four distinct areas
of the plan: (1) the properties on the north side of Elm Grove Avenue that have the potential for
severances to create new lots fronting the proposed new road on the Hughey lands; (2) the Maple
Grove Avenue area with potential for backlotting; (3) the Shomberg/Aubrey Avenue area that
also has potential for backlotting; and (4) lands adjacent to the Yonge Street Commumity Core
that could redevelop in the form of medivm density development. These areas are further

described in the Infill Study attached as Appendix “A”,

Proposed lot sizes throughout the study area are based on lot sizes of 13.5 metre (45 feet)
minimum frontages and a lot area of 450.0 sq.m. (4,844 sq.ft). Using the lot area as a
benchmark, a comparable sized wide shallow lot would rediiire 16.5 metre (55 feet) frontages
based on a lot depth of 27 metres (90 feet). By using this benchmark, and varying the lot
frontages, a variety of lot -sizes and housing designs throughout the neighbourhood can be
accommodated. For the proposed lots fronting onto the new Hughey collector road, a minimumn
lot frontage of 40 feet (12.1 metres) is recommended that is consistent with the proposed lot
frontages on the north side of this road. For the sinigle family wide shallow lots, it i noted that
the Iot standards of 16.5 metre frontages and 450.0 sq.m. are larger in area and frontage than the
wide shallow lot standards under the North Urban Zoning By-law No. 313-96. Those standards
permit a minimum lot area of 310 sq.m. (3.336.9 sq.ft.) and are usually applied in 2 greenfield
subdivision. The proposed wide shallow lot standards are considered to be more in keeping with
the large lot character of the exxstmg nelghbourhood '

The medium density concept is based on the policies within OPA 129 that permit redevelopment

of lands adjacent to the Yonge Street CnmmL.mty Core area at a maximum net density of 37.5

* units per hectare (15 units per acrﬂ) and a maximum height of 3 storeys. The design pnnmples are

intended to create a tramsitional buffer between the commercial and the existing low density
residential west of Yonge Strest. The concept also creates a north/south vehicle and pedestrian

linkage to provide access from the south end of the neighbourhood to the public facilities

proposed on the Hughey lands to the north of the study area.

The location of medium density adjacent to existing single family was identified as an issue
through discussions at the residents meetings and from landowner correspondence. In response
to this issue, it was explained to residents that such development would only occur upon the
submission and approval of detailed development applications. At that time, the proposed
location of the road, type and number of dwelling units would be identified. Those applications
would be considered at a public meeting of Council and residents would have an opportunity, as

would staff, to review those apphcatxons against the design principles contained within the Infill

Q*Ld}’

The Development Process

The following provides some general information about the development approval process in the
Town and some prehnunary cost estimates for the creation of new lots related to servicing and

development charges.

600008 -
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Zoning

The current zoning, for the majority of the study area, 1s Residential Urban (RU) under Zoning
By-law No. 1275, The RU Zone Tequires a minimum lot frontage of 75 fest (22.86 metres) and
minimum lot area of 10,000 sq.ft (929 sq.m.). In order to facilitate the splitting or “severance” of
an existing residential lot, the RU zoming must be amended. The Infill Study, attached as
Appendix “A” identifies a number of residential zoning categories from the North Urban
Development Area Zoning By-law No. 313-96 that would be appropriate for the area. These
include single family residential zone categories “R5”, and “R6” to a minimum lot frontage of 45
feet (13.5 metres); and, the “RM1” zoning category for the medium density area adjacent to the
Community Core. For residential wide shallow lots, a minimum frontage of 55 feet (16,5 metres)

be filed by the owners for their lands only. Upon Teceipt and review of an application to amend
the zoning by-law, a public meeting of Council would theq be held and Council would determine
if the application should be approved. It should be noted that due to the substantial amount of .
relief that would be required from the provisions of the by-law in order to create 2 45 ft minimum
lot and build a house on the lot, Staff will not Support reductions to the new standards by way of
minor variance applications. ‘ '

Consents/Subdivisions

processed through the Committee of Adjustment and draft plans of subdivision are ‘processed
through Council.

Consent applications are used when the number of new lots to be created is less than three (3) and
when there is no extension, improvement or assumption of a public road, a new road allowance,
or municipal services. This means that no consent applications will be recommended for approval
until the subject lands are appropriately zoned and provisions are made for all of the required
services to be installed.

The other method of lot creation is through a draft plan of subdivision, Subdivision plans are
generally required where the number of new lots is three (3) or more or when a new road is being
proposed. For example, if a number of owmners get together, they can hire a consultant to draft a
plan and submit it to the Town. -

Depending on the nature of the COMments teceived, a report that reviews the application and

makes recommendations is then heard at a Public Meeting of Council. If the outcome is positive,
the application may be given “draft approval” by Council at the next available Council meeting,.

00009
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Draft approval means that the subdivision is aDproved subject to a number of conditions. Once all
the conditions are fulfilled, the plan may then be registered and the new lots become legal entities,
At this stage, one can make application for building permits on the new lots.

Servicing

Prior to approval of any infill development, municipal services must be avaﬂable to the area.

Municipal services in this area consist of municipal water and sanitary sewer.  Generally, the infill -

development identified on the concept plan can be accommodated through extensions of existing
municipal services in the area. Any extension of services will be installed by developers proposing
new backlot subdivisions. For new lots fronting onto the south side of the new Hughey road,
landowners will have to contribute cost recoveries at the time of individual severance apphcatlons
to share the cost of constructing that road.

Costs of Development -

In addition to the costs of installing services noted above, there are other charges that are payable
during the severance or subdivision process mcludmg Cash-in-Lieu of Parkland and Development
Charges. The followmg Table 1 indicates the primary costs to create a 45 fi. property for a single
family dwe]hng unit. The table does not include fees such as application fees, consultant’s fees,
surveyor’s fees, lawyer’s fees or-costs of road constmctmn, cost shanng/front ending or Iocal

1mprovemer1ts

For Development Charges, the Town’s current policy_includes both Town-wide development

[t 5L A WY 3

charges that apply to all lands in the rnumcxpa,hty and area-specific development charges that
apply to specific development areas in the Town including Oak Ridges. Area-Specific

development charges include:

1. Road Works (including new road construction or reconstruction of existing roads, intersection
improvements and the associated land requxrements) '

2. Watermains;

3. Sanitary Sewers (including land for pumping stations); '

4. Storm Sewers (including storm water management ponds and land);

5. Boundary Road Surface Works (including sidewalks, landscaping and streetlighting); and,
6. Consulting studies. -

It should be noted, when reviewing Table 1, that the current Town-wide and Area—Speciﬁc
Development Charge By-laws are under review and will result in new By-laws that could result in
new development charge rates for the area. The new Development Charge By-laws are scheduled
1o be considered by Courcil at a public meeting on June 28, 1999,

In respect to servicing, on average, the cost of building one (1) metre of road on a 20 metre
right-of~way with a pavement width of 8.5 metres is estimated to be about-$1,550.00. This cost
of construction would include pavement, curbs, sidewalk, boulevard sodding, street lighting and
services (storm sewer, sanitary sewer, watermam) constructed as part of the road

000010
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Table 1

EXAMPLE OF APPROXIMATE COSTS

TO CREATE ONE 45 ft LOT
as of May, 1999

TyrE oF CosT COST (based on Single Family Units)
Cash in Liev-of-Parkiand- $3,000 per frontage f1, (5%)
Payable at building permit eg. 45 it. x 3000 x 5% = $6,750

Educational Development Charge
Payable at building permit

Separate School Board $ 730.00 per unit
Public School Board $1.620.00 per unit
Total Educational DC 52.350.00 per unit
RH Hydro Development Charge =
Payable at subdivision agresment $482.40 per unit
i Pavable at building permit $321.60 per unit
Total RH Hydro DC 3804.00 per unit

(for consent, $804.00 is payable at building permit)

Region of York Development Charge
Payable at subdivision agresment-.

Water 32,890.00 per unit
San Sewer 32,393.00 per unit
Roads $3.064.00 per unit
Total 38,347.00 per unit
Payable at building permi: i
general services £723.00 per yunit
- Total Region of York DC 59,070_60 per unit
~ (for consent, £9,070.00 is payable at building permit
Town of Richmond Hill DC
Payable at building permit issuance: 3$7,122.00 per unit
By-law 269-97 Oak Ridges - Lake $184.00 per unit

Wilcox Valley 1and Improvement
Payable at building permit

Area Specific Development Charge:

Payable at land severance of $197,250.00 per net hectare

subdivision approval (45" x 110" lot = 0.0459ha x 187,250 = £9,070.62
By-law 150-97 (Oak Ridges-Laks

Wilcox)

ToTAL CoST (Parks Cashoin-Lieu e | S 35,350.62
Development Charges) (Casts in Osal Ridges range from 2pprox. 335,000 to $45,000

per unit)
|

Pleass note that thess charges arc subject to indzxing pursuant to the varous by-laws in plass by the Town Confirmation of crrent B
charges should be obtained from the Towa's Finance Department.
1
00011
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CONCLUSIONS

The report by UD+D Inc., including the recommended concept plans, attached as Appendix “A”
is based on extensive comnsultation with the landowners and rtesidents of the area. From the
discussions at each residents meeting and from landowner correspondence, it is evident that many
tesidents in the neighbourhood have a desire to develop their lands, while others currently do not

wish to develop.

The work done by UD+D Inc. and Town Staff meets the requirements in OPA 129 for the

preparation of a comprehensive infill plan for the Elm Grove/Maple Grove/Aubrey Avenue area..

It is recommended that Planning and Development Committee recommend to Council, the
approval of the design principles and concept plans contained within the Infill Study attached as
Appendix “A” as the basis for the review of development applications within the Elm

Grove/Maple Grove/Aubrey Avenue area.

==
-t

Reviewed, by:

/% LA~
KelvinK+an, M.C.I.F., R.P.P.

Manager of Development - Subdivisions

Respectfully submitted: Approved by:

Janet E. Babcock, M.Sc.. M.CLP., RP.P T Weldon,
Commissioner of Planning and Development Chief Administrative Officer

DATE: G 7G T 1999

PEFKKAEB:CDW:pf

Attachments

100012

()



-10-
Staff Report SRP.99.112 File No.: DOO-NTU-EL

Teror

rarar.yi h
APPENDIX CONTENTS

“A” Infill Report by UD+D Inc., Elm Grove/Maple Grove/Aubrey Avenue Residential Infll
Study ' .

“B”  Copy of the Special Planning and Development Committee Mesting Notice for June 186,
1999 ' |

Drawines
—-—__é__
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Map 1- OPA 129 Infill Areas
Map 2 - Concept Plan 1 for the Elm Grove/Maple Grove/Aubrey Avenue Area

Map 3 - Concept Plan 2 for the Elm Grove/Maple Grove/Aubrey Avenue Area
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Introduciion

In Apal 1998, UD+D Inc. WOs retained by the Town of Richmond Hili to pbrepare Infil Guidselines for
the Bm Grove/Maple Grove/Aubrey Avenue neighbournood. Thesa guidelinas are fo assist tha
residerts and municipal starf in deaing with articipatied recevelopment inthe neightourhocd.

Inflt Infill areas in Richrnond Hill are distinet from fne newsr subdivisions in that
ey were Ceveloped of g time when lower densities and smaller hames
wers the nule, Development did not CCCur in large blocks at one firme,
but in the fom of single houses or sl groups.  Neighbouhoods
Oeveloped slowly over fime, resuliing in @ mix of housing types evident in
ihis cormnmunity. ‘ =
Bacouse of this slow and sometimes ad hoe growih, evary piece of lond
Was not master planned ang dapporioned as we see in new subdivisions,
The resutting Open spaces, iregularty of sireets, varsty of house tyDes
and siting, give the neighbourhood character, not evident in new,
master planned subdivisions,

Coriext TNis community is not homogenous, but has o inct areas within the
neighbourhcod. The challenge will be 1o infegrate new housing and
uban senicing into the community while peEsening iis character and
protecting its green secluded nature,

__ e o T commen 7 Yonge stes

=
%//////////W/’";%—'Q and Yonge Strestf are dus for significant mixectuse
cEoRGE sTREET 4 // reoevelopmEnt, os new residertial developrment
proceeds in the general areq, Residential infil
propasdls will have 1o be compdible with housing
within the community as well as integrate or act as
G 7GNsiion 1o new mixed-use development on the arteigl rcads.

i

The neighbourhood is bounded by a propased new
fesidertial subdivision and cormnmunity faciifies to
he norh, existing single family 10 the west, a mix of
e:dsiing single family resicerial ond commercial 1o
the south and exising commercial on Yonge Steet

PARKER AVENUE

-
)
)
Furmde
Al



fhe Neighbourhood  Edsting housing varies fiom smalk bungalows, buit eaiy in the ceriury, 1o

New developrment

000016

lorge two siorey housas buiit receniy. The ot proponions =nd o be
generally namow in fronfage in relafion 1o the very deep, Iot denih, Some
of The ofs have wider frontages, but they are the excepiion.

Elm Grove Area

The norin side of this siteet backs onie the proposed new residanial
subdivision known as he Hughey subdiision and the residertss, for the
mosi part, are anficipating sevesance fo utize a poposed new read
along fhe northem properly boundary of these lofs, The houses in this

area consist of mainly older bungalows ond very lifle new consiruction

has taken place, on this side of the strest.

The south side of the sfreet is similar athough more new houses have
been buit. The elementary schoo{ Oak Ridges Public Schoal, at Em
Grove and Yongs is scheduled Tor closure overl the next few years and
there exists a signficant opportunity 1o dcquire o poriion of this Diopery
0s pardand. i

Maple Grove Area , 7

Both sides of this steet consist mainy of older bungalows afthough there
has been more new construction over ecent vears. A new subdivision
near the intersection of Schomberg Road, the Marill subdivision, is under

consituction.  All the new houses being buitt in the neighbouhood are

either subsiariial fwo s‘orey homes or uo—morkef bungo[ows

Schmbe{g/Aubfey-Areo

The homes west of Schomberg. surounding the conservation area and
park are, for the most part not considered as an areq with a significant
level of redevelopment partly because of the lof sizes being smalier and
parity because maost of the residents wish their houses o remain the woy

hey are.

New development in fhis area will piobably be resticted to saverances
along exising sfrest frortoges.  Properties along Aubrey Avenue are also
mainly bungalows. Redevelopment opporiuntty for this area is similor 1o
Maple Giove except for ihe low-Ming section of land between part of
King Road and Schomberg Road, which wil restict the level of
redevelopmen. '

There appear 1o be four types of r&:ld“ﬂﬂﬁl development underway in
e n=|ohbouhood as follows:

nW
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+  Renovdiion: Bungalows ars being refurbished and exiendsd,

* Replocemern:: Srmciisr, older housas are baing demolishad ard -
replaced by larger, new homes on he same sits.

< BocKofiing: A new sieet is Being proposed norn of Elm
| Grove, The property owners on the norin sice of
Eim Grove have lorgely agresd 1o saver the rear

of their lots and connect them 1o this road. Other

oppoduntiies for ihis tvpe of development are

possible because of dsep Iot depihs. '

»  Consolicdation: In some areas, property owners  hove begun
considening the potential for infil development ty
linking several exdsing lofs. Some of these lots ara
vacant ond some have smalier resiafénces cn

The Study Process
Our mojor objectives were twofold, 1o inform the residents cleady about their fights and
Opportunitiss relaied 1o the infil process ang o provide rmunicipat staff wihh a Concise and

llustrative document 1o assist fhem in reviewing new applications.

This was ochieved as follows:

May 1908
Review 1 o become fomilior with he reighbourhood, we macs a coeful shest
. by sfrest analysis by waking all the strests, noting individual character of
- houses and encioves, During this analysis, Opportunifies for infl and the
nesd for proteciive conirols become apparant,

Infiial cornments A list of issues was Caveloped for discussion with Planning Staff which
formed the basis of g questicnnaire fo be maied to the residents in the
study areq,

Moy 1008

Survey e suvey wes mafled in eardy May with the infent of obtaining an

undestanding of how the resicients felt about infil, what he rmain
concems were and what standards they SOUght 1o efihier mainiain, o

onG17
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Jubs 1903
Residerts Mesting 1
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p)

improve.  Wa diso nesdad to undersiand it residert's opinions were
grouped by ara,

We anolzed 1h the sur vEys, once they were reiumed and found that there
was a roughly 50/50 split for ond against infil redevelopment in he
neighbouhoed.  Aside from the ovewhelming support for back ot
severance on ihe norin side of Bim Grove Avenue and resistance o inill
west of Schomibberg Road, opinion was mixed over other aregs. Whers o
preference o encourags infil development was made, municipal

- standards similar to new residential subdivisions wos supponed.

Allow residents 1o furiher inform ws of heir opinions, based on the
Survey. ' -

ol

Cénvey e Town's infent o dllow landowners that wished 1o
subdivide ifeir land, an explandtion of the process and an outtine of
appropiale options.

]

b

properfy ond pﬂvcx:y could be protected.

ttrough he infill process; for example a betfter-connected and rmore

compehensive park and pedestian Inkoge sysiem and limits 1o the
axent of new muitti-family infill.

This mesling wos well atiended. Most had siie specific issues and mary

- residents expressed serous concem that they would be forced 1o

redievelop smply because neighbours, of developers adiacent to themn,
would force them to. They were clso woried about loss of fiees and
increased traffic, associated with increased development. Most of the
mesing was spent informing the residents that neither neighbouning
landowners o fhe Town would pressure anyanie not wishing 1o redevelop
their property 1o do so but, the benefis of co-ordinafion cmongst
landowners, 1o develop a comprehensive plan was also stressed.

Concept plars for severance’s, backioting, development of small new
enclaves and zoning siondards for new housing were also discussed

Clarify, for Those londowners that did not wish fo subcfmde how their ‘

Mo’

-Show..how - aspects-of--the -neighbouhood-could be improved



Juky 1993
Review 2

Novernber 1993
Residents Mesting 2

USingG maps of the neightouhood and possible developmernt sCenodos
in skaich fom. The Geveloprment siatus of the lands norin of the stuchy
ared was also clarified, :

Based on input from this mesting, a more specific set of skefchas wera
Prepared, showing various il opiions at e neighbouhcod and
enclove scale.  Input from the Enginesing & Works and Paks &
Recredlion Depariments were also requested 1o form the basis of a
prafiminary set of standards for discussion at our rext public mesting.

he preliminary neighbouhood sis studies had the following obiectives:

« To improve pedestian connections and the character of the
neighbourhood a new green space in the fom of addiional
parkiand in the area of Cak Ridges Public Schoal wos idertified. Link
fhe conservation area on the soutfrwest by bulding aPedastion
bidge on Wendy Way and proposa g pedestian walkway were
shown finking the road of the new subdivision off Maple Grove
Avenue, 1o link up wih the new subdivision nerh of the Siudly areqg
WS recomimendsd.

= o fest new interior strest paitems and lot stondards that make the
best use of land and fespect the wishes of residerts based on the
survey and the first mesting. '

« Todefine a zone of medium density residential that would integrate
and buffer the single-family neighbourhcod fiom, fuiure mixedkuse
development along Yorge Stest consistent win the approved
policies of OPA 129,

~» Use the new sirests 1o credte a “finer grain” of uban Cevelopmenti

That would allow more Lconvenient pedesiion and local fraffic use
without encouraging vehicular use from oulsice the neighbouthood,

Tne second resident mesiing took the form of an overall infrodiuction
and recap of the previous mesting, folowed by WOKING groups spiit into
fhree seciions of the neighbouhood. Duing the imroduction the issuss
of forced development and the high cest of SeNvICing were raised by
resicerns,

n00G1 9
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More defoiled mapping showing development atemaiives  and
proposed medium density zones were used as a basis for giscussion.
These included larger scale skatches showing exsting houses on lots and
ihe potential impact of new develiopment ot the ot spechic scale., St

Qiso provided a somple development cost analysis.
The ﬂ"lree groups weie:
Em Grove Group

- - There wos discussion from the norin side of this srest conceming
fiming and prefered lof depth ond width 40m by 12-13.5m seamed
genenly ccceptable.

= The issue of development charges was also raised.

= Some residents objected to walkways or open space being routed

frrough their pfoppriy ~
« This group was generally in fovour of il development. =

Maple Grove Group

= The south side of Him Grove Avenue teamed up with the nordh side,
Maple Grove Avenue residents generally SUDPOing a wide shallow
so{uﬁon 1o bacKotiing. This would avoid problerns with some of the
houses ihat are far back-on ihe exdsting lots.

opinion that #t would detact fom the naotural beauty of the
neighbourhocd.

« Residerts expressed support for o pcnk link {hrough o BHm Grove
Avenue and the proposed Communily fociliies nodh of the study
aea, _ '

« landowners on the easiem edge were concemed that new roods
did rot gefroct fiom the development potertial of their land.

Aubrey fSchomberg Group

< Some residents on the norfh side of Aubrey Avenue supporded the
concept of il in their neighbouthcod likely ot some fme in the
fure, but most of the rest of the group wos opposaed 1o
redevelopment.

= Tne londowners ori the east portion of this group were interested in ©
medium density form of developrment.

- 8 Was NO OPRCsiion 10 a padesiion hridge on Wendy Way.

0

-+ Residenfs-also-wished {0 avoid namow-lofs,-as ihere was-ageneral



Nov. & Dec, 1603
Reviaw 3

FebcTy 1900
" Maitout

Aol 1999
Residenis Mesting 3

Based on this meeting and furner discussion with Planning. Staff, two in
SCenaics, o be used, as dgermonsiations in the Quids wera Dreparaed.
These scenarios provide sufficient vanety o anficipate riast Condttions
inat would arise in the il piocess. One shows new roads in ine form of
enclaves wih femporary cu de sacs; the ofner shows examples of
COonfiNUOLS new roads infegrated info the exdsting sfrest patiem. ey are

showr as maps 1 and 2,

Bofh scenarics are configured fo reflect the residert's wishes 1o either
avoid or promate infil cavelopment. However, they are only examplas.
The ufimate configurciion can ony be determined fhrough tfime,
wilingness  of Cevelopers  and appoval of  formal cevelopment
applicafions rough a pubiic review process.  The plans  reflect
Propased ot widths and rear jof SeVerance’s genealy consistent Wwiih
resicent's wishas. =

Two concept plans Togather with a letter requesing commerts fiom the
residents were mailed,

Decame the focus of g tird Residerts Mesting.

s mesting was og well alitended 0s ihe previols two wera, The
meshing seemed to have g large group of residernts who had not
aitendead earizr mesfings. '

Mest of the meiing was spert dealing with discussion pericining 1o fwo
maojor issues.  Development ghfs and developrnent charges.  Many
residernts were siif concemed hat they may be forced o allow a road
ftrough their Poperty If a neighbour decided 1o develop. Town Siarfs
expiained in dstall, that the Town doss not Sxpropicis lond for roads 1o
faciitcie new Cavelopman, ey stressed the importance of prepdanng
an irmill plan ardg design guidelines, so that ey could dagl eifectivaty
with  future  growth pEssues,  similar to thasa expeienced by -
neighbouring araas.

7 1"-‘“’!7(}"1
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Acril & May 1959
Review 4

June 1999
Public Mesting

Design Principles

- ir—nlem e e

Ctiectives

000022

Residents exoressed o preference for lccafing o norfrsouth Tood
bewesen a fulure medium censity zone and the single-farmily
mlghbomhood it was emphasized that fingl -designs would be dore
Through formal development opplicaion ond o public review process.

Residenis would have a furher cppoiunity for input of that fme.

However, 1t was emphasized Dy Stalf thot these wses are legifirmate and
provided for in fhe Town's planning policies:

Based on this meeting ond through subsequent discussions with Siaff, the

sife Mapping is now finglized and shows aliemate elationships of the

single family area and proposed medi lurm density areq, with diffierent

ood 'Wmmorb fiushaed,

The Design Pﬁm%p%es have besn defined.

p—y

This Planning and Developrment mesiing on June 167 will summarize the
process 10 date and explain the recommendations in detail. There wil
bDe an opporunity for residertts fo provide additional input at the
mesating.

THe et of 1is process has beenfor

« Generate a clear infil procedure that will not fraciure the exising
neighibourhood,

= Provide landowners with a set of design standards and development

costs that will realisiically infomn thermn of iheir property’s potertial.

< Recegnize and refiect a developmert pattem that will follow the
resicents’ input as closely as possible, while siil complying with Town
standards and obiectives.

To develop pdlicies and concept plans for il geveloprment based on
ine following pricrities:

«  Proteciion of e natural environment:

=  Compdiibifty in character with exsting Usas;

)



he Neighbourhood
Scale

Provision of efficient and saie siresf paitems;

ReliNing fhe green ond seciuced characier of the exisiing
neighbourmnood;

«

Improving pedesiian connections:

Ensuring sanisiactory butfers betwesn exsting residantial and future
potertiol mived use ceveloprnent, adiacent to Yonge Strast;

Ensuring exisiing  conservation ond pak areas, maintain cood
physical and visuo connections 1o the rEighbouhood and to add
Open and green spaces that may resuft from infil cevelopment:

Allowing residerticl infi development that respects the densily, scale
and character of existing howses; =

Encourage housing that has a “fve street face and minimizes the
impact of garages ond driveways,

Overall principles, forThe study area are:

o connect to future pubiic facilities 1o the non, by means of o
Comiinuols  saf of wakways, a pedesiian bidge, upgradad

. landscoped rights of way and NSw DAk space,

Create a pedeastian conneciion to the proposed Hughey subdivision
fo the norh, by acding a mickblock walkway, connected 1o new
road within the Marzill subdivision,

Ensure that new roads Create an infemal pattem that Improves local
vehicular fraffic moverment without opening the neighbouhcod 1o

additionalthrough fraffic,
'E'?*TG.. J‘L\"v"':-. //
e A
Do it
Comsge T 1o g
FomLE SReEaT:
H:Ij g
Erts. mupe
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The Enclave Scale

000

P
“,

Align the proposed medium densily residartial toundary 1o respect
he condiion of the exisiing houses and the wishes of the rasickenis
along that edgs.

Maintain consistent lot depihs where groups of landowrers apply for
consolidaied severances.

To encourage defined enfies of gateways o the residential
neighbounocd by the use of plarting and hard landscape features.
New houses ot key comers or enties should be cesigned 1o

emphasize these gateways.

ST Rao=T1

At the enclave, or small suibdivision scale., the following principles apply:

Design residential grouungs m minirmize Their ImDéCf ‘on
- —-neighbouring residents; - o

Design road [i:n}ou’rs 1o take into occount future development of
neighbounng ploperties and ik up with pedestian Connechons
where possible;

Respond fo local siie charactesistics.  Utize exsing grades o create
more inferesting housing grouns and preseve tress, which are very
suscepiibie 1o mincr, grade changes becausa of feeder roots close
to the surface. -

e’ |



Design 1oads hat are not only meant o maximize marksichia
fonfage but aiso preserve exisiing wrees or tnigue  landioms,
Uniqueness ofian disinguishies ihe Gpoeal of il housing.

Increcse the fangs of lot configurations: longer ond nanowsr, snorer
and widsr, 1o aliow rmore flexbility and variety in design, Minimum Iot
Grecs of 450 sq.m will be the benchmark,

 — —_
l MNeEL)
s LaTs.
Lutrae 3
Stad oy s
[

Site access points for road infersections thart minimize foss of
vegeiation and mairiain privacy of the neighbods,

I e
|
!

locate road cccesses onio exdsting strests that minimize e impact
of vehicle headights on neighbouring houses.

o

'an corsistert ot depths that iake futre cevelopmert into Gccount,

Design houses that complement the streetscaps, as well as espond
to the preferances of developers and naw homeowners.

Create focal paints in e enclave by gesigning and siing housas
nat vay in sefoock Or massing in rekation o exdsting tress or
Proposed landscape fechures, This Is especially impanant ot
intersections, fiankage conditions and ar erties 1o enclaves, The se
of masonry or iron lordscaped, ey feciuras also give a serse of
- aodress and individuality to residertial groupings.




-

Cregle concentigiions of frees and shrubs ot key areas of the
resiscape 1o enhance privacy especially gong ihe sdge of
different land uses. .

Allow redlistic setbacks clong diptines of exising frees when now
foads, diveways and houses are buit to ensure that vegstcaiion
r2mains viable over fme.

New rcads and dﬁveWoys should avoid possitle conflicts with existing
roads and driveways.

Ground related rmutiple dwelings Sern csfoched houses and Townfouses)

= This form of housmg should act as a ansiiion betwesn the Yonge
Street core and single fomily residential.

000026

Street ot cppropiate infervals should be encouraged.  These
accesses are o be wel jandscaped and well it with adjoining
residences overiooking them for safety.

Garages ard drrvewoys should not dominate sirest rontages.  Main
enties should be generous and located not more than 1.2 m above
e grade at he front ot line.

Tne size of the residential biocks and their roof paftems should take
info accourt their proxdmity fo single family residential, by approodate
rassing and detailing of the designs.

LATH Liewrads
Z PLASTIN G

12
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_=__Pecesian_access fiom. within ihe neightourtheed, out to--Yergs-— -~ —



The House Scale

Adegudgie landscaped buiteing should be oovided adjacent to
singte family and commercial zoneas.

8ullding height and grading rmust infegrate with fhe lccal coriext ang
avoid the use of frEtaining walls, whare possible,

Infemal roads ang abuiting diveways must not conflict with local
resiciential road patiems ang pedestian connections.

Green-space associaied with new medium. density resickentiial,
should fink fo the gereral neightourcod, where Dassibie,

T the scole of # ndividudl residence, ha Tollowing principies Qppiy:

B2 a good neighbou, eveyone understands this concept. If vou ge
a builder or developer, this sl opplias fo the reloﬁonship_ of a new
house and the existing contex. =

Site housas and design massing 1o complemnent both exsiing homes
and potential new developrment.

Plan the siing of the howe and diveway 1o avoid desinuction of
exisiing frees and shabs, where passible,

Enhance the “five face” of hotses on he sire=t By minimizing garage
ond diveway width and mairiaining o good refationship betwesn
e grads of he front ertry and the grade of he sirest,

)
)
-]
)
~J
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-

Ensure ot both infemal and exiemal grades of new  homes
complernent exdstiing house grades. Sensiiive giading can creats a

efter relafionship beiwean outdoor space by avoiding desp swoles
at the propery fine that discourage plants frorm flourishing.

HETT7i 74

Keep diveway length fo a minimum, unless it is a single car widih,
leading to a rear gorage. lorge divewoy exoonses do not
confibuie o a good siregtscope.

Avoid steep, negative slope diveways where paossible. They are
potentially dangerous and require subsfantial reguiar maintenancea.

Where possible connect the front erry direclly to the sidewalk or
steet with a path, avolding the diveway, as the main entry 1o ihe

- houwse. This gensrally applies to lofs 15m or wider.

14
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Use plarting, decoraiive tencing and iow

Sepdicie properly. “Enhoncad privac
of Community,

garden walls 1o define and
¥ l20Cs o an enhanced 5=nse

. nen02g
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EXTRACT FROM SPECIAL PLANNING & DEVELOPMENT COMMITTEE MEETING -
PDC#14-99 HELD ON JUNE 16, 1999
SCHEDUTLED BUSINESS

I Staff Report SRP.99.]12
Elm GroveMaple Grove/Aubrey Avenue

Infill Study
File No. DOO-NU-EL

Mr. P. Frezman outlined the boundares of the Elm Grove/Maple Grove/Aubrey Avenue potential in-fli
area. Mr. Frezman stated that OPA 129 provides for in-fill development. He advised that a survey was undertaken
of the area residents and residant’s meztings have been held. He stated that the Siaff Report shows how the ares
could develop, subject to any resirictions within OPA 129, '

Mr. Alan Hirschfield of UD + D Inc. stated that the objective of the Infil Study was to address
development pressures and to allow for planned development in the existing neighbourhoods. Mr, Hirschfield
stated that the decision to proceed with development rests with the residents, He further stated that the study
provides a set of guidelines ta benefit landowners, developers, builders, staff and Council. Mr, Hirschfield
summarized the process underaken ta complete the study, including a streat by strest analysis and assessing
opinions and attimudes of the various areas. He outlined the proposed pedestrian walkways and neighbourhood
conceapts, o

Mr, Edward W. Piche, 83 Elmgrave Avenue stated that he represents the homeownsrs at 757 81, 83 and
83 Elmgrove Avenue. Mr. Piche stated that the-propesal provides 18 lots from 72 Elm grave, running thraugh both
sides of the strast tg 87 Elmgrove. He stated that 14 of the 18 are in excess of 75 fest wide. He stated that neither
he, nor the homeowners at Nos. 75 » 8l'and 85 Elmgrove would support any relief from these widths,

Mr. Mollicone, 28 Beaufort Hill Road stated that he is the owner of 1 Aubrey Avenue. He stated that he is
the owner of lots an the west side of Yonge Strest, south of Aubrey and that he purchased #1 Aubrey to allow for
a buffer between the commercial uses on Yonge Streat and the residential area. Mr, Mollicone advised that he
received written confirmation from the Town assuring him that Mo, | Aubrey was zoned commercial, My
Mollicone noted that under the proposal, it is his opinian that medium density residential development is proposed
for Aubrey Avenue, including his property at No. 1. Mr. Mollicoge requested protection for this property, to allow
for commercial uses on Yonge Strezt to continue.

A tesident of the area stated that, in his opinion, if the proposal were to proceed, the property values in
the area will decrease and the taxes will not decrease. :

Ms. Pamela Horsak, 10 Maple Grove Avenue stated that she hag attended all of the mesting regarding this
issue. She further stated that, in her opinion, all of the surveys distributed to residents were not submitted, She
requested information on how the Towa will ensure that the development follows the guidelines respecting lot
sizes and neighbourhood conczpts. She requestad information regarding the process to be fallowed if a request was
made to change the lot sizes at some later date. .

Moved by: Regional and Lecal Councillar Mabley
[1] 1. That Planaing and Development Committes receive Staff Report SRP.99.112 and recommend

that Council approve the Elm Grave/Maple Grove/Aubrey Avenue Residential Infill Study Report and

2 That the Concept Plans, prepared by UD+D Inc contained jn Séaff Report SRP.99.112, be endorsed
as one illustrative concept for achieving redevelopment in accordance with the Infili Study Report referred
to in Recommendation #1 above.

FOR YOUR INFORMATION AND ANY ACTION DEEMED NECESSARY




EXTRACT FROM SPECIAL PLANNING & DEVELOPMENT COI\/IMITEE MEETING
PDC#14-99 HELD ON JUNE 16, 1999
Carried Unanimously
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Special Planning and
Development Committee
Meeting

WEDNESDAY, JUNE 16, 1999

North Urban Development Area Secondary Plan
{OfMicial Plan Amendment No. 129)
ELM GROVEMAPLE GROYE/AUBREY
AVENUE RESIDENTIAL INFILL STUDY
A SPECIAL PLANNING AND DEVELOPMENT
COMMITTEE MEETING has heen scheduied for
Wedneschy, June 6. [999, at 7:30 pro. in the
Council Chambers of the Municipal Building, 225
Esst Beaver Creck Reoad to noetify the public and
reccive comments on the Residential [nfill Coneept
Plan far the Elin Grove/bdaple Grove/Aubrey Avenue
arca (Please refer to the key map of the study area).
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The purpose of the mesting is 1o present, for approval,
the Residential Infill Concept Plan and  Policy
Guideline prepared by UD+D, the consulling firm
retained by the Town for the Elm Grove/Maple
Grove/Aubrey Avenue Neighbourhood.

Policies in the North Urban Devclopment Arca
Scecondary Plan (Official Plan Amendment No. 129)
require “that  comprehensive  conccpl  plans be
dzveloped and approved by Council prior lo the
consideration ol dovelopment  proposals  within
identified infll redevelopment arcas. The residential
infill comccpt plan has been proparcd based on
principles of protection of the nawral environment,
compalibility in chamcter with caisting uses, efTicient
and salc strezt patiemns, and good urban design, The
recommended Cancepl Plan provides the technical
basis oo which future ptans for backlol redevelapment
and land severances in the neighbourhoed will be
evalualed by Council and Town stafi.

ANY PERSON may allend the mecling and/or make
writlen or verbal representation efther in support of, or
in opposilion lo this matier, Written commeats should
b= mailed 1o the Town Clerk, Town of Richmond Hill
Bax 300, Richmend Hill, Onizrio, LAC 4Y5.

ADDITIOMAL INFORMATION rwlating o the
Residential Infill Swdy is available for inspection

" betwezn §:30 amm. and 4:30 pm. at the Planning

Depantment Offices (4ih Floor), 223 East Beaver Creek
Road, Richmond Hill, or by contacting Paul Freeman,
Senior Plirner at the Plaaning and Development
Department at (505) 771-8910. The Staff Repod
prepared ia respect of this item will be available {rom
the Clerk’s Offic2 on Friday, June 11, 1999, after
3:00p.m.

RJ.DOUGLAS, TOWN CLERK

DATED THIS 15T DAY OF JUNE, 1999,
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