Written Submission to Committee of the Whol@ublic Meeting),
March 2, 2021, Item5 ¢ 72 Steeles Ave West & 7040 Yonge Street

Respectfully gsbmitted by Jordan Max, Presideot the Springfarm Ratepayeisssociation
1. Introduction

The $ringfarm Ratepayeradssociatio(SFRA), has been formally registered with the City since
2016. Our boundaries in Ward 5 are from Yonge to Bathurst, and Steeles to Centre, and
includes the proposed redevelopment sitEhe SFRA is not against redeveloprmaeitse. We
acceptredevelopments that are within the established planning parameters set by the City, and
that respect their local context.

We gave a deputation aEanmittee of the Whole in Januaig response tcCHs & Gy dzi | A€t f Q&
proposal for 7080 Yonge Streetnd last Jy aboutboth the 100 and 180 Steeles Avenue West
proposals However, there are many similaritie®tween this proposal and the previous ones

which we feel compelled to recount for the public redor

2. PositiveAspects

We want to emphasize that ouask is not only to point out problems. So for starters, we praise
the fact that the agent (Weston Consulting, along with Kirkor Architects) metugtih early
March2020(prior to a community Open House event) to discussrtbencept planandagain

late November 202@nd toanswer questions before theprmally submitted their promsal to

the City.We appreciate that they engaged with us and the community at the Concept stage,
rather than only at the Application stagélowever,we also note thathey promised to take

that feedback into consideration, but in the enthde nosignifi@ant changes based on those
guestions and feedback.

We take note of the intendedgrmeability ofthe site to north and northwest of site througgn
breezewaynorth south palestrian corridor and a shared automobpedestrianmewson the
eastern edgeand significant inclusion dPOPslong the northsouth access road here are
pathways that connect to the existing communikyough the breezeway andather than just
have te buildings with a solid wall at their rear.

We also appreciate that the prowad renderingsncorporate other adjacent developments
(7080 Yonge, Gupta, Mizrahi, Salagluding the shadow effects of adjacent buildingbis

helps to illustratehe needfor careful integration of buildings and open space in this area, to
help us toidentify where improvements can be made.

What follows is our constructive criticism of the parts of the proposal that are common to its
neigbouring proposals, and those jptems that are unique to it.



3. Common Concerns

The nature of development planning is more often than not episodic and unique, and each
proposal is to be judged on its merits and demerits. Of course, no development is an island
unto itself. The broadercontext must always be considered in any appiaat

Thisconsiderationis even morecriticalin the situation which we are facing tod&y Yonge and
Steeles Within the past thirty months, no less than five proposals for redevelopment in this
area hare been submitted to the City Planning Developiiepartment and brought to

/| 2dzy OAf Q& / 2 Y Y all of tSednprédicateill EnSheconitaidtich of thefuture
Yonge 8bwayNorth Extensiof subway station at the corner of Yonge & Steeles

The chdlenge for the City and its residents is to exaeeach proposal not only on its own
merits and demerits, but alongside the adjacent proposals to look at #ugacent and
collectiveimpact on the area, and the timing of the subway extension, espeevain the
proposals are at similar stages of dea@hent. There is much to be integrated, consolidated,
and rationalized between the five proposals as well as their transition to the established low
rise residential neighbourhood to the north and west bétdevelopment sites.
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combineddevelopment proposals submitted to the City. There is now a totaDdabwers

proposed for the west side of Yonge Street and haitle of Steeles Avenue West. The

schematic inside the highlighted circle is 72 Steeles Ave West and 7040 Yonge Tafgetl

illustrates the scale of the combined project proposalsd shows that this project will have the

largest number of residerdl units and population of the five



Figurel- Architect's rendering of proposed redevelopments at Yonge & Steeles (source: Urban De:

Brief, p. 7)

Table 1¢ Yonge & Steeles area Redevelopment Proposals Summary

Location 2 Steeles/ | 100 Steeles | 180 Steeles | 7080 Yonge | 72 Steeles/ | Total

7028 Yonge 7040 Yonge
Owner Gupta Salz Mizrahi Chestnut Hill | Humbold

Group Corpordion | Constantine | Developments| Properties

(100 SAW) | (180 SAW)

#towers 3 5 6 2 4 20
Datesubmitted | 24-Sepl8 19-Feb20 5-Mar-20 14-Oct20 1-Dec20
Public Hearing | 22-Jan19 13-Juk20 13-Juk20 19-Jan21 02-Mar-21
Date
Lot size (ha.) 1.14 2.065 2.09 0.5 1.97 7.765
YSCSRIlowable | 30 5/22 5/22 30 30/0 (park)

Heightlimits
(storeys)




Location 2 Steeles/ | 100 Steeles | 180 Steeles | 7080 Yonge | 72 Steeles/ | Total
7028 Yonge 7040 Yonge

Proposed 50, 56, 65 4,18,18, 16,16, 25, 20,40 38, 44, 56,

Building heights 49, 54 29,39,45 60

(storeys)

YSCSP Allowabl¢ 6.0 5.01.5 5.001.5 6.0 6.0/0.0

Density (F§ (park)

Proposed Overall 14.3 8.4 6.46 9.84 12.82

Density (FSI)

# residential 1,890 1,765 2,080 652 2,620 9,007

units

Projected # of 3,137 2,648 3,120 978 3,930 13,813

residents*

Total Parking 1,272 1,289 1,876 351 1,635 6,423

spaces

Projected 2,752 1,282 1,493 1,956 1,995 9,478

population

density/hectare

* assuningaverage ofl.5 persons per unit

In January 2021wve raised serious concerawoutthe 7080 Yonge Stregiroposal similar to
the ones wedid lastJulyaboutthe 100 and 180 Steeles Ave West proposals:

- too many buildings;

- unsubstantiatedorecedents from the Vaughan Metropolitan Centre;

- too much land coverage;

- double the allowable height and density;

- flawed and inaccurate transportation and coramity servies and facilities studies;

- no provision for public green space;

- too much shadowing from excessive buildings, height and massing;

- virtually nonexistent commercial space;

- reduced underground parking;

- lack of affordable housing;

- building heghtsexceeding the 4%slegree angular planmtersect

- no provision for orsite community services and facilities to address both existing and
new residents;

- delaying the Royal Palm extension until the end of construction; and

- no integrationwith adjacent sites or the existing residential neighourhood to the north.

As this proposal is the last of tli@e most recenly submitted to Council for this immediate
area, we would have expected that Humbold would have paid attention to our statecowc
with the previous proposals at 2 Steeles Ave WW&R8 Yonge Streetl00 Steeles Ave. West,
180 Steeles Avenue Wesind 7080 Yonge Street, amsbuld haveaddressed them
substantively in terms of the number of buildings, heights, density, and siting.




Unfortunately, this proposal containsost ofthese same flaws, and adds a few more of its
own, which we will elaborate on belawVefind it disconcertinghat the renderingn Figure 2
below gives a false impression of the extent of open green speacthe forground omits the
three Gupta towers of 50, 56 and 65 storeys respectively. Despite the pictaye portrayed,
the more accurateeality is that most of these buildingsll be in permanenshadowed
darkness for most of the day, yessund, from the souhern, eastern, and western faces
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Figure2: Architectural RenderingQity of Vaughan VY CW®&enderings, p. 3)

4. UniqueMajor Concerns

In addition to the aforementioned common concerns, we have three major additional concerns
with this proposathat stem from norcompliance with the Secondary Plan

1 Appropriation ofDesignatedPublicPark area
1 45degree angleot illustrated at grade level (cross section)
1 Powell & Royal Palextensions only partially built as interim private roads



a) Non-compliance withthe Secondary Plan

The Yongesteeles Corridor Secondary Plan was approved by Council in September 2010 and by
York Region in January 2016. The Plan recognized Yonge and fteelesonable

intensification butrespected the existing residential communitythe north. It factored in a

future TTC subway station at Yonge & Steeles. It features a linear park as a green space buffer,
eastwest internal roads north of Steeles, aRwdyal Palm Drive extended from Hilda to Yonge.

It meets all Provincial, Regioraald Municipal policies.

The Springfarm Ratepayers Association agrees with the Secondary Plan as a reasonable plan

that carefully balanced transportatierelated intensificaion with the existing neighbourhood,

and the overall 3.5 FSI for the developméfdck immediately adjacent to the Steeles Subway

Station.
GaAyAYdzy RSyaAiridrasSa F2N {Se& RS@St2LISyd I NB
Plans, consistent with a 3.5 BloSpace Index (FSI) per development block at, and
adjacentto, the Steeles Sta?2 y 2y GKS 2y 38 {dogl & 9EGSyaA
Corridor Secondary Plan, 2010, p.8)

Figure3(and acloseupin Figure®)K 2 64 G KS { SO2yRINE tfl yQ& YI EAX
for highrise mixed residential use at the northwest corner of Yonga Steeles (shaded red),

and Density of 6.0, and to the north, a large square green space for public parkland. It also
designatedi KS y2NIKgSadSNYy O2NYySNI 2F ,2y3aS g { (1SSt

Since theSecondary Plais under appeal to LPAT|s not in effect and therefore we

understand thatthe prior Plan, Official Plan Amendment 210 (Thornhill Vaughan Community
Payooadht! HwHmMnéov LINSOIAfAD LY ht! wmnX GKS { dzo
I 2YYSNODALFE | NBI ¢ I ¢ eomOetciali$esty doitisue.0 KS SEA&GAY
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Figure3: Land Use, Height and Density (Schedule 2) of Secondary Plan
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| dzY o 2 f R t pidpdsifaiTi2/SteeleQ Ave. West and 7040 Yonge Street, for four towers
ranging from 38 to 6@toriesdrawsits inspiration from the Yonge Steeles Corridor Secondary
Plan, but at the same time notes that the Sedary Plan is noget in effectdue to an

outstanding LPAT appeal by most of tardownersin the area (includingiumbold Properties
Humboldis therefore seeking to amend th#oning ByLawfrom C1to RA3 Apartment, which

itself only allows for a maximum of 44 metres of height (~12 storeys) and hence it is asking for
up to 5.42 times the height allowance, 65 storeys or 238m, that is, 24@¥e even the RA3
height allowance.

Appropriation of Publicly Accessible Open Space

In the Urban Design Brief, P.3, the following statement is made

G2 KAtS GKS aAaidsS Aa y24 AYYSRAIFIGSt@& | Rek OSy

Steeles Corriok Secondary Plan proposes a local open space/park system that will
thread through the landslang Yonge Street and Steeles Avenue. The proposed
development provides a central open green space that will tie into the local future park
system and surroundingontext via eastvest and northsouth midblock connections.

This central space will offered 2 3A O f NB&a2dz2NOS&a (G§KNRdZAK 2LIS

So it would appear that the developgenerallysupports the Yonge Steeles Corridor Secondary
Plan. Hwever, nost significantly, as Figusé, 6 and 7llustrate, the developer has actually
proposed tobuild two buildingson three-quarters of the largest designated green space in the
entire Secondary Plafhis is an unconscionable appropriation of critiganecessary,

designateddand to be conveyed2 G KS / AdG& F2NJ t lahNafPriviateoMdedd a S & ¢

Publicly accessible Spaq®OP% whichwill only be built during Phase 2 (Building B, with the
38 and 44 storey tower on top of a k2orey podium. So there will be zero provided green
space agrade for the occupants of the first building&nd no public park. This is appropriation
of public space for private usehich must be vigorously challenged
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Figure6 ¢ Overlay ofsite (blackdashed line) on Secondary Plan Schedule 2 (Park landrukght
green) (source: Urban Design Brief, p.14)
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Figure7: Concept PlanArchitectural Drawings, p 12)superimposed on Schedule 2 of Secondary Plan
green space location

b) Location Lot Coverageand Setbacks

The current site contains two commercial building&-storey commercial space (primarily a
private schogland retail menswear ste at 72 Steeles Ave \Wand an ethnic supermarket (the
Galleria)at 7040 Yonge St

As illustrated by Figures 8, 9, 10datil, he site appears to have7m setbackfor the private
interim road and small stbaclks between the road and the building pereter. (The Zoning by
law requires a 7.5m setback for an RA3 apartment zand half of the height where a building
exceeds 11m in height
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