STAFREP/SRP98094
TOWN OF RICHMOND HILL SPECIAL PLANNING AND
PLANNING AND DEVELOPMENT DEVELOPMENT COMMITTEE MEETING
DEPARTMENT JUNE 9, 1998
PREPARED BY: LYNN POOLE STAFF REPORT: SRP.98.094
TELEPHONE NO.: 905-771-8910 FILE NO.: D@0-NU-PU-SR

SUBJECT:

Infill Residential Study for the Puccini Drive Neighbourhood.

RECOMMENDATION:

1 That Planning and Development Committee receive Staff Report SRP.98.094 and
recommend that Council approve the following key principles, prepared by The
Planning Partnership, to guide future infill development in the Puccini Drive
Neighbourhood:

a) the edges of the neighbourhood should be developed with medium density
housing;

b) the lot frontages on existing streets should be not less than 15 metres (50 feet);

¢) traffic calming measures should be implemented on Puccini Drive; and,

d) natural features should be protected.

2. That the Demonstration Plan, prepared by The Planning Partnership, and
contained in Staff Report SRP.98.094, be endorsed as an illustration of one
alternative concept for achieving redevelopment in accordance with the key
principles identified in Recommendation #1 above; and,

3. That the Design Guidelines prepared by The Planning Partnership and contained in
Appendix “B” to Staff Report SRP.98.094 be endorsed and used to guide the
detailed planning and design of infill development in the Puccini Drive
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 the fall of 1997, The Planning Partnership was retained to prepare Infill Concept
Plans for the Puccini Drive Neighbourhood. After an extensive public consultation process
which included three residents meetings, use of the workshop format and mail-in surveys, the
Infill Study is now completed,

The report by The Planning Partnership, including a Demonstration Plan for Infill Development
in the neighbourhood is attached in Appendix “A”. The work by the Planning Partnership 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.

It should be noted that the Demonstration Plan (shown on Map 2), illustrates only one possible
scenario for achieving development which meets the general planning principles and design
guidelines set out in the consultant’s report. Depending upon the applications submitted, there
may be alternative lotting patterns or site layouts which could be designed which meet the intent
and content of the guidelines. The Demonstration Plan is therefore not intended to serve as a
final development concept or preclude concepts and design solutions that may be proposed as
part of an application for development.

SUMMARY OF DEVELOPMENT CONCEPT

During the residents’ meetings, there were a number of discussions regarding the form and size
of lots which would be appropriate in the Puccini Drive area. While some residents felt strongly
that the large lot character of the neighbourhood should be maintained, a majority of residents
indicated that they have been waiting for some time to be able to have the opportunity to develop
their existing lots. The consultants undertook a design analysis of the streetscape which would
result from the development of 75 ft., 60 ft. and 50 ft. frontages. The results are illustrated on
Figure 3 in the report contained in Appendix “A”. The conclusions reached by the consultants
were that given the position of existing residents and their desire to create infill lots which
respond to market demands, the streetscape resulting from 15 metre (50ft) lots is not
substantially different from that of 18 metre (60 f&.) lots.

On this basis, the Demonstration Plan shows 15 metre (50 foot) lots for properties fronting on
Puccini Drive for the length of the Study Area, wherever site conditions permit. Wide shallow
residential lots with lot frontages of 12 metres (40 feet) are recommended on the rear lots.
Access is provided with new 18.5 (60 foot) municipal roads.
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Loop roads are recommended wherever possible. Drainage courses and areas with steep slopes
have been protected in open space. Townhouses are illustrated in some locations at the edges of
the neighbourhoods along Bathurst Street and King Side Road. Due to the restricted access onto
arterial roads, townhouses are to be developed with rear access laneway systems or service roads
abutting the arterial.

MAJOR ISSUES

This section contains a description of how the Infill Plan addresses issues raised at residents’
meetings.

Maintaining Character While Realizing Redevelopment Potential

The Planning Partnership identified three issues associated with neighbourhood character and
redevelopment which came from their extensive discussions with and surveys of residents:

» the need to establish a minimum lot width for properties fronting Puccini Drive to facilitate
redevelopment;

» appropriateness of medium density residential uses along Bathurst Street and King Side
Road; and,

+ the need for a minimum lot depth and lot width for rear lot development.

Staff support the consultant’s conclusion that the determination of preservation of community
character is somewhat subjective and that urban design including house form, minimum lot
frontages and front yard depth can be effective in maintaining the residential character of the
neighbourhood. They noted that the wishes of the residents need to be taken into account, and,
that in the absence of a clear public interest to protect the existing large lot character of the
neighbourhood, it is the consensus of the community that will ultimately determine the form and
pattern of infill development. The preparation of an infill plan must involve the property owners,
and, in the end, be supported by the people the plan will affect.

Staff support the key principles and design guidelines including the recommendations for 15
metre (50 foot) lots for properties fronting Puccini Drive with 12 metre (40 foot) lot sizes for rear
lot infill development.

Staff support the recommendation that the edges of the neighbourhood on arterials be used as an
acoustic buffer and an opportunity to increase density in the area. Townhouses are an
appropriate form of development on these high traffic roads provided that access can be
accommodated in rear lanes or service roads abutting the arterial road.
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Traffic Calming on Puccini Drive

The consultants noted that the Puccini Drive/Poplar Drive route is seen by residents as a
speedway. As well, the consultants conclude that with new development in the area, traffic on
Puccini Drive will increase and the potential exists that residents will use Puccini Drive to
by-pass the King Road/Bathurst Street intersection. Accordingly, a traffic circle is proposed at
the intersection of Toscannini Road and Puccini Drive to moderate speed.

The Engineering and Public Works Department advises that implementation of a traffic circle
requires additional land outside of the right-of-way in order to provide more space for cars and
trucks to safely travel around the turning circle. The implementation of the turning circle
therefore, is dependent on the acquisition of land from property owners that front onto the
Puccini Drive/Toscannini Road intersection during the development process. In addition,
comments from the Fire and Transit Sections will be required in respect to the location,
geometrics and implications of turning circles on this street.

Application for Development at the northeast corner of Puccini Drive and Bathurst Street

An application has been filed (see attached) for draft plan approval of a 53 unit subdivision
comprising 13 townhouse units and 40 single detached homes on 15 metre (50 foot) and 13.5
metre (44 foot) lots (19T 98004). The Planning Partnership has reviewed the application and
comments that the subdivision design, as proposed, does not relate well to the Puccini Drive
neighbourhood. Issues identified by Town staff include, the proposed subdivision design,
connections to the Bathurst Street neighbourhood to the north and the Puccini Drive
neighbourhood to the east and the proposed piping of an EPA 2 intermittent drainage course.
The application will be circulated and reviewed and discussions held with the property owner
prior to a Council Public Meeting.

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. Infill development in the Puccini Drive
neighbourhood will proceed on an application by application basis, in order to accommodate the
specific requirements of each group of property owners, or individual owners in the case of
severances.
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Zoning By-law 1275 applies to lands in the Puccini neighbourhood and dates from 1976. It
reflects the original large lot development pattern of 1 and 2 acre lots 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 subdiviston.

Owners are encouraged wherever appropriate to co-ordinate and file applications that are
comprehensive. All applications are to generally conform to the key principles and Design
Guidelines for the Puccini Drive neighbourhood, contained in Staff Report SRP.98.094 as well
as address Regional standards and requirements, where applicable.

The zoning standards for infill development recommended by The Planning Partnership include:

* minimum frontage on Puccini Drive, Verdi Road and Toscannini Road is 15 metres (50 feet)
with a 1.5 metre (5 foot) sideyard setback and a 4.5 metre (15 foot) front yard setback to the
main wall of the dwelling;

* wide shallow lots are to have 2 minimum 25 metre (82 feet) depth and minimum 12 metre
(40 foot) frontage;

+ townhouses are to have a minimum 6 metre (20 foot) frontage; 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.
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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. It was clear that some residents
would like to proceed with infill plans in the short term while others wish to retain the large lots
on which their homes are situated, while maintaining the opportunity to redevelop in the future.

The principles, Demonstration Plan and Design Guidelines for the Puccini Drive neighbourhood,
prepared by the Planning Partnership, 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, Demonstration Plan 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 Puccini Drive area.

Reviewed by:

id Gl

David Collinson, '
Director of Policy

Respectfully submitted: Appr by:
A .
3 W/ ,A—'
€ E. Babcock, M.Sc., MCIP, C.D. Weldon,
Commissigaer of Planning and Development Chief Administrative Officer

S 1998

Attachments
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APPENDIX CONTENTS

“A”  Final Report by the Planning Partnership, May 1998 - ATTACHED

“B”  Design Guidelines for the Puccini Drive Neighbourhood - ATTACHED
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APPENDIX “B”

DESIGN GUIDELINES FOR THE PUCCINI DRIVE NEIGHBOURHOOD

The following guidelines should guide the detailed planning and design in the Puccini Drive
neighbourhood:

a) King Side Road and Bathurst Street frontage

Al

A2

A3

A4

A5

A6

Medium density residential development is encouraged on King Side Road and
Bathurst Street.

Medium density is to be ground-related housing.

Townhouses should be developed with a 6 metre frontage.

No additional driveways from King Side Road and Bathurst Street will be
permitted. New development is required to group access points or to consider
shared access from rear lanes.

All development should be oriented to King Side Road and Bathurst Street.

Where new medium density development is proposed near existing low density

development, measures to lessen the impact of new development are to be
considered. These measures include greater setbacks, buffers and fencing.

b) Puccini/Verdi/Toscanini frontage

P1

P2

P3

P4

P5

000030

In order to accommodate redevelopment, Puccini, Verdi and Toscanini will be
reconstructed to the Town’s standard 20 metre ROW with curbs, grass boulevard
and sidewalks.

Existing trees should be preserved where ever possible.

Deciduous trees should be planted along the street edge to form a continuous
canopy at maturity.

Poles, lights, signs, transformers and other services should be located along the
street tree planting line wherever feasible, to minimize clutter and disruption of the
street’s character,

Utilities, including transformers and other “box” servicing should be located
unobtrusively in areas where they can be screened with planting, in flankage
locations or within the boulevard.



P6

P7

P8

P9

P10

The minimum frontage on Puccini, Verdi and Toscanini shall be 50 feet (15
metres) with a 5 foot (1.5 metres) sideyard setback.

The front yard setback shall be 15 feet (4.5 metres).

New houses should be oriented to existing streets on flankage streets. This means
that the main entrance should be on the existing street, not the new flankage street.

An urban open space/roundabout could be used to calm traffic on Puccini Drive
and direct traffic flows without necessarily requiring stop signs at intersections
and, above all, to create a space or “sense of place” out of what would otherwise
simply be the intersection of two roads. It is the intention that whenever these
elements are used they should be significant landscape features, as well as traffic
controls.

Environmental features including steep slopes, poorly drained areas, water
courses and vegetation, shall be protected in redevelopment plans.

Rear lot areas

Rl

R4

Ré6

R7

In order to accommodate redevelopment, in the rear lot areas, new roads shall
have an 18 to 20 metre ROW.

New roads should have a variety of deciduous street trees planted 26 - 32 feet (8
to 10 metres) on-centre.

Poles, lights, signs, transformers and other services should be located along the
street tree planting line wherever feasible, to minimize clutter and disruption of
the street’s character,

Utilities, including transformers and other “box” servicing should be located
unobtrusively in areas where they can be screened with planting, in flankage
locations, in opens pace, laneways and on private property or within the
boulevard.

Shallow wide lots with a 82 feet (25 metres) depth and 40 foot (12 metre) frontage
area acceptable,

In no case, shall the front face of the garage extend beyond the front face of the
living area.
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