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TO: 1. Regional Council Members
2. Staff

THE ORPHAN

RE: Jolis Investments (Ontario) Limited
Block 3, Plan 65M-3925
CONVERSION APPLICATION TO RESIDENTIAL

This is a four acre {16,107 m?) parcel sited on the north side of Markland Street immediately adjacent to
low rise residential development to the north and commercial development to the east (Kings Square).
The site has no trees or other natural features. The site is subject to an easement in favour of the
Region of York for a sanitary trunk sewer.

The proposed Markham Official Plan shows this parcel as ‘Business Park’. With great respect, this
designation will trap this parcel in the untenable position of having the residential neighbours to the
north object/complain about a future industrial use which would also not be compatible with the
commercial use to the east.

This parcel is a triangular shaped parcel, the frontage being the inside curve of Markland Street. On the
north boundary of the parcel it is subject to an easement for the York Durham deep sanitary sewer
registered as plan 65R —21312. The total width of the easement is 25 meters. This represents
approximately 25% of the area of the property. A more detailed explanation is attached. The current
zoning is industrial and allows 50% coverage. Because of the easement and setbacks required as well as
the fact that an industrial building would be generally be configured either as a square or a rectangle,
which is not possible here, coverage for an industrial use would be approximately 30% (see attached
warehouse/office site plan). Accordingly, one is speaking of about approximately 60 employees. This is
an insignificant number when compared to expected employment in Markham in 2031
{60/82,988=0.00072% : 82,988 in 2031 per Hemson).

Historically, under OPA 84 passed in 1990, this property together with the entire lands bounded by
Sixteenth Avenue, Woodbine Avenue, Major MacKenzie Drive and Highway 404, was designated as
primarily industrial. Under OPA 43 in 1996 the majority of the land on the east side of Markland Street
was re-designated residential from Major MacKenzie Drive south until the north boundary of the Jolis
lands for what was to be plan of subdivision 65M-3925. This secondary plan is currently in force. Under
OPA 43, it was specifically stated that public roads shall be used as a separator between development
within ‘Business Park Area’... and Urban Residential.... Unfortunately some time later, the 12 acre parcel
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of land now owned by Kings Square was further re-designated Commercial, which has a height limit of
15 stories in the proposed Markham Official Pan (8.4.1.7), as was the land owned by Condor at the north
west corner of Woodbine Avenue and Sixteenth Avenue.

These re-designations of adjacent land have left the 4 acre parcel owned by Jolis on the north side of
Markland Street in a situation where 3 different Official Plan designations are contiguous on a collector
road. There is no other such situation in a collector Road in all of the City of Markham. Further, it has
stranded this small parcel between uncomplimentary uses, especially in connection with height (single
family residential next to up to 15 stories commercial). The site has become completely unattractive for
an industrial user. The staff response of ‘build an office building’ is facile and totally ignores economic
reality. A report from the National Director of Research of Cushman Wakefield is attached discussing
the status of the non-residential, non-institutional market.

The site does not have visibility to the 404 and is no longer part of a larger business park. It is isolated
and stranded within an ad hoc batch of varying and competing designations along a collector road.

While it is understood that it is essential to protect sufficient land to accommodate opportunities for
future employment growth, the proposed Markham Official Plan does recognize that such employment
lands should be protected from other uses that may jeopardize the continued viability of intended
employment uses and their expansion in the future (5.1.2.3). In this instance the parcel is irregularly
shaped which limits its utilization for employment use, industrial uses being best located on either
square or rectangular lots with no more than a 2:1 ratio of length to width. In addition, the property is
bounded on the north by single-family residential properties. Typically, complaints arise when single-
family dwellings are next to industrial buildings, such complaints usually being based on noise, night
ilumination and traffic. This is particularly so when there is regular truck traffic for shipping purposes.
For the industrial user, being next to a residential area creates increased concern over security. On the
east boundary the designated use is commercial with a potential for mid or high rise residential. Bearing
in mind that Markland Street is a collector road, it is reiterated that the mix of land uses along one road
{residential, industrial and commercial) as suggested the draft Official Plan, is unusual. It would be far
more in keeping with the general tenor of the proposed Markham Official Plan if Block 3 were either
residential or commercial.

Jolis has additional employment land in this subdivision, 65M-3925, and in the new subdivision already
serviced and currently being registered, Phase 2, on the west side of the Rouge River. This new 13 acre
industrial subdivision actually does have visibility on the 404 and would be an excellent candidate for
intensification by having its density increased. Further, these lands are part of a larger industrial area.
In this fashion, any potential loss of employment land by the conversion of these 4 acres could be made

up.

A schematic has been provided to show the potential residential use. The PPU for single-family
dwellings is 3.69. The PPU for apartment buildings is 2.02. This information was provided by the City of
Markham in their development charges update, developers’ roundtable of April 10, 2013. Accordingly,
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29.5 additional persons would be in the single-family dwellings. The two apartment blocks provide a
total of up to 112 units, therefore 226 additional persons. Total number of additional persons on the site
would be 256, rounding up. Again, looking at the total population of Markham, this number of
additional persons would be insignificant. Please bear in mind that this is only a suggestion, albeit one
that maximizes the residential utilization. A realistic utilization would likely have less density.

Conversion to midrise housing is in keeping with the shift towards more balanced housing stock
composition in the City of Markham {4.1.2). it satisfies the requirement to develop a full range of unit
types and unit sizes to respond to changes in household position over time. This is especially important
in providing a greater share of apartment and multiple units rather than simply single dwellings
{(4.1.2.4). Please refer to attached extracts from the Growth Plan for the Greater Golden Horseshoe.

The conversion to residential for this parcel is the same as an infill development. It is a small-scale
development next to an existing residential area and will respect and reflect the existing pattern and
character of the adjacent development. As shown in the accompanying sample site plan, it will then
segue from single-family dwelling to midrise to reflect the proximity to the commercial development to
the East. The lot frontages of lot areas of the proposed new low rise residential would complement the
sizes of existing lots to the immediate north of the site. In other words the development criteria outlined
in 8.2.3.5 would be observed for the segue portion of the site. The remainder of the site could be
residential mid-rise and as set out in 8.2.4 would be located along Markland Street which is a major
collector road. It would also be next to the King Square development which is commercial. Because of
the low-rise residential on the north portion of the parcel, there is an appropriate transition from the
low-rise residential to the midrise residential on the balance of the site. A maximum height of eight
stories would be imposed with midrise residential. (8.2.4.4) The development criteria in 8.2.4.5 would
be adhered to.

The utilization of mid-rise residential on the site would provide the appropriate connection between the
residential to the North and the commercial designation of Kings Square to the East. It also would
balance the height being allowed in the Commercial area {maximum of 8 stories residential to the 10 to
15 stories allowed on the Commercially designated lands).

No precedent would be set for this conversion because a similar set of circumstances (i.e. — a confluence
of three different types of use) does not exist anywhere else in the City of Markham along a collector
road.

There are no land use compatibility issues arising because the proposed residential would be contiguous
with that to the immediate north.

No data is available to address the post 2031 situation.



Because of the large mass of residential to the immediate north, and because Markland Street was
recently constructed to accommodate this population, no additional transportation, servicing and
community infrastructure will be required.

There should be nominal impact on business related traffic, truck movements and parking in the
surrounding area. All parking required for the proposed residential would be accommodated on the
site.

There are no potential cross jurisdictional impacts.

The suggestion put forth to convert this 4 acre parcel to mid-rise residential can be supported under the
Growth Plan for the Greater Golden Horseshoe, 2006, June 2013 and its update. This is especially true
as the current situation is the result of a multitude of planning re-designations made since the planning
district was designated industrial in 1990. To not do so would be indicative of poor planning and would
be manifestly unfair.

Yours truly
z'”jwn,ti
{/’ /

U. E. Dagmar Teubner

Attachments:
1. Plan of Subdivision 65M-3925
York-Durham Sanitary Trunk Sewer easement
Proposed office/warehouse site plan
Proposed residential site plan
Commentary from the National Director of Research for Cushman Wakefield on the non-
residential market in the GTA East
6. Letter from National Director of Research, Cushman Wakefield regarding the office market
7. Letter from National Director of Research, Cushman Wakefield regarding the industrial market
8. Extracts from OPA 43 1996
9, 8.2.4. Residential Mid-Rise Criteria, proposed Markham Official Plan
10. 8.4 Commercial criteria, proposed Markham Official Plan
11. Extracts from the Growth Plan for the Greater Golden Horseshoe in support of conversion to
residential
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YORK — DURHAM SANITARY TRUNK SEWER EASEMENT

There is an easement in favour of The Region of York for the York Durham deep sanitary trunk
sewer on Block 3, Plan 65M-3925. This easement consists of two parts, one part for the deep
sewer itself, the other part for construction access. The former is described as Part 1—Plan 65R
21313 within Block 3 (65M-3925) and is 1,618 m?. The second part, the construction access, is
Part 2—Plan 65R-21313 within Block 3 (65M-3925) and is 2,298 m®.

The total area of Block 3 is 16,107 m? with the easement occupying 3,916 m*.

The breakdown of the Block area is as follows:

Block 3 total area 16,107 m? 100%
Easement Part 1 1,618 m? 10.05%
Part 2 2,298 m* 14.27%

3,916 m* 24.31%

Unencumbered portion of Block 3 12,191 m*>  75.69%

A residential use would enable maximum utilization of the Block:

e Restrictive covenants would run with the single family residential units preventing
the construction of any ‘hard’ elements, eg. In ground swimming pools, cabanas etc.

e The single family residential units are extra deep to accommodate free access to the
easement;

e The price point for purchase of the single family parcels would be lower, and
therefore more affordable, due to the easement on title;

e The two apartment blocks would have primarily underground parking;

e Internal roads would be ‘common elements’. Accordingly residents on the block
would be responsible for all maintenance costs. Roads, since private, can therefore,
also be narrower allowing for more green space;

e The residential utilization provides that at a significant amount of the property could
be utilized as open space for the residents. Maintenance of this could also be a
common element.

215 Banbury Road
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y CUSHMAN &
WAKEFIELD.

Markham contains about 48% of the GTA East inventory, and as such, is experiencing the same trends as
identified above. Markham has seen no increase in occupied space over the past five years and In the past
year has seen a reduction in occupled space of 133K per quarter, or over 500,000 SF over the year. This
lack of growth is contributing to softer achievable rental rates in the east.

Sincerely,

Foeffnon

Stuart Barron, CA

National Director of Research
Cushman & Wakefield Lid.
33 Yonge Street, Toronto
416-359-2652
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Cushman & Wakefield Ltd.
3100 Steeles Avenue East, Suite 1100
Toronto, ON L3R 8T3

{418) 494 9800 Tel

{416) 404 9444 Fax
wwav.cushmanwakefield.com

June 11, 2014

Dagmar Teubner
215 Banbury Road
Toronto, ON

M3B 3C86

Dear Dagmar,

Demand in the GTA indusirial markets has paralleled the suburban office markets in the GTA in recent years,
but there are outside factors that have influenced overall demand strength.

From early In 2004, after the end of the influence of the tech bust on the markets, Toronto industrial
absorption averaged 1.74 million square feet per quarter. l.e. there was fairly strong, pronounced growth.
The dominant area of growth has been the GTA west, but the east too saw growth. Since the fourth quarter
of 2008, when the industrial markets were hit by the global financial crisis, until the first quarter 2014,
absorption has averaged only 380,000 per quarter.

This supports the notion that expansionary growth has decreased enormously in the industrial sector. Most
recently, we have seen many U.S. retall companies enter Canada, and the distribution centers that support

these entries have resulted in a substantial number of warehcuse and distribution facilities rising. And even
though this is the case, since late in 2008, overall expansionary growth has been extremely weak.

Woe also have the impact of the ecommerce sector. And while the overall impact is difficult to quantify, we are
seeing retail profitability at greater risk over the past year, and many retall stores are looking to commit to less
space for their product. One presumes this will result in smaller distribution needs. However it is likely that
this will be in part offset by growth from new entrants, like Amazon.

Much higher average development costs is in some cases contributing to companies looking at a wider
spectrum of geographic locations, in order to avoid the heavy costs of developing in the GTA.

it is difficult to project where demand will go, but if economists are correct, a slow growth scenario would likely
mean slower growth In the industrial sector. With a pick-up in the U.S. economy, and a lower Canadian
dollar, demand for Canadian goods and services should see a boast in the latter half of 2014. Butitis
unlikely that we will see a resumption of growth levels seen in the past.

Sincerely,

TRt in )

Stuart Barron, CA

National Director of Research
Cushman & Wakefield Ltd.
33 Yonge Street, Toronto
416-350-2652
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PART I: THE INTRODUCTION
(this is not an operative part of Official Plan Amendment No. 43)

PURPOSE OF THE AMENDMENT

The purpose of this Amendment is to establish and confirm policies permitting the
development of residential and employment uses within the Woodbine North Planning
District.

It is the intent of this Amendment to redesignate lands within the Planning District from
‘Industrial’ ‘Open Space’ and ‘Commercial’ to ‘Industrial’, ‘Residential’ and ‘Commercial’
designations. It is anticipated that the entire Planning District will accommodate
approximately 1,215 dwelling units (approximately 4,380 residents), an estimated 7,000
employment opportunities and a variety of commercial uses and community uses when
development has been completed.

LOCATION

The Planning District is situated within the urban boundary of the Town of Markham. It is
described as the Woodbine North Planning District. The Planning District is bounded by
16th Avenue to the south, Highway 404 to the west, Major Mackenzie Drive to the north
and Woodbine Avenue to the east. -

The Planning District is described as Part of Lots 16, 17, 18, 19, and 20, Concession 3, in
the Town of Markham.

EXISTING LAND USES

The total area of the Planning District is approximately 185 hectares, which includes the
existing golf course and the offices of Lego Canada. As part of the development of the
Lego offices, a significant portion of Markiand Street (intended to become the mid-block
collector when the District is fully built-out) has been constructed, along with a
stormwater management pond. Three existing buildings have been identified as
‘heritage’ buildings (although not designated under the Heritage Act). A golf course is
currently operating in the valley of the Rouge River and on adjoining tablelands, north of
16th Avenue.

A new industrial usé, just north of the Lego offices on Markiand Road, is currently under
construction. In addition, recent applications have been approved to permit an
automobile service station at the southeast commer of Markland Road and Major
Mackenzie Drive, and a place of worship located adjacent to Woodbine Avenue, across

from Rodick Road.
Major land uses surrounding the Planning District include:

* to the west and across Highway 404, is a large business park development (currently
under construction) within the Town of Richmond Hill;

* to the north and across Major Mackenzie Drive, are some scattered rural commercial
and residential uses, however, the area is proposed for a mixed residential and
business park development known as the Cathedral Community;

Woodbine North Planning District
Part lll: The Secondary Plan 5

































o However, the commercial use to the east of the subject land would be apart
of fulfilling the long term needs outlined in the growth plan

GGH 2.2.6.5¢
¢ The conversion will not ADVERSLEY affect the overall viability of the employment
area and achievement of the intensification target, density targets and other policies
of this Plan
o This development does not make a significant contribution positively or
negatively to the growth plan forecasts (Numbers will be shown in the next
section to back this statement up)

How Changing from Employment to Residential will not have an impact on GGH goals (All
Figures Come from Hemson)

Keeping Employment
e 60/82988=0.000723% -> This shows that keeping the zoning as Industrial will not
have a significant impact to reach the GGH forecasts

What the proposed development will contribute to the overall forecast.

Hemson Report-> City of Markham 2013- Development Charges

Singles and Semis
o 2013-2031, Total 10,626

¢ 8 (Single Dwellings) + 10626= 0.0008% (rounded up)
2016-2018- 8 (Single Dwellings)/1944= 0.004 (What this development will
contribute to the single and semi forecast during that period)—insignificant

Apartments
e 2013-2031, Total 25,591

e 112 units + 25,591= 0.004% (rounded)
e 2016-2018-112 units/ 4016=0.028% (What the development of apartment units
will contribute to the overall forecast)—insignificant

Population Forecast

256 (Apartment and Single Dwelling PPU) + 96904 (Total population for Apartment and
Single Dwelling)= 0.003% (rounded up)

Is there a need for residential land?

Hemson: Forecast Population in New Households by Unit Type

Single and Semis Apartments
2013-2031-> 39,210 2013-2031-> 51,694




PPU
Singles and Semis—> 3.58 (3.69 Revised)
Apartments=> 2.30 (2.02 Revised)

*These figures demonstrate keeping employment land or allowing the conversion will not
have a significant impact on the Growth Forecast*

**¥Calculated the forecast population based on REVISED PPU

ALT EPORT:
- 2011-2031 market share of 47.5-52.5% should be achievable—yield projected
demand of approx. 600-850 apartments/year
o Projections prepared by Markham staff based on the town achieving higher
share of future growth through intensification than assigned to Markham
* These projections are increased-> intensification may be lower—
just increase them as fool safe system so that they have enough
designated land should there be a higher degree of intensification
than expected
s Argue that conversion from industrial to residential would
not cause significant job loss (60 employees) and conversion
to residential would not have significant impact on the
residential growth forecasts (too much residential) nor
would it have a significant impact on the employment growth
forecasts

If the Conversion is Permitted:
Governed by Markham'’s Official Plan:
8.2.4.1d
¢ On lands designated ‘Residential Mid Rise’

o Require that buildings be designed to provide a transition in height and
massing to adjacent ‘Residential Low Rise’ areas

e To provide for the following building types on lands designated ‘Residential Mid
Rise’
o Townhouse
o Small multiplex
o Stacked townhouse
o Apartment building



