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Dear Mr. Antonacci:
RE: Notice *f Appeal of Application for Consent, pursuant to the Ram-Dlle3g Act, s. 33 (9)
tannockburn Avenue, North York
City of Toronto File Ns, [7-4017/14NY
We represent the Toronto District School oard ("TDSB"), the owner of 12 Bannockburn
Avenue (the "Site"). On behalf of our client, we are hereby appealing the Toronto Committee of
Adjustment's decision of ay 14, 2014 to refuse TDSB's application for consent to sever the
Site, pursuant to section 53(19) of the Planning Act. Please treat this letter as formal notice of
the appeal in accordance with s. 53(19) of the Planning Act.
History of Consent Application
The Site is a rectangular parcel of land of approximately 2.0 hectares (5.0 acres) in area,
located in the neighbourhood of Orchard Grove and bounded by Haddington Avenue and
Bannockburn Avenue respectively on its north and south sides, and by Clyde Avenue and Kelso
A"e"ue on its west and east sides.
The eastern portion of the Site is occupied by a two-storey brick school building with an
associated parking area and playing field, which are part of TDS 's core holdings. The western
portion of the site, an area measuring approximately 0.86 hectares (2.13 acres) in size, is
vacant and, by resolution of the TDSB adopted on June 19, 2013, has been declared surplus to
the needs of the school board under the Education Act.
The TDSB sought the Committee of Adjustment's consent to sever the surplus, western portion
of the land, with the intention of creating a separate lot which would be capable of being
conveyed to a purchaser in accordance with requirements for disposition set out in 0. Reg.
444/98 of the Education Act . A copy of the application for consent filed by the agent of TDSB is
enclosed as Attachment 1. The eastern portion of the land, the retained parcel, would be
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maintained as a school site as part of TDSB's core holdings, with no alteration to the use, the
building or other physical conditions.
Merits of Conse t Application and Compliance with Planning Act criteria for approval
The proposed severance was supported by City Planning staff, which issued a Staff Report to
the Committee of Adjustment on May 8, 2014, attached as Attachment 2, setting out
recommended conditions for an approval. The Staff Report confirmed that any future
development of the severed portion would be subject to additional City planning review.
As confirmed by the City's Development Engineering staff in its letter of April 17, 2014, enclosed
as Attachment 3, both the retained and severed parcels have access to municipal services.
Roadway access, via three street frontages, and municipal water, sanitary sewer and
stormwater services are readily available. At the time of development of the severed parcel, the
future owner will be required by the City to make further applications to address provision of
servicing connections, drainage, and provision of access from the site to roadways.
As highlighted within the City's Staff Report of May 8, 2014, the Site is designated as
Neighbourhoods within Toronto's Official plan, a land use designation which contemplates that
the stability of neighbourhood area will nonetheless be subject to "physical change in the form of
enhancements, additions and infills" which respect the existing physical character. The
Neighbourhoods designation allows for a spectrum of uses, including lower-scale residential
buildings, small-scale stores and shops, schools and institutional uses and parks.
The proposed severance of 12 Bannockburn Avenue has had due regard for all prescribed
criteria for severance as set out in s. 51(24) of the Planning Act. A plan of subdivision is not
necessary for the proper and orderly development of the severed parcel. Furthermore, each of
the criterion which are required to inform a decision to grant an application for land severance,
as set out in s. 51(24) of the Act, are met.
ass of ^ ppeaq under e. 5309j of the Planning Act
In our opinion, the reasons provided by the Committee of Adjustment for their refusal of the
consent, namely the prematurity of the consent, the unsuitability of the lands for the proposed
use and the non-conformity of the proposed land to the Official Plan are without factual basis.
The proposed severance has had regard for all statutory criteria relevant to the granting of a
consent to convey and the approval of the severance application is accordingly warranted.
It is our contention that the Committee of Adjustment's refusal of the proposed severance was
motivated by concerns extraneous to the statutory criteria set out in s. 51(24) and s. 53(1) and is
accordingly not based on valid planning grounds. There has been significant community
opposition to the severance of TDSB's Site, centering on concerns that the surplus portion of
the Site should be preserved as parkland given the deficiency of publicly accessible green
space within the area. City Council also adopted a member motion on November 13, 2013 to
declare its interest in acquiring a portion of the site for park purposes and directing staff both to
examine funding options for the purchase of the land for park purposes and to negotiate with the
TDSB and Toronto Land Corporation to prevent sale of school board lands in areas where there
are insufficient parks. A copy of the Council decision is found at `tt.; chrnent 4 to this letter.
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To permit the City to frustrate the proposed consent in these circumstances would be
inappropriate and would violate the well-established principle that privately owned lands cannot
be converted to public uses such as open space or parklands by means of planning
instruments, unless the approval authority intends to expropriate or acquire the lands.
We note that the City has previously been furnished with the opportunity, in accordance with the
procedure for the disposition of surplus school board lands, set out in 0. Reg. 444/98 of
Ontario's Education Act to submit an offer of purchase on the site to TDSB. As required by the
regulation, the City of Toronto was amongst those bodies provided with notice of the proposed
sale of the westerly portion of 12 Bannockburn Avenue. The proposal for sale remained open
for the requisite timeframe of 90 days, affording all bodies interested in acquiring the site the
equal opportunity to submit fair market offers of purchase. During the 90 day period, a number
of offers were received by the TDSB, but no offer of purchase was received from the City of
Toronto prior to the close of the bidding period.
In support of our client's appeal, please find attached the following enclosures:
1. Completed Al Appellant Form
2. Cheque in the amount of $125.00 representing the filing fee
3. Attachment 1: Application for consent to sever 12 Bannockburn Avenue, dated May 7,
2014, filed by Mr. R. Dragicevic of Walker, Nott, Dragicevic, retained by TDSB
4. Attachment 2: City of Toronto Planning Department Staff Report, dated May 8, 2014
concerning the proposed severance
5. Attachment 3: Letter dated April 17, 2014 from City of Toronto Development
Engineering, relating to servicing and access
6. Attachment 4: City of Toronto Council's Decision of November 13, 2013, adopting
Member Motion MM41.38, Preserving Green Space including the Bannockburn Site- by
Councillor Karen Stintz, seconded by Councillor Josh Colle
All of which is respectfully submitted.
Should you required any further information, please do not hesitate to contact the writer, or in
her absence, Jacqueline Daley at (416) 601-7959.
Yours truly,

Cynthia A. MacDougall
CAM
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To:

Mr. Daryl Sage, Toronto Lands Corporation
Ms. Donna Jondreau, Toronto Lands Corporation
Ms. Donna Quan, Toronto District School Board
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Ontario

Instructions for preparing and submitting the Appellant Form (Al)

• Complete one form for each type of appeal you are filing.
• Please print clearly.
• A filing fee of $125 is required for each type of appeal you are filing. To view
the Fee Schedule, visit the Board's website.
• The filing fee must be paid by certified cheque or money order, in Canadian
funds, payable to the Minister of Finance.
• If you are represented by a solicitor the filing fee may be paid by a solicitor's
general or trust account cheque.
• Do not send cash.
• Professional representation is not required but please advise the Board if you
retain a representative after the submission .of this form.
• Submit your completed appeal form(s) and filing fee(s) by the filing deadline to
either the Municipality or the Approval Authority as applicable.
• The Municipality/Approval Authority will forward your appeal(s) and fee(s) to
the Ontario Municipal Board.
• The Planning Act and the Ontario Municipal Board Act are available on the
Board's website.
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APPELLANT FORM (Al)
PLANNING ACT

Environment and Land Tribunals Ontario

Ontario Municipal Board

Ontario

655 Bay Street, Suite 1500 Toronto, Ontario M5G 1E5
TEL: (416) 212-6349 or Toll Free: 1-866-448-2248
FAX: (416) 326-5370
www,elto.gov.on.ca

SUBMIT COMPLETED FORM
TO MUNICIPALITY/APPROVAL AUTHORITY

Date Stamp - Appeal Received by Municipality

Receipt Number (OMB Office Use Only)

Part 1: Appeal Type (Please check only one box)
SUBJECT OF APPEAL

TYPE OF APPEAL

PLANNING ACT

REFERENCE
(SECTION)

Minor Variance

Appeal a decision

45(12)

Appeal a decision
53(19)
Consent/Severance

Zoning By-law or
Zoning By-law Amendment

Appeal conditions imposed
Appeal changed conditions

53(27)

Failed to make a decision on the application within 90 days

53(14)

Appeal the passing of a Zoning By-law

34(19)

Application for an amendment to the Zoning By-law — failed to
make a decision on the application within 120 days

34(11)

—
Application for an amendment to the Zoning By-law — refused by the
municipality

Interim Control By-law

Appeal the passing of an Interim Control By-law
Appeal a decision
Failed to make a decision on the plan within 180 days

Official Plan or
Official Plan Amendment

Application for an amendment to the Official Plan — failed to make a
decision on the application within 180 days

38(4)
17(24) or 17(36)
17(40,

22(7)

Application for an amendment to the Official Plan — refused by the
municipality
Appeal a decision
Plan of Subdivision

As seal conditions imposed
Failed to make a decision on the application within 180 days

51(39,
51(43) or 51(48)
51(34,

Part 2: Location Information
12 Bannockburn Avenue, North York

Legal Description: Plan 1576 Lot 95 Lot 99 Lot 63 Lot 67

Address and/or Legal Description of property subject to the appeal:
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Municipality/Upper tier:_Toronto

Part 3: Appellant Information
First Name:

Last Name:

Toronto District School Board do Toronto Lands Corporation
Company Name or Association Name (Association must be incorporated — include copy of letter of incorporation)
Professional Title (if applicable):
E-mail Address:
By providing an e-mail address you agree to receive communications from the OMB by e-mail.

Daytime Telephone #:

Alternate Telephone #:

Fax #:
Mailing Address: 60 St. Clair Avenue East, Suite 201, Toronto
Street Address

Apt/Suite/Unit#

Ontario

City/Town
M4T 1N5

Province

Country (if not Canada)

Signature of Appellant:

Postal Code
Date:

(Signature not required if the appeal is submitted by a law office.)
Please note: You must notify the Ontario Municipal Board of any change of address or telephone number in writing. Please
quote your OMB Reference Number(s) after they have been assigned.

Personal information requested on this form is collected under the provisions of the Planning Act, R.S.O. 1990, c. P. 13, as amended,
and the Ontario Municipal Board Act, R.S.O. 1990, c. 0. 28 as amended. After an appeal is filed, all information relating to this appeal
may become available to the public.

Part 4: Representative Information (if applicable)
I hereby authorize the named company and/or individual(s) to represent me:
First Name:

Last Name:

Company Name: McCarthy Tetrault LLP do Cynthia MacDougall
Professional Title:

Counsel

E-mail Address:
cmacdoug(&mccarthy.ca
By providing an e-mail address you agree to receive communications from the OMB by e-mail.

Daytime Telephone #_416-601-7634
Fax #:

Alternate Telephone #:

416-868-0673

Mailing Address:

Suite 5300, TD Bank Tower, P.O. Box 48
Street Address
Apt/Suite/Unit#

_Ontario
Province a
Signature of Appellant:

Al Revised April 2010

Country (if not Canada)
\—

Toronto
City/Town
M5K 1E6
Postal Code
Date:
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Please note: If you are representing the appellant and are NOT a solicitor, please confirm that you have written authorization, as
required by the Board's Rules of Practice and Procedure, to act on behalf of the appellant. Please confirm this by checking the box
below.
-;;°-

I certify that I have written authorization from the appellant to act as a representative with respect to this appeal on his or her
behalf and I understand that I may be asked to produce this authorization at any time.

Part 5: Language and Accessibility
Please choose preferred language:

English

French

We are committed to providing services as set out in the Accessibility for Ontarians with Disabilities Act, 2005. If you have
any accessibility needs, please contact our Accessibility Coordinator as soon as possible.
Part 6: Appeal Specific Information
1. Provide specific information about what you are appealing. For example: Municipal File Number(s), By-law
Number(s), Official Plan Number(s) or Subdivision Number(s):
(Please print)
Decision of the Toronto Committee of Adjustment, dated May 14, 2014 refusing consent application for 12 Bannockburn
Avenue (Municipal file no. B017/14NY)

2. Outline the nature of your appeal and the reasons for your appeal. Be specific and provide land-use planning reasons
(for example: the specific provisions, sections and/or policies of the Official Plan or By-law which are the subject of
your appeal - if applicable). **If more space is required, please continue in Part 9 or attach a separate page.
(Please print)

Please see enclosed cover letter

THE FOLLOWING SECTIONS (a&b) APPLY ONLY TO APPEALS OF ZONING BY-LAW AMENDMENTS UNDER
SECTION 34(11) OF THE PLANNING ACT.
a) DATE APPLICATION SUBMITTED TO MUNICIPALITY:
(If application submitted before January 1, 2007 please use the 01 'pre-Bill 51' form.)
b) Provide a brief explanatory note regarding the proposal, which includes the existing zoning category, desired zoning
category, the purpose of the desired zoning by-law change, and a description of the lands under appeal:
**If more space is required, please continue in Part 9 or attach a separate page.

Part 7: Related Matters (if known)
Are there other appeals not yet filed with the Municipality?

YES

NO

Are there other planning matters related to this appeal?
YES
(For example: A consent application connected to a variance application)

NO

Al Revised April 2010
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If yes, please provide OMB Reference Number(s) and/or Municipal File Number(s) in the box below:
(Please print)

Part 8: Scheduling Information

How many days do you estimate are needed for hearing this appeal?
4 days

1 week

half day

1 day

2 days

3 days

More than 1 week — please specify number of days:

How many expert witnesses and other witnesses do you expect to have at the hearing providing evidence/testimony?
2
Describe expert witness(es)' area of expertise (For example: land use planner, architect, engineer, etc.):
Land use planner, Transportation consultant
YES

NO

Do you believe this matter would benefit from a prehearing conference? YES
(Prehearing conferences are generally not scheduled for variances or consents)

NO

Do you believe this matter would benefit from mediation?
(Mediation is generally scheduled only when all parties agree to participate)

If yes, why?

It would be beneficial to narrow the issues.

Part 9: Other Applicable Information **Attach a separate page if more space is required.

Part 10: Re. uired Fee
Total Fee Submitted: $

125.00

Payment Method:

Certified cheque

Al Revised April 2010

Money Order

Solicitor's general or trust account cheque
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o

The payment must be in Canadian funds, payable to the Minister of Finance.

o

Do not send cash.

o

PLEASE ATTACH THE CERTIFIED CHEQUE/MONEY ORDER TO THE FRONT OF THIS FORM.
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Attachment 1
Walker, Nott, Dragicevic
Associates Limited

March 7, 2014
Committee of Adjustment
North District
North York Civic Centre
5100 Yonge Street
Toronto, Ontario M2N 5V7

Attention:

Planning
Urban Design

Mr. Daniel Antonacci
Manager/Deputy Secretary-Treasurer

Dear Mr. Antonacci,
Re:

Consent Application
Lots 63-67 and 95-99 Registered Plan 1576, City of Toronto,
formerly the City of North York
12 Bannockburn Avenue
Former City of North York, City of Toronto
Toronto Lands Corporation (TLC) and Toronto District School
Board (TDSB)
Our File: 13.616

90 Eglinton Avenue East
Suite 701
Toronto, Ontario
M4P 2Y3
Tel.
416/968-3511
Fax.
416/960-0172
e-mail: admin@wndplan.com
web:
www.wndelan.com

On behalf of the Toronto Lands Corporation (TLC) and Toronto District School
Board (TDSB), please find enclosed an Application for Consent to permit the
severance of surplus lands from 12 Bannockburn Avenue within the former City
of North York. The subject lands are located west of Avenue Road and south of
Wilson Avenue (`subject site') within the Orchard Grove neighbourhood. The
subject site is rectangular in shape and is approximately 2.0 ha (5.0 acres) in
area. The subject site is surrounded by a residential neighbourhood
characterized by single-detached dwellings with low-rise commercial uses on
Avenue Road to the east.
The subject site is currently occupied by Bannockburn School, a private
Montessori school operating within the school building owned by the TDSB. The
existing 2-storey brick building was constructed in 1924 on the eastern portion of
the subject site. A 0.86 ha (2.13 acre) portion of the subject site has been
declared surplus to the needs of the TDSB and is proposed to be severed and
sold. The area proposed to be severed has a frontage of 108.7 metres (356.6
feet) on Haddington Avenue and Bannockburn Avenue to the north and south,
and a frontage of 79.4 metres (260.5 feet) on Clyde Avenue to the west,
identified as Part 1 on the enclosed plan of survey. The area proposed to be
retained measures 146.5 metres (480.6 feet) on Haddington Avenue and
Bannockburn Avenue to the north and south, and 79.3 metres (260.2 feet), on
Kelso Avenue, identified as Part 2.
The approval of the consent, as submitted, will not result in any physical changes
to the existing uses and conditions of the property at this time. No change to the
size or any other characteristics of the school building is proposed and no trees
are affected by the proposed land division.

Peter R. Walker, FCIP, RPP
Wendy Nott, FCIP, RPP
Robert A. DragIcevIc, MCIP, RPP
Senior Principals
Andrew Ferenclk, MCIP, RPP
Senior Associate

Martha Coffey
Controller

Marofi . 2014
As a result of the disposition requirements, the portion of the subject site
proposed to be conveyed from 12 Bannockburn Avenue will be sold to a publicly
funded school board.
City of Toronto Official Plan
The subject site is designated 'Neighbourhoods' which permits a range of
residential uses within lower scale buildings (four storeys or less), as well as
parks, schools, local institutions and small-scale stores and shops serving the
needs of area residents
Adopted City of Toronto Zoning By-law 569-2013
The subject site has been excluded from the harmonized City of Toronto Zoning
By-law.
North York Zoning By-law No. 7625, as amended
The current use of the subject site for school purposes is a permitted use
pursuant to Section 14-A(2) of the 'One-Family Detached Dwelling Sixth Density
(R6) Zone' provisions of the zoning by-law. Other permitted uses in the R6 Zone
include one-family detached dwellings, parks, places of worship, and other
institutional uses. The subject site is located in the 'Orchard Grove'
Neighbourhood (Schedule Q) in District No. 9 (Schedule A).
A summary of the zoning standards is presented in the table below.
Summary of Zoning Standards
By-law No. 7625
Standard
Min.
12 m (s. 14-A(4))
Frontage
Min. Lot
371 m2 (s. 14-A(3))
Area
Min.
6.0 m (s. 14-A(5))
Front
Yard
Min. Side 3 m or half the
Yard
height of the
building, whichever
is greater (s. 6(26))
Min. Rear 9.5 m (s. 14-A(5))
Yard
Max.
30% (s. 14-A(6))
Coverage
Max.
2 storeys or 9.5 m,
Height
whichever is the
lesser (s. 6(26))
Min.
1.5 spaces per
Parking
classroom and per
office for elementary
schools (s. 6A(2)(a))

Retained Lot (12
Bannockburn Ave)
146.5 m
Approximately
11,613 rn2
Approximately 15.5
m
Approximately 24.0
m

Approximately 26.2
m
Approximately 10%
2 storeys

75

Conveyed Lot
108.7 m
Approximately 8,615
m2

Mr. Dane Acto- aoc. Cor..-17-cfttoa of

Nrr-h

March 7. 2014
n

The existing school complies and will continue to comply with the applicable zone
standards of By-law No. 7625 for lot frontage, area, yards, height, and coverage.
The parking requirement is calculated based on the number of classrooms and
offices in the school. Floor plans for the school show 6 classrooms, 5 rooms with
specific classroom functions (e.g. art, music), and 9 offices (e.g. principal, janitor,
gym). We estimate that a total of 30 parking spaces are required by the current
zoning, whereas 75 parking spaces are provided on the property, exceeding the
minimum requirement. The parking supply will not be impacted by the proposed
severance.
The parcel which is proposed to be conveyed can be developed in accordance
with the zoning requirements for lot frontage and area. While no building is
proposed for the lands at this time, matters such as yards, coverage, and parking
requirements will be determined at a later time.
The proposed severance will not result in any new compliance issues with
respect to the zoning of the property to be retained or conveyed. Therefore, it is
our opinion that a Minor Variance Application is not required for the lands to be
retained or conveyed.
Heritage Conservation District
The building on the subject site is not listed or designated in the City's Inventory
of Heritage Properties and the subject site is not located within a Heritage
Conservation District.
Sections 53(12) and 51(24) of the Planning Act
An analysis of Sections 53(12) and 51(24) of the Planning Act is included as an
attachment to this letter (Table 1) which describes the ways in which the
proposed severance satisfies the criterion listed in Section 51(24).
Development Concept Plan
A preliminary concept plan option has been prepared to demonstrate how the
lands could be developed if severed from the school property and conveyed from
the TDSB to another school board. The concept plan illustrates that the lands
proposed to be severed are suitable in size and configuration to be developed for
school purposes in accordance with the existing Official Plan designation and
zoning by-law requirements under the North York Zoning By-law No. 7625, and in
a manner compatible with the character of the surrounding neighbourhood.
School uses are permitted in the R6 Zone subject to various setback and height
restrictions. The proposed severance would result in a new school site with an
area of 0.86 hectares (2.1 acres) and a first floor area of up to 2,585 square
metres (27,827 square feet) when lot coverage restrictions are applied. The lot to
be conveyed would be accessible from three public streets for pedestrian and
vehicular traffic, as well as access to municipal services.
If the consent for severance is granted, the purchaser of the severed lands will
proceed with their own development concept and seek any necessary
development approvals associated with that concept, likely by way of site plan
approval. Matters such as site access and stormwater management related to a
development proposal will be addressed through the site plan approval process.

Mr. EF.

is.Dnt North

DiS,',77,t
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In our opinion, the proposed consent satisfies the matters set out for an
application of this type pursuant to Section 53(12) of the Planning Act, as detailed
in the attached Table 1 — Sections 53(12) and 51(24) of the Planning Act —
Analysis.
Submission Materials
In support of this submission, we have enclosed the following materials:
1. One (1) copy of the completed Committee of Adjustment Application form
including owner's authorization;
2. One (1) cheque. made payable to the City of Toronto, in the amount of
$2,976.88, representing the applicable Committee of Adjustment
(Consent) processing fees;
3. Two (2) 11x17" copies of the Plan of Survey prepared by Lloyd and
Purcell Ltd. Ontario Land Surveyors (and a 8.5x11" reduction thereof);
4. Two (2) 11x17" copies of the Preliminary Reference Plan (and a 8.5x11"
reduction thereof);
5. Two (2) 11x17" copies of the Preliminary Concept Plan Option (and a
8.5x11" reduction thereof); and,
6. Two (2) 11x17" copies of the Floor Plans (and a 8.5x11" reduction
thereof).
Should you have any questions or require additional information regarding this
application, please do not hesitate to contact the undersigned or Katherine Bailey
of our office.
Yours very truly,
WALKER, NOTT, DRAGICEVIC ASSOCIATES LIMITED
Planning • Urban Design

Robert A. Dragicevic, MCIP, RPP
Senior Principal
cc.

Ms. Donna Jondreau, TLC

Table 1 — Sections 53 (12) and 51 (24) of the Planning Act— Analysis
The following table assesses the proposed consent at 12 Bannockburn Avenue in the City of Toronto in accordance with Sections 53
(12) and 51 (24) of the Planning Act.
Criteria Stated in Section 51 (24)

Does the Proposal
Satisfy The Criterion?

Comments

Yes/No
(a)

the effect of development of the proposed
subdivision on matters of provincial interest
as referred to in section 2;

Yes

The proposed consent has no adverse impact on
matters of provincial interest. Continued use of the
conveyed lands for school purposes would
constitute an appropriate form of intensification
within the existing neighbourhood.

(b)

whether the proposed subdivision
premature or in the public interest;

Yes

The proposed consent is not premature. Public
infrastructure is readily available. A plan of
subdivision is not necessary at this time. Orderly
development of the lands will be dealt with in
subsequent approvals.

is

The proposed consent is in the public interest as it
will facilitate future inf ill development.
(c)

whether the plan conforms to the official
plan and adjacent plans of subdivision, if
any;

Yes

The proposed consent conforms to the City of
Toronto Official Plan. The proposal, if approved, will
allow for land use intensification as envisaged by
the Plan, without adversely impacting surrounding
lands.
There are no approved adjacent plans of
subdivision for which access or services are to be
shared.

Criteria Stated in Section 51 (24)

Does the Proposal
Satisfy The Criterion?

Comments

Yes/No
(d)

the suitability of the lands for the purposes
for which it is to be subdivided;

Yes

The lands are physically suitable for institutional
development as demonstrated by the concept plan
prepared to illustrate a potential development
concept. Matters related to the appropriate
development of the lands proposed to be severed
will be addressed through a development
application advanced by a future owner of the lands
to be conveyed.

(e)

the number, width, location and proposed
grades and elevations of highways, and the
adequacy of them, and the highways linking
the highways in the proposed subdivision
with the established highway system in the
vicinity and adequacy of them;

Yes

No new roads are proposed. Access to the retained
lot will occur via the existing driveways. The lands to
be conveyed will have three street frontages to
provide access.

(f)

the dimensions and shapes of the proposed
lots;

Yes

The dimensions and shape of the land to be
conveyed will allow for a new lot consistent with
current zoning. The dimension and shape of the
retained lands allows for the continued use of the
school and associated playfields, suitable for the
school use.

(g)

the restrictions or proposed restrictions if
any, on the land proposed to be subdivided
or the buildings and structures proposed to
be erected on it and the restrictions, if any,
on adjoining land;

Yes

No variance is required to the zoning by-law and no
restrictions are proposed for the lots or adjoining
lands as a result of the proposed development.

Criteria Stated in Section 51 (24)

Does the Proposal
Satisfy The Criterion?

Comments

Yes/No
(h)

conservation of natural resources and flood
control;

Yes

The proposed consent will not result in negative
impacts on natural resources or flood control as no
natural heritage features are located on the lands
and no site grading or modification is proposed.
Future development of the conveyed lot will be
subject to final review and approval by the City,
likely through the site plan review process.

(i)

the adequacy of utilities and municipal
services;

Yes

No changes to utilities and municipal services are
proposed. Future requirements will be secured by
the City through the site plan review process.

(j)

the adequacy of school sites;

Yes

The proposed consent has no negative impact on
the adequacy of school sites. The lands to be
conveyed have been declared surplus by the
Toronto District School Board and will be acquired
by another school board.

(k)

the area of land, if any, within the proposed
subdivision that, exclusive of highways, is
to be conveyed or dedicated for public
purposes;

Yes

No land is to be conveyed or dedicated for public
purposes. The school use on the lands to be
conveyed would be exempt from parkland
dedication requirements.

(I)

the extent to which the plan's design
optimizes the available supply, means of
supplying, efficient use and conservation of
energy; and

Yes

The proposed consent has no adverse impact on
the available supply, means of supplying, efficient
use or conservation of energy.

Criteria Stated in Section 51 (24)

Does the Proposal
Satisfy The Criterion?

Comments

Yes/No
(m)

the interrelationship between the design of
the proposed plan of subdivision and site
plan control matters relating to any
development on the land, if the land is
located within a site plan control area
designated under subsection 41 (2) of this
Act or subsection 114 (2) of the City of
Toronto Act, 2006.

Yes

Future development of the conveyed lands will be
subject to site plan control. Through this process all
municipal interests and conditions will be
addressed. Primary areas of interest will be the
matter of access which may be addressed through
the creation of new driveway entrances, as well as
storm drainage.
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STAFF REPORT

TORONCO
Date:

Committee of Adjustment
Application

Thursday May 8, 2014
Chair and Committee Members of the Committee of Adjustment
1- \`Tortia \York District
Allen Appleby, Director, Community Planning, North York District

Wards':

Ward 16 (Eglinton- Lawrence)

Reference: File No. B017/14NY
Address: 12 BANNOCKBURN AVENUE
Application to be heard: Wednesday May 14, 2014 at 9:30 a.m.

:ODAMENDA

ON

Staff recommend that should Committee approve the application for Consent, any approval be
subject to the following conditions:
1. Confirmation of payment of outstanding taxes to the satisfaction of Revenue Services Division.
2. A draft Certificate of Official, as prescribed in O.Reg. 197/96 as Form 2 or 4 in a form
satisfactory to the Deputy Secretary-Treasurer, that includes a completed and registerable
description of the land that is the subject of the consent, shall be submitted to the Deputy
Secretary-Treasurer within one year of the date of the giving of notice of the Decision.
3. Copies of a deposited Reference Plan of Survey, integrated with the Ontario Co-ordinate
System, and clearly delineating the parcels of land approved by the Committee of Adjustment.
A listing of the PARTS and their respective areas is required.
4. A copy of a letter from the Executive Director of Technical Services advising that the applicant
has obtained the necessary adjustment to the municipal addressing of the land. Contact Survey
and Mapping Services, Technical Services at (416) 392-7755. The application for municipal
addressing must be accompanied by a copy of the deposited Reference Plan of Survey,
integrated with the Ontario Co-ordinate System, and specify the PART numbers that will
comprise each of the new parcels.
5. This Decision shall become null and void within 12 months unless the Certificate of the
Committee of Adjustment is affixed to the relevant documents.

Staff Report Committee of Adjustment Application
1

APPLICATION
To obtain consent to sever the property into two lots. The retained lot will maintain a private
Montessori school which operates within the school building owned by the Toronto District
School Board 7:SB). The severed lot has been declared surplus to the needs of the T SB and
will be redeveloped at a later date. No variances are proposed at this time.
Retained - Part 2
Address to be assigned
The lot frontage is 146.5m on Haddington Avenue and Bannockburn Avenue, and the lot frontage
is 79.3m on Kelso Avenue. The lot area is 11,612m2. The existing school will remain. No
construction is proposed.
Conveyed - Part 1
Address to be assigned
The lot frontage is 108.7m on Haddington Avenue and Bannockburn Avenue, and the lot frontage
is 79.4m on Clyde Avenue. The lot area is 8,620 m2. Future development will require additional
City planning review.

COMMENTS
The subject property is located west off Avenue Road and south of Wilson Avenue and is
designated Neighbourhoods in the City of Toronto Official Plan. Neighbourhoods are considered
stable areas where new development will maintain the existing physical character of the area.
Section 4.1 of the Plan outlines the development policies for Neighbourhoods. The Official Plan
acknowledges that Neighbourhoods, while stable, will be subject to physical change in the form
of enhancements, additions, and infill housing. The key policy of the Plan is to ensure that new
development will respect and reinforce the existing physical character of the neighbourhood. The
preamble to the development criteria states, "Physical changes to our established Neighbourhoods
must be sensitive, gradual and generally "fit" the existing character."
The subject property is zoned R6, in the former City of North York By-Law No. 7625 as
amended. The objective of Zoning By-Laws is to establish specific standards as to how land is
developed.
In discussions with Planning staff, the applicant has indicated that another School Board is
interested in to developing the severed portion of this land as a school site. Planning has reviewed
5 concept plans submitted by the applicant that demonstrate the severed portion is suitable for a
school site. Staff understand that the interested parties have also reviewed the site and have
indicated that they can accommodate a school on this severed portion of the subject site.

Staff Report Committee of Adjustment Application
2

Staff recommend that should Committee approve the application for Consent, any approval be
subject to the conditions noted above.
Respectfully submitted,

CONTACT
Vanessa Covello, Planner
Tel: 416-395-7104
Fax: 416-395-7200
E-mail: vcovell@toronto.ca

SIGNATURE
()
\/'
r Allen Appleby

t0' Director, Cokrtrtunity Planning, North York District
B017/14NY - 12 BANNOCKBURN AVENUE

Staff Report Committee of Adjustment Application
3
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Memorandum
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North York Civic Centre
5100 Yonge Street, 4th Floor
Toronto, Ontario
M2N 5V7

Doug Bleaney, P.Eng.
Manager, Development Engineering

Tel: 416-395-6259
bleaney@toronto.ca
www.toronto.ca
Reply to:
Marco Bertoia, P.Eng.
Development Engineer
Tel: 416-395-6345
Fax: 416-395-6328
Email: mbertoi@toronto.ca

TO:

Committee of Adjustment,
Urban Development Services

FROM:

Doug Bleaney, P.Eng.
Manager, Development Engineering

RECEIVED

April 17, 2014

ATE:

APR 1 7 2014

CITY OF TORONTO PLANNINC
LAND DIVISION APPLICATION: B017/14NY
NORTH YORK CIVIC CENT7,F
YOUR MEMORANDUM DATED: March 28, 2014
APPLICANT: Robert Dragicevic, Walker Nott Dragicevic Associates Ltd.
LOCATION: 12 Bannockburn Avenue

RE:

AVAILABLE MUNICIPAL SERVICES

Roadway

Water

Curbs

Sanitary
Sewer

Sidewalk

x

x

Storm
Sewer
x

Haddington Avenue
Clyde Avenue
Kelso Avenue
Bannockburn Avenue

x
x
x

x
x

x
x

x
x

x
x

x

x

x

x

x

x

ENGINEERING AND CONSTRUCTION SERVICES CONDITIONS

1.

A draft Reference Plan of Survey shall be submitted to the Executive Director of Engineering
and Construction Services for review and approval, prior to depositing in the Land Registry
Office, in metric units and integrated with the Ontario Co-ordinate System, showing as
separate PARTS thereof the lands to be conveyed to the City and the remainder of the site
including any appurtenant rights-of-way;
The owner shall pay all costs for registration and preparation of reference plan(s).

2.

Despite any other general or specific provision in Zoning By-law No. 7625 of the former City
of North York, enacted under section 34 of the Planning Act or its predecessor section the
following shall apply:
(1)

for a ONE FAMILY DETACHED 'WELLING, SEMI-DETACHE DWELLING,
DUPLEX DWELLING, DOUBLE DUPLEX DWELLING, TRIPLEX DWELLING,

-2MULTIPLE ATTACHED DWELLING, BOARDING OR LODGING HOUSE,
CONVERTED DWELLING, the elevation of the lowest point of an opening to an area
that may be used for parking or storage of a vehicle located inside or abutting the
dwelling shall be:
a)

higher than the elevation of the street, arterial road or minor arterial road, the
lot abuts measured at its centreline directly across from the driveway leading
to the parking space; and

b)

higher than the elevation of a public lane that the lot abuts measured at its
centreline directly across from the driveway leading to the parking space.

ENGINEERING AND CONSTRUCTION SERVICES ADVISORY COMMENT
1.

The owner will be required to make application to the Toronto Water Services Division, and
pay for the installation of City service connections for each building from the property line to
the City mains and the abandonment of the old service connections. The owner is
responsible to provide for the installation of the water and sanitary service connections from
each building to City services at the property line.

2.

The owner shall install a sump pump in the dwellings for the purposes of draining ground
water from weeping tiles and any driveway catchbasins to grade.

3.

The owner will be required to make an application to Technical Services Division, Mapping
and Survey Section for revised municipal numbering.

4.

All accesses must be at least 1.0 metre from existing utilities and must be explicitly shown
on site plan drawings. If required, the relocation of any public utilities would be at the cost of
the developer and shall be subject to the approval of the applicable governing agencies.

5.

if applicable, the applicant should be required to provide certification to the Executive
Director of Engineering and Construction Services and/or the General Manager of
Transportation Services accurately indicating the as-built location of any equipment, plant or
structure constructed and/or installed within a City street as required by Chapter 743 of the
City of Toronto Municipal Code.
(9--1

Doug b leaney, P.Eng.
Manager, Development Engineering - North York
Mr '
cc:

Director, Transportation Services, North York District
M. Crognale, P. Eng., Director, Toronto Water, District Operations
B. McPherson, P. Eng., Manager, Land & Property Surveys
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RON item

I

Tracking Status
• City Council adopted this item on November 13, 2013 without amendments.

City Council consideration on November d 3, 2013

MM41.3 a

L

ACTION

Adopted

Ward:All

Preserving Green Space including the Bannockburn Site - by
Councillor Karen Stintz, seconded by Councillor Josh Colle
City Council Decision
City Council on November 13, 14, 15 and 18, 2013, adopted the following:
1.

City Council inform Toronto Lands Corporation that it has an interest in the 2.138 acres
of land at the western portion of Bannockburn Public School site under Ont. Regulation
444/98 of the Education Act.

2.

City Council request the Deputy City Manager and Chief Financial Officer, the
Executive Director, Social Development, Finance and Administration and the General
Manager, Parks, Forestry and Recreation to examine funding opportunities based on the
future development's parkland dedication potential under Section 42 of the Planning
Act, that the Avenue Road Avenue By-law permits in order to fund the purchase the
surplus lands at Bannockburn Public School and other funding opportunities.

3.

City Council direct City staff to meet with Toronto Lands Corporation and Toronto
District School Board staff to develop a strategy in which surplus school board lands
would not be sold in areas that are within the lowest and second lowest existing local
parkland provision areas as shown on Map 8B of the Official Plan.

4.

City Council request the Province to reconsider its funding formula for capital
expenditures for school boards to ensure that when school properties are an essential
part of the open space/park network that they are retained as such.

Background Information (City Council)
Member Motion MM41.38
(http://www.toronto.ca/legdocs/mmis/2013/mm/bord/backgroundfile-63767.pdf)

otions (City Council)
Motion to Introduce Motion without Notice moved by Councillor Karen Stintz (Carried)
That Councillor Stintz be permitted to add to the agenda of today's meeting an urgent Motion
without notice concerning:
Preserving Green Space including the Bannockburn Site

http://app.toronto.ca/tmmis/viewAgendaltemHistory.do?item=2013.MM41.38

5/22/2014

Agenda Item History - 2013.MM41.38

Page 2 of 2

Reason for Urgency:
This Motion is urgent as severed land at the Bannockburn Site could potentially be developed
into single family homes, robbing the community of valuable green space.
Vote (Introduce Motion without Notice

Nov-14-2013 7:03 PM

Result: Carried

Two-Thirds full Council Required - Stintz - Add Urgent Motion

Yes: 37

Paul Ainslie, Maria Augimeri, Michelle Berardinetti, Shelley Carroll,
Raymond Cho, Josh Colle, Gary Crawford, Vincent Crisanti, Janet Davis,
Mike Del Grande, Frank Di Giorgio, Sarah Doucette, John Filion, Paula
Fletcher, Rob Ford, Mary Fragedakis, Mark Grimes, Norman Kelly, Mike
Layton, Chin Lee, Peter Leon, Josh Matlow, Pam McConnell, MaryMargaret McMahon, Joe Mihevc, Peter Milczyn, Ron Moeser, Frances
Nunziata (Chair), Cesar Palacio, John Parker, James Pasternak, Gord
Perks, Anthony Perruzza, Jaye Robinson, Karen Stintz, Adam Vaughan,
Kristyn Wong-Tam

No: 0
Absent: 8

Ana Balla°, Glenn De Baeremaeker, Doug Ford, Gloria Lindsay Luby,
Giorgio Mammoliti, Denzil Minnan-Wong, David Shiner, Michael Thompson

Motion to Adopt Item (Carried)
Nov-15-2013 2:08 PM

Vote (Adopt Item
Result: Carried

Majority Required - MM41.38 - Adopt the item

Yes: 26

Paul Ainslie, Maria Augimeri, Shelley Carroll, Josh Colle, Janet Davis,
Glenn De Baeremaeker, Mike Del Grande, Frank Di Giorgio, Sarah
Doucette, John Filion, Paula Fletcher, Mary Fragedakis, Mike Layton, Chin
Lee, Peter Leon, Giorgio Mammoliti, Josh Matlow, Joe Mihevc, Peter
Milczyn, Frances Nunziata (Chair), James Pasternak, Gord Perks, David
Shiner, Karen Stintz, Michael Thompson, Adam Vaughan

No: 1

Rob Ford

Absent: 18

Ana Bailao, Michelle Berardinetti, Raymond Cho, Gary Crawford, Vincent
Crisanti, Doug Ford, Mark Grimes, Norman Kelly, Gloria Lindsay Luby, Pam
McConnell, Mary-Margaret McMahon, Denzil Minnan-Wong, Ron Moeser,
Cesar Palacio, John Parker, Anthony Perruzza, Jaye Robinson, Kristyn
Wong-Tam

Source: Toronto City Clerk at www.toronto.calcouncil

http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2013.MM41.38
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Member Motion

City Council

Motion without Notice

MM41.38

ACTION

Ward:All

Preserving Green Space including the Bannockburn Site - by
Councillor Karen Stintz, seconded by Councillor Josh Colle
* This Motion has been deemed urgent by the Chair.
* This Motion is not subject to a vote to waive referral. - is Motion has been added to the
agenda and is before Council for debate.
Recommends dons
Councdlor Karen Stintz, seconded by Councillor Joshe Colle, recommends that:
1.

City Council inform Toronto Lands Corporation that it has an interest in the 2.138
acres of land at the western portion of Bannockburn Public School site under Ont.
Regulation 44 4 /98 of the Education Act.

2.

City Council request the Deputy City Manager and Chief Financial Officer, the
Executive Director, Social Development, Finance and Administration and the General
Manager, Parks, Forestry and Recreation to examine funding opportunities based on the
future development's parkland dedication potential under Section 42 of the Planning
Act, that the Avenue Road Avenue By-law permits in order to fund the purchase the
surplus lands at Bannockburn Public School and other funding opportunities.

3.

City Council direct City staff to meet with Toronto Lands Corporation and Toronto
istrict School Board staff to develop a strategy in which surplus school board lands
would not be sold in areas that are within the lowest and second lowest existing local
parkland provision areas as shown on Map 8 of the Official Plan.

4.

City Council request the Province to reconsider its funding formula for capital
expenditures for school boards to ensure that when school properties are an essential
part of the open space/park network that they are retained as such.

Summary

The Toronto District School Board (TDSB) is selling parcels of land throughout Toronto to
accommodate the Provincial requirements to replenish their capital account in order to fund the
construction and renovation of schools.
The Bannockburn site in Ward 16, Eglinton-Lawrence, is currently rented to a Montessori
school by the TDSB. The site is five acres in total. 2.138 acres of the playing field on the west
portion of the site will be sold, the other portion of the site will be retained to facilitate a junior
elementary school, if needed.
Under the current zoning permissions, the severed land could potentially be developed into
single family homes, robbing the community of valuable green space.
In 2010, City Council enacted a Zoning By-law implementing the Avenue Road Avenue Study
that changed the zoning along Avenue Road from Lawrence to Wilson.
This By-law permits as of right mixed use buildings along the Avenue Road corridor at a
density of 3 FSI. As each building gets developed, a parkland dedication is required under
Section 42 of the Planning Act.
This neighbourhood is in the second lowest existing local parkland provision area as indicated
on Map 8B of the Official Plan.
There are limited opportunities to acquire parkland in the area bounded by Yonge Street,
Wilson Avenue, athurst Street and Lawrence Avenue West.
This Motion is urgent as severed land at the Bannockburn Site could potentially be developed
into single family homes, robbing the community of valuable green space.
(Submitted to City Council on November 13 and 14, 2013 as MM41.38)

Background Information
Member Motion MM41.38

Council)

