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STAFREP/SRP96()54

TOWN OF RICHMOND HILL PLANNING AND DEVELOPMENT
PLANNING AND DEVELOPMENT COMMITTEE

DEPARTMENT APRIL 9, 1996

PREPARED BY: TOWN STAFF STAFF REPORT: SRP.96.054
TELEPHONE NO.: 5-771-8910 FILE NO.: D03-94005
RECOMMENDATION:

That Planning and Development Committee receive Staff Report SRP.96.054 and approve in
principle, the concept of private rear lanes in respect to the Law Development Group proposed
townhouse project located on Shirley Drive subject to the following:

1) That the creation of the lane be based on mutual easements;

2) That the site plan agreement include conditions relating to the establishment of a reserve
fund at the time of approval; require the developer to maintain the rear lane for a period
of not less than 3 years and 80% occupancy of the units; and require the construction of
the rear lane be to the satisfaction of the Commissioner of Transportation and Works; and

3) That an application for site plan approval be submitted and approved by the Town in
accordance with standard Town practice.

BACKGRQUND:

The Town has received a request by Law Development Group to approve-a street townhouse
development located at the intersection of Shirley Drive and Crosby Avenue in Official Plan
Amendment 121. (refer to Attached Map 1) The concept proposed by the developer is a 48 unit
townhouse project with access provided by means of a rear laneway which is to remain private
and be maintained by the owners of the units. Shirley Drive is a major collector and access is
restricted in order to reduce the number of driveways and points of conflict.

A report on rear lanes was previously considered by the Transportation and Works Committee on
October 5, 1995, although the request by Ivanhoe at that time was for public as opposed to
private rear lanes. A copy of the previous staff report is attached in Appendix "A" and sets out
some of the issues related to development on rear lanes.
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ISSUES:

Public Versus Private Lanes

The major concern regarding the approval of a development concept based on access from
private rear lanes is the potential that in future, residents of the development may request the
Town to assume responsibility for maintenance. Maintenance of the lane would include
maintenance of the lighting to be provided along the lane and snow removal as well as long term
maintenance i.e. repaving.

Development Standards

The proposal by Law Development Group is for a privately-owned rear lane of 6 metres. Staff
previously, in considering Ivanhoe's request for laneways, indicated acceptance of a public lane
with a 10 metre right-of-way and 6 metre pavement width. This was to ensure that public snow
removal and garbage pick up could be undertaken. The Law proposal would not involve garbage
pick-up which would be from the front of the units along Shirley Drive.

Ownership

Initially, representatives from Law Development indicated that the intention was to create one
block forming the lane which was to be held in common ownership subject to a private legal
agreement. If the rear lane block were created as a block separate from the individual townhouse
units, it could more easily be transferred to the Town, subject to approval of the owners. Town
Staff do not recommend this approach.

The best way to ensure that individual owners maintain a long term interest in the lane is to
include that portion of the lane located at the rear of the lots in each of the individual parcels.
Access could be accomplished through the creation of mutual easements at the rear of the lots
which would be granted in favour of the other 47 unit owners. In order to transfer the ownership
of the lane in future, this would require each of the individual owners to sever the rear portion. A
severance would provide the Town an opportunity to comment and potentially oppose any
approval for severance made to the Committee of Adjustment.

Maintenance Agreemen

Law Development Group proposes to ensure the maintenance of the lane through a private
agreement arrangement between owners. The solicitor for the developer advises that such an
agreement could be registered on title to ensure that future purchasers are aware of the agreement
prior to land transfer. The agreement would establish the basis for the creation of a landowners
committee to oversee the maintenance of the lane with provisions to collect monthly fees. The
fee structure, as provided by Law, would include not only short term maintenance but also legal
fees associated with the collection of any default payments. This arrangement is not unlike that
of a condominium corporation except that it does not have the legislative and legal protections
afforded through the Condominium Act.
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In a similar project developed by Law Development Group in Oakville, it is acknowledged that
approximately 10% of landowners are in default of monthly payments after two years. It is the
potential for disputes and financial shortfalls which raises the most concern for Staff. In
addressing this 1ssue with the developer, a number of alternatives were discussed including the

following:

. Require the developer through the site plan agreement to maintain the lane at its expense
for a period of 2-3 years and after 80% of the units are occupied. The basis for this
recommendation is to ensure that new homeowners, inexperienced in soliciting
maintenance contracts and working together, are able to take over an established
arrangement as opposed to having to create their own.

. Require the development of the lane to Town standards with respect to grading and
pavement during the construction phase to ensure that should the lane be turned over to

the homeowners, it does not require significant maintenance costs. This would involve -

inspections during the construction phase. The agreement could also specify that prior to
the assumption of the lane by the homeowners group, the Town does a final inspection.

. Require the developer to establish a fund up-front which represents the maintenance and
replacement costs for the first five years. By having the monies secured to ensure
maintenance for the initial period, there is greater flexibility for the co-owners group to
maintain a reserve fund account.

[t is anticipated that if there are problems in maintaining these lanes as private facilities, the
problems would likely occur in the first five years when, either through inexperience or
administrative problems, the homeowners request the Town to assume the lane. There is a
greater opportunity for such an arrangement to be successful if there is a reasonable period where
the financial, maintenance and construction concerns are secure.

Traffic Impacts

One implication of development based on rear lanes is the potential for an increase in on-street
parking, either by unit owners or visitors. However, on-street parking has been shown to result
in reduced traffic speeds especially on major collector roads.

roar

Attached in Appendix "C" is the architectural perspective of the units from Shirley Drive. One
of the major benefits of allowing development along rear lanes is improved streetscape and
urban design. By removing the garages to the rear, the buildings are able to address the street
more directly with the ability to achieve a more pleasing building look with the emphasis being
on the entrances and windows as opposed to the garage door. Many communities in the GTA
are trying to encourage increased use of rear lanes in order to accommodate the trend to smaller
building lots but do so in a manner which does not compromise good urban design and

community appearance.
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Experience of Other Municipalities

A number of other municipalities either currently permit or are encouraging the use of rear lanes.
The concept of rear lanes has recently returned to vogue in the "new urbanism" philosophy of
urban design which seeks to create compact neighbourhoods with less emphasis on the car and
more emphasis on street orientation of buildings and pedestrian-related streetscapes. The City of
Toronto has had an uncertain history with rear lanes, some of which are private and continue to
operate satisfactorily as private lanes while other lanes have been taken over as public lanes due
in large part, to resident concerns. Suburban municipalities such as Oakville, North York,
Markham and Aurora are beginning to allow and encourage the use of private and public lanes
but to-date, they are relatively new in the suburban context. There is no evidence in the
suburban context to indicate whether this reintroduction of rear lanes will in future result in
demands by residents for the municipalities to assume responsibility for their maintenance.

Approval Process

The process for the approval of this development is for the applicant to enter into a site plan
agreement for the block which would include specific conditions. At such time as a survey plan
showing the individual lots and the easement blocks is submitted by the applicant, the Town
would be requested to lift part lot control. Conditions may imposed at the time of the lifting of
part lot control. Part lot control is then reimposed after the individual Jots have been transferred.

CONCLUSION

Development on the basis of rear lanes providing access to garages is a relatively new
phenomenon in a suburban context. It offers significant opportunities to allow townhouse
developments along major arterials while eliminating concerns regarding individual accesses
and traffic conflicts. Development using rear lanes also offers opportunities to improve
streetscape, create more attractive housing profiles and improves urban design. In principle,
Town Staff support this new form of urban development.

The request by Law Development Group for rear lane development is based on private versus
public lanes with development standards and right-of-way widths significantly smaller than if
the lanes were public. The proposal does not involve any municipal services. The intention is to
require the creation of a homeowner's association through a legal agreement at the time of the
purchase of the unit which would continue with subsequent owners.
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The major concern by Town Staff is the potential that the owners will request the Town to
assume responsibility for the rear lane in future if there are maintenance or administrative
problems associated with the private agreement. This report was prepared to provide Council
with an evaluation of the issues related to development on privately owned rear lanes. As this
concept is relatively new and has not been approved elsewhere in the Town, it was decided that
a report should be prepared to seek Council's direction as to whether they support the concept
insofar as it relates to the development proposal by Law Development Group.

Respectfully submitted: " Approved by:

%Z/W”“‘/ /A
J' 1et EZ Babcock, M.C.LP., ' eldOn

Commlssmner of Plannmg and Development Chlef Administrative Ofﬁcer

O\jmm/)

B. Worowskx ¥7E

Commissioner of Transportation and Works

DATE: /”fﬂ}RdH A9 199

JEB:CDW

Attachments -




SRP.96.054 -6- FILE NO.: D03-94005

ﬁ% ==

APPENDIX CONTEN

Appendix 'A’ - Staff Report SRE.95.152
| Appendix 'B' - Newspaper clipping in The Toronto Star dated Saturday, February 24,
1996 "Garages hidden in upscale Bayview townhomes"
Appendix 'C' - Perspective of Townhouse Proposal
Map 1 - ‘ Location Map
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TRANSPORTATION AND WORKS COMMITTEE
OCTOBER 5, 1995

STAFF REPORT SRE.95.152
TOWN OF RICHMOND HILL
ENGINEERING DEPARTMENT
SEPTEMBER 25, 1995
SUBJECT: PUBLIC REAR LANE - IVANHOE RESIDENTIAL LANDS
- (OPA 121)

OUR FILE: T03-T-LA

RECOMMENDATION:

That Transportation and Works Commlttee receive staff report SRE.95.152 for
information purposes.

BACKGROUND:

The Town has received a request by representatives of Ivanhoe to consider rear lane(s) in order to
facilitate the development of their lands (block 2, medium density) located at the south west
corner of the extension of Boake Trail and the extension of Centre Street East in OPA 121.
(Appendix 1). '

The request for the rear lanes is supported by a guideline document published by the Province of
Ontario in the Spring of 1995, entitled "Alternative Development Standards: Making Choices"
that was prepared for the Ministry of Housing and the Ministry of Municipal Affairs by a team
consisting of Marshall Macklin Monaghan Limited, Consulting Engineers; and Bermdge
Lewinberg Greenberg Dark Gabor Ltd., Urban Design and Planning Consultants. REIC Limited
and the River Oaks Group also contnbuted to the early stages of the study (Appendm 2).

The above noted document states that the guidelines have been developed in accordance with
objectives formulated by an advisory committee representing a wide range of stakeholders
including municipalities, planners, engineers, builders, developers, architects, landscape
architects, utility companies and environmentalists; these guidelines being:

* enhancing the livability of communities;- -

* improving cost efficiency; '

* supporting environmental sustamabﬂlty and

* allowing for adaptability and flexibility. _ 6
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The document is divided into five chapters, these being; Introduction, Why Alternative

Development Standards, Urban Design Considerations, Engineering Considerations, and,
Detailed Engineering Concepts. :

One of the components of Urban Design Considerations and Engineering Considerations
chapters is Rear Lane. The document argues that rear lanes are "an effective way of achieving
compact development. When the garage is removed from the front of the house, the lot frontage
and building setback can be reduced." "Placing garages and parking spaces at the rear of the lot
frees up the front of the house for such community - supporting features as garden, front porches
and house entrances." This 'Old Idea’ is gaining interest, the document outlines, because of the
economic, environmental and social benefits lanes can offer.

Among concerns raised regarding rear lanes, the issue of the cost of snow removal and security
and safety is often raised. With respect to snow removal, the document advises that
municipalities should decide from the outset of a development what level of service should be
" offered. On this matter, two schools of thought are provided. The first one is that lane ways
should receive a lower level of service than streets. They should be passable but the municipality
should not strive for more, nor the resident expect more. The second view is that inevitably,
purchasers will demand a level of service close to or equal to what is traditionally provided on
the local street. The issue of level of service, it is concluded, must be resolved on a local basis.

On the matter of security and safety, it is suggested that "rear lanes have to be designed with
these factors in mind. The same sorts of design measures applicable to streets, sidewalks and
parks also apply to rear lanes, including adequate lighting, avoiding dead end spaces and
allowing for views from adjacent residences."

As noted above, Ivanhoe's representatives have requested the Town to consider the use of public
lanes as part of the development of Block 2 - medium density, located west of the extension of
Boake Trail and south of the extension of Centre Street East. Following a series of alternative
alignments submitted for discussion, the alternative shown in Appendix 3 was selected to be the
most acceptable to Engineering staff. Cosbum, Patterson, Wardman Limited was also requested
to provide the engineering details that would apply to the proposed rear lane(s).

Cosburn, Patterson, Wardman Limited have recommend the following as illustrated in
Appendix 4:

« 10.0m right-of-way with 6.0m pavement width.

- A single road crossfall which will minimize the number of catchbasins.

« No watermain within the rear lane.

. Storm sewer, under the rear lane may be shallow and will thus only service the lane.

. The house foundation drains will connect to the Centre Street of Street 'C' storm sewer.
. Sanitary connection will be to Centre Street or Street 'C'. e :
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Given that the spacing for fire hydrants is 150.0m and that the rear lane will be 140.0m,
the hydrants can be located at both end of the lane.

Water service and utility services to the houses will be from the main road (Centre
Street or Street 'C'.

Engineering staff have reviewed the concept of the rear lane for the proposed residential
development fronting on the extension of Centre Street East as well as the supporting document
prepared by Cosburn, Patterson, Wardman and are prepared to accept the implementation of rear
lanes on a limited basis, within the Ivanhoe lands (blocks 1 and 2), as follows: - -

that the rear lane be used for both rows of abutting residential lots;

that due to the limited availability of on-street parking, that a second rear lane be provided at
the rear of block 1 with access to the extension of Centre Street East and Street 'A’;

garages along the rear lane will be setback a minimum of 1.5m from the property line;

7.5m daylight triangles will be provided at the laneway access (at the rear of block 1) to

‘Centre Street East;

it is anticipated that the garbage pick-up will be done from the laneway;

snow clearance will have a very low priority. As such the potential future owners will. have
to be advised of this through their purchase and sales agreement;

should electrical transformers be needed along the rear lane, they will be located outside the
10.0m right-of-way.

It should be noted that this has been the first request for rear lanes, within OPA 100, that has

been received by the Town. Another rear lane development concept 1s proposed mthm the Law

Development lands but this lane is to remain private (Appendix 5).

Report Prepared By: Report Approved By:
/777//@4 T AVALABLE .

M. Lanteigne, B.A., C E B. Toporowski, P. Eng.,

Director of Transportanon Commissioner of Transportation and Works

///%ﬂ,

pproved By: C.D. Weldon
‘Chief Administrative Ofﬁcer o z
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TACHED
0' LOTS

*9 ft. ceilings and cathedral
o 'lgs
+..___.arous ceramic Hoormg
* Gas fireplace in every home
* Oval tub and separate

shower in master ensuite ... |

* Quality clay brick

construction
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. '{F' Continued from F1

_rather than automobiles encour-
. ages people to walk their neigh-
. borhood streets and that's one
of the best ways to create a
community atmosphere in a
new housing area,” said Law.
His four styles of Bridlepath
townhomes are priced from
$229,980 for 2,000 sq. ft. of liv-
ing area to $269,980 for 2,771
sq. ft.

tor at Law, said their new town-
homes have also been designed
in keeping with the new reality
in family make-ups.

“With adult children taking a

G

00 By
159,900

uu( notice, £ & 0 E

‘lot longer to move out of the
family home and the increasing

Avril Lister, marketing direc-"

PEOPLE FRIENDLY: The:front face of new townhomes. to be bmlt at Bndlepath on
‘Bayview in Richmond Hill — with their double-decker front windows — won’t
have thelr curb a.ppea.l ta.rmshed with a garage and driveway.

arages hidden in rear
at upscale Bayview homes

“trend for elderly parents to be

= moving in with their married
"children, we've been trying to

-create designs that can better
accommodate the extended
family,” said Lister.

“For instance, each of our
four styles has a separate bed-

. room and washroom on the

lowest level of the home, which
can give a teenager or a grand-
parent some privacy from the

-rest of the house.”

The entrance to these town-
homes from the detached ga-
rage is via a walkout from the
lower level.

This lower level, called a gar-
den room, is finished with a
two-sided fireplace, a full bath-
room, an optional wet bar and

in two of the four designs there
is a room designed as a'home
office.

In the other two, the garden
room bedrcom can be convert-
ed to a home office.

On the main floor, the living
room or great room has a 12-
foot-high ceiling in all designs.

The smallest unit has three
bedrooms, including two identi-
cal master suites on the top -
floor, both with walk-in closets,
optional skylights and one has
an optional fireplace while the
other gets an oval bathtub.

‘Law is selling this final phase
from its Bridlepath sales office
on Bayview Ave. just north of
Major Mackenzie Dr. in Rich-
mond Hill,

(00023
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