
COMMITTEE OF THE WHOLE (WORKING SESSION) - FEBRUARY 23, 2009 

SUSTAINABLE DEVELOPMENT THROUGH LEEDTM 

FILE #24.22.2 
Referred Item (Item 3, CW(WS) Report No. 5) 

 
Committee of the Whole (Working Session), at its meeting of February 2, 2009, recommended 
the following: 

 
That this matter be referred to the next Committee of the Whole (Working Session) 
meeting. 

 
Report of the Commissioner of Planning, and the Commissioner of Engineering & Public 
Works, dated February 2, 2009: 

 
Recommendation 

 
The Commissioner of Planning, and the Commissioner of Engineering & Public Works, 
recommend: 

 
1. That York Region be advised that the City of Vaughan wishes to participate in the 

Sustainable Development Through LEEDTM program; and 
 

2. That the City of Vaughan’s Servicing Capacity Allocation Distribution Protocol be 
amended to incorporate the Region’s Sustainable Development Through LEEDTM 
program. 

 
Economic Impact 

 
There is no economic impact resulting from implementation of the Sustainable Development 
Through LEEDTM program.  Staff will have some additional materials to review as part of any 
development application that meets the Program requirements.  Qualified professionals hired 
by the applicants will be required to stamp and/or approve materials over and above 
regulatory requirements.  
 
Communications Plan 
 
There are four components to generate awareness of the Sustainable Development Through 
LEEDTM program, as follows: 

 
a) An e-mail and/or letter under City of Vaughan letterhead indicating that Vaughan is 

participating in the Program will be sent to all builders and developers currently 
listed in contact databases maintained by Development Planning and Building 
Standards; 

b) Copies of the Sustainable Development Through LEEDTM brochures developed 
and printed by York Region will be made available at the front desk of the Planning 
and Building Standards departments;  

c) Development Planning staff will advise proponents of suitable applications of any 
additional qualifications necessary to meet the program requirements on a case by 
case basis; and 

d) Corporate Communications will post a notice that the City of Vaughan is 
participating in York Region’s Sustainable Development Through LEEDTM program. 

 

 

 



Purpose 

The purpose of this report is to provide an overview of the York Region program, Sustainable 
Development Through LEEDTM, and measures to implement the Program in the City of 
Vaughan.  

Background - Analysis and Options 

Previous Action 
 
On October 9, 2007, the Environment Committee received the report, Sustainable 
Development Through LEEDTM, adopted by York Region Council at its meeting of June 21, 
2007.  The Environment Committee recommended that “staff bring back a report to a 
Committee of the Whole (Working Session) meeting on sustainable development through 
LEEDTM strategy for the City of Vaughan”.  This Report recommends that the City of Vaughan 
participate in the York Region program, Sustainable Development Through LEEDTM.  Future 
reports will address a more comprehensive strategy for sustainable built form to be developed 
as part of the Community Sustainability and Environmental Master Plan and/or the new Official 
Plan. 
 
Relationship to Community Sustainability & Environmental Master Plan and Official Plan 
Review 
 
This report outlines one sustainable development initiative of potential benefit for mid-rise and 
high-rise residential buildings.  The Community Sustainability and Environmental Master Plan 
will address the social, economic and environmental aspects of sustainability by delivering a 
framework of goals, objectives and action plans to guide the City’s operational and regulatory 
functions.  The Official Plan Review is the appropriate policy forum to address critical issues 
that include, but are not limited to, urban form, liveability, and mobility.  Policies and actions 
that address short-term and long-term targets will be more comprehensively addressed in 
these broader policy planning initiatives.   
 
Update on York Region Policy, Sustainable Development Through LEEDTM 
 
Sustainable Development Through LEEDTM is a conservation initiative of York Region and has 
been reviewed by the City of Vaughan.  At its core, the initiative provides developers of 
proposed high density residential green buildings the opportunity to earn additional servicing 
capacity allocation credits equivalent to 20%, 35% or 40% of the total residential units. The 
development project must meet Six Eligibility Criteria in order to participate in the Program, as 
set out below: 
 

1) located within a Regional Centre or Corridor or Local Centre or Corridor; 
2) high density residential with a minimum height of 5 stories (can and is encouraged 

to be in a mixed use building); 
3) permitted without the need for a major Local Official Plan amendment; 
4) a certain minimum amount of Servicing Allocation has already been assigned to 

the development (or there is a commitment in place to do so); 
5) within a Local Municipality that has advised that they wish to participate in the 

program; 
6) project has been registered with the Canada Green Building Council under the 

LEEDTM Canada NC (Version 1) program and that a minimum level Silver 
Certification is proposed. 

 
Once deemed to have met the eligibility criteria, applicants must commit to building a 
development that incorporates the following 4 Sustainability Objectives: 
 

1) Significant water conservation; 

 



2) Conformity with Transit-Oriented Development Guidelines; 
3) Incorporation of Three-Stream Waste Management; and 
4) LEEDTM Silver Certification, at a minimum. 

 
York Region prepared a staff report to the Planning and Economic Development Committee 
for March 5, 2008, which was adopted by York Region Council on March 27, 2008 
(Attachment 1).  In their March 27, 2008 decision, York Region Council enhanced the 
Sustainable Development Through LEEDTM program to add a 40% bonus level for 
developments that achieve the LEEDTM Gold standard in addition to all other required program 
objectives.  As a result, as described on Page 5 of the York Regional Council Meeting extract 
(Attachment 1), there are three servicing allocation credit options in the Program, summarized 
in Table 1 below. 
 
 
Table 1 
Servicing Allocation Credits Summary 

Servicing 
Allocation 
Credits 

Water Conservation 
Reduction in Potable 
Water 

Transit Oriented 
High Density 
Development 

Three Stream 
Waste 

Minimum LEEDTM 
Certification Level 

20% 50% outdoor reduction 
20% indoor reduction 

Yes Yes Silver 

35% 100% outdoor reduction 
30% indoor reduction 

Yes Yes Silver 

40% 100% outdoor reduction 
30% indoor reduction 

Yes Yes Gold 

 
City of Vaughan staff from Engineering and Public Works, Building Standards, Development 
Planning  and Policy Planning commented on the initiative in February 2008.   City of 
Vaughan and York Region staff organized a workshop on June 26, 2008 on the Sustainable 
Development Through LEEDTM program.  The workshop was attended by 16 City of Vaughan 
staff representing four departments (Building Standards, Development Planning, 
Development/Transportation Engineering and Policy Planning).  While a wide range of items 
were discussed regarding program implementation, two major issues emerged requiring 
clarification:  

 
 1) Distributing water allocation credits; 
 2) Earned servicing allocation credits for residential dwelling units. 
  
1. Servicing Allocation  
 
The Commissioner of Engineering and Public Works and the Commissioner of Planning 
provide to Council an annual update of the status of available and unused servicing capacity 
according to the City’s current Servicing Capacity Allocation Distribution Protocol.  The 
Protocol categorizes active development applications into three priority classes.  The Protocol 
can and has been amended as required at the time of the annual update.  As the annual 
update requires a detailed assessment of all active Plan of Subdivision and Site Plan 
development applications against a detailed reconciliation of available servicing capacity, any 
application that qualifies for the Sustainable Development Through LEEDTM program may be 
classified as a higher priority within the Protocol classes.  
 
2. Earned Servicing Allocation Credits 
 
The most likely scenario for a developer taking advantage of the program is to use the earned 
servicing allocation credits for the application that has qualified for the program to reduce the 
servicing allocation assignment/commitment from the City.  As an example, an application for 
120 residential units that meets the 20% Credit Option can reduce the municipal allocation 
requirement by 24 units (that is, 120 x 20% = 24).  This would be taken into consideration in 
the Servicing Capacity Allocation Distribution Protocol and possibly result in classifying the 

 



development application into a priority category that moves the project closer to the 
construction stage.   This is a potentially significant benefit as waiting one or two years for 
servicing allocation can be a considerable cost to developers. 
 
The next yearly update of available servicing capacity and the associated Servicing Capacity 
Allocation Distribution Protocol is scheduled for March of this year.  Accordingly, it is 
recommended that the Sustainable Development Through LEEDTM program be incorporated 
by amending the Servicing Capacity Allocation Distribution Protocol as required, and in 
conjunction with the next scheduled yearly update of the Protocol. 
 
There may be cases where the Zoning By-Law or site considerations restrict the application of 
this program because the maximum height or allowable building envelope has been reached 
by a proposed development and servicing allocation is not a limitation.  The Program is not 
intended to result in larger buildings, but allow developments to move forward as anticipated 
by the Official Plan when full allocation is not currently available.  In order to encourage uptake 
of the Program, applicants need to be approached early enough in the planning process to 
identify possible cases of official plan amendments as well as changes to the design of the 
building(s) to satisfy LEEDTM requirements.  
 
Summary of City of Vaughan Responsibilities to Implement the Sustainable Development 
Through LEEDTM Program 
 
Implementation of the Program does not require the City of Vaughan to change any 
application forms.  However, the June 2008 Implementation Guide (Attachment 2) provided by 
York Region includes several forms that are to be prepared by the applicant to the satisfaction 
of York Region and the City of Vaughan.  A Procedural Document (Attachment 3) provides a 
summary of the City of Vaughan responsibilities to implement the Program cross-referenced 
with the Sustainable Development Through LEEDTM Program Approval Process flow chart 
available in the Implementation Guide. 
 
Relationship to Vaughan Vision 2020 
 
Lead and Promote Environmental Sustainability 
 
Regional Implications 
 
The initiative outlined above is led by York Region and requires City of Vaughan participation 
to implement the program in Vaughan.  It is aligned with many of  York Region’s “Sustainability 
Strategy” action areas, including ‘Healthy Communities’, ‘Economic Vitality’, ‘Sustainable 
Natural Environment’, and Sustainability Implementation and Monitoring’.  York Region will be 
essential in the implementation of the initiative. 

Conclusion 

While the Sustainable Development Through LEEDTM policy should be promoted, its 
application is limited as the focus is on new construction of high-rise buildings in transit nodes 
and corridors.  It will also only be of benefit for developments that have water and wastewater 
allocation and can take advantage of the additional allocation within the existing policies 
regarding height and density.  Furthermore, site considerations and Official Plan or Zoning 
policies may restrict proposed developments from achieving the densities within the 
development footprint to take advantage of the allocation credits.   
 
Despite these limitations, there are several aspects of the Program that are extremely useful 
for ongoing improvement in achieving sustainability objectives.  In particular, the Program will 
provide some experience to staff in Building Standards, Development Planning, Development 
Engineering and Policy Planning in processing applications that are LEEDTM registered 
projects.   As servicing allocation is limited, it is conceivable that one or two development 

 



proposals in any given year will be able to take advantage of the York Region Program to 
progress to a construction stage earlier rather than being delayed by the provision of servicing 
allocation.  Furthermore, the use of servicing allocation to recognize sustainability 
performance can be the subject of ongoing discussion to develop a more comprehensive City-
wide policy inclusive of more developments than is provided by the eligibility criteria in the 
York Region Program. 
 
This report has been developed to be consistent with the ongoing work of the Community 
Sustainability and Environmental Master Plan, but with a focus on a specific sustainability 
initiative following from Council recommendations on October 9, 2007.  Other elements of 
sustainability initiatives are going to be the subject of future reports. 
 
 
 
Attachments 
 
1.  York Region March 27, 2008, Report to Council on “Sustainable Development Through 

LEEDTM”. 
 
2.  York Region, Sustainable Development Through LEEDTM, A High Density Residential 

‘Green’ Building Incentive Program, Implementation Guide.  June 2008. 
  
3.   City of Vaughan.  Procedural Document to Implement Sustainable Development Through   

LEEDTM, York Region Program.  

Report prepared by: 

Tony Iacobelli, Senior Environmental Planner, x. 8630 
Diana Birchall, Director of Policy Planning, x. 8411 
 
 
Respectfully submitted, 
 
 
 
 
 
John Zipay      Bill Robinson    
Commissioner of Planning    Commissioner of Engineering & 
       Public Works 

 


















































































