COMMITTEE OF THE WHOLE SEPTEMBER 8. 2009

SITE DEVELOPMENT FILE DA.09.016
IMPERIAL OIL LIMITED
WARD 4

Recommendation

The Commissioner of Planning recommends:

1. THAT Site Development File DA.09.016 (Imperial il Limited) BE APPROVED, subject to
the fallowing conditions:

a) that prior to the execution of the Letter of Undertaking, the Owner shall satisfy all
requirements of the Vaughan Development Planning and Engineering
Departments and the Regicnal Municipality of York; and,

b) the required variances fo implement the approved site pian shall be obtained from
the Committee of Adjustment (File A194/09) and shall be in full force and effect.

Contributions to Sustainability

The sustainable design features that have been incorporated into the proposed site development
include a pedestrian connection from the frant of the proposed convenience retail store to a new
sidewalk along Keele Street to encourage alternative forms of transportation to the convenience
retail store and the take-out eating establishment; motion activated water fixtures and drought
resistant landscaping are proposed fo reduce water consumption on the site; energy efficient
canopy lighting and heat reflective glazing on the retail store windows will be used; and, an
“‘Emerson Einstein E2" energy management system will be implemented designed to
automatically control a site equipment to reduce the overall energy consumption by 9%.

Economic Impact
There are no requirsments for new funding associated with this report.

Communications Plan

N/A

Purpose
To permit the redevelopment of the existing gas station on the subject iands shown on

Attachment #2 with a new site layout, including an automobile gas bar, a convenience retail store
and a take-out eating establishment with a drive-through, as shown on Attachment #3.

Background - Analysis and Options

Location

The 0.472 site is located at the northeast corner of Keele Street and Langstaff Road, municipally
known as 8555 Keele Street, being Part of Lot 11, Concession 3, City of Vaughan, as shown on
Attachments #1 and 2. The surrounding land uses are shown on Attachment #2.

Official Plan and Zoning

The property is designated "Prestige Area" by OPA #450 (Employment Area Growth and
Management Plan). The Prestige Area designation permits a wide range of industrial, office and
business uses and states that the Zoning By-law shall establish the permitted uses. The
proposed site development conforms with the Official Plan.



The subject lands are zoned C6 Highway Commercial Zone by By-law 1-88. The proposed uses
including an automobile gas har, convenience retall store and take-out eating establishment
comply with By-law 1-88. However, variances to the minimum required rear yard setback,
required parking, and landscape sirip and the provision of a shared access are required fo
imptement the proposed development. These variances are as discussed later in this report.

Site Plan Review

The Development Planning Department is satisfied with the proposed site plan, landscaping plan,
building elevations, pump island elevations and the pylon signage elevations as shown on
Attachments #3, #4, #5, #6 and #7 respectively. The final plans must be approved to the
satisfaction of the Development Planning Department.

The subject lands are currently developed with a gas bar, convenience kiosk, and a car wash.
The Owner is proposing to redevelop the site with a new gas bar including a larger pump island, a
larger convenience retail store and a take-out eating establishment with a drive through. A car
wash is not proposed under the new development scheme.

Zoning Exceptions

The following zoning exceptions to minimum requirements of the C6 Highway Commercial Zone
of By-law 1-88, are required to facilitate the proposed plan:

Standard By-law 1-88 Minimum Proposed Standard
Requirement
(C6 Highway Commercial Zone)
Minimum Rear Yard 15m 11.59 m
Setback
Minimum Parking 16 spaces 14 spaces
Required
Minimum Landscape 6 m 23m
Strip abutting a Site
Triangle
Shared Access Driveway access and parking for | Permit a shared driveway access
Driveway fhe sole use of owners and for the subject lands and the
occupants existing “Mr. Lube” located on the
abutting lands to the east

The Owner submitted a Minor Variance Application (File A194/09) on August 7, 2009 to address
these variances. The Development Planning Departrment is satisfied that the proposed variances
are appropriate for the development of the site. The reduced rear yard setbacks would not
impact on the surroundings land uses and the Owner has proposed an enhanced landscape strip
between the proposed building and drive-through iane and the property to the north. The
proposed reduced landscape strip abutting the Regional site triangle will also be landscapsd to
compliment the enhanced landscaping along the frontage of the property. The reduced parking
standard is considered o be minor in nature. The variance to aliow shared access is requested to
recognize a mutual access agreement between the owner of the subject lands and the property
owner to the east that has existed for over 20 years. The Minor Variance Application is
scheduled to be considered by the Committee of Adjusiment on October 1, 2009.

Engineering Department

The Vaughan Engineering Department is generally satisfied with the overall site development.
The final site servicing and grading plans must be approved to the satisfaction of the Engineering
Department.

All hydro requirements must be addressed by the Qwner, to the satisfaction of Powerstream Inc.



Parkland Dedication

The Owner is required fo pay cash-in-lieu of the dedication of parkland equivalent to 2% of the
value of the subject lands, prior to the issuance of a building permit in accordance with Section 41
of the Planning Act, to the satisfaction of the Vaughan Legal Department, Real Estate Division.

Relationship to Vaughan Vision 2020/Strategic Plan

This report is consistent with the priorities set forth in Vaughan Vision 2020, particularly "Plan &
Manage Growth & Economic Vitality”.

Regional Implications

The property has frontage onto Kesle Street, which is under the jurisdiction of the Regional
Municipality of York. The Region of York has indicated that it has no objection in principle to the
proposed site development, subject to the Owner satisfying all requirements of the Region of
York. The Owner will be required o enter into a Regional Site Plan Agreement. Final approval
of the proposed development is required from the Region of York.

Conclusion

Site Development Application File DA.09.016 (Imperial Qil Limited) has been reviewed in
accordance with the policies of OPA #450 (Employment Area Growth and Management Plan},
Zoning By-law 1-88, the comments from City Departments and external public agencies, and the
surrounding land use context. The Development Planning Department is satisfied that the
proposed redevelopment of the existing gas station with a new site layout, a convenience retail
store and convenience eating establishment with a drive-through, as shown on Attachment #2, is
appropriate and compatible with the existing and permitted and uses in the surrounding area.
Accordingly, the Development Planning Department can support the approval of the Site
Development Application.

Attachments

Context Location Map
Location Map

Site Plan

Landscape Plan

Convenience Store Elevations
Gas Canopy Elevations

Pylon Signage Elevations

Noobkwn =

Report prepared by:

Ryan Mino, Planner, ext. 8213

Carmela, Marrelli, Senior Planner, ext.8791

Mauro Peverini, Manager of Development Planning, ext 8407

Respecifully submitted,

JOHN ZIPAY GRANT UYEYAMA
Commissioner of Planning Director of Development Planning

LG



6002 ‘b1 1Snbiny

‘aeg

910°60YT -alld

Justuyaenly

Juaunedaqg buiuuely Jualdojenag

Nos 3

=]
G 5 o

SANVT LD4ENs

] vmozﬁ

ceaLe STREES

Sup 09| 0'60'OP\YONSLNIAHIYLLY L\LIONN
DEHWIT HQ feradiuy
quesnddy
opoio] Fwgy gD g
e ¥ UoIssaoue] ‘11 107 jo ued
. -UoReI07
B/ deyy U0I1RI0T 1X9]U07)
2|e0S O] JON
o] Saawaan
N

b

m

o)

f=l

o

=

>
- ~
X
5 O
T
M q
[ ~J
<
B,
o
~




Bap 09| 0'60 0P \WONSINIWHOVLLY 1\LIG\N

. DBy 10 feradiny

m_ﬁm b1 1snbiny juawiedaq bujuueld Juawdojenag ey
Spalay FAA 7

LG T ﬁx 79, YL £ UOISS3L0Y ' | 107 10 LEd

: ‘uoneacy

910°60Ya -3lld

O
JuaLyoeLY BUgNe/, deyy uoeaoT

8[e0g 0} JON sonviioarans 7777

INOZ NOLLYANISNGD FOVdS NIJO - L8O
INOZ

MNOLLYAMOISNVHL VIV INSWACTIWT - v

INOZ YIHY INFHACTING TYHINTD - ZNT

INOZ YIY INFWACTIINE FHLETL - LW

(IvILSAaN fmiLgnant \ ' FNOZ THDHANNOD FOMAYIS - 1D

ontisnct oniLsie) fl INOZ THOHTWNCD AYMHDIM =92

} INOZ TYHINLINIHDY « ¥

Zn4
LA GERER]

fIvisnans
(IvraLsnans NS

oNLLSIE
AU E]

~—

. s
R\

fsany
AFTIVA)

NOLLYDIISSYID
e AHNTYA
Q25 JAVISINYT ) TYNOILYN
v ] \ NYITYNYO}
. \ \ 14 E
EASERRY
(TeiLsnanT \ \ ! /.?,//M/,.,u. / \
onILSIE) \ \ ?///// \
(vt ssnom ZINg ! AR /////_: y,
onvena) \ i A /,//V, /
LN Wy //ﬁ%/d/,
L AR
| RN
% \3 % >, .
///////%,,///ﬂ//
{rvrsesnong \ | RN ////////
ONUSIE) L \ RN ,//N/,//
3 ﬁ o
oo //ﬂ,,w////f/ \
4 ) {!,..,fu,,/;.dr.i;%/r
(IVIHLEATNT ? s /:/rwff.ﬂﬂ/ N
ONILSEE]
R,
N
AN

B
LAY




Eme'og 160" 0P \YONSINIAHAVLLY 1NLIOVN

DAYLUrT 10 fetradiny
Juenddy

6002 ‘¢1 sy Juawiedag buiuuel4 Juatudoranag
apuasaf Faegy Ay oyl

£ U0ISSa3U0] ‘[ | 10T JO LiEd

UONEICT

UEld 9)IS

| wegrsuz oo
pasHMINGE 3L

910°60V0 ‘9it4

€Tdy

\ __H

juawuyoely

(2L OvOR  WNDI9S¥)

(£# INTFWHOVLLY 335) --
NDIS NOTAd 03S0d0Ud =2

M1 YD D00SI

55320V __ﬂu [=05] SI3a0M0T &
A4 HS & Lvee-2LEEN Nld
“ R
| >
__un.w._ %) m
n N\ i
uz.ﬁ.“.mmu“d _ J _ﬁm_ n
\u.m. WM a3apy s _.d.,_y_l.j/m = -1W =~
i 7 WY NN E
\ \ an %//M/j (] \m Wm
hl\j\ N /H_,_ I
{ = ¥, = -
3am wW. L\ / , = F——— SdINd SYO
DNILSIX3 \ " T
. | i 3 AJONVD
3 . :
/ % S S T 5
i/ DTS J0N9uLNg g
% Akl antan m
v i
| WOLS
. JONIINIANOD

%

SANYT LOJrans
. _____ & KB ]

19 pg

CEETS , R 7
it Y

(£# INIWHDOVLLY
339S) NS
NO1Ad 93S0d0d

[YNS0TONT
3a9EEYD
TIHIVLLY

9|e95 0} 10N




6002 'pi 1806y
a1ed

9L0BOVA -8l

Justuyoelly

Jusuredsg Buluueld Jualudoensg
opeeoa0] TGV A Fyf

Gmp og (0°80°OP\YONSINSHHIVLLY L\LIT\N

PEHLT 10 JBladiy
neadoly

£ uoissaouag 1 4 07 jo 1Ed
ageIeT

uel{ adeaspue]

afeog o) 10N

Bl

, S

T E-ZL 250t
TIAR- TR Ma
18vy

05

S T

SIrds

EFIVAE

SdWid SvD
B AdONVD

J401S
JONIINIANQD




6002 ‘b1 15n0ny
g

91060V Bl

JUBLLIELY

Jawpedaq Buiuueld Juatudojensag
W|....a|...,,\v

g o

)

Bapreo| 0'e0"OR\YONS INTWHOVLY L \JSO\N

PRI 1O [BHadL
Jueoyddy

£ UDISS30L0: ' | 0T J0 LBy
JUoneaoy

SU0/eAd(H 340]S 3aUBIUIAUQ])

8|ECG O} JON

(NiId - ¥N0T00}
/
M0078 31FHINOD o NOIS GILYNIANTH NOLLYAITZ (4v3d) HLYON
WONIWATY G3ZIGONY N1 005E
MOCNIM N HL~3AlA
NANIWNTY Q3ZKONY BY31D
= O ~ FEHEE o
H i TP 4 =
T U N 1
M—#\ i | =] ””.l ||||| Il“l _._im
(THLSAND - H0TO0) el P .
MO8 FLIHINOD i anma  H3NINYE n
: gt o et s o Ao, S e e .4.._L._Fm:_,_J..r_m_diﬂ._.wrarq.furq{ﬂwﬁun_ﬁﬁi_
B e s S e s e D
(ATHD TOOYHD - HNOT0D) S s T {_Jmﬁ{}.__ A e
STIONIHS L TYHISY T e o et e e e o e s
\ ANAOYLS
H31vH SS333V 4004 HSIO 3UTTILYS HISNIONDD: nty YISNIGND,
JAFALS 471333 DNIDYI
NOILYAZ13 (LHOTY) 1Sv3 - NOLLYAZTE (1437) 1S3am
18 1%. !

“X08 MOGYHS, HOY3I

40 WOLLOE 7 dOL

SIHON "yv3d 1Y mNasS

DHJYHD ZLYNIHAT

39YNDIS
L0,

I
T 1.7

STTONIHS LTYHISY

& .H . e 1 S i B i 1 ot o
[ AA@I.JF_ I P L i i ma
SIL TYDINYHIIA l\\\\ll\\.\ A ) o o A —
azssoad 40 3N
(ATHD TYODMYHD)
(359 ToONVHO) STTONIHS LTvHISY




Gmpog 10 60 oP\WO\SININHIYIY L\LIGN\N

‘&1 ysnbn| payiurt 1o feLadiy

wﬁm b1 Jsnbmy Jualedag Buiuueld uawidoars gy
QX T PAG )

e ww\wu “ £ U0/S580U07) * { 07 40 [/Bd

UonesnT

Em&mmmw_x ue n%z suoljens|g Adouer) sey

ajEog o) 10N

_ YALMUNCO 4 (ETIVISH OV TO7 AB (3Nddns & dﬂﬂuu._.._ NOILLYAZ13 ﬁ._..ZONEu HLNOS

;
YNNG ALTIVS ! II||||||\|I
SdAfd SY9

TINYV IVILIW JLIHM

ONIGAYT)
WULIN TLHM

ONVE 034 Q3LYNINATT

I ALIFYS 1‘\\.
HIIWNG ALSYS

SINNd SY9

aNITaYTD
TYLIW FLIHM s s v

ossa |

NOILYAT1E (dv3d) HLYON

TENYS TYLIN FLIHM

X0d NOIS 0S53
ANV O gILYNINATTE

NOILYA313 (LHOTY) LSva NOLLYAINA (1437) LSam

it —. — "j.a . =
N : IIIE_.ﬂ =
¥3dNNE ALNE ONVIS) dWhd da ol

[ich]
('dAL} SNITIDZ Mo 35ve
_ VLN IUHA &

('da) vasadsig wEaNaE &

re—"ENIITIOD MZAO BMOOVIZ THLIM
AlHM Bd TIHGNGED

JINVS TYLIW ILIHM
TEINYL TVLIW ILIHM
ONVE JId GILYNINOTT GNVE O3 O3LYNIANT




6002 ‘r1 1snbny
:81eq

91060°V( -aiid

Jusliyaelly

Jauiedag bBuluueld Juatidolersg
apuatof FagYy A0 YL

Gmn'0g | 0°50' DR \YGASINIAHOYLLY (\LIQ\IN

Bajiur] 1O fepadif
Jueanday

£ ugissadtiog ‘1 1 107 jo Lied
uoneae]

suoineAs|3 ubis uoiAd

aRog 01 10N

ONITIOHDS

NOIYAT TS NOIVLS

TANIA I LIHM f IS AT

ol

.l..l‘\!\l!l

TANIA INTS !_

i

= 010G

AVIISIO 3O \

|9sa1q

-

JI8S
Shma PN UL

WRITE])

TYLIN
FLIHM

TINYS TYLIN

QIHSINIATM S FLIHM /

F -

0082

/

TANIA FM1E NO
SYILLTT ILIHM

oo L

NOLLYAZ 14 LHOIA

AAWHS GIHSINIG

]

(it oogt)

EMIELS ATUE el

i)

003

00g

FETIYT

39S

00g

ao3

aca

3305 »
153818

00z

-14: 13

0oLz

SL1g

Y

riel-1

E S




