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COMMUNICATIONS

Distributed September 9, 2011

Cl. Memorandum from the Commissioner of Planning, dated September 12, 2011.
c2. Memorandum from the Commissioner of Planning, dated September 8, 2011.
C3. Mr. Frank Greco, dated September 8, 2011.

C4. Supplementary Report — Modifications to the Vaughan Official Plan —2010 (Volume 1) File
25.1, dated September 12, 2011.

Distributed September 12, 2011

C5. Ms. Rosemarie L. Humphries, Humphries Planning Group Inc., dated September 10, 2011.
C6. Ms. Rosemarie L. Humphries, Humphries Planning Group Inc., dated September 10, 2011.
C7. Mr. Joel D. Farber, Fobler, Rubinoff, LLP., dated September 9, 2011.

C8. Jean Roy, Canadian Petroleum Products Institute, dated September 12, 2011.

Co. Ms. Danielle Chin, BILD, dated September 12, 2011.

C10. Mr. Todd Trudelle, Goldberg Group, dated September 12, 2011.

Cl1l1. Mr. Jeffrey Streisfield, Land Law, dated September 12, 2011.

C12. Mr. Maurice Stevens, Castlepoint Investments Inc., dated September 12, 2011.

C13. T.W.Bermingham, Blakes, Cassels & Graydon LLP., dated September 12, 2011.

C14. Mr. Philip J. Stewart, Pound & Stewart Associates Limited, dated September 12, 2011.
C15. Mr. Ryan Guetter, Weston Consulting Group Inc., dated September 12, 2011.

C16. Mr. Alan Young, Weston Consulting Group Inc., dated September 12, 2011.

C17. Mr. Ryan Guetter, Weston Consulting Group Inc., dated September 12, 2011.

C18. Ms. Sandra K. Patano, Weston Consulting Group Inc., dated September 12, 2011.

C19.  Mr. Yurij Michael Pelech, EMC Group Limited, dated June 17, 2011.

C20. Mr. Victor Labreche, Labreche Patterson & Associates Inc., dated September 12, 2011.

C21. Mr. Chris Barnett, Davis LLP, dated September 12, 2011.

Contd. ..
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C22. Mr. Ryan Guetten, Weston Consulting Group Inc., dated September 12, 2011.
C23. Mr.James M. Kennedy, KLM Planning Partners Inc., dated September 12, 2011.
C24. Mr. Ryan Guetten, Weston Consulting Group Inc., dated September 12, 2011.
C25. Mr. Ryan Guetten, Weston Consulting Group Inc., dated September 12, 2011.
C26. Mr. Michael Melling, Davies Howe Partners LLP., dated September 12, 2011.
C27. Mr. Michael Melling, Davies Howe Partners LLP., dated September 12, 2011.
C28. Mr. Michael Melling, Davies Howe Partners LLP., dated September 12, 2011.
C29. Mr. Michael Melling, Davies Howe Partners LLP., dated September 12, 2011.
C30. Ms. Sandra Patano, Weston Consulting Group Inc., dated September 12, 2011.
C31. Mr. Gino Nave, DeNave Developments Inc., dated September 12, 2011.

C32. Mr. Michael Baker, EMBEE Properties Limited, dated September 12, 2011.
C33. Mr. Alan Young, dated September 12, 2011.

C34. Mr. Don Given, dated September 12, 2011.

C35.  Mr. Michael Mendes, dated June 11, 2011.

C36. Mr. Roy Mason, dated June 8, 2011.

Please note there may be further Communications.
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JOHN MACKENZIE, COMMISSIONER OF PLANNING

SEPTEMBER 12, 2011 .
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COMMITTEE OF THE WHOLE (SPECIAL) — SEPTEMBER 12, 2011

MODIFICATIONS TO THE VAUGHAN OFFICIAL PLAN — 2010 (VOLUME 1)
RESPONSE TO PUBLIC, GOVERNMENT AND AGENCY SUBMISSIONS

FILE 25.1

The attached information was inadvertently excluded and pertains to Attachment 4 of the above
mentioned report.

This correction does not alter the conclusions or recommendations of the report.

Respectiully submitted,

JOHN MACKENZIE
Commissioner of Plaffning

/im

Copy To:

Clayton Harris, City Manager

Jeffrey A. Abrams, City Clerk

Diana Birchall, Director of Policy Planning
Melissa Rossi, Planner |
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Infrastructure Ontario.

Jurie 30, 2011

Heather Konefat

Director, Comimunity Plannirig
Regiohal Municipality of York
Planning Départrment

17250 Yonge Street, 4th Floor
Newmarket, Ontario

L3Y624

Dear Ms. Kanefat,

Re: Requested Modification to Vaughan Official Plan 2010 --Provincially owned
lands at Keele/407 .

We are writing to you with regard to lands owried by the Province of Ontario and
managed by Infrastructtire Oritario (107, formerly Ontario Realty Gorporation)-in the Gity
of Vaughan. The subject lands aré located at the southeast corner of Keele. Street arid
Highway 407 (see attached Map 1). The site i part of larger Provificially=ownéd parcel
that is currently within the Parkway Belt West Plan ated (See'attached Map 2):

The Ministty of Transportation (“MTO") recently completed an Environmental
Assessment ("EA")-to identify the preferred alignment for the. proposed: Highway. 407
Transitway at'this. location. The final Environmental Project Report (“EPR") proposés the
Transitway to.run along the north portion of the site and an emergency. access road to
run-along the: east portion, leaving approximately: 10 acrées hectares-of unéncumbersd

land with potential developmeit. 6pportunities ($ée attached Map 2).

As: a result of the completion of the EPR, Infrastricture- Ontario has applied to the
Ministry of Municipal Affairs and Housing. to remove: the unencumbered lands from the
Parkway Belt West Plan. That application was: submitted on April 27, 2011 It is

anticipated that the* process for removing these larids will be compléted by Septembar

2011.

On September 7, 2010 the Council of the City of Vaughan adopted a new Official Plan —
known as Vaughan Official Plan 2010 (*VOP2010"). VOP2010° has not yet been
approved by York Region but we understand that its approval, with modifications, is

expected prior to the-end of 2011.

The Keele/407 lands are designated as Parkway Belt West in VOP2010 on both. the
Urban Striicture Map (Sctiedule 1) afid the Land Use Map.(Schiedules 13 and 13:6)
see atfachment. Areas identified as ‘Parkway-Belt West! shall conform to.the Parkway-

( 416.327.3937 m 476.327.1906 N1 info@infrastiuctiireontario.ca E w_ww.infraSt"n-i‘Gtg’_rébﬁ't'a‘rfi:o:c‘a'



Belt West Plan land use and policies as VOP2010 recognizes that these lands are
primarily. reserved by the Province as ‘Provincial Ihifrastructure: and Complimentary
Uses', as intended by the Parkway Belt West plan.

Given the application by Infrastructure Ontarro to remove the KeeleMO? Iands from the
Parkway Belt Wést Plan; we raspectfull IP2010 ¢
bject larnds are identifi ed on'-Schedu]e 1 as 'Employment Areas' and de&gnated on
Schedu[es 13 and 13 S .as ‘Presttge Employment’ Such a modn‘” cat:on wou[d bex ,

VOP2010.

Infrastriicture Ontarie intenids to submit an appllcatlon to the” Clty‘of Vaughan for an
Qffi cial Plan Amendment fo the tir _ : d a _
Keele/407 lands. Such appllcatlon will be- forwarded to-York ;Regron ity supp_ort of this
request o modity: VOP2010:

Thank you for your atterition to this matter. SHould:you have: any qiestions, please feel
free to contact me directly at 4’1 6-327-8018 or jordan: Srasmus@infrastractireontario: Ca.

Yours truly,

—

( / t-@ffb- C‘Mwu

Jordan Erasmus, MGIP; RPP

Planner

c.{email) Johty Waller; Reglon-of York
Augustlné- /
Grant Uyeyaria, City.¢ f-Vaughan

Christina. Napoti; Crty of Vaughan . -
Jeremy Warson; Infrastructure Ontano
- Emily, Riéstnan; Urban Stratagies Inc:






Map 2: Subject Property with Parkway Belt West Plan
overlay and 407 Transitway alignment =




M CAD file delivery P-D-M-PLEAL

o e I

{eele Street Areé’gpr'tl 2011 ¢e

vt = L A

410 | be confirmed by survey,

28, 2011, e)
For ilustrative purposesonly. . .
as and Limits o be' confinmed b




Vaughan OP Schedule 13-S: Land Use




City-of Vaughan Official Plan (Adopted)

Schedule 13-S: Land Use
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Ko, Augustine

From: Erasmus, Jordan (10).[Jordan.Erasmus @infrastructureontario.ca]

Sent: Jiine 30, 2011 11:41 AM

To: Konefat, Heather

Co:. Ko, Augustine; Waller, John; Napoli, Christina; Uyeyama, Grarit; Emily Reisman; Warson,
Jeremy (10}

Subject:  Requested Modificationto Vaughan Official Plan 2010
Attachments: 10 Modification Requiest Lettar - Keelé 407 lands - June 2011,pdf
Good morning Heather,

Please find attachied a letter from tnfrastructure’ Ontario {formerly Ontario Realty Corporatlon) regarding a
request for modification to the- Vaughan thc:al Plan for Prownc:ally—owned lands at the southeast cormer of
Keele'Stieet and Highway 407. A hard copy of the letter will follow in the mail.

Please feel frée to contact me if you require any further information.

Best regards,

Jordan

Jordar Erasmus, MCIP, RPP-
Planner ‘
Infrastructuré Ontario

1 Diindas.St. W, Suite 2000
Toronto, ON M5G 2L5'

Tel: 416:327.8018 | Fax:416.212.1131
E-mail: Jordan. Erasmus@infrastructurecntario:.ca

www:infrastructureontario.ca

11/07/2011
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DATE: September 8, 2011
TO: COMMITTEE OF THE WHOLE L _ g’rﬁ; . J 26t
FROM: JOHN MACKENZIE

COMMISSIONER OF PLANNING

SUBJECT: ADDITIONAL INFORMATION
ITEM 534 (ATTACHMENT 1) - 7803 AND 7815 DUFFERIN STREET
SPECIAL COMMITTEE OF THE WHOLE MEETING —-SEPTEMBER 12, 2011
MODIFICATIONS TO THE VAUGHAN OFFICIAL PLAN - 2010 (VOLUME 1)
RESPONSE TO PUBLIC, GOVERNMENT AND AGENCY SUBMISSIONS
FILE 25.1

In staff's response to the above-noted modification request (Item 534 in Aftachment 1, Part B of the
Special Committee of the Whole Report), it is recommended that the subject lands be reflected as “Low
Rise Residential” on the land use map, until such time as the Centre Street Gateway study is completed
and the appropriate land use designation for the lands is determined in a comprehensive approach,
However, upon further review, it appears that the previous Official Plan, OPA 672, designated these
properties as “General Commercial”, Therefore the following revisions to the “comment” and
“recommendation” sections for ltem 534 are recommended:

Comment:

1. The subject lands were inadvertently left blank on Schedule 13-T of the VOP 2010. The lands should
be reflected as Commercial Mixed-Use with a maximum height of 4 storeys and maximum density of 1.5
FSI (as per the northeast corner of Centre Street and Dufferin Street immediately south of the subject
lands). In the previous OPA 672 these lands were designated General Commercial as per the northeast
corner |ands, and therefore they should retain their commercial designation at this time.

2. The subject lands are located within the Centre Street and Dufferin Street area, subject to a future
Secondary Plan Study (Schedule 14-A). The proponent’s request to have the lands re-designated to a
low-rise mixed-use designation will be considered at the time that the Secondary Plan Study is
undertaken for the Centre Street Gateway area.

Recommendation:

It is recommended, that Schedule 13-T of the VOP 2010 be revised to reflect a “Commercial Mixed-Use”
designation with a maximum height of 4 storeys and maximum density of 1.5 FSI.

Respectfully Submitted,

John MacKe
Commissioner of Planning

Copy to: Clayton Harris, City Manager
Jeffrey A. Abrams, City Clerk
Diana Birchall, Director of Policy Planning
Roy McQuillin, Manager of Policy Planning
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Mr. Jeffrey Abrams,

City Clerk,

City of Vaughan September 8, 2011
2141 Major Mackenzie Drive,

Vaughan, ON

L6A 1T1

Attention: Mr. Abrams, City of Vaughan Clerk
Dear Mr. Abrams:

RE: Special Committee of the Whole Meeting
Modifieations to the City of Vaughan Adopted Official Plan
Official Pian Review- File 25.1
9560 Islington Ave., Woodbridge, ON
City of Vaughan

Please find attached correspondence submitted to the City of Vaughan by Weston Consulting Group
Inc. dated March 4, 2010 and subsequent letter from Frank Greco dated July 28, 2010. I have
appeared before Vaughan Council during the Vaughan OP process on behalf of the property owners,
Carmela & Andrea Greco.

We believe that the land use designation for the subject property in the Adopted City of Vaughan
Official Plan (2010) is inappropriate for a range of planning reasons that have been described in the
attached correspondence. The City of Vaughan city staff have declined to make the necessary
changes to the new Official Plan to allow the proper development of the subject property. Based on
this, we have been directed to pursue an appeal of the City of Vaughan Adopted Official Plan to the
OMB.

We respectfully request to be notified when the Adopted Official Plan is approved by Regional
Council so as to facilitate further action as necessary.

Yours truly,
Frank Greco Property Management

f/“d/(g é)/‘@m?

Cc (via email) John MacKenzie, Commissioner of Planning, City of Vaughan
Diana Birchall, Director of Policy Planning, City of Vaughan
Tony Carella, Councillor Ward 2
Ted Cymbaly, Senior Associate, WCGI
Andrea & Carmela Greco (owners)

10462 Islington Ave., Unit 8A, Kleinburg, ON L0J1CO
Tel: 905-393-2427 Fax: 905-893-3087 E-mail: frank.greco@sympatico.ca
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‘Land Use Planning Through Experience and Innovaticn'

March 4, 2010
File No. 4963

City of Vaughan - Policy Pianning Department
2141 Major Mackenzie Drive
Vaughan, Ontario L6A 1T1

ATTENTION: Paul A. Robinseon, Senior Planner

Dear Sir:

Re: City of Vaughan Official Plan Review Process
Proposed Development

9560 Islington Avenue
City of Vaughan

Weston Consulting Group Inc. (WCGI) is the planning consultant representing Mr. Andrea
Greco and Mrs. Carmela Greco, owners of the above captioned property (herein referred to
as the “subject properly™.

Description of Property and Surrounding Area

The subject property Is located on Islington Avenue, between Sonoma Boulevard and Napa
Valley Avenus, within the Community of Woodbridge, in the City of Vaughan. The site is
approximately 1.8 acres (0.7 hectares) in size and has approximately 60 metres (200 feet) of
frontage on the west side of Islington Avenue. The site is rectangular in shape and has an
approximate lot depth of 120 metres (390 feet). The subject property is currently occupied by
a single family dweliing located at the centre of the site with a hedgerow fining the perimeter
of the property (see Attachment 1 — Aerial Photograph).

The Islington Village {shopping cenire) adjoins the subject properly to the north. The
shopping centre is anchored by a large grocery store (Metro) and phamacy (Pharma Plus
Drugmart). The plaza also offers various take-out restaurants, a Blockbuster, Mac's
Convenience Store, the Woodbridge Medical Centre and a Chiropractor’s office. Clearly this
plaza offers many services that would no doubt directly benefit adjacent residenis within
walking distance. To the south and west of the site are a mix of single-detached, semi-
detlached and townhouses, which comprise a low-density and medium-density residential
community. To the east of the site and beyond Islingten Avenue, is a large fire station and a
significant amount of woodland, open space and parkiand (see Aftachments 1 and 2).

201 Milkwaay Avenue, Unit 19, Vaughan, Ontario, LAK 5KB
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Proposad Devsiopment

Mr. Greco, our client, has also retained an architect who has designed a suitable 8-storey
medium-density development concept (see Attachments 3 (Site Plan} and 4 (Rendering
Drawings)), which proposes 181 units, with one and two bedroom suites. The condominium
will feature an outdoor roof-top recreational area, a garden, dining lounge, swimming peol
walking track and cabana with exercise and jungle gym.

The proposed density of the condominium will be 250.79 units per hectars, with an FSi of
2.53. The proposed building incorporates a unique and attractive design, and is oriented
towards Islington Avenue, with an appropriate setback from the existing low-rise residenitizl
communily to the west and south of the site. Please note that the proposed eight-storey
building was designed with consideration to the compatibility of the surrounding. The building
heights are within the 45 degree piane line from all adjoining residential buildings. The
proposed condominium will be accessed by a private driveway leading to an underground
parking garage. This development will provide a high degree of urban design, foster a unique
sense of place and prominent landmark for the surrounding area, and promote community
sustainability. Its close proximity to the lslington Village shopping centre will be a functional
asset not only fo the new residents, but also support the shopping centre itself.

Please note, that although the cumrent conceptual plan does not include limited commercial
uses located at-grade along Islington Avenue, we request the City consider this site for
mixed-Uses as is permitted in the current site-specific Official Plan provisions. The owner has
indicated that he may wish to incorporate limited commercial uses at-grade for the proposed
development.

We anticipate development applications fo be submitted in the future based an the above
development concept, with modifications perhaps 1o incorporate the at-grade commercial
uses,

Existing and Proposed Planning Framework

The new Region of York Official Plan (Regional OP) was recently approved by Regional
Council in December 2009. The Provincial Policy Statement, 2005 (PPS) requires that upper
and lower tier municipalities coordinate their land use planning efforts. The Regional QP
designates the subject property as Urban Area. These areas are intended fo accommodate
the forecasted growth targets for the Region. The Regional OF plans to accommodate
90,720 additional units throughout the Region, of which, the City of Vaughan is to provide
29,300 (or 32.3%) of these units by the year 2031. This percentage is only second by a
narrow margin to the Town of Markham, which is targeted for the majority of the residential
growth throughout the Region.

With regards fo the existing City of Vaughan Official Plan Amendment No. 600 (OPA 600),
the plan identifies the subject property within the Woodbridge Expansion Area. As such, OFA
600 designates the site and the landholdings along Islington Avenue as Medjum Density
Residential-Commercial Areas. Notwithstanding the policies of this designation, Section
4.2.1.3.1 of OPA 600 provides the following site-specific provisions:



M

) Within Medium Densily Residential-Commercial areas a mix of lof sizes and
building types is encouraged. The foflowing uses shall be permified:

* defached houses; ° commercial uses in accordance with
s« semi-defached houses; . the policies of this Plan;
o streef fownhouses; e schools;
o duplex, triplex and fourplex e parks and open spaces;
units; o community facilities;
» stacked fownhouses limited = other institutional uses;
to three storeys in haight; s places of worship, and
e apartment buildings fimited e daycare and private home daycare.

to four storeys in height;

e ofher residential building
forms which would satisfy
the density provisions of this
Section of the Plan;

v} Within Medium Density Residential-Commercial areas the range of permitted
densities shall be no less than 17 units per hectare and no more than 60 units
per hectare. Within each Block Plan area the average densify taken across all
the Mediurm Density Residential-Gommercial Areas shall not be less than 35-
40 units per hectare.”

The subject property is currently zoned Agricufture (A), according to Map7D of the City of
Vaughan Zoning Bylaw No. 1-88. It is anticipated that a Zoning By-law Amendment
Application will be necessary to permit the proposed development,

Vaughan Official Plan Review Process

WCGI has been monitoring the City’s preparation of the new Official Plan since it began this
process in 2007. With regards to the subject property, it is our opinion that there is potential
for intensification in the form of a mid-rise, higher density residential condominium, with both
surface and a one-fevel underground parking garage at this particular site.

On Novemnber 18, 2008, WCGI attended the City of Vaughan's open house on the status of
the Official Plan review. WCGI has reviewed the information available with respect to the
subject property, which includes a proposed urban structure map and the proposed fand use

structure map.

The subject property is proposed to be designated as Neighbhourhoods, and seems to
be further designated as Low Rise Residential on the draft Urban Structure Guides
Land Use Map. To date, no specific policies have been released to the public, however a
series of Master Plans and reports have been made public by the City and Urban
Strategies Inc. We have reviewed these documents and on behalf of our client, we wish
to provide the following recommsendations.
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Submissions

We believe that the draft urban structure land use map be modified to a designation more
appropriate for the proposed development. We suggest the Mid-Rise Residential Mixed-
Use designation is more appropriate, and is more in keeping with the existing site-specific
Medium-Density Residential-Commercial Areas currently applicable to the subject property. -
The site is currently underdeveloped in the context of the surrounding area and such
intensification would be appropriate adjoining the shopping centre.

We offer the following comments with respect to the City's Official Plan review process as it
relates to the subject property:

1. The Provincial Policy Statement, 2005 (PPS) requires all municipal official plans to be
consistent with its policies. The PPS supports intensification and more compact, transit-
supportive land use pattemns. The proposed development meets these criteria; therefore
we recommend that the City provide policies in the new Official Plan to accommodate this
proposed development as described as an appropriate intensification.

2. In addition to the above, the PPS also promotes healthy, liveable and safe communities
by accommodating an appropriate range and mix of residential, employment, recreational
and open space uses fo meet the long-term needs.

3. The site is not within the Regional Greenfands System, or subject to similar natural
environmental restrictions.

4. The Places to Grow: A Growth Flan for the Greater Golden Horseshoe (2006) (Growth
Plan) promotes efficient use of existing infrastructure and directs growth at higher
densities and with a mix of uses to those areas best abie to accommodate it. It is our view
that the proposed intensification of this site is consistent with good planning principles by
utifizing the existing infrastructure allocated fo the site.

5. We support a residential designation for the subject property in fight of the recently
adopted Regional OP and the contextual situation of the property being located within an
“Urban Area". By the year 2031, the Regional OP forecasts an additional 577,000
residents will need to be accommodated throughout the Region. This growth is to be
provided in Urban Areas, as well as other built-up areas. The subject property is currently
underdeveloped, and the proposed development represents a significant redevelopment
opportunity in the City.

6. While we are supportive of a residential designation for the subject property, the City's
Official Plan draft policies should provide flexibllity regarding the mix of residential and
commercial uses on this site for marketability purposes.

7. Urban Areas within the Region of York are to accommodate the forecasted growth
targets. We request that the City consider the subject property as an intensification area
by providing official plan provisions that would allow for higher densities in areas that are
underdeveloped, within Urban Areas, within close proximity to a proposed transit stop,
commercial services, and designed to be compatible with adjacent land uses.
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10.

11.

Section 5.3.3 of the Regional OP states that local municipalities shall complete their own
intensification strategies to meet and/or exceed a residential intensification target of
28,300 units for the City of Vaughan, It is our submission that this subject property be
interpreted as a "Local infill" site.

The site is approximately 0.9 km north of Rutherford Road, and approximately 1.4 km
south of Major Mackenzie Drive West, which are both classified as a "Regional Transit
Priority Network” by the Regional OP. In addition, the subject property is within 3.5 km of
two proposed GO Stations. One of which is to be located on Rutherford Road west of
Highway 27, and the other is proposed on Major Mackenzie Drive, east of Huntington
Road. The proximity to these two proposed regional transit stations provides
opportunities for medium fo high density development within the community. We request
that the City's Official Plan include policies that recognize the significance of public
Investment in rapid transit and transit supportive development,

We recommend the City recognize the significant redevelopment opportunities along
Islington Avenue between Napa Valley Avenue and just south of Sonoma Boulevard, by
providing provisions in the draft Official Plan fo accommodate the development of
medium and high-rise, mixed-use developments that is limited by a 45 degree plane from
all adjoining residential property fines.

The “Where & How to Grow” report prepared by Urban Strategies inc. indicates that the
meajority of the priority areas for intensification coincide with parts of the City that already
have higher density development permissions. However, the report states on page 60
that,

“...a cerfain oversupply of intensification potertial is necessary to

allow for the market to select the most desirable of the priority areas.

Factors which may impact the rate of intensification upfeke include

land owner willingness or interest to undertake redevelopment,

market upswings/downtumns, and ease of land assembly.”

Although the subject property has not been included within an identified priority area, we
request consideration be given to this site given its unique location and the w;ilmgness of the
owner to redevelop the lands in consideration of the surrounding area.

Enclosed Materials

In support of the above submissions, as well as the proposed development, we have
enclosed the following drawings to provide a visualization of the ultimate developability of the
subject property:

* One (1) copy of the Air Photograph of the subject property, and surrounding area;

# One (1) copy of the Site Plan;

= One (1) copy of a Context Plan with the proposed concept plan shown on the subject
property, and surrounding area; and

* One (1) copy of a computerized Rendering Drawing of the subject property, from
Islington Avenue.



At this time, WCGI requests that we be placed on the City’s mailing list in order that we may
continue to participate in the City's Official Plan Review procass, We request that the above
noted comments be considered in the continued preparation of the City’s Official Plan.

Should you have any questions or require clarification on this matter, please contact the
undersigned.

Yours truly,
Weston Consuiting Group Inc.
Per:

Ted Cymbaly, BES MCIP RPP
Senior Associate

cc: Frank Greca, Client
Eugene Fera, City of Vaughan
Augustine Ko, Reglon of York
Mayor Linda Jackson, City of Vaughan
City Councilior Tony Carella (Ward 2), City of Vaughan
Regional Councillor Joyce Frustagtio, City of Vaughan
Regional Councillor Mario Ferri, City of Vaughan
Regional Councillor Gino Rosati, City of Vaughan
Pino DiMascio, Urban Strategies inc.
Emily Reisman, Urban Strategies Inc.



Frank Greco

July 28, 2010

Mr. J. Zipay Mr. J. Abrams, Clerk
Planning Commissioner City of Vaughan

City of Vaughan 2141 Major Mackenzie Dr.,
2141 Major Mackenzie Dr., Vaughan, ON L6A 1T1

Vaughan, ON L6A 1T1

RE: Formal Notice of Objection Letter
City of Vaughan Official Plan Review
Committee of the Whole- July 28, 2010

Dear Mr. Zipay;

I represent Mr. Andrea Greco and Mrs. Carmela Greco, owners of 9560 Islington Ave.,
Woodbridge (City of Vaughan).

Our planning consultants, Weston Consulting Group Inc., submitted a letter dated March 4, 2010
with respect to this property and the Vaughan Official Plan Review policies affecting it. A copy
of the above letter is attached.

Please be advised that I have had the opportunity to review Volume 1 of the draft Official plan
for the City of Vaughan. I have also made deputations and sent numerous e-mails in the course
of the OP Review process to consider opportunities for more density and building heights in the
“Low-Rise Mixed-use” and “Low-Rise Residential” Land Use designated areas of the OP, where
appropriate.

The property at 9560 Islington Ave., represents a site for potential intensification in the Official
Plan for density and building height. Schedule 13 “Land Use” of the draft Official Plan
designates 9560 Islington Ave as “Low Rise Mixed-Use”. Schedule 13-M further designates a
maximum building height of 4 stories and a density of 1.5 (FSI) for this site.

Please be advised by this letter that the owners of 9560 Islington Ave., Woodbridge object to
both Schedule 13 and 13-M of the draft Vaughan Official Plan as it relates to 9560 Islington
Ave., Woodbridge. Objections include but may not be limited to, the Land Use designation,
maximum building height and density designated for this property. The proposed future
development of this site, as submitted in conceptual form only by Weston Consulting Group Inc.
requires that this site be designated “Mid-Rise Mixed-Use” permitting an 8 storey, 181 unit
residential condominium having an density of 2.53 (FSI).

The owners are prepared to meet at any time with Vaughan Planning staff to discuss this site and
the objections of the owners prior to final approval by Vaughan Council or Regional Council.

10472 Islington Ave., Suite #201 Kleinburg, ON LOJ I1C0
Tel: 905-893-2427 Fax: 905-893-3087 E-mail: frank.greco@sympatico.ca



Letter to Commissioner of Planning, City of Vaughan, July 28, 2010

Regards,

/If-"d/(/g 4/‘660

Frank Greco,
Representative for Owners
9560 Islington Ave., Woodbridge (City of Vaughan)

cC Mr. Ted Cymbaly, Weston Consulting Group Inc. (by e-mail)
Andrea & Carmela Greco, owners 9560 Islington Ave., Woodbridge
Ms. Mary Flynn-Guglietti, McMillan LLP (by e-mail)
Ms. Melissa Rossi, Policy Planner City of Vaughan (by e-mail)
Ms. Emily Reisman, Urban Strategies (by e-mail)

:'ﬁ

Frank Greco 10504 Islington Ave., Box 772 Kleinburg, ON LOJ 1C0
Tel: 905-893-2427 Fax: 305-893-3087 E-mail: frank.greco@sympatico.ca
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SPECIAL COMMITTEE OF THE WHOLE — SEPTEMBER 12, 2041 ftem# !
SUPPLEMENTARY REPORT - MODIFICATIONS To THE VADERRIE My =
(VOLUME 1) Specral Gmmitiee of

Recommendation

e w"”'ﬁs?} 12/1

The Commissioner of Planning recommends that:

1.

The report entitled "Housing Analysis and Employment Land Needs - Addendum to the April
2010 Report" {September 2011), Hemson Consulting Ltd. be received;

The Vaughan Official Ptan 2010, (Volume 1) be modified by adding the following policies to
Section 2.2.4 "Employment Areas” by Iinserting the following after policy 2.2.4.1
and renumbering the remaining Section 2.2.4 accordingly:

2242 The lands designated “General Employment’, “Prestige Employment’ and
“Commercial Mixed-Use” fogether constitute the City's “employment area” land
supply as defined in the Growth Plan and the PPS.

2.2.4.3 The City's employment area land supply is subject to the conversion policies of the
Growth Plan and PPS.

2.2.4.4 Any proposal for additional retail permissions that would exceed the 70/30 mix of
retail’ to ‘non-retail commercial’ or the addition of residential uses - would be
considered a conversion under the Growth Plan and could only be permitted through
a municipal comprehensive review conducted by the City in coordination with the
Region of York;

The recommendations set out in Section B of the staff report in respect of the Housing
Analysis and Employment Land Needs Addendum to the April 2010 Report (September
2011) be approved and that the required modifications be made to VOP 2010;

A Secondary Plan study be undertaken to determine the appropriate land use and, urban
design framework for the lands generally located north of Major Mackenzie Drive, south west
of McNaughton Road and, adjacent to the Maple GO station;

The recommendations set out in Attachment No. 3 "Supplementary Report: Vaughan Official
Plan 2010 (Volume 1)" be approved and any required modifications be made to VOP 2010;
and

This Supplementary Report be forwarded to the Region of York, in conjunction with ltem 1 on
the agenda of the September 12, 2011 Special Committee of the Whole (Modifications to the
Vaughan Official Plan - 2010 (Volume 1), Response to Public, Government and Agency
Submissions, File 25.1) as the City of Vaughan's recommended modifications to VOP 2010
and that the Region of York be requested to modify the plan accordingly.

Purpose

To report and obtain direction on additional modifications to the Vaughan Official Plan 2010 (VOP
2010). This report contains supplementary information and recommendations in respect of ltem 1
of the September 12, 2011 Special Committee of the Whole agenda. The Council ratified report
and recommended modifications wili be forwarded to the Regional Municipality of York with the



request that the modifications be incorporated into VOP 2010 as part of the Region'’s official plan
approval process.

Background — Analysis and Options

Location

The recommendations set out in this report apply to various lands within the City of Vaughan as
discussed herein.

A)

B)

Evaluation of Additional Correspondence Requesting Modifications to VOP 2010

In compiling the matrix for the "Summary of Respondents Requests/Staff Comments and
Recommendations" (Attachment No. 1, Part B) for the September 12, 2011 report to the
Special Committee of the Whole meeting, staff have been endeavouring to track and
address all submissions that have been forwarded from the Region of York as a result of
its review of VOP 2010. Staff recently received the latest submissions to the Region. For
the purpose of up-dating and completing the response matrix (Attachment 1, Part B) this
Supplementary Report provides responses to the later submissions, in a matrix format,
which forms Attachment 3. It will be forwarded to the Region of York as part of the
Supplementary Report for consideration in finalizing VOP the 2010.

Follow-Up Evaluation of Additional Employment Land Conversions to Alternative Uses
{Addendum to April 2010 Housing Analysis and Employment Land Needs Report. by
Hemscn Consulting)

The Region of York has noted that a number of site specific re-designations from
“‘Employment” to other land use designations have not been justified by Hemson
Consulting in their employment land use conversion review report entited “Housing
Analysis and Employment Land Needs {April 2010)".

The conversion from employment use to a non-employment use requires compliance with
Section 2.2.6.5. (Employment Lands) of the Growth Plan for Greater Golden Herseshoe.
In order to comply with the Provincial requirements an analysis must demonstrate:

¢ thereis a need for the conversion;

» the municipality will meet the employment forecasts allocated to the municipality
pursuant to this Plan {Growth Plan);

» the conversion will not adversely affect the overall viability of the employment
area, and achievement of the intensification target, density targets, and other
policies of this Plan;

+ there is existing or planned infrastructure fo accommodate the proposed
conversion;

» the lands are not required over the long term for the employment purposes for
which they are designated; and

» cross-jurisdictional issues have been considered.

The Hemson addendum report (2011) reinforces an objective of the VOP 2010 which is
that an “Employment Area" (as defined by the Growth Plan and PPS) includes the
“Commercial Mixed-use" designation. Even though the VOP 2010 has shifted some
permissions on lands within employment areas to a primarily retail form, it is Hemson's
and staff's view that this does not constitute a conversion within the meaning of the
Growth Plan. Therefore to clarify the approach taken in the VOP 2010, it is recommended
that “employment areas” comprise: 1) General and Prestige Employment designations,
and; 2} Commercial Mixed-Use Designations (not inclusive of retail warehouses
permitting large-format retail).



The "Commercial Mixed-use” designation in the Plan applies to lands which have existing
or are planned to have retail concentrations and does not apply to lands where additional
retail permissions could have a destabilizing effect on the more industrial type of
employment lands. Residential uses are not permitted in the “Commercial Mixed-use”
designation as the designation typically forms an “edge” to and a transition from the more
industrial type of employment fo more sensitive land uses.

Both the Growth Pfan and PPS maintain a broad definition of employment areas in order
to allow municipalities the discretion and flexibility to establish land use designations that
best meet the needs of the community. An “employment area” is defined in both the
Growth Plan and the PPS as:

Areas designated in an official plan for clusters of business
and economic activities including, but not fimited to, manufacturing,
warehousing, offices, and associated retail and ancillary facilities.

In Hemson’s view, neither the Growth Plan nor the PPS requires that aff employment
areas be designated to include afl of the listed uses, only that those uses are provided for
in some |ocation within the community. The matter of which uses should be permitted in
which locations is a local and regicnal land use planning matter. Under the Growth Plan
definition, a use within an employment area that is already permitted or has been
established under the local and regional official plan, requires no conversion. f a new or
proposed use is not permitted or established under the current plans, then a municipal
comprehensive employment land conversion review is required.

The policy provisions in VOP 2010 for “Commercial Mixed-Use” areas require a minimum
of 30% gross floor area of all new uses on the lot to consist of uses other than retall,
including coffices, hotels and gas stations.

The Hemson report recommends new policies that clarify the intent of the VOP 2010 as
follows:

e The lands designated “General Employment’, “Prestige Employment’ and
“Commercial Mixed-use" constitute the City’'s employment area land supply as
defined in the Growth Plan and Provincial Policy Statement;

» The City's employment area land supply is subject to the conversion policies in
the Growth Plan and PPS;

+« Any proposal for additional retail permissions that would exceed the 70/30
percent mix or addition of residential use would be considered a conversion and
require a municipal comprehensive conversion review,

In the case of the City’s proposed “Commercial Mixed-use” areas, the pre-existing official
plan designations for these areas allowed for both general employment and retail uses,
as the case may be. The change, therefore, is not generally to add retail permissions but
rather to recognize existing or planned retail concentrations.

However, for the purposes of analysis, the tests set out in Section 2.2.6.5 of the Growth
Plan are used to discuss the appropriateness of the change from General and Prestige
Empioyment to Commercial Mixed-Use {which in our view does not represent a
conversion) and to a mixed-use residential designation {which does represent a
conversion). The conclusion of the full discussion and analyses (contained in Attachment
1) is provided below and includes the parcels in question and the recommendation as fo
whether the designation should remain as shown in the VOP 2010 or revert to the
existing designation.



Parcel

Recommendation

Jane Street Corridor {between Applewood
Crescent and Rutherford Road);

That lands are not appropriate for “Commercial
Mixed-Use” designation and, that the [ands retain
their current designation of “Prestige and General
Employment”.

Steeles Avenue Corridor (east of the Humber
River to Jane Street, and east of Keele Street
to Dufferin Street);

That the lands are considered appropriate for the
“Commercial Mixed-use” designation.

South East Corner of Langstaff and Weston
Road Intersection;

That the lands are considered appropriate for the
“Commercial Mixed-use” designation.

77 & 87 Woodstream Blvd (south of Highway
7, east of Martin Grove Rd.);

That these lands are not appropriate for "Mid-Rise
Mixed use”, and, that the lands retain the current
designation of “General Employment”. '

Lands immediately north of Major Mackenzie,
south west of McNaughton Road (adjacent to
Maple GO station);

That these lands be subject to a Secondary Plan
study to determine the future land use and urban
design framework. The lands are considered
appropriate for a wider range of uses, however,
due to proximity of the former Keele Valley landfitl,
further land use, urban design and environmental
analysis is required.

South West quadrant of Langstaff Road, and
Highway 27 north of Milani Blvd.;

That the lands immediately south of Langstaff Road
between the Hydro Corridor and Highway 27, as
outlined on Map 4 of Attachment 1 are partially
appropriate for "Commercial Mixed-use”; and the
residual lands should retain their existing “Prestige
Employment” designation fronting Langstaff Road,
with the interior as “General Employment” as per
OPA 450; and that the lands south west abutting
the Hydro Corridor are not appropriate for
‘Commercial Mixed-use” and should retain the
‘General Employment” designation. For the
designation of areas generally refer to Map 4 in
Attachment 1.

Lands north of Rutherford Road, east of
Melville Road (Vaughan Joint Operations
Centre);

That the lands are not appropriate for “Commercial
Mixed-use”, and that the current “Prestige
Employment” designation be retained.

Lands on the east side of Dufferin Street,
north of Racco Parkway

That the lands are appropriate for “Commercial
Mixed-use” designation.

Lands on the west side of the Highway 7 and
Highway 27 Intersection.

That the lands were originally included as part of
OPA 660 permitting mixed-uses along the Highway
7 corridor. The ‘Prestige Employment” designation
shown in the VOP 2010 is a mapping error and the
designation of “Commercial Mixed-use” should be
shown instead.

C) Secondary Plan Requirement for Lands North of Major Mackenzie Drive East of Keele
Street, south of the Keele Vailey Landfill site

The Hemson Report recommends that lands located north of Major Mackenzie Drive,
East of Keele Street, south of the Keele Valley Landfill site require further study to




determine the land uses that would be most appropriate. The subject lands have an
‘employment designation” with a site specific by-law fo permit retail uses.

In Hemson's and staff's views the area is appropriate for change to a wider range of
uses, however further study is recommended to determine the specific land uses,
particularly whether a Commercial Mixed-use designation or a mixed-use residential
designation is appropriate. Therefore it is staff's recommendation that a Secondary Plan
study be undertaken to determine the appropriate land uses based on the following
reasons:

*» Lands are removed from the City's major employment concentrations and
abutted by mostly residential uses;

e Permissions for large-format retail are already in place and there is a low
probability of industrial development taking place con the residual lands;

» Lands are within close proximity to the Maple GO Station, providing additional
opportunity for intensification and more efficient use of land and transit
infrastructure.

« The subject lands are in close proximity to the former Keele Valley Landfill site,
and further examination of environmental regulations would be required to
determined appropriateness of other “non-employment” uses.

Conclusion

Based on the rationale set out in the ‘Housing Analysis and Employment Land Needs —
Addendum fo the Apri 2010 Report (September 2011) it is recommended that the
recommendations of the report are approved.

Attachments

1. "Housing Analysis and Employment Land Needs - Addendum to the April 2010 Report"
{September 2011), Hemson Consulting Ltd.;

2. Location Map: Lands Under Evaluation;

3. Supplementary Report: Vaughan Official Plan 2010 (Volume 1) - Summary of Respondents
Requests/Staff Comments and Recommendations.

Report prepared by:

Melissa Rossi, Senior Policy Planner x. 8320
Roy McQuillin, Manager of Policy Planning x. 8211

Johin MacKenfie Diana Birchall
Commissioner of Planning Director of Policy Planning

Respectfully submitted,
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\ HUMPHRIES PLANNING GROUP INC.
’ September 10, 2011 _
HPGI File: 08172 (" c 5 A
ftem# __{_

Clerks Department, City of Vaughan Report No. 3?

2141 Major Mackenzie Drive ECME cc;‘mﬂ;z?ﬁ il

Vaughan, Ontario ™ '2/”

L6A 1T1 9 Sgpt.12

Attn: M, Jeffrey Abrams

Re: City of Vaughan Official Plan Review, Modifications to Vaughan OP - 2010 Volume 1

KK Holdings — North West Quadrant of Kirby Road & Keele Street

On behalf of KK Holdings, Humphries Planning Group has reviewed staffs most recent report

and response to the modification request as related to submissions made on behalf of KK

Holdings. Staff response as contained within Reference Item 168 R indicates that as a new

zoning by-law will not be in place for a number years, there is no reason to provide for a site

specific policy for the subject site. We continue to remain concerned regarding staffs

approach to this unique site circumstance.

Land Use Mapping and policy continues to designate the entirety of the subject land holding as

“Agricultural”. The property has municipal services and has been developed with a gas bar, car

wash, drive-thru restaurant, truck and farm machinery sales and repair centre. A vacant area

of approximately 3 ha is left on the subject site for which similar type of development and/or

institutional uses including a private school and church is logically expected to occur. To

designate and expect agricultural uses for this urbanized location is inappropriate and not

representative of good planning.

We continue to object to the proposed Agricultural Designation and associated policies. A

We request that an urban boundary designation and/site specific policy for this site be

applied given its unique circumstances.

Yours truly,

HUMPHRIES PLANNING GROUP INC,

cc. KK Holdings- Mr. Nick Cortellucci

Mayor and Members of Council REFECE-'HED
216 Christea Road Mr. John Mackenzie, Commissioner of Planning _‘
\SI:ESJ;? on Ms. Diana Birchall, Diréctor of Policy Planning g - SEP ! f 201
L4L 8S5 Mr. Augustine Ko, Region of York - ' '
. oLz CLERKCS DEPT.

T: 905-264-7678 . v WEPT,
F: 905-264-8073 www. humphriespianning.com ‘



DATE:
1 October 05, 2010 .

RESPONDENT:
Rosemarie L..
Humphries

Humphries Planning -
“Group

LOCATION:
77 Woodstream
Boulevard

_Sm_u_u_:m indicates the land use
designation does not apply to the entire-

subject land. ‘As of January 28, wants to -

confirm that the City will be proceeding
with a modification to correct the
designation on the 77 Woodstream
property to include the entirety of the
property and revise the schedule to
reflect a height of 8 stories and 2.5 FSI.

These lands are located within an

_§ Employment Area which is nearly fully
‘developed and characterized by a range

of older but stable industrial uses.

It has been noted by the Region that any

site specific re-designations from
“Employment” to-a “non-employment
use” require compliance with Section
2.2.6.5. (Employment Lands} of the
Growth Plan for Greater Golden

.Horseshoe requiring a comprehensive

employment conversion review. The
subject lands will be reviewed in the
context of the requirements in Section
2.2.6.5. as required by Sm Provincial
policy.

The results of this assessment and the

final recommendations for these lands
will be included in an additional
information item {addendum) to

"Committee of the Whole scheduled for

September 12, 2011.

No.change recommended at this time

168YR

DATE:
January 29, 2011
D06.2010.V.01.076

RESPONDENT:
Rosemarie L.

-Humphries

Humphries _u_m::_sm
oqocu

LOCATION:

2480 Kirby Road

.Previous correspondence requested.

subject fand be included within the urban
boundary designation as the lands are
currently municipally serviced and have

-land use approvals for service

commercial uses inclusive of gas station

- and car wash, drive-thru eating

establishment and motor vehicle sales
and repair for farm/heavy equipment
ftrucks. - Also indicated to staff that a
place of worship and other institutional

-uses may also be considered for the

vacant portion of the site. The balance of

The existing uses at the time of the
approval of the Official Plan are deemed
to conform to the Plan on the basis of
Pelicy 10.2.1.3. In addition, the current
by-law for the subject lands will b& in

-effect untll such time as the City enacts

a new Zoning By-law to implement VOP
2010. ltis unlikely that a new City By-
law will be enacted in the near future, as
the new Official Plan must be finally

.approved and the necessary steps taken

to develop and enact the implementing
Zoning By-law.

No change is recommended.
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HUMPHRIES PLANNING GROUP INC.

216 Chrislea Road
Suite 103
Vaughan, ON

LAL 885

T. 905-264-7678
F: 905-264-8073

September 10, 2011
HPGi File: 10236

City of Vaughan Report No. 39

Clerks Department
2141 Major Mackenzie Drive
Vaughan, Ontario .

c_b b

ltem # _!

SPECIAC Cew

Sgot. 12/ )

LA 1T1

Attn: Mr. Jeffrey Abrams

Re: City of Vaughan Official Plan Review — Modifications to VOP 2010 (Volume 1)

September 12, Special Committee of the Whole Meeting

77-87 Woodstream Boulevard —La Primavera Banquet Hall

On behalf of La Primavera Banquet Hall located at 77-87 Woodstream Boulevard,
Humpbhries Planning Group has reviewed City of Vaughan staff report materials prepared
for consideration at the September 12 2011 Special Committee of the Whole as related to

77-87 Woodstream Avenue.

We do not support staff recommendations which propose to reverse previous staff
recommendations of land use change supporting a Mid-Rise Mixed Use Land Use
Designation which was subsequently adopted by Council on September 7, 2010.

We recommend that Committee of the Whole adopt a motion to “maintain the present
Mid-Rise Mixed Use land use designation as adopted by the City of Vaughan on
September 7, 2010 for 77-87 Woodstream Boulevard with the understanding that the
equivalent ground floor area of the existing banquet hall will be maintained and/or
increased in the proposed development for the subject site. In addition, construction of
a pedestrian crossover bridge which provides direct access to the school and soccer
centre facility on Martingrove Road for the community west of Rainbow Creek will also

be undertaken by the developer.”

In support of the above, a review of document (addendum to April 2010 Housing Analysis

and Employment Lands Needs Study )prepared by Hemson Consulting dated September

2011 which examines and discusses the conversion of the Woodstream site
RECEIVED

www humpkriesplanning.com

SEP 12 201
CLERK'S DEPT.



Attn: Mr, Jeffrey Abrams

Re: 77 Woodstream Boulevard
September 10, 2011

Page 2 of 5

undertaken. The document does not appear to provide comprehensive consideration of
all the merits associated with the redesignation of the subject site for Mid-Rise Mixed Use
land uses.

The Hemson review has suggested that the proposed conversion at 77-87 Woodstream
Boulevard:

1.

Is not consistent with OPA 661

Discussions with staff have indicated that the City of Vaughan Proposed Draft Official
Plan proposes to designate lands alongside Highway 7 as Mid-Rise Mixed Use to
reflect the limits and designation as approved by OPA 661. Review of OPA 661 as
approved and the draft Land Use Schedule 13-Q, for the City’s new draft official Plan
indicate that there are inconsistencies with mapping in this regard. We have
determined that there are lands which were included in OPA 661 that are no longer
designated in the new Official Plan and other lands which were not included within
the boundary of OPA 661 as it was approved now benefit by former OPA 661 policies
within the New Draft Official Plan. The boundary of OPA 661 is not consistently
setback the same distance from Highway 7. Further, densities and heights as
approved in OPA 661 have not necessarily been carried through into the new draft
Official Plan.

Could he precedent setting

The conversion of the subject site would not be precedent setting as a comprehensive
review is required in order to designate employment lands for non-employment uses
per applicable policy contained in the Growth Plan and Provincial Policy Statement.

Provides no clear boundary between the lands in question and the abutting
employment land areas, suggesting that the potential for destabilization would be
particularly high.

The current Official Plan land use map as specifically related to other lands in the
vicinity of Highway 7 Woodstream and Martingrove Road area indicate that there is no
clear boundary between employment and mixed uses areas at all. Mid-Rise Mixed
Use land use designated lands directly abut employment use area designations. The
subject site at 77-87 Woodstream Boulevard is more clearly defined than other areas
in the vicinity as the site has frontage on Woodstream Boulevard and backs onto the
Rainbow Creek Valley system.

Runs afoul with the intent of OPA 661 as related to depth from Highway 7.
There are numerous areas in OPA 661 where the depth of the mixed use land use
designation runs deeper and shallower than as opposed to being at one consistent
depth. Hemson, has in fact recommended the inclusion of lands at greater depth
than 200m in other locations.



Attn: Mr. leffrey Abrams

Re: 77 Woodstream Boulevard
September 10, 2011

Page3of 5

5. Islocated beyond 200m envisioned for immediate proximity to transit upgrades on
Hwy 7
The site is approximately 225m from the intersection of Highway 7 and Woodstream
Boulevard intersection which is a negligible exceedance of 200m. It is our professional
opinion that the subject site is well within a reasonable walking distance to transit
facilities. Walking distances from residential areas to transit stops of 400m are widely
accepted.

Review of the Growth Plan:

6. Section 2,2.6,5 of the Growth Plan

a)

b)

there is a need for the conversion.

Hemson has stated that the area is competitive and marketable as industrial land
and should be retained in that designation to accommodate long-term growth.
Hemson has not considered the characteristics of the subject site and its current
development. There is an extensive underground parking area which would not
be conducive to many types of employment uses. In addition, the conversion of
the existing building to offices or other employment type uses would not be easily
undertaken.

The land in question is 3.8 acres in area which is marginal by comparison to the
City of Vaughans overall industrial iand base. The City has identified new industrial
lands as part of its Official Plan Review exercise in addition to future strategic
employment land areas. This site is located on the fringe area of an existing
employment area which is immediately adjacent to a significant open space
system, recreational use area, institutional uses and across from a well established
residential community. Further, employment currently generated by the existing
use is marginal.

The municipality will meet the employment forecasts allocated to the
municipality

Hemson has indicated that the subject land has been included in the base supply
in the analysis and employment land need and therefore is required to meet the
allocated employment forecasts. The subject land has an area of 3.8 acres, is
currently used as a banquet hall, would not be easily converted to pure
employment uses or office uses and therefore is insignificant in its importance of
be included as part of the base supply by Hemson in its analysis. Further the City
adopted a new Official Plan policy that restricts commercial /retail uses within its
employment areas to 30% thereby guaranteeing a higher amount of real
employment uses in all employment areas City wide.

In addition to the above, reports and documents provided respecting employment
forecasting indicate that the Highway 7 corridor is one area where growth must he
concentrated in order to meet overall growth targets. In terms of employment
targets, Highway 400 North, Vaughan West Enterprize Zone are key areas that



Attn: Mr. Jeffrey Abrams

fe: 77 Woodstream Boulevard
September 10, 2011
Page4of5

have been identified by the City and its Official Plan review process. Future
employment areas have also be targeted by the City. These areas being along the
western boundary of the City east of Highway 50, north of Nashville Road.

¢) conversion will not adversely affect the overall viability of the employment area,
and achievement of the Intensification target, density targets and other policies
of the plan
Hemson has indicated that the conversion of the subject site will likely have a
destabilizing effect which could adversely affect the viability of the abutting
employment area to the west. We do not envision such to be the case given the
existing nature of uses which occupy the area today include industrial
condominiums with offices and other light employment uses. These uses are
located to the north, south and west of the subject site. We consider the proposed
conversion which would allow residential and office/commercial/retail uses to be
compatible and complementary with existing uses in the area and have no affect
on the overall viahility of the employment area.

-d) there is existing or planned infrastructure to accommodate the proposed
conversion

Hemson has not considered to be this to be a relevant factor in the analysis.

e) the lands are not required over the long term for the employment purposes for
which they are designated
Hemson has only indicated that the subject 3.8 acres is considered as part of the
base area. Please refer to response to b) above.

f) cross-jurisdictional issues have been considered
Hemson has not considered this to be a relevant factor in the analysis.

In addition to the above, Hemson has not considered other site specific matters which
provide merit for the conversion of the subject site and are outlined below.

Existing Open Space System:

The easterly limit of the site directly interfaces with the Rainbow Creek Valley System
therefore providing various open space opportunities. To the south of the subject
property organized recreational uses and school facilities also exist. Opportunities for
facilitating pedestrian connections(ie. Bridge structure} between the existing well
established residential neighbourhood located on the east side of Rainbow Creek with
recreational and institutional uses on the west side of the Creek are possible with the
cooperation of the subject land.

Existing Use:
The subject site is currently developed with a banquet hall facility with extensive
underground parking garage structure. Limited employment is generated by this existing



Attn: Mr. Jeffrey Abrams

Re: 77 Woodstream Boulevard
September 10, 2011
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use. Use of the facility for other employment uses is not foreseen without substantial
redevelopment of the property.

Banguet Hall Uses:

Current City policy as contained within OPA 450 permits Banquet Hall uses in all
employment designations. Review of the new Draft Official Plan policies indicate that
Banquet Hall uses would no longer be permitted in industrial designated areas. Given
that this is the only use on the subject land and with its proximity to Highway 7 along with
a Mid-Rise Mixed Use designation proposed for land immediately to the north, a Mid Rise
Mixed use land use designation is warranted.

Surrounding Uses:

Surrounding uses include general employment in industrial condominium format,
commercial uses in multi-tenant buildings. However, OPA 661 and private land use
planning applications as approved by the City of Vaughan for adjacent lands to date
provide for high density residential uses immediately to the north of the subject site and
facing Highway 7.

Proposed Land Uses:

Land Use Planning Application submissions have been made and a public hearing has been
held in consideration of Mid-Rise Mixed Use land uses which specifically contemplate two
residential towers and three stacked townhouse complexes with retail/office commercial
uses located on Woodstream Boulevard. A pedestrian bridge crossing is also being
pursued to provide direct access across Rainbow Creek for the neighbouring community to
the west. Itis our estimation that the jobs generated by the proposed land use would
generate higher numbers of employment opportunity than that of the current banquet
hall facility as a result of office commercial/retail component of the project.

Yours truly,
HUI\!I_\PH RIES PLANNING GROUP INC.

-

President

cc. La Primavera Banquet Hall
Mayor and Members of Council
Mr. John Mackenzie, Commissioner of Planning
Ms. Diana Birchall, Director of Policy Planning
Mr. Augustine Ko, Region of York



Fogler, Rubinoff LLP Barristers & Solicitors
95 Wellington Street West

Suite 1200, Toronte~Dominion Centre

Taronto, ON M5) 279

Tel: 416.864.0700 Fax: 416.941.88952
www.loglers.com

Reply To:  Joel D. Farber
Direct Dial: 416.365.3707
September 9, 2011 E-mail: jfarber@foglers.com

Our File No. (}3.’2531
c_7/
|

VIA EMAIL ltem #

Jeffrey A. Abrams, City Clerk Report No,

Office of the City Clerk SPECIAL C v
2141 Major Mackenzie Drive S [ 2 Q [
Vaughan, Ontario k : ",
LeA 1T1

Dear Mr. Abrams:
Re:  New City of Vaughan Official Plan - Committee of the Whole, September 12, 2011

We are the solicitors for 2107683 Ontario Ltd., RioCan PS Inc. and SRF Vaunghan Property Inc.,
owner and developer of commercial lands at the northwest corner of Milani Boulevard and Hwy
27.

This letter is submitted to the Committee of the Whole for its Special Meeting to be held on
September 12, 2011 to consider modifications to the new City of Vaughan Official Plan arising
out of the Regional approval process.

Our clients' planning consultant made previous submissions to the City of Vaughan and to the
Region of York, setting out our clients' concems with the City's adopted plan as it relates to their
lands at the north west quadrant of Highway 27 and Milani Boulevard.

Our client has a designated and zoned site which allows for and is occupied by major retail nses.
We therefore can not agree with or accept the staff recommendation that our client's proposed
modifications seeking to recognize these existing land use permissions should be subject to a
Comprehensive Employment Conversion Review in accordance with Section 2.2.6.5 of the
Growth Plan.

As major retail permissions already exist on the site, no issue of employment land conversion is
raised for our clients' site. Note that the OMB has confirmed that our interpretation is correct in
Home Depot Holdings Inc. v. Toronto, and the Divisional Court has confirmed the OMB's ruling
on this very point.

For the purposes of Section 2.2.6.5 of the Growth Plan, major retail uses are deemed to be non-
employment uses. Therefore, since non-employment uses are already permitted in both the land
use designation and zoning of the site, the proposal to recognize these existing permiissions can



Fowler
Rubinoll Page 2 of 2
LLE

not amount to a conversion of employment lands to non-employment uses. Therefore, Section
2.2.6.5 of the Growth Plan has no application to the proposed modifications our clients have
requested and the staff recommendation is therefore in error.

We therefore re-iterate our request that the modifications proposed in its January 14, 2011 letter
to the Region, a copy of which is attached for your reference.

Yours truly,
FOGLER, RUBINOFF LLP
“Joel D. Farber”

Joel D. Farber
JDF/ay

cc. clients

K\ Farber\WpData\Trinity\V aughan Strathallen - 082531\Letters\city clerk - Sept 9 201 1.doc



January 14, 2011

Augustine Ko
Planning Services
Region of York
17250 Yonge Street
Newmarket, ON
L3Y6Z1

Dear Mr. Ko:

RE: ADOPTED VAUGHAN OFFICIAL PLAN
2107683 ONTARIO LTD., RIOCAN PS INC., AND SRF VAUGHAN PROPERTY INC.
NORTHWEST OF HIGHWAY 27 AND MILANI BOULEVARD
QUR FILE: 9922 BN

We are the planning consultants for 2107683 Ontario Ltd. Riocan PS Inc, and SRF Vaughan Property inc.
Our client’s solicitor submitted letters to the City of Vaughan on April 27, 2010 on behalf of our clients
regarding concemns with the new Vaughan Official Plan (see attached letter for your reference).

The subject site is currently designated General Cornmercial (OPA451), Employment Area General in the
current City of Vaughan Official Plan. This designation permits retail warehousing, as well as limited retail
uses as prescribed in site specific OPA 450. Our client obtained approvals for a zoning by-law
amendment to rezone a portion of the subject lands Retail Warehouse Employment Area (EM3) Zone to
facititate a retail warehouse development. Additional Zoning By-law Amendment and Site Plan approval
applications have alsc been submitted (September 2009) and our client has been working with the City
since then te facilitate these approvals.

We had reviewed the draft Official Plan and all staff reports relative to the plan, and had offered several
recommended madifications to recognize the existing and proposed development approvals in the new
Official Plan,

We have now reviewed the Official Plan as adopted by Vaughan Council on September 7, 2010, and find
that the adopted Official Plan does not satisfy the concerns raised relfative to our client’s site. There are
still several outstanding issues with the adopted Official Plan relative to these sites. Qur concerns are
discussed in detail below.

A TAPAIFCTAR OAAD JTUAAROAINST f ARTANIA 11 a3 AX-T ST AATC A G ArAG JF AAC T CO0A T IITATIIE BATINIE A S mmia



Concerns with Adopted Official Plan

The proposed Officiat Plan designates the subject lands “Commercial Mixed Use” and “Infrastructure and
Utilities” with an “Employment Areas” overlay designation. While the Commercial Mixed Use designation
permits retail uses, it restricts the uses to a mid-rise building format. The Employment Areas overtay
further prohibits major retail uses (greater than 10,000 square metres).

Given the existing and proposed major retail uses on our client’s lands, City staff recognized that a site
specific exception would be appropriate for the lands as noted in the City of Vaughan Committee of the
Whole report dated July 28, 2010 as per Attachment 1, Part B, ltem 61 to the staff report (attached for
your convenience). Unfortunately, this special exception was never implemented in the final Council
adopted version of the Vaughan Official Plan.

We request that the Region of York modify the proposed City of Vaughan Official Plan by implementing a
site specific policy as was recommended In City's Committee of the Whole Report. Accordingly, we
recommend the following modifications be made:

1) Redesignate the subject lands from Employment Area to Primary Centres on Schedute 1
of the new City of Vaughan Official Plan.
2) Add a site specific policy:

a. Notwithstanding policy, 9.2.2.7(b), in addition to the existing permitted uses, Mafor
Retail uses are permitted.

b. Notwithstanding policy, 9.2.2.7(c), there will be no required amount of gross floor
area other than retall required.

C. Notwithstanding policy 9.2.2.7(e), in addition to the building types permitted, low-
rise buildings will also be permitted,

d. Notwithstanding policy 3.2.2.19(b), low rise buildings may be located within the
Infrastructure and Utilities designation, subject to review/approval from the
appropriate utility provider.

We would be pleased to meet with you to discuss the foregoing.
Thank you,

Yours truly,

MHBC

AL
Davit-A-A47 CiP, RPP Oz al, BES, MCIP, RPP

cc. ) Farber, | Beausotei-MPEverin
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September 12, 2011

By E-mail to: clerks@vaughan.ca
jeffrey.abrams@vaughan.ca

Mr. Jeffrey Abrams

Clerk’'s Department

City of Vaughan Civic Centre Main Floor
2141 Major Mackenzie Drive

Vaughan, ON

LBA1T1

Dear Mr. Abrams:

Re:  File number OP.25.1 Vaughan New Official Plan (Volume 1)
September 12, 2011 Special Commitiee of the Whole
Item #16YR

{ am writing this letter on behalf of the Canadian Petroleum Products Institute (*CPPI"), Ontario
Division regarding the above topic. CPPI represents the member companies which include Husky
Energy, Imperial Qil (Esso), Shell, and Suncor (Petro-Canada). We are submitting this lefter on
behalf of our member companies. The majority of automobile service stations (“Gas Stations”)
within the City of Vaughan (“City”) are owned by CPP| member companies. While CPP| members
are competitors in the market place, the member companies work together with Federal,
Provincial and Municipal governments under the CPPI umbrella on various issues which may be
commcn to the industry.

This letter on the topic of the New Vaughan Official Plan is a follow up to our letters to the City
dated June 7, 9, 2010 and July 5, 27, 2010.

We are pleased to have had the oppartunity to also meet and discuss our issues and concemns
with City Staff (“Staf”) on June 24, 2010. We welcome some of the proposed revisions to the
New Official Plan (“VOP 2010") as indicated in the September 12, 2011 Staff Report, which is
being submitted to the City Special Committee of the Whole. However many issues still remain
for our industry in this proposed revised New Official Plan document and we wish to have those
issues properly addressed prior to the final approval of the New Official Plan.

20 Adelaide Street East, Suite 301, Toronto, ON, MSC 2T6 | T. 416.492.5677, F. 416.492-2514, Website www.cppi.ca



Issue #1

Vaughan September 12, 2010 Staff report:
The section Policy Areas — Analysis and Recommended Modifications of the September 12, 2011

Staff Report:

m) Requests for the Site Specific Recognition of Existing Rights under the New Official Plan
nj Recognition of Legally Existing Uses

0) The Implementing Zoning By-law

Policy 10.2.1.3 of the VOP 2010 states:

“To recognize legally existing land uses as they exist at the fime this Plan is adopted. These land
uses shall be deemed to conform to this Plan. Minor extensions or expansions of such uses shafl
be pemnitted without amendment to this Pfan...”

CPPI comments:

We welcome this provision for minor extensions or expansions of the uses however Gas
Stations are somewhat different from typical uses as they are as much a piece of
equipment as a building facility. Their facilities are comprised of dispensing pumps,
underground storage equipment, kiosks, canopies and other equipments which need to
be replaced or rebuilt periodically. They are also mainly outdoor operations which are
subjected to wear and tear over the years from items such as weather, road salt and busy
traffic. For these reasons and in order to also meet evolving customer demands, existing
Service Stations need to be rebuilt or redeveloped from time to time. In addition to minor
extensions or expansions, we solicit the inclusion of some provisions in this policy
which would allow Gas Stations sites to also be rebuilt or redeveloped.

Issueit 2

Vaughan September 12, 2010 Staff report::
p) Requlation of Automobile Oriented Uses: Gas Stations and Drive-Through Facilities

The first paragraph of this section indicates that Vaughan has a higher number of Gas Stations
uses compared to other municipalities.

CPPI comments:
We wonder how and where the City obtained such information as this above statement
is unsubstantiated,in correct and should be deleted from the report.

As indicated in our letter dated July 5, 2010, the current number of Gas Stations within
Vaughan is quite in proportion with the market demand. There is a need here to
differentiate between perception and facts.

To illustrate this point, the following table shows that the Gas Stations in Vaughan have
the highest gasoline annual throughput per station compared with other surrounding
municipalities. This data was extracted from surveys provided by the fim Kent Marketing
Services Limited (hitp://www.kentmarketing.on.ca/) which specializes in gathering market
data relative to the Gas Station industry. This data is a clear indication of a strong
gasoline demand in Vaughan being well balanced with an adequate number of Gas
Stations. As this market demand is expected to continue to grow with the increasing
population within Vaughan, the New Official Plan needs to take these factors into

20 Adelaide Street East, Suite 901, Toronto, ON, M5C 2T6 |T. 416.492,5677, F. 416.492.2514, Website www.cppi.ca
i _2_



consideration to ensure that the population continues to be adequately served by the Gas
Station industry.

Table showing the number of Gas Stations by municipalvity:
Average annual

Municipality Number of throughput per
Gas Stations Gas Station {kl)
Vaughan 57 8128
Markham/R.HillW.Stouffville 64 8060
Brampton 71 7103
Mississauga 121 6833
Newmarket 21 6690

The above information demonstrating a higher average throughput per Gas Station in
Vaughan provides the evidence that there aren't too many Gas Stations in Vaughan in
comparison to other municipalities.

Issue#3

Vaughan September 12, 2010 Staff report:

in respect of Automobile-Oriented Uses, replace Policy 5.2.3.7 regarding Drive-through Facilities
with:

Automobile-Oriented Uses such as gas stations and drive-through facilities should. ..

CPPl comments:

The section 5.2.3.7 in the 2010 VOP was specific to only Drive-through Facilities. This
section in the proposed September 12, 2011 document is now adding Gas Stations to the
Drive-through Fagilities. This would now make the VOP much more restrictive in respect
of Gas Stations and introduces some unfair requirements for this specific type of retail
operation versus other types of retail operations.

The subsection “f’ which indicates:” be oriented such that buildings are located close to
the public street with direct pedestrian access from the public sidewalk” would be difficult
to achieve for Gas Stations and would be inconsistent with the current proposed removal
of clause 9.2.3.9 ¢ which previously stated:” Where a Gas Station confains a retail
building greater than 100 square metres, the retail building shal front onto at least one
public street, with no driveways or parking spaces located between the building and the
public street”.

We therefore request the removal the reference to Gas Station from section 5.2.3.7
as perthe existing 2010 VOP.

Issue# 4

Vaughan September 12, 2010 Staff report:
p) Subsection “P'.s tates: “Comply with City-initiated urban design guidefines to suppoit the
development of automobile-oriented uses in a manner consistent with the policies of this Plan.”

20 Adelaide Street East, Suite 901, Toronto, ON, M5C 2T6 | T. 416.492.5677, F. 416.492-2514, Website www.cppi.ca



CPPI comments:

This subsection “f” should read *“h”. We welcome the proposed introduction of urban
design guidelines to support the development of Gas Stations and would be happy to
participate and share our expertise in this area with the City.

It should however be recognised that the words “comply with" are not appropriate in the
above statement. Guidelines are guidelines and compliance is not necessarily mandatory.
Some other words such as or similar to: “Take into consideration”... would be more
appropriate wording to recognize them as guidelines.

Issue# 5

Vaughan September 12, 2010 Staff report:

p) States: “In respect of permitted uses and restrictions on the location of gas stations in the following
designations, the policies sef ouf below be modified to read:

9.2.2.4 b ix { Mid-Rise Mixed-Use) Gas Stations, subfect to the criteria of policies 8.2.3.9 and 5.2.3.9.
9.2.2.6 b ix (High-Rise Mixed-Use) Gas Stations, subject to the criteria of policies 8.2.3.9 and 5.2.3.8.
9.2.2.7 b iv (Commercial Mixed-Use) Gas Sfations, subject to the criferia of policies 9.2.3.9 and 5.2.3.9.

9.2.210 ¢ v (Prestige Employment) Gas Stafions, subject to the criferia of policies 8.2.3.9 and 5.2.3.9.

CPP| comments:
Section 5.2.3.9 doesn't exist in the New Vaughan Official Plan (Volume 1).
This section should likely be revised to 5.2.3.7

Issue# 6

Vaughan September 12, 2010 Staff report:
That policy 9.2.3.9 “Gas Stations” be replaced by the following:

9.239
The following policies and development criteria apply to Gas Stations:

b. The following shall apply to the location of Gas Stations:

iii. Such use is limited to one per intersection.

CPPl comments:

This tem 9.2.3.9 b. iii specifically recommends limiting “one Gas Station per intersection”.
There doesn’t appear to be any valid justification or rationale within the report to support
such a restriction and we are opposed to this restriction. Thi s would significantly restrict
accessibility of the Gas Stations by the traveling public. Many of those Gas Stations are
located on busy streets where driving across an incoming traffic would be impossible due
to the road median or would create potential safety issues. At some intersections, a single

20 Adelaide Street East, Suite 901, Toronto, ON, M5C 2T6 [ T. 416.492.5677, F. 416.492-2514, Website www.cppi.ca
-4



Gas Station could not provide adequate and safe service for the total motor vehicle traffic
passing in both directions at this intersection.

Gas stations sites are located by the member companies following company specific
rigorous market research which include demographic studies and traffic studies. Gas
Stations are not road traffic generators but are located to provide a vital service to the
existing passing-by traffic. We fail to understand why the VOP should be singling Gas
Stations for such restriction while other Automobile Oriented Uses such as retail
establishments with large parking areas are not subjected to a similar restriction.

In addition to the above comments, there are a significant number of intersections today in
the City where more than one Gas Station exist per intersection. It would be unacceptable
for those Gas Stations to simply become “Legal Non-conforming” because of their number
at any such intersection.

A few examples of those existing Gas Station sites where more than one Gas Station per
intersection already exist and which could potentially become “Legal Non-conforming” are
as follows:

Petro-Canada:

3733 Hwy 7/Weston Rd.
5260 Hwy 7/Kipling
5241 Hwy7/Kipling
8480 Hwy 27/Langstaff
Esso

3764 Hwy 7/Weston Rd.

We solicit your cooperation in taking the above items into consideration and we will be pleased to
participate in any further discussions which may help resolve the issues associated with the
above items.

Sincerely,

%

Jean Roy P.Eng.
CPPI Ontario Division

Cc:

John MacKenzie, Commissioner of Planning iohn.mackenzie@vaughan.ca
Diana Birchall, Director of Policy Planning diana.birchall@vaughan.ca
Clement Chong, Policy Planner Clement.Chong@vaughan.ca
Melissa Rossi, Policy Planner Melissa.Rossi@vaughan.ca
Augustine Ko,Y ork Region Senior Planner Augustine.Ko@york.ca

Don Dussault, Imperial Oil don.l.dussault@esso.ca
Dominique Ménard, Shell Canada Dominigue. Menard@shell.com
Vince Serratore, Suncor Energy [nc. vserratore@suncor.com

Paul Park, Suncor Energy Inc. ppark@suncor.com

Claudio Brutto, Husky Energy cbrutto@bruttoconsulting.ca

Eric Bristow, CPPI Director, Government & Stakeholder Relations, ericbristow@cppi.ca

20 Adelaide Street East, Suite 901, Toronto, ON, M5C 2T6 | T. 416.492.5677, F. 416.492-2514, Website www.cppi.ca
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September 12, 2011 RGPOTtSh}OEE‘—-A—L 7%
Mr. John Mackenzie, Commission of Planning S O ,.},. (R / T
City of Vaughan k A

2141 Major Mackenzie Drive
Vaughan, Ontario
L6A 1T1

Dear John,
Re:  Special Committee of the Whole — September 12"
Staff Report regarding Modifications to the Vaughan Official Plan - 2010

(Volume 1) response to Public, Government, and Agency Submissions File 25.1 and
the supplementary attachments

The Building Industry and Land Development Association (BILD) is in receipt of the Special
Committee of the Whole Staff Report regarding Modifications to the Vaughan Official Plan - 2010
(Volume 1) response to Public, Government, and Agency Submissions File 25.1 and the
supplementary attachments, and we submit the following comings for your review and
consideration,

BILD would like to take this opportunity to re-submit our original comments on the City’s Official
Plan, April 2010 Draft Version, please refer to the attached letter dated June 7, 2010. We would like
to highlight and reiterate a specific section of our original letter in regards to Parkland Dedication,
section 7.3.3.2 where we indicate that;

BILD is concerned that employing the Provincial maximum of 5 per cent parkland dedication or
cash-in-lieu requirement proves feasibly difficult when developing smaller sites, and as such we
request that flexibility be added to this provision to allow a reduced per cent required and the
mechanism of ‘capping’ that the City of Toronto utilizes which maximizes the parkland dedication
based on the size of the development site. This capping methodology supports the City policies for
competitiveness and intensification. This would promote Provincial and Regional intensification
targets and would support good planning, and Growth Plan objectives.

In order to avoid a punitive charge to a new homeowner or business owner in the City, the City
may consider a more realistic costing approach to collection of parkland dedication requirements.
In terms of the discussion around intensification, affordability considerations are paramount,
especially when the price points of new condominiums range from $175,000 to $350,000 when
compared to new non-hi-rise product.




Examples specific to the high-rise sector could include:

(a) implement a reduced parkland dedication requirement for hi-rise developments. The City of
Toronto reduced its parkland requirement by 60%, so as not to penalize new developments and to
place a better correlation between land required for parkland and considerations of affordability;

{b) implement a parkland policy where the maximum payable by a hi-rise development is not more
than the cash-in-lieu value for single family parkland dedication values; and,

(c) where hi-rise developments provide their own facilities, such as open space, exercise equipment,
etc., a tax rebate could be provided back to the homeowner or a discount in parkland levies couid be
provided back to the developer.

We also note in Attachment No. 1, Part B: Vaughan Official Plan 2010 (Volutne 1) — Summary of
Respondents Requests/Staff Comments and Recommendations, page 5 of 94, this concern was raised in other
submissions, and the response from staff indicate that “the City is currently reviewing its cash-in-
lieu of parkiand dedication standards.”

At this time, BILD has not been formally notified of this pending review. We trust that, as
interested and affected stakeholders that staff will consult with the industry through BILD, in
advance of any report being presented to Commitiee or Council. BILD would be happy to host a
consultation meeting through our regularly scheduled BILD York Chapter meetings or our newly
formed BILD / City of Vaughan Builders & Developers Liaison Committee.

We trust that you will take these comments into consideration and we look forward to working
with you on this and other mutually significant matters of concerns. If you have any questions or
concerns, please do not hesitate to contact the undersigned.

Sincerely,

a A

Danielle Chin, mMcip, RPP
Municipal Government Advisor

Ce: Michael Pozzebon, BILD York Chapter Chair
Paula Tenuta, Vice President, Policy and Goveriment Relations, BILD
BIL.D York Chapter Members



June 7, 2010

Mr. Jeffery Abrams

Clerk’s Department

City of Vaughan

2141 Major Mackenzie Drive
Vaughan, ON

L6A 1T1

Re:  City of Vaughan Official Plan, April 2010 Draft version

The Building Industry and Land Development Association (BILD) is in receipt of the City of Vaughan
Official Plan, April 2010 Draft version and submits the following comments for your review and
consideration.

General Comments

BILD appreciates the work of the collaborative team at the City of Vaughan in preparing this Official
Plan (OP) in conformity with York Region’s Official Plan (YROP) and the associated Provincial
Legislation. Furthermore, BILD supports the strategic direction contained within the OP in an effort to
provide for future growth, for both population and employment. Furthermore, we ask you to consider
this context in your overall completion of the OP to ensure that the policies (as set out) do not
compromise your ability to implement the plan for growth in the City of Vaughan.

The BILD Vaughan Official Plan Working Group would like to request a meeting with staff to review this
submission, subsequent to the June 7" public comment closing. BILD staft would be pleased to set-up
this meeting and we anticipate your response in this regard.

BILD requests that additional provisions be added to clarify how applications that have received
conditional approvals or are in the process of public hearings will be treated in the context of this new
policy framework. As a suggestion, the YROP provides such methodical and helpful transition
provisions,

BILD notes that in several instances the City of Vaughan delegates or defers their authority to
commenting agencies of the municipal government (i.e. Toronto and Regional Conservation
Authority). BILD requests that approval decisions rest solely with the City and outsourced opinions are
reiterated as ‘advisory only.”




BILD request a typographical review of this OP for clarification purposes. For example, throughout the
OP words that are defined are found in ifalics, this is a helpful thread throughout the OP, however
there are some instances where a word is italicized, later found not to be italicized (i.e. adjacent). This
presents confusion to the reader and should be clarified. Defined words such as development and permits
could also benefit from a review, as they are used in various instances as a noun and a verb which is also
confusing to the reader. BILD would also suggest that explicit definitions of natural heritage feature,
woodlawn and wetland be provided, as the OP is ambigous in this respect.

The Provincial and Regional Context (1.3)

This section of the OP reiterated the requirements of the Provincial Policy Statement (PPS) yet omits
to discuss the importance of providing “an appropriate range of housing types and densities required to
meet projected requirements of current and future residents”, including low density ground related
housing, (PPS Policy 1.4.1). The message throughout the document appears to have missed the
importance of this housing type in the City and focuses on intensification and higher densities at the
expense of ground related family housing. BILD suggests that this Section and other related sections be
revised to reflect the existing demand for the type of housing stock.

Defining Vaughan’s Transformation: Key Planning Objectives (2.1.3)

In an effort to manage future growth, the OP lists policy direction for forthcoming “green development
standards” and “City-wide urban design guidelines” to support land-use planning decisions. This Plan’s
direction was also reiterated at the May 25* City of Vaughan Environmental Committee meeting,
BILD notes that at this meeting measures have already been taken to proceed with this OP policy
direction.

BILD acknowledges and appreciates this proactive initiative outlined in the Staff Report entitled
“Measuring Environmental Sustainability Performance of Development — Progress Update, File 22.24.1” and we
support the priorities previously set by Council in Green Directions Vaughan, the City's Cotnmunity
Sustainability and Environmental Master Plan. Specifically, Objective 2.3 in Green Directions Vaughan speaks
to creating a City with sustainable built form. Action Item 2.31 refers to developing criteria to measure
sustainability performance of development, specifically to develop “sustainable development evaluation
criteria, supported by provisions in Bill 51 and Places to Grow, that can be applied from
neighbourhoods to sites and includes these five areas: (1) development form/sustainable sites; (2)
resource efficiency; (3) transportation; (4) public realm; and (5) greenspace and wildlife.”

It is expected that there is also recognition beyond these five areas to ensure that growth in the City
occurs in a sustainable manner, and in a way that acknowledges consumer choice, delivery costs and
market demands — all in a way that the home building and development industry can deliver. BILD is
committed to promoting sustainable development and green building (new and renovation) and to
housing affordability and choice, which is an objective that impacts our philosophical approach to
sustainable development and green building. For BILD, the key word is voluntary.

Ontario’s Building Code is mandatory and everything else should be voluntary. The purpose of a
uniform Ontario Building Code is to ensure that developers, new home builders and professional
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renovators do not have to operate in a fragmented regulatory environment where each municipality has
different requirements. As well, the Ontario Building Code benefits from a transparent process which
emphasizes objective research and public consultations. On that basis, BILD will resist any
municipality’s efforts to mandate any particular green program/label apart from a municipality’s own
buildings and lands. The mandatory Ontaric Building Code together with voluntary, market-driven
green labelling programs is working effectively as witnessed by the number of builders and units
registered with the various programs. BILD recommends that the energy and green-building standards
be ‘encouraged’ as opposed to required.

In the City’s Staff Report, this initiative is noted as being consistent with the Region of York Sustainability
Strategy 2007, particularly Section 2 regarding healthy communities and Section 4 regarding a
sustainable natural environment. We also noted in the Staff Report that background research was
produced for LEED as an option of this initiative.

As you may or may not be aware, last year BILD in cooperation with York Region undertook an
extensive consultation process during their YROP exercise in reference to the sustainability component
of the OP. Effectively, York Region was contemplating the implementation of LEED Criteria.
However, through BILD York Chapter’s extensive dialogue with the Region, the Region recognized
that there are alternatives to LEED.

York Region recognized that projects that choose to participate in any program must be assessed over a
longer period in order to realize both the benefits and the areas for improvement. Setting workable and
flexible guidelines, as opposed to mandating standards, will likely enhance the probability of the best
projects being built within appropriate timeframes, and at reasonable costs.

York Region also recognized that if the LEED Criteria became mandatory, the review of sustainable
building materials and design at the site plan control process will be a duplication, creating additional
delay and paperwork for the applicant as they move through the municipal approvals process. The
industry cannot sustain any more of this layering on of regulatory review in addition to the already
existing multitude of requirements. The culmination of this recognition meant that York Region did
not include LEED Criteria as part of their YROP exercise.

BILD welcomes the opportunity to discuss municipal incentives to promote sustainable development
and green building. Any discussion of Green programs should be part of an incentive package where
the builder or developer can make the proper business decision for their customer. These incentives
could range, for example, from streamlined approvals, the prioritization of “green applications”, to
reduced or deferred development charges or building permit fees for voluntary LEED, Energy Star or
GreenHouse developments.

For example, BILD would recommend a preferred mixed-use development charge directed to transit
oriented high-rise developments. This would relieve pressure off of the flow-through costs associated
to green infrastructure, and would also allow for a return on investment for the intensification of uses.
This would serve as a beneficial policy incentive which would hopefully encourage the planning of
high-rise, mixed used communities which fit in to the City’s vision for sustainability. This is just one



example of several that BILD members would be able to provide. If the home building and
development industry is provided with various incentives, this approach will assist the City with its
objectives, while not forcing LEED on those who choose not to use LEED as their parameter for
building, BILD would be pleased to continue discussion on these types of incentive-based initiatives.

Natural Areas and Countyside (2.2.2)

BILD requests that Natural Areas and Countryside Areas not be amalgamated into a single designation or
shown on maps as the same colour. It is understood that they are related; however, based on the
Growth Plan and YROP, lands outside settlement areas which may accommodate future growth should
be identified in an appropriate manner. By establishing a framework now that may preclude future
development, the OP would cause problems in the future as the public’s expectations may be
unrealistically set out. The easiest way to address this concern is to decouple the designations and show
them as two distinct colours on all mapping,

Natural Areas and Countyside (2.2.2.4)

The discouragement of the sale of public land by other levels of government should not be a policy
within the OP. Land ownership, especially table land or land suitable for other uses, is not a planning
issue it is an economic one. Furthermore, in future rounds of urban expansion these lands may be
included in the Region’s land budget as developable and should therefore not be subject to a policy
which dissuades their ability to be designated for their highest and best use. BILD requests that this
policy be removed.

Vaughan’s Natural Heritage Network (3.2.1.2)

This section of the OP notes that Schedule 2 “may not identify all the natural heritage features in
Vaughan” and that precise limits and “any additions” will be determined through appropriate study in
accordance with criteria provided by the TRCA and Province. BILD requests that this policy should
also provide for the opportunity to make any necessary deletions or reductions if there are features
mapped that are either (1) non-existent or (2) over-represented. This would appear to apply to some of
the areas mapped as Core Features and Enhancement Areas on Schedule 2.

Core Features (3.2.3.4)

BILD does not support blanket minimum setbacks as a means to protect critical ecosystem functions,
rather we suggest that the application of setbacks is determined through the block plan process,
whereby the application of science determines what is appropriate and site specific considerations can
be addressed.

BILD recognizes the policy direction that projects will not result in a negative impact on Core Features
and will not negatively impact ecosystem functions. We would request that additional language be
added to include that this direction will be balanced against the needs of the community planning
process, as we may enter scenarios such as road crossings, whereby the policies in the OP lack flexibility
and, in turn, results in poor community road networks.



Core Features (3.2.3.6)

This section of the OP indicates that within the Greenbelt the Core Features depicted on Schedule 2
represent the Key Natural Heritage (KNH}) and Key Hydrological Features (KHF) as defined by the
Greenbelt Plan. Since the Province does not delineate or map these features within the Natural Heritage
System (NHS) of the Greenbelt Plan, this implies that the City has undertaken to map these features
through the application of the Provincial Greenbelt definitions. BILD does not support mapping these
features through the OP, rather BILD believe these features should be groundtruthed on a site-specific
basis.

Enhancement Areas (3.2.3.10)

This section prohibits new development and/or site alteration in Enhancement Areas. Enhancement Areas
have been identified in the form of Natural Heritage Expansion Areas and Natural Heritage Linkages. Natural
Heritage Expansion Areas are intended to provide opportunities to add to the Natural Heritage Network
through restoration or re-naturalization of specific natural features. Natural Heritage Linkages have been
identified to join together natural features in order to provide connectivity for the movement of flora
and fauna. BILD requests that an exception be added to this list which permits new development
and/or site alteration if the landowner can prove no overall net ecological loss to the Erhancetnent Area.

Master Environment and Servicing Plan (3.2.4.11)

BILD is concerned that landowners currently pay a fee per hectare upon submission of a block plan
which includes the review of all related reports and a Master Environmental and Servicing Plan
(MESP) which is considered a report related to the block plan. Therefore, BILD does not agree with
landowners paying again for a peer review at a subsequent stage in the development approvals process.
BILD requests that the additional fee borne by the landowners be removed.

Flooding Hazards (3.6.2)

BILD recommends that stormwater management ponds are to be allowed below top-of-bank in a valley
corridor Core Features provided they are outside of the 1:100 flood lines and do not impact on any
sensitive environmental features. BILD requests that this section be revised to include this exception.

Stormwater Management (3.7.1.17)

The OP often refers to the use of stormwater management Low Impact Development (LID}
techniques. If these techniques are part of the treatment train then they will reduce reliance upon the
stormwater management facility, thereby, reducing its required size. Consequently, BILD requests that
the OP be amended to reflect that stormwater management facilities shall not be required to be sized as
Level 1 facilities if they are part of a LID treatment train approach.

Stormwater Management (3.7.18)

BILD would request this provision be revised such that a stormwater management facility is allowed in
a valley and stream corridor subject to the following:



1. Outside of 1:100 year flood line;
2. Allows regional storm to pass through without impacting regional floodlines;
3. Does not impact any environmentally sensitive natural features.

Parking (4.3.2.3)

BILD is very concerned with the provision to consider developing guidelines for cash-in-lieu of
parking in Intensification Areas (Section 4.3.2.3) as this may lead to maintaining current parking ratios
which may not support future intensification targets and as a result — the City may have conflict policies
(parking standards) with the provincial and regional policy direction to plan for intensification. BILD
requests early and on-going consultation for this provision as a primary stakeholder of this policy.

Economic Growth and Diversification (5.1.1)

BILD firmly supports the policy direction to promote economic growth and diverse employment
opportunities in order to ensure the long-term economic health and financial stability of the City and
we appreciate the direction to provide a supportive municipal framework for this growth.

Directing Economic Activity (5.1.2)

In an effort to create complete communities, we request that additional wording be added in this
section to endorse that other economic activities such as retail - be directed to all areas and not only
Intensification Areas.

Non-designated Heritage Properties (6.2.3)

BILD is strongly opposed to the conservation of cultural heritage resources that are not designated
under the Ontario Heritage Act, as this leaves too much up to subjectivity. We request that the City
avoid arbitrary blanket policy statements such as this.

Parkland Dedication (7.3.3.2)

BILD is concerned that employing the Provincial maximum of 5 per cent parkland dedication or cash-
in-lieu requirement proves feasibly difficult when developing smaller sites, and as such we request that
flexibility be added to this provision to allow a reduced per cent required and the mechanism of
‘capping’ that the City of Toronto utilizes which maximizes the parkland dedication based on the size
of the development site. This capping methodology supports the City policies for competitiveness and
intensification. This would promote Provincial and Regional intensification targets as well as Goal 3: A
Diverse Economy from this Official Plan.

In order to avoid a punitive charge to a new homeowner or business owner in the City, the City may
consider a more realistic costing approach to collection of parkland dedication requirements. In terms
of the discussion around intensification, affordability considerations are paramount, especially when
the price points of new condominiums range from $175,000 to $350,000 when compared to new non-
hi-rise product.



Examples specific to the high-rise sector could include:

(2) implement a reduced parkland dedication requirement for hi-rise developments. The City of
Toronto reduced its parkland requirement by 60%, so as not to penalize new developments and to
place a better correlation between land required for parkland and considerations of affordability;

(b) implement a parkland policy where the maximum payable by a hi-rise development is not more
than the cash-in-lieu value for single family parkland dedication values; and,

(c) where hi-rise developments provide their own facilities, such as open space, exercise equipment,
etc., a tax rebate could be provided back to the homeowner or a discount in parkland levies could be
provided back to the developer.

Ensuring a Range of Housing Options (7.5.1.6)

BILD is concerned that the direction to protect existing rental housing, does not consider the ability for
the stock of rental housing to be replaced or potentially increased through private investment
units/housing. Therefore, we would request that additional wording be added to suggest that
demolition and conversation may occur if the developer/builder can exemplify no net loss of the rental
stock or no depletion of the rental stock to be less than the designated vacancy rate in the OP of 3 per
cent.

The Public Realm (9.1.1.4)

BILD notes that the City is promoting an interconnected grid-like pattern of streets and blocks that is
walkable and cyclable through a means of limiting and discouraging cul-de-sacs and window streets.
BILD is concerned that with respect to arterial road, these connections will not be encouraged by York
Region and as such this section of the OP should reflect this potential realty.

General Land Use Policies (9.2.1.9)

The list of uses that are precluded from the identified designations should be revised as many of these
uses currently exist in these areas or would be desirable in the identified areas. As an example, golf
courses designated as Private Open Spaces have storm water management facilities included in their
design.

Prestige Employment (9.2.2.10)

BILD is concerned that many of the provisions in this section of the QP would be better served in the
City’s Zoning By-Law by allowing any future changes to be made to these provisions in a more timely
fashion (for example, c. the ancillary office use is limited to no more than 7,500 square metres or 40%
of the total gross floor area of the primary use, whichever is greatest). This level of detail does not need
to be explicitly determined in an Official Plan. Furthermore, BILD strongly requests that High-Rise
Buildings should also be included in the list of permitted building types in Prestige Employment areas.

New Community Areas (9.2.2.13)



BILD reiterates our comments from our May 17 deputation to Council at the Public Meeting for this
OP that we support the modest 3% urban boundary expansion, as this decision supports the principle
of balanced growth and the need to provide a continuum of housing supply and employment lands.
BILD supports this because we recognize that this expansion beyond the urban boundary is in keeping
with the Regional and Provincial policy direction. As per the Vanghan Tomorrow Plan — 45 per cent of
new development will be in the form of intensification, 5 per cent greater than the Provincial Policy
direction. We also recognize that a full 40 per cent of Vaughan will be protected as natural areas and
countryside — a significant achievement in a growing City.

New Community Areas (9.2.2.13)

This section includes the requirement that 75% of a particular phase of development must be built or
under construction before a subsequent phase can be registered. BILD is concerned that this
requirement is extremely onerous on the part of the landowner and adversely affects the timing of
development. BILD requests that this requirement be revised.

Building Types and Development Criteria (9.2.3)

BILD is concerned with the level of detail in this section, as this section provided details for angular
planes and setbacks related to each building type. BILD requests that this requirement be reconsidered
in its entirety. BILD suggests that this section of the OP would be better served on a site specific basis
through the secondary plan process.

We trust that you will take these comments into consideration and we look forward to working with
you on this and other mutually significant matters of concerns. If you have any questions or concerns,
please do not hesitate to contact the undersigned.

Best regards,

Danielle Chin, BURPI
Municipal Governinent Advisor

i Councillor Peter MefJe, Chair of the Official Plan Review Committee

John Zipay, Commissioner of Planning
Diana Birchall, Director, Policy Planning Department
Maure Peverini, Acting Manager of Policy Planning
Clement Chong, Policy Planner
Melissa Rossi, Policy Planner
Fraser Nelson, BILD Chapter Chair
Joe Vaceearo, BILD

BILD York Chapter
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City of Vaughan ~
2141 Major Mackenzie Drive
Vaughan, ON, LA 1T1

RE: File No. OP.25.1 - City of Vaughan New Official Plan, Volume 1
September 12, 2011 Special Committee of the Whole

Goldberg Group has been retained by Imperial Oil Limited {IOL) to review the City's responses to
comments on the New Official Plan (New OP) as it relates to policies affecting gas stations. 10L
has worked in tandem with the Canadian Petroleum Products Industry (CPPl} who have
appeared before Council and provided correspondence on policies affecting all gas companies
and their concerns mirror those of IOL. The release of the September 12, 2011 Staff Report stil
does not address some of the fundamental concerns that IOL has respecting the policies of the
New OP.

September 12, 2011 Staff Report
The concerns relating to this staff report are in regard to the following sections:

m) Requests for the Site Specific Recognition of Existing Rights Under the New Official
Plan

In the instance of IOL, the sites referred to fall under the "existing uses and standards permitied
in the current OP, and reflected in the zoning by-law, which are no longer compliant with the new
Plan". Staff identifies correctly the "fear” that when the OP and implementing by-law are in place,
sites will become legal non-conforming. This is true. The City is concerned with development
inconsistent with the long-term vision and competitive advantages to having existing and new
standards to pick and choose which apply. Sections (n) and (o} in the report try to address how
these can be treated.

n) Recognition of Legally Existing Uses
Proposed Policy 10.2.1.3 is inserted into the New OP in an effort to address and recognize

existing uses. Existing uses are deemed to conform to the Plan. The report goes on to state that
the purpose of this policy is to aliow "extensions or expansions" without an amendment to the
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Plan, and further states that "Eventually, the affected lands would be expected to redevelop in a
manner that conforms to the new Plan and the new implementing by-law".

Once the new OP is. approved (i.e., 2 years down the road as suggested by the Staff Report) and
the fand use designations and policies are in force, what-is to prevent the City from requiring an
OP Amendment for a full site redevelopment? The proposed policies of 10.2.1.3 relate to "minor
extensions and expansions” and once a full site redevelopment (replacement of gas station with
updated gas station) is contemplated the amendment process may be initiated. Even if it is an
existing site that is recognized as a legal non-conforming use, the need for an amendment will be
at the discretion of the City should a “replacemerit facility” be deemed to conflict with the "long
term vision". '

It is our position that policies should be included within the New OP recognizing that Gas Stations
may be rebuilt or replaced without the need for an amendment to the New OP.

o) The Implementing Zoning By-law

The rationale the Staff Report uses is that the implementing by-law will not be in place until 2015
so there is time to re-develop sites and get appropriate permits before the implementing by-law is
adopted and approved. The lifespan of a gas station and it's various components is typically
about 20 years. Gas Stations that were built in 1995 to 2000 will be due for replacement in 2015
to 2020. What happens in 2020 when a site like Pine Valley and Highway 7 needs updating and
a full site redevelopment takes place? OP policies and zoning would then be in place that
recognizes it as a legal non-conforming use and the zoning provisions would do the same. When
redevelopment is sought, the City will then require an OP Amendment, Zoning By-law
Amendment with no comfort of approval if the site is in an area with a "different" long-term vision
than a gas station at this location or any others. The inclusion of a mere comprehensive policy
as it relates to existing Gas Stations, or recognizing existing Gas Stations as fully permitted uses
{not legal non-conforming) would address the concerns of IOL as to how existing sites will be
treated.

p) Regulation of Automobile Oriented Uses: Gas Stations and Drive-Through Facilities .

Some of the commentary used within the report is questionable. For example, does Vaughan
really have more gas stations and drive throughs than other municipalities? "Automobile-oriented
uses have the potential to erode the public realm"....Statements'such as these would benefit from
some empirical evidence and studies in support.

Discussion within the report regarding pedestrian-friendly, transit-supportive mixed use urban
form seems to suggest that people will be living immediately adjacent to their work, ride transit
everywhere and will not need a car, and result in a reduction of the number of gas stations
needed. As population continues to increase, so wilt demand and travel needs of the residents of
Vaughan. A

The proposed change to Policy 5.2.3.7 from the Report has been made more restrictive by
adding "Automobile-Oriented Uses such as gas stations" whereas the adopted new OP applied
this policy only to drive-throughs. The concern with this approach is that as a legal-non-
conforming use, a Gas Station could be deemed to "adversely affects the goals of intensification,
pedestrianization, attractive streetscapes, transit supportiveness or have an adverse impact on
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residential neighbourhoods” when it comes time for a full site replacement/redevelopment. |s a
gas station transit supportive? Is the failing of this one attribute enough for a redevelopment or
new application to be refused? The previously adopted OP applied this to drive-through facilities
and the addition of Gas Stations to this {ist is not warranted. We respectfully request the removal
of reference to Gas Stations from Policy 5.2.3.7.

The proposed changes to Policy 9.2.3.9 essentially move the previous Gas Station policies found
in the "Use" provisions to one specific location. It is noted that the restriction of not locating at
the intersecticn of 2 arterial roads has been removed and is welcomed, however, policies
respecting 1 Gas Station per intersection still remain with no supporting justification from the City
as to this requirement.

Last and not least, proposed clause f) of the revised Policy 5.2.3,7 identifies that the "Automobile-
Oriented Uses" are to "comply" with City-initiated urban design guidelines. Guidelines are
guidelines and compliance is not mandatory, though IOL is happy to work with the City in
developing and implementing a set of Urban Design Guidelines for Gas Stations that are
reasonable and achievable from an industry perspective.. "Regard" should be had for the
guidelines or “"consideration of the guidelines" is more appropriate wording that should replace
“comply with” in Policy 5.2.3.7 (f).

The policies of the Draft OP and the revisions proposed in the September 12, 2011 Staff Report
do not adequately address the concerns of IOL put forward in our earlier correspondence to the
City of August 27, 2010 and to the Region of York on October 26, 2010. The correspondence of
September 12, 2011 to the City from CPPI also reflects the concerns of 10L.

We would be happy to further discuss an appropriate treatment of existing and future gas station
policies for adoption in the New OP. In addition, we ask that the identified IOL sites (from the
August 27, 2010 correspondence) be exempt from the policies of the OP until such time as
appropriate policies can be implemented that better reflect the treatment of existing and future
(Gas Stations.

Sincerely
GOLDBERG GROUP

odd Trudelle

cc. J. Mackenzie, Commissioner of Planning
D. Birchall, Director of Policy Planning & Urban Design
C. Chong, Policy Planner
M. Rossi, Policy Planner
A. Ko, Region of York Planning Department
Region of York Clerk's Department
D. Dussault, Imperial Oil Ltd.
J. Roy, CPP] Ontario Division
E. Bristow, CPP! Director, Government & Stakeholder Relations
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Hardychuk, Gloria Report No. 39
From: Magnifico, Rose SPEc(AL cw
Sent: Monday, September 12, 2011 12:05 PM \_ %ﬂ':r’_a_mj
To: Hardychuk, Gloria
Subject: FW: Proposed Modifications to VOP - 2010, Vol 1, Town File 25.1 (submissions to Committee of the Whole)

Attachments: RoyalOrchardStation re 8100 Yonge. pdf

From: Jeffrey Streisfield Land Law [mailto:jeffrey@Ilandplanlaw.com]

Sent: Monday, September 12, 2011 11:59 AM

To: clerk@vaughan.ca; Magnifico, Rose

Cc: mplanning@rogers.ca

Subject: Proposed Modifications to VOP - 2010, Vol 1, Town File 25.1 (submissions to Committee of the Whole)

Chair and Members of the Committee;

I represent the owner of 8100 Yonge Street, Vaughan. Our client continues to have concerns with VOP 2010, Volume 1 and the
Volume 2 provisions for the Yonge Street Corridor as noted in our earlier communications to the City.

The staff report relating to tonight's meeting indicates that a further report regarding volume 2 will be brought forward and dealt
with separately. I wish to be notified of this.

Comments Regarding Vol 1

Our client still has concerns with the proposed parkland dedication rate policies - a matter which has not been addressed both in
terms of the rates and cash in lieu policies. This concern is premised on the PPS 2005, in particular, section 1.4.3 (d) and ().
Subsection (e) requires that planning authorities develop standards which minimize the cost of housing and facilitate compact
form. Minimizing the cost of housing would include reduced parkland dedication rates and reduced parking standards in order to
create zero car households. I also draw your attention to section 42(6.2) of the Planning Act - a matter which has not been
considered by Council to date as part of its Green vision,

It is clear from the staff report that the Region has directed Vaughan to identify Key Development Areas since this direction flows
from the YROP. I agree with this direction and would suggest that our client's lands be considered for this designation now in
light of its strategic location along the Yonge Street corridor and proximity to a future subway station and access (see
attachrment).

I do not agree with the policy language proposed by way of a revision to the OP since its amounts to a deferral of the
requirement to define Key Development Areas within Vaughan's urban structure.

I will not be in attendance tonight and would ask that this communication be provided to the Committee.

I would ask for notice of any further meetings as well as notice of any decision taken in connection with Volumes 1 and 2 of the
Vaughan's OP,

My address for notice is set out below.

9/12/2011



Thanks,

Jeffrey E Streisfield, BA LLB MES
Land Lawyer & Development Manager
310 Hillhurst Blvd., Toronto, ON M6B 1N1

LAND LA W

Planning & Development Approvals
Municipal & Environmental Law
Boundary & Property Disputes
Trials, Hearings & Appeals

416 460 2518
www landplanlaw.com

9/12/2011
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The City of Vaughan September 12, 2011
2181 Major Mackenzie Drive

Vaughan, ON

L6A 1T1

Attention Jeffrey Abrams, City Clerk

Re: Report to Committee of the Whole for September 12 on Modifications to Vaughan
Official Plan

Dear Sir:

We have read with interest the subject report, and while we are very pleased with the overall
changes, there appears to be some inconsistency in Section 3, Environment. I refer specifically to
the following:

Section 3.2.3.7 sets out the criteria for development and site alteration within Core Features.
However, in other parts of the plan such developments or site alterations are totally prohibited.
As an example, Section 3.3.2.1(a) prohibits any such activity within wetlands and their
minimum vegetation protection zones.

. We feel that the provisions of Section 3.2.3.7 should also apply here. Similarly in Section
3.3.1.1(a) regarding valley and stream corridors, only Section 3.2.3.7(c) is applied. This
inherently would prevent even low-intensity and passive recreational activities such as municipal
trail systems in these areas that are permitted under 3.2.3.7(d).

There are many other places in Section 3 where activities permitted under Section 3.2.3.7 appear
. to be prohibited. We therefore request that further modifications be made to enable the
provisions of 3.2.3.7 to apply throughout the entire Section 3, with the caveat as expressed in
Section 3.2.3.13 that where standards of other agencies or levels of government exceed the
standards related to the core features in this Plan.....the most restrictive provision or standard
applies.

1 have attached a summary of the areas of concern together with suggested text changes and
request that this correspondence be forwarded to the Committee of the Whole.

Castlepoint Investments Inc. 1
10710 Bathurst Street = Maple, Ontario = L6A 4B6
(905) 303-6873 Fax (905) 303-8105




Yours Truly
Castlepoint Investments Inc.

k@m@ek_b
Per Maurice Stevens

c.c. John Mackenzie, Commissioner of Planning
Diana Burchall, Director of Policy Planning
Roy McQuillin, Managaer of Policy Planning

Tony lacobelli, Senior Environmental Planner
Clayton Harris, City Manager



Vaughan Official Plan, Section 3 Environment:

Subsections dealing with development and site alteration restrictions/prohibitions

3.2.3 Components of Vaughan’s Natural Heritage Network

In the first paragraph of the outlined box on Page 6 it states:... Development and/or site
alteration will not be permitted in such areas, and significant alteration of any existing
development in such area will not be permitted.

This is a statement that suggests an outright ban on such activities (except for modifications in
existing developed areas)

Suggested change... Except as specifically set out in the Plan, development and or site
alteration will not be permitted in such areas. Significant alteration or expansion of any
existing development in such areas will not be permitted except as specifically set out in this
Plan.

3.2.3.7 states ... That development and/or site alteration in Core Features are prohibited
except for the following...

Subsections 3.2.7.3 (a) to 3.2.3.7(d) categorizes the types of developments that may be permitted
(conservation, flood or erosion control, transportation, infrastructure, utilities, low intensity and
passive recreational activities) and sets out the tests that must be met if such works are to be
permitted.

No change required.

3.2.3.13 has a caveat, that where other agencies or levels of government have stricter standards
related to the Core Features in this Plan, then those stricter standards shall govern.
No change required.

3.3.1.1 (a) states...prohibiting development or site alteration in valley and stream corridors
and their required vegetation protection zones except as permitted as per the provisions of
policy 3.2.3.7(¢).

This also would therefore prohibit conservation and flood or erosion control and also low
intensity and passive recreational activities

Suggested change, reword 3.3.1.1(a) to read...prohibiting development and or site alteration
in valley and stream corridors and their required vegetative protection zones except as
permitted per the provisions of policy 3.2.3.7.

3.3.2.1(a) states.. prohibiting development or site alteration on wetlands or their minisaum
vegetation protection zones.



Suggested change, reword 3.3.2.1(a) to read... prohibiting development or site alteration on
wetlands or their minimum vegetative protection zones except as permitted per the provisions
of policy 3.2.3.7.

3.3.3.1 states.. prohibiting development or site alteration in woodlands and their vegetation
protection zones.

Suggested change, reword 3.3.3.110 read ... prohibiting development or site alteration in
woodlands and their vegetative protection zones except as permitted per the provisions of
policy 3.2.3.7.

3.3.4.1 states... prohibiting development or site alteration within significant habitat of
endangered and threatened species, as identified on the Species at Risk in Ontario list.
Suggested change, reword 3.3.4.1 to read ...prohibiting development or site alteration within
significant habitat of endangered and threatened species, as identified on the Species at Risk
in Ontario list except as permitted per the provisions of policy 3.2.3.7.

3.3.5.1 states... prohibiting development or site alteration in areas identified as fish habitat
except in accordance with provincial and federal requirements
No change required.

3.3.6.1 states,., To protect and enhance Environmentally Significant Areas *ESAs) and
both Earth and Life Science Areas of Natural and Scientific Interest (ANSIs), as identified
on Schedule 3, by prohibiting development or site alteration in ESA’s and ANSD’s.

No change required.

3.3.7.10 states.. That no development or site alteration is permitied within key natural
heritage features or hydrologically sensitive features or their related minimum vegetative
protections zones except for those activities identified in policy 3.2.3.7.

No Change Required.

3.3.8.6 states... Development or site alteration is not permitted in key hydrologic features
and key natural heritage features within the Natural Heritage System, including any
assoeiated vegetative protection zone with the exception of:

a) Forest, fish and wildlife management

b) Conservation and flood or erosion control projects, but only if they have been
demonstrated to be necessary in the public interest and after all alternatives have been
considered; or



c) Infrastructure, aggregate, recreational shoreline and ¢xisting uses, as described by and
subject to the general policies of Section 4 of the Greenbelt Plan and interpreted in Section
3.5 of this Plan,

No change required.

3.8.2.1 states.,. That any proposal for development or site alteration in the Natural
Heritage Network, or within lands adjacent to the Natural Heritage Network (generally
120 metres) shown on Schedule 2 shall be supported by an Environmental Impact Study.
No Change Required.



3 5ai Blake, Cassels & Graydon LLP
%'%‘ Report No. Barristers & Solicitors

SPEC’( &l Co Patent & Trade-mark Agents

/ 199 Bay Street

Y %p*‘ . (2l [ 1 Suite 4000, Commerce Court West
Toronto ON M5L. 1A9 Canada

Tel: 418-862-2400 Fax: 416-863-2653

T. W. Bermingham

September 12, 2011 Fartner
Dis: 418-863-2946

tim.bermingham@blakes.com
VIA E-MAIL AND FACIMILE Reference: 24580/799

Mayor and Members of Council
Commissioner of Planning

City of Vaughan

2141 Major Mackenzie Dr.
Vaughan, Ontario

LBA 1T1

Re: City of Vaughan, New Official Plan
Re: Steeles West Secondary Plan Area
Re: Special Committee of the Whole, September 12, 2011

We represent United Parcel Service Canada Ltd. ("UPS"). We have been corresponding and meeting with
Staff with regard to the City of Vaughan's New Official Plan.

The comments recorded on pages 19 and 20 of Part B, Attachment 1 (items 53YR and 53YR2) to the
Committee's materials for today partially, but does not completely, capture the concerns of UPS. Those
concerns were identified in our letters dated May 17, 2010, July 20, 1010 as well as the letters dated
QOctober 4 and Qctober 18 identified in the chart.

The Staff response correctly notes that the Ontario Municipal Board approved version of OPA 620 was not
correctly carried forward into Volume 2 of the OP 2010. We have made progress with Staff in resolving this
and look forward to reviewing the next iteration of the Part Il Plan.

However, UPS's most fundamental and original concern was with the change in the designation of its lands.

For many years, the UPS site at the corner of Steeles Avenue and Jane Street has been designated as an
employment area. Given the essentially industrial nature of UPS's operations, this is essential in order to
protect UPS's existing and proposed operations from encroachment from sensitive uses.

UPS intends to continue its existing uses, and to intensify and expand them, for a very long time, certainly
tong beyond the planning horizon of the Official Plan.

For this reason, we have consistently objected to any proposal to dilute or qualify the employment use
designation that currently exists and upon which the OMB approved version of OPA 620 was predicated.

221503821

MONTREAL OTTAWA TORONTO CALGARY YANCOUVER

NEW YO CHICARQ LONDDN BAHRAIN AL-KHOBAR* BEIJNNG SHANGHAI* blakes.com
* Astosated Olfico



If the City of Vaughan's revised strategy is to remove all land use designations from Part 1 of the Plan for
lands which are covered by secondary plans, we are willing to explore whether our concerns can be
addressed in that manner. However, in any case it will be essential to UPS to be assured that its lands
clearly and unambiguously have the full benefit and protection of an employment use designation.

We look forward to working with Staff to resolve this, hopefully before the matter proceeds to Council on
October 27, 2011. We are available to meet with your Staff at their convenience.

Yours very truly,

P ("‘(‘i e “>

'

- o 3 (‘ ,f"*"’/
]{/\/T JQ“‘X(\*”M ‘-w/‘g:}:;“ TN

T. W. Bermingham
TWB/mg

c Robert Dragicevic
UPS Canada Ltd.

221503821

MONTREAL DTTAWA TORONTD CALGARY VANCOUVER
KEW YORX CHICAGD LONDON BAHRAIN AL-KHOBAR* BEIING SHANGHAI" blakes.com
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BY EMAIL & DELIVERED
L =2/l _

City of Vaughan

2141 Major Mackenzie Drive
Vaughan, Ontario N
L6A 1T1

Attn: Mavor Bevilacqua & Members of the Committee of the Whole

Re:  Official Plan Review ~ File 25.1
Special Commitice of the Whole Meeting — September 12, 2011
Modifications to the Vaughan Official Plan — 2010 (Volume 1)
City of Vaughan, Regional Municipality of York
Our File: 1710

We are the Planners of Record for OPGI Management LP and Royal Group, Inc., being
active participants in the City’s Official Plan Review Program. Our clients’ lands are
generally located south-east of Highway Nos. 427 & 7. As well, ‘OPGI’ and ‘Royal’
maintain Parkway Belt West Plan (PBWP) Amendment applications, MMAH File Nos.
19-PBA-028-203 and 19-PBA-028-208 in process.

To support the objectives of the above noted PBWP Amendment applications, private
Environmental and Flood Study programs are underway at the request of Toronto and
Region Conservation Authority (TRCA), in accordance with their Terms of Reference.
The results of these studies will yield professional recommendations on the necessity
andfor extent of the land use designations as outlined below, per the Adopted Vaughan
Official Plan (September 7, 2010). Please refer to Figures 1, 2 and 3 illustrating Schedule
excerpts concerning this matter,

e Schedule 1: Urban Structure, the “Natural Arveas and Countryside” designation;
e Schedule 2: Natural Heritage Network per the "Core Fearures” designation;
e Schedule 11: Wellhead Protection Areas of the “Watercourses” designation.

Figure 4 is a composite map which shows the context of the proposed Core Features
designation and a Survey Plan overlay, providing scale and context.

Please also note the Ministry of Transportation (MTO) is conducting a Highway 427
Class Environmental Assessment (EA) Study from Albion Road to Highway 7. The
purpose of this EA is to address the interim and ultimate needs of Highway 427. The EA
has set Study Limits which are also inclusive of the lands subject of this submission.

POUND & STEWART ASSGCIATES LIMITED

205 BELSIZE DRIVE. SUITE 101, TORONTS, ONTARIO. CANADA M4S$ 1M3 - 416 482 9797
303 RENFREW DIRIVE, SUITE 101, MARKHAM, ONTARIO. CANADA L3R 957 - 905 305 $797
1 BOO 250 2056 - WWW.CITYPLAN,.COM - INFO@CITYPLAN.COM.

o
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With the benefit of detailed research and professional recommendations for consideration
by TRCA and related governmental agencies, we look forward to confirming the
necessity and/or extent of these specific land use designations per the City’s new Official
Plan.

We ask that the City and Region consider an appropriate modification which will
preserve the right to eliminate or refine these specific designations, pending the
satisfactory completion and processing of the above noted studies; without requiring a
future amendment 1o the new Official Plan.

Thank vou for your consideration of this matter and if you have any questions or
comments please advise.

Yours truly.
Pound & Stewart Associates Limited

! g’ :
et

R it i,

Mr. Philip I. Stewart, MCIP, RPP
/la
17100, Vaughan.Sept.i 2, 1

Attachments: Figure 1: Excerpt of Schedule 1: Urban Structure
Figure 2; Excerpt of Schedule 2: Natural Heritage Network
Figure 3: Excerpt of Schedule 3: Wellhead Protection Areas
Figure 4: Composite Map - Schedule 2 & OLS Survey 98-080-47

ce. Mr. J. Abrams. City Clerk, City of Vaughan

ce. Mr. I. MacKenzie, MCIP. RPP. Commissioner of Planning, City of Vaughan
ec. Mr. A, Sun, Planner, TRCA

ce. Mr. D. Kelly, Clerk, Region of York

ce. Ms. H. Konefat, MCIP, RPP, Director - Community Planning, Region of York
ce. Ms. K. Ho, Planner, Ministry of Municipal Atfairs and Housing

cc. Ms. I. Erasmus, MCIP, RPP, Infrastructure Ontario

cc. Clients

POUND & STEWART ASSOCIATES LIMITED

205 BELSIZE DRIVE, SUITE 101, TORONTO. ONTARIO, CANADA M43 1M3 - 416 482 9797
205 RENFREW DRIVE, SULTE 10}, MARKHAM, ONTARIO, CANADA L3R 957 » 905 305 9797
i BOC 250 9056 © WWW.CITYPLAN.COM * INFO@CITYPLAN.COM
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Since
1881

WESTON CONSEULTING GROUP INC.
7 £ “Land Use Planning Through Experience and Innovation’

September 12, 2011
File No. 4517

City Clerk :
City of Vaughan o w
2141 Maijor Mackenzie Drive C Zs

Vaughan, ON L6A 1T1 ltem # [

Dear Sir: Report No.
SPEC(AC Cwwo

- ! |
\ —/

Re:  Vaughan Official Plan — 2010 (Medifications to Volume 1) \
10056 and 10068 Keele Strest
1559586 Ontario Inc.
File No. OP.25.1

Weston Consulting Group Inc. (WCGI) is the planning consultant for 1559586 Ontario inc.,
the registered owner of properties municipally known as 10056 and 10068 Keele Streat in the
City of Vaughan. WCGI made submissions to the City of Vaughan and Region of York in
relation to the new Vaughan Official Plan prior to its adoption by Council.

A revised zoning by-law amendment application and site development application have been
submitted to the Davelopment Planning Department for a mixed-use development consisting
of 3-storey townhouses and live/work units.

The following comments are provided in relation to the Special Committee of the Whole -
September 12 Staff Repart and the proposed modifications to the adopted Official Plan
Volume 1. We have also had discussions with City Staff and Regional Staff in relation to our
concems with the adopted Official Plan.

It is our opinion that there shouid be policies in VOP 2010 that address transitional matters
associated with site specific applications in process that may conflict with certain provisions of
the adopted Official Plan. These site specific applications should be permitted to continue
their course through the approval process and should be considered based on their merit
hased on the policy framework in force at the time the applications were filed. In our opinion,
existing and approved land uses should be recognized in the adopted Official Plan and
should be deemed to conform to the plan. We suggest that there needs to be a clear policy
framework or protocol in place to address these matters. We note that the Region of York
has used a similar approach in their Official Plan to recognize existing and “approved” land
uses,

In addition, based on Staff's response to our request for consideration of a density of 1.5 FSI
for the subject lands, we request that a site-specific policy be introduced in the adopted
Official Plan to permit a density of 1.5 FSI for the subject property. If the land use designation
and density information for the subject lands is to be contained within Volume 2 of the Official
Plan, this site specific policy could be caontained therein.

Main Office: 201 Miflway Avenue, Unil 13, Cakvife Office: 1660 North Service Road East, Suite {14,
Vaughan, Ontario, 4K 5K8 Ouakville, Omanio, L6H 7G3
Tel. 905-738-8080 Tol. B05-844-8749

1-800-363-3558 Fax. 905-738-6637 www.waslbnconsulting.com



Page 2 September 12, 2011

We would be pleased to discuss these matters further with Staff as required and request that
we be notified of future meetings and reports conceming the adopted Official Plan. For
further information please contact the undersigned or Mark Jacobs at extension 286,

Yours truly,
Weston Consulting Group Inc.

Vice Préesident

cG. J. MacKenzie, City of Vaughan
D. Birchall, City of Vaughan
R. McQuillin, City of Vaughan
G. Uyeyama, City of Vaughan
A. Ko, Region of York
M. Sokolowski, Oskar Group



WESTON CONSULTING GROUFP INC,

‘Land Use Planning Through Experience and innovation’

i o September 12, 2011
| ftem # {? File No. 4742
City Clerk ’R@pOﬂgN%-c AC CCO
City of Vaughan ‘
2141 Major Mackenzie Drive &ﬁ |;2{ ] —)

Vaughan, Ontario LBA 1T1

Dear Sir:

Re; City of Yaughan Officiai Plan - September 2010
Casertano Development Carporation (*Casertano”) and Sandra Mammone “Mammone”)
Vaughan Mills Secondary Plan Area
File 25.1
D06.2010.V.01.048 — Attachment 1, lem 7YR, page 1 of 94

In response to our clients' concerns regarding the new Official Plan's built form and urban design
regulations, the Planning Department has stated that “matters pertaining to the detailed nature of
the development within the Vaughan Mills Centre Secondary Plan Area wil be addressed
comprehensively in the Secondary Plan Study”.

On this basis, and to ensure that the approach to built form and urban design is not pre-
determined by Volume 1 of the Official Plan, we would request that the Official Plan be modified
to include the following policy:

"The built form and urban design ragulations in Sections 9.2.3 and 8.2.2.6 do not appiy {o the
Vaughan Mills secondary plan area. Guidelines relating to these matters will be established
through the secondary plan process.”

Thark you far your consideration of the foregoing.

Yours truly,
Weston Consuiting Group Inc.
Per:

(A
P e S N

{
Alan Young, BES MSc MCIP RPP
Senior Associate

Cc Ted Wine and Joe DiGiuseppe, Casertano
Sandra Mammone
Mary Flynn-Guglietti, McMillan LLP
John Mackenzie, Commigsioner of Planning
Diana Birchall, Director of Policy Planning
Roy McQuillin, Manager of Policy

Since
1881
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City Clerk

City of Vaughan

2141 Major Mackenzie Drive
Vaughan, ON LBA 1T1

Dear Sir:

Rs: Vaughan Officiai Pian — 2010 (Modifications to Volume 1)
7301 Major Mackenzie Drive
File No. OP.25.1

Weston Consulting Group Inc. (WCGI) is the planning consultant representing Apra Truck
Lines in relation to the above noted property in the City of Vaughan.

WCGI made a submission to the City of Vaughan and the Region of York in relation to the
Vaughan Official Plan following its adoption by Council in response to Policy 9.2.2.9.e. of the
plan. in our submission we requested that a site-specific policy be applied to the subject
property to recognize the site-specific permissions for a truck terminal and trailer parking
consistent with OPA 502 and Zoning By-law 88-99.

We acknowledge the City's recommendations in the Special Committee of the Whole —
September 12, 2011 Report that indicate no changes are recommanded. Based on this
response, we suggest that the Volume 1 policies be modified to address transitional matters
associated with previous site specific approvals. We suggest that Volume 1 policies be
modified to recognize existing and approved land uses. This would recognize the above
noted site specific permissions for the subject property, which is desired by our client. We
note that the Region of York has used a similar approach in their Official Plan to recognize
existing and “approved” land uses.

We would be pleased to discuss these matters further with Staff as required and request that
we be notified of future meetings and reports conceming the adopted Official Plan. For
further information please contact the undersigned or Mark Jacobs at extension 286.

Yours truly,
Weston Consulting Group Inc.
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September 12, 2011

CC.

J. MacKerizie, City of Vaughan
D. Birchall, City of Vaughan

R. McQuillin, City of Vaughan
. Uyeyama, City of Vaughan
A. Ko, Region of York

J. Singh, Apra Truck Lines
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Gity Clerk
City of Vaughan

2141 Major Mackenzig Drive
Vaughan, Ontarioc L6A 1T1

Dear Sir:

Re; City of Vaughan Adopted Official Plan — September 7, 2010
4500 Centre Street — Northeast corner of Centre Street and Dufferin Street
2090396 Ontario Limited ¢/o Arthur Fisch
City of Vaughan

Weston Consulting Group Inc. (WCGI) is the planning consultant for 2090396 Ontario Limited
cfo Arthur Fisch, the owner of the above noted property in the Community of Thombhill in the
City of Vaughan.

The new Official Plan identifies the subject property as being located within a “Primary
intensification Corridor” (Schedule 1) and is designated “Commercial Mixed Use” {(Schedule
13-T and Map 12.10.A} with a maximum height of 4 storeys and maximum density of 1.5 FSL.
The Official Plan does not permit residential uses on the subject property and requires
conformity with OPA 672. The Ofiicial Plan further identifies the subject properly and the 4
comers of Dufferin and Centre Street, for a future secondary plan preparation.

WCGI has monitored and participated in the City’s preparation of the new Official Plan as it
relates to the subject lands indicated above. Submission letters andfor deputations were
made to the City of Vaughan and Region of York expressing our opinion that there is
potential for residential intensification on the subject property, which is currently not allowed
by the Official Plan (OPA 210/672). Please see our attached submission letters dated
February 8, 2010, May 27, 2010, August 31, 2010 and October 27, 2010.

We have reviewed the Committes of the Whole Staff Report, dated September 12, 2011 and
note that Staff has not recommended any modifications to respond to our submissions.

At this time, we wish to reiterate our concems and request that further consideration be given
to a modification to the Ciy of Vaughan Official Plan to address the following issues:

+ Designating the property “Commercial Mixed Use”, the new Official Plan does not
recognize the potential for residential intensification. The subject properly shouid
be designated "Mid-Rise Mixed Use”. This is consistent with earlier drafts of the
Official Plan which proposed a "Mid-Rise Mixed Use" designation with a
maximum FS1 of 3.0 and a maximum height of 10 storeys. There appeared fo be
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some review and acceptance at a staff fevel that residential intensification would
be appropriate on the property.

e The new Official Plan should recognize the significance of this node as a gateway
within a Primary intensification Cormidor suitable to accommaodate a mix of residential
and commercial use at heights and densities that are consistent with York Region’s
Official Plan polices for the upgrading of Centre Street as a transit related residential
intensification Corridor.

s There were no limitations on density and height in OPA 672, only a minimum height
of 2 storeys for buildings at key cormer locations and now there are limitations.

« The Dufferin/Centre Sireet Secondary Plan area is the only secondary plan area
designated for a secondary plan preparation that has maximum height and
density assignments. Designating the propetty "Commercial Mixed Use" not only
rules out the consideration for residential intensification but the introduction of
density and height limits in the new Official Plan could prejudice the outcorme of
the future Secondary Flan process.

We request that consideration be given to madifications to the City Official Plan to address
the above issues.

Yours fruly,
Weston Consulting Group Ine.
Per

Sandra K. Patano, MES, MCIP, RPP
Senior Planner

Cc:  Dr. Arthur Fisch
Coungilior Alan Shefman, City of Vaughan
John Mackenzie, City of Vaughan
Diana Birchall, City of Vaughan
Anna Sicllia, City of Vaughan
Augustine Ko, York Region
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Qctober 27, 2010
Flis No. 5029

Mr. Bryan W. Tuckey, MCIP, RPP
Commiasioner of Planning and Development
The Regional Municipsaiity of York

17250 Yonge Street

Newmarkei, Ontario

L3Y 621

Canxda

i ATTENTION: Augustine Ko

Dear Sir;

Re:  CHy of Vaughan Adopted Officia! Plan — September 7, 2010
1500 Centre Strest ~ Northeast comer of Centre Straut and Dufferin Stroet

2090386 Ontario Limitsd cfo Arthur Fisch
City of Vaughan

Weston Consulting Group Inc. is the planning comsuliant for 2090308 Ontario Limited
c/o Arthur Fisch, the owner of the above noled property in the Community of Thomhill in the
City of Vaughan.

Site Description and Policy Background

The subject property has a gross area of approximately 0.20 ha (0.5 ac) and [s located on the
rnortheast comer of Centre Street and Dufferin Strest. The subject property Is cumendy
vacant, and was previously occupied by a gas bar. A commerclal plaza exists directly north
of the subject lands.

The subject property is designated “General Commerclal” under City of Veughan OPA's
210 and 672; and is within the “Western Gateway" area under QPA 872. OPA 672
indicates that comer sites should be defined with more intense development to sarve as
landmark or gateway entry points and that development densily shali be concentrated close
to the Dufferin/Centre intersection, and along the frontages of Dufferin Street and Centre
Strest. The minimum height for huildings at key comer locations is two storeys. There is no

maximumn height or density.
The subject property is zoned Highway Commereial Zone (C6) by the City of Vaughan
Zoning Bylaw 1-88.
Since
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Potential for Residentlal intensification

WCGI has monitored and parficipated in the City's preparation of the new Official Plan as it
relatas to the subject lands indicated above. Submission letlers and/or deputations ware
made fo tha City of Vaughan expressing our ophnicn that there is potential for residential
intensification on the subject property, which Is not cumentlly allowed by the Official Plan (OPA
210/6872). Flease see our attached submission letters dated February 9, 2010, May 27, 2010,
and August 31, 2010.

The new Official Flan placas the subject property and adjolning lands within a “Primary
intensification Comidor® (Schedule 1). The text indicates thal the land use designations in
Chapter 9 determine what form the intansification would take, ie. either “mixed use” or

“empioyment related” (2.2.5.7).

In this case, the subject property and adjcining lands are designated “Commercial Mbxed
Use” (Schedule 13-T) and "“Commercial Mixed Uss Area C' (Map 12.10.A). Residential uses
are not allowed in thess designations, and accordingly the Official Plan rules out the
consideration of residential intensification as part of the mandated secondary plan process.
Our client objects to lack of direction provided for residential intensification on the subject

property.

We note that the first draft Official Plan (April 2010) did propese a Mid-Rise Mixed Use
designation with a maximum Floor Space Index of 3.0 FSI and 2 maximum height of 10
storeys (Schedule 13-T). We considered these assignments consistent with the City's
general objectives refating to reskdential intensification, and, in particular, the upgrading of
Centre Sireset as a transit-related, residential ntensification comidor. The draft schedula
however, was withdrawn shortly after Its release, and was replaced with a new draft schedule
that removed the density and height notations assigned to the property, but kept the
designation Mid-Rise Mixed Use and the requirement for a Secondary Pian. Thersfore, there
would appear to be some review and acceptance at a staff level that residential intensification
should occur on the subject property in the futurs, but this Is not refiected in the Official Plan

asg adopled.

The Official Plan as adopted differs significantly with the earlier draft in that (1)} it deletes the
residential permissions (le. the Mid-Rise Mixed Use designation); and (2) # requires
conformity with OPA 210/672, the existing Official Plan documents. Given the history, we find
this outcome unusual and hopa to be able to secure a reschdion through discussion and

modification to the document.
Comprehansive Development

The new Official Plan contains sevaral devalopment policies for the lands within "Commercial
Mixed Use Area C°, which includes the subject property. Policy 12.10.6.5 requires
“comprehansive davelopment pians for alf new development” within each Arsa C. Based on
this policy, and even If his proposal conforms complstely with the land use and other
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development policies in the Official Pian, our dlient would ot ba able to obtain a rezoning of
his property except in combination with a rezoning of the adjoining lands, which appear to
comprise a total of five separate parcels. Qur client objects to this significant, and probably
insurmountabla, encumbrancs on his abiity 1o deveiop his lands.

Commerclal Mixed Use - Maximum Density and Helght

The new Official Plan designates the subject lands "Commercial Mixed-Use Area “C”
providing for a maximum hsight of 4 storeys and a maximum density of 1.5 FS! (Map
12.10.A). There were no limitations on density and height in OPA 672. Our client objects to
the introduction of these limits at this time, which could prejudice the outcome of tha
secondary plan review process. We note that other ameas assigned for secondary plan
preparation have had no Interim assignments of maximum density and hsight.

Secondary Plan Process

As indicated in our attached submission letters, we requestsd that the required secondary
plan for the Duffarin and Centre Strest area be initlated and completed expaditiously as not to
delay the redevelopment and intensification of this sita.

It is our opinion that the policy framework provided in the new Vaughan Official Plan doss not
adequately address our submissions. The new Officiai Plan does not provide policy direction
on the timing of Secondary Plans and the items requested for this site through a secondary
plan have not besn adequately considered. The subject property has been placed in a
Secondary Plan Study and is subject to the Veolume 2 Centre Street Corridor policies (Section
12.10), without any policy direction on the timing of the sacondary plan and/or the
significance of this nods as a gateway suitable o accommodate 2 mix of resldential and
commercial uses at heights and densfties that will help o achieve fransit supportive
development along a Regional Rapid Transit Corridor.

Canclusion

Our client is very concemed with regard to the City's new Cfficial Plan and Volume 2 Cenfre
Straet Corridor policies. The document in its current form is unacceptable and accordingly,
we would request that consideration be given o modifications to address the above issues.
Wae would be pleasad to meet with you to discuss the above in further detafl.

We request to be provided with a notice of the York Reglon’s decision with respesct to the City
of Vaughan Official Plan.

Please contact me if you have any qusestions or require additional information.
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Qctober 27, 2010

Yours truly,
Weston Consuiting Group Ine.
Per:

L=

Sandra K. Pateno, MES, MCiF, RFP
Sanior Plannsr

Cc:  Dr. Arthur Fisch
John Zipay, City of Vaughan
Diana Birchatl, City of Vaughan
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August 31, 2010
Flle No. 5020
City Clark
Chy of Vaughan
2141 Mejor Mackersie Drive

Vaughan, Ortacdo LBA 1T1

Degr Sir:

Re:  Druft City of Vaughen Gfitcint Blan: Volume 2 - Auguest 2640
1500 Conte Btraat, Northaast Comer of Condra Strest snd Duffarin Streat
Flle #0P.268.1.1

Waston Consuling I8 Group ine. (WGO!) 18 the planning consiitant for Dr, Arthur Fisch, the
cwmiat of the above caplioned ards.

Submissions were made 1 the City an February 8, 2010 and on May 27, 2010 regarding the
draft Officlal Plan Velume 1 decument (Api! 2010). Atthe ime of thess submiasions, the Cliy
propoged that a Sacondary Pian ba prepared for the fands al the CentreDufferin Street
intersaction. Based on this appmeach, wa requested that the City Inltiade the Sacondsry Plan
process immadiatsly snd that it be completad In a fimely manner, Wa di not object tn OPA
872 continulng fo apply panding the adoption of the Secondary Plan with the understending
ihat tha new Secondary Plan would ba completed expediticusly and would eztobiish a now

pelicy framework.
Based on our ravigw of the August 31, 2010 Speclal Commities of the Whals sinif epert for
Volume 2 - Lands Subject to Existing Secandary Picn Polivies and St and Aras Speciic

Policies and Seclion 12,10 of Volume 2 (August 2010) we note that these dozumsiis
indicate that a Secondsry Flan ks no lenger reguired for the CentreDufferin Strest

interaaction end tha Canire Strest Corridor (OPA 672) polidas are bsing camizd forward,

While we are supporiive of a policy fremework thet would efiow for the eubjest lands o be
developed in the near fulure, we do not support the polides of OPA 872 goveming the
utimate development of the lands. Consequenty, should a Secondary Plan nat be reguired
for this area, we wish fo express our concern and cbjection io the polidfes of OPA BY2
epplving to the sublact lands, The proposed polioy framework doss not address the
comments made in aur previous sibmisslons to our selicfzcdion

—hbe i et s

Sinca 201 Ly Avenus, Uni 1B, Viughan, Onteds, L9 5K3
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Should you have any questions or require clarfication on this matier, plesss contae the
undarsigned.

Yours truly,
Weston Gonsulting Groun Ing,
Per

Sandm K. Patano, BES MES MGIP RFP
Saninr Fanner

Co  Dr Agthur Flach
John Zigay, City of Veughan
Dizna Birchal, Clly of Viaughan
Meolissa Rossl, Cly of Vaughan
Fino DiMasdlo, Urban Sirateglos
Emlly Relsman, Urban Stratogies
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May 27, 2010
Fila Mo. 5029

City Clark

City of Vaughan

2141 Major Mackenzs Drive
Vaughan, Ontario £8A 1T1

Daar 8ir

Re:  Dreft City of Vaughen Oficial Flan - Apelt 2310
1500 Centre Biraet, Hortheost Comer of Centre Streat and Dufferin Stroot
Centre Sirest Primary inlensilcation Corrider
File 0P 254

Wesion Consulting s Group inc. (WCGH) s the planning consulim for De. Arthue Fisch, the
cwner of the ebove captionsd lends. The eubjeat property has en emea of 0.4 ha (0.35 «0)
end ks located on the north east comar of Centra Street and Dufferin Street, In the community
of Thomhifl (zoe steched alr photo). The subjest properly I8 cutrently vecant, and was

previously cooupied by a gas bar,

The subject proparly bs dasignated “Seneral Commarsial” under Cly of Vaughan OPA 672
and is within the “Cenire Strest Spine” a5 identifisd In the Thomhill Cenire Strest Study, OPA
672 Implements policies recommended by tha Thomhifi Centre Street Study and include the
subject properly within the “Western Gateway” eres, which funcons as the entry point fo
the Thomhil community from tha wes! and north, OPA 672 Indicsies thit comer sltes should
bo definad with mons infensa deveiopment to serva as landmeark or gatewsy entry points end
that davelopmant density ehall be concentratsd doss to the Dufferin/Centre intorssction, and
glong the frontages of Dufferin Streat and Cerdre Strest, The mintmum height for bulldings et
key cornsr locations ks iwo storeye.  Thera is no menimumn hedgit or doneaity.

The subject property is zoned Highuay Cemmercis! 2onv (G by the Cly of Vaughan
Zaning Brylew 1-88,

WCGH has been monitodng the Ciy's preparefion of the new Cificisl Fien =3 it relatss b e
subjact property. A submission was meds to the Clty on February 8, 2010, expressing the
cwnars interest in purcuing & mixed use developmant. On Morddey, May 3, 2010, WCGI
aitendad the Clty of Vaughat's Stafidory Public Opan House on the draft Ofids! Mian, WEGH
has also reviewsd the draft Official Plan Volums 1 docurment (Aprll 2010).

ranemne aen [Eere— —— - = ———— 0 et e s o ey

Shea 201 Kliway Avenus, Unit 19, Veughen, Ontario, L4K 6K6
881  Toh: {o05) 7338080  J-EDO-MS33536  Faw(805) 736485 wwwwesiorconsulug.oom
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On bshalf of Dr. Flagh, WCG] offera the following comments on the draft Officlal Plan gg it
rofates ts the subject preperty:

1

2

Wa support the Mid-Rise Mixsd-Use designation assigned (o the subject lands (Lend Use
Schadule 13-T). This designation is appropriste In light of the adoptad York Reglon
Officlal Pian and the contextual situation of the property being located i an intensification
Area along a “Reglonal Rapid Tanslt Comidor®. These avess ars gensenally imtended to
attract madivm- and high-denally urban dewveiopment and a mix of residentiai and
commercial ussa.

Schedule 14 Indioates thet e Secondary Flan b requirsd for the lends at the
Contre/Dufferin Intersection. Ascordingly, there Is no propesed madmum helght or
denzity applicable fo thesa lands. Policy 10.1.1.4 ndicates thet "no amendments o tho
Pian or the Zoning Bydaw be permifisd without prior or concument sdoption of the
Secondary Plan™. Thiz pollsy wiil delay the redevelopment end intensfication in this
location, We mquest that the Cily inliate this process immediately and that it be
compistad [n & timaly manner. We furthar request that the Cly include provisions In the
draft Oficial Plan that would affow for the sdsting permissions In OPA 872 1o continus to

apply panding the adopiion of the Secondsry Flan.

Taking into consideration that the City hae idenfified that 2 Secondary Plan Is required for
this area, wo requast the following:

a. That the Secondary Plan contain provisions thet allow for highsr densities I aress
thet are located ot a designated "gatsway”, are in dioss praximily to a proposed
fransk stop, and are compatible with adjacsrnt lend usss.,

c. That the Sacondary Plan recognize that the subjedt properiy Is a sultable location o
accommodate halghis end densliies that will help achisve compact urban form and
translt-supportive develpment. Higher buliding densiizs and helghts at this beation
will help to achlovs the targeted infensification and provide for landmark bulidings that
will distinguish fhis key comar sile as & Wesiem Galway Info the Thomhil
Communiy. Tha Sscondary Flan poficias ehould recognize thet the esteblishment of
the Westem Guloway will entzll mong significant masssing and bullt form so that the
gatewsy becomes visible and recognizabla,

d. That the Secondary Plan recognize the subject properly as forming part of 2 Koy
Development Area in 8 Regional Comidor, as condernplaled by the York Rsgion
Dfficial Plan, Wae suppaort the principles in the York Ragion Officisl Plan that Key
Devefopment Aregs ere imbonsiicafion areas along Reglonal Conklors that om
intendedt and planned for the mozt Intensive and widest rangs of ugss.

e. In the draft Ofifclsl Plan Volume 1 dooument, the bui: form parameterns reganding the
policies and development criteria for Mid-Rise Buildings (s, 8.21.2 and 8.2.3.5) ans
too specific for an Official Plan and should take the form of guidsiines and not
requirements when reviewing sits spediiic develepment apgiications. In considemtion
of the subject properfy and gateway siies in genersl, wa stpport the Inclusion of
whan design policies in the Official Plan and Sscondary Plan that encourags zame
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setbacks from major strests, Such policies will help achieve sinsatscapss that are

f.  Wa support tha inclusisn of policies In the Cfilclal Plan that alfow retuced sfiespsciic
parking requirements that recognize the need o reduce parking requirements to
encourags transht idership {(8.4.3.2.2)

Aftached zre peiiminary erchitecturs! drewings prepered by Robert Swma Designs, dated
Saptember 11, 2008 thet flusirats tha type of dewslopment that con .be considersd
sppropriate for the sublect property. The proposal contermplatss the devslopment of the
subject properly for 8 miked-use project comprising a mid-iso (S-shoray) meeidentid and
retaifiofiice bullding. The commernclel uses, consleting of 621.8 mf (6,603.0 %) ars locatsd on
the ground sind sscond floors.  The ground Beor torsmorciel usss fece Canfre Strest o
animate the sirest and encouregs pedeciran ectivity. In o), there are 48 residential units
which are conlgined on fioms 3 through 8 The gross fioor area a8 shown on the sits plan s
2.88 FBI. The proposed parldng plan provides for 80 spaces (1.2/und plus 0.2/t for visior
parking and 4.8 spaces/100 m? for the commerclal uses). it ls noted that the parking leyout
pian will be revisited to allow for less undemground parking levels,

We request that the City considiy thase drawings, logefher with the above notad commants
in the prepanetion of the City's Officis! Plan.

Bhoukd you have any quastions or require clarifieafion on this malisr, plenss condact the
undorsigned,

Yours tuly,
Weaten Dunsuliing Group inc.
Per:

Sandra K. Pafano, BES MES MCIP RPP
Sanfor Planner

Cs  Dr, Arthur Fisch
John Zipay, City of Vaughsn
Diana Brchadl, Cly of Vaughan
Metissa Rossi, Cily of Vaughan
Plno DiMascho, Urban Strategles
Emily Refsman, Urban Stedegles
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Fobrusry 8, 2010
Fiiz No, 5028

City of Vaughan

Folioy Planning Deparfraent
2141 Major Mackenzis Dihve
Vaughan, Ondaric L8A 171

ATTENTION: Paul A. Rehinaon MTIP, RPP
Sanior Plennor - Polisy

Be=ar Sin

Ra: Oiflcl! Pisn Roview
1E20 Gormire Streat, Horfhesst Comer of Centry Strewt and Dufferin Sirest
Chy of Vesghsm

Wesion Conaulting Is Group e (WOGH) Is the planning consuliant mpressrting Dr. Arthur
Fleah, the owner of the shove captioned lands. The subjact properly is loeated on the north
eest comer of Centre Streat and Dufferin Sireet, in the communily of Thomhill, In the Clly of
Voughan (seo afached alr photo). The sublest propariy Is curently vecart, end was
previcusly cecupled by a gas bar

The sublact propery s deslgnaied “Gensral Commerslal” under Clly of Yaughan OPA 672
m}dlsummﬂ'm'wnﬁamsmfa zs outiined In the Thomhill Centrs Birest Study. OPA
872 Implemenis policies recommesndad by the Thomhii Centre Sireat Study and identify the
gubjact property o be within the Western Galswaey, which functions mﬁwen&y point i ihe
Thoirhl communtly from the west and norih, The sublact propery s zonod Hiphesy
Dommrarcis] Zons (CF) In the Clty of Vaughan Zoning Bylsw 1-88,

WCG! has besn monfioring the City's preparation of the naw Official Fisn and & is our opinion
that there s potentisd for inteneification in tha form of mboed uss development at this partieular

site, On Wadnesday November 18, 2008, WCGI attended the Cly of Viughan's open housa
on the status of the Oficial Fan review, WCG! hes reviewed the information avaliable with
respect o the subjact lands, which includes the proposed Urban Struches Map and the
proposad Land Usa Streciure Map.

Tise 201 Midway Svanus, Ut 10, Veurhan, Omarlo, L4K SK8
1881 Tel: (905)735-5080 10003633658  Fec (605) 7388637
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The subject iands are deslgnaied as "Local Centre” on tho draft Urban Structure Map
and are further idanfified as ‘#k! Rise Resldential Mized Use' on the draft Lend Uss

Structura Map.,

On behalf of our cllant, we are writng o eupport the designation of the subledt lands for
imarsification in the form of mixad usa development. Applications wll be submitted in the

futtre.

We offer the following comments with respect io the City's Oftcdal Flan review procsss as it
relatas {o the above nodad eubisct property:

1.

We support a mbted-use designation for the subject lands b light of the recent approval
and adopled York Reglen Official Plan and the conterdusi effustion of the preperdy being
locatad within & "Local Genire” alkong a "Regional Comldor. The York Reglon Officlad Plan
indicates that intensiication should occur In Raglonal Conidors amd conslders Local
Cantres appropriate areas to scoommodete intsnsified, mbked-use developments.

Raglonal Comidors are o ectommedate the highest densily and scals of devolonment
with an overall densly farget of 2.8 FSI. While we suppori thia density target and suggast
that the City incorporale the seme for the Centre Street Corridor, we recommend that ths
official plan conisin provisions that would sflow for higher densiies in arcas fhet ane
lncatad at 8 designaled “gatewsy”, ara in close proximily o & proposed wensit stop, are
compeatible with adigcont land uses, and have mindmal impact on the sumounding tand
usss, The adjpining fand uses for this particusr elte (Lo, commercal plaza andd vasan
lanwis) would also parmnit higher densfies because tho uses are compatble and the
impacis are thereford lesssned in comparison to edjolning tend uses that are not
compatible. These arees mey approprately axcesd a denally of 2.5 FS),

in onder to achieve the fargeiad intensification, eppropriate helghts and denalties must be
implemented. The eubject property is a suitable locstion o ascommodats helghts and
densiias thef wil help achiave compact urban form end trensit-supporiive davelopment.
Higher bullding densifiss and helghis at this location will help to schisve the targelsd
intensification and provide for fandmark bulldings thet will distingulsh this key comer sife
as a8 Westem Gateway info the Thomhlll Communfty, The officlal plan policies shouid
racagnize that the establishmsnt of the Weslem Gadeway will entalt more significant
massing and buift form so that tha gatoway becomas visible and recognizable,

Wa support the considsmtion of tha suhject proparly &s 8 Ksy Developmant Area in &
Regionz! Comidor according o the policles in the Yerk Region Officlal Plan end stggest
that the subject alte be identified as such in the City's Officlal Plan. We suppert the
principles in the York Region Official Flan that Key Development Areas are intsnaiiication
areas slong Reglonal Coridors that are Infended and planned for the mest infensive snd

_ widest rangs of usee.
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7.

Tha Yerk Reglon Cfficial Pisn incorporates the work of the Transporiztion Master Plan
update (2008). The Trensk Network msp (Map 11) shows Centro Strest as a “Regional
Rapid Transit Comidor” which is generally Infendad o dirsct madiem- and high-density
uban development The sublect properly's cloes prodmity to the Migiway 407 Transit
Way and proposed GO stafion alep makes it a suilable site for higher denelly mixed uss
development W requast that the Cly's Official Plan Includs polkies thet recognize the
significance of public invesireent in rapid iransl and trenslt supporive devsiopment.

While we arse stpportive of a mixed use deakination that incorporsies hath residentisd and
commeicial uses for the subject sits, the City's Officlal Plan policies should provide
fimdbiity regending the ypes and distribution of land uses it & dowolopment for

marketablily prposes,

We support the Repionsl Official Plan's perking management sirategles to roducs
parking requirements for development along tensit comldom & encourage transt
fiderahip and reguest the induslon of similer policles In the City's Offictal Plan,

We support the Inciusion of urban design policies i the Offfcial Plan that will provids for
zero kat Bne buliding setbacks in consideration of galeway sites. Development denshy
should be concentrated along fhe frontages of Duffern Strwet and Coarntrs Strest. Such
policies will eld In achisving @ bettsr relationship to the sirest, and supports 8 vibrant
shresizonpe that promotes pedestrian oriented development,

At this time, WOG! raquests that we be placed on the Cliy's malling Est In order that we may
cordinue fo particiato in the CRy's Officlat Plan Review procass. We renquest that the above

noted comments be conskisred in the preparation of the Gity's Officia! Plan,

Should you have any questions or require clarliication on this matier, plaase contast the
undersigned.

Yours buly,
Weston Consuliing Group ins,

Part

,

Sandra IC Patany, BES MES MCIP RFP
Senlor Plannar

Ce:

Dr. Arthur Fiech
Pino DiMasclo, Urban Strategles
Emily Reisman, Urben Strategles
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EMC File No.: 206199-PL

September 7, 2011

Via Email john.mackenzie@vaughan.ca

Community Planning Department

City of Vaughan
2141 Major Mackenzie Drive
Vaughan, ON
L6A 1T1 ~ ~N
Attention: John MacKenzie C l q

Commissioner of Planning ltem # !

Q
Dear Sir: Report No. =
Sfecial CLO

Re: Vaughan Official Plan {2010}

Land Use Designation ‘Modification’ Request - SQQ‘-_LEL)

Ct1

Anland Group Inc.

7386 Islington Avenue
Part of Lot 4, Registrar’s Compiled Plan 9831
Community of Woodbridge, City of Vaughan

Regionat Municipality of York

Further to our review of the Planning Department staff repont entitled “Modifications to the
Vaughan Official Plan — 2010 (Volume 1. Response to Public, Government and Agency
Submissions” being tabled at the September 12, 2011 Special Commitiee of the Whole meeting,
please be advised as follows with respect to further written comments relative to the above-noted
property:

1.

submissions dated May 24" and June 17" (attached for easy reference) requested a fand
use designation 'modification’ from the “Low-Rise Mixed-Use" designation to a more
appropriate "High-Rise Residential" designation;

the staff response appended to the September 12" Committee report (attached for easy
reference} recommended a ravision to a “Low-Rise Residential” designation, indicating
that the property was not considered nor identified as an area for greater intensification or
density as part of the municipality’s "Where and How to Grow Report”;

at the June 13" modification request review meeting convened with both City and York
Region Planning staff, there appeared to be consensus that a “Low-Rise” designation
whether "Mixed-Use” or “Residential" in nature was inappropriate and that while "High-
Rise Residential” was perhaps inappropriate, the more appropriate designation may in
fact be "Mid-Rise Residential"; and

based on our May 24" planning justification and rationale in support of a “High-Rise
Residential” land use designation within it's geographic and policy context, coupled with
the location of the future Woodbridge Go Transit Station {i.e. in close proximity and within
walking distance as measured by 400 metres and a 5-minute walking distance radii), the
properly is most appropriate for a “High-Rise Residential" {or alternatively a “Mid-Rise
Residential") designation and associated building form typologies, along with associated
height and density policy provisions.

Locational plans (attached for easy reference} for the future Go Transit Station (as
reported in a City staff report and Metrolinx presentation at the May 17" Commiittee of the

7577 Keele Street, Suite 200, Vaughan, Ontario L4K 4X3 Tel: (805) 738-3939 Fax: (805) 738-6993



File No.: 206199-PL
Vaughan Planning
September 7, 2011
Page 2

Whole (Working Session) and the May 4™ York Region Planning & Economic
Development Committee meetings) provide the relevant locational contexi, as well as
reiterate the locational attributes of the subject fands for a more appropriate land use
designation than the recommended “Low-Rise Residential” revision.

As such, we respectfully request that further consideration be given to the most appropriate land
use designation for the subject lands, being "High-Rise Residential” as per our 'modification
request’, revising Schedule 13-Q accordingly, while attaching the concomitant height and density
provisions. In the alternative, a "Mid-Rise Residential’ land use designation would also be more
appropriate than the proposed “Low-Rise Residential" designation.

Given our continued concerns with respect to the ‘adopted’ City of Vaughan Official Plan (2010)
document and the September 12™ staff recommendalion as it affects the subject lands, we
reserve the right to provide further submissions, review comments and deputations at the
appropriate point in time and prior to the overall process culminating with issuance of any
approvals by the Reglon of York. We further reserve our ‘right of appeal’ should the matter not be
addressed nor resolved to the satisfaction of the property owner.

Thank you very much for your attention to this matter and we look forward to further deliberations
and discussions with City and Regional Planning staff accordingly.

Yours {ruly, .
ROUP

Diana Bircahll, Vaughan Director of Policy Planning Diana.Bircahll@vaughan.ca

Roy McQuillin, Vaughan Manager of Policy Planning Roy.McQuillin@vaughan.ca
Heather Konefat, York Region Director Community Planning heather. konefat@york.ca

Z:\206199\206199 PlgDept VOP itr Sept0711.doc
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EMC File No.: 206199-PL
May 24, 2011

Via Email bryan.tuckey(@york.ca and Mail
Planning and Development Services Department
Regional Municipality of York
17250 Yonge Strest
Newmarket, ON
L3Y 6Z1

Attention: Bryan Tuckey, MCIP, RPP
Commissioner, Planging and Development Serviees

Dear Sir:

Re: . ‘Adopted’ City of Vaughan Official Plan (2018)
Anland Group Inc.
3687 Islington Avenue

Part of Lot 4, Registrar’s Compiled Plan 9831
(north-west quadrant of Islington Avenue North and Highway 407)
Community of Woodbridge, City of Vaughan

Regional Municipality of York

Please be advised that we act as the land development planning consuitants on behalf of the
owner of the above-note holdings within the City of Vaughan. Subsequent to the September 7,
2010 *adoption’ of the new City of Vaughan Official Plan (VOP) document by City Council, we
requested receiving the ‘natice of decision’ associated with Region of York approval of the local
Official Plan, with the October 12, 2010 letter to Denis Kelly, Regional Clerk attached for easy

reference (Attachment 1),

Background

A review of the “draft’ April 2010 Official Plan document (as per Atlachment 2) designated the
subject lands as “Low-Rise Mixed-Use" with a height provision of four (4) storeys (H4) and a
density provision of 1.5 coverage (D1.5). Subsequently, the ‘adopted’ September 2010 Plan
document retained the “Low-Rise Mixed-Use” designation, while canying forward both previous
height and density permissions (as per Attachment 3), however adding a further “Natural Areas”

land use designation over a significant portion of the lands.

Land Use Designation ‘Modification’ Request

As the Region of York deliberates on the new proposed City of Vaughan Official Plan (2010)
document as part of the review and approvals process, and prior to approving the document, we
respectfully request that the tands be subject to a ‘modification” associated with Schedule 13-Q:
Land Use, including:

1. redesignated to a more appropriate “High-Rise Residential (HI16; D4)" land use
designaticn; and

7577 Keele Strest, Sulte 200, Vaughan, Onlario L4K 4X3 Tel: (905) 738-3939 Fax: (905) 738-6993
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2. revised to a more accurate delineation for the “High-Rise Residential” and “Natural
Areas” designations.

Planning Justification and Rationale

The land use planning justification and rationale in support of the above-noted requested
modifications is two-fold: .

1. “High-Rise Residential” Designation

From a broader provincial and regional land use planning policy context, the subject
lands:

v are situated within the “Designated Built-Up Area” (2006) boundary of the local
municipality and are located along an “arterial corridor” with public transit
service; and

+ represent a candidate site for intensification purposes under the “Places to Grow:
Growth Plan for the Greater Golden Horseshoe™ (2006),

From the local land use planning context, coupled with the locational attributes, the
subject lands:

* represent a key location for development, and are contemplated and envisioned
for a residential built form (albeit low-rise mixed-use in nature) under the new
Official Plan;

= provide an opportunity to create and implement an Islington Avenue gateway
entrance to Woodbridge along a inajor arterial roadway,

' are situated in a peripheral location, being self-contained and isolated (regardless
of whether low, mid or high-rise designation) and would not impose any negative
jmpact on adjacent community land uses thus precluding any issues of
compatibility or transition;

* are supported by existing servicing infrastructure, while intensification would
benefit from the existing urban and transit infrastructure;

* dictate special land use and site planning consideration, as well as design
treatment (‘tower in the park’); and

* are located within close proximity (+/- 400 metres / 5 minute walking distance
radius) to the future proposed Metrolinx (Bolton rail service) GO Transit
Woodbridge station,

? - I p\, l’- . -
E’[n'li:;CGnuup LIVITED
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2. ‘“High-Rise Residential” and “Natural Areas” Delineation

With respect to the delineation between the “High-Rise Residential” and "Natural Areas”,
the subject lands:

= provide suitable physical, topographic and vegetative support for a broader
depiction of the developable area, as illustrated in the attached aerial photo and
site feature plan schematics (Attachment 4); and

« are mistepresented on the current version of “Schedule 13-Q: Land Use with
respect to site characteristics and concomitant development potential, and
therefore need to be revised accordingly.

The preliminary conceptual development plan for the holdings, which has been evolving

over the last several years, envisions a 16 storey point tower utilizing a stepped or

terraced design. A preliminary top of bank has been identified and a 10 metre buffer strip

along the valley lands has been incorporated to frame the potential development

envelope. Site area coverage would reflect the height provision, while parking would be

underground, with allocated visitor surface parking. The preliminary analysis to date
* illustrates a developable land area of approximately 2.5 acres (1.01 hectares) in size.

Access would be by means of a driveway connection to Islington Avenue at the north-end
of the site and would also itclude an easement for purposes of shared access to serve the
adjoining property to the north in order to functionally integrate, as part of a
comprehensive development plan, the future development of the abutting external lands.

The development limit of the “Natural Areas” portion of the property and the required
setbacks (10 metres from top of bank and edge of environmental feature) would however
be formally delineated and staked to the satisfaction of both the Toronto Region
Conservation Authority (TRCA) .and the City of Vaughan at some future point in time
and as part of the subsequent formal development application and regulatory approvals
process.

The “High-Rise Residential” designation being requested would therefore be supported
by appropriate height (H16) and density (D4) policy provisions, and indicated as such on
the requested Schedule 13-Q: Land Use ‘modification’, as per Attachment 5.

We understand that the local Vaughan Official Plan as adopted by City Council on September 7,
2010 has now been forwarded to the Region of York, as the approval authority, for review,
modification and approval purposes. We have also been advised by Regional Planning staff that
the VOP (20(0) document is scheduled to be the subject of a staff report which will be tabled
with Regional Planning & Economic Development Committee semetimes in the Fall of 2011, As

such, we formally request:

i R G N
IE rl“ GROUP LINMITED
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York Planning
May 24, 2011
Page 4

1. being notified of the preparation, as well as receiving any City of YVaughan and Regional
Planning Department staff reports, as weli as the Region of York ‘drafi notice of
deciston’ (proposed modifications and deferrals) rolated to the proposed City of Vaughan
Official Plan;

2. being notified in advance of scheduled dates as to City of Vaughan Committee of the
Whole and/or City Council, as well as Regional Planning & Economic Development
Committee and/or Councit consideration of the Plan document; and

3. an opportunity to convene a review meeting relative to the subject fands and the
requested land use designation ‘modification’ with both Regional and City Planning staff
to address our submission comments.

Given our current concerns with respect to the ‘adopted’ City of Vaughan Official Plan (2010)
document as it affects the subject lands, we reserve the right to provide further submissions and
review comments at the appropriate point in time and prior to the overall process culminating
with issuance of any approvals by the Region of York. Wo further reserve our ‘right of appeal’
should the matter not be addressed nor resolved to the satisfaction of the property owner.

Thank you very much for your attention to this matter and we look forward to further
deliberations and discussions with both Regional and City Planning staff.

Yours truly,

ior Planner
atichs.

¢c.  John Zipay, City of Vaughan Commissioner of Planning (Yohn.Zipay@vaughan.ca)
Jason Gabriele, Anland Group Inc. (jagabriele@rogers.com)

ZA2061991206199 YR PigDept YOP Lir May241 Ldoc
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EMC File No.: 204101-PL
October 12, 2010

Regional Municipality of York
Corporate Services Department
York Region Administration Building
17250 Yonge Street

4" Floor

Newmarket, ON

L3Y 6Z1

Attention:  Denis Kelly
Regional Clerk

Dear Sir;

Re: Official Plan for the City of Vaughan (2010

Further to the recent September 7, 2010 ‘adoption’ by City of Vaughan Council of the
new and updated City of Vaughan Official Plan 2010, coupled with submission to the
Regional Municipality of York as the approval authority, please be advised that as per the
circulated “notice of City Council adoption’, we respectfully request receiving a copy of

Via Fax 1-905-895-3031

the ‘notice of decision’ associated with Regional approval of the Official Plan document.

Thank you very much for your attention to and cooperation with our request.

Yours truly,

¢.c.  York Region Planning & Development Services (Fax #1-9035-895-3482)
Jeffrey A. Abrams, Vaughan City Clerk (Fax #905-832-8535)
Diana Birchall / Mauro Peverini, Vaughan Policy Planning (Fax #905-832-8545)

Z:204101204101 YR ClerksDept Yaughan OP appraval lir Octi2)0.doc

®

7577 Keele Streel, Suite 200, Vaughan, Ontario L4K 4X3 Tel: (805)738-3939 Fax: (905) 738-8993






0102 jucy

AN s LEMEAITSURe) sulRIoW SITOT e
P BANY UT 2L

Komrey

ooy

SR PUB PRI, ©

SAUE] T k03 Aemaped

WHUUEITN PUB SRS L, ,

02 Aipernog s

ik

|

1
[

Teuonmasuy Rfew
TRWAndury 3BTy
WU leEaS -
ISP UNGIIMOT

T (SIS
R BN FTYAGIH
lefrsrery eRH B
FEYDRAN TP
ICTURPISIY a5HPYN -

i

ST I
[ORLBISTY DTN

ISP Ny
femmnoidy RSy

soamsuxis aedyy N
|




010z Rmdsg

..Zq!u:<>m_.v







SHS-661902 pTe L
my pmg | FOOD! i 1 iywag

1500 AVH G _ _

NYHIMYA 20 AUD — 3INN3AY NDLONIISE SRCZ

d¥i TIVIEZEY
Erpli}

ECEC=30¢ (S04} BT vouSnop
rishouoi 100fosd  Zsruubly  tusavbul

azLInNIm l:OEUU E M

¥343N08 HOvBl3S Wil ~———-
|

SVY3INY TWHNLYN | 1

| I |

Faans

TYILNIAISTY ISIH—HOIH | 4_..|_

[SNERED]




HHS—66190T SIHLIN

. .us* ZO00L 1 L iyyms

LEOD Avey "u._.a— _

N¥Id Junlv3ad

e

&C6C-Re (cDs} cuolg  ueySaon
tabouow 333t LoDl SasRwbug

smmwransus Y T

(MOVEI3S ¥3J4NE WOL KUM) ———q

SVAUY TWEMLVN | !
A

.

TYILNZQIS3Y 3SI—ROH | *
)

| E—

(AN ELER

¥3Jjing wol

S5320V  d350d0dd




)

INS—B6LI0T _ I
an 0001 3t TS
LRk 2 u._.’.u_ _
NOILYDI21a0m

Jsn ANV :0-%L
JFINQ3IHIS d3LSINDIH

U

EEC—ore (So8) NUND  wiBnoy
taobouow j2afalg  Caavuey  waEpuibuy

[T

N—
TYILNIAISZY ISW=HOIH I

anN3sT]




E m @ GROUP LIMITED hbmnars
Project Managers

BMC File No.: 206199-PL
June 17, 2011

Via Email and Mail (3 pages)

Regional Municipality of York

Community Planning

Plaming and Development Services Department
17250 Yonge Street

Newmarket, ON

L3Y 6Z1

Attention: Heather J. Konefat
Director, Community Planning

Dear Madam:

Re: City of Vaughan (2010) Official Plan
Modification Request
Anland Group Inc.
7386 Islington Avenne

Part of Lot 4, Registrar’s Compiled Plan 9831
(zorth-west quadrant of Islington Avenue North and Highway 07)
Community of Woodbridge, City of Yaughan

Regional Municipality of York

Thank you very much for convening the June 13® review meeling with Regional and City
Planning staff with respect to our land use designation ‘modification’ request relative to the
above-noted property. From our session, we understand that:

1, asthe approval authority, York Region is considering requested *modifications® as part of
the overall review and approval process assoclated with the City of Vaughan Council
‘adopted’ (September 7, 2010) Official Plan document; and

2. that City Planning staff are anticipating reporting back to Committee of the Whole in
September 2011 and subsequently to Council, while Regional Planning staff are
scheduled to table a report with Planning & Economic Development Committes and
subsequently with Regional Council sometimes during the Winter,

As now fited as part of the public record, we submitted Vaughan Official Plan (“VOP"} review
comments on behalf of the property owner dated May 24, 2011 which articulated various
concems with and objections to both the ‘draft’ and the ‘adopted’ Official Plan documents.

Simply stated, our comments were as follows:

1, the ‘draft’ VOP (April 2030) document designated the subject jands as “Low-Rise
Mixed-Use™ with associated height (H4) and density (D1.5) policy provisions, while the
‘adopted’ VOP (September 2010) ehanged the land use designation primarily to “Natural
Areas” with a greatly reduced area designated as “Low-Rise Mixed-Use”, and that the

7577 Keele Street, Sulte 200, Vaughan, Ontarlo L4K4X3 Tel: (805)738-3938 Fax: (805) 738-6903
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York Planning
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Page 2

latter revised designation and delineation was not indicative of the site’s development
potential nor reflective of existing physical and environmental constraints;

2, with respect to the above-noted change in the land use designation, we need to
understand how and why the designation from the ‘draft’ VOP April 2010 document
(“Low-Rise Mixed Use™) was revised in the ‘adopted’ VOF (September 2010) document
(“Natural Areas” and “Low-Rise Mixed-Use") -- in essence, what is the technical
justificetion and support for such a change; and

3, questioning whether the “Low-Rise Mixed-Use” designation was appropriate, with a
requested ‘modification’, based on and supported by a preliminary Jand use and policy
planning justification, coupled with the property’s locational attributes, to a more
appropriate “High-Rise Residential (H16; D4)" designation.

While City staff appeared to indicate that the “Low-Rise Mixed-Use” designation -- given the
‘mixed-use’ suffix -- was perhaps inappropriate, and that a strictly ‘residential’ rather than
combined ‘residential and mixed-use’ designation was most appropriate in such location, our
position and ‘modification’ request remains that “High-Rise Residential” would be more
appropriate than “Mid-Rise Residential” given the locational attributes of the sybject lands..

As indicated during our session, a preliminary development opportunities review was undertaken
with an assembled multi-disciplinary consulting team, and & formal review meeting was
conivened with City staff on April 9, 2008 for purposes of discussing the development concept,
land use designation and policy provisions, as well as requisits technical analysis moving
forward, Further associated work evolving from the initial City staff discussions however, was
put on hold pending the completion of the City’s Official Plan Review / Conformity Update

initiative.

As an aside and as a point of clarification, the existing driveway access, as indicated in the text of
our May 24" submission, is “to be retalned” (along the north-side property limit and shared
mutually with the adjacent property) rather than “to be removed” as indicated in error on the
aerial photograph schematic, The location of the driveway access point was also subject to and
supported by traffic engineering analysis, along with necessary submissions and discussions.

Regardless, the primary concem relative to our submission is with respect to establishing the
most appropriate development land use designation under the new Official Plan document,
coupled with delineation of the developable area (i.c. tableland in the order of 2.5 acres / 1.01
hectares — subject to a formal stake-out as part of the regulatory approvals process), as well as the
depiction of the extent of the “Natural Areas” designation constraints,

Until such time that land use designation is reconsidered and the requested modification is
approved, coupled with a staff’s explanation relative to the City-hnitiative land use designation
changes, we continue to have concerns with and bring forward"our objections to the September 7,
2010 *adopted’ City of Vaughan Official Plan document,

E ) s coams
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Thank you very much for your attention to this matter and should further meetings and/or
discussions need to bo scheduled, we ask that you please advise accordingly.

Yours truly, "
EMC GRO

Diana Birchall, Director Policy Planning / Urban Design, City of Yaughan

Augustine Ko, Senior Planner, York Region
Clement Chong, Senior Policy Planrer, City of Vaughen

C.C.

ZA206199206199 YR PlgDept VOP Lir Jn17H1 .doc
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Where and How to Grow

Oversupply of Intensification
Potential is Necessary

Most of the Priority Areas for intensification coincide
with parts of the City that already have higher density
development permissions and so the bulk of the
intensification target can be met without significantly
changing policies. However, unlike greenfield
development where the total unit build out is known at
the early planning stages, there is little such certainty
when planning for redevelopment. For this reason

a certain oversupply of intensification potential is
necessary to allow for the market to select the most
desirable of the priority areas. Factors which may impact
the rate of intensification uptake include land owner
willingness or interest to undertake redevelopment,

market upswings/downturns, and ease of land assembly.

The theoretical capacity is conservative and does not

necessarily represent the maximum or minimum capacity

of any given parcel.

From Opportunity Areas to
Official Plan Designations

The identification of specific parcels as having
intensification potentiat should not be construed to mean
that the existing permissions for development on the
lands have or will change. The intensification analysis
provides theoretical comfort, based on realistic options,
of the capacity of the built-up area to meet the minimum
intensification target set by the Region. This analysis will
be used to help establish which areas of the City should
receive land use designations that are consistent with
intensification. In the Official Plan, such designations
may be applied to areas generally consistent with the
parcels identified here for intensification but may inciude
other similar parcels that were not previously identified
as having immediate intensification potential. The
designations will aiso sort the intensification areas and

other centres into an appropriate hierarchy.



in addition to the parcels identified through the preceding
analysis, there may be other sites that over time, may
meet the criteria for intensification. The Official Plan

will need to inciude policies to help Council evaluate
potential intensification areas as they come forward.
Policies will also be developed to monitor the supply of
intensification sites over the horizon of the Plan. Places
to Grow requires that municipalities meet the minimum
intensification target for residential growth by the year
2016 and every year thereafter. Coincident with every
Provincially mandated five-year review of the Official
Plan, the City shoulid review the level of intensification
being achieved and compare that to potential supply to
ensure both needs and targets are being met.

Accommodating Growth to 2031 61

Additional Development
Through infill

For the purposes of meeting the spirit of the
intensification policies of Places to Grow, York

Region's prescribed intensification targets for the local
municipalities do not include any single-detached or
semi-detached units. There will, however, be a certain
amount of low-density infill that occurs within the built
boundary that contributes to meeting the overall demand
for new housing units - approximately 100 units per year
on average. These units also contribute to creating a
more diversified mix of intensification typologies. They
will be scattered throughout the built-up area.

‘Itis estimated that approximately 2,000 low-density
infill units will be built within the built boundary®.

5 Regional Official Plan Update Presentation to the Vaughan
Official Plan Review Committee January 27, 2009
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9.2.1.11.

9.2.2

9.2.2.1.

recreation, community gardens, other utilities and uses such as parking lots and outdoor
storage that are accessory to adjacent land uses, shall be permitted in corridors where
they are compatible with surrounding land uses and reviewed/approved by the utility
provider.

Where there is a change in land use designation between lands in an Employment
Area and any other designation, the existing neighbouring uses will be protected
where necessary by the provision of landscaping, buffering or screening devices, and
measures to reduce nuisances and, where necessary, by regulations for alleviating
adverse effects included but not limited by lighting, noise and truck traffic. Such
provisions and regulations shall be applied to the proposed development and, where
feasible, shall also be extended to the existing use in order to improve its compatibility
with the surrounding area; and/or, In all cases where a proposed development seriously
affects the amenity of the surrounding area, consideration shall be given to the
possibility of ameliorating such conditions, as a condition of approving an application,
especially where public health and welfare are directly affected.

Land Use Designations
It is the policy of Council that:

Low-Rise Residential

In areas designated on Schedule 13 as Low-Rise Residential, the following policies

apply:

a. Low-Rise Residential areas be planned to consist of buildings in a low-rise form
no greater than three sforeys.

b. The following uses shall be permitted in areas designated as Low-Rise
Residential, in addition to those uses permitted through policy 9.2.1.8:
i. Residential units;
ii. Home Occupations;
ii. Private home day care for a maximum five (5} children; and,
iv.  Smali scale convenience retail, provided the use is:
A. located on a corner lot where at least one of the sides is on a collector
or arterial street as indicated on Schedule 9; and
B. amaximum of 185 square metres of gross floor area.

VAUGHAN OFFICIAL PLAN 2010 VOLUME 1
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The following Building Types are permitted in areas designated as Low-Rise
Residential, pursuant to policies in Section 9.2.3 of this Plan:

i Detached House;

ii. Semi-Detached House;

jii. Townhouse; and,

iv.  Public and Private Institutional Buildings.

Low-Rise Mixed-Use
In areas designated on Schedule 13 as Low-Rise Mixed-Use, the following policies shall

apply:

a.

Low-Rise Mixed-Use areas are generally located on arterial or collector streets.
They will allow for an integrated mix of residential, community and small scale refail
uses intended to serve the local population. These areas will be carefully designed
with a high standard of architecture and public realm, and well integrated with
adjacent areas.

The following uses shall be permitted in areas designated as Low-Rise Mixed-Use,
in addition to those uses permitted through policy 9.2.1.8:

i Residential units;

ii. Home Occupations,

iii. Small scale hoiels;

iv. Retaif uses subject to the policies of Section 5.2.3; and,

v.  Office uses.

In areas designated as Low-Rise Mixed-Use and located in Infensification Areas
identified on Schedule 1, the ground floor frontage of buildings facing arterial and
collector streets shall predominantly consist of retaif uses or other active uses that
animate the street.

In areas designated as Low-Rise Mixed-Use and located in Intensification Areas

the zoning by-law shali require a minimum of 30% of the total gross floor area of all
uses on the lot to consist of uses other than retaif uses.

CHAPTER 9 BUILDING A GREAT CITY 247
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e. In areas designated as Low-Rise Mixed-Use and located in Community Areas
identified on Schedule 1, retaif and office uses will be limited to a maximum of 500
square metres of gross floor area if located on a collector street as indicated on
Schedule 9.

f.  The following Building Types are permitted in areas designated as Low-Rise Mixed-
Use, pursuant to policies in Section 9.2.3 of this Plan:
i. Townhouses;
i. Stacked Townhouses;
ii. Low-Rise Buildings; and
iv.  Public and Private [nstitutional Buildings.

Mid-Rise Residential
92.23. in areas designated on Schedule 13 as Mid-Rise Residential, the following policies
apply:

a. Mid-Rise Residential areas are generally located in Infensification Areas and
shall be planned to consist of primarily residential buildings. They will help achieve
the City's population and infensification targets by establishing medium intensity
housing forms. These areas will be carefully designed with a high standard of
architecture and public realm, and well integrated with adjacent areas.

b.  The following uses shall be permitted in areas designated as Mid-Rise
Residential, in addition to those uses permitted through policy 8.2.1.8:
i Residential units;
ii. Home Occupalions;
iii. Small scafe convenience refail, provided the use is:
A. located on a corner lot where at least one of the sides is on a collector
or arterial street as indicated on Schedule 9; and
B. a maximum of 185 square metres of gross floor area. and,
iv.  Communify facilities.

¢.  The following Building Types are permitted in areas designated as Mid-Rise
Residential, pursuant to policies in Section 9.2.3 of this Plan:

VAUGHAN OFFICIAL PLAN 2010 VOLUME 1



i Mid-Rise Buildings; and,
ii.  Public and Private Institutional Buildings.

d. Within 70 metres of an area designated as Low-Rise Residential or on streets
that are not arterial streets or major collector streets, the following building types
may be permitted, pursuant to policies in Section 9.2.3 of this Plan, in order to
provide for an appropriate a transition to the Low-Rise Residential area:

i Townhouses;
ii.  Stacked Townhouses; and,
fii. Low-Rise Buildings.

Mid-Rise Mixed-Use
9224, In areas designated on Schedule 13 as Mid-Rise Mixed-Use, the following policies
shall apply
a. Mid-Rise Mixed-Use areas are generally located in Intensification Areas and
provide for a mix of residential, refafl, community and institutional uses. These
areas will be ‘carefu[[y designed with a high standard of architecture and public
realm, and well integrated with adjacent areas.

b. The following uses shall be permitted in areas designated as Mid-Rise Mixed-

Use, in addition to those uses permitied through policy 2.2.1.8:

i Residential units;

ii. Home Occupations,

ii. Community facifities;

iv.  Cultural uses, including commercial galleries and theatres; and,

v.  Retaif uses subject to the policies of Section 5.2.3;

vi. Office uses up to a maximum of 7,500 square metres;

vii. Parking garage

viii. Hotel, and,

ix. Gas stations, subject to the following criteria:
A. the use is located on an arterial street as indicated on Schedule 2;
B. the use is limited to one gas station per intersection; and,
C. no gas stations shall be permitted at the intersection of two arterial

streets as indicated on Schedule 8.

CHAPTER 9 BUILDING A GREAT CITY 249
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c. Inareas designated as Mid-Rise Mixed-Use the ground floor frontage of buildings
facing arterial and collector streets shall predominantly consist of refail uses or
other active uses that animate the street.

d. In areas designated as Mid-Rise Mixed-Use and located in Intensification Areas
identified on Schedule 1, retaifl uses shall not exceed 50% of the total gross floor
area of all uses on the lot.

e. Inareas designated as Mid-Rise Mixed-Use, The following Building Types are
permitted in areas designated as Mid-Rise Mixed-Use, pursuant to policies in
Section 9.2.3 of this Plan:

i. Mid-Rise Buildings;
ii. Public and Private Institutional Buildings; and
iii. Gas Stations.

f.  Within 70 metres of an area designated as Low-Rise Residential or on streets
that are not arterial streets or major collector streets, the following building types
may be permitted, pursuant to policies in Section 9.2.3 of this Plan, in order to
provide for an appropriate a transition to the Low-Rise Residential area:

i Townhouses;
ii. Stacked Townhouses; and,
iii. Low-Rise Buildings

High-Rise Residential
9.2.2.5. In areas designated on Schedule 13 as High-Rise Residential, the following policies

apply:

a. High-Rise Residential areas are generally located in Intensification Areas and
shall consist of primarily residential buildings. These areas will help achieve the
City's population and intensification targets by establishing higher intensity housing
forms. These areas will be carefully designed with a high standard of architecture
and pubtlic realm, and well integrated with adjacent areas.
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b. The following uses are permitted in areas designated as High-Rise Residential,
in addition to those uses permitted through policy 9.2.1.8:
i Residential units;
ii. Home Occupalions; and,
iii. Community facllities.

¢. The following Building Types are permitted in areas designated as High-Rise
Residential, pursuant to policies in Section 9.2.3 of this Plan:
i. High-Rise Buildings;
il.  Mid-Rise Buildings; and,
ii. Public and Private Institutional Buildings.

d.  Within 70 metres of an area designated as Low-Rise Residential or on streets
that are not arterial streets or major collector streets, the following building types
may be permitted, pursuant to policies in Section 9.2.3 of this Plan, in order to
provide for an appropriate a transition to the Low-Rise Residential area:

i.  Townhouses;
i. Stacked Townhouses; and,
iii. Low-Rise Buildings.

High-Rise Mixed-Use
9.2.2.6. In areas designated on Scheduie 13 as High-Rise Mixed-Use, the following policies
apply:

a. High-Rise Mixed-Use areas are generally located in Intensification Areas and
provide for a mix of residential, refail, community and institutional uses. These
areas will be carefully designed with a high standard of architecture and public
realm, and well integrated with adjacent areas.

b. The following uses are permitted in areas designated as High-Rise Mixed-Use, in
addition to those uses permitted through policy 9.2.1.8:
i Residentia} units;
ii. Home Occupations;
iii. Communily facilities;
iv.  Cultural uses, including commercial galleries and theatres;
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9.2.3 Building Types and Development Criteria
It is the policy of Council that:

Detached Houses and Semi-Detached Houses
9.2.3.1, The following policies and development criteria apply to Detached Houses and Semi-

Detached Houses:

a. ADetached House is a low-rise residential building, up to three sforeys in height,
situated on a single lot and not attached to any other residential building. A Semi-
Detached House is a low-rise residential building, up to three sforeys in height,
situated on a single lot and attached to no more than one other residential building
situated on a separate parcel.

b. In Community Areas with existing development, the scale, massing, setback
and orientation of Detached Houses and Semi-Detached Houses will respect
and reinforce the scale, massing, setback and orientation of cther built and
approved Detached Houses and/or Semi-Detached Houses in the immediate area.
Variations are permitted for the purpeses of minimizing driveways.

c¢. Inareas of new development, the scale, massing, setback and orientation of
Detached Houses and Semi-Detached Houses will be determined through the
process of developing and approving Secondary Plans, Block Plans, Plans of
Subdivision, Zoning By-laws, and/or urban design guidelines.

Townhouses
9.23.2. The following policies and development criteria apply to Townhouses:
a. ATownhouse is a iow-rise residential building, up to three storeys in height,
situated on a single parcel and part of a row of at least three but no mere than six
attached residential units.

b. In Community Areas with existing development, the scale, massing, sethack and
orientation of Townhouses will respect and reinforce the scale, massing, setback
and orientaticn of other built and approved Townhouses in the immediate area.
Variations are permitted for the purposes of minimizing driveways and having front
entrances and porches located closer to the street than garages.
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9.2.3.3.

In areas of new development, the scale, massing, setback and orientation of
Townhouses will be determined through the process of developing and approving
Secondary Plans, Block Plans, Plans of Subdivision, Zoning By-laws, and/or urban
design guidelines.

Townhouses shall generaily front onto a public street. Townhouse blocks not
fronting onto a public street are only permitted if the unit(s) flanking a public street
provide(s) a front-yard and front-door entrance facing the public street.

The facing distance between blocks of Townhouses that are not separated by a
public street should generally be a minimum of 18 metres in order to maximize
daylight, enhance landscaping treatments and provide privacy for individual units.

Stacked Townhouses
The following policies and development criteria apply to Stacked Townhouses:

a.

Stacked Townhouses are attached low-rise residential houseform buildings
comprising of two to four separate residential units stacked on top of each other.
Stacked Townhouse units are typically massed to resemble a traditional street
Townhouse and each unit is provided direct access to ground levet.

Stacked Townhouses shall be a maximum of four sforeys In height.

A building containing a row of Stacked Townhouses shall not be longer than 50
metres.

Stacked Townhouses shall generally be oriented to front onto a public street in
order to provide front entrances on public streets.

The facing distance between blocks of Stacked Townhouses that are not
separated by a public street should generally be a minimum of 18 metres in order
to maximize daylight, enhance landscaping treatments and provide privacy for
individuai units.
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Low-Rise Buildings
9.2.34. The following policies and development criteria apply to Low-Rise Buildings:
a. Low-Rise Buildings are generally buildings up to a maximum of five storeys in
height, and subject to the maximum building height permitted through Policy
9.2.1.4 and Schedule 13.

b. Inorder to provide appropriate privacy and daylight/sunlight conditions for any
adjacent houseform buildings, Low-Rise Buildings on a lot that abuts the rear
vards of a lot with a Detached House, Semi-Detached House or Townhouse shall
generally be setback a minimum of 7.5 metres from the property line and shall
be contained within a 45 degree angular plane measured from the property line
abutting those houseform buildings.

¢.  Surface parking is not permitted between the front or side of a Low-Rise Building
and a public street. Surface parking elsewhere on a lot with a Low-Rise Building
shall generally be setback from any property line by a minimum of three metres
and shall be appropriately screened through landscaping. The minimum width of
the landscaped area shall be established in the Zoning By-law. All surface parking
areas must provide a high level of {andscaping treatment and pedestrian pathways
and it is encouraged that the grading and landscaping materials for surface
parking lots be designed as part of the site’s stormwater management system.

d. The rooftop of Low-Rise Buildings should include landscaped green space, private
outdoor amenity space or environmental features such as solar panels.

Mid-Rise Buildings
9.2.3.5. The following policies and development criteria apply to Mid-Rise Buildings:
a. Mid-Rise Buildings are generatly buildings over five storeys in height, upto a
maximum of twelve storeys in height, depending on the height permitted through
policy 9.2.1.4 and Schedule 13.

b. Mid-Rise Buildings over six storeys in height shall be designed with a pedestrian-
scaled podium. The podium shall generally be between three and six storeys in

270 VAUGHAN OFFICIAL PLAN 2010 VOLUME 1



9.2.3.6.

height. Taller building elements shall generally be set back from the podium by a
minimum of three metres along all public street frontages in order to provide an
appropriate pedestrian environment and mitigate wind impacts at the street level.

In order to pravide appropriate privacy and daylight/suniight conditions for any
adjacent houseform buildings, Mid-Rise Buildings on a lot that abuts the rear
yards of a lot with a Detached House, Semi-Detached House or Townhouse shall
generally be setback a minimum of 7.5 metres fram the property line and shall
be contained within a 45 degree anguiar plane measured from the property line
abutting those houseform buildings.

Mid-Rise Buiidings should be located and oriented in order to provide sufficient
privacy and daylight conditions for the people living and working within them.
Primary windews con a facade shall achieve a minimum window separation from
other primary windows facades of approximately 20 metres.

Surface parking is not permitted between the front or side of a Mid-Rise Building
and a public street. Surface parking elsewhere on a lot with a Mid-Rise Building
should be set back from any property line by a minimum of three metres and

shall be appropriately screened through landscaping. The maximum width of the
landscape buffer will be established in the Zoning By-law. All surface parking areas
must provide a high level of landscaping treatment and pedestrian pathways and it
is encouraged that the grading and landscaping materials for surface parking lots
be designed as part of the site's stormwater management system.

The rooftop of Mid-Rise Buildings should include fandscaped green space, private
outdoor amenity space or environmental features such as solar panels.

High-Rise Buildings
The following policies and development criteria apply to High-Rise Buildings:

High-Rise Buildings are generally buildings over twelve storeys in height, up to a
maximum height as permitted through policy 9.2.1.4 and Schedule 13.
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b. High-Rise Buildings shall be designed with a pedestrian-scaled podium. The
podium should generally be between three and six sforeys in height. Taller building
elements should be set back from the podium by a minimurn of three metres
along all public street frontages in order to provide an appropriate pedestrian
environment and mitigate wind impacts at the street level.

c. Inorderto provide appropriate privacy and daylight/sunlight conditions for any adjacent
houseform buildings, High-Rise Buildings cn a lot that abuts the rear yards of a lot
with a Detached House, Semi-Detached House or Townhouse shall be setback a
minimum of 7.5 metres from the property line, and the first 12 storeys of which shall be
contained within a 45 degree angular plane measured from the property line abutting
those houseform buildings.

d. In order to provide appropriate privacy and daylight conditions for people living and
working within High-Rise Buildings, to minimize shadows created by High-Rise
Buildings, and to contribute to overall excellence in the City’s urban design, High-
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9.2.37.

Rise Buildings should be designed as slender towers and spaced appropriately

through the following criteria:

i the floorplate, measured as the total area contained within the exterior face of
a building excluding balconies, for portions of High-Rise Buildings above the
twelfth storey generally shall be no greater than 850 square metres, except
for High-Rise Buildings containing office uses above the twelfth storey;

ii. the portions of High-Rise Buildings above twelve storeys shall be setback a
minimum of 15 metres from any property line; and,

iii. where more than one High-Rise Building is located on the same lof, the
distance between any portions of the High-Rise Buildings above twelve
storeys should generally be at least 30 metres.

Surface parking is not permitted between the front or side of a High-Rise Buildings
and a public street. Surface parking elsewhere on a lot with a High-Rise Building
shall be setback from any property line by a minimum of three metres and shall
be appropriately screened through landscaping. Surface parking areas are seen
as temporary and therefore all high-rise buildings are required to accommodate
a minimum amount of parking within the high-rise structure. A phasing plan to
show how the surface parking is to be phased-out overtime, shall be provided.
Ali surface parking areas must provide a high level of landscaping treatment
and pedestrian pathways and it is encouraged that the grading and landscaping
materials for surface parking lots be designed as part of the site’'s stormwater
management system.

The rooftop of High-Rise Buildings should include landscaped green space,
private outdoor amenity space or environmental features such as solar panels.
The roof itself should be designed to be of architectural interest and contribute to
an interesting skyline and cityscape.

Employment/Industrial Buildings
The following policies and development criteria apply to Employment/industrial
Buildings:

Employmentl’[ndustrial Buildings are buildings exclusively located within
Employment Areas and are generally low-rise in form.
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9.2 Land Use'ésﬁgnations and Permitted Buildings Types

9.2.1 General Land Use Policies
This Section includes the land use designations, building typologies and associated
schedules that apply across the City. These form the primary mechanisms for achieving
the growth management strategy set out in Chapter 2 and the various thematic policies
set out in Chapters 3 through 8 of this Plan. They also provide specific direction on
how to achieve the various public realm, built form, urban design and sustainable
development policies set out in Section 9.1. Together, the policies and schedules in
Section 9.2 describe which land uses are permitted in different parts of the City, which
types of buildings are appropriate in different areas, set out general or, where indicated,
specific height and density permissions and provide for specific development and built
form criteria.

It is the policy of Council that:

9.2.1.1. The use of land and the permitied building types on any property shall be those
identified and described by the designations and their applicable policies set out in
Section 9.2.2 and shown on Schedule 13. For the purposes of this Plan, references to
Schedule 13 include Schedules 13-A through 13-T, inclusive.

9.21.2. The development criteria for various building types are set out in Section 9.2.3. Any
variations from the policies in Section 9.2.3, shall, to the satisfaction of the City, be
minor and shall respond to unique conditions or context of a site. Such variations, with
the exception of variations to height and or density, will not require an amendment to
this Plan provided that they are supported through an Urban Design Brief that has been
prepared to the satisfaction of the City. Detailed development standards to implement
the policies set out in Section 9.2.3 will be provided through the City's Zoning By-law.

9.2.1.3. Any lands shown on Schedule 3 as located within the boundary of the Provincial Oak
Ridges Moraine Conservation Plan and Provincial Greenbelt Plan are also subject to
the polices of the Provincial Oak Ridges Moraine Conservation Plan and Provincial
Greenbelt Plan and, in all instances, the policies of those Plans shall prevail.

9.2.1.4. No building or structure shall exceed the height in storeys indicated on Schedule 13 by
the number following the letter H.
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Hardychuk, Gloria

From: Bonsignore, Connie on behalf of Abrams, Jeffrey

Sent: Monday, September 12, 2011 3:26 PM
To: Hardychuk, Gloria
Subject: FW: Proposed Modifications to Vaughan Official Plan (Volume One) File No. OP25.1 - Consideration by

Special Committee of the Whole Meeting - September 12, 2011

Attachments: 2011-09-12 LPA letter to the Special Committee of the Whole Meeting on modifications to Official Plan
(Volume 1).pdf :

tem# __1

Report No.
P SPECIAL CO

From: Victor Labreche [mailto:victor@Ipplan.com]

Sent: Monday, September 12, 2011 3:18 PM

To: Bellisario, Adelina

Cc: MacKenzie, John; Birchall, Diana; Chong, Clement; Rossi, Melissa; McQuillin, Roy; Abrams, Jeffrey; 'Ko, Augustine’; Tony
Elenis'; 'Brandy Giannetta'; dsim@aw.ca; paul.hewer@ca.mcd.com; smejkal_leslie@timhortons.com;
rosales_susan@timhortons.com; Susan_Towle@Wendys.com; "Polowin, Michael'; Sandy@Ipplan.com

Subject: Proposed Modifications to Vaughan Official Plan (Volume One) File No. OP25.1 - Consideration by Special Committee of
the Whole Meeting - September 12, 2011

Dear Ms. Bellisario,

Please accept the attached letter as our written submission comments on the above noted matter for consideration at the
Special Committee of the Whole Meeting tonight on the above subject matter.

At your earliest opportunity, please confirm your receipt of this email and the attached letter.

Thank you,

Victor Labreche, MCIP, RPP
Senior Principal

Labreche Patterson & Associates Inc.

Professional Planners, Development Consultants, Project Managers
330 Trillium Drive

Unit A1

Kitchener, Ontario

N2E 3.J2

Phene - (519} 896-5956

a/12/7011
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‘ax-  (519) 896-5355

e informaticn contained in his e-mai is intendad oniy for the individual or entily to whom itis addressed. }s contents {including any allachments) may contain confidential
wndfor privileged information. I you are 130t an intended recipient you must not use. disclose, disseminate, copy or print its contents. If you receive this e-mall in error, please
wotify thie sender by reply e-mail and permanently delete the massags.
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Labreche Patterson & Associates Inc.

Professional Planners, Development Consultants, Project Managers

VIA E-MAIL (adelina@beliisario@vaughan.ca)

Our File: P-375-09 L

September 12, 2011

Ms. Adelina Bellisario
Assistant City Clerk

City of Vaughan

Clerks Department

2141 Major Mackenzie Drive
Vaughan, ON

L6A 1T1

Dear Ms, Bellisario;

Re: Modifications to the Vaughan Official Plan 2010 (Volume 1) Official Plan Review -
File Number OP.25.1

We are responding to the City of Vaughan’s notice of a Special Committee of the Whole
Meeting to be held this evening at 7pm to consider the related Planning Department
Recommendation Report containing recommendations to certain proposed modifications to the
previously adopted new Official Plan (Volume1) for the City of Vaughan following review of this
document by the Region of Peel. Please accept this as our written submission on this matter
and we would ask that you please provide this to the Committee of the Whole in advance of
their meeting tonight for its consideration.

As noted in our previous written submissions and delegation comments on this subject, we
represent A & W Food Services of Canada Inc., McDonald's Restaurants of Canada Ltd., the
TDL Group Corp. {operators and licensors of Tim Hortons Restaurants), and Wendy's
Restaurants of Canada Inc. as well as their industry group association being the Ontario
Restaurant Hotel and Mote! Association (ORHMA). We have provided three previous written
submissions to the City of Vaughan leading up to the City’s adoption of Volume One and Two of
the adopted Official Plan as well as provided delegation comments to Committee and Council
on two previous occasions prior to the adoption of the new Official Plan, Our previous letter of
our primary comments on Volume One on behalf of our clients is attached hereto dated May 17,
2010 for your reference. We also met with senior planning staff on two previous occasions on
February 18, 2010 and June 24, 2010 to discuss our concerns and objections to the draft
Official Plan prior to its adoption.

As some background to this, we wish to note that the ORHMA is Canada's largest provincial
hospitality industry association. Representing over 11,000 business establishments throughout
Ontario, its members cover the full spectrum of food service and accommodation
establishments and they work closely with its members in the quick service restaurant industry
on matters related to drive-through review, regulations, and guidelines. Along with its members
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and the assistance of Labreche Patterson & Associates Inc., the ORHMA has a strong record of
working collaboratively with municipalities throughout the province to develop mutually
satisfactory regulations and guidelines that are fair and balanced in its approach and
implementation for new drive-through facilities (DTF) proposed within any given municipality.
These planning based solutions are most often specific urban design guidelines for drive-
through facilities and may include specific zoning by-law regulations that typically relate to
minimum stacking/queuing requirements amongst other things and not Official Plan or
Secondary Plan based prohibitions as the current Planning Department staff report is still
suggesting.

Much of our previous written submission and delegation comments to the City on this matter
centred on the fact that significant case law exists to indicate that any prohibition of uses,
including DTF is riot appropriate, justified or necessary at the level of an Official Plan, Please
see the attached letter from Michael Polowin of Gowlings dated July 26, 2010 on this topic.

In addition to the significant case law, as we previously noted, on a planning basis, it is clearly a
contradiction and not justified nor reasonable to prohibit DTF. DTF are not destination uses but
rather rely on existing large volumes of vehicles already traveling on busy roads (often termed
pass-by traffic) for the vast majority of their customers. Destination uses such as large format
retail, plazas, and supermarkets, will otherwise be permitted by the Official Plan and not
specifically prohibited in the Official Plan. These destination uses result in the vast majority of
traffic, all with large required parking lots, not drive-through facilities. We question why these
destination uses and their large parking lots remain unregulated, while DTF are to be prohibited
in all Intensification Areas being the "Vaughan Metropolitan Centre”, the “Primary Centres”, the
“Primary Intensification Corridors” and “Local Centres”. in spite of our requests to be provided
with them, neither specific. nor appropriate study nor justification has been provided in the
current or previous staff reports on the new Official Plan explaining the rationale for the
prohibitions on drive-through development. To the best of our knowledge, we are not aware that
any such studies has ever been completed which we have previously asked be provided to us.

Our previous May 17, 20110 letter objected to the wording of policies 5.2.3 and 5.2.3.7. Itis
proposed in the current staff recommendation report for modifications to Volume One of the new
Official Plan that only one of the two policy sections we previously objected to be modified,
being only policy 5.2.3.7. Both of these previously adopted sections, to which we objected, are
attached for your reference. Based on our latest review of the modification recommendations,
we still object to policy 5.2.3, specifically the comments in the last paragraph which contain
unjustified comments that DTF can have “significant impact on the urban fabric, streetscape and
residential environmental quality of fife”. Further, it states that DTF “should not be permitfed
within areas where a pedestrian-friendly character needs to be protected and enhanced, such
as the Intensification Areas and Heritage Conservation Distiicts.” With regard to the first
italicized comment above, again no appropriate study has been completed in Vaughan to the
best of our knowledge to support and justify this comment. Regarding the second italicized
comment, this is not acceptable as it basically prohibits DTF based in the noted areas at the
level of the Official Plan which ignores our previous written and delegation comments and the
case law on this matter.

With regard to the proposed modifications to policy 5.2.3.7, while we recognize that the specific
reference to a prohibition of DTF in all Intensification Areas, except in Primary Intensification
Corridors that are not Regional Corridors as Identified on Schedule 1, have been removed, the
prohibition intent still remains in the modified policy 5.2.3.7. It -clearly exists as this modified
policy states that “Secondary Plans (which have the same status as Official Plan documents),



Heritage Conservation District Plans and implementing zoning by-laws shall provide poficies,
standards and restrictions fo further regulate the use and development of auto-oriented uses.”
This wording clearly leaves it open to future prohibition of DTF at the level of the Official
Plan/Secondary Plans which again disregards our previous submissions and the case law on
this matter. Further, it is necessary to have the indented geographical areas of “restrictions”
identified to us now in order for us to properly and fairly access the impact of this modified
policy; however these geographic areas have not been identified.

With regard to the specific comments noted on pages 17 and 18 of the staff recommendation
report, under the heading (p) “Regulations of Automobile Oriented Uses: Gas Station and
Drive-through Facilities”, most of the comments by staff are simply not correct, justified or
based on facts. Within the first paragraph under this heading, it is stated that “municipalities
have legitimate concerns in regard to the siting and design of these uses as they can often
conflict with other goals, particularly in Vaughan , which has a higher number of these uses
compared fo other municipalities.” We question why the City is commenting on other
municipalities or how this is relevant or fact based. Also, we know, in fact, that Vaughan does
not have a proportionally higher number of these facilities compared to other similar sized
municipalities.

The particular comment that DTF have the potential to conflict with the Places to Grow policy
document of the province is simply wrong. In related OMB cases, it has been found that DTF
are transit neutral and represent a more efficient and compact form of development than the
alternative which are similar restaurants that rely solely on related parking lots for its customers
and business. Further, the OMB has recognized reductions in parking requirements for
restaurant locations in municipal Zoning By-laws when a DTF is present as an additional service
option. This coupled with the ability to operate of more efficient and effective restaurant
operation being able to serve more customers, permits the overall restaurant facility/building to
be of a smaller size and required parking/asphalt areas to be reduced which cumulatively
contribute to smaller sites being required being more compact and efficient in its operations.
This directly supports the growth plan more than the alternative which again are restaurants
relying only on parking areas for its business.

Based on the foregoing, we request that the Committee’s consideration of the current suggested
modifications to Volume One of the Official Plan be deferred to allow us an opportunity to meet
with the City of Vaughan Planning staff to address our concerns and objections. The current
suggested modifications still clearly suggest that an Official Plan/Secondary Plans based
prohibition will be implemented in Vaughan, which again are not addressing or in keeping with
our previous comments, and the related case law.

We thank the City for its consideration to our comments and look forward to working with City
and Region of York staff over the coming weeks to mutually resolve our objections. Please
continue to keep us on the notification list for this matter and please send us any notice of City
of Vaughan Committee of the Whole and City Council decisions on this matter.

Yours truly,
Labre¢he Patterson & Associates Inc.

0 -

Victor Labreche, MCIP, RPP
Senior Principal
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Copy: John MacKenzie, Commissioner of Planning, City of Vaughan

(via e-mail: john.mcakenzie@vatghan.ca)

Diana Birchall, Director of Policy Planning, City of Vaughan
(via e-mail: diana birchall@vaughan.ca)

Clement Chong, Policy Planner, City of Vaughan
(via e-mail: clement.chong@®vaughan.ca)

Melissa Rossi, Policy Planner, GHy of Vaughan

{via e-mail: melissa.rossi@vaughan.ca)

Augustine Ko, Senior Planner, Region of York

(via e- mail: gugustine.ko@york.ca)

Tony Efenis, President and CEQ — ORHMA
(via e-mail: felenis@orhma.com)

Brandy Giannetta, ORHMA
(via e-mail: bgiannefta@orhma.com)

Darren Sim, A&W Food Services of Canada Inc.

(via e-mall: dsim@aw.com)

Paul Hewer, McDonald’'s Restaurants of Canada Limited

(via e-mail: paul.hewer@ca.med.com)

Leslie Smejkal, The TDL Group Corp.
{via e-mail: smejkal leslie@timhortons.com)

Susan Rosales, The TDL Group Corp.
(via e-mail: rosales _susan@timhorton.com)

Susan Towle, Wendy’s Resfaurants of Canada, Inc.

{via e-mail: susan towle@wendys.com)

Michasl Polowin, Gowling Lafleur Henderson LLF

(via e-mail: michael.polowin@gowlings.com)



Labreche Patterson & Associates Inc.

Prafessional Planners, Development Consultants, Project Managers

May 17, 2010

(E-mailed: rose.magnifico@vaughan.ca)

City of Vaughan

Clerks Department

2141 Major Mackenzie Drive
Vaughan, ON

L6A 1T1

Allention: Rose Magnifico, Assistant City Clerk

Dear Ms. Magnifico:

Re: Vaughan's Praposed New Official Plan - file number OP.25.1- May 17, 2010, Report #
P.2010.23

We are responding to the City of Vaughan's notice relative o the statulory public meeting for the
above noted subject matter to be held on May 17, 2010 at 6:00 p.m., Council Chambers, Please
accept this as our written submission on this matter and we would ask that you please provide this to
the Commiliee of the Whole in advance of their meeting tonight for their consideration.

Please be advised that wa represent the member brands being A & W Food Services of Canada Inc.,
McDonald's Restaurants of Canada Ltd., the TDL Group Corp. (operators and licensors of Tim
Hortons Restaurants), and Wendy's Restaurants of Canada Inc. as well as their industry group
association being the Ontario Restaurant Hotel and Mote! Association (ORHMA). Wae are providing
this written submission 1o you on behalf of our clisnts after having reviewed the proposed new draft
official plan far the City of Vaughan and wish to note the following.

As some background to thls, we wish to note that the ORHMA is Canada’s largest provincial
hospitality industry association. Representing over 11,000 business establishments throughout
Ontario, its members cover the full spectrum of food service and accommodation establishments and
they work closely with its members in the quick service restaurant industry on matters related to drive-
through review, regulations, and guidelines. Along with its members and the assislance of Labreche
Patterson & Associates Inc., the ORHMA has a strong record of working collaboratively with
runicipalilies throughout the province to develop mutually safisfaclory regulations and guidetines that
are fair and balanced in ils approach and implementation for new drive-through facilities proposed
within any given municipality. Thess planning based solutions are mosl often specific urban design
guidelines for drive-ihrough facilities and may include specific zoning by-law regulations that typically
relate to minimum stacking/queuing requirements amongst other things.

We together with the ORHMA and the noted brands above had one previous meeting with senior staff
of the Planning Department this past Februery following their report to the Commitiee of the Whole in
January. A representative from the ORHMA and Tim Horlons also provided delegation comments to
the Committee of the Whole at its January 25, 2010 meeting. The previous report titied "City of
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Vaughan Improvement and Potenlial Regulation of Drive-Through Facilities® (File 15.108)
recommended certain proposed official plan amendments, proposed zoning by-law amendments,

and draft design guidelings for drive-through facilities. The actual proposed official plan amendments
is what we are commenting on in this letter as the actual amendments are now deailed in the above
noted subject report. We understand thet further consultation and review time will pertain 1o the actual
proposed zoning regulations and design guidelines and we will continue to consult with planning staff
on those items.

Ragarding the specific recommended Official Plan based policies proposed by planning staff in report
P.2010.23, the ORHMA and the noted member brands have recently requested that we review the
praposed new official plan for the City of Vaughan to determine if any proposed amendments would
apply fo its existing drive-through facility locations as well as areas of the City.

Zoning based regulations and specific urban design guidelines for drive-through facilities are common
throughout Ontario. [t is important to note for your consideration ihat the implementation of Official
Plan based policies that specifically prohibit drive-through facilities in areas thal would otherwise
permit service retail commercial uses, large format retail uses, plazas and supemarkets, which are
considered destination oriented uses and accompanying expansive surface parking lols is nota
common or appropriate form of regulation applied to drive-through facilities in Ontarlo. In fact,
the Onlario Municipal Board has recently noted in a case regarding the new official plan {or the City of
Ottawa that “the proper approach for controlling these Is the one adopted by the Cily of Toronto, which
prohibits these facilities through its zoning by-law and not in lts Offlcial Plan. Official Plans dio not
need lo be prescriptive like zoning by-laws.” This is an approach repeated in almost every case, both
at the Ontario Municipal Board and in the Courts, relative to Official Plan prohibitions on specific uses.

Further, based on the above comments, it would be a contradiction to prohibit a drive-through use,
which is not a destination use but rather it relies on existing large volumes of vehicles already traveling
on busy roads (often termed pass-by traffic) for the vast majority of its customers in the same areas
that Jarge format retall, plazas, and supermarkets, etc. would otherwise be permitted by the drafi
Official Plan. These destination uses contribute the vast majority of traffic, all with large required
parking lots, not drive-through facilities. We guestion what Is the difference between these
destination uses and their large parking lots compared to drive-through facilities to the point thai drive-
throughs are to be prohibited in all Intensification Areas being the “Vaughan Metropclitan Centre”, the
“Primary Centres”, the “Primary Intensification Coridors” and “Local Centres” but there is very littie, if
any, restrictions placed on these other noted parmitted destination uses in the same areas. In this
regard, we ask “wha is the problem with drive-throughs that can't be addressed by the zoning by-law
and by urban design guldelines specific to the use.” No specific justification is provided in slaff's
report explaining the rationale for the restrictions on drive-through development.

Referring again to the Ottawa Official Plan degision, the Board in thal case declded that:

“The Board agrees that the policy es it exists gives no consideration to the possibility of
minimizing any passible sffect on the pedestrian environment through design for the
unique characteristics of specific locations and that there are a number of ways to
develop drive-through facifities on “Traditional Mainstreels’, while protecting and
enhancing the pedestrian environment. The evidence proffered by the appellant shows
that drive-through facilities in appropriate circumstances, can be designed lo have
minimal effec! on traffic and the pedeslrian environment."

The result of that declslon was language In the OP that while discouraging drive-through
facilities on Traditional Mainstreets, still allowed for their establishment if the policies of the
OF that pertained to those strests could otherwise ba maintained. This solution has now been
followed in London, Kingston, and more recently in the downtown core of Ottawa. In other
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words, it may be appropriate to have additional specific policies for drive-through facilities for
certain areas of a city but oultright prohibition in areas where otherwise very similar uses are
permitted are not justified, We are aware of other related case law on thls matter and we wilt
send you these case references under separate cover letter.

Based on the above-noted commantary, it is our submissicn that official plan prohibition policies for
drive-through facilities are nol appropriale or necessary at the level of an officiat plan. We believe that
at the basis of these rulings is the fact that drive-throughs locale in exisling areas of any Ciiy thal are
already designated for service, large formal, and destination oriented retail commercial land uses all
of which rely on vehicular and pedestrian access already coming to and accommadated in the area by
associated parking lots. As such, the only unique feature of a drive-through in these pre-determined
commercial areas is the drive-through stacking or queuing lane. The drive-through facllity and
stacking is a detail which can clearly be regulated through the zoning by-law and/or urban design
guldelines and under the municipal powers of Site Plan Control. Therefore, prohibition based policies
at the leve! of an official plan is not warranted.

We wish to note, contrary to many of the comments made in the previous staff report in January 2010,
under the heading "Contributions to Sustainability’ and also comments contained in the current report
to be considered by Committee on May 17, 2010, drive-through facilities do contribute 1o
suslainability goals of the "Green Diractions Vaughan, the City's Sustainability and Environmental
Masterplan® to a greater extent than the altemative which are parking lots. Based on our sxperience
and related traffic and environmental impast studies of drive-through uses completed by others, the
only other afternative to a drive-through for a restaurant use is larger parking lots to be able to
accommodate the same number of vehicles coming to these restaurants that would otherwise be spiit
between the parking lot service option or using the drive-through option. Larger perking lots are
needed if the drive-through didn't exist which leads to more asphalt heating, larger storm water
managemsnt facilities, larger buildings to accommodate more people internal to these buildings, and
larger HYAC units for these [arger buildings all equating to a larger demand on the energy/ydro grid
system. Further, based on related traffic studies and again in the City of Ottawa, the Ottawa Zoning
By-law provides for a 20% reduction in the required number of parking spaces that applies to e
restaurant when a drive-through service option is available with the restaurant, We are also aware that
the City of Winnipeg providés for up to a 50% reduction in the same situation.

Furthermore, drive-throughs continue to be an ancillary use fo the restaurant. In other words, the
restaurant must be present in order for a drive-through to exist. Adding a drive-through is
complementary to the restaurant use by lowering in-store demand which in turn helps in-store service
and overall operating efficiencies of the restaurant.

In addition, and as previously supplied to ptanning staff, a study was completed by RWDI
Environmental Inc. on behalf of The TDL Group which compares the related emissions generated by
vehicles that use the parking lot with those that use the combined drive-through service lane/parking
lot during peak times in the moming rush hours. It was found thal vehicles choosing the combined
drive-through/parking lot services within lhe study period did not create more overall emissions than
vehicles that would use the parking lot and often the overall emissions were less for vehicles using the
combined drive-through/parking option. As a result of start up emissions, the parked car scenario
creatas somewhat higher overall emissions than if that car was to otherwise use the drive-through for
service. It is important to note that the RWDI study has been peer reviewed and accepted by Dr.
Deniz Karman, PHD, P.Eng, Professor of Environmental Engineering, Carlton University.

Further, we also wish to note that of the existing 28 locations of the above noted brands, 23 are

currently located within the identified *Intensification Areas’ that propose to not permit a drive-thraugh
as a permitted use per the current draft of the new Official Plan. We objact to these designations end
we would object to these locations becoming Legal Non-conforming within in any future zoning by-law
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amendment periaining to theses existing locations as a result of any fulure approval of an
implementing Zoning By-law for these locations. It is important to nole thal the vast majority of these
existing locations ara located on designated “Arterial Streets” which are identified as carrying large
volumes of traffic. Arterial Streets are one street network category below “Provincial Highways” in the
draft Official Plan.

In addition to our above noted eoncems and objections to various comments and recomrendalions
for the proposed new Dfficial Plan, we wish to note the following specific objections to certain
proposed policies of the Official Plan:

Policy 5.2.3 — "Supporting and Transforming the Retail Sector” - last paragraph of this policy: Firstly
we object to lhe first sentence in this paragraph that states “The issue of drive-through retail uses has
undergone considerable study in Vaughan'. We are not awars of any spegific study that the cily has
done relative o drive-through uses, and if there is one completed In Vaughan, we request that it be
provided to us as soon as possible. We are aware of previous city staff reporis related to drive-
throughs, namely a report presented to the Committee of the Whole on January 25, 2010 - File
15.109. This repori contains only personal opinion and anecdotal statements about drive-throughs that
are not substantiated by any appropriate level of study to justify the comments contained in that
previous report. Also, there is a chart contained in that report titled “Table 1: Drive-through Policies of
Other Cities in the Greater Toranto Area and Beyond”. We previously noted to city staff that this
table/chart comparison tontains many errors and therefore, cannot be relied on. In addition, to simply
compare what other cilies may have in place for drive-through regulations does not constitule a study.

Policy 5.2.3.7: We request that the second sentence in this policy referencing the prohibition of drive-
through facilities in Intensification Areas and Herltage Districts be deleted. In lieu of a specific noted
prohibition in the Intensification Area and Heritege Districts and in keeping with the ebove noted OMB
decision in Ottawa, specific “performance standard” type policies should be considered to achieve
cerain urban design objectives pertaining to specific required built form policies. The policy
framework for drive-throughs should be simitar to policies that apply to surface parking lots in
"Intensification Areas" and *Heritage Areas" as noted in policy 8.1.2.5 {f) “ensuring any surface parking
areas are buffered and screened from alt properly lines through the use of setbacks and landscaping.”

We understand that five focused area secondary plans are proposed to go forward to a Public Hearing
on June 14, 2010. We would like to note that this process should be delayed if they contain simllar
policies with respect to drive-through [acllities to that of the overall Official Plan so that ihe related

ilems are consigdered comprehensively.

Based on the foregoing, we request an opportunity to meet with the appropriate planning staff at their
earliesi opperiunily fo discuss our objections to the currenl draft of the official plan and its specific
prohibition of drive-through facilities. We thenk the city for its consideration to our comments and look
forward to working with city staff over the coming weeks to muluslly resolve concerns,

Yours truly,
Labreche Patterson & Assoclates Inc.

[

Victor Labraeche, MCIP, RPP
Senior Principal

Vsl



Copy: Tony Elenis (via e-mail: telenis@oriima.com)
President and CEO - ORHMA

Peter Adamns {via e-mail: padams@orhma.com)
ORHMA

Michelle Saunders(via e-mall; msaunders@orhma.com)
ORHMA

Darren Sim (via a-mail: dsim@aw.corn)
A&W Food Services of Canada Ing.

Sherry MacLauchlan (via e-mail: maciauchlan.shery@eca.med.comy)}
MeDonald's Restaurants of Canada Limited

Scoit Dutchak (via e-mall: dulchak.scofl@es.med.com)
McDonald’s Restaurants of Canada Limited

Nick Javor (via e-mail;javor_nick@timhortons.com)
The TDL Group Corp

Maurice Luchich (via e-mail:iuchich@timhorton.com)
The TDL Group Corp

Susan Towle(via e-mail: susan_towle@wendys.com)
Wendy's Reslaurants of Canada, Inc.

Michael Polowin {via e-mail:michael.pelowin@gowlings.com}
Gowling Lafleur Henderson LLP

John Zipay (via e-mail: fohn.zipsy@vaughan.ca)
Commissioner of Planning, City of Vaughan

Diana Birchall (via e-mail: diana.birchall@vaughan.ca)
Director of Policy FPlanning
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July 26, 2010
H:lchaal S, Polowin

ViA E-MAIL DirctFax 575 738-0428

michast pokwdn(@gowlings.com
City of Vaughan
2141 Major MacKenzie Drive
Vaughan, ON
L6A 171

Attention:  Mayor Linda D. Jackson

Dear Mayar Jackson;

Re: City of Vaughan Proposed New Official Plan Volumes 1 and 2, and existing
Secondary Plan policies and Site and Area Speclfic Policies

We are the solicitors for AGW Food Services of Canada inc., McDonald's Restaurants of
Canada Limited, the TDL Group Corp, (operators and licensors of Tim Horton Restaurants)
and Wendy's Restauranls of Canada, as well as their industry association, Ontario
Restaurant Hotel & Mote] Association {ORHMA), We write o you today in advance of the
Commitlee of the Whole Public Meeting on this subject, to be held on July 28, 2010.

As outlined in letters to Vaughen staff from the planning firn of Labreche Patterson, dated
May 17, 2010, June 14, 2010, and July B, 2010, our clients have concems about the new
Official Plan of the City of Vaughan and some associated planning documents, including
the existing Secondary Plans, 1o the extent that they seek to prohibif drive-through facilities
("DTF") as a use in areas of the City. We do acknowledge that with the recent report of
staff prepared for the July 28 meeting, that the position on this issue recommended fo
Council has improved somewhat, bul il is our client's view thal the current
recommendations do not accord with the law, the facts, or lhe sclance of DTF.

We acknowiledge and suppor the concepis of community sustainabillity that underpin Green
Directions Vaughan, and indeed underpin the Provincial Policy Statement and much of your
proposed Official Plan. 1t is simply that facts and science do not support the conclusions
reached, or indeed leapt to, about DTF.

We have recently provided studies to staff that prove that DTF are more environmentally
sustainable in terms of air quality than are the altemative, being restaurants only with
parking lots. Additionally, we have provided staff with a study demonstrating how DTF can
promote intensification of land use and reduction of sprawi, as compared fo the same
alternative. These studies have now been accepted in cities such as Ottewa, Kingston,
Whitchurch-Stouffville and London, all resulting in changes to proposed Official Plans
and/or zoning bylaws,

Gowling Lafleur Hendemson Ll - Lawyers - Petent and Trade-mack Agents
160 Elgin Stzel » Sulte 2600 + Ottaws - Ontsrio - KIP 103 - Canade 1 613-233-1781 F 613-553-9868 gowlings.com

-7




gowlings

We have also jong-since provided fo staff decisions of the Board that acknowiedge,
contrary to the latest staff report, that DTF are transi-neutral, and that DTF do not promote
automobile use. The evidence, accepted repeatedly by the Board, is that DTF rely for
. business on pass-by iraffic, and effectively cieate little or no destination fraffic. As such,
:  DTF do not put people in cars or take them out of mass transit or other forms of non-
’ automobile fransii, such as foot or bicycle traffic. The same cannot be said, interestingly,
for restaurants with parking lots alone.

In a similar ¢case in Ottawa, dealing with OP leve! prohibitions of DTF, the Board said:,

‘that drive-through trips are not typically destination trips, but rather, are
drawn from pass by traffic that is already on the road such as driving to a
commuter fransit station imespective of the drive-through use being there,
hence, drive-throughs do not promote auto dependency, and furthermore, that
drive-through facilities reduce the patking requirements for a guick service
restaurant.”

St

In terms of the law, we have long since provided to staff decisions ranging from the Ontario
Municipal Board, to and inciuding the Supreme Court of Canada going to the point that
Official Plans are not to be used fo prohibit uses. In addition, there is a plethora of case law
that goes to the point that to accomplish prohibitions of this kind, that there is a duty upon
municipalities to engage in a fulsome study of the issues surrounding the use. No such
study has taken place in Vaughan.

The Committee of the Whole Reporl, "City of Vaughan improvemant and Potential
Regulation of Drive-Through Facilities”, dated January 25, 2010, does not nearly rise to the
standard expected either by the Ontario Municipal Board, or the Courts,

The recommendations of staff are intemally contradictory, in that they allow gas sistions
and car washes in areas where DTF ars prohibited. Surely, these uses are ai least as
much automobile related uses as is &8 DTF, and we would argue, much more so. In
addition, gasoline stations bring with them environmental issues hever raised by DTF.

In summary then, it is our client's view that DTF, as compared fo parking lots {which are not
proposed io be stringently regulated under the proposed OF), are more consistent with the
aims of both the proposed new Official Plan (Vols. 1 and 2 and existing Secondary Plans),
and the Provincial Policy Statlement (“PPS"), in thal among olher things, they promote
environmental sustainability, and maximize the efficient use of land, and are neutral with
respect 1o establishing alternatives to automobile use, and promoting transit use, whereas
parking lots have a negative effecl on all of these aims.

We therefore urge Committee and Council to refrain from passing those portions of the OP
that seek to prohibit DTF. Furher, we sirongly suggest that any and all existing prohibiions
that exists in existing Secondary Plans, site and area specific policies, which are proposed
to be amended as part of “Volume 2° of the proposed new Official Plan be removed. The

Page 2




gowlings

removal of the existing DT prohibition would be more in keeping with the PPS and other
pelicies of the draft OP related to intensity of land uses and environmental sustainability
than would the allernalive being larger parking lots in the same areas DT are prohibited.
As you may be aware, the OMB has recenily nred that in & statutory 5 year review of
Official Plans, there is a duty to bring them into accord with the PPS. To the extent our
arguments on compliance, as oullined above are accepted, there will be a duty to amend
the Secondary Plans and area specific policies accordingly.

Therefore, we urge you to set these items aside, and to deal with them outside of the full
OP review at some point in the future, and in the Interim, our clients would bs pleased io
arrange a session with our air quality and transporation consultants, so that we might
demonstrate directly lo you, that which staff js elready aware of, but has dismissed — that
DTF are not in facl the problem they are suggested to be, but that instead, DTF are more
supportive of the City's aims than the alternative.

The only alternative to such a continuation of discussion on the topic is 10 do =0 in a more
formalized context, which we would prefer to avoid.

Thank you for your attention to this matter,

Yours very truly,

Michae! S. Polowin
Partner

MEP:abh

cc:  Members of Council
Janice Atwood-Petkovskl
Diana Birchall
John Zipay
Tony Elenis (President and CEQ, Ontario Restaurant Hotef and Mote! Association)
Michelle Saunders (ORHMA)
Victor Labreche

OTT_LAWA 253187212
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5.2.3 Supporting and Transforming the Retail Sector -

Vaughan Is commitied to supporting the retall sector and ensuring that there is
an appropriate amount of refalf activities in sultable locations. Retaif uses are key
; components of mixed-use communities. Well-designed and appropriately located retaif
SXQ. I/JL/ / ® uses allow residents and employees to purchase goods and services by walking, cycling
or taking public transit.

%V Vaughan's existing retail sector is large and an important component of the overall
Urban Stnucture and local economy. Most retail development Is cumrently in the form of
stand-alone shopping cenfres, ranging from nelghbourhood plazas to big box centres
and also including two major indoor shopping malis. The largest concentrations of retall
are found in the Vaughan Metropolitan Centre, the Vaughan Mills Mall, Weslon Road
& Highway 7 and the Promenade Mall, all of which are regional or super-regional relall
centres serving a market area that extends well beyond Vaughan.

Despite the predominancs of stand-alone retafl uses, Vaughan continues to nurture
several existing and successful main street and mixed-use refai! areas. Primarily located
in the historic Villages of Kleinburg, Woodbridge, Maple and Thomhill, main street retail
provides cpportunities for small-scale commercial activities that are buiit to the street,
accommodate residential or office/service Uses above grade and aliow for a diverse
pedestrian-oriented retail experienca. Vaughan will support these exisling refall areas
and seek to create new main street retall environments.

Creallng a sustainabte City will require the leveraging of Vaughan's strong retail
sector to help create and strangthen mixed-use communities throughout Vaughan.
Existing stand-alone shopping centras will be permitted to transform into mixed-use
buildings and districts that Incosporate residential, office and instilutional uses. New
retail uses within intensification Areas will be developed as part of mixed-use centres
and corridors, will be transit-oriented and will be integrated with thelr surrounding
cotmmunities.

Major retail uses — ratail uses over 10,000 square metres — will be designed and
{ocated to serve the needs of residents and support the growth management strategy
of this Plan, as set eut in Chapter 2. As such, major refail uses will not be permitted in
Employment Areas and will be required to undergo further study prior to development
within Intensiication Aress.

CHAPTER 5 ECONOMY 151
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5.23.1.

5.23.2.

5.2.3.3.

5.2.34.

.Drive-through retail uses are an established retailing practice for certain types of

commercial uses and service providers, and as such, can have a significant Impact on
the urban fabric, slreetscape and residential environmental quality of fife. To support
pedestrianization and transit use, all new drive-through facilities shall adhere to specific
design guidelines, as developed by the City, and should not be permiited within areas
where a pedastrian-friendly character needs to be protected and enhanced, such as
IntensHication Areas and Heritage Conservation Districts.

It is the policy of Councik:

To support the continued development of a diverse retail sector that provides:

8. abroad range of shopping opportunities for local residents and employees;

b. specialty shopping that will attract tourists and Greater Golden Horseshos
rasidents;

¢. arange of opporiunities for employment and entrapreneurship; and,

d. lransit-orented and walkable retail environments within Intensification Areas.

To require that new retail be designed to be walkable, transit-supportive, and integrated
into communities and pedestian and cycling networks, with high-quality urban design.

To protect the econemic vitality of small-scale main streat retail in Vaughan's historic
villages of Nashville/Kieinburg, Woodbridge, Maple and Thomhill and to support the
development of business associations in thase areas as a means to enhance rstail
opporiunitias and attract visitors,

That the primary location for new refail uses is planned to be Intensification Areas,

where they will benefit from transit service and heip build mixed-use communilies. Rataif

davalopments within /ntensification Areas will support the general objectives and

palicies for these areas through the following:

a. relall uses will be provided as part of an overall mixed-use development;

b. rotaif uses wiil be sited and oriented to support walking, cycling and fransit use;

¢. building scale and orientation should provide extensive sunlight penetration onto
pedestrian areas;

VAUGHAN OFFICIAL PLAN 2010 VOLUME 1
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5.2.3.6.

523.7..

d. a mix of retall spaces is encouraged, including both farger format stores that can
act as commercial anchors for the street and smaller stores and services that can
create a diversity of refsi! experiences;

e. accommodating large food stores, including supermarkets, which are essentiaf to
serve the day-to-day shopping within communities and help to attract residentiaf
development to an area; and,

f.  where feasible, on-street parking should be available to provide added market
support and exposure for street-front retailing.

To support retail uses, at apprapriale locations, within Coemmunity Areas, These
retalf uses must be designed 1o support walking, cycling and transit use. They must be
sensitive to and compatible with the character and form of the surrounding context.

Major retail uses (those reteil uses over 10,000 squarea metres on any single lot)

are not permitied in Employment Areas. These uses are permitted in the Vaughan

Metropelitan Centre and Pidmary Centres. Major retaif uses are also permitted

through a Zoning By-law Amendment, in Local Centres, and Primary Intenstfication

Corridors subject to the following criteria: :

a, there will continue fo be sifficient market demand to allow Jntensification Areas
to attract retail opporiunities and that such opportunities ere not diminished by the
praoposed major refajl use;

b, the minimum trade area population required to service the proposed major refail
use exists or will exist when the facillty Is constructed;

c. the locat and surrounding street network is not adversely impacted by traffic;
sufficient water, sewer and stormwater capaclty exists;
the development Is sited and oriented to support walking, cycling and transit use;
and,

f.  urban design guidelines are established for major retaif development to promote a
high-quality public realm and high-quality built form.

Drive-throughs facilities are a complement to general refaif activity and shalt only

be located such that the use does not adversely affect the goals of intensification,
pedestrianization, attractive streetscapes, transit supportivenass, or have an

adverse impact on residential neighbourhoads. In addition to and In recognition of
Intensiflcation Areas and Heritage Conservation Districts, which are already subject

CHAPTER 5 ECONOMY 153
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52.4

5.24.1.

5.24.2.

to a prohibition of drive-through facilities, it is intended that the prohibition shall also
periain to all Intensification Areas except Primary intensification Corridors that are
not Regional Corridors as identified on Schedule 1. Whare penmitted, drive-through
uses should be designed to achieve the following urban design objectives:

a. provide for pedestrian safety, scale and comfort;

b. be buffered from adjacent uses or the public sireet through appropriale
landscaping;

complement other sumounding uses;

be compatible with existing and pfanned uses in the surrounding area;
contribute to attraclive streetscapes, views and sightlines;

be oriented such that buildings are located close to the public streel with direct
pedestrian access from the public sidewalk; and,

g. be separated from sensitive uses such as schoofs and residentlal areas with

~® e

appropriate setbacks,

Bui!ding\KMedical Health Sector

The planned hpspital at Highway 400 and Major Mackenzie Drive will have positive
impacts on the o\cal economy, but can aiso be leveraged to create a significant medical
health cluster at tﬁi§ location. The hospital investment represents only a portion of the
employment and ecdnomic polential of the Jane Street & Major Mackenzie Cenlre.
Medical and paramedic@ clinics, research and supporting uses will be encouraged lo
locate at this site lo create \:\a critical mass of activity and economic growth.

N,

It s the policy of Council: \\

Y,

\
To support the development of & \tﬁ_w hospital in the Jane Street & Major Mackenzle
Primary Centre. 5\

Y

5,
To attract investment to the Jane Slrest‘E\Major Mackenzie Primary Centre in order
to form a cluster of medical health Industﬁt;‘s\‘and a wide variety of jobs in health care,
health research, heallh education, medicat laboratory and other refated Industries. New
medical and health reialed industries are enco[it@ged to locate at the Jane Street &
Major Mackenzle Primary Centre, provided they\ re compatible with adjacent uses.

™,

\\

Y
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FILE NUMBER 82966-00001
September 12, 2011
DELIVERED BY FAX c 2 | h
Clement Chong E ltem# __{
Policy Planner el port No. 29
City of Vaughan SFEC (&€ CwD

2141 Major Mackenzie Drive

Vaughan : _ QQ'P"- {a-/ {!

L6A 1Tl

Dear Mr. Chong:

Re:  City of Vaughan Official Plan

We have been retained by Cathy Campione, and Maria, Joseph, Yolanda and Laurie Pandolfo,

who own or have an interest in 10390 Pine Valley Drive in the City of Vaughan to advise them
with respect to the draft City of Vaughan Official Plan. Our clients’ property is designated for
urban residential uses in both the Regional Official Plan and OPA 600 to the City of Vaughan

Official Plan.

We have reviewed the material that is being considered by Committee of the Whole at its
meeting on September 12, 2011. From our review of the land use schedules, it appears that the
majority of our clients’ property has been designated “Agricultural”, This is inappropriate, and
inconsistent with the designation for urban uses in OPA 600, the existing Region of York
Official Plan and the adopted Region of York Official Plan. We request that the schedules be
amended to show the entire property as “Low Density Residential”,

We have also reviewed the August 31, 2010, letter addressed to George Karakokkinos (copied to
City legal staff) from Davies Howe Partners, that is attached to a letter dated September 10,
2010, from Mr. Karakokkinos to Mr. John Zipay. Our clients are members of the Block 40/47
landowners group. We agree with the analysis of the applicability of the Greenbelt Plan to our
clients’ lands, and urge the City to ensure the policies and schedules of the draft Vaughan
Official Plan properly reflect our clients’ rights under the existing policy regime and pursuant to
the transition provisions of the Greenbelt Plan.

Davis LLp, 1 First Canadian Place, Suite 5600, P.O. Box 367, 100 King Street West, Toronto, ON Canada M5X 1E2

www.davis.ca TORONTO VANCOUVER MONTREAL CALGARY EDMONTON WHITEHORSE YELLOWKNIFE TOKYO
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Please do not hesitate to contact us if you require further information, and continue to provide us
with notice of any steps taken by the City or Region regarding the approval of the draft Official
Plan.




WESTONW CONSULTING GROQUP INC.
‘Land Use Planning Through Expetience and Inrovation’

Septemnber 12, 2011

File No, 3559
City Clerk
City of Vaughan : w
2141 Major Mackenzie Drive ‘ C __2_2__———
Vaughan, ON L6A 1T1 ltem # !
Dear Sir Report No.
P SpEeac €0
Re: Vaughan Official Plan - 2010 {(Modifications to Volume 1) g 2 2.[. 12 { I
7290 Major Mackenzie Drive , ~——
Amar Transport inc. -

File No. OP.04.019

Weston Consulting Group Inc. (WCGI) is the planning consultant for the owner of the
property municipally known as 7290 Major Mackenzie Drive in the City of Vaughan. WCG!
made submissions to the City of Vaughan and Region of York in relation to the new Yaughan
Official Plan prior to its adoption by Coungil.

The following comments are provided in relation to Special Committee of the Whole ~
September 12 Report and the proposed Volume 1 modifications. We have also had
discussions with City Staff and Regional Staff in relation to the adopted Official Plan.

We acknowledge and support the modifications proposed that would remove the land use
details and designations from the Volume 1 Schedules in favour of a reference to Volume 2
Schedules.

We acknowledge the changes to the interpretation of the boundary between ‘General
Employment’ and ‘Prestige Employment’ designations; however, we request canfirmation
from City staff that the subject property would be interpreted within the ‘General Employment’
designation, which is our client's desire.

Based on the response by City Staff to our submissions with regard to the policies
conceming outside storage, we request that a site specific policy for the subject property be
introduced and provided in Volume 2. This site specific policy would acknowledge
permissions for outside storage on the subject property. This request is based on the
proposed road pattem currently envisioned in the Secondary Plan.

We would be pleased to discuss these matters further with Staff as required. For further
information, please contact the undersigned or Christina Sgro at extension 288.

Since
1981
Main Office: 201 Miliway Avenue, Unit 19, Oakville Ofice: 1660 Narth Service Road East, Suite 114,
Yaughan, Ontariv, L4k 5KB Oakvilie, Ontario, L6H 7G3
Tel. 905-730-82080 Tel. 505-844-8748

1-800-362-3556  Fax. 905-738-6637  www.wastonconsuling.com
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September 12, 2011

Yours fruly,

ce. J. MacKenzie, City of Vaughan
D. Birchall, City of Vaughan
R. McQuillin, City of Vaughan
G. Uyeyama, City of Vaughan
A. Ko, Region of York
A, Deol, Amar Transpott Inc.



64 Jardin Drive, Unit 1B
Cancard, Ontario

LaK 3P3

T. 905.669.4055

F. 905.669.0097

PLANNING PARTNERS INC. kimplanning.com
File: P-2207
—
September 12, 2011 C —&3
i ' tem# 1
Mr. John Mackenzie, Commissioner of Planning REPOTt No.
City of Vaughan PEC AL CW

Vaughan, Ontario

2141, Major Mackenzie Drive k Copt. ;:,z/ I

L6A 1T1

Re:  Special Committee of the Whole — September 12, 2011
Supplementary Report — Modifications to the Vaughan Official Plan — 2010 (VOP 2010)

York Major Holdings Inc.

Dear Sir:

KLM Planning Partners Inc. represents York Major Holdings Inc. which owns lands at the
northwest corner of Dufferin Street and Major MacKenzie Drive including Eagles Nest Golf
Course.

We are in receipt of the Special Committee of the Whole Supplementary Staff Report regarding
madifications to the Vaughan Official Plan (VOP 2010} being considered at tonight’s Committee
of the Whole Meeting. We understand the purpose of the meeting is to consider both overall
and site-specific modifications to the VOP 2010 to allow the Region to proceed towards final
approval. This report resulted from the Region of York asking for the position of City of Vaughan
Staff regarding the requested modifications received by Regional staff and to also consider
further analysis of the various sites proposed for employment land conversion, which includes
lands owned by our client.

In our letter to Mr. Dennis Kelly, Regional Clerk dated April 4, 2011 (attached), we requested a
modification to the City of Vaughan Official Plan for lands north of Major Mackenzie Drive, west
and south of McNaughton Road and directly adjacent to the Maple Go Station to redesignate
the lands from “Commercial Mixed-Use” to “Mid-Rise Mixed Use” and “Low Rise Mixed-Use”.
The purpose of this request was to facilitate development that would encourage more intensive
residential and retail densities in close proximity to the Maple GO Station to support and better
utilize the existing transit service and would allow for a greater mix of residential housing types
to support the proposed intensification around the GO Station and to support the overall
policies and objectives of VOP 2010.

Planning ® Design ® Development



We understand from reviewing the report that the City of Vaughan staff has found merit in our
request and view the lands as an area appropriate for change to accommodate a wider range of
uses, subject to a Secondary Plan dealing with among other issues, proposed land uses and
urban design. We welcome the revised position of the City and generally have no concern with
the detailed information requested through a Secondary Plan. We do however, have a concern
with the approach as proposed in the recommendations of the report.

Recommendation #4 states the following:

“A Secondary Plan Study be undertaken to determine appropriate land use, and,
urban design framework for the lands generally located north of Major
Mackenzie Drive, south west of McNaughton Road and, adjacent to the Maple
Go Station;”

This recommendation does not amend the existing adopted designation being “Commercial
Mixed-Use”, on the basis that the required Secondary Plan will determine the most appropriate
use of the lands. Our concern is that the City of Vaughan, through the recommendation of the
Hemson Report is recommending that VOP 2010 be amended to consider “Commercial Mixed-
Use” designations as ‘employment lands’ in addition to the existing “Prestige Employment” and
“Genera! Employment” lands in accordance with the Provincial Policy Statement and the Places
to Grow Plan.

Our concern is that this new policy will prevent the re-designation of the lands through the
proposed Secondary Plan process with an underlying “Commercial Mixed-Use” designation,
without a ‘Municipal Comprehensive Review’. The findings in the Hemson Report, which
constitutes the required ‘Municipal Comprehensive Review’, confirms that the lands are not
required for the long term employment needs of the City of Vaughan and as such can be
converted from employment uses.

Alternatively, we request that the lands be identified as “Special Study Area” (with no land use
designation), subject to the preparation of a Secondary Plan to review among other things,
proposed land uses and urban design.

We would request that Recommendation#4, be modified as follows:

“THAT the lands generally located north of Major Mackenzie Drive, southwest

of McNaughton Road and, adjacent to the Maple GO Station be identified as a

“Special Study Area”, which will require the preparation of a Secondary Plan to
determine the appropriate land uses and urban design framework;”



We would appreciate an opportunity to meet with you and your staff to discuss our request
and to provide more information with respect to the requested modification to the City of
Vaughan Official Plan 2010.

Please do not hesitate to contact the undersigned or Ryan Mino-Leahan at ext. 224 should you
have any questions or comments with respect to our request.

1 look forward to hearing from you In the near future.

Yours very trily,

KLM PLANNING PARTNERS INC.

e
S /

James M. Kennedy, MCIP, RPP
President

IMK:rml

c Mr. Jeffrey A. Abrams, City Clerk, City of Vaughan
Ms. Diana Birchall, Director of Policy Planning, City of Vaughan
Mr. Roy McQuillan, Manager of Policy Planning, City of Vaughan
Mr. Duane Aubie — York Major Holdings Inc.



64 Jardin Drive, Unit 1B
Concord, Ontario

LA 3P3

T. 905.669.4055

F. 905.669.0097
klmpianning.com

File: P-1631

April 4, 2011

Regional Municipality of York
Corporate Services Department
17250 Yonge Street, 4" Floor
Newmarket, Ontario,

13Y 621

Attention: Mr. Denis Kelly,
Reglional Clerk

Re:  City of Vaughan Officlal Plan 2010
Notice of Adoption — By-law 235-2010
York Maior Holdings Inc.

Dear Sir:

KLM Planning Partners Inc. represents York Major Holdings Inc. which owns lands at the
northwest corner of Dufferin Street and Major MacKenzie Drive including Eagles Nest Golf
Coursa,

[n accordance with the Notice of Adoption issued on September 22, 2010 from the City of
Vaughan with respect to the new City of Vaughan Official Plan, we hereby request notice of the
proposed decision. Additionally, please advise me of the date when the City of Vaughan Official
Plan will be cansidered by Regional Council.

At this time, we request a modification to the new City of Vaughan Official Plan with respect to
the adopted land use designations, specifically with regard to the lands north of Hill Street, east
of the Maple Go Station Commuter Parking Lot, south of McNaughton Road and west of the
Waimart currently under construction. This parcel of land is approximately 8.14 Hectares (20.13
acres) in size and described as Blocks 1, 2, 3 and 6 on Registered Plan 65M-4061.

These lands are currently designated “Prestige Area” by the City of Vaughan OPA #332, as
amended by OPA #535 and are currently zoned M1 — Restricted Industrial Zone by Zoning By-
law 1-88, subject to exception 9(1097). The current designation and zoning would only allow
industrial uses to occur on the subject lands, with additional limited retail uses up to a
maximum of 25,000m”,

Planning ® Design ® Development



The lands are proposed to be designated “Commercial Mixed-Use” under policy 9.2.1 of the
new City of Vaughan Official Plan with a maximum height of 4 stories and a density of 1.5 FS|
(Floor Space index), which permits a range of commercial and office uses. The fands are also
subject to Section 12.3 — “Area Specific Policies, Keele Valley Landfill Area” in Volume 2 of the
Offictal Plan, which further restricts the type of uses and amount of retail permitted on the
subject lands.

Given the proximity of this site to the existing Maple GO Transit Station, and the proposed
transit improvements along this line and throughout York Region, the proposed land use
designation would result in an underutilization of these lands for transit oriented, and
pedestrian friendly densities contemplated in Section 4.2.2 of the City of Vaughan Cfficial Plan,
Additlonally the southerly limit of the lands are identified as a Intensification Corridor, and
accordingly development should be focused to support the existing and planned infrastructure
in the local Maple area including the existing GO Transit station and line.

Itis our opinion that a mix of “Mid-Rise Mixed Use” and a “Low Rise Mixed Use” designations
on the site would be a more appropriate land use to support the existing and planned transit
infrastructure and to support the existing and potential employment and retail uses adjacent to
the site and within the Maple Core area, These designations would encourage more intensive
residential and retail densities in close proximity to the Maple GO 5tation to support and better
utilize the existing transit service and would allow for a greater mix of residential housing types
to support the proposed intensification around the GO Station.

Furthermore, the “Where and How to Grow Plan” prepared by Urban Strategies Inc. and
released in June 2009 was a document which was prepared to provide direction to the ongoing
preparation of Vaughan's new Official Plan. This document concluded that the Maple GO Area
flands adjacent to the Maple GO Station} was an appropriate area for Intensification and which
could accommodate up to 3,437 new residents to support the existing and planned transit
infrastructure. The proposed mixed-use commercial land use designation will not provide the
level intensification required to better utilize the existing transit infrastructure, This forms the
initial basis for our request to redesignate the lands to a more appropriate mixed used
designation as noted above.

We would appreciate an opportunity to meet with you and your staff to discuss our request
and to provide more information with respect to the requested modification to the City of
Vaughan Official Plan 2010.



Please do not hesitate to contact the undersigned or Ryan Mino-Leahan at ext. 224 should you
have any questions ar comments with respect to our request.

| lock forward to hearing from you in the near future.

Yours very truly,

KLM PLANNING PARTNERS INC.

4

lames M, Kennedy, MCIP, RPP
President

IMK:rmil

o Mir. Bryan Tuckey, Planning and Development Services Commissioner
Ms. Heather Konefat — Director Community Planning Branch
Mr. Augustine Ko, Senior Planner
Mr. Duane Aubie — York Major Heldings Inc.



Weston Consulting Group lngc.

‘Land Use Planning Through Experience znd nnovation’ September 12, 2011
File No. 5120

City Clerk ltem #

City of Vaughan Report No. 29

2141 Major Mackenzie Drive <PECIAC Cw
Vaughan, ON L6A 1T1 w la/,f
ATTENTION: City Clerk =

Re:  Vaughan Official Plan — 2010 (Modifications to Volume 1)
Part 1, 84R-3136, Lot 16, Concession 9
Rutherford Road and Regional Road 27
City of Vaughan

Weston Consulting Group Inc. (WCGI) is the planning consultant for 1233389 QOntario Inc,,
the owner of a property located on the north side of Rutherford Road, west of Highway 27 in
the City of Vaughan. In relation to the Staff Report that is to proceed to the Speciaf
Committee of the Whole - September 12, 2011, we offer the following comments.

We acknowledge that Aitachment 1 includes a response to WCGI's submission regarding a
request for a revision to the Natural Areas mapping based on the TRCA approved Top of
Bank Staking. While it is recognized that there may be further refinements based on an EIS, it
would still be appropriate to revise the mapping at this time based on what was provided. We
support the flexibility in the policies that permit adjustments to the boundaries and the Natural
Areas designation.

We also acknowledge Staff's proposed modifications conceming additional flexibifity in the
application of the block plan process. We would fike to acknowledge our support for these
modifications as they provide flexibility in the Official Plan and would ensure that an
appropriate and comprehensive planning process is followed without resulting in a duplication
of process or redundancies in the analysis of planning issues. We understand from these
modifications that a block plan process could be undertaken outside of a Sscondary Plan
process, which we support insofar as the flexibility it provides.

For further information related to this submission please contact the undersigned or Jane
McFarlane at extension 225.

Since : 201 Milwvay Avanue, Unit 18, Vaughan, Ontario, L4K 5K8
1981 Tk (505) 738-8080 1-800-363-3558 Fex: {905} 7386637  www.westonconsulting.com
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September 12, 2011

Yours fruly,
Weston Consulting Group Inc.
Per: )

n Guetter, BES, MCIP, RPP
Vice President

Cc: S. lacobucei, 1233389 Ontario inc.

J. Mackenzie, City of Vaughan
D. Birchali, City of Vaughan

R. McQuiliin, City of Vaughan
A. Ko, Region of York



| WESTON CONSULTING GROUP INC,

‘L.and Use Planring Throligh Expesience and innovation®

Septeﬁhmzzﬂﬂ_&——g_
ltem #le No. 6518 !

City Clerk Report No. 27
City of Vaughan SELAL Cw
2141 Major Mackenzie Drive

. . . L R
Vaughan, Ontario L6A 1T1 L _SE'Z'LBL_—:,

Dear Sir;

Re:  Vaughan Official Plan — 2010 (Modifications to Volume 1)
Lands on the north side of Centre Street between Vaughan Boulevard and New
Waeastminster Drive
1020, 1054, 1118, 1136, and 1152 Centre Strest
City of Vaughan

Waston Consuiting Group Inc. (WCG!) is the planning consuitant for a group of landowners
who own the majorty of lands on the north side of Cenfre Street between Vaughan
Boulevard and New Westminster Drive in the City of Vaughan. WCGH is acting on behalf of
the owners of 1152 Cenfre St. (Perls Incorporated), 1136 Centre St. (Centre Street Properties
Inc.), 1118 Centre St. {Vogue investments Limited), 1054 and 1020 Centre St. {Rio Centre
Thomhill). References below to the “subject lands” include the aforementioned properties.
WCGI has participated in the City’s land use study for the Centre Street corridor on behalf of
the ahove noted owners and have made submissions in relation to the City's Official Plan on
behalf of certain landowners.

The Staif Report that is to proceed to the Special Committee of the Whole - September 12,
2011 meeting and associated Attachments contain various proposed modifications to the
Vaughan Official Plan — 2010 (Volume 1). In refation to this Staff Report and Attachments, we
offer the following comments.

Regional Corridors

The Region of York has requested that the Vaughan Officiai Plan identify “Regional
Corridors®, in both the mapping and the text, separately from Primary Intensification
Corridors. We understand that it is the City's recommendation to revise Schedule 1 to identify
these corridors and add the appropriate policies to the text of the plan. Given that the subject
lands are a Regional Corrider according to the adopted Region of York Official Plan, we
request confirmation that the Cenfre Sfreet Cormidor between Vaughan Boulevard and New
Westminster Drive will be identified as a “Regional Corridor” and indicated so in Volume 1 of

the plan.
Since
1981
Main Office: 201 Millway Avenug, Unit 18, Oakville Offica: 1660 MNorth Service Road East, Sulte 114,
Vaughan, Ontarfo, L4K 6Kk8 OCakyville, Ontario, L6H 7G3
Tel, 905-738-8060 Tel. 905-344-8749

1-B00-263-3558 Fax 903-738-6637 www.wastonconsuling.com
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The proposed poiicy modifications relating fo Regional Comdors do not indicate planned
density targets for these areas. In our opinion, density targets should be applied to Regional
Corridors in the Vaughan Official Plan. in our opinion, it would be appropriate to provide a
density target of 2.5 FSi for the Regional Comidor that contains the subject lands. :

Key Development Areas

The Region of York has also requested that the Vaughan Official Plan identify Key
Development Areas in their plan. The City has recommended that the Official Plan not
identify specific sites and provide the apportunity to identify Key Development Areas through
a secondary planning process.

it is recognized that a secondary plan is not required for the subject lands based on the land
use study that is in process for the Centre Sireet Corridor. However, given the proposed
policies in the Staff Report concemning Key Development Areas, we request confirmation that
a secondary plan will not be required for the subject lands. It is our opinion, that the land use
study currently underway for the subject lands will provide an appropriate and comprehensive
basis to set out a policy framework for the subject iands in Volume 2 of the plan.

We also suggest thal the proposed policy modifications for Key Development Areas be
altered to provide the opportunity to idenfify Key Development Areas through the Area
Specific Policies as idenitified on Schedule 14-B. The policy framework for the subject fands
is identified in Volume 2 of the plan as an Area Specific Policy area that is not subject tc a
secondary plan.

We request that the subject lands be identified as a Key Development Area through either
Volume 1 or 2 of the plan.

Land Use Schedules

it is our understanding that Staff have proposed to modify the fand use schedules in Volume
1 to remove specific land use designation inforrnation if the area is subject to Volume 2
policies. While we support this approach in principle, given that the land use designation for
the subject lands will be determined following the completion of the fand use study and will be
identified within Area Specific Area 8 ~ Centre Street Comridor on Schedule 14-B, we
nevertheless request the ‘Regional Corridor’ designation be maintained for these lands.

We request that the above comments be considered by Staff and Council in relation to the
proposed Volume 1 modifications. We thank you for the opportunity fo provide these

"~ comments,

For further information related fo this submission please contact the undersigned or Jane
McFarlane at extension 225.
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September 12, 2011

Yours truiy,

Cc:  J. Mackenzie, City of Vaughan
0. Birchall, City of Vaughan
R. McQuiliin, City of Vaughan
A. Ko, Region of Yark
P. Edward, Perls Incorporated
E. Reichman, Pearls Incorporated

L. Greenbaum, The Vogua Development Group Inc.

S. Wisniowski, RioCan Management Inc.
P. Weston, WCGI
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Please refer to: Michael Melling
e-mail: michaelm@davieshowe,com

September 12, 2011

By E-Mail Only to ‘;Tejj"rey.rz:.!:armms@zu(mgnhm)«eebL

c 2l

Mr, Jeffrey A. Abrams

City Clerk ftem # 5

City of Vaughan Report No. i 5
2141 Major Mackenzie Drive cPECIAL <

Vaughan, Ontario
L6A1T1

Dear Sir;

Re: Special Committee of the Whole Meeting

Proposed City of Vaughan Official Plan Part 1

| write on behalf of our client, 1668872 Ontatio Inc., regarding the above-referenced
matter. My client has been an active participant in the Official Plan approval process,
and has made prior submissions. My client's primary concetn is development of its
holdings at 9909 Pine Valley Drive and 9939 Pine Valley Drive.

Given the volume of materials and its very recent release, it has not been possible for
my clients, its advisors or our office to compile a detailed analysis. [ would therefore
request that this matter be referred to another public meeting sufficient time in the
future to permit that to happen.

Another reason for postponement is that tonight's meeting conflicts with a long-
standing BILD event. Our firm and numerous of our clients and their consultants have
booked and paid for tickets, and are hosting guests.

[ lock forward to notice of a deferred meeting.

Yours sincerely,
DAVIES HOWE PARTNERS LLP

g
o
e

j 77 ﬂ%ﬁ"‘“”‘”’””‘”

pﬁchaet Melling

MWM:jc

copy: Mr. Jim Kennedy, R.P.P,
Client
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" Please refer to: Michael Melling
e-mail: michaelm@davieshowe.com

Septernber 12, 2011

By E-Mail Only to jeffrev.abrams@vaughan.ca

Mr. Jeffrey A. Abrams ( C 2 7 ~\
City Clerk

City of Vaughan ltem # __1

2141 Major Mackenzie Drive Report No. 31

Vaughan, Ontario ' SELCIAC Cwo
L6A 1T1 S |. 12 /”
Dear Sir: )

Re: Special Committee of the Whole Meeting
Proposed City of Vaughan Official Plan Part 1

| write on behalf of our client, the Vaughan 400 North Landowners Group Inc.,
regarding the above-referenced matter. My client has been an active participant in
the Official Plan approval process, and has made prior submissions. My client's
primary interest is the implementation of the Board-approved OPA 637.

Given the volume of materials and its very recent release, it has not been possible
for my clients, its advisots or our office to compile a detailed analysis. I would
therefore request that this matter be referred to another public meeting sufficient
time in the future to permit that to happen.

Another reason for postponement is that tonight's meeting conflicts with a long-
standing BILD event. Qur firm and numerous of our clients and their consultants
have booked and paid for tickets, and are hosting guests.

I look forward to notice of a deferred meeting.

Yours sincerely,
DAVIES HOWE PARTNERS LLP

/ g
;g
fichael Melling
MWM:jc

copy: Ms. Rosemarie Humpbhries, Humphries Planning Group Inc.
Client
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Please refer to; Michael Melling
e-mail: michaem@davieshowe.com

September 12, 2011

By E-Mail Only to jeffrey.abrams@vuaughan.ca ( : C _82 w
Mr. deffrey A. Abrams | ltem #

City Clerk Rerort No. 39

City of Vaughan SPEUAC Co

9141 Major Mackenzie Drive . Sept. 12/t

Vaughan, Ontario
L6A 1Tl

Dear Sir:

Re: Special Committee of the Whole Meeting
Proposed City of Vaughan Official Plan Part 1

[ write on behalf of our client, the Block 27 Landowners Group Inc., regarding the
above-referenced matter. My client has been an active participant in the Official Plan
approval process, and has made priox submissions. | commend them to you. Our
client's primary concern is ensuting the inclusion of Blocks 27 in the urban area, with
appropriate policies for the development,

Given the volume of materials and its very recent release, it has not been possible for
my clients, its advisors or our office to compile a detailed analysis. 1 would therefore
request that this matter be referred to ancther public meeting sufficient time in the
future to permit that to happen.

Another reason for postponement is that tonight's meeting conflicts with a long-
standing BILD event. Our firm and numerous of our clients and their consultants have
booked and paid for tickets, and are hosting guests.

[ look forward to notice of a deferred meeting.

Yours sincerely,
DAVIES HOWE PARTNERS LLP

ey 4
M_I;Sﬂ-fchael Melling
MWM:jc

Copy: Mr. Gerry Lynch, P. Eng., Cole Engineering
Clients
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Please refer to: Michael Melling
e-mail: michaelm@davieshowe.com

September 12, 2011

By E-Mail Only to jeffrey.abrams@vaughan.ca ( C ;2‘( )
Mr. Jeffrey A, Abrams i Item # [

City Clerk Report No, 31

City of Vaughan i QpEctac Co
2141 Major Mackenzie Drive :

Vaughan, Ontario ’ ) AKXt
LeA 1Tl 7
Dear Sir:

Re: Special Commitiee of the Whole Meeting
Proposed City of Vaughan Official Plan Part 1

| write on behalf of our client, Trinistar Corporation, regarding the above-referenced
matter. My client has been an active participant in the Official Plan approval process,
and has made prior submissions. As Council is aware our client's primary concern is
protecting the development and redevelop potential of its numerous properties in the
City. In particular, our dlient is worried that the Plan as drafted may restrict or
eliminate existing permissions, and inhibit future redevelopment.

Given the volume of materials and its very recent release, it has not been possible for
my clients, its advisors or our office to compile a detailed analysis. [ would therefore
request that this matter be referred to another public meeting sufficient time in the
future to permit that to happen.

Another reason for postponement is that tonight's meeting conflicts with a long-
standing BILD event. Our firm and numerous of our clients and their consultants have
booked and paid for tickets, and are hosting guests.

[ look forward to notice of a deferred meeting.

Yours sincerely,
DAVIES HOWE PARTNERS LLP

Y Wﬁ
/ .
Michael Melling
MWM:je
copy: Client
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i ’[/‘ . WESTON CONSULTING GROUP INC.

l
§/ ‘Land Use Planning Through Experience and Innovation'

September 12, 2011

’ c_ 20

City Clerk
City of Vaughan tem# 1

2141 Major Mackenzie Drive Report No. 329
Vaughan, Ontario L6A 1T1 Qpectat Ceo
Dear Sir: o Jda/l

Re:  City of Vaughan Official Plan — September 7, 2010
1260, 1272, 1282, 1294, 1304 and 1314 Centre Street
North Side of Centre Street between Concord Road and Vaughan Bivd
1096818 Ontario Inc. and Arthur Fisch
City of Vaughan

Weston Consulting Group Inc. is the planning consultant for 1086818 Ontario Limited c/o
Arthur Fisch and Arthur Fisch, the registered owners of 1314, 1304, 1282, and 1260 Centre
Street, and 1272 and 1294 Centre Street, respectively, in the Community of Thomhill in the
City of Vaughan.

The subject properties municipally known as 1260, 1272, 1282, 1294, 1304 and 1314 Centre
Street are located on the north side of Centre Street, between Concord Road and Vaughan
Boulevard.

At this time, we wish to thank Council and Staff for their efforts to address our concems
expressed in our submission letters and deputations. We are very pleased that our request
for modifications to the Vaughan Official Plan will be addressed through the site specific land
use study for the Thomhill Centre Street Area. This study was given direction to proceed on
March 8, 2011 and is currently in progress. Our client has been participating in the various
workshops and has had discussions with City staff regarding his vision for residential/mixed
use redevelopment. It is our understanding that upon the completion of the study,
modifications to the Official Plan will proceed to a future Committee of the Whole meeting
under Volume 2.

Notwithstanding the above, we have one particular concermn that we feel has not been
adequately addressed. We have reviewed the Committee of the Whole Staff Report, dated
September 12, 2011 and note that Staff has not recommended any modifications reganding
the recognition of existing and approved land uses (i.e. Official Plan Amendments, Zoning
By-law Amendments, and/or Ontario Municipal Board approvals) prior to the adoption of the
VOP 2010.

Vaughan Office: 201 Millway Avenue, Unit 19, Oalwille Office: 1660 North Service Road East, Suite 114,
Vaughan, Ontario, L4K 5K8 Oakvilie, Ontario, L6H 7G3
Tel. 905-7238-8080 Tel. 905-844-8749

1-800-363-3558 Fax, 905-738-6637 www.westonconsulling.com



Page 2 September 12, 2011

Our client has existing OMB approvals for the properties at 1260 and 1272 Centre Street, and
for 1304 Centre Street.

A C1 zoning for 1260 and 1272 Centre Street was put in place by By-law 103-2008 which
was approved by the Ontaric Municipal Board on April 27, 2009. This by-law permits a 2-
storey business and professional office building at a density of 0.56 FSI. The site plan
application was approved but clearance of conditions has not been compileted.

In May 2002, Applications were submitted to amend the Official Plan and Zoning By-law to
permit a 2-storey, 32-bedroom senior citizens’ residence at 1304 Centre Street. These
applications were subsequently appealed to the Ontario Municipal Board. The Board granted
the appeals, and issued its decision in December 2005 to permit the senior citizens’
residence subject to the execution of a site plan agreement between the applicant and the
City, and receipt of the amendments to the Official Plan and Zoning By-law. This work has
not been completed.

At this time, we request that a modification be made fo the Vaughan Official Plan 2010
(Volume 1) to address transitional matters to recognize legally existing and approved land
uses.

Accordingly, we request that the existing site-specific approvals obtained on 1260 and 1272
Centre Street, and for 1304 Centre Street be recognized and be deemed to conform to the
Official Ptan.

We request that consideration be given to modifications to the City Officlal Plan Volume 1 to
address the above issue. We also reserve the right to make comments on Volume 2
modifications.

Yours fruly,
Weston Consulting Group Inc.
Per:

Sandra K. Patano, MES, MCIP, RPP
Senior Pianner

Cc:  Dr. Arthur Fisch
Councillor Alan Shefman, City of Vaughan
John Mackenzie, City of Vaughan
Diana Birchall, City of Vaughan
Anna Sicilia, City of Vaughan
Augustine Ko, York Region



Em De Nave

DEVELOPMENTS INC.

September 12, 2011

f
c_2
City of Vaughan item # |
2141 Major Mackenzie Drive
Vaughan, ON L6A 171 Report No. 3{2100
Seoal
Attention:  Mayor Maurizo Bevilacqua : It
Members of Council " &P‘{. / L

John Mackenzie, Commissioner of Planning
Dear Sir(s) and Madam(s),

Re: Moaodifications to the Vaughan Official Plan — 2010 (Volume 1)
4800 Highway 7, Woodbridge, ON

On September 7, 2010, at a Council meeting, a motion was made to require “the
section of road between Bruce Street and Woodstream Boulevard, along the north
and south side of Highway 7, be amended to permit a maximum building height of
six stories and FSI of 2.0°. Furthermore at a Council Meeting on January 25,
2011, Council resolved that the reference to Woodstream Boulevard be replaced
with Rainbow Creek.

As you know the need for Highway 7 to continue to evolve is apparent — York
Region is aggressively pursuing a higher order of transit improvements through
“VIVAnext Highway 7 Rapidway” which will eventually extend to Helen Street.

The Highway 7 Corridor is an area intended to be developed with a higher density,
pedestrian-friendly mix of uses in a more compact form which is consistent with
the policies expressed in the Places To Grow Act and the Growth Plan for the
Greater Golden Horseshoe. Section 2.1 of the Growth Plan outlines opportunity to
make better use of land. The Plan envisions increasing intensification of the
existing built-up area, with a focus on intensification corridors, major transit station
areas, brownfield sites and greyfield sites.

OPA #661 (The Avenue Seven Land Use Futures Study Plan) which was
challenged and approved by the Ontario Municipal Board designates the lands at
Helen Street and Highway 7 to “Prestige Areas — Centres and Avenue Seven
Corridor” designation. The intersection is also identified as a “Transit Stop
Centre”. And the policies for Transit Stop Centres is an overall density target of
3.0 FS1 and the building height of any building shall be 10 storeys.

17 - 8201 Islington Avenue, Woodbridge, Ontario LAL 956, Canada | t. 905.850.7700 | f. 505.850.7701 | e. info@denave.ca

www.DelNave.ca



| Em De Nave

DEVELOPMENTS INC,

Based on the Places To Grow Act, the Growth Plan for the Greater Golden
Horseshoe and the City of Vaughan's OPA #661, | strongly urge that the. City of
Vaughan conform and be consistent with OPA #661 as approved by the Ontario

Municipal Board for the section of road between Bruce Street and Rainbow Creek
on the north and south side of Highway 7.

Respectfully yours,

Director
DeNave Developments Inc.

17 - 8201 Islington Avenue, Woodbridge, Ontario LAL 956, Canada |  t. 905.850.7700 |  f. 905.850.7701 | e. info@denave.ca

www.DeNave.ca



E M B E E 88 Sheppard Avenue W, Suite 200
Toronto ON M2N iM5

tel 416.250.5858

PROPERTIES LIMITED fax 416.250.5860

September 12, 2011 DELIVERED BY HAND

4

C_ZL )

Clerk’s Department tem# __J
City of Vaughan Report No.
2141 Major Mackenzie Drive Special CWI
Vaughan ON L6A 1T1 gep,l_ ,a/”

e : _
Re: OP.25.1

Embee Properties Limited is the registered owner of certain lands in the City of Vaughan;
namely: 9771-9799 Jane Street; and,-9930-9980 Dufferin Street.

We were an active participant in the original VOP process, but were not advised that drive-
through policies were being re-visited by staff after Council’s approval September 7, 2010.

Council approved policy 5.2.3.7. which, in part, clarifies that any drive-through prohibition
excludes primary Intensification Corridors that are not Regional Corridors.

The latest staff report recommends replacing approved policy 5.2.3.7. with a new policy that no
longer includes this clarification, pushing the matter off to subsequent documentation without the
current exclusion. We prefer existing policy 5.2.3.7. as approved by Council.

For these reasons, we object to the staff recommendation to replace approved policy 5.2.3.7.

We will attend the Committee of the Whole meeting on September 12, 2011.

We would welcome the opportunity to review our concerns with staff during the ongoing
Official Plan process.

We request that we receive written notice of any and all further actions by the City with regard to
this file.

Respectfully submitted.
EMBEE PROPERTIES LIMITED

@/Mv/

« Michael Baker
Dlrector

MB:bk
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Special Committee of the Whole — Monday September 12, 2011
MODIFICATIONS TO THE VAUGHAN OFFICIAL PLAN - 2010 (VOLUME 1)

Submissions by Alan Young, Senior Associate, Weston Consulting Group Inc.

1. Woodbridge Farmers Co. Ltd., 1510904 Ontario Ltd. and 1510905 Ontario Ltd.,
7835 Highway 50
East side of Highway 50 north of Highway 7

Attachment 1 — Item 69YR2 — p. 35 of 94 c ziz w

Zoning: M1 ltem# __!
Report No. _E%___—
VOP Designation: Commercial Mixed Use/Prestige Employment Special CLO

Sept. il (t

VOP 2010 Changes Recommended by Staff: ' 7

1. That the following policy be added to
Policy 12.13 Huntington Business Park
of Volume 2:

"Notwithstanding policy 10.2.1.5, in

the block on the north side of

Highway 7 between Highway 50 and
Huntington Road, the Commercial
Mixed use designation will be
interpreted as having a depth of
approximately 200 metres from
Highway 7, and accordingly will

have a depth of more than one lot
from Highway 7."

2. That Volume 2 be amended fo
relocate the Service node on Map
12.13.A to the north, to the boundary
between the two subject lands. The
proposed location will be a future
signalized intersection, which has been
approved by the Regions of Peel and
York and factored into the Highway 50
reconstruction program. The current
location of the service node cannot be
signalized because of inadequate
separation from Highway 7.

Client’s Position: Our client is pleased with the staff recommendations and
requests no changes. We accordingly request that the Committee adopt these
recommendations.
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2. Ahmadiyya Muslim Jama’at Canada Inc.
10610 Jane Street
West side of Jane St. south of Teston Road
Attachment 1 - ltem 21 YR —p. 9 of 94

Zoning: Agricultural (H)(By-law 181-2009)

VOP 2010 Designation: Low-Rise Residential

VOP 2010 Modified Designation Recommended by Staff: Major Institutional
VOP 2010 Site-Specific Policy Recommended by Staff:

“3. The follfowing policies be added to
Section 13.1.1 of Volume 2:
Notwithstanding the policies of
Section 9.2.2.11 "Major Institutional”
the following uses shall be permitted
on lands shown as "Ahmadiyya
Campus” on Schedule 14 C.

a) A “Technology and Education
Centre” for the purposes of
technical, communications and
educational activities, including
communications production for
television broadcasting and
programming and a lecture/meeting
hall;

b) A security building;

¢) A Guest Residence;

d) Up to four townhouse blocks
fotalling 20 units;

e) A “Hospitality Hall” for the
purposes of providing food and/or
drink for consumption within or
outside the building for functions
associated with the place of
worship, on the same lot, and shall
not be for commercial purposes;

) A building housing a "Community
Hall and Offices” meaning a building
with multi-purpose halls/auditoriums
that is used for functions associated
with the place of worship, on the
same lot and shall not be used for
commercial purposes;



g) A Library;

h) A Place of Worship;

i) An Office Building;

J) A Residential Apartment Building
of a maximum of 80 units;

k) Portable buildings for temporary
use of offices accessory to a place
of worship and teaching classrooms
pending construction of permanent
buildings;

) The zoning standards shall be
provided for in the implementing
zoning by-law.”

Concern:  The recommended Major Institutional designation is satisfactory,
but the above text contains many zoning details. Some additional flexibility is
requested, for example to allow a dormitory for students at the school, and a
nursing home and retirement home to allow aging members of the community to
remain in place.

Request: Amend Site-Specific Policy to read: "Notwithstanding the policies of
Section 9.2.2.11 "Major Institutional” the following uses shall be permitted on
lands shown as "Ahmadiyya Campus" on Schedule 14C:

a)
b)

c)
d)
e)
f)
9
h)
i)
)]

k)
/)

m)

n)

a Place of Worship

Schools and other Educational Facilities including lecture halls and
meeting rooms

Libraries

Cultural Facilities including a community hall

Community Centres

Recreational Facilities

Day Care

Media, Broadcasting and Communications Facilities
non-commercial Hospitality Facilities

Residential Units or other Residential Accommodation for Students, Staff,
Volunteers and Visitors

Offices

an Apartment Building

a Nursing Home and a Retirement Home

portable buildings for temporary use for offices and classrooms”.
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3. 2157160 Ontario Inc. (Sagar Aggarwal)
10901 Highway 50
East side of Highway 50 and west side of Cold Creek Road, north of Nashvilie
Road and south of Mayfield Road
Attachment 1 — Item 70YR — p. 35 of 94

Zoning: C2(H) (By-law 265-2002).
VOP 2010 Designation: Agricultural
VOP 2010 Site-Specific Policy Recommended by Staff:

“Notwithstanding Policy 9.2.1.1 of
the Official Plan, the following uses
shall be permitted on the lands
identified on Map 13.x.A:

a) one Motor Vehicle Sales
Establishment;

b) one Eating Establishment,
Convenience or one Eating
Establishment, Convenience with
Drive-Through, however, food
preparation shall not be permitted;
c) one Truck Refuelling Station. For
the purpose of this site-specific
policy, a truck refuelling station
means a building or place where
fuel is kept for sale and delivery
directly to commercial or transport
trucks.

The lands shall be developed in
accordance with the following
policies:

a) The maximum building height of
the mofor vehicle sales
establishment shall be 1-storey;

b) The motor vehicle sales
establishment shall have no more
than 10 service bays, with a service
bay being an identifiable area within
the building and used solely for the
maintenance, servicing or repairing
of vehicles.

¢) The maximum gross floor area of
the office/administration/sales
portion of the mofor vehicle sales



establishment shall be 1,230 sq.m.

Consistent with Ontario Municipal
Board Decision Order 2103, issued
July 6, 2006, the permitted uses are
subject to a Holding provision which
will have the effect of allowing the
development to proceed, subject to
the determination that the proposed
development on the site will not
impact any potential municipal road
alignment options in the vicinity of
the site.”

Concern:  Our client is pleased that staff have recommended a site-specific
policy, but is concerned that importing the site-specific zoning requirements into
the Official Plan provides no flexibility. In our opinion, the level of detail is
inappropriate for an Official Plan.

Request: Site-Specific Policy to read: "Notwithstanding the policies of
Section 9.2.2.17, this Official Plan recognizes the uses permitted by By-law 265-
2002 on the lands located at 10901 Highway 50. The uses permitted by By-law
265-2002 shall be deemed to conform to this Plan."”
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4, 1693143 Ontario Inc. and 1693144 Ontario Inc.
8151 Highway 50
East side of Highway 50, south of future Ebenezer Road extension
Attachment 1 — Item 124YR — p. 49 of 94

Zoning: EM2 and EM3 (By-law 171-2010)
VOP 2010 Designation: Prestige Employment

Concern with VOP 2010: No recognition is provided for recently approved
commercial uses (EM3'lands). Owner is not certain of development timeframe and
lands could be downzoned as part of a future comprehensive zoning by-law review.

Request: Site-Specific Policy to read: Notwithstanding the policies of Section
9.2.2.10, this Official Plan recognizes the commercial, retail warehouse and
other uses permitted by By-law 171-2010 on the lands located at 8151

Highway 50. The uses permitted by By-law 171-2010 shall be deemed fto

conform to this Plan.”

{0



File_No:
Dote Dra
Drown By: mh
FPlonner: AY
nel to scole

. -GITY
¥ ‘;; bF
 VAUGHAN

LEGEND
[ sveiecriavos AIR PHOTOGRAPH
8151 HIGHWAY 50

CITY OF VAUGHAN
REGIONAL MUNICIPALITY OF YORK

Air Pholegraph from First Base Solulions WMS.
Date of photegraphy: 2009




KEY MAP 10B
BY-LAW No. 1-88

NOT TO SCALE

THIS IS SCHEDULE '2'
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5.

Casertano Development Corporation and Sandra Mammone
(see attached letter)

/3



Since
1981

%a

d
i l i J WESTON CONSULTING GROUP INC.
A A ‘Land Use Planning Through Experience and Innovation’

September 12, 2011
File No. 4742

City Clerk

City of Vaughan

2141 Major Mackenzie Drive
Vaughan, Ontario L6A 1T1

Dear Sir:

Re: City of Vaughan Official Plan - September 2010
Casertano Development Corporation (“Casertano”) and Sandra Mammone "Mammone™)
Vaughan Mills Secondary Plan Area
File 25.1
D06.2010.V.01.048 — Attachment 1, ltem 7YR, page 1 of 84

in response to our clients’ concerns regarding the new Official Plan’s built form and urban design
regulations, the Planning Department has stated that “matters pertaining to the detailed nature of
the development within the Vaughan Mills Centre Secondary Plan Area will be addressed
comprehensively in the Secondary Plan Study”.

On this basis, and to ensure that the approach to built form and urban design is not pre-
determined by Volume 1 of the Official Plan, we would request that the Official Plan be modified
to include the following policy:

"The built form and urban design regulations in Sections 9.2.3 and 9.2.2.6 do nof apply to the
Vaughan Mills secondary plan area. Guidelines relating to these matters will be established
through the secondary plan process.”

Thank you for your consideration of the foregoing.
Yours truly,

Weston Consulting Group Inc.
Per:

(,«Cﬂ-" "2'7/[/" . 7

!

{
Alan Young, BES MS¢ MCIP RPP
Senior Associate

Cc Ted Wine and Joe DiGiuseppe, Casertano
Sandra Mammone
Mary Flynn-Guglietti, McMillan LLP
John Mackenzie, Commissioner of Planning
Diana Birchall, Director of Policy Planning
Roy McQuillin, Manager of Policy

1-800-363-3558 Fax. 805-738-6637 www.wesfonconsulling.com

Vaughan Cffice: 201 Millway Avenue, Unit 19, Oakyville Office: 1660 North Service Road East, Suite 114,
Vaughan, Ontario, L4K 5K8 Oakyille, Ontario, LEH 7G3
Tel. 905-738-8080 Tel. 905-844-8749
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RICE

REHOLLE [ ¢ 2 )
' ltem# __|
Report No. _39

Special CLO

June 11, 2010 \_ &ﬂl'"a' i

By Email: rose.magnifico@vaughan.ca

Clerk’s Department

City of Vaughan

2141 Major Mackenzie Drive
Vaughan, Ontario, L6A 1T1

Regarding: The West Vaughan Employment Area Secondary Plan Draft
File# WYEP - 25.5.19

To Whom It May Concern:

Rice Commercial Group Limited together with Hwy 27 & Langstaff Limited Partnership
would like to provide comments on the West Vaughan Employment Area Secondary Plan
Draft found on the Vaughan Tomorrow’s website.

Hwy 27 & Langstaff Limited Partnership owns land located at 8682 Highway 27 just
north of Langstaff Road. We are also active members of the Block 59 Landowners
Group. Block 59 Landowners Group owns land in the area that is delimited by
Rutherford Road to the North, Langstaff Road to the South, Highway 27 to the East and
Huntington Road to the West.

First of all, I would like to commend you on your efforts through this significant
undertaking. We are writing to you with regards to the following policy concerns we
have in the draft Secondary Plan.

Concern One
Proposed Parkland

In Schedule 3 the proposed Parkland is schematically shown on our Highway 27
frontage. It has been noted in Part 1.7 under Parks that the District Park size should be
approximately 10 hectares (24.7 acres) however, our property is currently 32.3 hectares
(80 acres) and the proposed location and size of the Parkland would take up a significant
portion of our property; approximately 30%.

RICE COMMERCIAL GROUP LIMITED

15 Gormley Industrial Avenue, Box 215, Gormley, Ontario LOH 1GO
Phone: 905.888.1277 Fax: 905.888.1440 Web: ricegroup.ca




In Part 2.4.2 it notes that the Landowners initiate an agreement to secure a location of the
Park. The landowners in the WVEA have had no discussion to secure the location of the
Parkland. We understand the need for the Parkland but feel that it should not be
schematically shown on Schedule 3 until the landowners and the City decide on an
mutually agreed upon location.

We feel the location of the Parkland should not be located on such a prestigious and
valuable piece of employment land located on Highway 27 and are confident that the
Secondary Plan area has an abundance of Natural Heritage space that could easily
accommodate this Park.

If the Parkland is required to act as a buffer between the employment and the residential
on Sanremo Court as the uses are not compatible with each other. We would recommend
adding a buffer with compatible use such as retail in the location shown as Parkland.

Concern Two
Transportation

The new proposed local street network with the north-south and east-west patterns shown
on Schedule 3 do not create the large development parcels noted through Plan. The
north-south road shown on the far west side of our site does not create a large parcel of
land. Our site features one of the largest Highway 427 frontages amongst landowners in
the Secondary Plan area. This proposed road could potentially hinder our marketing
efforts to attract large-scale users to our property.

In Schedule 3 the road pattern has shown us relying on our adjacent neighbors to develop
before we could have access our property. Our site would be landlocked and not provide
direct access on our frontage on Highway 27. We would not like our site access to be
restricted if we needed to move forward ahead of the landowners group. We feel that an
appropriate access to the to the Secondary Plan area would be located across from
Sanremo Court on the east side of Highway 27.

Concern Three
Restricting Major Office

In Section 2.1.4 the policy notes that Major Office is restricted from the Secondary Plan
area. We feel that Major Office should be included in this Secondary Plan area.

RICE COMMERCIAL GROUP LIMITED
15 Gormley Industrial Avenue, Box 215, Gormley, Ontario LOH 1GO
Phone: 905.888.1277 Fax: 905.888.1440 Wekb: ricegroup.ca




Concern Four
District Energy

In Section 2.3.9.b the Plan notes the promotion of District Energy. District Energy is a
great to create sustainable development; however we feel that it would not be beneficial
in a low density employment area. District Energy would be more successful in a higher
density area.

Concem Five
Minimum Landscaped Area

In Section 2.5.7.a & b, 20% and 30% landscape coverage of the lot area is not acceptable
with the value of land. In Section 2.5.8.e. the landscaping requirements can be added to
roofs. This would cause an increase in building cost and would not help to minimize the
retention of stormwater on-site.

Please accept this letter as our official comments to The West Vaughan Employment
Area Secondary Plan Draft. Thank you for the opportunity to provide comments. We
look forward to working with you to resolve our issues. Please note that the foregoing
submissions are not intended to be exhaustive and may be augmented in the future.

If you have any questions or concerns please feel free to contact me at any time.

Sincerely,

Michael Mendes

Project Coordinator

E: mmendes@ricegroup.ca
C:416.899.5877

RICE COMMERCIAL GROUP LIMITED

15 Gormley Industrial Avenue, Box 215, Gormley, Ontario LOH 1G0
Phone: 905.888.1277 Fax; 905.888.1440 Wehb: ricegroup.ca
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City of Vaughan o
2141 Major Mackenzie Drive

Vaughan, Ontario

L6A IT1

Attention: Mr. J Zipay
Commissioner of Planning

Dear Sir:

Re: Comments on City of Vaughan Draft Official Plan
Block 59 Landowners Group
Lots 11-15, Concession 9
City of Vaughan

The Block 59 Landowners Group owns land in the area bounded to the north by
Rutherford Road, to the south by Langstaff Road, to the east by Regional Road 27
(formerly Highway 27), and to the west by Huntington Road.

The subject lands, which are within the designated area of ROPA 19, are included in the
proposed West Vaughan Secondary Plan Area.

My clients have concern with the extent of the Natural Areas designation shown on
Schedule 13-L to the draft Official Plan. My clients have completed environmental work
identifying the natural features and provided that information to the City as part of the
Official Plan review process. It doesn’t appear that this information was taken into
consideration. While it is understood that the precise limits of the features will be
determined through the secondary plan process we have concerns with the draft OP
policies requiring studies to be undertaken on lands within 120 metres of identified
features, which may take the Study outside of the Block 59 area. My clients’ do not
believe that it is reasonable to require work to be undertaken outside of Block 59 or on
lands that they do not control. Please provide us with the work that you relied upon to
determine the limits of the natural features.
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There are areas of land adjacent to the Highway 427 corridor that have excellent exposure
to Highway 427 and will have easy access to Highway 427 via Langstaff Road or
Rutherford Road and, as such, should be designated Prestige Employment rather than
General Employment. A good example is a somewhat isolated parcel that is located
immediately south of Rutherford Road and immediately east of Highway No. 427.

It should be noted that Schedule 3 - L.and Use to the West Vaughan Secondary Plan does
show some lands along the Highway 427 corridor as Prestige Employment which is not
consistent with schedule 13-L, but is closer to what my clients are seeking,

My clicnts have concerns with the limitations on free standing office space as well as
office space accessory to a permitted employment use. While we can understand the
desire to support the Vaughan Metropolitan Centre (VMC) it must be recognized that not
all head office users will want to locate in the VMC or in an intensification corridor,
Often head office users have images that they want to project that require certain settings
and locations. It would be a mistake to reject these users simply because they have too
much floor space for the Prestige Employment land use category. You can be assured that
a neighbouring municipality will be waiting for these users with open arms.

Based upon discussions to date we expect some very large users (+400,000 square feet)
to locate in the West Vaughan Employment Area, given the proximity to the CP
Intermodal Facility. It should be noted that although these users’ primary business is
industrial in nature, they may require accessory office space that is very substantial and
may exceed the office space policies that are proposed in the draft Official Plan, It is
recommended that the accessory office space provision undergo further review.

My clients have concerns with the restriction imposed upon retail use in the employment
area. The floor area restrictions are considered to be onerous, as are the locational
restrictions. Please provide us with the background material used in determining these
restrictions. )

My clicnis are concerned that the land use restrictions within the West Vaughan
Secondary Plan Area will put them at a competitive disadvantage with employment areas
in neighbouring municipalities, and even with neighbouring employment blocks within
the City of Vaughan that already have Secondary Plan approval, Block Plan approval,
and approved zoning by-laws which have more flexible land use permissions.

The revisions to the draft OP that are requested by my clients could impact the proposed
West Vaughan Secondary Plan, and as such we would like to reserve the opportunity to
provide further comments on the proposed secondary plan. However, one specific point
of interest is the proposed District Park designation adjacent to Regional Road 27. First
of all we question why you would pick such a prominent and valuable employment
location for a park when employment lands are considered to be a valuable commodity to
the City and other levels of government in terms of generating jobs and taxes. If a park is
to be provided in the West Vaughan Employment Arca why not locate it on land that is
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less useful for employment use? The park would be better lIocated on land situated
between Highway 427 and the Hydro Corridor, adjacent to the Community Multi-Use
Recreational Pathway extending through the Hydro Corridor.

My clients look forward to working with you to resolve our issues. Thank you for the
opportunity to provide comments on the draft Official Plan document.

Yours truly
KILM Planning Partners Inc.

i»
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cc: Councillor P. Meffe, Chairman Official Plan Review
Councillor T. Carella, Ward 2
Ms. Diana Birchall, Director of Policy Planning
Mr. P. Di Mascio, Urban Strategies Inc.
Mr. T. Miele, Di Poce Management
Mr. M. Rice, Rice Group
Mr. J McGovern, Rice Group
Mr. M. Pozzebon, Metrus Developments
Mr. G. Simone
Mr. J. Simone
Mr. R. Mikkola
Mzr. D Carreiro
Mr. R, Kartavicius, Eden Oak Homes
Mr. S. Wallace, Ayleswoth LLP, Barrister and Solicitors
Mr. R. DeAngelis, Condeland Engineering
Mr. D. Speller, Tarandus Environmental
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