COMMITTEE OF THE WHOLE {PUBLIC HEARING)} SEPTEMBER 13, 2011

3. ZONING BY-LAW AMENDMENT FILE Z.11.020 P.2011.30
SHELL CANADA LIMITED ET AL
WARD 1
Recommendation
The Commissioner of Planning recommends:
THAT the Public Hearing report for File Z.11.020 {Shell Canada Limited et al.) BE RECEIVED;
and, that any issues identified be addressed by the Development Planning Department in a

comprehensive report to the Committee of the Whole.

Contribution to Sustainability

The contribution to sustainability will be determined when the technical report is considered.

Econoemic iImpact

This will be addressed when the technical report is completed.

Communications Plan

a) Date the Notice of a Public Meeting was circulated: August 19, 2011
b) Circulation Area: 150 m

c) Comments Received as of August 31, 2011: None

Purpose

The Owner has submitted Zoning By-law Amendment File Z.11.020, specifically to amend Zoning
By-law 1-88 to rezone the easterly portion of the subject lands shown on Attachments #1 and #2
from A Agricultural Zone to C8 Highway Commercial Zone together with the following site-specific
zoning exceptions (applicable to the entirety of the subject lands) to facilitate the development of
an Automaobite Gas Bar as shown on Attachments #3 and #4:

: By-law 1-88 Requirements Proposed Exceptions

. e i e E13 e to C6 Highway
By-law ..Standazntd R ~C6 H_lgh\..-v;gn(;ommerc:a.l. : -C.om'meifci_a! ZO'.h.e' of
B ~ By-law 1-88
a. | Definition of a Lot o .| Means a parcel of land For the purpose of
frenting onto a street zoning conformity, the
| separate from any abutting | subject lands shown on
| land. Attachments #1 and #2
1 shall be deemed to be
one lot.

b. | Minimum Parking Requirement 5.5 spaces/100 m” 3.5 spaces/100 m*




: By-law 1-88 Requirements Proposed_l?xce_p tjons
By-law Standard = C6 Highway Commercial to C6 Highway
' Zone Commercial Zone of
By-law 1-88
¢. | Minimum Landscape Strip width 24m 1m
| Abutting Lands Zoned Open
Space (north lot line)
d. { Minimum Landscape Strip Width : 6m 2m
along a Lot Line which abuts a i
Street Line (Major Mackenzie
| Drive)
.| Maximurh Driveway Width (Major
& .L-Mackenzie Drive}) gm 13 m
erumum Lot Frontage (Jane - N
f " Street) | : 60 m 18 m {existing situation)
| Mlmmum Interlcr Side Yard
g Setback (north) - 10m 1.6m
h Minlmum Exterior S;de Yard ;
- | Setback (Ma;or MackenZie Drive) . 15m 24m

Other zoning exceptions may be identified through the detailed review of the application.

Background - Analysis and Options

Location:

Northeast corner of Jane Street and Major Mackenzie Drive, shown
as subject lands on Attachments #1 and #2.

The subject lands consist of two properties as shown on
Attachments #2 and #3. The westerly property is owned by Shell
Canada Limited et al (Shell lands} and is municipally known as
3000 Major Mackenzie Drive. The easterly property is owned by
937533 Ontario Inc.

The Owners have consented to a comprehensive development
over the two properties (Attachment #4). The Shell lands are
currently developed with an automobile gas bar and drive-through
which are no longer in operation. The easterly property is vacant.

Official Plan -
Designation -

“Community Commercial Centre” with a Service Centre overlay by
OPA #350 (Maple Community Plan), which permits an automobile
gas bar use. The proposal conforms to the Official Plan.

"Mid-Rise Mixed-Use” by the new City of Vaughan Official Plan




2010 (VOP 2010), which was adopted by Vaughan Council on
September 7, 2010, and is pending approval from the Region of
York. An automobile gas bar use is permitted under this
designation, provided that the use is located on an arterial street, is
limited to one gas station per intersection, and that no gas stations
shall be permitted at the intersection of two arterial streefs. The
proposal does not conform fo the locational criteria for gas stations
identified in VOP 2010. However, the westerly parcel has an as-of-
right C6 zoning on the property that permits an automcbile gas bar
use, and when combined with the easterly parcel, allows for a more
larger parcel that is condusive to appropriate development
opportunities, and therefore, conforms to the intent of the Official
Plan.

Zoriirig

The Shell lands are zoned C6 Highway Commercial Zone by
Zoning By-law 1-88, which permits the automobile gas bar use.

The 937533 Ontario Limited lands are zoned A Agricultural Zone
by Zoning By-law 1-88.

The proposed rezoning of the 937533 Ontario Limited lands from A
Agricultural Zone to C6 Highway Commercial Zone, together with
the proposed site-specific zoning exceptions {(applicable over the
entire subject lands) to permit the development of an automobile
gas bar, require amendments to Zoning By-law 1-88.

Surrouniding Land Uses. |

Shown on Attachment #2.

Preliminary Review

Following a preliminary review of the application, the Development FPlanning Department has
identified the following matters to be reviewed in greater detail:

a. City Official Plan
Policies

The application will be reviewed in consideration of the
applicable City Official Plan policies.

b. | Appropriateness of
-} Proposed Rezoning
. and Site-Specific

Zoning Exceptions

The appropriateness of rezoning the 937533 Ontario Limited
lands to C6 Highway Commercial Zone together with the
proposed site-specific zoning exceptions for the entire subject
lands, to facilitate the development of the site with an
automobile gas bar will be reviewed in consideration of
compatibility with the surrounding land uses.

¢. | Consent App’iica_tion

The Owners will be required to submit Consent Applications for
the creation of reciprocal access easements over the two
properties. The applications must be approved by the Vaughan
Committee of Adjustment.




d.. |- . Site Pevelopment | » The Owners have submitted a related Site Development File
- Application. DA.11.068. The zoning and site plan applications will be

Lo _ : reviewed to ensure the following matters, but not limited to, are
addressed: appropriate huilding and site design; built form;
pedestrian accessibility; vehicle access; servicing and grading;
signage; and landscaping. This will include if the proposed
building can be moved further eastward to facilitate
apportunities to increase the amendment of landscaping
adjacent to the Jane and Major Mackenzie intersection area, if
physically possible,

* The development will be reviewed in consideration of the Maple
Streetscape and Urban Design Guidelines.

Sustainable -| = Opportunities for sustainable design, including CEPTD (Crime
elopment’ Prevention  Through  Environmental Design), LEEDS
(Leadership in Energy and Environmental Design), permeable
pavers, bio-swales, drought folerant landscaping, energy
efficient lighting, and reduction in pavement to address the "heat
island" effect, etc, will be reviewed and implemented through

the site plan approval process.

Relationship to Vaughan Vision 2020/Strategic Plan

The applicability of this application to the Vaughan Vision will be determined when the technical
report is considered.

Regional Implications

The application has been circulated to the Region of York for review and comment. Any issues
will be addressed when the technical report is considered. The road widening along Major
Mackenzie Drive and the proposed driveway access locations and designs must be approved by
the Region of York Transportation Services Department.

Conclusion

The preliminary issues identified in this report and any ofher issues identified through the
processing of the application will be considered in the technical review of the application, together
with commentis from the public and Council expressed at the Public Hearing or in writing, and will
be addressed in a comprehensive report to a future Committee of the Whole meeting.

Attachments

Context Location Map

Location Map

Proposed Zoning

Site Plan

Landscape Plan

Elevation Plan {(Convenience Store)

SOk W~



Report prepared by:
Mary Caputo, Planner, ext. 8215

Christina Napoli, Senior Planner, ext. 8483
Mauro Peverini, Manager of Development Planning, ext. 8407

Respectfully submitted,

JOHN MACKENZIE GRANT UYEYAMA
Commissioner of Planning Director of Development Planning

ICM
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