COMMITTEE OF THE WHOLE (PUBLIC HEARING) FEBRUARY 28, 2012

5.

OFFICIAL PLAN AMENDMENT FILE OP.11.012 P.2012.9
ZONING BY-LAW AMENDMENT FILE Z.11.043

WEST RUTHERFORD PROPERTIES LTD.

WARD 3

Recommendation

The Commissioner of Planning recommends:

THAT the Public Hearing report for Files OP.11.012 and Z.11.043 (West Rutherford Properties
Lid.) 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.

Economic Impact

This will be addressed when the technical report is completed.

Communications Plan

a) Date the Notice of a Public Hearing was circulated: February 3, 2012

b) Circulation Area: Minimum 150 m with expanded notification to 650 m, and to the
Millwood Woodend Ratepayers’ Association, Vellore Woods Ratepayers' Association and
East Woodbridge Community Association

c) As of February 21, 2012, one e-mail correspondence has been received regarding the
proposal, identifying that the proposed development is not appropriate.

Purpose

The Owner has submitted the following applications on the subject lands shown on Attachments
#1 and #2, to facilitate the development of the site with 21 block townhouse (3-storey) units within
three separate blocks, and two 12-storey apartment buildings with a total of 272 apartment units,
on a 1.14 ha site, as shown on Attachment #3:

1.

Official Pian Amendment File OP.11.012, fo redesignate the subject lands under OPA
#600 from “Medium Density Residential-Commercial” {(maximum 46 units permitied at a
density of 40 units per hectare) to “High Density Residential-Commercial” and to increase
the maximum permitted density in the “High Density Residential-Commercial”
designation from 150 uph (maximum 171 units) to 257 uph (maximum 283 units),
thereby increasing the total number of units permitted on the subject lands by 247
units.

Zoning By-law Amendment File Z.11.043 to amend Zoning By-law 1-88, specifically to
rezone the subject lands from A Agricuitural Zone to RM2 Multiple Residential Zone
{Block Townhouses) and RA3 Apartment Residential Zone (Apariment Buildings),
together with the following site-specific zoning exceptions:



272 units @ 1.75 spaces/unit
(1.5 resident spaces + 0.25
visitor spaces) = 476 spaces

272 units @ 1.2 spaces/unit (1.0
resident space + 0.2 visitor parking
spaces) = 327 spaces

6m

5.5m

The minimum setback from the
front lot line and the extericr lot
line to the nearest part of a
building below finished grade
shall be 1.8 m

Om

One Bedroom Unit - 20 m?
Two Bedroom Unit - 55 m?
Three Bedroom Unit - 90 m?

One Bedroom Unit - 18 m?
Two Bedroom Unit - 18 m?
Three Bedroom Unit - 18 m?

67 m>unit

41.9 m*unit

7.5m

6m




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

Analysis and Options

On the north side of Rutherford Road, south side of Hawkview
Boulevard, and east of Weston Road, known municipally as 3660
Rutherford Road, City of Vaughan, shown as “Subject Lands” on
Attachments #1 and #2.

“Medium Density Residential-Commercial’ by OPA #600 and the
approved Block 32 West Plan, which permits single detached, semi-
detached, street townhouse and block townhouse dwelling units, at a
permitted density range between 17 to 40 units per hectare {maximum
46 units).

“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 (as modified on September 27, 2011) and is pending approval from
the Region of York. This designation permits a maximum building height
of 6-store¥s and a maximum FSI of 2.0 (11,400 m? x 2.0 FSI = maximum
22,800 m?, whereas an FSI of 2.33 (26,503 m?) is proposed. A policy
also requires that the ground floor frontage of buildings facing arterial
and collector streets shall predominantly consist of retail uses or other
active uses that animate the street.

The proposed apartment buildings do not conform to the Official Plans,
and therefore, an Official Plan Amendment has been submitted.

The applicant is proposing a “High Density Residential” designation
under the in-effect OPA #6800, which permits stacked apartments, and
apartment buildings to a maximum of 12 storeys in height, at a permitted
density range of between 60 to 150 units per hectare {maximum 171
units). The applicant is proposing an increase io the maximum
permitted density to 257 units per hectare (maximum 293 units).

A Agricultural Zone by Zoning By-law 1-88.
The proposed residential development is not permitted in the Agricultural
Zone, and therefore, a Zoning By-faw Amendment is required.

Shown on Attachment #2.




Preliminary Review

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

* The applications will be reviewed in consideration of the applicable

Provincial policies, and Regional and City Official Plan policies.

The appropriateness of permitting the proposed block townhouse
and high density residential apartment building forms on the
subject lands, and the proposed heights and density, will be
reviewed in consideration of compatibility with the surrounding
existing and planned land uses.

The appropriatenass of the development siandards required to
implement the proposal will be reviewed.

Site Development File DA.11.114 has been submitted in support
of the Official Plan and Zoning By-law Amendment Applications,
to ensure appropriate building and site design, access, iniernal
traffic circulation, parking, landscaping, servicing and grading,
should the Official Plan and Zoning By-law Amendment
applications be approved.

The appropriateness of permitting a driveway connection from
Rutherford Road through to Hawkview Boulevard will be reviewed
to the satisfaction of the Region of York and the City of Vaughan.

Opportunities for sustainable design, including CEPTD (Crime
Prevention Through Environmental Design), LEEDS (Leadership
in Energy and Environmental Design), permeable pavers, bio-
swales, drought tolerant landscaping, bicycle racks to promote
alternative modes of fransportation, energy efficient lighting,
reduction in pavement and roof-top treatment to address the
‘heat island” effect, green roofs, etc, will be reviewed and
implemented through the site plan approval process.

If approved, the applicant proposes to sever the subject lands
(severance line shown on Attachment #3); a mutual access
easement will also be required. The Consent Application must be
approved by the Committee of Adjustment.

if approved, the development of the site will require the
submission of Draft Plan of Condominium Applications to facilitate
the block townhouse and apartment proposal.




The Urban Design Brief submitted in support of the applications
will be reviewed in consideration of the applicable Urban Design
and Architectural Guidelines for Block 32 West. The proposal will
be considered by the Vaughan Design Review Panal.

The appropriate urban design policies will be included in the
implementing Official Plan Amendment, if approved.

The Traffic Impact Study submitted in support of the applications
must be reviewed and approved by the Region of York and the
Vaughan Development/Transportation Engineering Department.

Parking is proposed at a rate of 1.2 spaces per unit. A parking
study has been submitted in support of the applications, which
must be reviewed and approved by the Vaughan
Development/Transportation Engineering Department.

The Phase 1 ESA (Environmental Site Assessment),
Geotechnical/Scils Report, Stormwater Management Report,
Functional Servicing Report, and Noise and Vibration Report,
submitted in support of the applications must be reviewed and
approved fo the satisfaction of the Vaughan
Development/Transportation Engineering Department.

The availability of water and sanitary sewage servicing capacity
for the proposal must be identified and allocated by Council, if
approved; use of the Holding Symbol “(H)" may be required, if
servicing capacity is unavailable,

The proposed density exceeds Official Plan policy permissions,
therefore, opportunities to achieve public benefits (e.g. daycare,
community facilities, public art, and streetscape improvements,
etc.) will be considered in establishing the appropriate density,
and if approved, density bonusing palicies incorporated into the
implementing Official Plan Amendment.

The subject lands are located in proximity to the existing Highway
400 and Rutherford Road interchange. The applications have
been circulated to MTO for comment.

The Planning Justification Report, Pedestrian Wind Level Study
and the Sun Shadow Sfudy submitted in support of the
applications will be reviewed to the satisfaction of the Vaughan
Development Planning Departmeni. Any additional studies that
may be required will be identified through the detailed review of
the applications.




Relationship to Vaughan Vigion 2020/Strategic Plan

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

Regional Implications

The applications have been circulated to the Region of York for review and comment. Any issues
will be addressed when the technical report is considered.

Conclusion

The preliminary issues identified in this report and any other issues identified through the
processing of the applications will be considered in the technical review of the applications,
together with comments 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

1. Context Location Map

2. Location Map

3. Conceptual Site Pian

4, Landscape Plan — Apartment Buildings “A” and "B”

5. Landscape Plan - Block Townhouse Dwellings

6. Apartment Buildings A and B - South and North Elevations
7. Apartment Buildings A and B - East and West Elevations
8. Block Townhouse Elevations - Block A

9, Block Townhouse Elevations - Blocks B & C

Report prepared by:

Mark Johnson, Planner, ext. 8353
Carmela Marrelli, Senior Planner, ext. 8791
Mauro Peverini, Manager of Development Planning, ext. 8407

Respectfully submitted,

JOHN MACKENZIE GRANT UYEYAMA
Commissioner of Planning Director of Development Planning

LG



2102 ‘82 Alznugs4 areq

FLELLVG 8lld pejeeY
EPOLLZ
92L0'1L°dO e

JUsWIYIeNY

EmpRIsZL0 L1 AO\GOASLNINHDYLLY LALIONN
(177 S31LH4340Hd OHOSHIHLNY 15T
ueaddy
€ U0ISSaJuoy
Z<—I—OD<> @-r ‘0210740 Led
o : . N
by
ks
o
L Q
jort
NS %
=< (
ay© e
]
3 E
U,
Ve
V\V\_vo i
: &@%
SANVY1 1Lo3ardns .\,va
NA -
1! wuﬁ_ VmOZ 7/ - —
ot \ e
I 1 o¥0 w
Z
[
, / 15
—
hill z
- 1w
] = Omdi
gl S o & o )
(=) ] MNZ.
VIV NP S S0 g
NOLLVIMONID % mﬁ =
woss 132
G - i)
% fc.w 2 % E 8[e05 0} 10N
v} & W@
¢ G ’
3 y
| a
ud P
ul
o}
N
3t E
wod g
avoe 2
Z
3
@ ; { \ ¥




Goap|E3ag L0 L L doAdONSENIWHD LY PLAGNN
2Log ‘gg fueniga :aeg '0L7 531LE3d0Hd QH0d93HLINY LS3Mm
awyedaq Buluueld eewdoEasg quednddy

FL1711V0 Bl paersy

NVHONVA m,_r chtes

EmE:ﬁmﬁmﬂ“ dej\ uonNe9n

m.m_mo.w o.z.«wz / , / / . / zwm,mw v SANY 103rans

INOZ ISNOHNMOL TYIANIOISTY - 11y

SNOZ TYNITISIY Todtyd - ¥y
INOZ NOILYANSISNOD SOVIE NIL0 - LSO
ANOZ THIMTNNOD ATAAHSH - 30

3«%“%“&3 ! INOZ THOHINNOD GOOHHENOGHDIIN - ¥
aniLsea) SNOZ TWULINSIYaY - ¥

aNao31

{(TYLNIaISTY L
ONLLSIXT) Vo
L

, \ = =
/ | ‘ _
vZyid ( / /

THOHINHOD |
ONULSDE) I

(THATUNOS
onLLsiE)

{s3sn /
LNTHADTINT

ONILSLE) /\\\\\\\J,
|

/ (uva svo

INILSHE)

_,,

(szsn {TLNIOISTY = T
INIWAO TN onLsHaE) / ANIFNIDYNTIN
SNILSDE) o e HILVM WHOLS)

[rag s
TYIOYTHINOD
ONLLSDE)

Yzvid
TIIIWNOD
oniLsha)

(uyg sve
ONILSIE)

(NOLLONHLSNOD
HIANN - VIV I
TYSUIANOY

WoUInYLsSNo
YIONN - INFWIOTINZT
TVISHINNOD)

(IVILNITISTE
ONILSIXT)
Lo 1

NOILINKLENOD ’r

HITNN SLNT

AR | 4 ) AT
(vingarszd g -G
oNiLsE) 1S m%

% suoom FmoTTaA

(TYILNIAISTY
ONILSIXT)

Ting




Z0g ‘gz Aeniged tajeq

FLEELYYO Bl patesy
£P01LZ
B EL0'LEdO s9ld

Juswiyoeny

NVHONVA mf-r

Bup1eIsg LD | OGNS LNIWHIYLLY FAHOVN

017 S3MLHId0Hd QYO4H3HINY LSaIM
Jueonddy

G UOISS2IU0D
‘02 107 10 Hed

ue|d slS [en1daauon

SANVT L33Ardans

BEOS 0} 10N

SLINN OFL
'SATHOLS 21
- ¥ ONIJIING
ININIHYY
ALNIWY
800aLno
SLINN g8l
'SATHOLS 2L
INN -g ONIdTINd
JONVHIAZS LNIWIHYY

SAFHOLS € ‘SLINN 9
- D M20719 ISNOHNMOL

SAFHOLS € 'SLINN 9
- 200713 ISNOHNMOL

SAFHOLS € 'SLINN 6
= ¥ Y0018 ISNOHNMOL

AQuvAIINOY MIIAMMYH

"Nv1d J3S0d0Hd IHL INSWT4WE OL 3HIND3Y
SNOLLJIOXA DNINOZ DIAID34S-311S HUM HIH1ID0L
(8 PU2 ¥, SONIGTING LINIWIHVAY) INOZ TYLLNICISTH
INFNIHVLY EvH ANV (s PUB 8, s SISNOHNMOL
NIOTE) ANOZ WINIAISTE TIdLLINN 2NH 0L ANOZ
TVHNLINDIHOV ¥ WOHL SANVT LO3rans JHL INOZ3H

LNFNONINY DNINOZ

€2 40 (I54) X3aNI J0vds

HOO1d ¥ ONV ‘YVLO3H H3d SLINN 852 OL

FUVLIIH H3d SUNM 051 WOHL NOILYNENS3Aa

o IVIDHIWINOD - TYILNIAISEY ALISNIA HDIH.
FHL NEALISNIQ QaLLIWHId IHL ISYIHONI  «

n IVIDHIWINGD - TWILNITISTIH ALISNIJ HOIH. OL

CTYIDHIWNOD - TYILNIAIS3Y ALISNIT NN,
WOHL SNV 1O3rans IHL ALYNDISIASIH  #

ININANINY NV 1d TVIOIHHO




2102 ‘g2 Ateniga] areg

waueda() Buluue|y JuswdoRA3()

711°11'Y0 ‘8 PRiEsY

£ 112 NVHONVA

%210t ’do =ald

JUaIYIeNY

SmpEIRZLO L US\dGASLNIINHOYLLY 1LV

G U0|S582U0) "017 S3LH3d0Hd AHO4H3IHLINY 1SIM
‘021070 Ued Jueonddy

o8 8 WY SOUIDJING JusWLedY
- Ue|d adraspue]

aQvOH dHO4H3H1INY

FEYIOPN ON ATHI 08-{8~E0T~GY AYT-A] AB AWKNGH SNIENS ¥ £ CLYRTIQ

smune ™

o R,

Q¥0OH duO.
ATy

SA3HOLS ¢l
-V ONIgTINg
ININLHYAY

WS
iy

i voam.s

Yoma B30 YD

SAIHOLS 21
- g oNigung
INFALHYAY

A oreS —&

tanva
rETT

TN
R N

2 Qg

8[edg 0} 1oN

AHITIS D




210g ‘g2 Aeniqad sajeq

FLELEYA -21Y pedeey
EPOTLLEZ
BZI0°L'H0 sal

JUaLIYIBNY

jusunuedeq Buluue|d juswdojeasq

NVHONVA ar

P [e1g 10| L doAGONSLNAWHIVLLY FUd0vN

§ U0IS$A0L0] L1 SALHIAGH QHO4HIHLNY 153/
‘0g 10740 Ued “Weaydey

sbuijjemq asnoyumo| %20|g
- Ue|d adeaspue

SA3HOIS €
-¥X007d
ISNOHNMOL

gavAaTNOG MIAINAMYH

SAIHOLS €
-2007d
ISNOHNMOL

SRR NG YT

Brahvia

Ty

A boos
MU HPLARTIE LNV
Lt

SAJHOLS €
-g9X2071d
JASNOHNMOL

AJaEEONE

Ml eAIANE

2|E33 01 10N




2102 ‘9 Arerugad ‘ateq

ZH LA 81 pajeiey
AN
R 21010 s

JUaLIYIBNY

Wweledaq Buiuue|d uswdopasg

NVHONVA

|\

DR Teisg L’ L1 dOdONSANANHYLLY IOV

& UDISSRIU0)
‘07107 j0 ved

‘017 S311439d04d OHO4HIHLNY LS3m
ey ddy

SUO[eA3|3 YHON pUB UInos
- g pue v sbuipjing EQE%%

2(e0S 01 10N

NOILYAF T3 HLIHON - 8 BNIgTING

== v~ M : -
| 2t s an: L I LRG|
T L _@l_ ; > d L i HM s
Tt L0 T s = L i T
: B iy ] R doE | .
...... BT ul.i ok .,Hs- . iH 5 T T T Il FE
Mﬁ T E i M § "R i 1 7 3 B i
. ] ! L TG . T 5 i L T
l.ﬂ,. B ; ETy . ‘ , i T 7 1} [ fr
TE = = =u - il z “ » : : w -
_ ; f E R :.), =T =L I I : A R
f 1 1 ] ms!.!. I t h.ﬂuﬂﬁ _J_ 1 _‘\ t 1 o
\ I N SO 110 A
(Avod HO443aH1INY HNISY-D
NOILYAZ 1T HLHON - ¥ DNIdTINg NOILYA T HLNOS - ¥ DNKTING
| | !
3 T = ] e o | = e " S
it : =y e e
SN MR = NN S D5 200Dl - B TioEs ooANmNESE EHShecaREE
N 0 MO O 0 70 A L o ...VN.|M e E == — =
ST o] ] M!“ I = : I
N 0 = B S mi....,ﬂ.n.]i R : e P
0 e A e .w
C & - ml,..él e — TP T T T T g T ey o —
— _ _ = . L - .. 0 : e TR
e s e Iﬁ ] - . g - I .ll.t..n i A e e e e T T
. : NN
i o T = = ulln_e| ............ OE ] e e
r % , — “ RPN s e e \m4 e - |t = e e o e i o
TR : R e e 15 B
T = e R - = = ——— = e b
: : L m _ | L
............... s r— T I e s o1 it e e 1 . ,4 ja) ot 1 t B
il | Wl
e e e ot P g - e e e e i —————— i e e e

ZO_._.<>m_|_m_ I._.DDm 4 wz_Dnsz




2102 '92 Aerugad ajeq

P11 peleRY
eR0'LLZ
Bol01l'do s

JuswyoRNY

wawpedag Buuueld Juswdoprag

NVHONVA

IN

EMpEI9Z 10" L OOVIONSINAWHOWLLY LALIGVN

‘017 S31LE3d0Hd QHO4HTHLINY L53m
queayddy

G UGISS30U0g
‘0z 107 o Hed

SUOIBA9|T 1S9/ pUB IS8T
- g pue y sbuipying uswiedy

eI 01 10N

NOLLYAZT LS3M - ¥ ONITTING

NOUWYAZTI LSIM - G DNITTING

=

NOLLYAT 3 LSvd - 8 DNIATING

BT T B L L LT Tl T
Hzpinb sty | E3 0§ 1A

S S U — - o o s 4 o e e e e e b Ak A ls AAASL K ALEL & LRLL L AAAA L A = e SRS = = o  LLL1 L § A 1 A s it R P —
.......................... I T L |
rore = oy
EEEEE = = 2 It A s i ¢ I S
Ik T 1 T 17k L 7 i3 £
i - . ’ : SEEL S K % A §
—— s i e Bl e — e e , T
B { I
I S T — RS mem—— = T T -
i B | T B
———— e —— et SOUD SN E— -
T K B
memssAmammm——T [ LT I I — T .w“-tl;_-llulllll
S — [ § _
e R L hl E
[ B 3 5
— [ ———— ., T o, e e e e e, e N — E
A —a —
] f [
R i A o OB BTSSR R o
1T 7 B L
U L — —— : (OO I E— -
_ 1 : _ :
e —~—r——— —_—— bl A — -
i B E 4
[P o — N O i S S _
e — 0 4
| “Hiill) Rk g, L L H] !
Fc _ el - i _1 ._ulm [ ] :TJ I e
aml] v\ G SR i) A :
SR, A% N W S R A K O S — — A e




2102 '8¢ Arerugay ‘afeq .

FLELL'YQ 21 peleRy
BP0 HLZ
¥ 2LoLl’do sed

JUSLIYIBNY

9]e0S 0} 10N

3

Jusuedaq Buuue|d wewdoarag
NYHONVA -r

BmpRIaZ L0 L Ao\ ONSENTWHOVLLY IALIOVN

G L0IS522U00 QL7 831183d0Ud JHO4H3HINY LS3IM
‘02 10740 1'eg “Weayddy

¥ %0[gd
- SUOIJRAS[T 9SNOYUMO] %90Id

¥ 2019 ISNOHNMOL

NQILYAT T3 1S3Im

AN

g e Ly A e i

e TR [ e | B TR T

| N xRN NN 5 NN

(QUVATTNOE MIIAIMYH DNIOYD)
NOILVATT3 HIHON - ¥ Y2018 aSNOHNMOL
! ! ! i _




2102 ‘g fuenigay -areq

FLLLLYd 214 palejay
E¥O'LLZ
B 2L0°LL'dD 59l

JuaLYIRNY

wawedaq Buuue|4 1wawdoeasg

NVHONVA ar

G UQISSAIU0Y
‘02107 10 Led

BmpriIRELO" L1 IOV LNIWHOVLLY MLIOVN

'0L7 S31LH3d0Hd QHO4HIHLINY LSIm
aueayddy

J %8 4 3X30]g

- SUONBAQ[T ASNOYUMO] ¥20|d

EIG 0] 0N

NOLLYASTH LSV

- 2300718 ISNCHNMOL
NOIULVAT T3 1S3m

- 80078 ISNOHNMOL

NOILVATTI HIHON - 3 X001 ISNOHNMOL
| | ZO_._.<>m__|_m_ HINOS - 8 X008 3SNOHNMOL ]

R ET e i3 1
e LR Ty ol R
Thelialh s
Y T e Ty d
54 ] <5 7
e S 5
2 et T T L TR M A 2P 2 ) u:... = N Uu.udnnn»..nm:..u.
_ W |

NOILYATTI HLNOS - 3 X20718 ISNOHNMOL
NOILVAZTI HIHON - d X202 ISNOHNMOL

o ) o I [ i
; o I s
3 Tl e
] 7 Eg i ;
1 = e L peneired [ it =
————— . R SE—

+ z il 3 R e
H o
: S e s 2 & A 2t R
_ e e L P TRae 21 2T G T e ) T R e A R oA P o s

NOLLYAZT3 153M
- 2210079 ASNOHNMOL
NOLLYAZT13 1Svd
- @ 40019 ISNOHNMOL




