COMMITTEE OF THE WHOLE (WORKING SESSION) NOVEMBER 27, 2007

SITE PLAN CONTROL PROCESS REVIEW
CITY OF VAUGHAN
FILE 12.28

Recommendation

The Commissioner of Planning recommends:

1.

4,

THAT Council provide direction as to which is the preferred Site Plan Control Process
Option fo be implemented by the Development Planning Department, as identified in
this report as follows:

a) Option #1: Minor Modification Model {Attachment #18)
b} Option #2: Major Modification Model {Attachment #19)
c) Option #3: Partial Delegation Model (Attachment #20)
d) Option #4: Full Delegation Model (Attachment #21)

THAT upon a decision by Council respecting the preferred Site Plan Control Process
Option to be implemented, direction be given to hold a Public Hearing to consider
amendments fo OPA #200 and Site Plan Control By-law 228-2005 as amended by
By-law 237-2007. The amendments to Official Plan and Site Plan control by-law
would be required to implement the following changes to the Site Plan Control
Process:

a) Option #3 - Partial Delegation of site plan approval to the Development
Planning Department, if adopted,;

b) Option #4 - Full Delegation of site plan approval to the Development
Planning Department, if adopted,;

c) apply Site Plan Contfrol to freehold townhouse development on public streets.

THAT the Letter of Credit for a Site Plan Application be calculated as follows:

a) the Landscaping component be based on 100% of the landscape cost
estimate, with no maximum ceiling on the overall Lefter of Credit amount.
The minimum LC amount will continue to be $50,000.

THAT the following changes to the Site Plan Leifer of Credit Process be
implemented:

a) require the first inspections for the release of the Letter of Credit by each of
the Development Planning and Engineering Departmenis to commence
within 18 months of the issuance of a Building Permit;

b) upon successful inspections, a two stage Letter of Credit release for the
Landscaping component, based on:

i}y a First stage release of 80% of the Landscaping component upon
completion of all soft and hard landscaping works being constructed;
and,

i} a Second stage release of the remaining 20% holdback of the
L.andscape component upon completion of a 12 month warranty period
(following the First stage release) for the hard and soft landscaping.



5. THAT the duplication of review of site plan applications by Non-Statutory Advisory
Committees (eg. Maple Streetscape Community Advisory Committee) be eliminated.

Economic Impact
N/A

Communications Plan

The Development Planning Department has consulted with relevant stakeholders
including Clity Departments, the Region of York Transportation and Works Department,
the Toronto and Region Conservation Authority (TRCA), and representatives from the
development industry.

If Council selects either of the proposed site plan approval delegation models identified
as Option #3 (Partial Delegation - Attachment #20) or Option #4 (Full Delegation -
Attachment #21), a Public Hearing will be required to amend the Site Pian Control
delegation provisions in OPA #200 and Site Plan Control By-law's 228-2005 as amended
by 237-2007, which will require the placement of a news ad in the local newspapers.

Purpose
This report has been prepared in response to Council's request that the Development

Planning Department review and evaluate the current Site Plan Conirol Process, to
provide a more efficient and streamlined process resulting in increased time savings.

Background - Analysis and Options

a) Vaughan Site Plan Control Process

i) Current Process

In the City of Vaughan, the Site Plan Control process is governed through an
Official Plan (OPA #200, as amended by OPA #553 and #658) and By-law (228-
2005 as amended by 237-2007), which designates the City as an area under site
plan control, in accordance with Section 41 of the Planning Act. These
documents set out the appropriate provisions for the use of site plan control
within the municipality, including identifying the types of development that require
the submission of a site plan application for approval by the City, or identifying
the types of development that are exempt from the site plan approval process,
and delegation of approval authority. Currently, all commercial, institutional,
residential apartment and block development, and employment abutting arterial
roads and highways, require site plan approval.

The current Site Plan Control process in Vaughan is shown on Attachment #17.
A site plan application currently takes on average 46.5 weeks or 10.7 months to
complete {based on consecutive calendar days). Generally, this process
includes the Development Planning Departiment accepting, documenting and
circulating the application; reviewing the comments received from internal City
and external public agencies, and for the applicant to respond to any comments
through resubmissions; staff report preparation and consideration of the report by
the Committee of the Whole/Council; the applicant finalizing the site plan
drawings and supporting consultant reports for Department/Agency approvals;
and, preparation, circulation, execution and registration of the site plan
agreement.



Since 2002, the number of site plan applications submitted each year has ranged
between 70 to 97 applications, with an average of 83 applications. With each
passing year, site plan applications have become more complex (eg. proposals
requiring approvals by multiple government jurisdictions and high density
residential) with a range of Issues that need to be reviewed and resolved by the
various participants In the site plan process, thereby increasing site plan approval
times. Furthermore, recentiy there is more Provincial involvement in the
Planning process with the introduction of additional legislation (ie. Places to
Grow, Greenbelt, Oak Ridges Moraine, and Bill 51 — New Planning Act), thereby
requiring additional review of development proposals to ensure all Provincial
requirements are met.

if) History - Amendments

The site plan confrol process has been reviewed and amended several fimes
within the past ten years. These changes have ranged from revisions to the
manner in which Letters of Credit are calculated; delegation of approval autharity
between Council and the Development Planning Department; residential
exemptions; the manner in which employment development is reported to the
Commiitee of the Whole; creation of the City Staff lead Site Plan Review Team;
and, elimination of the Building Standards Department's Simple Site Plan
Process. Many of these changes in procedure have required amendments to the
Site Plan Control Cfficial Plan and By-law, which are documented on Attachment
#1.

iii) Current Review

In early 2007, Council requested the Development Planning Department to
review the site plan control process with the goal of streamlining the process and
reducing approval times.

To initiate the current Site Plan Control review process, the Development
Planning Department prepared a Terms of Reference and Work Plan that set out
the scope of work to be performed and timelines completion (Attachment #2).
The Development Planning Department then established a Working Group,
which inciuded the Commissioner of Planning and senior members of the
Development Planning Department, and representatives of the Building
Standards, Reserves and Investments, Engineering, Legal, Clerk’s, Economic
Development, Public Works, and Parks Development Departments.

The Working Group met four times beginning on June 1, and subsequenily on
June 26, July 12 and August 9, 2007, as well as, meeting independently with the
Region of York Transportation and Works Department, the Toronto and Region
Conservation Authority, and representatives of the development industry, in an
effort to review and discuss the data collected and to identify preferred options
and recommendations, with the goal to have a staff report at a Committee of the
Whole Working Session meeting in Fall 2007.

Random Sample Survey of Site Plan Applications
1. The Sample

To obtaln a better understanding of how long each step in the site plan process
actually takes to complete by each City Department, external public agency and
the applicant and/or their consultants, the Development Planning Department



undertook a step-by-step procedural review of a random sample survey of 25
recent (2002-20086) site plan applications. The purpose of the survey was to
determine the breakdown (in days) of processing times for each step in a typical
site development application. The sample size is small, but is sufficient for the
purposes of a better understanding the site plan process.

The applications surveyed ranged in complexity, and involved various land uses
including Industrial, cormercial, high rise residential, mixed use, and institutional.
The study was broken down into three groups: Internal processing, External
processing, and Owner/Applicant response times. Various survey assumptions
are identified in Attachment #3, to clarify the following survey results.

2. Survey Results
a) Aopplication Processing Time

The random sample survey results (Attachments #4 to #9) identify the following
statistics with respect to the various application processing times:

i) The average processing time for a commercial application was
245 days (8 months).

i) The average processing iime for industrial, residential and
institutional applications was 345 days {11 months).

iii) The average processing time for a typical site plan application

was determined fo be 10.7 months.

b) Infernal City Department Processing Time

The random sample survey results {Attachments #4 and #5) indicate that the
internal City Departments generally met the initial 3 week (ie. 21 consecutive
calendar days) application circulation period, however, the more active
participants in the process slightly exceeded the turnaround time, as follows:

1. Engineering (30.1 days).
2. Building Standards (Zoning Section) (27.3 days).
3. Development Planning (Urban Design Section) (22.8 days).

On average, the review period for the various City Departments shortens with
each subsequent resubmission. Typical commenting periods for subsequent
resubmissions ranges between 7 to 14 days (based on consecutive calendar
days), and the graphs depict that City Departments are generally meeting these
time lines.

The survey also showed that the review of the draft site plan agreement by City
Depariments takes on average 7 fo 9 days {based on consecutive calendar
days), which is generally meeting the one week commenting period.

The survey also showed that the lesser involved City Departments generally
reviswed one resubmission (Attachment #8), whereas the average number of
resubmissions for the core reviewing City Departments was between 2-3.

c) External Public Agency Processing Time

The random sample survey results (Attachment #8) indicate that the majority of
the site plan processing time is taken by external commenting agencies (le.
Region of York Transportation and Works Department, TRCA, and MTO), and



the response times by the Owner/Agent, the latter which will be discussed in the
next section of this report. These average process times are beyond the control
of the City and are as follows:

Region of York Transportation & Works Department (63.6 days).
Toronto and Region Conservation Authority (54.8 days).
Ministry of Transportation Ontaric (39.2 days)

PowerStream (17.8 days)

Ll

The survey shows that on average the review periods for the second
resubmission increases with the MTO (71 days) and the Region of York (91.9
days), and then declines slightly with the third resubmission (MTO — 57 days and
Region of York — 65.4 days), the latter which is considered to be a long turn
around time to provide comments. The TRCA's second and third response times
on resubmissions declined to 26.8 and 29 days, respectively, which can be
improved upon in light of the Development Planning Department’s discussion
with the TRCA, as nofed later in this report.

The survey also showed that the review of the draft site plan agreement takes on
average 20.7 days for the Region of York, and 10 days for PowerStream. The
TRCA and MTO do not review and are not party to the City's site plan
agreement.

The survey also showed that on average, the MTO receives the most
resubmissions (3.0) compared to City Departments and other external public
agencies, followed by 1.9 for the Region of York, 1.7 for the TRCA, and 1.6 for
PowerStream (Attachment #8).

d) Owner/Agent Response Time

The random sample survey results (Attachment #7)} show that the Owner/Agent
response times to address the comments of City Departments and external
public agencies contribute to lengthening the overall site plan review process,
which is beyond the control of the City. It takes the Owner/Agent, a low of 22
days (MTO} to a high of 76.3 days (Public Works) to respond tfo initial
Department/Agency comments. The average response time for any resubmission
by the Owner/Agent to a City Department or external public agency is 48.6 days.

Too often, the Development Planning Department receives an incomplete site
plan application that is missing required plans and supporting documentation.
The initial one month circulation typically yields comments indicating there is
insufficient information to review the proposal, and that additional information is
required. This subsequently results in the applicant taking 1 fo 2 months (ie. 48.6
days as noted above) to prepare and submit the required information to the City,
which is then followed by a subsequent recirculation. In this common scenario,
the first 4 to 5 months has been consumed by circulation and recirculation
periods and the applicant's preparation of documents, and is reflective of the
survey results, which depicts 10.7 months to process a typical site plan
application in Vaughan.

The requirement for mandatory pre-consultation and a submission of a complete
site plan application, fo reduce the overall number of resubmissions by the
Owner/Agent, will have the effect of reducing City Department and external
public agency review times and will be addressed later in this report.



c)

Consultation with External Public Agencies

1. Toronto and Regjon Conservation Authority (TRCA}

The Development Planning Department met with the TRCA on July 5, 2007, o
discuss the proposed changes to Vaughan's site plan control process. At the
meeting, the TRCA was supportive of any changes to streamline the process and
reduce commenting times and the number of circulations. In particular, the
TRCA is supportive of pre-screening applications and pre-consultation, and
suggests that the following additional measures that they have recently
implemented or are in the process of implementing, will reduce TRCA review
time:

i) Provide Conditions of Approval, when appropriate, to keep the Planning
process moving along (has been implemented). The TRCA
acknowledges that this may just defer matters to the back end of the
process, and if the applicant does not act upon the outstanding TRCA
matters, it will cause delays later on.

iiy Accept plans directly from the applicant (rather than from the
municipality), provided the City Planner is aware and has given
permission to do this (has been implemented), and is provided with a
copy of all materials forwarded to the TRCA.

iiiy Ensure that all issues pertaining to the TRCA’s jurisdiction are identified
and resolved through the Block Plan and subdivision processes, to
minimize or eliminate issues at the site plan stage.

In addition:

i} The TRCA is updating their 1998 Site Screening Map, which they wili be
providing to the City shortly, to advise which applications need to be
circulated fo the TRCA and those that do not.

i) The TRCA strongly supports that all applicants participate in a pre-
consultation meeting with the TRCA, which also includes any staking of
the top-of-bank, prior fo submitting an application, which they estimate
could save months in review time.

2. Region of York Transportation and Works Department

The Development Planning Department met with the Region of York
Transportation and Works Department on September 24, 2007. At the meeting,
the Region was supportive of any changes to streamline the process. In
particular, the Region is supporiive of pre-consultation with the applicant, in
which they discuss and then provide a letter with preliminary comments and
submission requirements to the Owner, with the goal of having the applicant
address all of the Region’s requirements including the submission of the
necessary consultant studies with the initial application to the City for circulation
and subsequent review by the Region. The Region acknowledges that pre-
consuitation should reduce the number of resubmissions for review, and facilitate
obtaining approvals from the Region much faster, with the goal of moving forward
with the execution of the current tri-party site plan agreement between the City,
Region and the Owner, or alternafive means of securing the approved
development {ie. Letter of Undertaking, to be discussed tater in this report}.



a) The Region has implemented or has initiated the following measures to
streamline the site plan process:

)

ii)

Assigned two full-time Regional staff members to process site plan
applications in Vaughan, whereas other York Region municipalities are
assigned one staff member (southern municipalities), or a staff member
is assigned to multiple municipalities (northern municipalities).

Placed their application submission requirements on their web-page,
which identifies the types of plans and documents and the number of
copies of each that the Region requires for review purposes, which will
be confirmed through pre-consultation.

Initiated meetings with all York Region municipalities in an effort to
streamline the site plan approvals process uniformally across the
Region. The Region will be consulting with the development industry
through a questionnaire {o be sent out in September/October 2007, The
Region will also be creating several typologies of Regional requirements
depending on particular development scenarios. The Region will then be
summarizing its findings, and organize a joint meeting involving all York
Region Planning Departments in November 2007 to discuss
implementation. This is an ongoing process, and any efficiencies
realized will assist to further reduce the site plan approvals process time
lines.

b) The Region also indicated the following:

)

i)

Suggests that all York Region municipalities utilize a tri-party site plan
agreement that is registered on title (to secure access, inter-connected
driveways, and other matters of Regional interest, on title). The site plan
agreement ensures that the applicant continues to work with the Region
and that the Region receives its required Letter of Credit and securities
prior fo the applicant receiving a building permit from the City. Currently,
all York Region municipalities use the fri-party site plan agreement,
except for Whitchurch-Stouffville and Newmarket. The Region indicated
that Newmarket will soon be going back to using the tri-party agreement.
The Region has asked Vaughan staff to reconsider proposing the use of
a Letter of Undertaking, in favour of maintaining the current tri-party site
plan agreement.

The Region has its own Regional site plan agreement, which it uses to
secure its interests in Whitchurch-Stouffville and Newmarket. If Vaughan
adopts the proposed Letter of Undertaking that does not append
Regional conditions of approval or require Regional signatures, the
Region will secure its interests through their site plan agreement.

The Region supports any initiatives by the City to implement electronic
circulation of applications between the municipality and the Region,
which will allow for faster communication and potentially response times
on development applications. The Region currently has an internal
sysiem in place to electronically circulate applications amongst Regional
Departmenis.

The following explanation is provided by the Region for their commenting
times as identified in the Development Planning Department's random
sample site plan survey:



d)

i} The City's survey was based on site plan applications received
between 2002 to 2008, when the Region had a high staff turn-over
rate, which significantly affected processing times. Since the
beginning of 2007, the Region of York Transportation and Works
Department has experienced stability in its staffing, and has also
initiated an internal system to frack how long they take to comment
on each site plan submissionfcirculation, which they report to
Regional Council. The Region advises that in 2007, initial comments
are provided within 4-& weeks of the receipt of a submission.

i) The 3 week commenting period is insufficient for the Region to
review and provide commenis back io the municipality. The first
week of the circulation peried is often consumed by the time it takes
to mail an application submission from the municipatity to the person
reviewing the application at the Regien. Also, other sections within
the Transportation and Works Department need to be clrculated for
comments, which requires additional time. The comments are then
compiled, together with any red-lined plans, and mailed back to the
municipality, unless the response is in a state to be e-mailed or
faxed. As noted earlier, the Region is supportive of any City
initiatives to impiement electronic circulation of applications to
streamline the site plan approvals process.

On November 7, 2007 the Region of York Transportation Works Department
arranged a meeting with all area municipalities fo discuss the site plan process.
The Region commitied to continlie Working with its area municipalities for the
purpose of establishing a consistent and streamlined site plan review process
across the Region.

The Development Planning Department will continue to dialogue and meet with
the Region of York Transportation and Works Department in an effort to
streamline the Region’s commenting and approval time frames. [n light of the
Region’s current efforts to improve their own commenting times in 2007, and to
streamline and provide a consistent site plan process throughout York Region,
there should soon be a more noticeable difference in efficiency by the Region.
However, if the Region’s commenting and approval times do not change
substantially, there will likely be minimal difference to the overall processing of
site plan applications in Vaughan, as identified in the results of the recent random
sample survey.

3. Ministry of Transportation Ontario (MTO)

The Ministry of Transportation {MTO) was not contacted, since it has been
consistent in applying their regulations and guidelines, in their review of site plan
applications. Given the relatively low number of applications reviewed by the
MTO, the Development Planning Department has instead concentrated on the
TRCA and Region of York, where real time savings can be achieved. Therefore,
it is necessary that applicants pre-consuit with the MTO to ensure their
requirements and concerns are addressed prior to and as part of the initial site
plan application submission.

Consultation with Development Industry

On October 16, 2007, the Working Group met with representatives from the
development industry (ZZEN Group, History Hill, Remington Group, Arista



e)

Homes, TACC Construction, MAM Group, Metrus Development, A. Baldassara
Architects, and Solmar Development) to obtain preliminary feedback on the
proposed changes to Vaughan's site plan control process, as identified later in
this report. At this meeting, the members of the development industry expressed
the following comments:

- acknowledged that the City Departments had reasonable commenting
times;

- acknowledged that the Region of York Transportation and Works
Department, TRCA and MTO took longer to comment, and must improve
their review times in order to realize time savings:;

- eliminate the site plan agreement and replacing it using a lLetter of
Undertaking and Letter of Credit as security.

- support delegation of site plan approval to the Development Planning
Department;

- support pre-consultation prior to formally submitting a site plan
application, provided they receive written confirmation of the items
discussed at the meeting from the City Departments and external
agencies they consulted with, and that there are no significant changes
requested once an application is submitted;

- a few individuals expressed keeping the SPRT process and allowing a
partial submission (site plan and elevations only), rather than submitting
a “complete” application; they were concerned that with a “complete”
application, a few changes could require revisions to all of their plans,
which is costly; in response, the development industry was advised that
the onus is on their consultants to compiie and co-ordinate comments,
and to incorporate into their initial submission;

- consider issuing a Foundation Permit or Conditional Permit, prior to final
site plan approval; and,

- City Departments are understaffed to process applications and perform
inspections; need to increase budget to hire additional staff resources.

Site Plan Approval Process Comparison: Mississauga and Brampton

A comparison of Vaughan's process with Mississauga and Brampton was
conducted, which is summarized on Attachment # 10. A brief summary of the
main points are provided below.

i) City of Vaughan Site Plan Process

1. Council approves Site Plan Applications for properties abutting
highways and arterial roads (industrial proposals within the interior of
employment subdivisions proceed direclly fo the Building
Department for Permit). A staff report with a recommendation is
prepared by the Development Planning Department for Council's
consideration.

2. Pre-consultation is recommended, but not mandatory.

3. The applicant can submit an application fo receive preliminary
comments from select City Departments on the site plan and building
elevations by way of Site Plan Review Team Meetings (SPRT) held
every two weeks, Written preliminary comments are forwarded to
the applicant within a few days after the meeting for the applicant to
address and resubmit a full submission of drawings (site plan,
building elevaticns, landscape plan, engineering plans, and
consultant reports). The SPRT process takes approximately 4
weeks. Alternatively, the applicant can submit a full submission



package for circulation to all City Departments and external public
agencies.

The Planner, Senior Planner, Urban Designer and Senior Urban
Designer stamp approve and sign the Site Plan, Landscape Plan,
and Building Elevations, and the Engineering Department stamps
and signs the engineering plans (site servicing, grading, and
stormwater management), based on clearances received from City
Depariments and external public agencies.

A Site Plan Agreement is used, which is prepared by the
Development Planning Department (standard template), and
incorporates various internal and external agency conditions, and is
registered on title. The Region of York is usually party to the
Agreement. The Agreement is circulated for a week to City
Departments for approval, prior to its release to the applicant for
signature. The Agreement includes reductions of the final approved
plans showing the approved stamp and signatures.

The Letter of Credit Is based on the greater of Engineering Costs {ie.
based on $40,000/ha — minimum $50,000 and maximum $120,000)
or 50% of the Landscape Cost Estimate. (Note: prior to the 1996 Site
Plan Process Change, the LC was based on the above Engineering
Costs plus 100% of the Landscape Cost Estimate).

A Certificate of Liability Insurance is required in the amount of
$2,000,000.00.

The Site Plan Agreement is executed by the Mayor and City Clerk
and then registered on title.

The site plan process in Vaughan can take on average: 10.7 months
for industrial; 8 months for commercial; and, 10.7 months for
residential.

Mississauga Site Plan Process

1.

2.
3.

Site Plan Approval has been delegated to Staff. No staff reports to
Council.

Pre-consultation is recommended, but will soon be mandatory.
Currenily there is a Development Application Review Committee
(DARC) comprised of Managers and Staff that review Zoning,
Subdivision and Site Plan applications.

If an applicant does not agree with comments or changes requested
by staff, an additional meeting between staff and
Directors/Commissioners can be held at a “Partnership Meeting”, to
discuss the proposed development before they meet with the
applicant.

A site plan agreement is not used in Mississauga. Instead, the
Planning Department prepares a one page Lefter of Undertaking
(standard template — Attachment #11), to be signed by the applicant.
The Letter of Undertaking is not registered. There are no conditions
appended to the Letter of Underiaking, and all departmental and
agency requirements are incorporated onto the approved drawings
as notes or drawing revisions.

All drawings are stamped and signed by the Planner once they
receive an electronic clearance from appropriate City Departments
and exiernal public agencies through their electronic mailbox (all
circulations, correspondence and clearances are performed through
computer interaction).

All drawings are finalized before the Letter of Undertaking is released
to the applicant/owner.



i)

10.

1.

The Letter of Credit (LC) consists of 100% of the landscaping cost,
and a $10,000.00 free preservation LC for residential infil
development. A Landscape Cost Estimate is required.

They do not require Certificate of Liability Insurance; however, they
collect a Municipal Services Protection Deposit which is 100% of the
dollar value of the municipal works on site (engineering component).
The applicant submits a certified cheque as a security deposit.

A By-law designates site plan approval to the Commissioner of
Planning and/or designate. The Commissioner has delegated the
authority to the Director of Planning, who signs the Letter of
Undertaking.

The site plan process in Mississauga can take on average: 2-4
months for industrial; 4-5 months for nelghbourhood commercial;
and, 12 months for high density residential (up to 18 months in the
City Centre).

City of Brampton Site Plan Process

1.

2,
3.

10.

11.
12.

Site Plan Approval has been delegated to Staff. No staff reports to
Council.

Pre-consultation is recommended, but not mandatory.

Site Plan Team Meetings {SPTM) are held weekly, Staff from various
Departments attend the meetings and provide their comments. The
Planner prepares a formal report that includes all departmental
comments, which is forwarded to the applicant within three weeks.
The applicant is expected to revise their drawings and resubmit.

If the applicant does not agree with the staff comments, an additional
meeting is held amongst staff.

A Site Plan Agreement is used, which is prepared by the Legal
Department, and incorporates various internal and external agency
conditions, and is registered on title. The Region of Peel may also be
party to the Agreement.

The Letter of Credit is based on 100% of the cost of the landscape
works {a Landscape Cost Estimate is required); plus Engineering
compenent: $25/linear metre of frontage; plus, $15,000 lot grading
deposit for sites 2 ha or less, or $20,000 lot grading deposit for sites
greater than 2 ha; and, $300/m2 of retaining wall or toe wall face, if
applicable.

A Certificate of Liability Insurance is required in the amount of
$3,000,000.00.

A By-law designates site plan approval directly to the “Director of
Planning”. The Director approves the site plan application in
consultation with Planning staff.

The Planner stamps all approved drawings based on clearances
received from City Departments and external public agencies.

The Planner adds a Schedule “B” (Schedule of Approved Plans) to
the Site Plan Agreement (the actual approved drawings are not
appended).

The Site Plan Agreement is executed by the Mayor and City Clerk.
The site plan process in Brampton can take on average: 3-4 months
for industrial; 3-5 months for neighbourhood commercial; and, 6-12
months for high density residential.



f)

Proposed Changes to Vaughan's Site Plan Control Process

In light of the data collected and analyzed through the review, the Development
Planning Department has summarized the Pros and Cons of the proposed
changes to the current site plan process on Attachment #12. There are 11
changes being proposed by the Development Planning Department, to
streamiine the current site plan process. As discussed later in this report, these
recommended changes may be implemented in whole or in part, and are
reflected in 4 proposed Options, with varying degrees of change and time
savings expected to the site plan approval process. The 11 recommended
changes are as follows:

1.

Implement Mandatory Pre-Consultation — The applicant will be required
to meet independently with the City and the external public agencies,
prior to a Site Plan Application being filed. This will facilitate the
applicants obtaining all necessary information to finalize their site plan
submission and supporting documents, and to undertake any necessary
actions (such as top-of-bank site walk), which will allow for a thorough
and complete initial application submission (Attachment #13), and
therefore, minimize  the  number of  submissions  and
circulations/commenting periods, which can reduce the length of the site
plan process.

A site plan pre-submission checklist (Attachment #14) has been created
by the Development Planning Department for the applicant's use, and
will specify the items that should be considered and submitted by the
applicant, prior to filing a complete site plan application. Both the pre-
submission checklist and complete site plan checklist will be appended
to the site plan application form, and the exact City Departments and
external agencies to meet with, and supporting documents and actions
will be confirmed through the pre-consultation meetings.

The applicant should request and/or promptly receive written
correspondence acknowledging each pre-consultation meeting with City
Departments and external public agencies, and include the items
discussed at the meeting, as confirmation that pre-consultation has
occurred. The confirmation letters should then be submitted with the site
plan application, in order to verify that the applicant is submitting a
complete application.

Eliminate the Site Plan Review Team {SPRT) Process — The proposal for
mandatory pre-consultation will eliminate the need for the current SPRT
process, as the first submission should include and address the
requirements identified earlier by the City Departments and external
public agencies. This will eliminate a minimum of 4 weeks that are
currently allocated to the SPRT process for identifying preliminary
comments to improve the site plan proposal, prior to the applicant
submitting a full set of drawings for internal and external circulation.

Many applicants are by-passing the SPRT process because the
perceived benefits are considered minimal, and are using pre-
consultation instead.

Eliminate the Site Plan Agreement (and registration on fitle) and

Implement a Leiter of Undertaking (not registered on title) — The Letter of

Undertaking is being used successfully In Mississauga and Hamilton,




and can be executed by the applicant within a few days, as it is a one
page document, signed by the applicant and Commissioner and/or
Director of Planning, and is not registered on fitle. The Letter of
Undertaking will require the applicant to undertake all site plan works in
accordance with the approved site plan drawings, and will be
accompanied by a larger Letter of Credit amount to ensure that the
approved site works are completed. Unlike Mississauga, the
Development Planning Department will be appending necessary
conditions and a list of approved drawings to the Letter of Undertaking.
A Building Permit Application will only be accepted by the Building
Standards Department, once the Letter of Undertaking has been signed
by the applicant and they have posted securities in the form of a Letter of
Credit and Liability Insurance Certificate.

Delegate Site Plan Approval Authority to Staff (no staff reports) through
the Commissioner of Planning and/or his designate (ie. Director of
Development Planning or his designate - Manager of Development
Planning) for all or some classes of development — Delegation of site
plan approval to the Planning Department is being used successfully in
Mississauga, Brampton and Hamilton. Delegation can reduce processing
times associated with report preparation, Committee and Council
schedules, and review and consideration by the Committee of the Whole
and Council.

Delegation to staff can occur either partially (certain types of
development) or in full (all types), as will be discussed later in this report
through the proposed options for change. Council is being asked fo
choose a Site Plan Control Process that either contains no delegation, or
partial or full delegation of site plan approval authority to staff. Any
efficiencies realized through partial or full delegation will expedite the
overall process.

Implement the Expiration of Site Plan Approval after 18 months — In
Vaughan, site plan approval is indefinite, unlike Mississauga (12 months)
and Brampton (18 months), which have expiry dates. The
implementation of an expiry date {eg. when a Building Permit has not
been issued within 18 months of the signing of the Letter of Undertaking)
will prevent older approved site plans that were never constructed, and
which may now be inconsistent with existing surrounding development or
current policies, from being constructed.

An expiry date will also ensure that all securities filed with the City are up
to date and sufficient in dollar amount to address current costs. The
expiry date could also be used to trigger a revocation of Building Permit
that as issued but not constructed. This would assist in ensuring that
any Building Code changes enhancing public safety are addressed
through resubmission.

Continue to Dialogue with the Region of York to Reduce Commenting
and Approval Times. with the view of having the Region provide
essential comments on the site development fo the City, to be followed-
up by their approval/clearance — At the meeting held on September 24,
2007, the Development Planning Department clearly indicated to the
Region that they should focus on sending key comments to the City that
directly relate to the overall site design (ie. access locations, road
widenings, traffic, lay-by parking, etc.), which is information that the City



needs to review the appropriateness of an application proposal. Other
information of Regional interest such as the submission of Regional
processing fees and construction drawing information can be addressed
in a separate letter, directly to the applicant, so that it does not delay
timely receipt of comments and the City's further processing or approval
of the application. The Region responded that this may be feasible and
would be considered further in their site plan process review.

The Region was also advised that the Development Planning
Department is supportive of working with the Region with the goal of
obtaining timely comments and approvals/clearances from them, but is
not supportive of walting for the Region to secure its interests by
withholding comments or approvals. Accordingly, the Region was
advised of the Development Planning Department’s proposal to replace
the tri-party site plan agreement with a Letter of Undertaking that would
not be registered on title, and would not be signed by the Region or have
Regional conditions appended to it, which could increase time savings by
1-2 months. Although the Region preferred to maintain the current tri-
party site plan agreement, they acknowledged that they could use their
existing Regional site plan agreement {currently used in Newmarket and
Whitchurch-Stouffville), as an altermnative means to secure their interests.

The Development Planning Department's proposal for mandatory pre-
consultation and a complete initial site plan submission will facilitate time
savings by having the applicant address the Region's concerns prior to
and as part of the submission thereby facilitating quicker approvals from
the Region. Through pre-consultation, the Region and the applicant can
discuss detailed site plan issues that are of interest to the Development
Planning Department, as well as, other issues of Regional interest (ie.
financial, construction drawings, etc.), which they can deal directly with
each other.

The random sample survey analysis identified that the Region takes on
average, 63 days to respond to the City's initial circulation, 92 days on a
second circulation, 65.4 days for a third circulation, and 20.7 days to
provide final approvals and execution of the site plan agreement. In
order to expedite the site plan approval process and realize time savings
from the changes being recommended by the Development Planning
Department, the Regional approval process together with other external
public agencies and the applicant/agent, must achieve better efficiencies.

Require a “Complete Application” with_the intent of not accepting a_site

plan application until the application is considered fo be “complete” and
all required supporting documentation is _submitted and all _required
actions (eq. mandatory pre-consultation, top-of-bank_walk, etfc.} have
been_undertaken. The Development Planning Department has created a
‘complete _application” checklist (Attachment #13), and a “Pre-
Submission Sife Plan Checklist" (Attachment #14). which will be
appended to the site plan application -~ The goal is to receive a complete
application with all the required information in order to review the
application, and to minimize the number of submissions and the number
of circulations/commenting periods, which extend the length of the site
plan process. A site plan pre-submission checklist has been created
(Attachment #14) by the Development Planning Department for the
applicant’s use, and will specify all of the items and/or actions that must
be undertaken and submitted by the applicant (including written




confirmation from the external public agency that pre-consultation has
occurred with the applicant, and identifying any issues or actions to be
addressed, and the required materials to be submitted with the initial
submission), to constitute a complete site plan application.

Eliminate duplication of review of a site plan application by Non-Statutory

Advisory Commiftees (eqg. Maple Streetscape Community Advisory
Committee) — One such Non-Statutory Advisory Committee is the Maple

Streetscape Community Advisory Committee {(MSCAC). The official
mandate of MSCAC as provided by the City Clerk's Department is as
follows:

“The Maple Streetscape Community Advisory Committee shall
provide input to the Implementation Committee on matters
relating to the public realm of the Maple Streetscape Area using
the Maple Streeiscape and Urban Design Guidelines, December
9, 1996, as a reference and guiding document.

1. Foster community awareness and interest in streetscape
improvements in Maple.
2. Promote co-operation and communication among

organizations, agencies and individuals in advancing
improvements to the public reaim.

3 Pursue alternative sources of funding for streetscape
improvement initiatives through public and private
organizations.

4. Consult with and encourage, where feasible and
appropriate, the participation and collaboration of the
corporate sector and community service groups in
streetscape improvement projects.

B. Assist in prioritizing streetscape improvement projects to
be recommended to Vaughan Council for inclusion in the
City’s budget and five-year capital projects.”

The mandate of MSCAC is clearly defined to promote communication in
advancing improvements to the “public realm”, and not to review and
provide comments to the Development Planning Department on the
“private realm”, which periodically occurs. MSCAC’s consideration is
limited to streetscape issues within the public right-of-way of the Maple
Streetscape Area (ie. Major Mackenzie Drive between Jane Street and
the GO Rail Line; MacNaughton Road; and, Keele Street between
Rutherford Road and Teston Road), including but not limited to street
lighting, sidewalk materials, banners, and public landscaping, and do not
include issues related to the private internal site, landscaping and
building design, and massing and scale of buildings, where appropriate
guidelines and review processes exist.

The Council approved “Maple Streetscape and Urban Design
Guidelines” document provides the basis and implementation detalls for
the review and approval of the public realm area associated with
development applications in the Maple Streetscape Area. Accordingly,
there is no need for MSCAC to provide further review of site plan
applications, as there is already sufficient review of the private realm by
professionals and experts including Planners and Urban Designers in the
Development Planning Department, Cultural Services Staff, Heritage
Vaughan Committee (a Statutory Advisory Committee), and by the
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1.

required licensed architect (for the applicant) who is a member of the
Canadian Association of Heritage Professional Consultants and must
confirm in writing that the proposed development conforms to the intent
of the policies and design guidelines of the Council approved “Village of
Maple Heritage Conservation District Plan”. There are also sufficient
policies and guidelines in place through the Maple Community Official
Plan, Maple Heritage Conservation District Plan, and through
Architectural, Urban Design and Streetscape Guidelines, to sufficiently
review the public and private realms associated with development
proposals.

The proposal to eliminate the MSCAC from considering site plan
applications would eliminate the time delays inherent in the schedule of
this Committee, which meets once a month (ie. last Wednesday of the
month), and recesses in July and August, thereby expediting the site
plan review process. It would also eliminate the potential for comments
that conflict with City staff and expert review, and would ensure a uniform
approval process and consistent time lines across the City. The goal is to
eliminate unnecessary duplication of application review, resulting in time
savings, which could be achieved through the proposed elimination of
having MSCAC review site plan applications.

Accept minor red-line revisions on the final site plans being approved by
the Development Planning_Depariment, where_appropriate. These
changes will reduce the number of resubmissions by the applicant, and
expedite the approvals process. A copy of the final red-lined and/or
revised approved plan will be forwarded to appropriate City Departments
for their records.

Investigate the feasibility to enhance the existing Development Tracking
Applications {DTA) System to permit Electronic Circulation and Receipt
of Comments/Approvals from all City Departments, External Public
Agencies, and the Applicant/Agent, and_fo identify any budget
implications - The DTA (internal system) and DTA Web (external internet
system} have the capability fo allow for electronic circulation of
applications, which can allow for instant circulation of applications, and
faster receipt of comments and approvals from all involved parties. Time
and financial savings could be realized through electronic
communication. It will be necessary for the Development Planning and IT
Departments to meet with intermal City Departments, external public
agencies, and frequent applicant/agenis to investigaie the
implementation details including security feafures and passwords fo
allow access to the City's system by external public agencies and the
applicantfagent, and to identify any budget implications in doing so. The
electronic circulation process has been implemented in Mississauga, and
appears to work well.

Amend the Site Plan Control By-law and Official Plan to_apply Site Plan

Control fo freehold street townhouse development located on public
reads — The proposed re-instatement of site plan control for freehold

street townhouse development located on public roads will assist to
ensure that this multiple-unit housing form can develop and interface with
the streetscape in terms of appropriate and co-ordinated placement of
garages, driveways, landscaping and utilities, and to ensure attractive
building facades in accordance with the approved architectural design
guidelines for each community. Through site plan review, the City can
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ensure that townhouse designs incorporate a variation in roof lines,
materials, window and door treatment, and use approved colours, that
will provide for a more interesting streetscape, and variations within and
between adjacent street fownhouse blocks. In addition, the Development
Planning Depariment will require applicants to submit a landscape
package for approval, fo ensure that there will be sufficient and
appropriate planting in front of each dwelling unit, and to adequately
screen utilities (ie. meters) attached to the front building facade. Review
and approval by the Control Architect for each Block Plan area will still
apply, and complement the City’s review and approval of this housing
form through Site Plan Control.

Letter of Credit Process Comparison: Mississauga and Brampton

The Development Planning Department has reviewed and evaluated Vaughan’s
existing Letter of Credit process against the process in place for Mississauga and
Brampton. The Letter of Credit administration, landscape inspection procedures
and fees charged for that service vary with each municipality. The detailed
comparison chart provided on Attachment #10 describes the similarities and
differences between each municipality’s respective Letter of Credit process. A
brief summary of each municipality’s process is provided below:

i) Current City of Vaughan Leiter of Credit Process

1.

A Letter of Credit for engineering and landscape works is calculated
based on the greater of $40,000.00 per hectare (minimum of
$50,000.00 to a maximum $120,000.00), or 50% of the approved
landscape cost estimate.

The Finance Department circulates a request form for Leiter of
Credit release to the Engineering, Building Standards and
Development Planning Departments.

Prior to any landscape inspection by staff, the Owner must submit a
Certificate of Landscape Completion signed and sealed by a
landscape architect.

Once the Owner completes the landscape and engineering works to
the satisfaction of the City, 100% of the total Letter of Credit is
released back to the Owner with no holdback for any specified hard
and soff landscape warranty period.

The City does not specify a time period following the registration of
the site plan agreement when the engineering and landscape works
must be completed by.

The City does not charge a fee for conducting the first two Letter of
Credit release inspections under a site plan agreement; however, a
non-refundable fee of $200.00 must be paid fo the Finance
Department prior to each additional inspection by any department.
The City does not conduct Letter of Credit inspections between the
months of November and March, as the health of landscape
plantings cannot be confirmed during these months.

In the event that the Owner does not complete the landscape works
as shown on the approved drawings, the City may draw upon the
Letter of Credit and complete the works, however, there is no time
frame specified that triggers this action.
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City of Mississauga Letter of Credit Process

1.

Once a final Lefter of Undertaking has been released, signed
Inspection dates are posted 18 months from the time of release of
the Letter of Undertaking.

A Letter of Credit is taken based on 100% of the cost of the
approved landscape works (based on an approved landscape cost
estimate), plus there is a separate Municipal Services Protection
Deposit (for engineering works) as described earlier in Section (e)(ii)
of this report.

If an inspection request has not been sent in after 18 months, a
reminder letter is sent to the property owner advising them that the
City has their securities and requires a Landscape Completion
Certificate and inspection fee fo be sent in to initiate an inspection.
The City has the option to extend the 18 month deadline, provided
the work is in progress.

Final approval of the landscape site works and release of the Letter
of Credit are performed between the months of May to October
{growing season).

if an inspection is conducted and deficiencies are noted, an
inspection report is completed that identifies the deficient works and
provides a fime frame when the works are to be completed by the
Owner. An inspection fee is always required to be paid prior to any
inspection being conducted by staff. Typically a 3 week turn-around
time frame is required from the initial request to the actual
completion of inspection depending on the staff workload.

A second reminder letter will go out 3 to 6 months after the Initial
inspection depending on what was outstanding and the time of the
vear. An inspection fee is collected prior fo an additional inspection
being conducted.

After six months, a third reminder letter is sent to the Owner that
outlines the outstanding deficiencies and a date that the works must
be completed by, in addition to an inspection fee. After the third
remindert letter, the City has the option to draw upon the Letter of
Credit to complete the works in accordance with the terms stipulated
in the Letter of Undertaking.

After the landscape works have heen completed to the satisfaction of
the City, the Letter of Credit is reduced to 20% of the total amount,
which is held for a minimum 12 month warranty period during which
all deficient soft and hard landscape works are to be replaced to the
satisfaction of the City.

Inspection fees currently charged are $338.00 for the first inspection,
and $130.00 for each subsequent inspection.

City of Brampton Letter of Credit Process

1.

The Letter of Credit is based on 100% of the cost of the approved
landscape works (based on an approved landscape cost estimate),
plus an engineering component as described in Section {e)(iii) of this
report.

The Owner initiates a request for inspection by the City inspector
only when a Certificate of Landscape Completion is provided, signed
and sealed by a landscape architect.

Once the engineering and landscape works have been completed to
the satisfaction of the City, the full engineering component and 90%
of the landscape component are returned, with the remaining 10%
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landscape component being held for a minimum 12 month warranty
period in which all deficient landscape works are to be replaced to
the satisfaction of the City.

4. At the end of the one year warranty period, the Owner will request a
final inspection for release of the remaining 10% landscape
component of the Letter of Credit.

5. The fees for inspection related to the Letter of Credit release are
collected at the initial site plan application stage in accordance with
the City's Fee By-law.

6. Final inspections are not conducted during winter months as the
health of new landscape plantings cannot be ascertained.

7. In the event that the Owner does not complete the works within 18
months from registration of the site plan agreement, a registered
notice is sent to the Owner advising that the City may draw upon the
Letter of Credit to complete the works, in accordance with the terms
of the registered site plan agreement. Any work completed by the
City is subject to a 15% administration fee and the non-compliance is
registered on title of the subject property.

Proposed Changes to Vaughan's Site Plan Letter of Credit Process

Based on the results of the survey and evaluation of the City of Mississauga’s
and the City of Brampton's Leiter of Credit policies (Aftachment #10), the
Development Planning Department recommends that the City of Vaughan's
current Letter of Credit process be revised to beiter address issues related to
landscape/streetscape works and warranty periods. It has become evident that
current site plan applications are becoming more complex with regard to urban
design and landscape architecture, and this results in the Development Planning
Department (Urban Design Section) dedicating more staff resources to perform
Letter of Credit inspections (approximately 120 annually). As such, the
Development Planning Department is proposing 3 changes to the current Leiter
of Credit process as follows:

1. Maintain _a combined tetter of Credit (LC) for Landscaping and

Engineering works, however, the calculation method would differ by
increasing the landscape component to 100% - The Engineering

component of the LC will be calculated the same (ie. $40,000/ha
(minimum $50,000; maximum $120,000), however, the Landscaping
component will be based on 100% of the approved cost estimate (rather
than 50%), and the two components will be added together, rather than
taking the greater of the Engineering or Landscaping {50%) components.
Accordingly, the following LC calculation is proposed:

a) the Engineering component to be based on $40,000/ha
(minimum of $50,000 to a maximum of $120,000), plus the
Landscaping component to be based on 100% of the landscape
cost estimate, with no maximum ceiling on the overall LC
amount. The minimum LC amount will continue o be $50,000.

The provision of an LC based on 100% of the estimated hard and soft
landscape works will better secure the City against deficient landscape
works in case the applicant defaults in fulfilling all landscape obligations
as identified on the approved landscape plan and as stipulated in the
Letter of Undertaking.



Implement the following changes to the Site Plan letter of Credit

Release and Inspections Process:

a)

b)

require the first inspections for the release of the Letter of Credit
by each of the Development Planning and Engineering
Departments to commence within 18 months of the issuance of a
Building Permit;

upon successful inspections, a 100% Letter of Credit release for
the Engineering component upon completion of all required
servicing works being constructed;

upon successful inspections, a two stage Letter of Credit release
for the Landscaping component, based on:

a First stage release of 80% of the Landscaping
component upon completion of all soft and hard
landscaping works heing constructed; and,

a Second stage release of the remaining 20% holdback
of the Landscape component upon completion of a 12
month warranty periced (following the First stage release)
for the hard and soft landscaping.

The proposed procedure for release of the LC is as follows:

a)

The City would require each development application to include
a section located on the drawings that reads “letter of Credit
Release Conditions”, and indicate the conditions for the release
of the Letter of Credit below the title.

The Letter of Undertaking would include a section that requires
the first inspections for the release of the Letter of Credit by the
Development Planning and Engineering Departments to
commence within 18 months of the issuance of a Building
Permit.

The inspections request would be initiated by the applicant
through a request o the Finance Department. If after 18 months
following the issuance of the Building Permit for the first required
inspections, or following the 12 month warranty period for the
second landscape inspection, the applicant has not applied to
the Finance Department to initiate these inspections, a letter will
be sent to the applicant by the Development Planning
Department to contact the Finance Department to initiate the
required inspections by the Development Planning and
Engineering Departments. [t will be necessary for the
Development Planning and [T Departments fo meet to discuss
the implementation details for flagging inspection time limits
within the Development Tracking Application (DTA) system for
each new site plan application, and to identify if there are any
budget and resource implications in doing so.

The Development Planning Department has created a standard
Letter of Credit Calculation Worksheet (Attachment #15) that it
will use to breakdown the respective Engineering and Landscape



component dollar amounts of the LC, and the 20% warranty
holdback dollar amount of the Landscape component, which it
will then forward to the Finance Department as reference for the
later release of the respective LC amounts.

The inspection of the landscape works following a 12 month warranty
period (after the First stage release) for the hard and soft landscaping
will allow the City to require that all deficient work is satisfactorily
completed. Also, the provision of a time limit for the completion of the
engineering and landscape works will provide an appropriate moniforing
system to ensure that the works are completed within a specified time
frame.

3. The Development Planning Department will _also investigate the

feasibility of introducing inspection fees as a further implementation

change to administer the Letter of Credit inspections process, and
identify any budget and resource implications in doing so. in a

subsequent_report fo Budget Committee ~ There should no longer be
free inspections (development must pay for development), which should
be accounted for to recover costs. The Development Planning
Department will be consulting with the Finance Department to investigate
amending Schedule “A” {“Inspections”) o the City’'s Consolidated Fees
and Charges By-law 396-2002, as amended by By-law 195-2007, to
propose the following inspection fee amounts:

- $350 for the first inspection for the release of the Letter of Credit
by the Engineering Department;

- $475 for the first inspection for the release of the Letter of Credit
by the Development Planning Department, and this fee will also
include the second landscaping inspection for the release of the
20% landscape warranty holdback; and,

- $125 for each additional inspection to be performed by these
respective Departments, to address deficiencies.

Urban Design Assessment Checklist

The Development Planning Depariment is committed to achieving a high
standard of urban design for site plan applications, to guide and assist the
applicant and their consultants in the implementation of the City's urban design
policies. The Development Planning Department has created an Urban
Design Assessment Checklist (Attachment #16), which will be appended to the
City’s site plan application form, and is to be completed by the applicant and
submitted with the initial application submission for review by the Urban Design
Section of the Development Planning Department, to confirm the urban design
elements that have been incorporated into the overall development.

The Urban Design Assessment Checklist represents a framework to implement
Vaughan's future urban form, and it sets out a number of positive design
requirements which should be followed and incorporated in the design of new
buildings and site layouts. This checklist establishes urban design requirements
to ensure that new development consistently achieves and implements the City's
long term vision as established in the City's various Official Plans. The checklist
is intended to be flexible and is notintended to prescribe specific design
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solutions, but rather to express preferred design objectives that can be
consistently applied throughout the City.

The development process Is viewed as a co-operative venture between the City
and the development industry, and a successful site development can achieve
the City's urban design vision while still meeting the individual needs of
the applicant. There may be instances where physical site conditions or unique
circumstances may require a different approach to urban design in order to
provide a successful resolution to a site plan issue. In all cases, the development
proponent is encouraged to discuss these Issues with the appropriate City
Departments through the pre-consultation process.

Urban Design Guidelines Manual

Over the next 12 months, the Development Planning Department (Urban Design
Section) in consultation with appropriate City Departments, the development
industry and external public agencies, will be developing an Urban Design
Manual for Vaughan Council's consideration and endorsement. The design
manual will include comprehensive urban design guidelines for "Community and
Neighbourhood Design" - urban design at the community and neighbourhood.
scale; "Site Design" - detailed site planning issues; and, "Building Massing and
Design" - specific building design and streetscape issues. The development and
design of new communities and individual sites plays a vital role in the realization
of the City's future urban vision, and accordingly, the Urban Design Manual
document will set out fo:

1. To facilitate the planning and urban design of new communities and
individual development applications in accordance with the City's
vision and urban design objectives.

2. Consolidate in one document approved design guidelines, standards
and criteria to guide the development industry through the
development design process.

3. Outline specific design guidelines and requirements to promote a
consistent high level of guality in the design of new developments
and their interface with existing communities.

Liability Insurance

Through the site plan control process review, the Working Group decided that the
City should maintain and continue to require an.applicant to submit a Certificate
of Liability Insurance naming the City of Vaughan as a co-insured in an amount
of not less than $2 million dollars. This form of security and amount is
considered to afford the City with the required level of liability protection.

Site Plan Control Process: Proposed Options For Implementation

4 site plan approval process options (Attachments #18, #19, #20 and #21) are
presented for the Committee of the Whole's consideration and choice. These
opfions range in the degree of change from an implementation of a few
administrative changes to full implementation of all recommendations, and
include varying degrees of delegation of site plan approval (ie. from no
delegation, to partial or full delegation).



Existing Site Plan Approval Progess

The existing site plan approval process is iliustrated on Attachment #17.
Through the random sample survey of 25 site plan applications, it was
determined that the site plan approval process currently takes 46.5
weeks or 10.7 months on average for industrial, residential and
institutional applications, and 8 months for commercial applications.

The existing process includes optional pre-consultation; the option to
submit a partial application and proceed to a Site Plan Review Team
Meeting fo receive preliminary comments, or full application submission
for circulation (sometimes submitted incomplete); preparation of a staff
report for consideration by the Committee of the Whele and Council; the
preparation and circulation of a sife plan agreement with execution by
the Mayor and City Clerk; and submission of a Building Permit
application following execution and registration of the Agreement.

The flow chart- also shows a Minor Amendment Process, which is
administered on a staff level, whereby the Development Planning
Department reviews, circulates the application to select internal City
Departments and exiernal public agencies (only when necessary), and
approves minor site plan revisions or building additions by way of an
approval letter sent to the applicant, and copied to the Building
Standards, Engineering and Finance Departments for their records.
This process can take 1-3 weeks or less, and serves its purpose by
allowing Development Planning Staff to approve minor site plan changes
quickly, without proceeding to Council with a report. The Commissioner
of Planning, or the Director of Development Planning or his designate,
has been granted approval authority for minor site plan amendments
under the City’s Site Plan Control By-law, and this approvals process will
continue to function with no changes on each of the proposed option flow
charts.

Option #1: Minor Modification Model

The proposed Minor Modification Model option is provided on a flow
chart, which is shown on Attachment #18. This option is relatively the
same as the existing process, in that, it retains the site plan review team
and the requirement of a Planning report to Council and Committee’s
approval of the site application with the following changes:

1. require a complete application submission; and,

2. utilize a Letter of Underiaking similar to that shown on
Attachment #11, instead of a site plan agreement. A Building
Permit Application may only be submitied to the Building
Standards Department, once the Letter of Undertaking has been
signed by the applicant.

This Option Model is expected to take approximately 37.5 weeks, and
can save up to 9 weeks from the existing site plan process. The time
savings will be realized at the back end of the process by utilizing a
Letter of Undertaking, which is expected to take 1 week, and will require
Development Planning Staff to fill in applicant, locational and letter of
credit amount information on a one page template (and append any
conditions), and then for the applicant to sign the Lefter of Undertaking
and return to the City, together with the Letter of Credit and Certificate of
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Liability insurance. The applicant can then apply for their Building Permit
application.

This Option could be implemented within a few months.

Option #2: Major Modification Model

The proposed Major Modification Model option is provided on a flow
chart, which is shown on Attachment #19. This option is similar to
Option #1 except for the following additional changes:

1. mandatory pre-consuitation with the City and external public
agencies prior 10 a complete application submission;

2. elimination of the Site Plan Review Team (SPRT) process; and,

3 utilize a shorter 1-1/2 page staff report (Attachment #23) with

emphasis on clear visual report attachments.

This Model is expected to take approximately 31.5-32.5 weeks, and can
save up to 15-16 weeks from the existing site plan process. The time
savings will be achieved throughout the process. The proposed
mandatory pre-consultation will ensure that an applicant meets with City
staff and external public agencies to identify issues to be addressed and
actions to be taken (such as a top-of-bank walk with the TRCA),
supporting studies to be undertaken and submitted, and to make the
appropriate changes to the site plan to facilitate a better proposal, which
would have the desired effect to reduce the number of submissions to be
reviewed through the site plan approval process and improve efficiency
in time savings. Pre-consultation promotes and reinforces the applicant's
submission of a complete application at the start of each site plan
process, thereby allowing the elimination of the SPRT process, which
would no longer be necessary.

Also, moving towards shorter staff reports that are 1-1/2 pages in length
and contain only pertinent information with reliance on clear attachments
to provide visual information, should facilitate staff time savings that can
be used to process applications. Although the staff report preparation
and review and Committee of the Whole/Council consideration period
remains the same, the shorter report format should allow reports to be
completed earlier so that staff time can be spent productively elsewhere.

This Option could be implemented within a few months,

Option #3: Partial Delegation Mode}

The proposed Partial Delegation Model option is provided on a flow
chart, which is shown on Attachment #20. This option includes the Major
Modification Model, (Option #2) and includes:

1. Delegation authority for site plan approval for certain classes of
development; and

2, Not requiring staff planning reports for Council approval for those
delegated classes of development.

This model provides for the delegation of site plan approval authority to
Staif for specified classes of development, thereby determining whether



or not staff reports are prepared. Council may choose to delegate partial
site plan approval authority to staff — ie. the Commissioner of Planning
andfor his designate (ie. Director of Development Planning or his
designate - ie. Manager of Development Planning), to approve certain
classes of development (such as industrial; office; and, commercial other
than in the Vaughan Corporate Centre, historical districts (ie. Kleinburg,
Maple, Woodbridge and Thornhill), with the other classes (such as
residential; instifutional; and mixed use) requiring a staff report (ie.
condensed as per Option #2) for Councll's consideration.

For those classes of development that are delegated to staff, this Option
Model is expected to take 26.5-27.5 weeks, and save up to 19-20 weeks
from the existing site plan process, with the time savings coming
throughout the process. The classes of development that are not
delegated approval authority, will require staff reports and have overall
processing times and time savings that are consistent with Option #2 (ie.
take approximately 31.5-32.5 weeks, and save up to 15-16 weeks).

A Public Hearing must be held to consider amendments to OPA #200
and Site Plan Control By-laws 237-2007 and 228-2005, to reflect the
recommended changes to the Site Plan Control Process, if partial
delegation is chosen,

If site plan approval is partially delegated to staff, it is proposed that a
member of Council may request that a specific delegated application
proceed with a report to the Committee of the Whole.

This Option could be implemented within 6 months.

Option #4: Full Delegation Model

The proposed Full Delegation Model option is provided on a flow chart,
which is shown on Attachment #21. This option further expands upon
the Partial Delegation Model, and includes:

1. Full delegation authority to staff for site plan approval of all
classes of development; and
2. No Staff reports required to be prepared for Council approval.

This model provides further full delegation authority to staff — ie. the
Commissioner of Planning and/or his designate (ie. Director of
Development Planning or his designate — ie. Manager of Development
Planning}, for site plan approval of all classes of development (industrial,
office, commercial, residential, institutional, and mixed use), thereby not
requiring staff reports to be prepared.

This Option Model is expected to take 26.5-27.5 weeks, and save up to
19-20 weeks from the existing site plan process, with the time savings
being achieved throughout the process.

A Public Hearing must fo be held to consider amendments to OPA #200
and Site Plan Control By-law's 237-2007 and 228-2005, to reflect the
recommended changes to the Site Plan Control Process, if full
delegation is chosen.
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If site plan approval is delegated to staff, it is proposed that a member of
Council may request that a specific delegated application proceed with a
report to the Committee of the Whole.

This Option could be implemented within 6 months.

vi) Summary of Site Plan Control Option Models

A chart (Attachment #24) is provided which summarizes the steps in the
existing site plan process compared with the proposed options.

The Development Planning Department is requesting that Council
provide direction with respect to the preferred Site Plan Control Process
option to be implemented. A comparison of the time savings based on
all of the Option Models propeosed is shown on Aftachment #22. It is
recommended thai the changes he implemented immediately, where
possible, including that a Public Hearing be held to consider
amendments fo OPA #200 and Site Plan Control By-laws 237-2007 and
228-2008, to reflect any recommended changes to the Site Plan Control
Process respecting delegation of site plan approval, if partial or full
delegation is chosen.

Also, the Development Planning Department will be moving forward
immediately to investigate the feasibility of implementing full electronic
circulation and receipt of comments between City Depariments, external
public agencies, and the applicant/agent, through the DTA, which will
result in further additional time savings (undetermined and not reflected
in any of the 4 options), and identify any budget and resource
implications in doing so, in a subsequent report to Budget Commitiee.

Process Implementation and Public [nvolvement

Bill 51 (New Planning Act) requires each municipality to identify what constitutes
a “complete application” in its Official Plan, and to also enact a by-law io facilitate
“pre-consultation”. The Development Planning Department will be preparing a
report this Fall, fo consider amendments to the City's Official Plan and By-law in
regards to implementing these and cther requirements of Bill 51. Until there is
effective legislation in place, a site plan application pre-submission checklist
(Attachment #14) has been created by the Development Planning Department for
the applicant’s use, and will specify all of the ifems that must be undertaken and
submitted by the applicani, to constifute a complete site plan application
(Attachment #13).

Relationship to Vaughan Vision 2007

This report is consistent with the priorities set forth in Vaughan Vision 2007, particularly

‘A-1", “Pursue Excellence in the Delivery of Core Services”.

Regional Implications

The Development Planning Department will be continuing to dialogue with the Region of
York's Transportation and Works Department in an effort fo streamline the Region's

commenting and approval time frames. The Region is currently meeting with all York
Region municipalittes in an effort to streamline the site plan approvals process
uniformally across the Region. This will be an ongoing process, and any time savings
that materialize will assist to further reduce the site plan approvals process time lines. If



the Region's current commenting and approval times do not change substantially, there
will likely be minimal difference to the overall processing of site plan applications in
Vaughan, as identified in the results of the recent random sample survey.

Conclusion

The Development Planning Department, in consultation with the Working Group
consisting of the Building Standards, Engineering, Public Works, Parks Development,
Economic Development, Clerk’s, Reserves and Investments, and Legal Services
Departments, are proposing substantial changes to the City’s Site Plan Controf and Letter
of Credit processes. it will be necessary for Council to identify an option that in its’
opinion will best serve the residents and businesses in Vaughan in achieving a site plan
approval process that is streamlined and efficient, and that will protect the interests of the
Corporation. Some of the suggested changes, if desired by Council, can be implemented
relatively soon, while others, if selected by Council, will require a Public Hearing or other
further action. Partial and Full Delegation Options #3 and #4, respectively, have the
greatest degree of changes and could require up to 6 months to implement, with Options
#1 and #2 to be implemented within a few months.

The Development Planning Department in consultation with select internal City
Departments and external public agencies, has undertaken a comprehensive review of
the existing Site Plan Control process, with the goal of proposing appropriate changes to
provide a more efficient and streamlined site plan approval process. The Development
Planning Department has reviewed a random sample of 25 recent site plan applications:
to better understand how long each step in the site plan process actually takes to
complete by City Departments, external public agencies, and the applicant and/or their
consultants, to determine where the fast and slow areas are in the overall process.

The survey results indicated that on average, the site plan process is typically taking 10.7
months, with commercial applications averaging slightly less at 8 months, With respect
to the initial 21 day circulation period (based on consecutive calendar days), the City
Departments generally responded with comments within a reasonable time frame (23-30
days), whereas the external public agencies, particularly the Region of York
Transportation and Works Department (63 days) and the Toronto and Region
Conservation Authority (TRCA — 52 days), took longer to respond. The survey also
indicated that the applicant and/or their consultants took on average 48.6 days to
respond fo comments provided to them by the City Departments or external public
agencies, which contributed to lengthening the overall site plan processing times. Unless
there is co-operation and noticeable effort on the part of the external public agencies and
the applicant/consultants in providing greater turn-around times, the possibility exists for
minimal overall time savings being realized through the initiatives being implemented and
time savings being realized by the City Departments.

The Development Planning Department has consulted with the Region of York and the
TRCA, as well as, having undertaken a detailed comparison of the site plan process in
Mississauga and Brampton. These external public agencies will continue to dialogue and
work with the City to streamline and make the existing process more efficient, which will
take time and effort to implement, however, there is a commitment towards moving
forward with responsible change. Both Mississauga, Brampton and Hamilton have similar
and yet different site plan approval processes in place, parts of which Vaughan can
incorporate info its’ approval process in order to realize efficiencies. Of particular interest
is the use of delegation of site plan approval authority from Council to the Commissioner
of Planning or Director of Development Planning in both Mississauga and Brampton,
which reduces the site plan process times as there are no staff reports prepared for
Council, no time delays resulting from Committee or Council meeting schedules, and staff
can allocate their time to complete or process other applications in the system. Also,



Mississauga and Hamilton's use of a one page Leiter of Undertaking that is not
registered on fitle assists to reduce the overall processing time, in comparison to
preparing, executing and registering a site plan agreement on title. Both delegation to
staff and the use of a Letter of Undertaking are being proposed by the Development
Planning Department.

Other proposed measures that are being recommended include mandatory pre-
consultation, the submission of a complete application, the elimination of the staff lead
Site Plan Review Team meetings, movement towards implementing electronic circulation
and receipt of comments through modifications to the City’s existing Development
Tracking Application (DTA) system, red-lining minor revisions to site plans without the
need to recirculate plans, and eliminating duplication of review by Non-Statutory Advisory
Committees, all of which will assist to streamline the site plan process times.

The Development Planning Department is proposing an expiration date for site plan
approvals, in which building permits must be issued within 18 months of the signing of a
Letter of Undertaking. It is also being proposed that upon successful inspections, there
be a 100% Letter of Credit release for the Engineering component upon completion of all
required servicing works being constructed. There would also be a two stage Letter of
Credit release for the Landscaping component, based on a first stage release of 80% of
the Landscaping component upon completion of all soft and hard landscaping works
being constructed; and, a second stage release of the remaining 20% holdback of the
Landscape component upon completion of a 12 month warranty period (following the first
stage release} for the hard and soft landscaping.

There will also be changes in how Letters of Credit will be calculated, which will increase,
and include 100% of the cost of the estimated landscaping works plus engineering costs,
with the amounts to be substantially high enough as a security to the City to ensure that
all site plan works are completed by the applicant, and that sufficient funds are available
for the City to undertake any work defaulted by the applicant.

Attachments

Recent History of Amendments to the Site Plan Control Process
Terms of Reference and Detailed Work Plan

Random Sample Survey of Site Plan Applications - Assumptions
Graph: Internal Group 1 - Average Processing Time Per Process
Graph: Internal Group 2 - Average Processing Time Per Process
Graph: External Group - Average Processing Time Per Process
Graph: Owner/Applicant - Average Response Time Per Process
Graph: Average Number of Resubmissions Per Department/Commenting Agency
Graph: Average Processing Time Per Use

Comparison Chart: Vaughan, Mississauga and Brampton
Sample Template of Mississauga's Letter of Undertaking
Suggested Site Plan Procedures Options (Pro and Cons) for Consideration
Proposed Site Plan Complete Application List

Proposed Site Plan Application Pre-Submission Checklist
Proposed Letter of Credit Calculation Worksheet

Proposed Urban Design Assessment Checldist

Flow Chart: Existing Site Plan Process

Flow Chart: Option #1 (Minor Modification Model)

Flow Chart: Option #2 (Major Medification Mode!)

Flow Chart: Option #3 (Partial Delegation Model)

Flow Chart; Option #4 (Full Delegaticn Model)

Graph: Time Savings Comparison

Proposed Simplified Staff Report
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24, Comparison Chart — Existing Site Plan Process and Options #1 o #4

Repott prepared by:

Grant Uyeyama, Manager of Development Planning, ext. 8635
Rob Bayley, Senior Urban Designer, ext. 8254

Mauro Peverini, Senior Planner, ext. 8407

Arto Tikiryan, Senior Planner, ext. 8212

Stephen Lue, Planner, ext. 8210

Respectfully submitted,

JOHN ZIPAY MARCO RAMUNNO
Commissloner of Planning Director of Development Planning

LG



ATTACHMENT #1

Recent History of Amendments to the Site Plan Control Process

Letter of Credit and Delegation - 1996

The site plan control process was reviewed by the Development Planning Department
and Council on February 26, 1996, in light of comments voiced by the development
industry at a Council meeting held on October 23, 1995, regarding letters of credit and
the site plan process. At the February 1996 meeting, Council resolved that the method of
calculating letters of credit be changed (Landscape Component to be lower — from 100%
to 50% of the Landscape Cost Estimate; and to take the greater of the Engineering
versus Landscaping components, rather than the sum of the two amounts), and that the
City's site plan contro! by-law be amended to delegate authority to the Commissioner of
Planning and the Director of Development Planning to approve the following additional
types of complex site plan applications:

a)  industrial buildings greater than 10,000 m2 (100,000 ft2) GFA, in order to
expedite industrial development (buildings less than 10,000 m2 were approved
by the Development Planning Department); and,

b)  street townhouse units, and single and semi-detached units having less than
9m frontage (this was not implemented at the time, as an amendment to the
Site Plan Control Official Plan was later deemed to be necessary).

Residential Exemptions — 2001 & 2007

On October 11, 2001, Council adopted OPA #553 and enacted By-law 210-2001, to
amend the Site Plan Control Official Plan and By-law to exempt residential detached,
semi-detached and street townhouse dwellings with frontages less than 9m from having
to obtain site plan approval, given that there are architectural design guidelines approved
by Council and in place through the subdivision approvals process, and a Design Control
Architect reviewing and approving the house designs prior to building permit submission.

On May 7, 2007, Council adopted OPA #658 (approved by the Region of York on June
28, 2007) and enacted By-law 134-2007 to amend the Site Plan Control Official Plan and
By-law, respectively, to require site plan approval for all new single detached dwellings
{not within a subdivision) located within the Kleinburg-Nashville Heritage Conservation
District.

Employment Lands — 1999 fo 2007

On July 12, 1999, Council requested a report from the Development Planning
Department, which was considered on August 30, 1999, in which if was resolved that
Council approve elevations for all industrial buildings located adjacent to Regional roads
and major highways, and that Council receive coloured elevations when considering the
staff reports. The information required to be included in a staff report was a description of
the building’s massing, exterior building materials and colour, and signage.

Over the last few years, Council has requested additional information to be provided in
the industrial elevation reports, including Official Plan designation and conformity, Zoning
By-law category and compliance, and discussion of landscaping and inclusion of a
landscape plan in the staff report.

The process has evolved from full staff delegation of site plan approval for industrial
development (in 1996, as noted in #1 above) to requiring a staff report initially reporting



on building elevations and which has since been lengthened by adding more details
pertaining to the development.

Site Plan Review Team (SPRT) - 2002

In January 2002, the Development Planning Department implemented a new review
feature into the site plan process, in response to comments made by the development
industry. In an effort to streamline the site plan review process, a Site Plan Review Team
(SPRT) consisting of staff from the Department’'s of Development Planning, Building
Standards, Economic Development, Parks Development, Engineering, and Public Works,
was created. The SPRT currently meets every two weeks and prepares preliminary
comments on the site plan and elevation drawings for new site plan applications, which
are then forwarded to the applicant within a few days after the meeting. The intent was to
ensure that the preliminary comments were reflected in the full application submission, in
order to avoid redesign and several resubmissions of plans, which lengthens the site plan
process.,

The SPRT process fypically takes 4 weeks. The applicant subsequently makes any
necessary revisions and submits a complete set of drawings (Site Plan, Landscape Plan,
Elevation Plans, Engineering Plans, and supporting consultant reports) for full circulation
and review by all appropriate City Departments and external public agencies. The
applicant is encouraged to initiate pre-consultation meetings prior to the submission of
the site plan application, including any relevant external agencies such as the Region of
York, and Toronto and Region Conservation Authority (TRCA).

Recently, applicants have been by-passing the SPRT process (approximately 50%
decline) in favour of a full submission and circulation.

Elimination of Simple Site Plan Process - 2005

On June 27, 2005, Council enacted Site Plan Control By-law 228-2005 to eliminate the
Simple Site Plan process for industrial development located within the interior of an
employment area in response to Bill 124 (New Building Code Act), whereby the
circulation of site plan applications by the Building Standards Department io the
Development Planning Department for review and commenfs was eliminated. An
applicant for development would instead file a Building Permit application to the Building
Standards Department, and provided the proposal met all zoning requirements and any
other requirements such as architectural and urban design guidelines, if applicable, &
building permit was issued.

The elimination of the Simple Site Plan process has reduced the Permit processing time
and freed up valuable staff resources in both the Building Standards and Development
Planning Department’s.
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TERMS OF REFERENCE

CITY SITE PLAN REVIEW PROCESS

INTRODUCTION AND BACKGROUND

During the past two years the City of Vaughan has experienced extraordinary growth, and this
has resulted in City staff processing more site plan development applications on a yearly basis,
than all the other 8 Region of York municipalities combined. The Development Planning
Department has been directed to review and evaluate the current Site Plan Review Process, and
recommend changes and/or modifications fo better streamline and be more efficient on the site
plan review processes. This evaluation is needed to address some of the issues raised by the

development industry with regard to improving and streamlining the current City's site plan review
procedures.

SCOPE OF WORK

The following sections are intended to give an overview of the review and evaluation process and
are not intended to be an exhaustive listing of the work activities required in each phase of the
review. The Development Planning Department will be responsible to establish a working group
to include representatives from various City departments and external agencies that are involved
in the review of site plan applications. This working group will review and evaluate the City's
current process against the processes used by the other GTA neighbouring municipalities
specifically, Mississauga, Brampton and Markham. Staff will commence this review and
evaluation process in early June thru the summer and report back to Council in the Fall on
findings and recommendations.

REVIEW AND EVALUATION PROCESS

The work related to the evaluation and review of the current City of Vaughan site plan review
process shall include but not be limited to:

* Project Organization: A working group to be established by Development Planning
Department and include respresentatives from Planning, Engineering, Building
Standards, Region of York and TRCA. '

* Review Background Material: Development Planning staff to compile all material
related to the existing site plan review process such as existing process flow chart,
circulation list, consultation time, response time, preparation of report for
Committee/Council consideration, and subsequent preparation and execution of
agreement. (Based on an average of 20 separate site plan applications)

* Review and Evaluate Other Municipalitics Processes: Staff to review the site plan
processes used by Mississauga, Brampton, Richmond Hill, Toronto and Markham,
then develop a comparison chart that clearly identify the similarities and differences
between each municipality and Vaughan's.

¢ Agency Consultation: Staff to meet with appropriate autharities, including but not
limited to the Regional Municipality of York, Toronto and Region Conservation



Authority and cother regulatory agencies as required, fo obtain their input and
requirements for the site plan review process.

¢ Stakeholder Consultation: Staff to consult with representatives from the development
industry fo review and evaluate existing City site plan review processes and consider
options on how to better streamline the process.

s Final Report For Council Consideration: Development Planning Depariment fo
prepare a final report that will present the findings of the working group, and
recommend changes or modifications to the City's existing site plan review process
to betier streamline and address the needs of the development industry.

WORK SCHEDULE

The Development Planning Depariment has prepared a detailed Work Plan {Attachment 1)
that details the required works and time allocation required fo complete a review and
evaluation of the City's Site Plan Review Process, and provide Council with
recommendations for consideration.

Atachment 1:  Work Plan



DETAILED WORK PLAN

Project Organization

establish a working group comprised of the main development related Departments
(i.e. Development Planning, Engineering, Building Standards)

identify project reguirements

review, adjust & confirm work plan details

assign project tasks to appropriate staff

Review Background Material

review of City's Site Plan Control Official Plan Amendment (OPA #200, as amended)
and Zoning By-law #228-2005

detailed review of internal procedures of City Departments involved in the Site
Development process

review of the Site Plan Review Team (SPRT) process

detailed review of Development Planning Department's processes including
application requirements, circulation, reporting, commenting procedures, staff
reports, implementation (i.e. site plan agreements) etc. and opportunities for
streamlining

discussion with internal Development Planning, Engineering and Building
Depariment Staff identifying issues with the process, if any

review Planning Act enabling legislation, authority, time frames etc. & Bill 51 changes’
review Bill 124 (Building Code Act) and the impact on the Site Plan process {i.e. no
building permit application accepted unless the site plan agreement has been
executed & registered)

review of more recent Official plan Amendments (i.e. Carville & Vellore) and the
impact of detailed design policies being included in the Official Plan on the Site Plan
process

Review Other Municipal Site Plan Processes

detailed review and assessment of other selected municipal site pfan process in the
GTA area (i.e. Markham, Richmond Hill, Bramptan, Mississauga & Toronto)
may require visits to each chosen municipality

Agency Consultation

meet with the Region of York and the Toronto and Region Conservation Authority,
the two main external agencies that impact on site development applications in
Vaughan

develop an understanding for their application review processes

ascertain potential areas or requirements for efficiencies

Stakehclder Consultation

meeting with selected stakeholders (i.e. Councillor(s), development industry) to
identify any perceived issues and concerns with Vaughan's site plan process

receive suggestion for creating a process that meets the needs of the City and
developers



Preparation and Analysis of Options for Consideration

- review new options available under the Planning Act (i.e. Development Permits)

- review other options available for processing (i.e. Council delegation to Development
Planning Department of additional classes of development, reporting to Council
earlier in the process, etc.)

- undertake an analysis of all the information and formulate options for possible
amendments o the process

- discussion of options internally

- develop each opfion identified

- options available to facilitate building permits (i.e. foundation permits)

Stakeholder Consultation

- subsequent meeting with stakeholders to review options for consideration
- seek additional input as required

Preparation of Draft Staff Report

- prepare draft report based on analysis, findings and discussions, etc.

Review of Draft Staff Report by Working Group

- review of draft report by the working group
- revise draft report as required

Final Report For Council’s Consideration

- prepare and finalize a report for Council's consideration incorporating comments
received from the working group

Implementation of Recommended Changes, If approved

- amend applications, processes, site plan control by-law, etc. as may be required to
implement Council's decision

RASER\SHARED\SITE PLAN PROCESS REVIEW\Attachment No. 2 - Terms of Ref Work Plan.doc
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ATTACHMENT #3

Random Sample Survey of Applications - Assumptions

Study Assumptions

On average, it is assumed that a 21 consecutive calendar day (3 week) circulation
turnaround time for comments is given to the City Departments by the Development
Planning Department for the first circulation. Subsequent circulation deadlines are at the
discretion of the Planner and the nature of the application, and can range from 7 to 14
days (1 to 2 weeks).

The following is a list of assumptions for the attached charts (Attachments #4 to #9
inclusive) that provide a better understanding of the data collected:

1.1

1.2

1.3

1.4

Internal Group 1 - Average Processing Time Per Process (Attachment #4):

The higher processing times for the Development Planning Department can be
attributed to the Planner being the keeper of the file and being consistently and
continually involved in the processing of the application.

Internal Group 2 - Average Processing Time Per Process (Attachment #5);

The Development Planning Department requests clearances for the draft site
plan agreement within 5 days of circulation. This criteria also applies to Internal
Group 1.

External Group - Average Processing Time Per Process (Attachment #6):

a) The withholding of comments, conditions or approvals by the Region of
York, untit the applicant has paid outstanding Regional fees may
contribute to the high processing times for York Region
“Comments/Approval’.

b) The sample size that involved Ministry of Transportation (MTQ) approval
includes 5 of the 25 site development applications. It is assumed that
this sample size provides an overall understanding of the MTO review
process.

Owner/Applicant - Average Response Time Per Process {Attachment £#7);

In some cases, the lengthy delays in completing the 4" submission by the
Owner/Applicant may be the result of waiting for a Committee of Adjustment
meeting to consider a minor variance application, and/or waiting for the
Committee decision to be final and binding, as may be the case with “Zoning —
4™ Resubmission”.
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ATTACHMENT #10

SITE PLAN APPROVAL PROCESS — COMPARISON CHART FOR THE CITIES OF

VAUGHAN, BRAMPTON AND MISSISSAUGA

Process

City of Vaughan

City of
Brampton

City of
Mississauga

Pre-consultation Meeting with
Staff

Recommended

Recommended

Recommended
(Process will be
amended to require
pre-consultation
through DARC
{Development
Application Review
Committee) meetings

Site Plan Approval Delegated to
Staff

No

Yes (by By-law to the
Director of Planning)

Yes (by By-law to
Commissioner of
Planning and his / her
designate)

Staff Report Prepared for
Council’'s Consideration

Yes

No

No

Initial Submission
Requirements (i.e. Full
submission?)

Full submission
required including site
plan, elevations,
grading, landscaping
efc.,

Applicant may choose
to go through Site Plan
Review Team (SPRT)
where only site plan
and elevation drawings
are required.

Will accept a site plan
only, with remaining
drawings fo follow.

Wil hot accept
incomplete application,

All drawings submitted
(site plan, floor plans,
elevations, engineering)
except landscape plans
which are submitted
typically with the
second submission
when site plan issues
are resolved. (See

- MTO

- TRCA/Credit Valley CA
- Region

Yes, as required

Yes, as required
Yes, as required

Yes, as required

Yes, as required
Yes, as required

DARC below)
Typically, how many 2-4 typical 3 typical 3-4 typical
resubmissions?
Application Circulated To:
- Internal Departments Yes Yes Yes

Yes, as required

Yes, as required
Yes, as required

SITE PLAN CONTROL PROCESS REVIEW
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Process City of Vaughan City of City of
Brampton Mississauga
Others? Councillors CN/ CP, Provincial Councillors
Ratepayer Associations | Agencies as Ratepayer Associations
CN/CP Required, Hydro CN/CP, GTAA,
Trans Canada One, Peel Police, Mississauga CPTED,
Pipelines MCEE, ORDC Heritage
Provincial Agencies as
required
How much time do you give 2 -3 weeks 2-3 weeks 7 business days
agencies / Depts. to respond?
Preparation of Site Plan Planning Dept. Legal Dept. No Site Plan
Agreement Agreement — Planning
Dept. prepares a “Letter
of Undertaking” which
Is a standard template
letter. Letter not
released until all
Departments have
cleared.
Site Plan Agreement / Yes/ Yes Yes /Yes No / No
Registered
Letter of Undertaking / No /No No / No Yes/ No
Registered

How does City deal with special
requirements / conditions for
the development? i.e. included
in site ptan agreement,
attachment to letter of
undertaking, deal with
originating Dept., eic?

Schedules to the site
plan agreement &
specific clauses are
included and/or
appended to the
agreement.

Special conditions
section in the site
plan agreement
and/or schedules
attached. List of
approved drawings
attached as a
Schedule.

No conditions. All
Department and
agency requirements
are incorporated onto
the approved drawings.

Letter of Credit Amount

Cost Estimates Required?

Formula based on
greater of engineering
or 50% of landscaping
costs

Cost Estimate is
required.

- 100% landscaping

Cosi estimate is
required.

Engineering consists
of:

- $25.00 per linear

100% landscaping

$10,000 for iree
preservation LC for
residential infill.

Cost estimate is
required.

SITE PLAN CONTROL PROCESS REVIEW
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Process City of Vaughan City of City of
Brampton Mississauga
metre of frontags, Engineering
plus Component — Use a
Municipal Services
- $15,000 lot grading | Protection Deposit in
deposit (2 ha or less) | the amount of 100% of
value of municipal
Or works on site.
Applicant submits a
- $20,000 lot grading | cheque.
deposit (greater than
2 ha)
Plus (if applicable)
- $300 per m? of
retaining wall or toe
wall face
Certificate of Liability Insurance | Yes - $2,000,000 Yes - $3,000,000 No - See Municipal
& Amount Services Protection
Deposit above.
Regional Municipality Party to Yes Yes No
Agreement for Development on
Regional Roads — If no, how Brampton Legal All Regional Cenditions
are Regional Issues handled? Dept. incorporates are satisfied prior to the
conditions as letter of undertaking
provided from being released.
external agencies
into the Site Plan
Agreement.
Site Plan Review Team or Site Plan Review Team | Site Plan Team Yes - preconsultation is
Similar? (SPRT) held bi-weekly | Meetings recommended and will
soon be required.
If yes, how does it Work? Owner submits site Upon submission of
plan and efevation application, weekly Currently use DARC
Who sits on the Site plan drawings. Staff from meetings are held {Development
Review Team? (Managers / key development with the Site Plan Application Review
Staff?) Departments review Team. Staff attends | Committee} which is
plans and provide meeting and provide | composed of Managers
comments. Planners their comments, and Staff for the review
prepate a letter to the which are forwarded | of Site Plan, Zoning
applicant, which in a report to the and Subdivision
outlines comments fo applicant within 3 Applications. Applicant/
be incorporated into full | weeks. The reportis | Owner attends meeting
submission. reviewed by the and is expected to
Manager prior o its make a presentation
How Often do they Meet? Every 2 weeks release. and respond to
SITE PLAN CONTROL PROCESS REVIEW DEVELOPMENT FLANNING DEPARTMENT
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Neighbourhood Commercial,
Industrial)

Neighbourhood
Commercial — 8 months

Industrial - 10.7
months

**All figures are estimates

Neighbourhood
Commercial - 310 5
months

Industrial - 3 to 4
months

**All figures are asfimates

Process City of Vaughan City of City of
Brampton Mississauga
guestions from the
if applicant doesn’t Committee.
agree with comments | Prescheduled meetings
additional meeting every 2 weeks.
held with appropriate
staff.
Weekly meetings
Foundation Permit Released in | No Yes, foundation or No
Advance of Final Approval shell
Typical Time frame for High Density High Density High Density
processing an Application (by Residential — 10,7 Residential 6 — 12 Residential — 12
type — H.D. Res, Townhouse months months months (City Centre up

o 18 months)

Neighbourhood
Commercial —4t0 5
months

Industrial - 2 to 4
months
**All figures are estimates

TRCA / Credit Valley
Conservation Authority Party to
Agreement

No; include Special
Conditions if required

No; include Special
Condition as required

No; approval required
prior to the release of
the letter of undertaking

Duration of Site Plan Approval

Indefinite

18 months - void after
18 months, extension
required

1 year — void after 1
year, extension
required

Committee of Adjustment (C of

Councll approval of Site

C of A approvals final

C of A approvals final

Final Approval

Landscaping, and
Elevations through
Planning and
Engineering
Departments

external Depts. dealt
with through
conditions / separate
processes.

A) Plan prior to C of A and binding prior to and binding prior o site
hearing site plan approval plan approval

Clearance Process (from Stamped Site Plan, Stamped drawings All drawing stamped by

Depts. / Agencies efc) Prior fo Engineering, from internal Depts. & | the Planning Dept

(original stamps) once
Departments have
cleared all their
conditions in the
electronic “mailbox”.

Waste Coliection

Schedule “F” attached

Regional protocol for

Regional protocal for

SITE PLAN CONTROL PROCESS REVIEW
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Approved by Public
Works Dept. indicating
waste collection details

Process City of Vaughan City of City of
Brampton Mississauga
to Agreement as waste disposal — waste disposal -

approval is from the approval is from the

Region.

Region.

Note:The City of Mississauga site plan process is currently being reviewed, and the information
provided above may be amended.

Source : City of Mississauga Planning Department, and website
City of Brampton Planning Department, and website

RISER\SHAREDASITE PLAN PROCESS REVIEWAttachment No. 10 - Comparison Chart.doc
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ATTACHMENT # 11

Tity ot City of Vaughan
Site Plan Undertaking ) a Planning and Building Department
(Main Level)

{Corporate Version) - o
T City Adipve Tormso ﬁ:p‘lieMg;r Mackenzie Drive

Note: For information regarding fees and charges related LBA 1-}1

To development applications, please refer to the Typical Tel: (905) 832-8585

Development Approval Cost Guideline booklet available Fa);' {905) B32-6080

Fram the Planning Department and Building Department Form:

TO: THE CORPORATION QF THE CITY OF VAUGHAN: BY ITS DELEGATED AUTHORITY, THE COMMISSIONER OF PLANNING AND BUILDING OR
HISHER DESIGNATE (ihe "Commissionar’) REGARDING:

REGARDING:
Site Plan File: SP

Ganeral
Locafion:

Municipal Address of the Lands
Proposed for Development:

Brief Legal Description of the
Lands Proposed for Development

IME
The ownerfpurchaserflessee {delete inapplicable words) of the above-noted tands (the "Site") hereby acknowledge(s) that site plan approval has been applied for from the
Commissioner under the above-noted site plan fle reference. As a condition 1o such approval being granted,

(&) IWE agree 1o execute and defiver this Site Plan Undertaking to the City's delegated authority for sile plan approval, being the Commissicner of Planning and Bullding or
hismer designate as the tase may be, and if construcon is commenced;

{b} IANE underiake fe ¢ary oul developmant of the Site In strict accordance with the various plans approved by the Commissianer and in strict zccordance with condliions
imposed by the Commissioner as noted on the approvad plans (which includes landscape plans, site plans, elevation drawings and all other plans and drawings approved under
the application) and any maificafions thereto which may, from time to ime, be approved by the Commissioner {the “Approved Plans"); and

{c) IWE agree to complete and maintain the Site in accordance with he Approved Plans.

IAVE further underlake 1o be govemed iy the following ferms and conditions:

1. ltis understood that the site plan approval is valid for one year from the date the approval Is granted and that if a building parmit has not been issued during this period, the
approval shall lapse and no development of the Sife shiall be undertaken until a further site plan approval has beer grantad by the Commissioney.

2. Installation andfer construction of the landscaping works, structurss and other elements en the approved plans {the "Site Works™ shall be completed within 2ighteen (38)
moriths from the date of ssuanca of the building permits relefing to this site (the "Completion Date”).

3. 15 understoed that an irevocable Letier of Credit in conneciion with this application s required to be delivered to the Commissioner as security to enable the Commissioner
in hisher absolute diserafion to provide, maintain o complete any ofthe Site Works on the Approvad Plans where LWE have failed to do s0. The Commissioner may, In hister
absolule discrefion, draw upon and use the funds from the mevocable Letter of Credit delivered in connection wiih this application in the avent any of the Site Works on the
Approved Plans have not been or are not being provided or maintained 1o the Commissionar's satisfaction during the instaltation and/or construstion of the Stie Works ¢ In fhe
event any of the Site Works have not been provided or completed by the Completian Date.  The Commissioner shall not, however, be obligated to provide, rectify, remediate,
maintain or complate the Site Works, or any part of them.

The security for this applicaion is in the amount of

4, I/WE fierehy iavacably authorlze and consent to the Commissioner, hisfner authorized agents, servants or employees, entering upon e Site at , any reasonable §ime to
cairy oul inspeclions and Its absolute discretion to provide, maintain or compete to the Cormmissioner’s salisfaction any sfie works which /WE have not completed or which I/WE
have falled 1o provide, maintain or complete in accardance whh the Approved Plans.

5. It is understend that devetopment charges will be payable in keeping with the reguirements of the applicable Development Charges By-law of the Clly and in accordance with
such other development charges as may be applicable,

B. It is acknowledga that he Commissianer has no obligation to give site plan approval and If no such approval is given there are femadies avalable to mafus under the
Planning Act R.8.0. 1990, ¢.P.13, as amended. ’

7. This Undertzking shall be binding upon and shall ensure {o the bengfit of myfour respactive heirs, executors, administrators, successors and assigns.

IAWE understand and acknowledge that this Underlaking shell be cansidered to be the same force and effect as an Agresment enfered inte the Commissioner under the
autharity of clause 41(7)@ of tha Planning Act, R.5.0. 1980, ¢.P.13, as amended. Further JWE understand and acknowledge that in the addiion {o any other remedies that may
be pursued by the Commissioner for non-compliance by me/us with this Undertaking, the Commissfoner may exercise the powers and authority under 5448 of the Municipal
Act, 2001, as amended to enter upon the Site, to provide, maintain and/or complete the Site Works and to recover the Cliy's coste of such aciion, by amang ether means, adding
{he costs to he tax roll and coliecting them in the same manner as propery taxes,

A _ FOR OFFICEUSEONLY
. Date: Year Month Day
i Date at
: Corporate Name
;
! Commigsioner of Planning and Building or designate: a5 per By-law ........
E . TR Aathorized Signature
{Please print name)
Title

O 1 have authority to bind the corporation with respect to this application
Corporate Seal {for corporaiion)

The personal infarmation en this forms & collested undar the authority of the Planning Act, R.S.0 1999, ¢ 13, 2 amended and will be used in confunction with the application
for Site Plan Approval only. For the purpose of public access to informalion limiied on the City's wab site. Questions about the collestion of personal information shauld be
directed to the Manager of Development Planning, 2141 major Mackenzie Drive, Maple, Ontario, LEA 1T1, (805) 832-8585,




INIWLHYA3A ONINNY 14 INTWAOT13AT0

8221 314
M3IAZYE SS3204d TOHINCD NY1d 34S

-(SuoISsiLLgNSal JO Jsguiny
sy Bupnpal Jo 109|186 Bl SABY PINOM  UdUm
‘uoneynsuooasd ybnolyy psaAsiyoe 8q uel siY)
‘leramoy) senss| saluapl pue siuswpedaq A0

‘papIgns
Bueq uoneaddy ueld eius oyl o} Joud Inooo
I uonelnsucdsad papuswiwosal Syl asnesaq
paonpal aq jim awy Buissasold uoneoydde [emoy

"pesjsu]
ucpeynsuooasd Buisn ale pue ‘[ewiuill pesapIsuoD
aie sWeusaq penleatad esneocoq Aepoy sseood
1dMds oYy Bussed-Aq aue spueadde Auepy

*sejnujw pue sians| Bunessw |y dg-sod yes
aledaid pue ‘suopesjdde apgnosn ‘(sjuewpedsp
Bupedioed e oy} Bunesw  [MdS

(14ds) weal

‘peil si uojeoyddy ueld
a)g s Jaye suonedjddy uelg
a)g 1o} maina) jeniul sapiaold

Aq yoeqpse; Aeuiweld Joj smoje ssaoold 1MdS | Ul slediopied o} paiinbar awn jels seleull|T | MeIASY Ueld 6l eleullll] | wesl  MOnay  ugld  Bus Z
‘sonas| Aouabe
aljgnd [ewsxs pue K19 ssaippe 0} sUOISSILUgNSal
adginw g0} pesu  au sajeuiwyle  £lenuajod
‘Bupssw
uctjeynsuoosard sy Ul passnosip swa) ajerodioou)
0] peuysl useq sey ueld eys se ‘pay s
uojedldde ue asuo $s9901d malasd ay] a)padx]
‘sanss| juswdojsasp Aleujwijesd 4o uonESURUSP]
"1sIpoayo e ybnosyy
uolssilugns uopeaidde o} Joud jueosndde ey ‘paily Buiaq Uoneyddy
0} pajesjunwiwod sopod pue suopeadxe Aun | wewdoleasq ang
sy} OL JOMdd {(¥ouLl “HoA
‘(suoissiugnsal |ereass Buissanold uj paass ‘uoissiugns | 1o uoBey o)) seiouabe ‘uojssiqns
2q pjnom swi ‘1eremol) sbuneew uopesinsuoosld | uogeoydde o) Joud jueojdde o} psjeomnwiuos | spisino pue  AYD ywm | uonesiddy uelg aus o Joud
snosawinu Alenguelod pusie o} pelnbes Wy yels | uonesydde ejedwos e Joj sjusweannbal AN | uoneynsuoosesd  Alojepuely | pepuswwooes uopBjnsucosly L

20p"Hey) aAREIedWD - 2T 'ON WRWHSENY\AAITATY $53D0NE NYTd J1I5a3uYHS Was\ y

NOLLVHAAISNOD d04 (SNOD ANV SOdd) SNOILdO S3HNA3II0Hd NV1d 31IS d31S399NS

¢ L INJWHOVLLY

£00T/S0/TT




LINIFWLHY4IA ONINNY'1d LNSNJOT3AIT

g¢el 3

M3IAZH SS3008d T0HLNOD Ny'1d LIS

‘a|qejieae aq [wm Wodal pes ou ‘pueoq [edpungy
ousjuy eyy o) psjeadde s| uopeojydde ue y

sBuesLu [ipuncy ybnouy ssasoud
olignd syl woy dgnd S pue JIBUNoD SSA0WSY

-UON puUE jIounoq Ul juelayul sAejgp awn i
NIng, 8y} sjeua pinom juswdoj@asp 10 sasse|o
alUos 1o ||e Jo} Jawedsq Buuue|d juswdojarsq
ayp oy Jenardde ued slps jo  uopebsieQ
‘sjeaoddde uopeonddy  ueld eug  Alpwinl

uopdo agy yum ‘Juswuedsq
Buiuueld wawdopasg sy
0} [12unon) woy wsidopasp
10 S85SB|0 e o}
leaciddy ueld s febaleq

‘sbujlemp esncoyumo) 1924}
puz payoelap-lwes ‘payoelep
giBuis 1deoxe juswdojanep
10 S88SE|D ||B 10} suonealdde
ueld a)s ssaoidde pounod

*INO20 J0U pjnom sjustuuedeq
M0 wo)  90uBlES) pue  WosUo, [BUy e
alojaiay) pue ases|al [euy sy 0} Joud sjuswinedaq
[[e 0] pejeinodd &g 10U pinom Bupjeuspur Jo Jens

*Alunwiwod uswidojasap
oy} 40} anss) ue aq Aew ysiym ‘sjunowe labieg)
Joj aq Ayl w Bupierspun Jo Jepa e o} yosigns
sylom eU} ainoes o) pasnbal Jpeln jo siepe

iy U0 pasa)siBal
J0u s| Bupepspun j0 1ORo] B 90us Juswoesibe
8y} slA-e-sIA suonebigo Jioy) pue jusiuooibe i
10 SIEMBUN 8¢ PInom spuel 1o sleseyaind jenusjod

‘Burjenspun
10 Japa ey uo yo-Buwbis o) joud ‘sBumelp ueld
8)is J|e 10} s|eaoidde [euy ulR)qo 0} pasu {|Ijs PINOA

"‘Bunjenspun ay) paubls
oum Jaumgo oy ypm Ajuo Buipuig s1 Bupeuspun
10 12131 e sealsym ‘subisse pue s108sa%0ns NNy
uc Buipuiq s1 Juswaalby uejd ayg palsisifal v

uswaalby ueld aug e ufils o) (uoiBay o)
selped JoLjo pue JOARR “PalD AlD sy Joy padnbal
swy ay} Bunes Agasay) ‘Auo weondde sy pue
aleuBisap sy Jojpue Buuueld Jo JBUOISS|ILLUWOD
oy Aq peuBls sI Bupeuspun jo  Iaye

‘peteldwod ag Ues syiom (e jeyy Buunsus o}
1oadsal yum AlD sy Joy Alunoes [eucippe aplaold
0} Jpal) JO SJajoT JO JUNOWe 8y} 8sBaloul pnoD

‘Bupjeyispun
J0 Jape oy o} jusweelBy ueld SNS O UM
Ajusuno sasnep jueoyubis ey puadde pnoo

‘Bupjenepun
Jo JepaT sy o} suopipuoo ueld ays suolbsy oy
puedde pjnoo 1o ‘Bupjepepun Jo 4ena sy o) Aued
e Buieq wou oA jo uolfey eyl eleulwls pine)

‘(3joam B 2E) pInoo Jape| sw)
SHIOM B LOoReUodSURI] JO JAUOISSILLLIOS [euolBey
s} ‘painbal uaym pue s ‘lohely JsumQ sy
1o saunieubis sennbal Juswasiby ueld alg 1uUaLND
o) seetsym Juawnoop ey Bugpuey sejued pue
samnjeubls Jama) Ul Ynsal Aew pue ‘(ebnessissiy
Jo aseo a8yl u se) wewuedeq HBuuuelg pue
JaumQ ol usamiaq s| BupENepun 10 Jepe ayl

‘(Juawasiby ueld sus sy Buusisibal pue
Buizijeuy ‘Buieinoas ‘Buyelp) syasm H-g aaes Aepy

‘padinbal sE SUopUOD
pue sesnep |euolippe
puadde 0] Auyunuoddo
yum Bupepspun jo seye,

‘payoene ale {uciBay
‘@'l) suojjpuoo pue ‘sBumelp
panoidde e jo Adoo peonpal
B Uy ap) uo psiaisibal
51 Jelaaiby

ueld 8iig

NOILYHIAISNOD HO4 (SNOJ ANV SOdd} SNOILJO S3HNA3ID0dd NY1d LIS d31S3ID9NS



ININIHVAIA ONINNY Id LNFNOT13A3A

821 i
MAIATY $3F30H TOUINOI NY1d LIS

UM JUD)SISUOoUL 8 Aew UdIym ‘pajanlsuco Jeasu ‘'syjuowl
‘sooy uoneodde | ing “9sed ayy Ul peacsdde alam ey sueld aus Jo | p2 10 gl Jaye jeacsdde andxe
[euomippe Aed o0} pennbay egq Aesw jueonddy | uswdojansp au) Joj jenusiod auy) sleuie pinops | ueld  els  Jo  uonelidxg | ou ssop jeaciddy ueld olg ‘9
“(uoiw
Z$) pemnsul-oo se paweu (uojfiitu z¢)
ueybnep  Upm  ‘saueinsy) | painsul-gd se paweu ueubnep,
Aupgen 10 eleoyted | yym  ‘paainbasr sdueInsuy|
BUON ‘uoloslold Jo [eAo| palinbal oyl A0 oy sployy | 10)  uewedinbel  uRlel | AUgen] Jo a)eolpan G

‘ued jeuy ay} Jo jeacidde
ay) ul yeigs ybnolyy pezjeuy pue passelppe
a4 AjJetlou Pinom yoiym “(SUSLWILLIOd 10) UORBINDILD
uopeandde |enu) sy ybBnosyl uey JsLo) sanss)
Aue Ajquspi pue |esodoud ued ajs jeuy sy} mainad
0} Ajumoddo sy} sABY AjjeUuo) JOU [IM [IoUNOD

"UCHBISPISUOS S IDUnoy Jo] paiedald aq pjnoo

“IOM SHIoM
pue seale JuswAiodwe syl u suopesidde ued
oys Auew Jof pasn Apuauno ale syodal isuoyg

"sanss} Jueayubls ele aley} Ji
'BlOUM B JO @aILIWoY) S} 0} peadcid uopeoddde
oleds B JBY] puswWWODal DPNOD Jojlounod Y

abe)s uoisIApgns ay) 1e pascidde
ssuljeping  ufissg uequ pue |eimosiyAly
paacidde |ounop uo peseq eq 0} Sjeacsdde
uonesdde Jop 8|gejUNO2dE B pnom  Yels

"SYIUOW §| 0} dn 8ABS PINoY) 's$e001d .

jleacudde ay) Bupipadxs Agaiau) ‘senssi uopesidde
aA|CSad 0} Sy S|l Z||pn pinoo yeis pue ‘yodal
ueis e jo uopesedaad aanbai jou |m ucpebajeq

-(snjely UoOaa pue JBWLWNS &'} sa|npayoas
{seenuuwios  AJOSIADY  Ajunwiwo)  edeoslesl)q
‘Ba)  sepILLLON

e e 2R d &

fAosiapy  Aoinels

‘suodal abed z/1-L
Jeuoys asodoid Ing ‘punon
Ag peaosdde aq 01 jeacuddy
ueid 9)s 0} Joslgns (sjousip
[EOMOISIYy Ul pue  ajusn
alesodion ueybnep auyy w
uawdojaaap pue asn paxiw

‘leuopmisul  ‘[eRuUSpISes)
juswdoeasp  Jo  souBjeq
ay  ‘pue  Husupedsq

Buiuueld ay) 0} |iounoD wo
(sjomsip jeouolsiy ul pue
afuan deiodion ueybinep
sy} U] jdeoxa ‘lelosawiLIoD

pue ‘@110 ‘lesnput
e ‘') weldo@aap
Jo S88SB|2  aWos 1o

[eaoiddy ue|d syg yebejag
"0
"‘Hodal e yim {Iounos

Aq peJepisuod aq uoneoidde
oupads B Bl PUSWILIODA

‘seale Juswiojdwa ul speol

jewsiul uo swdojeAsp pue

NOILLVYIAISNOD HO4 (SNOO ANV SO¥d) SNOILJO SFHNAZI0Ud NV1d ALIS AILSITOONS



LININLHYSIA ONINNY1d LNINHOT13AIA

MIIATH 853004d 10HLNOD NV'1d LIS

ggel T

uoneg|dde aje|dwon e Jaremoy “uchealddy ueld

-AND D) JO MBIAB) BAISUBYSIALICD & S1RNI[INRY [IM

" Juoy dn, papiacld si uonewIo e
sous awy Buissasoud uonesidde syl aonpals IpA

“SJUBLLLIOD

lo} syuswainbal uopealdde
slo|dwod | suyep Apes|D)
* S1eidwoa, s1 uoneaydde ay
mun uoneoydde ued sus B

'sabeys ul paydeooe

sl & Jo uoissiugns ayl Aejsp Aew uopeoldde | ajeudcidde pue mainel i B Buljgeus uopeuuoy | 1deooe Jou og - uopeodde | uojewuop; Bupoddns  pue
ajeidwod, e ‘sapoadsied s)ueodde oY) woid | pennbar B ypm  pesssoold s uoneonddy | eye|dwoo, e aunbay | uoneaddy swdopasg aug g
‘Buyepapun 4o 1epe
ay) o} Aued s Buieq wou uoibay ey sjeu3
*SUOIHPUOD/SBNSS] 1oy} Alsnes
0} uoifiay auyy yum Apoalip [eap Ing ‘siuawaiinbal
leuoifay (e 1o aseme apew aq | Jueanddy ‘s|leacidde
puB SUONIPUOD  ‘SIUBLULIOD
sBulaes | |lenuassa yum Auo Ao eyl JusLusa.by
‘papircid Ajualing &o1/des JO | el [eRUelsgns Ul Jnsad Aew yoym ‘Bupjepspun | epiaid uoifey suyy Bumey | ueld sug sy o} {3, s|npayoss)
jeaa| dojs-ouo, oy Buonpsas Agalay ‘Agoenp alow | Jo Japa oy} Jo aseoir oyl o) Joud sjeacidde | Jjo maia syl yum uolfay | sjeacidde  wop  Jo  uoiBoy
uoifay aul yum |esp 03 pasnbal aq Aew jueonddy | jeuciBay 10} M O} pasu SU) SleURULE A | 8y uyim sBupssw slemu) | spuadde pue Jo} syem A0 i

‘dn-mo|jo} Aessaosu Aue pue Jues)dde s
0] Ssuapuodsalod uajjum |eulo} spineid o] pue
sajep uolendxs Bep Ajeouonosie 0} pajuswald)
89 JSnW uopfeNsiupE  [BUCDIPpE  SWOS

‘ue|d ay)s
paaosdde Asnownaid B jJo UOISUBIXS, PUB MIIAI
8L} 10} S89) |BUOIIPPE IC MBU 09|02 0} |epuajod

*§]S09 JUBLIND SSBIpPE O} UBILINS puR
alep 0] dn ale senUNIes AUR Jey] alnsuse |im Siy )
"PaJONNSUOD USaq Jou sey Juswdojeasp B § syucLU
2 40 g1 Joye (0}e ‘soueinsu] A)[ge] JO SaIROLILBO
‘5,77 Jo eses|al) sejy JO eINSOP eyl JO} MOV

'saioljod pue sasn BUpUNOLINS 8Ly}

$0 Wo0o el U sseusiendoidde ) sulwisiap pue

jeaosddy uejq a3 Jo uonendxs Jaye Juswdoaaap
B majaal 0) Ajjunpoddo 1ayping B 10 MOJlE PINOAA

‘saioljod JuaLng 1o wswdoaap Bunsixe

NOILLVYIAISNOD HO4d (SNOJ ANV SOdd) SNOILJO STdNAd3Id0dd

NV1d 31IS a31s399ns



LNINWLHVYd3A ONINNYId LNSW0T13A30

AARNE]
MAIAZY SS3204d TOULNCD NY'1d ALIS

“Inouos Koy} Jeul pue
sefiueys paul-pa1 oy} Jo (shuswnedep paiunbel

*SpI02al JIal} Jof slustuleds A9 o) papieslo)
s1 (s)usid panoidde paui-pal |euy sy Jo Adod v

ssazo.d
leacadde euy supadxe pue Jueddde aiyy wod

“JOUIL ] UOISIAS) Bt}
awym ‘sjusunledaqg Aun o)
uonenap noyum ued aus
e aaoudde ueo wedag

Buiuuejd ay ‘osly
"sjeudosdde
pasapisuod  arleym  sueld

‘SjusLuIos A0 e
ajesodiooul pue |euy eq jsnu

Aue esiape o) pauewsdw) aq jSnuw wsueyday [ pannba) suoISsILIQNS-3J JO Jaquinu ay) sanpal Aey | peaoctdde peug-pel 10} moly | sBumelp pue sjuswwo? IV | 0L
‘Ainy ol ss0loe sseooud (sjuswannbal
[BAoudde uwoyun B einsus pinom aspwWon | adessjeang odep
fosinpy Aoinerg-UoN B AQ maiadl Jo uoneuiwlg | ey uswsjdunl ues  yeis
Al pue jpe)yoe sbejlsy
"melae) Padxa pue pels A0 uum | pasisiBal e Aq suoneoyddy
1O1BU0D Jey) siuelluod 1oy [enusiod syl sejeullg | uBld  SUS 10 MOIASY
ey} saunbal yoiym “oulsip
sBujaes awly Guusniap Agedsy) ‘malae) | abRl@l] B uyIm  mou
uojesl|ddy jo uoneojdnp Alessessuun sSjeUlL|] | 81 SlBPUBW S, 28))ILILICT
ayy o Pslgns spue)
sg5000Jd malns) ay Bupipadxs | ey — eeniwwo) AIOSIAPY
Agesely (ewwns Jop sesssoal pue  yow | edeosyeeng  eydely  “Be)
B 9JUC SI9SW oSPIUIOY Alosiapy Ajunwwo) | suopesiddy  Juswdopasq
odeosieang edepy -Ge) senpeyos sSeSPUWOD | SIS JO MBIAB)  JiBy]
syl Ul jueleyul sAejep awl sy} ssjeulud | o] 10adsal yUIM SSENIWILWOD *LONEISPISUOD S JIDUN0D) o
‘pesowsl Buiaq s1 sseooud Juswdoeasp asodind |epads Bugeuiws | spodal Ye1g Ul papnpoutl aq o)
ayl w ndul aqnd ey uondsaied sy el Aepy ‘suopjeondde Bunipadxs Agessy) | tepisuos  ‘aceld W aue | sjuswiuoo apiacid (espiwwion
pue ‘siqejieae ale sajaljod pue asiuadxe juspuns | sapijod sleudoidde aleym Aosiapy adeos)eang
‘seapIoy) Alosiapy Alojnjelg-uoN Jo | susym  ‘sjenpivpul  psjuiodde  Aq  suoneonddy | pue seepuwon essyl jo | sidew ‘Ba) SaGNIWILLOD
2joa st @onpal Jo ejleulwie 0} aalisues Ajleanlod | wewdoeasg alig 10 maal eyl Saleulwlg | siepuswl o) suyep Auesln Mosiapy Aloinye)g-uop B

-g18yo5ya Buisn

‘uogeoiddy ueld &yug e

NOILVHIAISNOD ¥04 (SNOD ANV SO¥d) SNOILJO STHNAIDI0Ud NY1d LIS dI1STOONS



LNIWLHY4IA ONINNVId INTFWNH013A3T

A4 B

MIIATH SS320Hd TOHINOD Nv'1d ALIS

TiE)S|UILIpe pue juswigjdill o) sjusuiedaq eouelld [ 97 pue awlgyown peiiceds e ulim psjeldwos | edueuld oy} O} osE9al | B S8JENOND juswdedeaq
pue (uBissq ueqin) Bupue)ld wswdojereq | eq [iIm syiom ey} Jey} eunsua o} walsAs Buuoyuow | ypaiD Jo Jepst Joj 1senbal | soueuly au} {uonaiysel
oyl u] sslnose) pels [euoyppe oxnbal Aew | sjeudordde eiow e epiaoid ym siom adeaspue| [ B ymm wbaq |m sseoold | sy ou)  jueajdde eyl

17 Joj ssao0ud asesjas adesspue] abejs omy eyl

Jo uone|dwon sy 1o} Ly awi 8 1o uojsiaoid syt

asea[al JpalD Jo Jepe eyl

wou I1senbal uonum e uodn

‘payoddns ag jou Aew yoym ‘sunowe Alunses
Jaybiy epwoud o) paanbayr oq |Im uedndde oyl

‘aley
awy pooads B ulpm AjD Sy JO uonoEySHES
al) o} paejduiod aq [im SHIOM JUSIONSP | 1By
alnsue pue yom edeasspue| Jusioyep 1suiebe Ao
ay1 waloud Japaq jim syiom adesspue| pajeuliss
ayl io °9,00)L U0 peseq 07 ue jo uasiaoid By)

‘g)nesap jueadde ue aseo
ul ylom edeospue| pue BuussulBus Ul sepusIoySp
§sauppe 0} palnsas Jspsq eq | A0 eyl

000°0G% eq 01 enupuod
M unowe 97 WnWuw
8yl junowe 57 oy
uo Bulled WNWIXEW oU LIM
{elewyse 1800 adesspug|
J0 9%001) jusuodwad
adeospue snid (000°'021L%
0 wnwixew  1000°0S%
JO whwul)  BY000'0vS)
jueuodwos Bupsaulbug

'S1 UORE{NIeD O MaUl aly|

usucdwoo Bunssuifug
sy} 0] peppe pue
‘alewnse S0 adeaspueg;
paroidde eyl JO %00l
uo peseq &g pue asealdu|
0] jusuoduwion adeospug| au)
ylim ‘ewes 8y} pajenajes aq
I Jueucdwos Buuseulbug
syl spopy Buussulbug
pue adeospue] Jo) WpalD
JO JepeT peulquiod ulejulep

‘Blewse
1800 adeaspue] paacidde Jo
%08 10 {000°0Z1$ Wnwixew
0} 000°0S$ wnwiuiw)
aszjoey Jad 0000 J0 Jejeslb
aly) Uo paseq paenoEo SYOoAA
fuuesuiBug pue adeaspueT
10} Hpeai) JO isyaT psuiquiod

el

‘InysseoNns
aq o0} sopusbe |pwee pue sjuswpedsqg
Ao 1B wouy uonedioed sasnbeas uogejuawajdiu)

-Bujuiesy pajeInosse Jo) pue
wesAs (] au] esueyus 0} pasinbas 81800 aq Aew
alal] Jeramol ‘SUCHEIIUNWLIOD Jiuoijoae ybnoay)
paziea) sbunes (sBulew o7} [eloueUy pue aullf

-suoljedljdw) aaunosal
pue jefBphg Aue Amuspl
0y pue ‘sepuebe |eulepe
pue swewuedsg A0
|le woy sjeaoiddessiuewiun)
Jo 1dieca) pue uofnenoNg
ouososje yuited O} WalsAs
(v1@) suopeoyddy Bupjoet)
juswdopeas Bupsixe auyl
0} sjuswaduelua alebisaaul

*SIUBLILLOD
40 )d120ad pue uoieino.D Jaded

L

NOLLVHIAISNOD HO4 (SNOJ ANV SOud) SNOLLJO STINAII0Ud NV1d LIS d31S3IO9NS




LNZIWLHvd3ad ONINNY1d LNIWNDOTIAID

ge'ch 34

M3INTH $83008d TOHLNOD Nv1d ALIS

‘Aysnpur yuswidojsasp
ay} Aq sapoddns eq jou Aew seseslou e84

pue fuswdepasp Joi Aed pinoys uswdojanag

*UopeJiSIuLUPE puB uoiouny
uoloadsul s epiacad 0} yeis Buuiy jo Aligissod
a1 Jo} moje [m posodoud ainpnas a9 Byl

8l Jo} 0GE$ jO Junouie
a4 uoposdsu) [epu) Adde
0] mej-Ag sefiieyn pue seay
pejepliosuon eyl Bulpuswe
Jo Aupqissod ey ejebiseaul

BN Q0Z§ JO 98} B|qepunjal
-Uuou B Cl9ASMOYy  (aseslad
IpalD Jo 1ana Jof suonoadsul
oM} Jsay sy Buponpuos Joy
89} e abiByo 10U s20p AID aYL

‘gsealal
07 edeospue| sbejs-omy sy} Jo} salep/suonoadsuy
10 »oeny desy 0} wesboid agndwoo e spesio
01 sjuawypedaq 1| pue Buuueld sinbas | ‘pue

*papad Ajuelem yuow g1 ey Buunp peosejdal
aq [jm SHyIom adeIspUE| JUSIOLAP [ JBL SINSUS |1A
aseajal ypain jo Jape edeospue sbeis-omy sy

‘oseojal

*s50001d Juled Buipjing
8U} Japun laujel Ing ‘esea|al
01 ueld &) eyl Jtspun
suonoadsu op Jsbucp ou
pinom juswpedsq Buipjing

‘ases|al O
Buideospue; (908) eobels
Jsiy o Jo ajep s} Bumoljos
poyad Aueuem sdeospue)
yiuow gi e jo uopaidwos
uodn npesesjel aq jm
juauodiuon) adesspue] %0z
abeys pucoss Buiewsl sy
1daq Buue|d uawdoppaag
aul 1o uonae)siies
8y} o} sylom edeospus| Yos
pue pley |e j0 uops|dwod
uodn peseslel 8q 0}
weuodwon Buideosspue sy}
10 %08 yim D7 Jo sses[al
adeospue ofiels  om]

uswidedaq
Buussulbug ey Ag Syiom
Bupines e jo uonsjdwoo
10} uopoadsul |nissacons e
uodn paseaja: aq |Im UPaLD
{0 lape ey} jo jusuodwon
Bupseuifug eyl Jo %00L

‘sjusuodwog
adeospue pue
Bupasulbug oy Jo oseslal
ey Joj ‘Juued Bulping e
40 D0UBNSS| ) JOYE SLPUOLL
g] ueyy Jele| ou juslupedse

wswedag ssueu)4
ay] Aq JeumQ) au) ©) peseajsl
S| Wpsid Jo  Jope B0}
sl} JO %00] ‘swswpedsp g
Jo uoporysnes sy 0} paye|dwon

ale SyIoMm adeospue|
pue Buuesulbus B 80UQ
(uBlsag ueqin) Buluueyy
jswdopasg pue  Buping

‘Buussuibug o) asesjl ¥pat)
Jo uspe Jop uuoy Jsenbal

NOILVYHIAISNOD 04 (SNOD ANV SO¥d) SNOILLJO STHNAID0Ud NY'1d LIS 3LSIOONS




A RNE
INIFW1HYA3A ONINNY 1d INFNJOTIAIA MIIATE SS3D0Hd T0HLNOD NYid A1IS
‘syuawyedeg]
yoq o} ajqesldde
selusiolap SSaUppe 0] G215
Jo unowe @84 uonsadsu|

juenbesgns & pue *“)deq

; Buiuue|q juaudolsae(]

, ay) ] (vio=apioy

, Auelem adeospue|
9,02 10 9SE8|a) PUCIes pue Jueuedap
aseajal %08 10} uopoadsul | Aue Aq suonosadsu

's)S02 | [enur sepnoul) G/p% pue | [euonippe o} Joud juawyedeq
JaA0J0d 0) JSISSE [lIm Sos) uofjoadsut auy) ‘sioeisy) | quswpedeq  BuueswiBug | soueuly eyl 0} pled  aq

NOILVYIAISNOD ¥0d (SNOOJ ANV SOud) SNOILJO SFHINAIZ0Ud NV1d JLIS a3LsSIDDNS



Wﬁ'ﬁg]an

The City Above Toronts

ATTACHMENT #13

Development Planning Department

SITE PLAN “COMPLETE” APPLICATION CHECKLIST

In addition to the required materials to be submitted as identified in the Site Plan Application
Form, the following additional supporting documentation may be required, if applicable, to ensure

the application is considered to be “complete” by the Development Planning Department.

The Applicant and their Consultant(s) are to view the “Site Plan Application — Pre-Submission
Checklist” and “Urban Design Checklist”, which are attached to the Site Plan Application Form, to
verify if all relevant information pertaining to the subject lands has been attained andfor
addressed and that mandatory pre-consultation with relevant City Departments and External
Public Agencies (written proof of pre-consultation and any submission requirements must

accompany the formal site plan application) has occurred.

Submission Requirements

[1 Completed Site Plan Application Form in triplicate (signed and witnessed, and sealed if a
Corporation), including required survey, drawings, and appiication fee

Studies/Reporis

Planning and Urban Design

[ Planning Justification Study

U Architectural Design Guidelines O Urban Design Guidelines

0O Sun/Shadow Study I Pedestrian Level Wind Study
O Tree and Vegetation Inventory and Assessment Study

O Natural Heritage Evaluation Report (Oak Ridges Moraine and Greenbelt)

O Hydrological Evaluation Report (Oak Ridges Moraine ard Greenbelt)

U Other, as determined through pre-consultation

Engineering and Transportation (refer to Engineering Department “Site Plan Criteria Guide")

O Traffic Impact Study [1 Parking Impact Study
[ Functional Servicing Report [} Geotechnical Report
U Stormwater Management Report [ Noise Impact and Assessment Report

U Environmental Impact Assessment Report (Phase 1 and/or 2)
[1 Other, as determined through pre-consultation

Heritage Conservation
[l Archaeological Assessment [0 Heritage Impact Report
U Other, as determined through pre-consultation

L.and Appraisal
[J Land Appraisal (Cash-in-lieu of Parkland Dedication; Cash-in-lieu of Parking (Kleinburg))
[i Other, as determined through pre-consultation

l.ast Revised: October 12, 2007

R:Shared\CompleteApplicationChecklist.doc




Vaghan

Tz City Above Toronto

Development Planning Department

ATTACHMENT #14

SITE PLAN APPLICATION - PRE-SUBMISSION CHECKLIST

Prior to filing a Site Plan Appiication to the Development Planning Department, the Applicant
and/or their Consultant(s) shall collect all relevant information concerning the subject lands, and
to pre-consult (mandatory) with appropriate City Departments and External Public Agencies to
ensure an appropriate site design and “complete” site plan application by:

Identifying the physical constraints and opportunities of their property;

Identify issues influencing the design of the proposal at an early stage of the design exercise;
Ensure compatibility of development within the context of surrounding community; and,

Provide guidance to the Applicant and their Consultant{s) respecting the requirements of City
Departments and External Public Agencies.

Following these procedures will reduce the overall processing time of your Site Plan Application.

City Departments

The following City Departments should be contacted directly to collect information, where
applicable. To facilitate a joint pre-consultation meeting involving relevant City Departments,
please contact the Development Planning Department to co-ordinate.

Development Planning Department (Official Plan, Land Use, Urban Design, etc.)

Policy Planning Department (Land Use Studies)

Building Standards Department (Zoning, Building Code)

Engineering Department (Applicant’s should refer fo the “Site Plan Criteria
Guide®, which is available from the City's Engineering Department) (Engineering,
Transportation, Planning/Servicing Studies)

5 Fire Prevention Services

6. Finance Department (Development Charges, Taxes, Inspections, eic.)

7. Public Works (Solid Waste Management} {Garbage and Recycling)
8

9

PN~

Real Estate (Cash-in-lieu of Parkland Dedication)
Cultural Services Division (Heritage Conservation)

16. Parks Development
11. Ward Councillor, or other Members of Council (e.g. Mayor, Regional Councillors)
12. Other, as may be determined through pre-consultation

External Public Agencies

The following External Public Agencies should be contacted directly to collect infermation and for
a pre-consultation meeting (written correspondence of pre-consultation and any submission
requirements must accompany the Site Plan Application), where applicable:

Region of York Transportation and Works Department
Region of York Planning Department

Toronto Region and Conservation Authority
PowerStream Inc.

Hydro One Networks

Bell Canada, or other telecommunications provider
Enbridge Gas Distribution Ine., or other utility provider
Canada Post Corporation

ENOO N




9.

10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20,
21,

Canadian National Railway

Canadian Pacific Railway

GO Transit

Ministry of Municipal Affairs & Housing

Ministry of Environment

Ministry of Transportation, Central Region Corridor Management Office
Ministry of Transportation, Corridor Policy Office

York Region District School Board

York Catholic District School Board

Conseil Scolaire de District Catholique Centre-Sud
York Region Police Services

Trans Canada Pipelines

Other, as may be determined through pre-consultation

Pre-submission consideration may require the preliminary review of:

NoohkGNS

S®

0.

11.
12,

Surveys, legal documents including easements and rights-of-way, efc.

Land Use Studies applicable to the subject lands and area.

Block Plan issues applicable to the subject lands.

Subdivision Agreement applicable to the subject lands.

Urban Design Checklist. (Refer to Attachment #16)

Previous applications and/or agreements submitted/approved for the subject lands.
TRCA regulations, flood lines, environmentally sensitive areas, woodlots, requirement to
stake top-of-bank walk, etc.

City and Region of York Official Plan policies.

City Zoning By-law standards and applicable zoning exceptions.

Provincial Acts and Policies (e.g. Planning Act, Building Code Act, Provincial Policy
Statement, etc.).

Environmental Policies (e.g. Oak Ridges Moraine, Greenbelt, etc.).

Other, as may be determined through pre-consultation.

Important Notes:

1.

A Site Plan Application WILL NOT be accepted by the Development Planning
Department unless it is deemed to be a “complete” application, and includes written proof
from External Public Agencies that pre-consultation has occurred. Please see the
requirements for a “Complete Application” submission, which is attached to the Site Plan
Application Form.

All assessments offered by City Departments and External Public Agencies are
preliminary and based on the information available at the time of pre-consultation. Any
requirements indicated above are subject to change pending further review of the
application(s).

Last Revised: October 12, 2007

R:Shared\SitePlanProcessReview\PresubmissionChecklist.doc




Attachment #15

\Fm of Proposed Letter of Credit
a an Calculation Worksheet

The City Above Toronto

Development Planning Department
2141 Major Mackenzie Drive
Vaughan, ON L8A 171

TEL: 905.832.8585

FAX: 905.832.6080

WORKSHEET

LETTER OF CREDIT CALCULATION

TO BE COMPLETED BY

THE DEVELOPMENT PLANNING DEPARTMENT
LANDSCAPING AND ENGINEERING COMPONENTS

100% Landscape Cost Estimate =%

100% Engineering Works @ $40,000.00 per ha
(Minimum $50,000.00 and Maximum $120,000.00) =$%

Total Required Letter of Credit Amount =3§

LETTER OF CREDIT RELEASE CALCULATION

TO BE COMPLETED BY

RESERVES AND INVESTMENTS DEPARTMENT
.."FIRST Letter of Credlt Release i P TR T

80% Landscape =Cost Estlmate '

100% Englneerlng Works

Totai Letter of Credlt Amount To Be Released

TO BE COMPLETED BY
RESERVES AND INVESTMENTS DEPARTMENT

SECOND Lettor of redit Release

20% Landscape Cost Estlmat,

Tota! Letter of Credlt Amount To Be Released_ = -$

RASERISHAREIASITE PLAN PROCESS REVIEW\Attachment No. 15 - Proposed Letter of Credit Work Sheet.doc
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ATTACHMENT #23

COMMITTEE OF THE WHOLE MONTH, DAY, YEAR

SITE DEVELOPMENT FILE DA.*.*
(APPLICANT NAME)

Recommendation
The Commissioner of Planning recommends:

1. THAT Site Development File DA.**  (Applicant Name) BE APPROVED, subject to the
following conditions:

a) that prior to the execution of the Letter of Undertaking, the Owner shall satisfy all

requirements of the Development Planning Department, (and list any other
infernal and external departments).

Economic Impact

There are no requirements for new funding associated with this report.
Communications Plan

N/A

Purpose

To permit the development of (indicate use), as shown on Attachment #2.

Background - Analysis and Options

Location
The __ ha subject lands are located (generaf description), as shown on Attachment #1.

Official Plan and Zoning

The subject lands are designated “ “by OPA ___ (Indicate Plan). The proposed site
development conforms to the Official Plan.

The subject lands are zoned Zone by By-law 1-88, subject to Exception 9( ). The
proposed site development complies with By-law 1-88.

Site Plan Review

The Development Planning Department is satisfied that the proposed site plan, building
elevations and landscaping plan, as shown on Attachment #'s 2, 3 and 4, are satisfactory.

The Vaughan Engineering Department is satisfied with the servicing, grading and storm water
management plans.

The proposed development requires parking spaces, whereas, the site plan shows
parking spaces.



Relationship to Vaughan Vision 2007

This report is consistent with the priorities set forth in Vaughan Vision 2007, particularly ‘A-5’,
“Plan and Manage Growth”.

Conclusion

The Site Development Application has been reviewed in accordance with OPA # , By-law 1-
88, the comments from City Departments and external public agencies, and the area context.
The Development Planning Department is satisfied that the proposed development for a (indicate
use), is appropriate and compatible with the existing and permitted uses in the surrounding area.
Accordingly, the Development Planning Department can support the approval of the Site
Development Application.

Aftachments

1. Location Map
2, Site Plan

3. Landscape Plan
4, Elevation Plan

Report prepared by:

, Planner, ext. 8
Senior Planner, ext. 8
Grant Uyeyama, Manager of Development Planning, ext. 8635

Respectfully submitted,

JOHN ZIPAY MARCO RAMUNNO
Commissioner of Planning Director of Development Planning
LG
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ATTACHMENT # 24

COMPARISON CHART - EXISTING SITE PLAN PROCESS
AND OPTIONS #1 TO #4

No No Yes Yes Yes

" Mandatory Pre-consultation

"_'lnqom;ﬁléte'Application Accepted - | - Yes No No No No

" Review by SPRT {Voluntary) ‘ Yes Yes No Na No

Report to Council : AR Yes Yes Yes Yes* No

. Revised Reports (Shorteried) -~ 1 No No Yes Yes* Yes

. site Plan ?%PPF"'V?‘ P‘?'Pgated‘to ‘St'éf‘f' sl No No No Partial® Yes

Yes Yes No No No

' Region of York Pa'r:;'y to‘;s_i'te,' Plan Agr;ee_rﬁeh"tf - Yes Yes No No No

. Lefter of Undertaking (not registeredon Title) | No No Yes Yes Yes

'I-.'ett.e'r_s'éf: ¢f£dit fér’Securi'ties [iikeEot Yes Yes Yes Yes Yes

: '2-$tage Leﬁgf of f;.redif _R_éiéase "f‘c':‘r‘ Landspaping No Yes Yes Yes Yes

-Letter of Credlt for Landscape Work Based on’
. 100% of Approved Cost Estimate PR R No Yes Yes Yes Yes

_Appilcatlon for Bunldlng Permit Prlor to, '
-+ Execution, of Sité Plan Agreement or Execution of No No . No No No
: ;.'.Letter of Undertakmg . ;

% For Non-Delegated Classes of Development applications only



