COMMITTEE OF THE WHOLE SEPTEMBER 13, 2011

STATUS OF STAKEHOLDERS MEETING
OFFICIAL PLAN AMENDMENT FILE OP.11.001
ZONING BY-LAW AMENDMENT FILE Z2.11.006
165 PINE GROVE INVESTMENTS INC.

WARD 2

Recommendation

The Commissioner of Planning recommends:
1. THAT this report BE RECEIVED as infermation.

Contribution to Sustainability

N/A

Economic Impact
N/A

Purpose

The purpose of this report is fo respond to the following Council resolution of June 7, 2011 (in
part} regarding the issues and concemns raised at the May 31, 2011 Public Hearing with respect
to the above noted files:

", “That staff be directed to convene a stakeholder's group to discuss and resolve
issues of concern to all parties and such group to be comprised of:

- the Ward Councillor;

- the Mayor and Regional Councillors, should they wish to attend;

- representatives of the proponent; and

- up to six local residents, three of which will be residents of that portion of
Pine Grove Road west of the Humber River;

2. That the Ward Councillor be appointed the Chair of the Stakehclder’s group;
3. That the group report on its discussions no tater than Labour Day 2011; and,
4, That the Planning Department be represented at meetings of the group.”

The Owner has submitted Official Plan Amendment File OP.11.001 and Zoning By-law
Amendment File Z.11.006, to redesignate and rezone the subject lands shown on Attachments
#1 and #2, to permit the development of the site with 132 stacked townhouse dwelling units within
5, 3¥%-storey residential buildings, and parks and natural areas as shown on Attachment #3.

Backaround — Analysis and Options
Location
The subject lands shown on Attachments #1 and #2 are located northeast of Islington Avenue

and Pine Grove Road on both the north and south sides of Pine Grove Road, known municipally
as 165, 170, 180, 192, 201 and 229 Pine Grove Road, City of Vaughan.



Special Policy Area (SPA)

The subject lands are located in the portion of Woodbridge subject to a Special Policy Area
defined by the Province. In correspondence dated March 28, 2009 (Attachment #4), on another
development application located in the SPA in the Woodbridge Core (south side of Woodbridge
Avenue, opposite Clarence Street), the Ministry of Municipal Affairs and Housing (MMAH)
directed the City in part, that:

". . . there is a commitment from the City of Vaughan that it will be undertaking a
comprehensive examination/update of its' SPA within the next year and as part of this,
the Commissioner of Planning will not be recommending any further site-specific
proposals to be approved in the SPA until this examination is completed. This should
include any applications which are proposing an increase in density to either the official
plan or zoning by-law."

Further discussion of the status of the Woodbridge SPA Review is provided later in this report.

Stakeholders Group Meeting #1 Summary

A Stakeholders Meeting was held at the Al Palladini Community Centre on July €, 2011, at 7:00
pm. The meeting was attended by the Local Ward 2 Councillor, Director of Development
Planning, City Planner, representatives of Cityzen Developments and their consultants, and 6
residents.

The applicant gave an overview of their development proposal and the Development Planning
Department explained the status of the Special Policy Area (SPA) and how it would impact the
proposed development.

The following matters were identified by the residents and discussed at the Stakeholders Group
Meeting:

- A number of the residents living on Pine Grove Road next to the Mill complained about
the current state of the existing buildings and asked the applicant to provide additional
security measures and to maintain the grass. The applicant replied that they have a
security and maintenance management plan in place, but will re-evaluate their existing
plan, in light of the comments.

- The residents had concern with how the proposed density for the development was
calculated using the entire site rather than the developabie portion only. The residents
asked that staff and the applicant provide the density calculations for the current
permitted land use designations (OPA #240 as amended by OPA #597) and under the
new Vaughan OP 2010 land use designations, and that it be applied to the developable
area of the property only. Staff advised that the developable area cannot be delineated
at this time, as the Toronto and Regicn Conservation Authority {TRCA) has not confirmed
the development limits for the property. However, Staff indicated that once the
development limits are established, the actual density both in FSI and units per hectare
will be provided to the residents.

- Development Planning Staff indicated that the Parks Development Department wants to
see a trail through the property and was not going to accept the open space lands as
parkland dedication. The residents and developer both indicated that they wanted a trail
system. The residents also wanted to see if the open space lands could be used for
active recreational fields with no permanent structures such as for soccer; Development
Planning Staff indicated that this would need to be addressed with the TRCA.



- Issues regarding the building rmaterials were discussed and the applicant agreed to work
with the residents and provide material sample boards at this stage of the process rather
than wait until the site plan stage.

- The residents explained that this new development will adversely impact an already bad
traffic situation, and that options, including a traffic light, should be considered at Islington
Avenue and Pine Grove Road to help alleviate traffic conditions. The Local Councillor
asked the developer to consider fronting the costs to provide fraffic lights, regardless if it
did not meet the warrants or not.

- The residents expressed concern that information related to the Special Policy Area
(SPA) and the developable limits were not available for the meeting. The Development
Planning Department informed the residents that a meeting with the Toronto and Region
Conservation Authority (TRCA) was scheduled for July 7, 2011 {discussed below), which
could provide additional information.

- It was agreed amongst the participants that an additional stakeholders meeting be
scheduled before Labour Day, only if the TRCA had delineated the development limits for
the property, otherwise there was no point in meeting.

Toronto and Region Conservation Authority (TRCA)

On July 7, 2011, a meeting took place at the City of Vaughan, attended by TRCA Staff, City of
Vaughan Development and Policy Planning staff, representatives from Cityzen Developments
(the Owner) and their consuitants. The meeting resulted in an overview of the issues, the status
of the Woodbridge SPA Review, and details on specific technical information. No
recommendation on the proposed development was tabled, nor was the final developable limits
determined by the TRCA. The TRCA indicated that they needed additional time to review the
application and that a formal letter would be issued in mid-August 2011.

The Development Planning Department received written comments from the TRCA on August 15,
2011, on the proposed development, specifically in response to the various documents submitted
in suppoert of the applications. The comments are summarized below:

- a formal assessment of the technical merits of these submissions cannot be completed
until the fundamental question of the proposed land use is finalized;

- the residential land use being proposed is contrary to both the existing land use
designations in OPA #240 (industrial} and the adopted designation (commercial mixed-
use) in the City of Vaughan Official Plan 2010 {COVQOP 2010};

- the Woodbridge SPA Review Update was undertaken with a comprehensive risk
management appreach, which considered land use risk, and did not take info account a
residential land use designation, which represents a major change in risk;

- the TRCA supports the recommendation and proposed designation for commercial mixed
use on the subject lands as identified in the COVOP 2010; and,

- the Provincial Ministers of Natural Resources and Municipal Affairs and Housing must
approve the change in land use. If the applicant wishes to pursue this land use change
further, pre-consultation with the Province should be explored by the applicant.

The TRCA has not provided a recommendation to support the proposed applications, nor have
the development iimits been determined. Until such time as the SPA review Is completed, or the
applicant pursues this matter with the Provincial Ministries, an additional stakeholder's meeting
cannot be scheduled nor can any further processing of the applications occur.



On August 24, 2011, the Development Planning Department sent a letter to the Owner advising
that their site-specific applications to amend the Official Plan and Zoning By-law would not be
processed until matters related fo the Special Policy Area are finalized.

Relationship to Vaughan Vision 2020/Strateqic Plan

This report is consistent with the priorities set forth in Vaughan Vision 2020, particularly “Plan &
Manage Growth & Economic Well-being”.

Regional Implications
N/A

Conclusion

The Staff report identifies the issues that were raised and discussed at the Stakeholder’s meeting
held on July 6, 2011. A future stakeholder's meeting may occur once the relevant information
from the TRCA is received, respecting the development limits for the site. It is unlikely, given the
comments identified in this report, for the TRCA to establish the development limits for the site,
untii the Province has dealt with Woodbridge Special Policy Area (SPA) Review Update. The
Woodbridge SPA Review update is being finalized for submission to the Province at this time.
The Commissioner of Planning and Staff have requested the Ministries of Municipal Affairs and
Housing and Natural Resources (MMAH and MNR) to expedite their review once the information
is received. Until this Provincial review and endorsement occurs or new direction from the
Province is received, the Development Pianning Department is not in a position to further process
the subject applicaticns. This situation was recently communicated to the applicant through a
letter dated August 24, 2011 (Attachment #5).

Attachments

Context Location Map

Location Map

Site Plan

Ministry Letter dated March 26, 2009
Letter to Applicant dated August 24, 2011

SR LN

Report prepared by:

Eugene Fera, Planner, ext. 8064
Carmela Marrelli, Senior Planner, ext. 8791
Mauro Peverini, Manager of Development Planning, ext. 8407

Respectfully submitted,

JOHN MACKENZIE GRANT UYEYAMA
Commissioner of Planning Director of Development Planning
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ATTACHMENT NO.

ZVAUGHAN

August 24, 2011

Sherman, Brown, Dryer, Carol
Barristers and Solicitors

5075 Yonge Strest

Suite 900

Toronto, Ontario

M2ZN 6C6

Attention: Mr. Adam Brown

RE: Official Plan Amendment Application OP.11.001
Zoning By-law Amendment Application Z.11.006
165 Pine Grove Investments Inc.
165, 170, 180, 192, 201 and 229 Pine Grove Road

Bear Mr. Brown,

In response to your e-mail of August 18, 2011, the City of Vaughan Development Planning
Department is not in a position to continue processing your client’s applications OP.11.001 and
Z.11.006 (165 Pine Grove Investments Inc.) as currently proposed in the various submission
materials.

OPA #240 (Woodbridge Community Plan) designates the subject properties as “Industrial’,
“Low Density Residentlal” and “Drainage Tributary”. OPA #597, the Islington Avenue Corridor
Plan designates the subject lands “Industrial”, “Low Density Residential” and "Environmental
Protection Area”. QPA #597 also designates all or portions of the properties that make up the
subject lands as a "Special Policy Area” (SPA). OPA #597 has been approved, save and
except for the lands designated within the SPA, which were deferred by the Region of York until
such time as a comprehensive SPA review is completed and approved by the Province.

In addition to the above, the City is in receipt of correspondence from the Province directing, in
part, that:

“ .. there is a commitment from the City of Vaughan that it will be undertaking a
comprehensive examination/update of its’ SPA within the next year and as part of this,
the Commissioner of Planning will not be recommending any further site specific
proposals to be approved in the SPA until this examination is completed. This should
include any applications which are proposing an increase in density to either the official
plan or zoning by-law.”

The Clty’s comments in the Public Hearing report of May 31, 2011 remains accurate that until
such time as the SPA Review is approved hy the TRCA and the Province, further processing of
the development applications cannot accur.
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ATTACHMENT NO. 5

Furthermore, the current Official Plan Amendment Application proposes to redesignate a portion
of the lands from “Industrial” to “Low Rise Residential (2)", which represents a conversion of
lands within an employment area to a non-employment area use. The PPS permits the
conversion of employment lands within an employment area through a comprehensive review
where it has been demonstrated that thers is a need for the conversion. Although the new
Vaughan Official Plan (VOP 2010} reflects a comprehensive review of employment lands and
appropriate justification for employment land conversion for the site (Industrial to Commercial), it
is not approved at this time.

In consideration of the above, further processing of the applications cannot proceed until: (1) the
new City of Vaughan Official Plan 2010 is approved by the Region of York to address the
employment land conversion matter; and, (2) the SPA Review is finalized and approved by the
Toronto and Region Conservation Authority and the Province, which wili establish the
development limits for the site and area.

If you have any questions, please feel free to contact me at 905/832-8585, Extension 8635; or,
email at grant.uyeyama@vaughan.ca

Director of Dévelopment Pianning

Copy to: John MacKenzie, Commissioner of Planning
Diana Birchall, Director of Policy Planning
Tony {acobelli, Environmental Senior Planner
Eugene Fera, Planner

Paulo Stellato, Cityzen (email: pstellato@cityzen.ca )
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