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Committee of the Whole Report

  

DATE: Wednesday, December 05, 2018              WARD(S):  ALL             
 

TITLE: SPECIAL COUNCIL (CLOSED SESSION) EDUCATION 

TRAINING SESSION – FEBRUARY 7 & 8, 2019 
 

FROM:  
Nick Spensieri, Deputy City Manager, Corporate Services  

 

ACTION: DECISION    

 

Purpose  
To pass a resolution to facilitate a Closed Session meeting for the purposes of a 

Council education training session. 

 

 
 

Recommendations 
1. That Council resolve into Closed Session on February 7 and 8, 2019, at the 

Novotel Hotel, 200 Bass Pro Mills Drive, Vaughan, for the purpose of an 

education and training session on the following topics:  

 

 a) Council Orientation 

 b) Regulatory Legislative Update 

 c) Policy Modernization Update 

 d) Strategic Plan 

 

 

 

Item: 

Report Highlights 
 This report requests that a Closed Session resolution be passed to facilitate a 

Council education training session to be held on February 7 and 8, 2019. 

 The education training session will be held at the Novotel Hotel, 200 Bass Pro 

Mills Drive, Vaughan, on the topics noted. 
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Background 

This report serves as the Closed Session resolution required under section 239(4) of 

the Municipal Act, 2001. 

 

Education and training on topics that fall within the jurisdiction of municipal corporations 

in Ontario supports Council’s ability to conduct its business in a manner which is both 

pragmatic and effective.  

 

Previous Reports/Authority 

Not applicable. 

 

Analysis and Options 

In accordance with section 239(3.1) of the Municipal Act, 2001, as amended, a meeting 

may be closed to the public when it is being conducted for the purpose of education and 

training of the Members.  The Special Council (Closed Session) Education Training 

Session is being conducted for Members of Council and corporate management and will 

include the following education and training topics:  

 

 a) Council Orientation 

 b) Regulatory Legislative Update 

 c) Policy Modernization Update 

 d) Strategic Plan 

 

An agenda containing further details will be provided to Members of Council prior to the 

education session. 

 

Financial Impact 

The incidental expenses for conducting the education and training session, including 

venue and refreshments, will be funded from the Council Corporate Budget. Sessional 

expenses, such as fees for invited speakers, will be funded by the Office of the City 

Manager. 

 

Broader Regional Impacts/Considerations 

There are no regional impacts. 

 

Conclusion 

To continue to build a culture of excellence in governance at the City of Vaughan 

requires a shared effort between Members of Council and staff. The education and 

training session will assist Members of Council in enhancing their understanding of 

these tools for good governance. 
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For more information, please contact: Todd Coles, City Clerk, Extension 8281 

 

Attachments 

None 

 

Prepared by 

Rose Magnifico 

Acting Deputy City Clerk 

Extension 8030  
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Committee of the Whole Report

  

DATE: Wednesday, December 05, 2018              WARD(S):      2         
 

TITLE: NEW CONSTRUCTION – SINGLE DETACHED DWELLING, 77 

CLARENCE STREET, WOODBRIDGE HERITAGE 

CONSERVATION DISTRICT 
 

FROM:  
Nick Spensieri, Deputy City Manager, Corporate Services  

 

ACTION: DECISION    

 

Purpose  
To forward recommendations from the Heritage Vaughan meeting of November 21, 

2018, regarding the proposed construction of a detached dwelling located at 77 

Clarence Street, a property located in the Woodbridge Heritage Conservation District 

Plan and designated under Part V of the Ontario Heritage Act.  

 

 
 

Recommendations 
The Deputy City Manager, Corporate Services, on behalf of Heritage Vaughan 

forwards the following recommendation from its meeting of November 21, 2018 (Item 

1, Report No. 7), for Council’s consideration: 

Item: 

Report Highlights 
 The Owner is proposing a new detached dwelling to be located at 77 

Clarence Street. 

 The proposal is consistent with the relevant policies of the Woodbridge 

Heritage Conservation District Plan (“WHCD Plan”). 

 Heritage Vaughan review and Council approval is required under the Ontario 

Heritage Act (“OHA”).  

 Staff are recommending approval of the proposal as it conforms with the 

WHCD Plan. 
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1)  That the recommendation contained in the following report of the Deputy City 

Manager, Planning and Growth Management, dated November 21, 2018, be 

approved. 

 

Background 

Recommendation and Report of the Deputy City Manager, Planning and Growth 

Management, dated November 21, 2018: 

1. THAT Heritage Vaughan Committee recommend approval to Council for the 

 proposed demolition of the detached dwelling at 77 Clarence Street.  

2. THAT Heritage Vaughan Committee recommend approval to Council, subject to 

final approval of the Site Development File DA.17.057 under the Planning Act, for 

the proposed new construction (detached dwelling) at 77 Clarence Street under 

Section 42 of Ontario Heritage Act, subject to following conditions: 

a)  Any significant changes to the proposal by the Owner, may require 

 reconsideration by the Heritage Vaughan Committee, which shall be 

 determined  at the discretion of the Director of Development Planning 

 and Manager of Urban Design and Cultural Heritage; 

b)  That Heritage Vaughan Committee recommendations to Council do not 

 constitute specific support for any Development Application under the 

 Ontario Planning Act or permits currently under review or to be 

 submitted in the future by  the Owner as it relates to the subject 

 application; and 

c)  That the applicant submit Building Permit stage architectural drawings and 

 building material specifications to the satisfaction of the Vaughan 

 Development Planning Department, Urban Design and Cultural 

 Heritage Division. 

The subject property is municipally known as 77 Clarence Street and is located on the 

north-east corner of Clarence Street and Park Drive, as shown in Attachment #1.  

The submitted Cultural Heritage Impact Assessment has determined the existing 

1925 workman’s cottage has lost its contributing status  

The subject property currently contains a contributing 1925 workman’s small cottage 

(Attachment #3) that is proposed for demolition. The applicant has submitted a Cultural 

Heritage Impact Assessment (“CHIA”) that determined that the building has been 

altered over time. The front porch was enclosed and amalgamated into the house, new 

larger windows were installed, and numerous rear additions were added. As an original 

workman’s cottage, it once contributed to the context of the area. The CHIA concluded 
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that the effect of the extensive unsympathetic modifications means that it is no longer 

representative of the time and style it was built, and therefore no longer fulfills this 

contributing role in the Woodbridge Heritage Conservation District. The CHIA also 

concludes that reverting the heavily modified building back to its original form is not 

feasible since there is not enough of the original building left to restore.  

Previous Reports/Authority 

Not applicable. 

 

Analysis and Options 
The Owner is proposing to demolish the existing dwelling and build a new two-
storey brick dwelling. 
 
The applicant is proposing to demolish the existing detached house on the subject 
property and construct a new detached dwelling with the proposed dwelling will be two-
storeys in height (9.15 m) and include the main entry from Clarence Street with a 
secondary entry from Park Drive. The site plan also includes a three-car garage 
accessed from the driveway at the east end of the subject property from Park Drive. The 
proposed dwelling is inspired by the Georgian style through the inclusion of symmetrical 
elevations, hipped roof, brick material and stone trim details.   
 
A Minor Variance is required for the proposal to conform to the WHCD Plan 
 

The applicant has submitted a Minor Variance application (A180/18) for the proposed 
garage. The Building Standards Department has confirmed that the following minor 
variance is required to Zoning By-law 1-88: 
 

1. To permit a front yard setback of 0.95m from Clarence Street, whereas the 
minimum front yard setback requirement is 4.5m. 

Cultural Heritage staff can support the above variance, as this requirement was 
requested by Cultural Heritage staff to conform to Section 64.1.6 of the WHCD Plan 
which requires a 0 – 2 m front yard setback for the east side of Clarence Street.  
 
The proposed new construction is consistent with the following relevant sections 

of the WHCD Plan, with justification provided where the proposal does not meet 

certain polices in their entirety. 

 
Height, Massing & Scale 

 

Section 6.1.5.4 – Clarence Street and Park Drive – Guidelines 

 

“4. New buildings should be a minimum of 2 floors (8.5 m) high and a maximum of 3 

floors (11 m)”.  
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The proposed building height as shown on the submitted elevations (Attachment #4) is 

9.15 m from the average finished grade to the top of the flat roof. The proposed building 

height is under the maximum of 11 m and will be two storeys. This height is supportive 

of the character of Clarence Street and Park Drive, which contains a range in building 

heights from 1.5 - 2 storeys. The proposed building height is satisfactory to Cultural 

Heritage staff. This method of measurement for the building height is consistent with 

Guideline #3 of Section 6.4.2.1 of the WHCD Plan.  

 

Materials 

 

Section 6.2.8 – Appropriate Materials – Guidelines 

 

Exterior Finish: Smooth red clay face brick, with smooth buff clay face brick as accent, 

or in some instances brick to match existing conditions. 

 

Exterior Detail: Cut stone or reconstituted stone for trim in brick buildings. 

 

Roofs: Hipped or gable roof as appropriate to the architectural style. Cedar, slate, 

simulated slate, or asphalt shingles of an appropriate colour. Standing seam metal 

roofing, if appropriate to the architectural style. 

 

Doors: Wood doors and frames, panel construction, may be glazed; transom windows 

and paired sidelights with real glazing bars; wood french doors for porch entrances; 

single-bay, wood panelled garage doors.  

 

Windows: Wood frames; single or double hung; lights as appropriate to the architectural 

style; real glazing bars, or high quality simulated glazing bars; vertical proportion, 

ranging from 3:5 to 3:7. 

 

The proposed building materials (Attachment #9) utilizing red brick, natural stone 

foundation, wood railings and asphalt shingles are appropriate and consistent with the 

above WHCD Plan policies. The windows and doors will be a vinyl material to replicate 

the look of wood.  

 

Architectural Style 

 

Section 6.3.3 Architectural Guidelines – Proportions of Parts 

 

“For new buildings in this heritage district, the design should take into account the 

proportions of buildings in the immediate context and consider a design with 

proportional relationships that will make a good fit”.   

 

 Cultural Heritage staff are satisfied that the proportions of the proposed 
design fit within the immediate context of 1.5 - 2 storey dwellings. The 
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massing of the building is consistent with adjacent dwellings, as depicted in 
the submitted streetscape renderings (Attachment #5).  

 

“For new buildings in the Woodbridge Heritage Conservation District, the detailing of the 

work should again refer to the nature of the immediate context and the attributes of the 

Character Area in which it is to be placed.”  

 

 The proposed building is contemporary in style with traditional detailing that 
references traditional building attributes such as the arched window, 
window pane configuration and wood paneled doors with sidelights. 

 

Street wall Setbacks 

 

Section 6.4.1.1. – Woodbridge HCD Plan (General) – Guidelines  

 

“4. Except where noted, new buildings must follow the City of Vaughan Zoning By-law in 

regard to side yards, back yards, interior yards and exterior yards”.   

 

The Building Standards Department has confirmed that the proposal follows the City of 

Vaughan Zoning By-law 1-88 in regard to side yards, back yards, interior yards and 

exterior yards. 

 

Street Wall Height and Scale  

 

Section 6.4.2.1 – Woodbridge HCD Plan (General) – Guidelines 

 

“1. Except where noted, new buildings should be a minimum of 2 floors (8.5 m) and a 

maximum of 3 floors (11 m)”.  

 

 As previously stated above, the proposed building height is below the 
required maximum height and is therefore satisfactory to Cultural Heritage 
staff. 

 

Landscaping 

 

Section 6.6.3 – Tree Canopy and Vegetation – Guidelines 

 

“3. Trees on public and private property, having a tree diameter of twenty (20) 

centimeters or more or having a base diameter of twenty (20) centimetres or more, must 

be conserved, and the requirements of the City of Vaughan Tree Bylaw 185-2007 must 

be adhered to.”  

 

Page 9



 

An Arborist Report and Tree Protection Plan (Attachments #6 and #7) were submitted in 

support of the proposal.  The proposal will remove 4 trees for the development and will 

replant 5 trees.  

 
Timeline 
 
This Application is subject to the 90-day review under the Ontario Heritage Act. This 
Application was declared complete on November 5, 2018, and must be deliberated 
upon by February 3, 2019, to meet the 90-day timeline.  
 

Financial Impact 

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

 

Broader Regional Impacts/Considerations 

There are no broader Regional impacts or considerations. 

 

Conclusion 

The Urban Design and Cultural Heritage Division has reviewed the Application to permit 

a detached dwelling on the property municipally known as 77 Clarence Street and is 

satisfied that the proposed detached dwelling is consistent with the WHCD Plan. 

Accordingly, the Urban Design and Cultural Heritage Division of the Development 

Planning Department can support the approval of the proposed new construction under 

Section 42 of the Ontario Heritage Act, subject to the recommendations in this report.  

 

For more information, please contact: Shelby Blundell, Cultural Heritage Coordinator, 

ext. 8813 

 

Attachments 

1. Location Map  

2. Subject Property 

3. Site Photos  

4. Architectural Drawings, Noor and Associates, September 8, 2018 

5. Streetscape Rendering, Noor and Associates 

6. Arborist Report, Tree Doctor’s Inc., July 5, 2017 

7. Tree Protection Plan, Noor and Associates, March 8, 2017 

8. Cultural Heritage Impact Assessment, Joan Burt Architect, June 2018 

9. Proposed Material Details, Noor and Associates 

 

Prepared by 

Shelby Blundell, Cultural Heritage Coordinator, ext. 8813 

Shahrzad Davoudi-Strike, Senior Urban Designer, ext. 8653 

Rob Bayley, Manager of Urban Design & Cultural Heritage, ext. 8254 

Page 10



Attachment 1  
 
Location Map 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
77 Clarence Street 
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Attachment 2 
 

 
 
Subject Property 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

Existing two-storey dwelling 
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Attachment 3 
 

 

 
 

Front view of 77 Clarence Street 
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Front Entrance of 77 Clarence Street 
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Side View (Park Drive) of 77 Clarence Street 
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Corner of Clarence Street and Park Drive 
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View of Park Drive 
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Construction Arborist Report: 77 Clarence Street, Vaughan, L4L 1L4 
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2 
 

Introduction 
Tree Doctors Inc. was retained by the general contractor, Nick Noorzad, to complete a 
Construction Arborist Report and Tree Protection Plan in support of a development application 
for the property located at 77 Clarence Avenue in Vaughan, Ontario. 
 
An on-site inspection was undertaken by the arborist on June 28, 2017 in order to: 
 

• Prepare an inventory of all bylaw-protected trees. The inventory includes all private 
trees measured 20 cm. in diameter (measured at base) or greater, as well as all trees 
located on the City road allowance, on or within 6 meters of the subject site; 

• Document each tree’s condition, location, and minimum protection requirements; 

• Evaluate potential site plan modifications in the interest of tree preservation; 

• Establish and illustrate the required hoarding layout to be maintained for the duration 
of construction activities.   

 
The results of the inspection are contained within this document, the Construction Arborist 
Report, as well as the accompanying Tree Protection Plan. 
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Methodology 
A Visual Tree Assessment (VTA) was undertaken on all bylaw-protected trees. Bylaw-protected 
trees include all private trees measured with a base diameter of 20 cm. or greater, as well as all 
trees located on the City road allowance, on or within 6 meters of the subject site. The VTA 
method is used to evaluate the health and structural condition of each tree and the site in 
which it grows.  This method is recognized as a Limited Visual Inspection by the International 
Society of Arboriculture. In cases where neighboring trees have a base diameter of <20 cm., but 
are within proximity of the site disturbance, they have been included in the inventory and Tree 
Protection Plan in the interest of preserving a private asset.  
 
Tree resources were assessed based on the following parameters: 
 
Tree #: identification number assigned to the tree, corresponding to the location plotted of the 
Tree Protection Plan. 
Species: common and botanical names provided in the inventory table. 
Base Diameter: stem diameter measured at grade.  
Condition: condition of tree considering trunk integrity, crown structure, and crown vigour. 
Condition ratings are defined as follows: 

1. Good – trees in good overall health and condition with desirable structure 
2. Fair – trees in moderate health and condition with less desirable structure 
3. Poor – trees displaying prominent health issues such as decay and disease and/or 

poor form and structure 
 
Inventoried trees have been assigned one of the following ownership categories:  
 
1. Trees with base diameters of 20 cm or more, situated on private property on the subject 

site. 
2. Trees with base diameters of 20 cm or more, situated on private property, within 6 m. of 

the subject site. 
3. Trees of all diameters situated on City-owned parkland within 6 m. of the subject site. 
4. Trees on lands protected by the Toronto Region Conservation Authority (TRCA) of all 

diameters situated within 12 m. of construction activity. 
5. Trees of all diameters situated within the City road allowance, on or within 6 m. of the 

subject site. 
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Existing Site Conditions 
The existing site is occupied by an aging 2-storey, single family dwelling with rear drive. Up to 
35% of the property gets its canopy cover from a mature side yard Norway Maple. The 
remaining 10-15% coverage is provided by a combination of established woody ornamentals, 
semi-mature conifers, and invasive species. 
 

Proposed Development 
The proposed development, as illustrated in the provided site plan, includes the demolition of 
the existing dwelling, followed by the construction of a new 2-storey, single family dwelling 
with asphalt drive, 3-car garage, basement walkout, and rear deck. The accompanying Tree 
Protection Plan provides an overview of the proposed construction relative to the construction-
related impact on the existing bylaw-protected trees on site. 
 

Discussion 
The following section of the report provides discussion and analysis of the construction-related 
impact on the existing trees on site, tree removal requirements, and tree preservation and 
pruning measures relative to the proposed development and existing conditions. 
 
The proposed development conflicts with the protected root zone of four (4) bylaw-protected 
tree on site: 
 

Tree 1: 87 cm. Norway Maple – Request Permit to Remove 
Tree 1 is an 87-cm. mature Norway Maple located on private property, within the 
footprint of the proposed development at 77 Clarence Street. This tree cannot be 
preserved and therefore, we are requesting a permit for removal. For a tree removal of 
this size (50 cm. + base diameter), the City of Vaughan requires 4 replacement trees as 
compensation. Please see the section titled, “Replanting Plan” for more details. 
 
Tree 4: 22 cm. White Spruce – Request Permit to Remove 
Tree 4 is a 22-cm. White Spruce in fair condition located within just West of the existing 
driveway at 77 Clarence Street. The proposed construction encroaches on the 1.8-meter 
Tree Protection Zone by up to 1.4 meters. The tree cannot be retained in safe and 
healthy condition at this level of encroachment. Therefore, we are requesting a permit 
for removal. For a tree removal of this size (20-30 cm. base diameter), the City of 
Vaughan requires 1 replacement tree as compensation. Please see the section titled, 
“Replanting Plan” for more details. 
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Tree 5: 41 cm. Colorado Spruce – Request Permit to Remove 
Tree 5 is a 41-cm. Colorado Spruce in poor condition located within just within the limit 
of excavation required for the proposed development at 77 Clarence Street. The tree 
cannot be retained in safe and healthy condition and therefore, we are requesting a 
permit for removal. For a tree removal of this size (41-50 cm. base diameter), the City of 
Vaughan requires 3 replacement trees as compensation. Please see the section titled, 
“Replanting Plan” for more details. 
 
Tree 6: 46 cm. Colorado Spruce – Request Permit to Remove 
Tree 6 is a 46-cm. Colorado Spruce in fair-poor condition located within just within the 

limit of excavation required for the proposed development at 77 Clarence Street. The 

tree cannot be retained in safe and healthy condition and therefore, we are requesting a 

permit for removal. For a tree removal of this size (41-50 cm. base diameter), the City of 

Vaughan requires 3 replacement trees as compensation. Please see the section titled, 

“Replanting Plan” for more details. 

 

All other trees on site can be protected to the full extent of the required tree protection zone. 

Please refer to the Tree Protection Plan for the required hoarding layout. 
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Tree Protection 

 

• Tree Protection Plans are to include a description of tree protective measures (e.g. hand 
digging, compaction reduction plans, hoarding installations, etc.)  

• Trees being protected are to be shown on all plans.  

• Tree protection hoarding locations must be shown along with Tree Protection Zones (TPZ).  

• TPZ distances from trees are shown in Table 1  

• Areas within the TPZ are considered “no touch areas”. Grading, excavation, machinery 
access and material storage are prohibited within “no touch areas”.  

• Machinery access and storage sites must be shown on plans.  

• If access is required through TPZ areas, a compaction reduction plan is required as part of 
the report. The compaction reduction plan is to include materials and installation 
techniques to be employed, along with post construction treatments. 

 
Tree Protection Distances: 
 

¹ Diameter at breast height (DBH) is the 
measurement of the tree trunk taken at 
1.4 metres above ground level. 
 
² Tree Protection Zone distances are to 
be measured from the outside edge of 
the tree base. 
 
³ The dripline is defined as the area 
beneath the outer most branch tips of a 
tree 
 
⁴ Base diameter (20 cm) at which trees 
qualify for protection under the private 
tree by-law. 
 
⁵ Converted from the ISA Arborist 
Certification Study Guide, general 
guideline for tree protection barriers of 
30.4 cm of diameter from the trunk for 
each 1 cm of trunk diameter 

 
 
 
 
 

City of Vaughan 
Minimum Tree Protection Zones (TPZ) 

Trunk 
Diameter 

DBH¹ 

City Owned 
and Private 

Trees² 

Trees in Naturalized 
Areas 

Whichever is greater 

< 10 cm 1.2 m Dripline³ or 1.2 m 

10 – 20⁴ cm 1.2 m Dripline or 1.2 m 

21 – 30 cm 1.8 m Dripline or 3.6 m 

31 – 40 cm 2.4 m Dripline or 4.8 m 

41 – 50 cm 3.0 m Dripline or 6.0 m 

51 – 60 cm 3.6 m Dripline or 7.2 m 

61 – 70 cm 4.2 m Dripline or 8.4 m 

71 – 80 cm 4.8 m Dripline or 9.6 m 

81 – 90 cm 5.4 m  Dripline or 10.8 m 

91 – 100 cm 6.0 m Dripline or 12.0 m 

> 100 cm 
6 cm per 1 

cm DBH 
12 cm per 1 cm diameter 

or the dripline⁵ 
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A tree protection zone (TPZ) must be established around each tree not slated for removal, 
extending in all directions from the base of the tree to a minimum distance of approximately six 
times the diameter. TPZs shall be 1.2 meters (4 feet) high and consist of plywood or plastic web 
hoarding or equivalent (as approved by the City). Orange plastic web snow fencing may be used 
on 2”x4” wooden frames in the case of trees situated on the City road allowance. Metal T-bars 
are not an acceptable alternative to a 2”x4” wooden frame because these can injure critical 
tree roots or come into contact with energized underground conductors.  
 
TPZs must remain in place for the duration of any construction or demolition occurring on the 
property. Inside the TPZ no construction, storage or disposal of material of any kind, adding of 
fill, or excavation may occur. For each TPZ that falls below the minimum size stipulated by City 
bylaws in order to accommodate construction, an Application to Injure or Destroy Trees will be 
made and the City appropriately compensated.  
 
Establishing a TPZ is necessary to prevent physical harm to the stem and branches of the tree 
which may otherwise be incurred due to proximity of construction or demolition activities. The 
TPZ will encompass the tree’s critical root area, protecting the roots from being damaged 
during excavation and from soil compaction which may occur due to the presence of heavy 
machinery. 
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Tree protection plan details: Light Duty 
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Tree protection plan details: Heavy Duty 
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Protected Trees 
 

Tr
ee

 N
o

. 

Species 

St
em

s 

D
B

H
 c

m
. 

Condition 
Protection 

Requirements 

O
w

n
e

rs
h

ip
 

Cond. 
Rating 

R
eq

u
ir

e
d

 

TP
Z 

1 Norway Maple 
(Acer platanoides) 

1 87 Deadwood up to 15 cm. in 
diameter through the live 
crown; <10% small diameter 
deadwood; general health and 
vigour is fair; significant 
included bark seam on back side 
of tree 

Remove 1 Fair-2 5.4 m. 

2 Norway Maple 
(Acer platanoides) 

1 32 15-degree stem lean from 
upright; growing location on 
fence line is poor and fence may 
eventually girdle a portion of 
the root flare; crown condition 
and general vigour are good 

Preserve with 
2”x4” frame and 
plywood-clad 
hoarding 

1/2 Fair-2 2.4 m. 

3 Norway Spruce 
(Picea abies) 

1 72 Crown density, colour and 
general vigour is fair; well-
established root flare with 
pronounced surface rooting 

Preserve with 
2”x4” frame and 
plywood-clad 
hoarding 

2 Fair-2 4.8 m. 

4 White Spruce 
(Picea glauca) 

1 22 Crown density, colour and 
general vigour is fair; clearance 
pruning to lower canopy; <5% 
small diameter interior 
deadwood 

Remove 1 Fair-2 1.8 m. 

5 Colorado Spruce 
(Picea pungens) 

1 41 Extensive dieback through the 
lower crown (up to 25%); 
gummosis visible on main stem; 
crown health and vigour is 
considered poor 

Remove 1 Poor-3 3.0 m. 

6 Colorado Spruce 
(Picea pungens) 

1 46 Extensive dieback through the 
lower crown (up to 15%); 
gummosis visible on main stem; 
crown health and vigour is 
considered fair to poor 

Remove 1 Fair-
Poor: 
2.5 

3.0 m. 
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Replanting Plan 
Replacement Trees are required as a condition of all individual Tree Removals. This does not 
apply to Woodlots, Ravine Edge Restoration plans, and City owned lands (such as parks and 
open spaces lands). The number of replacement trees required will be determined by the 
diameter at the base of the removed tree, as outlined in the following chart: 
 

 
 
 
 

 

 

 

Replacement trees must be: For evergreen (coniferous) trees, at least 200 cm (6.5 ft) tall. For 

leafy (deciduous) trees, have a caliper of at least 50 mm (2 in). If fruit trees or small statured 

trees are desired, you must plant two trees for each regular replacement. Replacements are to 

be planted within one year of the issuance of the tree removal permit. Replacements cannot be 

a shrub, trees for the purpose of hedging, or of a low growing variety. Replacements cannot be 

an invasive species. Replacement trees shall meet the highest horticultural standards of the 

Canadian Nursery Trades Association with respect to grading and quality and shall be in strict 

accordance with the approved Plant List and Specifications and shall be nstalled as per City 

approved details and standards. 

The developer has chosen to plant the following 5 trees: 

1. European Beech (Fagus sylvatica) 

2. Japanese Katsura (Cercidiphyllum japonicum) 

3. Eastern Hemlock (Tsuga canadensis) 

4. Kentucky Coffeetree (Gymnocladus dioicus) 

5. Paper Birch (Betula papyrifera) 

In instances where more replacement trees are required than can reasonably be 

accommodated on the development site, a ‘cash-in-lieu’ payment may be made to the Forestry 

Tree Reserve Fund (Account #6810001.3550.03) to fund tree planting on city owned properties 

in the same community. The developer has chosen to pay cash in lieu of replanting for the 

remaining 6 trees in the amount of $550 per tree. 

Base Diameter of Tree 
to be Cut or Removed 

Number of Replacement 
Trees Required 

20 cm to 30 cm 1 

31 cm to 40 cm 2 

41 cm to 50 cm 3 

51 cm or greater 4 
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Figure 1. Tree planting methodology 

Page 38



 
 
 
 
 
 
 

13 
 

Summary of Requirements 
• Removal or root-zone injuries proposed in this Construction Arborist Report require 

permitting from City of Vaughan Urban Forestry. The work outlined in this document shall 
not be performed without first obtaining the required permits. 

• Tree protection barriers and fencing shall be installed according to the hoarding layout 
illustrated in the accompanying Tree Protection Plan. All tree protection hoarding shall 
remain in place for the duration of construction-related activities. No construction-related 
activity—including machine/foot traffic, excavation of any kind, storage of materials or 
vehicles, unless specifically outlined above—is permitted within the area identified in the 
Tree Protection Plan as the bylaw-protected root zone (TPZ).  

• Branches and roots that extend past the required tree protections zones that require 
pruning must be performed by an I.S.A. Certified Arborist. All pruning of tree roots and 
branches must be in accordance with good arboricultural practices. 

• Site visits prior to, during, and post-construction are recommended to ensure that the 
development is in compliance with all applicable forestry bylaws. Site visits should be 
performed by an I.S.A. Certified Arborist or similarly qualified forestry personelle.   

 
This report was carefully completed for submission by: 
 

 
 
By Shane Goldman, ISA Certification: ON-1645AT 
Consulting Arborist – Tree Doctors Inc. 
sgoldman@treedoctors.ca 
 
Tree Doctors Inc. 
425 Kilpling Avenue, Toronto, ON, M8Z SC7 
P: (416) 201-8000   F: (647) 435-3439 
info@treedoctors.ca 
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Tree 1: Norway Maple (Acer platanoides)    
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Tree 1: 2.5-meter include bark seam on backside of tree  
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Tree 2: Norway Maple (Acer platanoides)    
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Tree 2: Visible lean, minor fence damage, source of basal girdling 
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Tree 3: Norway Spruce (Picea abies)  
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Tree 3: Well-established root flare with pronounced surface rooting  
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Tree 4: White Spruce (Picea alba)  
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Tree 5: Colorado Spruce (Picea pungens)  
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Tree 5: Gummosis on main stem  
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Tree 5: Significant dieback through lower crown  
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Trees 5 & 6: Colorado Spruce (Picea pungens), 5 at right, 6 at left 
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Tree 6: Gummosis on main stem  
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Tree 6: Significant dieback through lower crown 
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MEMBER’S RESOLUTION 

 

Meeting/Date  COMMITTEE OF THE WHOLE -  DECEMBER 5, 2018    

Title:  RE-AFFIRMATION OF REQUEST FROM SMARTCENTRES FOR MINISTER’S 
ZONING ORDER FOR RELOCATION OF LARGE FORMAT RETAIL STORE IN 
THE VAUGHAN METROPOLITAN CENTRE 

Submitted by:  Hon. Maurizio Bevilacqua, P.C., Mayor 

 

 
Whereas, on January 31, 2018 the City received a letter from SmartCentres requesting support from the 
City of Vaughan to relocate an existing large format retail store in the Vaughan Metropolitan Centre; and 
 
Whereas, Vaughan Council approved Mayor Maurizio Bevilacqua’s Member Resolution that supported 
the request (Item 15, Report No. 6, of the Committee of the Whole, which was adopted without 
amendment by the Council of the City of Vaughan on February 21, 2018. (ATTACHMENT 1)), and; 
 
Whereas, a new provincial government was elected on June 7, 2018, and; 
 
Whereas, the provincial government has introduced a plan with the objective of being open for business 
and well-positioned to attract foreign-direct investments; and 
 
Whereas, the provincial government understands the importance that fiscal responsibility, tax relief and 
competitiveness is central to its mandate to grow the economy and create jobs; and 
 
Whereas, staff from the Ministry of Municipal Affairs and Housing has requested that the newly elected 
2018-2022 Vaughan Council reaffirm its support for a Minister’s Zoning Order for relocation of a Large 
Format Retail Store in the Vaughan Metropolitan Centre. 
 
 
It is therefore recommended: 
 

1. That Council reaffirms the decision of the previous Council with respect to the Member’s 
Resolution regarding “REQUEST FROM SMARTCENTRES FOR MINISTER’S ZONING ORDER 
FOR RELOCATION OF LARGE FORMAT RETAIL STORE IN THE VAUGHAN 
METROPOLITAN CENTRE” (Item 15, Report No. 6, February 21, 2018). 
 
2. That a copy of this resolution be forwarded to the Regional Municipality of York and the 
Minister of Municipal Affairs and Housing. 

 

 
Respectfully submitted, 
 
 
 
 

Hon. Maurizio Bevilacqua, P.C. 
Mayor 
 
Attachments  
 
February 21, 2018 Committee of the Whole Item 15, Report No. 6  
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CITY OF VAUGHAN 
 

EXTRACT FROM COUNCIL MEETING MINUTES OF FEBRUARY 21, 2018 
 

Item 15, Report No. 6, of the Committee of the Whole, which was adopted without 
amendment by the Council of the City of Vaughan on February 21, 2018. 
 
 
 

15 REQUEST FROM SMARTCENTRES FOR MINISTER’S ZONING 
 ORDER FOR RELOCATION OF LARGE FORMAT RETAIL STORE 
 IN THE VAUGHAN METROPOLITAN CENTRE 
  
The Committee of the Whole recommends approval of the recommendation 
contained in the following resolution of Mayor Maurizio Bevilacqua, dated 
February 6, 2018: 
 
Member’s Resolution 
 
Submitted by Mayor Maurizio Bevilacqua 
 
Whereas, Vaughan Council received a communication from SmartCentres on January 
31, 2018 [ATTACHMENT 1] which advises Council that SmartCentres has formally 
requested from the Province a Minister’s Zoning Order for the relocation of a large format 
retail store in the Vaughan Metropolitan Centre; 
 
and Whereas, all levels of government have identified, through the planning policies and 
public infrastructure investments, that the Vaughan Metropolitan Centre ("VMC') will be 
the new downtown of the City of Vaughan; 
 
and Whereas, The Province of Ontario through the Provincial Policy Statement and 
Growth Plan for the Greater Golden Horseshoe identifies 25 Urban Growth Centres 
(“Centres) as strategic focal points for growth and intensification in the Province;    
 
and Whereas, The Vaughan Metropolitan Centre is unique amongst the 25-designated 
urban growth centres as it is the only Centre outside of Toronto that is served by a 
subway; has direct 400 series highway access; and it is not adjacent to existing low-
density residential fabric which supports intensification, compact development and the 
effective utilization of public infrastructure; 
 
and Whereas, Metrolinx as an agency of the Ontario government focused on developing 
and delivering improved regional transportation for the Greater Toronto and Hamilton 
Area has designated the VMC as an Anchor Mobility Hub in its Regional Transportation 
Plan; and that this designation is recommended to achieve a density of 200-400 people 
and jobs per hectare; 
 
and Whereas, mobility hubs are ideal locations to develop transit supportive residential 
and employment densities and should evolve as vibrant places of activity and major 
regional destinations; 
 

…/2 

Page 111



CITY OF VAUGHAN 
 

EXTRACT FROM COUNCIL MEETING MINUTES OF FEBRUARY 21, 2018 
 

Item 15, CW Report No. 6 – Page 2 

and Whereas, public infrastructure projects connecting to the heart of the VMC.; 
including the $4.2 billion TTC line 1 subway extension, the $32.1 million SmartCentres 
Place Bus Terminal, the York Viva bus rapid transit expansion along Highway 7, and the 
TTC Plaza/Transit Square, makes the VMC readily available to accommodate transit-
oriented development that will support the planned growth and employment growth 
which sets out minimum targets of 25,000 new residents and 11,000 jobs by2031; 
 
and Whereas, despite excellent transit access provided by the Provincial and Regional 
transit investment, the highway 400 interchange and highway 7 are over capacity and 
the economic success of the VMC urban centre is contingent on the effective movement 
of people and goods. This therefore requires the timely expansion of the local road 
capacity; including the VMC finer grid street network which is largely accommodated on 
the lands that will be developed by SmartCentres; 
 
and Whereas, an existing large format retail store located in the VMC is less than 100 
metres from the recently completed transit infrastructure has a long-term land lease 
which will impede the logical and orderly development vision of uses planned by the City 
for further intensification as contemplated by the VMC Secondary plan of this parcel (the 
"VMC Parcel') resulting in a significant underutilization of the public infrastructure 
investments referred to above; 
 
and Whereas, there is a property owned by the applicant outside the VMC that is 
designated as Employment Area in the Vaughan Official Plan 2010 located at the 
northwest corner of Applewood Crescent and Portage Parkway (the "Applewood Parcel 
") which would be used to facilitate the relocation of the existing large format retail store 
in a smaller scale as this is the only site option acceptable to the large format retail 
tenant; 
 
and Whereas, The York Region Official Plan and Vaughan Official Plan 2010 contain 
policies which prohibit major retail uses, from locating on lands designated for 
employment, except through a Municipal Comprehensive Review process; 
 
and Whereas, The Municipal Comprehensive Review process undertaken by the 
Regional Municipality of York has recently been reinitiated and is in its initial stages with 
a goal of being completed in approximately two to three years; 
 
and Whereas, to continue the momentum of development of the VMC as a compact, 
vibrant Downtown area an alternative process to a Municipal Comprehensive Review 
that would allow for the timely relocation of the large format retail store to the Applewood 
Parcel and facilitate the relocation of major office that is located on the Applewood parcel 
into the VMC is required; 
 
and Whereas, in concert with the planning process associated with the relocation of the 
large format retail store, the land owner will execute a development agreement 
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committed to facilitate and assume all costs associated with the advanced design, 
construction and delivery of several other major transportation infrastructure projects that 
will assist in accelerating further economic growth and use of the transit infrastructure in 
the VMC [ATTACHMENT 2]. This includes; the extension of Applewood Crescent from 
Highway 7 to Portage Parkway, Commerce Street from Highway 7 to Apple Mill Road , 
Apple Mill Road from Edgeley Blvd. to Applewood Crescent and Buttermill Avenue from 
Apple Mill Road to Portage Parkway and the widening of Portage Parkway. 
 
and Whereas, That the Minister of Municipal Affairs and Housing has the power to enact 
and impose a Zoning Order on any land in Ontario, in accordance with Section 47 of the 
Planning Act and the success of the VMC is of significant importance to City of Vaughan, 
the Regional Municipality of York and the Province of Ontario; 
 
It is therefore recommended: 
 

1. THAT the necessary by-law be enacted authorizing the Mayor and Clerk to 
execute a development agreement and any other necessary agreements 
with SmartCentres or Penguin -Calloway (Vaughan) Inc, satisfactory to the 
City of Vaughan that commits SmartCentres to facilitate and assume all 
costs associated with the planning, construction and delivery of the 
extension of Applewood Crescent from Highway 7 to Portage Parkway, 
Commerce Street from Highway 7 to Apple Mill Road, Apple Mill Road from 
Edgeley Blvd. to Applewood Crescent and Buttermill Avenue from Apple 
Mill Road to Portage Parkway and the widening of Portage Parkway from 
Jane Street to Highway 400; all to be completed no later than December 
2021;  

 
2. THAT Council has no objection to the Minister of Municipal Affairs and 

Housing to issue a Minister's Zoning Order, conditional on SmartCentres 
entering a fully secured development agreement to deliver the road 
improvements by 2021, for the zoning to be in place to allow the relocation 
of the large format retail store from the VMC Parcel (as shown below) to the 
Applewood Parcel located at the northwest corner of Applewood Crescent 
and Portage Parkway; 

 
3. THAT a copy of this resolution be forwarded to the Regional Municipality of 

York and the Minister of Municipal Affairs and Housing as a statement of 
Council's direction and requests; and 

 
4. THAT Council ratify the action taken.  

 
 
(A copy of the attachments referred to in the foregoing have been forwarded to each 
Member of Council and a copy thereof is also on file in the office of the City Clerk.) 
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MEMBER’S RESOLUTION 
 

Meeting/Date: COMMITTEE OF THE WHOLE – February 6, 2018 

Title:  REQUEST FROM SMARTCENTRES FOR MINISTER’S ZONING ORDER 
FOR RELOCATION OF LARGE FORMAT RETAIL STORE IN THE 
VAUGHAN METROPOLITAN CENTRE 

Submitted by: Mayor Maurizio Bevilacqua 

 

 
Whereas, Vaughan Council received a communication from SmartCentres on January 31, 2018 
[ATTACHMENT 1] which advises Council that SmartCentres has formally requested from the Province a 
Minister’s Zoning Order for the relocation of a large format retail store in the Vaughan Metropolitan 
Centre; 
 
and Whereas, all levels of government have identified, through the planning policies and public 
infrastructure investments, that the Vaughan Metropolitan Centre ("VMC') will be the new downtown of the 
City of Vaughan; 
 
and Whereas, The Province of Ontario through the Provincial Policy Statement and Growth Plan for the 
Greater Golden Horseshoe identifies 25 Urban Growth Centres (“Centres) as strategic focal points for 
growth and intensification in the Province;    
 
and Whereas, The Vaughan Metropolitan Centre is unique amongst the 25-designated urban growth 
centres as it is the only Centre outside of Toronto that is served by a subway; has direct 400 series 
highway access; and it is not adjacent to existing low-density residential fabric which supports 
intensification, compact development and the effective utilization of public infrastructure; 
 
and Whereas, Metrolinx as an agency of the Ontario government focused on developing and delivering 
improved regional transportation for the Greater Toronto and Hamilton Area has designated the VMC as 
an Anchor Mobility Hub in its Regional Transportation Plan; and that this designation is recommended to 
achieve a density of 200-400 people and jobs per hectare; 
 
and Whereas, mobility hubs are ideal locations to develop transit supportive residential and employment 
densities and should evolve as vibrant places of activity and major regional destinations; 
 
and Whereas, public infrastructure projects connecting to the heart of the VMC.; including the $4.2 billion 
TTC line 1 subway extension, the $32.1 million SmartCentres Place Bus Terminal, the York Viva bus 
rapid transit expansion along Highway 7, and the TTC Plaza/Transit Square, makes the VMC readily 
available to accommodate transit-oriented development that will support the planned growth and 
employment growth which sets out minimum targets of 25,000 new residents and 11,000 jobs by2031; 
 
and Whereas, despite excellent transit access provided by the Provincial and Regional transit 
investment, the highway 400 interchange and highway 7 are over capacity and the economic success of 
the VMC urban centre is contingent on the effective movement of people and goods. This therefore 
requires the timely expansion of the local road capacity; including the VMC finer grid street network which 
is largely accommodated on the lands that will be developed by SmartCentres. 
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and Whereas, an existing large format retail store located in the VMC is less than 100 metres from the 
recently completed transit infrastructure has a long-term land lease which will impede the logical and 
orderly development vision of uses planned by the City for further intensification as contemplated by the 
VMC Secondary plan of this parcel (the "VMC Parcel') resulting in a significant underutilization of the 
public infrastructure investments referred to above; 
 
and Whereas, there is a property owned by the applicant outside the VMC that is designated as 
Employment Area in the Vaughan Official Plan 2010 located at the northwest corner of Applewood 
Crescent and Portage Parkway (the "Applewood Parcel ") which would be used to facilitate the relocation 
of the existing large format retail store in a smaller scale as this is the only site option acceptable to the 
large format retail tenant; 
 
and Whereas, The York Region Official Plan and Vaughan Official Plan 2010 contain policies which 
prohibit major retail uses, from locating on lands designated for employment, except through a Municipal 
Comprehensive Review process; 
 
and Whereas, The Municipal Comprehensive Review process undertaken by the Regional Municipality of 
York has recently been reinitiated and is in its initial stages with a goal of being completed in 
approximately two to three years; 
 
and Whereas, to continue the momentum of development of the VMC as a compact, vibrant Downtown 
area an alternative process to a Municipal Comprehensive Review that would allow for the timely 
relocation of the large format retail store to the Applewood Parcel and facilitate the relocation of major 
office that is located on the Applewood parcel into the VMC is required; 
 
and Whereas, in concert with the planning process associated with the relocation of the large format 
retail store, the land owner will execute a development agreement committed to facilitate and assume all 
costs associated with the advanced design, construction and delivery of several other major 
transportation infrastructure projects that will assist in accelerating further economic growth and use of 
the transit infrastructure in the VMC [ATTACHMENT 2]. This includes; the extension of Applewood 
Crescent from Highway 7 to Portage Parkway, Commerce Street from Highway 7 to Apple Mill Road , 
Apple Mill Road from Edgeley Blvd. to Applewood Crescent and Buttermill Avenue from Apple Mill Road 
to Portage Parkway and the widening of Portage Parkway. 
 
and Whereas, That the Minister of Municipal Affairs and Housing has the power to enact and impose a 
Zoning Order on any land in Ontario, in accordance with Section 47 of the Planning Act and the success 
of the VMC is of significant importance to City of Vaughan, the Regional Municipality of York and the 
Province of Ontario; 
 
It is therefore recommended: 
 

1. THAT the necessary by-law be enacted authorizing the Mayor and Clerk to execute a 
development agreement and any other necessary agreements with SmartCentres or 
Penguin -Calloway (Vaughan) Inc, satisfactory to the City of Vaughan that commits 
SmartCentres to facilitate and assume all costs associated with the planning, construction 
and delivery of the extension of Applewood Crescent from Highway 7 to Portage Parkway, 
Commerce Street from Highway 7 to Apple Mill Road, Apple Mill Road from Edgeley Blvd. 
to Applewood Crescent and Buttermill Avenue from Apple Mill Road to Portage Parkway 
and the widening of Portage Parkway from Jane Street to Higway 400; all to be completed 
no later than December 2021;  

 
2. THAT Council has no objection to the Minister of Municipal Affairs and Housing to issue a 

Minister's Zoning Order, conditional on SmartCentres entering a fully secured 
development agreement to deliver the road improvements by 2021, for the zoning to be in 
place to allow the relocation of the large format retail store from the VMC Parcel (as shown 
below) to the Applewood Parcel located at the northwest corner of Applewood Crescent 
and Portage Parkway; 
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3. THAT a copy of this resolution be forwarded to the Regional Municipality of York and the 

Minister of Municipal Affairs and Housing as a statement of Council's direction and 
requests; and 

 
4. THAT Council ratify the action taken.  

 

 

 
 
 

Respectfully submitted, 
 
 
 
 
Mayor Maurizio Bevilacqua, P.C.  
 
 
 
Attachments 

 
1. Letter to Mayor and Council, dated January 31, 2018 
2. VMC Walmart Map 
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SMARTCENTRES~
700 APPLEWOOD CRES. ~ VAUGHAN, ON. CANADA L4K 5X3

T 905 326 6400 F 905 326 0783

January 31, 2018

Mayor Maurizio Bevilacqua and Council
City of Vaughan
City Hall
2141 Major Mackenzie Drive
Vaughan, ON L6A 1T1

Dear Mayor and Council:

As you are aware, for the past decade, SmartCentres has worked collaboratively with Council

and staff to help realize the vision of the Vaughan Metropolitan Centre. We have been honoured

to play a part in developing Vaughan's new downtown and we have worked very hard to meet

and hopefully even exceed your expectations. To date we have taken the approach of designing

and building to a very high standard to set the tone for a new world class city centre. The KPMG

Tower was the recipient of the 2016 NAOIP Rex Awards for the best office development in

Toronto and the Region and the City of Vaughan2017 Award of Excellence. We hope that the

PwC-YMCA-City of Vaughan Library mixed use building scheduled to open next year is

recognized in a similar fashion. We have implemented substantial public realm improvements

including upgrades to roads, the Transit Square and the pedestrian tunnel connection of the

YRRT Bus Terminal to the subway station. We will also be designing and constructing a world

class nineacre central park that will be the defining feature of the Vaughan Metropolitan Centre.

Since its inception, there has been concerns around the implications of our existing retail anchor

tenant, at it relates to our ability to achieve the vision of Vaughan's new downtown. Throughout

this ten years we have communicated with our anchor tenant the VMC plan and our desire to

relocate its store. The anchor tenant is well within its rights to operate this single-story retail store

with its (at grade surface) parking lot. They have and continue to be an outstanding corporate

citizen and provide an important retail service to the area. Over the years, however, we have

anticipated that this store may not be completely compatible with our respective vision for the

new Vaughan downtown particularly in the subway precinct as the store was built and designed

long before the VMC vision was established. It is therefore our highest priority to find a mutually

acceptable scenario to relocate this successful, operating business; a priority whose time has

come more quickly than ever anticipated given the rate of change in the VMC and the subway

precinct. (This anchor tenant has the legal right to operate in its current location for a long time
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under its lease along with other certain rights which control types of developments around its

parcel of land.)

In order to design and build a vibrant city centre in a comprehensive way, with all the necessary

pedestrian connectivity, open green spaces, building relationships, active streetscapes, human

scale interfaces and other public amenities that make up the ingredients to all the world's great

city centres, we believe it is imperative that we are able to relocate the anchor tenant outside of

the current Vaughan Metropolitan Centre as soon as possible, but in a way that is also respectful

to the anchor tenant. Only through this mutual effort will we be able to realize the vision of

Vaughan's new downtown, as outlined in the Secondary Plan.

It is at this moment and for the first time in 10 years, the numerous variables have needed to

align and have aligned to facilitate the relocation of this anchor tenant on terms and conditions

agreeable to all the various parties involved and effected. We have an understanding with our

anchor tenant to relocate but we need your support to facilitate this relocation in an abbreviated

timeframe to accommodate all the variables and the impacted parties so as not to miss this

opportunity. The new location is our SmartCentres headquarters at 700 Applewood Crescent at

Applewood and Highway 400. We would t move our SmartCentres offices into a current vacancy

at Millway Avenue and Highway 7, demolish our current office building and the adjacent building

and build the tenant a new, much smaller retail store. (The current store would shrink from

200,000 sq. ft. to approximately 140,000 sq. ft.). The challenge is that the subject lands of the

relocated store are zoned employment which will not permit this retail use. However, we feel in

this unique situation, this use on these lands is appropriate. As with all of our work to date in the

VMC„ we would work with the City and the Region, through the Municipal Comprehensive

Review process, to secure the required zoning. This process could be in excess of three years.

Given the order of magnitude difference between the anchor tenant being relocated in the next

two years and with certainty versus missing this opportunity and potentially operating to the end

of its term (79 years) this is not a normal situation where a lengthier process may otherwise

apply. We believe this situation warrants a joint effort to ensure a quicker approval and certainty

while this opportunity is available to us, which will clear the path to the fulfillment of the VMC

vision and further maximize the $4 Billion investment in transit infrastructure in this Urban Growth

Node.

For these reasons, we have approached the Province about a Minister's Zoning Order (MZO)

which will allow us to proceed in an expeditious timeframe. The Province requires an indication

from the City and the Region that the MZO, in this unique situation, is desirable due to all its

benefits.

We have never requested a MZO from any municipality or the Province in any of our applications

throughout the Province as we understand that a MZO is only used for extraordinary

circumstances. Without the expeditious relocation of the anchor tenant, there are no assurances

that we will be able to do so in the future.
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In addition, the expeditious relocation of the anchor tenant will allow us to attract more business
to the VMC in a shorter time which means Vaughan's new downtown and the Province's Urban
Growth Node along with its multi-billion-dollar transit investment, may be realized even more
quickly. Hence, there exists many material economic benefits to the City and the Region to the
expeditious relocation of the anchor tenant.

We have heard concerns from you and the Region about traffic congestion on Highway 7 and
the possible negative impact on productivity for businesses and individuals in the area. In
conjunction with the positive impacts of the anchor tenant relocation, we will advance the design
and construction of the major arterial roads within our 100 acres which should contribute to
improving the traffic situation.

Specifically, we will design and build the extension of Applewood Crescent from Highway 7 to
Portage Parkway, Commerce Street from Highway 7 to Apple Mill Road. Apple Mill Road from
Edgeley Blvd. to Applewood Crescent and Buttermill Avenue from Apple Mill Road to Portage
Parkway. We will also design and construct the widening of Portage Parkway on behalf of the
City, if requested.

We believe improving traffic flow on Highway 7 and environs will also facilitate increase
economic development activity as well within the VMC.

We stand committed to doing our best work in the VMC. We will continue to work collaboratively
with you and staff and all the agencies to ensure our part of the new downtown is an example of
world-class city planning and building.

Thank you very much for your consideration.

Your sincerely,

Mitchell Goldhar
Chairman
SmartCentres

c.c. Daniel Kostopoulos
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