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Committee of the Whole Report

  

DATE: Tuesday, January 22, 2019              WARD:  2             
 

TITLE: OFFICIAL PLAN AMENDMENT FILES OP.16.007/OP.17.011  

ZONING BY-LAW AMENDMENT FILES Z.16.019/Z.17.031 

DRAFT PLAN OF SUBDIVISION FILES 19T-16V004/19T-17V011 

GEMINI URBAN DESIGN (W) CORP. 

VICINITY OF RUTHERFORD ROAD AND REGIONAL ROAD 27 
 

FROM:  
Jason Schmidt-Shoukri, Deputy City Manager, Planning and Growth Management   

 

ACTION: DECISION    

 

Purpose  
To seek approval from the Committee of the Whole for Official Plan Amendment Files 

OP.16.007 and OP.17.011, Zoning By-law Amendment Files Z.16.019 and Z.17.035 

and Draft Plan of Subdivision Files 19T-16V004 and 19T-17V012 for the Subject Lands 

shown on Attachments 2 and 3 to permit the development of 111 townhouse units to be 

served by private common element roads, as shown on Attachments 4 to 6. 

 

Item: 

Report Highlights 

 The Owner proposes to develop the Subject Lands with 111 townhouse units 

to be served by private common element roads.  

 The Owner proposes to amend Vaughan Official Plan 2010 and Zoning By-

law 1-88 and Draft Plan of Subdivision approval to permit the development. 

 The Owner appealed the Applications to the Ontario Municipal Board (“OMB”) 

/ Local Planning Appeal Tribunal (“LPAT”). 

 The Development Planning Department supports the approval of the Official 

Plan and Zoning By-law Amendment and Draft Plan of Subdivision 

Applications as they will permit a development that is consistent with the 

Provincial Policy Statement 2017, conforms to the Growth Plan, the York 

Region Official Plan and is compatible with the existing and planned land 

uses in the surrounding area. 
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Recommendations 
 

1. THAT Official Plan Amendment File OP.17.011 (Gemini Urban Design (W) Corp.) 

BE APPROVED, to amend the following policies of Vaughan Official Plan 2010 

(“VOP 2010”) for the Subject Lands: 

 
a) Sections 9.1.2.2, 9.1.2.3 and 9.2.3.2 respecting new development within 

established “Community Areas” to permit the development of 111 
townhouse units, as shown on Attachments 5 and 6. 

 

2. THAT Zoning By-law Amendment File Z.17.031 (Gemini Urban Design (W) 

Corp.) BE APPROVED, to amend Zoning By-law 1-88, to rezone the Subject 

Lands from RR Rural Residential Zone to RR Rural Residential Zone, RT1(H) 

Residential Townhouse Zone with a Holding Symbol “(H)”, and OS1 Open 

Conservation Zone, in the manner shown on Attachment 5, together the site-

specific zoning exceptions as identified in Table 1 of this report.  

 

3. THAT the Holding Symbol “(H)”, as shown on Attachment 4, shall not be 
removed from the Subject Lands, or any portion (phase) thereof, until the 
following conditions are satisfied: 

 
a) the Owner obtaining and filing for a Ministry of the Environment, 

Conservation and Parks (“MECP”) Record of Site Condition (‘RSC’) 
following remediation and verification sampling to the satisfaction of the 
City of Vaughan. 
 

b) The Owner successfully obtaining the approval of a Site Development 
Application and the required allocation of servicing capacity from Vaughan 
Council. 
 

c) The Subject Lands are located in an area, adjacent to Regional roads 
(Rutherford Road and Regional Road 27), that are tributary to the future 
sanitary trunk sewer scheduled to be installed by York Region in 2028. 
The Holding Symbol “(H)” is to only be lifted under one of the following two 
scenarios: 

 

i) The sanitary trunk sewer on Regional Road 27 is constructed by 

York Region and the Owner has secured the necessary lands 

and/or easements, free of all costs and encumbrances, to the City 

that are necessary to construct the sanitary sewer between 

Simmons Street and Regional 27; or, 

 

ii) The Owner has demonstrated that an alternate interim sanitary 

outlet to Royalpark Way as shown within the Functional Servicing 
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Report can be achieved utilizing an adequate easement width and 

a comprehensive study including, but not limited to, flow monitoring, 

conveyance capacity analysis of downstream sewers, and available 

allocation, to the satisfaction of the City. 

 

4. THAT the Owner be permitted to apply for a Minor Variance Application(s) to the 

Vaughan Committee of Adjustment, if required, before the second anniversary of 

the day on which the implementing Zoning By-law for the Subject Lands comes 

into effect, to permit minor adjustments to the implementing Zoning By-law. 

 

5. THAT Draft Plan of Subdivision File 19T-17V011 (Gemini Urban Design (W) 

Corp.) BE APPROVED, to create one residential block and other blocks for road 

widenings, in the manner shown on Attachment 4, subject to the Conditions of 

Approval in Attachment 1. 

 

6. THAT, the Owner withdraw their appeals of Files OP.16.007, Z.16.018 and 19T-

16V004, prior to the approval of a related Site Development File DA.18.070 

which will be the subject a future report to the Committee of the Whole. 

 

7. THAT City of Vaughan staff and external counsel, as required, be directed to 

attend any Local Planning Appeal Tribunal Pre-hearing regarding the disposition 

of Official Plan and Zoning By-law Amendment Files OP.16.007 and Z.16.019 

and Draft Plan of Subdivision File 19T-16V004), and if necessary, the 

Recommendations contained in this report. 

 

Background 

The subject lands (the ‘Subject Lands’) are located on the south side of Rutherford 

Road, west of Regional Road 27, and are municipally known as 6061 and 6079 

Rutherford Road and 134 and 140 Simmons Street, shown as Subject Lands on 

Attachments 2 and 3. The surrounding land uses are shown on Attachment 3. 

 
The applications are related to development applications that have been appealed 
to the Ontario Municipal Board (“OMB”) / Local Planning Appeal Tribunal 
(“LPAT”) 
 
The Owner in April 2016, submitted Official Plan and Zoning By-law Amendment and 
Draft Plan of Subdivision Files OP.16.007, Z.16.019, and 19T-16V004 (‘Original 
Applications’) to the City of Vaughan for 6061 and 6079 Rutherford Road, which form 
part of the Subject Lands shown on Attachments 2 and 3. The original development 
concept is shown on Attachment 7 and consisted of 100 three-storey freehold 
townhouse units and 1 (one) detached dwelling unit. Vaughan Council considered these 
applications at a Public Hearing held on November 1, 2016. 
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The Original Applications consisted of two development phases to accommodate the 
required sanitary servicing, which included a temporary septic system. Phase 1, as 
shown on Attachment 7, was for 76 townhouse units serviced by a temporary septic 
system located on the Phase 2 lands. Once municipal servicing was identified for the 
Phase 1 lands, the Phase 2 lands would be developed for 24 townhouse units and 1 
detached dwelling. 
 
After the filing of the Original Applications and the November 2016 Public Hearing, the 
Owner acquired two additional properties, municipally known as 134 and 140 Simmons 
Street, as shown on Attachment 3. The Owner submitted the subject Official Plan 
Amendment, Zoning By-law Amendment and Draft Plan of Subdivision Files OP.17.011, 
Z.17.031 and 19T-17V011 (the ‘Applications’) to reflect the additional property assembly 
and revisions to the Original Applications. The Applications include the entirety of the 
lands subject to the Original Applications.  
 
The Owner, on November 22, 2017, appealed the Original Applications to the then 
Ontario Municipal Board (“OMB”) now Local Planning Appeal Tribunal (“LPAT”), citing 
the City’s failure to make a decision within the timeframes prescribed by the Planning 
Act. The Original Applications currently remain before the LPAT. 
 
The Applications were the subject of a Public Hearing held on April 4, 2018. The Owner 
has not filed an appeal with respect to the subject Applications. For the purposes of this 
report, the Subject Lands shown on Attachments 2 and 3 comprise all 4 properties 
including, 6061 and 6079 Rutherford Road and 134 and 140 Simmons Street.  
 
The conceptual site plan shown on Attachment 5 includes revisions to the original 
concept site plan (Attachment 7) as follows: 
 

 municipal water, sanitary and stormwater services for the development is 
proposed from Simmons Street 

 vehicular access is from Simmons Street, whereas the original concept proposed 
access from Rutherford Road 

 an emergency access onto Rutherford Road is proposed on the northwestern 
portion of the Subject Lands 

 the private road access (at Simmons Street) has been widened 

 a total of 111 townhouse units is proposed 

 each townhouse unit will have a minimum width of 6 m, except for 2 units that are 
located next to a curve in the private access driveway 

 the majority of the units have a minimum 6 m rear yard setback 

 a maximum of 6 units or less is included in each block. 
 
A LPAT Pre-hearing Conference was held on July 9, 2018, at which time the Owner, the 
City, Mr. Tony Di Benedetto, and the Toronto and Region Conservation Authority were 
identified as Parties. Participant status was granted to Mr. Sal Brassa and Mr. Livio 
Silvestri. The LPAT was advised that the Owner/Appellant anticipated a settlement 
proposal and that should Vaughan Council approve the Applications, including adopting 
the required Official Plan Amendment, enacting the implementing Zoning By-law 
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Amendment and approve the Draft Plan of Subdivision, their appeals of the Original 
Applications would be withdrawn after the expiration of the appeal periods for the 
implementing documents for the subject Applications. 
 
The Owner has filed related Site Development File DA.18.070 which will be considered 
at a future Committee of the Whole Meeting.  Should Vaughan Council approve the 
Applications and the Official Plan and Zoning By-law Amendment, and Draft Plan of 
Subdivision approval are not appealed, the Owner is required to withdraw their appeals, 
prior to the approval of the related Site Development File DA.18.070. A condition to this 
effect is included in the Recommendation section of this report.  
 
A second Pre-hearing conference is scheduled for Friday, February 8, 2019 to consider 
the status of the anticipated settlement.  
 

Public Notice was provided in accordance with the Planning Act and Council’s 

Notification Protocol 

 

Vaughan Council has considered the Applications at 2 Public Hearings and the Owner 

arranged a non-statutory community meeting. 

 

On October 7, 2016, the City circulated a Notice of Public Hearing (the ‘Notice’) to all 

property owners within 150 m of the Subject Lands, the West Woodbridge 

Homeowners’ Association (“WWHA”) and the Kleinburg and Area Ratepayers’ 

Association (“KARA”). This Public Hearing was held on November 1, 2016, regarding 

the Original Applications. A copy of the Notice was also posted on the City’s website at 

www.vaughan.ca and a notice sign was installed on the Subject Lands in accordance 

with the City’s Notice Signs Procedures and Protocols.   

 

Vaughan Council on November 15, 2016, ratified the recommendation of the Committee 

of the Whole to receive the Public Hearing report of November 1, 2016, and to forward a 

comprehensive technical report to a future Committee of the Whole meeting. Vaughan 

Council also passed a resolution that a community meeting be organized with the 

Owner, residents, appropriate City staff, and Regional Councillors.   

 

A Community Meeting was held on January 26, 2017, with approximately 20 people in 

attendance.  

 

On March 9, 2018, the City circulated a Notice to all property owners within 150 m of the 

all properties with frontage on to Simmons Street, the WWHA, KARA, and to those 

individuals who provided written correspondence or made oral deputations at the 

November 1, 2016, Public Hearing for the Original Applications. 
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Vaughan Council on April 11, 2018, ratified the recommendation of the Committee of 

the Whole to receive the Public Hearing report of April 4, 2018, and to forward a 

comprehensive technical report to a future Committee of the Whole meeting. 

 

At the Public Hearings, the following deputations and written submissions were 

received: 

 

November 1, 2016 Public Hearing (Original Applications) 

 

Deputations 

 Mr. Jim Levac, Glen Schnarr & Associates Inc., Kingsbridge Garden Circle, 

Mississauga Jardin Drive, Concord, representing the Owner  

 Mr. Richard Lorello, Treelawn Boulevard, Kleinburg 

 

Written Submissions  

 Mr. Joe Balderston, Brutto Consulting, Edgeley Boulevard, Vaughan, dated 

 October 31, 2016 

 Mr. Tony Di Benedetto, Di Benedetto Lane, Woodbridge, dated October 28, 2016 

 Ms. Joan MacIntyre, Malone Given Parsons Ltd., Renfrew Drive, Markham, 

dated October 31, 2016 

 

April 4, 2018 Public Hearing (Applications) 

 

Deputations 

 Mr. Jim Levac, Glen Schnarr & Associates Inc., Kingsbridge Garden Circle, 

Mississauga Jardin Drive, Concord, representing the Owner  

 Mr. Richard Lorello, Treelawn Boulevard, Kleinburg 

 Ms. Iolanda Grassa, Simmons Street, Woodbridge 

 Mr. Salvatore Grassa, Arcangelo Gate, Woodbridge 

 Ms. Lorenda Alberto (no address provided) 

 

Written Submissions  

 Mr. Adam Grossi, Humphries Planning Group Inc., Chrislea Road, Vaughan, 

dated April 4, 2018 

 Mr. Doug Bentley, Simmons Street, Vaughan, dated April 4, 2018 

 Ms. Alfia Lacaria, Simmons Street, Vaughan, dated March 29, 2018 

 

The following is a summary of, and responses to, the comments provided in the 

deputations and written submissions submitted at the Public Hearings of November 1, 

2016 and April 4, 2018, the community meeting held on January 26, 2017, and written 

submissions received by the Development Planning Department: 
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a)  The City Could Use these Applications to Re-designate and Rezone Other 

Properties in the Area  

 

Some of the landowners in the surrounding area expressed support for the Applications 

and commented that the City use the Applications as an opportunity to redesignate and 

rezone other properties in the area. 

 

Response  

 

Development applications must be submitted by the Owner(s) on each individual 

property to be considered by the City of Vaughan, should other landowners wish to 

pursue development of their land. 

 

b) Stormwater Management Pond and the Use of Septic Systems 

 

Previous iterations of the proposal included the use of a septic system and identified a 

stormwater management block at the southeast corner of the Subject Lands (abutting 

Simmons Street).    

  

Response  

 

The revised proposal is based on full municipal services and the stormwater 

management block has been removed and replaced by an underground system 

(located internal to the site).  

 

c) Compatibility of New Lots and Amenity Space  

 

The proposed built form is not compatible with the surrounding neighbourhood. 

 

Response 

 

The Owner revised the original plan (Attachment 7) to: limit the number of townhouse 

units per block to a maximum of 6; increase the amount of front and rear yard setbacks 

for the units; increase the amount of private additional amenity space throughout the 

development, include a pathway within an emergency access connection to Rutherford 

Road. The latest concept includes wider private roads of up to 8.4 m in width.  The 

development proposal will be refined through the Site Plan review process.  
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d)  Location of the entrance on Rutherford Road, Grade Separation and Possible 

GO Station in the Area 

 

Comments were made about an additional entrance onto Rutherford Road, and as to 

the timing of a grade separation on Rutherford Road and a possible GO Station in the 

area. 

 

Response  

 

Rutherford Road is under the jurisdiction of York Region.  The Region generally limits 

the number of access points onto a regional road and does not support multiple 

driveways due to safety concerns.  The current proposal includes access to a private 

road from Simmons Street. 

 

Road improvements to Rutherford Road, including the grade separation of the train 

tracks, are not currently included in York Region’s 2017 ten-year capital roads 

construction program. York Region’s 2016 Transportation Master Plan shows that 

Rutherford Road and the railway grade separation is planned to occur sometime 

between 2032 and 2041.  

 

York Region has advised that Metrolinx has confirmed that a potential GO Station has 

been identified on the northeast quadrant of Rutherford Road and the Canadian Pacific 

Railway which satisfies policies 7.2.30 and 7.2.31 of the York Region Official Plan 

2010.  

 

e) Noise 

 

Noise pollution from motor vehicles and the occupants of the new homes, would affect 

quality of life and privacy.  

 

Response  

 

A Noise and Vibration Feasibility Study, prepared by HGC Engineering Ltd., was 

prepared to undertake an analysis of the noise and vibration impacts from the 

development, which must be approved to the satisfaction of the City. The study shall be 

updated and finalized concurrent with the detailed design of the subdivision and shall 

address matters related to the height and placement of acoustic barriers. A condition to 

this effect is included in the Conditions of Approval in Attachment 1. 
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The Development Planning Department, on January 15, 2019, mailed a non-statutory 

courtesy notice of this Committee of the Whole meeting to those individuals requesting 

notice of further consideration of the Applications. 

 

Previous Reports/Authority 

November 1, 2016 Public Hearing Related Applications 

April 4, 2018 Public Hearing Report 

 

Analysis and Options 

 

Official Plan and Zoning By-law Amendment and Draft Plan of Subdivision 

Applications have been submitted to permit the proposed development 

 

The Owner has submitted the following Applications for the Subject Lands shown on 

Attachments 2 and 3 to permit a residential development consisting of 111 townhouse 

units shown on Attachments 5 and 6 (the “Development”): 

 

1. Official Plan Amendment File OP.17.011 to amend the policies of Vaughan 
Official Plan 2010 (“VOP 2010”) respecting the design and compatibility criteria 
for new development within lands identified as a “Community Area”. 

 
2. Zoning By-law Amendment File Z.17.031, to rezone the Subject Lands, shown on 

Attachments 2 and 3, from RR Rural Residential Zone to RR Rural Residential 
Zone, RT1(H) Residential Townhouse Zone with a Holding Symbol “(H)”, and 
OS1 Open Conservation Zone, in the manner shown on Attachment 5, together 
the site-specific zoning exceptions as identified in Table 1 of this report. 

 

3. Draft Plan of Subdivision File 19T-17V011, shown on Attachment 4, for a Draft  
Plan of Subdivision consisting of the following:  
 

Block 1 for 111 residential units      3.10 ha 

Block 2 for Private Open Space      0.13 ha 

Block 3 for a Road Widening (Rutherford Road)   0.06 ha 

Block 4 for an Environmental Buffer     0.15 ha 

Total          3.44 ha 

 
The Draft Plan of Subdivision application has been submitted to create a Block within a 
future Registered M-Plan and to facilitate a future Draft Plan of Condominium (Common 
Elements) application to create the condominium tenure of the common elements 
(internal road, visitor parking spaces and landscape amenity area) under the Planning 
Act, for the Development. The Draft Plan of Subdivision (Attachment 4) also includes a 
0.37 ha Block shown as “Additional Lands Owned by the Applicant” fronting on to 
Simmons Street. 
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The Development Planning Department has reviewed the Development shown on 

Attachments 4 to 6 in consideration of the following policies: 

 

The Development is consistent with the Provincial Policy Statement (“PPS”) 2014 

 

In accordance with Section 3 of the Planning Act, all land use decisions in Ontario "shall 

be consistent" with the Provincial Policy Statement, 2014 (the “PPS”). The PPS 

provides policy direction on matters of provincial interest related to land use planning 

and development.   

 

The PPS recognizes that local context and character is important. Policies are outcome-
oriented, and some policies provide flexibility in their implementation provided that 
provincial interests are upheld. The Planning Act requires that Vaughan Council’s 
planning decisions be consistent with the PPS. The Development Planning Department 
has reviewed the Development in consideration of the policies of the PPS and is of the 
opinion that the Development is consistent with the PPS, specifically: 
 
Part V - “Policies” of the PPS states (in part) the following: 
 
Settlement Areas 
 
1.1.3.2 “Land use patterns within settlement areas shall be based on: 
 
a)  densities and a mix of land uses which: 
 

1. efficiently use land and resources; 
2. are appropriate for, and efficiently use, the infrastructure and public service 

facilities which are planned or available, and avoid the need for their 
unjustified and/or uneconomical expansion; and  

4. support active transportation.” 
  

Development is encouraged to locate in designated settlement areas, which are 

intended to be areas where growth is focused. Land use patterns within settlement 

areas should be based on an appropriate mix of land uses at densities that make 

efficient use of land and existing infrastructure. 

 
Housing 
 
1.4.3 “Planning authorities shall provide for an appropriate range and mix of   
 housing types and densities to meet projected requirements of current and  
 future residents of the regional market by (in part):  
 
 c) directing the development of new housing towards locations where 
  appropriate levels of infrastructure and public service facilities are   
  or will be available to support current and projected needs;  
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 d) promoting densities for new housing which efficiently use land,   

  resources, infrastructure and public service facilities, and support   

  the use of active transportation and transit in areas where it exists   

  or is to be developed; and 

   

e) establishing development standards for residential intensification, 

redevelopment and new residential development which minimize the cost 

of housing and facilitate compact form, while maintaining appropriate 

levels of public health and safety.” 

 

The Subject Lands are located within a defined settlement area identified by the PPS. 

The Development achieves the intention of the Settlement Areas and Housing policies 

of the PPS by making efficient use of the Subject Lands, as it minimizes land 

consumption, proposes a housing typology that adds to the range and mix of housing 

types in the City.  

 

The Development conforms to the Growth Plan for the Greater Golden Horseshoe, 

2017 (the “Growth Plan”) 

 

The Growth Plan is intended to guide decisions on a wide range of issues, including 

economic development, land-use planning, urban form, housing, transportation and 

infrastructure. The Growth Plan promotes intensification of existing built-up areas, with a 

focus on directing growth to settlement areas and prioritizing intensification, with a focus 

on strategic growth areas, including urban growth centres and major transit station 

areas, as well as brownfield sites and greyfields. 

 

The Growth Plan is intended to guide the development of land, encourage compact built 

form, transit supportive communities, diverse land uses, and a range and mix of housing 

types, and, direct growth to settlement areas that offer municipal water and wastewater 

systems.  The Growth Plan states that a focus for transit and infrastructure investment 

to support future growth can be provided by concentrating new development in these 

areas and creating complete communities with diverse housing types. 

 

The proposed Development is consistent with the policy framework of the Growth Plan 

as the built form would utilize the Subject Lands more efficiently, make more efficient 

use of existing infrastructure, and provide housing at densities that are supportive of the 

Growth Plan objectives, specifically: 



 Section 2.2.1 - directing growth to settlement areas with municipal water and 

wastewater systems, public service facilities, and public transit to support the 

achievement of complete communities;  
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 Section 2.2.2 - contributing to meeting 60% of residential development within a 

delineated built-up area by 2031; and  

 Section 2.2.6 - providing a diverse mix of housing densities to meet the needs of 

current and future residents.  

 

The Development shown on Attachments 5 and 6 is located within a settlement area 

and a delineated built up area that contributes to providing a mix of housing densities 

and unit types within the neighbourhood in accordance with VOP 2010. Accordingly, the 

Development conforms to the Growth Plan. 

 

The Development conforms to the York Region Official Plan 2010 (“YROP”) 

 

The York Region Official Plan 2010 (“YROP”) guides economic, environmental and 
community building decisions across York Region.  The Subject Lands are designated 
“Urban Area” by the YROP.  The “Urban Area” designation permits a range of 
residential, commercial, industrial and institutional uses, subject to additional policy 
criteria.  Section 5.0 of the YROP states that “intensification within the Urban Area will 
accommodate a significant portion of the planned growth in the Region.” 
 
Section 3.5.4 of the YROP requires that local municipal official plans and zoning by-

laws permit a mix and range of housing types, lot sizes, unit sizes, functions, tenures 

and levels of affordability within each community

 
The Development will diversify housing options, including a mix and range of housing 

type, lot and unit sizes, and tenure in the community. The Development conforms to the 

YROP. 

 
York Region has indicated they have no objections to the Applications, subject to their 
comments in the Regional Implications section of this report, and the Conditions of 
Approval included in Attachment 1B. 
 
The Official Plan Amendment applications were reviewed by York Region and 

considered to be of local significance and in accordance with Regional Official Plan 

policy 8.3.8. The proposed Amendment does not adversely affect Regional planning 

policies or interests. York Region, on May 29, 2018, exempted Official Plan Amendment 

Files OP.16.007 and OP.17.011 from approval by the Regional Committee of the Whole 

and Council. 

 

An amendment to Vaughan Official Plan 2010 is required to permit the Development 

 

The Subject Lands are designated “Low-Rise Residential” and “Natural Areas” by 

Vaughan Official Plan 2010 (“VOP 2010”) and are located within a “Community Area” as 

identified on Schedule 1, “Urban Structure” of VOP 2010.  The “Low Rise Residential” 
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designation permits detached, semi-detached and townhouse dwelling units having a 

maximum permitted building height of 3-storeys, and there is no associated density 

requirement. 

 

Sections 9.1.2.2 and 9.1.2.3 of VOP 2010 identifies compatibility criteria for new 

development in a “Community Area”.  The compatibility criteria directs that new 

development be designed to respect and reinforce the physical character of the 

established neighbourhood within which it is located.  In addition, new development in a 

“Community Area” within established development areas shall pay attention to local lot 

patterns, size and configuration, and existing building types with similar setbacks. The 

Development is located on the south side of Rutherford Road, a major arterial road, that 

contains larger residential lots to the east and the Canadian Pacific rail line and lands 

that are designated for employment uses to the west.  The Development is not 

consistent with the compatibility and development criteria of VOP 2010. Therefore, an 

amendment to VOP 2010 is required. 

 

VOP 2010 permits limited intensification in Community Areas provided the proposed 

development is sensitive to and compatible with the character, form and planned 

function of the surrounding context. 

 

A portion of the Subject Lands are designated as “Natural Areas”.  Residential 

development is not proposed on this portion of the Subject Lands. The Natural Areas 

lands are proposed to be zoned OS1 Open Space Conservation Zone (Attachment 5) 

and will remain in private ownership. 

 

Section 9.2.3.2. in VOP 2010 identifies development criteria for townhouses, stating that 

the following policies and development criteria apply to Townhouses: 

 

a. A Townhouse is a Low-Rise Residential building, up to three storeys in height, 

situated on a single parcel and part of a row of at least three but no more than six 

attached residential units. 

 

b. In Community Areas with existing development, the scale, massing, setback and 

orientation of Townhouses will respect and reinforce the scale, massing, setback 

and orientation of other built and approved Townhouses in the immediate area. 

Variations are permitted for the purposes of minimizing driveways and having 

front entrances and porches located closer to the street than garages. 

 

c. In areas of new development, the scale, massing, setback and orientation of 

Townhouses will be determined through the process of developing and approving 
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Secondary Plans, Block Plans, Plans of Subdivision, Zoning By-laws, and/or 

urban design guidelines.  

 

d. Townhouses shall generally front onto a public street. Townhouse blocks not 

fronting onto a public street are only permitted if the unit(s) flanking a public 

street provide(s) a front-yard and front-door entrance facing the public street.  

 

e. The facing distance between blocks of Townhouses that are not separated by a 

public street should generally be a minimum of 18 m in order to maximize 

daylight, enhance landscaping treatments and provide privacy for individual units. 

 

The Development has regard for the Community Area Policy Review for Low-Rise 

Residential Designations 

 

Council on October 20, 2015, directed the Policy Planning and Environmental 

Sustainability (“PPES”) Department to initiate the Community Area Policy Review for 

Low-Rise Residential Designations. Council subsequently adopted the Urban Design 

Guidelines for Infill Development in Established Low-Rise Residential Neighbourhoods 

(the “Guidelines”) and the Community Area Policy Review for Low Rise Residential 

Designations Study (the “Study”). Council on October 19, 2016, approved the 

Guidelines and serve to clarify and implement existing VOP 2010 policies related to 

compatibility. Council, on April 19, 2017, approved the Study. Official Plan Amendment 

Number 15, to implement the Study recommendations, was adopted by Council on 

September 27, 2018, which has been forwarded to York Region for approval.  

 

The Guidelines and Study / OPA identify the Subject Lands as being part of a “Large 

Lot Neighbourhood”. The Applications were submitted on April 29, 2016 (Original 

Applications) and August 27, 2017 (Applications) and were deemed “Complete” on May 

17, 2016 and February 14, 2018 respectively. The commencement of the Applications 

pre-date the approval of OPA Number 15. However, the Development has regard for 

the following provisions of the Guidelines:  

 

 The townhouse blocks contain a maximum of 6 units 

 The minimum unit size is 6 m x 12 m (with the exception of 2 units)  

 The common amenity areas are located in prominent locations that are visible 

and easily accessed from all units 

 The majority of the front and interior yard setbacks are consistent with the 

Guideline requirements of 4.5 m and 1.5 m respectively   

 A minimum 50% of each front yard consists of soft landscaping (with exception of 

2 units)   

 Each townhouse has a private backyard as set out in the Guidelines  
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 The total number of visitor parking spaces complies with Zoning By-law 1-88, 

although a variance for the width of certain parallel spaces within the private road 

is required. 

 

The Development Planning Department is satisfied that the proposed Development has 

appropriate regard for the “Community Area” policies of VOP 2010, and the Council 

approved Guidelines.   

 

Summary of Planning Policy  

 

In consideration of the above, the Development Planning Department is satisfied that 

the Development is consistent with the PPS, conforms to the Growth Plan, the York 

Region Official Plan, and is compatible with the existing land uses in the surrounding 

area.  Accordingly, the Development Planning Department can support the Applications 

that includes an Amendment to VOP 2010 to address the compatibility criteria for new 

development in a “Community Area”. 

 

The proposed 3-storey townhouse dwellings, shown as Blocks 1 to 22 on Attachment 5, 

will establish a residential Development consistent in scale and built form with the 

polices set out in VOP 2010 and will provide a low-rise residential development that is 

appropriate and compatible, but not identical, with the existing surrounding and 

proposed developments. 

 

Other Development Application have been submitted for similar development in 

the vicinity of the Subject Lands 

 

The following applications have been submitted in the area of the Subject Lands, shown 

on Attachment 3, for similar development as follows: 

 

Files OP.18.019, Z.18.031 and 19T-18V012 (Di Benedetto Group Inc.) 

 

These applications apply to properties municipally known as 10, 20, 25 Di Benedetto 

Lane and 110 Simmons Street for 73 townhouse units on a private road. 

 

Files OP.18.020, Z.18.032 and 19T-18V013 (Gemini Urban Design (C) Corp.   

 

These applications apply to the property municipally known as 88 Simmons Street for 

32 townhouse units on a private road. 
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A Pre-Application Consultation Meeting was also held with respect to the property 

municipally known as 75 Simmons Street which contemplates townhouse units with 

direct frontage onto Simmons Street. 

 

The review of all of the development applications in this area require the co-ordination 

of development.  Should the development applications in this area be approved, each 

landowner will be required to grant reciprocal easements to maintain vehicular and 

pedestrian access between the adjoining developments.  The provision of these 

easements will be secured through the site plan approval process.  Review of the 

Applications will also ensure that multi-use recreational pathways to connect each 

project to Regional Road 27 via Rutherford Road is secured.  The Parks Development 

Department will review the lands to the immediate south of the Subject Lands, as shown 

on Attachment 3, to determine if a Park block located off of Simmons Street and central 

to the existing and planned neighbourhood can be accommodated. 

 

Amendments to Zoning By-law 1-88 are required to permit the Development  
 

The Subject Lands are zoned RR Rural Residential Zone by Zoning By-law 1-88, which 

permits only detached dwellings on lots with a minimum frontage of 45 m and a lot area 

of 400m2. A townhouse is not a permitted use in the RR Rural Residential Zone.   

 

The Owner is proposing to rezone the Subject Lands from RR Rural Residential Zone to 

and RT1(H) Residential Townhouse Zone (lands to be developed with townhouse 

dwelling units) with a Holding Symbol “(H)”, RR Rural Residential Zone (to 

accommodate for the existing dwelling and remnant parcel shown as “Additional Lands 

Owned by the Applicant” on Attachment  4), and OS1 Open Space Conservation Zone 

(for the environmentally protected lands), in the manner shown on Attachment 5, 

together with the following site-specific zoning exceptions: 

 

Table 1 

 

 

Zoning By-law  

1-88 Standard 

RT1 Residential 

Townhouse Zone 

Requirements 

 

Proposed Exceptions to the 

RT1 Residential 

Townhouse Zone 

Requirements 

 

 

a. 

 

 

Frontage on a 

Public Street  

 

No person shall erect any 

building in any zone unless 

the lot upon which such 

building is to be erected 

fronts onto a public street. 

 

Permit a building to be 

erected that fronts onto a 

public street or a private 

common element 

condominium road. 
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Zoning By-law  

1-88 Standard 

RT1 Residential 

Townhouse Zone 

Requirements 

 

Proposed Exceptions to the 

RT1 Residential 

Townhouse Zone 

Requirements 

 

 

b. 

 

Definition of a 

“Street 

Townhouse 

Dwelling” 

 
Means “a townhouse dwelling 

in which each dwelling unit is 

situated on its own lot, which 

abuts a public street”. 

 
Means “a townhouse dwelling 
in which each dwelling unit is 
situated on its own lot or 
parcel of tied land (“POTL”), 
which abuts a public street or 
private common element 
road”. 
 

 

c. 

 

Minimum Lot 

Depth 

  

 

27 m / unit 

 

23 m / unit 

19 m: Unit 111 

 

 

d. 

 

Minimum Lot 

Area  

 

162 m2 / unit 

 

 160 m2 / unit: Unit 109 

 

 150 m2/ unit: Units 2-5, 8, 

9, 19-21, 24, 25, 33, 34, 

50-53, 68, 69, 90-93, and 

108 

 

 145 m2 / unit: Units 18, 

28, 32, 37, 38, 41, 42, 45, 

72-75 and 110 

 

 135 m2 / unit: Units 46, 

47, 56-59, 62, 63, 78-81, 

84-87, 96, 97, 100, 101, 

104, 105 

 

 

e. 

 

Minimum Lot 

Frontage 

 

 

6 m/unit 

 

5.83 m - Units 12 and 15 

 

 

f. 

 

Minimum Rear 

Yard Setbacks 

 

 

7.5m  

 

 7.2 m (Block 1) 

 7 m (Blocks 11 & 18) 

 6.3 m (Blocks 10, 12, 13,  
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Zoning By-law  

1-88 Standard 

RT1 Residential 

Townhouse Zone 

Requirements 

 

Proposed Exceptions to the 

RT1 Residential 

Townhouse Zone 

Requirements 

 

16, 17, 19, 20 and 21) 

 5.88 m (Unit 110) 

 5 m (Unit 111) 

 

 

g. 

 

Minimum Exterior 

Side Yard 

Setback (Private 

Road)   

 

4.5 m 

 

 1.25 m (Block 1) 

 1.0 m to porch, 2.7 m to 

     main wall (Block 4) 

 1.1 m (Block 5) 

 2.7 m (Block 7) 

 3.3 m to main wall and  

     1.1 m to porch (Block 11) 

 1.9 m (Block 13) 

 3.7 m (Block 18) 

 3.8 m (Block 21) 

 

 

h. 

 

Minimum Interior 

Side Yard 

Setback 

(Greenway or 

Buffer Block) 

 

 

3.5 m 

 

1.5 m (Block 22) 

 

i. 

 

Minimum 

Setback to a Site 

Triangle 

(Private Road) 

 

 

3 m 

 

 1.2 m (Block 4) 

 1.6m (Block 5) 

 2.7 m (Block 7) 

 2.2 m (Block 11) 

 2.7 m (Block 16) 

 7 m (Block 22) 

 

 

j. 

 

Percentage of 

Soft Landscape 

Area in Front 

Yard 

 

 

60 % 

 

50% - Units 12, 13, 14 and 15 
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Zoning By-law  

1-88 Standard 

RT1 Residential 

Townhouse Zone 

Requirements 

 

Proposed Exceptions to the 

RT1 Residential 

Townhouse Zone 

Requirements 

 

 

k. 

 

 

Maximum 

Building Height 

 

 

11 m 

 

11.5 m 

 

 

 

l. 

 

Maximum Width 

of a Driveway 

Entrance 

 

 

 

7.5 m 

 

 

9.32 m 

 

m. 

Minimum 

Dimensions 

Visitor Parallel 

Parking Space 

 

 

2.7 m X 6 m 

 

2 m X 6 m 

 

n. 

 

Placement of Air 

Conditioners 

 

 

Not permitted in front yard 

 

Permit in front yard, above 

the garage - Blocks 1, 2  

and 3 

 

 

Zoning By-law  

1-88 Standard 
RR Rural Residential Zone 

 

Proposed Exception to RR 

Rural Residential Zone 

Requirement 

 

 

a. 

 

Minimum  

Lot Area 

 

 

4,000 m2 

 

3,700 m2 

 

The Development Planning Department has reviewed and supports the proposed site-

specific zoning exceptions in Table 1 on the following basis: 

 

Frontage on a Public Street and Definition 

 

Zoning By-law 1-88 does not included standards for townhouse development utilizing a 

common element condominium road. The RT1 Residential Townhouse Zone permits 

units only on lots that front onto a public street. The proposed definition will permit a unit 

on a lot with frontage on a private common element road and facilitate the creation of 
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Parcels of Tied Land (POTLs) for future individual ownership. The proposed definitions 

implement the Development on a private common element road. 

 

Lot Frontage, Lot Area, Minimum Yard Setbacks, Lot Depth, Building Height, Maximum 

Interior Garage Widths, and Driveway Widths 

 

The amendments to the lot frontage, lot area, and lot depth requirements recognize the  

creation of the development blocks and POTLs for the townhouse dwellings that will 

facilitate a compact built form. The proposed yard setbacks, building height and make 

more efficient use of the Subject Lands and implements the compact built form. Many of 

the exceptions in Table 1 apply only to certain buildings and/or units and not to the 

entire Development.  

 

The proposed zoning exceptions would implement a townhouse development which is a 

built form permitted by Vaughan Official Plan 2010 and is compatible with the existing 

and planned built form in the surrounding area. 

 

The Planning Act permits Vaughan Council to pass a resolution to permit a 

landowner to apply for a future Minor Variance application(s), if required, within 2 

years of a Zoning By-law coming into full force and effect  

 

Section 45 (1.3) of the Planning Act restricts a landowner from applying for a Minor 

Variance Application to the Committee of Adjustment within two years of the day on 

which a Zoning By-law was amended. The Planning Act also permits Council to pass a 

resolution to allow an Owner to apply for a Minor Variance(s) within 2 years of the 

passing of a by-law amendment.  

 

Should Council approve the Zoning By-law Amendment, the Development Planning 

Department has included a Recommendation to permit the Owner to apply for a Minor 

Variance application(s), if required, prior to the two-year moratorium in order to address 

minor zoning deficiencies that may arise through the finalization and construction of the 

Development. 

 

The Development Planning Department has no objection to the Draft Plan of 

Subdivision, subject to the Conditions of Approval of this report  

 

The Development Planning Department has no objection to the approval of the Draft 

Plan of Subdivision (‘Draft Plan’) shown on Attachment 4, subject to the Conditions of 

Approval included in Attachment 1. The primary purpose of the Draft Plan is to create 

one residential development Block (Block 1) for the overall Development. In order to 

facilitate the creation of the individual freehold townhouse lots, the Owner must submit a 
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Part Lot Control Exemption application to create the freehold townhouse units, should 

the Applications be approved. 

 

A Draft Plan of Condominium application is required to establish the Common 

element condominium tenure of the Development  

 

Should Council approve the Applications, the proposed condominium tenure for the 

Development will be created through a future Draft Plan of Condominium application, 

which is subject to approval by Council. The future condominium corporation will be 

responsible for the maintenance of all common element areas in the Development, 

including but not limited to, parking, private road, pedestrian connections, landscaping, 

sanitary and storm water connections, and amenity areas. 

 

Site Development Application File DA.18.070 will require the approval of Council 

 

The Owner has submitted detailed conceptual site plans as part of the Applications that 

are the subject of this report. The Owner, in August 2018, submitted Site Development 

File DA.18.070 to permit the Development. Should the subject Applications be approved 

by Vaughan Council, Site Development File DA.18.070 will be subject to a technical 

report for consideration at a future Committee of the Whole meeting. The Owner will be 

required to withdraw their LPAT appeals of the Original Applications prior to the 

approval of Site Development File DA.18.070.  A condition to this effect is included in 

the Recommendation section of this report. 

 

The Development Engineering (“DE”) Department has no objection to the 

Development, subject to the Conditions of Draft Plan of Subdivision Approval and 

that the Zoning By-law include conditions to be satisfied prior to the removal of 

the Holding Symbol  

 

A Functional Servicing Report (‘FSR’), prepared by Schaeffers Consulting Engineers 

dated May 2018, with supplemental information, was submitted in support of the 

Applications. Based on the review of documentation, the following comments are 

provided: 

 

a) Water Servicing 

 

The Development is proposed to be serviced primarily by an existing 300mm 

diameter watermain on the west side of Simmons Street with a second 

connection to an existing 300mm diameter watermain on the south side of 

Rutherford Road. The Development is located within Pressure District 5. The DE 

Department is satisfied with this schematic information provided in principle.  

However, additional analysis will be required through the detailed design stage 
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and the requirements for same are included in the conditions of approval in 

Attachment 1. 

 

b) Sanitary Servicing 

 

The Subject Lands are tributary to the future sanitary trunk sewer scheduled to 

be installed on Regional Road 27 and Rutherford Road by York Region in 2028. 

In the interim, the Owner is proposing that the Development be serviced by a 

new sanitary sewer traversing from Simmons Street to an existing 200mm 

diameter sanitary sewer located on Royalpark Way. The Development is north 

and west of the connection to the Royalpark Way sewer. The Owner is proposing 

to design and construct, at no cost to the City, a new sanitary sewer within the 

City (Simmons Street and Regional Road 27 rights-of-way) to discharge sanitary 

flow from the Subject Lands, utilizing part of an existing City watermain easement 

located on the property municipally known as 75 Simmons Street to connect the 

proposed sewers between Simmons Street and Regional Road 27. The FSR 

demonstrates that the interim solution is attainable.  

 

The DE Department requires the Owner provide supplemental analysis including 

flow monitoring, study area refinements and detailed conveyance capacity 

analysis of downstream sewers. The Owner shall demonstrate that the interim 

sanitary schematic detailed within the FSR outlining sanitary discharge to the 

existing Royalpark Way sanitary network can be achieved utilizing an adequate 

easement width. 

 

Prior to final approval of the Draft Plan, the Owner shall demonstrate, to the 

satisfaction of the City, that a design and construction method can facilitate both 

the existing watermain and proposed sanitary sewer concurrently. The Owner 

shall be responsible to modify the description of the easement to include the 

proposed sanitary sewer to the satisfaction of the City. The Owner shall agree in 

the subdivision agreement to convey any lands and/or easements, free of all 

costs and encumbrances, to the City that are necessary to construct the 

municipal services utilizing an adequate easement width. Lands may include any 

required easements and/or additional lands within and/or external to the Draft 

Plan, to the satisfaction of the City. Conditions to this effect are included in 

Attachment 1. 

 

c) Storm Servicing 

 

Stormwater for the Development is proposed to be captured within underground 

storage facilities and oversized sewers to be constructed within the development 

boundaries, with the flow conveyed utilizing pre-development target flow rates to 

a new storm sewer on Simmons Street. The Owner further proposes to design 

and construct a new storm sewer, at no cost to the City, within the Simmons 
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Street right-of-way, to convey stormwater flow from the Subject Lands northerly 

to the existing road stormwater outlet located at the low point of Simmons Street. 

The sewer is proposed to terminate with a new headwall at the outlet east of 

Simmons Street where flow is then conveyed easterly through an existing 

overland ditch. All stormwater storage and quality facilities are proposed to be 

within a common-element condominium development. 

 

The DE Department is generally satisfied with the general stormwater drainage 

schematic, however, supplemental analysis, particularly with respect to 

accommodating existing drainage areas within the Simmons Street right-of-way 

and the geotechnical and hydrogeological recommendations for the construction 

of the proposed sewer. Additional analysis will be required through the detailed 

design stage and the requirements for same are included in the Conditions of 

Approval in Attachment 1. 

 

d) Grading Design 

 

Preliminary engineering design drawings, prepared by Schaeffers Consulting 

Engineers, dated May 2018, were submitted in support of the Applications. A 

detailed evaluation of the grading design and erosion and sediment control 

measures will be conducted during the detailed design stage and as part of the 

Site Plan Approval. The DE Department is generally satisfied with the preliminary 

schematic for the Owner to urbanize Simmons Street, at no cost to the City, 

subject to the Conditions of Approval in Attachment 1. 

 

e) Noise and Vibration 

 

A Noise and Vibration Feasibility Study, prepared by HGC Engineering Ltd., was 

prepared to undertake an analysis of the noise and vibration impacts on the 

Development. The Owner shall address and fulfill the comments and conditions 

to the satisfaction of the City. The study shall be updated and finalized 

concurrent with the detailed design of the subdivision and shall address matters 

related to the height and placement of acoustic barriers. A condition to this effect 

is included in the Conditions of Approval in Attachment 1.  

 

f) Environmental 

 

The Owner submitted Phase One and Two Environmental Site Assessments 

(‘ESA’), which identified minor exceedances of petroleum hydrocarbons in soil 

and polycyclic aromatic hydrocarbons in groundwater. As a result of the impacts, 

the Owner submitted a Remedial Action Plan (‘RAP’) that addressed the 
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remediation of the impacts. The DE Department reviewed the reports and 

correspondence and are satisfied with the ESA documents submitted to date. 

 

Remediation is required for the Subject Lands, in accordance with the City’s 

Contaminated Sites Policy, and therefore a Holding Symbol (“H”) and will be 

included in the implementing Zoning By-law, with removal of the Holding Symbol 

from the Subject Lands being contingent upon the Owner’s implementation of the 

RAP and submission of a Record of Site Condition (‘RSC’) filed on the 

Environmental Site Registry and acknowledged by the MECP.  A condition to this 

effect is included in the Recommendations of this report and is to be included in 

the implementing Zoning By-law, should the Applications be approved. A 

condition to this effect is also included in the Conditions of Approval in 

Attachment 1. 

 

g) Transportation 

 

The Owner has submitted a Transportation Impact Study (‘TIS) prepared by 

Nextrans Consulting Engineers, dated April 25, 2016, with an additional updated 

TIS dated April 2018 and a response letter dated November 9, 2018. The 

Transportation Engineering Division is working with the Owner to finalize the 

Study, including the review of all transportation infrastructure improvements 

including urbanization of Simmons Street to include sidewalk(s), streetlights and 

an eastbound right turn lane at Rutherford Road and Simmons Street 

intersection. All of which must be approved to the satisfaction of the DE 

Department. A condition to this effect is included in the Conditions of Approval in 

Attachment 1. 

 

The DE Department requires that the Holding Symbol “(H)” shall not be removed from 

the lands zoned “RT(1) Residential Townhouse Zone” with the Holding Symbol “(H)” as 

shown on Attachment 5, until the following matters have been addressed to the 

satisfaction of the City: 

 

i) The Subject Lands are located in an area, adjacent to Regional roads 

(Rutherford Road and Regional Road 27), that are tributary to the future sanitary 

trunk sewer scheduled to be installed by York Region in 2028. The Holding 

Symbol “(H)” is to only be lifted under one of the following two scenarios: 

 

a. The sanitary trunk sewer on Regional Road 27 is constructed by York 

Region and the Owner has secured the necessary lands and/or 

easements, free of all costs and encumbrances, to the City that are 

necessary to construct the sanitary sewer between Simmons Street and 

Regional Road 27; or, 
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b. The Owner has demonstrated that an alternate interim sanitary outlet to 

Royalpark Way as shown within the Functional Servicing Report can be 

achieved utilizing an adequate easement width and a comprehensive 

study including, but not limited to, flow monitoring, conveyance capacity 

analysis of downstream sewers, and available allocation, to the 

satisfaction of the City. 

 

ii) The Owner obtaining and filing for an MECP Record of Site Condition (RSC) 

following remediation and verification sampling to the satisfaction of the City of 

Vaughan. 

 

The DE Department has no objections to the Development and will continue to work 

with the Owner to finalize all plans and reports subject to the conditions identified in the  

Recommendations of this report, and the Conditions of Approval identified in  

Attachment 1 of this report. 

 

The Urban Design and Cultural Heritage Division of the Development Planning 

Department have no objection to the Applications 

 

The Urban Design and Cultural Heritage Division of the Development Planning 

Department have reviewed the Stage 1 – 2 Archaeological Assessment which conclude 

that no archaeological potential was identified on the Subject Lands. The letter from the 

Ministry of Tourism, Culture and Sport accepting this report has also been submitted. 

Therefore, the Subject Lands are cleared of archeological concern. However, standard 

clauses will apply and are included in the Conditions of Approval identified in 

Attachment 1 of this report:  

 

a) Should archaeological resources be found on the property during construction 

activities, all work must cease, and both the Ontario Ministry of Tourism, Culture 

and Sport and the City of Vaughan’s Development Planning Department, Urban 

Design and Cultural Heritage Division shall be notified immediately.  

 

b) In the event that human remains are encountered during construction activities, 

the Owner must immediately cease all construction activities and shall contact 

the York Regional Police Department, the Regional Coroner and the Registrar of 

the Cemeteries at the of Consumer Services.  
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Cash-in-lieu of the dedication of Parkland is required for the Draft Plan  

 

The Office of the City Solicitor, Real Estate Department has advised that the Owner 

shall dedicate land and/or pay to Vaughan by way of certified cheque, cash-in-lieu of the 

dedication of parkland equivalent to 5% or 1 ha per 300 units of the value of the Subject 

Lands, prior to the issuance of a Building Permit, in accordance with the Planning Act 

and the City’s Cash-in-lieu of Parkland Policy. The Owner shall submit an appraisal of 

the Subject Lands, in accordance with Section 42 of the Planning Act, prepared by an 

accredited appraiser for approval by the Office of the City Solicitor, Real Estate 

Department, and the approved appraisal shall form the basis of the cash-in-lieu 

payment.  

 

Development Charges are applicable to the Development  

 

The Financial Planning and Development Finance Department has advised that the 

Owner shall enter into a subdivision agreement with the City of Vaughan to satisfy all 

conditions, financial or otherwise of the City, with regard to such matters as the City 

may consider necessary, including development charges. 

 

The Parks Development Department has no objection to the approval of the 

Applications, subject to the Owner providing a trail connection to Regional Road 

27 via Rutherford Road  

 

The Parks Development Department is generally satisfied with the Development and 

the Community Services and Facility Study submitted with the Applications, subject to 

the development of an acceptable multi-use recreational pathway to connect to 

Regional Road 27 via Rutherford Road. A condition to this effect is included in the 

Conditions of Approval in Attachment 1. 

 

Given the lack of pedestrian connections from the Development into the surrounding 

community, the provision of a connection would be invaluable to allow for public access 

to the existing open space systems. This pedestrian connection will remain in place until 

such time as York Region is prepared to complete the grade separation at Rutherford 

Road, at which time, the connection will be re-established to the plan condition.  

 

In order to facilitate the city wide parkland objectives of the Active Together Master Plan 

and given the submission of two additional development applications seeking 

townhouse units in the surrounding area, the Parks Development Department will 

consider the opportunities for future connections to public parkland in Block 59 (future 

District Park) and the future community area planned in Block 60 East, and /or the 

provision of public park space as part of the review of those development applications. 
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Parks Development staff will review the lands to the immediate south of the Subject 

Lands, as shown on Attachment 3, to determine if a Park block located off of Simmons 

Street and central to the existing and planned neighbourhood can be accommodated. 

These future development lands will require further review by the City of Vaughan for 

suitability for use as a park block, which will require the Owner(s) of these lands to 

provide a facility fit conceptual design prepared by a Landscape Architect. The facility fit 

conceptual design should be prepared to take into consideration basic park design and 

park planning practices, which shall include, but is not limited to:  

  

 identify existing vegetation 

 include setbacks to residential properties, streets and railway line  

 assess slopes, storm water run-off, drainage patterns and servicing requirements  

 includes park program requirements based on City’s Active Together Master 

Plan and as determined by the City 

 comply with the principles of CPTED (Crime Prevention Through Environmental 

Design) safety, active visual surveillance, etc.  

 allow for a minimum road frontage in accordance with VOP 2010 

 free of encumbrances that would include utilities, service easement(s), natural 

heritage features, buffers, railway rights-of-way, etc. Encumbered lands are not 

eligible for parkland dedication  

 

The Environmental Services Department, Solid Waste Management Division has 

no objection to the Applications  

 

The Environmental Services Department Solid Waste Management has no objection to  

the proposed waste collection proposed for the Development. Upon a successfully 

completed Application, site inspection and executed Agreement as determined by the 

City, the Condominium Corporation(s) may be eligible for municipal waste collection 

services. Should the Condominium Corporation(s) be deemed ineligible by the City or 

choose not to enter into an Agreement with the City for municipal collection service, all 

waste collection services shall be privately administered and shall be the responsibility 

of the Condominium Corporation(s). The following clause shall be included within the 

future Condominium Agreement:  

 

“Prior to final approval, upon a successfully completed application, site inspection  

and executed registration of an Agreement with the Vaughan Environmental  

Services Department, Solid Waste Management Division, as determined by the  

City, the Condominium Corporation(s) will be eligible for municipal waste  

collection services. Should the Condominium Corporation(s) be deemed  

ineligible by the City or choose not to enter into an Agreement with the City for  

municipal collection service, all waste collection services shall be privately  

administered and shall be the responsibility of the Condominium Corporation(s).” 
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The Fire and Rescue Service Department has no objection to the Development, 

subject to the Conditions of Approval  

 

The Fire and Rescue Services Department has no objection to the Development. The 

Fire and Rescue Services Department has advised that fire hydrants (municipal or 

private) are required to be installed in accordance with the Ontario Building Code, and 

the fire hydrants shall be unobstructed and ready for use at all time. In addition, access 

roadways shall be maintained and suitable for large heavy vehicles.  

 

The Toronto and Region Conservation Authority (“TRCA”) has no objection to the 

Development  

 

The TRCA has no objection to the Applications subject to the Conditions of Approval set 

out in Attachment 1C. 

 

All school boards have no objection to the Development  

 

The York Region District School Board and York Region Catholic District School Board 

have no objection to the Development.  

 

Canadian Pacific Railway has no objection to the Development  

 

The Canadian Pacific Railway has no objection to the Development subject to the 

Conditions of Approval identified in Attachment 1D of this report.  

 

Canada Post Corporation has no objection to the Development  

 

The Canada Post Corporation has no objection to the Development subject to the 

Conditions of Approval identified in Attachment 1E of this report.  

 

All utility companies have no objection to the Development  

 

Alectra Utilities Corporation and Enbridge Gas Distribution Inc. have indicated no 

objection to the Draft Plan, subject to the Conditions of Approval identified in 

Attachment 1.  

 

Bell Canada and Alectra Utilities Corporation (formerly PowerStream Inc.) have no 

objection to the approval of the Development, subject to the Owner coordinating 

servicing, connections, easements and locates with the above noted utilities prior to 

commencement of site works. 
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Financial Impact 

There are no requirements for new funding associated with these Applications.  

 

Broader Regional Impacts/Considerations 

York Region has reviewed the Official Plan Amendment Application and has determined 

that the proposed amendment is a matter of local significance and does not adversely 

affect Regional planning policies or interest. York Region, on May 29, 2018, exempted 

the Official Plan Amendment Application from approval by the Regional Committee of 

the Whole and Council.  

 

York Region has reviewed the Applications and has no objection to their approval. The 

Owner is required to satisfy all York Region requirements, subject to the comments and 

Conditions of Approval in Attachment 1B. 

 

Conclusion 

The Development Planning Department has reviewed Official Plan and Zoning By-law 

Amendment Files OP.17.011 and Draft Plan of Subdivision File 19T-17V011 in 

consideration of the Provincial Policies and the applicable York Region and City Official 

Plan policies, the requirements of Zoning By-law 1-88, the comments received from City 

Departments, external public agencies, the public, and the surrounding area context.  

 

The Development Planning Department is of the opinion that the Applications, when 

considered comprehensively, are consistent with the Provincial Policy Statement, 2014, 

conforms to the Growth Plan for the Greater Golden Horseshoe, 2017, and the York 

Region Official Plan and that the Applications represent good planning. The 

Development Planning Department recommends that the Applications be approved. On 

this basis, the Development Planning Department can support the approval of the 

Applications subject to the Recommendations in this report, and the Conditions of 

Approval set out in Attachment 1. 
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For more information, please contact Clement Messere, Senior Planner, Development 

Planning, at extension 8409.  

 

Attachments 

1. Conditions of Approval  

2. Context Location Map 

3. Location Map 

4. Draft Plan of Subdivision Files 19T-16V004 and 19T-17V011 

5. Proposed Zoning and Conceptual Site Plan 

6. Typical Elevation Rendering  

7. Previous Conceptual Site Plan Considered at the November 1, 2016 Public 

Hearing 

Prepared by 

Clement Messere, Senior Planner, ext. 8409  

Carmela Marrelli, Senior Manager of Development Planning, ext. 8791  

Mauro Peverini, Director of Development Planning ext. 8407 

 

/LG 
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Draft Plan of Subdivision 
Files 19T-16V004 and 19T-17V011 Attachment

4
Printed on: 12/3/2018Document Path: N:\GIS_Archive\Attachments\DA\DA.18.070\DA.18.070_C_DraftPlan.mxd

0 50 10025
Metres Subject Lands

³

Development Planning
Department

Part Lot 15, Concession 9
APPLICANT:
Gemini Urban Design (W) Corp.
Document Path: N:\GIS_Archive\Attachments\DA\DA.18.070\DA.18.070_C_DraftPlan.mxd

LOCATION: RELATED FILE:
DATE:

January 22, 2019

FILES:
 OP.16.007, Z.16.019, 19T-16V004,

OP.17.011, Z.17.031, 19T-17V011
DA.18.070

Page 61



Proposed Zoning and Conceptual Site Plan Attachment
5
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Typical Elevation Rendering Attachment
6
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Previous Conceptual Site Plan Considered
At The November 1, 2016 Public Hearing Attachment

7
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ATTACHMENT NO. 1 
 

CONDITIONS OF APPROVAL 
 

DRAFT PLAN OF SUBDIVISON FILE 19T-17V011 (“THE PLAN”) 
GEMINI URBAN DESIGN (W) CORP. 

PART OF EAST HALF OF LOT 15, CONCESSION 9, CITY OF VAUGHAN 
 
THE CONDITIONS OF THE COUNCIL OF THE CITY OF VAUGHAN (“CITY”) THAT 
SHALL BE SATISFIED PRIOR TO THE RELEASE FOR REGISTRATION OF PLAN 
OF SUBDIVISON FILE 19T-17V011 (“THE PLAN”) ARE AS FOLLOWS: 
 
The Owner shall satisfy the following conditions: 
 
1. The Conditions of Approval of the City of Vaughan as set out on Attachment 

No.1A. 
 
2. The Conditions of Approval of York Region as set out on Attachment No.1B and 

dated February 28, 2018. 
 
3. The Conditions of Approval of the Toronto and Region Conservation Authority as 

set out on Attachment No. 1C and dated October 24, 2018. 
 
4. The Conditions of Approval of Canada Pacific Railway as set out on Attachment 

No. 1D, dated February 23, 2018. 
 
5. The Conditions of Approval of Canada Post as set out on Attachment No. 1E and 

dated December 5, 2017. 
 
6. The Conditions of Approval of Alectra Utilities as set out on Attachment No. 1F 

and dated February 26, 2018. 
 

7. The Conditions of Approval of Enbridge Gas as set out on Attachment No. 1G 
and dated November 23, 2017. 
 

Clearances 
 
1. Final approval for registration may be issued in phases to the satisfaction of the 

City, subject to all applicable fees provided that: 
 

a) Phasing is proposed in an orderly progression, in consideration of such 
matters as the timing of road improvements, infrastructure, schools, and 
other essential services; and, 
 

b) all commenting agencies agree to registration by phases and provide 
clearances, as required in the Conditions in Attachments Nos. 1A, 1B, 
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1C,1D, and 1E, 1F and 1G for each phase proposed for registration; and 
furthermore, the required clearances may relate to lands not located within 
the phase sought to be registered. 

 
2. The City shall advise that the Conditions on Attachment No. 1A have been 

satisfied and the clearance letter shall include a brief statement detailing how 
each condition has been met. 

 
3. York Region shall advise that the Conditions on Attachment No. 1B have been 

satisfied and the clearance letter shall include a brief statement detailing how 
each condition has been met. 

 
4. The Toronto and Region Conservation Authority shall advise that the Conditions 

on Attachment No. 1C have been satisfied and the clearance letter shall include 
a brief statement detailing how each condition has been met. 

 
5. Canadian Pacific Railway shall advise that the Conditions on Attachment No. 1D 

have been satisfied and the clearance letter shall include a brief statement 
detailing how each condition has been met. 

 
6. Canada Post shall advise that the Conditions on Attachment No. 1E have been 

satisfied and the clearance letter shall include a brief statement detailing how 
each condition has been met. 
 

7. Alectra Utilities shall advise that the Conditions on Attachment No. 1F have been 
satisfied and the clearance letter shall include a brief statement detailing how 
each condition has been met. 
 

8. Enbridge Gas Distribution shall advise that the Conditions on Attachment No. 1G 
have been satisfied and the clearance letter shall include a brief statement 
detailing how each condition has been met. 
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ATTACHMENT NO. 1A 
 

CONDITIONS OF DRAFT APPROVAL 
 

DRAFT PLAN OF SUBDIVISON FILE 19T-17V011 (“THE PLAN”) 
GEMINI URBAN DESIGN (W) CORP. 

PART OF EAST HALF OF LOT 15, CONCESSION 9, CITY OF VAUGHAN 
 
THE CONDITIONS OF THE COUNCIL OF THE CITY OF VAUGHAN (“CITY”) THAT 
SHALL BE SATISFIED PRIOR TO THE RELEASE FOR REGISTRATION OF PLAN 
OF SUBDIVISON FILE 19T-17V011 (“THE PLAN”) ARE AS FOLLOWS: 
 
City of Vaughan Conditions 
 
1. The Plan shall relate to the Draft Plan of Subdivision, prepared by Glen Schnarr 

& Associates Inc., drawing 17:1, dated July 13, 2018. 
 
2. The lands within this Plan shall be appropriately zoned by a zoning by-law which 

has come into effect in accordance with the provisions of The Planning Act. 
 
3. The Owner shall pay any and all outstanding application fees to the Development 

Planning Department, in accordance with Tariff of Fees By-law in-effect at the 
time of payment.  

 
4. The Owner shall enter into a subdivision agreement with the City of Vaughan to 

satisfy all conditions financial or otherwise of the City, with regard to such matters 
as the City may consider necessary, including payment of development levies, 
the provision of roads and municipal services, landscaping and fencing. The said 
agreement shall be registered against the lands to which it applies. 

 
5. Prior to final approval, the Owner shall provide easements as may be required for 

utility, drainage and construction purposes shall be created and granted to the 
appropriate authority(ies), free of all charge and encumbrances. 

 
6. The road allowances within this Plan shall be named to the satisfaction of the 

City, in consultation with the Regional Planning Department; proposed street 
names shall be submitted by the Owner for approval by the City and shall be 
included on the first engineering drawings. 

 
 
 

7. Any dead ends or open sides of road allowances created by this Plan shall be 
terminated in 0.3 metre reserves, to be conveyed to the City without monetary 
consideration and free of all encumbrances, to be held by the City until required 
for future road allowances or development of adjacent lands 

 
8. The Owner shall obtain a Ministry of the Environment Conservation and Parks 

(“MECP”) Record of Site Condition (‘RSC’) due to the change to a more sensitive 
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land use, the City shall rely on the MECP’s RSC process to ensure the reports 
and ultimately the lands are deemed suitable for the Development.  

 
9. Prior to the initiation of grading, and prior to the registration of this Plan or any 

phase thereof, the Owner shall submit to the City for review and approval the 
following: 

 
A detailed engineering report that describes the storm drainage system for the 
proposed Development within this Plan, which report shall include: 

 
a) plans illustrating how this drainage system will tie into surrounding 

drainage systems, and indicating whether it is part of an overall drainage 
scheme, how external flows will be accommodated, and the design 
capacity of the receiving system; 
 

b) the location and description of all outlets and other facilities; 
 
c) storm water management techniques which may be required to control 

minor or major flows; and 
 
d) proposed methods of controlling or minimizing erosion and siltation onsite 

and in downstream areas during and after construction. 
 

The Owner shall agree in the subdivision agreement to carry out, or cause to 
carry out, the recommendations set out in any and all of the aforementioned 
reports to the satisfaction of the City. 

 
10. The Owner shall agree in the subdivision agreement to maintain adequate 

chlorine residuals in the watermains within the Plan after successful testing and 
connection to the potable municipal water system and continue until such time as 
determined by the City or until assumption of the Plan. In order to maintain 
adequate chlorine residuals, the Owner will be required to retain a licensed water 
operator to flush the water system and sample for chlorine residuals on a regular 
basis determined by the City. The Owner shall be responsible for the costs 
associated with these activities including the metered consumption of water used 
in the program. 

 
11. The Owner shall agree in the subdivision agreement that the location and design 

of the construction access shall be provided only in a location approved by the 
City and York Region. 

 
12. The Owner shall agree to remove any driveways and buildings on site, which are 

not approved to be maintained as part of the Plan; any modification to off-site 
driveways required to accommodate the Plan shall be co-ordinated and 
completed at the cost of the Owner.  

 

Page 68



13. The Owner shall agree that all Lots or Blocks to be left vacant shall be graded, 
seeded, maintained and signed to prohibit dumping and trespassing. 

 
14. The Owner shall agree in the subdivision agreement that no Building Permit(s) 

will be applied for or issued until the City is satisfied that adequate road access, 
municipal water supply, sanitary sewers, and storm drainage facilities are 
available to service the development. 

 
15. Prior to final approval of the Plan, the Owner shall design and construct, at no 

cost to the City, any external municipal services, temporary and/or permanent 
built or proposed, that have been designed and oversized to accommodate the 
development of the Plan. 

 
16. The Owner shall agree in the subdivision agreement to design, purchase material 

and install a streetlighting system in the Plan in accordance with City Standards 
and specifications. The Plan shall be provided with decorative streetlighting to 
the satisfaction of the City. 

 
17. The Owner shall cause the following warning clauses to be included in a 

schedule to all Offers of Purchase and Sale, or Lease for all Lots/Blocks within 
the entire Plan: 

 
a) “Purchasers and/or tenants are advised that the planting of trees on City 

boulevards in front of residential units is a requirement of the City and a 
conceptual location Plan is included in the subdivision agreement. While 
every attempt will be made to plant trees as shown, the City reserves the 
right to relocate or delete any boulevard tree without further notice. 
 
The City has not imposed an amount of a tree fee or any other fee, which 
may be charged as a condition of purchase for the planting of trees.  Any 
tree fee paid by purchasers for boulevard trees does not guarantee that a 
tree will be planted on the boulevard in front or on the side of the 
residential dwelling.” 
 

b) “Purchasers and/or tenants are advised that proper grading of all lots in 
conformity with the Subdivision Grading Plans is a requirement of this 
subdivision agreement. 

 
The City has taken a Letter of Credit from the Owner (Subdivision 
Developer) for the security to ensure all municipal services including, but 
not limited to lot grading, are constructed to the satisfaction of the City. 
Direct cash deposit from the Purchasers to the City and/or Owner, for lot 
grading purposes, is NOT a requirement of this subdivision agreement. 
The City of Vaughan does not control the return of such deposits and 
purchasers/tenants must direct inquiries regarding this return to their 
vendor/landlord.” 
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c) “Purchasers and/or tenants are hereby put on notice that the 

Telecommunications Act and the Canadian Radio and 
Telecommunications Commission (“CRTC”) authorize telephone and 
telecommunication facilities and services to be provided by 
telecommunication carriers other than traditional carriers for such services 
and that purchasers and tenants are advised to satisfy themselves that 
such carriers servicing the lands provide sufficient service and facilities to 
meet their needs.” 

 
d) “Purchasers and/or tenants are advised that driveway widths and curb cut 

widths are governed by City of Vaughan Zoning By-law 1-88, as amended, 
as follows: 

 
i) The maximum width of a driveway shall be 6 metres measured at 

the street curb, provided circular driveways shall have a maximum 
combined width of 9 metres measured at the street curb. 

 
ii) Driveway in either front or exterior side yards shall be constructed 

in accordance with the following requirements: 
 

Lot Frontage Maximum Driveway Width 
 

5.8 - 6.99 m 3.5 m 
 
¹The Front Yard for Lots between 5.8 - 6.99m shall be comprised 
of a Minimum of 33% Landscaped Front or Exterior side yard and 
a minimum sixty percent (60%) of the Minimum Landscaped Front 
or Exterior side yard shall be soft landscaping in accordance with 
Paragraph 4.1.2 of Zoning By-law 1-88.  
 

 
e) “Purchasers and/or tenants are advised that mail delivery will be from a 

designated community mailbox as per requirements dictated by Canada 
Post. The location of the mailbox shall be shown on the community plan 
provided by the Owner in its Sales Office.” 

 
f) “Purchasers and/or tenants are advised that despite the inclusion of noise 

control features within both the development area and the individual 
building units, noise levels, including from construction activities, may be 
of concern and occasionally interfere with some activities of the building 
occupants.” 

 
g) “Purchasers and/or tenants are advised that fencing and/or noise 

attenuation features along the lot lines of lots and blocks abutting public 
lands, including public highway, laneway, walkway or other similar public 

Page 70



space, is a requirement of this subdivision agreement and that all required 
fencing and barriers shall be constructed with all fencing materials, 
including foundations, completely on private lands and totally clear of any 
0.3m reserve, as shown on the Construction Drawings. 

 
h) “The City has taken a Letter of Credit from the Owner for security to 

ensure all fencing including, but not limited to privacy fencing, chain link 
fencing and acoustic fencing, are constructed to the satisfaction of the 
City. Direct cash deposit from the Purchasers to the City and/or Owner, for 
fencing, is not a requirement of this subdivision agreement.” 
 

i) “Purchasers and/or tenants are advised that fencing along the lot lines of 
Lots and Blocks abutting public lands is a requirement of this subdivision 
agreement and that all required fencing, noise attenuation feature and 
barriers shall be constructed with all fencing materials, including 
foundations, completely on private lands and totally clear of any 0.3 metre 
reserve, as shown on the Construction Drawings. 
 
The maintenance of the noise attenuation feature or fencing shall not be 
the responsibility of the City, or the Region of York and shall be 
maintained by the Owner until assumption of the services of the Plan. 
Thereafter the maintenance of the noise attenuation feature or fencing 
shall be the sole responsibility of the lot owner or Condominium 
Corporation. Landscaping provided on Regional Road right-of-ways by the 
Owner or the City for aesthetic purposes shall be approved by the Region 
and maintained by the City with the exception of the usual grass 
maintenance.” 

 
j) “Purchasers and/or tenants are advised that this plan of subdivision is 

designed to include rear lot catchbasins. The rear lot catchbasin is 
designed to receive and carry only clean stormwater. It is the 
homeowner’s responsibility to maintain the rear lot catchbasin in proper 
working condition by ensuring that the grate is kept clear of ice, leaves 
and other debris that would prevent stormwater from entering the 
catchbasin. The rear lot catchbasins are shown on the Construction 
Drawings and the location is subject to change without notice.” 

 
k) “Purchasers and/or tenants are advised that the Owner (Subdivision 

Developer) has made a contribution towards recycling containers for each 
residential unit as a requirement of this subdivision agreement. The City 
has taken this contribution from the Owner to off-set the cost for the 
recycling containers, therefore, direct cash deposit from the Purchasers to 
the Owner for recycling containers purposes is not a requirement of the 
City of Vaughan. The intent of this initiative is to encourage the home 
Purchasers to participate in the City’s waste diversion programs and 
obtain their recycling containers from the Joint Operation Centre (JOC), 
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2800 Rutherford Road, Vaughan, Ontario, L4K 2N9, (905) 832-8562; the 
JOC is located on the north side of Rutherford Road just west of Melville 
Avenue.” 

 

Any additional warning clause as noted in the subdivision agreement shall be 
included in all Offers of Purchase and Sale or Lease for all Lots and/or Blocks 
within the Plan to the satisfaction of the City. 

 
18. Prior to final approval, a geotechnical report prepared at the Owner's expense 

shall be submitted to the City for review and approval. The Owner shall agree in 
the subdivision agreement to carry out, or cause to carry out, the 
recommendations including pavement design structure for ideal and non-ideal 
conditions to the satisfaction of the City. 

 
19. Prior to final approval, the Owner shall not remove any vegetation or topsoil or 

start any grading of the lands, without a fill permit issued by the City, and a 
development agreement, if necessary. 

 
20. Prior to final approval of the Plan, and/or conveyance of land, and/or any 

initiation of grading or construction, the Owner shall implement the following to 
the satisfaction of the City: 

 
a) Submit a Phase One Environmental Site Assessment (‘ESA’) report and, if 

required and as applicable, a Phase Two ESA, Remedial Action Plan 
(‘RAP’), Phase Three ESA report in accordance with Ontario Regulation 
(O. Reg.) 153/04 (as amended) for the lands within the Plan.  The 
sampling and analysis plan prepared as part of the Phase Two ESA, 
Phase Three ESA, and RAP shall be developed in consultation with the 
City, implemented, and completed to the satisfaction of the City.  

 
b) Should a change to a more sensitive land use as defined under O. Reg. 

153/04 (as amended) or remediation of any portions of lands within the 
Plan be required to meet the applicable Standards set out in the Ministry 
of the Environment, Conservation and Parks (MECP) document “Soil, 
Ground Water and Sediment Standards for Use under Part XV.1 of the 
“Environmental Protection Act” (as amended), submit a complete copy of 
the satisfactory registration of the Record(s) of Site Condition (RSCs) filed 
on the Environmental Site Registry including the acknowledgement letter 
from the MECP, covering all the lands within the Plan. 

 
c) Submit a signed and stamped certificate letter prepared by the Owner’s 

Environmental Qualified Person/Professional (‘QP’) stating that they 
covenant and agree that all lands within the Plan and any lands and 
easements external to the Plan to be dedicated to the City and the Region 
were remediated in accordance with O. Reg. 153/04 (as amended) and 
the accepted RAP (if applicable), are suitable for the intended land use, 
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and meet the applicable Standards set out in the MECP document “Soil, 
Ground Water and Sediment Standards for Use under Part XV.1 of the 
Environmental Protection Act” (as amended). 

 
d) Reimburse the City for the cost of the peer review of the ESA reports and 

RAP, as may be applicable. 
 
21. The current servicing easement on 75 Simmons Street where the existing 

watermain servicing Simmons Street is located and the future sanitary sewer is 
proposed to be placed does not consider sanitary sewers within its limits. 
Furthermore, the current width of the servicing easement does not meet City and 
Provincial Standards to facilitate both water and sanitary services concurrently. 
Prior to final approval of the Plan, the Owner shall demonstrate, to the 
satisfaction of the City, that a design and construction method can facilitate the 
operation and maintenance of both the existing watermain and proposed sanitary 
sewer concurrently. The Owner shall be responsible to modify the description of 
the easement to include the proposed sanitary sewer to the satisfaction of the 
City. The Owner shall agree in the subdivision agreement to convey any lands 
and/or easements, free of all costs and encumbrances, to the City that are 
necessary to construct the municipal services utilizing an adequate easement 
width. Lands may include any required easements and/or additional lands within 
and/or external to the draft plan, to the satisfaction of the City. 

 
22. Prior to final approval of the Plan, the Owner shall coordinate any telephone or 

telecommunications service provider to locate its plant in a common trench on 
Simmons Street to service the proposed Development Block(s) prior to release of 
the plan for registration, provided such service provider has executed a Municipal 
Access Agreement with the City. The Owner shall ensure that any such service 
provider will be able to install its plant so as to permit connection to individual 
dwelling units within the subdivision, at no cost to the City. 
 

23. The Owner shall agree in the subdivision agreement to design and construct at 
no cost to the City all applicable external municipal infrastructure required 
including the urbanization of Simmons Street, improvements to the pedestrian 
facilities (Simmons Street), additional streetlighting along Simmons Street, 
watermain, storm and sanitary sewers, sidewalks, etc., that are necessary to 
benefit the Plan to the satisfaction of the City.  

 
24. All proposed watercourse/roadway crossings and subsurface infrastructure 

including, but not limited to, sanitary, stormwater and water services shall be 
constructed in conjunction with this development.  The timing for construction of 
these works shall be to the satisfaction of the City. 

 
25. Prior to final approval of the Plan, the Owner shall prepare a comprehensive 

Traffic Management Plan (‘TMP’) based on updated traffic study. The TMP shall 
include the details of the future traffic calming measures, future transit routes, 
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pedestrian network, traffic controls, phasing etc. that reflects the latest road 
network to the satisfaction of the City. 

 
26. Prior to final approval of the Plan, the Owner shall retain the services of a 

qualified Electrical Consultant to provide an updated streetlighting design and 
photometric analysis as part of the Simmons Street road improvements. The 
plan/analysis to be submitted to the City and York Region for review and 
approval, shall demonstrate that adequate lighting is available for the sidewalk 
and roadway, and shall recommend mitigative measures for these issues, to the 
satisfaction of the City. 

 
27. Prior to final approval of the Plan, the Owner shall ensure all necessary 

approvals to facilitate the road intersection of Simmons Street and Rutherford 
Road in accordance with the Traffic Impact Study (‘TIS’), to the satisfaction of the 
City. The traffic study is to analyze operation of the existing intersection and this 
intersection is subject to approval by the York Region. 

 
28. Prior to final approval of the Plan, the Owner shall retain the services of a 

qualified Transportation Consultant to provide an updated transportation 
report/plan outlining the required York Region and City road improvements. The 
report/plan submitted to the City and Region for review and approval, shall 
demonstrate that adequate road capacity is available for the proposed 
development, and shall explain all transportation issues and recommend 
mitigative measures for these issues. An updated transportation report shall 
include a traffic management/roadway detour plan for the proposed roadway 
improvements. The Owner shall agree in the subdivision agreement to implement 
the recommendations of the updated transportation report/Plan and TMP, to the 
satisfaction of the City. 

 
29. The Owner shall agree in the subdivision agreement that any additional lands 

required for public highway purposes, where daylight triangles do not conform to 
the City Standard Design Criteria, will be conveyed to the City, free of all costs 
and encumbrances. 

 
30. Prior to final approval of the Plan, a Water Supply Analysis Report shall be 

submitted to the satisfaction of the City which shall include a comprehensive 
water network analysis of the water distribution system and shall demonstrate 
that adequate water supply for the fire flow demands is available for the Plan and 
each phase thereof. The analysis shall include, but not be limited to, conducting 
a WaterCAD/InfoWater analysis of the lands in accordance to the 
recommendations set forth within the Functional Servicing Report. 

 
31. Prior to final approval of the Plan, the Owner shall conduct comprehensive 

sanitary sewer study including, but not limited to, flow monitoring, conveyance 
capacity analysis of downstream sewers, downstream sanitary sewer design 
sheets and related drawings to demonstrate that the subject lands can be 
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adequately serviced as proposed and conform to the City’s comments on the 
sewer design. The sanitary sewer analysis shall be completed using the City 
standards as these lands are proposed to connect through an existing sanitary 
sewer network. The Owner shall agree in the subdivision agreement to design 
and construct, at no cost to the City, all applicable works that are necessary to 
service the proposed lands to the satisfaction of the City. 

 
32. Prior to final approval of the Plan, the Owner shall conduct comprehensive storm 

sewer study including, but not limited to, conveyance capacity analysis of 
proposed sewers, downstream storm sewer design sheets, hydraulic grade line 
analysis and related design drawings to demonstrate that the subject lands can 
be adequately serviced as proposed and conform to the City’s comments on the 
sewer design. The stormwater analysis shall be completed using the City 
standards as these lands are proposed to be serviced by a new storm sewer 
within the Simmons Street right-of-way. The Owner shall agree in the subdivision 
agreement to design and construct, at no cost to the City, all applicable works 
that are necessary to service the proposed lands to the satisfaction of the City. 

 
33. Prior to final approval of the Plan and/or commencement of construction within 

the Plan, the Owner shall submit a detailed hydrogeological impact study that 
identifies, if any, local wells that may be influenced by construction and, if 
necessary, outline a monitoring program to be undertaken before, during and 
after construction of the subdivision. 

 
34. For park/open space block(s) that are being conveyed to the City, prior to final 

approval of the Plan, and/or conveyance, and/or release of applicable portion of 
the Municipal Services Letter of Credit, the Owner shall implement the following 
to the satisfaction of the City: 

 
a) Submit a Phase Two Environmental Site Assessment (‘ESA’) report in 

accordance with Ontario Regulation (O. Reg.) 153/04 (as amended) 
assessing all park/open space block(s) in the Plan for contaminants of 
concern to the satisfaction of the City.  On-site sampling of the park/open 
space block(s) shall be conducted only after the City has certified the 
rough grading of the park/open space block(s), but prior to the placement 
of topsoil and landscaping.  The sampling and analysis plan prepared as 
part of the Phase Two ESA shall be developed in consultation with the 
City, implemented, and completed to the satisfaction of the City.  

 
b) Should remediation of any portions of the park/open space block(s) within 

the Plan be required to meet the applicable Standards set out in the 
Ministry of the Environment, Conservation and Parks (MECP) document 
“Soil, Ground Water and Sediment Standards for Use under Part XV.1 of 
the “Environmental Protection Act” (as amended), submit a Remedial 
Action Plan (RAP) and a complete copy of the satisfactory registration of 
the Record(s) of Site Condition (RSCs) filed on the Environmental Site 
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Registry including the acknowledgement letter from the MECP, covering 
the remediated park/open space block(s) within the Plan. 

 
c) Submit a signed and stamped certificate letter prepared by the Owner’s 

Environmental Qualified Person/Professional (‘QP’) stating that they 
covenant and agree that the park/open space block(s) to be dedicated to 
the City were remediated in accordance with O. Reg. 153/04 (as 
amended) and the accepted RAP (if applicable), are suitable for the 
intended land use, and meet the applicable Standards set out in the 
MECP document “Soil, Ground Water and Sediment Standards for Use 
under Part XV.1 of the “Environmental Protection Act” (as amended). 

 
d) Reimburse the City for the cost of the peer review of the ESA reports and 

RAP, as may be applicable. 
 
35. Prior to the initiation of the grading or striping of top soil and final approval, the 

Owner shall submit a top soil storage plan detailing the location, size, slopes 
stabilization methods and time period, for approval by the City. Top soil storage 
shall be limited to the amount required for final grading, with the excess removed 
from the site, and shall not occur on either the park or school blocks. 

 
36. The Owner shall agree in the subdivision agreement to construct a 1.5-metre-

high black vinyl chain link fence along the limits of the residential lots where they 
abut the open space, valley/woodlot, and/or park blocks to the satisfaction of the 
City. 

 
37. The Owner shall include following warning clause for all purchasers and/or 

tenants within the Plan: 
 

a) abutting or in proximity of any open space, valleylands, woodlots or 
stormwater facility: 
 
• “Purchasers and/or tenants are advised that the adjacent open 

space, woodlot or stormwater management facility may be left in a 
naturally vegetated condition and receive minimal maintenance.” 

 
b) abutting or in proximity of any parkland or walkway: 

 
• “Purchasers and/or tenants are advised that the lot abuts a 

“Neighbourhood Park” of which noise and lighting may be of 
concern due to the nature of the park for active recreation.” 
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c) encroachment and/or dumping 
 

• “Purchasers and/or tenants are advised that any encroachments 
and/or dumping from the lot to the school site, park, open space, 
woodlot and/or storm water management facility are prohibited.” 

 
d) gate of access point 
 

• “Purchasers and/or tenants are advised that the installation of any 
gate of access point from the lot to the school site, open space, 
stormwater management facility, watercourse corridor, woodlot, 
and/or park is prohibited.” 

 
e) infiltration trench 
 

• “Purchasers and/or tenants are advised that their rear yard lot area 
has been design to incorporate an infiltration trench or soak-away 
pit system to achieve groundwater balance. It is the responsibility of 
the homeowner to maintain the infiltration trench or soak-away pit 
systems in good operating condition, which may include periodic 
cleaning of the rear yard catch basin. No planting activity or 
structures are permitted on the infiltration trenches and soak-away 
pits.” 

 
f) future grade separation on Rutherford Road: 

 
• “Purchasers and/or tenants are advised that a future grade 

separation is anticipated to be constructed between the Canadian 
Pacific Railway track and Rutherford Road. Grading of Rutherford 
Road and the secondary access to Rutherford Road may be 
modified because of the anticipated construction works to facilitate 
the grade separation.” 

 
38. The Owner shall agree in the subdivision agreement to obtain all necessary 

permissions to enter from adjacent private properties to facilitate and construct 
the proposed detailed design of Simmons Street as proposed, free of all costs 
and encumbrances, and to the satisfaction of the City. 

 
39. The Owner shall agree in the subdivision agreement that adequate access and 

municipal services will be available to service the subject Lands or demonstrate 
that alternative arrangements have been made for their completion to the 
satisfaction of the City. 

 
40. Prior to final approval of the Plan and/or commencement of construction within 

the Plan, the Owner shall submit detailed engineering design plans for the road 
improvements of Simmons Street including, but not limited to, the intersection 
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design with Rutherford Road, lane widths, lane configurations, curb radii, turning 
lanes with storage/ taper length, retaining wall details and sidewalk details to the 
satisfaction of the City. 

 
41. The Owner shall agree in the subdivision agreement to provide information on 

sustainable transportation, via various media, to all purchasers and/or tenants 
within the Plan, including pedestrian and cycling facilities. 

 
42. Prior to final approval of the Plan, the Owner shall submit an environmental noise 

and/or vibration report to the City for review and approval. The preparation of the 
noise/vibration report shall include the ultimate traffic volumes associated with 
the surrounding road network and railway to according to the Ministry of 
Environment Guidelines. The Owner shall agree in the subdivision agreement to 
carry out, or cause to carry out, the recommendations set out in the approved 
noise/vibration report to the satisfaction of the City. 

 
43. Prior to final approval of the Plan, the Owner shall obtain confirmation from the 

City and Region of York that adequate water supply and sewage treatment 
capacity are available and have been allocated to accommodate the proposed 
development. 

 
44. Prior to initiation of grading or stripping of topsoil and prior to final approval of the 

Plan, the Owner shall prepare and implement a detailed erosion and 
sedimentation control plan(s) addressing all phases of the construction of the 
municipal services and house building program including stabilization methods, 
topsoil storage locations and control measures to the satisfaction of the City. The 
Owner shall prepare the erosion and sediment control plan(s) for each stage of 
construction (pre-stripping/earthworks, pre-servicing, post-servicing) in 
accordance with the TRCA Erosion and Sediment Control Guidelines for Urban 
Construction, dated December 2006 and implement a monitoring and reporting 
program to the satisfaction of the City. 

 
45. The Owner shall agree in the subdivision agreement to decommission any 

existing wells and driveways on the Plan in accordance with all applicable 
provincial legislation and guidelines and to the satisfaction the City. 
 

46. Prior to final approval of the Plan, the Owner shall address and satisfy all 
comments supplied by the Development Engineering Department, to the 
satisfaction of the City 

 
47. Prior to final approval, the Owner shall provide a detailed tree preservation study 

to the satisfaction of the City. The study shall include an inventory of all existing 
trees, assessment of significant trees to be preserved and proposed methods of 
tree preservation based on the arborist report recommendations. 
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• In addition, the study shall quantify the value of the tree replacements 
using the Urban Design Tree Replacement Valuation outlined in the City’s 
Tree Protection Protocol. 

• The Owner shall not remove trees without written approval by the City. 
• The Owner shall enter into a Tree Protection Agreement and pay all 

applicable fees and tree compensation, if applicable. 
 
48. Prior to the landscape plan review by Urban Design staff, the Owner shall pay to 

the Development Planning Department in accordance with the in-effect Tariff of 
Fees for Vaughan Planning Applications Landscape Plan Review. 
 
• This fee will include staff's review and approval of proposed 

streetscaping/landscaping within the development (including but not 
limited to urban design guidelines, landscape master plan, architectural 
design guidelines, perfect submission landscape architectural drawings, 
stormwater management pond planting plans, natural feature edge 
restoration/management plans), and tree inventory/preservation/removals 
plans. 
 

• In addition, a fee will be applied for each subsequent inspection for the 
start of the guaranteed maintenance period and assumption of the 
development by the City of Vaughan. 

 
49. Prior to final approval, the Owner shall prepare an urban design brief. The 

document shall address but not be limited to the following issues: 
 

• Landscape Master Plan; Co-ordination of the urban 
design/streetscape elements including fencing treatments and 
street tree planting. Also, the appropriate community edge 
treatments along Rutherford Road and the Canadian Pacific 
Railway lands 

• Architectural control design guidelines, including appropriate 
flankage elevations along Rutherford Road. 

• Sustainability design practices/guidelines. 
 
50. The Owner shall agree in the subdivision agreement to erect an appropriate 

fence barrier along the limits of the residential blocks that abut the existing 
Canadian Pacific Railway lands to the west, to the satisfaction of the City of 
Vaughan. 

 
51. The Owner shall agree in the subdivision agreement to erect an appropriate 

fence barrier along the limits of the residential blocks that abut the existing lands 
to the east and to the south, to the satisfaction of the City of Vaughan. 
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52. The Owner shall agree in the subdivision agreement to erect permanent wood 
fence treatments for flanking residential dwellings; to be co-ordinated with the 
environmental noise report and architectural design guidelines. 

 
53. The Owner shall agree in the subdivision agreement that should archaeological 

resources be found on the property during construction activities, all work must 
cease and both the Ontario Ministry of Tourism, Culture and Sport and the City of 
Vaughan’s Development Planning Department, Urban Design and Cultural 
Heritage Section shall be notified immediately.  

 
54. The Owner shall agree in the subdivision agreement that in the event that human 

remains are encountered during construction activities, the proponent must 
immediately cease all construction activities. The Owner shall contact the York 
Regional Police Department, the Regional Coroner and the Registrar of the 
Cemeteries Regulation Unit of the Ministry of Government and Consumer 
Services.  

 
55.      a) Prior to final approval and prior to commencement of any work on the site, 

the Owner shall carry out an archaeological assessment of the subject 
property to the satisfaction of the City and the Ministry of Culture; and the 
Owner shall agree to mitigate, through preservation or resource removal 
and documentation, adverse impacts to any significant archaeologically 
resources found. No grading or other soil disturbances shall take place on 
the subject property prior to the approval authority and the Ministry of 
Culture confirming that all archeological resource concerns have met 
licensing and resource conservation requirements. 

 
b) Prior to final approval and prior to the commencement of any work on site, 

the Owner shall deliver to the City (Cultural Services Division) two copies 
of the Archeological Assessment.  

 
c) Prior to the commencement of any archaeological fieldwork, a copy of the 

contract information sheet which was submitted to the Ministry of Culture, 
shall have been forwarded to the City; licensed consultants shall confirm 
that they have reviewed the Archaeological Master Plan Study for the City 
of Vaughan prior to commencing any fieldwork. 

 
56. The Owner shall plan and construct a multi-use recreational pathway that 

connects the Subject Lands to Regional Road 27 via Rutherford Road to the 
satisfaction of Parks Development Department. 

 
57. The Owner shall cause the following to be displayed on the interior wall of the 

sales office, information approved by the City of Vaughan, prior to offering any 
units for sale, to be monitored periodically by the City. No Building Permit(s) shall 
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be issued for a sales office or model home, or a residential unit until such 
information is approved by the City of Vaughan. 

 
• the Block Plan for the broader area, showing surrounding land uses, 

arterials/highways, railways and hydro lines, etc. 
 

• the location of street utilities, community mailboxes, entrance features, 
fencing and noise attenuation features, together with the sidewalk plan 
approved in conjunction with draft plan approval. 
 

• the location of parks, open space, stormwater management facilities and 
trails. the location of institutional uses, including schools, places of 
worship, community facilities. 
 

• the location and type of commercial sites. 
 

• colour-coded residential for singles, semis, multiples, and apartment units. 
 

• the following notes in BOLD CAPITAL TYPE on the map: 
 

"For further information, on proposed and existing land uses, 
please call or visit the City of Vaughan, Development Planning 
Department, at 2141 Major Mackenzie Drive, L6A 1T1; (905)832-
8585." 
 
"For detailed grading and berming information, please call the 
developer’s engineering consultant, (name) at * ". 
 
"This map is based on information available as of (date of map), 
and may be revised or updated without notification to purchasers." 
 
[In such circumstances, the Owner is responsible for updating the 
map and forwarding it to the City for verification.] 

 
58. Where the Owner proposes to proceed with the construction of a model home(s) 

prior to registration of the Plan, the Owner shall enter into an agreement with the 
City, setting out the conditions, and shall fulfill relevant conditions of that 
agreement prior to issuance of a Building Permit. 

 
59. Prior to the initiation of grading or stripping of topsoil and prior to final approval, 

the Owner shall submit a topsoil storage plan detailing the location, size, side 
slopes, stabilization methods and time period, for approval by the City. Topsoil 
storage shall be limited to the amount required for final grading, with the excess 
removed from the site, and shall not occur on either park or school blocks.  
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60. The Owner shall permit any telephone or telecommunications service provider to 
locate its plant in a common trench within the proposed Plan of Subdivision prior 
to release of the plan for registration, provided such service provider has 
executed a Municipal Access Agreement with the City. The Owner shall ensure 
that any such service provider will be permitted to install its plant so as to permit 
connection to individual dwelling units within the subdivision as and when each 
dwelling unit is constructed. 
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Committee of the Whole Report

  

DATE: Tuesday, January 22, 2019              WARD(S):  2             
 

TITLE: DRAFT PLAN OF CONDOMINIUM (STANDARD)  

FILE 19CDM-17V011 

2410174 ONTARIO INC. 

VICINITY OF WIGWOSS DRIVE AND REGIONAL ROAD 7 
 

FROM:  
Jason Schmidt-Shoukri, Deputy City Manager, Planning and Growth Management T  

 

ACTION: DECISION    

 

Purpose  
To seek approval from the Committee of the Whole for Draft Plan of Condominium 

(Standard) File 19CDM-17V011 for the subject lands shown on Attachments 2 and 3, to 

create the condominium tenure for a residential building comprised of two towers (9-

storey, west tower and 11-storey, east tower), 278 units, and 382 parking spaces, as 

shown on Attachments 4 to 7.  

 

 
 

Item: 

Report Highlights 
 The Owner has submitted a Draft Plan of Condominium (Standard) 

application to establish the condominium tenure of privately owned units and 

common elements on the subject lands, as shown on Attachments 4 to 7. 

 

 The Development Planning Department supports the approval of Draft Plan of 

Condominium (Standard) File 19CDM-17V011, subject to conditions, as it 

complies with Zoning By-law 1-88, as amended by Vaughan Committee of 

Adjustment Files A232/17 and A286/17. 
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Recommendations 
1. That Draft Plan of Condominium (Standard) File 19CDM-17V011 (2410174 

Ontario Inc.) BE APPROVED, as shown on Attachments 4 to 7, subject to the 

Conditions of Draft Approval set out in Attachment 1. 

 

Background 

The Subject Lands (the 'Subject Lands') shown on Attachments 2 and 3, are municipally 

known as 4800 Regional Road 7 and are located on the northwest corner of Wigwoss 

Drive and Regional Road 7, City of Vaughan.  The surrounding land uses are shown on 

Attachment 3. 

 

Related Zoning By-law Amendment and Site Development Applications were 

approved by the Ontario Municipal Board 

 

The Owner on August 24, 2011 submitted Zoning Amendment File Z.11.026 and Site 

Development File DA.11.073 proposing a development consisting of 2, 10-storey 

apartment buildings connected by a 3-storey podium, 230 residential units and ground 

floor commercial.  In 2012 the Owner appealed these applications to the Ontario 

Municipal Board (“OMB”), on the basis of Vaughan Council’s failure to make a decision 

within the required time frame prescribed under the Planning Act. 

 

The OMB on April 24, 2013, conducted a settlement hearing related to Zoning By-law 

Amendment File Z.11.026 on the Subject Lands, and approved the development.  

However the OMB withheld its final Order pending receipt of the final implementing 

zoning by-law and site plan approval conditions.  Subsequent to the OMB issuing its 

final decision, the Subject Lands were sold to 2410174 Ontario Inc., the current Owner 

(the 'Owner').  

 

In 2015, the Owner proposed revisions to the development which required amendments 

to the implementing zoning by-law and the OMB approved site plan.  In July 2015, the 

Owner requested a hearing before the OMB related to the revised development.  The 

OMB on October 16, 2015, considered the revised proposal, which included an increase 

to the number to residential units from 230 to 276, achieved by converting a former 

mezzanine level to residential units and replacing a portion of the ground floor 

commercial use with live-work units. 

 

The OMB on November 16, 2015, issued its Order to approve the revised proposal, the 

implementing Zoning By-law (By-law 187-2015) and the site plan, as the proposal 

conformed to the City of Vaughan and York Region Official Plans.  To date the final Site 

Plan Agreement has not been executed.  The approved site plan conditions will be 

included in the final Site Plan Agreement and any applicable conditions related to this 

Application are included in the Conditions of Draft Approval, identified in Attachment 1. 
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The OMB withheld its Order approving the site plan until the confirmation of the 

execution of a site plan agreement between the Owner and York Region.  A Site Plan 

Agreement between York Region and the Owner (2410174 Ontario Inc.) was executed 

on December 21, 2017. 

 

The Committee of Adjustment approved two Minor Variance applications 

following the OMB’s approval. 

 

The Owner in 2017 submitted Minor Variance Files A232/17 and A286/17 to the 

Vaughan Committee of Adjustment to: 

 

i) replace the ground floor commercial/live-work units with residential units 

thereby also increasing the number of residential units from 276 (approved 

by OMB) to 278 

 

ii) increase the maximum building height of the east tower from 10-storeys 

(31 m) to 11-storeys (34 m) and increase the permitted Floor Space Index 

('FSI') from 3.0 to 3.05 FSI 

 

The Development Planning Department did not support Minor Variance Applications, as 

the proposed variances did not meet the general intent and purpose of Vaughan Official 

Plan 2010 ('VOP 2010') and the implementing Zoning By-law approved by the OMB.  

The Vaughan Committee of Adjustment approved the Minor Variance applications on 

August 31, 2017, and November 2, 2017.  Draft Plan of Condominium File 19CDM-

17V011 reflects the Minor Variances approved  by the Committee of Adjustment, for the 

development. 

 

Previous Reports/Authority 

December 6, 2011, Committee of the Whole Public Hearing (Item 2 Report No. 56) 

July 20, 2017, Committee of Adjustment Minor Variance Application ( Agenda Item #20) 

 

Analysis and Options 

 

A Draft Plan of Condominium has been submitted to create the condominium 

tenure for the approved Development 

 

The Owner has submitted Draft Plan of Condominium (Standard) File 19CDM-17V011 

(the 'Application') to establish the condominium tenure for the final approved 

development (the 'Development') comprised of two towers, 9-storey (west tower) and 

11-storey (east tower) connected by a 3-storey podium, 278 residential units, and an 

FSI of 3.05 times the area of the lot, as shown on Attachments 4 and 7.  The Subject 
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Lands are served by 382 parking spaces and have access from Benjamnin Drive and 

Regional Road 7. 

 

The Draft Plan of Condominium does not conform to the Vaughan Official Plan 

2010 ("VOP 2010") and OPA 661 

 

As noted above, the current Development was approved by the OMB and subject to 

subsequent Committee of Adjustment approvals.  The original OMB approval 

conformed with the policies of the in-effect OPA 661.   

 

Since the OMB approval of the original development, OPA 661 has been superceeded 

by VOP 2010, which designates the Subject Lands “Mid-Rise Mixed Use” and permits a 

maximum building height of 6-storeys and an FSI of 2 times the area of the lot.  The 

Development does not conform to the height and density provisions of VOP 2010. 

 

The Draft Plan of Condominium complies with Zoning By-law 1-88, as varied by 

the Committee of the Adjustment  

 

The OMB on November 16, 2015, approved Zoning By-law 187-2015 which rezoned the 

Subject Lands to RA2(H) Apartment Residential Zone with a Holding Symbol “(H)” and 

subject to site-specific Exception 9(457) to permit the Development, which was subject 

to the subsequent Committee of Adjustment approvals.   

 

The Draft Plan of Condominium complies with Zoning By-law 1-88, as varied by the 

Committee of Adjustment.  

 

The Holding Symbol "(H)" must be removed from the Subject Lands 

 

The Subject Lands are zoned with the Holding Symbol "(H)" which can be removed 

upon the following conditions being satisfied: 

 

 Council confirming availability of sanitary sewage and water supply capacity; 

 That a Record of Site Condition ('RSC') and Remedial Action Plan ('RAP') is 

submitted for the approval of the Development Engineering ("DE") Department. 

The RSC must be filed with the Ministry of the Environment, Conservation and 

Parks ("MECP") Environmental Site Registry. 

 

To date, Council has allocated servicing capacity for 276 units for the Development.  

The DE Department has indicated that there is sufficient allocation for the additional two 

units within the Development that can be accommodated for in the 2019 Servicing 

Capacity and Distribution annual update for Council approval. 
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A RAP has been received by the DE Department; however, a RSC has not been filed 

with the with MECP and, thus provided to the DE Department.  Prior to the execution of 

the Condominium Agreement, confirmation of the filing of the RSC must be provided to 

the satisfaction of the DE Department.  A condition to this effect has been included in 

the Conditions of Draft Approval on Attachment 1. 

 

The Draft Plan of Condominium complies with to the Minor Variance Applications 

approved by the Committee of Adjustment 

 

The Application to establish the condominium tenure for a residential apartment building 

comprised of two towers (9 and 11-storeys), 278 units and an FSI of 3.05 times the area 

of the lot is consistent with the site plan approved by the OMB and subject to the 

Committee of Adjustment approvals discussed above. 

 

The Development Engineering ("DE") Department has no objection to the Draft 

Plan of Condominium 

 

The “DE” Department has no objection to the Draft Plan of Condominium, subject to the 

Conditions of Draft Approval set out in Attachment 1, including that the condominium 

agreement not be registered until such time that the RSC has been filed with the MECP, 

and the Holding Symbol "(H)" has been removed by Vaughan Council. 

 

The following commenting agencies have no objection to the approval of the 

Draft Plan of Condominium 

 

Bell Canada, Enbridge Gas and Canada Post have no objection to the approval of the 

Application, subject to the Conditions of Draft Approval set out in Attachment 1. 

 

Environmental Services Department, Solid Waste Management Division has no 

objection to the Draft Plan of Condominium 

 

The Environmental Services Department has no objection to the approval of the 

Application, subject to the Conditions of Approval set out in Attachment 1. 

 

Financial Impact 

N/A 
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Broader Regional Impacts/Considerations 

 

York Region has no objection to the proposed Draft Plan of Condominium 

 

The York Region Community Planning and Development Services Department has no 

objection to the Draft Plan of Condominium subject to their conditions set out on 

Attachment 1. 

 

Conclusion 

The proposed Draft Plan of Condominium (Standard) File 19CDM-17V011 complies 

with Zoning By-law 1-88 as amended, and is consistent with the Minor Variances 

approved by the Committee of Adjustment for the Development.  Accordingly, the 

Development Planning Department can support the approval of the Draft Plan of 

Condominium (Standard) application, subject to the Conditions of Draft Approval set out 

in Attachment 1. 

 

For more information, please contact: Eugene Fera, Planner, at extension 8003. 

 

Attachments 

1. Conditions of Draft Approval 

2. Context Location Map 

3. Location Map 

4. Draft Plan of Condominium File 19CDM-17V011 

5. Draft Plan of Condominium File 19CDM-17V011 (Levels 2-4) 

6. Draft Plan of Condominium File 19CDM-17V011 (Levels 5-9) 

7. Draft Plan of Condominium File 19CDM-17V011 (Levels 10 and 11 and 

Underground Parking) 

 

Prepared by 

Eugene Fera, Planner, ext. 8003 

Clement Messere, Senior Planner, ext. 8409 

Carmela Marrelli, Senior Manager of Development Planning ext. 8791 

Mauro Peverini, Director of Development Planning, ext. 8407 

 

/CM 
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1  

  

ATTACHMENT  1  
  

CONDITIONS OF DRAFT APPROVAL  

  

DRAFT PLAN OF CONDOMINIUM (STANDARD) FILE 19CDM-17V011 ('PLAN')  

2410174 ONTARIO INC. ('OWNER')  

PART OF LOT 6, CONCESSION 7, CITY OF VAUGHAN  

  

THE CONDITIONS OF THE COUNCIL OF THE CITY OF VAUGHAN ('CITY') THAT 

SHALL BE SATISFIED PRIOR TO THE RELEASE FOR REGISTRATION OF PLAN OF 

CONDOMINIUM (STANDARD) FILE 19CDM-17V011, ARE AS FOLLOWS:  

  

City of Vaughan Conditions  

  

1. The Plan shall relate to a Draft Plan of Condominium, prepared by Krcmar 

Surveying Inc., Drawing Name 10-012DC01, dated November 21, 2017.  

  

2. The Owner shall enter into a Condominium Agreement with the City and shall 

agree to satisfy any conditions that the City may consider to be outstanding as 

part of Site Development File DA.11.073 and the Ontario Municipal Board 

Decision (Case # PL120407) respecting the Plan. 

 

3. Prior to the execution of the Condominium Agreement the Owner shall provide 

confirmation that a Record of Site Condition ('RSC') has been filed with the 

Ministry of the Environment, Conservation and Parks (MECP) to the satisfaction 

of the Development Engineering Department. 

 

4. Prior to the execution of the Condominium Agreement a Zoning By-law shall be 

enacted by Vaughan Council to remove the Holding Symbol "(H)" from the 

subject lands. 

  

5. The Condominium Agreement shall be registered on title against the lands to 

which it applies, at the Owner’s expense.  

  

6. The following provisions shall be included in the Condominium Agreement:  

  

a) The Condominium Corporation shall be responsible to regularly clean and 

maintain all driveway catch basins.  

   

b) The Condominium Corporation shall be responsible for private waste 

collection, snow removal and clearing.  

  

c) Upon the registration of an Agreement with the Solid Waste Management 

Division, the Condominium Corporation may be eligible for municipal 
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2  

  

waste collection services.  Should the Condominium Corporation be 

deemed ineligible by the City or choose not to enter into an Agreement 

with the City for municipal collection service, all waste collection services 

shall be privately administered and shall be the responsibility of the 

Condominium Corporation.  

  

d) Prior to the registration of the final Plan, the Owner shall confirm to the 

Development Planning Department that they have paid all taxes and 

levies, all additional municipal levies, if applicable, development charges 

and all financial requirements of this development as may be required by 

the Financial Planning and Development Finance Department.  The 

Owner also certifies acknowledgement of responsibility for the payment of 

all taxes levied to date, both interim and final, and all taxes levied upon the 

land after execution of this Condominium Agreement, if required, until 

each unit covered under this Condominium Agreement is separately 

assessed.  

  

e) Prior to the registration of the final Plan the Owner must confirm that 

sufficient wire-line communication infrastructure is available.  In the event 

that such infrastructure is unavailable, the Owner shall be required to pay 

for the connection to and/or extension of the existing communication/ 

telecommunication infrastructure. If the Owner elects not to pay for the 

above noted connection, then the Owner will be required to demonstrate 

to the satisfaction of the City of Vaughan that sufficient alternative 

communication/telecommunication will be provided to enable, at a 

minimum, the effective delivery of communication/telecommunication 

services for Emergency Management Services (i.e. 911 Emergency 

Services).  

 

f) Prior to the registration of the final Plan the Condominium Corporation 
agrees to provide a private access easement or other arrangement in 
favour of the lands to the west for the purpose of a driveway access for 
the adjacent property to the west, if redeveloped in the future, and for the 
west driveway, which has access to Benjamin Drive and Regional Road 7 
to the satisfaction of the City of  Vaughan and York Region at the sole cost 
and expense of the Owner of the adjacent lands to the west and such 
Owner of the adjacent lands to the west shall  also be required to enter 
into a cost sharing/shared facility agreement for the inter alia, 
maintenance, construction and insurance associated with such driveway 
on the subject property with the Condominium Corporation. A condition to 
this effect shall be included in the Condominium Declaration 

 

g) The Owner shall include in all Offers of Purchase and Sale and lease, a 
clause indicating that the west driveway, which has access to both 
Regional Road 7 and Benjamin Drive shall remain unobstructed for the 
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purpose of access to Benjamin Drive and Regional Road 7, and that the 
members of the public may travel across the west driveway between 
Regional Road 7 and Benjamin Drive. Further, there shall also be a clause 
indicating that the lands to the west, if developed may require access over 
the subject lands in the future to the satisfaction of the City of Vaughan 
and York Region; which access shall be at the sole cost and expense of 
the Owner of the adjacent lands to the west and such Owner of the 
adjacent lands to the west shall also be required to enter into a cost 
sharing/shared facility agreement for inter alia, maintenance, construction 
and insurance associated with the shared use of the west driveway on the 
subject property with the Owner/Condominium Corporation. A condition to 
this effect shall be included in all condominium documents, including the 
Condominium Declaration. 
 

7. Prior to the registration of the final Plan, the Owner shall submit an "as-built" 

survey to the satisfaction of the Building Standards Department.  

  

8. Prior to the registration of the final Plan, the Owner and their Solicitor and Land 

Surveyor shall confirm that all required easements and rights-of-way for utilities, 

drainage and construction purposes have been granted to the appropriate 

authorities. 

 

9. Any other conditions received after Council approval and prior to final approval of 

the Condominium approval process shall be included in the Condominium 

Agreement. 

  

Development Engineering Conditions  

  

10.  That prior to the execution of the Condominium Agreement the Owner shall 

provide confirmation that a RSC has been filed with the MECP to the satisfaction 

of the Development Engineering Department. 

 

Alectra Utilities Corporation 

  

11.   Prior to the registration of the final Plan the Owner shall obtain final clearance 

from Alectra Utilities. 
  
Canada Post 

  

12. Prior to the registration of the final Plan the Owner shall obtain final clearance 

from Canada Post. 
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Enbridge Gas Distribution  

  

13. Prior to the registration of the final Plan the Owner shall obtain final clearance 

from Enbridge Gas Distribution.   

 

Bell Canada 

 

14. Prior to the registration of the final Plan the Owner shall obtain final clearance 

from Bell Canada. 

 

York Region 

 

15. Prior to the registration of the final Plan, the Owner shall provide confirmation that 
all of the conditions of Site Plan Approval issued for the subject property under 
Regional File No. SP-V-030-11 have been satisfied. 

 
16. Prior to the registration of the final Plan, the Owner shall execute all Regional 

agreements and obtain all of the necessary permits required as part of the Site 
Plan Approval for the subject property issued under Regional File No. SP-V-030-
11. 
 

17. Prior to the registration of the Plan, the Owner shall confirm that all of the works 
within the Regional right-of-way have completed to the satisfaction of York Region 
or that York Region holds sufficient securities to cover the cost of any outstanding 
works. Should there be insufficient security to cover the cost of the remaining 
works, the Owner shall arrange for the deposit of additional securities in the 
amount sufficient to cover the cost of all outstanding works. 
 

18. Prior to the final registration of the condominium corporation, the Owner shall:    
 

i. Complete the remediation program as set out in the Remediation and 
Indemnity Agreement; 

 
ii. Obtain and submit to the Region a Record of Site Condition (“RSC”) issued 

by the Ontario Ministry of the Environment, Conservation and Parks 
(“MECP”) for the lands being retained by the Owner, copies of all supporting 
documentation used in the filing of the RSC for the Region’s review and 
approval and the Region will be extended reliance on such supporting 
documentation on terms satisfactory to the Region; 

 
iii. Obtain and submit to the Region a RSC issued by the MECP for the lands 

to be conveyed to the Region, copies of all supporting documentation used 
in the filing of the RSC, for the Region’s review and approval and the 
Region will be extended reliance on such supporting documentation on 
terms satisfactory to the Region; and 
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iv. Subject to the satisfaction of the applicable terms of the Remediation and 
Indemnity Agreement, convey lands described as Part 2 on Plan 65R‐
36458 to the Region, free of all costs and encumbrances, and to the 
satisfaction of the Regional Solicitor. 

  
19. At the time of conveyance of Part 2 on Plan 65R‐36458, the Owner shall provide 

the Region with a certified written statement from the Owner or the Owner’s 
authorized representative that, except as expressly disclosed in the supporting 
document referenced in Condition 17, no contaminant, pollutant, waste of any 
nature, hazardous substance, toxic substance, dangerous goods, or other 
substance or material defined or regulated under applicable environmental laws is 
present at, on, in or under lands to be conveyed to the Region (including soils, 
substrata, surface water and groundwater, as applicable):  (i) at the time of 
conveyance, at a level or concentration that exceeds the Environmental Protection 
Act O. Reg. 153/04 (as amended) full depth generic site condition standards 
applicable to the intended use of such lands by the Region or any other 
remediation standards published or administered by governmental authorities 
applicable to the intended land use; and (ii) in such a manner, condition or state, or 
is emanating or migrating from such lands in a way, that would contravene 
applicable environmental laws.    

 
20. The Owner shall include in all Agreements of Purchase and Sale and/or Lease, 

Condominium Agreement, Condominium Declaration, a clause stating that despite 
the inclusion of noise attenuation features within the development area and within 
the individual building units, noise levels will continue to increase, occasionally 
interfering with some activities of the building's occupants. 
 

21. Prior to the registration of the final Plan, the Owner shall provide confirmation that 
all transfers of obligation have been completed where Regional Agreements 
require responsibility to change from the Owner to the Condominium Corporation. 

 

22. Any other conditions received after Council approval and prior to final approval of 

the Condominium approval process shall be included in the Condominium 

Agreement. 

 

Clearances 

  

23. The City of Vaughan Development Planning Department shall advise that 

Conditions 1 to 10 have been satisfied.  

  

24. Alectra Utilities Corporation shall advise the City of Vaughan Development 

Planning Department in writing that Condition 11 has been satisfied.  

  

25. Canada Post shall advise the City of Vaughan Development Planning 

Department in writing that Condition 12 has been satisfied.  
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26. Enbridge Gas Distribution shall advise the City of Vaughan Development 

Planning Department in writing that Condition 13 has been satisfied.  

 

27. Bell Canada shall advise the City of Vaughan Development Planning Department 

in writing that Condition 14 has been satisfied.  

 

28. York Region shall advise the City of Vaughan Development Planning Department 

in writing that Conditions 15 to 20 have been satisfied. 

Page 94



PIN
E VA

LLEY R
O

A
D

LANGSTAFF ROAD

K
IPLIN

G
 A

VEN
U

E

ISLINGTON AVENUE

RUTHERFORD

LANGSTAFF ROAD

R
EG

IO
N

A
L R

O
A

D
 27

REGIONAL ROAD 7

M
A

R
TIN

 G
R

O
VE R

O
A

D

H
IG

H
W

A
Y 427

IS
LIN

G
TO

N
 A

VE
N

U
E

STEELES AVENUE WESTHIGHWAY 407

ROAD

W
ESTO

N
 R

O
A

D

H
IG

H
W

A
Y 400

REGIONAL ROAD 7

Attachment

2

Subject Lands

Not to Scale

Context Location Map
FILE: ��CDM��7V0��

RELATED FILES: =����02� 	
DA����07�

DATE: -anXar\ 22� 20��

LOCATION:
Part oI Lot �� ConceVVion 7

APPLICANT:
24�0�74 Ontario Inc�

Development Planning
DepartmentPage 95

AutoCAD SHX Text
N:\DFT\1 ATTACHMENTS\19\19cdm-17v011.dwg



REGIONAL ROAD 7

SILVADENE  PARKWAY

BENJAMIN  DRIVE

WIGWOSS  DRIVE

FR
E

D
R

IC
K

  S
TR

E
E

T

RA
VI

N
E 

C
O

U
RT

H
ELEN

  STR
EET

TA
LL

  G
R

AS
SHIGHNESS COURT

SYD
EL C

R
ESC

EN
T

AN
AC

APR
I C

O
U

R
T

A
R

R
O

W
H

EA
D

 D
R

IVE

W
IG

W
O

SS
 

C
O

U
RT

TR
AI

L

MONSHEEN DRIVE

W
IG

W
O

SS  D
R

IVE

TAYO
K D

R
IVE

FO
REST CIRCLE CO

URT

FR
AN

C
IN

E

C
O

U
R

T

WIGWOSS  DRIVE

BR
U

C
E STR

EET

PIONEER LANE

ISAAC
 D

EVIN
S AVEN

U
E

G
EO

R
G

E BO
G

G
 R

O
AD

H
EN

R
Y PETER

S LAN
E

BEAM
ISH

 LAN
E

JO
H

N
 FR

AN
K R

O
AD

VITTORIO DE LUCA DRIVE

Legend

C1 - RESTRICTED COMMERCIAL ZONE

C� - OFFICE COMMERCIAL ZONE

OS1 - OPEN SPACE CONSERVATION ZONE

R1 - RESIDENTIAL ZONE

R2 - RESIDENTIAL ZONE

R3 - RESIDENTIAL ZONE

R4 - RESIDENTIAL ZONE

RA2 - APARTMENT RESIDENTIAL ZONE

RA3 - APARTMENT RESIDENTIAL ZONE

RM2 - MULTIPLE RESIDENTIAL ZONE

RT1 - RESIDENTIAL TOWNHOUSE ZONE

�H� -  HOLDING SYMBOL

Subject Lands Not to Scale

AttacKPentLocation MaS

3

C1
EXISTING
FUNERAL

RA2
EXISTING 4 & 6 STOREY
RESIDENTIAL BUILDING

OS1

RM2

R1
EXISTING

RESIDENTIAL

EXISTING
RESIDENTIAL

RA2

OS1

FILE� 19CDM-17V011
RELATED FILES� Z.11.026 &

DA.11.073

DATE� January 22, 2019

R2

R2

R2

RA2�H�

EXISTING
RESIDENTIAL

R1
C�

EXISTING
4 STOREY, 81 UNIT

APARTMENT
BUILDING
(PHASE I)

RA3

EXISTING
VALLEY
LANDS

EXIST
COMM

EXIST
RES

LOCATION�
Part of Lot 6, Concession 7

APPLICANT�
2410174 Ontario Inc.

PROPOSED
RESIDENTIAL
BUILDINGS

RT1

OS1

RM2

EXISTING
RESIDENTIAL

PROPOSED
TOWNHOUSE
RESIDENTIAL

R2

EXISTING
RESIDENTIAL

EXISTING
RESIDENTIAL

R4

R3

R2

R3

R1

EXISTING
RESIDENTIAL

AUTO
SHOP

BELL
SWITCHING

STATION

DeYeOoSPent POanninJ
DeSartPent

Page 96

AutoCAD SHX Text
N:\GIS_Archive\Attachments\19CDM\19cdm-17v011.dwg



AttachmentDraft Plan of Condominium
File 19CDM-17V011 4

FILE: 19CDM-17V011
RELATED FILES: =�11�0�� 	

DA�11�07�

DATE: -anuar\ ��� �019
APPLICANT:
�410174 Ontario Inc�

Not to Scale

LOCATION:
Part of Lot �� ConceVVion 7

S8%-ECT LANDS

BENJAMIN DRIVE

REGIONAL ROAD 7

W
IGW

OSS DRIVE

Development Planning
DepartmentPage 97

AutoCAD SHX Text
N:\GIS_Archive\Attachments\19CDM\19cdm-17v011.dwg



LOCATION:APPLICANT:
DATE:

Attachment

5
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Department

Part Lot 6, Concession 72410174 Ontario Inc. January 22, 2019

19CDM-17V011FILE:

Draft Plan of Condominium 
File 19CDM-17V011(Levels 2-4)

RELATED FILES: Z.11.026 &
DA.11.073

REPRESENTATIVE SECTION TO 
ILLUSTRATE RELATIONSHIP OF LEVELS

PLAN VIEW ILLUSTRATING UNITS 1 - 26 INCLUSIVE (RESIDENTIAL)
UNITS 27, 28 & 29 (LOCKER) - LEVEL 4

PLAN VIEW ILLUSTRATING UNITS 1 - 43 INCLUSIVE (RESIDENTIAL)
UNITS 44 - 58 INCLUSIVE (LOCKER) - LEVEL 2

PLAN VIEW ILLUSTRATING UNITS 1 - 42 INCLUSIVE (RESIDENTIAL)
UNITS 43 - 80 INCLUSIVE (LOCKER) - LEVEL 3
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Attachment

6
Printed on: 11/20/2018Document Path: N:\GIS_Archive\Attachments\19CDM\19CDM-17V011\19CDM-17V011_C_DraftPlan2.mxd

Development Planning
DepartmentPart Lot 6, Concession 72410174 Ontario Inc. January 22, 2019

19CDM-17V011FILE:

Draft Plan of Condominium 
File 19CDM-17V011 (Levels 5-9)

RELATED FILES: Z.11.026 &
DA.11.073

PLAN VIEW ILLUSTRATING UNITS 1 - 17 INCLUSIVE (RESIDENTIAL)
UNITS 18, 19 & 20 (LOCKER) - LEVEL 9

PLAN VIEW ILLUSTRATING UNITS 1 - 28 INCLUSIVE (RESIDENTIAL)
UNITS 29, 30 & 31 (LOCKER) - LEVEL 5

PLAN VIEW ILLUSTRATING UNITS 1 - 28 INCLUSIVE (RESIDENTIAL)
UNITS 29, 30 & 31 (LOCKER) - LEVELS 6, 7 & 8

REPRESENTATIVE SECTION TO 
ILLUSTRATE RELATIONSHIP OF LEVELS
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Development Planning
Department

Part Lot 6, Concession 72410174 Ontario Inc. January 22, 2019

19CDM-17V011FILE:

Draft Plan of Condominium File 19CDM-17V011
(Levels 10-11 and Underground Parking)

RELATED FILES: Z.11.026 &
DA.11.073

PLAN VIEW ILLUSTRATING 
UNITS 1 - 5 INCLUSIVE (RESIDENTIAL)
UNIT 6 (STORAGE LOCKER) - LEVEL 10

PLAN VIEW ILLUSTRATING UNITS 1 - 141 INCLUSIVE 
(RESIDENTIAL PARKING - INCLUDING 6 BARRIER FREE 
& 1 SMALL CAR) UNITS 142 - 218 INCLUSIVE (LOCKER) & 
31 VISITIOR PARKING SPACES- LEVEL A

PLAN VIEW ILLUSTRATING UNITS 1 - 185 INCLUSIVE 
(RESIDENTIAL PARKING - 
INCLUDING 6 BARRIER FREE & 4 TANDEM UNITS) 
UNITS 186 - 287 INCLUSIVE (LOCKER) - LEVEL B

PLAN VIEW ILLUSTRATING 
UNIT 1 (RESIDENTIAL)
LEVEL 11
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Committee of the Whole Report

  

DATE: Tuesday, January 22, 2019              WARD:  3             
 

TITLE:  DRAFT PLAN OF CONDOMINIUM (STANDARD) 19CDM-18V003 

70 HANLAN ROAD INC. 

 VICINITY OF PINE VALLEY DRIVE AND HANLAN ROAD 
 

FROM:  
Jason Schmidt-Shoukri, Deputy City Manager, Planning and Growth Management 

 

ACTION: DECISION    

 

Purpose  
To seek approval from the Committee of the Whole for Draft Plan of Condominium 

(Standard) File 19CDM-18V003 to facilitate the tenure conversion of an existing 1-

storey multi-unit rental employment building to a condominium, as shown on Attachment 

4. 

 

 
 

Recommendations 
1. THAT Draft Plan of Condominium (Standard) File 19CDM-18V003 (70 Hanlan 

Road Inc.) BE APPROVED, as shown on Attachment 4, subject to the Conditions 

of Draft Approval set out in Attachment 1.  

Item: 

Report Highlights 
 The Owner has submitted a Draft Plan of Condominium (Standard) 

application to facilitate the tenure conversion of the existing rental building to 

a condominium. 

 No external modifications are being proposed to the existing building or the 

site plan. 

 The Development Planning Department supports the approval of Draft Plan of 

Condominium File 19CDM-18V003 subject to conditions, as it conforms to the 

Official Plan and complies with Zoning By-law 1-88. 
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Background 

The Subject Lands (the ‘Subject Lands’) shown on Attachments 2 and 3 are located on 

the north side of Hanlan Road and east of Pine Valley Drive. The surrounding land uses 

are shown on Attachment 3. A 1-storey multi-unit employment building constructed 

approximately 30 years ago is situated on the Subject Lands and is proposed to be 

converted from a rental to condominium tenure. There are no modifications being 

proposed to the existing building as part of this application. 

 

Previous Reports/Authority 

N/A 

 

Analysis and Options 

The Draft Plan of Condominium (Standard) conforms to Vaughan Official Plan 

2010 ("VOP 2010") and complies with Zoning By-law 1-88 

 

The Subject Lands are designated “General Employment” by Vaughan Official Plan 

2010 ("VOP 2010"). The proposed Draft Plan of Condominium (Standard) will establish 

the condominium tenure for an existing employment building that conforms to the 

Official Plan. 

 

The Subject Lands are zoned “EM2 General Employment Area Zone” by Zoning By-law 

1-88, which permits the existing employment building shown on Attachment 4. 

 

The Subject Lands are located in an Employment Area and do not abut an arterial road, 

provincial highway, or Open Space Zone. A Site Development Application was not 

required to facilitate the construction of the existing building, and a Building Permit was 

issued on September 8, 1993.  

 

All common areas (i.e. the parking spaces, sidewalks, drive aisles, landscaped areas 

and mechanical/sprinkler room) on the proposed Draft Plan of Condominium will remain 

under a single ownership. 

 

Snow Removal, Garbage and Recycling Collection will be privately administered 

 

Snow removal, and garbage and recycling collection will be privately administered and 

the responsibility of the condominium corporation. A condition to this effect is included in 

Attachment 1. 
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All utility providers have no objection to the Draft Plan of Condominium 

 

Bell Canada, Rogers Communications, Alectra Utilities, and Enbridge Gas have no 

objections to the Draft Plan of Condominium. The Owner is required to confirm that all 

required easements and rights-of-way for each utility have been granted to the 

appropriate authority. A condition to this effect is included in Attachment 1. 

 

Canadian National Railway ("CN") has no objection to the Draft Plan of 

Condominium 

 

The Subject Lands are located adjacent to a CN owned and operated rail corridor to the 

north. As the application is for a change in the tenure of the building, CN has no 

objection to the Draft Plan of Condominium. 

 

Canada Post has no objection to the Draft Plan of Condominium 

 

The proposed change in tenure of the building will not affect mail delivery, and therefore 

Canada Post has no objection to the Draft Plan of Condominium. 

 

Financial Impact 

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

 

Broader Regional Impacts/Considerations 

The York Region Community Planning and Development Services Department has no 

objection to the Draft Plan of Condominium. 

 

Conclusion 

Draft Plan of Condominium (Standard) File 19CDM-18V003 conforms to VOP 2010, 

complies with Zoning By-law 1-88, and pertains to the tenure of the building only. 

Accordingly, the Development Planning Department can support the approval of the 

Draft Plan of Condominium (Standard), subject to the Conditions of Draft Approval set 

out in Attachment 1. 

 

For more information, please contact: Christopher Cosentino, Planner 1, at extension 

8215.   
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Attachments 

1. Conditions of Draft Approval 

2. Context Location Map 

3. Location Map 

4. Draft Plan of Condominium (Standard) File 19CDM-18V003, J.D. Barnes Ltd., 

June 22, 2018 

 

Prepared by 

Chris Cosentino, Planner I, extension 8215 

Clement Messere, Senior Planner, extension 8409  

Carmela Marrelli, Senior Manager of Development Planning, extension 8791 

Mauro Peverini, Director of Development Planning, extension 8407 

 

/CM 
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1 
 

ATTACHMENT  1 
 

CONDITIONS OF DRAFT APPROVAL 
 

DRAFT PLAN OF CONDOMINIUM FILE 19CDM-18V003 
70 HANLAN ROAD INC. (‘OWNER’) 

PART OF LOT 4, REGISTERED PLAN M-2009, CITY OF VAUGHAN (‘CITY’) 
 

THE CONDITIONS OF THE COUNCIL OF THE CITY OF VAUGHAN THAT SHALL BE 
SATISFIED PRIOR TO THE RELEASE FOR REGISTRATION OF PLAN OF 
CONDOMINIUM (STANDARD) FILE 19CDM-18V003, ARE AS FOLLOWS: 

 
City of Vaughan Conditions 
 
1. The Plan shall relate to a Draft Plan of Condominium, prepared by J.D. Barnes 

Ltd., drawing File No. 18-21-200-00, dated June 22, 2018. 
 
2. Prior to the execution of the Condominium Agreement, the Owner shall submit a 

pre-registered Plan of Condominium to the Development Planning Department.  
 

3. The Owner shall enter into a Condominium Agreement with the City of Vaughan 
and shall agree to satisfy any conditions that the City may consider necessary. 

 
4. The following provisions shall be included in the Condominium Agreement: 

  
a) The Owner and/or Condominium Corporation shall be responsible to 

regularly clean and maintain all driveway catch basins; 

 

b) The Owner and/or Condominium Corporation shall be responsible for 

private garbage and recycling collection, snow removal and clearing; 

 
c) The Owner shall include the following clauses in all future offers of 

Purchase and Sale Agreements: 

 
i. This development will be serviced by a private waste collection system 

and snow clearing services.  

 
5. The Condominium Agreement shall be registered on title against the lands to 

which it applies, at the cost of the Owner. 
 
6. Prior to final approval, the Owner shall submit an "as-built" survey to the 

satisfaction of the Building Standards Department. 
 
7. Prior to final approval, the Owner and their Solicitor and Land Surveyor shall 

confirm that all required easements and rights-of-way for utilities, drainage and 
construction purposes have been granted to the appropriate authorities. 
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8. Prior to final approval, the Owner shall confirm to the Development Planning 

Department that they have paid all taxes levied, all additional municipal levies, if 
applicable, development charges and all financial requirements of this 
development as may be required by the Financial Planning and Development 
Finance Department. The Owner also certifies acknowledgement of responsibility 
for the payment of all taxes levied to date, both interim and final, and all taxes 
levied upon the land after execution of this Condominium Agreement, if required, 
until each unit covered under this Condominium Agreement is separately 
assessed. 

 
Utilities Condition 
 
9. The Owner is required to confirm that all required easements and rights-of-way 

for each utility have been granted to the appropriate authority. 
 
Clearances 
 
10. The City of Vaughan Development Planning Department shall advise that 

Conditions 1 to 8 have been satisfied.  
 
11. Bell Canada, Rogers Communications, Alectra Utilities and/or Enbridge Gas shall 

advise the Development Planning Department in writing that Condition 9 has 
been satisfied.  
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Committee of the Whole Report

  

DATE: Tuesday, January 22, 2019              WARD:  2             
 

TITLE: SITE DEVELOPMENT FILE DA.18.041 

ROYBRIDGE HOLDINGS LIMITED 

VICINITY OF REGIONAL ROAD 7 AND REGIONAL ROAD 27 

 

FROM:  
Jason Schmidt-Shoukri, Deputy City Manager, Planning and Growth Management   

 

ACTION: DECISION    

 

Purpose  

To seek apporoval from the Committee of the Whole for Site Development File 

DA.18.041 for the Subject Lands shown on Attachments 1 and 2, to permit the 

development of a 6-storey, 8,405 m2 office building, with two levels of underground 

parking, as shown on Attachments 3 to 6. 

 

 
 

 

Item: 

Report Highlights 

 The Owner is seeking to permit a 6-storey, 8,405 m2 office building, with two 

levels of underground parking within the Vaughan Valley Centre located at the 

north-west corner of Regional Road 7 and Regional Road 27. 

 The Development Planning Department supports the approval of the 

Development, subject to the Recommendations of this report, as the 

Development is consistent with provincial policy, conforms with the York 

Region Official Plan and Vaughan Official Plan 2010, complies with Zoning 

By-law 1-88, and is compatible with the existing and planned uses in the 

surrounding area. 
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Recommendations 
1. THAT Site Development File DA.18.041 (Roybridge Holdings Limited) BE 

DRAFT APPROVED AND SUBJECT TO THE FOLLOWING CONDITIONS to the 

satisfaction of the Development Planning Department, to permit the development 

of a 6-storey, 8,405 m2 office building, with two levels of underground parking, as 

shown on Attachments 3 to 6: 

  

a) that prior to the execution of the Site Plan Agreement: 

 

i) the Development Planning Department shall approve the final site 

plan, building elevations, landscape plan, landscape cost estimate, 

signage details, and lighting plan;   

 

ii) the Development Engineering Department shall approve the final 

site servicing plan, site grading plan, erosion and sediment control 

plan and Functional Servicing and Stormwater Management 

Report;  

 

iii) the Owner shall satisfy the requirements of the Policy Planning and 

Environmental Sustainability Department by providing bird-friendly 

design treatments on the building elevations; 

 

iv) the Owner shall satisfy all requirements of the Environmental 

Services Department, Waste Management Division, and the 

Environmental Services Department, Waste Management Division 

shall approve the final site plan for conformity with the City’s Waste 

Collection Design Standard Policy; and 

 

v) the Owner shall satisfy all requirements and obtain all necessary 

approvals from York Region. 

 

Background 

The subject lands (the ‘Subject Lands’) identified on Attachments 1 and 2, are located at 

the northwest corner of Regional Road 7 and Regional Road 27, and are municipally 

known as 6220 Regional Road 7. The proposed office building is located on a vacant 

portion of an existing employment and commercial development known as the 

“Vaughan Valley Centre”, as shown on Attachment 2. 

 

A Site Development Application has been submitted to permit the Development 

The Owner has submitted Site Development File DA.18.041 (the ‘Application’) for the 

Subject Lands shown on Attachments 1 and 2, to permit the development of a  
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6-storey, 8,405 m2 office building, with two levels of underground parking (the 

‘Development’), as shown on Attachments 3 to 6. 

 

Previous Reports/Authority 

Not applicable. 

 

Analysis and Options 

 

The Development is consistent with the Provincial Policy Statement, 2014 

The Provincial Policy Statement, 2014 (the ‘PPS’) provides policy direction on matters 

of provincial interest related to land use planning and development. The PPS is applied 

province-wide and provides for appropriate development while ensuring that public 

health and safety, and the quality of the natural and built environment are protected. In 

accordance with Section 3(5) of the Planning Act, all land use decisions in Ontario “shall 

be consistent with” the PPS. 

 

Section 1.3.1 - Employment of the PPS encourages planning authorities to promote 

economic development and competitiveness by: 

 

“a.  providing for an appropriate mix and range of employment and institutional 

uses to meet long-term needs; 

b.  providing opportunities for a diversified economic base, including maintaining 

a range and choice of suitable sites for employment uses which support a 

wide range of economic activities and ancillary uses, and take into account 

the needs of existing and future businesses; 

c.  encouraging compact, mixed-use development that incorporates compatible 

employment uses to support liveable and resilient communities; and 

d.  ensuring the necessary infrastructure is provided to support current and 

projected needs.” 

 

The Development is making use of an underutilized, vacant portion of the Vaughan 

Valley Centre, and utilizes a built form that is compact and supportive of high-order 

transit. The Development helps complement and is compatible with the existing uses 

within the Vaughan Valley Centre, and provides flexibility and diversified employment 

opportunities to help meet the City’s long-term employment needs. Additionally, the 

Subject Lands are located in an area where servicing and infrastructure is available to 

serve this form of development. In consideration of the above, the Development is 

consistent with the PPS. 
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The Development conforms to Places to Grow – Growth Plan for the Greater 

Golden Horseshoe  

The Places to Grow - Growth Plan for the Greater Golden Horseshoe, 2017 (‘Growth 

Plan’) is intended to guide decision making on the development of land by encouraging 

compact built form, transit supportive communities, diverse land uses, and a range and 

mix of housing types. The Growth Plan encourages the concentration of population and 

employment growth within settlement areas, and promotes the development of 

complete communities that offer a mix of housing types, access to local amenities, and 

connections to municipal water and wastewater systems. In accordance with Section 

3(5) of the Planning Act, Vaughan Council’s planning decisions “shall conform with” the 

Growth Plan.  

 

Section 2.2.5.1 - Employment of the Growth Plan directs that economic development 

and competitiveness in the Greater Golden Horseshoe be promoted by: 

 

“a.  making more efficient use of existing employment areas and vacant and 

underutilized employment lands and increasing employment densities; 

b. ensuring the availability of sufficient land, in appropriate locations, for a 

variety of employment to accommodate forecasted employment growth to the 

horizon of this Plan; 

c. planning to better connect areas with high employment densities to transit; 

and 

d. integrating and aligning land use planning and economic development goals 

and strategies to retain and attract investment and employment.” 

 

The Subject Lands are located within the “Employment Areas” along a “Regional 

Intensification Corridor within Employment Areas” by Schedule 1 - Urban Structure of 

Vaughan Official Plan 2010, Volume 1. The Development makes efficient use of an 

existing and underutilized commercial and employment area (within the Vaughan Valley 

Centre) by providing a compact and intense form of development, which is supportive of 

higher-order transit along a Regional Intensification Corridor. The Development can 

accommodate a variety of office employment uses, and helps connect employment to 

the existing and planned transit along Regional Road 7 and Regional Road 27. In 

consideration of the above, the Development conforms with the Growth Plan. 

 

The Development conforms to the York Region Official Plan, 2010 

The York Region Official Plan, 2010 (the ‘YROP 2010’) guides economic, environmental 

and community building decision making across York Region, and  

describes how York Region will accommodate future growth and development while 

meeting the needs of existing residents and businesses. 
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The Subject Lands are located within the “Urban Area” by Map 1 - Regional Structure of 

YROP 2010, which permits a range of residential, commercial, employment and 

institutional uses, subject to additional policy criteria. The larger land holdings, being the 

Vaughan Valley Centre, also abut a “Regional Corridor”, being Regional Road 7, by 

Map 1 - Regional Structure, and are designated as a “Regional Transit Priority Network” 

by Map 11 - Transit Network, and “Cycling Facilities on Regional Roads and Right-of-

Ways” by Map 10 - Regional Cycling Network of YROP 2010. 

 

Chapter 4.3 - Planning for Employment Lands and Chapter 5.4 - Regional Centres and 

Corridors requires development within lower-tier municipalities to conform with the 

following: 

 

“4.3.15  That employment land development be designed to be both walkable and 

transit accessible where possible. 

 

4.3.16  That development on fully serviced employment lands be compact and 

achieve a region-wide average minimum density of 40 jobs per hectare in 

the developable area. This target is expected to be higher for lands 

adjacent to centres and corridors. 

 

4.3.18  To require flexible and adaptable employment lands that include street 

patterns and building design and siting that allow for redevelopment and 

intensification. 

 

4.3.21  To encourage employment intensification and higher density employment 

uses in Regional Centres and Corridors, in support of the policies in 

Section 5.4 of this Plan. 

 

5.4.5  That development within Regional Centres and Corridors be of an urban 

form and design that is compact, mixed-use, oriented to the street, 

pedestrian- and cyclist-friendly, and transit supportive.” 

 

The Development conforms with the objectives of Chapters 4.3 - Planning for 

Employment Lands and 5.4 - Regional Centres and Corridors of YROP 2010 wherein 

the Subject Lands are accessible by active and public transportation, and are supported 

by amenities (i.e. bicycle parking and pedestrian connections) which encourage non-

vehicular access to the Development. The Development is an urban and compact 

building form, which helps achieve the Region’s goal of a minimum density of 40 jobs 

per hectare. In consideration of the above, the Development conforms with the YROP 

2010. 
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The Development conforms to Vaughan Official Plan 2010  

The Subject Lands are designated "Prestige Employment" by Vaughan Official Plan 

2010 (“VOP 2010”), which permits a wide range of employment uses including 

manufacturing, warehousing, processing and distribution uses, located within wholly 

enclosed buildings and which do not require outside storage. Office uses are permitted 

up to a maximum 10,000 m2, and greater densities may be considered on lands located 

in high profile areas, such as major intersections or in proximity to planned transit 

stations. Further, the “Prestige Employment” land use designation permits a variety of 

building types, including “Mid-Rise Buildings”, which is described in VOP 2010 as a 

building that is generally over 5-storeys in height up to a maximum 12-storeys in height. 

The proposed 6-storey, 8,405 m2 office building is permitted by the “Prestige 

Employment” land use designation and conforms to the policies of VOP 2010.  

 

The Development complies with Zoning By-law 1-88  

The Subject Lands are zoned “C7 Service Commercial Zone” and “EM1 Prestige 

Employment Area by Zoning By-law” by Zoning By-law 1-88 (as shown on Attachment 

2), subject to site-specific Exception 9(1126), which permits the proposed office use. 

The office building is located entirely within the “C7 Service Commercial Zone” and 

complies with the “C7 Service Commercial Zone” and Exception 9(1126) zone 

standards. 

 

The Building Standards (Zoning) Department advises that accessible parking spaces 

must be provided in accordance with Zoning By-law 1-88 and Ontario Regulation 

(‘O.Reg.’) 413/12, Subsections 80.32 to 80.39. The Owner is required to update the site 

plan, shown on Attachment 3, to achieve compliance with Zoning By-law 1-88 and 

O.Reg. 413/12 with respect to accessible parking. 

 

The Development Planning Department supports the Development, subject to the 

Recommendations in this report 

 

Site Plan 

The Development shown on Attachments 3 to 6 includes a 6-storey, 8,405 m2 office 

building, with two levels of underground parking on Subject Lands. The Development 

will be served by 525 parking spaces, of which 418 spaces will be located within the 

underground parking structure, shown on Attachment 4.  

 

The Development will be located within a vacant portion of the Vaughan Valley Centre, 

and is accessible by existing right-in, right-out driveways from both Regional Road 7 

and Regional Road 27. 

 

 

Page 115



 

Landscape Plan 

The Owner is proposing landscaping immediately surrounding the office building that 

includes grey pre-cast unit pavers, concrete planters containing a variety of deciduous 

tree and shrub species, at-grade plantings which include a variety of coniferous shrub 

species, pedestrian benches and bike racks, as shown on Attachment 5. 

 

The parking lot will utilize similar landscape as the existing design within the parking lot 

of Vaughan Valley Centre, which includes grey, pre-cast unit pavers and concrete 

planters containing a variety of deciduous tree and shrub species. Landscaped parking 

medians have been incorporated into the parking lot to break-up the surface parking 

areas and improve pedestrian connections. 

 

The interface along Regional Road 27 will utilize similar landscape elements as the 

existing landscaping to the south within the Vaughan Valley Centre, which includes a 

low armourstone wall and deciduous tree and ornamental grass plantings. Landscaping 

within the Regional Road 27 right-of-way (‘ROW’) includes a number of shade trees, 

which is subject to approval by York Region. 

 

Building Elevations 

The proposed building elevations contain of a mix of decorative white, dark grey and 

wood precast panels, however, the majority of the building façade is finished using clear 

and dark-cast glass panels, as shown on Attachment 6. Balconies are incorporated into 

the building design along the south elevation (facing Regional Road 7), which creates 

visual interest and provides amenity space for the occupants of the building. 

 

Building Signage 

Building or pylon signage details for the Development, which has visibility from Regional 

Road 7 and Regional Road 27, has not been provided. Prior to final approval, the final 

building signage details must be provided to the Development Planning Department for 

approval. 

 

The Development Planning Department is satisfied with the Development shown on 

Attachments 3 to 6, subject to the above comments. The final site plan, building 

elevations, landscape plan, landscape cost estimate, signage details and lighting plan 

must be approved prior to the execution of the Site Plan Agreement. A condition to this 

effect is included in the Recommendations of this report. 

 

The Urban Design and Cultural Heritage Section advise that the Subject Lands 

are cleared of any concern for archaeological resources 

The Development Planning Department, Urban Design and Cultural Heritage Division 

has reviewed the Application and advise that the Subject Lands are cleared of any 
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concern for archaeological resources. The following standard conditions shall be 

included in the implementing Site Plan Agreement: 

 

 “Should archaeological resources be found on the property during 

construction activities, the Owner must immediately cease all construction 

activities and notify both the Ontario Ministry of Tourism, Culture and Sport 

and the Development Planning Department, Urban Design and Cultural 

Heritage Division.” 

 

 “In the event that human remains are encountered during construction 

activities, the Owner must immediately cease all construction activities. The 

Owner shall contact the York Region Police Department, the Regional 

Coroner, the Registrar of the Cemeteries Regulation Unit of the Ministry of 

Government and Consumer Services, and the Development Planning 

Department, Urban Design and Cultural Heritage Division.” 

 

The Policy Planning and Environmental Sustainability Department has no objection 

to the Development, subject to the conditions in this report 

The Policy Planning and Environmental Sustainability (‘PPES’) Department have 

reviewed the Application, and advise that they have no objection to the approval of the 

Development, subject to the Owner providing bird-friendly design treatments consistent 

with the Council-approved City-Wide Urban Design Guidelines and the Sustainability 

Performance Metrics Program. A condition to this effect is included in the 

Recommendations of this report. 

 

The Development Engineering Department has no objection to the Development, 

subject to the conditions in this report  

The Development Engineering (‘DE’) Department has reviewed the Application, and 

advised they have no objection to the Development subject to the conditions in the 

Recommendation section of this report. The DE Department has identified the following 

matters to be addressed prior to final approval and the execution of a Site Plan 

Agreement: 

 

Water, Sanitary and Storm Infrastructure 

The Development requires existing underground infrastructure (water, sanitary and 

storm infrastructure) to be removed and replaced in various locations within the 

Vaughan Valley Centre to avoid conflict with the proposed underground parking 

structure. More specifically, the infrastructure of a recently constructed eating 

establishment located at 6210 Regional Road 7 (relating to Site Development File 

DA.17.050 (Roybridge Holdings Limited)) will be impacted by these infrastructure 
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changes. Any proposed infrastructure changes must be approved to the satisfaction of 

the DE Department. 

 

The DE Department further advise that oversizing costs are applicable to the 

Development, relating to the sanitary drainage being directed to an oversized sanitary 

trunk and oversized water system downstream of the Development.  

 

Erosion and Sediment Control 

The Owner has incorporated erosion and sediment control measures in support of the 

Development. The Owner is required to use best practice measures, as found within the 

“Erosion and Sediment Control Guidelines for Urban Construction (December 2006)” 

best practice manual during construction to minimize any silt laden runoff and discharge 

from the Subject Lands. 

 

Site Lighting 

The Owner is required to maintain a zero cut-off light level distribution at the property 

lines. 

 

Servicing is in place to support this Development 

The Infrastructure Planning and Corporate Asset Management (‘IPCAM’) Department 

has reviewed the Application and have confirmed that the Subject Lands lie within a 

pre-serviced lot. 

 

The Environmental Services Department, Water and Waste Water Division have 

no objection to the Development, subject to conditions 

The Environmental Services Department, Water and Waste Water Division have 

reviewed the Appplication and advise they have no objection to its approval, subject to 

the following: 

 

 that water supply security to other buildings should not be compromised 

during the installation of the proposed water and fire line connections; and 

 that the Owner provide the following information to the Water and Waste 

Water Division for the purposes of updating the City’s water and waste water 

modelling: 

- the total allowable sanitary flow (i.e. allocation) for the entire Development 

Block (i.e. the Vaughan Valley Centre) 

- the sanitary flow approved by the City for the existing buildings and 

approved future development within the block 

- sanitary flow from the Development 
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Development Charges are applicable to the Development 

The Owner will be required to pay all applicable development charges in accordance 

with the development charges by-laws of the City of Vaughan, York Region, York 

Region District School Board and York Catholic District School Board.  

 

The Environmental Services Department, Waste Management Division has no 

objection to the Development, subject to conditions 

The Environmental Services Department, Waste Management Division has reviewed 

the Application and advise they have no objection to its approval, subject to the 

following: 

 

 that the plans submitted in support of the Development be updated to show 

truck turning movements 

 a loading pad must be provided, constructed to a minimum “200 mm 

reinforced concrete”, and noted on the appropriate drawings 

 the Owner must demonstrate how waste containers will be staged on the 

loading pad and within the waste storage room 

 confirmation is required that a fully loaded collection vehicle weighing  

35,000 kgs can be supported 

 the Waste Collection Design Standard Submission Form must be revised to 

include the number and size of bins 

 

Prior to final approval and the execution of a Site Plan Agreement, the Owner must 

satisfy all requirements of the Environmental Services Department. A condition to this 

effect is included in the Recommendations of this report. 

 

The Fire and Rescue Services Department have no objection to the Development, 

subject to conditions 

The Fire and Rescue Services Department have no objection to the Development, but 

advise that adequate provisions for fire safety and protection must be provided in 

accordance with the Ontario Building Code (“OBC”). 

 

Accordingly, the Owner shall agree to provide the following for the purposes of fire 

safety and firefighting operations: 

 

 the water supply for firefighting, including municipal or private hydrants, shall 

be identified on the appropriate plans according to OBC requirements, and 

must be installed and operational prior to the construction of the building 

 hydrants shall be unobstructed and ready for use at all times 

 access roadways shall be maintained and suitable for large heavy vehicles 
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 a temporary municipal address is to be posted and visible for responding 

emergency vehicles to the satisfaction of the City 

 the Fire Route must be posted prior to construction 

 

Cash-in-Lieu of the dedication of parkland is not required 

The Office of the City Solicitor, Real Estate Department and the Parks Development 

Department have confirmed that cash-in-lieu of the dedication of parkland is not 

required; this requirement was previously satisfied through Registered Plan 65M-3627. 

 

Financial Impact 

Not applicable.  

 

Broader Regional Impacts/Considerations 

The Development has been reviewed by external agencies, including York Region, 

Canada Post, NavCanada, Bombardier and various utility companies, who advise they 

have no objection to the Development, subject to the conditions included in the 

Recommendations of this report and the below comments. 

 

York Region has no objection to the Development, subject to conditions 

York Region have no objection to the Development, subject to the Owner addressing 

the following comments and conditions prior to final approval: 

 

Site Plan Approval Required 

The Owner is required to satisfy all requirements of York Region in order to obtain Site 

Plan Approval, which is required prior to the execution of the Site Plan Agreement. A 

condition to this effect is included in the Recommendations of this report. 

 

Encroachment Permit 

The Subject Lands are located at the intersection of Regional Road 7 and Regional 

Road 27, both of which are arterial roads under Regional jurisdiction. York Region is 

requesting that the City of Vaughan not issue any conditional approvals or permits, 

which could cause encroachments into the Regional ROW, until the Owner has 

obtained a Road Occupancy Permit from York Region. 

 

Transportation 

York Region requires the Owner to submit a comprehensive Transportation Demand 

Management (‘TDM’) Plan consistent with the Region’s Transportation Mobility Plan 

Guidelines. The Owner shall also provide direct shared pedestrian/cycling facilities and 

connections from the Subject Lands to Regional Road 27, to support active 

transportation and public transit. 
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Landscaping 

The Owner is required to update the landscape plans to achieve conformity with the 

York Region Street Tree Preservation and Planting Design Guidelines. Revisions 

include modifying the proposed species and caliper, and the street tree layout spacing 

to achieve a consistent 8 m spacing, which is a continuation of street tree layout of the 

lands to the south (within the Vaughan Valley Centre). Tree plantings must be offset  

1 m from an existing Regional watermain, and are not to be planted within 3 m of 

existing hydro poles. 

 

Additional Information Required 

York Region has advised that they require additional information to complete their 

review of the Development, including but not limited to, a cost estimate for works within 

the Regional ROW, a Crane Swing Plan and Encroachment Plan. 

 

Canada Post has no objection to the Development 

Canada Post has no objection to the approval of the Development, subject to the Owner 

supplying, installing and maintaining a centralized community mailbox facility to the 

satisfaction of Canada Post. 

 

NavCanada and Bombardier have no objection to the Development  

NavCanada and Bombardier advise that they have no object to the Development. 

 

The various utilities have no objection to the Development 

Hydro One, Enbridge Gas, Alectra Utilities Corporation and Rogers Communications 

Inc. have no objection to the Development, subject to the Owner coordinating servicing, 

connections, easements and locates with the above noted utilities prior to the 

commencement of any site works. 

 

Conclusion 

Site Development File DA.18.041 has been reviewed in consideration of the applicable 

provincial policies, the policies of YROP 2010 and VOP 2010, the requirements of 

Zoning By-law 1-88, comments from City Departments and external public agencies and 

the surrounding area context.  The Development shown on Attachments 3 to 6 is 

consistent with provincial policy, conforms to the YROP 2010 and VOP 2010, complies 

with Zoning By-law 1-88, and is appropriate and compatible with the existing and 

permitted uses in the surrounding area.  

 

Accordingly, the Development Planning Department supports the approval of Site 

Development File DA.18.041. Should Council approve Site Development File 

DA.18.041, conditions of approval are included in the Recommendations of this report. 
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For more information, please contact Diana DiGirolamo, Planner, at Extension 8860. 

 

Attachments 

1. Context Location Map 

2. Location Map 

3. Site Plan 

4. Typical Underground Parking Plan 

5. Landscape Plan 

6. Building Elevations 

 

Prepared by 

Diana DiGirolamo, Planner, ext. 8860 

Mark Antoine, Senior Planner, ext. 8212 

Carmela Marrelli, Senior Manager of Development Planning, ext. 8791 

Mauro Peverini, Director of Development Planning, ext. 8407 

 

/CM 
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Committee of the Whole Report  

  

DATE: Tuesday, January 22, 2019              WARD(S):  3            
 

TITLE: PROPOSED STREET NAME 

DRAFT PLAN OF SUBDIVISION FILE 19T-03V05 

PRIMA VISTA ESTATES PHASE 4 

WARD 3 – VICINITY OF PINE VALLEY DRIVE AND TESTON 

ROAD 
 

FROM:  
Jason Schmidt-Shoukri, Deputy City Manager, Planning and Growth Management 

 

ACTION: DECISION    

 

Purpose  
To seek approval for the proposed street name “Stump” in Draft Plan of Subdivision File 

19T-03V05 for the Subject Lands show on Attachments 1 and 2. 

 

 
 

Item: 

Report Highlights 
 The Owner is seeking approval for “Stump” to be used as a street name in 

approved Draft Plan of Subdivision File 19T-03V05 located on the south-east 

corner of Pine Valley Drive and Teston Road. 

 The name “Stump” was chosen to commemorate Jane Stump, the first 

postmistress of Purpleville. 

 The Development Planning Department supports the approval of the street 

name, subject to the Recommendation of this report, as the street name is 

consistent with the City’s Street Naming Policy and Procedures that were 

approved by Vaughan Council on December 10, 2013. 
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Recommendations 
The Deputy City Manager, Planning and Growth Management recommends: 

 

1. That the following street name for the proposed street in approved Draft Plan of 
Subdivision File 19T-03V05 as shown on Attachment 2, BE APPROVED: 

 

Proposed Name 

 

                                               Stump Road 

 

Background 

The Development Planning Department received an application to name a street in 

Draft Plan of Subdivision File 19T-03V05, located on the south-east corner of Pine 

Valley Drive and Teston Road. The Owner has submitted “Stump Road” as a proposed 

street name to commemorate the former long-standing owners of the property (10733 

Pine Valley Road), which housed the Purpleville General Store and Post Office.  

 

Jane Stump was the first postmistress of Purpleville, operating the Post Office and 

General Store from 1885 to 1931. The building ceased to operate as a post office at the 

time of Jane Stump’s death in 1931, though it might have continued as a general store. 

The property was inherited by Theresa Stump in 1952. 

  

Previous Reports/Authority 

N/A 

 

Analysis and Options 

The subject lands shown on Attachment 1 are located south-east of the intersection 
between Pine Valley Drive and Teston Road. 
 
The Owner has submitted a street name in approved Draft Plan of Subdivision File 19T-
03V05 (Prima Vista Estates Phase 4) as shown on Attachment 2. 
 
The Region of York Transportation and Community Planning and Development 
Services Department have no objection to the proposed name. The Vaughan Fire and 
Rescue Services Department and Vaughan Development Planning Department have 
also reviewed the proposed street name, which is considered to be satisfactory. 
 
The proposed street name is consistent with the City’s Street Naming Policy and 

Procedures that was approved by Vaughan Council on December 10, 2013. 

Staff on November 26, 2018 circulated the preferred street name to each Council 

member and received no comments.  

 

The submitted street name is not the result of a charity fundraising auction/event. 
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Financial Impact 

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

 

Broader Regional Impacts/Considerations 

The York Region Community Planning and Development Services Department has no 

objection to the proposed street name. 

Conclusion 
The Vaughan Development Planning Department has no objection with the proposed 

street name for the street in approved Draft Plan of Subdivision File 19T-03V05, as the 

name is consistent with the City’s Street Naming Policy and has been reviewed and 

approved by York Region and the Vaughan Fire and Rescue Services Department. 

Should the Committee concur, the Recommendation in this report can be approved. 

 

For more information, please contact: Sylvia Cardenas, Senior GIS Technician, 

Development Planning Department, at extension 8051. 

 

Attachments 

1. Location Map 

2. Approved Draft Plan of Subdivision File 19T-03V05 

 

Prepared by 

Sylvia Cardenas, Senior GIS Technician, ext. 8051 

Mauro Peverini, Director of Development Planning, ext. 8407 

 

/CM 
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Approved Draft Plan of Subdivision File 19T-03V05 (Phase 4)
(Showing Proposed Street Name [highlighted yellow] and Two Council Pre-approved Street Names)
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Committee of the Whole Report 
  

DATE: Tuesday, January 22, 2019              WARD(S):  ALL     
 

TITLE: HOUSING FOR PERSONS WITH DISABILITIES 

RESPONSE TO COUNCIL RESOLUTION 

(ITEM 13, REPORT NO. 44) 

FROM:  
Jason Schmidt-Shoukri, Deputy City Manager, Planning and Growth Management  

Nick Spensieri, Deputy City Manager, Corporate Services  

  

ACTION: FOR INFORMATION   

 

Purpose  
To respond to Council’s resolution of December 11, 2017, requesting that staff report 
back to Council by June 2018 on a Study to require new high-density development to 
provide accommodation for persons with disabilities.  
 

 

 

Recommendations 
1. THAT Staff be directed to review and consider opportunities that encourage the 

provision of accommodations for persons with disabilities in high-density 
development through the upcoming update of the Multi-Year Accessibility Plan in 
2019;  

 
2. THAT staff forward Council’s resolution to York Region for consideration through 

the review of the Region’s Housing Strategy as part of the Municipal 
Comprehensive Review; and 
 

Item: 

Report Highlights 
 To provide an overview of the Provincial, Regional and Municipal legislation 

and policy framework concerning the creation of accessible and affordable 

housing.  

 To provide an update on current City studies which will consider the provision 

of accessible and affordable housing.   
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3. THAT the current review of the Vaughan Official Plan 2010 (Official Plan 
Review), City-wide Comprehensive Zoning By-law, and Multi-Year Accessibility 
Plan, which include consideration of accessible and affordable housing, be 
deemed to satisfy the Study requirements identified in Council resolution, Item 
13, Report No. 44, of the Committee of the Whole.    

 

Background 

On December 11, 2017 (Item 13, Report No. 44, of the Committee of the Whole) 
Council resolved the following by way of a member’s resolution:  

 
Whereas, there is a well-documented, very significant shortage of housing 
available and suitable for people with disabilities in the Greater Toronto and 
Hamilton Area (GTHA); and  
 
Whereas, there is a great need for housing for our residents with a disability in 
the City of Vaughan; and  
 
Whereas, the integration of affordable residential accommodation for persons 
with a disability within general housing is a preferable option rather than only 
providing exclusive forms of housing; and  
 
Whereas, there is significant high-density housing growth currently in the City.  
 
It Is therefore recommended:  
 
1. That City staff conduct a study to determine the feasibility of, and the process 
that might be used by the City of Vaughan to require new high-density 
development to provide accommodation for persons with disabilities;  
 
2. That the study consider, amongst other matters, such aspects as percentage 
of units that might be provided and the type (height, density) of development that 
would be bound by this policy;  
 
3. That within the study, staff provide options for consideration by Council;  

 

Previous Reports/Authority 

Council - December 11, 2017 – Member’s Resolution - Housing For People with 

Disabilities which can be found at the following link: 

http://www.vaughan.ca/council/minutes_agendas/AgendaItems/CW1205_17_13.pdf 

 

Analysis and Options 

There is an existing Provincial Policy Framework that addresses the provision of 

Accessible and Affordable Housing 
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The Planning Act  

Housing and accessibility are key areas of provincial interest and is central to 

developing inclusive, complete communities. Through amendments to the Planning Act, 

including the introduction of second unit permissions, the Province has identified 

affordable housing as an area of increased focus. Under Part I, S.2 (h.1), Provincial 

Administration, the Planning Act also establishes “…accessibility for persons with 

disabilities to all facilities, services and matters to which this Act applies;” as a matter of 

Provincial interest.          

  
The Provincial Policy Statement (PPS 2014) 

The PPS 2014 outlines the Provincial interest in the regulation of land use planning and 

development and includes specific policies concerning affordable housing and 

accessibility. To address the housing market, Section 1.4.1 establishes the general 

objective “to provide for an appropriate range and mix of housing types and densities 

required to meet projected requirements of current and future residents...”. To achieve 

this objective, the PPS 2014 requires municipalities to establish minimum affordable 

housing targets in their Official Plan and provides a definition of affordable housing.  

 

Section 6.0 defines affordable as: 

  

a) in the case of ownership housing, the least expensive of:  

  

1. housing for which the purchase price results in annual accommodation costs 

which do not exceed 30 percent of gross annual household income for low 

and moderate income households; or  

2. housing for which the purchase price is at least 10 percent below the average     

purchase price of a resale unit in the regional market area;  

 

b) in the case of rental housing, the least expensive of:  

  

1. a unit for which the rent does not exceed 30 percent of gross annual 

household income for low and moderate income households; or  

2. a unit for which the rent is at or below the average market rent of a unit in the 

regional market area. 

 
The PPS 2014 also provides guidance concerning accessibility. Section 1.1.1 f) of the 
PPS 2014 articulates the policy objective of “improving accessibility for persons with 
disabilities and older persons by identifying, preventing and removing land use barriers 
which restrict their full participation in society”.    
 
The Accessibility for Ontarians with Disabilities Act (AODA), 2005 

The AODA establishes standards regarding accessibility. The goal of the AODA is to 

develop and implement accessibility standards across public, private and non-profit 

sectors to achieve full accessibility in Ontario by 2025.  
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Currently, there are five accessibility standards under the AODA. The five standards 

include the following: 

 

1. Customer Service Standard 
2. Information and Communications Standard 
3. Transportation Standard 
4. Employment Standard 
5. Design of Public Spaces Standard 

 

The Design of Public Spaces Standard under the AODA does not have requirements 

pertaining to accessible and affordable housing. 

 

Part I, S.2 of the AODA defines disability as:  

 

“(a) any degree of physical disability, infirmity, malformation or disfigurement that is 
caused by bodily injury, birth defect or illness and, without limiting the generality 
of the foregoing, includes diabetes mellitus, epilepsy, a brain injury, any degree 
of paralysis, amputation, lack of physical co-ordination, blindness or visual 
impediment, deafness or hearing impediment, muteness or speech impediment, 
or physical reliance on a guide dog or other animal or on a wheelchair or other 
remedial appliance or device, 

(b) a condition of mental impairment or a developmental disability, 

(c) a learning disability, or a dysfunction in one or more of the processes involved in 
understanding or using symbols or spoken language, 

(d) a mental disorder, or 

(e) an injury or disability for which benefits were claimed or received under the 
insurance plan established under the Workplace Safety and Insurance Act, 1997; 
(“handicap”)” 

 
The Ontario Building Code (OBC), (2012, as amended) 
The OBC requires builders to adhere to accessible and barrier-free design standards. 
The OBC identifies that in multi-unit residential buildings, that are 4 storeys or higher in 
building height, a minimum of 15% of all residential suites are required to meet 
prescriptive barrier-free performance standards.  
 
The Growth Plan for the Greater Golden Horseshoe (2017) 
The Growth Plan acknowledges the significance of affordable housing within the context 
of growth management. The Growth Plan reinforces the objectives of the PPS 2014 and 
requires the provision of a range and mix of housing types, including affordable housing. 
Upper- and single-tier municipalities are also required to complete a Housing Strategy 
that identifies how the objectives will be achieved (Section 2.2.6.1 Housing).    
 
Further policy requirements and guidance specific to affordable housing is provided in 
the Province’s Long Term Affordable Housing Strategy (2016). A recent update to the 
strategy introduced new policies and funding programs oriented toward the production 
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of affordable housing as well as the requirement that municipalities develop a 10-year 
Housing Plan. In response to growing concern regarding affordability in the housing 
market, the Province also introduced Ontario’s Fair Housing Plan which includes a suite 
of policy tools and programs to protect and facilitate the production of affordable 
housing.    
 
Staff have reviewed the delegated authority legislated to the City under the Planning 
Act, PPS 2014, AODA, OBC, Growth Plan and Affordable Housing plans regarding the 
provision of accessible residential units affordable to individuals with disabilities. The 
legislation mandates requirements for accessible access outside and within buildings. 
The legislation does provide the City the authority to require new development to 
provide a minimum number of residential units within new high-density buildings to 
accommodate persons with disabilities as prescribed by the requirements of the OBC.  
 
Both the Region and City of Vaughan have policies that address the issue of 
providing for Accessible and Affordable Housing 
 
York Region   
 
York Region Official Plan 
The York Region Official Plan (YROP) requires the development of diverse, inclusive 
communities as described in Chapter 3 (Healthy Communities) that provides for the 
consideration of housing affordability and accessibility. The objectives of “healthy 
communities” is “to promote human health and well-being in York Region, where people 
can live, work, play and learn in accessible and safe communities” and provide “an 
appropriate mix and range of acceptable housing to meet the needs of residents and 
workers”. Building on the general objectives to produce affordable and accessible 
communities, Section 3.5.6 requires that 25% of all new development in York Region 
meet the established threshold for “affordability” and specifies that a “portion should be 
accessible for people with disabilities”. The housing policies of the YROP will be 
reviewed through the Municipal Comprehensive Review process.  
 
Affordable Housing 
As a provincially designated “Housing Service Manager” under the Housing Services 
Act, 2011, which transferred responsibility for social housing programs to the municipal 
level, York Region has produced several supporting documents concerning affordable 
housing as required by this legislation. These documents include a 10-year Housing 
Plan (Housing Solutions: A Place for Everyone), and Affordable Housing 
Implementation Guidelines 2015. Affordable Housing production is also monitored in 
annual Progress Reports by Regional staff. Specific policies concerning accessibility are 
implemented through the Region’s Multi-Year Accessibility Plan 2015-2021.   
 
City of Vaughan 
 
Vaughan Official Plan 2010 
Section 7.5 (Housing Options) of VOP 2010 establishes the policy framework for the 
supply of housing in the City, including affordable housing. The policies emphasize the 
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need for the provision of a mix and range of housing types and tenures. The need for 
accessible housing is specifically addressed in the following sections: 
 

 Section 7.5.1.1 – “To encourage and support the provision of a full range of 
housing options including...accessible housing that meets the needs of people 
with disabilities…” 
 

 Section 7.5.1.2 – “To work with York Region in implementing its affordable 
housing policies as follows: 

a. Requiring 25% of all new housing units in Vaughan be affordable and 
that a portion of these units should be accessible for people with 
disabilities.” 
 

 Section 7.5.1.4. – “To support and prioritize the following housing initiatives: 
c. Considering universal accessibility and accommodations for people 

with disabilities in the development of design guidelines and standards 
for new residential development.”  

 
City staff are currently working with York Region on several initiatives regarding 
affordable housing to develop the strategies and implementation tools necessary to 
achieve the affordable housing targets established in VOP 2010, including a provision 
for accessible units. As part of the Region’s Municipal Comprehensive Review, City staff 
will participate in the review of the Housing Strategy for York Region, which will include 
an analysis of the affordable housing sector and policy framework in York.  
 
Multi-Year Accessibility Plan Update   
The City plays an important role in ensuring access for residents with disabilities 

through the Vaughan Accessibility Advisory Committee (VAAC). The role of the VAAC is 

to advise Council to support the City’s work in identifying and removing barriers to lay 

the foundation for a barrier-free, inclusive community. Vaughan’s Multi-Year  

Accessibility Plan outlines corporate and departmental objectives related to addressing  

accessibility issues and services at a corporate level.  

 

The public and private sector are required to comply with the AODA, however, the City 

is only responsible for ensuring that the City of Vaughan’s buildings, programs and 

services are accessible and inclusive.  

 

The City of Vaughan does not have legislative authority to require the private sector to 

implement accessibility requirements through the AODA. However, the City can 

consider encouraging the private sector to build accessible and affordable housing 

through communication and incentives as part of the upcoming Multi-Year Accessibility 

Plan update. 
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Further Consideration of Accessible and Affordable Housing addressed in review 

of Municipal Policies.     

 

In light of the existing policy framework concerning accessibility and affordable housing 

at the Provincial and Municipal level, Staff consider the provision of affordable housing 

for persons with disabilities to be addressed through the existing policy mechanisms. As 

described in the report entitled “Housing Solutions: A Place for Everyone”, York Region 

10-Year Housing Plan - 2017 Progress Report, the majority of affordable housing units 

produced in Vaughan is characterized by high-density development.  Under the OBC, 

multi-unit residential buildings, that are 4 storeys or higher in building height, are subject 

to the requirement that 15% of new units meet barrier-free performance standards.  

 

It is Staff’s opinion that the current review of the Vaughan Official Plan 2010 (Official 

Plan Review), City-wide Comprehensive Zoning By-law, and Multi-Year Accessibility 

Plan include consideration of accessible and affordable housing. As such, the review of 

these City policies are deemed to fulfill the request for a Study identified in Council 

Resolution, Item 13, Report No. 44, Committee of the Whole.    

 

Financial Impact 

There is no economic impact associated with this report.  

 

Broader Regional Impacts/Considerations 

City staff recommend that the Council Resolution regarding housing for persons with 

disabilities be forwarded to York Region for inclusion in the Housing Strategy as 

developed through the Municipal Comprehensive Review process.   

 

Conclusion 
Accommodations for persons with disabilities within new high-density development is a 
desired need within the City. While the current legislation (OBC) does provide the City 
with the legislative authority to require builders to include a minimum percentage of 
“accessible” units within certain new development, there may also be opportunities to 
provide further analysis and to expand the City’s mandate to private sector 
development, where possible, to encourage the provision of accessible units through 
the upcoming review of the City’s Multi-Year Accessibility Plan in 2019. It is 
recommended that the Plan include within its update opportunities to encourage new 
high-density development to provide accommodation for persons with disabilities.  
 
City staff will also participate in the review of the Region’s Housing Strategy through the 
current Municipal Comprehensive Review process. City staff will forward the Council 
resolution to York Region for consideration through this process as contained in the 
recommendation.       
 
For more information, please contact: Bill Kiru, Director of Policy Planning and 

Environmental Sustainability, ext. 8633 
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Attachments 

1. Extract from Council Meeting Minutes of December 11, 2017 
 

Prepared by 

Warren Rupnarain, Accessibility and Diversity Coordinator, ext. 8641  

Cameron Balfour, Planner, ext. 8411 

David Marcucci, Senior Planner, ext. 8410 

Bill Kiru, Director of Policy Planning and Environmental Sustainability, ext. 8633 

Ben Pucci, Director of Building Standards and Chief Building Official, ext. 8872  
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CITY OF VAUGHAN 
 

EXTRACT FROM COUNCIL MEETING MINUTES OF DECEMBER 11, 2017 
 

Item 13, Report No. 44, of the Committee of the Whole, which was adopted without amendment by the 
Council of the City of Vaughan on December 11, 2017. 
 
 
 
13 HOUSING FOR PEOPLE WITH DISABILITIES 
 
The Committee of the Whole recommends approval of the recommendation contained in the 
following resolution submitted by Councillor Alan Shefman and Local and Regional Councillor 
Sunder Singh, dated December 5, 2017: 
 

Member’s Resolution 

Whereas, there is a well-documented, very significant shortage of housing available and suitable 
for people with disabilities in the Greater Toronto and Hamilton Area (GTHA); and 
 
Whereas, there is a great need for housing for our residents with a disability in the City of 
Vaughan; and 
 
Whereas, the integration of affordable residential accommodation for persons with a disability 
within general housing is a preferable option rather than only providing exclusive forms of 
housing; and 
 
Whereas, there is significant high-density housing growth currently in the City. 
 
It Is therefore recommended: 

 
1. That City staff conduct a study to determine the feasibility of, and the process that might 

be used by the City of Vaughan to require new high-density development to provide 
accommodation for persons with disabilities;  

 
2. That the study consider, amongst other matters, such aspects as percentage of units that 

might be provided and the type (height, density) of development that would be bound by 
this policy;  

 
3. That within the study, staff provide options for consideration by Council; and 

 
That this study be presented to Council by the end of June 2018. 

 
  

ATTACHMENT 1
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MEMBER’S RESOLUTION 
 

Meeting/Date: COMMITTEE OF THE WHOLE -  DECEMBER 5, 2017   

Title:  HOUSING FOR PEOPLE WITH DISABILITIES                                   

Submitted by: Councillor Alan Shefman and Local and Regional Councillor Sunder Singh 

 

Whereas, there is a well-documented, very significant shortage of housing available and suitable for 
people with disabilities in the Greater Toronto and Hamilton Area (GTHA); and 
 
Whereas, there is a great need for housing for our residents with a disability in the City of Vaughan; and 
 
Whereas, the integration of affordable residential accommodation for persons with a disability within 
general housing is a preferable option rather than only providing exclusive forms of housing; and 
 
Whereas, there is significant high-density housing growth currently in the City. 
 
It Is therefore recommended: 
 

1. That City staff conduct a study to determine the feasibility of, and the process that might be used 
by the City of Vaughan to require new high-density development to provide accommodation for 
persons with disabilities;  

 
2. That the study consider, amongst other matters, such aspects as percentage of units that might 

be provided and the type (height, density) of development that would be bound by this policy;  
 

3. That within the study, staff provide options for consideration by Council; and 
 

4. That this study be presented to Council by the end of June 2018. 
 

 

 
 
 

Respectfully submitted, 
 
 
 
Councillor Alan Shefman 
 
 
 
Local and Regional Councillor Sunder Singh 
 
 
 
Attachment 

 
1. News Report from CTV News dated October 31, 2017 
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Developers would get break on fees for affordable housing units in Barrie 
 
Adam Ward, CTV Barrie 
Published Tuesday, October 31, 2017 12:01PM EDT 
 
The City of Barrie wants to move ahead with a new plan to address the affordable housing 
crisis. 
 
Councillors voted in favour of a plan to give developers a break on fees for affordable 
housing units on Monday night. The fees are typically paid to the city in lieu of building 
parkland. 
 
“Barrie has the third highest rent in the country. We have a real affordable housing crisis 
in the city right now where people on modest income cannot afford rent,” says Barrie 
Mayor Jeff Lehman. 
 
The new plan will reduce or cancel fees for units built with a commitment of offering 
lower rent prices for a 10-year period. 
 
“This is part of our attempt to get more affordable housing built in Barrie. When a 
charitable group or a not-for-profit housing provider wants to build affordable housing 
in our city, they could potentially be exempt from some of those dollars.” 
 
The decision still has to be ratified by council at its next meeting. 
 
A report released by PadMapper.com earlier this month found that the average price of a 
one-bedroom apartment in Barrie rose 4.2 per cent to $1,250. 
 
 
 

ATTACHMENT 1 
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Committee of the Whole Report

  

DATE: Tuesday, January 22, 2019              WARD(S):  ALL             
 

TITLE: APPOINTMENTS TO STATUTORY COMMITTEES AND 

VAUGHAN PUBLIC LIBRARY BOARD - 

2018-2022 TERM OF OFFICE 
 

FROM:  
Nick Spensieri, Deputy City Manager, Corporate Services  

 

ACTION: DECISION    

 

Purpose  
The purpose of this report is to consider the applications received and to appoint citizen 

members and Council Members, where appropriate, to the statutory committees and to the 

Vaughan Public Library Board for the 2018-2022 term of office.  

 

 
 

Recommendations 
1. That Council appoint 1 Council Member to the Accessibility Advisory Committee; 

2. That Council appoint 3 Council Members to the Heritage Vaughan Committee;  

3. That Council appoint 4 Council Members to the Vaughan Public Library Board; and 

4. That Council give consideration to the applications received for appointing citizen 

members to the Accessibility Advisory Committee, the Committee of Adjustment, the 

Heritage Vaughan Committee, the Property Standards and the Vaughan Public 

Library Board (Confidential Attachment 2: Packages A to E). 

 

 

Item: 

Report Highlights 
 For the 2018-2022 term of office appointments of Members of Council and 

citizens for statutory committees and to the Vaughan Public Library Board 

must be made. 

 Successful applicants will be advised of their appointment. 
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Background 

At the beginning of each term, Council is required to appoint citizens and Council Members 
to certain statutory committees and board. 
 
For the 2018-2022 Council term, appointments must be made for citizen members and 
Council Members to serve on the following statutory committees and board: 
 

1. Accessibility Advisory Committee; 
2. Committee of Adjustment; 
3. Heritage Vaughan;  
4. Property Standards Committee; and 
5. Vaughan Public Library Board. 

 
The Office of the City Clerk coordinates the recruitment process. An information open 
house was coordinated and an application package for interested applicants was prepared. 
 
Approximately 20 residents attended an information open house which was held from  
7:00 pm to 9:00 pm on November 28, 2018, in the Multi-Purpose Room, Vaughan City Hall. 
Staff representing each committee were in attendance to provide additional information and 
to answer questions about the committees’ mandates and activities. 
 
Notice of the Open House was provided on the City’s website’ social media and through 
advertisements in local newspapers from November 8 – 22, 2018. As well, application 
packages were made available at local libraries, community centres, the Joint Operations 
Centre (JOC) the City Clerk’s Office and on the City’s website. In addition, all incumbent 
members were sent an application package. The deadline for receipt of applications was 
4:30 p.m. on December 7, 2018. 
 
The term of office for the above noted statutory committees expired November 30, 2018, as 
the term is the same as for Council. Committee of Adjustment, Heritage Vaughan and the  
Vaughan Public Library Board can continue to function with the current members until such 
time as their successors are appointed. 
 
Accessibility Advisory Committee 
 
Pursuant to the Ontarians with Disabilities Act, 2001 (Act), the majority of committee 
members shall include people with disabilities. The Act defines a disability as follows: 
 
• Any degree of physical disability, infirmity, malformation or disfigurement that is 

caused by bodily injury, birth defect or illness and, without limiting the generality of 
the foregoing, includes diabetes mellitus, epilepsy, a brain injury, any degree of 
paralysis, amputation, lack of physical co-ordination, blindness or visual impediment, 
deafness or hearing impediment, muteness or speech impediment, or physical 
reliance on a guide dog or other animal or on a wheelchair or other remedial 
appliance or device; 

 
• A condition of mental impairment or a developmental disability; 
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• A learning disability, or a dysfunction in one or more of the processes involved in 
understanding or using symbols or spoken language; 

 
• A mental disorder; or 
 
• Any injury or disability for which benefits were claimed or received under the 

insurance plan established under the Workplace Safety and Insurance Act, 1997; 
(“handicap”). 

 
The Accessibility Advisory Committee assists in the preparation and implementation of the 
Accessibility Plan by providing guidance insofar as the removal and prevention of barriers 
in policies, practices, programs and services. 
 
For the 2014-2018 term of office, 1 Member of Council and 9 citizen members were 
appointed. 
 
Committee of Adjustment 
 
The Committee of Adjustment deals with applications to sever parcels of land and 
authorizes minor variances to land, buildings or structures which are affected by Zoning By-
law and Official Plan Amendments. 
 
For the 2014-2018 term of office, the committee was comprised of 5 citizen members.  
Members of Council are not appointed to this committee. 
 
Heritage Vaughan 
 
Heritage Vaughan Committee advises Council on matters relating to the City’s architectural 
and historical heritage, as well as on any matters relating to the designation and 
conservation of properties of cultural heritage value or interest, as individual properties, or 
as heritage conservation districts, pursuant to the Ontario Heritage Act. 
 
For the 2014-2018 term of office, the committee was comprised of 2 Members of Council 
and 15 citizen members. 
 
Property Standards Committee 
 
The Property Standards Committee hears appeals by a property owner regarding an order 
issued under the Property Standards By-law. 
 
For the 2014-2018 term of office, the committee was comprised of 5 citizen members. 
Members of Council are not appointed to this committee. 
 
Vaughan Public Library Board 
 
Sub-section 10 (4) of the Public Libraries Act (Act) states: “The first appointment of 
members of a new board shall be made at a regular meeting of council and the member 
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shall take office as soon as possible thereafter, and thereafter appointments shall be made 
at the first council in each term, but if the council fails to make the appointments at its first 
meeting, it shall do so at any regular or special meeting held within 60 days after is first 
meeting.” 
 
Sub-section 9.1 of the Act provides for a public library board to be composed of at least five 
members appointed by the Municipal Council. The number of Council members appointed 
to a board is provided for under Sub-section 10 (2) as follows: 
 
Sub-section 10 (2) – The appointing council shall not appoint more of its own members to a 
board than the number that is, 
 
(a) In the case of a public library board or union board, one less than a majority of the 

board. 
 
A Board member is required to hold office for a term concurrent with the term of Council, or 
until a successor is appointed and may be reappointed for one or more further terms. It 
should be noted that pursuant to the Act, appointees to the board are required to be 
Canadian citizens, at least eighteen years of age, a resident of the municipality and cannot 
be employed by the board or by the municipality. 
 
For the 2014-2018 term of office, the committee was comprised of 4 Members of Council 
and 16 citizen members. 
 
Application Package 
 
The attached Application Package (Attachment 1) includes, where applicable, the 
composition; qualifications; criteria; term of office; duties and function; remuneration and 
frequency of meetings. 
 

Previous Reports/Authority 

Item 10, Report No. 2, of the Committee of the Whole – January 13, 2015 

 

Item 11, Report No. 2, of the Committee of the Whole – January 13, 2015 

 

Analysis and Options 

Citizen engagement supports a broader range of applicants seeking to sit on one of the 

City’s statutory boards and committees, which in turn strengthens the City’s overall 

governance structure. 

 

Financial Impact 

No new funds are required as the operational expenses are covered within the budgets of 

the City Clerk’s Office, Planning and Growth Management Portfolio and Human Resources. 
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Broader Regional Impacts/Considerations 

N/A 

 

Conclusion 

It is recommended that citizen members and Council Members, where appropriate, be 

appointed to the Accessibility Advisory Committee, the Committee of Adjustment, the 

Heritage Vaughan Committee, the Property Standards and the Vaughan Public Library 

Board for the 2018-2022 term of office. 

 

For more information, please contact: Todd Coles, City Clerk, extension 8281. 

 

Attachments 

1. Application Package 

2. Confidential Packages A-E (Mayor and Members of Council Only)  

(under separate cover) 

 

Prepared by 

Adelina Bellisario, 

Council/Committee Administrator  
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APPLICATION PACKAGE 
FOR APPOINTMENTS TO: 

 

 

➢ ACCESSIBILITY ADVISORY COMMITTEE 

➢ COMMITTEE OF ADJUSTMENT 

➢ HERITAGE VAUGHAN 

➢ PROPERTY STANDARDS COMMITTEE 

➢ VAUGHAN PUBLIC LIBRARY BOARD 
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The City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, Ontario 
Canada L6A 1T1 
Tel 905-832-8504 

 
November 2018 
 
 
 
Dear City of Vaughan Resident: 
 
The City of Vaughan is seeking community-minded residents to sit on the following Boards and 
Statutory Committees: 

• Accessibility Advisory Committee 

• Committee of Adjustment 

• Heritage Vaughan 

• Property Standards Committee 

• Vaughan Public Library Board 

 
This application package has been prepared for residents who wish to be considered for 
appointment. Appointments will be considered by Vaughan City Council in January 2019. 
 
To be eligible for appointment, applicants must be: 

 ✓ 18 years of age or over; 
 ✓ a Canadian Citizen; 
 ✓ a resident of the City of Vaughan; and 
 ✓ not be employed by the municipality. 
 
The application package contains the following information for each board and committee: 

✓ Composition; 
✓ Criteria – applicable to Accessibility Advisory Committee and Heritage Vaughan; 
✓ Term of Office; 
✓ Duties and Functions; 
✓ Remuneration, where applicable; and 
✓ Frequency of Meetings. 

 
Members who have served on previous City of Vaughan boards/committees may re-apply to be 
considered for re-appointment. Applicants selected for appointment are required to sign and 
adhere to the Code of Ethics and the Declaration of Office (see attached sample). 
 
A separate Application Form must be completed for each committee you wish to apply for. 
Additional Application Forms are available in the City Clerk’s Office (first floor), City of Vaughan, 
2141 Major Mackenzie Drive, City of Vaughan Libraries, Community Centres and on the City of 
Vaughan website at www.vaughan.ca/council/committees. 
 
Applications may be submitted in person, by mail to the City Clerk, City of Vaughan, 2141 Major 
Mackenzie Drive, Vaughan, L6A 1T1, emailed to clerks@vaughan.ca or faxed to 905-832-8535. 
The deadline for receipt of applications is 4:30 p.m., Friday, December 7, 2018.  
Applications will not be accepted after this date. 
 
For further information, please contact Adelina Bellisario, Council/Committee Administrator,  
at 905-832-8585 ext. 8698. 
 
Todd Coles 
City Clerk 
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I am applying for (Name of Committee:  ______________________________________________ 
(Please submit a separate application for each committee you wish to apply for) 
 
PERSONAL INFORMATION (PLEASE PRINT) 
      Mr.      Mrs.      Ms. 
 

Name:  

Address:        City:      Postal Code:  

Telephone (Home):      (Cell):    (Business):   

Email:  

Occupation:       Length of residency in Vaughan _______ years 

Note: A resume or synopsis outlining any additional information may be attached for the 
following questions: 

PREVIOUS EXPERIENCE (additional sheets may be used, if required) 
If you have previously served on a Committee or Board in the City of Vaughan or any other Municipality, 
please provide details: 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

 

Please state in detail your experience: work related, community service oriented, or other volunteer 
activities which illustrate the interest, skills or abilities you may contribute: 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

Please provide details of your interest in, qualifications and experience for this position: 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

Application for Appointment to 
BOARDS/STATUTORY COMMITTEES 
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Page 2 
 

Page 2 of 2 
 

Please indicate your availability to attend meetings: 

I am available to attend evening meetings  

I am available to attend meetings during business hours  

Please complete this section only if you are applying for the Accessibility Advisory Committee 

  I am a person with disability   

 I am familiar with issues affecting people with disabilities 

I hereby acknowledge and agree that if appointed to a City of Vaughan Board/Statutory 
Committee, I will adhere to the Code of Ethics and Declaration of Office established by Council 
as per the sample attached with this application; and 
I hereby declare that I am a City of Vaughan resident and/or property owner, a Canadian citizen, 
18 years of age or older, and am not employed by the Municipality. 
 
 
 
          Signature 

Personal information on this form is collected under the legal authority of the Municipal Act, R.S.O. 
1990, c.M.45, as amended. This information will be used to process applications to determine an 
applicant’s suitability to be appointed and serve on various statutory and non-statutory committees. 
Questions about this collection should be directed to the City Clerk, City of Vaughan, 2141 Major 
Mackenzie Drive, Vaughan, Ontario, L6A 1T1, Phone: 905-832-8504. 

 
Please submit your application to:  
The City Clerk, 2141 Major Mackenzie Drive, Vaughan, ON, L6A 1T1, clerks@vaughan.ca or FAX 
to 905-832-8535.  The deadline for receipt of applications is 4:30 p.m., December 7, 2018. 
Applications will not be accepted after this date. 
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The City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, Ontario 
Canada L6A 1T1 
Tel 905-832-8504 

 
ACCESSIBILITY ADVISORY COMMITTEE 

 
COMPOSITION, QUALIFICATIONS AND CRITERIA: 
 

The majority of committee members, pursuant to the Accessibility for Ontarians with Disabilities 
Act (AODA) 2005, shall include people with disabilities. The Act defines a disability as follows: 
 

• Any degree of physical disability, infirmity, malformation or disfigurement that is caused 
by bodily injury, birth defect or illness and, without limiting the generality of the foregoing, 
includes diabetes mellitus, epilepsy, a brain injury, any degree of paralysis, amputation, 
lack of physical co-ordination, blindness or visual impediment, deafness or hearing 
impediment, muteness or speech impediment, or physical reliance on a guide dog or 
other animal or on a wheelchair or other remedial appliance or device; 

• A condition of mental impairment or a developmental disability; 

• A learning disability, or a dysfunction in one or more of the processes involved in 
understanding or using symbols or spoken language; 

• A mental disorder; or 

• Any injury or disability for which benefits were claimed or received under the insurance 
plan established under the Workplace Safety and Insurance Act, 1997; (“handicap”). 

 
TERM OF OFFICE: 
 

Four (4) year term, expiring on November 30, 2022 or until a successor is appointed. 
 
DUTIES AND FUNCTIONS: 
 

The Accessibility Advisory Committee shall assist in the preparation and implementation 
of an Accessibility Plan, provide guidance and address and identify the needs of the 
community by the removal and prevention of barriers in the City of Vaughan’s by-laws, 
policies, programs, practices and services. 

 
REMUNERATION: 
 

No remuneration. 
 
FREQUENCY OF MEETINGS: 
 

Meetings are held one evening per month at 7:00 pm (subject to change).  There are no 
meetings in July and August.  The following are tentative dates for 2019:  

 

Tuesday, February 26, 2019 
Tuesday, April 30, 2019 
Tuesday, June 25, 2019 

Wednesday, September 25, 2019 
Wednesday, November 27, 2019 
 

 
In addition to regular meetings, committee members may be required to allocate 
additional hours to work on specific committee initiatives. 
 

IMPORTANT NOTE:  To apply for a position on the Accessibility Advisory Committee, 
you must complete the specified section indicated in the Application Form. 
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The City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, Ontario 
Canada L6A 1T1 
Tel 905-832-8504 

 
 

HERITAGE VAUGHAN 
 

COMPOSITION, QUALIFICATIONS AND CRITERIA:  
 
The committee shall be composed of up to seventeen (17) members, which may include 
Members of Council, with the Mayor as ex-officio. Eligible candidates must demonstrate 
the following: 
✓ A strong interest in the complexities and challenges of heritage preservation within 

the context of buildings in the City of Vaughan; and 
✓ Have a special interest or knowledge in one or more of the following: architecture, 

cultural landscapes, archaeology, urban design and planning, natural heritage, 
land development, law, local history, culture and education. 

 
TERM OF OFFICE:  

 
Four (4) year term, expiring on November 30, 2022 or until a successor is appointed. 
 

DUTIES AND FUNCTIONS:  
 
The committee advises Council on matters relating to the City’s architectural and 
historical heritage, as well as on any matters relating to the designation and conservation 
of properties of cultural heritage value or interest, as individual properties, or as heritage 
conservation districts, pursuant to the Ontario Heritage Act. 
 

REMUNERATION:  
 
$50 per meeting attended with the Chair receiving $60 per meeting attended. 
 

FREQUENCY OF MEETINGS:  
 
Meetings are held one evening per month at 7:00 pm (subject to change).  The following 
are tentative dates for 2019: 

 

Wednesday, January 23, 2019 
Wednesday, February 13, 2019 
Wednesday, March 20, 2019 
Wednesday, April 17, 2019 
Wednesday, May 15, 2019 
Wednesday, June 19, 2019 

July & August (to be scheduled if required)  

Wednesday, September 18, 2019 
Wednesday, October 16, 2019 
Wednesday, November 20, 2019 
Wednesday, December 4, 2019 
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The City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, Ontario 
Canada L6A 1T1 
Tel 905-832-8504 

 
VAUGHAN PUBLIC LIBRARY BOARD 

 
 

COMPOSITION: 
 
The committee shall be composed of a minimum of five (5) members appointed by 
Council. 
 

TERM OF OFFICE: 
 
Four (4) year term, expiring on November 30, 2022, or until a successor is appointed. 
 

DUTIES AND FUNCTIONS: 
 
The Board is responsible for the provision of library services by the establishment, 
maintenance and support of libraries and determination of library policies. 
 

REMUNERATION: 
 
No remuneration, however, members are entitled to certain allowable expenses. 
 

FREQUENCY OF MEETINGS: 
 
Meetings are held one evening per month at 7:00 pm (subject to change).  The following 
are tentative dates for 2019.  There are no meetings in July and August. 

 

Thursday, January 17, 2019 
Thursday, February 21, 2019 
Thursday, March 28, 2019 
Thursday, April 18, 2019 
Thursday, May 16, 2019 

Thursday, June 20, 2019 
Thursday, September 19, 2019 
Thursday, October 17, 2019 
Thursday, November 21, 2019 
Thursday, December 19, 2019 
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The City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, Ontario 
Canada L6A 1T1 
Tel 905-832-8504 

 
COMMITTEE OF ADJUSTMENT 

 
 

COMPOSITION: 
 
The committee shall be composed of five (5) members. 
 
 

TERM OF OFFICE: 
 
Four (4) year term, expiring November 30, 2022, or until a successor is appointed. 
 
 

DUTIES AND FUNCTIONS: 
 
The committee deals with applications to sever parcels of land and authorizes minor 
variances to land, buildings, or structures, which are affected by Zoning By-laws and 
Official Plan Amendments. 
 
 

REMUNERATION: 
 
$200.00 per meeting attended with the Chair receiving $234.00 per meeting attended. 
 
 

FREQUENCY OF MEETINGS: 
 

Meetings are held in the evenings, every second Thursday of the month (subject to 
change).  The following are tentative dates for 2019: 

 

Thursday, January 10, 2019 Thursday, July 11, 2019 

Thursday, January 24, 2019 Thursday, July 25, 2019 

Thursday, February 7, 2019 Thursday, August 8, 2019 

Thursday, February 21, 2019 Thursday, August 22, 2019 

Thursday, March 7, 2019 Thursday, September 5, 2019 

Thursday, March 21, 2019 Thursday, September 19, 2019 

Thursday, April 4, 2019 Thursday, October 3, 2019 

Thursday, April 18, 2019 Thursday, October 17, 2019 

Thursday, May 2, 2019 Thursday, October 31, 2019 

Thursday, May 16, 2019 Thursday, November 14, 2019 

Thursday, May 30, 2019 Thursday, November 28, 2019 

Thursday, June 13, 2019 Thursday, December 12, 2019 

Thursday, June 27, 2019  
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The City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, Ontario 
Canada L6A 1T1 
Tel 905-832-8504 

 
PROPERTY STANDARDS COMMITTEE 

 
 

COMPOSITION: 
 
The committee shall be composed of five (5) members. 
 
 

TERM OF OFFICE: 
 
Four (4) year term, expiring November 30, 2022. 
 
 

DUTIES AND FUNCTIONS: 
 
The purpose of the Property Standards Committee is to hear any appeals by a property 
owner regarding an order issued under the Property Standards By-law. The committee 
may confirm, modify, quash, or may extend the time for compliance of the order. 
 
 

REMUNERATION: 
 
$50 per meeting attended with the Chair receiving $60 per meeting attended. 
 
 

FREQUENCY OF MEETINGS: 
 
Meetings are held on an as required basis. 
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The City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, Ontario 
Canada L6A 1T1 
Tel 905-832-8504 

 
THE CORPORATION OF THE CITY OF VAUGHAN 

CODE OF ETHICS 
 

I, ______________________________________________________________, having been 
appointed to the office of 
_________________________________________________________ do swear that I will 
adhere to the Corporation of the City of Vaughan’s Code of Ethics, as follows: 
Recognizing responsibilities to the people, desiring to inspire public confidence and respect for 
government and believing that honesty, integrity, loyalty, justice and courtesy form the basis of 
ethical conduct, as a representative of the City of Vaughan, I will: 
➢ put public interest above individual, group or special interest, and consider the position as an 

opportunity to serve society. 
➢ recognize that government service is a public trust that imposes responsibility to conserve 

public resources, funds and materials. 
➢ recognize that, while serving as a member of an advisory committee, such individual is seen 

to be a representative of the City of Vaughan and the Committee of which they are a 
member. 

➢ recognize the potential implication and interpretations that may be given to their statements 
and actions while serving as committee members and ensure that at all times the public 
interest is not only served but seen to be served. 

➢ never offer, give, nor accept any gifts, favours or service that might tend to influence the 
discharge of duties. 

➢ never use the position to secure advantage or favour for self, family or friends. 
➢ never disclose confidential information gained by reason of position, nor use such 

information for personal gain. 
➢ never make recommendations, while serving as a committee member, on any matter that 

involves a business in which there is a personal direct or indirect financial interest. 
➢ never engage in supplemental employment, business or professional activity, which impairs 

the efficiency of service, or while serving as a committee member become involved in work, 
which would come before the City for inspection. 

 
DECLARATION OF OFFICE 

(Section 232 of the Municipal Act, 2001) 
I, (name of person) _______________________________________________, having been 
elected or appointed to the office of (name of office) 
_____________________________________ in the City of Vaughan, do solemnly promise and 
declare that: 
1. I will truly, faithfully and impartially exercise this office to the best of my knowledge and 

ability. 
2. I have not received, and will not receive any payment or reward, or promise thereof, for the 

exercise of this office in a biased, corrupt or in any other improper manner. 
3. I will disclose any pecuniary interest, direct or indirect, in accordance with the Municipal 

Conflict of Interest Act. 
4. I will be faithful and bear true allegiance to Her Majesty Queen Elizabeth the Second (or the 

reigning sovereign for the time being). 
 
And I make this solemn promise and declaration conscientiously believing it to be true and 
knowing that it is of the same force and effect as if made under oath. 

Page 159



MEMBER’S RESOLUTION 
 

Meeting/Date  COMMITTEE OF THE WHOLE -  JANUARY 22, 2019   

Title:  RE-ESTABLISHMENT OF THE VAUGHAN METROPOLITAN CENTRE SUB-
COMMITTEE FOR THE 2018 – 2022 TERM OF COUNCIL 

Submitted by:  Mayor Maurizio Bevilacqua 

 

Whereas, the development of the Vaughan Metropolitan Centre (VMC) is one of the highest priorities 

for Council. 
 
Whereas, the vision of the new downtown is a vibrant, modern urban centre for residents and 
businesses that encompasses all amenities of urban lifestyle from inspiring multi-use office 
towers, residences, open green space and urban squares, pedestrian shopping areas and 
restaurants, to walking and cycling paths  
 

Whereas, given that the planning of the new downtown is well underway and that a considerable 

amount of time and resources have been spent on plans and studies that have yielded valuable 
information 
 
Whereas, over the course of the last term of council, much success has been achieved on a 
development-by-development basis, such as; VMC Subway Station and Mobility Hub, EXPO City, 
SmartCentres KPMG Office Development and YMCA building 
 
Whereas, the Vaughan Metropolitan Centre (VMC) Sub-Committee had the following mandate: To make 
recommendations that create the municipal framework and policy environment, consistent with 
Vaughan’s broader city-building objectives, which will facilitate significant development of the VMC, 
including consideration of planning policies, infrastructure implementation principles, requirements 
related to external approvals, economic development strategy and communications/advocacy 
 
Whereas, the Vaughan Metropolitan Centre Sub-Committee’s term expired on December 31, 2018.   
 
Whereas, only Council can re-establish the Vaughan Metropolitan Centre Sub-Committee. 
 
It is therefore recommended: 
 
1. That the Vaughan Metropolitan Centre Sub–Committee be re-established for the 2018 – 2022 term 
of Council; 
 
2. That the VMC Sub-Committee continue to be chaired by the Mayor and be composed of three (3) 
other members of Council as appointed by Council; and 
 
3. That the attached revised Vaughan Metropolitan Centre Sub-Committee Terms of Reference be 
approved. 
 

 
Respectfully submitted, 

 
 
 
 

Mayor Maurizio Bevilacqua 
 
Attachments 
VMC Sub-Committee Terms of Reference  
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VAUGHAN METROPOLITAN CENTRE SUB-COMMITTEE 

TERMS OF REFERENCE 

 
Mandate/ Objectives 

 
The Vaughan Metropolitan Centre (VMC) Sub-Committee will have the following 

mandate: 

 
1. To make recommendations that create the municipal framework and policy 

environment, consistent with Vaughan’s broader city-building objectives, which 

will facilitate significant development of the VMC, including consideration of the 

following: 

i) Planning policies; 

ii) Infrastructure implementation principles;  

iii) Requirements related to external approvals iv) Economic development 

strategy; and 

v) Communications/Advocacy. 

 
Term 

 
The term of the VMC Sub-Committee shall be concurrent with the 2018 – 2022 term of 

Council. 

 
Membership 

 
The VMC Sub-Committee shall be Chaired by the Mayor and composed of three (3) 

other members of Council. Any changes to the membership will require Council 

approval. 

 
Meeting Procedures 

 
The proceedings of the Sub-Committee are to be governed by the City’s Procedural By-

law. 

 
Agendas and Reporting 

 
Agendas shall be prepared by the City Clerk’s Office. Agendas shall be posted on the City’s 

web site one week prior to the scheduled date of the meeting or as soon as practicable. 

 
To facilitate operational matters that require rapid approval, the VMC Sub-Committee is a 

sub-committee of the Committee of the Whole. 

 
Meetings 

 
Meeting dates will be determined at the first meeting of the Sub-Committee. The Sub-

Committee may meet on the schedule determined, or at the call of the Chair. 

 
All meetings are to be open to the public in accordance with the Municipal Act, 2001. 

 
 

REVISED – December 2018 

ATTACHMENT 1 
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Notice of Meetings 

 
Meetings will be noted on the Schedule of Meetings calendar posted on the City’s 

website. 

 
Quorum 

 
A majority of the members, including the Chair, shall constitute quorum. 

 
Staff Resources 

 
The role of staff is to act as a resource to the Sub-Committee, but not to be members of 

the Sub-Committee. The following staff will provide advisory and technical support 

specific to the mandate and objectives of the Sub-Committee: The City Manager, the 

Deputy City Manager Planning and Growth Management, Director VMC Program, the 

Senior Management Team, and their respective staff, as required. 

 
The City Clerk’s Office will be responsible for agenda production and distribution, the 

giving of procedural advice, and the recording of the proceedings of the Sub-Committee. 

 
Authority 

 
The Sub-Committee may not exercise decision-making powers, or commit expenditures 

save for those specifically delegated by Council. The Sub-Committee may not direct staff 

to undertake activities without authority from Council. 

 
Amendment/Expansion of Terms of Reference 

 
Only Council can initiate any amendment and/or expansion of the Terms of Reference. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Terms of Reference for the Sub-Committee were established by Council’s adoption 

of Item No. 18 of Report No. 43 on October 18, 2011. 
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CITY OF VAUGHAN  
 

REPORT NO. 7 OF THE 
 

HERITAGE VAUGHAN COMMITTEE 
 

      For consideration by the Committee of the Whole 
of the City of Vaughan 
on January 22, 2019 

  
 

The Heritage Vaughan Committee met at 7:04 p.m., on November 21, 2018. 
  
Present:  Tony Marziliano, Chair  
  Christine Radewych, Vice-Chair  
  Sandra Colica  
  Nick Pacione  
  Giacomo Parisi  
 Pankaj Sandhu 
 Antonella Strangis 
 Claudio Travierso 
 Henry Xu 

 
Staff present:  Katrina Guy, Cultural Heritage Co-ordinator  
  Shelby Blundell, Cultural Heritage Co-ordinator  

Sharhzad Davoudi-Strike, Senior Urban Designer 
Rose Magnifico, Acting Deputy City Clerk 

 
The following item was dealt with:  
 

1  NEW CONSTRUCTION 

77 CLARENCE STREET, WOODBRIDGE HERITAGE 

CONSERVATION DISTRICT 
 

The Heritage Vaughan Committee recommended that the following recommendation 

be forwarded to Council for approval:  

  

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

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

approved. 

 

Purpose  
To seek a recommendation from the Heritage Vaughan Committee regarding the 

proposed construction of a detached dwelling located at 77 Clarence Street, a 
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property located in the Woodbridge Heritage Conservation District Plan and 

designated under Part V of the Ontario Heritage Act. 

 

 

Recommendations 

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. 

 

 

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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Background 

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 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: 
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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)”.  

 

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.  
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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 
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. 
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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.”  

 

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 
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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 

 

/CM 

 
 (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.)  
 

 
 
The meeting adjourned at 7:25 p.m.  
 
Respectfully submitted, 
 
Tony Marziliano, Chair  
 
Report Prepared by: Rose Magnifico, Acting Deputy City Clerk 
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 REPORT NO. 4 OF THE 
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For consideration by the Committee of the Whole 
of the City of Vaughan on January 22, 2019 

 
 
 
 
The Accessibility Advisory Committee met at 7:12 p.m. on November 27, 2018. 
 
Present:  Meenu Sikand, Chair 

Nancy Camilli 
Councillor Rosanna DeFrcancesca 
Sonda Gregor 
Reg McClellan 
Peter Pallotta 
Angelo Tocco 
Albina Zavaglia 

 
Also present:  Robert Orrico, Manager, Occupational Health, Safety & Wellness 

Warren Rupnarain, Accessibility & Diversity Coordinator 
John Britto, Council / Committee Administrator 
Wendelin Galatianos, Computerized Note Taker 

 
The following items were dealt with: 
 
1 ACCESSIBLE AND AFFORDABLE HOUSING 
 
The Accessibility Advisory Committee advises Council: 
 
1) That the presentation by Rick Farrell, General Manager, Community and Health 

Services, Housing York, York Region, and Melissa McEnroe, Manager, Development 
Services, York Region, and presentation material titled “Building Accessible Affordable 
Housing in York Region”, was received. 

 
2 WESTON ROAD AND HIGHWAY 7 SECONDARY PLAN PROJECT 
 
The Accessibility Advisory Committee advises Council: 
 
1) That the presentation by Frank Marzo, Senior Planner, Policy Planning and 

Environmental Sustainability, City of Vaughan, and presentation material titled 
“Weston 7 – Vision and Principles”, was received. 
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3 2018 INTERNATIONAL DAY OF PERSONS WITH DISABILITIES (IDPD) 
 
The Accessibility Advisory Committee advises Council: 
 
1) That the verbal update on the above matter by the Accessibility & Diversity 

Coordinator, was received. 
 
4 2019 SCHEDULE OF MEETINGS 
 
The Accessibility Advisory Committee advises Council that the 2019 Schedule of Meetings 
was approved as follows: 
 
Tuesday, February 26, 2019; 
Tuesday, April 30, 2019; 
Tuesday, 25, 2019; 
Wednesday, September 25, 2019; and 
Wednesday, November 27, 2019. 
 
 
 
 
 
 
The meeting adjourned at 9:15 p.m. 
 
 
 
Respectfully submitted, 
 
 
Meenu Sikand, Chair 
 
 
 
Report Prepared by: John Britto, Council / Committee Administrator 
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