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VMC Parks and 
Wayfinding 
Master Plan  
Update

VMC Sub-Committee

June 21, 2022

Communication : C 1
VMC Sub-committee
June 21, 2022
Agenda Item # 1
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The City is undertaking the VMC Parks and Wayfinding 
Master Plan to guide the timely development of parks 

and open spaces in the VMC and to create a world class 

public realm. 
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The VMC Parks & Wayfinding Master 
Plan will create a compact, balanced, 

and meaningful parks and open space 

network reflective of the urban context 
within the VMC boundary, with access 

to larger sporting facilities, trails, and 

green space nearby.
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VMC Parks & Wayfinding 
Master Plan

Overview

• This master plan is being coordinated

with, and informing, the VMC Secondary

Plan Update, which will deal with land

use designation.

• The VMC Secondary Plan study may

refine and adjust the parkland as

necessary.

• The study is now concentrating on an

implementation strategy to determine

when parks can be delivered and

how much they will cost, including

preparation of a detailed cost estimate.

• Significant coordination has taken

place with, and input provided into, the

City’s DC background study update,

Community Benefit Charge Bylaw study,
and Parkland Dedication Bylaw study.

ASSESSMENT
JUNE ‘20-NOV ‘20 NOV ‘20-JUNE ‘21 JUNE ‘21-NOV ‘21

PLANNING IMPLEMENTATION1 2 3

Focus Groups

VMC Subcommittee

DRP

Online Comment Period

VMC Subcommittee

Draft Master Plan

Final Master Plan and 
Implementation Report

Design Strategies

Additional Parkland Options

Parks & Open Space Planning

Circulation Planning

Final Master Plan

Design Recommendations

Phasing

Costing

CONSULTATION CONSULTATION

Parkland Provision Analysis & 
Benchmarking

Facilities Provision Analysis

Current Parks Qualitative 
Analysis

5km Parks Inventory

Tree Canopy Analysis

Online Survey

VMC Subcommittee

Assessment Report

TASKS

CONSULTATION

DELIVERABLE

DELIVERABLE

DELIVERABLE

TASKS TASKS

WE ARE 
HERE
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Engagement

Virtual Connections

Recent Engagements

• Consultation methods continue to focus

on virtual connections

• Engagements have utilized the City’s

Have Your Say page to generate online

feedback

• Virtual focus groups have generated

valuable feedback

• Vaughan Design Review Panel -

September 30, 2021

• Have Your Say 2 - December, 2021

• Landowner and Resident Meetings -

March 3, 2022

90% of respondents cited 

parks & green spaces as 

an important factor when 

considering where to live 

and 72% stated it was the 

most important factor. 

80% of respondents walk to 

parks and 65% will walk 15 

minutes to a park.  Running/

walking (1st) and cycling 

(2nd) were ranked as the 

most popular recreational 

activities in parks. 

67% of respondents  go 

to parks to be active 

and healthy. 24% of 

respondents want off-
leash dog areas and 21% 

want community gardens.

56% of respondents are 

willing to travel more than 15 

minutes by car or transit to 

use sports courts and fields.  
But 62% expect parks within 

a 10-minute walk to have 

trails for walking and cycling. 
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Park Development

Open by 2031

Cost Breakdown to 2031

• Only 8.4 hectares of active parkland is

projected to be available for the 63,000

VMC residents expected by 2031, or

about a third of the SP minimum

• If current development trends continue,

and no additional active parkland is

opened, current park provision is

unlikely to support the 2031 VMC

population

• $98.1m Construction Cost

• $25.7m DCs Available

• ($72.4m Funding Gap)

• $43.9m in CIL collected to date

By 2031
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Park Development

Open by 2041

Cost Breakdown (2032 to 2041)

• The South Urban Park is projected to

be completed, along with the Millway

Promenade

• Parkland north of the VMC boundary

expands Edgeley Pond + Park and

facilitates a cycle loop

• TRCA’s Black Creek Pioneer Village

North Lands are activated, serving the

VMC and Steeles West

• $247.9m Construction Cost

• $66.7m DCs Available

• ($181.2m Funding Gap) (at current DCs)

By 2041
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Park Development

Open by 2051

Cost Breakdown (2042 to 2051)

• Far future parks include a large

neighbourhood park and district parks

outside of the VMC boundary

• The district parks can accommodate

large sports facilities, should they be

required

• $333.7m Construction Cost

• $51.7m DCs Available

• ($282.0m Funding Gap) (at current DCs)

By 2051
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It is crucial to understand how the VMC relates to 

other parks and open spaces found within 5km, and 

to identify possible park locations outside the VMC, 

should they be necessary to meet required service 

levels.



5.0 km
 R

adius

2.5 km
 R

a
d
iu

s

VMCVMC
Weston 7Weston 7

Vaughan 

Mills

Vaughan 

Mills

Steeles WestSteeles West

SIZE

YESASSESSMENT CRITERIA NO

Is the site large enough to develop a parkland typology OR does the site 
allow for additional park facilities to be added to an existing park?

Is the parcel within a 2.5km radius of the VMC?

LOCATION & 
ADJACENCIES

CONSTRAINTS 

ECOLOGICAL 
FUNCTION 

Is the site contiguous with existing parkland or open space?

Does the site �ll a gap in an existing park or open space network?

Does the site address a parkland typology gap in the area?

Are site adjacencies compatible with parkland designation? 

Does the site provide a tableland condition suitable for the development 
or installation of built recreational amenities (i.e. sports �elds, 
playgrounds, courts, etc.)?

Is the site located within walking distance of an existing or planned 
community to attract local residents?

Does the site allow opportunities to celebrate natural features and 
functions? 

Y N

Y N

Y N

Y N

Y N

Y N

Y N

Y N

Y N
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Parks Decision Matrix
VMC Parkland Context

VMC Parkland Criteria

• The study recognizes the need to

identify potential parkland outside of

intensification area boundaries that
can accommodate large format sports

facilities and other active uses

• The New Parkland Decision Matrix

is being developed to guide the City

in determining if land is desirable for

acquisition as parkland

• It will establish criteria for assessing

parcels of land as they become available
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Governance

Framework

• A VMC parks governance decision-

making framework has been

developed to help the City identify

beneficial opportunities to facilitate the
programming, activation, and operations

& maintenance of parks and open

spaces.

• It will assist to guide and define
conversations about relevant and

best-serving park governance models

(but is not meant as a prescriptive tool)

• It is intended to assist the City in

determining which models can best

serve each individual park planned for

the VMC

Municipality + One NGO

Single Partner Brings Clarity & Funding

1 4

2 5

3

Specialized Unit in Parks Department

Provides Specialized Care & Programming

NGO or Arms Length Government Entity

City-Led Hybrid

Specialized Unit Independent Entity

Multiple Parties / Partners

Municipal Parks Department Led

No Additional Policies/Structures Req’d.

Dependent on City Operations Budget City Typically Funds Operations & Maintenance

Partner Largely Assumes All Park Operations

Dependent on City Operations Budget

Risk of Feeling Private

Maintains Coherent Identity & Funding

Municipality + External Partner(s)

Broader Community Reach/Engagement

Partner Groups can Bring in Funding

May Involve Competing Interests

Requires Oversight (ex. Board of Directors)

Park Governance Model Typologies
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Signage & Wayfinding
Where We Are

• Developed and refined signage
options based on input from public

consultation, coordination with various

City departments and key stakeholders

• Underwent procurement process and

retained Spectra Advertising

Signs must be 
accessible and 

legible during day 
and night

Keep 
signage 

simple and 
consistent

Use QR code to 
link to additional 

information
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Signage & Wayfinding

• Spectra Advertising to fabricate and

install pilot project by Q4 2022

• Second Consultation for signage pilot

project in Q4 2022

Next Steps
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Parks and Wayfinding 
Master Plan - Next Steps

Finalize Parks Master Plan

Advance Signage

• Final costing and park development

timelines

• Final modifications to master plan,

development of recommendations, and

draft of master plan document

• Continued coordination with the VMC

Secondary Plan Update on land use

designation

• Oversee fabrication, installation, and

public consultation related to the pilot

project



15

Connect with 
VMC Program
Christina Bruce

Director, Policy Planning & Special 

Programs

Christina.Bruce@vaughan.ca

Amy Roots

Senior Manager, VMC Program

Amy.Roots@vaughan.ca 

Jennifer Cappola-Logullo

Manager, Development Engineering, 

VMC Program

Jennifer.Logullo@vaughan.ca 

Cory Gray

Manager, Parks & Strategic Initiatives, 

VMC Program

Cory.Gray@vaughan.ca

vaughan.ca/VMCParks



VMC Secondary 
Plan Update:
Options

Presentation to VMC Sub-committee

June 21, 2022

Communication : C 2
VMC Sub-committee
June 21, 2022
Agenda item # 2
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Current VMC 
Secondary Plan Area

Potential Expansion 
Areas

Study Area



VMCSP Update: Process and Timeline*
We are 
here

3



VMCSP Update: Process and Timeline*

4



The VMCSP Update will be a nuanced 

recalibration exercise, not a departure from the

original plan. Many elements of the original vision 

are strong and relevant today. The Update will be 

an opportunity to rebalance the plan and 

strengthen policy to deliver a complete 

community.

5



Vision, 
Principles, 
Objectives
Missing

Balanced
Provision and delivery of parks, 
community amenities and retail in step 
with and to support the population

A ratio of people to jobs that supports the 
vision of the VMC as the city’s Central 
Business District

A variety of built form that creates areas 
of different character

6

Existing

Transit-oriented
Walkable

Accessible
Diverse
Vibrant
Green

Beautiful
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What We Heard – Phase 1: Themes

Diverse Housing Options
Including rental, affordable 
housing and family-size units

Arts, Culture and 
Entertainment
Create a destination and build an 
identity

Great Street Life, Parks and 
Public Spaces
Animated by retail and restaurants
Community meeting places
Green

Connected Transportation
Choices about how to get around, 
creating alternatives to the car

Balance of Uses
Not just residential, job-creating 
uses and retail important too 

Built Form Variety
More than high- and low-rise
High quality architecture and 
design



• Intensity of Development and its Trajectory

• Achieving Built Form Variety, Including Mid-Rise Built Form

• Finding a Balance of Uses

• Serving the Population with Public Amenities

• Realizing the Housing Variety Necessary for an Inclusive 

Community

• Establishing Transitions at the VMC’s Boundaries

Key Priorities of 
VMCSP Update

8



Office Feasibility 
Assessment

9



Policy Context:
• Attract & accommodate a variety of employment uses
• In time, fulfill role of a Central Business District (CBD)
• Diversity: corporate / government offices, retail, services (all sizes)
• Inclusion of office space in initial phases of intensification

Research Context:
• Expand on findings of Commercial Use Assessment
• Established demand for office (market opportunity)
• Supplementary evaluation of financial feasibility
• Policy exercise = long-term view / post-COVID

Office Feasibility 
Assessment

10



Office Feasibility 
Assessment

Key Question:
How can we secure more office uses in mixed use 
developments without compromising development 
feasibility?

Method:
• Baseline financial analysis of prototypical developments
• Landowner Interviews (private sector perspective)
• Scenario analysis (“break-even” targets and conditions required within various sub-geographies)

11



Office Feasibility 
Assessment

Challenge:
• Competitiveness of 

Office vs. “Highest & 
Best Use”

• Rising Construction 
Costs (Hard + Soft)

• Disconnect: Aspiration 
vs. Implementation

Solution(s):
1. Density Provisions
2. Above-Grade Parking
3. Fee Rebates
4. Other Financial 

Incentives
5. Shorten Entitlements

12



Key Findings
• Office uses will continue to be challenging from financial feasibility perspective, 

requiring direct support / offsets
• Provision of extra density = strongest policy tool available to enable office
• Multi-pronged approach required (no “silver bullet” solution)
• Extra density + 25% above-ground parking could support office requirement of 

~10-20% of GFA in select policy areas

Office Feasibility 
Assessment

13



Options

14



Options

Option 1
Maintain Permitted 
Intensity of Development

Recalibrating to achieve 
Built Form Variety and 
Adequate Social 
Infrastructure

Option 2
Recalibrating to Achieve a
Balance of Uses

Deliver a True Central 
Business District 

15



Constants
• High quality built environment and a 

dynamic community

• Attention to the quality of place and 
investment in the public realm

• Great design – buildings, streets, public 
spaces

• Iconic parks and open space system

• Art and culture  identity

• Real transportation choice – walking, 
cycling, transit

• Housing options 

• Sustainability 

16



Options in a Nutshell

Option 1 Option 2
Land Use Minor changes

Neighbourhood-scaled development
Maintains existing employment precincts

Expansion of Mixed Use
Expansion office requirement
Changes at periphery

Density Current permissions with a
height transition strategy

Increase where office requirement applies

Retail Millway + Dispersed Millway + Strong Core + Highway 7

Civic Facilities Concentrated on Millway Millway + Dispersed

Schools Separate 5-acre sites Consolidated 6-acre sites
High School

17



Land Use:
Option 1

18



Land Use:
Option 2
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Retail:
Option 1

20



Retail:
Option 2

21



Civic 
Facilities:
Option 1

22



Civic 
Facilities:
Option 2

23



Conceptual 
Massing:
Option 1

24



Conceptual 
Massing:
Option 2

25



Options by the Numbers

Current VMC 
Boundary

Original 
VMCSP Vision

Option 1 Option 2

Population 50,000 98,000 118,000

Jobs 23,000 13,000 23,000

Pop : Jobs 2.2 : 1 7.6 : 1 5.1 : 1

Office Jobs 5,000 by 2031

10,000 at full-buildout
9,000 18,000

Ppl+Jobs/ha 200 by 2031

400 at full-buildout
623 790

*Draft and subject to change. Estimates take into consideration approved development, but not development currently in the pipeline.
26



MTSA 
Boundaries

27



MTSA Densities

MTSA Minimum 
Target

Option 1 Option 2

MTSA 55
Commerce BRT

350 460 572

MTSA 68
VMC Subway

400 661 889

MTSA 57
Creditstone BRT

300 544 567

*Draft and subject to change. Estimates take into consideration approved development, but not development currently in the pipeline.
28



Numbers in Context

29



Transportation
Master Plan 

Scope of Assessment
• Combined assessment of build out of Weston 7 and the VMC.

Preliminary Conclusions
• Projected growth overwhelms the multi-modal transportation network
• Gridlock in the peak periods 

Challenges
• Area already experiences a high level of congestion
• Scale of growth
• Land use mix heavily weighted to residential leads to many commuting trips
• Transit can only address a fraction of the trips

More detailed analysis to follow – September 2022

30



Parkland Provision

Original 
VMCSP Vision

Option 1 Option 2

Current VMC 
Boundary 4.0 sq.m/person 2.0 sq.m/person 1.7 sq.m/person

VMC + 
Expansion 
Areas

n/a 3.4 sq.m/person 2.8 sq.m/person

*Draft and subject to change. Estimates take into consideration approved development, but not development currently in the pipeline.
31



Parks and 
Wayfinding 

Master Plan* 

*Subject to revision.
32



What We Heard

33



To what degree should office 
development be a priority in 
the VMC?

“Office space should be definitely a priority.  In fact, if 
downtown Vaughan just becomes a bedroom commuter city, 
years from now we will look back and lament how much 
space was wasted and how poorly Vaughan's ambitions 
were to create a city where we can live/work/play.”

“focus should be on job creation”

“[Focus] on bringing in downtown style 
office space around the subway stop and 
making VMC a true downtown”

What We Heard: 
Public

34



Where should retail be 
located?

“Highway 7 would be a horrendous 
choice for a retail street. Nobody 
wants to walk and shop on an 8-
lane thoroughfare.”

“I’d also like to see a more 
concentrated area/street in 
downtown Vaughan offering a 
variety of nicer (ideally local, non-
franchised) restaurants and bars”

“Having both a main retail street for 
shopping and dispersed retail should 
be considered.”

“Having retail [on] quieter streets/roads 
will be a pleasant experience…and 
bring life and activity (and more safety) 
to otherwise quiet streets.”

What We Heard: 
Public

35



Where should civic facilities be 
located?

“[The concentrated approach] 
because close to public transit
stops. Don't need a car which 
makes it walkable.”

“I think [the dispersed approach] would 
be more beneficial as the buildings will 
be more accessible to all residents
living in the 4 quarters of the downtown 
area.”

“Why have everything concentrated on one street that is already 
busy and may not have parking? I enjoy having a library and park in 
my neighborhood that is close by for families and people to use 
separate from commercial areas.”

What We Heard: 
Public

36
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What We Heard:
Public

Parks and Paths
Preference to not have parks and 
schools interfacing with industrial 
areas.

Expand parks in the VMC proper, 
rather than at the periphery

A giant park like the Toronto Rail 
Path, which is green and connects 
to Vaughan Mills allowing people 
to walk and cycle away from 
streets.

Family-friendly
Variety of building types, unit 
sizes, schools, community 
amenities.

Traffic
Concerns about congestion
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What We Heard: 
Landowners

Flexibility
Avoid prescriptive in the amount 
and location of office and retail 
uses. Allow the market to 
determine.

Shifting Office Demand
Uncertainty given the new hybrid-
work culture created by the 
pandemic

Critical Mass for Retail
Establish a critical mass of people 
and foot traffic before providing 
retail and services.

Density Transfers
Incent owners of lands identified 
for community facilities

Support for Expansion
Especially if areas can feature 
mixed use development
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What We Heard: 
External Public Agencies

Schools
Both options require more school 
sites

Exploring models for urban 
schools, but challenges

Minimum 5-acre school sites

Potential need for employment 
conversions for school sites in 
expansion areas

Retail
Use of arts and cultural amenities 
to reinforce a retail destination

Potential retail street along Jane 
St. across from Edgeley Park



Next Steps

Phase 3

• Recommendations

Phase 4

• Draft Secondary Plan 

40



Connect with 
VMC Program
Diana DiGirolamo

Senior Planner and Project Manager

diana.digirolamo@vaughan.ca

Amy Roots

Senior Manager, Planning and Urban 

Design, VMC Program

Amy.Roots@vaughan.ca

Jennifer Cappola-Logullo

Manager Development Engineering, 

VMC Program

Jennifer.Logullo@vaughan.ca

Cory Gray

Manager Strategic Parks Initiatives, 

VMC Program

Cory.Gray@vaughan,ca

myvmc.ca 41
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Thank you!
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Vaughan Metropolitan Centre 
Sub-Committee Update

City of Vaughan Cultural Arts Centre

June 21, 2022

Communication : C 3
VMC Sub-committee
June 21, 2022
Agenda item # 3



Agenda 
Context 

Research framework

Exemplars 

Observations 

Next steps

2



Goals 
Demonstrate continuity of key themes 

from Phase I of the cultural arts centre

study

Seek Council endorsement of proposed 

next steps

▪ “Hub and spoke” model

▪ Approach to VMC activations in summer 2022

forward

Page 3



The Context



D e s p i t e  p a n d e m i c  i m p a c t s ,  V a u g h a n ’ s  d e v e l o p m e n t  c o n t i n u e s  t o  s e t  t h e  s t a n d a r d

Wh at  w e k n o w …
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R o b u s t  r e s i d e n t i a l  d e v e l o p m e n t  i s  c o m p l e m e n t e d  b y  t h e  c r e a t i o n  o f  t h e  h o s p i t a l  
a n d  c o m m e r c i a l  s p a c e

S t e a d y  p o p u l a t i o n  g r o w t h  p a r a l l e l s  c a p i t a l  d e v e l o p m e n t  
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Vaughan has welcomed 
~36,000 residents since 2010.

Nearly $10 billion in construction 
investments since 2015, over 
$30,000 per resident. 



H o w  d o  n e w  c o m m u n i t i e s  s e e k  o u t  c u l t u r e ?

A s iz eab le  im m igrant  p o p ulat ion
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A  s u b s e t  o f  h i g h  e a r n i n g  h o u s e h o l d s  m a y  b e  k e y  t o  r o b u s t  a r t s  a n d  c u l t u r a l  
p a r t i c i p a t i o n

H i g h  h o u s e h o l d  i n c o m e s  s u g g e s t  a  g r o w i n g ,  a f f l u e n t  p o p u l a t i o n
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P l a n n i n g  i n i t i a t i v e s  c o n s i s t e n t l y  s e e k  t o  e n g a g e  a r t  a n d  c u l t u r e
An asse t - base d approac h has  pr ior i t ize d c apit a l  inv e s t m e nt ,  w it h  pre sum e d pos i t iv e  

out come s  in  publ ic  e ngage me nt ,  community  cohe s ion,  and e conomic  re sult s

Page 9

2009
York Region Official Plan
Concentrate “residential, employment, live 
work, mobility, investment, and cultural 
and government functions;” Explicit calls 
for public art policies.

Green Directions Vaughan
enhance social cohesion through common 
spaces, including public art and central 
hubs for arts, culture, and recreation.

2010
Vaughan Official Plan
Recognize VMC as cultural and creative 
hub for the City, requiring implementation 
of VMC Culture & Public Art Framework.

Vaughan Economic Development 
Strategy: Building a Gateway to 
Tomorrow’s Economy
Strategies include investment in creative 
economy, incubate entrepreneurial and 
economic activity. 

2012 (reiterated in 2017)
VMC Secondary Plan
Vision and mandate for culture in VMC, 
with focus on facilities (including a 
Cultural Arts Centre) and public art. 

2015 
VMC Culture & Public Art Framework
Give direction to create public and private 
spaces for cultural activation in the VMC, 
and invest in cultural facilities as ‘anchors’ 
for creative and cultural development.

2018-2019
Phase I – Feasibility Study for Performing 
and Cultural Arts Centre in the VMC
Recommendations included 4 approaches 
to development and further policy 
development.

2022—
Phase II – Feasibility Study for Performing 
and Cultural Arts Centre in the VMC
Underway. Emerging recommendations 
include a ‘hub and spoke’ model with 
priority on policy development and 
formalized, long-term private sector 
partnership.

Next/Ongoing
Economic and Cultural Development 
Strategic Business Plan 2020-2023
Vaughan Official Plan Update
VMC Secondary Plan Update



Land 
ownership in 
the VMC
A bu s y  s i te ,  th e  
VMC  w i l l  be  in  
act iv e  
dev elopmen t  for  
y ears  t o  come,  
w ith  rap id  
g row th  in  
res iden t ia l  an d  
day t ime 
popu lat ion
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Plan of built, under construction, approved and/or under review development applications in the Vaughan Metropolitan Centre.
The information contained herein is provided for illustration purposes only and may not be an exact representation of the ultimate design.
It is not to be reproduced, used, distributed or disclosed, in whole or in part, to third parties without the prior written consent of the City of Vaughan.



A t  e v e r y  s c a l e  a n d  a c r o s s  t h e  f i e l d ,  c h a n g e  i s  h a p p e n i n g  f a s t

T h ere  is  a  lo t  h ap p ening 
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The pandemic has 
upended expectations 

globally and across 
industries

Demographic change is 
reshaping everything

Reconciliation and social 
justice are at the forefront 

and will be enduring 
priorities



E v e n  w i t h  c o n t i n u i t y  o f  i n t e n t ,  t h e  e x t e r n a l  c i r c u m s t a n c e s  a r e  v e r y  d i f f e r e n t  t h a n  i n  2 0 1 9

Wh at  h as  ch an ged?
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How we use space… How we lead… How we consume…

Public assembly constrains reduced 
attendance by over 50%, even accounting for 
conversion to digital delivery.

Professional leadership within the CoV has 
refined the focus on culture as a tool and a 
set of outcomes.

Consumer spending shifted during 
shutdowns. Retail, entertainment, travel, and 
hospitality sectors have only nascent 
understanding of the path forward.

Vaughan Studios and Event Space
opening was delayed to April 2022. 

Private sector-led activations have 
become more prominent. A new approach 
to unifying VMC-based activations is 
underway – Experience!VMC. 

According to an April 2022 study by 
Numerator, nearly half of Canadian 
consumers remain uncomfortable 
attending a concert or show.* 

Even as the apparent severity of COVID 
subsides, fears of a new variant drive rapid 
and significant constraints on consumer 
choices, especially in leisure and travel.

Source: Numerator, https://www.numerator.ca/coronavirus-consumer-sentiment/

https://www.numerator.ca/coronavirus-consumer-sentiment/


Alignment with 
Phase I study 
findings



P ha s e  1  i nc l ud e d  2 0  s t a k eho ld er  i n t e rv iew s  
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A diverse segment of City decision-
makers, landowners, and arts and culture 
leaders with strong ties to Vaughan. 

Elected leaders

CoV Economic Development & Culture 
team

Tourism

Creative business leaders in Vaughan



P ha s e  1  i nc l ud e d  2 0  s t a k eho ld er  i n t e rv iew s  
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Much of the Phase I feedback continues to 
resonate, even with the many expected and 
unexpected changes of the past 3 years.

• A ‘hub’

• Both an attractive destination and a ‘complete 
community’

• Cultural commitments that can grow with/in the 
VMC

• Diverse, authentic program content for a 
diverse local base



P h a s e  1  d e f i n i t i o n  o f  ‘ s u c c e s s ’  r e m a i n s  a c c u r a t e ,  e v e n  i n  t i m e s  
o f  s i g n i f i c a n t  c h a n g e .
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Active Together Master Plan 
and VMC Culture & Public Art 

Framework

A flexible hub…

engaged with the private sector… 

and operated by an independent 
agency…

the cultural centre showcases high-
quality, unique content…

and features ‘preferred’ local content 
providers.



V I S I O N

P h a s e  1  g o a l s  a n d  p r i n c i p l e s  a l i g n  w i t h  o u r  e m e rg i n g  P h a s e  2  
u n d e r s t a n d i n g .  

• Vision: Gather people to a creative hub

• Programming: Offer a mix of high-quality 
local and more distant content

• Partnerships and users: Select local 
partners and market-rate users

• Design: Appeal to many users with a 
quality, flexible space/set of spaces

• Capital funding: Secure funding through 
public-private collaboration

• Operating finances: Engage public and 
private subsidy, with earned revenue 
offsetting program costs

• Governance: Not-for-profit (existing or new 
entity)

Aligned with these principles… 

Economic 
Development

Creative Industry 
Growth

Downtown Vitality

…Achieving these impactsThe VMC cultural centre goals are to…

Activate

Inspire

Collaborate

Educate

Innovate



P h a s e  I  f i n a l  r e c o m mend at i ons
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Phase I findings shone a light on the need for 
a policy to couch City investment, partnership 
priorities, and the nature of programming 
and public engagement. 



H o w  c a n  ( o r  s h o u l d )  V a u g h a n  d e f i n e  a n d  a d v a n c e  i t s  c u l t u r a l  a g e n d a ?

I n  P h a s e  I I ,  w e  h e a r d  a  c l e a r  m e s s a g e  f r o m  1 8  a d d i t i o n a l  s t a k e h o l d e r s
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Phase II drives at specificity in the path forward. 

• Planning initiatives that reference culture are extensive, but tangible 
outcomes have only nascent definition.

• Aspirations to a vibrant cultural centre in the VMC are shared, but 
resources to enable long-term growth of the creative ecosystem are 
modest or shift frequently.

• Significant interest in enhanced specificity regarding the City’s goals 
and investment. 

Key informants

• TVC Board members
• Major landowners and developers
• Program providers
• City staff 
• Area educators 

Phase I study alignment is strong….

• A ‘hub’

• Both an attractive destination and a ‘complete community’

• Cultural commitments that can grow with/in the VMC

• Diverse, authentic program content for a diverse local base



P h a s e  1  p r i o r i t i e s  a l i g n  w i t h  s t a k e h o l d e r s ’  o b j e c t i v e s  i n  P h a s e  2  
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Culture in Vaughan will be ambitious.
Executed at scale, prioritizing innovative ways of making and 
sharing creative experiences and content.

Culture in Vaughan will be authentic.
Derived from Vaughan’s diverse communities, new and established.

Culture in Vaughan will be transformative.
Investments in culture will drive broad impacts on the 
connectedness and vitality of Vaughan’s residents and businesses.

Culture in Vaughan will be purpose-driven.
Strong leadership and policy alignment will inform desired impacts 
and outcomes. 

Economic 
Development

Creative Industry 
Growth

Downtown Vitality

Activate

Inspire

Collaborate

Educate

Innovate



Key 
takeaways

The City and VMC landowners have committed to 
extensive study and activations

Phase II findings to date reinforce the outcomes and 
desired impacts of Phase I study

Nevertheless, changes in the environment suggest a shift 
in the precise approach from a ‘singular centre of 
culture’ to a ‘hub and spokes’ model
▪ The hub is a venue/facility operated by a specific entity.  Spokes 

are independently operated venues/facilities. 

▪ The unifying factor is the overarching curatorial vision, guided 
by an up-to-date inventory of offerings and a resource base. 
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The Opportunity



A  ‘ h u b  a n d  s p o k e s ’  m o d e l  w o u l d  l e v e r a g e  V a u g h a n ’ s  a s s e t s
In Phase I ,  i t  was bel ieved that  a  designated 
operator would be charged with advancing 
Vaughan’s  arts  and culture agenda,  act ivat ing 
independent ‘spokes ’  from a central  ‘hub. ’
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Hub

An operator with a 
clear mandate, 

evaluation metrics, and 
resources

Exhibition

Food

Retail

Performance

Production

What else?

Today, the thinking has evolved. Spokes would be 
developed through a pol icy  that  encourages organic  
growth,  leading to a  large -scale investment in a  
physical  ‘hub’  that  drives  a  coherent arts  and culture 
agenda. 

City

Policy

Inventory

Support

Independent Operator

Activity

District growth

Central hub

Flagship space



H o w  d o  t h e  P h a s e  I I  f i n d i n g s  t o  d a t e  l i n k  t o  t h e  V M C  C u l t u r e  a n d  
P u b l i c  A r t  F r a m e w o r k ?
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OBJECTIVE 1- Enable Art and Cultural Investments 
with Supportive Municipal Policy Structures

OBJECTIVE  2- Establish Rich Cultural Resources

OBJECTIVE 3 -Leverage Creativity and Culture to 
Attract and Retain People as Key Drivers of 
Innovation and Economic Growth

OBJECTIVE 5 -Animate the Urban Environment with 
a Variety of Cultural Programs and Activities

OBJECTIVE 7- Implement a Recognizable Cultural 
Identity for the VMC that Communicates an 
Innovative, Transformative and Authentic 
Experience

R1. Invest in major cultural facility(ies) as anchors for creative 
and cultural developments in the VMC. 

R2. Integrate cultural resources and assets into new investment 
and development (both public and private) within the VMC.

R7. Identify existing strengths and gaps in Vaughan’s current 
cultural resources.

R13. Develop and implement a multi-year business and funding 
model to support cultural development in the VMC. Leverage 
funding mechanisms for arts and culture.

Action 13B. Initiate a public-private sector led “Cultural 
Leadership Committee” with the mandate to provide advice, 
expertise, advocacy to move cultural initiatives forward.



2019 2020 2021 2022 + upcoming

Culture Days

Music in the Square

Concerts in the Park: Honeymoon 
Suite

Concerts in the Park: Shawn Hook 
(upcoming)

Metropolis in Motion

Vaughan Int’l Film Festival Drive-In 
Cinema (pre-2019)

Holiday Fair in the Square Block Party @ Assembly Park

Nights of Lights Futura

Vaughan International Film Festival
Assembly Park Outdoor Gallery

PXL Gallery Jane St / Portage Pkwy installation

Artwalk

EXPO City – CG Tower sculptural 
installation

E x p e r i e n c e  V M C

A  g r o w i n g  i n v e n t o r y  o f  a c t i v a t i o n s  w i l l  f a l l  w i t h i n  a  u n i f i e d  b r a n d



F e d e r a l  a n d  p r o v i n c i a l  i n t e r e s t  h a s  g r o w n  m a r k e d l y  i n  t h e  l a s t  d e c a d e

C u l t u r a l  d i s t r i c t s  h a v e  a m p l e  p r e c e d e n t  a n d  r e c e n t  m o m e n t u m
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1975-1990s 2000s 2018-2021 Next?



U r b a n  I n s t i t u t e  ( 2 0 0 6 )  

C u l tura l  V i ta l i ty  in  C o m munit ies
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Public Value

Presence

Program 
Outcomes

Community 
Outcomes

Participation

Participant 
Outcomes

Support

Organization 
Outcomes

Presence

ParticipationSupport



E a c h  e l e m e n t  b e c o m e s  a  l e v e r  t o  d r i v e  i m p a c t  a n d  c r e a t e  p u b l i c  v a l u e .

H o w  d o e s  t h e  p u b l i c  v a l u e  f r a m e w o r k  a p p l y  t o  V a u g h a n ?
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Presence

ParticipationSupport

Municipalities that draw on presence of opportunities
typically have a mature local arts ecosystem. With many 
artists and arts organizations available, making 
opportunities available is the critical first step toward 
creating public value. 

Places that draw on participation use third-
party agencies, often including Tourism and 
community-based partners and small 
businesses, to reinforce habits of attendance. 
Coordinated, multidisciplinary offerings 
maximize participation in arts and culture, 
driving growth in programs and increasing 
awareness. 

Places that use support as a lever take a 
more ‘top down’ approach. This can be 
used in mature and nascent creative 
ecosystems. Using policy tools, deep 
public sector investment, and highly 
visible champions, support-driven 
initiatives create the conditions for presence 
and participation to flourish. 



E a c h  e l e m e n t  b e c o m e s  a  l e v e r  t o  d r i v e  i m p a c t  a n d  c r e a t e  p u b l i c  v a l u e .

H o w  d o e s  t h e  p u b l i c  v a l u e  f r a m e w o r k  a p p l y  t o  V a u g h a n ?
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Presence

ParticipationSupport

Bloordale Village Business Improvement Association 
(BIA), producer of Big on Bloor, Toronto

Also: Northeast Minneapolis Arts District, supported by 
Artscape

Sonic Unyon, producer of Supercrawl

Also: Pittsburgh Cultural Trust, Pittsburgh, 
Pennsylvania

Canada Mortgage and Housing Corp., 
operator of Granville Island

Also: Quartier des Spectacles, Montreal



A r t i s t - d r i v e n  i n i t i a t i v e s  t h a t  b u i l d  o n  a u t h e n t i c  e n g a g e m e n t  a n d  
g r a s s r o o t s  e f f o r t

N o r t h e a s t  M i n n e a p o l i s  A r t s  D i s t r i c t

P res en ce
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Drivers Operator(s) Outcomes

• A mature local 
ecosystem of artists, 
arts organizations, and 
community entities 
creates the presence 
of opportunities for 
cultural participation

• Resource constraints 
felt by the arts and 
culture sector informs 
an activation strategy 
first, followed by 
creation of a formal 
“operator” at a 
neighbourhood or 
district level

• Typically not-for-profit
• Rooted in the local 

community with 
governing board 
members derived 
from the arts and 
culture ecosystem, 
local business, and 
other community-
embedded entities

• Focused on broad 
quality-of-life and 
economic goals

• Drive economic 
benefit to empower 
artists and arts 
organizations, helping 
them expand or 
stabilize their financial 
circumstances

• Enable community 
brand-building

• Secure/create/
preserve real assets 
for creative 
industries’ use



A u d i e n c e - d r i v e n  i n i t i a t i v e s  t h a t  g r o w  f r o m  e n t h u s i a s t i c  l o c a l  b u y - i n ,  p a r t i c u l a r l y  i n  t h e  
b u s i n e s s  c o m m u n i t y

P art i c ipat ion
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Drivers Operator(s) Outcomes

• Ample but diffuse 
activity – and 
organizations with 
capacity to scale 
choose to pool 
resources

• Visionary leadership
receives a mandate to 
improve business 
outcomes on behalf of 
willing peers

• Varied legal 
structures support 
this model, including 
nimble commercial 
producers and 
program-based 
initiatives within not-
for-profit entities

• Continuous, 
experienced 
leadership is key to 
success

• ‘Spokes’ create the 
‘hub’ by agreeing to 
join a formal coalition

• Drives a range of 
benefits to 
participating 
organizations, 
including through 
sponsorship, direct 
expansion of customer 
base, and access to 
technical resources



P o l i c y - d r i v e n  i n i t i a t i v e s  c h a m p i o n e d  b y  a n  ‘ i m p r e s a r i o ’  o r  e m p o w e r e d  t a s k  f o r c e ,  s u p p o r t e d  
b y  a  c l e a r  m a n d a t e  a n d  t a n g i b l e  r e s o u r c e s

S u p port
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Drivers Operator(s) Outcomes

• Underutilized assets in 
a high-priority area.

• Diffuse cultural 
ecosystem with 
significant 
constraints on land 
use / real assets. 

• Empowered public 
sector with strong 
private partnership.

• Functionally, operators 
are quasi-public. Legal 
structures include 
Crown Corporations 
and not-for-profits. 

• Typically charged with 
policy development 
and directing use of 
resources. 
Programming is an 
equal or lesser 
concern.

• Represent the public 
interest.

• Animate a 
geographically 
defined area with 
cultural organizations 
and content, in 
alignment with explicit 
public mandates. 

• Drive benefit to 
artists and arts 
organizations through 
grants, technical 
support, and operation 
of public spaces / 
venues. 

• Culture has a ‘seat at 
the table.’



E x e m p l a rs  d e f i ne  t he  o p p o r tun i ty
Driver Operator/ Producer Operator Type Signature Event Ambitious

Executed at scale, 
prioritizing 
innovative ways of 
making and 
sharing creative 
experiences and 
content.

Authentic
Derived from 
Vaughan’s 
diverse 
communities, 
new and 
established.

Transformative
Investments in 
culture drive broad 
impacts on the 
vitality of Vaughan’s 
residents and 
businesses.

Purpose-
driven
Strong leadership 
and policy 
alignment will 
inform desired 
impacts and 
outcomes. 

Presence

Bloordale Improvement 
Association

BIA (charity) Big on Bloor ✓ ✓
Local arts 

ecosystem ✓

Northeast Minneapolis 
Arts District

Not-for-profit Art-a-Whirl ✓ ✓
Local artists and 

art lovers ✓

Participation

Sonic Unyon Commercial Supercrawl ✓ ✓ Industry ✓

Pittsburgh Cultural 
Trust

Not-for-profit Broadway touring ✓
Regional arts 
participation ✓

Support

Canada Mortgage and 
Housing Corporation

Quasi-public Granville Island ✓ ✓
Geographic 

focus ✓

Quartier des Spectacles Not-for-profit
Luminothérapie (winter)
21 Swings (spring) ✓ ✓

Geographic 
focus ✓



T h e  ‘ h u b  a n d  s p o k e  m o d e l ’  c a n  e v o l v e  w i t h  m a n a g e d  s u p p o r t
Ne ar te rm inv e s tme nt  dr iv e s  long- te rm impacts
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City

Policy

Inventory

Support

Independent Operator

Activity

District growth

Central hub

Flagship space

Now Next Later



Observations

Policy development is an opportunity.
▪ The Vaughan Official Plan and the VMC Secondary Plan updates are 

concurrent with this study. City stakeholders indicate an opportunity to 
integrate cultural policy with these efforts. 

▪ Identifying and resourcing a champion(s) to advance future cultural 
development will be key. 

A people-first approach responds to Vaughan’s unique value 
proposition.
▪ Activations should be at the centre of the cultural strategy, responding 

to longstanding (and new) residents’ heritage and affinities. 

▪ The built environment should enable development of a richer, deeper 
cultural ecosystem, by securing spaces and supporting activations 
(policies) and capital investment (a ‘hub’).

Clearer public sector goals would instill confidence and draw 
investment.
▪ Key VMC landowners are eager for City leadership to state concrete 

objectives within policies or programs. 

▪ The private sector is poised to lead the evolution of a cultural ecosystem, 
with appropriate City engagement in a formal partnership.

Pending the impact of Bill 108 and the allocation of related 
Community Benefit Charges, resources are an open question.



Today’s 
objectives 

Demonstrate continuity of key themes 

from Phase I of the cultural arts centre

study

Seek Council endorsement of proposed 

next steps

▪ “Hub and spoke” model

▪ Approach to VMC activations in summer 2022 

forward
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Longer-term 
next steps
A n  
i m p l e m e n t a t i o n  
s t ra t e g y  w o u l d  
i n c lude…

City adopts a cultural strategy for the VMC which is 
incorporated into the current policy framework 
updates

City identifies an internal champion(s) to lead 
cultural strategy development and implementation 
in the VMC, with resources to act on opportunities
▪ An emerging charge for the identified champion(s) with 

support from the VMC Sub-Committee…
▪ Identify cultural assets

▪ Identify a preferred site(s) for activations and capital investment

▪ Embrace a unified activation program
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We are the world. 
The world lives in Vaughan.

-- Key stakeholder interview



June 20, 2022 

Mayor Maurizio Bevilacqua and Members of Council 
Vaughan Metropolitan Centre Sub-Committee 
2141 Major Mackenzie Drive 
Vaughan, ON  
L6A 1T1 

Sent by email:  clerks@vaughan.ca 

Dear Mayor Bevilacqua and Members of Council: 

RE: ITEM 4.2 – VMC SECONDARY PLAN UPDATE: PHASE II – LAND USE OPTIONS 
 79 PEELAR ROAD (the “Subject Lands”)  
2128475 ONTARIO INC. (the “Owner”) 
OUR FILE 1512W 

On behalf of our client, the 2128475 Ontario Inc., we have reviewed the Staff Report on the VMC Secondary 
Plan Update and the proposed Land Use Options.   The Subject Lands are located at the southeast corner 
of Peelar Road and Maplecrete Road.     

We are writing to express our client’s concerns with regards to the VMC Secondary Plan Update materials.   
The Sub-Committee may not be aware that our client has an outstanding appeal on the current VMC 
Secondary Plan (Appellant No. 146).    By way of background, the outstanding appeal relates to the current 
VMC Secondary Plan designation of the Subject Lands as Major Parks and Open Space and subject to the 
Black Creek Renewal EA designation.    

At the time of the original approval, there was some expectation that the lands owned by client may be 
needed for storm water management (“SWM”) purposes.  In fact, it was not even likely or definitive at the 
time and was only a possibility.  That possibility found its way into the VMC Secondary Plan as adopted as 
placing a proposed designation of Open Space on these lands, a designation that our clients contested. 
The Open Space permitted either SWM or parkland, but parkland was not an issue at the time and the VMC 
Secondary Plan was contested thereto.     Our client’s position on these designations is that they were and 
are not appropriate and the Subject Lands should rather be designated for development for Mixed Use 
purposes.    

Through the appeal process, it was agreed between our client and the City to defer a hearing on the matter 
to allow the City some time to complete an assessment if a SWM facility was actually required in this 
location that was the basis for the Open Space designation in the base VMC Secondary Plan.      We would 
go so far to suggest that there was an expectation that if the lands were not needed for a SWM facility, 
then the use would revert to Mixed Use.  The City review process has gone on for many years.    This result 

230-7050 WESTON ROAD / WOODBRIDGE / ONTARIO / L4L 8G7 / T 905 761 5588 / F 905 761 5589 / WWW.MHBCPLAN.COM

KITCHENER 
WOODBRIDGE 
LONDON 
KINGSTON 
BARRIE 
BURLINGTON
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VMC Sub-committee
June 21, 2022
Agenda item # 2
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is of significant procedural unfairness to our client and is resulting in subsequent policies/justification 
being applied to its lands that did not exist at the time the current VMC Secondary Plan was adopted. 

It appears that in the VMC Secondary Plan Update, the City continues to designate our clients lands for 
parks and open space (as Environmental Open Space which includes a stormwater management symbol) 
shown in this area in both Land Use Options.   As noted above, in our client’s opinion the Subject Lands 
should be designated for development purposes.    

To address this issue with some specificity, rather than observe a confusing land use process to be loosely 
applied to the Subject Lands, our client’s civil engineer, EXP has undertaken a detailed analysis of 
stormwater management requirements and the Black Creek Renewal process (attached hereto).  EXP 
concludes that the Subject Lands are not required for either stormwater management purposes nor for 
the Black Creek Renewal to occur. The Subject Lands are not needed for a SWM facility after due review 
and should be acknowledged.    

The Subject Lands should be designated for development purposes (through a settlement of the appeal 
in the current VMC Secondary Plan) and through the VMC Secondary Plan Update process.   We 
therefore request that the designation be modified accordingly in both Land Use Options and provide 
a land use designation which would permit mixed use development on the Subject Lands. 

Thank you. 

Yours truly, 

MHBC 

David A. McKay, MSc, MLAI, MCIP, RPP 
Vice President & Partner 

cc: Project Team 

Encl. 
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220 Commerce Valley Drive West, Suite 110, Markham, ON  L3T 0A8, Canada 
T: +1.905.695.3217  ⚫  www.exp.com 

April 5th, 2022 Project No.  ALL-21019668-A0 

MHBC Planning, Urban Design & Landscape Architecture 
7050 Weston Road, Suite 230 
Woodbridge, ON 
L4L 8G7 

Attention:  Mr. David McKay, Vice President & Partner 

Re: 79 Peelar Road, Vaughan 
Stormwater Management Review 

We have been retained by your client, 2128475 Ontario Corporation (“Owner”) to provide this 
stormwater management review (“review”) in consideration to the current impasse that the Owner is 
experiencing with the City of Vaughan regarding the lands owned at 79 Peelar Road (“site”) in the City 
of Vaughan.   

It is our understanding that notwithstanding completion of the detailed design of the channel 
improvements works related to the City’s approved Black Creek Renewal Municipal Class 
Environmental Assessment (EA), and the clear conclusion that the site is not required for any works 
related to the EA, City staff have advised your team that they need to hold the site (or “freeze”) from 
any potential redevelopment applications until the detailed design works are completed.  It is also our 
understanding that City staff have advised the site should be frozen due to the potential need for 
stormwater management (SWM) related works from the EA such as flood protection, etc.   

Therefore, we have been asked to assess the reasonableness of the City’s position to freeze the site 
from an engineering perspective after the completion of our review. 

Background 

The site area is located on the south side of Peelar Road, bound by Highway 407 to the south, and 
existing industrial developments to the east and west, with a driveway access to Peelar Road.  The site 
is located within the southeast quadrant of the City of Vaughan’s Vaughan Metropolitan Centre (VMC) 
Secondary Plan, where the VMC Secondary Plan has designated the Owner’s site as greenspace due 
to potential flooding from the adjacent Black Creek.  Please see the attached Figure 1 which highlights 
the site location on the City’s figure “Schedule J – Floodplain and Environmental Open Spaces” for 
reference.   

Some of the key publicly available documents that were referenced for our review can be summarized 
as follows: 

• Toronto and Region Conservation Authority Regulated Mapping (TRCA database);
• VMC Secondary Plan (Urban Strategies & AECOM);
• Back Creek Stormwater Optimization Study Municipal Class EA Master Plan Report - Phase 1

& 2 (AECOM) dated February 2012;

C 4 : Page 3 of 28
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• VMC Municipal Servicing Class EA Master Plan (TMIG) dated November 2012;
• Stormwater Management Master Plan Municipal Class EA (Cole Engineering) dated June

2014;
• Allocation of Funding Sources Report & Development Charges Background Study – Black

Creek Financial Strategy (Fabian Papa & Partners, Hemson Consulting Ltd) dated May 2016;
• VMC Black Creek Renewal Class EA Environmental Study Report (TMIG) dated August 2018;
• Various City of Vaughan Council Reports and Meeting Documents; and,
• Various Discussions with City of Vaughan Development Engineering staff.

The findings from our review are summarized below per each specified document where our comments 
focus on any proposed SWM related works that may impact the subject site.  

Toronto and Region Conservation Authority Regulated Mapping 

The Toronto and Region Conservation Authority’s (TRCA) current regulatory mapping shows all  
existing hazards and the corresponding regulatory limits to be located approx 150 m to the west from 
the west property line of the site.  See the excerpt from the TRCA database provided in Appendix A for 
the site location in regard to the TRCA regulated limits.  Therefore, the site is not deemed to be located 
near any existing hazards of concern associated with Black Creek based on the TRCA’s regulated 
mapping database.  

Vaughan Metropolitan Centre Secondary Plan (2010) 

The VMC Secondary Plan study commenced in Nov 2008 with engineering support from AECOM, and 
was adopted by Vaughan Council in September 2010.  Section 6.3.6 of the Secondary plan speaks to 
the Black Creek Corridor as an important part of the VMC in providing an “innovative” approach to 
stormwater management including recreation amenities, and a unique frontage opportunity for 
development.   

The Secondary Plan then states that the City shall prepare a detailed design for the Black Creek 
corridor south of Highway 7 based on the City’s SWM Master Plans and the Black Creek Renewal EA.  
Schedules D and J within the Secondary Plan show the site to be designated as “environmental open 
space” and as a “black creek remediation area” with notes that the “final configuration of parks and 
open spaces within this area are subject to the results of the VMC Black Creek Renewal EA (Stages 3 
and 4) and the detailed design of the Black Creek Corridor.  Refer to Figure 1 for the Schedule J figure 
taken from the Secondary Plan.  In summary, the VMC Secondary Plan flags the 79 Peelar Road site 
as a potential location for Black Creek related works pending the results of the VMC Black Creek 
Renewal EA. 

Black Creek Stormwater Optimization Study Master Plan Class EA (2012) 

The Black Creek Stormwater Optimization Study Master Plan Class EA was prepared by AECOM in  
Feb 2012.  The objective of their study was to address the ongoing flooding, water quality and channel 
erosion issues that have been identified within the study area which includes the subject 79 Peelar 
Road site area.  The Optimization Study looked carefully at various alternatives including the 
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contemplated SWM pond across the subject site.  The study focused on possible channel 
improvements to improve channel flow involving the construction of a new naturalized channel to 
replace the existing segment of Black Creek between Edgeley Pond and the 407 ETR and new bridges 
at all road crossings.   

From all the alternatives considered, Alternative F4 was selected which consisted of channel and road 
improvements with new bridge construction. The objective behind Alternative F4 is to provide sufficient 
capacity within Black Creek to convey the runoff generated by the Region Storm (Hurricane Hazel), 
thereby accommodating the future development of the Vaughan Metropolitan Centre.  See the 
attached Figure 10 in Appendix A showing the proposed Alternative F4. 

Overall, the AECOM Black Creek Stormwater Optimization Study Master Plan appears to be the first 
comprehensive engineering study that provides detailed engineering calculations to support each 
reviewed alternative.  The AECOM study recommends a final solution that clearly does not include any 
SWM related works within or in the vicinity of the 79 Peelar Road site, and notes that their solution is 
the “only alternative that truly addresses the problems and opportunities defined for their study”.  

VMC Municipal Servicing Class EA Master Plan (2012) 

The VMC Municipal Servicing Class EA Master Plan was prepared by TMIG in November 2012 after 
the issuance of the Black Creek Stormwater Optimization Study prepared by AECOM earlier in 
February 2012.  It is very clear that this TMIG Master Plan stands out in isolation as it does not capture 
any of the findings from the Black Creek Stormwater Optimization Study Master Plan Class EA 
prepared by AECOM completed earlier that year. 

The Master Plan identifies that the VMC area is entirely within the Black Creek watershed where 
drainage is conveyed in the southerly direction and breaks the VMC area into four drainage areas (NW, 
NE, SW and SE).  The Master Plan also identifies that subject site is located within the SE quadrant 
and currently discharges direct to the main branch of Black Creek without any stormwater management 
controls.  Finally, the Master Plan identifies that three existing SWM ponds are to be planned to be 
retrofitted with a “fourth new pond” proposed for the SE quadrant as project “SF-04” which is located 
across the subject site.  See the attached Figure 11-5 for reference. 

Section 2.10 within the Master Plan mentions that the “Storm Drainage and SWM Master Plan” is still 
to be completed in parallel to this study. While Section 2.11 mentions that the Black Creek Stormwater 
Optimization Municipal Class EA has been completed by AECOM to determine what measures can be 
implemented to improve stormwater quality and quantity, and minimize erosion and flood potential.   

Overall, the TMIG Master Plan outlined the requirements for a new SWM pond across the 79 Peelar 
Road site but also notes that further investigation is required.  As previously mentioned, the TMIG 
Master Plan appears to neglect the detailed findings from the AECOM Black Creek Stormwater 
Optimization Study which provided a detailed engineering solution that did not include any SWM 
related works across the 79 Peelar Road site.  
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Stormwater Management Master Plan Municipal Class EA (2014) 

The Stormwater Management Master Plan Municipal Class EA prepared by Cole Engineering in June 
2014 does not provide any specific SWM measures in the subject area and simply cross references the 
ongoing Black Creek renewal studies.  Therefore, the SWM Master Plan Municipal Class EA does not 
appear to advance any SWM studies or engineering calculations any further in the subject area of the 
site. 

Allocation of Funding Sources Report & Development Charges Background Study – Black 
Creek Financial Strategy (2016) 

The Funding Sources Report was prepared by Fabian Papa & Partners and Hemson Consulting Ltd in 
May 2016.  The Funding Sources Report references various engineering studies including the 
recommendations from the AECOM Black Creek Stormwater Optimization Study.  The Funding 
Sources Report inserts the cost estimates for the proposed financial funding strategy based on the 
recommended option (Alternative F4) outlined in the AECOM Black Creek Stormwater Optimization 
Study including the channel improvements, bridge construction and road improvements.  Overall, the 
Funding Sources Report does not incorporate any costs associated with any required SWM works 
within the 79 Peelar Road site. 

VMC Black Creek Renewal Environmental Study Report (2018) 

The VMC Black Creek Renewal Class EA Environmental Study Report (ESR) was prepared by TMIG 
in August 2018 and was approved in August 2019.  The objective of the ESR was to develop and 
evaluate potential channel alignments and physical forms for the Black Creek renewal works between 
Highway 7 and 407.  The ESR cross references the previous engineering studies including the AECOM 
Black Creek Optimization Study and notes that the “proposed SWM strategy for the SE quadrant of the 
VMC was updated in 2017”.   

The ESR considered four alternatives and selected Alternative 4 as the preferred alternative which 
does not include proposing any SWM works or related facilities across the site (see the Figure ES-4 in 
Appendix A).  Additional drawings related to the proposed Alternative 4 are provided in Appendix A 
including Figure 7-1 which shows the property requirements which are not in the vicinity of the subject 
site.  Therefore, at no point was the 79 Peelar Road site shown to be required for any SWM related 
works within the TMIG ESR and it finally cross references the findings from the AECOM Black Creek 
Optimization Study. 

Finally, it is our understanding through recent discussions with City of Vaughan engineering staff that 
the Infrastructure Delivery Group has now commenced the detailed design works with their retained 
consultant (Aquafor Beech).  City staff have also confirmed that they are only considering land 
acquisitions within the noted areas (black hatching) on the Property Requirements figure (ESR Report 
Figure 7-1) shown on Figure 2, and there is no need for any SWM works on the 79 Peelar Road site 
which is entirely outside their study area.  Please also find the VMC Sub-committee Report memo 
dated December 4th, 2019 for additional background information.  
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Summary 

After our review of the listed documents we believe that any previously contemplated SWM works 
located across the subject site (outlined within the VMC Secondary Plan or Municipal Servicing Master 
Plans) are no longer required.  Based on our review, the recommended alternative (Alternative F4) 
outlined within the AECOM Black Creek Stormwater Optimization Study incorporates a detailed 
strategy to improve the Black Creek channel including road crossing and bridge construction without 
any proposed works in the vicinity of the site.  Please also note that the AECOM Black Creek 
Optimization Study has been endorsed by the TRCA, and the findings have now been incorporated into 
the City of Vaughan’s financial funding model.  Finally, we understand that the City of Vaughan is now 
moving forward with the detailed design drawings for construction through their retained consultant 
(Aquafor Beech) based on the findings from the AECOM Optimization study and the approved TMIG 
ESR report.   

Therefore, based on our review, we believe it is not reasonable for City staff to continue to freeze the 
site from any potential redevelopment applications, as we believe the site is not required for any SWM 
related purposes within the approved Black Creek Renewal Municipal Class EA. 

We trust this information meets your requirements at this time.  As always, should you have any 
questions or comments, please do not hesitate to contact the undersigned directly. 

Sincerely, 

EXP Services Inc. 

Scott W. Passmore, P.Eng. 
Vice President, Land Development 

Attachments:  Figure 1: Site Location 
Figure 2: Property Requirements 
Appendix A – Background Documents 
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FIGURE 1 - SITE LOCATION PLAN
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FIGURE 2 - PROPERTY
REQUIREMENTS
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Appendix A 

Background Documents 
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VMC Sub-committee Report

DATE: Wednesday, December 04, 2019              WARD(S):  4        

TITLE: VMC IMPLEMENTATION AND CONSTRUCTION UPDATE 

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

ACTION: FOR INFORMATION  

Purpose 
To provide an update on the priority infrastructure projects, development activity and 
construction updates within the Vaughan Metropolitan Centre (VMC). 

Report Highlights 

 Vaughan’s skyline is rapidly transforming as new developments and high-rise towers
reach unprecedented heights in the VMC Mobility Hub and Edgeley Pond and Park
priority areas.

 Vaughan Council has approved development applications in all four quadrants of the
VMC, and construction activity for new developments is expected to take place
across the VMC in 2020.

 Construction of several critical infrastructure projects required to support early
redevelopment activity in the downtown is underway or complete, including the
SmartCentres Place bus terminal which opened for service on November 3, 2019

 The Black Creek Renewal Class Environmental Assessment received Ministry
approval in August 2019

 Several new planning and design studies are advancing through 2020 to support the
next phase of development

 The VMC team is focused on advancing critical infrastructure improvements in each
of the four quadrants to keep pace with development and provide the necessary
infrastructure to support the transitioning downtown.
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Recommendation 
1. That this report be received for information.

Background 
Construction activity is currently underway for approved developments located in the 
Mobility Hub area of the northwest quadrant, as well as the area surrounding the 
Edgeley Pond and Park in the northeast quadrant.  More development will occur across 
the VMC through 2020 based on Council approved applications. Refer to Attachment 1, 
VMC Development Activity.  

As construction continues, the VMC team continues to focus on advancing critical 
infrastructure improvements in each of the four quadrants to keep pace with 
development and provide the necessary infrastructure to support the emerging 
downtown. Given the complexity of the planned capital infrastructure, seamless design 
coordination and timing of constructed works are being carried out.  

Construction commenced for many of the priority infrastructure projects outlined in the 
VMC Implementation Plan, several of which are complete. The major and minor 
collector roads within the northwest quadrant, known as the west lands spine roads, 
were opened in August and October 2019 to deliver on Council’s Members Resolution 
related to the Minister’s Zoning Order for the relocation of a large format retail store in 
the VMC.  

Construction was recently initiated for the Portage Parkway Extension east of Jane 
Street to Black Creek, as well for the Interchange Way sanitary trunk from Highway 7 
south and east to Jane Street.   

The City received notice that the landmark Black Creek Renewal Class Environmental 
Assessment Study (BCR EA) was approved by the Ministry of the Environment, 
Conservation and Parks (MECP) in August 2019.  

Additional assessments, approvals and permits are being completed for the Edgeley 
Pond and Park project. Design and construction of critical infrastructure is being 
advanced in the southwest quadrant area.   

In parallel to implementing these critical civil infrastructure works, the VMC team is 
advancing the planning and design of parkland to ensure that a complete community is 
developed for the growing population. 

Refer to Attachment 2, VMC Infrastructure Projects for the location and extent of the 
above noted infrastructure. 
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Previous Reports/Authority 
VMC Development Activity Update March 2019 
VMC Implementation Plan and Priority Infrastructure Project Update March 2019 
VMC NW and SW Quadrants Implementation Update June 2019 
VMC Parking Conditions and Management Strategy June 2019 

Analysis and Options 

Development activity is advancing in each quadrant of the VMC 

Northwest Quadrant 
The construction of catalyst projects in the VMC Mobility Hub continue to propel the 
transformation of Vaughan’s downtown, supported by the early successes of the first 
completed projects at the heart of the VMC. These catalyst projects include the KPMG 
office building, VMC Subway and Highway 7 vivaNext Bus Rapid Transit (BRT) 
Stations, and Transit Square and TTC Plaza where a strategic investment in 
architectural excellence and high-quality public realm is defining a new identity for 
Vaughan. 

Completion of the next comprehensive development block continues to advance with 
the construction of the iconic VMC Centre of Community, Transit City development and 
SmartCentres Place bus terminal. This mixed use block will feature an enhanced 
pedestrian mews and public art installations, and capture the vision for integrated 
design and placemaking envisioned for the VMC.   

Construction of the Centre of Community is nearing completion.  Interior fit-out of the 
office floors is progressing as scheduled. PriceWaterhouseCoopers (PwC) will be taking 
occupancy by end of November, with Scotia Bank to follow by the end of the year. 
Completion of the associated civic uses, including the YMCA, daycare and City of 
Vaughan library and community recreation space is expected by end of Q2 2020.  
Topping off of the first two iconic 55-storey Transit City towers will be celebrated by the 
end of 2019 and construction of the third tower is progressing as scheduled, with 
completion of the entire project within 2021. 

Following Council approval in May, construction activity has mobilized for Transit City 
Towers 4 and 5 (45 and 50 storeys) on the east side of Millway Avenue at Portage 
Parkway.  Currently, underground works for all three towers have commenced, 
including the first purpose-built rental building in the downtown. This development will 
include a large privately-owned public space, which will augment the parks network in 
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the VMC and provide additional gathering space for residents and visitors, as well as a 
pedestrian oriented flexible street.  Construction is expected to continue through 2023. 

Portions of the temporary surface parking lot at Apple Mill Road have been relocated to 
the vacant lands across from the VMC Subway Station to enable construction of the 
second phase of the Transit City development.  

Projects within this quadrant showcase high quality architecture with well-articulated 
building massing, complemented by public art, ground-related commercial activity and 
investment in public realm design to prioritize pedestrian activity and wayfinding within 
the Mobility Hub. 

Northeast Quadrant 
The northeast quadrant is shaping up to be the VMC’s first residential community 
centred around the Edgeley Pond and Park, a signature amenity and open space 
destination.  The first and only occupied residential towers in the VMC to date are the 
Expo City towers 1 and 2, each at 37-storeys, which also feature the Region’s first post-
secondary education facility (Niagara University) within the podium of Tower 2. Topping 
off of the 39-storey Nord Condos (Expo City towers 3 and 4) was celebrated in August, 
with occupancy expected to commence by Q4 2019/Q1 2020. 

The distinctive 60-storey CG Tower (Expo City tower 5) was approved by Council in 
June and will set the record as the tallest tower in York Region. Construction of this first 
masonry tower in the emerging downtown is expected to commence in this last phase of 
Expo City in 2020. 

The 35-storey Met development located at the southeast corner of Jane Street and 
Portage Parkway is currently under construction with anticipated occupancy in early 
2020. This development will feature the first urban townhouse blocks constructed in the 
VMC to support a wider variety in building type in the downtown.   

Southwest Quadrant 
Development activity in the southwest quadrant has gained momentum following 
Council approval of the first two development proposals (Icona and Block 2/Mobilio), 
with additional mixed-use development applications under review.  Construction is set to 
begin in early 2020 on the Mobilio development which will feature the VMC’s first mid-
rise buildings, urban townhouse blocks and extension of the Millway Avenue Linear 
Park as a family-oriented neighbourhood.  
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Given the development interest and infrastructure improvements needed to 
comprehensively plan this quadrant, staff have begun to facilitate coordination 
workshops amongst landowners in order to plan and implement necessary capital 
infrastructure and public realm improvements to support and advance development. 

Southeast Quadrant 
The Black Creek corridor defines the westerly edge of the southeast quadrant and 
provides a unique frontage opportunity for development.  With the approval of the Black 
Creek Renewal EA in August and forthcoming initiation of detailed design for the 
corridor, development interest within this quadrant has peaked with new development 
inquiries, pre-application consultations and a new formal development application.  
While construction has not yet taken place in this quadrant, the recent Council approved 
Liberty Cement Site application is advancing through the agreements process.  This 
development will feature two residential towers (34 and 40 storeys) and a 7-storey mid-
rise residential building with retail uses and outdoor amenity space at-grade to activate 
the public realm along Maplecrete Road. 

Construction of the Edgeley Pond and Park is pending finalization of third party 
review and agency approval 
The Edgeley Pond and Park (EPP) retrofit is one of the most complex and multi-faceted 
projects that the City has undertaken. The project has considered a wide range of 
stakeholder needs while resolving challenging technical requirements. The existing on-
line pond and future park block combination is the largest uninterrupted open space and 
City-owned land in the Vaughan Metropolitan Centre (VMC). The main purpose of the 
EPP project is to retrofit the existing pond to achieve the required stormwater 
management function to manage flooding risk and unlock development potential, while 
creating a signature public destination that captures the imagination of VMC residents 
and visitors. This central destination was planned and timed to provide the first park and 
open space amenities for the some 14,000 estimated new residents moving into the 
VMC in the next 5 years. The EPP will be a key part of creating a complete community 
for the first residents of the downtown 

The design for the EPP project was initiated in October 2016. Timing for implementation 
of the pond works has been delayed as a result of several factors including the Ministrty 
of Resources and Forestry (MNRF) staff identifying the Edgeley Pond as a potential 
dam during the preparation of the 90% detailed design in June 2018 and pond water 
level concerns during major storm events, which would result in surcharging of the 
drainage network west of the pond. The pond water level concern was identified in 
September 2018 and resolved by end of Q1 2019.  

The Project team recently retained a third party, peer review engineering consulting firm 
to assess the EPP retrofit detailed design and associated models to ensure the design 
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of the pond retrofit conforms to all approval agencies’ standards such that approval and 
permits will be attained seamlessly. The peer review engineering firm will also confirm 
whether the exsiting and retrofit Edgeley on-line pond would be considered a dam as 
per MNRF definition and will also identify the necessary studies required for MNRF 
approval to attain a the MNRF Lakes and Rivers Improvement Act (LRIA) permit for a 
dam.  

Results and recommendations from the peer review of the Edgeley Pond is expected in 
mid-Decebmer 2019. At that time, the project team will initiate the required assessments 
for a dam, should Edgeley pond be identified as a dam and will finalize the construction 
drawings and finalize permit applications to MNRF, MECP, DFO and TRCA. An update 
on the status of the Edgeley Pond and Park project will be provided at the first VMC 
Sub-committee in 2020. 

The Black Creek Renewal Class EA is approved by the Ministry and the detailed 
design assignment is being advanced 
The Black Creek Renewal (BCR) Environmental Assessment (EA) was completed and 
filed for public review in September 2018. On August 16, 2019, the City received 
confirmation from the MECP that both Part II Order requests for the BCR EA were 
denied and the City of Vaughan was approved to move forward with the next phase of 
the project.  

The BCR is a highly complex, multi-disciplinary project that, coupled with a high 
estimated capital cost, led the VMC team to consider alternative project delivery 
models. Through successful consultation with Infrastructure Development, the VMC 
team have chosen a multi-phase modified design-build format. It will be a pilot project 
for this innovative project delivery model and new to the City.  

Furthermore, also new to the City of Vaughan, is the retention of a technical advisor 
(TA). It is common on design-build projects for the owner to first retain a TA to assist in 
the preparation of the Owner’s Statement of Requirements. The TA will also provide 
technical guidance, subject matter expertise, oversight and support during the 
subsequent project phases. The VMC team is developing a Terms of Reference (TOR) 
for TA services, which will be released as a competitive Request for Proposal in early 
2020. 

The TOR is a joint effort between the VMC team and Infrastructure Development, with 
input from various City departments and external agencies, including the Toronto 
Region and Conservation Authority (TRCA). Award of the project is anticipated inQ2 
2020. 

The Transportation Master Plan is undergoing a fulsome update for the VMC due 
to increased transit service, densities and population 
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The City will be undertaking an update to the transportation planning and design study 
focused on the VMC. The VMC Transportation Planning and Design Study will be used 
to provide direction on developing a refined multi-modal transportation network for the 
VMC area, supporting innovative mobility strategies and a strategic implementation 
plan. The study scope will be aligned with the on-going city-wide Transportation Master 
Plan (TMP) update and include completion of multiple Municipal Class Environmental 
Assessments up to Phase 4 for Schedule C activities for VMC roads as required. The 
outputs of the study will be used to inform transportation policies, initiatives, 
infrastructure improvements, and the preparation of upcoming VMC Secondary Plan 
and City of Vaughan Official Plan updates. 

The Request for Proposal (RFP) for the VMC Transportation Planning and Design 
Study is anticipated to be released by end of Q1 2020.  

The SmartCentres Place bus terminal is now open 
A key catalyst for the developing Mobility Hub is the SmartCentres Place bus terminal 
which opened for service on November 3, 2019.  

The terminal contains 9 bus bays with connections to both the VMC Subway Station 
and vivaNext Bus Rapid Transit (BRT) station at Highway 7 through both the above 
grade linear park along Millway Avenue and an underground tunnel. The terminal 
features modern, open architecture and provides convenient access from all directions 
to pedestrians, cyclists and transit users, including a passenger pick-up and drop-off 
area on Millway Avenue. 

Three new roads have been opened in the northwest quadrant to provide better 
connectivity and support new development 
The VMC team worked effectively with SmartCentres, York Region and TRCA to meet 
the opening deadline for delivery of  major spine roads within the VMC northwest 
quadrant. Completion of the spine roads realizes Council’s Members Resolution related 
to the Minister’s Zoning Order for the relocation of a large format retail store in the VMC. 

Applewood Crescent from Highway 7 to Portage Parkway was opened in conjunction 
with the opening of the relocated Highway 400 northbound offramp in August 2019. 
Commerce Street from Highway 7 to Apple Mill Road, and Apple Mill Road from 
Edgeley Boulevard to Applewood Crescent opened to the public on October 22, 2019. 
The construction of these spine roads has greatly improved access and circulation in 
the VMC and have framed the future development blocks and urban park. 

Works are advancing on the widening and extension of Portage Parkway, west 
and east of Jane Street 
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Staff are currently working with SmartCentres to advance the detailed design work 
related to the widening and reconstruction of Portage Parkway between Jane Street and 
Applewood Crescent, including functional design, utility locates, and developing an 
overall project work plan with the objective of completing the road works in Q4 of 2021. 

The detailed design for Portage Parkway extension east of Jane Street to the west limit 
of the Black Creek channel is under review and anticipated to be approved by the City 
and TRCA by the end of 2019. Construction of Portage Parkway from Jane Street to the 
Black Creek channel will begin in Q1 2020. 

Construction of critical infrastructure on Interchange Way has started in the 
southwest quadrant  
Improvements to the sanitary trunk sewer along Interchange Way, from Highway 7 to 
Jane Street required to facilitate development, is currently under construction. These 
works are being led by QuadReal and their consulting team, in collaboration with the 
City’s project team. Construction is expected to be completed in summer 2020. 
Concurrently, modelling for the overall block plan and supporting servicing studies has 
commenced and will continue to inform infrastructure upgrades in the southwest 
quadrant area. 

Construction of the Expo City strata park to commence in the second half of 2020 
Through 2019, City staff have worked with the Cortel Group to advance the detailed 
design of Vaughan’s first stratified park located within the Expo City development lands 
(VMC northwest quadrant). Building upon the park vision and program set through the 
Edgeley Pond and Park public consultation, this parkland is a crucial component of the 
overall Edgeley Pond and Park open space system.  The strata park will provide active 
recreation facilities, including a natural playground, an ice-skating loop, a splash pad, 
and a pavilion with programmable community space and washrooms where private and 
public events can be hosted throughout the year. Currently, the site is being excavated 
to accommodate an underground commercial parking facility. 

Phase 1 of Vaughan’s first Urban Park to commence next year 
City staff and SmartCentres are working collaboratively to develop a work plan to 
advance the Urban Park Phase 1 detailed design through 2020. The delivery of the first 
urban park block in the VMC will provide active and passive recreation park amenities to 
the growing downtown population.  More importantly, this park block will provide service 
to the approximately 6,200 new residents expected to move into the six residential 
towers that SmartCentres is currently building within the Mobility Hub. The Urban Park 
phase one block is located within the northwest quadrant, between Edgeley Boulevard 
to the west and KPMG Tower to the east and seamlessly integrated with the KPMG and 
Transit Square landscape design.  
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The Millway Avenue Linear Park detailed design is ongoing 
City staff and QuadReal’s consulting team have been working through 2019 on the 
vision for the extension of the Millway Avenue linear park south of Interchange Way to 
Exchange Avenue in the southeast quadrant. Phase 1 of this park will have facilities 
suitable for the new Mobilio community, including a senior playground, active play 
equipment, shade structure and social gathering spaces flanked by perennial planting 
beds and a linear flexible lawn. The park construction is forecasted to commence as 
early as 2022. 

The VMC Parks and Wayfinding Master Plan to start in 2020 
The VMC team anticipates the release of the VMC Parks and Wayfinding Master Plan 
RFP by the end of 2019, with the commencement of the study in Q1 of 2020. The 
development of a Parks and Wayfinding Master Plan will help the City to ensure that the 
parks and open spaces located within the downtown have complementary programs 
and facilities that provide a variety of uses, services and experiential qualities.   

Through this study, the City of Vaughan will be able to identify unique opportunities for 
innovative design that may allow for an incremental and phased development of 
parkland, to study different park management strategies that may help the City of 
Vaughan to operate and maintain an adequate level of service in all VMC parks and 
open space, and to set up a strategy to develop an intuitive and robust wayfinding 
system that will help VMC visitors and residents to navigate through the various 
distinctive precincts and downtown areas.  

This study will review and adapt any current park design framework and parameters 
already prepared for some of the VMC parks and open spaces, such as SmartCentres 
vision for Central Park and the Edgeley Pond and Park detailed design among others, 
and inform updates to the upcoming VMC Secondary Plan review.  

Financial Impact 
There are no economic impacts resulting from this report. 

Broader Regional Impacts/Considerations 
Collaboration continues with regional stakeholders which is an important factor in 
realizing the success of the VMC. 

Conclusion 
As the next phase of development proceeds, the VMC team are focused on advancing 
critical infrastructure improvements in each of the four quadrants to keep pace with 
development and provide the necessary infrastructure to support the transitioning 
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downtown. The VMC team will continue to work closely with York Region, York Region 
Rapid Transit Corporation, VMC landowners, other external agencies and internal 
departments to facilitate the advancement of these projects in the downtown. 

Implementation of key infrastructure projects will continue to leverage investments in 
transit and support early placemaking strategies for the downtown. 

For more information, please contact: Christina Bruce, VMC Program Director, ext. 
8231 

Attachments 

1. VMC Priority Infrastructure Projects
2. VMC Development Activity

Prepared by 
Dana Khademi, Storm Drainage Engineer, (VMC), ext. 8251 
Amy Roots, Senior Manager, Planning and Urban Design (VMC), ext. 8035 
Jennifer Cappola-Logullo, Manager, Development Engineering (VMC), ext. 8433 
Gerardo Paez-Alonso, Manager, Parks Development (VMC), ext. 8195 
Christina Bruce, VMC Program Director, ext. 8231  
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SENT VIA EMAIL 
P‐3298 

June 20, 2022 

Mayor Maurizio Bevilacqua and Members of Council  
Vaughan Metropolitan Centre Sub‐Committee  
2141 Major Mackenzie Drive 
Vaughan, Ontario 
L6A 1T1 

Re:    Comments on VMC Secondary Plan Update: Land Use Options 
185 Doughton Road & 108‐112 Maplecrete Road (19T‐21V003, OP.21.008 & Z.21.011) and 
2851 Regional Road 7 (19T‐19V004, OP.19.009 & Z.19.024). 
GB (Maplecrete) Limited Partnership and GB (Vaughan Seven) Limited Partnership 
City of Vaughan, York Region 

Dear Mayor Bevilacqua and Members of Council: 

KLM  Planning  Partners  Inc.  represents  GB  (Maplecrete)  Limited  Partnership  and  GB  (Vaughan  Seven)  Limited 
Partnership, respective owners of the above cited two development parcels (“subject lands”). We are writing with 
respect to the above noted report to VMC Sub‐Committee dated June 21, 2022.  

Comments related to 2851 Regional Road 7 (Site ‘A’) 
These  lands were approved with a partial Mix Use development block south of the east‐west public road that  is 
intended to be developed in conjunction 130 Doughton Road to the south. Our client is concerned with the proposed 
school block on 130 Doughton Road as shown on Land Use Option 1, as it does not appear to take the aforementioned 
approvals into account (see Figure 1).  

With respect to Land Use Option 2, while we are encouraged with the proposed Mixed Use designation on the partial 
development block, we are concerned with the proposed mandatory office use requirement, which is not an existing 
requirement. This presents a challenge, particularly in a post‐pandemic market where remote working has significant 
impacts on demands. Land Use Option 2 also illustrates a proposed north‐south public road connection through the 
approved development block down to Doughton Road which was not accounted by the approved development 
applications (See Figure 2). 

Comments related to 185 Doughton Road & 108‐112 Maplecrete Road (Site ‘B’) 
We note that both Land Use Option proposes either a public park or school site across the site on the east side of 
Maplecrete Road  that  interrupts  the extension of Freshway Drive, which  the  current development applications 
provides in compliance with the existing Secondary Plan. Should Freshway Drive not extend as intended under the 
existing Secondary Plan, we would suggest that the City eliminate the need for the public road at the south end of 
the  site and  in  its place, provide  for other means of connectivity,  such as a private  roadway with public access 
easement.  
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These are our  initial comments on the presented Land Use Options. We  look  forward to working with the VMC 
Secondary Plan team and the City throughout the stakeholder engagement process as the Secondary Plan Update 
progresses.  
   
Yours truly, 
KLM PLANNING PARTNERS INC. 
 
 
 
 
 
Billy Tung, BES, MCIP, RPP 
Partner 
 
Cc:  GB (Maplecrete) Limited Partnership and GB (Vaughan Seven) Limited Partnership (encl.) 
  Mr. Haiqing Xu, Deputy City Manager, Planning and Growth Management 
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SENT VIA EMAIL 
P‐3342 
 
June 20, 2022 
 
Mayor Maurizio Bevilacqua and Members of Council  
Vaughan Metropolitan Centre Sub‐Committee  
2141 Major Mackenzie Drive 
Vaughan, Ontario 
L6A 1T1 
 
Re:    Comments on VMC Secondary Plan Update: Land Use Options 
    Townwood Homes 
    City of Vaughan, York Region 
  

 
Dear Mayor Bevilacqua and Members of Council: 
 
KLM Planning Partners Inc. represents Townwood Homes, who has interests in various properties generally situated 
south of Doughton Road between Maplecrete Road and Creditstone Road. We are writing with respect to the above 
noted report to VMC Sub‐Committee dated June 21, 2022. 
 
In general, our client has the following concerns and suggestions with the presented Land Use Options: 
 

1. The amount of mandatory provision of office uses, particularly in a post‐pandemic market where remote 
working has significant impacts on demands. 
 

2. Through the recent May 20th presentation of these Land Use Options to the stakeholders, we understood 
from the Secondary Plan team that the proposed school blocks are  intended to be 6 acres  in size at the 
request of the School Boards. We have expressed our disappointment to the Secondary Plan team on the 
use of suburban standards for the school blocks, both in sizing and requirement that they be stand‐alone 
use, within what is envisioned to be the City’s Metropolitan Centre.  
 
We are requesting the City use this update as an opportunity to plan in a more urban context, by requiring 
school sites in the VMC to be developed with residential uses above a school podium base and to share the 
outdoor recreational programming with City parks. There are examples of such developments within the City 
of Toronto where the Toronto District School Board collaborated with developers with investment from the 
Province.  
 

3. We would  like to better understand the amount of proposed new parkland and open space, particularly 
within with southeast quadrant of the VMC. Land Use Option 2 proposes a significant amount of parkland 
along Creditstone Road, across from existing industrial uses, which is not an ideal land use interface. A more 
appropriate land use interface would be Mixed Use residential uses, permitting non‐residential uses along 
Creditstone Road. 
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4. The City should allow for stratified public parkland to facilitate underground parking below new public park 
spaces. 

 
5. The City should also look to the City of Toronto for development policies that assigns density to public uses, 

including school and park sites and allow for the transfer of such density to adjacent development sites. This 
has been a successful policy framework that encourages the redevelopment of lands within growth centres 
for the advancement of planned public facilities, thereby avoiding the use of expropriation. 

 
These are our  initial comments on the presented Land Use Options. We  look  forward to working with the VMC 
Secondary Plan team and the City throughout the stakeholder engagement process as the Secondary Plan Update 
progresses.  
   
Yours truly, 
KLM PLANNING PARTNERS INC. 
 
 
 
 
Billy Tung, BES, MCIP, RPP 
Partner 
 
Cc:  Townwood Homes 
  Mr. Haiqing Xu, Deputy City Manager, Planning and Growth Management  
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SENT VIA EMAIL 
P‐3119 
 
June 20, 2022 
 
Mayor Maurizio Bevilacqua and Members of Council  
Vaughan Metropolitan Centre Sub‐Committee  
2141 Major Mackenzie Drive 
Vaughan, Ontario 
L6A 1T1 
 
Re:    Comments on VMC Secondary Plan Update: Land Use Options 
    130 Doughton Road  
    130 Doughton Road Investments Inc. 
    City of Vaughan, York Region 
  

 
Dear Mayor Bevilacqua and Members of Council: 
 
KLM Planning Partners Inc. represents 130 Doughton Road Investments Inc., owner of the lands situated south of 
Regional Road 7 between Maplecrete Road and Creditstone Road, more particularly on the north side of Doughton 
Road and municipally known as 130 Doughton Road (“subject lands”). As indicated in the above noted report to VMC 
Sub‐Committee dated  June 21, 2022,  the  subject  lands were  subject  to a granted employment  land conversion 
through  the Region’s MCR and Official Plan Update process.  It  should also be noted  that  the  subject  lands are 
intended to be developed in conjunction with a partial Mix Use development block that was created as part of the 
approved Draft Plan of Subdivision, Official Plan Amendment and Zoning Amendment applications on 2851 Regional 
Road 7 (19T‐19V004, OP.19.009 & Z.19.024). 
 
As you can appreciate, our client is very disappointed to see a proposed school block on their property shown on Land 
Use Option 1, particularly after having gone through the employment land conversion process and the coordination 
with the development approvals to the north, which the Land Use Option does not account for (see Figure 1).  
 
While we note that Land Use Option 2 proposes a Mixed Use designation, we are concerned with the office use 
requirement, which is not a requirement on the aforementioned approved partial development block. Our client is 
concerned for mandatory provision of office uses, particularly in a post‐pandemic market where remote working has 
significant impacts on demands. Land Use Option 2 also illustrates a proposed north‐south public road connection to 
Doughton Road which was not accounted for through the approved development applications to the north (See 
Figure 2). 
 
Through the recent May 20th presentation of these Land Use Options to the stakeholders, we understood from the 
Secondary Plan team that the proposed school blocks are sized to be 6 acres at the request of the School Boards. We 
expressed our disappointment to the Secondary Plan team on the use of suburban standards, both  in sizing and 
requirement that they be stand‐alone uses, within what is envisioned to be the City’s Metropolitan Centre. We are 
requesting the City plan in an urban context, by requiring school sites in the VMC to be developed with residential 
uses above a school podium base and to share the outdoor recreational programming with City parks. There are 
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examples of such developments within the City of Toronto where the Toronto District School Board collaborated with 
developers with investment from the Province.  
 
Urban Growth Centres with subway service, such as the VMC, should take bold and creative approaches to creating 
truly efficient, urban and compact developments for all land uses, including institutional uses. As the update to the 
Secondary Plan progresses, the City should also  look to the City of Toronto for development policies that assigns 
density  to  public  uses,  including  school  and  park  sites  and  allows  for  the  transfer  of  such  density  to  adjacent 
development sites. This has been a successful policy framework that encourages the redevelopment of lands within 
growth centres for the advancement of planned public facilities avoiding the use of expropriation. 
 
We look forward to working with the VMC Secondary Plan team and the City throughout the stakeholder engagement 
process as the Secondary Plan Update progresses.  
   
Yours truly, 
KLM PLANNING PARTNERS INC. 
 
 
 
 
Billy Tung, BES, MCIP, RPP 
Partner 
 
Cc:  130 Doughton Road Investments Inc. (encl.) 
  Mr. Haiqing Xu, Deputy City Manager, Planning and Growth Management 
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140 Renfrew Drive, Suite 201 | Markham | Ontario | L3R 6B3 | T: 905 513 0170 | F: 905 513 0177 | mgp.ca 

Malone Given Parsons Ltd. (“MGP”) is the land use planner for Intergreen Development (BT) 
Inc. (“Intergreen”), the owner of the lands at 25 Interchange Way (“Subject Lands”) within 
the Vaughan Metropolitan Centre (“VMC”). Intergreen has been actively participating in the 
Vaughan Metropolitan Centre Secondary Plan (“VMCSP”) Update process, including 
attending the VMC Landowners Meeting on May 24, 2022 where the land use options being 
considered in Phase II of the VMCSP Update were presented.  

We have reviewed the presentation materials from May 24, 2022 and the staff reports on 
the June 21, 2022 VMC Sub-Committee meeting agenda and have concerns.   

It should be noted that it is difficult to provide a fulsome set of comments on the Land Use 
Options in the absence of the City providing any policy framework. As such, our comments 
respond to the proposed change in land use designation on the basis of the current VMCSP 
policies. In our opinion, providing a summary of the land use policies, at a minimum, related 
to height and density, is required to understand the proposed options. Notwithstanding this, 
we request that:  

1. The heights and densities should reflect the VMC’s status as an Urban Growth
Centre. More specifically, the height and density framework in the VMCSP should be
updated to have regard for approved developments which have effectively more
than doubled the planned heights and densities in the current VMCSP;

2. The Subject Lands be recognized as an appropriate location for height and density
and should maintain an appropriate designation that allows for significant
development rather than the proposed “Neighbourhood” designation;

Lauren Capilongo 
905 513 0170 x112 
LCapilongo@mgp.ca 

June 20th, 2022 MGP File: 21-3054 

Diana DiGirolamo – Senior Planner 
City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, ON L6A 1T1 

via email: diana.digirolamo@vaughan.ca / clerks@vaughan.ca 

Attention: Ms. Diana DiGirolamo 
Senior Planner 

Dear Ms.  DiGirolamo: 

RE: VMC Secondary Plan Update Phase II – Land Use Options 
Comments on behalf of Intergreen Development (BT) Inc, 25 Interchange Way, 
Vaughan 

Communication : C 6
VMC Sub-committee
June 21, 2022
Agenda Item # 2
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3. The Recommended Retail, Service Commercial or Public Use Frontage on the 
Subject Lands be moved from Interchange Way (east-west portion) to the future 
local road and facing the proposed public park; and 

4. Policies be included within the updated VMCSP that align with Council’s latest 
direction and recommendations regarding parkland definitions and dedication 
credits, particularly as they relate to 100% credit for strata parkland. 

Background 
The Subject Lands are located at the northeast intersection of Interchange Way (east-west) 
and Interchange Way (north-south). In the current VMCSP, the southern half of the Subject 
Lands is designated “South Precinct” with height permissions ranging from 5 to 25 storeys 
and a density permission ranging from 2.5 to 4.5 FSI. The South Precinct designation 
encourages a mix of uses, particularly retail and office uses, and permits all uses that are 
permitted in the Station Precinct (being the lands to the north surrounding the VMC Subway 
Station). Policy 8.3.1 of the VMCSP also promotes a variety of low- (3-4 storeys), mid- (5-10 
storeys), and high-rise (more than 10 storeys) buildings within the South Precinct.  

The northern half of the Subject Lands is designated Major Parks and Open Spaces. A 
proposed east-west local street (20 to 22 metres wide) bisects the Subject Lands between 
the two land use designations/precincts and a proposed north-south local street straddles 
the eastern boundary of the Subject Lands. A map of the current and proposed land use 
designations under the VMCSP is provided in Figure 1 below. 

Figure 1: Current VMCSP Land Use Designations 
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Forthcoming Development Applications 
Intergreen attended a Pre-Application Consultation meeting with the City on October 19, 
2021 and is currently preparing development applications to redevelop the Subject Lands 
into a high-density, mixed-use development on the south half with a public park on the 
north half.  

Proposed Land Use Designation  
Under the proposed VMCSP Land Use Options, the Subject Lands are proposed to be 
designated “Neighbourhood” and “Public Park”. The staff report indicates that this 
designation change from “South Precinct” to “Neighbourhood” is “primarily intended for 
residential uses, to align with the approval of neighbourhood-scaled development”. This 
reference to “neighbourhood-scaled development” appears to be related to the “Mobilio” 
development, which we note includes both townhouses and high-density buildings up to 18 
storeys on the south side of Interchange Way. While we support the notion to concentrate 
residential uses within this area of the VMC, we do not believe that the approval of a 
residential development on other lands should preclude high-density, mixed-use 
development on the Subject Lands or result in the loss of land use, density, and height 
flexibility within the VMCSP policy framework.  

Figure 2: Proposed VMCSP Land Use Options 

 

 

 

 

 

 

 

 

 

 

 

 

 

The materials presented to date in the VMCSP Update process do not provide sufficient 
information or policies to holistically review the impacts of the proposed land use options on 
the Subject Lands. The staff report states that “The permissions for the “Neighbourhood” 
designation have been altered for Option 2, to allow for a greater mix of uses 
complementary to residential development”, however it is unclear what this mix of uses is 
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or how it differentiates from Option 1. We request that staff provide clarification on what the 
Neighbourhood designation specifically entails, in particular, land use permissions and built 
form standards, under each of the proposed land use options.  

In the absence of any policies relating to the Neighbourhood designation, we request that 
the Subject Lands be designated to an appropriate designation that permits significant 
redevelopment in terms of permitted heights, densities, and built forms. The Subject Lands 
have many attributes that make the site suitable for high density development rather than 
the proposed “Neighbourhood” designation such as being within 500 metres of the existing 
VMC Subway Station, located with the VMC Subway MTSA, and adjacent to approved and 
planned high density developments. 

Furthermore, we are also concerned that any planned reduction in building heights and 
density represents a “downzoning” on the Subject Lands which is inconsistent with 
provincial and regional policies. 

The southern edge of the Subject Lands along the east-west portion of Interchange Way is 
also identified as a “Recommended Retail, Service Commercial or Public Use Frontage” on 
the land use options maps. Staff indicate that “Retail is generally recommended in areas 
generally fronting onto the parks system, and along minor collector and local roads”. On the 
Subject Lands, the retail frontage is identified along Interchange Way (currently identified as 
a Major Collector road in the existing VMC). Given that the southern half of the Subject Lands 
will front on a future local road opposite a future public park, we request that staff move the 
“Recommended Retail, Service Commercial or Public Use Frontage” identification on the 
map to a more appropriate location along the future local road bisecting the Subject Lands 
and adjacent to the planned park. 

Parkland  
The Proposed Land Use Options continue to identify a Park on the north half of the Subject 
Lands. Intergreen, as part of their proposed development, have made provisions for the 
inclusion of parkland on the north half of the Subject Lands which will include underground 
parking, making the proposed park a strata park. 

Given the urban context of the VMC, the updated VMCSP should contain greater flexibility to 
allow stratified parkland rather than it being conditional on the provision of significant office 
development. Furthermore, the parkland policies should be consistent with the June 7, 
2022, draft Parkland Dedication Bylaw which was revised to reflect Council's direction 
provided on May 17, 2022. Council directed staff to amend the draft bylaw to allow 100% 
parkland credit for stratified parkland, including those encumbered by underground parking. 

Conclusion 
On behalf of our client, we appreciate the opportunity to provide initial comments on the 
Land Use Options and welcome the opportunity to meet with staff to discuss our concerns. 
We kindly request to be notified of any future public or landowner engagement meetings 
regarding this process and reserve the right to provide comments on future versions of the 
VMC Secondary Plan. We look forward to working with the City on the development of a 
vibrant downtown.  

Should you have any questions, please do not hesitate to contact me. 
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Yours very truly, 
Malone Given Parsons Ltd. 

  

 

Lauren Capilongo, MCIP, RPP 
 

cc: Intergreen Development (BT) Inc. 
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June 20, 2022 

Mayor Maurizio Bevilacqua and Members of Council 
Vaughan Metropolitan Centre Sub-Committee 
2141 Major Mackenzie Drive 
Vaughan, ON  
L6A 1T1 

Sent by email:  clerks@vaughan.ca 

Dear Mayor Bevilacqua and Members of Council: 

RE: ITEM 4.2 – VMC SECONDARY PLAN UPDATE: PHASE II – LAND USE OPTIONS 
 171 MAPLECRETE ROAD, 140 AND 160 DOUGHTON ROAD (the “Subject Lands”)  
171 MAPLECRETE LIMITED PARTNERSHIP (the “Landowner”) 
OUR FILE 1512W 

We have been retained by the Landowner in connection with the VMC Secondary Plan process.  On behalf 
of our client, we have reviewed the Staff Report on the VMC Secondary Plan Update and the proposed 
Land Use Options. The Subject Lands are located at the northeast corner of Doughton Road and 
Maplecrete Road.     

We provide the following comments on the Land Use Options and general policy considerations at this 
time:  

A) School Site in the Southeast VMC Expansion Lands

1. While we acknowledge the desire to increase infrastructure and services in the VMC to address its
further development as Vaughan’s Downtown, for the reasons stated below, we do not agree with 
Land Use Option 1 relative to the proposed school site depicted on the Subject Lands.

2. We have not been provided with any analysis which confirms whether a further school site, in
addition to the four already identified in the current VMC Secondary Plan) is warranted.   We
request this analysis be provided for review and commentary prior to the Land Use Options being
finalized.

3. As discussed in detail when the current VMC Secondary Plan was being created and refined,
greater emphasis should be placed on providing schools in a Downtown location within an urban
(more intensified), rather than suburban, built form.  The current VMC Secondary Plan policies
encourage this already (through Policies 7.2.4 and 7.2.5), however, this encouragement should be

230-7050 WESTON ROAD / WOODBRIDGE / ONTARIO / L4L 8G7 / T 905 761 5588 / F 905 761 5589 / WWW.MHBCPLAN.COM

KITCHENER 
WOODBRIDGE 
LONDON 
KINGSTON 
BARRIE 
BURLINGTON
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VMC Sub-committee
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Agenda item # 2
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modified to become a requirement to more efficiently utilize land and optimize infrastructure in 
the VMC as called for by Provincial policy.   

4. If a further school site is warranted, we do not believe that the Subject Lands are the appropriate
location. The location identified in Option 2 is preferable for multiple reasons.   First, locating the
school on the north side of Doughton Road takes intensification opportunity away from the
Subject Lands which enjoy closer proximity to transit services on Highway 7 and the subway
station.  Second, Doughton Road forms a natural Mixed Use area boundary, rather than splitting
the boundary midway through the block.   Third, the school site in Option 2 which has a better
school -park relationship and is a larger site which can consequently be utilized by both school
boards, as noted in the staff’s report.

5. Lastly, we request that any Updated Secondary Plan mapping depict school sites as symbols,
rather than land use designations.   Should the School Boards not proceed with a school as
depicted in the VMC Secondary Plan, properties should continue to enjoy land use permissions.
This approach was taken in the current VMC Secondary Plan both in terms of mapping and policy
(Policy 7.2.1) and it is our opinion that this approach should continue in any Updated VMC
Secondary Plan.

6. Notwithstanding the foregoing, our client believes it is imperative that the City implement a cost
sharing program in connection with this plan, so as not to punitively target the Subject Lands or
any other landowners in either option.

B) Land Use Designations and Policies

1. As an initial comment on land use designations and policies, we wish to remind Council that a
great deal of time and effort was undertaken in the creation and refinement of the current VMC
Secondary Plan.   While no land use policies have been provided at this time, through the Land
Use Options, it appears that new designations, and thus new policies, will be drafted.   This is
appropriate in an update process, however, our client does not believe wholesale changes to the
policies are necessary, as the current policies have resulted in the great success shown to date
through the construction occurring in the VMC.

2. Flexibility should be inherent in the policies to allow for development to meet market conditions,
pivot to meet emerging needs, and promote great architecture and design to occur. Overly
prescriptive policy requirements should be avoided.

3. We would appreciate revised policies be provided for review and comment as soon as possible in
the next phase of the Update Project.   If possible, this should be provided in a track change or
comparison chart format for ease of review and reference between the existing and proposed
policies.

4. The predominant use for the southeast expansion lands should be residential, balanced with
supporting uses, so as not to create a monoculture of uses (i.e. not all residential and not all
employment). In other words, the community which is being created in the southeast quadrant
expansion should include the same broad mix of uses as current VMC Precincts.   As such, the
Mixed Use designation is preferable for the Subject Lands as shown in Land Use Option 2.
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5. In our client’s view, housing should be made a priority in the updated VMC Secondary Plan. Ontario 
is in a housing crisis as has been reported widely in the media, acknowledged by all levels of
government, and expressed in the Report of the Ontario Housing Affordability Task Force, dated
February 8, 2022. To combat this crisis, there is a need to provide additional housing as quickly as
possible.

6. The demand for office space has decreased as a result of the Covid-19 Pandemic and the increased 
work from home initiatives by many employers. The City should continue to focus office uses
where employers want to be in the VMC which is in proximity (within 250 m) of the subway.
Placing office uses on the periphery of the VMC is not consistent with good planning, with the
exception of population serving offices (i.e. doctor’s, dentists, professional services, etc).   To this
extent, our client prefers the Office Requirement proposal in Land Use Option 1, which continues
to focus offices in and around the subway station.   Current incentive programs should continue
and / or be expanded to incentivize office development in the VMC.

7. A mix of heights and densities needs to be provided to support the infrastructure investments
made by the Province, Region, and City.  Minimum residential densities (not maximums) should
be required in order to optimize these infrastructure investments. Heights should radiate from the
Jane Street eastward and from Highway 7 southward from existing and proposed heights. With
respect to the Subject Lands, a continuation of the heights and densities from the north, as has
been recently proposed/approved, would be appropriate.

8. While MTSA Boundaries have been defined by the Region, once the Updated Secondary Plan is
adopted by Council, we request that the City request the MTSA boundaries be expanded
accordingly to include the expansion lands north of Doughton Road.

C) Parks and Open Space

1. Our client supports community building and the inclusion of parks and open space within all of
their developments. To this extent, our client supports the use of public parks (full ownership
and/or strata) and privately owned publicly accessible spaces (POPS) to enhance the liveability of
the expanded VMC area.

2. Our client also supports and encourages the City to utilize the significant amounts of parkland
dedication funds which have been collected to date through VMC projects for the purchase of
lands for parkland within and immediately surrounding the VMC.   Early acquisition of property for
parkland by the City will result in cheaper acquisitions occurring (as land costs continue to increase 
over time) and the ability to implement new park development and programming earlier in the
development process (i.e. concurrent or before private sector development occurs).

3. Our client is generally in support of the proposed parks (as shown below) in an update to the VMC
Parks and Wayfinding Master Plan (from Slide 20 of the Public Presentation, March 3, 2022),
stretching from Doughton Road to Highway 407, and on the east side of Maplecrete Road. The
parks will serve the anticipated growth in population from the Subject Lands, immediate
neighbourhood, and the entire VMC Secondary Plan area. Given the location of the proposed
parks, tall buildings on the Subject Lands are appropriate as they will not have material impact on
the parks in terms of sun and shadow.
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In conclusion, we appreciate the efforts made by City staff and the Consulting Team to date in the VMC 
Secondary Plan Update process.    However, further work and refinement is required as noted above.  We 
would be pleased to meet with City staff and the Consulting Team to discuss our commentary further and 
to work with them proactively to ensure that the Update VMC Secondary Plan continues the tremendous 
success that has been achieved to date in the VMC. 

Thank you. 

Yours truly, 

MHBC 

David A. McKay MSc, MCIP, RPP 
Vice President & Partner 

cc: Project Team 

SUBJECT LANDS: 
171 Maplecrete Rd, 
140 Doughton Rd, & 
170 Doughton Rd 
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140 Renfrew Drive, Suite 201 | Markham | Ontario | L3R 6B3 | T: 905 513 0170 | F: 905 513 0177 | mgp.ca 

As the land use planners for the Portage Conversion Landowners Group (“Portage 
Landowners”) who own land north of Portage Parkway and west of Jane Street within the 
City of Vaughan (“Portage Lands”), Malone Given Parsons have reviewed the Staff Reports 
related to Items 4.1 and 4.2 on the VMC Sub-Committee agenda for June 21, 2022.  

The Portage Lands are located adjacent to the northern boundary of the Vaughan 
Metropolitan Centre (“VMC”) and generally within 500-800m of the SmartVMC Bus Terminal 
and VMC Subway Station. The lands east of Edgeley Boulevard and north of Portage 
Parkway are within a MTSA as endorsed by Regional Council. 

We thank staff for inviting the Portage Landowners to participate in a VMC Parks and 
Wayfinding Master Plan Landowners Meeting (March 3, 2022) and the VMC Secondary Plan 
Landowners Meeting – Expansion Areas (May 25, 2022). Both these meetings provided the 
Portage Landowners a preview of the proposed Landscape Master Plan and Land Use 
Options and in that context provide the following comments. We are writing to express our 
concerns with regards to the material and options provided and request a meeting with 
staff. 

Our comments are provided in the context of the developments recently constructed, 
approved or submitted on lands opposite the Portage Lands on the south side of Portage 
Parkway.  The lands on the south side of Portage Parkway have recently been constructed 
with 55 storey residential towers (Transit City 1-3) with no stepbacks or building articulation 
to minimize the mass of the building on Portage Parkway (see Images 1 - 3). Closer to Jane 
Street, TC 4 and TC5 are currently under construction of a similar built form at 45 and 50 
stories in height.  Recent Official Plan and Zoning applications for 101 Edgeley propose to 
continue this trend of extremely tall buildings along the south side of Portage Parkway with 
two towers adjacent to Portage at 59 and 63 storeys in height. These existing and proposed 
buildings have and will continue to dramatically change the streetscape along Portage 
Parkway and operations of the adjacent low-rise employment uses. 

Don Given 
905 513 0170 x109 
DGiven@mgp.ca 

June 20, 2022 MGP File: 19-2836 

Mayor Maurizio Bevilacqua and Members of Council 
Vaughan Metropolitan Centre Sub-Committee 
2141 Major Mackenzie Drive 
Vaughan, ON L6A 1T1 

via email: clerks@vaughan.ca 

Dear Mayor Bevilacqua and Members of Council 

RE: ITEM 4.2 - VMC Secondary Plan Update: Phase 2 – Land Use Options 
ITEM 4.1 - VMC Parks and Wayfinding Master Plan Update 
Portage Conversion Landowners Group 

Communication : C 8
VMC Sub-committee
June 21, 2022
Agenda Item # 1 and 2
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Image 1/ View of Portage Pkwy looking east from Buttermill Avenue 

Image 2/ View of Portage Pkwy looking east just before MillwayAvenue

Image 3/ View of Portage Pkwy Looking East from Monte Carlo Inn 

Source: Monte Carlo Inn (May 2020) 

C 8 : Page 2 of 6



RE:  VMCSP Update Land Use Options – Portage Landowners Group June 20, 2022 

Page 3 of 6 

EMPLOYMENT LAND CONVERSION 

The Portage Landowners requested and received approval from Vaughan and Regional 
Council for an employment conversion on the basis that it would provide an opportunity to 
create a more logical transition and appropriate interface between the extreme height and 
densities approved on the south side of Portage and the existing low-density, low-rise 
employment lands to the north.  Additionally, it would provide an opportunity to resolve 
related issues such as parking spill over and streetscape impacts.  

VMC SECONDARY PLAN - EXPANSION AREA B 

As part of the VMC Secondary Plan Update, the Portage Lands have been identified within 
Expansion Study Area ‘B’ to the VMCSP Update.  The June 21, 2022 Staff Report to VMC 
Sub-Committee states that the potential boundary expansions are being evaluated based on 
the following key principles: 

1. Will the boundary expansion introduce meaningful and compatible transitions to the
surrounding context and existing prestige employment uses?

2. Can appropriate buffering of uses be achieved?

3. Can the expansion area off opportunities to supplement the much-needed parkland
and social infrastructure required within the VMC?

4. Can the boundary expansion be contained within the geographies outlined?

Additionally, the report notes that regardless of the outcome of the potential boundary 
expansions of the VMC, the lands afforded employment land conversions will continue to be 
permitted to redevelop for non-employment uses. Therefore, a fifth consideration should be 
given to whether the Expansion Areas are more appropriately guided by the policy 
framework within the VMC Secondary Plan or the City’s Official Plan. If the Portage Lands 
are not included as part of the VMC, they will have to be designated for land uses outside the 
context of more detailed VMC secondary plan policies and without the benefit of 
comprehensive planning. 

We continue to request that the Portage Lands be brought into the VMC Secondary Plan 
Area, as doing so can achieve the four key principles outlined by staff (as reviewed 
following), provides a better transition, and represents a logical extension of the VMC.  

VMC PARKS AND RECREATION MASTER PLAN 

Regarding the VMC Parks and Recreation Master Plan, we are concerned that that proposed 
approach to analyze and supply parkland and recreation facilities employs a suburban 
model or suburban development mindset; one that focuses on the delivery of parkland 
through traditional, land compulsive active parkland and recreation facilities rather than one 
that focuses on the provision of parkland to supply a dense, dynamic urban downtown as 
the VMC is envisioned.   

The delivery of parkland in the VMC should employ creative, “out-of-the-box”, and 
innovative ideas to provide sufficient parks and open space that reflect the vibrant and 
cultural hub it desires to be. People living in dense residential buildings have little to no 
private outdoor space, have an immediate need for parkland within mere footsteps of their 
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homes, such as a small, designated places for pet relief or an urban oasis where you can 
grab some fresh air and sunshine and chat with your neighbours.  The role of large urban 
active parks in a dynamic high-density area is in our opinion less important than that of 
small parkettes and open spaces frequently embedded into the urban fabric.   

In this regard and in support of the vision for the VMC, the VMC Secondary Plan and Parks 
Master Plan needs to be reconsidered to better promote and emphasize the role of publicly 
accessible, small parks and opens spaces provided frequently at street level, such as 
parkettes, POPS, plazas, courtyards, squares, etc. Development should be encouraged to- 
if not required to- provide these types of small parkettes and other urban open spaces at 
regular frequencies.   The Parks Master Plan should include these small parkettes and open 
space (private or public) as they are an important and necessary component of the overall 
system of parks and open space.  Further, parkland credit should be granted for providing 
these valuable urban parks and open spaces. 

Lastly, we are concerned that the expansion areas are being unjustly burdened with 
parkland requirements to make up for an under supply of parkland that was generated 
from existing or planned development within the VMC.  The proposed public parkland 
illustrated in the Portage Lands is well beyond what would be required under the Planning 
Act and Vaughan’s Parkland Policies.  Providing for parkland deficiencies on the periphery 
and not within reasonable distances from the residential units that generate the need for the 
parkland is not good planning or urban design.  We suggest that the City consider more 
creative implementation strategies such as early acquisition to improve cost/value ratio and 
consider strata parkland models to provide the necessary parkland within the VMC.  

VMC SECONDARY PLAN UPDATE – LAND USE OPTIONS 

Based on the June 21, 2022 Staff Report on the VMCSP Update, we understand Land Use 
Option 1 proposes to maintain the current intensity of development with a lens on achieving 
built form variety and supply adequate social infrastructure, while Land Use Option 2 
proposes to recalibrate uses to deliver a thriving central business district, utilizing an Office 
Feasibility Assessment that was undertaken to improve the feasibility of development that 
delivers office uses.  

Regarding the Portage Lands, both Land Use Options propose a linear park of varying widths 
and an adjacent “Private Mews”.  Option 2 includes a requirement for office uses on land 
proposed as Mixed-Use and currently not developed.  Option 1 proposes a large public park 
on the lands north of Portage between Applewood and Edgeley; whereas, Option 2 proposes 
these lands be designated as a new school site for a high school (larger than 6 acres). 
However, we note that no specific details or policies have been provided with regards to 
land use permissions, height, density and other aspects of city building that would help to 
understand the two options more fully.   

As such, we request more details with regards to the policies that will guide the land uses, 
built form, height, densities, and other development criteria in order to fully understand 
the two options. 
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Mixed Use Designation 

The Portage Landowners Group is generally supportive of the requirement for other non-
residential uses as part of the Mixed-Use designation.  The Portage Landowners envision 
redevelopment of their properties in a manner that would at a minimum maintain, but most 
likely increase, the amount of employment that is currently within their lands.  They are 
supportive of policy that would permit or require the first floors for active retail and / or 
service commercial uses while the upper floors permitted for a combination of employment 
generating uses and residential.  We have questions with regards to Option 2 and what is 
meant by “Office Uses Required”.  

We suggest that the requirement not be too narrowly focused that it doesn’t permit other 
employment generating uses such as cultural facilities, institutions, schools and the 
“Office Uses Required” be revised to state “Non-Residential Uses Required”.   

School/Park Use at 705 Applewood Cres. 

Both options propose public land uses either a public park or school on the lands between 
Applewood and Edgeley on the north side of Portage Parkway. This equals almost 4 
hectares (10 acres) of land which is a very suburban sized model for a Secondary School and 
in a location that does not provide a future high school with immediate access to a transit 
station. The owners of 705 Applewood Cres. (currently the Monte Carlo Inn) and the 
properties immediately to the north and east (BK 9, Plan 65M3606 Vaughan and PT BK 8 
Plan 65M3606 PT 2 65R27375 ET PT 1 Expropriation Plan YR3091961 Vaughan) envision 
the redevelopment of their property into a world class hotel in combination with other uses 
such as retail, cultural, institution and residential.   

As such, we do not support the designation of park or school on these three properties (705 
Applewood Cres, BK 9, Plan 65M3606 Vaughan and PT BK 8 Plan 65M3606 PT 2 
65R27375 ET PT 1 Expropriation Plan YR3091961 Vaughan) and we request they be 
designated for a mix of uses which would permit a hotel in combination of 
office/employment, retail and service commercial, residential, cultural and institutional 
uses. 

Linear Park and Private Mews 

It appears that the intent of the linear park along the north edge of the expansion area 
provided two functions besides passive recreation, 1) it created a northern trail linkage and 
2) provides a “buffer” between existing employment uses further north.  We question the 
appropriateness and rationale for locating public parkland in this location and suggest there 
may be alternative ways to design and organize the land uses to achieve the linkage and 
necessary buffer.  Further work needs to be done to consider the best approach to 
successfully design and plan these areas given the immediate context south of Portage 
Parkway. 

We request additional information with regards to the linear park designations and private 
mews along the northern edge of the Portage Lands and opportunities to discuss the 
overall vision for the Portage Lands. 
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Meeting Request 

Given our concerns with the Land Use Options and the Parks and Recreation Master Plan, we 
request a meeting with staff to further understand the Land Use Options and what the 
implications on the Portage Lands and discuss the overall vision for the Portage Lands and 
how it algin with and will advance the VMC vision.  

On behalf of our clients, we appreciate the opportunity to provide our comments and input. 
Should you have any questions, please do not hesitate to contact me. 

 

Yours very truly, 
Malone Given Parsons Ltd. 

 

Don Given, MCIP, RPP 
 

Cc Haiqing Xu, Haiqing.xu@vaughan.ca 
 Christina Bruce, christina.bruce@vaughan.ca 
 Portage Conversion Landowners Group 
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City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, Ontario  
L6A 1T1 

June 20, 2022 
File 9220 

Attn:   Christina Bruce, Director, VMC Program 

RE:   Vaughan Metropolitan Centre Secondary Plan Update & 
Parks and Wayfinding Master Plan  
Submission of Comments for 99 Peelar Road, City of Vaughan 

Weston Consulting is the planning consultant for the 2752179 Ontario Inc. and L.K. Trustco Inc., 
the owners of the property municipally addressed as 99 Peelar Road, in the City of Vaughan 
(herein referred to as the ‘subject lands’). We are actively monitoring and participating in the 
current Vaughan Metropolitan Centre Secondary Plan Update (the ‘Secondary Plan Update’) 
process on behalf of our clients with respect to the subject property and respectfully submit the 
enclosed comments on their behalf. 

In our view, the proposed Environmental Open Space designation identified in the two land use 
options of the draft Secondary Plan Update are not appropriate for the subject lands in light of their 
existing use or the existing and planned context. Further, the subject lands are not necessary from 
an environmental perspective according to City-led environmental assessment work and 
environmental analysis undertaken on behalf of the landowners. On this basis, a land use 
designation that permits commercial and residential uses, consistent with the existing and planned 
context, would be more appropriate and better implement applicable policy direction. We would 
appreciate an opportunity to directly discuss these matters with City Staff and the City’s consultant 
team as the Secondary Plan Update advances. 

Description of the Subject Lands 

The subject lands are located west of the corner of Peelar Road and Maplecrete Road in the 
Concord Planning area of the City of Vaughan (Figure 1). The property is rectangular in shape and 
abuts a Highway 407 off-ramp along the southern lot line. The parcel has a total lot area of 
approximately 1.42 hectares (3.51 acres) and has an approximate frontage on Peelar Road of 
167.83 metres. The subject lands are currently occupied by a two-storey banquet hall and event 
venue known as the Hazelton Manor, with at grade parking and two vehicular access points from 
Peelar Road. The lands are fully developed save and except for a strip of landscaped area along 
the western property boundary and some sparse vegetation along the southern property boundary.  

The subject lands are located within the Vaughan Metropolitan Centre Secondary Plan (“VMCSP”) 
area. In accordance with Schedule F, the subject lands are within the “Major Parks and Open 
Spaces” precinct. The subject lands are zoned ‘C10 – Corporate District Zone’ by Zoning By-law 
1-88. This zone permits a range of commercial uses. The City’s new Comprehensive Zoning By-

Communication : C 9 
VMC Sub-committee 
June 21, 2022 
Agenda Item # 1 and 2
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law 001-2021 zones the subject lands as ‘OS1(H)-1118 – Public Open Space Zone, Exception 
1118’. This zone permits a range of park uses. 

Consistent with their location immediately adjacent to Highway 407, the subject lands are situated 
within an area of the City that consists predominantly of industrial and employment land uses. To 
the west of the subject lands are existing woodlands, and to the north and east are employment 
uses.  

Figure 1 - Air Photograph of Subject Property 

The Region of York is currently undertaking its Municipal Comprehensive Review (‘MCR’) process 
where employment land conversions have been reviewed.  The Draft Regional Official Plan 
(‘ROP’) proposes the designation of the subject property as ‘Community Area’ by Map 1A – Land 
Use Designations in the draft ROP.  Residential, employment and community service uses are 
directed Community Areas to accommodate future population and employment growth. 

Proposed Land Use Designations 

At the May 25, 2022 VMCSP Landowner’s Meeting, the City presented two land-use options for 
the VMCSP area, as outlined below. Both options propose to designate the subject lands as 
“Environmental Open Space”. In addition, both options show some form of water feature akin to a 
stormwater management pond on the subject lands.  

The Environmental Open Space Designation is Inappropriate for the Vast Majority of the 
Subject Lands 
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In our view, the proposed Environmental Open Space designation identified in the two land use 
options is not appropriate for the subject lands in light of their existing use or the existing and 
planned context. Further, the subject lands are not necessary from an environmental perspective 
according to City-led environmental assessment work and environmental analysis undertaken on 
behalf of the landowners.  

First, the proposed land use options do not reflect the existing use of the subject lands. As noted 
above, the subject lands are the site of a long-standing event venue. Originally developed in the 
late 1960s, the subject lands have functioned as various employment uses since that time and 
have currently been operating as an event venue since 2010. The subject lands are fully serviced 
and fully functional to accommodate this existing use. It is inappropriate to contemplate uprooting 
an established use and effectively eliminating fully serviced and developed lands from the City’s 
land supply given applicable policy direction to use existing infrastructure efficiently, especially 
within urban growth centres, to avoid the need for urban sprawl and the associated need to 
construct new infrastructure.  

Second, there appears to be no technical basis for designating the subject lands Environmental 
Open Space. The preferred alternative for the reconstruction and renewal of Black Creek within 
the VMC, as determined through the Vaughan Metropolitan Centre Black Creek Renewal Class 
EA (the “Black Creek EA”), shows that the subject lands are located well outside the area required 
for the creek reconstruction, outside the associated naturalized buffer area, and also outside the 
planned future park area. In other words, the subject lands are not intended to serve any 
environmental purpose related to the reconstructed Black Creek that will address flooding matters 
within the VMC.  

To further investigate the environmental condition of the subject lands, our client retained Pinchin 
Ltd. to undertake a Natural Heritage Assessment (NHA). The NHA confirms that the vast majority 
of the subject lands has no environmental significance and no potential contribution toward natural 
heritage. The NHA identifies only a small strip of land on the western portion of the site, 
immediately adjacent to Black Creek, as having some potential for environmental significance that 
warrants additional study in order to confirm its contribution to the surrounding environmental 
lands. This area is generally identified in orange in Figure 2 for reference (the “Western Strip”). 
Since the NHA and the Black Creek EA together indicate the portion of the subject lands beyond 
the Western Strip do not currently serve and are not planned to serve any environmental purpose, 
at minimum, the portion the subject lands located east of the Western Strip should not be 
designated as Environmental Open Space.  
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Figure 2: Ecological Land Classification Mapping prepared by Pinchin Ltd. 

We recognize that additional study is required in order to fully understand the nature of the Western 
Strip. We would appreciate an opportunity to provide additional background information to the City 
of review and consideration of an appropriate land use designation for the lands given these 
findings.  

In light of the existing use of the subject lands and the absence of a technical basis for designating 
the lands Environmental Open Space, in our opinion, the land use designation for the subject lands 
should permit commercial and residential uses. This approach would more closely align with the 
existing and planned uses in the immediate context, and better support the overall objectives for 
the VMC.  

Conclusion 

As outlined above, it is our opinion that the proposed Environmental Open Space designation does 
not appropriately reflect the existing use and condition of the lands, nor does it accurately reflect 
the environmental conditions of the site. We request that additional consideration be given to the 
existing use of the lands, and that the subject lands be designated in a manner that would permit 
commercial and residential uses in line with the designations for the lands immediately north. 
Additionally, we request the opportunity to meet with City Staff or the appropriate VMCSP team 
consultant to review the above land use and environmental information in more detail through the 
public consultation process.   
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Weston Consulting will continue to monitor the Secondary Plan Update process on behalf of our 
Clients and reserves the right to provide further comments on this matter. We request to be notified 
of any future reports and/or meetings regarding the VMC Secondary Plan Update, as well as any 
discussion or decision pertaining to the boundary expansion and secondary plan policies for the 
subject property, including land use options. We further request an opportunity to meet with City 
Staff and their consultant team to further engage in the Secondary Plan Update. 

Thank you for the opportunity to provide these comments. Please contact the undersigned at 
extension 236 should you have any questions regarding this submission.  

Yours truly, 
Weston Consulting 
Per: 

Sabrina Sgotto, HBA, MCIP, RPP 
Vice President 

c. 2752179 Ontario Inc.
L.K. Trustco Inc.
Goodmans LLP
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