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‘ HUMPHRIES PLANNING GROUP INC.
FOUNDED IN 2003

‘ June 20, 2022
HPGI: 17519

Clerk/Mayor and Members of Council
City of Vaughan

2141 Major Mackenzie Drive
Vaughan, ON

L6A 1T1

Re: June 21 2022 - Committee of Whole - Item 19
Pristine Homes (Pine Grove) Inc.
8337, 8341, 8345, 8353, 8359 Islington Avenue
City File No.OP.20.004, 2.20.011

Humphries Planning Group Inc. represents Pristine Homes (Pine Grove) Inc. (“Pristine”)
owner of lands located at 8337, 8341, 8345, 8353, 8359 Islington Avenue and subject to City
of Vaughan application file numbers OP.20.004, Z.20.011. We have reviewed the staff
recommendation report and are in general support of the recommendation to approve the
proposed development as proposed by staff with the exception of matters specifically related
to the Holding Zone provisions as outlined below.

As currently recommended by City staff, Pristine has significant concerns with the holding
condition in the draft zoning by-law that would require the Owner to obtain an access
easement over the private common element condominium road of the lands to the South.

Pursuant to Section 17 of the site plan agreement dated July 13th 2015 entered into between
the City and the developer of the lands to the south, the Condominium Corporation is
required to grant an access easement over the proposed condominium road at the time
Pristine’s lands develop.

Pristine is not a party to the site plan agreement and is therefore not able to enforce this
obligation. Despite repeated requests, City staff have not confirmed that the City will enforce
this requirement of the condominium corporation to provide access. Because of this, there is
no way that Pristine on its own can ensure that this access is secured.

In addition, the condition as drafted would require Pristine to file and obtain approval of a
consent application over the private condominium road. Legally, this is not possible without
the express authorization of the condominium corporation because Pristine is not the owner
of the lands in question. The Planning Act provides that consent applications may only be filed
190 Pippin Road . . .
Suite A by the owner of the land subject to the application.
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Notwithstanding this, Pristine is willing to accept a condition that addresses access but
requests that the proposed condition in section 1.b).A.(b).ii be deleted in its entirety and
substituted with the following:

1. The Owner shall take all reasonable steps within its control to secure an access
easement over the private common element road of the abutting lands to the south
in favour of the Subject Lands in order to create a shared access onto Islington
Avenue, recognizing that the Owner does not have the ability to require the abutting
Condominium Corporation to grant such an easement and that the City has the power
to do so pursuant to section 17 of the Site Plan Agreement entered into with
Statesview Homes (S Collection) Inc. dated July 13th, 2015 and registered on title to
the abutting lands as instrument YR2324168. In the event the City is unwilling or
unable to obtain the easement, this condition shall be deemed to have been
automatically satisfied.

We respectfully ask the Committee to amend the staff recommendation as outlined above.

Yours truly,
HUMPHRIES PLANNING GROUP INC.

Rosemarie L. Humphries BA, MCIP, RPP
President

Encl. Extracts of Site Plan Agreement
cc. Pristine Homes (Pine Grove) Inc.

Haiging Xu, Deputy City Manager-Planning and Growth Management
Nancy Tuckett, Director of Development Planning
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SPECIAL CONDITIONS
18. The Owner shall ensure that all roof-top mechanical equipment is not visible from
adjacent roads and highways. [f it is determined by Vaughan that the roof-top mechanical equipment is
visible upon construction of the building(s), the Owner shall be responsible to mitigate this situation at
their cost by taking appropriate measures to screen the roof-top mechanical, to the satisfaction of the
Vaughan Planning Department.
17. The Owner and future Condominium Corporation agrees to grant an access easement
over the proposed condominium road in favour of the landowners to the north and south when these
lands develop, and that the requirement to grant the easement be included in the Condominium
Agreement, Condominium Declaration and all Offers of Purchase and Sale or Lease to ensure that the
Condominium Corporation and all future Owners are aware of this requirement;
18. That a temporary plywood fence shall be erected along the perimeter of the subject lands
to mitigate noise, dust and visual impact from the surrounding residential properties for the duration of
construction;
19. Should archaeological resources be found on the property during construction activities,
all work must cease and both the Ontario Ministry of Tourism, Culture and Sport and the Vaughan
Planning Department, Urban Design and Cultural Heritage Section shall be notified immediately;
20. In the event that human remains are encountered during construction activities, the
Owner must immediately cease all construction activities. The Owner shall contact the Vaughan Planning
Department, Urban Design and Cuitural Heritage Section, the York Region Police Department, the
Regional Coroner and the Registrar of the Cemeteries Regulation Unit of the Ministry of Consumer and
Business Services;
21. The following warning clause shall be included in all Offers of Purchase and Sale or
Lease for all Lots:
"Purchasers and/or tenants are advised that despite the inclusion of noise control features in the
development and within the building units, sound levels due to increasing road traffic, may
occasionally interfering with some activities of the occupants as the sound leveis exceed the
Ministry of the Environment's and City's noise criteria.”
22. The following warning clause shall be included in all Offers of Purchase and Sale or
Lease for Units 1 to 5:
"Purchasers and/or tenants are advised that, despite the inclusion of noise control features in this
development area and within the dwelling unit, the noise levels from increasing traffic may continue
to be of concern, occasionally interfering with some activities of the occupants. This dwelling has,
therefore, been equipped with forced air heating and ducting etc., as well as central air conditioning
which will allow windows to be kept closed, thereby achieving indoor sound levels within the limits
recommended by the Ministry of the Environment and in compliance with the City’s noise

requirements.”
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