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ITEM #: 6.14 

COMMITTEE OF ADJUSTMENT REPORT   
MINOR VARIANCE APPLICATION 

A279/22 
3201 Hwy 7, Vaughan  

COA REPORT SUMMARY 
THIS REPORT CONTAINS COMMENTS FROM THE FOLLOWING  

DEPARTMENTS & AGENCIES:  
*Please see Schedule B of this report for a copy of Staff and Agency correspondence. 

 
Additional comments from departments and agencies may be received after the publication of the Staff Report. These 

comments will be processed as an addendum and posted on the City’s Website. 
 
 DEPARTMENTS  Circulated Comments 

 Received 
Conditions Nature of Comments  

Committee of Adjustment  X X  General Comments 
Building Standards -Zoning 
Review *Schedule B  

X X  General Comments 

Building Inspection (Septic)  X   No Comments Recieved to Date 
Development Planning *Schedule B X   Application Under Review 
Development Engineering  X X X Recommend Approval 

w/Conditions 
Parks, Forestry and Horticulture 
Operations  

X   No Comments Recieved to Date 

By-law & Compliance, Licensing 
& Permits  

X   No Comments Recieved to Date 

Development Finance   X X  No Comments or Concerns 
Real Estate       
Fire Department  X   No Comments Recieved to Date 

 AGENCIES Circulated Comments Received Conditions Nature of Comments 

TRCA *Schedule B X   No Comments Recieved to Date 
Ministry of Transportation 
(MTO) *Schedule B 

X X  General Comments 

Region of York *Schedule B X   No Comments Recieved to Date 
Alectra *Schedule B X X  General Comments 
Bell Canada *Schedule B X   No Comments Recieved to Date 
YRDSB *Schedule B     
YCDSB *Schedule B     
CN Rail *Schedule B     
CP Rail *Schedule B     
TransCanada Pipeline *Schedule B X   No Comments Recieved to Date 
Metrolinx *Schedule B     
Propane Operator *Schedule B     

 
PUBLIC & APPLICANT CORRESPONDENCE 

*Please see Schedule C of this report for a copy of the public & applicant correspondence listed below.  
The deadline to submit public comments is noon on the last business day prior to the scheduled hearing date.   
 
Comments and written public submissions received after the publication of this Staff Report will be processed as an addendum and 
posted on the City’s Website.  

 
All personal information collected because of this public meeting (including both written and oral submissions) is collected under 
the authority of the Municipal Act, the Municipal Freedom of Information and Protection of Privacy Act (MFIPPA), the Planning 
Act and all other relevant legislation, and will be used to assist in deciding on this matter.  All personal information (as defined by 
MFIPPA), including (but not limited to) names, addresses, opinions and comments collected will become property of the City of 
Vaughan, will be made available for public disclosure (including being posted on the internet) and will be used to assist the 
Committee of Adjustment and staff to process this application. 
Correspondence 

Type 
Name Address Date 

Received 
(mm/dd/yyyy) 

Summary 

 Applicant 
 

 
 

Planning Justification 
Report 

 
PREVIOUS COA DECISIONS ON THE SUBJECT LAND  

*Please see Schedule D for a copy of the Decisions listed below   
File Number Date of Decision 

MM/DD/YYYY 
Decision Outcome 

A136/18 06/19/2019 Approved by COA 
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PREVIOUS COA DECISIONS ON THE SUBJECT LAND  
*Please see Schedule D for a copy of the Decisions listed below   

A064/05 03/31/2005 Approved by COA 
 

ADJOURNMENT HISTORY   
* Previous hearing dates where this application was adjourned by the Committee and public notice issued.  

None 
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 COMMITTEE OF ADJUSTMENT REPORT   

MINOR VARIANCE APPLICATION 
A279/22 

3201 Hwy 7, Vaughan  
 

FILE MANAGER: Lenore Providence, Administrative Coordinator - Committee of Adjustment  
 

ITEM NUMBER: 6.14  CITY WARD #:  4 
  
APPLICANT:  VMC GP INC. 
    
AGENT:  Malone Given Parsons Ltd. 
    
PROPERTY:  3201 Hwy 7, Vaughan  
  
ZONING DESIGNATION:  See Below 
  
VAUGHAN OFFICIAL PLAN 
(2010) DESIGNATION: 

"Station Precinct", Volume 2, Section 11.8, Vaughan Metropolitan 
Centre ('VMC') Secondary Plan 

  
RELATED DEVELOPMENT 
APPLICATIONS: 

DA.17.015 
  

PURPOSE OF APPLICATION:  Relief from the Zoning By-law is being requested to permit reducing 
parking requirements to facilitate the construction of a mixed-use 
development and to facilitate related site development application 
DA.17.015. 

 
The following variances have been requested from the City’s Zoning By-law: 

 
The subject lands are zoned C9 Corporate Centre and subject to the provisions of Exception 
9(957) under Zoning By-law 1-88, as amended. 

 
 Zoning By-law 1-88 Variance requested 
#16 
(as identified on 
the related 
Zoning Report) 

A minimum parking requirement as follows is 
required: 
 
Apartment Dwelling: Bachelor/1 Bedroom 
0.7/unit 
                                 2 Bedrooms               
0.9/unit 
                                 3 Bedrooms               
1.0/unit 
 
1844 Units required a minimum of 1429 parking 
spaces; 
 
1844 Units required a minimum of 277 visitor 
parking spaces; 
 
788 sqm of retail G.F.A requires a minimum of 
16 parking spaces; 
 
4973.3 sqm of Office G.F.A requires a minimum 
of 75 parking spaces. 
 
Applying Parking Standards for Mixed-Use 
Development in the Vaughan Metropolitan 
Centre; Section 3.8.1 c) 
  
A minimum of 307 shared parking spaces 
would be required for Residential Visitors, 
Retail and Office Uses. 
 
Thus, 1429 Residential Parking Spaces would 
be required and 307 shared parking spaces for 

To permit a residential parking ratio of 
0.25 spaces per all types of units 
based on 1844 units to provide 461 
parking spaces. 
 
To permit a minimum of 286 Shared 
parking spaces for Mixed Use 
Development in the Vaughan 
Metropolitan Centre 
 
Thus, a minimum of 461 residential 
parking spaces will be provided, and a 
of 286 shared parking spaces will be 
provided for a total of 747 parking 
spaces for the site. 
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 Zoning By-law 1-88 Variance requested 
a total of 1736 Parking spaces under this 
Section.   

 
  HEARING INFORMATION 

DATE OF MEETING: Thursday, December 8, 2022 
TIME: 6:00 p.m.  
MEETING LOCATION: Vaughan City Hall, Council Chamber, 2141 Major Mackenzie Drive, Vaughan  
LIVE STREAM LINK: Vaughan.ca/LiveCouncil 

PUBLIC PARTICIPATION 
If you would like to speak to the Committee of Adjustment at the meeting, either remotely or in person, 
please complete the Request to Speak Form and submit to cofa@vaughan.ca  
If you would like to submit written comments, please quote file number above and submit by mail or email 
to: 
Email: cofa@vaughan.ca  

 
Mail: City of Vaughan, Office of the City Clerk, Committee of Adjustment, 2141 Major Mackenzie Drive, 
Vaughan, ON, L6A 1T1 
 

THE DEADLINE TO REGISTER TO SPEAK OR SUBMIT WRITTEN COMMENTS ON THE ABOVE 
NOTED FILE(S) IS NOON ON THE LAST BUSINESS DAY BEFORE THE MEETING. 

 
INTRODUCTION  

Staff and Agencies act as advisory bodies to the Committee of Adjustment. The comments contained 
in this report are presented as recommendations to the Committee.  
  
Section 45(1) of the Planning Act sets the criteria for authorizing minor variances to the City of 
Vaughan’s Zoning By-law. Accordingly, review of the application may consider the following:  
  

 That the general intent and purpose of the by-law will be maintained.  
 That the general intent and purpose of the official plan will be maintained.  
 That the requested variance(s) is/are acceptable for the appropriate development of the subject lands.  
 That the requested variance(s) is/are minor in nature.  

 
Public written and oral submissions relating to this application are taken into consideration by the 
Committee of Adjustment as part of its deliberations and final decision on this matter.  
 

COMMITTEE OF ADJUSTMENT COMMENTS  
Date Public Notice Mailed:  November 25, 2022  

Date Applicant Confirmed Posting of 
Sign:   

  November 25, 2022 

Applicant Justification for Variances:   
*As provided by Applicant in Application Form  

The Zoning By-law requires a higher residential parking 
rate that is not conducive to the proposed development or 
the achievement of transit-supportive communities. 

Adjournment Requests (from staff):  
*Adjournment requests provided to applicant prior to 
issuance of public notice 

None 

Was a Zoning Review Waiver (ZRW) Form submitted by Applicant:  
  
*ZRW Form may be used by applicant in instances where a revised submission is made, 
and zoning staff do not have an opportunity to review and confirm variances prior to the 
issuance of public notice.   
  
*A revised submission may be required to address staff / agency comments received as 
part of the application review process.   
  
*Where a zoning review has not been completed on a revised submission, an opportunity is 
provided to the applicant to adjourn the proposal prior to the issuance of public notice.    

 No 

 

Adjournment Fees:   
In accordance with Procedural By-law 069-2019, an Adjournment Fee is applicable to reschedule an application 
after the issuance of public notice where a request for adjournment has been provided to the applicant prior to the 
issuance of public notice.   
  
An Adjournment Fee can only be waived in instances where adjournment of an application is requested by the 
Committee or staff after the issuance of public notice.   
Committee of Adjustment Comments:   While the Zoning Review Report attached to Schedule B 

indicates 17 variances and requests additional 
information, the applicant confirmed that the only 
variance being requested at this time is Variance #16 as 
identified in the Zoning Review Report.  
 

https://www.vaughan.ca/council/minutes_agendas/council_broadcast/Pages/default.aspx
https://www.vaughan.ca/services/business/commitee_of_adjustment/General%20Documents/GENERAL%20DOCUMENTS/Request%20to%20Speak%20-%20COA.pdf
mailto:cofa@vaughan.ca
mailto:cofa@vaughan.ca
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COMMITTEE OF ADJUSTMENT COMMENTS  
The applicant shall be advised that additional variances 
may be required upon review of detailed drawing for 
building permit/site plan approval.  

Committee of Adjustment Recommended 
Conditions of Approval:  

 None 

  
BUILDING STANDARDS (ZONING) COMMENTS  

**See Schedule B for Building Standards (Zoning) Comments 

Building Standards Recommended 
Conditions of Approval:   

None 

  
DEVELOPMENT PLANNING COMMENTS  

**See Schedule B for Development Planning Comments.    
Development Planning Recommended 
Conditions of Approval:   

Application under review.  

  
DEVELOPMENT ENGINEERING COMMENTS  

 
       Link to Grading Permit     Link to Pool Permit    Link to Curb Curt Permit   Link Culvert Installation  
As stated in item #16 of the zoning report dated November 23rd, 2022, The Applicant is requesting the 
following variance: 
 
To permit the reduction of required residential parking spaces from 0.4 parking spaces per residential unit 
minimum to 0.25 parking spaces per residential unit (461 spaces based on 1,844 residential units) 
 
Based on the justification provided by BA Group Transportation Impact Study dated Sept, 23, 2022 and 
MPA Planning Opinion Letter dated Oct 4, 2022, staff is satisfied that the proposed residential rate of 0.25 
per unit will be adequate to support the needs of the development and contribute to the advancement of a 
transit-oriented downtown community. The proposed rate is also in alignment with other similar mixed-use 
developments in the area.  
 
On November 23rd, 2022, The Applicant requested on their Zoning Acknowledgment Form that they are 
only interested in pursuing approval for item #16. Based off this, Development Engineering is supportive 
of Item #16 in the Minor Variance application A279/22 and will review all other identified Variances in a 
future application.    
Development Engineering 
Recommended Conditions of 
Approval:   

The Owner/applicant shall obtain approval for the related 
Site Development Application (DA.17.015) from the 
Development Engineering (DE) Department. 

 
PARKS, FORESTRY & HORTICULTURE (PFH) COMMENTS  

No comments received to date.   
PFH Recommended Conditions of 
Approval:   

N/A 

  
DEVELOPMENT FINANCE COMMENTS  

No comment no concerns  
Development Finance Recommended 
Conditions of Approval:   

None 

 
BY-LAW AND COMPLIANCE, LICENSING AND PERMIT SERVICES COMMENTS  

No comments received to date.   
BCLPS Recommended Conditions of 
Approval:   

N/A 

  
BUILDING INSPECTION (SEPTIC) COMMENTS  

No comments received to date.   
Building Inspection Recommended 
Conditions of Approval:   

N/A 

  

https://www.vaughan.ca/services/residential/dev_eng/permits/Pages/default.aspx
https://www.vaughan.ca/services/residential/dev_eng/permits/Pages/default.aspx
https://www.vaughan.ca/services/residential/transportation/roads/curb_cuts_and_driveway_widening/Pages/default.aspx
https://www.vaughan.ca/services/residential/transportation/roads/culvert_installation/Pages/default.aspx
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FIRE DEPARTMENT COMMENTS  
No comments received to date.   
Fire Department Recommended 
Conditions of Approval:   

N/A 

  
SCHEDULES TO STAFF REPORT  

*See Schedule for list of correspondence  
Schedule A  Drawings & Plans Submitted with the Application  
Schedule B  Staff & Agency Comments  
Schedule C (if required)  Correspondence (Received from Public & Applicant)  
Schedule D (if required)  Previous COA Decisions on the Subject Land  

  
Should the Committee find it appropriate to approve this application in accordance with request and the 
sketch submitted with the application, as required by Ontario Regulation 200/96, the following conditions 
have been recommended:  

 
SUMMARY OF RECOMMENDED CONDITIONS OF APPROVAL   

All conditions of approval, unless otherwise stated, are considered to be incorporated into the approval “if 
required”. If a condition is no longer required after an approval is final and binding, the condition may be waived by 
the respective department or agency requesting conditional approval. A condition cannot be waived without written 
consent from the respective department or agency.  

# DEPARTMENT / AGENCY  CONDITION(S) DESCRIPTION 
1 Development Planning  

roberto.simbana@vaughan.ca  
Application under review.  

2 Development Engineering  
ian.reynolds@vaughan.ca  

The Owner/applicant shall obtain approval for the 
related Site Development Application 
(DA.17.015) from the Development Engineering 
(DE) Department. 

  
IMPORTANT INFORMATION – PLEASE READ  

CONDITIONS: It is the responsibility of the owner/applicant and/or authorized agent to obtain and 
provide a clearance letter from respective department and/or agency (see condition chart above for 
contact). This letter must be provided to the Secretary-Treasurer to be finalized. All conditions must be 
cleared prior to the issuance of a Building Permit.  
APPROVALS: Making any changes to your proposal after a decision has been made may impact the 
validity of the Committee’s decision.  
 
An approval obtained from the Committee of Adjustment, where applicable, is tied to the building 
envelope shown on the plans and drawings submitted with the application and subject to the variance 
approval.   
  
A building envelope is defined by the setbacks of the buildings and/or structures shown on the plans and 
drawings submitted with the application, as required by Ontario Regulation 200/96. Future development 
outside of an approved building envelope, where a minor variance was obtained, must comply with the 
provisions of the City’s Zoning By-law.   
  
Elevation drawings are provided to reflect the style of roof (i.e. flat, mansard, gable etc.) to which 
a building height variance has been applied. Where a height variance is approved, building height is 
applied to the style of roof (as defined in the City’s Zoning By-law) shown on the elevation plans 
submitted with the application.   
  
Architectural design features that are not regulated by the City’s Zoning By-law are not to be considered 
part of an approval unless specified in the Committee’s decision.   
DEVELOPMENT CHARGES: That the payment of the Regional Development Charge, if required, is 
payable to the City of Vaughan before issuance of a building permit in accordance with the Development 
Charges Act and the Regional Development Charges By-law in effect at the time of payment.  
  
That the payment of the City Development Charge, if required, is payable to the City of Vaughan before 
issuance of a building permit in accordance with the Development Charges Act and the City's 
Development Charges By-law in effect at the time of payment.  
  
That the payment of the Education Development Charge if required, is payable to the City of Vaughan 
before issuance of a building permit in accordance with the Development Charges Act and the Boards of 
Education By-laws in effect at the time of payment  
  
That the payment of Special Area Development charge, if required, is payable to the City of Vaughan 
before issuance of a building permit in accordance with the Development Charges Act and The City's 
Development Charge By-law in effect at the time of Building permit issuance to the satisfaction of the 
Reserves/Capital Department.  

mailto:Roberto.simbana@vaughan.ca
mailto:ian.reynolds@vaughan.ca
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IMPORTANT INFORMATION – PLEASE READ  
NOTICE OF DECISION: If you wish to be notified of the decision in respect to this application or a 
related Ontario Land Tribunal (OLT) hearing you must complete a Request for Decision form and submit 
to the Secretary Treasurer (ask staff for details). In the absence of a written request to be notified of the 
Committee’s decision you will not receive notice.  
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SCHEDULE A: DRAWINGS & PLANS  
 

  



A279/22 - 3201 Hwy 7

Scale: 1: 2,617

November 23, 2022 4:35 PM
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ISSUES

This drawing has been prepared solely for the intended use, thus any
reproduction or distribution for any purpose other than authorized by IBI Group is
forbidden.  Written dimensions shall have precedence over scaled dimensions.
Contractors shall verify and be responsible for all dimensions and conditions on

the job, and IBI Group shall be informed of any variations from the dimensions and
conditions shown on the drawing.  Shop drawings shall be submitted to IBI Group

for general conformance before proceeding with fabrication.
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No. DESCRIPTION DATE

IBI Group Architects (Canada) Inc.

IBI GROUP
7th Floor - 55 St. Clair Avenue West
Toronto ON  M4V 2Y7  Canada
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ibigroup.com
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DATE

VMC Condos LP

MIXED USE DEVELOPMENT AT
HIGHWAY 7 AND INTERCHANGE WAY

(VAUGHAN, ON)

SEP 21,
 2022

135572

1.              ISSUED FOR SPA                    16-12-2021

2.             RE-ISSUED FOR SPA                    16-02-2022

3.             RE-ISSUED FOR SPA                    21-09-2022
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Seeking Minor Variance to permit a residential parking ratio of 0.25 spaces per all types of units based on 1844 units to provide 461 parking spaces.

To permit a minimum of 286 share parking spaces for Mixed Use Development in the Vaughan Metropolitan Centre.

Thus a minimum of 461 residential parking spaces will be provided, and 286 shared parking spaces will be provided for a total of 747 spaces for the Site.

As noted as ITEM # 16 in the Zoning Comments dated November 23, 2022 prepared by Building Standards Department for File No. A279/22.

ALL OTHER RELIEF WILL BE DETERMINED THROUGH FUTURE CONSULTATION WITH STAFF AS REQUIRED, NOT SUBJECT TO THIS MINOR VARIANCE APPLICATION.

VBulfon
Cloud+

VBulfon
Cloud+
Seeking Minor Variance to permit a residential parking ratio of 0.25 spaces per all types of units based on 1844 units to provide 461 parking spaces.

To permit a minimum of 286 share parking spaces for Mixed Use Development in the Vaughan Metropolitan Centre.

Thus a minimum of 461 residential parking spaces will be provided, and 286 shared parking spaces will be provided for a total of 747 spaces for the Site.

As noted as ITEM # 16 in the Zoning Comments dated November 23, 2022 prepared by Building Standards Department for File No. A279/22.

ALL OTHER RELIEF WILL BE DETERMINED THROUGH FUTURE CONSULTATION WITH STAFF AS REQUIRED, NOT SUBJECT TO THIS MINOR VARIANCE APPLICATION.

VBulfon
Text Box
Plans provided as excerpts from DA.17.015 related to Minor Variance Application A279/22
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ZONING BYLAW 1-88 RELIEF REQUESTED#16
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Seeking Minor Variance to permit a residential parking ratio of 0.25 spaces per all types of units based on 1844 units to provide 461 parking spaces.

To permit a minimum of 286 share parking spces for Mixed Use Development in the Vaughan Metropolitan Centre.

Thus a minimum of 461 residential parking spaces will be provided, and 286 shared parking spaces will be provided for a total of 747 spaces for the Site.
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Seeking Minor Variance to permit a residential parking ratio of 0.25 spaces per all types of units based on 1844 units to provide 461 parking spaces.

To permit a minimum of 286 share parking spces for Mixed Use Development in the Vaughan Metropolitan Centre.

Thus a minimum of 461 residential parking spaces will be provided, and 286 shared parking spaces will be provided for a total of 747 spaces for the Site.

As noted as ITEM # 16 in the Zoning Comments datd November 23, 2022 prepared by Building Standards Department for File No. A279/22.
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Seeking Minor Variance to permit a residential parking ratio of 0.25 spaces per all types of units based on 1844 units to provide 461 parking spaces.

To permit a minimum of 286 share parking spces for Mixed Use Development in the Vaughan Metropolitan Centre.

Thus a minimum of 461 residential parking spaces will be provided, and 286 shared parking spaces will be provided for a total of 747 spaces for the Site.

As noted as ITEM # 16 in the Zoning Comments datd November 23, 2022 prepared by Building Standards Department for File No. A279/22.
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SCHEDULE B: STAFF & AGENCY COMMENTS 
 DEPT/AGENCY Circulated Comments Received Conditions Nature of Comments 

TRCA *Schedule B X   No Comments Recieved to Date 
Ministry of Transportation 
(MTO) *Schedule B 

X X  General Comments 

Region of York *Schedule 
B 

X   No Comments Recieved to Date 

Alectra *Schedule B X X  General Comments 
Bell Canada *Schedule B X   No Comments Recieved to Date 
YRDSB *Schedule B     
YCDSB *Schedule B     
CN Rail *Schedule B     
CP Rail *Schedule B     
TransCanada 
Pipeline *Schedule B 

X   No Comments Recieved to Date 

Metrolinx *Schedule B     
Propane 
Operator *Schedule B 

    

Development Planning X   Application under review.  
Building Standards 
(Zoning) 

X X  General Comments 
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Date: November 29th 2022 

Attention: Christine Vigneault 

RE: Request for Comments 

File No.: A279-22 

Related Files:  

Applicant VMC GP INC. 

Location 3201 Highway 7 

  

 

 

 

 

 

 

 

 

 

 

 

 



 

2 
 

 
 

COMMENTS: 

 
 

Alectra Utilities (formerly PowerStream) has received and reviewed the proposed Variance Application. This 

review, however, does not imply any approval of the project or plan.   

All proposed billboards, signs, and other structures associated with the project or plan must maintain minimum 
clearances to the existing overhead or underground electrical distribution system as specified by the applicable 
standards, codes and acts referenced. 
 
In the event that construction commences, and the clearance between any component of the work/structure and the 
adjacent existing overhead and underground electrical distribution system violates the Occupational Health and 
Safety Act, the customer will be responsible for 100% of the costs associated with Alectra making the work area safe. 
All construction work will be required to stop until the safe limits of approach can be established.  
 
In the event construction is completed, and the clearance between the constructed structure and the adjacent existing 
overhead and underground electrical distribution system violates the any of applicable standards, acts or codes 
referenced, the customer will be responsible for 100% of Alectra’s cost for any relocation work.  
 

References:  
 

• Ontario Electrical Safety Code,  latest edition (Clearance of Conductors from Buildings) 

• Ontario Health and Safety Act,  latest edition (Construction Protection) 

• Ontario Building Code, latest edition (Clearance to Buildings)  

• PowerStream (Construction Standard 03-1, 03-4),  attached 

• Canadian Standards Association, latest edition (Basic Clearances) 
 

If more information is required, please contact either of the following: 

 
Mr. Stephen Cranley, C.E.T     Mitchell Penner 

Supervisor, Distribution Design, ICI & Layouts (North)   Supervisor, Distribution Design-Subdivisions  
Phone: 1-877-963-6900 ext. 31297         Phone: 416-302-6215        
   

E-mail: stephen.cranley@alectrautilities.com     Email: Mitchell.Penner@alectrautilities.com 

  

 

 

 

 

 

 

 

 

 

mailto:stephen.cranley@alectrautilities.com
mailto:stephen.cranley@alectrautilities.com
mailto:Mitchell.Penner@alectrautilities.com
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To:   Committee of Adjustment 
 
From:   Gregory Seganfreddo, Building Standards Department 
 
Date:   November 23, 2022 
 
Applicant:  VMC GP INC. 
 
Location:  PLAN 65R27858  
CONC 5 Part of Lot 5 
PLAN 65R20291 Part 11-12 
PLAN 65R20291 Part 21-22 municipally known as 3201 Hwy 7 
 
File No.(s):  A279/22 
 

 
Zoning Classification: 

 
The subject lands are zoned C9 Corporate Centre and subject to the provisions of 
Exception 9(957) under Zoning By-law 1-88, as amended. 
 

 Zoning By-law 1-88 Variance requested 
1 A minimum front yard setback of 3.0 metres is required for 

Residential Uses. [Schedule A2] 
 
 

To permit a minimum front yard 
setback of 0.2 metres to the portion of 
the building containing residential 
units abutting Hwy 7 and a minimum 
1.2 metres at the North/West Sight-
triangle, stating at the 3rd floor. 

2 A minimum rear yard setback of 3.0 metres is required to 
the Podium abutting the Southerly lot line.[ Schedule A2] 
 
 

To permit a minimum rear yard 
setback of 1.1 metres to the Podium 
abutting the Southerly lot line. 

3 A minimum rear yard setback of 6.0 metres is required to 
Residential Uses. [Schedule A2] 
 
 

To permit a minimum rear yard 
setback of 1.5 metres to the 
Residential use, at the South/West 
corner for the South Tower measured 
to the Sight-triangle at the 
South/West Corner. 

4 Canopies shall not project more than 0.5 metres into a 
required yard. [Section 3.14 a) 

To permit a Canopy to encroached 
into a required yard up to a maximum 
of 1.75 metres. 

5 Porches may a maximum of 1.8 metres into an exterior 
side yard. [Section 3.14, c)] 

To permit a porch to encroach up to a  
maximum of 3.405 metres into an 
exterior side yard for units on the 
ground floor abutting the two North 
South Roads on the West and East 
side of the development. 

6 A maximum building height of 25 metres is permitted for 
all other locations outside of a Landmark Location 

To permit a maximum building height 
of 140.22 metres for the South Tower.  

7 A minimum building height of 10.0 metres is required for 
Residential Uses. [Schedule A2] 

To permit a minimum building height 
of 6.0 metres for all ground floor level 
units. 

8 A minimum building height of 16.5 metres is required for all 
uses. [By-law 144-2009] 

To permit a minimum building height 
of 6.0 metres for all ground floor level 
units. 

9 A minimum setback of 0.0 - 3.0 metres is required for non-
residential uses in the Build to Zone. [Schedule A2] 

To permit a maximum setback of 4.3 
metres for the Northern West and 
East Tower Buildings  to non-
residential uses abutting Hwy 7  and 
the Westerly property line and a 
maximum of 4.9 metres to the North-
Easterly Sight-triangle. 

10 A minimum setback of 0.0-3.0 meters is required for non-
residential uses in a Build to Zone [Schedule A2] 

To permit a maximum setback of 3.4 
metres to non-residential uses for the 
North East Tower Building abutting 
the new proposed North/South road. 

11 A minimum setback of 0.0-3.0 meters is required for non-
residential uses in a Build to Zone [Schedule A2] 

To permit a maximum setback of 4.2 
metres to the Office Podium for the 
South Tower Building abutting 
Interchange Way. 

12 A minimum setback of 0.0-3.0 meters is required for non-
residential uses in a Build to Zone [Schedule A2] 

To permit a maximum setback of 44.0 
metres to Office Podium for the South 
Tower Building abutting the new 
North/South Road to the east.  
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13 A minimum setback of 3.0-6.0 meters is required for 
residential uses in a Build to Zone [Schedule A2] 

To permit a minimum front yard 
setback of 0.2 metres to the portion of 
the building containing residential 
units abutting Hwy 7 and a minimum 
1.2 metres at the North/West Sight-
triangle, stating at the 3rd floor.. 

14 A minimum setback of 3.0-6.0 meters is required for 
residential uses in a Build to Zone [Schedule A2] 

To permit a maximum setback of 
8.0m to the South Tower Residential 
building abutting the new West/East 
Road and a minimum of 1.2 metre 
setback to the Residential use 
abutting the South West Sight-
triangle. 

15 A minimum setback of 3.0-6.0 meters is required for 
residential uses in a Build to Zone [Schedule A2] 

To permit a maximum setback of 43 
metres to the South Tower 
Residential Use Terrace to the new 
North/South road to the East. 

16 A minimum parking requirement as follows is required: 
 
Apartment Dwelling: Bachelor/1 Bedroom 0.7/unit 
                                 2 Bedrooms               0.9/unit 
                                 3 Bedrooms               1.0/unit 
 
1844 Units required a minimum of 1429 parking spaces; 
 
1844 Units required a minimum of 277 visitor parking 
spaces; 
 
788 sqm of retail G.F.A requires a minimum of 16 parking 
spaces; 
 
4973.3 sqm of Office G.F.A requires a minimum of 75 
parking spaces. 
 
Applying Parking Standards for Mixed-Use Development in 
the Vaughan Metropolitan Centre; Section 3.8.1 c) 
  
A minimum of 307 shared parking spaces would be 
required for Residential Visitors, Retail and Office Uses. 
 
Thus, 1429 Residential Parking Spaces would be required 
and 307 shared parking spaces for a total of 1736 Parking 
spaces under this Section.   
 
. 

To permit a residential parking ratio of 
0.25 spaces per all types of units 
based on 1844 units to provide 461 
parking spaces. 
 
To permit a minimum of 286 Shared 
parking spaces for Mixed Use 
Development in the Vaughan 
Metropolitan Centre 
 
Thus, a minimum of 461 residential 
parking spaces will be provided, and 
a of 286 shared parking spaces will 
be provided for a total of 747 parking 
spaces for the site. 

17 A minimum landscape strip of 3.0 metres is required 
abutting a Street line. [Section 5.1.1 c)i)] 

To permit the location of a Heavy 
Duty Exhaust grill and Exterior 
Staircase into the 3.0 landscape 
abutting the street line. 

 
 
Staff Comments: 
 
 Stop Work Order(s) and Order(s) to Comply: 
 

 There are no outstanding Orders on file 
  

Building Permit(s) Issued: 
 

Building Permit No. 18-001745 for Hotel/Motel - Non-Residential Demolition, Issue Date: Jun 22, 
2022 
Building Permit No. 22-131938 for Hotel/Motel - Alteration, Issue Date: (Not Yet Issued) 
 

 
 Other Comments: 
 

 
Zoning By-law 1-88 
1 Applicant to confirm that where a building is constructed fronting onto Regional Road No. 7 

(formerly Highway No. 7), a minimum of 60% of the gross floor area at the ground floor level shal be 
composed of commercial uses which provide individual external at-grade pedestrian access to such 
use. There are two large “retail” areas shown each with one at-grade access.  Should those areas 
be turned into small units, each unit must have individual external at-grade access, or further 
variances will be required. 

2 Applicant shall verify the setback to the residential floors for the South Tower from the South/West 
corner, in relation to variance 3. 

3 Please provide confirmation that 80% of the length of the Street Line abutting Regional Road No. 7; 
the first East-West street parallel to Regional Road No. 7; and the north-south street providing a 
vista to a civic use and the transit corridor shall have buildings located within the build to zone. 
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Relief is most likely required for the Park area being proposed in the South East portion of the site. 
4 Please confirm that Fifty (50%)percent of the length of the street line shall have buildings located 

within the build to zone for Hwy 7 and Interchange Way. 
5 The applicant shall provide the breakdown of the number of Accessible Parking Spaces proposed 

as per Section 3.8.1 d) 
6 Applicant to confirm driveway dimensions measured at the street line per section 3.8.1 f) 
7 Applicant to update variance regarding parking requirement.  There is still a deficiency on parking 

ratio being amended, and also parking standards for mixed-use development in the Vaughan 
Metropolitan Centre under Section 3.8.1 a) and c). Will they propose a variance for Mixed Use 
Development parking from the required 307 down to 286? To provide a total of 747 parking spaces? 

 
General Comments 
8 The applicant shall be advised that additional variances may be required upon review of detailed 

drawing for building permit/site plan approval. 
 

 
 
 
Conditions of Approval: 

 
If the committee finds merit in the application, the following conditions of approval are 
recommended. 
 

  
* Comments are based on the review of documentation supplied with this application. 
 



From: Blaney, Cameron (MTO)
To: Christine Vigneault
Cc: Mulrenin, Colin (MTO)
Subject: [External] RE: A279/22 (3201 Hwy 7) - (URGENT) REQUEST FOR COMMENTS, CITY OF VAUGHAN
Date: Monday, November 28, 2022 11:50:08 AM

Hello Christine,

MTO has no concerns with the reduction of parking requirements for the site.

Please keep in mind the VMC is considered a large traffic generator and MTO
requires permits for this area to ensure the efficiency of the Highway 400 ramps and
to keep track of daily vehicle trips for the area.

Cameron Blaney l Corridor Management Planner l Simcoe & York
Highway Corridor Management Section – Central Operations
159 Sir William Hearst Avenue l Ministry of Transportation

7th Floor, Building D l Downsview, Ontario l M3M 0B7
416-358-7871
Cameron.Blaney@ontario.ca

mailto:Cameron.Blaney@ontario.ca
mailto:Christine.Vigneault@vaughan.ca
mailto:Colin.Mulrenin@ontario.ca
mailto:Cameron.Blaney@ontario.ca
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SCHEDULE C: PUBLIC & APPLICANT CORRESPONDENCE 

Correspondence 
Type 

Name Address Date 
Received 
(mm/dd/yyyy) 

Summary 

 Applicant 
 

 
 

Planning Justification 
Report 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  



 

 

 

 

 

 

140 Renfrew Drive, Suite 201 | Markham | Ontario | L3R 6B3 | T: 905 513 0170 | F: 905 513 0177 | mgp.ca 

Malone Given Parsons (“MGP”) is the planning consultant for VMC GP Inc. (“VMC GP”), the 

owner of the lands municipally known as 3201 Highway 7 West, in the City of Vaughan (the 

“Subject Lands”). The Subject Lands are located at the south-east corner of Highway 7 and 

Interchange Way. The Subject Lands are approximately 1.16 ha (2.86 acres) in size and 

located in the Vaughan Metropolitan Centre (“VMC”), the City’s downtown core. The Subject 

Lands are shown in Figure 1 and legally described in Table 1 below. 

MGP has prepared this Planning Opinion Letter in support of an application for a minor 

variance to the City of Vaughan Committee of Adjustment to reduce the residential parking 

rate requirement on the Subject Lands (the “Application”). The Application facilitates the 

redevelopment of the Subject Lands for a high-rise, mixed-use development consisting of 

residential, retail, office, and Privately-Owned Publicly-Accessible Space (“POPS”) uses. For 

the reasons set out in this letter, it is my opinion that the proposed parking variance and the 

Application meets the four tests of a minor variance and should be approved because the 

proposed variance: 

- Maintains the general intent and purpose of the City’s Official Plan (“VOP”) and the 

Vaughan Metropolitan Centre Secondary Plan (“VMCSP”); 

- Maintains the general intent and purpose of the City’s Zoning By-law 1-88; 

- Is desirable for the appropriate development or use of the land; and 

- Is minor. 

 

 

 

 Lauren Capilongo 

905 513 0170 x112 

lcapilongo@mgp.ca 

October 4, 2022 MGP File: 21-3056 

 

Committee of Adjustment 

City of Vaughan 

2141 Major Mackenzie Drive 

Vaughan, ON L6A 1T1 

 

 

via City of Vaughan Committee of Adjustment Online Submission 

 

Attention: Ms. Christine Vigneault 

Secretary-Treasurer, Committee of Adjustment  

 

Dear Members of Committee: 

 

RE: Application for Minor Variance – Planning Opinion Letter 

3201 Highway 7, City of Vaughan 

VMC GP Inc.  

 



RE:  VMC GP Inc. - Minor Variance Application October 4, 2022 
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Figure 1: Site Location

 

Table 1: Legal Description of the Subject Lands 

Registered 

Owner 
Legal Description PIN 

VMC CONDOS 

LIMITED 

PARTNERSHIP; 

VMC GP INC. 

PT LT 5 CON 5, VAUGHAN, PTS 2, 4, 5, 11 & 12 PL 65R27858 

EXCEPT PTS 1, 2 & 3 PL 65R28072 EXCEPT PTS 10 & 13 ON 

EXPRO PLN YR1694787; S/T EASE OVER PTS 5 & 12 PL 

65R27858, AS IN LT1357479. T/W EASE OVER PT LT 4 CON 5 PTS 

4,8 & 9 PL 65R23408, AS IN LT1601211.T/W EASE OVER PT LT 4 

CON 5, PTS 5,6,7 & 10 PL 65R23408, AS IN LT1601211. T/W 

EASE OVER PT LT 4 CON 5, PTS 6,31,43 & 44 PL 65R24974 & PT 

LT 4 CON 5, PTS 6,7,8,40 & 44 PL 65R24974 & PT LT 4 CON 5, 

PTS 6,40 & 44 PL 65R24974 ,AS IN YR163400. T/W EASE OVER 

PT LTS 4 & 5 CON 5, PTS 37,38,40,41,44,45,46,48,49,50 & 51 PL 

65R20291 UNTIL DESIGNATED AS A PUBLIC HIGHWAY, AS IN 

LT1357482. T/W EASE OVER PT LT 5 CON 5, PTS 3 & 10 PL 

65R27858, AS IN YR631007. T/W EASE OVER PT LT 5 CON 5, PTS 

9 & 10 PL 65R27858, AS IN YR631007 SUBJECT TO AN 

EASEMENT OVER PARTS 2, 4, 5, 11 & 12, 65R27858, EXCEPT 

PARTS 1, 2 &3, 65R28072, EXCEPT PARTS 10, &13, EXPRO PLAN 

YR1644787 AS IN YR2951849 CITY OF VAUGHAN 

032280291 

VMC CONDOS 

LIMITED 

PARTNERSHIP; 

VMC GP INC. 

PT LT 5 CON 5, (VAUGHAN) PTS 10 & 13 ON EXPRO PLAN 

YR1694787; T/W EASE OVER PT LT 4 CON 5 PTS 4,8 & 9 PL 

65R23408, AS IN LT1601211.T/W EASE OVER PT LT 4 CON 5, PTS 

5,6,7 & 10 PL 65R23408, AS IN LT1601211. T/W EASE OVER PT 

LT 4 CON 5, PTS 6,31,43 & 44 PL 65R24974 & PT LT 4 CON 5, PTS 

032280290 
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6,7,8,40 & 44 PL 65R24974 & PT LT 4 CON 5, PTS 6,40 & 44 PL 

65R24974 ,AS IN YR163400. T/W EASE OVER PT LTS 4 & 5 CON 

5, PTS 37,38,40,41,44,45,46,48,49,50 & 51 PL 65R20291 UNTIL 

DESIGNATED AS A PUBLIC HIGHWAY, AS IN LT1357482. T/W 

EASE OVER PT LT 5 CON 5, PTS 3 & 10 PL 65R27858, AS IN 

YR631007. T/W EASE OVER PT LT 5 CON 5, PTS 9 & 10 PL 

65R27858, AS IN YR631007 CITY OF VAUGHAN 

 

1.0 Background and Site Context 

The Subject Lands are presently occupied by the Hilton Garden Inn Toronto/Vaughan hotel 

and associated surface parking. Surrounding uses include existing office, commercial, and 

industrial uses to the south and east, as well as on the north side of Highway 7, the VMC 

substation to the east, and the Residence Inn by Marriott hotel immediately to the south. 

Residential and mixed-use towers under construction are located to the west and northeast. 

The Subject Lands have undergone an extensive development review process with multiple 

submissions beginning in early 2017 under the prior owner. VMC GP acquired the Subject 

Lands in November 2021 and assumed carriage of the existing Site Development 

Application DA.17.015 (the “SPA”). The SPA , to permit a high-rise mixed-use development 

consisting of 1,649 residential units in three towers (55, 55, and 46 storeys), a hotel, a 

convention centre, and 6 levels of underground parking accommodating 1796 parking 

spaces (the “Icona Development”), was conditionally approved by Council in June 2018. 

The SPA approval was subject to conditions, which included: 

1) execution of a site plan agreement; 

2) final approval of the site plan drawings; 

3) approval of variances to Zoning By-law 1-88 to permit the Icona Development, including 

an increase in permitted building height, which approval shall be subject to a Section 

45(9) agreement for community benefits; and 

4) resolution of Appeal #164 of the 2010 Vaughan Official Plan for the Subject Lands. 

The SPA conditions were further amended by Council on September 29, 2020 to authorize a 

cash payment of $1.2 million towards the City’s Public Art Program in lieu of an on-site 

public art installation. 

On July 19, 2018, the previous owner submitted an application to the Vaughan Committee 

of Adjustment Zoning for variances to Zoning By-law 1-88 to permit the development 

standards contemplated by the Icona Development, in order to satisfy Condition 3) above.  

On June 27, 2019, the Committee of Adjustment approved Minor Variance Application 

A136/18, subject to certain conditions, to permit the Icona Development including an 

increase in building height for the southerly tower, revised setbacks, Build-to-Zone, and 

landscape strip requirements, and revised parking, loading, and bicycle parking 

requirements. A Section 45(9) agreement was executed and registered on title in 

accordance with the Minor Variance decision A136/18.  
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In May 2021, a further application to the Committee of Adjustment was submitted to reduce 

the required number of parking spaces for the Icona Development. On June 30, 2021, the 

Committee of Adjustment approved Minor Variance Application A124/21, permitting 660 

parking spaces for the residential uses, calculated at a rate of 0.4 spaces per unit. 

In order to satisfy Condition 4) above to the SPA approval, a site-specific policy (Policy 

9.3.13, Area K) within the VMCSP with specific built form standards for the Icona 

Development was approved by the Local Planning Appeal Tribunal (now the Ontario Land 

Tribunal) on May 13, 2021, which resolved Appeal #164 of the VOP for the Subject Lands.  

2.0 Revised SPA and Current Development Proposal 

Since its acquisition of the Subject Lands, VMC GP and its consultant team have met with the 

City to discuss revisions to certain aspects of the former Icona Development in order to align 

with VMC GP and the City’s aspirations for the Subject Lands. VMC GP is now advancing a 

revised SPA, through a resubmission filed with the City on September 23, 2022 that 

includes the following components: 

- Three residential towers at 55, 46, and 40 storeys atop a connected podium ranging 

from 1 to 5 storeys in height; 

- A total floor space index (“FSI”) of 11.28; 

- 4,973.30 square metres of office gross floor area (“GFA”) within the podium of the 

south tower; 

- 788.80 square metres of retail GFA within the podium; 

- 125,000.30 square metres of residential GFA and 1,844 residential units; 

- 4,337.50 square metres of amenity area, including 1,596 square metres of outdoor 

amenity area; 

- 1,892 square metres of POPS in the southeast corner; 

- 3 levels of underground parking and 747 parking spaces, including 5 short-term 

surface parking spaces; and 

- 1,065 bicycle parking spaces. 

The revised Site Plan is shown in Figure 2 below. 
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Figure 2: Site Plan 

 

Source: IBI Group, 2022 

3.0 Minor Variances 

The purpose of this minor variance application is to seek a reduction in the required 

residential parking space rate for the proposed mixed-use development. Consistent with the 

plans submitted for SPA review, the following variances to Zoning By-law 1-88 are required:  

1. To permit the reduction of required parking spaces from 0.4 parking spaces to 0.25 

parking spaces per residential unit (461 spaces) 

As the City’s new comprehensive Zoning By-law 001-2021 remains under appeal as it 

applies to the Subject Lands, a minor variance is only being sought to Zoning By-law 1-88.  

The proposed total parking supply is 747 parking spaces: 461 residential parking spaces (at 

the proposed rate) and 286 non-residential parking spaces (office, retail, and residential 

visitor). This takes into account the parking sharing factors within both Zoning By-laws 1-88 

and Zoning By-law 001-2021 and reflects the governing weekday evening period.  
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A Transportation Impact Study, which includes a detailed assessment of the parking needs 

and proposed rates for the revised SPA dated September 2022 was prepared by BA Group 

and is enclosed with this application (the “Revised TIS”).  

The following portion of this letter assesses the requested variance in the context of the 

four minor variance tests under s.45(1) of the Planning Act. In my opinion, the proposed 

variance maintains the intent of the Official Plan and Zoning By-law, is minor in nature, 

desirable for the appropriate development of the land, and should be approved. 

3.1 Precedent Variances in the Surrounding Area 

There are several developments within the VMC that have been approved with reduced 

resident parking supplies similar to or lower than the proposed parking residential parking 

rate for the Subject Lands, given their vicinity to the VMC Subway Station and the Hwy. 7 Bus 

Rapid Transit Corridor. Examples include the following:  

• VMC Tower 3: 0.33 resident parking spaces per unit 

o SmartCentres VMC Residences ("Transit City 3") 

o SW Corner, Portage and Millway 

o File Nos. DA.17.062 and 2.17.028, 

o By-law 070-2018 

o Under Construction / Built 

• VMC Block A5: 0.18 resident parking spaces per unit 

o Approved 

o NE corner of Hwy. 7/Interchange Way 

• VMC Block 3, North: 0.25 resident parking spaces per unit 

o SW corner of Hwy. 7 / Interchange Way 

o Approved 

These examples are indicative of a level of support and acceptance of parking supply 

standards that are substantially lower than the former requirements of the City of Vaughan 

Zoning By-law 1-88 and more in-line with, and some lower than, the recently passed Zoning 

By-law 001-2021 parking rates. The proposed minimum resident parking supply ratio of 

0.25 spaces per unit for the Subject Lands is similar to recent approvals for resident parking 

rates requirements in the VMC area. 

4.0 Minor Variance Tests 

Section 45(1) of the Planning Act outlines four tests to which applications for minor 

variances must comply. A description of how the requested variance meets each of the four 

tests is outlined below. 

4.1 The general intent and purpose of the City’s Official Plan is maintained  

The proposed parking supply conforms to the policy directions outlined in the City of 

Vaughan’s Official Plan. The Subject Lands are located in the Vaughan Metropolitan Centre 

Urban Growth Centre and within a proposed Major Transit Station Area, as defined by A 

Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2019 and the York Region 

Official Plan. These areas are intended to be the focal area for intensification and to 
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accommodate significant population and employment growth. The significant growth targets 

set out for the VMC rely on a comprehensive transportation network to accommodate a full 

range of mobility options, including higher order transit, cycling, and walking. These 

established policies respond to climate change, improving air quality, linking land use and 

transportation, and managing parking supply.  

As mentioned in the Revised TIS, the proposed development and parking supply aims to 

reduce emissions by supporting a compact pattern of urban growth supporting a 

comprehensive transportation network to provide multiple options for mobility while 

prioritizing cycling, walking, and transit use (Policy 3.7.1.4; Policy 4.1.1.1; Policy 4.1.1.2). 

Intensification Areas prioritize transit investments and land use planning decisions that 

maximize use of transit infrastructure (Policy 4.1.1.4). They also support context sensitive 

reduction of parking to meet this goal and reviewing parking standards to minimize the 

provision of excess parking (Policy 4.1.1.4; Policy 4.3.2.2). 

The VMCSP provides further policies related to parking in recognition of the planned 

function and land uses within the VMC and the availability of transit services. In particular, 

Policy 4.6.3 encourages transit-supportive parking standards for residential and non-

residential uses to facilitate development of the VMC and encourage non-automobile travel. 

The proposed reduction to the supply of residential parking is context-sensitive, taking into 

account parking proposed and approved for nearby developments, the range of mobility 

options, and represents transit-supportive rates that serve to support the existing higher 

order transit in the area. It is aimed to reduce the demand for single occupant vehicle trips 

by encouraging other modes of travel.  

The proposed reduction to resident parking supply conforms with and maintains the general 

intent of the City of Vaughan Official Plan. 

4.2 The general intent and purpose of the City’s Zoning By-law is 

maintained 

The former residential parking standards outlined in the City of Vaughan Zoning By-law 1-88 

for the VMC can be described as conservatively high relative to the parking demands 

generated by residential buildings adjacent to higher order transit and subway stations. 

While the recently passed Zoning By-law 001-2021 advances the reduction of resident 

parking rates within the VMC, this By-law is not in force on the Subject Lands and as such 

does not apply. 

The approved variance A124/21 brings the residential parking rate requirement on the 

Subject Lands in line with the requirement under Zoning By-law 001-2021, being 0.4 spaces 

per residential unit. However, recent studies within the City relating to the update of the 

VMCSP and other intensification areas, recognize the importance of reducing and or 

eliminating minimum parking requirements in order to encourage transit usage, active 

transportation, and creating complete and transit-supportive communities. The proposed 

variance meets the general intent and purpose of the by-law by providing parking for both 

residential and non-residential uses.  



RE:  VMC GP Inc. - Minor Variance Application October 4, 2022 

 

  Page 8 of 9 

The reduction in residential parking rates only supports reducing single-occupant vehicle 

trips within the VMC by future residents but does not impact the visitor and non-residential 

use trips or parking supply. There are no other variances requested, keeping the nature of 

the mixed-use development the same, which maintains the intent of the land use 

permissions and zoning standards established for this area.   

4.3 The requested variance is desirable for the appropriate development or 

use of the land, building or structure 

It is my opinion that the requested variance to the residential parking supply is desirable 

and appropriate for the development and use of the land.  

As noted above, the proposed parking rate is required to support the development of the 

proposed mixed-use development. The redevelopment of the Subject Lands contributes to 

meeting the City’s goals and objectives for the VMC, including meetings its intensification 

targets, building a modern, urban downtown core, and creating transit-supportive 

communities. The reduction in parking supply also reduces the cost of construction of the 

project (requiring less levels of underground parking), which improves housing costs and 

enhances affordability for future residents. Given the precedence of similar or lower parking 

rates for other residential developments and the existing transit infrastructure in the VMC, 

the requested variance is appropriate and desirable.   

4.4 The requested variance is minor 

The proposed variance is minor as it has no impacts on adjacent lands, neighbouring 

landowners, or future visitors and tenants of the proposed development. The reduction in 

residential parking is supported by a Transportation Demand Management Plan prepared by 

BA Group which will further promote transit usage and active transportation for future 

residents.  

In absolute terms, the proposed variance results in a reduction from 738 residential parking 

spaces to 461 residential parking spaces (277 spaces). Given the scale of the development 

(at 1,844 units and over 130,000 square metres of total GFA), this reduction is minor and 

implements a truly transit-supportive parking ratio. The proposed development also 

includes a substantial amount of bicycle parking to offset a portion of the parking space 

reduction.  

5.0 Application Materials 

In support of the minor variance application, please find enclosed (and submitted digitally 

through the Committee of Adjustment Online Submission Form): 

• One (1) copy of the Chart – Confirm Variances Requested; 

• One (1) copy of the Chart – Property Setbacks for all Existing and Proposed 

Structures; 

• One (1) copy of the Chart – Size of all Existing and Proposed Structures 

• One (1) copy of the Revised Transportation Impact Study prepared by BA Group, 

dated September 2022; 
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• One (1) copy of the Plan of Survey prepared by KRCMAR dated July 29, 2022; and 

• One (1) copy of the Architectural Package prepared by IBI group, dated September 

21, 2022. 

The Minor Variance application fee of $3,155.00 will be provided under separate cover. 

We trust the enclosed information is sufficient to support the application and request to be 

scheduled on the earliest Committee of Adjustment agenda. Should you have any questions, 

please contact the undersigned. 

Yours very truly, 

Malone Given Parsons Ltd. 

 

 

Lauren Capilongo, MCIP, RPP 

Principal  

 

cc: Client 
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SCHEDULE D: PREVIOUS COA DECISIONS ON THE SUBJECT LAND  

File Number Date of Decision 
MM/DD/YYYY 

Decision Outcome 

A136/18 06/19/2019 Approved by COA 
A064/05 03/31/2005 Approved by COA 
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