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March 28, 2019

Committee of the Whole d ‘
2141 Major Mackenzie Drive COMIUNICATION |
Vaughan, Ontario . Date: AP"&J i% ITEM NO. 3
L6A 1T1 - o
Attention: Mr. Toedd Coles,

City Clerk

Dear Members of the Committee of the Whole

Re: Zoning By-law Amendment Fiie Z18.038
33 Centre Inc.
Vicinity of Centre Street and Yonge Street
Committee of the Whole Public Hearing April 2, 2019

My husband and 1 are the owners of the property at{fJOld lane Street, Thornhifl, and have
lived there for 32 years. We are opposed to this application, in its current form, for the
following reasons:

The addition is too large. The Thornhili Vaughan Heritage Conservation District Plan (5.4.2.2)
stipulates that any addition is to be physically and visually compatible with and subordinate to
the heritage resource on the property. The mass and scale of the proposed addition (666.9
square metres) will dwarf the heritage buiiding at 33 Centre Street.

The addition is incompatible with the heritage building at 33 Centre St. and other buildings in
the Heritage Area The addition looks ultra-modern and is clearly not visually compatible with or
sensitive to the heritage building at 33 Centre Street or other buildings in the Heritage District. It
would benefit from a proper heritage design.

There is not enough parking. The applicant is proposing 19 parking spaces. This is five less than
the standard of 24 spaces, This is in a residential area that has narrow streets, without
sidewalks, and has had a large number of on-street parking issues from neighbouring
commercial uses ovet the years. Reducing the size of the building by about 20-25% will allow the
applicant to increase the parking to meet the standard number of spaces.

The Minimum Side Yard Setback is far too small. The proposed 1.22 metre side yard setback is'
far less than the standard 9 metres. This means that the corimercial building will be located
right next to the abutting residential property at () Elizabeth Street. It also removes the
opportunity for there to be a proper landscaping and snow removal buffer from the abutting
residential property.

Too many trees are being removed. The proposal requires the removal of 16 trees.and injury to
11 trees. This means that 90% of the trees on the property will be adversely affected. This is
inconsistent with the maintenance of a Heritage District which is characterized by open space
and mature trees,




There are storm water drainage issues that have not been addrassed satisfactorily. The lack of
free flow of storm water from the subject property 1o Yonge Street means that storm water will
coflect and pond (as it presently does) and infilfrate onto abutting properties; thereby causing a
nuisance. This situation could be exacerbated by placing asphalt for parking uniess remedied by
a proper drajnage system,

Given the abave, | would respectfully request that you reject the above application in its presént
form. Perhaps the applicant colild meet with the neighbouring owners with a view to resolving
some or all of these issues and coming back to Council with'a revised application.

Respectfully submittad,

Wewtdr, Thia 2,

Heather Kelly /
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Subject: ~Zoning By-law Amendment File Z18.038 - 33 Centre St,, Thornhill

P PUBLIC HEARING ~ ) ||
From: Aryeh Snitman (D COMMUNICATION ™ |
Sent: Friday, March 29, 2019 11:54 AM . . _
To: Clerks@vaughan.ca Date: A’P?' .Zlici ITEM NO. 5924

Subject: Zoning By-law Amendment File Z18.038 - 33 Centre St., Thornhill

Attention: Mr. Todd Coles, City Clerk

Dear Sir,
We reside atf)Brooke Street, barely 200 meters distance from the proposed development at 33 Centre Strest.

We strongly oppose the proposed development application in its present form. Although prior.commitments prevent us
from appearing in person at the April 2 public nieeting called to discuss this application, we-wish 16 have our views
included in the record of deliberations.

As you know, the subject property is sited within the area of the Thornhill-Vaughan Heritage Conservation District. The
rutes governing developiment in this area impose.certain restrictions and requirements, The spirit and object of these
rutes is that rew development must be consistent with'the historic naturé and character of the:surrounding area and, In
particular, the properties adjacent to the site of any proposed development.

Based on lhe draft plan for 33 Centre Street which the City offices have provided us, the proposal for 2 disproportionately
iarge commermal buﬂdang, together wrth significant adjacent parklng areas (notwlthstanding that the proposed parkmg

character of the area, nor the adjacent propeftles in partacular

The 33 Centre Street propetty presently contains mature trees, which enhanee the character of the
neighbourhood as a whole and contribute to effective surface water management in the area. These trees will
be replaced by a parking lot, under the curtent proposal, which in addition to being an aesthetic blight, will put
the area at risk of 'signiﬁcant_,s;urface-w_ater accumylation,

We note with great concern the proposal for minimal yard setbacks, which would put the newly developed areas-at barely
arm's length from our neighbours' yard at @) Elizabeth Street,

Broader neighbourhood implications are-also readily apparerit. A.commercial development of this scope will creats
issugs of congestion and parking insufficiency. The adjacent foads.are relatively nartow and parking Is not perm itted on
Centre or Elizabelli Streets. There are no sidewalks on Elizabeth, Brooke or Old Jane Streel. Any resultant increase in
vehicular movement and parking will negatively impact pedestrian safety on these streets, in particular-our senjors and
chifdren.

Thank you for taking our comments into consideration in your evaluation of the current develapment proposal. '
Sincerely,

Aryeh Snitman
Heather Rinzler-Shitman
Meira Snitman
Aviva Snitman
Shira Snitman
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Subject: 718,038, 33 Centre Street, Thornhill :
PUBLIC HEARING .3 =
COMMUNICATION e

From: Stan Gertol (D Date: Apr 2] mewno. O
Sent: Friday, March 29, 2019 11:11 AM \

To: Clerks@vaughan.ca
Subject: 218.038, 33 Centre Street, Thornhill

Attention: Mr, Todd Coles, City Clerk

My wife and 1 6ppose this application.

We have owned and lived at Brooke Street

for 28 years.

We do not support the eurrent application for the following reasons:

1. The proposed addition is too large. | 7 .
It is not compatable with the surrounding properties ot within the Thornhill Vaughan Heritage Conservation
District Plan requirements.

2. Parking is a big issue, Thers is insufficient

parking being provided 19 spaces vs tequired 24 spaces.

This will result in on street parking and contribute to increased safety issues of vehicle

movements on the streets and increase safety issues of parked cars especially for the many pedestrians
including seniors and children.

3. Side yards are extremely reduced 2.2m (4fect) vs required 9m (29.5 feet). This isnot
acceptable.

4. Major mature trées removal, There will be-approx 16 mature trees to be removed which is contrary to the
heritage preservation of mature trees,

5. Storm water drainage,
There will be increase runoff which has not been engincered or demonstrated how being dealt with and may
cause adverse affects to the area and nuisance, burden, time and costs to the-City and taxpayers.

Therefore we request that this applicaticir be denied.

Possibly a revised and improved development
plan which.addresses the above issues can be submitted for review and consideration.

Thank you,

Mr. and Mrs. Bertoia
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i - . ~
germ?rep?aa:szl:ou”ans PUBLIC HEARING
: : COMMUNICATION
The Corporation of the City of Vaughan i —
2141 Major Mackenzie Drive Date: AW' fl}ﬂ ITEM NO. ”D#
Vaughan, ON
L6A 1T1

Via email: armine.hassakourians@vaughan.ca
policyplanning@vaughan.ca

Dear Ms. Hassakourians:

RE: New Community Area Block 41 Secondary Plan Study, City of Vaughan
City File # 26.4.2
Our File # PAR 29981

The following letter is provided on behalf of TransCanada Pipelines Limited (“TransCanada”)
to provide City staff and members of Council with our comments on the New Community Area
Block 41 Secondary Plan (the “Block 41 Plan”) as requested with the release of the draft to the
public on March 13“’, 2019. Given the limited time within which to review and provide
comments, we reserve our right to provide additional comments following the public meeting,
if necessary.

Summary

TransCanada has operated its Station 130 compressor station at its current Weston Road
location in the City of Vaughan since 1959. The Station is federally regulated and a vital part
of the national network of natural gas transmission and critical to gas distribution in the local
area. Any proposed development adjacent to the Station is subject to Provincial policies and
must be compatible with the Station’s current and future operations. In our view, the
designation of lands for development within the “Noise Influence Area” as proposed by the
Block 41 Plan, prior to confirmation that development is compatible with Station 130 and free
from adverse effect, is premature. TransCanada recommends that further study be
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undertaken prior to any designating of lands for residential or other sensitive land uses, as
opposed to approving a designation now, and studying potential adverse effects later.

We also believe it is important to provide context to our comments in relation to
TransCanada’s role and interest in land use planning and the history of TransCanada’s
involvement and past correspondence through the Secondary Plan process as well as the
applicable Provincial planning policy framework.

1. Background Context

TransCanada’s Role and Interest in Land Use Planning

TransCanada owns and operates one of the largest networks of natural gas transmission
pipelines in North America. Within the City of Vaughan, TransCanada has its Station 130
facility (also known as the Maple compressor station) which serves as a hub for natural gas
transmission in southern Ontario. Station 130 is located on approximately 38.85 ha (96 acres)
of land located at 11200 Weston Road within the Block 41 Plan study area. In addition, there
are multiple pipelines which converge at Station 130 within TransCanada owned lands and
within rights-of-way which traverse the Block 41 Plan area, three pipelines run east and two
pipelines run west and north from the Station. Station 130 was constructed in 1959 and has
expanded several times to meet the national energy supply needs of Canadians. This station is
critical to the overall system design for the transmission of natural gas nationally and its
delivery to the local distribution companies who convey the natural gas to the ultimate
consumer.

TransCanada’s interest and proactive role in land use planning and the requirements of the
National Energy Board Act and regulations, were recently presented to Vaughan staff as part
of an information exchange and presentation in November of 2018. At this session two areas
of focus were noted: public safety related to the nature of the land uses abutting the pipeline
rights-of-way and compatibility between TransCanada’s facilities and sensitive land uses.

Provincial policy recognizes the importance of major facilities and infrastructure through
policies 1.6.1 and 1.2.6.1 in the Provincial Policy Statement, 2014 (“PPS”) and Vaughan’s
Official Plan, Section 8.4.3, specifically notes that “any development within close proximity to
TransCanada’s facilities may affect the safety and integrity of the pipeline”.

TransCanada also notes a recent CSA Group (formerly the Canadian Standards Association)
standard entitled “CSA 7Z663-18, Land use planning in the vicinity of pipeline systems” was
released in September 2018. The standard was developed with input from both industry and
municipalities and states:

Effective land use planning in the vicinity of pipeline systems should include all
relevant stakeholders. With an objective to realize an informed decision making
process, effective land use planning in the vicinity of pipeline systems promotes



awareness through consistent and collaborative stakeholder communication early in
the land use planning process.

This Standard intends to address the challenges facing land use planning in the vicinity
of pipeline systems in Canada; outlining requirements and best practices that when
consistently applied will enhance informed development. Land use planning that
considers the existence of pipeline systems can support the planning for and provision
of emergency services and pipeline integrity.

The relationship between TransCanada’s compressor stations and other land uses is also of
significance to TransCanada to ensure its infrastructure and ability to expand as required is
protected. Land use planning must be coordinated to ensure compatible land uses are
established in plans and policies. TransCanada is engaged in municipal plan formulation
throughout Ontario and across Canada to ensure its interests and regulatory requirements, as
well as public health and safety, is protected through appropriate land use locations,
designations and policies.

TransCanada has executed agreements with customers seeking further expansion of its
system which will require TransCanada to add compression facilities at a number of locations
in Ontario, including the Maple compressor station.

Prior to determining the final facilities design, TransCanada must conduct additional external
and internal processes which will occur over the next few months. Following the close of
these processes, TransCanada will finalize its facilities design with a plan to file its facilities
application with the National Energy Board prior to the end of this year.

TransCanada’s Role and Past Involvement in the Secondary Plan Process

Prior to the Block 41 Plan process commencing, TransCanada was engaged with the Region of
York and the City of Vaughan in relation to the issue of compatibility and land use around
Station 130. Lehman and Associates prepared a report (July 2008) entitled “TransCanada
Pipelines Compressor Station 130 and Land Use Compatibility”. The purpose of this report was
to inform the Region and the City about TransCanada’s operations at Station 130 and to
identify potential impacts the Station 130 facility would have on future proposed lands uses.
In September of 2009, TransCanada also provided information to the Region of York in
relation to its Official Plan to ensure appropriate policies were included that recognized
TransCanada’s facilities. These comments were prepared in the context of Station 130’s
operations at the time, and prior to the recent expansion of the C plant.

TransCanada was engaged in the Block 41 Plan process both as a member of the Technical
Advisory Committee (TAC) and as a major landowner given the significant federal
infrastructure that exists. Early in the process, TransCanada provided a number of comments
on the draft land use concept for Block 41. Letters were provided to the City on behalf of
TransCanada on September 14, 2015, December 10, 2015 and March 10, 2016 that identified



the importance of TransCanada’s operations at Station 130 and the potential impacts the
Station 130 facility would have on future proposed land uses. The submissions addressed the
necessity for the protection of TransCanada’s infrastructure as set out in the Provincial Policy
Statement (Section 1.6) and identified the requirement for separation distances and buffering
from the compressor station to sensitive lands uses. The submissions also noted concerns
with the trail system proposed through TransCanada’s lands as well as the major road
proposed to cross TransCanada’s existing privately- owned driveway into Station 130. In
relation to the noise impact issues specifically, the submissions included draft policy wording
relating to the NPC 300 Guidelines issued by the Ministry of the Environment and Climate
Change (MOECC) and a map related to a Noise Influence Area surrounding the station based
on initial work by Stantec dated March 2016 that reflected the configuration and operations
at Station 130 at that time and conceptual modelling around a future C plant expansion

In 2017, TransCanada proceeded with its planned expansion to Station 130 with the “C4
Plant” and through that process under the National Energy Board, met with the City to review
and discuss the project. During this time, TransCanada also met with the Block 41 Landowners
Group (the “Block 41 Owners”) and were provided with a conceptual neighbourhood design
by the group as well as a noise study completed by Valcoustics. Upon seeing how close
sensitive land uses were being proposed to Station 130, TransCanada had its noise consultant
Stantec complete a further detailed noise impact assessment specifically in relation to the
proposed residences taking into account all aspects of generated noise, including low
frequency noise. A copy of Stantec’s updated assessment dated January 2018 was provided
both to the Block 41 Owners and the City of Vaughan on January 24, 2018.

On January 5, 2018, TransCanada received a letter from the City, wherein it was noted that
the Block 41 Plan was close to final approval. In a response to the City dated January 24, 2018
(a copy of which is attached), TransCanada again reiterated the importance of ensuring that
future development of sensitive land uses be compliant with the NPC 300 Guidelines issued by
the MOECC and that potential environmental impacts and noise influence areas be taken into
account.

2. Provincial Planning Policy Context

As has been conveyed through past correspondence, consideration of TransCanada’s facilities
is required through the development of planning policy in Ontario which must be consistent
with and conform to Provincial policy. The Block 41 Plan must be consistent with the
Provincial Policy Statement (2014) and must conform to and implement the Growth Plan for
the Greater Golden Horseshoe (2017).

Provincial Legislation

Planning Act

Section 2 of the Planning Act sets out the “matters of provincial interest” which the Minister,
the council of a municipality, a local board, a planning board and the Tribunal shall have
regard to while carrying out their responsibilities under the Act. While all matters under
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Section 2 are relevant to the Block 41 Plan, the following matters of provincial interest are
specifically applicable to land use designations and land use compatibility near TransCanada’s
facilities:

(h) the orderly development of safe and healthy communities;

(I) the protection of the financial and economic well-being of the Province and its
municipalities;

(n) the resolution of planning conflicts involving public and private interests;

(o) the protection of public health and safety;

(p) the appropriate location of growth and development.

These interests must be regarded in all decisions under the Planning Act and must be
considered in the Block 41 Plan to ensure public health and safety above all other is protected.

Provincial Policy Statement (2014)

As has been reiterated through past correspondence, the Provincial Policy Statement (PPS)
applies to the proposed Secondary Plan process and the resulting policies are required to be
consistent with the PPS.

The PPS provides policy direction on matters of provincial interest related to land use planning
and development in Ontario. As a key part of Ontario’s policy-led planning system, the PPS
sets the policy foundation for regulating the development and use of land.

Section 1.2.6.1 of the 2014 PPS states that “major facilities and sensitive land uses should be
planned to ensure they are appropriately designed, buffered and/or separated from each other
to prevent or mitigate adverse effects from odour, noise and other contaminants, minimize risk
to public health and safety, and to ensure the long-term viability of major facilities.”

Station 130 is a “major facility” as defined in the PPS. All proposed development within the
Block 41 Plan needs to be located and designed to prevent or mitigate adverse effects and
mitigation measures must be appropriately provided by the developers to address the adverse
effects related to noise. This policy should be implemented with clear language in the Block 41
Plan.

Section 1.3.1 Planning authorities shall promote economic development and competitiveness
by:

a. providing for an appropriate mix and range of employment and institutional uses to
meet long-term needs;

b. providing opportunities for a diversified economic base, including maintaining a range
and choice of suitable sites for employment uses which support a wide range of
economic activities and ancillary uses, and take into account the needs of existing and
future businesses;

Cc. encouraging compact, mixed-use development that incorporates compatible
employment uses to support liveable and resilient communities; and,



d. ensuring the necessary infrastructure is provided to support current and projected
needs.

Section 1.6 provides policies for Infrastructure and Public Service Facilities. Section 1.6.1
states:

“Infrastructure, electricity generation facilities and transmission and distribution
systems, and public service facilities shall be provided in a coordinated, efficient and
cost-effective manner that considers impacts from climate change while
accommodating projected needs. Planning for infrastructure, electricity generation
facilities and transmission and distribution systems, and public service facilities shall be
coordinated and integrated with land use planning so that they are:

a) Financially viable over their life cycle, which may be demonstrated through

asset management planning; and,

b) Available to meet current and projected needs.”

Again, these policies have been reiterated by TransCanada in past submissions and
correspondence to ensure its facilities are maintained and protected. The Block 41 Plan
policies need to emphasize and make clear the need to protect the current infrastructure and
ability for station expansions on TransCanada-owned lands to meet current and projected
needs.

A key issue related to consistency with these policies is to ensure protection through
compatible land use as a first principle. This requires the study of proposed land uses in
relation to potential adverse effects before land is designated for such uses. This is different
than designating land uses subject to further study to determine mitigation. TransCanada’s
position is that the areas within Station 130’s Noise Influence Area should not be designated
through the Block 41 Plan process but rather be subject to further study to ensure potential
adverse effects and impacts can be mitigated before the proposed residential land uses are
approved. Any proposed underlying land use designation will only come into force once it has
been demonstrated to the City and TransCanada’s satisfaction that the land uses are
compatible and there will be no adverse effects It is not appropriate or consistent with
Provincial policy to designate uses prior to ensuring the proposed uses are compatible with
existing infrastructure/major facilities.

Growth Plan for the Greater Golden Horseshoe, 2017

The Growth Plan for the Greater Golden Horseshoe, 2017, responds to the key challenges
that the region continues to face over the coming decades with enhanced policy directions.
The Growth Plan provides policies for where and how to grow, directing that population and
employment growth should be located in urban areas and rural settlement areas. The policies
of the Growth Plan focus on the key themes of developing cities and towns as ‘complete
communities’ by meeting people’s needs for daily living, which is to be achieved by directing
growth to built up areas. The Growth Plan also promotes transit-supportive densities; a
diverse mix of land uses; a range and mix of employment and housing types, including



affordable housing; high quality public open space and easy access to local stores and
services.

In relation to infrastructure, the Growth Plan provides policies that protect and support
infrastructure which includes pipelines and facilities. Section 3.2 states as follows:

“3.2 Policies for Infrastructure to Support Growth

3.2.1 Integrated Planning

Infrastructure planning, land use planning, and infrastructure investment will be
coordinated to implement this Plan.

Planning for new or expanded infrastructure will occur in an integrated manner,
including evaluations of long-range scenario-based land use planning and financial
planning, and will be supported by infrastructure master plans, asset management
plans, community energy plans, watershed planning, environmental assessments,
and other relevant studies where appropriate, and should involve:

a) leveraging infrastructure investment to direct growth and
development in accordance with the policies and schedules of this
Plan, including the achievement of the minimum intensification and
density targets in this Plan;

b) providing sufficient infrastructure capacity in strategic growth areas;

c) identifying the full life cycle costs of infrastructure and developing
options to pay for these costs over the long-term; and

d) considering the impacts of a changing climate.”

The Growth Plan also contains specific definitions for energy transmission pipelines and
infrastructure as follows:

“Energy Transmission Pipeline

A pipeline for transporting large quantities of oil or natural gas within a province or
across provincial or international boundaries. Energy transmission pipelines do not
include local distribution pipelines.

Infrastructure

Physical structures (facilities and corridors) that form the foundation for
development. Infrastructure includes: sewage and water systems, septage treatment
systems, stormwater management systems, waste management systems, electricity
generation facilities, electricity transmission and distribution systems,
communications/telecommunications, transit and transportation corridors and
facilities, oil and gas pipelines and associated facilities. (PPS, 2014).”



Again, these Provincial policies specifically identify the importance of protecting and
maintaining existing and planned infrastructure to support growth in Ontario.

The principle of the land use policies for Block 41 should first ensure that there are no adverse
effects in relation to sensitive land uses in proximity to the Station 130 lands prior to the
designation of such lands of potentially incompatible land uses that would not conform to
Provincial policy. Conformity can be achieved by restricting land uses within the Noise
Influence Area until the appropriate studies are undertaken to confirm if impacts and adverse
effects can be mitigated. Securement for mitigation can then be provided through the further
implementing approvals such as the detailed block plan and draft plans of subdivision.

We believe a revised policy framework should be provided within the Block 41 Plan to
properly address the requirements for land use compatibility under the Provincial policies.

3. Comments on the Block 41 Plan

The following detailed comments represent those TransCanada were able to consolidate prior
to the public meeting. As noted at the Technical Advisory Committee (TAC) meeting held on
March 4™, 2019, TransCanada will require additional time to undertake a comprehensive
review of the Block 41 Plan and to provide full comments. In addition to providing comments
and questions, we have also where possible, provided recommended revisions to the policies
which are highlighted in bold and providing on the chart circulated with the Block 41 Plan for
staff’s assistance a copy of which is attached.

General Comments

We are pleased to note that the Purpose of the proposed amendment includes the
requirement for land use that is compatible with surrounding land uses. In the Basis section
of the proposed amendment while there is reference to the PPS and the Growth Plan, there is
not a reference to the policies related to the importance of the protection of infrastructure
and the need for compatibility. We would recommend that additional reference be made in
these sections to recognize the current physical context and TransCanada’s infrastructure.

One additional general comment on the preparation of the Block 41 Plan is the lack of
reference to the preparation of a noise study to address compatibility of proposed land uses
within proximity to the Station 130 lands. Again, there is no analysis of whether the proposed
land uses, based on a noise study, as a foundational study, can be provided without adverse
effects as a first principle of compatibility to ensure the protection of the existing
infrastructure. There is also no reference to the NPC 300 or D-6 guidelines as a requirement
for policy determination.

Part A of the Plan contains a list of foundational studies. None address noise and noise
impacts. In Section 5.0, there is a list of Provincial and Regional policies that define the policy
context for the Secondary Plan to address. Absent from this list is the protection of



infrastructure under the PPS and the Growth Plan, compatibility of land uses, noise impacts
and adverse impacts. There is also again no reference to the NPC 300 or D-6 Guidelines. These
references should be added to the section.

Part B of the Plan provides Development Principles under Section 2.1 b. However, there are
no development principles related to compatibility or the need to address adverse effects and
impacts.

Section 3.0 reflects community structure. The reference to TransCanada’s facilities in Section
3.1.9, should be expanded to incorporate the language from Section 8.4.3 of the Vaughan
Official Plan. Section 8.4.3 of the Vaughan Plan states:

“8.4.3 Natural Gas

TransCanada Pipelines Limited operates high pressure natural gas pipelines within its
right-of-way. Any development within close proximity of TransCanada’s facilities may
affect the safety and integrity of the pipeline. TransCanada is regulated by the National
Energy Board. There exist a number of requirements requlating development in
proximity to pipelines, including approvals for activities on or within 30 metres of the
right-of-way such as excavation, blasting and any movement of heavy equipment.

It is the policy of Council:

8.4.3.1. That, for development proposals within 200 metres of the pipeline right-of-way
or compressor station, the City shall require the applicant to pre-consult early in the
process with TransCanada or its designated representative. The pipeline right-of-way is
shown on Schedule 12.

8.4.3.2. That no permanent building or structure may be located within 7 metres of the
pipeline right-of-way. A reduction in the 7 metre setback will only be considered if it
can be demonstrated, to TransCanada’s satisfaction, that it will not compromise the
safety and integrity of the pipeline and if all necessary municipal approvals are
obtained.

8.4.3.3. That no building or structure is permitted within 3 metres of the right-of-way.
Accessory structures shall have a minimum setback of at least 3 metres from the limit
of the right-of-way.

8.4.3.4. That regard shall be given to noise levels where development is proposed in
close proximity to the TransCanada compressor station. A noise and vibration study, to
be carried out by the proponent, may be required for development proposals within
750 metres of the compressor station. The study will determine if provincial guidelines
can be achieved, and if necessary recommend appropriate mitigation measures.



8.4.3.5. That, where appropriate, the City will encourage the use of TransCanada’s
right-of-way for open space and trail purposes including an east-west open space link,
subject to TransCanada’s easement rights.”

These policies are important to the future development of the lands and should be
incorporated directly into the Block 41 Plan. It should also be noted that in addition to
easement rights, TransCanada owns property and the rights of ways within Block 41.

SENSITIVE LAND USES AND NOISE

Section 3.1.10 refers to “Sensitive Uses”. This should be referenced as “Sensitive Land Uses”
as italicized further in the section. These policies need to be revised to provide for clearer
requirements that address TransCanada’s infrastructure. Many of these policies assume the
land use designation has been approved and the noise studies are for the purpose of
addressing any adverse effects or impacts. As noted, the land use designations should not be
considered until the noise impacts are confirmed and the location from the Station 130 lands
is deemed appropriate and therefore consistent with Provincial policy.

More specific comments are as follows:

3.1.10 a) The referenced policy of the OP 5.2.1.2 states that mitigation is at the expense of the
developer. That language should be repeated here so there is no ambiguity and clarify of who
is responsible for mitigation.

3.1.10 b) Noise studies should be completed to the satisfaction of the City and Trans Canada.

3.1.10 c) The referenced policies of the Vaughan OP incorporate the Land Use Compatibility
Guidelines, but only in reference to lands that are designated General or Prestige
Employment. There are no lands in the Secondary Plan with that designation. This policy
should be amended to delete the policy references so it simply states “New development
should be in accordance with [not ‘refer to’] the Ministry of the Environment Land Use
Compatibility Guidelines ... “.

3.1.10 e) and f) These sections need to acknowledge that development shall not limit the
ability of the Station 130 to expand its operations in the future. The reference to the fact that
45dbA “...shall represent the assumptions used to assess noise impacts” is unclear. In
TransCanada’s view, as a matter of good planning, potential adverse effects and impacts from
low frequency noise should also be considered.

3.1.10 g) TransCanada should also be satisfied with the noise study and any proposed
mitigation.

This paragraph also refers to both “adverse effects” and “adverse impacts”. The latter term
does not appear anywhere in NPC-300, while the former is a defined term in the
Environmental Protection Act, as well as the Provincial Policy Statement. The term “adverse
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effects” should be defined in the Secondary Plan and should be referred in this policy. The
avoidance of adverse effects should be referenced as and the test that has to be met prior to
the designation of new sensitive uses being approved.

3.1.10 h) We agree that sensitive land uses may need to be prohibited to achieve
compatibility. In order to implement this policy we are recommending a policy approach,
similar to that used for environmentally sensitive areas, such that the underlying residential
land use designation within the Noise Influence Area may only take affect after a noise impact
study has been completed and accepted by the City and TransCanada and it is demonstrated
through the submission and approval of Noise Impact Studies that such uses can be approved
without adverse effects.

Section 3.9, Infrastructure and Utilities again should incorporate Section 8.4.3 of the parent
plan as well as Section 9.2.2.26 with amendments directly into the Block 41 Plan.

Schedule G:

Prior to approval of the Block 41 Plan, Schedule G must be finalized to the satisfaction of
TransCanada.

ROADS

Section 4.0, Transportation and Mobility, contains policies related to the street network. As
has been noted provided in several submissions to date, the Secondary Plan Schedule E
provides for a road crossing of TransCanada’s privately-owned driveway (east/west from the
Station to Weston Road). This driveway and the TransCanada pipelines running parallel to the
driveway are essential to the operation of TransCanada’s compressor station. As set out in our
comments dated March 28, 2019 on the North Vaughan and New Communities
Transportation Master Plan (“NVNCTMP”), TransCanada has in the past worked with Vaughan
and will continue to do so in the future to examine how a north-south connection might be
achieved in a manner that does not affect TransCanada’s operations.

Unimpeded access to the pipeline and compressor station on the existing TransCanada access
road is key to TransCanada’s operations, maintenance, emergency purposes, and for potential
future expansion activities, all of which involve access that may include heavy equipment and
large vehicles. The proposed road crossing over TransCanada’s privately-owned lands (shown
on Schedule E of the Block 41 Plan, and identified in the NVNCTMP, Appendix B: Block 41
Transportation Network, Exhibit 6-1 shown as Street 4) within Block 41 in its current location
and configuration is not acceptable to TransCanada. As such, TransCanada requests that the
Block 41 Plan and the NVNCTMP reflect this so there is no uncertainty as this matter
proceeds.

TransCanada is regulated by the National Energy Board and as such there are a number of
legislative requirements that apply to development in proximity to pipeline facilities and

rights-of-way, including specifically roads and trails. As such, certain activities must comply with

11



the National Energy Board Act (“Act”), National Energy Board Onshore Pipeline Regulations, the
National Energy Board Damage Prevention Regulations — Authorizations, National Energy Board Act
Damage Prevention Regulations — Obligations of Pipeline Companies and CSA Z662 — Qil & gas pipeline
systems.

Safety around pipelines is a shared responsibility and TransCanada notes that in addition to
federal regulatory requirements, Provincial policy also recognizes the importance of major
facilities and infrastructure as previously stated above.

STORMWATER MANAGEMENT

Section 8.2, Stormwater Management references the implementation of stormwater
management ponds in accordance with the direction of the East Purplecreek Subwatershed
Study and the Master Environment and Servicing Plan

TransCanada reviewed this study and had specific questions regarding calculated stormwater
targets for existing conditions and whether or not TransCanada lands were sufficiently defined
in the stormwater management model. Additionally, TransCanada expressed concerns about a
proposed stormwater management pond located directly north of the TransCanada site.
TransCanada requires additional information so that we can meaningfully analyze the findings
in the report to determine if there would be any adverse impacts to TransCanada’s existing
storm water regime, adjacent-owned lands, compressor site, or operations. TransCanada
posed its questions and requested additional information in its letters to the City dated June
19 and August 22, 2018. To date no formal response on the Study has been provided. Should
this study serve as the completed study, TransCanada still has unanswered requests and
unresolved comments as we have not received responses to these comments related to
stormwater management and our concerns in relation to the proposed stormwater
management pond located directly north of the Station 130 lands. To provide a pond at this
location without the required information being completed is premature. TransCanada needs
to see the responses to the comments and the additional information including the
conceptual design of the ponds.

TRAILS

Section 9.0 references implementation and interpretation. This section highlights the
implementation of the plan through the detailed Block Plan in accordance with the Multi-Use
Recreational Trails Master Plan. As we have previously noted, TransCanada will not permit
public trails on property owned in fee simple by TransCanada, for both operational and
security reasons. TransCanada would not be opposed to the use of its rights-of-way as trails,
provided that their use adheres to TransCanada’s latest guidelines and safety requirements
that were attached in TransCanada’s letter dated May 14, 2018. It appears the trails have
been removed from the Station 130 lands in the Block 41 Plan, however, in reviewing the
NVNCTMP, the trails are still shown crossing through TransCanada’s private lands. As set out
in our March 28, 2019, comments on the NVNCTMP, consultation with TransCanada will be
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required to ensure any potential trails meet current guidelines before we would be in a
position to consider whether to agree to approve such trails. To be clear, the proposed trail
over TransCanada’s privately-owned lands (identified in the NVNCTMP) in that location and
configuration is not acceptable to TransCanada, and the Block 41 Plan and the NVNCTMP
should reflect this so that there is no uncertainty as this matter proceeds.

TransCanada looks forward to working with City staff and the Block 41 Owners to ensure that
the future residents of Block 41 are able to live in a well planned community that is
compatible with our current and future operations. We believe the policies of the Block 41
Plan can be revised to ensure public health and safety is protected through responsible
planning policy that has regard for Provincial interests, is in conformity with the Growth Plan
and consistent with the PPS.

We also welcome the upcoming meeting with City staff and the Block 41 Landowners to
discuss our comments and revisions to the Block 41 Plan. We would ask that we be given

notice of any decision with respect to the Block 41 Plan.

Sincerely,

Dana Anderson, MA, FCIP, RPP
Partner
On behalf of TransCanada Pipelines Limited

Cc: Mayor Bevilacqua, City of Vaughan
City Clerk, City of Vaughan
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May 14", 2018

Ms. Armine Hassakourians,

Senior Planner

The Corporation of the City of Vaughan
2141 Major Mackenzie Drive

Vaughan, ON
L6A 1T1
Via email: Armine.Hassakourians@vaughan.ca
Dear Armine:
RE: Parks and Open Space Planning - Information Request

TransCanada was pleased to have the opportunity to meet with representatives from the Parks
Department earlier this year and recognizes the City's desire to link existing and future planned
pedestrian trails through the Pedestrian and Cycling master planning exercise currently underway. With
sufficient collaborative pre-planning and engagement between parties, a community multi-use trail
system and pipeline easements can co-exist in a safe manner and in compliance with regulatory
requirements.

To facilitate this, in our meeting of January 30, 2018, TransCanada requested a plan or diagram illustrating
the City's initial plans for trails in the vicinity of TransCanada’s Maple Compressor Station within Block 41.

In response to the City's follow up request for AutoCAD format information on the pipelines coming into
and out of the station, please be advised that due to internal safety and security protocols, we do not
provide that detailed level of information. If the Parks Department requires survey information for exact
locations and elevation of the pipelines, the City would need to contact Ontario One Call to have the
pipelines located. If the City is not the owner of the lands, as in this case, permissions would have to be
secured from the respective landowners to carry out those investigations.

As an interim alternative, we suggest using the GIS mapping that has already been provided to the
Planning Department for the purposes of the City of Vaughan's Official Plan which would be of assistance
for conceptual planning purposes. Our office is currently working with Ruth Rendon from the City to
provide updated GIS data. TransCanada has also provided a pdf of mapping for Block 41 showing the
general location of pipelines entering and leaving Station 130.

In addition, TransCanada would like to take this opportunity to provide some additional clarification to
the Parks Department as it considers options in its trail planning exercise.
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Developing Trails in Proximity to TransCanada's Pipeline Infrastructure

TransCanada’s pipeline at this location is under the regulatory authority of the National Energy Board
(NEB). Construction and excavation activities within 30m on either side of TransCanada’s pipeline
centerline must be conducted in compliance with Section 112 of the National Energy Board Act (NEB Act)
and the associated National Energy Board Pipeline Damage Prevention Regulations — Authorizations (DPR-
Authorizations) and Pipeline Damage Prevention Regulations — Obligations of Pipeline Companies (DPR-
Obligations) collectively, the “Regulations” and defined as the “Prescribed Area” in the DPR-
Authorizations.

Any person proposing or initiating the above activities in proximity to NEB-regulated facilities must
ensure parties working on their behalf are aware of their legal obligations under the Regulations.
TransCanada has provided some of the relevant details in Appendix A as well as a link to the Regulations.

As previously communicated in the January 30, 2018 meeting and in previous written correspondence,
because recreational land uses are incompatible with an active industrial facility, no trails are permissible
on the Station 130 site. However, to assist with the City’s trails master planning, TransCanada is willing to
consider trail options on or in proximity to other TransCanada lands in Block 41 which meet the general
guidelines included in Appendix B (“Guidelines”) and the Regulations.

Please note that the Guidelines are subject to change, in alignment with changes to standards, codes,
regulatory and legal requirements, which is why ongoing collaboration is important through a master
planning process. Additionally, the proponent of the non-pipeline related facilities or developments
("Proponent”) is responsible for repair and replacement costs in the event the multi-use trail or associated
structures must be removed or are damaged by TransCanada during pipeline maintenance activities. As
such, the Guidelines are also aimed at reducing cost impacts to the third party.

Proponents are required to provide TransCanada with a development/design proposal for review and
approval. Development and crossing applications shall be submitted to TransCanada through the
application process described below. All trail proposals, as well as any other activities found in the
Guidelines, are assessed on a site-specific basis to consider issues such as future maintenance access, risk
analysis, stress analysis and pipeline attributes. If a proposal can meet all necessary requirements for
approval, this assessment may result in specific conditions to that approval.

As part of the pre-planning and engagement process, the proponent must:

1. Provide early information to TransCanada.
. Design review requests shall be sent to integrity crossings@transcanada.com.
Il.  Approvals for work within the Prescribed Area can be requested at
http://writtenconsent.transcanada.com.

2. Ensure that the multi-use trail design adheres to the general Guidelines attached in Appendix B.
These guidelines were recently updated to reflect changes to standards, codes, regulatory and
legal requirements, and are subject to site specific analysis and updates as necessary. The
pertinent guidelines to consider includes, but is not limited to:

. Grantee’s pathway shall maintain a minimum five (5) meter separation from the edge of
TransCanada’s pipeline(s).

Il.  Where a pathway is crossing the pipeline or anywhere within the easement, the width of
the pathway shall not exceed three (3) meters.


mailto:integrity_crossings@transcanada.com
http://writtenconsent.transcanada.com/

If the Grantee's pathway crosses over a TransCanada facility (i.e., pipeline), the crossing
shall be installed as close as possible to a ninety (90) degree angle to the TransCanada
facility.

Where the installation of a pathway requires a ground disturbance, and the pathway
crosses the pipeline, within five (5) meters of the pipeline, TransCanada’s pipeline must
be hand-exposed at certain intervals to be determined, as directed by TransCanada’s
regional field representative.

Please refer to the complete list of guidelines attached in Appendix B.

3.

Additional considerations should be made to:

Limit the locations where the community multi-use trail system is proposed to cross or
parallel TransCanada’s pipeline.

Ensure installation of structures (benches, fences, signs, lighting) associated with the
multi-use trail system are at sufficient distance from the pipeline in order to maintain
safety and access as well as to avoid accidental damage to these structures. No
structures are permitted within the easement. Notwithstanding this, structures may be
removed or damaged at any time as may be necessary for TransCanada to maintain safe
operation of the pipeline.

If you have any questions, please do not hesitate to contact me. Given the City’'s current master planning
for multi-use trails, we would suggest a meeting with TransCanada to discuss this matter further at the
appropriate time.

Regards,

Dana Anderson, MA, MCIP, RPP

Partner

CC.

Martin Tavares, City of Vaughan
Janice Badgley, TransCanada



APPENDIX A — National Enerqgy Board Damage Prevention Regulations - Excerpts

To provide for safety, the NEB prescribes that written consent is required from a pipeline company prior
to undertaking certain activities, namely:
e Construction of a facility across, on, along or under a pipeline (including its Easement);
e Ground disturbance activities in the prescribed area, which extends 30 meters (100 feet) from
each side of the centreline of a pipe; and
e QOperation of a vehicle or mobile equipment across an Easement, outside the travelled portion
of a highway or public road.
Some relevant excerpts and references are provided below.

The National Energy Board Pipeline Damage Prevention Regulations - Authorizations state, in part:
Authorization — ground disturbance activity
10 (1)  For the purpose of subsection 112(1) of the Act, any activity — in an area other than an offshore
area — that would cause a ground disturbance within the prescribed area, other than an activity referred
to in section 11, is authorized if the person that intends to engage in the activity:

(a) obtains the pipeline company’s written consent;

(b) makes a locate request in accordance with section 3; and

(c) obtains from the pipeline company the information that is referred to in

paragraphs 6(1)(a) and
(c) of the National Energy Board Pipeline Damage Prevention Requlations — Obligations of _Pipeline
Companies.
Measures

(3) Any person that is engaged in an activity that causes a ground disturbance within the
prescribed area must comply with the following measures:

(a) ensure that the activity is carried out in accordance with the technical details that
are set out in the person’s request for consent and that have been accepted by
the pipeline company, as well as with the conditions set out in the pipeline
company’s consent, including the conditions respecting directional drilling or the
use of explosives;

Please refer to NEB publication Pipeline Damage Prevention - Ground Disturbance, Construction and
Vehicle Crossings for detailed guidance on activities conducted near NEB-regulated pipelines. Copies of
the Regulations can be found here:

https://www.neb.gc.ca/bts/ctrg/gnnb/index-eng.html



http://laws-lois.justice.gc.ca/eng/regulations/SOR-2016-133
http://laws-lois.justice.gc.ca/eng/regulations/SOR-2016-133
http://laws-lois.justice.gc.ca/eng/regulations/SOR-2016-133
http://www.neb-one.gc.ca/sftnvrnmnt/dmgprvntn/grnddstrbnc-eng.html
http://www.neb-one.gc.ca/sftnvrnmnt/dmgprvntn/grnddstrbnc-eng.html
https://www.neb.gc.ca/bts/ctrg/gnnb/index-eng.html

APPENDIX B - TransCanada Landscaping Standards and General Conditions
TransCanada Landscaping Standards and General Conditions

(Note: This is a general list, any changes to standards, codes, regulatory and legal requirements or site-
specific considerations may result in variance or additional conditions)

General . Application for permission must be made to TransCanada for Facilities installations
across, on, along or under a pipeline (including its Easement) or ground disturbance
activities in the prescribed area, which extends 30 meters (100 feet) from each side
of the centerline of a pipe.

« Upon approval by TransCanada, Grantee's Facility shall be constructed in
accordance with the attached / approved drawing(s).

. Prior to any ground disturbance within five (5) meters of the edge of TransCanada’s
pipeline(s), the pipeline(s) must be ‘daylighted’ (i.e.exposed) by hand or hydrovac
and Grantor’s (TransCanada) Field Representative shall be on site during this activity.

. Storage of materials and/or equipment on TransCanada’s Easement is not
permitted.

. In the event that TransCanada’s pipelines experience contact damage or other
damage as a result of Grantee's operation, Grantee s hall stop work immediately
and notify TransCanada at once.

«  Mechanical excavation within 1.5 meters of the edge of TransCanada’s pipeline is
prohibited. Hand or hydrovac excavation must be utilized within this distance.

. TransCanada will have regard for Municipal By-law Set-backs, where they exist, and
evaluate implementation of such Set-backs on a site-specific basis. TransCanada
also prefers a setback distance for third-party facilities and permanent/temporary
and accessory structures of ten (10) meters from the edge of the Easement to allow
for sufficient access to avoid or minimize disturbance when conducting future
operations and maintenance activities on the Easement.

Costs « Innoeventshall TransCanada be held liable to the Grantee respecting any loss of or
damage to Grantee's Facility which the Grantee may suffer or incur as a result of the
operations of TransCanada. The Grantee shall be responsible for all costs involved in
replacing Grantee’s Facility damaged or removed during TransCanada’s operations
and maintenance and shall indemnify and save harmless TransCanada from all
actions, proceedings, claims, demands and costs brought against or incurred by
TransCanada as a result of the presence of or damage to Grantee’s Facility on the
TransCanada Easement.

«  All associated work, signage or any other engineering protection measures must be
completed by TransCanada or its qualified contractors at the sole expense of the
Grantee. The complete scope of work that may be required is subject to other
conditions that may be necessary related to a finalized landscaping design that is
approved by TransCanada. Additionally, prior to TransCanada or its contractors
conducting any associated work, TransCanada and the Grantee must execute a
reimbursement agreement, including financial assurances, which provides that the
entire cost of conducting this associated work is 100% reimbursable to
TransCanada.




Permanent
Structures

Definition: An installation that cannot be moved without demolition; on piles,
foundations, anchored and/or affixed to the ground. This includes, but is not limited
to structures such as:

o houses (dwellings)

o barns

o roads (need to follow TransCanada's crossing application process)

o asphalt parking lots

o driveways

o retaining walls

o in-ground swimming pools

o detached garages

o playgrounds, benches, gazebos, bollards, etc.
Permanent Structures shall not be installed anywhere on the Easement
Roads cannot be installed running parallel to the pipeline within a seven (7) m
setback from the edge of the pipeline.

Temporary or
Accessory
Structures

Definition: Any installation that is not affixed to the ground.
This includes, but is not limited to structures such as:
o Above ground swimming pools
o greenhouses without foundations
o hottubs
o sheds without foundations
o benches, decks and patios without foundations
o trailers
o porta-potties
o outdoor fireplaces
Temporary or Accessory Structures shall not be installed anywhere on the Easement.

Landscaping

TransCanada’s Easement is to be seeded with Canada #1 seed.

Grantee shall ensure a five (5) meter continuous access way is maintained over,
through and within the Easement to facilitate access for future pipeline operation
and maintenance activities.

No portion of trees or shrubs at the time of maturity shall be permitted to encroach
within five (5) meters of the edge of the TransCanada pipeline within the Easement.
No trees or shrubs at the time of maturity that will reach a height greater than four
(4) meters shall be planted within the Easement.

Tree roots must not interfere with the pipeline.

A minimum of five (5) meters between all groups of trees/shrubs will be
established. A group is defined as 3-5 trees/shrubs.

Irrigation systems are not permitted within TransCanada'’s Easement.




Pathways

Grantee's pathway shall maintain a minimum five (5) meter separation from the
edge of TransCanada’s pipeline(s).

Where a pathway is crossing the pipeline or anywhere within the easement, the
width of the pathway shall not exceed three (3) meters.

If the Grantee’s pathway crosses over a TransCanada facility, the crossing shall be
installed as close as possible to a ninety (90) degree angle to the TransCanada
facility (i.e., pipeline).

Where the installation of a pathway requires a ground disturbance, and the
pathway crosses the pipeline, within five (5) meters of the pipeline, TransCanada’s
pipeline must be hand-exposed at certain intervals to be determined, as directed by
TransCanada's regional field representative.

Grantee must ensure the presence of the pipeline is clearly visible through the
installation of above ground pipeline signage in accordance with TransCanada
specifications. Signage is to be installed at all road crossings, pathway, and other
crossings, throughout the development area at intervals of 100 meters. Signage will
be double sided.

Drainage

Original depth of cover over the pipelines within TransCanada’s Easement shall be
maintained throughout and after construction of the Grantee's Facility. This depth
of cover over the pipelines shall not be compromised over the life of the Grantee's
Facility due to rutting, erosion or other means. TransCanada will evaluate and
provide requirements for additional cover at approved road crossings.

Grantee's Facility shall be constructed to ensure drainage is directed away from the
Easement so that erosion that would adversely affect the depth of cover over the
pipelines does not occur. Catchment basins, drainage swales or berms are not
permitted within TransCanada’s Easement.

Should pooling of water or erosion occur on the Easement as a result of any Facility
installation or landscaping, the Grantee will be responsible for the remediation of
the pooling or erosion to TransCanada’s satisfaction.

Any large-scale excavation adjacent to the ROW, which is deeper than the bottom
of the pipe, must maintain a slope of 3:1 away from the edge of the ROW.

ATV /
Snowmobile
use

A crossing and encroachment permit/agreement must be approved by
TransCanada.

Mowing and
Maintenance

A crossing and encrcachment permit/agreement must be approved by
TransCanada for ongoing activities such as mowing or maintenance of the
Easement on public lands.
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1.0 INTRODUCTION

TransCanada Pipelines is a Canadian company involved in the production and
transmission of energy in Canada and the United States. The company’s
activities are focused on natural gas transmission and energy generation. The
company’s initial project — the TransCanada Pipeline, consists of a network of
natural gas collection facilities in British Columbia and Alberta which funnel to
a location in the south-east portion of Alberta. From this point a series of
pipelines carry natural gas across the country through to Ontario, Quebec
and the U.S.A. The company has over 50 years experience in building,
operating and maintaining gas pipeline systems and currently operates more
than 59,000 kilometres of pipeline ranging in size from four inches to four
feet in diameter.

When the TransCanada natural gas pipeline was established in the late
1950s, the transmission routes were located primarily in farmers’ fields and
in corridors with other transmission facilities. As the country and its cities
have grown, particularly in Southern Ontario, urban development has
increasingly affected, and been affected by, the location of the pipeline
corridor. For this reason, TransCanada Pipelines became involved in the land
use planning process in order to ensure that safety and compatibility issues
related to the pipeline and adjacent development were addressed in an
appropriate manner. A portion of the TransCanda pipeline and a Compressor
Station are located in the City of Vaughan.

Natural gas is pushed through the pipelines using a series of compressor
stations (of which there are approximately 50) located on the pipeline route
between Alberta and the border of the United States. Each of these
compressor stations consists of gas turbine or jet engines which are used to
compress and push the gas further along the system. Depending upon the
number and size of the pipelines at that portion of the route the compressor
stations vary in their size. TransCanada has established co-generation
facilities at some of its compressor stations, as heat is a natural by-product
of the compressing process and can be used in a relatively efficient manner
to generate electricity.

1.1 Land Use Compatibility Issues

There are two primary areas of interest of TransCanada Pipelines in the land
use approval process related to the compatibility of adjacent land uses with
its facilities. First, there are safety concerns related to the nature of land
uses abutting the pipelines themselves. The majority of natural gas pipelines
are located in relatively shallow trenches below ground, generally 0.9-1.2
metres from the surface. The pipeline has a coating which is applied to
ensure long-term integrity of the pipeline. National Energy Board regulations

Qb TransCanada 1
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mandate the nature of the pipewall thickness in relation to the nature of
adjacent uses.

Where the pipeline runs through relatively uninhabited rural areas, a Class |
pipewall thickness is required. Where the pipeline extends through a
residential subdivision a Class Il or Class Ill pipewall is required. As a
consequence, the company is interested not only for reasons to ensure safety
in the relationship between land uses and the pipeline, but also to ensure
that as development occurs the pipeline can be replaced with an appropriate
section of pipe to meet National Energy Board standards.

It should be noted that TransCanada monitors development approvals and
applications adjacent to the pipeline rights-of-way for this reason and
maintains a detailed and substantial database of the land uses lying within
200 metres of the entire pipeline system.

The second interest of TransCanada in land use matters is the relationship
between adjacent land uses and its Compressor Stations. Compressor
stations are considered a Class |1l Industrial Use in the context of the Ontario
Ministry of the Environment’s D-Series Guidelines.

Qb TransCanada 2
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2.0 COMPRESSOR STATION 130

As shown in Figure 1 below, our Compressor Station is located at 11200
Weston Road, Maple. There are up to three high-pressure natural gas
pipelines ranging in diameter from 24” to 36” running to and from the
Compressor Station lands.

Compressor stations are an industrial use in accordance with the Ministry of
the Environment guidelines and their main purpose is to move natural gas at
extremely high pressures using jet engines, which can result in both noise
and vibration impacts.

Legend

=== Provincial Highway
= Collector Road

@ TransCanada Pipeline -
- Compressor Station \

- Greenbelt

[ 750m Buffer

In addition to its main purpose, TransCanada Compressor Stations act as
District or Regional centres for all TransCanada’s maintenance and operation
activities including equipment and material storage (both indoors and
outside) and general office functions. While not a regular activity, on
occasion it is necessary for TransCanada Pipeline maintenance purposes to

Q TransCanada 3
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conduct “blow downs” of sections of its pipelines. These activities, conducted
in full compliance with NEB Standards, could generate impacts on adjacent
sensitive land uses. It is recommended that the full range of TransCanada
activities and uses be recognized and permitted in the relevant planning
documents such as Official Plans and Secondary Plans.

In recognition of its Compressor Station being considered a Class Il
Industrial use, TransCanada wishes to review all development applications
within 750 metres of the compressor stations in order to analyse any
potential impacts on adjacent land uses. Where necessary, especially if there
is a sensitive land use proposed (eg. residential uses), TransCanada will
undertake a noise and vibration study. Based on the study’s results, and
Federal and Provincial regulations, TransCanada will recommend the required
buffers and/or other attenuation measures to protect both the land uses from
industrial impacts and protect the operation of our Compressor Station.

Qb TransCanada 4
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3.0 PROVINCIAL POLICY

3.1 Provincial Policy Statement (PPS)

Under the 2005 PPS, Section 6.0, the definition of ‘Infrastructure’ includes oil
and gas pipelines and associated facilities.

“means physical structures (facilities and corridors) that form
the foundation for development. Infrastructure includes: sewage
and water systems, septage treatment systems, waste
management systems, electric power generation and
transmission, communications/telecommunications, transit and
transportation corridors and facilities, oil and gas pipelines and
associated facilities.”

Section 1.6.6 of the PPS states:
1.6.6 Transportation and Infrastructure Corridors

1.6.6.1 Planning authorities shall plan for and protect
corridors and rights-of-way for transportation,
transit and infrastructure facilities to meet current
and projected needs.

As the protection of TransCanada’s facilities and corridors for both their
current and future purposes is a Provincial interest, municipalities must
ensure that their planning and approval process is consistent with this
objective.

3.2 The Greenbelt Plan (GBP)

The GBP was developed to establish, sustain and protect countryside and
open spaces, agriculture, ecological and hydrological functions as well as to
control urbanization and direct infrastructure decisions within the lands
covered by the Greenbelt Plan area. Lands outside the Greenbelt will
therefore be subject to increased intensification as available developable land
diminishes. The land surrounding TransCanada’s Maple Compressor station,
primarily to the north and southeast, therefore could be considered the
location of a prime area for future development.

Qb TransCanada 5
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4.0 COMPATIBILITY GUIDELINES

4.1 MOE D Series Guidelines

A Class |1l industry is defined by the MOE guideline as follows:

“A place of business for large scale manufacturing or processing,
characterized by: large physical size, outside storage or raw and finished
products, large production volumes and continuous movement of products
and employees during daily shift operations. It has frequent outputs of major
annoyance and there is high probability of fugitive emissions.”

Compressor stations are operated in a manner designed to minimize any
impacts on adjacent uses. However, as with most forms of industrial
operation, particularly those involving industrial gas turbines, there is a level
of noise and vibration produced that in certain circumstances and locations
would be beyond that recommended for a residential context by the Ontario
Ministry of Environment. The D6 Guideline recommends a 1000 metre
separation between a Class Ill Industrial use such as a Compressor Station
and residential uses. With appropriate separation, together with the
mitigating techniques recommended by TransCanada noise and vibration
levels beyond the 1000 metres would be reduced to within acceptable
standards for residential development.

4.2 NEB Guidelines

As a federally regulated industry, TransCanada is also subject to the rules
and guidelines established by the National Energy Board (NEB). The National
Energy Board sets out specific requirements for development adjacent to
TransCanada Pipelines. Section 112 of the NEB Act, Construction of Facilities
across Pipelines, states:

112 (1) Subject to subsection (5), no person shall, unless
leave is first obtained from the Board, construct a
facility across, on, along or under a pipeline or
excavate using power-operated equipment or
explosives within thirty metres of a pipeline.

Use of vehicles and mobile equipment

(2) Subject to subsection (5), no person shall operate a
vehicle or mobile equipment across a pipeline unless
leave is first obtained from the company or the vehicle
or mobile equipment is operated within the travelled
portion of a highway or public road.

Q TransCanada 6
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As noted in Section 1.1 of this submission, TransCanada monitors all
development within 200 metres of its pipelines right-of-way. TransCanada
provides detailed development guidelines for all applications within 200
metres of its right-of-way. For all development within 30 metres of the right-
of-way TransCanada requests, as a condition of approval, that the
owner/developer enter into an agreement with TransCanada. This is one way
of ensuring that the requirements of the NEB and TransCanada’s
development guidelines and conditions are registered on title.

Q TransCanada 7
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5.0 RECOMMENDED ACTION

The most compatible land uses adjacent to the TransCanada Compressor
Station 130 are other industrial or commercial uses. For sensitive land uses
such as housing, parks and open spaces, an appropriate sound barrier and
buffer from the Compressor Station may be required. By buffering or
separating sensitive land uses from TransCanada’s Compressor Station, there
would be a significant reduction in the possibility of third party damage to the
public and to TransCanada’s facilities.

New development adjacent to the pipeline can result in increasing population
density in the area and may result in TransCanada being required to replace
its pipeline to comply with the Canadian Standards Association (CSA Code
Z662). The National Energy Board Act and its regulations provide planning
authorities with the opportunity to ensure its interests are represented when
any new facilities are proposed.

TransCanada’s main goal is for landowners and developers to be aware of
their facilities and know when they are required to contact TransCanada. As
such, we would request that the location of the right-of-way be identified on
Schedules for relevant planning documents such as Official Plans and
Secondary Plans.

It is important for developers to consult with TransCanada (or designated
commenting agency) during the conceptual stage of development to ensure
that any new development near the Compressor Station or Pipeline meets
the National Energy Board’s and TransCanada’'s requirements. We would
appreciate a policy encouraging early consultation. In particular, notice of
development for land uses within 750 metres of our Compressor Station
should be noted.

We also request no ‘sensitive land uses’ be permitted within 750 metres of
the Maple Compressor Station. Under the MOE Guidelines, sensitive land
uses include “any building or associated amenity area which is not directly
associated with the industrial use....for example, residences, senior citizen
homes, schools, day care facilities, hospitals, churches and other similar
institutional uses.”

While the MOE D-Series Guidelines recommend a 1000 metre separation for
sensitive land uses, TransCanada has concluded that a 750 metre ‘buffer’
around its Compressor Stations is acceptable. This is based upon their
experience and technical studies related to the specific impacts of a
compressor station.

The central objective of this submission to the Region is to ensure that no
additional sensitive land uses are designated within this 750 metre buffer.

Qb TransCanada 8
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We have prepared this report to inform the Region of any potential impacts
to our facilities and adjacent land uses, as well as to suggest appropriate
buffers and the rationale for these buffers.

We look forward to working with the Region as it prepares for growth over
the next 20 years while ensuring all of our interests are met. We would be
pleased to meet and discuss the material in this report at your convenience.

Qb TransCanada 9
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September 30, 2009

Mr. John B. Waller, MCIP, RPP

Director Long Range and Strategic Planning Branch
Regional Municipality of York

17250 Yonge Street

Newmarket, ON

L3Y 6Z1

Dear Mr. Waller:

Re: Draft York Region Official Plan
Our File No. PAR 11917

We are responding to your request for comments on the draft Official Plan for
York Region. Some relevant comments were provided in an earlier
submission to your office dated July 2008, and that submission is attached
for your information.

As you may be aware, TransCanada has three high pressure natural gas
pipelines ranging in diameter from 24" to 36” in the Region. These pipelines
convey natural gas from Alberta to all of southern, central and eastern
Ontario, as well as much of Quebec. There are two main corridors for these
pipelines, one on a north-south axis just west of Highway 400 and one in an
east west direction north of Elgin Mills Road.

TransCanada is regulated by the National Energy Board and thus has specific
requirements as well as safety guidelines that apply when development is
proposed within 200 metres of the pipeline rights-of-way. In addition
TransCanada has a major compressor station located in the City of Vaughan
north of Teston Road and west of Weston Road.

The attached submission provides our concerns and interests with respect to
the compressor station. You will note that the facility is considered a Class
Il industry under the various relevant MOE Guidelines and as such minimum
distance separations should be considered if development is proposed within
1000m of the facility. The compressor station is in the area noted on Map 1
of the Draft Plan as a potential urban expansion. As such some recognition of
the facility and the appropriate planning principles should be referenced in
the Regional Plan.

We note that the PPS considers the pipelines and the compressor station as
“Infrastructure”, a defined term, and that in Section 1.6.6.1 it states that
“Planning authorities shall plan for and protect corridors and rights of way for
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transportation, transit and infrastructure facilities to meet current and
projected needs.”

We have reviewed the draft Official Plan and find no reference to, no
mapping of, nor policies dealing with this Infrastructure. In Section 7.5 of
the Draft Plan it is noted that the utility networks should have regard for
potential impacts on the surrounding area, including existing communities
and the natural environment.

However the subsequent Objectives and Polices provide no guidance,
recognition nor direction in dealing with the compatibility of infrastructure
and existing or proposed development. It would be our suggestion that the
PPS requires the York Region Official Plan to deal with protection of the
corridors which in operational terms means minimizing risk, maximizing
safety measures and ensuring compatibility of new development adjacent to
the pipelines.

In addition it is our recommendation that the alignment of the pipeline be
shown on one of the Official Plan Maps with a cross reference in the
appropriate text. The protection of the pipeline corridors is a significant
health and safety issue that can be assisted by the appropriate planning
policies.

We offer the following policies for inclusion in the York Region Official Plan for
your consideration.

“"TransCanada PipelLines Limited operates three high pressure natural gas
pipelines within its right-of-way which crosses the Region and is identified on
Schedule _ to this Plan.

TransCanada is regulated by the National Energy Board which, in addition to
TransCanada, has a number of requirements regulating development in
proximity to the pipelines. Therefore, the Region encourages local
municipalities to consult with TransCanada or its designated representative
for any development proposals in proximity of its facilities.

In areas of more urban development, the Region will encourage the
development of TransCanada’s right-of-way for passive parkland or open
space purposes subject to TransCanada’s easement rights”.

We also note that TransCanada PipeLines Limited is not subject to municipal
Zoning By-laws and Official Plans. We request a policy in the Plan reflecting
this exemption.
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To facilitate the inclusion of the TransCanada Pipeline on your OP Schedules
we can provide a GIS shape file to the Region. Please let me know if you
would be interested in this option. A confidentiality agreement will need to be
entered into prior to releasing the file.

We would appreciate being advised in what manner our policies will be
incorporated into the Plan. Please contact the undersigned if you have any
questions or require additional information.

Sincerely,

Bob Lehman, FCIP, RPP
Partner

Authorized commenting Agency for
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September 14, 2015

Ms. Armine Hassakourians, B.A.A., M.C.IL.P., R.P.P.
Senior Planner

The City of Vaughan

2141 Major Mackenzie Drive

Vaughan, ON

L6A 1T1

Via email: Armine.Hassakourians@vaughan.ca

Dear Ms. Hassakourians:

Re:  Draft Block 41 Emerging Land Use Concept Plan
Our File No. PAR 29981

We have reviewed the material provided on the Draft Land Use Concept for Block 41 and have
the following comments:

1. TransCanada PipeLines Limited’s Compressor Station 130 should be recognized as a key
element of Infrastructure, consistent with Section 1.6 of the PPS which reads:

1.6 Infrastructure and Public Service Facilities

1. 1.6.1 Infrastructure, electricity generation facilities and transmission and
distribution systems, and public service facilities shall be provided in a
coordinated, efficient and cost-effective manner that considers impacts from
climate change while accommodating projected needs.

Planning for infrastructure, electricity generation facilities and transmission and
distribution systems, and public service facilities shall be coordinated and
integrated with land use planning so that they are:

1. a) financially viable over their life cycle, which may be demonstrated
through asset management planning; and
2. b) available to meet current and projected needs.

2. In order to co-ordinate and integrate Station 130 with surrounding land use in a manner that
will allow the facility to meet current and projected needs, the nature and extent of residential
uses adjacent to Station 130 should be subject to the following policy and appropriate
notation on the mapping. The extent of the area to which this policy would apply is currently
the subject of ongoing acoustical analyses:

Applications for development of sensitive land uses within the Noise
Influence Area identified on Schedule “XX” shall include a noise feasibility
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analysis that assesses the impacts of the TransCanada
PipeLinesLimited Compressor Station operations, present and future, on
any proposed sensitive uses. Such Study shall be prepared to the satisfaction
of the City and the Ontario Ministry of the Environment and Climate
Change (MOECC), in consultation with TransCanada PipeLines Limited,
and shall recommend appropriate measures to mitigate any adverse effects
from noise that are identified. Adverse impacts will be considered in the
context of MOECC Environmental Noise Guideline, Stationary and
Transportation Sources — Approval and Planning (Publication NPC-300).

3. While it is understood that the level of detail in the plans provided is relatively high, the
access to Station 130 should be maintained in a manner that will allow the continued safe and
unrestricted access to the site by authorized vehicles.

Thank you for the opportunity to comment. If you have any questions please don’t
hesitate to contact our office.

Sincerely,

*

Robert Lehman, FCIP, RPP
President

Authorized commenting Agency for
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December IOth, 2015

Ms. Armine Hassakourians, B.A.A., M.C.IL.P., R.P.P.
Senior Planner

The City of Vaughan

2141 Major Mackenzie Drive

Vaughan, ON

L6A 1T1

Via email: Armine.Hassakourians@vaughan.ca

Dear Ms. Hassakourians:

Re: Block 41 Land Use Concept Plan
Our File No. PAR 29981

Further to our letter dated September 14th, 2015, we have reviewed the revised Land Use
Concept Plan. There are three aspects of the Concept Plan that are of significant concern
to TransCanada. These three issues relate to operational elements of Station 130, long-
term expansion potential of the facility and land use compatibility.

1. Trail system — The plan shows a trail system through the Station 130 lands. This
will require consultation with TransCanada to determine whether this will be
feasible. The type of industrial facilities and activities located within this parcel
do not allow for public access.

2. Driveway — The Plan shows a major collector road (with a transit route) crossing
the existing driveway into Station 130, which is owned by TransCanada. A road
crossing will impede access to the Station lands. Other options need to be
explored with the City and the landowner’s group.

3. Noise — There is considerable work required to resolve the noise issue in a manner
that will take into account the potential operating capacity of the Station. One
mechanism to address this situation would be the inclusion of a noise impact zone
as stated in previous correspondence.

We are currently working to assess the impacts of the Concept Plan on the facility but are
not yet able to provide our comments as these concerns require input and review from
several departments within TransCanada. We require additional time and consultation
with the parties involved to review available options.
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Thank you for the opportunity to comment. We will continue to work with City staff as
well as the landowners group going forward. If you have any questions please don’t
hesitate to contact our office.

Sincerely,

Robert Lehman, FCIP, RPP
President

LE H MAN Authorized commenting Agency for
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March 10", 2016

Ms. Armine Hassakourians, B.A.A., M.C.IL.P., R.P.P.
Senior Planner
The City of Vaughan
2141 Major Mackenzie Drive
Vaughan, ON
L6A 1Tl
Via email: Armine.Hassakourians@vaughan.ca

Dear Ms. Hassakourians:

Re: Block 41 Land Use Plan
Our File No. PAR 29981

Further to our meeting January 27" 2016, following are our comments on the draft Block
41 land use plan.

Trail System: TransCanada will not permit public trails on property owned in fee simple
by TransCanada, for both operational and security reasons. TransCanada would not be
opposed to the use of its rights-of-way as trails, provided that their use adheres to
TransCanada’s specifications and safety requirements; however, TransCanada would not
want a trail directly adjacent to its property lines for both security and aesthetic reasons.

Driveway: TransCanada would prefer to transfer station access from the current
driveway, to a new access point off of the proposed collector road to the north of site.
TransCanada would request input on the placement of that proposed collector road. The
existing pipelines are located within the ditch north of the current driveway into the
Station .These lands would remain as a right-of-way for the pipelines and could be used
as a public trail in adherence with TransCanada’s specifications and safety requirements.

Secondary Plan Noise Impact Policies: The following policies addressing noise and
process issues are recommended for inclusion in the Block 41 Secondary Plan.

The TransCanada Pipelines Limited (TransCanada) Compressor Station 130 is an
important element of national infrastructure. This Plan recognizes that Station 130 is
required for the transmission of natural gas supplies throughout Ontario and eastern
Canada. Future developments should ensure there are no undue negative impacts on
Station 130’s ability to continue to facilitate the transmission of natural gas.

Applications for the development of sensitive land uses within the Noise Influence Area
identified on Schedule “XX” shall include a noise feasibility analysis that assesses the
impacts of noise from the TransCanada Pipelines Limited Compressor Station
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operations, present and future, on any proposed sensitive uses. The Noise Influence Area
represents the lands that may be subject to noise levels above 45dbA. This noise level
and land area shall represent the assumptions used to assess noise impacts and potential
mitigation.

Such study shall be prepared to the satisfaction of the City and the Ontario Ministry of
the Environment and Climate Change (MOECC), in consultation with TransCanada
Pipelines Limited, and shall recommend appropriate measures to mitigate any adverse
effects from noise that are identified prior to approval of zoning. Adverse impacts will be
considered in the context of MOECC Environmental Noise Guideline, Stationary and
Transportation Sources — Approval and Planning (Publication NPC-300).

Such noise reports are to specify how compatibility will be achieved and maintained
between Station 130 and the proposed development and may include measures aimed at
minimizing impacts. Sensitive land uses may be prohibited in the implementing zoning or
limited (through massing and siting, buffering and design mitigation measures) in
proximity to Station 130 to ensure compatibility.

The City shall consult with TransCanada during the Subdivision, Zoning and Site Plan
Approval process for all developments, as well as the design process for public spaces,
within the Noise Influence Area, to ensure compatibility with its existing and potential
operations.

Enclosed is a map detailing the limits of the Noise Influence Area surrounding Station
130. As a final comment we would also like to review and comment on the proposed
landscaping Plan for Block 41 to co-ordinate with potential landscaping on the Station
130 site.

Thank you for the opportunity to comment. If you have any questions please contact our
office.

Sincerely,

Robert Lehman, FCIP, RPP
President

Encl.
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January 24,2018

Mark Christie, MCIP, RPP

Director of Policy Planning and Environmental Sustainability
The City of Vaughan

2141 Major Mackenzie Drive

Vaughan, ON

L6A 1T1

Via email: Mark.Christie@vaughan.ca

Dear Mr. Christie:

RE: City of Vaughan Comments on the Proposed C Plant at Station 130 and
Block 41 Secondary Plan Process

Thank you for your letter dated January 5, 2018 addressed to Brian MacDonnell at TransCanada Pipelines
Limited (“TransCanada”) regarding the matters noted above as a follow up to the December 11, 2017
meeting with staff. We recognize that your comments relate to both TransCanada’s application to the
National Energy Board (“NEB") for the C Plant at Station 130, as well as the ongoing Block 41 Secondary
Plan process.

As you may know, MHBC are the planning consultants for TransCanada. Our role is to monitor and
comment on development in proximity to the pipeline right-of-way and associated facilities. In addition,
we also provide comments on municipal policies to ensure TransCanada’s interests and regulatory
requirements as well as public health and safety are protected. The following letter is intended to
respond to your comments and information requests related to Station 130 and provide background and
context to TransCanada’s involvement to date in the Block 41 Secondary Plan process. We look forward
to a meeting with you to discuss these comments which we understand is to be scheduled for late
January 2018.

General Comments

e In relation to the Station 130 C Plant expansion, the City has requested a number of items to
undertake a more detailed review of the proposal. While TransCanada can provide some of these
items now, there are others that will not be available until later in the NEB process and still others
that we are unable to provide. It is our intent to assist in providing as much information as
possible and to respond to your comments as best we can in order to facilitate the City's review
and understanding of the Project.
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e TransCanada can and will forward to the City all plans that are available to the public or through
the NEB regulatory process. The requirements for the NEB process, however, are much different
than the City's site plan process. For example, detailed information such as detailed elevations,
site and building cross sections and landscape plans, that may be provided through a site plan
process may not be required to be provided in the NEB process or may only be provided during
the later stages of such process. Further, many of the detailed drawings used to design and
construct the facility are not publicly available due to proprietary and confidentiality
requirements. TransCanada will provide as much information as possible to assist in the City's
review.

e We understand TransCanada has already provided some additional information related to a
similar C-plant design as noted in your letter to assist in your review as well as an aerial view of
the existing Station 130 facility with the proposed facilities superimposed to provide a better
understanding of the layout on site.

o Further to the December 11, 2017 meeting with the City, TransCanada is currently organizing a
site visit.

e The City has requested “information on “the parts per million of natural gas in the gaseous
material released at the station.” It is not clear what information the City is requesting, but
TransCanada can advise that gas releases at Station 130 are very infrequent, but can be expected
through blowdowns or venting as part of the annual maintenance program or as a correction in
the system. In either case, gas releases occur at high pressure and disperse rapidly into the
atmosphere with little or no gas detectable at or near the site. The composition of natural gas
through Station 130 is variable, but is regulated by TransCanada's Canadian Mainline Gas
Transportation Tariff which requires gas entering the Station to meet certain minimum gas
quality specifications.

e The City requests that TransCanada provide an updated noise report upon completion of the C-
Plant Project. TransCanada agrees to conduct a follow up noise assessment after the Station C
Plant expansion is complete and operational.

e Your comments also identified the need for TransCanada’s Environmental Protection Plan (EPP)
to address climate change objectives. The Project EPP, however, largely addresses the
construction phase of the project and, as such does not address Ontario’s Climate Change
Action Plan. TransCanada is committed to developing effective solutions to manage
greenhouse gas emissions. To this end, TransCanada does maintain a greenhouse gas emissions
inventory and is compliant with Ontario Ministry of Environment and Climate Change (MOECC)
and Environment and Climate Change Canada (ECCC) requirements by reporting those
emissions annually. These reports are extensive and include combustion, fugitive, and venting
emissions and are subject to third-party verification (as required). For more information,
TransCanada’s reported greenhouse gas emissions since 2004 are publicly available on ECCC's
website at http//www.ec.gc.ca/ges-ghg/default.asp?lang=En&n=8044859A.

In summary, TransCanada will continue to work with the City to provide, wherever possible, additional
information related to the C-Plant to assist in the City’s review. We also look forward to accommodating a
site visit in the near future.


http://www.ec.gc.ca/ges-ghg/default.asp?lang=En&n=8044859A

Comments Related to the Block 41 Secondary Plan Study

Your letter also provided comments in relation to the Block 41 Secondary Plan process and we thought it
would be useful to provide some further context and background on this process. As you may know,
prior to 2016, Lehman & Associates, led by Bob Lehman, were the consultants for TransCanada and
participated as a member of the Technical Advisory Committee. TransCanada has also engaged with the
Landowners Group to discuss the impacts associated with the location of proposed sensitive land uses in
proximity to the Station 130 facility and the need for appropriate separation distances as well as
mitigation of impacts to its facility. TransCanada has provided written comments to the City over the
course of the secondary plan’s draft development based on the draft Land Use Concept Plan for Block 41.
TransCanada’s commenting letters outlining their concerns with respect to noise impact policies, trails
and road access are attached hereto for your reference and TransCanada would be pleased to discuss
further at the upcoming meeting with the City

Also, prior to the circulation of the draft Land Use Concept Plan for Block 41, a submission was made to
the Region of York (with a copy provided to the City of Vaughan) which outlined the need to provide
policies in the Regional Plan which recognize TransCanada'’s pipelines and facility, its jurisdiction under
the NEB and the need to ensure appropriate separation distances in consideration of the development of
sensitive land uses.

e You noted in your letter that the Draft Secondary Plan is “very close to final approval and should
be the basis to decision making”. We were advised in late November that the Draft Secondary
Plan would be circulated to the TAC for comment by the end of the year, however, to our
knowledge, no Draft Secondary Plan has been circulated nor have we been provided an
opportunity to comment on the final Draft Secondary Plan.  We understand that the City has
been delayed in its finalization of the Draft Secondary Plan. At our upcoming meeting, it would
be helpful to have a clear understanding of the remaining steps in the Block 41 process to
ensure we can be fully engaged and provide ongoing input and comments.

e Oneitem from your letter noted that the existing Maple Compressor Station and pipeline should
be “integrated” into the Block 41 community and that “information pertaining to potential
environmental impacts and the proposed means of mitigating those impacts on existing and
future uses” should be developed as part of the Block 41 community plan to ensure the facility
“integrates and is complimentary to the Block 41 community.” While we recognize it is the goal
of the plan to ensure land use compatibility and meet growth objectives, those objectives must
be balanced with the need to protect the Maple Compressor Station and the existing pipeline as
critical facilities and essential infrastructure that serve a broader public need and interest.

e The current City of Vaughan Official Plan policies establish the requirement for the proponent of
any development within 750 metres of Station 130 to carry out a noise and vibration study to the
satisfaction of the City and to address impacts through mitigation measures. It is not clear to
TransCanada whether Block 41 or the Landowners Group has prepared these studies yet.
However, TransCanada’s noise consultant has been sharing information with the Landowners
Group's noise consultant. TransCanada is currently finalizing noise influence area mapping based
on a future build out of Station 130. The noise influence area mapping will assist in furthering
discussions about future development limits and the mitigation of impacts where sensitive land
uses may be proposed to ensure compliance with the NPC-300 Guidelines. While the onus in the
legislation is to ensure existing and planned infrastructure and industry are protected through
mitigation by the proponent of the sensitive land uses, we believe an initial discussion about



appropriate mitigation with the City would be helpful once a final noise influence area is
confirmed. TransCanada is willing to work cooperatively with the City to avoid noise issues from
future residents related to the TransCanada’s existing and planned facilities while achieving the
broader community development objectives.

Your letter also refers to comments regarding the multi-use trail being developed on
TransCanada’s lands. In previous comments, including the attached December 2015 letter from
Lehman & Associates, TransCanada had raised some concerns with active uses on its property
and on the pipeline right-of-way and in fact requested the trail be removed from its owned
lands. Any development or works on or near the pipeline right-of-way are subject to review by
TransCanada and must conform to all NEB regulations related to development on or near the
pipeline. As stated above, TransCanada would be pleased to further discuss these requirements
at the upcoming meeting and provide additional information as required.

Your comments also referred to the location of future parkland locations within Block 41 and a
request for comments on any potential restrictions on any pubic parkland location which would
be adjacent to or in close proximity to Station 130 or the pipeline right-of-way. We refer again to
the previously forwarded comments attached which highlight the need for appropriate
separation and mitigation of sensitive land uses to protect the existing and planned
infrastructure. The noise report that TransCanada is also submitting will provide further insight
into planning for future sensitive land uses which TransCanada would also like to discuss in the
upcoming meeting.

Furthermore, we look forward to receiving the Draft Secondary Plan to review and provide more detailed
comments as they relate to both parks and trails as well as the other potential sensitive land uses that
may be adjacent to the TransCanada site.

As noted, we understand TransCanada is in the process of scheduling a meeting late in January to
discuss in more detail the Draft Secondary Plan and the revised noise influence area. We trust you will be
available at the meeting and we look forward to further discussion on the items noted herein.

Sincerely,

Dana Anderson, MCIP, RPP

Partner

Attach.

CC.

Darren Hopkins, Janice Badgley, Brian MacDonnell, Erin Gagner, Shadi Shenouda — TransCanada
Pipelines Limited

Armine Hassakourians — The City of Vaughan

Darlene Presley - MHBC
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June 191, 2018

Ms. Armine Hassakourians,

Senior Planner

The Corporation of the City of Vaughan
2141 Major Mackenzie Drive

Vaughan, ON

L6A 1T1

Via email: armine.hassakourians@vaughan.ca.

Dear Armine:

RE: East Purpleville Creek Subwatershed Study

As the regional planning consultant for TransCanada PipeLines Limited (TransCanada), the following are
TransCanada’s preliminary comments on the Block 41 Participating Landowners Group - East Purpleville
Creek Subwatershed Study.

TransCanada engaged Golder Associates Ltd. (Golder) to complete a desktop review of the
Subwatershed Study (Savanta Inc. et al,, 2018). Attached to this letter is a preliminary draft memorandum
issued by Golder outlining their comments, questions, concerns and the need for additional information.

Upon receipt of this additional information Golder can complete a more in-depth review of the
Subwatershed Study (SWS) in order to fully assess the impacts to TransCanada (both its compression
station site - Station 130) and its adjacent buffer lands in relation to what is being proposed by Block 41
in terms of storm water management associated with the proposed development concept.

At this stage, TransCanada would highlight the following to the City of Vaughan:

e Asset out in the Golder memo, it appears the underlying flow targets in the SWS may not be
correct.  TransCanada requires that the inputs be verified by Savanta and confirmed to
TransCanada;

e [t is not clear from the SWS whether the TransCanada lands (industrial site and adjacent
undeveloped buffer lands were taken into account in the model for controlling storm water
management associated with the Block 41's proposed development in the area. This needs to
be fully understood before TransCanada can evaluate whether there is an impact to TransCanada
lands;

204-442 BRANT STREET / BURLINGTON / ONTARIO / L7R 2G4/ T 905 639 8686 / F 905 761 5589 / WWW.MHBCPLAN.COM
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e Currently the Block 41 Land Use Concept on Figure 1.5 of the SWS shows a proposed stormwater
management pond directly north and upstream of TransCanada’s industrial compression station
site. There is nothing in the SWS that indicates how the storm water would be managed
(outflows etc.) and without an in-depth understanding of this, the current proposal may present
an adverse risk to TransCanada both in terms of potential negative impact to drainage patterns
through TransCanada'’s site and across its adjacent buffer lands. TransCanada requires more
detailed information from Savanta with respect to the proposed design and location of the
adjacent storm water management pond so that TransCanada can assess the issue in greater
detail.

In light of the above, TransCanada requires further information and further time to conduct a more in-
depth analysis of the SWS and storm water management issues raised in the SWS. Please confirm that
TransCanada reserves its right to provide additional comments once TransCanada has received the
information noted above.

At that time TransCanada can provide the City of Vaughan with more detailed feedback on the storm

water management issues in conjunction with the overall development being proposed by the Block 41
Participating Landowners Group as this matter proceeds through the planning process.

Yours truly,

Dana Anderson, MA, MCIP, RPP
Partner
On behalf of TransCanada PipeLines Limited

Attach.



S GOLDER

June 18, 2018 Project No. 18101754

TransCanada PipeLines Limited
450 1st Street SW

Calgary, AB

T2P 5H1

Attention: Matt Chmilar and Sheena Johnson

DRAFT AND PRELIMINARY

REVIEW OF EAST PURPLEVILLE CREEK SUBWATERSHED STUDY

On behalf of TransCanada PipeLines Limited (TransCanada)}, Golder Associates Ltd. (Golder) completed a
desktop review of the stormwater aspects of the East Purpleville Creek Subwatershed Study (Savanta Inc.
et al., 2018). This high level assessment identified the following preliminary issues:

2-year 1o 100-Year Storm Events — Based on the equations presented in Table 13.1 of the East Purpleville
Creek Subwatershed Study (SWS), the identified stormwater targets for the 2-year event up to and including
the 100-year event appear unreasonably high. As an example, the peak flow target for a 10 ha site under the
1 in 100-year event would be 119 m3/s. In Golder's professional opinion, this number appears to be
approximately 2 orders of magnitude higher than expected. These equations should be reviewed, and, if
incorrect, the SWS should be revised accordingly.

Regional Storm Flow Management — Based on the results of the stormwater modelling analysis from the
SWS, it is unclear if the “Existing Flow” value provided in Table 11.7 for subcatchment 19.07 accurately
captures the existing flow contribution from Station 130 (and existing upstream lands). Further to this and
specific to the Regional Storm flow and storage targets for subcatchments 19.06, 19.07, and 19.10, it is
unclear if the calculated targets for these subcalchments accurately take into account TransCanada lands
{industrial site and adjacent undeveloped buffer lands), given that (1) the results and discussion for Table
11.7 neglect to indicate that controls are not currently planned on these lands under the “"Future Regional
Controlled Flow Scenario” and (2) the future land use shown on Figure 5.3 includes the combined areas of
Station 130 infrastructure and a portion of the adjacent undeveloped buffer lands as a single category
{(described as ‘TCPL Lands / Utilities’). These observations suggest that TransCanada lands may not have
been sufficiently defined in the SWS model, and, more specifically, that natural areas may not have been
appropriately accounted for in the analysis. Further clarification is required to validate the pre-development
characterization, understand how the numerical values for peak flow targets were developed, and assess the
potential implications on stormwater management related to the TransCanada lands.

Golder Associates Lid.
6925 Century Avenua, Suite #100, Mississauga, Ontarlo, LSN 7K2, Canada T:+1905 567 4444 F: +1 005 567 6561

Galder and the G logo are trademarks of Golder Associates Corporation golder.com



Matt Chmilar and Sheena Johnson Project No. 18101754
TransCanada PipseLines Limited June 18, 2018

B Block 41 Land Use Concept Plan — The Block 41 Land Use Concept on Figure 1.5 of the SWS shows a
proposed stormwater management pond directly north/upstream of and immediately adjacent to the
TransCanada site. Stormwater flows from the stormwater management pond would be directed fo the
drainage feature that crosses the central portion of the TransCanada lands. In Golder's view, the proposed
layout of the stormwater management pond may result in one or more added risks to the TransCanada site,
including potential impacts related to flooding, erosion, and water quality. In addition, the drainage feature
that crosses the central portion of the TransCanada site may require modifications and/or routine
maintenance to accommodate discharge from the pond. Due to the potential for adverse effects and
maintenance requirements on TransCanada lands, the proposed layout for the stormwater management
pond would appear to be an issue and one that Golder recommends TransCanada obtain more information
on with respect to location and design so that a thorough assessment of risks and impacts can be provided
to TransCanada.

Golder Associates Ltd.

DRAFT DRAFT

Christopher Davidson, P.Eng. Andrew Forbes, M.Sc., P.Geo.
Surface Waler Engineer Associate, Senior Gaoscientist
CO/AF/mp

hitps:/igoiderassociales sharepoint.com/sites/26868g/deliverables/draft/ 18101754 -I-reva-drafll comments for cov on sws-18jun2018.docx.
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Authorized commenting Agency for

KITCHENER
Qb TransCanada WOODBRIDGE

g RLBAA[\[I\IDDSECSA'\%E In business to deliver ]liﬁ\l,\lGDS('?gN
ARCHITECTURE BARRIE
BURLINGTON

August 22" 2018

Ms. Armine Hassakourians,

Senior Planner

The Corporation of the City of Vaughan
2141 Major Mackenzie Drive

Vaughan, ON

L6A 1T1

Via email: armine.hassakourians@vaughan.ca.

Dear Ms. Hassakourians:

RE: East Purpleville Creek Subwatershed Study
Block 41, City of Vaughan

Further to our letter dated June 19", 2018, TransCanada requires additional information and time to
conduct a fulsome analysis of the Subwatershed Study (SWS) and storm water management issues raised
in the SWS.

We understand from our follow-up inquiry of August 9, 2018 that our comments were forwarded to the
Landowner's consultant; however we have not yet received a response or any information to date. As the
SWS directly impacts TransCanada'’s industrial facility and the surrounding buffer lands also owned by
TransCanada, it is imperative we are given an opportunity to comment with accurate information.

We note that your email dated August 16, 2018 requires final comments by August 24", 2018 for the City
to proceed.

To reiterate, we requested the following information:

e [tappears the underlying flow targets in the SWS may not be correct. TransCanada requires that
the inputs be verified by Savanta and confirmed to TransCanada;

e [t is not clear from the SWS whether the TransCanada lands (industrial site and adjacent
undeveloped buffer lands were taken into account in the model for controlling storm water
management associated with the Block 41's proposed development in the area. This needs to
be fully understood before TransCanada can evaluate whether there is an impact to TransCanada
lands;
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e Currently the Block 41 Land Use Concept on Figure 1.5 of the SWS shows a proposed stormwater
management pond directly north and upstream of TransCanada’s industrial compression station
site. There is nothing in the SWS that indicates how the storm water would be managed
(outflows etc.) and without an in-depth understanding of this, the current proposal may present
an adverse risk to TransCanada both in terms of potential negative impact to drainage patterns
through TransCanada'’s site and across its adjacent buffer lands. TransCanada requires more
detailed information from Savanta with respect to the proposed design and location of the
adjacent storm water management pond so that TransCanada can assess the issue in greater
detail.

Again, as an impacted stakeholder, TransCanada needs an opportunity to conduct a fulsome review of
the SWS which cannot be done without the requested information. Accordingly, please confirm that
TransCanada can provide additional comments once TransCanada has received the information as
requested and will not be subject to the August 24, 2018 deadline.

Please also continue to ensure that TransCanada is provided with all the information in a timely manner
with respect to the planning process concerning the Block 41Secondary Plan.

Yours truly,

Dana Anderson, MA, FCIP, RPP
Partner
On behalf of TransCanada PipeLines Limited
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Station 130 Compressor
Station

Assessment of Noise Impact
on Noise Sensitive Land Use

6, Stantec

Prepared for:
TransCanada Pipelines Limited
Calgary, Alberta

Prepared by:
Stantec Consulting Limited
Calgary, Alberta

January 2018






























































































































































































March 29, 2019 PUBLIC HEARING ,~ 7
COMMUNICATION C’b

Date: Aprz [ ITEM NO, ).

Committee of the Whole

City of Vaughan

2141 Major Mackenzie Drive West
Vaughan, Ontario

L6A 1T1

Attention:  Mr. Todd Coles
City Clerk

Re: Zoning By-law Amendment Z18.038
33 Centre Street
Committee Public Hearing April 2, 2019

Dear Members of the Committee of the Whole,

We are residents of the Thornhill Heritage Conservation District and live at@ Elizabeth Street.
We are looking forward fo the redevelopment of 19 Centre Street and 33 Centre Street.

The current application of 33 Centre Street raises many concerns and we object the application
in the cwrrent form.

Setbacks

Subject property is abutting two residential lots, the southern being my heritage property. My
property has been renovated for years and has two buildings on it. The outside sitting area and

- kids play area is right next to their rear property line. It is very important that applicant respect -
the minimum rear and sideyard setback requirements. Current site plan does not meet these
requirements.

Parking

We have been discussing safety and parking issues on our streets for years with the City.
Numerous meetings, monitoring, studies and recommendations are put forward so far and
finally “no parking” signs were put up. Unfortunately, need for parking of current businesses has
been increased and people are continuing to park on Elizabeth Street, disregarding parking
prohibition. The current application does not meet minimum parking requirement and it's a great
concern fo us that this may create more problems for an already bad situation. Refer to recent
picture {no. 1) of Elizabeth Street.

Heritage

In our opinion, the design of the building does not have a heritage character and does not fit in
the Heritage District. The proposed building is more of a futuristic modern style and should be
designed fo reflect heritage style.

Landscape Strip

A landscape strip of 2.4m should be provided as a minimum requirement per City's standard,
abutting residential properties.

Page il




Stormwater Management

We have concerns with the stormwater management report submitted as part of this application.
The submerged sewer does not meet City criteria of sewer having free flow conditions. The
external tributary area from the residential properties is not included in the calculations. The
existing external flow must be maintained and accounted for in the design. Currently, the runoff
is contained within the site, as a natural reservoir and infilirates for days. Please see attached
picture no. 2. The report does not recommend additional storage and our fear is that this may
result with frequent flooding of the parking area, even during the frequent storm events, and
potentially spilling into our properties during the big storms. We also recommend installation of
the full curbs around the parking lot adjacent to residential properties to decrease the risk of
flooding to our property.

Pollution

Qur house wall with the air intakes is located right at the southwest corner of the subject
property. Proposed parking lot in this area is a great concern for poliuting the air that will
directly enter our house and also affect our outdoor sitting area next to property limit. Masonary
wall should be considered as a possible solution, as this is standard requirement in some
municipalities. '

We look forward to seeing a revised application that addresses concerns outlined above.

Respectfully,

Greg and Bozana llic
lizabeth Street
Thornhill, Ontario,

Page 2




Picture No 1 — Parking along Elizabeth Street (both sides) on garbage day

Picture no. 2 — Water storage at 33 Centre Street
- i il B
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Subject: , File number Z.15.023

PUBLIC HEARING ’
COMMUNICATION C o

---QOriginal Message— ' Date:Apr &" iq ITEM NO. |\ l
From: Sharise ¢

Sent: March-20-19 5:18 PM ™

To: DevelopmentPlanning@vaughan.ca

Subject: File number Z.15.023

Hi NATALIE,

twill not be able to attend the public hearing on April 2nd but | would like to express my concern for the whole project,
if not just the condo building. There Is already a lack of infrastructure in this area. There is overpopulation and serious
traffic. | don’t believe we need to be building more until we can find ways to ease the traffic. People are driving through
our school communities rushing to get to work or somewhere else every morning and afternoon making it extremely
dangerous for our children.

Thank you,
SHARISE

Sent from my iPhone




Subject: File Z.15.023, related DA.15.022; Notice of Public Hearing

PUBLIC HEARING ( -7
COMMUNICATION —

From: Dmitriy Zakharov Date: v 2/icr ITEM NO. |
Sent: March-15-19 10:15 AM A(P‘ /' ‘ l

To: DevelopmentPlanning@vaughan.ca
Subject: File 2.15.023, related DA.15.022: Notice of Public Hearing

Dear Sir/Madam,

This is in response to your letter, regarding new planned development of a high-rise condo at the intersection of
Dufferin & Rutherford.

As a local resident of this area, | have several concerns:

1) Existing rush hour traffic along Dufferin street and Rutherford street is terribly slow. Even taking 407 does not
provide relief because only to get to 407 takes 15-20 minutes in rush hour, and your proposed development will make it
worse.

2) Where will new kids go to school? Schools are over capacity already, with kids often required to study in outside
container-type dwellings that don't have washrooms. Marie

3) Property values. This is a high demand "premium sleeping" area. Quite many homes in the area will loose "premium"
status, with reduction in price as a result of your new condo obstructing their presently clean backyard skyline.

4) After first example is set, others to follow. | would not be surprised if respected builder 10-year plan includes
planting many more condos in presently woodlot/farm/ex-landfill areas around the same location, as long as money is
made. Completely destroying current suburban/low-populated spirit, for which people have paid big price for their
homes, to live a suburban-like life with short travel.

Thank you for taking consideration.

Respectfully,
Dmitry Zaharov.



Subject: File Number: Z.15.023 (1176 Rutherford Road)

Subject: File Number: Z.15.023 (1176 Rutherford Road)

From: Douglas Yeung PUBLIC HEARING C ':5
Sent: March-24-19 8:06 PM COMMUNICATION
To: DevelopmentPlanning@vaughan.ca Date: A»P‘\f-'ol/,q-lTEM NO. {

Hello,
| received a notice of a public hearing regarding File Number: Z.15,023 (1176 Rutherford Road).
The notice states that | can obtain information via email.

1 would like to understand the following:

1. Is there is a traffic management plan associated with this development? If so, what is the plan?
1. How does the 24 storey building fit in with the future development of the area (around Dufferin and Rutherford)?

Thank you and | look forward to hearing from you,

Douglas Yeung
& Wolf Creek Cres.

X




Shitley Porjes & Aful Gupta

March 28, 2018 PUBLIC HEARING C_q
COMMUNICATION
Natalie Wong, Senior Planner Date: AP{‘ ;{ {4ITEM NO. &

Ref. Zoning By-law Amendment File Z.18,038 (related DA,18.108)
33 Centre Street Inc '

Dear Ms Wong:

My husband and | are writing to you as very concerned neighbours yith respect to the
application for 33 Centre St. My husband, children and | reside at Elizabeth St which

is located in close proximity to this property and would be affected by the plans that have
been submitted.

We have a number of concerns that we would ask you to consider when reviewing this
application:

1. Changing the nature of the area: The design submitted is not at all in the
character of the heritage area. The addition proposed is massive and the sef-
backs are foo small. By designing a massive, modern addition and eliminating
the landscaping fringe they are also giving this a complete inner-city, concrete-
walled feel vs. the heritage area’s current “village” nature.

2. Parking. This has been an ongoing concern for my family as well as the other
residents on Elizabeth St. Despite the “no parking” signs and by-law, there is
already an issue of cars regularly parking on the street. As you know this-is a
very narrow street with no sidewalks or curbs. The parking continues to be a
hazard both for pedestrians and as well vehicles weaving their way through the
car maze. | challenge an emergency vehicle to make it through this strest
during many of the weekdays. Adding another business with inadequate parking
will continue to exacerbate what is an already unacceptable situation.

With this type of historical areas being se rare, we must not allow businesses to corrupt
the atmosphere. Businesses have significant choice around where to locate to meet
their needs. When the owners purchased this historical site they should have
considerad and accepted that they were in historic Thornhill and should now comply with
the implications of this choice.

Sincerely,
K w
Shirley Porjes & Atul Gupta

& Elizabeth 5t
Thornhill

26 Eftzaberh S, Thorsfill, Omtario, 147 F¥I
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S 2141 Major. Mackenzre Drive
; I,ﬁVaughan ON

. . . COMMUNICATION
- Committée of theWhole - | pate:Apraliq mEMNO. 4.
'CrtyofVaughan : IR ' Lo :

. r"ife;r\_lp_'mber:‘z-.ts,osa, 33;Ce‘ntre Inc. - 33 Cenitre Street -

' Dear Cummlttee Members )

" We lrve at.Ehzabeth Street,-which Is the property cln‘ectly adjacent to 33 Centre Street on the w £

o 'srde In regards 1033 Centre Street we WISh to make some comments

: We are objectang to permittrng the property to ‘he rezoned from “RlV Old Vrllage Resrdentral Zone” to SR

o ”Cl Restrlcted Cornmercral Zone" for the followrng reasons

"As the ad;acent neighbor to the proposed commercral property, we have some major concerns
1) One these concerns are W|th the landscape strip. As stated in Bylaw 1-88; Sect:cm 5 1.1 a)

.:”Where a ‘Cormmercial Zone abuts the boundary of lands 2oned Open Space or Resrdentral d strrp of S
. ‘Iand not less than 2: 4 metres in wrdth and inside the. Commercral Zone and abuttrng its bound 5 'y C
; shall be used for no purpose other than landscaplng ' .
} Accordrng to the appllcants Srte Plan and Landscape Plan the Eandscape strrp is bemg used for a brke '
o rack a ‘parking- space (# 11), permeable pavlng, and a car back-tipzone, whereas the Byiaw state’ 't :
_ : "shall be used for no purpose other than Iandscaprng" Also, the concrete curb 1s near the propert' 3
' < botIndary rnstead of demarcatrng the landscape stnp boundary at24 metres We belreve the
N -_landscape strip should not have any of the pre\nous items mentroned located W|th|n the strlp
_ ' f'full 2 A metre strrp (wrth a concrete curb placed 2. 4 netres from the property lrnel wouid prov de:
I 'for more of a safety bufferfrom cars, and- a buﬁer from car exhaust and norse It would also pro\n
& buffer from- snow. belng plowed nto the trees that are to be p!anted and potent|ally causmg
_ damage 1:0 the fence A2, 4 metre Iandscape strlp would also prevent a garbage Bin t'rorn belng
- ;;placed close to: the property line. :

e 2) Another concern is with the setbacks Bylaw 1-88 Schedule 'A’ requrres a mrnrmum setback of 9

A ' metres from-any building structure 1o a residentlal zone. The Site Plan shows a dlstance of 3. 57
' metres and 4, 29 metres frorn the proposed structure to our property fine. Also Bylaw 1-88 '

e Schedule N requires a minimum rear yard of i5. metres while the Site Plan/is showlng 12:4 metres

__"We feel a structure of this’ scale would be too close fo our property, We- are concerned about '_ _

.:__"' : potentral norse from cars and people, especially if they are worklng Iate at'the’ ofﬁce We feel thrs




Conservatwn Dlstrict and do, not have s;dewalks or curbs

- Redpédiilly submitted,” - .

" Michelle Kendall

- .Elzabeth Street
o Thomhlll ON CL
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__COMMUNICATION

iTEM - :;;'—
April 1,2019 "'é"‘

Mr. Tedd Cotles, City Clerk
City of Vaughan, 2141 Major Mackenzie Drive
Vaughan Ontario, L6A 1TL.

Re; Zonirng By-law Amendment File 218.038
33 Centre Street, Thornhill, Ontario
Public Hearing April 2, 2019

Dear Members of the Committee of the Wholg;

We have lived in Thornhill for 56 years with 32 of thoseyears.atllllElizabeth Street In close
proximity to the subject property at 33 Centre Street, We oppose the application.

This is a heritage ares, the house on the property is a heritage building and the proposal is away
out from the comman sense of the Thornhill Vaughan Heritage Conservation District Plan.
There.must be a way to preserve the architectural beauty of the property while updating to
contemporary use. There are excellent examples-in the neighbourhood of successful updating.

The plansfor 33 Centre Street indicate a-business too big, too many cars, toe much
encroachment on green space and too close to neighbouring residenttal properties without
paying attention to open space around the commercial zone. All too Much. How doesthe
husiness plan to deal with traffic flow in and out from Centre Street? How does it plan to deal
with drainage and snow removal?

Respectfully submitted,

Lindsay and Ruth Belch
Ilciizabeth Street.
Thornhifl Ontario
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April 2, 2019

Mayor and Members of Council
City of Vaughan

2141 Major Mackenzie Drive
Vaughan, ON L6A 1T1

via email: clerks@vaughan.ca

Dear Mayor Bevilacqua and Members of Council:

RE: City of Vaughan Committee of the Whole Public Meeting — April 2, 2019
Item 3: New Community Area - Block 41 Secondary Plan Study (File 26.4.2)
Comments from Block 41 Landowners Group

Malone Given Parsons Ltd. (MGP) is the Planning Consultant for the Block 41 Landowners
Group, who own approximately 232 gross hectares of land within the parcel bounded by
Teston Road, Kirby Sideroad, Pine Valley Drive and Weston Road, within the City of Vaughan.

On behalf of the Block 41 Landowners Group, we have reviewed the Committee of the
Whole (Public Hearing) Report dated April 2, 2019 and the attached Draft Block 41
Secondary Plan. The Block 41 Landowners Group recognizes the effort that City staff have
put into the preparation of the Draft Block 41 Secondary Plan and thank Council and Staff for
the opportunity to provide comments. We look forward to working with Staff to address our
comments and to finalize the Secondary Plan for Council’s consideration in the coming
months,

The Block 41 Landowners Group is generally supportive of moving forward with the
Secondary Plan, as the Block 41 lands are one of two New Community Areas that will assist
the City in accommodating the forecasted population growth in the City of Vaughan to 2031.

The Secondary Plan is the first stage of the development approval process. Once adopted,
more detailed studies will be completed as part of the Block Plan and Master Environmental
Servicing Plan which, among other things will provide detailed analysis of the unit
distribution and density, final determination of the Natural Heritage Network, location of
stormwater management ponds, schools and parks, final alignment of roads, interface with
TransCanada Pipeline and location, size and configuration of the Co-Location Facility.

In response to the Draft Block 41 Secondary Plan policies and schedules, the Block 41
Landowners Group and consultant team offer preliminary comments in the attached matrix
(see Attachment 1). A tracked-changes version of the Draft Secondary Plan with the
preliminary comments from the Block 41 Landowners Group and consultant team has been
submitted separately to Staff for their reference. As we advance further discussions with

Staff on the Block 41 Secondary Plan, we reserve the right to provide further comments.

140 Renfrew Drive, Suite 201 | Markham | Ontario | L3R 6B3 | T 905 51301701 F: 9055130177 | mzp.ca
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RE: New Community Area — Block 41 Secondary Plan Study (File 26.4.2) April 2, 2019

The Block 41 Landowners Group also continues to work with City and TRCA staff to finalize
the East Purpleville Creek Subwatershed Study, which was submitted in March of 2018. We
are working to address staff comments and anticipate that a revised version of the
Subwatershed Study will be submitted shortly.

With respect to servicing, we understand that full build-out of the New Community Areas,
consisting of Blocks 27 and 41 in the City of Vaughan is dependent upon the construction of
York Region’s Northeast Water and Wastewater Servicing Solution, which is expected to be
completed by 2028. We understand the City has initiated the Interim Servicing Strategy
Study to determine the availability of interim servicing capacity for the New Community
Areas. We look forward to working with City on the determination of the amount of interim
servicing capacity available for Block 41.

Should you have any questions or wish to discuss our comments in greater detail, please
contact me at (905) 513-0170.

Yours very truly,
Malone Given Parsons Ltd.

/

F;' ;l'.,." A
i i < B o
A e Ay
Don Given, MCIP, RPP
President
DGiven@mgp.ca

Attl  Block 41 Landowners Group — Draft Secondary Plan Preliminary Comments

cc: Block 41 Landowners Group
Jason Schmidt-Shoukri, Deputy City Manager, Planning and Growth Management
Bill Kiru, City of Vaughan
Armine Hassakourians, City of Vaughan
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MGPg=:
Given
Parsons.

Sub]eci: o Block iiiLandowners Group - Draft éecnndary Plén Preliminary Comments

Date: - April 1, 261i3

MGP File:  11-2003

I Purpose ]

iy

) b e S ] i : LRSS Ly
MGP: The list of lands subject to the amendment should be consistent wi

include the Rural and Low-Rise Residential designations to the northwest.

II Location

MGP: Appendix I is not included in the draft.

MGP: The portion of the Greenbelt Plan Area designated Natural Areas is excluded from the Block 41 Secondary Plan
area; this conflicts with the inclusion of policy for Natural Areas in the Greenbelt Plan. Clarity is needed to understand
approach.

LOG: Further discussion with staff is required to confirm whether TransCanada compressor station should be
included within or remain outside of the Secondary Plan Area.

III Basis, Section 3

MGP: For clarity, include statement that confirms the Greenbelt Plan permits major recreational uses in rural lands
and also permits stormwater management facilities within the Protected Countryside.

III Basis, Section 4

MGP: For clarity, include statement that YR intends to redesignate lands from Agricultural to Rural Areas.

2.0 Secondary Plan Area

MGP: Insert “approximately” before “178 hectares”. Clarify that this is an estimate.

MGP: Delete “in” before “the northwest quadrant of the Block” and replace with “adjacent to”, Clarify that this area is
outside the block.

LOG: In second last and last sentence, replace “block” with “Secondary Plan”.

3.0 Secondary Plan Study
Process, Phase 5

MGP: Include reference to the East Purpleville Creek Subwatershed Study which is intended to provide direction for
the Secondary Plan.

5.0 Policy Context

MGP: Pravide acronym for YROP
MGP: Replace “provision of live-work opportunities” with “apportunities for live-work”

MGP: Clarify inclusion of Greenbelt Plan and Natural Areas

6.0 Existing Conditions and

MGP: LOG submitted a noise report completed by Valcoustics which was to be peer reviewed by Jade Acoustics. This

201 | Mariiar




Opportunities

should be a consideration.

MGP: Insert “Retail Commercial Market Assessment Block 41 Secondary Plan, Ward Land Economics, December
201.8" to recognize that WLE conducted a peer review which amended the required amount of retail GFA in the block.

MGP: Can the City provide a copy of the Land Budget/Housing Mix Analysis and the Sustainability and Community
Energy Planning?

1.0 Introduction

MGP: Delete last sentence in paragraph. This statement may create future interpretation issues of how Volume 1
policies apply.

21.b,2 Schollen: Consistent and accurate terminology should be used throughout the document related to buffers versus
VPZ,

2.1.b.3 MGP: Bullet 4 may need to be reviewed as there are instances where SWM can be permitted within buffers.
Schollen: Similar comment as Policy 2.1.b.3 re: terminology. This policy should be reworded to be consistent with the
SWM policies that permit LID/SWM facilities within buffers.

2.1.b.4 Schollen: In 2™ bullet, replace “spaces” with “species”.

2.1.b.7 Schollen; Not required by AODA for all trails. Full accessibility may not be feasible due to topography, etc.

3.03 MGP: Replace “compliments” with “complements”,

3.05 LOG: Please clarify if this is outside the Secondary Plan.

3.1.2 Density MGP: Clarify that the overall minimum of 70 residents and jobs per hectare is the Gross Density Target that is later

referenced.

3.1.3 Bonusing

LOG: Add to end of first sentence “in accordance with Policy 10.1.2.9 of the VOP 2010".

3.1.4 Residential
Neighbourhoods

MGP: Replace "five” minute walk or less with “ten”; the Secondary Plan generally states a five- to ten- minute walk,

3.1.4.1.iv Neighbourhood Four

MGP: Add “low-rise residential uses” before "mid-rise residential uses”.

(N4)
3.14.2 MGP: Add reference to Policy 3.1.2 for clarity.
MGP; Please provide a description for the Gross Density Statement.
3.1.7.b MGP: In the first sentence, replace “extensive natural areas” with “the Natural Heritage Network and infrastructure

and utility corridors”,

MGP: Replace last sentence with “Schedules E and F of this Secondary conceptually identify the propesed trail




FanConmants A

network,”

LOG: Add to end “The location and configuration of the proposed trail network may be modified without amendment
to the Plan.”

3.1.8a Natural Areas

Stonybrook: Natural features are not shown on Schedule E.
MGP: Rename section as “Natural Heritage Network”,

MGP: Replace "Natural features” with “The Natural Heritage Network” and delete “identified on Schedule E of this
Secondary Plan”,

3.1.8.b

Stonybrook: Replace “conserved, and” with “restored, and where possible”. Edits are made for consistency with VOP
2010 Policy 3.2.1.2

3.1.9 Infrastructure and Utilities

MGP: A new sub-policy c should be included to address innovative stormwater management techniques.

3.1.9.a LOG: Add to end “Policy 9.2.2.26 of VOP 2010 continue to apply.”

3.1.9.b Schollen: Replace “to” with “of”

3.1.10.b Valcoustics: Regarding mitigation of adverse impacts from the source, for transportation sources (roads) the
mitigation can either be at the source or at the receptor (dwelling). Suggest this be taken out.

3.1.10.e LOG: Please clarify meaning of “no undue negative impacts”.

3.1.10f Valcoustics: “Future” may be too ambiguous. Change to "... planned future expansions..."
Valcoustics: Need to define noise level similarly to the MOECP. Should be “45 dBA Leq 1 hr”.
LOG: Add to end of last sentence “, and it is acknowledged that mitigation at source associated with the TransCanada
Pipelines Limited Compressor Station operations is preferred”.

3.1.10.¢g Valcoustics: The MOECP will not have any role in land use approval for Block 41 or approval for Station 130. Thus,

this statement potentially leads to a situation which cannot be resolved, i.e. trying to get MOECP to review a study.
Recommend change to: “study should be prepared to satisfaction of the City in consultation with TCPL. The study

should be prepared following the guidance in MOECP NPC-300, and/or any updates which may occur from time to
time.”

Valcoustics: Replace “Adverse impacts” with “Adverse effects”.

Valcoustics: Replace "in the context of MOECP Environmental Noise Guideline, Stationary and Transportation
Sources — Approval and Planning (Publication NPC-300)” with “...in the context of meeting the sound level limits in
MOECP NPC-300...".
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3.1.10i

LOG: Add “identified in Schedule G” after “Noise Influence Area” and delete "and potential”.

3.1.10,j

LOG: A new sub-policy is suggested:

“i. Should the findings of the noise report indicate difficulties in meeting the applicable sound level limits from the
relevant acoustic Class envirenment, and upon recommendation by a qualified acoustic professional, the City of
Vaughan may by resolution, grant a Class 4 designation for a site or area which will be implemented by way of zoning
by-law, draft plan of subdivision and/or site plan, in accordance with the Ministry of the Environment guidelines.”

3.1.12 Other Permitted Uses in
all designations

MGP: Ensure parks will be permitted in rural areas after redesignation, Ensure SWM is permitted in Natural Areas and
rural areas,

Schaeffers: SWM should be permitted in Natural Areas outside of Core Features.

MGP; Clarify if existing list of uses in VOP 2010 Policy 9.2.1.9 also follow the same designation exception list.

3.23.c MGP: VOP 2010 Policy 9.2 does not include a description for back-to-back townhouses.

324 MGP;: Low-Rise Buildings are not a permitted building type in 3.2.3, please clarify permission.

3.4.4 MGP: Clarify that the 70 residents and jobs per hectare are a) the Gross Density Target and b) a minimum overall
target for the Secondary Plan.

3.4.5 LOG: Increase 12 storeys maximum building height to 15 storeys for construction optimization.

351 LOG: Replace “shall consist” with “may consist” to provide flexibility.

3.5.2 MGP; Replace last sentence with "Notwithstanding Policy 9.2.2.4. c. of the VOP 2010, retail uses or other active uses
are permitted on the ground floor frontage of buildings along arterial and collector streets to animate the street.”

3.5.3 LOG: Please provide rationale for the exclusion of gas stations.

3.5.4 MGP: Clarify that the 70 residents and jobs per hectare are a) the Gross Density Target and b) a minimum overall
target for the Secondary Plan.

3.5.6 LOG: Increase 12 storeys maximum building height to 15 storeys for construction optimization.

3.6.1 MGP: Add “scale,” before “locaticn and boundary”.

3.6.2 MGP: Replace last sentence with “Notwithstanding 9.2.2.3.b. of the VOP 2010, retail uses and other active uses are
permitted on the ground floor frontage of buildings along arterial and collector streets to animate the street.”

3.6.4 MGP: Add “may” before “include a”, delete “major” before “community centre” and delete “as well as a District

Park” in the first sentence. Add before last sentence "The scale and components of the Co-Location Facility will be
determined at the Block Plan process”. The intent is to provide flexibility for determination of the Co-Location Facility




requirements through further study at the Block Plan stage, without amendment to this Secondary Plan,

3.7 Parks MGP: This section should be combined with Section 5.0 to avoid duplication, also to avoid confusicn as these are
symbols and not land use designations,

371 MGP: Replace “lands designated” with “symbols for” and delete “District Parks",

3.7.2 MGP: Delete minimum size requirements and add “The District Park size shall be determined through further study at
the Block Plan stage” to the end of the paragraph.

373 MGP: Replace “designations” with "symbols”, add “generally” after “Neighbourhood Parks shall” and replace
“Natural Areas” with “natural areas”.

Schollen: Add “where possible” after “elementary schools”.
Schollen: References to area/dimensions should be deleted.

3.7.4 MGP: Replace “designations” with “symbols”.

MGP: VOP 2010 requires 0.2 ha to 1.0 ha for a Public Square.

3.8 Schools MGP: This section should be combined with Section 7.3 to aveid duplication, also to avoid confusion as these are
symbols and not land use designations.

3.8.1 MGP: Replace “designations” with “symbols" and add “Where the locations of the school symbels are modified or
school sites are determined by the appropriate school beard to not be required, the underlying designation shall
apply” to the end of the paragraph,

39.1 MGP: Does this policy require reference ta VOP 20210 Policy 9.2.2.26? There is currently no direction for this
designation in the Secondary Plan.
MGP: Replace "right-of-way"” with “easement”.
Schollen: Replace "north through the Block” with “along a north to south alignment through the northern part of the
Block".

39.2 MGP: This section should be combined with Section 8.2 to avoid duplication, also to avoid confusion as these are

symbols and not land use designations.

MGP; Ability to locate stormwater management facilities in all land use designations other than Core Feature should
be clarified in Policy 3.1.12.

MGP: Delete “of the Natural Areas designation”.

Stonybrock: Add to end of first sentence “, except as noted in Policy 3.XX.4 of this Secondary Plan”. This is an




important addition because VPZs are part of Core Features.

MGP: Add “The stormwater management facility symbols are conceptual and may be relocated without an
amendment to this Plan” after the first sentence.

LOG: In final sentence, delete “number of” and replace with “number, configuration,”.

3.10 Natural Areas

MGP: Section is revised to clarify Natural Areas vs Greenbelt.

3.10.1

MGP: Replace policy with “The lands in the Natural Areas designation are applicable to Core Features in the Natural
Heritage Network, outside of the Greenbelt Plan, and subject to the policies in Section 3.2 of the VOP 2010, except as
medified in this Secondary Plan. *

3.10.2

Stonybrook: In second sentence, replace “Natural Areas” with “Core Features”

3.104

Stonybrook: Existing policy doesn’t provide full permissions under Section 4.2 of the Greenbelt Plan. Policy should
reflect Pelicy 4.2.3.3 of Greenbelt Plan. Add to the end “, but may be permitted within the vegetation protection zone
of a significant valleyland, provided they are located a minimum of 30 metres from the river or stream, and they are
located outside of the vegetation protection zone of any other key natural heritage feature or key hydrolegic feature”.

MGP: This is moved to a new Greenbelt Plan section,

3.XX

MGP: To clarify the Greenbelt Plan Area and policies versus Natural Areas, we recommend adding a new section as
follows:

“3.XX Greenbelt Plan

3.XX.1 Lands in the Greenbelt Plan Area will be subject to the applicable policies of the Greenbelt Plan and Section
3.5 of the VOP 2010

3.XX.2 The Greenbelt Plan Area is an overlay and lands within the boundary consist of natural heritage features and
Agricultural lands. The confirmation and extent of key natural heritage and key hydrologic features will be
determined as required through the Master Environment and Servicing Plan (“MESP”) which will form part of the
Block Plan approval process required in accordance with policies 10,1.1.14. to 10,1.1.26. of the VOP 2010.

3.XX.3 Within the Greenbelt Plan Area, where lands are outside of key natural heritage and key hydrologic features
and associated vegetation protection zones, and also outside of prime agricultural areas, parks, trails and
recreational uses may be permitted in accordance with Sections 3.3.2, 3.3.3, and 4.1.2 of the Greenbelt Plan.”

Move Policy 3.10.4 (as modified) to the end of this new section.

3.11 Cultural Heritage and
Archaeology

MGP: For clarity this should be a new section separated from the Land Use Designations




3.11.3 Cultural Heritage
Landscapes — Roadscapes

MGP: These are regional roads; clarify how this will be implemented.

MGP: What does “documentation” require?

3.11.4 Cultural Heritage
Landscapes — Waterscapes

MGP: What does “documentation” require? This should not censtrain the required removal of ponds and dams.

3.11.5.¢

MGP: CHL 9 is not shown.

3.12 Urban Design

MGP: For clarity this should be a new section separated from the Land Use Designations.

3.12.2.aii MGP: Replace “Natural Area” with “natural area”

3.12.b.iv LOG: “reverse frontage” is not equivalent to back lotting; should be deleted for clarification. Add "generally” before
“be avoided”.

3.12.2.cii MGP: Replace “Natural Area” with “natural area”

3.12.2.d.iii MGP: Are “access streets” collectors or local roads?

312.28.0v MGP: Suggested to be combined with 3.12.2.d.iii to avoid duplication.

41.1.b.i MGP: Replace "Natural Area” with “natural area”,

4.1.1.b.ii MGP: Replace “Natural Area” with “natural area” in both instances.

4.1.1,b,iii MGP: Major vs Minor collectors are not identified in Schedule E.

4.1.3.b.iii Schollen: Generally it is the position of the City not to illuminate trails. Lighting should not be considered in areas
where habitats/species may be adversely affected.

4.1.3.b.v Schollen: Refer to comment on Policy 4.1.3.b.iii regarding illumination of trails.

4.1.3.b.iv Poulos & Chung: Recommend Multi-Use Recreational Trails on all of the collector roads.

4,1.3.b.vii MGP: Clarify how this will be implemented as some regional arterials are expected to remain rural cross sections.

5.0 Parks and Open Space

MGP: Add Policy 3.7 to 5.0.

51.b

MGP: Please clarify the source for 13.2-hectare figure. The minimum number should be deleted and parkland should
be provided in accordance with parkland dedication requirements.

5.1.c MGP: Delete last sentence and replace with “Park requirements are to be determined through the Block Plan
process” to provide flexibility for detailed planning.
5.2.a Schollen: Delete reference to 3.6.6.6 which refers to stormwater management.




5.2.c

Schollen: Replace “rectangular” with “regular” in shape and add “or open space” after “fronting public streets”. Due
to the orientation and location of parks, many are adjacent to open space areas,

5.3 Parkland Dedication

LOG: This section will not be accepted until Section 7.3.3 of the VOP 2010 is approved.

5.3.iii Stonybrook: Replace “Natural Heritage Network lands" with “Core Features”

5.3.a.iv Schaeffers: This would not permit parkland credit for combination of park use and innovative SWM facility.
Schollen; This would also limit LIDs.

53.av MGP: Add “(unless approved within a park)”

5.3b LOG: Clarity required to understand how parkland shall be “unencumbered by pipeline safety buffers”. Suggest
deleting “pipeline safety buffers”,
Schollen: “Natural Heritage Network features” is used inconsistently in Secondary Plan
Stonybrock: Replace “Natural Heritage Network features” with “Core Features”

5.3.c MGP: Add new 5.3.c "Notwithstanding 5.3.a, strata parks and LID measures may be counted towards parkland
dedication, subject to further analysis as part of the Block Plan and MESP process”.

5.3d LOG: Add new 5.3.d "Notwithstanding, the above, any portion of lands located within the TransCanada Pipeline

easement or lands located west of the Trans Canada Pipeline easement within the Secondary Plan Area may be
accepted as parkland dedication provided they are developed in conjunction with a programmable Neighbourhood
Park .”

5.4 Privately Owned Public
Space

Schollen: Delete “POPS complement the City’s Natural Heritage Network and public parks and open space system”
as POPs cannot complemeant the NHN.

LOG: Further elaboration is required as there is no reference to POPs in VOP 2010.

Schollen: Replace “secured” in the second sentence with “subject to an agreement” as the POPs cannot be ‘secured’
by the City.

6.0 Natural Heritage Network

MGP: This section needs to be clarified as the NHN includes specific components listed in VOP 2010.

6.1.a

Stonybrook: Delete “and Greenbelt Plan” from heading. Greenbelt is included within NHN.

MGP: Replace first sentence with “The Natural Heritage Network (NHN) includes the lands identified as Core
Features, Enhancement Areas, Built-Up Valley Lands and lands in the Greenbelt Plan, except as modified in
accordance with the policies of this Secondary Plan.”

MGP: Replace “reflects” with “will reflect”.




MGP: At the end of "It reflects the components identified in Section 3.2.3 of the VOP 2010 add “, which includes
Woodlands, Woodlands, Wetlands, Significant Valleylands, Significant Wildlife Habitats, permanent and intermittent
streams, fish habitat, Species at Risk and their habitats, groundwater seeps and springs, and associated VPZs".

MGP: Move remaining portion of paragraph to a new sub-palicy b,

6.1.b MGP: Since the Greenbelt Area currently shown entirely as Natural Areas and is defined to be part of the NHN, the
last sentence of this paragraph implies the entire Greenbelt Area must be conveyed.
MGP: Delete existing sub-policy b as it is combined with sub-policy a.
MGP: New sub-policy b contains second half of sub-policy a from “The NHN will be refined...”
MGP: Add “outer” before “boundaries of the Greenbelt Plan”.
MGP: Replace last sentence with “The City may seek conveyance into public ownership of Core Features,
Enhancement Areas, Built-Up Valley Lands”.

6.1.e MGP: Replace “The NHN" with “In accordance with Policy 3.2.3.4 of the VOP 2010, the Core Features” and delete
the “s” in “includes”.
Schollen: Capitalize “Provincially Significant Wetland” as it is a defined term.
Stonybrook: Add “, valleylands and permanent and intermittent streams located” after “woodlands”

6.1.f MGP: Delete “as identified on Schedule F of this Secondary Plan”

Schollen: Delete “proves” and replace with “process”.

6.3 Interference with the
Natural Heritage Network

MGP: This doesn’t appear to be a directive from Section 9.1.1 of the VOP 2010, Palicy 9.1.1.8.c states: improving,
where appropriate, the physical and visual access to Natural Areas.

LOG: 25% minimum should no be for developable lands.

LOG: Add “schools"” after "stormwater management facility,” and “, without amendment to this Plan” after “Block
Plan Approval process”.

6.4

Schollen: Delete “ensure” and replace with “achieve”, and delete “otherwise protected” and replace “Natural Areas”
with “natural features”.

Schollen: Replace “and maintain the overall land area” with “the ecological functions”. Replace "Natural Areas” with
“NHN" in 2" sentence,

Schollen: Delete "over and above the mandatory requirement to protect and enhance Natural Areas and replace with
"consistent with POlicy 3.2.3.1 of the VOP 2010 related to protection and enhancement of the NHN” in the 3%




sentence.
Stonybrook: Delete “Notwithstanding, a”.

Schollen: Replace “restricted” with “limited” and add “in terms of extent of ecological function” to end of 4!
sentence,

Schollen: Replace “features” with “lands”, add “enhance biodiversity,” after “habitat quality,”, and add “to provide”
after "or”,

Schollen: Add “with designated Enhancement Areas” after “environmental works” in the 6" sentence. Replace
“within the NHN and the” with “or the creation or”, add "permanent or intermittent streams, valley and stream
corridors, fish habitat and significant wildlife habitats,” after “woodlands,”, and delete “valley cerridors and habitats
within the NHN".

Stonybrook: In second paragraph, delete “additional”.

Stonybrock: In final paragraph, delete “be evaluated through a collaborative process led by the City” and replace
with “be identified through the completion of the MESP”, Insert “City,” after “in consultation with the”.

Schollen: Add “relevant” before “Provincial ministries” in final sentence of palicy.

7.2 Community Core

MGP: Replace "includes” in third sentence with “may include”.

MGP: Delete last sentence in paragraph and add “The scale and components of the Co-Location Facility will be
determined through the Block Plan Process”.

7.3 Schools

MGP: Add Policy 3.8to 7.3

8.2 Stormwater Management

MGP; Add Policy 3.9.2 as modified.

MGP: Clarify permission for innovative stormwater management strategies and dual use

8.2.2

Stonybrook: Add “and practical” after “wherever feasible” and replace “enhance” with “manage”.

Stonybrook: The phrase "as measures to stormwater management systems and facilities” is unclear, has a word
been omitted?

Stonybrook: Further comments may be provided on this policy.

Schallen: Policy should provide flexibility, incentivize LIDs, and recognize permission for naturalized stormwater
management facilities in VPZs.

MGP: Same comment as Policy 2.1.b.3 regarding vegetation protection zones,

8.3.3

Stonybrook: Delete “in flow stabilization and irrigation”.
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8.4.1d Schollen: Community Core doesn’t belong in Sustainable Development section.

8.4.1.e Schollen: Impacts of climate change can’t be accurately anticipated and timeframe is unpredictable.

8.4.2 Stonybrook/MGP: Further discussion regarding goals and objective sources required. LOG has suggested changes for
subeandf.
Stonybrook: Add new sentence “The management of runoff and recharge and implications to erosion and flooding in
downstream areas have been addressed in the East Purpleville Creek Subwatershed Study.” to end of section.

8.4.2.e Stonybrook: Delete “Maintain predevelopment recharge and run off in the” and replace with “Manage” and delete
“scenario” and replace with “recharge and runoff”.

8.4.2f Stonybrook: Delete “Not allow for any increase in erosion and flooding” and replace “Develop stormwater
management plans to identify measures to minimize/manage erosion and flood risk”

9.1.2.a Schollen: Schedule E does not include the proposed Super Trail that is part of the City’s multi-modal network

9.4.4 Schellen: This may not be practical depending on the sequencing and structure of build-out. The requirement for the
provision of temporary connections could be onerous if development parcels are disparate from one another during
build-out.

9.6.3 MGP; Since Greenbelt is entirely Natural Areas, this implies WHOLE Greenbelt must be conveyed. Flexibility required.
MGP; Delete “the lands designated “Natural Areas” on Schedule B and E of this Secondary Plan which includes”.
Schollen: There is a need for clarity throughout the document and on the schedules related to the delineation of NHN
lands, Natural Area, Greenbelt and Agricultural lands. Mixed terminology undermines the clarity of the document.

Schedule A Secondary Plan LOG: TCPL north-south easement (shown as TransCanada Pipeline and Compressor Lands) is not consistent with the

Area existing easement.

Schedule B Land Use Plan

MGP: Delete “(Potential future collector road subject to further study)” under “Active Transportation Connection”,

MGP: Natural Areas designation should be removed from the Greenbelt Area and the Greenbelt should apply as a
designation.

Stonybrook: Not all features shown as “streams” are streams; some are headwater drainage features. Remove HDFs
from schedules.

LOG: TCPL north-south easement (shown as Infrastructure & Utilities) is not consistent with the existing easement
boundary.

Schedule C Neighbourhoods

MGP: Delete “(Potential future collector road subject to further study)” under “Active Transportation Connection”

MGP: Natural Areas designation should be removed from the Greenbelt Area and the Greenbelt should apply as a
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designation,

Stonybrook; Not all features shown as “streams” are streams; some are headwater drainage features. Remove HDFs
from schedules, :

LOG: TCPL north-south easement (shown as Infrastructure & Utilities) is not consistent with the existing easement
boundary.

Schedule D Cultural Heritage
Landscapes

MGP: CHL 9 is not shown,

Stonybrook: Not all features shown as “streams” are streams; some are headwater drainage features. Remove HDFs
from schedules,

Schedule E Multi-Modal
Transportation Network

MGP/Poulos & Chung: Identify Multi-Use Recreational Trails along collector streets.
MGP: Natural Areas should be removed from the Greenbelt Area and the Greenbelt should apply as a designation.

Stonybrook: Not all features shown as “streams” are streams; some are headwater drainage features. Remove HDFs
from schedules.

Schollen: Super Trail is not included.

LOG: TCPL north-south easement (shown as Infrastructure & Utilities) is not consistent with the existing easement
boundary.

Schedule F Natural Heritage

MGP: Natural Areas should be removed from the Greenbelt Area and the Greenbelt should apply as a designation,

gjesttt?;k &n OpenSpace LOG: TCPL north-south easement (shown as Infrastructure & Utilities) is not consistent with the existing easement
4 boundary.
Schedule G TransCanada Valcoustics: Replace "45 dBA” with “45 dBA Leq 1 hr”

Station 130 Noise Influence
Area

LOG: TCPL north-south easement (shown as Infrastructure & Utilities) is not consistent with the existing easement
boundary.
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From: Clerks@vaughan.ca

Sent; April-02-19 11:05 AM

To: Bellisario, Adelina <Adelina.Bellisario @vaughan.ca>
Subject: FW: FILE Number2.15023

From:Wong, Natalie

Sent: Tuesday, April 02, 2019 11:04 AM
To: Clerks@vaughan.ca

Subject: FW: FILE Number Z,15.023

‘Good Afternoon,
Please see the below Communications to be added to Public Hearing Item #1. File 2.15.023. Thank you.

Regards,

Natalie Wong, BES
Senior Planner

5056-832-8585, ext. 8866 | natalie.wona@vaughan.ca
City of Vaughan | Development Planning Department
2141 Major Mackenzie Dr., Vaughan, ON LA 1T1
vaughan.ca

YFvauenan

From: Squadrilla, Dorlanne
Sent:—TUesday, April 02, 2019 10:56. AM
To: Wong, Natalle <Natalie. Wong@vaughan.ca>
Subject: FW: FILE Number 7.15.023

F.YAI,' Somi e gy e et e
From: Vitalie Turezky
Sent; Mondé\y, April 01,2019 8:37 PM
To:DeveloprentPlanning@vaughan.ca
Subject: FILE NumberZ.15.023

Re. YOUR NOTICE OF A PUBLIC HEARING
Re. FILE NUMBER; Z.15.023
Re, RELATED FILE NO: DA.15.023

Dear Sir or Madam:
Hereby our family would like to express our OBJECTION with respect to the proposed rezoning of the

subject lands; which will permit the Norstar Group of Companies to build high-rise residential buildings.
1




Our primary concerns are:

1. Urbanization of our low rise residential neighborhood which my family was trying to avoid when we
bought a property in this area.

2. Substantjal increase in traffic which will worsen the existing congestion on Rutherford and Dufferin and
increase our travel to/frot home.

3. Deterioration of the environment, green space, and all our parks-due to increased humber of Motor
Vehicles and Noise Pollution in the area.

All the above mentioned will decrease the quality of life of the existing residents and will infringe our
Right of Quiet Enjoyment of our Properties - and as such our family objects to this proposal.

Vitalie Turezky
Veronica Turezky
Constantin Turezky

The residents oflllNovella Road, Vaughan, R
Phone
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Voice 847.726.1919
“ax 416.901.7915

‘o Dr. Jeremy Fl'ank E 1136 Centre Street, Sults 212

and Associates | Thornhill, Ontario, L4J 38, Canad:
Practice In Clinical and Rehabilltatlon Psychology ;
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Memorandum (F’H)-_&Iw ']f)"' 'S

ITEM - ./
To:  Office of the Clerk

From: Jeremy Frank, Co-President 2423089 ONTARIO CORP
Re:  Zoning Bylaw Amendment File Z.18.038 (33 Centre Street)
Date: April 2, 2019

Message:

This memo is submitted by Dr. Jeremy Frank and by Dr. David Kurzman, co-
presidents of 2423089 ONTARIO CORP, the owners of 19 Centre St.

Unfortunately, we were only made aware of this meeting today (April 2, 201 9) as
no documentation about the public meeting was sent to us by mail as we would
have expected. We would like to comment on this application, as follows:

We generally support the rezoning of the property at 33 Centre Street and have no
objection to the uses proposed.

We feel, however, that the concept plan, as submitted, is inappropriate in that it
includes the use of our property for the driveway. This has not been presented to

us and we have not in any way sanctioned the inclusion of our property in the site
concept.

Very Truly Yours,

Jeremy Frank, Co-President, 2423089 ONTARIO CORP
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WOODBRIDGE
URBAN DESIGN TransCanada | Fooow
& LANDSCAPE KINGSTON
ARCHITECTURE BARRIE

BURLINGTON
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April 2, 2019 i COMM UNICATION
cw f H ) f i ] {

Ms. Armine Hassakourians, S
Senior Planner 'TEM L
The Corporation of the City of Vaughan

2141 Major Mackenzie Drive

Vaughan, ON

L6A 1T1

Via email: armine.hassakourians@vaughan.ca
Dear Ms. Hassakourians:

RE: Block 41 Draft Secondary Plan Commenting Matrix
Our file: PAR 29981

Further to our submission package sent on behalf of TransCanada PipelLines Limited (“TransCanada”})
to the City dated March 29, 2018, enclosed are TransCanada’s comments within the commenting
matrix provided by the City in the Secondary Plan circulation package. The matrix contains additional
comments, our revisions and recommended policies related to the Secondary Plan.

We look forward to meeting with the City on April 10, 2019 to discuss the Secondary Plan, our
comments and concerns as outlined at the TAC #5 meeting March 5, 2019,

Given the limited time within which to review and provide comments, we reserve our right to provide
additional comments following the public meeting.

Yours truly,

Dana Anderson, MA, FCIP, RPP
Partner
On behalf of TransCanada Pipelines Limited

Enclosure

204-442 BRANT STREET / BURLINGTON / ONTARIO / L7R 2G4 / T 905 639 8686 / F 905 761 5589 / WWW.MHBCPLAN.COM
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Commenting Table — TransCanada Comments — April 2, 2019

Draft Block 41 Secondary Plan (File #26.4.2)

Section # (Please reference
Section and/or Palicy Number from

Comment

Draft Secondary Plan)

l. Purpose The policies are designed to enable the creation of a complete community and ensure high quality
development that is compatible with the surrounding land uses. The principle of compatibility is critical to
the Plan.

II. Location TransCanada compressor station is recognized as Infrastructure and Utilities. This description should also

include the pipeline rights-of-way.

11l Basis (Section 1)

Section 1

Acknowledges that the land use is important. Provincial interests must be upheld (Part Ill PPs 2014). Among
the key principles of a strong community is the palicy for a “clean and healthy envirenment”. “Land use must
be carefully managed to accommodate appropriate development to meet a full range of current and future
needs while achieving efficient development patterns and avoiding significant or sensitive resource and areas
which may pose risk to public health and safety (Part IV PPS 2014). Sections 1.1.1(c), 1.1.3.4, 1.5.1{a),
1.2.6.1, 1.3.1, 1.6 and 3.0, are not mentioned but are to be assessed to confirm consistency with the
PPS. Specifically, policies for Infrastructure and Public Service Facilities state:

1.2.6.1  Major facilities and sensitive land uses should be planned to ensure they are
appropriately designed, buffered and/or separated from each other to prevent or mitigate
adverse effects from odour, noise and other contaminants, minimize risk to public health and
safety, and to ensure the long-term viability of major facilities.

1.6.1: infrastructure, electricity generation facifities and transmission and distribution systems,
and public service facilities shall be provided in a coordinated, efficient and cost-effective
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manner that considers impacts from climate change while accommodating projected needs.
Planning for infrastructure, electricity generation facilities and transmission and distribution
systems, and public service facilities shall be coordinated and integrated with land use planning
so that they are:

a) Financially viable over their life cycle, which may be demonstrated through asset

management planning; and,

b} Available to meet current and projected needs.”

This reference should be made in Section 1 of the Basis of the Plan.

As noted above, Section 1.6.1 specifically refers to current and future needs. The Plan must consider current
and future needs of TransCanada’s industrial site and gas transmission system. Station 130 is currently being
upgraded. TransCanada has executed agreements with customers seeking further expansicn of its system
which will require TransCanada to add compression facilities at a number of locations in Ontario, including the
Maple compressor station.

As referenced in TransCanada’s submission letter, the CSA Z663-18 Standard entitled “Land Use Planning in the
Vicinity of Pipeline Systems” further identifies the importance of proper planning related to compatible land
uses near the pipelines and pipeline facilities and the need for appropriate land uses to protect public health
and safety.

Basis (2)

Under this section of the Basis there is reference to the Growth Plan and the statement that the Block 41 Plan
has been prepared in conformity with the Growth Plan. The Growth Plan, like the PPS, defines Infrastructure
and speaks to its importance and need for protection. The achievement of complete communities includes the
need for infrastructure and its protection and the need for compatible land uses.

The introduction of sensitive land uses adjacent to Station 130 creates new compliance requirements that can
result in regulatory non-compliance and nuisance complaints, These critical issues are avoidable with
appropriate land use compatibility assessment and planning and an appropriate policy framework to avoid non-
compliance.

Recently proposed changes to the Growth Plan through Amendment 1 further addressed compatibility by
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requiring that “an appropriate interface between employment areas and adjacent non-employment areas” be
provided “to maintain land use compatibiity”.

The proposed Growth Plan amendment also states that “the development of sensitive land uses... will avoid, or
where avoidance is not possible, minimize and mitigate adverse impacts on industrial, manufacturing or other
uses that are particularly vuinerable to encroachment.” The proposed Growth Plan policies make it clear that
the onus for mitigation will continue to rest with the proponents of development and further addresses this
issue by clarifying and codifying compatibility requirements to ensure the long-term sustainability of industry.
While not in effect, the principles conveyed through these policies should be assessed.

Basis5and 6

The Secondary Plan “implements the results of a detziled Secondary Plan Process that included consultation
throughout the Study process”.

In the last 15 months, there has been limited consultation or responses to requests for further information as
outlined in TransCanada’s comment submission letter. TransCanada has not received copies of any updated
noise impact analysis or review completed by the City. There does not appear to have been any additional
planning analysis related to land use compatibility and noise impacts provided with the proposed Secondary
Plan. There appears to be no planning report to accompany the final Plan from the consultants.

There has been no substantive response or analysis to Stantec’s January, 2018 Noise Assessment of Block 41's
conceptual neighborhood design (despite requests for meetings and information). There has also been no
response from Vaughan regarding TransCanada’s questions and requests for further information in relation to
the East Purple Creek Subwatershed Study.

There appears to have been no public consultation between January 18, 2016 (Status Update Report to
Committee of the Whole) and Feb 12, 2019 Public Open House #3. TransCanada recognizes the importance of
the City to provide for growth and manage growth in its future development areas. This however must ensure
impacts related to sensitive land uses due to existing uses are fully assessed and properly addressed through
the Secondary Plan process.

While there is reference to the original technical studies (planning and transportation) to support the emerging
land use concept, as the City has moved towards more detailed land use designations and policies, the issues of
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compatibility and noise, access, trails and stormwater management required considerably more detailed
discussion to discuss and address issues. This has not occurred through the recent consultation.

Basis 7

The Secondary Plan is said to be based on detailed background studies.

Again, TransCanada has provided comments on the East Purpleville Creek Subwatershed study and requested
information and responses in its letter dated May 13, 2018. To date no additional information has been
provided on the impacts of the proposed stormwater management pond north of Station 130.

Specifically, the East Purpleville Creek Subwatershed Study does not appear to use the correct flow targets,
does not indicate whether it took the TransCanada industrial site or TransCanada buffer lands into account in
terms of the flow design or impact and does not provide information about outflow from proposed stormwater
management sites, in particular the site directly adjacent (north) and upstream of TransCanada’s industrial site.

Despite TransCanada posing questions during the comment period, no information was provided to
TransCanada and as a result TransCanada was not able to conduct a meaningful assessment to determine if the
overall storm water management plan poses any risks or results in adverse effects to TransCanada’'s buffer
lands or site.

Part A — Preamble
1.0 Context

We recommend that an acknowledgement of the importance of compatibility be added to this section. The
presence of TransCanada’s facilities is a defining element of the Block, and should be included in the Context
for the Secondary Plan.

An additional sentence at the end of the section that states “The community will be designed to be compatible
with the existing uses in the Block, including the Estate Residential subdivision, and TransCanada Pipeline and
Compressor Station.”

1.1 Purpose

If the purpose of the Secondary Plan is to establish a land use planning and urban design policy framewaork to
guide development in the Block 41 Secondary Plan Area then time should be taken at this stage to address land
use compatibility, noise impacts, road crossings and existing access points, as well as stormwater management.




POLICY PLANNING &

ENVIRONMENTAL SUSTAINABILITY

2.0 Secondary Plan Area

The size and scale should be added to description of “TransCanada’s Maple Compresser Station 130”.
“TransCanada’s Maple Compressor Station 130 is located on just under 100 acres of land central in the
Secondary Plan”.

3. Secondary Plan Process

Phase 3 — Foundation Studies

We note that while reference is made to the NVNCTMP being prepared in parallel with the Secondary Plan,
there are schedules to the TMP that are different from the Secondary Plan, particularly in that the NVNCTMP
inappropriately shows Trails being located on, and Natural Areas (as opposed to Greenbelt Plan Area) being
identified within, TransCanada lands. The NVNCTMP needs to be updated to be consistent with the Secondary
Plan in that regard.

TransCanada has been providing comments on potential issues and requesting infermation and clarification
throughout the process to which we have not received any formal responses. TransCanada is very concerned
that the City is now advancing the plan toward approval given there remain a significant number of unresolved
issues,

Foundational studies that are said to clarify the constraints on development, the limits of development, and the
necessary mitigation strategies that will need to be undertaken as part of the development process do not
appear to include any noise studies. A complete noise study and analysis is a foundational study. Its results
need to be implemented prior to the designation of land uses.

Phase 4 — Emerging Land Use
Concept Report

The Emerging Land Use Concept Report and Technical Planning Reports that were completed as part of the
underlying Land Use and Urban Design Strategy, were completed without the benefit of the required technical
information and noise analysis. For the purpases of developing a theoretical design plan, they may have been
sufficient but moving towards the detailed plan and policies, should have built on a detailed compatibility and
nolse assessment, as well as finalized technical studies that have addressed all comments.

We note that there is reference in the Emerging Land Use Concept Report to a peer review of work carried out
by Valcoustics. TransCanada has not been provided with a copy of this peer review.

Phase 5 — Draft Secandary
Plan

The Secondary Plan is said to be developed on the foundation of comprehensive directions established through
the previous phases. It is said to reflect the community’s vision. TransCanada remains concerned that land use
compatibility, public health and safety interests have not been adequately addressed as stated in its submission
letter.
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4.0 Consultation and
Engagement

The consultation refers to meetings held with TransCanada. In addition to the TAC meetings, there was only
one meeting with TransCanada post 2016 related specifically to the Secondary Plan.

As a major landowner and operator of significant energy infrastructure which is proposed to be surrounded by
the new community, there have not been further meetings to discuss specific issues or infermation received
based on cur written requests.

We do note that because of weather TransCanada was unable to attend the February, 2019 Public Open House.
We had understood a further open house would be held because of the weather, but none was scheduled.

Section 5.0 Policy Context

In addition to the policies listed, reference should also be made to the Ministry of the Environment Land Use
Compatibility Guidelines, as well as CSA Z663-18 “Land use planning in the vicinity of pipeline systems”.
The list of matters to be addressed should include:
* “Avoiding land use patterns which may cause public health concerns;
s “Epsuring sensitive land uses are appropriately designated and where permitted appropriately buffered
and separated from existing infrastructure and utilities to prevent or mitigate adverse effects from
naise.”

Section 6 Existing Conditions
and Opportunities

Consideration should be given to adding the word “constraints” to the title of this section. The presence of the
TransCanada facilities represents a land use constraint and it should be identified as such.

The existing conditions and opportunities refers to the conclusions of the East Purple Creek Subwatershed
Study and NVNCTMP. TransCanada has identified concerns with those studies and there are outstanding
requests for information related to the East Purple Creek Subwatershed Study. We trust that these studies will
not be finalized until our concerns have been adequately addressed.

This section also states that the Secondary Plan responds to the existing conditions through the technical
background analysis to the TransCanada natural gas pipeline right-of-way {should be referred to as “rights-of-
way”) and the TransCanada Maple Compressor Station, noise mitigation strategies and sethacks.

TransCanada is not aware of the technical background analysis referred to in this section or “noise mitigation
strategies”. The issues and impacts of noise related to the current and future build out of the facility have not
been addressed and the current Secondary Plan policies do not protect TransCanada’s infrastructure.
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PART B — The Secondary Plan | The Development Principles should include a statement about “ensuring compatibility between existing

2.0 Vision and Guiding infrastructure and utilities, sensitive land uses and all land uses (roads, open spaces, pathways)”.

Principles We note that the ahility to achieve the principles and Vision contained in this section may be compromised if
questions around land use compatibility with Station 130 are not properly addressed now.

2.1b.10 Add "buffers” after "land use” to read “Provide appropriate land use, buffers and built form transitions...”

A further principle should be added which reads:
e Streets should be laid in a manner that is compatible with existing land uses and ownership patterns

ADD 2.1.b.11 There should be a Development Principle that speaks specifically to land use compatibility:

11, Ensure sensitive land uses are compatible with existing and future uses
e Ensure sensitive land uses are planned to minimize risk to public health and safety and to ensure the
long-term protection and viability of major facilities and infrastructure,
e Provide for adequate separation distances between sensitive land uses and major facilities and
infrastructure.
e Ensure that the implementation of sensitive land uses achieves mitigation to address adverse effects
and adverse impacts of majaor facilities and infrastructure

3.0 — Community Structure

3.1.4 Each of the Neighbourhoods that abut TransCanada’s facilities should have a reference to those facilities in
their description. This gives certainty to the Plan of the existing conditions and potential constraints.

The descriptions for N1, N2 and N3 should state: “The neighbourhood is adjacent to TransCanada’s compressor
station and pipelines”
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3.1.6 Street Network

The street network proposes a public road to cross TransCanada’s existing pipelines and private driveway
access. The Secondary Plan does not appear to address the fact or take into consideration the existing federally
regulated infrastructure. Several comments have been provided on the NVNCTMP that require revisions and
alignment with the Secondary Plan.

3.1.7 Parks and Trails
Networks

We note and support the removal of proposed parks and trails from TransCanada’s lands.

Section 3.1.9 a) Infrastructure
and Utilities

This section should reiterate the significance of TransCanada’s facilities and add another sentence to the end of
a) “No land use designation of sensitive land uses shall occur until it has been demonstrated that they are
compatible with TransCanada’s facilities.”

Policy language should also be added requiring the City to consult with TransCanada during the Subdivision,
Zoning, and Site Plan Approval process for all developments to ensure compatibility with its existing and
potential operations

Section 3.1.10 — Sensitive Uses

This section should be titled “Sensitive Land Uses”.

This section should be modified to properly take into consideration the importance of the TransCanada
facilities and the need to ensure land use compatibility. We suggest the following wording:

3.1.10 Sensitive Land Uses

a) All new development shall be considered in accerdance with the Ministry of the Environment Land Use
Compatibility Guidelines which provide recommendations to ensure sensitive land uses are appropriately
located, designed, buffered and separated frem areas of influence.

b) In addition to the policies of Section 8.4.3 of the VOP, the TransCanada Maple Compressor Station and
pipeline rights-of-way are located adjacent to the Secondary Plan. These lands are designated Major Facilities
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and Infrastructure. These lands have an area of influence within which sensitive land uses shall only be
permitted in accordance with the policies and requirements of the Secondary Plan.

c) The following policies apply to development adjacent to the high pressure natural gas pipelines
operated by TransCanada PipeLines Limited and identified on Schedules A and B:

i. no permanent building or structure may be located within 7 metres of the pipeline right-of-
way. A reduction in the 7 metre setback shall only be considered if agreed to by TransCanada PipeLines
Limited and if all necessary municipal approvals are obtained;

ii. accessory structures shall have a minimum setback of 3 metres from the limit of the pipeline
right-of-way;

d) This Secondary Plan recognizes the importance of TransCanada’s Compressor Station 130 in supplying
and transmitting natural gas supply throughout Ontario and eastern Canada. New development shall not limit
the ability of the Statien to expand its operations in the future.

e) An overlay designation, Noise Influence Area, shall be identified on Schedules B and C of the Secondary
Plan. This overlay designation represents the area of influence related to the future build out of the Station 130
lands within which no sensitive land uses shall be permitted, without evidence to substantiate the mitigation of
adverse impacts and adverse effects through a separation distance from the lands designated Major Facilities
and Infrastructure or mitigative measures that are in conformity with the principles and policies for design,
connectivity and complete communities, as set out in the Secondary Plan.

f) Prior to the permission of land uses as provided by the underlying land use designation within the
Noise Influence Area overlay, a noise feasibility analysis that assesses the impacts of noise from the
TransCanada Compressor Station operations, present and future, including Low Frequency Noise, shall be
completed. The noise feasibility assessment shall be completed in accordance with the NPC-300 Guidelines to
the satisfaction of the City, the MOEECP and TransCanada, and shall recommend appropriate measures for the
separation of land uses and/or mitigation of any adverse impacts and adverse effects from noise that are
identified.
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g) Mitigation measures shall meet the general design policies of the Secondary Plan (Section 3.12) and the
more detailed urban design policies to accompany the Block Plan.

h) Mitigation of adverse impacts and adverse effects from noise are the responsibility of the development
propenent and shall be carried out in accordance with an agreement with the City and TransCanada to be
implemented through future development applications.

i) Applications for residential development and other sensitive land uses located within the Bleck 41
Secondary Plan area shall also address potential noise, vibration and air pellution impacts from major streets
and transportation infrastructure and facilities.

j) The City shall consult with TransCanada during the Block Plan, Subdivision, Zoning and Site Plan
approval processes for all developments, as well as the design process for public spaces, including trails, within
200 metres of the rights-of-way and Station 130 lands to ensure compatibility with its existing and future
operations.

Should read “rights-of-way"

39.2

Add reference “provided they are compatible with and do not cause any adverse impacts or adverse effects to
existing TransCanada compressor station site, operations, storm water management or adjacent buffer lands”

4.1.1 Street Network

We agree with the reference in policy 4.1.1. b i) which recognizes the constraints posed by the TransCanada
pipeline. The policy should also acknowledge the privately-owned and federally regulated lands as well.

In particular, we note that Street 4 on Schedule E of the Secondary Plan crosses the privately-owned driveway
access to TransCanada’s industrial facility. TransCanada requires unimpeded and unrestricted access to its
Station 130 for operations, maintenance and emergency response purposes, and in the event of future
expansion. Further discussion and review is required to determine if a street in this location can be permitted.
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TransCanada does not agree to showing a road crossing of its lands at this time.

5.3(b)

We are unclear what is intended by the reference to “pipeline safety buffers”. We would appreciate
clarification on the scope and intent of this policy.

8.0 Services and Sustainable
Development

8.1 General Water,
Stormwater and Wastewater
Policies

8.1.1

Consider adding having regard for “existing adjacent industrial infrastructure and utilities and” prior to the
words “..the long term development potential... *

821

We note that the East Purpleville Creek Subwatershed Study should not be considered finalized until we have
had our questions responded to and ocur comments addressed so that TransCanada can ensure there is no
potential for adverse impact to its compresser station site, operations, storm water management or buffer
lands.

8.4 Sustainable Development

Add “Ensuring sensitive land uses are appropriately designated/buffered or separated from existing
infrastructure and utilities to prevent or mitigate adverse effects from noise”

8.5 Energy Efficiency
8.5.2

The question of the potential for waste heat recovery has previously been raised with TransCanada, and we
have advised that this is not something that is feasible or appropriate at this location. Reference to the
potential for such a project with TransCanada should be deleted.
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9.3 We agree that TransCanada should be consulted early in any future Planning Act applications.

Schedules Schedule B — should be modified to reflect the proposed modifications to policy 3.1.10, above, to reflect the
addition of a "Noise Influence Area Overlay” Designation

Schedule E - should be amended to remove the proposed road crossings of TransCanada's lands, and the
NVNCTMP should be amended accordingly.

Schedule G - should reflect a final Noise Influence Area based on current and future analysis carried out by
TransCanada in consultation with the City.




Mr. John Mackenzie, Commissioner of Planning PUBLIC HEARING .. . ;
Ms. Natalie Wong, Senior Planner COMMUNICATION Cl

City of Vaughan Date: ITEM NO.
Vaughan, ON L6A 1T1

Ms. Sandra Yeung Racco, Ward 4 Councillor
City Council, Vaughan ON

April 2, 2019

STATEMENT OF OPINION
On the Development of High-rise Building, 1176 Rutherford Road/Dufferin

We, the undersigned property owners and property tax payers of Dufferin Hill Concord ON,
have reviewed the Notice of Public hearing re development at 1176 Rutherford Road. We hereby
wish to express our strong disapproval of, and opposition to, plans to allow the development of a
high-rise building (255 units), and six blocks of stacked townhouses (172 units) on the north-east
corner of the Rutherford/Dufferin intersection.

In our opinion, the proposed development will impact extremely negatively our quality of life
and the value of our properties, because of:

o Aggravating already critical levels of traffic, congestion, air and noise pollution from
app. 700-800 additional cars

® Overloading and overcrowding of the existing shopping, recreational, health care, and
schooling/education facilities

® Overloading of existing infrastructure (water supply and pressure)

¢ Destruction of environmentally protected area (the areas on the north-east, north-south,
and north-west corners of the Rutherford/Dufferin intersection after the rezoning
requested by the developers of the project)

The above considerations are the reason for our strong disapproval of, and opposition to, the
development project.

As property owners, property tax payers and voters, we demand that the City Council provide all
the necessary and relevant project information, and organize a proper and valid public meeting,
at which we can voice our concerns and our explicit wish to reject the proposed project for a
high-rise building on the Rutherford/Dufferin north-east corner.



"%VAUGHAN

COMMUNICATION C16
COMMITTEE OF THE WHOLE (PUBLIC HEARING)
APRIL 2, 2019

RE: Item 1, Report No. 15
ZONING BY-LAW AMENDMENT FILE Z.15.023 (NORSTAR GROUP OF

COMPANIES) VICINITY OF RUTHERFORD ROAD AND DUFFERIN
STREET

The City Clerk’'s Office has received a petition from area residents regarding the
above noted matter. Refer to communication C16, submitted by Mr. Mike
Gutraind, Belvia Drive, Concord for wording related to the petition.

The total number of signatures on the petition are: 6.

A copy of the petition document containing a total of 1 page is on file in the Office
of the City Clerk.
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