
CITY OF VAUGHAN 
 

EXTRACT FROM COUNCIL MEETING MINUTES OF MAY 1, 2019 
 

Item 3, Report No. 14, of the Committee of the Whole, which was adopted, as 
amended, by the Council of the City of Vaughan on May 1, 2019, as follows: 
 
By approving the following in accordance with Communication C1, from the 
Deputy City Manager, Planning & Growth Management, dated April 25, 2019: 
 
1.      THAT the Recommendation No.1 identified in the Technical Report dated 

April 2, 2019 (Item 3 of Report 14) from the Deputy City Manager, Planning 
& Growth Management, Director of Vaughan Metropolitan Centre (VMC), be 
amended as follows: 

 
a)  deleting the number “891 m2” in Item 1 a) and replacing it with “930 
 m2”; and,  
b) deleting the number and text “12-storeys” in Item 1 a) and replacing 

it with “13-storeys”.  
 

2.      THAT the Recommendation No. 2 identified in the Technical Report dated 
April 2, 2019 (Item 3 of Report 14) from the Deputy City manager, Planning 
& Growth Management, Director of Vaughan Metropolitan Centre (VMC), be 
amended as follows: 

 
a)  deleting the text in Item 2 a) “RM2 Multiple Residential Zone”, and 

replacing it with “RM2(H) Multiple Residential Zone” with the Holding 
“(H)” Symbol”; 

 
3.      THAT the Recommendation No. 3 identified in the Technical Report dated 

April 2, 2019 (Item 3 of Report 14) from the Deputy City Manager, Planning 
& Growth Management, Director of Vaughan Metropolitan Centre (VMC), be 
deleted in its entirety and be amended as follows: 

 
“3.  THAT the Holding Symbol “(H)” shall not be removed from the 

Subject Lands, or any portion thereof, until the following condition is 
fulfilled: 

 
a) final approval of Site Development File DA.18.056 has been 

obtained, in accordance with Section 41 of the Planning Act.” 
 

4.     THAT the proposed Exceptions to the RM2 Multiple Residential Zone 
Requirements identified in Table 1 of the Technical Report dated April 2, 
2019 (Item 3 of Report 14) from the Deputy City Manager, Planning & 
Growth Management, Director of Vaughan Metropolitan Centre (VMC), be 
amended as follows: 
a)  deleting the number “1.5 m” in Item b) and replacing it with “1.0 m”; 
b)  deleting the number “3.1 m” in Item c) and replacing it with “2.5 m”; 
c)  deleting the numbers “1.4 m” in Item d) and replacing it with “1.0 m” 

and adding “0.1 m (for 10% of frontage for Building 3), 1.0 m (for 90% 
of frontage for Building 3), “2.0 m (Townhouses)”, and “1.0 m 
(Daylighting Triangles)”; 
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d)  deleting the numbers “1.5 m”, and “1.4 m” in Item f) and replacing it 
with “0.1 m” (for 10% of Building 3), and 1.0 m (for 90% of Building 
3), and adding “2.0 m (Townhouses)”, “2.5 m (Street A)”, and “1.0 m 
(Daylighting Triangles)”; 

h) deleting the text “Commercial Use” in Item h) and adding the 
following text below: 

• “Banking or Financial Institution 
• Business or Professional Office; 
• Club or Health Centre; 
• Convenience Retail Store; 
• Day Nursery; 
• Eating Establishment, Convenience with or without 

Outdoor Patio 
• Eating Establishment, Take-Out 
• LCBO Outlet; 
• Personal Service Shop; 
• Pharmacy; 
• Retail Store; 
• Tavern; 
• Video Store.” 

 
adding the following to the section “For Building 3 only”: 

• “Supportive Living Facility”. 
 

i)      Adding the following numbers and text to Item k) after the text “2.7 m 
by 5.7 m” to “2.5 m by 6.7 m (parallel parking spaces)”; 

k)  Adding the new exceptions to Table 1 of the Technical Report dated 
April 2, 2019 (Item 3 of Report 14) attached hereto as Attachment 1. 

 
 

3. OFFICIAL PLAN AMENDMENT FILE OP.18.014 ZONING BY-LAW 
AMENDMENT FILE Z.18.021 DRAFT PLAN OF SUBDIVISION FILE 
19T-18V008 2748355 CANADA INC. (QUADREAL BLOCK 2) VICINITY 
OF INTERCHANGE WAY AND JANE STREET 

The Committee of the Whole recommends: 
1) That the recommendation contained in the following report of 

the Deputy City Manager, Planning and Growth Management 
dated April 2, 2019, be approved; and 

2) That Communication C3 from Mr. Daniel B. Artenosi, Partner, 
Overland LLP, Yonge Street, Toronto, dated April 2, 2019, be 
received. 
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Recommendations 

1. THAT Official Plan Amendment File OP.18.014 BE APPROVED; to 
amend Vaughan Official Plan 2010 and Volume 2 of the Vaughan  
Official Plan 2010, specifically the Vaughan Metropolitan Centre 
Secondary Plan, to: 

a) increase the maximum permitted tower floor plate size for 
Building 3 only (maximum 12-storeys) from approximately 
750 m2 to 891 m2 

b) permit an increase in maximum building height from 15-
storeys to 18-storeys for Building 2 

c) reduce the facing distance between townhouse blocks from 
a minimum 18 m to the following: 

i) 11 m between the front facing walls of stacked and 
back-to-back townhouse blocks 

ii) 8 m between the front facing wall and a side wall of 
another structure 

d) amend Schedule “D”, Major Parks and Open Space and 
modify Schedule “K”, Site Specific Policy Area, to include the 
proposed extension of the Millway Avenue Linear Park along 
the east side of Street B from Interchange Way to Exchange 
Avenue and the proposed relocated Public Square from the 
southwest to the northeast corner of Interchange Way and 
Street B, as shown on Attachment 4. The relocated Public 
Square shall be 0.2 ha in size minimum and a width 25 m. 

2. THAT Zoning By-law Amendment File Z.18.021 BE APPROVED to: 

a) amend Zoning By-law 1-88, to rezone the subject lands from 
“EM1 Prestige Employment Area Zone” and “C10 Corporate 
District Zone”, subject to site-specific Exception 9(957) to 
“RM2 Multiple Residential Zone” and “OS2 Open Space 
Park Zone”, in the manner shown on Attachment 5, together 
with the site-specific zoning exceptions identified in Table 1 
of this report 

b) permit the bonussing for increased building height for 
Building 2 of the development shown on Attachment 6 in 
return for the provision of community benefits, pursuant to 
the Planning Act, the policies of the VOP 2010 and the VMC 
Secondary Plan, and the City of Vaughan Guidelines for the 
Implementation of Section 37 of the Planning Act, 
specifically park enhancements to the Millway Avenue Linear 
Park between Interchange Way and Exchange Avenue 
equivalent to $75,600.00 (off-site contribution). 

…/4 



CITY OF VAUGHAN 
 

EXTRACT FROM COUNCIL MEETING MINUTES OF MAY 1, 2019 
 

Item 3, CW Report 14 – Page 4 

3. THAT the Holding Symbol “(H)” shall not be removed from the 
Subject Lands, or any portion thereof, until the following conditions 
are fulfilled: 

a) final approval of Site Development File DA.18.056 has been 
obtained, in accordance with Section 41 of the Planning Act 
that specifically addresses the following, to the satisfaction of 
the City of Vaughan: 

i) the Owner shall adequately resolve the noise matters 
with the adjacent landowner to the west (‘IKEA’) and 
that the Owner and IKEA enter into Minutes of 
Settlement to address noise mitigations works that 
are to be incorporated into the site plan through Site 
Development File DA.18.056, with a copy of the 
Minutes of Settlement be provided to the City. 

4. THAT the implementing Official Plan and Zoning By-law 
Amendments include the provision for a contribution, pursuant to 
Section 37 of the Planning Act, for the park enhancements to the 
Millway Avenue Linear Park between Interchange Way and 
Exchange Avenue equivalent to $75,600.00 (off-site contribution), 
which will be implemented through the Section 37 Density 
Bonusing Agreement between the Owner and the City of Vaughan 
to be executed prior to the enactment of the implementing Official 
Plan and Zoning By-law Amendments. The Owner shall pay to the 
City the Section 37 Agreement surcharge fee in accordance with 
the Tariff of Fees By-law 018-2018 for Planning Applications, prior 
to the execution of the Section 37 Agreement. 

5. THAT the Mayor and the City Clerk be authorized to execute the 
Section 37 Density Bonusing Agreement, pursuant to Section 37 of 
the Planning Act, for the implementation of the community benefits 
identified in Recommendations 2(b) and 4. 

6. THAT the Owner be permitted to apply for a Minor Variance 
Application(s) to the Vaughan Committee of Adjustment, if required, 
before the second anniversary of the day on which the 
implementing Zoning By-law comes into effect to permit 
adjustments to the implementing zoning by-law. 

7. THAT Draft Plan of Subdivision File 19T-18V008 BE APPROVED; 
to facilitate a Draft Plan of Subdivision on the Subject Lands 
consisting of a residential block, widening of existing streets, two 
new minor collector streets (Streets A and B), a new local street 
(Street C), and a new linear park, as shown on Attachment 4, 
subject to the Conditions of Draft Plan Approval set out in 
Attachment 1. 

 



                                                                 
 

Committee of the Whole Report
  

DATE: Tuesday, April 02, 2019              WARD:  4    
 

TITLE:  OFFICIAL PLAN AMENDMENT FILE OP.18.014 
ZONING BY-LAW AMENDMENT FILE Z.18.021 
DRAFT PLAN OF SUBDIVISION FILE 19T-18V008 
2748355 CANADA INC. (QUADREAL BLOCK 2) 
VICINITY OF INTERCHANGE WAY AND JANE STREET 

 

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

 

Purpose  
To seek approval from the Committee of the Whole to permit on the subject lands 
shown on Attachment 2, a residential development in the Vaughan Metropolitan Centre, 
as shown on Attachments 4 to 7. 

 

Report Highlights 
 The Owner proposes a two-phased residential development consisting of 

1,082 units, within: 
- three apartment buildings (12, 15 and 18-storeys with 109.5 m2 of grade-

related retail) 
- 22 townhouse blocks consisting of stacked, back-to-back and traditional 

townhouse units  
 The Owner proposes an increase in building height (Building 2) in return for a 

community benefit, pursuant to Section 37 of the Planning Act, that includes  
park enhancements equivalent to $75,600.00 for the proposed Millway 
Avenue Linear Park between Interchange Way and Exchange Avenue. 

 The Development Planning Department supports the approval of the 
proposed development as it is compatible with the existing and planned uses 
of the surrounding area, subject to the conditions of this report. 



Recommendations 
1. THAT Official Plan Amendment File OP.18.014 BE APPROVED; to amend 

Vaughan Official Plan 2010 and Volume 2 of the Vaughan Official Plan 2010, 
specifically the Vaughan Metropolitan Centre Secondary Plan, to: 

a) increase the maximum permitted tower floor plate size for Building 3 only 
(maximum 12-storeys) from approximately 750 m2 to 891 m2 

b) permit an increase in maximum building height from 15-storeys to 18-
storeys for Building 2 

c) reduce the facing distance between townhouse blocks from a minimum 18 
m to the following: 

i) 11 m between the front facing walls of stacked and back-to-back 
townhouse blocks 

ii) 8 m between the front facing wall and a side wall of another 
structure 

d) amend Schedule “D”, Major Parks and Open Space and modify Schedule 

“K”, Site Specific Policy Area, to include the proposed extension of the 
Millway Avenue Linear Park along the east side of Street B from 
Interchange Way to Exchange Avenue and the proposed relocated Public 
Square from the southwest to the northeast corner of Interchange Way 
and Street B, as shown on Attachment 4. The relocated Public Square 
shall be 0.2 ha in size minimum and a width 25 m.  

2. THAT Zoning By-law Amendment File Z.18.021 BE APPROVED to: 

a) amend Zoning By-law 1-88, to rezone the subject lands from “EM1 

Prestige Employment Area Zone” and “C10 Corporate District Zone”, 

subject to site-specific Exception 9(957) to “RM2 Multiple Residential 

Zone” and “OS2 Open Space Park Zone”, in the manner shown on 

Attachment 5, together with the site-specific zoning exceptions identified in 
Table 1 of this report   

b) permit the bonussing for increased building height for Building 2 of the 
development shown on Attachment 6 in return for the provision of 
community benefits, pursuant to the Planning Act, the policies of the VOP 
2010 and the VMC Secondary Plan, and the City of Vaughan Guidelines 
for the Implementation of Section 37 of the Planning Act, specifically park 
enhancements to the Millway Avenue Linear Park between Interchange 
Way and Exchange Avenue equivalent to $75,600.00 (off-site 
contribution). 

3. THAT the Holding Symbol “(H)” shall not be removed from the Subject Lands, or 

any portion thereof, until the following conditions are fulfilled: 



a) final approval of Site Development File DA.18.056 has been obtained, in 
accordance with Section 41 of the Planning Act that specifically addresses 
the following, to the satisfaction of the City of Vaughan: 

i) the Owner shall adequately resolve the noise matters with the 
adjacent landowner to the west (‘IKEA’) and that the Owner and 

IKEA enter into Minutes of Settlement to address noise mitigations 
works that are to be incorporated into the site plan through Site 
Development File DA.18.056, with a copy of the Minutes of 
Settlement be provided to the City. 

4. THAT the implementing Official Plan and Zoning By-law Amendments include the 
provision for a contribution, pursuant to Section 37 of the Planning Act, for the 
park enhancements to the Millway Avenue Linear Park between Interchange 
Way and Exchange Avenue equivalent to $75,600.00 (off-site contribution), 
which will be implemented through the Section 37 Density Bonusing Agreement 
between the Owner and the City of Vaughan to be executed prior to the 
enactment of the implementing Official Plan and Zoning By-law Amendments. 
The Owner shall pay to the City the Section 37 Agreement surcharge fee in 
accordance with the Tariff of Fees By-law 018-2018 for Planning Applications, 
prior to the execution of the Section 37 Agreement. 

5. THAT the Mayor and the City Clerk be authorized to execute the Section 37 
Density Bonusing Agreement, pursuant to Section 37 of the Planning Act, for the 
implementation of the community benefits identified in Recommendations 2(b) 
and 4. 

6. THAT the Owner be permitted to apply for a Minor Variance Application(s) to the 
Vaughan Committee of Adjustment, if required, before the second anniversary of 
the day on which the implementing Zoning By-law comes into effect to permit 
adjustments to the implementing zoning by-law. 

7. THAT Draft Plan of Subdivision File 19T-18V008 BE APPROVED; to facilitate a 
Draft Plan of Subdivision on the Subject Lands consisting of a residential block, 
widening of existing streets, two new minor collector streets (Streets A and B), a 
new local street (Street C), and a new linear park, as shown on Attachment 4, 
subject to the Conditions of Draft Plan Approval set out in Attachment 1. 

 
 
 
 
 



Background 
The subject lands are located at the south side of Interchange Way and west of Jane 
Street (the ‘Subject Lands’) with the surrounding land uses shown on Attachment 2. 

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

Notification Protocol  

On November 9, 2018, a Notice of Public Hearing was circulated to all property owners 
within 150 m of the Subject Lands and posted online as follows: 

a) the City’s Online Calendar in November and December 2018 
b) On the City Page, which was posted on the City’s website in November 2018 

Three Notice Signs were installed on the Subject Lands along Interchange Way, 
Exchange Avenue (Street A) and Street C, in accordance with the City’s Notice Signs 

Procedures and Protocols. At the December 5, 2018, Public Hearing, deputations and 
written submissions were received from the following: 

 Mr. Jay Claggett, IBI Group, representing the Owner 
 Ms. Kailey Sutton, McMillan LLP, Bay Street, Toronto, representing IKEA 
 Ms. Patricia Carswell, Teledyne Optech Inc., Interchange Way, Vaughan  
 Mr. Manish Tailor, Teledyne Optech Inc., Interchange Way, Vaughan. 

The comments identified at the Public Hearing related to noise, traffic, access and land 
use compatibility in proximity to the Subject Lands from the existing commercial and 
employment uses. Two written deputations were received. One from McMillan LLP on 
behalf of IKEA Properties Ltd. (the adjacent property to the west) and a second from 
Teledyne Optech (the adjacent property to the east), as shown on Attachment 2.  

a) Noise 

Both parties raised comments on noise impacts, specifically; noise generated by 
IKEA and the impact on the Development, and the construction noise that would 
be generated by the Development and the impact on Teledyne Optech’s 

business operations.   

The current IKEA operation is identified as a Class 1, which meets the noise from 
stationary source limits in a Class 1 (Urban) Environment, in accordance with the 
Ministry of Environment, Conservation and Parks (‘MECP’) noise criteria 
guideline. The Class 1 designation offers the most stringent noise criteria.  

The noise consultants for both the Owner and IKEA have peer reviewed the 
findings of the submitted Noise and Vibration Feasibility Study and have agreed 
that the Subject Lands can meet the Class 1 designation with noise mitigation 
works on the IKEA lands. The required noise mitigation works will be finalized at 
the site plan stage (Site Development File DA.18.056). The resolution of the 



noise mitigation measures, if required off-site, is included in the 
Recommendations of this report.     

Respecting the possible construction impacts that would be generated by the 
Development on Teledyne Optech’s business operations, there has been no 
further information provided by Teledyne Optech to substantiate this concern. 
The City maintains the intent of the VMC Secondary Plan that identifies the 
Subject Lands as a future residential neighbourhood and recognizes there will be 
a transition from existing operations and the incoming residential communities. 
To this end, the Owner has undertaken to continue work with Teledyne Optech to 
minimize the impact of construction on the existing operations through Site 
Development File DA.18.056.  

b) Traffic and Access 

The two parties commented on the Owner’s submitted Transportation Study as it 

relates to potential impacts the Development may have on their existing 
operations. Additional traffic work has been undertaken by the Owner to address 
these concerns. The Owner will continue to work on minimizing impacts to the 
surrounding businesses, which will be reported in a future report for Site 
Development File DA.18.056.  

With respect to the comments by Teledyne Optech and access onto Interchange 
Way, the Owner has amended their Draft Plan of Subdivision to include a 
separate block (Block 6), as shown on Attachment 4, that will provide a future 
driveway access to be relocated off Street B at a time in the future if deemed 
necessary.  

c) Land Use Compatibility 

Comments were received by Teledyne Optech on land use compatibility of the 
Development with the surrounding existing industrial buildings and corporate 
offices, and the proposed building heights against the predominately existing 
one-storey massing in the area.  

IKEA also commented on the interface of their existing loading area with the 
Development related to the noise that would be generated from that activity and 
the potential complaints from the future residents. 

The VMC Secondary Plan, which was partially approved in June 2017, identified 
in Policy 9.2.1, Status of Uses Permitted Under Previous Official Plans, “existing 

land uses throughout the VMC are expected to continue to exist in the near term, 
and some may remain for the foreseeable future.” The introduction of residential 

uses conforms to the VMC Secondary Plan, which will be discussed later in this 



report, and understandably greater building heights and compact built forms are 
consistent with emerging downtowns.  

City Staff and the Owner have worked collaboratively to best address the 
transition of uses and built form to appropriately reflect the intent of the 
Secondary Plan. The Owner redesigned their initial development concept to 
position a new municipal road between IKEA and the future residential uses, 
have modified their townhouse design to mitigate noise issues and continue to 
work with IKEA to further mitigate the impacts of the development. Further, the 
Owner has introduced a linear park between the residential development and 
Teledyne Optech. This park will not only improve the entire VMC park 
connectivity and add to the planned parkland network but will provide an 
additional buffer between the residential uses and Teledyne Optech during this 
period of transition. 

Acknowledging the compatibility of the Development with the surrounding 
existing uses, the Owner has made substantive efforts to address issues of 
compatibility in this area of transition and remains committed to work with both 
IKEA and Teledyne Optech on finalizing the site plan, which will be reported in a 
future report for Site Development File DA.18.056.   

The Recommendations of the Committee of the Whole to receive the December 5, 
2018, Public Hearing report and to forward a comprehensive technical report to a future 
Committee of the Whole meeting was ratified by Council on December 12, 2018. 

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

Subdivision Applications have been submitted to permit the Development 

The proposed development (the ‘Development’) is shown on Attachments 4 to 7, and 
consists of the following:   

a) three residential apartment (future condominium) buildings with building heights 
of 18-storeys (Building 2), 15-storeys (Building 2) and 12-storeys (Building 3) 

b) 1,082 residential dwelling units  
c) a Gross Floor Area (‘GFA’) of 101,845.2 m2, including 109.5 m2 of grade-related 

retail  
d) a total of 976 parking spaces of which 934 spaces are provided in three levels of 

underground parking and 42 visitor parking spaces are provided at grade  
e) 703 bicycle parking spaces (111 short-term and 592 long-term) located 

underground 
f) 4,102.6 m2 of common outdoor amenity areas  
g) a new minor collector road with a 26 m wide right-of-way (‘ROW’) for Street B 
h) road widening that includes a 23.4 m wide ROW for Exchange Avenue (Street 

A), 22 m ROW for Street C and the southerly road widening to facilitate the 



ultimate 33 m wide ROW along Interchange Way, and a 15 m wide pedestrian 
mews 

j) a maximum density of 2.65 times the area of the Subject Lands (Floor Space 
Index - ‘FSI’). 

The Owner has submitted the following applications (the ‘Applications’) for the Subject 

Lands shown on Attachment 2 to permit the Development: 

1.  Official Plan Amendment File OP.18.014 to amend Vaughan Official Plan 2010 
and Volume 2 of the Vaughan Official Plan 2010, specifically the Vaughan 
Metropolitan Centre Secondary Plan, to: 

a) increase the maximum permitted tower floor plate size for Building 3 only 
(maximum 12-storeys) from approximately 750 m2 to 891 m2 

b) reduce the facing distance between townhouse blocks from a minimum 
18m to the following: 

i) 11 m between the front facing walls of stacked and back-to-back 
townhouse blocks 

ii) 8 m between the front facing wall and a side wall of another 
structure 

c) amend Schedule “D”, Major Parks and Open Space and modify Schedule 

“K”, Site Specific Policy Area, to include the proposed extension of the 

Millway Avenue Linear Park along the east side of Street B from 
Interchange Way to Exchange Avenue and the proposed relocation of the 
public square from the southwest to the northeast corner of Interchange 
Way and Street B, as shown on Attachment 3. The relocated public 
square shall be 0.2 ha in size minimum and a width 25 m. 

2.  Zoning By-law Amendment File Z.18.021 to rezone the subject lands from “EM1 

Prestige Employment Area Zone” and “C10 Corporate District Zone”, subject to 

site-specific Exception 9(957) to “RM2 (H) Multiple Residential Zone” with the 
Holding Symbol (“H”) and “OS2 Open Space Park Zone”, in the manner shown 
on Attachment 5, to permit site-specific zoning exceptions identified in Table 1 of 
this report.  

3.  Draft Plan of Subdivision File 19T-18V008, as shown on Attachment 4, consisting 
of the following: 

 Block 1 Residential       4.09 ha 
Blocks 2 to 4 0.3 m reserves    0.02 ha 
Blocks 5 and 7 Park  (OS2 Zone)    0.33 ha 
Block 6 Pedestrian Mews (OS2 Zone)   0.03 ha 
Block 8 Interchange Way road widening    0.07 ha 



Streets A to C Roads      1.82 ha 
Total         6.36 ha 

The Draft Plan of Subdivision application has been submitted to facilitate the 
creation of the development blocks, road widenings, two new minor collector 
roads and a new local road. 

Previous Reports/Authority 
December 5, 2018, Committee of the Whole (Public Hearing), Item 3, Report 31 
 
Analysis and Options 
The Development is consistent with the Provincial Policy Statement  

The Provincial Policy Statement (the ‘PPS’) 2014, provides policy direction on matters 
of provincial interest related to land use planning and development. The PPS is applied 
province-wide and provides direction to support strong communities, a strong economy 
and a clean, safe, livable, and healthy environment. Part V - “Policies” of the PPS states 

(in part) the following:  

Managing and Directing Land Use to Achieve Efficient and Resilient Development and 
Land Use Patterns  

1.1.1  Healthy, livable and safe communities are sustained by (in part):  

a)  promoting efficient development and land use patterns which sustain the financial 

well-being of the Province and municipalities over the long term; 

b) accommodating an appropriate range and mix of residential (including second 

units, affordable housing and housing for older persons), employment (including 

industrial and commercial), institutional (including places of worship, cemeteries 

and long-term care homes), recreation, park and open space, and other uses to 

meet long-term needs; 

c) avoiding development and land use patterns which may cause environmental or 

public health and safety concerns; 

d) promoting cost-effective development patterns and standards to minimize land 

consumption and servicing costs; 

e) improving accessibility for persons with disabilities and older persons by 

identifying, preventing and removing land use barriers which restrict their full 

participation in society; and 

f) ensuring that necessary infrastructure, electricity generation facilities and 

transmission and distribution systems, and public service facilities are or will be 

available to meet current and projected needs. 

The Development is consistent with the policies of the PPS and contributes to a healthy, 
livable and safe community in the following manner: 

https://pub-vaughan.escribemeetings.com/filestream.ashx?DocumentId=8746


 the Development would intensify the existing vacant site located in a designated 
settlement area with a compact built form and density that would contribute to the 
overall range of housing options in the VMC  

 the proposed intensification utilizes the Subject Lands efficiently, takes 
advantage of existing and planned infrastructure within the built-up area, and 
reduces land consumption and servicing costs 

 the Development will be designed in compliance with the standards set by the 
Accessibility for Ontarians with Disabilities Act (“AODA”) providing for 
accessibility for residents and visitors 

 the future residents of the Development would have direct access, within a 5-
minute walking distance to the Black Creek Channel and the planned future 
urban park in the southwest quadrant of the VMC, and a 10-minute walking 
distance to the Edgeley Pond and Park and the VMC Mobility Hub, together 
providing areas for programmed activities that would encourage an active and 
healthy lifestyle. 

1.1.3.2 Settlement Areas 

The vitality of settlement areas is critical to the long term economic prosperity of 

communities. It is in the interest of all communities to use land and resources efficiently, 

to promote efficient development patterns, protect resources, and ensure effective use 

of infrastructure.     

1.1.3.2 Land use patterns within settlement areas shall be based on: 

a) densities and a mix of land uses which:  

i) efficiently use land and resources;  

ii) are appropriate for, and efficiently use, the infrastructure and 

public service facilities which are planned or available, and 

avoid the need for their unjustified and/or uneconomical 

expansion;  

iii) support active transportation;  

iv) are transit-supportive, where transit is planned, exists or may 

be developed; and 

b) a range of uses and opportunities for intensification and 

redevelopment in accordance with the criteria in policy 1.1.3.3, 

where this can be accommodated. 

1.1.3.3  Planning authorities shall identify appropriate locations and promote 

opportunities for intensification and redevelopment where this can be 

accommodated taking into account existing building stock or areas, 

including brownfield sites, and the availability of suitable existing or 



planned infrastructure and public service facilities required to 

accommodate projected needs. 

1.1.3.4 Appropriate development standards should be promoted which facilitate 

intensification, redevelopment and compact form, while avoiding or 

mitigating risks to public health and safety. 

1.1.3.5 Planning authorities shall establish and implement minimum targets for 

intensification and redevelopment within built-up areas, based on local 

conditions.  

1.1.3.6 New development taking place in designated growth areas should occur 

adjacent to the existing built-up area and shall have a compact form, mix 

of uses and densities that allow for the efficient use of land, infrastructure 

and public service facilities. 

1.1.3.7 Planning authorities shall establish and implement phasing policies to 

ensure that specific targets for intensification and redevelopment are 

achieved prior to, or concurrent with, new development within designated 

growth areas. 

The Development is consistent with the settlement area policies of the PPS as follows: 

 the Subject Lands are located in an area that is serviced by infrastructure that is 
existing, under construction, and planned, which efficiently utilizes land and 
resources at a density in a designated growth area that would support the 
surrounding transit investments within the VMC, being the SmartCentres Place 
Bus Terminal, the VMC Subway Station, and the VivaNext Bus Rapid Transit 
(‘BRT’) along Regional Road 7 (the ‘higher-order transit’)  

 the intensification of the Subject Lands provides opportunities to reduce the 
negative impact of climate change by promoting active transportation through 
reduced parking ratios and the proximity to public transportation, pedestrian and 
bicycle friendly environments that encourage walking and cycling 

 the VMC is an identified intensification area where municipal services are 
available and planned to accommodate higher density developments that support 
population and employment growth projections in the City. The Subject Lands 
are currently vacant, and the Development contributes to the improvement and 
efficient utilization of the existing and planned infrastructure 

 density targets have been established in the VMC Secondary Plan that are 
achieved by the Development. 

 

 

 



Housing (in part)  

1.4.3. planning authorities shall provide for an appropriate range and mix of 

housing types and densities to meet the projected requirements of current 

and future residents of the regional market area by: 

c) directing the development of new housing towards locations where 

appropriate levels of infrastructure and public service facilities are 

or will be available to support current and projected needs;  

d) promoting densities for new housing which efficiently use land, 

resources, infrastructure and public service facilities, and support 

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

or is to be developed; 

The Development is consistent with the housing policies of the PPS as it includes 1,082 
residential units comprised of one, two and three-bedroom units in high-rise, mid-rise 
and grade-related (stacked, back-to-back, and traditional towns) built forms that are 
compact and at a density that efficiently uses land, infrastructure and services. The 
Development is transit-supportive and would promote active transportation.   

Public Spaces, Recreation, Parks, Trails and Open Space (in part) 

1.5.1.a) Healthy, active communities should be promoted by planning public 

streets, spaces and facilities to be safe, meet the needs of pedestrians, 

foster social interaction and facilitate active transportation and community 

connectivity. 

The Development is consistent with the public spaces, recreation, parks, trails and open 
space policies as follows: 

 Residents of the Development will be located within a 5-minute walking distance 
to the Black Creek Channel and the planned future urban park in the southwest 
quadrant of the VMC, a 10-minute walking distance to the Edgeley Pond and 
Park and the VMC Mobility Hub, together providing areas for programmed 
activities that would encourage an active and healthy lifestyle and social 
interactions. The proposed extension of the Millway Avenue Linear Park would 
add to the planned parkland network in the VMC. Residents will also have nearby 
access to the VMC’s Mobility Hub, which offers recreational programs and 
amenities within community facilities and public spaces in advance of the park 
openings in this quadrant of the VMC. Long and short-term bicycle parking and 
storage, in addition to cycling facilities, are proposed to be easily accessed to 
encourage healthy and active travel options. The entire VMC area is being 
implemented as a pedestrian-oriented and walkable urban downtown.   

 



Infrastructure and Public Service Facilities (in part) 

1.6.3 Before consideration is given to developing new infrastructure and public 

service facilities, the use of existing infrastructure and public service 

facilities should be optimized. 

The Development is consistent with and will support the Infrastructure and Public 
Service Facilities policies as it is near significant existing transit infrastructure, the 
planned Edgeley Pond and Park, the Black Creek Channel, the VMC Mobility Hub’s 

community centre and library and the future park systems in this quadrant of the VMC. 
Together these facilities become important civic infrastructure that will encourage 
pedestrian connectivity, focal points for interaction and greater use for the higher-order 
transit.  

Long-Term Economic Prosperity (in part) 

1.7.1  Long-term economic prosperity should be supported by:  

a) promoting opportunities for economic development and community 

investment-readiness; 

b) optimizing the long-term availability and use of land, resources, 

infrastructure, electricity generation facilities and transmission and 

distribution systems, and public service facilities; 

c) maintaining and, where possible, enhancing the vitality and viability 

of downtowns and main streets;  

d) encouraging a sense of place, by promoting well-designed built 

form and cultural planning, and by conserving features that help 

define character, including built heritage resources and cultural 

heritage landscapes 

The Development is consistent with the long-term economic prosperity policies of the 
PPS as the VMC is the City’s emerging downtown. It contributes a significant 
investment that supports the economic prosperity of the VMC. A range of residential unit 
types are offered that would accommodate additional population within the VMC to 
support the existing and planned commercial, office and cultural uses.  

The Development is consistent with the policies of the PPS, which promotes the 
efficient use of land, housing options, social interaction, long-term economic prosperity, 
and supports a healthy community. The Development will take advantage of the public 
investment in higher-order transit and support alternate modes of transportation such as 
transit, cycling and walking while using existing infrastructure more efficiently and 
minimizing land consumption. 

 



The Development conforms to the Provincial Growth Plan for the Greater Golden 

Horseshoe (2017)  

The Provincial Growth Plan for the Greater Golden Horseshoe (the ‘Growth Plan’) is 
intended to guide the development of land; encourage compact built form, transit 
supportive communities, diverse land uses, and a range and mix of housing types; and, 
direct growth to settlement areas that offer municipal water and wastewater systems. 
The Growth Plan states that a focus for transit and infrastructure investment to support 
future growth can be provided by concentrating new development in these areas and 
creating complete communities with diverse housing types.  

Managing Growth 

Policies 2.2.1.1 and 2.2.1.2 of the Growth Plan state that the forecasted population and 

employment growth identified will be used for planning and managing growth to the 

horizon of the Growth Plan, and the forecasted growth will be allocated based on the 

following: 

a) the vast majority of growth will be directed to settlement areas that: 

i) have a delineated built boundary; 

ii) have existing or planned municipal water and wastewater systems; 

and 

iii) can support the achievement of complete communities; 

 

b) growth will be limited in the settlement areas that: 

i) are undelineated built-up areas; 

ii) are not serviced by existing or planned municipal water and 

wastewater systems; or 

iii) are in the Greenbelt Area; 

c) within settlement areas, growth will be focused in: 

i) delineated built-up areas; 

ii) strategic growth areas; 

iii) locations with existing or planned transit, with a priority on higher 

order transit where it exists or is planned; and 

iv) areas with existing or planned public service facilities; 

d) development will be directed to the settlement areas, except where the 

policies of the Growth Plan permit otherwise; and 

e) development will be generally directed away from hazardous lands. 

 



Policy 2.2.1.4 further states that the Growth Plan will support the achievement 

of complete communities that: 

a) feature a diverse mix of land uses, including residential and employment 

uses, and convenient access to local stores, services, and public service 

facilities; 

b) improve social equity and overall quality of life, including human health, for 

people of all ages, abilities, and incomes; 

c) provide a diverse range and mix of housing options, including second 

units and affordable housing, to accommodate people at all stages of life, 

and to accommodate the needs of all household sizes and incomes; 

d) expand convenient access to: 

i) a range of transportation options, including options for the safe, 

comfortable and convenient use of active transportation; 

ii) public service facilities, co-located and integrated in community 

hubs; 

iii) an appropriate supply of safe, publicly-accessible open spaces, 

parks, trails, and other recreational facilities; and 

iv) healthy, local, and affordable food options, including through urban 

agriculture; 

e) ensure the development of high quality compact built form, an attractive 

and vibrant public realm, including public open spaces, through site design 

and urban design standards; 

f) mitigate and adapt to climate change impacts, build resilience, reduce 

greenhouse gas emissions, and contribute towards the achievement of 

low-carbon communities; and 

g) integrate green infrastructure and low impact development. 

The Development includes a mix of housing types that would assist in improving social 
equity with access to residential units within the means of users with and at varying 
incomes and stages of life. It would also contribute to the betterment of human health 
with access to private open spaces, amenity areas and the proposed Millway Avenue 
Linear Park. The Development would also achieve the population targets set out in the 
Growth Plan within the VMC and the City’s urban boundary and would benefit from the 
existing and planned infrastructure. The Development focuses new growth through the 
intensification of an underutilized vacant site that provides a residential development 
with a pedestrian-friendly environment located near higher-order transit.  



The Development would contribute to achieving a complete community by introducing a 
housing form in the VMC that has direct access to open spaces, amenity areas, and the 
proposed Millway Avenue Linear Park and the pedestrian mews to serve its residents. 
The building designs and streetscape would promote a high-quality of life that is 
focused on the neighbourhood scale where the demand for vehicles is reduced because 
of the proximity of the Subject Lands to higher-order transit, which would reduce 
greenhouse gas emissions, and promote walkability and other forms of transportation. 

Delineated Built-up Areas 

Policy 2.2.2.1 states that by 2031, and for each year thereafter, a minimum of 60% of all 

residential development occurring annually within York Region will be within a 

delineated built-up area. 

The regional and municipal Official Plans currently do not conform to the Growth Plan 
policies respecting the intensification target of 60% within built-up areas. York Region’s 

conformity exercise has commenced, with the City’s conformity exercise to begin shortly 

thereafter. In the interim, the Development would assist York Region and the City in 
meeting the general intensification objectives contained in the in-effect Official Plans, 
which are based on the 40% intensification target identified in the Growth Plan (2006), 
while simultaneously contributing to the 60% intensification target in the Growth Plan, by 
proposing a total of 1,082 residential units within an identified Urban Growth Centre 
(‘UGC’). 

Urban Growth Centres 

Policy 2.2.3.1 states that Urban Growth Centres will be planned: 

a) as focal areas for investment in regional public service facilities, as well as 

commercial, recreational, cultural, and entertainment uses; 

b) to accommodate and support the transit network at the regional scale and 

provide connection points for inter- and intra-regional transit; 

c) to serve as high-density major employment centres that will attract 

provincially, nationally, or internationally significant employment uses; and 

d) to accommodate significant population and employment growth. 

The Development supports the UGC designation by providing residential uses in the 
VMC that have access to higher-order transit facilities. The residents of the 
Development would be well-served in the VMC by a full range of uses, including office, 
commercial and community facilities within walking distance, thereby reducing the need 
of vehicles, as the downtown builds out.  

 



Transit Corridors and Station Areas 

Policy 2.2.4.6 states that within Major Transit Station Areas on priority transit corridors 

or subway lines, land uses and built form that would adversely affect the achievement of 

the minimum density targets in this Plan will be prohibited. Policy 2.2.4.8 states that all 

Major Transit Station Areas will be planned and designed to be transit supportive and to 

achieve multimodal access to stations and connections to nearby major trip generators 

by providing, where appropriate:  

a) connections to local and regional transit services to support transit service 

integration; 

b) infrastructure to support active transportation, including sidewalks, bicycle 

lanes, and secure bicycle parking; and 

c) commuter pick-up/drop-off areas. 

Policy 2.2.4.9 further states that within all Major Transit Station Areas, development will 

be supported, where appropriate, by: 

a) planning for a diverse mix of uses, including second units 

and affordable housing, to support existing and planned transit service 

levels; 

b) fostering collaboration between public and private sectors, such as joint 

development projects; 

c) providing alternative development standards, such as reduced parking 

standards; and 

d) prohibiting land uses and built form that would adversely affect the 

achievement of transit-supportive densities. 

The Development is within a 10-minute walking distance to higher-order transit and 
contributes to achieving the density target for the VMC. The location of the Subject 
Lands within a Major Transit Station Area encourages and supports the use of 
alternative modes of transit, reduces the need for parking, and promotes alternative 
modes of transportation such as cycling through the provision of bicycle parking 
facilities within the Development and planned cycling infrastructure within the roadways 
in the VMC.  

The policies of the Growth Plan require the achievement of complete communities that 
feature a diverse mix of land uses, improved social equity and overall quality of life, 
provide a diverse range and mix of housing options, access to a range of transportation 
options, mitigation of climate change impacts and reduced greenhouse gas emissions, 
and ensure the development of compact built form with an attractive and vibrant public 
realm. 



The Development provides housing options within the VMC that are conveniently 
accessible. The proximity to higher-order transit facilities, the Mobility Hub, the Edgeley 
Pond and Park, the Black Creek Channel and the planned park and open space system 
in the southwest quadrant of the VMC would offer transportation options and promote 
an active and healthy quality of life for residents and visitors, as Vaughan’s emerging 
planned downtown community. 

The Development conforms with the policy framework of the Growth Plan as it makes 
efficient use of the Subject Lands and existing infrastructure, is located near existing 
and under construction/planned higher-order transit and provides housing options at a 
density that supports the transportation investments in the VMC.  

The Development conforms to the York Region Official Plan 

The Subject Lands are designated “Urban Area” by the York Region Official Plan (the 
‘YROP’) and located within a “Regional Centre.” 

Objective: To promote an appropriate mix and range of acceptable housing to meet the 
needs of residents and workers 

Policy 3.5.4 of the YROP requires the local municipal Official Plans and Zoning By-law 

permit a mix and range of housing types, unit sizes and levels of affordability with the 

mix and range of housing being consistent with the Regional forecasts, intensification 

and density requirements. Furthermore, Policy 3.5.20 encourages the construction of 

new residential units with a full mix and range of unit sizes, including family-sized and 

smaller units.   

The Development consists of 1,082 residential units that range from one-bedroom to 
three-bedroom unit sizes, in high-rise, mid-rise and grade-related (stacked, back-to-
back, and traditional towns) built forms that are compact and contribute to a diverse 
housing stock in York Region. The Development supports the Regional objective 
regarding the provision of a mix and range of housing. 

Objective: To support Regional Centres and Corridors as a focus of economic activity 
and culture in York Region 

Policy 4.2.4 requires a mixed-use pedestrian environment in Regional Centres and 

Corridors that promote transit use and enhances these areas as destinations for 

business, entertainment and recreation. 

Objective: To create high-quality, sustainable communities 

Policy 5.2.5 of the YROP encourages a balance of residential and employment uses to 

promote working and living in close proximity. 

The Development provides a mix of residential uses immediately adjacent to existing 
and planned employment and commercial uses and near planned open spaces and 



community facilities. The Development is accessible to higher-order transit, which would 
promote the use of the public transit by its residents. The combination of the enhanced 
streetscape and the introduction of the residential units would complement the existing 
and planned surrounding commercial, office, retail and community facility uses, thereby 
contributing to the success of the VMC as a complete community.  

Objective: To create vibrant and sustainable urban areas 

Policy 5.3.4 of the YROP states that the distance to a transit stop in the Urban Areas is 

within 500 m for 90% of residents and no more than 200 m for 50% of residents. 

The Development is located near higher-order transit (within a 10-minute walk or 800 
m), which would provide transit opportunities and choices (i.e. subway, bus terminal, 
and rapid transit along Regional Road 7) for the future residents to meet their mobility 
needs. 

Objective: To achieve an urban, integrated and connected system of Regional Centres 
and Corridors 

Policy 5.4.5 states that development within Regional Centres and Corridors be of an 

urban form and design that is compact, mixed-use, oriented to the street, pedestrian- 

and cycle-friendly, and transit supportive. Policy 5.4.9 states that all new buildings shall 

front onto streets with main entrances designed to face a public street and provide a 

pedestrian-friendly urban form. Furthermore, Policy 5.4.16 requires the provision of 

facilities to encourage an increase in the mode share of cycling trips, such as covered 

bicycle storage and lockers. 

The Development is urban and compact in form. The apartment buildings are oriented 
and designed to include the main entrances facing a public street, being Interchange 
Way and Street B, while introducing a neighbourhood-scale housing form (stacked, 
back-to-back, and traditional towns) that is pedestrian-friendly and is enhanced by the 
high-quality streetscape and proposed internal network of open spaces and amenity 
areas. The Development includes a series of on-site long-term and short-term bicycle 
storage facilities to support and encourage active modes of transportation.    

Objective: To achieve complete, diverse, compact, vibrant, integrated and well-designed 
Regional Centres that serve as focal points for housing, employment, cultural and 
community facilities, and transit connections  

Policy 5.4.19 states that the Regional Centres will contain a wide range of uses and 

activities, and be the primary focal points for intensive development, that concentrates 

residential, employment, live-work, mobility, investment, and cultural and government 

functions. Policy 5.4.20 further identifies that the planning and implementation of 

Regional Centres will provide the following: 

a) the greatest intensity of development within the Region; 



b) a diverse mix of uses and built form, to create vibrant and complete 

communities including living, working, shopping, and entertainment 

opportunities; and 

c) mobility choices and associated facilities for all residents and employees for 

walking, cycling, transit, and carpooling, which shall be supported through the 

preparation of a mobility plan. 

Policies 5.4.23 and 8.2.3 (Implementation) state that Regional Centres contain the 

highest development densities and greatest mix of uses in the Region, and shall 

achieve a minimum density of 3.5 FSI per development block, at and adjacent to, the 

Vaughan Metropolitan Centre Station on the Spadina Subway Extension. 

The Development contributes to the mix of uses planned in the VMC. It would deliver a 
density that can support the existing surrounding employment and commercial uses, 
encourages and optimizes the uses of higher-order transit, and facilitates the success of 
the planned cultural functions (e.g. community facilities) of the VMC. The commercial 
use proposed at-grade would help meet the immediate needs of the residents of the 
Development.  

The Development conforms to the YROP as it includes a mix of unit types and 
contributes to a range of housing choices in the City to meet the needs of residents and 
workers in York Region. It would also support and achieve an urban and integrated 
transportation system within a Regional Centre as a focus of economic activity and 
culture and contribute to a high-quality and sustainable community in the VMC. 

Amendments to Vaughan Official Plan 2010 and Volume 2 of Vaughan Official 

Plan 2010 (the VMC Secondary Plan) are required to permit the Development  

Vaughan Official Plan 2010 (‘VOP 2010’) and Volume 2 of the VOP 2010 (the VMC 

Secondary Plan) designates the Subject Lands “South Precinct”. The designation 
permits the uses in the “Station Precinct”, which includes a broad mix of uses and a 
wide variety of building types, including residential dwellings (apartment units and 
traditional, back-to-back and stacked townhouses), retail and service commercial. The 
Development includes residential with limited commercial uses.  

The VMC Secondary Plan permits a building height range of three to 10-storeys and a 
density range of 1.5 to 3 FSI on the Subject Lands. The Development represents a 
density of 2.65 FSI, which conforms to the density permissions of the VMC Secondary 
Plan. Policy 8.7.11 affords an increase in building height to 15-storeys for the Subject 
Lands, which is located along a major arterial street (Interchange Way). The 
Development conforms to the Official Plan respecting, but not limited to, the proposed 
use and building height. However, amendments to VOP 2010, specifically the VMC 
Secondary Plan, are required for the following:  



a) Increase the maximum permitted tower floor plate size for Building 3 only 
(maximum 12-storeys) from approximately 750 m2 to 891 m2 

b) permit an increase in maximum building height from 15-storeys to 18-storeys for 
Building 2 

c) reduce the facing distance between townhouse blocks from 18 m minimum to 
11m between the front facing walls of stacked and back-to-back townhouse 
blocks and 8m from a front facing wall and a side wall of another townhouse 
block 

d) amend Schedule “D”, Major Parks and Open Space and modify Schedule “K”, 

Site Specific Policy Area, to include the proposed extension of the Millway 
Avenue Linear Park along the east side of Street B from Interchange Way to 
Exchange Avenue and the proposed relocation of the public square from the 
southwest to the northeast corner of Interchange Way and Street B, as shown on 
Attachment 3. 

The Development Planning Department supports the proposed amendments to 

the VOP 2010 and the VMC Secondary Plan 

Section 1.5 of the VOP 2010, The Vision for Transformation: Goals for the Official Plan, 

identified the VMC as a provincially designated UGC, given the location along Regional 

Road 7 and the terminus of the Toronto-York Subway Extension. The VMC is 

envisioned to become Vaughan’s downtown with the highest density node in the City 

and a focus for civic activities, business, shopping, entertainment, and living. Policy 

2.1.3.2, Defining Vaughan’s Transformation: Key Planning Objectives, addresses 

Vaughan’s main land use planning challenges and the management of future growth by 

directing a minimum of 29,300 residential units through intensification within the built 

boundary, promoting public transit use by encouraging transit-supportive densities and 

an appropriate mix of uses along transit routes, and providing a diversity of housing 

opportunities. Policy 2.2.5, Intensification Areas, identifies the VMC as the City’s 

downtown that consists of the widest range of uses and buildings of various sizes, 

including the tallest buildings in Vaughan. 

The Subject Lands have access to higher-order transit, which can support the density 
being proposed. The proposed unit mix would provide housing opportunities at a density 
target within the VMC that would support public transit and housing diversity in the City.    

Policy 9.2.3.2 (e) of the VOP 2010, Townhouses, requires the facing distance between 

blocks of Townhouses that are not separated by a public street should generally be a 

minimum of 18 metres in order to maximize daylight, enhance landscaping treatments 

and provide privacy for individual units. 



The Development represents a compact urban form within a provincially designated 
UGC. The orientation of the townhouse blocks was reviewed to minimize shadow 
impacts on adjacent properties to the greatest extent possible and to maximize privacy, 
while recognizing that intensification projects in urban environments typically result in 
some degree of shadowing cast by built form and loss of privacy. The proposed 
reduction of facing distances from 18 m to 11 m and 8 m have been limited to distances 
between the front facing walls of stacked and back-to-back townhouse blocks and 
distances between a front facing wall and a side wall of another townhouse block, 
respectively, which can be supported.   

The VMC Secondary Plan provides the following objectives for the VMC: 

3.1 Establish a distinct downtown for Vaughan by 2031 containing a mix of 

uses, civic attractions and critical mass of people 

3.2 Establish complete neighbourhoods containing a variety of housing 

3.5 Optimize existing and planned investments in rapid transit 

3.10 Ensure all development exhibits a high-quality of urbanity, materials and 

design 

The VMC Secondary Plan permits a maximum building height of 10-storeys (up to 15-
storeys by Policy 8.7.11, Height) and a maximum density of 3 FSI. The proposed 
density conforms to the Secondary Plan density permissions. The Subject Lands are 
accessible to higher-order transit. The Development is designed to capitalize on the 
surrounding public infrastructure and higher-order transit investments within the UGC 
and contributes an additional 1,082 units that will bring a critical mass to the VMC to 
support the establishment of a complete neighbourhood (e.g. residential, commercial, 
community facilities and public transit). The Development satisfies these objectives of 
the VMC Secondary Plan.   

Policy 4.6.3, Parking, states that transit-supportive parking standards for residential and 

non-residential uses shall be adopted by the City to facilitate development in the VMC 

and encourage non-automobile travel.  

Section 3.8.1 of Zoning By-law 1-88 includes specific parking requirements that reflect 
the VMC as a high-density and transit-oriented area. The Owner proposes a parking 
ratio to capitalize on the existing infrastructure that has the capacity to accommodate 
the Development.   

Policy 6.2, Parks and Public Squares, states that the Millway Avenue Linear Park 

identified on Schedule D, to be built over the underground subway station and tunnel, 

will be a central civic gathering space in the VMC.  

The Development has been reviewed in accordance with Policy 6.2 regarding parks and 
public squares, specifically the proposed extension of the Millway Avenue Linear Park 
along the east side of Street B between Interchange Way and Exchange Avenue, and 



the relocation and configuration of the public square to the northeast corner of Millway 
Avenue and Interchange Way at a site that is also currently owned by the Owner. The 
Owner will be required to work with the Parks Development Department on the design 
of the Millway Avenue Linear Park extension in accordance with the VMC Streetscape 
and Open Space Plan, to the satisfaction of the City. 

Policy 8.1.2, General Land Use and Density Policies, states that the VMC is intended to 

accommodate a minimum of 1,500 new retail and service jobs by 2031 as street-related 

uses on the ground floors of mixed-use buildings. Policies 8.1.3 and 8.1.4 state that the 

VMC is intended to accommodate a minimum of 12,000 residential units to contribute to 

the projected population growth to 2031. The policies also encourage a diverse housing 

mix, including a significant number of households with children.  

The Development would accommodate for the planned residential population growth in 
the VMC with 1,082 new residential units of varying sizes and built forms. The proposed 
at-grade commercial use, the Millway Avenue Linear Park along Street B, the 15 m wide 
pedestrian mews and the proposed internal open space and amenity area within the 
Development, together with the adjacency to community facilities (e.g. VMC Mobility 
Hub Community Center and library, Edgeley Pond and Park, Black Creek Channel) 
would support varying households, including those with children. 

Section 8.7, Built Form, of the VMC Secondary Plan includes policies for building 

setbacks, ground floors, building height, massing, and building exteriors. The policies, 

specifically Policies 8.7.1 to 8.7.25, relate to building design that promotes pedestrian 

comfort through building façade treatments, lobby frontages, podium and tower designs, 

and building materiality. 

The Owner and the City have made significant effort to ensure the building elevations of 
the Development would be well articulated with a comfortable pedestrian realm along all 
frontages of the Subject Lands. This entails a well-articulated podium expression and 
tower massing, and the specific placement of the building entrances at the ground level 
with high-quality streetscape treatments.  

Policy 8.7.11 permits an increase in building height from 10-storeys to 15-storeys on the 
Subject Lands. The VMC Secondary identifies that a mid-rise built form ranges from five 
to 10-storeys in building heights, while a high-rise built form exceeds 10-storeys. 
Furthermore, Policy 8.7.12, Height, permits variations in building heights in city blocks 
within the VMC, specifically for designations that permit maximum building heights of 
25-storeys. Though the Subject Lands within the South Precinct designation permits a 
maximum building of 15-storeys, the Owner and the City have worked collaboratively to 
limit the proposed density within the range in the VMC Secondary Plan. The City is 
amenable to further increasing the building height of Building 2 to 18-storeys, while 
maintaining the proposed density of 2.65 FSI, to achieve a built form scale with a 
successful building height and streetscape relationship, while meeting the intent of 



Policy 8.7.12 to provide building height variations within a city block and skyline. The 
Owner has agreed to this through Section 37 of the Planning Act, which will be 
discussed later in this report.  

Policy 8.7.18, Massing, further require tower elements of high-rise residential buildings 
to be slender and spaced apart from one another to minimize shadow impacts and the 
loss of sky views, maintain privacy and contribute to an interesting skyline. The 
maximum residential tower floor plate shall be approximately 750 m2, whereas the 
Owner proposes a maximum tower floor plate size of 891 m2, which represents the 
high-rise portion of Building 3 above the tenth storey. The increase would have limited 
impact on the streetscape and skyline as the proposed built form is stepped back to 
achieve the appropriate angular planes that would minimize shadow impacts. The other 
taller buildings in the Development conforms. 

The Development would contribute to a varied skyline within the VMC and introduces a 
high-rise, mid-rise and low-rise building forms to improve the transition in building 
heights and introduction of different building typologies. Building setbacks, material 
treatments, architectural features, and public realm design have been utilized to 
encourage a comfortable streetscape, varied streetwall, and a pedestrian-first 
experience.  

The Development represents good planning. The Owner will provide community 

benefits in exchange for increased building height, pursuant to Section 37 of the 

Planning Act  

To facilitate the Development, the Owner proposes to amend the VMC Secondary Plan 
to increase the permitted building height from 15 to 18-storeys (Building 2). Pursuant to 
Section 37 of the Planning Act, the policies of the VMC Secondary Plan and VOP 2010, 
and the “City of Vaughan Guidelines for the Implementation of Section 37 of the 

Planning Act”, Vaughan Council may authorize an increase in building height (and 
density) in return for the provision of community benefits. The Owner has agreed to 
provide community benefits in exchange for increased building height.  

Sections 10.1.2.9 of VOP 2010 and 8.1.23 of the VMC Secondary Plan include policies 
to permit bonusing for increased building height in return for the provision of community 
benefits in the form of facilities, services or other matters provided that the following 
criteria are met: 

a) Good Planning 

The Development must represent good planning, be consistent with the other 
objectives of VOP 2010 and the VMC Secondary Plan and ensure consistency 
with applicable built form and neighbourhood compatibility objectives. 



The Development capitalizes on the VMC’s locational advantage, being the 

convergence of the regional bus network (the SmartCentres Place Bus Terminal 
and the VivaNext BRT) with the Spadina Subway extension into the VMC. The 
proximity of the Subject Lands to higher-order transit and community facilities is 
vital in the creation of a high-quality downtown where transit supportive 
residential and employment densities are developed as vibrant places of activity 
and major regional destinations.  

The Development is consistent with the PPS and conforms to the Growth Plan 
and the YROP. The increase in the maximum building height reflected in Building 
2 of this Development is proposed through Section 37 of the Planning Act. 
Several iterations of design development were required to ensure that the form of 
development proposed met the policies of the VMC Secondary Plan, to be 
supported as good planning. 

In Section 3 of the City’s Guidelines for the Implementation of Section 37 of the 

Planning Act, “good planning” includes addressing all other policies contained in 

the Official Plan, including urban design policies and objectives, the relationship 
of the Development to its context, the adjacent streets, the creation of a good 
public realm, improvements to the public realm adjacent to the site, including off-
site improvements and adequate infrastructure. Following a series of 
collaborative design workshops with the Owner to ensure that the above 
objectives were met, the Development as shown on Attachments 4 to 7, is 
determined to represent good planning. The Development is aligned with the 
following objectives contained in the VMC Secondary Plan: 

i) A downtown: “to establish a distinct downtown for Vaughan by 2031 

containing a mix of uses, civic attractions and a critical mass of people.” 

 A critical objective of the VMC Plan is to concentrate Development 
in the new downtown. The Development would contribute to 
achieving the required critical mass that would develop a strong 
identity, sense of place, and a population to support the 
investments in the transit infrastructure and the land uses (i.e. 
commercial, office, etc.) that would contribute to the diversity of 
land uses required to create a successful downtown. 

ii) Neighbourhoods: “establish complete neighbourhoods containing a variety 

of housing.” 

 Residential neighbourhoods play an important role in the vibrancy 
of a downtown including the establishment of distinct, transit-
oriented neighbourhoods that provide a range of housing forms to 
attract a variety of household types at varying incomes. The 



Development includes a variety of residential units in high-rise and 
mid-rise built forms (apartments) and low-rise grade-related 
housing units with direct access community amenities and parkland 
(townhouses). 

iii) High transit usage: “optimize existing and planned investments in rapid 

transit.” 

 The density and proximity of the Development to higher-order 
transit makes the creation of a high-density downtown possible. 
The short walking distances to the higher-order transit through the 
planned network of streets and open spaces would contribute to 
prioritizing transit and walking as the preferred modes of daily travel 
in the VMC. 

iv) Generous Open Space System: “develop a generous and remarkable 

open space system.” 

 The VMC Secondary recognizes the importance of diversity of open 
spaces in distinguishing the VMC as attractive and livable. It 
specifically identifies the linked system of parks along Millway 
Avenue that would provide areas of civic events and that everyone 
in the VMC should live 5-minutes of a park. The Development 
proposes the extension of the Millway Avenue Linear Park along 
the east side of Street B above what is contemplated in Schedule 
D, Major Parks and Open Spaces, of the VMC Secondary Plan. 
This extension to the linear park would contribute to this objective. 

v) Design excellence: “ensure all Development exhibits a high quality of 

urbanity, materials and design.” 

 The Development incorporates an architectural form that frames 
and addresses the streets. Connectivity has been integrated into 
the design of the development block with enhanced pedestrian 
(mews) connections and a comfortable at-grade amenity area. 
Though refinements will be required along the public realm edges, 
specifically where the built form interfaces the amenity area and 
corner plaza, the Development Planning Department is satisfied 
with the overall built form.   

The Development is considered good planning in consideration of the overall 
existing and planned area context. Therefore, the proposed increase in the 
maximum building height in return for the provision of community benefits is 
appropriate. 



b) Community Benefits 

The community benefits must bear a reasonable planning relationship to the 
increase in building height and density of the Development. In accordance with 
Section 37 of the Planning Act, Vaughan Council may authorize an increase in 
building height and/or density of Development otherwise permitted in Schedule I 
of the VMC Secondary Plan, in return for the provision of community benefits in 
the VMC. The Official Plan identifies community benefits that may qualify, 
including: 

 Public art contributions; 
 Cultural facilities, such as a performing arts centre, amphitheatre or 

museum; 
 Special park facilities and improvements identified by the City as desirable 

for the area, but which are beyond the City’s standard levels of service or 

facilities; and 
 Other community facilities identified by the City as desirable for the VMC, 

but which are not accommodated in the City’s standard levels of service. 

In accordance with the City’s “Guidelines for the Implementation of Section 37 of 

the Planning Act”, the City and the Owner have agreed to the increase in building 
height (Building 2) in return for a community benefit, pursuant to Section 37 of 
the Planning Act, that includes enhancements equivalent to $75,600.00 for the 
proposed Millway Avenue Linear Park between Interchange Way and Exchange 
Avenue. This contribution is supported by the objectives of the VMC Secondary 
Plan and would directly benefit and service the open space and parkland needs 
of the population and workers in this quadrant of the VMC. 

c) Adequate Infrastructure 

It is the City’s intent to deliver the planned and orderly development of the VMC 

through the provisions of adequate infrastructure that support the increase in 
building height and density. The infrastructure improvements through the nearby 
higher-order transit facilities that are currently built or under construction, are all 
infrastructure improvements that support the Development. The Owner’s Section 

37 contribution to the Millway Avenue Linear Park would benefit the future 
residents of the Development and the visitors to the VMC. The City’s goal is to 

achieve a neighbourhood within a true mixed-use downtown.  

Should the Applications be approved, the Owner and the City shall execute a Section 
37 Density Agreement to permit an increase in the maximum permitted building height, 
prior to the enactment of the implementing site-specific Official Plan and Zoning By-law. 
The Owner shall pay to the City the Section 37 Agreement surcharge fee, in accordance 



with the Tariff of Fees By-law for Planning Applications. A condition to this effect is 
included in the Recommendations of this report.    

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

The Subject Lands are zoned “EM1 Prestige Employment Area Zone” and “C10 

Corporate District Zone”, subject to site-specific Exception 9(957), by Zoning By-law 1-
88, which does not permit the Development. The Owner proposes to amend Zoning By-
law 1-88, specifically to rezone the Subject Lands to “RM2(H) Multiple Residential Zone” 
with the Holding Symbol “(H)” and “OS2 Open Space Park Zone.”  

The Holding Symbol “(H)”, as shown on Attachment 4, shall not be removed from the 

Subject Lands, or any portion thereof, until the Site Development File DA.18.056 has 
been approved by Council, in accordance with Section 41 of the Planning Act that 
specifically addresses the following, to the satisfaction of the City of Vaughan, which are 
included in the Recommendations of this report: 

a) the Owner shall adequately resolve the noise matters with IKEA and that the 
Owner and IKEA enter into Minutes of Settlement to address noise mitigations 
works that are to be incorporated into the site plan through Site Development File 
DA.18.056, with a copy of the Minutes of Settlement be provided to the City 

b) water supply and sewage servicing capacity, which has been identified by York 
Region, shall be allocated to the Subject Lands, or portions thereof, by the City of 
Vaughan.  

The Owner also proposes the following site-specific zoning exceptions to permit the 
Development: 

Table 1 

 
Zoning By-law 
1-88 Standards 

RM2 Multiple Residential 
Zone Requirements 

Proposed Exception to the 
RM2 Multiple Residential 

Zone 
 

a. 
 

Minimum Lot Area 
 

 
230 m2 / unit 

 
35 m2 / unit 

 
b. 

 
Minimum Front Yard 

Setback 
(Interchange Way) 

 

 
4.5 m  

 
1.5 m 

 

 
c. 

 
Minimum Rear Yard 
Setback (Exchange 

Avenue) 
 

 
4.5 m 

 
3.1 m 

 



 
Zoning By-law 
1-88 Standards 

RM2 Multiple Residential 
Zone Requirements 

Proposed Exception to the 
RM2 Multiple Residential 

Zone 
 

d. 
 

Minimum Exterior 
Yard Setback 

 
4.5 m 

 
1.4 m (Streets B and C) 

1.4 m (Building 3) 
 

 
e. 

 
Maximum Building 

Height 

 
11 m 

 

 
58 m (Building 1) 
67 m (Building 2) 
47 m (Building 3) 

14 m (Townhouse blocks) 
 

 
f. 

 
Minimum Landscape 

Strip Width 

 
6 m 

 

 
1.5 m (Interchange Way) 

3.1 m (Exchange Avenue) 
1.4 m (Streets B) 
1.4 m (Street C) 

 
 

g. 
 

Portions of Buildings 
Below Grade 

(Interchange Way, 
Streets B and C) 

 

 
1.8 m 

 

 
0 m 

 
h. 

 
Permitted Uses 

 
All uses permitted in the 
RM2 Multiple Residential 

Zone 
 

 
In addition to the uses 
permitted in the RM2 

Multiple Residential Zone, 
the following additional uses 

shall be permitted: 
 

 Commercial Use 
 Retail Use 
 Eating Establishment 
 Outdoor Patio associated 

with an Eating 
Establishment  

 
 

For Building 3 only: 
 

 Independent Living 
Facility 

 Long Term Care Facility 
 



 
Zoning By-law 
1-88 Standards 

RM2 Multiple Residential 
Zone Requirements 

Proposed Exception to the 
RM2 Multiple Residential 

Zone 
 
i. 

 
Minimum Amenity 

Area 

 
Bachelor:  

15 m2 @ 79 units  
= 1,185 m2 

+ 
One-bedroom:  

20 m2 @ 353 units  
= 7,060 m2 

+ 
Two-bedroom: 

55 m2 @ 401 units  
= 22,055 m2 

+ 
Three-bedroom: 

90 m2 @ 249 units  
= 22,410 m2 

 
Total Required Amenity 

Space  
= 52,710 m2 

 

 
Based on 15 m2 / unit @ 
1,082 units, regardless of 
number of bedrooms, the 

total proposed amenity space 
area = 16,230 m2, whereas 

the Owner proposes to 
provide a total amenity area 

of 20,171.2 m2   

 
j. 

 
Rooms Below Grade 

 
No cellar or part of cellar of 
any building shall be used 

as a dwelling unit  
 

 
Section 4.1.3 of Zoning By-

law 1-88 shall not apply 
 

 
k. 

 
Minimum Parking 

Space Size 
 

 
2.7 m by 6 m 

 
2.7 m by 5.7m 

 

 
l. 

 
Minimum Barrier-

free Parking Space 
Size 

 

 
Type A: 3.4 m by 6 m 
Type B: 2.4 m by 6 m  

 
Type A: 3.4 m by 5.7 m 
Type B: 2.4 m by 5.7 m  

 
m. 

 
Minimum Parking 

Requirements 

 
Commercial Uses 

2.5 spaces per 100 m2 
GFA @ 109.5 m2  

= 3 spaces 
 

 
Commercial Uses 

0 spaces per 100 m2 GFA 



 
Zoning By-law 
1-88 Standards 

RM2 Multiple Residential 
Zone Requirements 

Proposed Exception to the 
RM2 Multiple Residential 

Zone 
 
 

 
 

 
Residential Uses 

Bachelor/One-bedroom: 
0.7 space per unit @ 432 

units  
= 303 spaces 

+ 
Two-bedroom: 0.9 space 

per unit @ 401 units  
= 361 spaces 

+ 
Three-bedroom: 1 space 

per unit @ 249 units  
= 249 spaces 

+ 
Visitor: 0.15 space per unit 

@ 1,082 units  
= 163 spaces 

 
Total Required Parking  

= 1,076 spaces 

 
Residential Uses  

Minimum parking for the 
apartment residential use 

shall be based on 0.6 
spaces per unit @ 685 units 

= 411 spaces 
+ 

Minimum parking for the 
townhouse residential use 
shall be based on 1 space 

per unit @ 397 units  
= 397 spaces 

+ 
Minimum parking for 

residential visitor shall be 
based on 0.15 space per unit 
@ 1,082 units = 163 spaces 

 
Total Proposed Parking  

= 971 spaces 
Total Provided Parking  

= 976 spaces 
 

 
n. 

 
Minimum Bicycle 

Parking 
Requirements  

 

 
Short-term bicycle parking 
shall be located within 35m 

of a building entrance  
 

 
Section 3.8.2 c) shall not 

apply 

 
The Development Planning Department can support the zoning exceptions in Table 1 
on the following basis. 

a) Site-Specific Development Standards 

The proposed zoning standards identified in Table 1 would permit a development 
that creates a compact built form and pedestrian realm relationship that is 
supported in an intensification area with access to higher-order transit. The site-
specific development standards (lot areas, setbacks, landscape strip widths) are 



consistent with the approved development standards related to other high-
density developments located in the VMC and will enable the compact built form 
that is supported by the Development Planning Department.  

b) Additional Uses 

The introduction of the additional uses is consistent with the policies and the 
permitted uses in the VMC Secondary Plan, are considered compatible with the 
planned surrounding uses, implements the VMC Secondary Plan and provides 
marketing flexibility for the Development.  

c) Minimum Amenity Area 

The proposed reduction in minimum amenity area is consistent with an urban 
environment. The Owner proposes to extend the Millway Avenue Linear Park 
along the east side of Street B, which would directly benefit the residents of the 
Development.  

d) Rooms Below Grade 

The permission to permit a portion of a dwelling unit below grade would offer a 
variation in housing form that is encouraged in the VMC Secondary Plan and is 
consistent with a compact development in a downtown.  

e) Vehicular and Bicycle Parking  

The Development Engineering Department has reviewed the Development and 
advise they have no objection to the proposed parking space size. The 0 spaces 
per 100 m2 GFA for commercial uses can be supported as the commercial area 
(109.5 m2) is intended to directly serve the local community. The proposed 
parking and bicycle parking standards have been supported by a Parking Study 
that has been reviewed by the Development Engineering Department. The 
findings of the Study are supported by the City. 

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

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

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

Section 45(1.3) of the Planning Act restricts a landowner from applying for a Minor 
Variance Application(s) to the Vaughan Committee of Adjustment within two years of 
the day on which a Zoning By-law was amended. The Planning Act also permits Council 
to pass a resolution to allow an Owner to apply for a Minor Variance Application(s) 
within two years of the passing of a by-law amendment.  

Should Council approve Zoning By-law Amendment File Z.18.021, the Development 
Planning Department, in recognition of the complexity of this Development, has included 
a recommendation to permit the Owner to apply for a Minor Variance application(s), if 



required, prior to the two-year moratorium to address minor zoning deficiencies that 
may arise through the finalization and construction of the Development.  

City Staff have no objection to the Draft Plan of Subdivision, subject to the 

Conditions of Approval of this report  

City staff have no objection to the approval of the Draft Plan of Subdivision (the ‘Draft 

Plan’) shown on Attachment 4, subject to the Conditions of Draft Plan Approval included 
in Attachment 1. The primary purpose of the Draft Plan is to create one residential 
development block (Block 1) and two new minor collector streets, being Street A (22 m 
ROW) and Street B (26 m ROW), a new local street being Street C (23.4 m ROW), and 
a new linear public park that will service the overall Development.  

The recommendation report for the related Site Development File DA.18.056 will 

be subject to approval by Council   

Should Council approve the Applications, the recommendation report for the related Site 
Development File DA.18.056, shown conceptually on Attachment 5, will be subject to a 
future Committee of the Whole meeting. The Owner will be required to incorporate the 
noise mitigation measures as it relates to the lands to the west (IKEA). A condition of 
the removal of the Holding Symbol “(H)” to this effect is included in the 
recommendations of this report.  

The Development Engineering Department has no objection to the Development, 

subject to the Conditions of Draft Plan Approval and that the Zoning By-law include 

conditions to be satisfied prior to the removal of the Holding Symbol  

The Development Engineering (‘DE’) Department has provided the following comments 
regarding the Development, subject to Attachment 1 of this report:  

Road Network  

The VMC Secondary Plan identifies two new north-south roads (Streets B and C), an 
east-west local road (Street A) and an east-west pedestrian mews. The DE Department 
has reviewed the proposed right-of-way widths and the cross-section details, which 
shall be finalized to the satisfaction of the City and in accordance with the VMC 
Secondary Plan.  

Interchange Way is required to be widened to accommodate a minimum 33 m right-of 
way width to support future growth within this quadrant of the VMC. To service the 
Development, the Owner is required to design and reconstruct a portion of the existing 
Interchange Way right-of-way. These road improvements would be required to extend 
past the east and west limits of the Development and would taper back to the existing 
Interchange Way condition. Additionally, Streets A, B and C shall be designed to their 
ultimate configurations at right-of-way widths of 22 m, 23.4 m and 26 m, respectively. 
These roads would support future development growth within this quadrant of the VMC.  



Interchange Way is an existing major collector road; Street A is identified as a minor 
collector road; Street B is identified as a minor collector road; and Street C is identified 
as a local road, funding for elements of the road improvements are identified in the 2018 
City’s Development Charges Background Study/Update and may, therefore, qualify for 
reimbursement from the City-Wide Development Charges funds. 

Noise and Vibration Assessment 

The Owner has submitted an Environmental Noise and Vibration Feasibility Study, 
prepared by HGC Engineering (‘HGC’) and dated July 24, 2018, to verify the noise 
sources surrounding the Development, which also identified the noise control measures 
for the Development itself. The analysis considered the traffic on Highway 407, Jane 
Street, Highway 400, Interchange Way, Regional Road 7, Exchange Avenue, and the 
numerous surrounding employment, commercial and industrial uses. In addition, IKEA 
retained a noise consultant who provided a peer review of the proponent’s Noise and 

Vibration Feasibility Study on their behalf to ensure the proximity of the residential 
development would not have an impact on IKEA’s operations with respect to their 

noise.  

As agreed upon by the Owner’s and IKEA’s noise consultants, the Noise and Vibration 

Feasibility Study indicated that the Class 1 acoustical environment limits can be 
achieved for the Development. The Owner and IKEA will be entering into a Minutes of 
Settlement Agreement to ensure the appropriate noise mitigation measures and designs 
are implemented into the site plan to ensure that the compatibility between the 
residential development and IKEA, with respect to noise, is maintained, which is subject 
to a condition of the Holding Symbol “(H)” and included in the Recommendations fo this 

report.  

A detailed Noise and Vibration study will be required through Site Development File 
DA.18.056. The Owner shall make necessary arrangements to provide noise mitigation 
on the adjacent IKEA lands including, but not limited to, upgraded façade windows and 
potentially shielding of the loading area, in order to achieve the Class 1 designation. An 
agreement between the Owner and IKEA shall be provided to the satisfaction of the City 
to allow the Owner to mitigate the necessary noise sources on the IKEA lands. 

Prior to final approval of the Plan, the Owner shall provide a final Environmental Noise 
and Vibration Impact Study for review and approval by the City, and the Owner shall 
agree in the Subdivision Agreement to implement all recommendations of the final 
Environmental Noise and Vibration Impact Study to the satisfaction of the City, as 
included in Attachment 1 of this report.  

Municipal Servicing 

The Development is within the southwest quadrant of VMC Area. The anticipated 
growth within the VMC Area will result in higher population densities, which will lead to 



an increased demand for water, increased wastewater production, and an increase in 
surface water run-off during rain events. To address this situation, the City has 
completed a Municipal Servicing Master Plan in 2012, which identifies the preferred 
strategy for water, wastewater and stormwater servicing for the planned growth within 
VMC Secondary Plan Area. A Master Environmental Servicing Plan (‘MESP’) update is 
being undertaken for the southwest quadrant based on the revised densities being 
proposed in current and future development applications. The updated MESP will 
further analyze the sewer capacities and make recommendations for 
upgrades/improvements to City infrastructure, while considering the overall increased 
densities of development within the VMC. 

The Owner has submitted the Functional Servicing and Stormwater Management 
Report (‘FSR’), prepared by Stantec Consulting Ltd., dated July 2018. Staff reviewed 
the report and provided comments and the Owner is required to submit an update of the 
FSR report, to the satisfaction of the DE Department. The foregoing provides an 
overview of the servicing strategy for the Development: 

a) Water Supply 

The Development is located within Pressure District 6 (‘PD6’) of the York Water 
Supply System. In keeping with the VMC Servicing Strategy Master Plan, the 
servicing strategy for the Development includes installation of a new 400 mm-
diameter along Street A and a new 300 mm-diameter along Street B. Watermain 
connections to service the Development are proposed along the existing Street C 
and proposed watermains within the Development. This proposed watermain 
network conforms to the requirements of the Master Plan and is adequate to 
service the Development. 

b) Sanitary Servicing 

In keeping with the VMC Servicing Strategy Master Plan and informed by the 
updated MESP, the Development has triggered the requirement to replace the 
existing sanitary sewer on Interchange Way. The servicing strategy and the 
submitted FSR for the Development recommended the installation of a new 575 
mm-diameter to 900 mm-diameter sanitary sewer along Interchange Way 
between Regional Road 7 and Street C and along Street C, between Interchange 
Way and Street A, and along Street A between Street C and Street B to service 
the tributary development tin the VMC, including this Development. The 
proposed sanitary sewer system will be connected and discharged into the 
existing Jane Street Trunk sewer. The Owner is to enter into a development 
Agreement and/or a Subdivision Agreement with the City to complete these 
works. The proposed expansion of the municipal services will be coordinated 
with the road works.  



c) Storm Drainage  

The VMC Master Servicing Strategy (‘VMCMSS’) identified that the existing 
SWM facility (the ‘Interchange Pond’) located within the south-west quadrant of 
the VMC is proposed to be retrofitted in the future to accommodate development 
within the VMC, which would provide water quality, quantity and erosion control 
of the southwest quadrant of the VMC including this Development. As part of the 
overall VMC development, a stormwater management treatment train approach 
has been adopted. As such, on-site stormwater quantity and water balance 
controls are required on the Subject Lands. With the on-site controls, the existing 
stormwater management pond has adequate storage volume to service the 
Development and new roads without the need for modification or expansion at 
this time. 

The Development will be serviced by a new connection to the proposed 
upgraded 675 mm-diameter storm sewer on Street C. An on-site storm quantity 
control facility will be provided to achieve the Toronto and Region Conservation 
Authority (‘TRCA’) Humber River Unit Flow Rates. 

The updated MESP will state the trigger for when the Interchange Pond retrofit 
will occur.  It will analyze the stormwater management strategy for the south-west 
quadrant and make recommendations for retrofit/upgrades/improvements to the 
storm sewer system and any introduction of LIDs.  

Area Specific Development Charge  

The City completed a Development Charges (‘DC’) Update Study in 2018. Elements of 
the infrastructure improvements work may be included in the DC Update Study as an 
Area Specific Development Charge (‘ASDC’) By-Law or within the City-Wide DC By-
Law. Financial commitments for the Development may be secured through the 
Subdivision Agreement and will be based on the City’s latest available cost estimate for 

the required infrastructure improvements. ASDCs are in place for sanitary sewer 
improvements and SWM pond retrofit works but are under appeal. These ASCDs are 
under review given the updated servicing information being presented in the MESP. The 
City is working with the northwest and southwest VMC quadrant landowners to 
coordinate servicing and road improvement works with the objective of establishing a 
coordinated servicing strategy and cost-sharing agreement. 

Environmental Site Assessment 

The Owner submitted Phase One and Two Environmental Site Assessment (‘ESA’) 

reports for the Development, including an assessment of the road and park lands to be 
conveyed to the City. The ESA reports were reviewed by the DE Department and no 
environmental impacts were identified. The Owner is required to obtain a Ministry of the 
Environment, Conservation, and Parks (‘MECP’) Record of Site Condition (‘RSC’) for 



the park block lands to be conveyed to the City. The DE Department is satisfied with the 
ESA reports submitted to date.        

Geotechnical and Hydrogeological Report 

The Owner shall update the submitted Geotechnical and Hydrogeological Investigation 
Report for the Development, as necessary. The Report shall recommend the ground 
water control measures that need to be implemented during the design and construction 
of the buildings and municipal services, and assessment of potential water 
quantity/quality effects due to dewatering activities on proposed and existing 
development. A condition to this effect is included in Attachment 1 of this report.  

Servicing Allocation  

Servicing capacity is available and will be recommended for allocation at the site plan 
approval stage through Site Development File DA.18.056 for a total of 1,082 residential 
units (685 apartment units plus 397 townhouse units = 2,729 persons equivalent) at a 
future Committee of the Whole meeting. 

Energy Infrastructure 

Policy 5.2 of the VMC Secondary Plan includes the provision for the implementation of a 
district energy system to serve public and public developments. This initiative and the 
infrastructure to support it have not been successfully pursued in the VMC. Therefore, 
the Owner has not proposed this energy infrastructure, which is acknowledged by the 
Development Engineering Department.     

The DE Department has no objections to the Development and will continue to work 
with the Owner to finalize all plans and reports subject to the conditions identified in the 
Recommendations of this report, and the Conditions of Approval identified in 
Attachment 1 of this report. 

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

Applications 

Schedule “D”, Major Parks and Open Spaces, in the VMC Secondary Plan, identifies the 

Millway Avenue Linear Park located between Regional Road 7 and Doughton Road within 
the southwest quadrant of the VMC. Additionally, a Public Square is identified at the 
southwest corner of Millway Avenue and Interchange Way. The Parks Development 
Department acknowledges the Development’s predominate residential component and is 
amenable to the southerly extension of the Millway Avenue Linear Park from Interchange 
Way to Exchange Avenue (the ‘Linear Park Extension’) and the relocated Public Square to 
the northeast corner of Millway Avenue and Interchange Way, as shown on Attachment 3.  

The proposed irregular wedged-shaped Linear Park Extension comprises of three blocks 
(Blocks 5, 6 and 7) that are flanked by Street B, being the extension of Millway Avenue. 
Conveyance of the Linear Park Extension is partially encumbered by the existing easement 



in favour of the Toronto Transit Commission (‘TTC’) subway tunnel. The Linear Park 
Extension will remain in an interim condition until the property to the east (Teledyne Optech) 
redevelops and conveys additional land that would regularize it to have a consistent 25 m 
width from Interchange Way to Exchange Ave.     

The amendment to the VMC Secondary Plan would facilitate a continuous linear park that 
provide residents with the seamless access to the planned open spaces in the VMC, 
subject to the following: 

a) the adjacent landowners’ requirements have been satisfied  

b) the Linear Park Extension is comprehensively designed with the planned Millway 
Avenue Linear Park located north of Doughton Road on the west side of Millway 
Avenue   

c) the relocated Public Square and proposed Linear Park Extension complement and 
reinforce the function of the VMC open space network   

d) the Owner and the City have agreed in principle that the relocated Public Square 
land conveyance will maintain the same width (approximately 25 m wide and 0.2 ha 
in area) as the Linear Park Extension and shall connect Interchange Way to the 
planned east west Urban Park 

e) in response to the deputation by the landowners to the east (Teledyne Optech) 
considered at the December 5, 2018, Public Hearing, the Owner proposes to protect 
a 17 m wide public/vehicular access from Teledyne Optech to Millway Avenue, 
specifically Block 6 as shown on Attachment 4.    

Parks Development supports the amendment of Schedule “D” to the VMC Secondary Plan 
for the relocation of the Public Square and the additional parkland conveyance of the Linear 
Park Extension are consistent with the Secondary Plan vision and would contribute to the 
delivery of 20 hectares of parkland in the VMC, subject to the conditions in Attachment 1.  

The Urban Design and Cultural Heritage Division of the Development Planning 

Department supports the approval of the Development, subject to conditions  

In areas that have been cleared of concern for archaeological resources, the Owner is 
advised that:  

a)  Should archaeological resources be found on the Subject Lands during 
construction activities, all construction activity and work must cease, and the 
Owner shall notify the Ontario Ministry of Tourism, Culture and Sport and the City 
of Vaughan Development Planning Department, Urban Design and Cultural 
Heritage Division immediately 

b)  If human remains are encountered during construction activities, the Owner must 
immediately cease all construction activities. The Owner shall contact the York 
Regional Police Department, the Regional Coroner, the Registrar of the 



Cemeteries and Crematoriums Regulation Unit of the Ministry of Consumer and 
Business Services, and the City of Vaughan Development Planning Department, 
Urban Design and Cultural Heritage Division.  

Should Council approve the Applications, a condition to include the above clauses in the 
Site Plan Agreement will be included in the recommendations of the future report for 
Site Development File DA.18.056.  

Office of the City Solicitor, Real Estate Department has provided comments  

The Office of the City Solicitor, Real Estate Department has advised, “For high-
density residential development, the Owner shall convey land at the rate of 1 
hectare per 300 units and/or pay to the City of Vaughan by way of certified 
cheque, cash-in-lieu of the dedication of parkland at a rate of 1 ha per 500 units, 
or at a fixed rate, prior to the issuance of a Building Permit, in accordance with 
the Planning Act and the City’s Cash-in-Lieu Policy.”  

The Environmental Services Department, Solid Waste Management Division, has 

no objection to the Development  

The Environmental Services Department, Solid Waste Management Division has 
advised that upon a successfully completed application, site inspection and executed 
agreement as determined by the Vaughan Environmental Services Department, Solid 
Waste Management Division, the future condominium corporation(s) will be eligible for 
municipal waste collection services. Should the future condominium corporation(s) be 
deemed ineligible by the City or chose not to enter into an agreement with the City for 
municipal collection service, all waste collection services shall be privately administered 
and shall be the responsibility of the future condominium corporation(s). A condition to 
this effect is included in the Recommendations of this report.  

The Toronto Transit Commission (‘TTC’) has no objection to the approval of the 

Applications 

The Subject Lands are located within the development review zone of the Yonge-University 
Subway Line (Line 1) and is directly adjacent to the existing subway tunnel and an 
emergency exit building (Building 7), as shown on Attachment 5. The TTC is generally 
satisfied with the Applications. The TTC has provided conditions for Site Development File 
DA.18.056, which will be reported on in a future technical report to the Committee of the 
Whole.   

The Canadian National (‘CN’) Railway has no objection the Development 

The Subject Lands are within the review area of CN. CN has reviewed the Owner’s 

Noise and Vibration Feasibility Study. In a letter dated November 19, 2018, CN advised 
that they have no objection to the Development on March 6, 2019.  

 



NavCanada and Bombardier Aerospace have no objection to the Development  

NavCanada, a private sector, non-share Capital Corporation that owns and operates 
Canada's civil air navigation service and Bombardier Aerospace, owner and operator of 
the Toronto Downsview Airport, has advised in a letter dated February 26, 2019, of no 
objection to the Development.  

The Ministry of Transportation Ontario has no objection to the Applications, 

subject to the Conditions of Draft Plan Approval  

The Ministry of Transportation Ontario (the ‘MTO’) has indicated no objection to the 
Applications, subject to the conditions of draft plan approval, as shown on Attachment 1. 
The Development is located within the MTO permit control area. Therefore, the Public 

Transportation and Highway Improvement Act regulations apply.   

The MTO requires that any new buildings or structures, including internal roads and 
detention ponds, above and below ground, be setback a minimum distance of 14 m 
from the Highway 407 property line. MTO permits are required for all buildings, 
infrastructures and roads located within 46 m from the Highway 407 property line and a 
radius of 396 m from the centreline of Highway 407 and Jane Street, prior to any 
construction being undertaken.  

Canada Post has no objection to the Development  

Canada Post has indicated that it is the Owner’s responsibility to contact Canada Post 

to discuss a suitable mailbox/mailroom location and ensure that Canada Post 
specifications are met. The Owner is required to supply, install and maintain a 
centralized mailbox facility. 

The School Boards have no objection to the Development   

The York Catholic District School Board has advised that they will not require a public 
elementary school site within the Development. The York Region and the French 
School Boards have no comments or objections to the Development.  

The various utilities have no objection to the Development  

Alectra Utilities Corporation has indicated it has no objection to the approval of the 
Development. It is the Owner’s responsibility to contact Alectra and discuss all aspects 

of the Development with respect to electrical supply, transformer locations, and 
temporary service requirements.   

Enbridge Gas Inc. has no objection to the Development and has advised that it is the 
Owner’s responsibility to contact Enbridge Gas Inc. with respect to the installation and 
clearance requirements for service and metering facilities.   

Rogers Communication Inc. has no objection to the Development.  



Bell Canada (‘Bell’) has no conditions or objections the Development. The Owner is 
required to contact Bell prior to commencing any work to confirm that enough wire-line 
communication/telecommunication infrastructure is available. If such infrastructure is 
unavailable, the Owner shall be required to pay for the connection to and/or extension 
of the existing communication/telecommunication infrastructure.   

Financial Impact 
There are no requirements for new funding associated with these Applications. 
 
Broader Regional Impacts/Considerations 
The York Region Official Plan 2010 (‘YROP 2010’) designates the Subject Lands as 
“Urban Area” and located within a “Regional Centre” by “Map 1 - Regional Structure.” 
York Region has advised, in the letter dated February 20, 2019, that the amendments to 
VOP 2010 are a routine matter of local significance and in accordance with Regional 
Official Plan policy 8.3.8, and that the proposed Amendment does not adversely affect 
Regional planning policies or interests. 

York Region has indicated they have no objections to the Applications, subject to their 
comments and Conditions of Approval included in Attachment 1. 

Conclusion. 
The Development Planning Department has reviewed Official Plan and Zoning By-law 
Amendment Files OP.18.014 and Z.18.021, and Draft Plan of Subdivision File 19T-
18V008 in consideration of the policies of the Provincial Policy Statement, the Growth 
Plan, the York Region and City Official Plan policies, the requirements of Zoning By-law 
1-88, comments from City Departments, external public agencies, the public and the 
surrounding area context. The Development is consistent with the policies of the PPS, 
conforms to the Growth Plan and the York Region Official Plan, and implements the 
VMC Secondary Plan. 

The Development Planning Department opines that the Applications, when considered 
comprehensively, are consistent with the Provincial Policy Statement, 2014, conforms to 
the Growth Plan for the Greater Golden Horseshoe, 2017, and the York Region Official 
Plan and that the Applications represent good planning. The Development Planning 
Department recommends that the Applications be approved. On this basis, the 
Development Planning Department can support the approval of the Applications subject 
to the Recommendations in this report, and the Conditions of Approval set out in 
Attachment 1. 

For more information, please contact Stephen Lue, Senior Planner, Extension 8210. 

Attachments 

1. Conditions of Draft Plan Approval 



2. Location Map 
3. Proposed Amendments to Schedule “D”, Major Parks and Open Space, of the 

VMC Secondary Plan 
4. Draft Plan of Subdivision File 19T-18V008 & Proposed Zoning  
5. Conceptual Site Plan 
6. Colour Perspective (Interchange Way and Street B) 
7. Colour Perspective  

Prepared by 
Stephen Lue, Senior Planner, extension 8210 
Alex Lee, Development Engineer (VMC), extension 8852 
Amy Roots, Senior Manager - VMC, extension 8035 
Christina Bruce, Director, VMC Program, extension 8231 
 

/LG 



ATTACHMENT 1 
 

CONDITIONS OF DRAFT APPROVAL 
DRAFT PLAN OF SUBDIVISION 19T-18V008 (‘THE PLAN’) 

2748355 CANADA INC. (‘THE OWNER’) 
PART OF LOT 4, CONCESSION 5, CITY OF VAUGHAN 

  
THE CONDITIONS OF THE COUNCIL OF THE CITY OF VAUGHAN (‘THE CITY’) THAT 
SHALL BE SATISFIED PRIOR TO THE RELEASE FOR REGISTRATION OF THE PLAN, 
ARE AS FOLLOWS:  
  

The Owner shall satisfy the following Conditions of Approval:   

1. The Conditions of Approval of the City of Vaughan as set out on Attachment 1a.  

2. The Conditions of Approval of York Region set out on Attachment 1b and dated 
September 26, 2018. 

3. The Conditions of Approval of the Ministry of Transportation Ontario set out on 
Attachment 1c and dated February 26, 2019. 

Clearances   

1.  The City shall advise that the Conditions on Attachment 1a have been satisfied and 
the clearance letter shall include a brief statement detailing how each condition has 
been met.    

2.  York Region shall advise that the Conditions on Attachment 1b have been satisfied 
and the clearance letter shall include a brief statement detailing how each condition 
has been met.   

3.  The Ministry of Transportation Ontario shall advise that the Conditions on Attachment 
1c have been satisfied and the clearance letter shall include a brief statement detailing 
how each condition has been met. 



 
 

ATTACHMENT 1A 
CONDITIONS OF DRAFT APPROVAL 

DRAFT PLAN OF SUBDIVISON FILE 19T-18V008 (‘THE PLAN’) 
2748355 CANADA INC. (‘THE OWNER’) 

PART OF LOT 4, CONCESSION 5, CITY OF VAUGHAN 
THE CONDITIONS OF THE COUNCIL OF THE CITY OF VAUGHAN (‘CITY’) THAT 
SHALL BE SATISFIED PRIOR TO THE RELEASE FOR REGISTRATION OF THE 

PLAN ARE AS FOLLOWS: 

 City of Vaughan Conditions   

1.  The Plan shall relate to the Draft Plan of Subdivision, prepared by IBI GROUP, 
File No. 117698 and dated February 15, 2019.     

2.  The lands within this Plan shall be appropriately zoned by a Zoning By-law which 
has come into effect in accordance with the provisions of the Planning Act.    

3.  The Owner shall pay all outstanding application fees to the City’s Development 
Planning Department, in accordance with the in-effect Tariff of Fees By-law.   

4.  The Owner shall enter into a Subdivision Agreement and Development 
Agreement, if necessary, with the City to satisfy all conditions, financial or 
otherwise of the City, regarding such matters as the City may consider 
necessary, including the payment of development charges, the provision of roads 
and municipal services, landscape, financial securities, and land conveyance. 
The said Agreement shall be registered against the lands to which it applies.  

5. The road(s) allowances included within the Plan shall be dedicated as public 
highways without monetary consideration.  

6. The road allowances included in the Plan shall be named to the satisfaction of 
the City and York Region. 

7. The road allowances included in the Plan shall be designed in accordance with 
the City's standards for road and intersection design, temporary turning circles, 
daylighting triangles, and 0.3 m reserves, as required. The pattern of the streets 
and the layout of blocks shall be designed to correspond and coincide with the 
pattern and layout of abutting developments. 

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



 
 

9. Easements as may be required for utility, drainage or construction purposes shall 
be granted to the appropriate authority(ies), free of all charge and encumbrance. 

10. The Owner shall agree in the Subdivision Agreement that no Building Permit(s) 
will be applied for or issued until the City is satisfied that adequate road access, 
municipal water supply, sanitary sewers, and storm drainage facilities are 
available to service the Development. 

11. Prior to final approval of the Plan, the Owner shall pay its proportionate share of 
the cost of any external municipal services that have been designed and 
oversized by others to accommodate the Development. The City agrees to utilize 
its reasonable efforts to recover the Owner’s costs of any external municipal 

services that have been designed and oversized by the Owner to accommodate 
any benefitting owners.  

12. Prior to final approval of the Plan, the Owner shall submit a revised 
environmental noise assessment, prepared in accordance with MECP NPC-300 
for review and approval by the City. The preparation of the revised environmental 
noise assessment shall include the ultimate traffic volumes associated with the 
surrounding road network and stationary noise sources on adjacent 
commercial/employment uses. The Owner shall agree in the Subdivision 
Agreement to carry out, or cause to carry out, the recommendations set out in 
the approved revised environmental noise assessment and include the 
necessary warning clauses in all Offers of Purchase and Sale or Lease, to the 
satisfaction of the City. 

13. The following warning clauses shall be included in all Offers of Purchase and 
Sale or Lease for all Lots and/or Blocks within the Plan: 

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

control features within the development area and within individual units, 
noise levels from construction activity may continue to be of concern 
occasionally interfering with some activities of the building occupants.” 

b) “Purchasers and/or tenants are hereby put on notice that the 

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



 
 

14. The Owner shall dedicate all roads, daylight triangles, and road widenings 
included within the Plan as public highways without monetary consideration and 
free of all encumbrances. 

15. The Owner shall agree in the Subdivision Agreement that the construction 
access shall be provided only in a location approved by the City. Construction 
staging areas, staging and construction vehicle parking plans shall be approved 
by the City. 

16. Prior to final approval of the Plan, the Owner shall convey all necessary 
easements as may be required for utility, drainage or construction purposes to 
the appropriate authority(ies), free of all charge and encumbrance. 

17. Prior to final approval of the Plan, the Owner shall submit to the City for review 
and approval a detailed geotechnical report, hydrogeological report, and 
dewatering report, to the satisfaction of the Development Engineering 
Department, which shall address but not limited to the following:   

a) a dewatering report/plan, necessary contingency plan, monitoring and 
reporting program during and after completion of the construction  

b) assessment of the potential for impact to the existing building structures in 
vicinity of the proposed development due to dewatering operation 

c) design considerations for municipal services and structures 

d) the recommendations including pavement design structure for ideal and 
non-ideal conditions. 

18. Prior to final approval of the Plan, the Owner shall prepare construction drawings 
for review and approval, details of the sewer and water system, plan and profile 
drawings within and along the development limit, intersection of Street B / Street 
A / Street C / Interchange Way. The Owner agrees to adjust the Block and road 
property limits on the final Plan based on the approved road alignment and right-
of-way width, to the satisfaction of the City. 

19. Prior to earlier of the initiation of any grading or registration of the Plan, the 
Owner shall submit to the City for review and approval a detailed engineering 
report that conforms with the VMC Master Servicing Strategy Study, to the 
satisfaction of the City. The detailed engineering report shall describe the storm 
drainage system for the Development within the Plan and include the following: 

a) Plans illustrating how this drainage system will tie into surrounding 
drainage systems, and indicating whether it is part of an overall drainage 



 
 

scheme, how external flows will be accommodated, and the design 
capacity of the receiving system 

b) the location and description of all outlets and other facilities 

c) storm water management techniques which may be required to control 
minor or major flows 

d) proposed methods of controlling or minimizing erosion and siltation onsite 
and in downstream areas during and after construction 

e) scope and timing of the existing Interchange stormwater management 
pond 

f) storm sewer improvements and Low Impact Development (‘LID’). 

The Owner shall agree in the Subdivision Agreement to carry out, or cause to 
carry out, the recommendations set out in all the aforementioned reports to the 
satisfaction of the City. 

20. The Owner shall relocate or decommission any existing municipal infrastructure 
or utilities, whether internal or external to the Plan to facilitate the Plan, at its own 
expense, to the satisfaction of the City. 

21. The Owner shall agree in the Subdivision Agreement to design, purchase 
material and install a buried hydro distribution system for the LED street lighting 
system in the Plan in accordance with City Standards and specifications and the 
VMC requirements, to the satisfaction of the City. 

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

23. Prior to final approval of the Plan, the Owner shall provide a copy of the fully 
executed Subdivision Agreement to: 

a) Toronto and Region Conservation Authority (‘TRCA’) 

b) York Region District School Board 

c) York Catholic District School Board 



 
 

d) Canada Post 

e) Canada National Railway (‘CN’) 

f) Municipal Property Assessment Corporation (‘MPAC’) 

g) Alectra Utilities Corporation 

h) Enbridge Gas 

i) the appropriate telecommunication provider 

j) NavCanada 

k) Bombardier Aerospace 

l) Ministry of Transportation Ontario (‘MTO’) 

m) York Region. 

24. The Owner shall prepare, and the Development Engineering Department shall 
approve the final site servicing and grading plan, erosion control plan, functional 
servicing and stormwater management reports and drawings, site illumination 
plan, utility coordination plan, geotechnical and hydrogeological reports, Traffic 
Impact Study (‘TIS’), and Transportation Demand Management (‘TDM’) Plans. 
Additional information and documents may be required. The Owner shall agree in 
the Subdivision Agreement to implement the recommendations of these reports 
and plans in the Plan to the satisfaction of the City. 

25. Prior to final approval of the Plan, the Owner shall submit, to the satisfaction of 
the City, a listing prepared by an Ontario Land Surveyor of all the Block areas, 
frontages and depths in accordance with the approved Zoning By-law for all 
Blocks within the Plan. 

26. Prior to final approval of the Plan, the Owner’s Consultant shall certify that the 

roads and municipal services within the Plan have been designed to comply with 
the approved Functional Servicing Report, Master Servicing Strategy Study for 
the VMC, and Transportation Master Plan. 

27. Prior to final approval of the Plan, the Owner shall provide confirmation that 
satisfactory arrangements have been made with a suitable telecommunication 
provider(s) to provide their services, and if required within the municipal right-of-
way at the approved locations and to the satisfaction of the City. The Owner shall 
provide a copy of the fully executed Subdivision Agreement to the appropriate 
telecommunication provider(s). 

28. Prior to final approval of the Plan, the Owner shall satisfy the following: 



 
 

a) provide a functional road/intersection analysis/design to address the right-
of-way under ultimate development conditions. The required road 
allowances shall be designed in accordance with the City and York 
Region’s standards for road and intersection design 

b) provide a phasing and implementation plan, which includes details 
concerning such matters as the ultimate and interim traffic and 
transportation system, storm water management, and servicing to the 
satisfaction of the City and York Region and it should specify the required 
infrastructure improvements and development triggers to support the 
development of the subject lands 

c) submit an updated detailed Traffic Impact Study addressing all the 
transportation related comments as detailed below to inform the detailed 
design of Streets A, B and C:  

i) a signal warrant analysis for the intersection of Interchange Way 
and Millway Avenue for the interim conditions. If signalization is 
warranted for the interim condition at this intersection, the Owner 
shall design and construct an interim traffic signal at this location to 
the satisfaction of the City at the expense of the Owner 

ii) A revised Transportation Demand Management (TDM) Plan to the 
satisfaction of the City of Vaughan’s Development Engineering 

department and York Region. This shall include detailing the 
proposed TDM program including management and monitoring of 
the proposed TDM measures  

d) submit engineering plans showing, as applicable, all sidewalk locations 
and YRT/Viva standing area and shelter pad subject to YRT/Viva 
approval, to the satisfaction of the City and York Region. 

29. Prior to final approval of the Plan, the Owner shall confirm that the necessary 
provisions of the Environmental Assessment Act and Municipal Class 
Environmental Assessment for Municipal Roads, Water and Wastewater Works 
as they may apply to the proposed primary roads and related infrastructure 
matters have been met. 

30. The Owner shall agree in the Subdivision Agreement to pay its proportionate 
share of the cost associated with implementing the recommendations of the 
approved VMC Master Servicing Plan to the satisfaction of the City. Financial 
commitments will be secured based on the City’s latest available cost estimates 

for the required infrastructure improvements. 



 
 

31. The Owner shall agree in the Subdivision Agreement to design and construct at 
no cost to the City the municipal services and storm water drainage infrastructure 
for the Plan, in accordance with the final recommendations and conclusions of 
the approved VMC Master Servicing Strategy and City standards, to the 
satisfaction of the City. 

32. Prior to the earlier of either the final approval of the Plan, the conveyance of land, 
or any initiation of grading or construction, the Owner shall implement the 
following, to the satisfaction of the City: 

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

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

c) should a change to a more sensitive land use as defined under O. Reg. 
153/04 (as amended) or remediation of any portions of lands within the 
Plan be required to meet the applicable Standards set out in the MOE 
document “Soil, Ground Water and Sediment Standards for Use under 
Part XV.1 of the Environmental Protection Act” (as amended), submit a 
complete copy of the satisfactory registration of the Record(s) of Site 
Condition (‘RSC’s) filed on the Environmental Site Registry including the 
acknowledgement letter from the MOE, covering all the lands within the 
Plan 

d) submit a certificate letter prepared by the Owner’s Qualified Person stating 

that the Owner covenants and agrees that all lands within the Plan and 
any lands and easements external to the Plan to be dedicated to the City 
and York Region were remediated in accordance with O. Reg. 153/04 (as 
amended) and the accepted RAP (if applicable), are suitable for the 
intended land use, and meet the applicable Standards set out in the MOE 



 
 

document “Soil, Ground Water and Sediment Standards for Use under 
Part XV.1 of the Environmental Protection Act” (as amended) 

e) Reimburse the City for the cost of the peer review of the ESA reports and 
RAP, as may be applicable. 

33. The following warning clause shall be included in all Offers of Purchase and Sale 
or Lease for Lots and Blocks on the Plan. 

a) Purchasers and/or tenants are advised that Street B will be extended 
northerly in the future in accordance with VMC Secondary Plan to facilitate 
development of adjacent lands without further notice.” 

b) “Purchasers and/or tenants are advised that Street A will be extended 

westerly in the future in accordance with VMC Secondary Plan to facilitate 
development of adjacent lands without further notice.” 

34. The following warning clauses shall be included in the Agreement of Purchase 
and Sale, Condominium Declarations, Condominium Agreement(s) and 
Subdivision Agreement: 

a) “Purchasers/tenants are advised that despite the inclusion of noise control 

features in the development and within the building units, sound levels due 
to increasing road traffic may on occasion interfere with some activities of 
the dwelling occupants as the sound levels exceed the sound level limits 
of the City and the Ministry of the Environment, Conservation, and Parks.” 

b) “This dwelling unit has been supplied with a central air conditioning 

system which will allow windows closed and exterior doors to remain 
closed, thereby ensuring that the indoor sound levels are within the sound 
level limits of the City and the Ministry of the Environment, Conservation, 
and Parks.” 

c) “Purchasers/tenants are advised that due to the proximity of the nearby 

commercial/office/retail facilities, sound levels from these facilities may at 
times be audible.” 

d) “Purchasers are advised that due to the proximity of the nearby IKEA store 
and warehouse, sound levels from these facilities may at times be 
audible.” 

35. Prior to earlier of the initiation of any grading or construction on the Plan, the 
Owner shall install erosion and sediment control. The erosion and sediment 
control plan shall be designed and approved to the satisfaction of the City. 



 
 

36. Prior to earlier of the registration of the Plan or commencement of construction 
on the lands, the Owner shall provide plans and designs for the grading of the 
lands, the roads, and municipal services to the satisfaction of the City. 

37. Prior to commencement of construction, the Owner shall obtain necessary 
approvals from MECP for all sewage works that service the Development 
including, but not limited to, proposed stormwater management facilities (sewers, 
underground storm tank and oil and grit separator), sanitary sewers and 
watermain.  

38. The Owner shall enter into an agreement with the adjacent landowner (‘IKEA’) to 
provide the necessary noise mitigation measures on the IKEA site, all to the 
satisfaction of the City. 

39. The Owner shall agree in the Subdivision Agreement to design and construct 
Streets A and B, together with their associated services (including watermain, 
sanitary sewer, storm sewer), to the satisfaction of the City. Components of these 
road works are considered growth related and included in the 2018 City’s 

Development Charges Background Study. 

40. The Owner shall agree in the Subdivision Agreement to design, replace, and 
construct to the approved engineering drawings the necessary road 
improvements along Interchange Way, together with their associated services 
(including watermain, sanitary sewer and storm sewer), to the satisfaction of the 
City. Components of these road works are considered growth related and 
included in the 2018 City’s Development Charges Background Study.  

41. The Owner shall agree to enter into a Development Agreement / Subdivision 
Agreement to design, replace, and construct to the approved engineering 
drawings the sanitary sewer improvements along Interchange Way from 
Regional Road 7 to Street C, and along Street C from Interchange Way to Street 
A, and along Street A from Street C to Street B to service the Plan, in 
accordance to the VMC Master Servicing Strategy and updated MESP, all to the 
satisfaction of the City. ASDCs are in place for these sanitary sewer 
improvements but are under appeal. 

42. The Owner shall design and construct the following streetscape works in 
accordance with City standards, the “City-wide Streetscape Implementation 
Manual” and “VMC Streetscape & Open Space Plan” (collectively, the 

“Streetscape Guidelines”), to the satisfaction of the City. The streetscape works 
shall also be designed and constructed to complement and be coordinated with 
the design and construction of the Millway Avenue boulevard works installed 
north of Regional Road 7, to the satisfaction of the City.  



 
 

43. The Owner shall design and construct:  

a) the streetscape along the south side of Interchange Way from the local 
north-south road (Street C) to Millway Avenue (Street B) at a standard 
urban level of service to the satisfaction of the City (the ‘South Interchange 
Way Works’) 

b) the streetscape along both the west and east sides of Millway Avenue 
(Street B) from Interchange Way to Exchange Avenue (Street A) at a 
premium level of service to the satisfaction of the City (the ‘Millway 
Avenue Works’)  

c) the streetscape along both the west and east sides of Street C from 
Interchange Way to Street A at a standard urban level of service to the 
satisfaction of the City (the ‘local road Works’). The Owner shall provide 
additional plantings and landscape treatment along the west side of the 
local road to provide increased visual and noise buffering from the 
adjacent property, to the satisfaction of the City 

d) the streetscape along the north side of Street A from Street C to Street B 
at an enhanced urban level of service to the satisfaction of the City (the 
‘Exchange Avenue Works’)  

e) the streetscape within the pedestrian mews from Street C to Street B at an 
enhanced level of service to the satisfaction of the City (the ‘Mews 
Works’). The Owner shall provide a seamlessly designed landscape that is 
coordinated with the adjacent streetscapes and surrounding private realm 
open space, to the satisfaction of the City.  

The South Interchange Way Works, Millway Avenue Works, north-south local road 
Works, Exchange Avenue Works, and Mews Works are collectively referred to 
herein as the ‘Streetscape Works.’ 

44. The Owner shall agree to design and construct both street lighting and 
pedestrian scale lighting to the satisfaction of the City. The streetlight system 
shall use LED luminaire, pole type and type of fixtures (or equivalent) in 
accordance with the City Standards and Specification and the City’s 

Streetscape/Open Space Master Plan. 

45. Prior to final approval of the Plan, the Owner shall prepare detailed streetscape 
and open space construction drawings as part of the subdivision construction 
drawing package based on the Streetscape and Open Space Plan, to the 
satisfaction of the City. Streetscape cost estimates shall be submitted to the 



 
 

satisfaction of the City. Securities will be taken based on the full cost of the 
works. 

46. In the event that there is additional work or increases in the cost of the 
Streetscape Works attributable to unforeseen circumstances or other problems 
encountered during construction by the Owner, the Owner shall notify the City 
but the Owner shall not be obligated to obtain the City’s consent to authorize 

such additional work or increase in the cost of the Streetscape Works, except for 
major changes that exceed ten percent (10%) of the original cost of any one item 
in the construction contract for the project, in which case the City’s consent shall 

be required. As construction proceeds, the Owner shall produce, if requested, 
copies of all supplementary contracts and change orders to the City for 
information. 

47. Components of the South Interchange Way, Street B and Street A urbanization 
are included as City-wide Development Charge Projects in the 2018 
Development Charges By-Law as required to service growth within the VMC 
Secondary Plan Area. In accordance with this section, the Owner may be entitled 
to a Development Charge reimbursement for a portion of its costs related to the 
design and construction of the South Interchange Way, Millway Avenue and 
Exchange Avenue Works, as described as Area “C” in Schedule “P4”.   

48. When the construction of the Streetscape Works has been substantially 
completed to the satisfaction of the City, the Owner shall provide the City with the 
following information: 

a) a certification from a registered consulting engineer and a registered 
landscape architect that confirms that the Streetscape Works have been 
constructed in accordance with the approved Construction Drawings, City 
standards and specifications, sound engineering practices, and the 
Streetscape Guidelines 

b) a detailed breakdown of the final as-constructed costs of the Streetscape 
Works certified by a professional consulting engineer to the satisfaction of 
the City 

c) a Statutory Declaration from the Owner confirming that all accounts in 
connection with the design and construction of the Streetscape Works 
have been paid in full and that there are no outstanding claims related to 
the subject works 

d) a complete set of ‘As Constructed’ Construction Drawings for the 
Streetscape Works to the satisfaction of the City  



 
 

e) copies of all final executed construction contracts, approved contract 
extras and change orders related to the construction of the Streetscape 
Works to the satisfaction of the City 

f) copies of all quality assurance test results, supplementary geotechnical 
reports and construction related reports. 

49. Upon completion of the South Interchange Way, Millway Avenue and Exchange 
Avenue Works and receipt of final actual cost certified by the consultant, the City 
shall reimburse the Owner the lesser of fifty percent (50%) of the final actual 
certified cost of the South Interchange Way ($95,645.00) and Millway Avenue 
and Exchange Avenue Works or total of $624,258.50.00 when funds for the 
South Interchange Way, Millway Avenue ($241,956.00) and Exchange Avenue 
($286,657.50) Works are available and included in an approved capital project. 

50. The Owner shall indemnify and save harmless the City and/or their employees 
from all actions, causes of actions, suits, claims and demands whatsoever which 
may arise directly or indirectly by reason Streetscape Works or service provided 
under the Subdivision Agreement. 

51. Prior to final approval of the Plan, the Owner shall submit an analysis of tree soil 
volumes demonstrating that each tree planted has met the minimum requirement 
of 20 cubic meters of growing medium in a shared tree pit or 30 cubic meters of 
growing medium in a stand-alone tree pit. to encourage the growth of large 
caliper shade trees, to the satisfaction of the City.  

52. Prior to final approval of the Plan, the Owner shall provide a tree preservation 
study to the satisfaction of the City. The study shall include an inventory of all 
existing trees, assessment of significant trees to be preserved and proposed 
methods of tree preservation. The Owner shall not remove trees without written 
approval by the City.  

53. The Owner shall agree in the Subdivision Agreement to convey a public access 
easement to the City free of cost and encumbrances over the pedestrian mews, 
registered on title. The Owner shall indemnify and save harmless the City and/or 
their employees from all actions, causes of actions, suits, claims and demands 
whatsoever which may arise directly or indirectly by reason of the pedestrian 
mews or service provided under this Agreement. 

54. Parkland shall be dedicated in accordance with By-Law 139-90, as amended by 
By-law 205-2012 and the policies outlined in Section 7.3.3 of VOP 2010, 
Parkland Dedication, to the satisfaction of the City. 



 
 

55. The Owner shall dedicate parkland and/or pay to the City by way of certified 
cheque, cash-in-lieu of the dedication of parkland at a rate of 1 ha per 500 units, 
or at a fixed rate, prior to the issuance of a Building permit, in accordance with 
the Planning Act and the City’s cash-in-lieu Policy. Parkland credit calculation will 
be affected by any existing and/or proposed land encumbrances. Real Estate 
department will assess the credits based on any present easements and/or other 
type of encumbrances.  

56. The Owner shall provide boundaries of proposed Linear Park dedication and the 
total size of individual blocks in a chart format. The parkland dedication chart 
shall provide sufficient information and as determined by the City to be used for 
valuating, determining, and identifying the total amount of the final Linear Park 
conveyance or payment representing the cash-in-lieu of parkland dedication to 
the City. 

57. The Owner shall consult with the TTC to confirm the design opportunities and 
constraints within the portions of land that are affected by the York Region/TTC 
Subway tunnel easement(s) and design the park accordingly, to the satisfaction 
of the City. 

58. Prior to the final approval of the Plan, the Owner shall agree to develop the base 
requirements for Park Blocks 5, 6 and 7 (the Linear Park), to the satisfaction of 
the City.  

59. Given the interim condition of the Linear Park, the City shall only contribute 
Development Charges for the supply and installation of the proposed playground 
facility, which can be relocated in the future, once the Linear Park is constructed 
to its final condition. The City growth related budget included in the approved 
2018 Development Charges Background Study is an upset limit of $310,000 
(plus applicable taxes) and may be only spent on playground facility items that 
are not temporary in nature. As such any of the following works, but not limited 
to, are excluded:  

a) playground surfacing and/or drainage 

b) tree planting 

c) softscape and hardscape.   

Supporting payment information will be required by the City upon the Owner’s 
request for payment for the playground facility (after Substantial Performance 
has been issued and subject to no outstanding deficiencies).     



 
 

60. Any additional park improvement works proposed by the Owner, shall be 
planned, designed and constructed to the satisfaction of the City, and at no cost 
to the City. 

61. Prior to the final approval of the Plan, the Owner shall complete the Linear Park 
planning, design, permits and approvals tasks, to the satisfaction of the City. The 
tasks include, but are not limited to: 

a) the finalization of the detailed design drawings and construction 
documents prepared in consultation with and approved by the City. The 
plans are to be completed, to the satisfaction of the City, by a registered 
Landscape Architect, certified engineers and any other certified design 
specialty, and are required to provide enough information to be adequately 
constructed and conveyed to the City for its operation and maintenance 

b) the preparation of a cost estimate identifying park design elements prior to 
Issuing for Tender 

c) the preparation and submission of a construction schedule with clear 
milestones including, but not limited to, the following construction tasks: 

i) base works 

ii) specialized works 

iii) landscape works (softscape, planting and hardscape) 

iv) park facilities installation 

v) substantial performance 

vi) opening date 

vii) conveyance to City 

viii) final inspection prior to assumption and warranty period (two years 
for hardscape, furnishing and park facilities, and two growing 
seasons for all planting material).  

62. It is the intent of the City that development of the Linear Park shall be 
coordinated with residential development to provide park facilities to the residents 
in a timely manner. The timing of these works shall be completed by no later than 
occupancy of Phase 1 so that the Linear Park is open to the public at this time.   

63. The following warning clause shall be included in the Agreement of Purchase and 
Sale, Condominium Declarations, Condominium Agreement(s) and Subdivision 
Agreement: 



 
 

“Purchasers and/or tenants are advised that the parkland may not be fully 
developed at the time of occupancy. The timing of development, phasing and 
programming of parkland is at the discretion of the City.” 

64. Prior to final approval of the Plan, for open space block(s) that are being conveyed 
to the City, the Owner shall implement and/or deliver the following, to the 
satisfaction of the City: 

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

b) ensure compliance with the updated Engineering Design Criteria and 
Standard Drawings Manual. A minimum of 3 boreholes are required for 
Park Block 5, 1 borehole for Park Block 6, and 3 boreholes for Park Block 
7. Boreholes are to be taken at regular intervals along the full length of the 
Park Blocks. Borehole reports will indicate soil type, water content, and 
density (general compaction). All samples are to be tested in a laboratory 
to determine their physical properties, including levels of various chemical 
elements and contaminants. Should additional fill be placed to meet 
required grading levels, the results of the Phase Two Investigation shall be 
supplemented with a letter report addressed to the City the Owner’s 

environmental consultant that includes: confirmation of the area where fill 
has been placed and details regarding dates, sources, volumes, and 
certification that the placed fill material meets the applicable MECP Site 
Condition Standards and compacted to the standard 

c) should remediation of any portions of the park/open space block(s) within 
the Plan be required to meet the applicable Standards set out in the 
MECP document “Soil, Ground Water and Sediment Standards for Use 
under Part XV.1 of the Environmental Protection Act” (as amended), 

submit a Remedial Action Plan (‘RAP’) and a complete copy of the 
satisfactory registration of the Record(s) of Site Condition (‘RSC’s) filed on 
the Environmental Site Registry including the acknowledgement letter 
from the MECP, covering the remediated park/open space block(s) within 
the Plan 



 
 

d) submit a certificate letter prepared by the Owner’s Qualified Person stating 

that the Owner covenants and agrees that the park/open space block(s) to 
be dedicated to the City were remediated in accordance with O. Reg. 
153/04 (as amended) and the accepted RAP (if applicable), are suitable 
for the intended land use, and meet the applicable Standards set out in 
the MOE document “Soil, Ground Water and Sediment Standards for Use 
under Part XV.1 of the Environmental Protection Act” (as amended) 

e) the Owner shall reimburse the City for the cost of the peer review of the 
ESA reports and RAP, as may be applicable 

f) prepare and submit Geotechnical Report recommendations for pavement 
design, retaining structures, park facilities, site furnishing, fences, pipe 
bedding, etc. to the satisfaction of the City 

g) Archaeological Assessment; Stage I and II is required to determine limits 
of park/open space block(s). Proposed public park lands are to be clear of 
all historically significant heritage features 

h) a complete inventory and analysis report of existing vegetation completed 
by a Certified Arborist for all existing trees within the park/open space 
block(s). Drawings shall indicate the location of all existing trees, including 
limit of drip line, trees to be removed and trees to be maintained within the 
park blocks. No grading work is permitted within the drip line of existing 
trees that are to be preserved. All dead, damaged and hazardous trees 
are to be removed and disposed of off-site 

i) any tree or similar vegetation in accordance with the tree preservation 
plan shall be retained on the park/open space block(s)  

j) the Owner shall submit a Storm Water Management Report and Plan to 
the satisfaction of the City, which shows how storm water will be controlled 
and conveyed on City Property into the existing storm water system based 
on the proposed works. The Owner is to prepare an overall site drainage 
and grading plan, satisfactory to the City for the affected park block area, 
prior to any grading on the site. 

65. Prior to Final Approval of the Plan, the Owner is to provide the City representative 
with a Park Maintenance and Warranty Letter of Credit up to 10% of the value of 
the Park works which include: the base park works, playground facilities and any 
other Park improvements that the Owner may construct at its own cost. The City 
may draw from the Letter of Credit to cover any repairs and warranty claims that 
are not resolved by the Owner in a timely manner. 



 
 

66. Prior to commencement of the site works on the Linear Park: 

a) the Owner shall submit construction details that have been based on the 
Geotechnical Report recommendations for pavement design, retaining 
structures and pipe bedding, etc. and to the satisfaction of the City  

b) the Owner shall obtain all approvals and permits required, so that the 
proposed Park works can be constructed upon all final detailed design 
drawings and construction documents are reviewed and approved to the 
satisfaction of the City 

c) the Owner shall be responsible to award all contracts and shall supervise 
all construction and provide all necessary certification by its consultants 
that these works have been completed as per the approved drawings and 
specification and to the satisfaction of the City 

d) the Owner agrees that no construction work, including but not limited to, 
tree cutting, grading or filling, will occur on City property until the Owner 
has obtained written permission from the City  

e) the Owner is to construct, install and maintain erosion and sediment 
control facilities, satisfactory to the City, prior to any grading or 
construction on City property in accordance with the plans that have been 
submitted to and approved by the City. 
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March 21, 2019 

Mr. Mauro Peverini 

Director of Development Planning 

City of Vaughan 

2141 Major Mackenzie Drive 

Vaughan, ON L6A lTl 

Attention: Stephen Lue, M.C.I.P., R.P.P. 

RE: Draft Plan of Subdivision 19T-18V008 (SUBP.18.V.0044) 

30 Interchange Way 

(2748355 Canada Inc.) 

City of Vaughan 

Corporate Services 

Further to the Region's letter dated February 20, 2019, a revised Transportation Impact Study 

(TIS), prepared by BA Group, dated March 13, 2019 was received and is currently being 

reviewed. Previously, the issuance of the Region's conditions of draft approval was subject to a 

revised TIS to the satisfaction Regional Transportation and Infrastructure Planning staff. 

However, this requirement has now been deferred as a condition of draft approval. 

The subject site is located at 30 Interchange Way, west of Jane Street and south of Highway 7, 

in the City of Vaughan. The proposed development consists of two 15-storey residential 

buildings with 169m2 of grade-level retail, one 9-storey mid-rise residential building, 22 

townhouse blocks, a 15 metre wide pedestrian mews and a linear park. 

Sanitary Sewage and Water Supply 

Residential development requires servicing capacity allocation prior to final approval. If the City 

of Vaughan does not grant this development allocation from the existing capacity assignments 

to date, the development may require additional Regional infrastructure based on conditions of 

future capacity assignment, which may include: 

• Duffin Creek WPCP Outfall Modification - 2021 pending the outcome of the Class EA,

and
• Other projects as may be identified in future studies.

The timing of the above infrastructure is the current estimate and may change as each 

infrastructure project progresses and is provided for information purposes only. 

The Regional Municipality of York, 17250 Yonge Street, Newmarket, Ontario L3Y 6Z1 
Tel: 905-830-4444, 1-877-464-YORK (1-877-464-9675) 

Internet: www.york.ca 
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From: Mikolajczak, Margaret (MTO)
To: Lue, Stephen
Cc: Mazzotta, Rob (MTO); Della Mora, Dan (MTO)
Subject: Hwy 407 and Jane Street, Applications: OP.18.014; Z.18.021 and 19T-18V008
Date: Tuesday, February 26, 2019 3:52:49 PM

Hi Stephen, we have reviewed the above mentioned applications and have following
comments:

OP. 18.014  and Z. 18.021

We have no comments to the proposed OP and  Zoning By-Law.

Draft Plan of Subdivision 19T-18V008

The proposed Draft Plan of Subdivision is located within Ministry permit control area
therefore the Public Transportation and Highway Improvement Act regulations apply.

Ministry requires that any new buildings/structures (including internal roads and detention
ponds) above and below ground, be setback a minimum distance of 14 m from the Highway
407 property line.  Ministry permits are required for all buildings, infrastructures,
roads etc. located within 46m from Highway 407 property line and a radius of 396m
from the centrepoint of Highway 407and Jane Street, prior to any construction being
undertaken.  Permit Applications are available on our web site at:
www.mto.gov.on.ca/english/engineering/management/corridor

As the Conditions of Ministry approval, we will require the following:

1. Prior to final approval, the owner/proponent must submit to the Ministry of
Transportation for review and approval a copy of  Stormwater Management Report,
Site Grading and Servicing Plan, addressing the intended treatment of the calculated
runoff.

2. Prior to final approval, the owner/proponent must submit to the Ministry of
Transportation for review and approval a copy of a detailed Traffic Impact Study (TIS)
addressing the anticipated traffic volumes and their impact on Highway 407. Traffic
Consultant must be RAQS approved by Ministry and familiar with our requirements.
TIS report must be prepared as per the our guidelines published on the MTO website:
www.mto.gov.on.ca/english/engineering/management/corridor . TIS report must also
clearly address the phasing of development if any, including Phasing Plan, indicating
the boundary of each phase.

3. Prior to final approval, the owner/proponent must submit to the Ministry of
Transportation for review and approval, a copy of the proposed site Lighting Design
and Calculations in the isometric format, using AG!-32 and Auto-Lux.

4. Once all the Ministry conditions are addressed to the MTO satisfaction, I will issue a
clearance letter to the City of Vaughan and the Draft Plan of Subdivision can be
registered. Copy of the M-Plan, must be forwarded to the Ministry, for our file.

ATTACHMENT 1C
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All subsequent submissions must be send to MTO and 407 ETR, for our review and
approvals.
 
Please forward a copy of this email to the proponent.
 
If you have any questions or require further clarification, please contact me at the number
listed below at your earliest convenience.
 
NOTE: Draft Plan of Subdivision must be reviewed and approved before the Site Plan
application can be dealt with.
 
Thank you
 
Margaret Mikolajczak, C.E.T.
Senior Project Manager
Ministry of Transportation
Corridor Management Section

159 Sir William Hearst Avenue, 7th Floor
Downsview, Ontario M3M 0B7
 
Phone: 416-235-4269
Fax:       416-265-4267
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Colour Perspective - View of Townhouse Block 2 Looking 
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