
CITY OF VAUGHAN 
 

EXTRACT FROM COUNCIL MEETING MINUTES OF JANUARY 30, 2024 
 

Item 3, Report No. 1, of the Committee of the Whole, which was adopted without amendment 
by the Council of the City of Vaughan on January 30, 2024. 
 
 
 

3. 1834371 ONTARIO INC.: OFFICIAL PLAN AMENDMENT, ZONING BY-LAW 
AMENDMENT AND DRAFT PLAN OF SUBDIVISION FILES OP.22.009, 
Z.22.018 AND 19T-13V006 – 2951-2957 HIGHWAY 7 AND 180 MAPLECRETE 
ROAD, VICINITY OF HIGHWAY 7 AND JANE STREET 

 
The Committee of the Whole recommends: 

 
1) That the recommendations contained in the report of the Deputy 

City Manager, Planning and Growth Management, dated January 23, 
2024, be approved; 

 
2) That staff bring forward the enacting By-law for Council approval at 

its meeting on January 30, 2024; and 
 

3) That the following be approved in accordance with Communication 
C3, memorandum from the Deputy City Manager, Planning and 
Growth Management, dated January 22, 2024: 

 
1. That Attachment 7 – Conceptual Site Plan and Proposed 

Zoning be deleted and replaced with the Attachment 7 
forming part of this Communication; 

 
2. That Attachment 10 – Zoning By-law 1-88 Table 1 be revised 

as follows respecting line item h. Minimum Lot Area: 
 
 

 Zoning By-
law 1-88 
Standard 

C9 Corporate Centre 
Zone Requirement 

Proposed Rezoning and 
Amendments to the C9 
Corporate Centre Zone 

h. Minimum Lot 
Area 

5000 m2 • Block 1: 6,800 m2 
• Block 2: 2,800 m2 
• Block 3: 4,400 m2 
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3. That Attachment 11 - Zoning By-law 001-2021 Table 2 be
revised as follows respecting line items a. Definition – Height;
and m. Podium Height and Tower Requirements:

Zoning By-law 
001-2021
Standard

V1 Vaughan 
Metropolitan 

Centre Station 
Zone Requirement 

Proposed Amendments to the 
V1 Vaughan Metropolitan 

Centre Station Zone 
Requirement 

a. Definition – 
Height 

The vertical 
distance measured 
from established 
grade to: In the 
case of a flat roof, 
including any roof 
where more than 
half of the roof 
area has a slope of 
15 degrees or less 
above the 
horizontal, the 
highest point of 
the roof surface or 
parapet, whichever 
is greater 

Shall be measured from a 
Canadian Geodetic Datum 
measure of 205.0 m (masl) for 
Blocks 1 and 3, and 204.90 m 
(masl) for Block 2 to the top 
of the roof exclusive of any 
accessory roof construction 
such as chimney, tower, 
steeple, elevator and stairwell 
shafts, and mechanical 
penthouse 

m. Podium 
Height and 
Tower 
Requirements 

Tower Step-back: 
Minimum 3m 

• Tower A: 1.5m, 0m at
pinchpoint

• Tower B: 2 m, 0 m at
pinchpoint

• Tower C: 0 m
• Tower D: 2 m, 0 m at

pinchpoint
• Tower E: 1 m, 0 m at

pinchpoint

Maximum 
Residential Tower 
Floorplate: 750 m2 

850 m2 

Minimum 
Residential Tower 
Setback from any 
Rear Lot Line: 12.5 
m 

• Block 1: 3.9 m

• Block 2: 11.5 m

• Block 3: 4.5 m
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4. That Attachment 12a be deleted and replaced with Attachment
12a forming part of this Communication.

Recommendations 

1. THAT Official Plan Amendment File OP.22.009 (1834371 Ontario Inc.) BE
APPROVED, to amend Vaughan Official Plan 2010 (‘VOP 2010’), Volume
2, Vaughan Metropolitan Centre Secondary Plan (‘VMCSP’) for the
Subject Lands shown on Attachment 1 as follows:

a. To modify Schedule “C” to delete the planned east-west Mews
located on the Subject Lands.

b. To modify Schedule “D” and relocate the planned Public Square to
the southwest limits of the Subject Lands.

c. To modify Schedule “F” to extend the Station Precinct Designation
to the balance of the Subject Lands.

d. To modify Section 9.3.17 by deleting and replacing the policies
with the following:

a. The Lands municipally known as 2951 to 2957 Highway 7
and 180 Maplecrete Road are identified on Schedule K as
“Area O” and are subject to the following policies:

i. Permit a maximum building height of 48 storeys.

ii. Permit an overall maximum density of 9.0 FSI.

iii. The maximum permitted podium height shall be 7-
storeys for the northeast development block.

iv. The Public Square located at the southwest corner of
the Subject Lands shall be a minimum of 0.164 ha.

v. Permit that a maximum residential tower floorplate
shall generally be 850 m2.

vi. Permit a total of 2,176 dwelling units having a mixed
residential tenure, wherein a minimum of 24,500 m2

of gross floor area (‘GFA’) shall be for rental tenure.

2. THAT Zoning By-law Amendment File Z.22.018 (1834371 Ontario Inc.)
BE APPROVED, to amend Zoning By-law 1-88, to rezone the Subject
Lands shown on Attachment 7, from “C9(H) Corporate Centre Zone with
a Holding “(H)” Symbol” and “OS2(H) Open Space Park Zone with a
Holding “(H)” Symbol” both subject to Exception 9(1402) to “C9(H)
Corporate Centre Zone with a Holding Symbol” and “C9 Corporate
Centre Zone” both with site-specific exceptions generally identified on
Table 1, Attachment 10 of this report and “OS2, Open Space Park Zone”.
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3. THAT Zoning By-law Amendment File Z.22.018 (1834371 Ontario Inc.)
BE APPROVED, to amend Zoning By-law 001-2021, to rezone the
Subject Lands shown on Attachment 7 from “V1(H)-S(5-30)-D(2.5-5)-
1031,1118, Vaughan Metropolitan Centre Station Zone with a Holding
“(H)” Symbol, subject to Exceptions 14.1031 and 14.1118, “V3-S(5-25)-D-
2.5-4.5)-1031, Vaughan Metropolitan Centre Neighbourhood Zone”
subject to Exception 14.1031 and “OS1(H)-1031, 1118, Public Open
Space Zone with a Holding “(H)” Symbol”, subject to Exceptions 14.1031
and 14.1118 to “V1(H)-S(5-48)-D(2.5-9.0), Vaughan Metropolitan Centre
Station Zone with a Holding “(H)” Symbol” and “V1-S(5-48)-D(2.5-9.0),
Vaughan Metropolitan Centre Station Zone” both subject to site-specific
exceptions generally identified on Table 2, Attachment 11 of this report
and “OS1 Public Open Space Zone”.

4. THAT Removal of the Holding Symbol “(H)” from the Subject Lands or a
portion or phase thereof shall be contingent on the following:

a. Vaughan Council adopts a resolution allocating sewage and water
supply capacity in accordance with the City’s approved Servicing
Capacity Distribution Policy to the Subject Lands.

b. Prior to removal of the Holding Symbol on the Block 2 Lands, the
Owner shall provide rental housing details to the satisfaction of the
City.

c. Prior to removal of the Holding Symbol on the Block 2 Lands, the
Owner shall enter into a Site Plan Agreement with the City which
shall require the Owner to commit to a construction schedule for
their site to be in-line with the design build schedule for the City of
Vaughan’s Black Creek Renewal project, to the satisfaction of
Deputy City Manager, Infrastructure Development. Through this
Agreement, the Owner will be required to acknowledge and
indemnify the City and Toronto and Region Conservation Authority
(TRCA) from the risk they are accepting in advancing this
development within a flood prone area.

5. THAT the revised Draft Plan of Subdivision File 19T-13V006 (1834371
Ontario Inc.) as shown on Attachment 6, BE DRAFT APPROVED, to
facilitate the creation of three mixed-use development blocks, a park
block, public rights-of-way (ROW), road widenings, and 0.3m reserves,
subject to the Conditions of Draft Plan of Subdivision Approval in
Attachment 12 to this Report.

6. THAT the implementing Official Plan Amendment be forwarded to York
Region for approval; and
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7. THAT the implementing Zoning By-law Amendments be brought forward
to a future Vaughan Council meeting in accordance with section 24(2) of
the Planning Act.
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Committee of the Whole (1) Report

  

DATE: Tuesday, January 23, 2024     WARD:  4    
 

TITLE: 1834371 ONTARIO INC.: OFFICIAL PLAN AMENDMENT, 

ZONING BY-LAW AMENDMENT AND DRAFT PLAN OF 

SUBDIVISION FILES OP.22.009, Z.22.018 AND 19T-13V006 – 

2951-2957 HIGHWAY 7 AND 180 MAPLECRETE ROAD, 

VICINITY OF HIGHWAY 7 AND JANE STREET 

 

FROM: 
Haiqing Xu, Deputy City Manager, Planning and Growth Management  

 

ACTION: DECISION  

 

Purpose 
To seek approval from the Committee of the Whole on applications to amend the Official 
Plan and Zoning By-laws, and facilitate a draft plan of subdivision on the Subject Lands to 
permit a high-rise mixed-use development consisting of five towers ranging in heights 
from 27 to 48-storeys with residential, office, and retail uses, public rights-of-way, a Public 
Square, and an overall Floor Space Index of 9.0 times the area of the lot, as shown on 
Attachments 6 to 9. 
 

 

 

Report Highlights 
 The Owner proposes to amend the Vaughan Metropolitan Centre Secondary 

Plan and Zoning By-laws 1-88 and 001-2021 to permit a high-rise mixed-use 
development consisting of five towers ranging in heights from 27 to 48-storeys 
with residential, office, and retail uses, public rights-of-way, a Public Square, 
and an overall Floor Space Index of 9.0 times the area of the lot. 

 The Owner proposes to amend the previously draft approved Draft Plan of 
Subdivision File 19T-13V006 to align with the current development proposal by 
creating three mixed-use development blocks, a park block, and public rights-
of-way. 

 The VMC Program supports the proposed Development, subject to conditions 
as outlined in this report. 
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Recommendations 
1. THAT Official Plan Amendment File OP.22.009 (1834371 Ontario Inc.) BE 

APPROVED, to amend Vaughan Official Plan 2010 (‘VOP 2010’), Volume 2, 
Vaughan Metropolitan Centre Secondary Plan (‘VMCSP’) for the Subject Lands 
shown on Attachment 1 as follows: 
 
a) To modify Schedule “C” to delete the planned east-west Mews located on 

the Subject Lands. 
b) To modify Schedule “D” and relocate the planned Public Square to the 

southwest limits of the Subject Lands. 
c) To modify Schedule “F” to extend the Station Precinct Designation to the 

balance of the Subject Lands. 
d) To modify Section 9.3.17 by deleting and replacing the policies with the 

following: 
a. The Lands municipally known as 2951 to 2957 Highway 7 and 180 

Maplecrete Road are identified on Schedule K as “Area O” and are 
subject to the following policies: 

i. Permit a maximum building height of 48 storeys. 
ii. Permit an overall maximum density of 9.0 FSI.  
iii. The maximum permitted podium height shall be 7-storeys for the 

northeast development block.  
iv. The Public Square located at the southwest corner of the Subject 

Lands shall be a minimum of 0.164 ha. 
v. Permit that a maximum residential tower floorplate shall generally 

be 850 m2. 
vi. Permit a total of 2,176 dwelling units having a mixed residential 

tenure, wherein a minimum of 24,500 m2 of gross floor area 
(‘GFA’) shall be for rental tenure. 

 
2. THAT Zoning By-law Amendment File Z.22.018 (1834371 Ontario Inc.) BE 

APPROVED, to amend Zoning By-law 1-88, to rezone the Subject Lands shown on 
Attachment 7, from “C9(H) Corporate Centre Zone with a Holding “(H)” Symbol” 
and “OS2(H) Open Space Park Zone with a Holding “(H)” Symbol” both subject to 
Exception 9(1402) to “C9(H) Corporate Centre Zone with a Holding Symbol” and 
“C9 Corporate Centre Zone” both with site-specific exceptions generally identified 
on Table 1, Attachment 10 of this report and “OS2, Open Space Park Zone”. 
 

3. THAT Zoning By-law Amendment File Z.22.018 (1834371 Ontario Inc.) BE 
APPROVED, to amend Zoning By-law 001-2021, to rezone the Subject Lands 
shown on Attachment 7 from “V1(H)-S(5-30)-D(2.5-5)-1031,1118, Vaughan 
Metropolitan Centre Station Zone with a Holding “(H)” Symbol, subject to 
Exceptions 14.1031 and 14.1118, “V3-S(5-25)-D-2.5-4.5)-1031, Vaughan 
Metropolitan Centre Neighbourhood Zone” subject to Exception 14.1031 and 
“OS1(H)-1031, 1118, Public Open Space Zone with a Holding “(H)” Symbol”, 
subject to Exceptions 14.1031 and 14.1118 to “V1(H)-S(5-48)-D(2.5-9.0), Vaughan 
Metropolitan Centre Station Zone with a Holding “(H)” Symbol” and “V1-S(5-48)-
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D(2.5-9.0), Vaughan Metropolitan Centre Station Zone” both subject to site-specific 
exceptions generally identified on Table 2, Attachment 11 of this report and “OS1 
Public Open Space Zone”. 

 
4. THAT Removal of the Holding Symbol “(H)” from the Subject Lands or a portion or 

phase thereof shall be contingent on the following: 
 
a) Vaughan Council adopts a resolution allocating sewage and water supply 

capacity in accordance with the City’s approved Servicing Capacity Distribution 
Policy to the Subject Lands. 

b) Prior to removal of the Holding Symbol on the Block 2 Lands, the Owner shall 
provide rental housing details to the satisfaction of the City.  

c) Prior to removal of the Holding Symbol on the Block 2 Lands, the Owner shall 
enter into a Site Plan Agreement with the City which shall require the Owner to 
commit to a construction schedule for their site to be in-line with the design 
build schedule for the City of Vaughan’s Black Creek Renewal project, to the 
satisfaction of Deputy City Manager, Infrastructure Development. Through this 
Agreement, the Owner will be required to acknowledge and indemnify the City 
and Toronto and Region Conservation Authority (TRCA) from the risk they are 
accepting in advancing this development within a flood prone area. 

 
5. THAT the revised Draft Plan of Subdivision File 19T-13V006 (1834371 Ontario 

Inc.) as shown on Attachment 6, BE DRAFT APPROVED, to facilitate the creation 
of three mixed-use development blocks, a park block, public rights-of-way (ROW), 
road widenings, and 0.3m reserves, subject to the Conditions of Draft Plan of 
Subdivision Approval in Attachment 12 to this Report. 

 
6. THAT the implementing Official Plan Amendment be forwarded to York Region for 

approval; and 
 

7. THAT the implementing Zoning By-law Amendments be brought forward to a future 
Vaughan Council meeting in accordance with section 24(2) of the Planning Act. 

 

Background 
Location: 2951-2957 Highway 7 and 180 Maplecrete Road (the ‘Subject Lands’). The 
Subject Lands and the surrounding land uses are shown on Attachment 1. 
 
Draft Plan of Subdivision File 19T-13V006 (1834371 Ontario Inc.) was previously draft 
approved by Vaughan Council concurrently with Zoning By-law Amendment File Z.15.021 
and Site Development File DA.13.021 on January 30, 2018. The previous Draft Plan 
implemented the lot fabric associated with Files Z.15.021 and DA.13.021, however the 
development never came to fruition and the Draft Plan was never finalized. Extensions to 
the original draft plan approval have been issued, with the latest extension lapsing on 
March 14, 2023. The applicant is amending the previously draft approved Draft Plan of 
Subdivision to align with the new development proposal under subject applications 
OP.22.009 and Z.22.018. 
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Since the Statutory Public Meeting on November 22, 2022, revisions to the applications 
include: removal of the proposed strata condition under the Public Square, redistribution 
of building height, a decrease in density from 9.40 to 9.0, alignment of Street A to the 
Council approved application immediately south (216-220 Doughton Rd), a commitment 
to 24,500 m2 of rental tenure for dwelling units within Building C, and the provision of a 
1.0m setback (above grade) for buildings along the west and south lot lines. 
 
Official Plan Amendment, Zoning By-law Amendment and Draft Plan of Subdivision 
Applications have been submitted to permit the proposed development. 
The Owner has submitted Official Plan and Zoning By-law Amendment Applications, and 
revisions to the previously approved Draft Plan of Subdivision Application (the 
‘Applications’) for the Subject Lands to permit a high-rise mixed-use development, as 
shown on Attachments 6 to 9, consisting of: 
 

 Five towers ranging in height from 27 to 48 storeys. 
o Tower A (43-storeys) and Tower B (48-storeys) are residential apartment 

buildings with at-grade retail. 
o Tower C (34-storeys) is a mixed-use building with at-grade retail, three 

floors of office space, and residential units.  
o Tower D (27-storeys) and Tower E (32-storeys) are residential buildings. 

 A maximum floor space index (‘FSI’) of 9.0 times the area of the lot. 

 A total of 2,176 residential dwelling units are proposed. Within Tower C, a 
minimum residential GFA of 24,500 m2 will be rental tenure. 

 New north-south and east-west public Local Roads (20m). 

 A 0.164 ha Public Square. 

 Over 8,000 m2 of residential amenity area. 
 
The proposed Development is envisioned to be developed in phases, with Towers A and 
B proceeding first, followed by Towers D and E, then Tower C. Future Site Development 
and Draft Plan of Condominium Applications are required to facilitate the build-out and 
tenure for the Development. 
 
Public Notice was provided in accordance with the Planning Act and Council’s 
Notification Protocol 

 Date of Notice (Circulated 150 m from Subject Lands and Extended Polling Area 
as shown on Attachment 1): October 28, 2022. 

 Location of Notice Signs: Highway 7 and Maplecrete Road. 

 Date of Public Meeting: November 22, 2022, date ratified by Council November 29, 
2022 

 Date of Committee of the Whole Courtesy Notice sent to those requested to be 
notified: January 10, 2024. 
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Public Comments were received 

The following is a summary of the comments provided and received to date. The 
comments are summarized as follows: 

 Street A is not coordinated with the approved development immediately south. 

 Vehicular access/egress for (Towers D and E) is a concern given the distance from 
the new Street B and Maplecrete Road intersection, and potential new driveway 
accesses off Maplecrete for future development. 

 Building D creates a 4-storey blank wall condition along the south property line. 

 General Ontario Building Code (‘OBC’) concerns and Zoning non-compliance. 
 
These comments are addressed throughout this report. 
 

Previous Reports/Authority 

Previous reports related to the applications can be found at the following links: 
 
1834371 Ontario Inc., Public Meeting Report 
November 22, 2022, Committee of the Whole Public Meeting (Item 2, Report 40) 
 
1834371 Ontario Inc., Committee of the Whole Report 
January 23, 2018, Committee of the Whole Report (Item 1, Report 2) 

 
Analysis and Options 

The Development is consistent with the Provincial Policy Statement and conforms 
to the Growth Plan, York Region Official Plan, VOP 2010, and VMCSP 
 
Provincial Policy Statement, 2020 (‘PPS’) 
The PPS provides direction on matters of Provincial interest related to land use planning 
and development, and includes building strong, healthy communities with an emphasis on 
efficient development and land use patterns, wise use, and management of resources, 
and protecting public health and safety. 
 
The Subject Lands are within the VMC which is a Settlement Area and located within a 
Protected Major Transit Station Area (‘PMTSA’) – the Creditstone BRT Station (PMTSA 
#56). The Development facilitates a compact urban form through the intensification of 
underutilized lands within the City’s established Settlement Area where full municipal 
services exist. The urban form, ability to utilize existing municipal infrastructure, and the 
opportunity to provide housing with varying unit sizes and tenure facilitates a higher 
density development that capitalizes on the transportation infrastructure investments. 
Staff are satisfied that the Development is consistent with the PPS. 
 
A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2019, as amended (the 
‘Growth Plan’) 
The Growth Plan provides a framework for implementing the Province’s vision for building 
strong, prosperous communities within the Greater Golden Horseshoe to 2041. The 
premise of the Growth Plan is building compact, vibrant, and complete communities, 

https://pub-vaughan.escribemeetings.com/filestream.ashx?DocumentId=123892
https://www.vaughan.ca/sites/default/files/CW_0123_18_1.pdf?file-verison=1701730207338
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developing a strong competitive economy, protecting and wisely using natural resources, 
and optimizing the use of existing and new infrastructure to support growth in a compact 
and efficient form. 
 
The Development is proximal to higher-order transit and provides housing options and 
tenures at a density that supports the transit investments in the VMC. The Development 
focuses new growth through intensification of an underutilized site, and encourages, 
supports, and promotes alternative modes of transportation, such as walking and cycling. 
The Development conforms to the Growth Plan. 
 
York Region Official Plan 2010 (‘YROP 2010’) 

The YROP 2022 replaces the YROP 2010 with respect to applications not deemed to be 
complete as of the YROP 2022 date of approval (Transition Policy 7.4.13).  As the 
Applications were deemed complete prior to the approval of YROP 2022, the YROP 2010 
remains as the in-force Regional Official Plan against which conformity of the Applications 
is measured, however applications shall have regard for YROP 2022. 
 

The Subject Lands are designated “Urban Area”, which permits a range of residential, 
commercial, industrial, and institutional uses.  The Subject Lands are within a ‘Regional 
Centre’, supported by higher order transit and a mix of uses. Regional Centres and 
MTSA’s are focal points for the highest densities and most intensive development. The 
Development is compact, and urban in built-form with 2,167 residential units including 1 to 
3-bedroom units, and will include rental GFA, which provides for family sized units and 
contributes to the housing choices in the City to meet the needs of residents and workers 
in York Region. The Development conforms to YROP 2010. 
 
Vaughan Official Plan 2010 (‘VOP 2010’), Volume 2 - Vaughan Metropolitan Centre 
Secondary Plan (‘VMCSP’)  
VOP 2010 sets out the municipality’s general planning goals and policies that guide future 
land use. In the VMCSP, the Subject Lands are identified as follows: 
 
 “Station Precinct” and “Neighbourhood Precinct” on Schedule F – Land Use Precincts. 
 “Area O” on Schedule K – Site Specific Policy Areas which permits a maximum 

building height of 35-storeys and maximum density of 5.5 FSI. 
 Having a “Public Square” on Schedule D – Major Parks and Open Spaces. 
 “Office Uses Permitted” on Schedule G – Areas for Office Uses. 
 “Recommended retail, service commercial or public use frontage” along Maplecrete 

Road and portions of Highway 7 on Schedule H. 
 “Existing Floodplain” along the west property line on Schedule J – Floodplain and 

Environmental Open Spaces. 
 
The “Station Precinct” designation permits a broad mix of uses such as residential 
dwellings, retail, and service commercial. A mix of high-rise and mid-rise buildings are 
encouraged. The “Neighbourhood Precinct” designation permits primarily residential uses, 
complemented by community amenities such as schools, parks, community centres and 
daycare facilities, as required, and retail and service commercial uses. A mix of high-rise, 



Item 3 
Page 7 of 15 

 

mid-rise, low-rise buildings and a mix of apartment and townhouse buildings is 
encouraged. 

 
The following amendments to the VMCSP are required to permit the Development: 
 

 Extend the Station Precinct Designation to the balance of the Subject Lands, as 
shown on Attachment 3. 

 Permit a maximum building height of 48 storeys, and maximum FSI of 9.0, 
whereas maximums of 35-storeys and 5.5 FSI are permitted. 

 Permit a maximum podium height of 7-storeys on the northeast development 
block, whereas generally 6-storeys are permitted along Highway 7. 

 Permit a maximum residential tower floorplate of 850 m2, whereas generally 750 
m2 is permitted. 

 Deletion of the planned Mews on the Subject Lands (Attachment 4). 

 Permit a 0.164 ha Public Square to be located at the southwest limits of the 
Subject Lands, whereas 0.20 ha is required (Attachment 5). 

 Permit a maximum of 2,176 dwelling units with a mixed residential tenure. 
 
The proposed residential, office, retail, and parkland uses generally conform to the 
applicable use policies within the VMCSP. An assessment of the appropriateness of the 
amendments is outlined below. 
 
Staff support the proposed amendments to the VMCSP 
The VMC is intended to consist of the widest range of uses and built form including the 
tallest buildings in Vaughan, while also being the focus for civic activity, business, 
shopping, entertainment, and living. The VMCSP 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. 
 
The VMCSP provides several objectives for the VMC, including: 

 Establish a distinct downtown with a mix of uses, civic attractions and critical mass 
of people. 

 Optimize existing and planned investments in rapid transit. 

 Establish a hierarchical, fine-grain grid network of streets and pathways linked 
rationally to the larger road system. 

 Develop a generous and remarkable open space system. 

 Ensure development incorporates green infrastructure and building technologies. 

 Exhibit a high-quality of urbanity, materials, and design. 
 

The Development consists of a mixed-use urban form with five high-rise towers on 
podiums ranging in height from 27 to 48-storeys, office and retail uses, and a public park 
which supports the establishment of Vaughan’s downtown. The proposed expansion of 
the “Station Precinct” designation to the balance of the Subject Lands is appropriate, 
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given the overall comprehensive development consists of heights, densities, and uses 
that more closely align with this designation. 
 
While the Development exceeds VMCSP density and height permissions, it contributes to 
the projected employment and population growth and provides for a diverse housing mix. 
It consists of 4,879 m2 of Office space in Tower C, and at-grade retail in Towers A, B and 
C; and a total of 2,176 residential dwelling units, of which, approximately 33% are family-
sized (2-bedroom or greater). The Owner is proposing that a minimum of 24,500 m2 
residential GFA in Tower C will be rental tenure. 
 
The Development encompasses the delivery of two new public 20m Local Streets as 
shown on Attachment 6 which will be secured through the Draft Plan of Subdivision 
application and associated conditions of approval. This will enable a fine grid of 
connectivity in the VMC, while encouraging active and multimodal transportation. 
 
The proposed amendment to delete the east-west mews on the Subject Lands is 
appropriate given that a connection to the lands immediately west is maintained by way of 
a “servicing driveway” as shown on Attachment 7. 
 
Section 8.7 – Built Form, includes policies for building step-backs, ground floors, building 
height, massing, and building exteriors. The Development locates the tallest buildings 
towards Highway 7 and provides an adequate transition southward towards the adjacent 
“Neighbourhood Precinct” designation. A 7-storey maximum podium height for Towers A 
and B is proposed and establishes a street wall along Highway 7 that is commensurate 
with the approved development east of Maplecrete Road. The proposed 4-storey podiums 
on Blocks 2 and 3 are in keeping with the VMCSP. 
 
Policy 8.7.18 requires tower elements of high-rise residential buildings to be slender and 
spaced apart at least 25 m from one another while prescribing a maximum residential 
tower floor plate of approximately 750 m2. The towers either meet or exceed the 25 m 
building separation, which ensures minimal shadowing impacts and the loss of sky views, 
maintenance of privacy, and contribution to an appealing skyline. The proposed 850 m2 
residential floorplate size, allows for an optimal unit layout, and is in keeping with other 
residential floorplates approved within the VMC. 
 
Public Squares are intended to provide an important complementary function as places 
for gathering, passive recreation and landscaping and shall generally have a minimum 
area of 0.2 ha and at least 50% of its edges fronting a street or mews. Staff are satisfied 
with the location of the Public Square on the Subject Lands as there is frontage on Street 
A and will connect to the planned Black Creek Greenway. The Public Square is 0.164 ha 
in size, and the balance of the parkland dedication requirement will be conveyed as 
payment-in-lieu of parkland.  
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The overall design of the site generally activates the public realm and fosters interaction 
within the Development, surrounding approved developments, and future planned land 
uses within the southeast quadrant of the VMC. Staff support the proposed amendments 
to the VMCSP. 
 
Design Review Panel (‘DRP’) 
On November 24, 2022, the Applications were considered by the DRP. The minutes to 
the DRP can be found on the City’s website Meeting 105. 
 
The Panel recommended reorganizing the distribution of built form massing and 
introducing diversity to create an appropriate comfortable pedestrian scale that improves 
site porosity and views while maximizing sun penetration. The Owner has advised that 
each building will not reflect the same architectural style and that shorter towers are 
oriented towards the south and west to permit greater sun penetration. 
 
The Panel voiced concerns about the vehicular-centric, suburban approach and 
advocated for creating a more pedestrian and cyclist-oriented public realm. The Panel 
added that increased porosity to transit opportunities, reorientation of building entrances 
towards transit facilities and improved bicycle parking provision would benefit the 
development and demonstrate its commitment to transit oriented design. 
 
The Panel provided that the removal of drop off loops will improve the public realm by 
stitching together the gaps created by these elements within the public ROW while 
reallocating these functions to the parking lanes along the local public roads. The Owner 
has removed the drop-off loop along Street B for Block 3. 
 
The Panel questioned how the Development relates to lands to the west and the future 
Black Creek open space system, and emphasized ensuring the development responds 
appropriately to its adjacencies. The Owner is proposing a Public Square on the Subject 
Lands which expands on the adjacency to the Black Creek. A servicing driveway is 
incorporated on Block 2 to preserve a connection from Street A. 
 
DRP sessions will be required as part of future Site Development applications. 
 
Council enacted Zoning By-law 001-2021 on October 20, 2021, as the new Vaughan 

Comprehensive Zoning By-law 

Applications to amend both Zoning By-law 1-88 and Zoning By-law 001-2021 are required 

as Zoning By-law 001-2021 is not in force for the Subject Lands due to it being under 

appeal. 

 
Amendments to Zoning By-law 1-88 are required to permit the Development 
Zoning: 
“C9(H) Corporate Centre Zone with a Holding “(H)” Symbol” and “OS2(H) Open Space 
Park Zone with a Holding “(H)” Symbol” both subject to Exception 9(1402). 
 

https://www.vaughan.ca/sites/default/files/2023-03/2022%20Meeting%20Agenda%20and%20Minutes.pdf?file-verison=1701130269237
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The Owner proposes to delete Exception 9(1402) and rezone the Subject Lands to “C9 
Corporate Centre Zone” with site-specific exceptions and “OS2 Open Space Park Zone” 
in the manner shown on Attachment 7. The proposed site-specific exceptions are 
included in Table 1 (Attachment 10). 
 
Amendments to Zoning By-law 001-2021 are required to permit the Development 
Zoning: 
“V1(H)-S(5-30)-D(2.5-5)-1031,1118, Vaughan Metropolitan Centre Station Zone with a 
Holding “(H)” Symbol”, “V3-S(5-25)-D-2.5-4.5)-1031, Vaughan Metropolitan Centre 
Neighbourhood Zone” and “OS1(H)-1031,1118, Public Open Space Zone with a Holding 
“(H)” Symbol”, both subject site-specific exceptions 14.1031 and 14.1118.   
 

The Owner proposes to delete Exceptions 14.1031 and 14.1118, and rezone the Subject 
Lands to “V1-S(5-48)-D(2.5-9.0) Vaughan Metropolitan Centre Station Zone”, subject to 
site-specific exceptions and “OS1 Public Open Space Zone” in the manner shown on 
Attachment 7. Proposed site-specific development standards are included in Table 2 
(Attachment 11). 
 
The VMC Program supports the proposed site-specific zoning exceptions 
The VMC Program generally supports the rezoning and proposed exceptions identified in 
Tables 1 and 2 on the basis that they facilitate a mixed-use development that is 
consistent with the policies and objectives of the PPS and conforms to the Growth Plan. 
The site-specific development standards will enable a compact built form with sufficient 
amenity area, and pedestrian realm relationship that is supported in an Intensification 
Area with access to proximal transit. Since the Public Meeting, the Owner has revised the 
plans to provide a 1.0 m interior side yard setback request along the west and south lot 
lines, in accordance with the requirements of Zoning By-law 001-2021. 
 
Minor modifications may be made to the zoning exceptions identified in Tables 1 and 2 
(Attachments 10 and 11) prior to the enactment of an implementing Zoning By-laws, as 
required, should the Applications be approved. 
 
A Holding “(H)” Symbol is recommended for a portion of the Subject Lands to 
satisfy the conditions of the City 
A Holding “(H)” Symbol is recommended on a portion of the Subject Lands. It shall not be 
removed from the Subject Lands, or any portion thereof, until the conditions included in 
the Recommendation section of this report are addressed to the satisfaction of the City. 
Recommendation 4. a) of this Report respecting servicing allocation is applicable to 
Blocks 2 and 3 on the Plan, while Recommendations 4. b) and c) respecting floodplain 
matters and the delivery of a rental strategy are solely applicable to Block 2. 
 
The VMC Program recommends approval of the revised Draft Plan 19T-13V006, 
subject to the Conditions of Approval 
Subdivision Design 
The Draft Plan (Attachment 6) includes three mixed-use development blocks, a park 
block, two new public roads, road widenings, and 0.3m reserves. Access to Blocks 1 and 
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2 will be off Streets A and B, while access to Block 3 will be off Street A and B. Prior to 
the execution of the Draft Plan of Subdivision the Owner shall satisfy all conditions of 
Draft Plan of Subdivision Approval contained in Attachment 12. 
 
Archaeology 
The Development Planning Department, Urban Design and Cultural Heritage Division has 
advised there are no built heritage concerns on the Subject Lands and is not identified as 
having archaeological potential, subject to any archaeological resources or human 
remains being located during construction. Warning clauses in this regard are included as 
Conditions of Approval in Attachment 12. 
 

Financial Impact 

There are no requirements for new funding associated with this report. 
 

Operational Impact 
The Engineering Division (VMC Program) supports the Development subject to the 
conditions in this report 
The Engineering Division (VMC Program) has provided the following comments: 
 
Road Network/Access 
The intersection of Maplecrete Road and Highway 7 will accommodate a northbound left-
turn lane for a full movement signalized intersection, therefore a road widening on 
Maplecrete will be secured through the Draft Plan of Subdivision. Proposed ROW widths 
and cross-section details shall be established to the satisfaction of the City, and Streets A 
and B shall be designed to its ultimate configuration and 20m width. 
 
Following the Statutory Public Meeting, the Owner revised the Street A ROW alignment to 
properly align with the approved development application to the south (216 and 220 
Doughton Road). Further, proposed vehicular access points for each development block 
have been reviewed, and Staff are generally satisfied with the locations with respect to 
spacing from nearby intersections and accesses along Maplecrete Road. 
 
A vehicular connection shall be provided to the immediately adjacent property to the west 
through Block 2 (shown as the servicing driveway). A condition to this effect is included 
within Schedule 12. The Owner will be required to implement a Reciprocal Access 
Easement over the connection through a future Site Development Application. 
 
Environmental Noise Impact 
The Owner’s Environmental Noise Study provides that surrounding road traffic and the 
operation associated with the surrounding commercial and industrial facilities may be 
audible at times and will require mitigation. Appropriate warning clauses should be placed 
in future occupancy agreements. Prior to final approval, the Owner shall provide a final 
Environmental Noise Study for review and approval and shall agree in the subdivision 
agreement to implement all recommendations of the study. 
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Municipal Servicing 
The City’s Municipal Servicing Master Plan identifies the preferred strategy for water, 
wastewater, and stormwater servicing for the planned growth within the VMC. An update 
to the Plan is currently underway and is based on revised densities being proposed in 
current and future development applications. The Owner has submitted a Functional 
Servicing and Stormwater Management Report (FSSR) in support of the Development, 
and proposes the following servicing scheme: 
 

Water Supply 
The servicing strategy for proposed development includes installation of a new 400mm-
diameter watermain along Maplecrete Road between Highway 7 and Doughton Road. 
The Owner is required to undertake internal servicing of its lands with a connection to the 
municipal services on Streets A and B. 
 
Sanitary Servicing 
The installation of a new 450mm-diameter sanitary sewer along Maplecrete Road 
between Highway 7 and Doughton Road is required to service this development. The 
Owner is required to undertake internal servicing of its lands with a connection to the 
municipal services on Street B. 
 
Storm Drainage 
The Black Creek Stormwater Optimization Master Plan and the VMC Master Servicing 
Strategy identify the need to improve the Black Creek channel and Jane Street/Highway 7 
stormwater management pond. The Development will be serviced by a new connection to 
the proposed storm sewers on Maplecrete Road, and an on-site storm quantity control 
facility will be provided for each development block. Controlled site development flows will 
outlet to the Black Creek. The City is investigating a stormwater management strategy for 
the VMC southeast quadrant. In the interim, quality control for runoff from new 
developments and improvements to ROWs is required. 

 

The Black Creek floodplain encroaches along the west lot line, impacting Blocks 2 and 4. 
The Black Creek Renewal project will contain the floodplain within the new Black Creek 
channel, and remove the Subject Lands and lands adjacent from the floodplain. A “(H)” 
Symbol is recommended for Block 2, requiring the Owner to demonstrate that necessary 
Agreements have been entered into with the City, to commit to the design-build schedule, 
and acknowledge and indemnify the City and TRCA from the risk they are accepting in 
advancing development within a flood prone area. 
 
Infrastructure Improvements 

The Owner shall contribute its share of the cost of infrastructure works and/or undertake 
necessary improvement works associated with implementing the municipal servicing 
improvements for the ultimate build-out of the VMC based on the recommendations of the 
on-going Integrated Urban Water Master Plan EA and latest VMC FSSR Update to the 
satisfaction of the City. Financial commitments for the Plan may be secured via the 
subdivision agreement and will be based on the City’s latest available cost estimate for 
the required infrastructure improvements. 
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Development charge projects (2022) adjacent to the subject development lands include: 

 DC Project 32 – Maplecrete Road Widening– Hwy 7 to Peelar Road 

 DC Project - Watermain No. 13 – Maplecrete Road. - 400mm diameter watermain 
– Hwy 7 to Peelar Road  

 DC Project - Watermain No. 17 – Doughton Road - 400mm diameter watermain – 
Jane Street to Maplecrete Road. 

 
The following current Area Specific Development Charge (ASDC) will be applicable upon 
Plan registration/prior to issuance of building permit as determined by the Development 
Finance Department: 

 VMC SE – Doughton Sanitary Sewer Improvement Works 

 VMC Jane Street Sanitary Trunk Sewer Improvements 

 Map 1 – Edgeley Pond and Black Creek Channel Works – Black Creek Floodplain 
Reductions Immediately Affected Landowners 

 Map 3 - Edgeley Pond and Black Creek Channel Works – Undeveloped Lands in 
the Black Creek Drainage Shed 
 

Geotechnical and Hydrogeological Report 

The Geotechnical and Hydrogeological Investigation Reports submitted in support of the 
Applications recommends implementation of groundwater control measures during 
construction, and assessment of the long-term dewatering activities required on the 
subject lands. Prior to final approval of the Draft Plan, the Owner shall submit a detailed 
Geotechnical, Hydrogeological, and Dewatering report, to the satisfaction of the City. 
 

Sewage and Water Allocation 

A Holding Symbol (“H”) is required on a portion of the Zoning for File Z.22.018 respecting 
the additional requirement of 1,014 residential units (2,241 persons equivalent). 
Therefore, an (“H”) shall be placed Blocks 2 and 3 until such time Vaughan Council 
adopts a resolution allocating sewage and water supply capacity in accordance with the 
City’s approved Servicing Capacity Distribution Policy assigning capacity to the phases. 
The availability of regional servicing capacity for the Blocks 2 and 3 on the Subject Lands 
will be assessed at the future Site Plan stage for each Block. 
 
Parks Planning has no objection to the Development 
Parks Planning Staff have no objection to the proposal, subject to the conditions to this 
report. For high-density residential development, the Owner shall prior to the issuance of 
a Building Permit, convey land at the rate of 1 ha per 600 net residential units and/or pay 
to Vaughan by way of certified cheque, cash-in-lieu of the dedication of parkland at the 
rate of 1 ha per 1000 net residential units, or at a fixed unit rate, at Vaughan’s discretion, 
in accordance with the Planning Act and the City of Vaughan Parkland Dedication By-law. 
Block 4 on the Draft Plan will be conveyed to the City as parkland, and the balance of 
required parkland dedication will be provided as payment-in-lieu of parkland prior to 
issuance of a building permit. 
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The Policy Planning and Environmental Sustainability (‘PPES’) Department has no 
objection to the Development 
PPES has no objection to the approval of the Applications.  The Owner shall ensure the 
provisions of the Endangered Species Act, 2007, S.O. 2007 are not contravened. As 
such, it is the responsibility of the Owner to comply with the provisions of the Act. 
 
Community Benefits Charge (‘CBC’) is applicable and will be collected at Building 
Permit Stage 
The development meets the criteria for CBC being 5 or more storeys and 10 or more 
units. The City passed the CBC By-law on September 14, 2022, which is therefore the 
applicable mechanism used to collect community benefits. 
 
The School Boards are integral stakeholders as part of the VMCSP update and have 
provided preliminary comments respecting requirements for future school site 
designation requirements in the VMC 
The York Region and York Catholic District School Boards are important stakeholders in 
implementing the VMCSP and continue to be active participants as part of the ongoing 
VMCSP update. The VMCSP protects for 4 school sites to serve the planned population. As 
part of the VMCSP update, options are being considered to address impact of additional 
density on requirements for additional community facilities and schools to achieve a complete 
community. Preliminary concerns about inadequate student accommodation relative to 
proposed and previously anticipated densities initially envisioned for the area have been 
expressed. The City acknowledges these concerns and will continue to work with the School 

Boards. No comments were received from the Conseil Scolaire de District Catholique 
Centre Sud as of the date of this report. 

 
Other external agencies and various utilities have no objection to the Development 
The Subject Lands are located within 1000 m of the Canadian National Railway’s (‘CN’) 
rail yard. CN has expressed concerns of developing/densifying residential uses within 
1000 m of a rail yard. Prior to final Draft Plan approval, the Owner shall satisfy CN’s 
conditions identified in Attachment 12. 
 
Toronto Region and Conservation Authority, NavCanada, Bombardier Aerospace, Alectra 
Utilities Corporation, and Rogers have no objection to the approval of the Development. 
Enbridge and Bell Canada have no objections to the Development subject to the 
conditions included in Attachment 12. 
 

Broader Regional Impacts/Considerations 

York Region has reviewed the Applications and generally has no objection to Zoning By-
law Amendment File Z.22.018 or Draft Plan of Subdivision File 19T-13V006 (subject to 
conditions in Attachment 12). York Region remains the approval authority of the Official 
Plan Amendment File OP.22.009 and advises that Development in the VMC continues a 
development pattern that exceeds planned growth, which may impact the Region’s 
planned transportation, water and wastewater networks. York Region advises that the 
proposed OPA should await further direction from the City on an updated Secondary 
Plan, as it will provide guidance on the appropriate height, density, urban design, 
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transportation and water and wastewater requirements in a coordinated and 
comprehensive manner. The Owner is required to address York Region’s outstanding 
comments including submissions for updated engineering reports, drawings, and studies 
through their future Site Development Applications. 
 

Conclusion 

The VMC Program is satisfied the Applications are consistent with the PPS, conforms 
with the Growth Plan, YROP and VOP 2010, and is appropriate for the development of 
the Subject Lands. The Development is considered appropriate and compatible with 
existing and planned surrounding land uses. Accordingly, the VMC Program can 
recommend approval of the Applications, subject to the recommendations in this report 
and Conditions of Approval in Attachment 12. 
 
For more information, please contact Matthew Peverini, Senior Planner, Ext. 3636. 
 

Attachments 
1. Context and Location Map 
2. Polling Location Map 
3. Proposed Official Plan Amendment – Schedule F – Land Use Precincts 
4. Proposed Official Plan Amendment – Schedule C – Street Network 
5. Proposed Official Plan Amendment – Schedule D – Major Parks and Open Spaces 
6. Draft Plan of Subdivision 
7. Conceptual Site Plan and Proposed Zoning 
8a.   Building Elevations – East and North 
8b.   Building Elevations – West and South 
9. Perspective Rendering 
10. Zoning By-law 1-88 Table 1 
11. Zoning By-law 001-2021 Table 2 
12. Conditions of Draft Plan of Subdivision Approval File 19T-13V006 
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Attachment 10 – Zoning By-law 1-88 Table 1 

Table 1:  

 Zoning By-law 
1-88 Standard 

C9 Corporate Centre Zone 
Requirement 

Proposed Rezoning and 
Amendments to the C9 
Corporate Centre Zone 

a. Definition – 
Architectural 

Features 
N/A 

Features used to enhance the 
visual appearance of a building, 

which may include pilasters, 
brackets, columns, cornices, 

balustrades and similar building 
features attached to the main 

walls of a building. 

b. Definition – 
Building Height 

Vertical distance between the 
average elevation of the finished 
grade at the front of the building 
and in the case of a flat roof, the 
highest point of the roof surface - 

exclusive of accessory roof 
construction such as a chimney, 
mechanical room, tower, steeple, 
elevator, or television antenna. 

Shall be measured from 
Canadian Geodetic Datum 

measure of 205 m for Blocks 1 
and 3, and 204.9 m for Block 2 to 

the top of the roof exclusive of 
any accessory roof construction 
such as chimney, tower, steeple, 
elevator and stairwell shafts, and 

mechanical penthouse 

c. Definition – 
Geodetic 

Datum 
N/A 

Elevation position representing 
the reference point from which to 

measure building height. 

d. 

 

Definition – 
Gross Floor 

Area 
 

The aggregate of the floor areas 
of all storeys of a building, 

measured to the exterior of the 
outside walls, but not including 
the areas of any cellar, or car 
parking area above or below 

grade within the building or within 
a separate structure. 

The aggregate of the floor areas 
of all storeys measured from the 
outside of the exterior walls, but 
excluding any basement, attic, 

mechanical room, electrical 
room, elevator shaft, escalators 
refuse chute, vehicle and bicycle 

parking areas, loading areas 
located above or below grade. 

e. Landscaping or 
Landscaped 

Area 

Area comprising of horticultural 
elements. May include paths, 
walkways, patios, decorative 

stonework or other architectural 
elements designed to enhance 

the visual amenity of a property. 
Does not include open storage 

display areas, parking or loading 
areas, or areas covered by 

driveways 

May also include areas for short-
term bicycle parking 



 Zoning By-law 
1-88 Standard 

C9 Corporate Centre Zone 
Requirement 

Proposed Rezoning and 
Amendments to the C9 
Corporate Centre Zone 

f.  Permitted Uses Uses listed in Section 5.10 of 
Zoning By-law 1-88 

Additional permitted uses 
include: 
• Independent Living Facility 
• Supportive Living Facility 
• Long Term Care Facility 

g. Parking Space 
Dimensions   2.7m x 6.0m 2.7 m x 5.7 m 

h. Minimum Lot 
Area 5000 m2 

• Block 1: 6,800 m2 
• Block 2: 2,800 m2 
• Block 3: 4,500 m2 

i. Minimum Lot 
Frontage 50.0 m 

• Block 1: 50.0 m 
• Block 2: 34.0 m 
• Block 3: 36.0 m 

j. Front Yard 
Setback 

To Residential Uses: 3.0 m 
• Block 1: 1.2 m 
• Block 2: 2.1 m 
• Block 3: 1.4 m 

From planned width of Hwy 7: 
3m, provided a canopy may 
project 2.4 m into the yard 

k. Minimum Rear 
Yard Setback 

Non-Residential Uses: 3.0m • Block 1: 1.1 m 
• Block 2: 11.5 m 
• Block 3: 2.5 m Residential Uses: 6.0 m 

l. 
Minimum 

Exterior Side 
Yard Setback 

To Residential Uses: 3.0m 
• Block 1: 2.0 m 
• Block 2: 3.5 m 
• Block 3: 1.2 m 

m. 
Minimum 

Interior Side 
Yard Setback 

0.0 m • 1.0 m for Blocks 2 and 3 

n. Encroachments 
Sills, Eaves & Gutters, Chimney 
Pilasters, Cornices Belt Courses, 

Canopies: 0.5m 

Balconies, eaves, cornices, 
columns, landscape features, 
stairs and stair enclosures, 

balustrades, awnings, canopies, 
architectural features and 

window washing equipment may 
encroach a maximum of 1.75 m 

into any required yard 

o. Density Residential uses: 67 m2 per unit 

Combined total GFA of all uses 
on Blocks 1, 2 and 3 shall not 
exceed 166,000 m2.  
• Minimum commercial GFA 

shall be 4,800 m2 
• Minimum retail GFA shall be 

1,700 m2 



 Zoning By-law 
1-88 Standard 

C9 Corporate Centre Zone 
Requirement 

Proposed Rezoning and 
Amendments to the C9 
Corporate Centre Zone 

p. 
Building 

Setbacks 
Below Grade 

Front and Exterior: 1.8m 0 m 

q. Build-to Zone 
Requirements 

Major Streets to uses: 
• Non-Residential: 0 to 3m 
• Residential: 3 to 6m 
• 80% of length of the 

streetline abutting Hwy 7 
Other Streets to uses: 
• Non-Residential: 0 to 3m  
• Residential: 3 to 6m  
• 50% of the length of the 

street line. 

Shall Not Apply 

r. 
Minimum 

Parking 
Requirements 

Apartment Dwelling: 
• 1-bedroom: 0.7 / unit 
• 2-bedroom: 0.9 / unit 
• 3-bedroom: 1.0 / unit 
• Visitor: 0.15 / unit 
 
Commercial Uses 
• 2.5 per 100 m2 GFA 
 
Retail 
• 2.5 per 100 m2 GFA 

• Apartment Dwelling Units: 0.4 
spaces per unit 

• Residential Visitor: 0.15 per 
unit 

• Commercial Uses: 0.5 spaces 
per 100 m2 GFA 

• Retail Uses: 0.7 spaces per 
100 m2 GFA 

• Visitor parking spaces may be 
shared with non-residential 
spaces in a mixed-use 
building 

s. 
Minimum 

Bicycle Parking 
Requirements 

• Residential Long Term: 0.5 
spaces per unit 

• Residential Short Term: 0.1 
per unit or 6 spaces. 
Whichever is greater 

• Commercial: 0.15 per 100 m2 
GFA or 6 spaces. Whichever 
is greater 

• Residential Long Term: 0.8 
spaces per dwelling unit 

• Residential Short Term: 0.2 
spaces per dwelling unit 

• Commercial Long-Term: 0.2 
spaces per 100 m2 GFA 

• Retail Long-Term: 0.1 spaces 
per 100 m2 GFA  

• Commercial/Retail Short 
Term: 0.2 spaces per 100 m2 
GFA 

t. 
Minimum 

Landscaping 
Requirements 

6.0m wide strip required along a 
street line adjacent to Jane St. or 

a Collector Road having a 
planned width of 26 m or greater 

Only a 2.0m landscape strip shall 
be provided abutting Highway 7. 

u. Maximum 
Dwelling Units N/A 2,176 across Blocks 1, 2 and 3 



 Zoning By-law 
1-88 Standard 

C9 Corporate Centre Zone 
Requirement 

Proposed Rezoning and 
Amendments to the C9 
Corporate Centre Zone 

v. Maximum 
Building Height 

For residential – N/A 
Non-res – N/A  

(a “Landmark Location”) 

• Tower A: 138m (43 storeys) 
• Tower B: 153m (48 storeys) 
• Tower C: 116m (34 storeys) 
• Tower D: 91m (27 storeys) 
• Tower E: 106m (32 storeys) 
Architectural features and 
rooftop mechanical penthouse 
shall be permitted to project a 
maximum of 8.0 m above the 
maximum permitted height. 

w. Minimum 
Amenity Area N/A 

4.0 m2 per dwelling unit. May be a 
combination of indoor and/or 

outdoor 

x. Loading 
Spaces 

2 per block at dimensions of: 
3.5m(w) x 9.0m(l) x 4.2m(h) 

• Block 1: One (1) Type ‘B’ and 
one (1) Type ‘D/B’ 

• Block 2: One (1) Type ‘B’ and 
one (1) Type ‘D/B’ 

• Block 3: One (1) Type ‘C’ and 
one (1) Type ‘D/B’ 

• Minimum Loading Space 
Dimensions are as follows 
(Width x Length x Vertical 
Clearance): 

• Type B: 3.5 m x 11.0 m x 
4.0 m 

• Type C: 3.5 m x 6.0 m x 
3.0 m 

• Type D: 4.0 m x 13.0 m x 
6.1 m 

y. One-Lot 
Provision N/A 

Blocks 1 and 3, individually, are 
deemed one lot, regardless of the 
number of buildings constructed 
thereon, the creation of separate 
units and/or lots by way of plan of 

condominium, or other 
permissions, and any easements 
or registrations that are granted. 

 

Minor modifications may be made to the zoning exceptions identified in Table 1 prior to 
the enactment of an implementing Zoning By-law, as required, should the Applications 
be approved. 



Attachment 11 – Zoning By-law 001-2021 Table 2 

Table 2:  

 
Zoning By-law 

001-2021 
Standard 

V1 Vaughan Metropolitan 
Centre Station Zone 

Requirement 

Proposed Amendments to the 
V1 Vaughan Metropolitan 

Centre Station Zone 
Requirement 

a. Definition –
Height 

The vertical distance 
measured from established 

grade to: In the case of a flat 
roof, including any roof where 
more than half of the roof area 
has a slope of 15 degrees or 
less above the horizontal, the 

highest point of the roof 
surface or parapet, whichever 

is greater 

Shall be measured from a 
Canadian Geodetic Datum 

elevation measure of 204.9m for 
Block 1, 204.6m for Block 2, and 
205.0m for Block 3 to the highest 

point of the building and shall 
exclude mechanical penthouses, 
parapets, mechanical equipment 

and architectural features.  

b. Definition – 
Geodetic Datum N/A 

The base elevation position that 
represents the reference point 

from which building height shall 
be measured. 

c. 
Definition – 

Architectural 
Features 

N/A 

Means features used to enhance 
the visual appearance of a 
building, which may include 
pilasters, brackets, cornices, 

columns, balustrades, and similar 
building features that are attached 

to the main walls of a building. 

d. Permitted Uses 
Apartment dwellings shall not 
be permitted within the ground 

floor frontage 

Permit Apartment Dwelling Units 
on the ground floor of Block 3 

e. Minimum Lot 
Frontage 50 m 

• Block 1: 50.0 m 
• Block 2: 34.0 m 
• Block 3: 36.0 m 

f. Minimum Lot 
Area 4,000 m2 

• Block 1: 6,800 m2 
• Block 2: 2,800 m2 
• Block 3: 4,400 m2 

g. Minimum Front 
Yard 3.0 m 

• Block 1: 1.2 m 
• Block 2: 2.1 m 
• Block 3: 1.4 m 

h. Minimum Rear 
Yard 1.0 m  

• Block 1: 1.1 m 
• Block 2: 11.5 m 
• Block 3: 2.5 m 



Zoning By-law 
001-2021
Standard

V1 Vaughan Metropolitan 
Centre Station Zone 

Requirement 

Proposed Amendments to the 
V1 Vaughan Metropolitan 

Centre Station Zone 
Requirement 

i. 
Minimum 

Exterior Side 
Yard 

• 3.0 m. 3.5m where exterior
side yard abuts walkway,
greenway, or SWM facility

• Block 1: 2.0 m to Highway 7
• Block 2: 3.5 m
• Block 3: 1.2 m

j. Building Height • 35-storeys

• Tower A: 138m (43 storeys)
• Tower B: 153m (48 storeys)
• Tower C: 116m (34 storeys)
• Tower D: 91m (27 storeys)
• Tower E: 106m (32 storeys)

k. Build-To-Zone 

• 3.0 to 5.0 m
• Urban squares, driveways,

and walkways shall be
permitted within the build-to
zone, provided the
cumulative total does not
exceed 25% of the total
build-to zone requirement.

• A minimum of 75% of the
street frontage. On any
other portion of the lot, only
minimum setback indicated
shall apply. Notwithstanding
this, on a corner lot a
minimum of 80% shall
apply.

Shall not apply 

l. Floor Space 
Index 5.5 times the area of the lot. 

• 9.0 times the area of the lot
• When calculating density, the

Lot Area shall be 18,470 m2.
• The maximum combined total

GFA of all uses across Blocks
1, 2 and 3 shall not exceed
166,000 m2

• Minimum total GFA devoted to
commercial: 4,800 m2

• Minimum total GFA devoted to
retail: 1,700 m2

m. 
Podium Height 

and Tower 
Requirements 

Tower Step-back: Minimum 3m 

• Tower A: 1.5 m, 0m at pinchpoint
• Tower B: 2 m
• Tower C: 0 m, 0m at pinchpoint
• Tower D: 2 m, 0m at pinchpoint
• Tower E: 1 m, 0m at pinchpoint



Zoning By-law 
001-2021
Standard

V1 Vaughan Metropolitan 
Centre Station Zone 

Requirement 

Proposed Amendments to the 
V1 Vaughan Metropolitan 

Centre Station Zone 
Requirement 

Maximum Residential Tower 
Floorplate: 750 m2 850 m2 

Minimum Residential Tower 
Setback from any Rear and 
Interior Side Lot Line: 12.5m 

• Block 1: 4.0 m
• Block 2: 11.5 m
• Block 3: 4.5 m

n. 
Minimum 

Landscaping 
Requirements 

Interior side lot line or rear lot 
line abutting the V3 Zone: 
3.0m  

None required abutting a V3 Zone 

Interior side lot line or rear lot 
line abutting a Residential or 
Open Space Zone: 3.0 m 

None required abutting an OS 
Zone 

Abutting streetline: 3.0m Only a 2.0 m wide strip along 
Highway 7 frontage is required 

o. Encroachments 

• Canopy: 0.6m into a
required yard

• Balcony: 1.5m into a
required yard

• Ornamental Building
Feature: 0.6m into a
required yard

Balconies, eaves, cornices, 
columns, landscape features, 
stairs and stair enclosures, 
balustrades, awnings, canopies, 
architectural features, and window 
washing equipment shall be 1.75 
m into any required yard 

p. Amenity Area 
Requirements 

8.0 m2 for the first 8 units, and 
5.0 m2 for each additional 
dwelling unit. 90% shall be 
provided as common space 

4.0 m2 per dwelling unit which 
may be a combination of indoor 
and/or outdoor amenity space 

q. Outdoor 
Amenity Area 

For an apartment dwelling, 
apartment dwelling units or 
podium townhouse dwelling 
units, the minimum outdoor 

amenity area requirement shall 
be the provision of at least one 

contiguous outdoor area of 
55.0 m2 located at grade. 

Block 2: shall not apply 

A maximum of 20% of the 
required minimum outdoor 

amenity area may consist of 
amenity area located on a 

rooftop or terrace. 

Shall not apply 

r. 
Below Grade 

Parking 
Structure 

Minimum 1.8 metres setback 
from a streetline 0.0 m 



Zoning By-law 
001-2021
Standard

V1 Vaughan Metropolitan 
Centre Station Zone 

Requirement 

Proposed Amendments to the 
V1 Vaughan Metropolitan 

Centre Station Zone 
Requirement 

s. 

Accessory 
Building/Structure 

Incidental to a 
Below Grade 

Parking Structure 

Shall not be located in a 
minimum required front or 

exterior yard and shall have a 
minimum 3.0m setback from a 

lot line 

Permit location within an exterior 
yard, with a setback of 0.9m 

t. Parking Rates 

• Apartment Dwelling: 0.4
spaces per unit

• Residential Visitor: 0.15
spaces per unit

• Commercial Uses: vary
• Retail Uses: 0.7 spaces per

100 m2 GFA (up to 5000
m2)

• Apartment Dwelling: 0.4
spaces per unit

• Residential Visitor: 0.15
spaces per unit

• Commercial: 0.5 spaces per
100 m2 GFA 

• Retail: 0.7 spaces per 100 m2

GFA
• Residential visitor parking

spaces may be shared with
non-residential parking spaces
within a mixed-use building

u. 

General 
Provisions for 

Long-Term 
Bicycle Parking 

Spaces 

Long-term bicycle parking 
space shall have direct access 
from the exterior of a building, 
and access shall be located on 

the ground floor. 

A required long-term bicycle 
parking space located within a 
building shall not require direct 

access to the exterior of a building 

v. 
General 

Provisions for 
Short Term 

Parking Spaces 

Where a short-term space is in 
located in a yard: 

a) minimum setback of 0.6 m
from nearest lot line

b) minimum setback of 3.0m
from parking area

• permitted within any minimum
required yard and minimum
required landscape strip with a
minimum setback of 0.0 m to
any lot line or any parking area

w. Change and 
Shower Facility 1 shower within Block 2 N/A 

x. Maximum 
Dwelling Units N/A 2,176 dwelling units combined 

across Blocks 1, 2 and 3. 

y. Loading Spaces 

• Block 1: One (1) Type ‘B’
and One (1) Type ‘D/B’

• Block 2: Two (2) Type ‘B’
and One (1) Type ‘D’

• Block 3: One (1) Type ‘C’
and One (1) Type ‘D’

• Block 1: One (1) Type ‘B’ and
One (1) Type ‘D/B’

• Block 2: One (1) Type ‘B’ and
One (1) Type ‘D/B’

• Block 3: One (1) Type ‘C’ and
One (1) Type ‘D/B’



Zoning By-law 
001-2021
Standard

V1 Vaughan Metropolitan 
Centre Station Zone 

Requirement 

Proposed Amendments to the 
V1 Vaughan Metropolitan 

Centre Station Zone 
Requirement 

z. One-Lot 
Provision N/A 

Blocks 1 and 3 individually, are 
deemed one lot, regardless of the 
number of buildings constructed 
thereon, the creation of separate 
units and/or lots by way of plan of 

condominium, or other 
permissions, and any easements 
or registrations that are granted. 

Minor modifications may be made to the zoning exceptions identified in Table 2 prior to 
the enactment of an implementing Zoning By-law, as required, should the Applications 
be approved. 
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ATTACHMENT NO. 12 
 

CONDITIONS OF DRAFT PLAN OF SUBDIVISION APPROVAL 
 

CONDITIONS OF DRAFT APPROVAL 
DRAFT PLAN OF SUBDIVISION FILE 19T-13V006 (‘THE PLAN’) 

1834371 ONTARIO INC. (‘THE OWNER’) 
PART OF LOTS 1 AND 2, REGISTERED PLAN 7997,  

2951-2957 HIGHWAY 7 AND 180 MAPLECRETE ROAD, CITY OF VAUGHAN 
 
THE CONDITIONS OF THE COUNCIL OF THE CITY OF VAUGHAN THAT SHALL 
BE SATISFIED PRIOR TO THE RELEASE FOR REGISTRATION OF PLAN OF 
SUBDIVISION FILE 19T-13V006 (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 
12a).  

2. The Conditions of Approval of York Region as set out on Attachment No. 12b) 
and dated April 27, 2022.  

3. The Conditions of Approval of Alectra Utilities Corporation as set out on 
Attachment No. 12c) and dated April 14, 2023. 

4. The Conditions of Approval of Bell Canada as set out on Attachment No. 12d) 
and dated April 20, 2023.  

5. The Conditions of Approval of Enbridge Gas Inc. as set out on Attachment No. 
12e) and dated December 6, 2023. 

6. The Conditions of Approval of Canada Post as set out on Attachment No. 12f) 
and dated July 7, 2022 

7. The Conditions of CN Railway as set out in Attachment No. 12g) and dated 
November 2, 2023. 

Clearances 

1. The City shall advise that the Conditions on Attachment No. 12a) 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 No. 12b) have been 
satisfied and the clearance letter shall include a brief statement detailing how 
each condition has been met. 

3. Alectra Utilities shall advise that the Conditions on Attachment No. 12c) have 
been satisfied and the clearance letter shall include a brief statement detailing 
how each condition has been met. 
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4. Bell Canada shall advise that the Conditions on Attachment No. 12d) have been 
satisfied and the clearance letter shall include a brief statement detailing how 
each condition has been met. 

5. Enbridge Gas Inc. shall advise that the Conditions on Attachment No. 12e) have 
bene satisfied and the clearance letter shall include a brief statement detailing 
how each condition has been met. 

6. Canada Post shall advise that the Conditions on Attachment No. 12f) have been 
satisfied and the clearance letter shall include a brief statement detailing how 
each condition has been met.  

7. CN Railway shall advise that the Conditions on Attachment No. 12g) have been 
satisfied and the clearance letter shall include a brief statement detailing how 
each condition has been met.  
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ATTACHMENT NO. 12a) 
 

CONDITIONS OF DRAFT APPROVAL 
DRAFT PLAN OF SUBDIVISION FILE 19T-13V006 (‘THE PLAN’) 

1834371 ONTARIO INC. (‘THE OWNER’) 
PART OF LOTS 1 AND 2, REGISTERED PLAN 7997,  

2951-2957 HWY 7 AND 180 MAPLECRETE RD., 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:  
 

CITY OF VAUGHAN CONDITIONS 
 
1. The final Plan shall relate to the Draft Plan of Subdivision, prepared by Bousfields 

Inc., dated October 17, 2023 (the ‘Plan’), and relating to City File No. 19T-13V006. 
Minor redline revisions to the Draft Plan and/or conditions may be required to ensure 
property alignment with existing or proposed lots, blocks, streets, and/or facilities on 
lands adjacent to the Draft Plan. 

 
2. If approval of the Plan is not given within 3 years after the date upon which draft 

approval of Draft Plan of Subdivision File No. 19T-13V006 was given, then the draft 
plan approval shall lapse unless the Owner applies to the City for an extension and 
approval is granted for said extension prior to the lapsing date. 
 

3. Prior to the release for registration of the M-Plan, the Owner shall submit, to the 
satisfaction of the Planning Division, the final draft M-Plan in the following form:  

 
a) an electronic and hardcopy version of the signed white paper print approved by 

the Land Registry Office for registration;  
b) one (1) original mylar;  
c) one (1) mylar duplicate; and  
d) one (1) white paper print, which contains an A.O.L.S form 

 
4. Prior to release for registration of the Plan, 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, R.S.O. 1990, c.P.14, as amended.  
 

5. 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. 
 

6. The Plan shall be updated to include the approved street names to the satisfaction 
of the City and Regional Municipality of York. 
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7. The Owner shall provide the final georeferenced AutoCAD drawings of the Plan, the 
associated Excel translation files and individually layered pdfs for all drawings to the 
satisfaction of the GIS section of the Development Planning Department and the 
Policy Planning and Special Programs Department. If the files meet requirements, an 
email from gisplanning@vaughan.ca confirming the final submission has been 
approved will be provided. 
 

8. The Owner shall pay any and all outstanding application fees, street numbering, and 
street naming fees, and landscape review and inspection fees in accordance with the 
in-effect Fees and Charges By-law, as required.  
 

9. 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) Canadian National Railway (“CN”)  
f) Municipal Property Assessment Corporation (“MPAC”)  
g) Alectra Utilities Corporation  
h) Enbridge Gas  
i) the appropriate telecommunication providers  
j) NavCanada  
k) Bombardier Aerospace  
l) York Region  

 
10. The Owner shall enter into a subdivision agreement with the City of Vaughan to 

satisfy all conditions, financial or otherwise of the City, with regard to such matters as 
the City may consider necessary, including development charges, the provisions of 
roads and municipal services, landscaping, and fencing. The said agreement shall 
be registered against the lands to which it applies.  
 

11. A clause shall be added to the subdivision agreement stating that “Should previously 
undocumented archaeological resources be found on the property during 
construction activities, the Owner must immediately cease all construction activities 
and notify the Ministry of Citizenship and Multiculturalism (or its successor), and the 
Development Planning Department, Urban Design and Cultural Heritage Division at 
the City of Vaughan”.  
 

12. A clause shall be added to the subdivision agreement stating that “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 at the 
Bereavement Authority of Ontario (BAO) and the City of Vaughan Development 
Planning Department, Urban Design and Cultural Heritage Division”. 
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Real Estate Conditions 
 
13. For high-density residential development, the Owner shall, prior to the issuance of a 

Building Permit, convey land at the rate of 1 ha per 600 net residential units and/or 
pay to Vaughan by way of certified cheque, cash-in-lieu of the dedication of parkland 
at the rate of 1 ha per 1000 net residential units, or at a fixed unit rate, at Vaughan’s 
discretion, in accordance with the Planning Act and the City of Vaughan Parkland 
Dedication By-law. Notwithstanding the above, such parkland contribution—whether 
in the form of parkland conveyance or cash-in-lieu as determined by the City—shall 
be subject to a cap of (i) 10% of the Lands or value of the Lands if the Lands are 5 
ha or less; or (ii) 15% of the Lands or value of the Lands if the Lands are greater than 
5 ha. 

 
14. Prior to the issuance of a Building Permit, the Owner shall pay to the City of Vaughan 

by way of certified cheque a community benefits charge equivalent to 4% of the value 
of the subject lands in accordance with Section 37 of the Planning Act and the City’s 
Community Benefits Charge By-law. The Owner shall submit an appraisal of the 
subject lands, pursuant to City’s Community Benefits Charge By-law, prepared by an 
accredited appraiser for approval by the Vaughan Real Estate Department, and the 
approved appraisal shall form the basis of the calculation of the community benefits 
charge payment.” 

 
Parks Conditions:  

 
15. A clause shall be added to the Subdivision Agreement stating that the Owner shall 

convey Park Block 4 (Park Block) on the Draft Plan of Subdivision to the City for 
parkland purposes, at no charge and free of all encumbrances, to the satisfaction of 
the City.  

 
16. The Owner shall provide payment-in-lieu of parkland dedication in accordance with 

the requirements of the in-effect policies and amendments. Parkland dedication not 
satisfied through parkland conveyance shall be conveyed through payment-in-lieu at 
the time of building permit.  

 
17. Prior to the execution of the subdivision agreement, the Owner shall provide the 

following, to the satisfaction of the City:  
a) Boundaries of proposed parkland dedication and the total size of individual 

blocks.  
b) Ground plan treatment of the private development at the interface with the Park 

Block to ensure an integrated design approach is adopted towards built form, 
pedestrian connections, and ground floor programming to the City’s 
satisfaction;  

c) Existing conditions plan illustrating topographic information in order to assess 
slopes and drainage;  
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d) Below grade plan and section illustrating potential tiebacks from the 
development into the Park Block;  

e) A construction cost estimate for Base Park Works 
. 

18. A clause shall be added to the Subdivision Agreement stating that the Owner shall 
agree to develop the base requirements for the Park Block in accordance with items 
listed under Base Park Conditions and Requirements (Base Park Works). The timing 
of these works shall be completed by no later than, the earlier of,  
 

a) a) Seventy-two months from Council approval of the Draft Plan of Subdivision  
b) Sixty months from the issuance of the first building permit for any phase of 

development, or  
c) Twenty-four months from the issuance of first occupancy certificate for the first 

phase of development.  
 

Base Park Conditions and Requirements 
 
The Owner shall, at their sole cost and expense, complete the following to the 
satisfaction of the City: 
 
1. Archaeological Assessment, Stage I and II. Park Block lands are to be clear 

of all historically significant heritage features. 
 
2. A geotechnical investigation and Phase 2 Environmental Site Assessment 

shall be conducted by a qualified Professional Engineer in accordance with 
O.Reg. 153/04 (as amended) assessing all Park Block(s) in the Plan for 
conformity with the applicable MOECC Site Condition Standards for parkland 
use to the satisfaction of the City. A minimum of 4 boreholes (1 per park edge) 
are required. Boreholes are to be taken at regular intervals along the full length 
of the proposed public park block(s). 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 by 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 MOECC Site Condition 
Standards referenced above and compacted to the standard referenced 
below. 

 
a. Should remediation of any portion of the Park Block be required to meet 

the applicable Standards set out in the Ministry of the Environment (MOE) 
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 
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registration of the Record(s) of Site Condition (RSCs) filed on the 
Environmental Site Registry including the acknowledgement letter from 
the MOE, covering the remedial Park Block within the Plan. 

b. Submit a certificate letter prepared by the Owner’s Qualified Person 
stating that the Owner covenants and agrees that the Park Block 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 Standard 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). 

c. The Owner shall reimburse the City for the cost of the peer review of the 
ESA reports and RAP, as may be applicable. 

 
3. A complete inventory and analysis report of existing vegetation completed by 

a Certified Arborist for all existing trees within the Park Block. 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 Block. 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. 
Any tree identified to be maintained, in accordance with the tree preservation 
plan, shall be retained on the Park Block. 

 
4. Adequately sized servicing connections are required along the main Park 

Block frontage and shall include a water chamber manhole, complete with a 
curb stop, sanitary manhole, backflow preventer, and a storm water manhole. 
All structures are to be located a minimum of 5 meters from adjacent property 
lines. 

 
5. A Base Conditions grading plan illustrating proposed storm water run-off, 

surface drainage patterns and sub-surface storm water servicing 
requirements, to the satisfaction of the City. Proposed Park Block(s) grading 
must not negatively impact adjacent properties with overland flow routes. The 
Park Block(s) cannot be encumbered by overland flow routes from adjacent 
properties. Until the City’s Black Creek Renewal works in its entirety or portion 
proceeds to remove Block 4 from the floodplain, the Base Condition grading 
must prevent the floodplain from encroaching further into the subject site. 

 
6. A storm water management brief for all required storm water services is 

required to ensure that proposed grading works have been designed to 
accommodate storm water flows in accordance with the Engineering 
Department Design Manual at Base Park conditions to the satisfaction of the 
City. 

 
7. The approved electrical distribution plan will include a 120/240 volt, single 

phase, three wire power supply to the Park Block. The power supply drop will 
consist of a 3 conductor #3/0 aluminum underground cable drop located one 
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metre from the street line and one metre from the property line inside the Park 
Block. The cable feed will originate from the closest (within 75 metre cable 
length) single phase pad mounted transformer and will be left coiled and 
attached to a 2”x4” wood stake, visible above grade. 

 
8. Park Block grading shall be completed using clean engineered fill compacted 

to 95% Standard Proctor Dry Density (SPDD) inclusive of any civil work 
required such as retaining structures, rip rap, swales, and the like to meet 
grading levels as determined by the City approved grading plan. The Park 
Block shall generally be graded to meet and match surrounding levels and 
allow for a minimum 2% and no greater than 5% gradient over 75% of the total 
block area. 

 
9. No fill shall be placed on existing topsoil and the stockpiling of topsoil is 

prohibited on the Park Block. Topsoil for fine grading shall be fertile and friable, 
natural loam soil with two percent (2%) minimum organic matter for sandy 
loams and four percent (4%) minimum organic matter for clay loams. Acidity 
of topsoil shall range from 6.0pH to 7.5pH and shall be capable of sustaining 
vigorous plant growth. The Owner shall complete all necessary chemical 
analysis and topsoil fertility tests by a qualified testing laboratory to the 
satisfaction of the City, and results of testing provided to the City for review 
and approval. Topsoil shall be placed to a minimum depth of 300mm over the 
entire Park Block. Prior to placement of topsoil, the owner shall add all 
amendments as required to amend the existing soils to meet the 
recommendations of the fertility testing and demonstrate that these standards 
have been met. 

 
10. All temporary sediment control management measures are to be removed 

prior to rough grading. 
 
11. The Park Block shall be sodded, to the satisfaction of the City. 
 
12. The perimeter of the Park Block shall be fenced off with fencing approved by 

the City, including guardrails as required, and “No Dumping”, “No 
Trespassing”, and “Encroachment by-law”, signs shall be placed along the 
perimeter of the Park Block. 

 
13. The Owner will be required to grant easement(s) to the City over privately-

owned vehicular and pedestrian areas connecting to and surrounding the 
proposed Park Block for the purposes of public access and/or maintenance. 
Exact limits and type of required easements are to be determined at a future 
stage in the development process. 

 
14. The Owner shall complete the necessary park servicing and grading works 

which are the Owner’s obligation to construct within the Park Block in 
accordance with the approved Construction Drawings, Base Park Conditions 
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and Requirements, City Standards and construction cost estimate, to the 
satisfaction of the City. Upon completion of the Base Park Works, the City shall 
receive a certification from their consultant(s), certifying the satisfactory 
completion of the Base Park Works for Park Block 4 in accordance with the 
specifications and approved construction grading drawings. 

 
15. Upon completion of the Base Park Works, the Owner shall provide the as-built 

georeferenced AutoCAD drawings and digital PDF drawings to the satisfaction 
of the GIS section of the Development Planning Department, and the VMC 
Program, Policy Planning and Special Programs Department. The submission 
shall include, but not be limited to, property boundaries, locations of all hidden 
services, as-built grading information and all deviations from the approved 
construction drawings as pertaining to the Park Block and Base Park Works. 

 
16. The Owner shall be responsible to maintain the Park Block until such time as 

certification from the consultant(s) is received, certifying the satisfactory 
completion of the Base Park Works and submission of as-built drawings. 
Maintenance shall entail maintaining sufficient grades to prevent standing 
water, cutting the grass/vegetation a minimum of twice in summer, manually 
irrigating sod planting based on a watering schedule prepared by the 
landscape architect, erosion repairs, cleaning of catch basins, repair of 
perimeter fencing and removal of any debris that is dumped on the site, to the 
satisfaction of the City. 

 
19. A clause shall be added to the Subdivision Agreement stating that the Owner shall 

provide the City with a Letter of Credit (LC) totaling the complete cost to construct the 
Park Block to base conditions as per Base Park Conditions and Requirements, based 
on the approved plans and cost estimate. The LC shall be held for the estimated 
construction costs for the proposed site woks, which shall include but are not limited 
to all required grading, landscape restoration, additional fill to meet approved grades, 
risk of contamination, removal of existing infrastructure/structures, temporary 
drainage structures, servicing, signage, fencing, and guardrails.  

 
20. A clause shall be added to the Subdivision Agreement stating that the Owner, at their 

sole expense, will be responsible for the total cost of construction and installation of 
the Base Park Works in accordance with items listed under Base Park Conditions 
and Requirements, including but not limited to any works of a temporary nature.  

 
21. The Park Block shall be free and clear, above and below grade, of all physical 

obstructions, encumbrances, and encroachments, and shall not be encumbered by 
any easements for utility services, transformer boxes, temporary or permanent 
building structural elements, building overhangs, Canada Post mail boxes and/or 
access, buffers, railway and pipeline safety buffers and zones, Natural Heritage 
Network core features and associated buffers, with the exception of the Black Creek 
floodplain and associated buffers and cross easements for servicing, utilities, 
maintenance and access, to the satisfaction of the City. 
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22. A clause shall be added to the Subdivision Agreement stating that no construction 
staging or stockpiling be performed on the Park Block following parkland conveyance 
to the City. The park shall remain unoccupied until such time that Base Park Works 
are developed to the satisfaction of the City. 

 
23. A clause shall be added to the Subdivision Agreement stating that the Owner shall 

enter into an agreement with the City enabling the development of the Base Park 
Works to the satisfaction of the City following conveyance of the Park Block 

 
24. A clause shall be added to the Subdivision Agreement stating that the Owner shall 

include the following warning clauses in all Agreements of Purchase and Sale or 
Lease for the proposed development and specifically those blocks/units 
adjacent/abutting the Park Block, with evidence of same being provided to the City, 
if requested, prior to the execution of the Subdivision Agreement:  

 
a) “Purchasers and/or tenants are advised that Park Block 4 will be used for 

parkland purposes which may include recreational amenities, associated trail 
system and lighting for night uses.”  

b) “Purchasers and/or tenants are advised that the municipal park 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.”  

c) “Purchasers and/or tenants are advised that the City will not be responsible for 
pedestrian traffic, night lighting, noise or any inconvenience or nuisance which 
may present itself as a result of the municipal park, associated trail system, and 
recreational amenities.”  

 
Urban Design 
 
25. 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 enhanced boulevard works installed along Highway 7, to the satisfaction of the 
City and York Region. The Owner shall design and construct:  
  

a) The streetscape along the south side of Highway 7 to the limit of the completed 
works by VivaNext from Maplecrete Road to the westerly limits of the Subject 
Lands at an enhanced level of service to the satisfaction of the City (the ‘South 
Highway 7 Works’) 

b) The streetscape along the west side of Maplecrete Road from Highway 7 to the 
southern limits of the Subject Lands at a standard urban level of service to the 
satisfaction of the City (the ‘West Maplecrete Works’).   

c) The streetscape along Street ‘A at a standard urban level of service to the 
satisfaction of the City (the ‘Street A Works’).   
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d) The streetscape along Street B at a standard urban level of service to the 
satisfaction of the City (the ‘Street B Works’).   

e) The South Highway 7 Works, West Maplecrete Works, Street A Works and 
Street B Works are collectively referred to herein as the ‘Streetscape Works’.  
  

26. The Owner shall design, replace existing and provide new street lighting and 
pedestrian scale lighting to the satisfaction of the City. The streetlight system shall 
use an 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 
Plan.    

 
27. Prior to final approval of the Plan, the Owner shall prepare detailed streetscape and 

construction drawings as part of the subdivision construction drawing package based 
on the Streetscape Guidelines, to the satisfaction of the City. Streetscape cost 
estimates shall be submitted to the satisfaction of the City. The Owner shall provide 
securities for the streetscape implementation, to the satisfaction of the City.   

 
28. The Owner shall make the necessary arrangements for the relocation of any existing 

above ground and underground utilities to facilitate the Plan, and to the satisfaction 
of the City. Prior to final approval of the Plan, the Owner shall provide a consolidated 
public utilities plan and representative sections showing resolved conflict between 
streetscape works and existing and proposed utilities.   

 
29. 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 m3 of growing medium in a shared tree pit or 30 m3 of growing medium in a stand-
alone tree pit to encourage the growth of large caliper shade trees, to the satisfaction 
of the City.   

 
30. A clause shall be added to the Subdivision Agreement stating that the Owner shall 

provide a detailed Tree Preservation Study and Arborist Report 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 based 
on the Arborist Report recommendations. The Owner shall not remove trees without 
written approval by the City.  

 
31. A clause shall be added to the Subdivision Agreement stating the Owner is required 

to enter into a Tree Protection Agreement which includes a security for trees to be 
preserved and protected in accordance with the approved Tree Preservation Study. 
The value of the security associated with the City’s Tree Protection Agreement is 
determined through the following:  

• Tree compensation formula provided in the Arborist Report based on the City 
Tree Replacement Requirement.  

• The costs associated with tree protection measures (i.e. tree protection fencing, 
silt barriers etc.)  

• The costs associated with actual tree removals.  
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32. A clause shall be added to the Subdivision Agreement stating that the Owner shall 

agree that all developments shall proceed in accordance with the City of Vaughan 
Sustainability Metrics program.   

 
33. 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.    

 
34. A clause shall be added to the Subdivision Agreement stating that all lots and/or 

blocks on the Plan to be left vacant for longer than six (6) months, shall be graded, 
seeded and/or sodded and maintained by the Owner to the satisfaction of the City.  

 
35. When the construction of the Streetscape Works has been substantially completed 

to the satisfaction of the City, and prior to any landscape inspection by the Vaughan 
Development Planning Department (VMC Program), as a condition to any release of 
Performance and Maintenance Letter of Credit, the Owner shall provide the City with 
the following information:    

 
a) 1 original certification letter stamped, signed, and certified by an OALA 

landscape architect certifying that all landscape work has been completed in 
accordance with the ‘approved’ landscape drawings;  

b) 1 set of 'as-built' landscape architectural drawings stamped, signed, and 
certified by an OALA landscape architect (digital format);  

c) 1 set of 'approved' landscape architectural drawings (digital format);  
d) All drawing sets must be 100% complete and shall include the cover sheet and 

all construction detail sheets.  
 
Development Engineering 
 
36. The Owner shall enter into a subdivision agreement with the City of Vaughan to 

satisfy all conditions including draft plan conditions, financial or otherwise of the City, 
with regard to such matters as the City may consider necessary, including payments 
of development levies, the provisions of roads and municipal services, landscaping 
and fencing. The said agreement shall be registered against the lands to which it 
applies.  

 
37. The road allowances included within this draft plan of subdivision shall be dedicated 

as public highways without monetary consideration and free of all encumbrances. 
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38. The road allowances included within this draft plan of subdivision shall be named to 
the satisfaction of the City and the Regional Planning Department. 

 
39. 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 metre reserves. The pattern of streets and the layout of 
lots and blocks shall be designed to correspond and coincide with the pattern and 
layout of abutting developments. 

 
40. Any dead ends or open sides of road allowances created by this draft plan of 

subdivision shall be terminated in 0.3 metre 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. 
 

41. The Owner shall agree in the subdivision agreement that construction access shall 
be provided only in a location approved by the City and the Region of York. 
 

42. 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 “A” / Street “B”/ 
Maplecrete Road/ Regional Road 7. The Owner agrees to modify the Draft Plan of 
Subdivision based on the approved road alignment and Right-of-Way width to the 
satisfaction of the City. 
 

43. Prior to final approval of the Plan, the Owner shall provide 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. 
 

44. Prior to final approval of the Plan, a soils report prepared at the Owner's expense 
shall be submitted to the City for review and approval. The Owner shall agree in the 
subdivision agreement to carry out, or cause to carry out, the recommendations 
including pavement design structure for ideal and non-ideal conditions to the 
satisfaction of the City. 
 

45. Prior to earlier of the initiation of any grading or registration of the Plan of Subdivision, 
the owner shall submit to the City for review and approval a detailed engineering 
report that describes the storm drainage system for the proposed development within 
this draft plan, which report shall include: 

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

 
The Owner shall agree in the subdivision agreement to carry out, or cause to carry 
out, the recommendations set out in any and all of the aforementioned reports to the 
satisfaction of the City. 
 

46. The Owner shall agree in the subdivision agreement that no building permits 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 proposed development. 
 

47. Prior to final approval of the Plan, the Owner shall pay its proportionate share of the 
cost any external municipal services, temporary and/or permanent built or proposed, 
that have been designed and oversized by others to accommodate the development 
of the plan. 
 

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

49. The Owner shall agree in the subdivision agreement to design, purchase material 
and install a streetlighting system in the Plan in accordance with City Standards and 
specifications. This Plan shall be provided in accordance with the Vaughan 
Metropolitan Centre (VMC) requirements, to the satisfaction of the City. 
 

50. The Owner shall agree in the subdivision agreement that all lots or blocks to be left 
vacant shall be graded, seeded, maintained and signed to prohibit dumping and 
trespassing. 
 

51. 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 such time as determined by 
the City or until assumption of the Plan. In order 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. 

 
52. The Owner shall cause the following warning clauses to be included in a schedule to 

all offers of purchase and sale, or lease for all lots/blocks within the entire Plan: 
 

a) “Purchasers and/or tenants are advised that despite the inclusion of noise 
control features within both the development area and the individual building 



15 
 

units, noise levels, including from construction activities, may be of concern and 
occasionally interfere 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.” 

 
Any additional warning clause as noted in the subdivision agreement shall be 
included in all Offers of Purchase and Sale or Lease for all Lots and/or Blocks within 
the Plan to the satisfaction of the City. 

 
53. The Street “A” shall be planned, designed and constructed, to the satisfaction of the 

City with all interim and permanent works including drainage design, grading 
adjustment and illumination to the satisfaction of the City.  
 

54. The Owner shall agree that prior to execution of a site plan agreement on the Block 
2 Lands on the Plan, the Owner shall coordinate with the neighbouring landowner 
immediately west of the Subject Lands to provide written confirmation of an agreed 
upon vehicular access arrangement between the two parties to the City. 
 

55. The Owner shall carry out, at no cost to the City, any temporary or permanent, access 
and drainage works that may be necessary to support the development under the 
interim condition to the satisfaction of the City.  
 

56. 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. 
 

57. 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 VMC Development Engineering division of Policy 
Planning & Special Programs, which shall address but not limited to the following:   

 
a) a dewatering report/plan, necessary contingency plan, monitoring and 

reporting program during the construction;  
b) assessment of the potential for impact to the existing building structures in 

vicinity of the proposed development due to dewatering operation; and, 
c) design considerations for municipal services and structures. 

 
The Owner shall agree in the subdivision agreement to carry out, or cause to carry 
out, the recommendations including pavement design structure for ideal and non-
ideal conditions to the satisfaction of the City. 
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58. 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 of the Plan.  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. 
 

59. Prior to final approval, the Owner shall submit an environmental noise impact study 
and vibration impact study, prepared in accordance with MECP NPC-300 for review 
and approval by the City. The preparation of the noise report shall include the ultimate 
traffic volumes associated with the surrounding road network. The Owner shall agree 
in the Subdivision Agreement to carry out, or cause to carry out, the 
recommendations set out in the approved noise report and include the necessary 
warning clauses in all Offers of Purchase and Sale or Lease, to the satisfaction of the 
City. 
 

60. 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. This Plan shall be 
provided in accordance with the Vaughan Metropolitan Centre (VMC) requirements, 
to the satisfaction of the City. 
 

61. The Owner shall prepare, and the Development Engineering Department, the Policy 
Planning & Special Programs 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 Plans (TDM Plans); note that additional information and documents 
may be required upon the next submission.  The Owner shall agree in the Subdivision 
Agreement to implement the recommendations of these reports and plans in the Plan 
of Subdivision to the satisfaction of the City. 
 

62. The Owner shall agree in the Subdivision Agreement to design and construct the 
proposed road network, including intersection of Maplecrete Road and Regional 
Road 7, to the satisfaction of the Development Engineering Department with any 
interim or permanent intersection works including turning lanes, profile adjustments, 
illumination and/or signalization. 
 

63. 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, and georeferenced CAD file, of 
all the Block areas, frontages and depths in accordance with the approved Zoning 
By-law for all Blocks within the Plan. 
 

64. The Owner shall dedicate all roads, daylight triangles, and road widenings shown on 
the plan, to the satisfaction of the City. 
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65. 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 
Vaughan Metropolitan Centre (VMC) and the Black Creek Optimization Study, final 
Black Creek Renewal Class Environmental Assessment Study, and Transportation 
Master Plan. 
 

66. 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). 
 

67. 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 the interim and ultimate development conditions. The required road 
allowances, including active transportation facilities, 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 to the 
satisfaction of the City and York Region and it should specify the required 
infrastructure improvements not only adjacent but beyond the subject lands and 
development triggers to support the development of the subject lands; 

c) 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. 
 

68. 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. 
 

69. 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. 
 

70. The Owner shall agree in the subdivision agreement to design and construct at its 
own cost the municipal services for the Plan in accordance with the final 
recommendations and conclusions of the approved VMC Master Servicing Strategy 
(as updated), to the satisfaction of the City. 
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71. The Owner shall agree in the subdivision agreement to design and construct at no 
cost to the City the storm water drainage infrastructure for the Plan in accordance 
with the final recommendations and conclusions of the VMC Functional Servicing 
Strategy Report once finalized, the final Black Creek Renewal Class Environmental 
Assessment Study, and City standards to the satisfaction of the City. 

 
72. The Owner shall agree in the subdivision agreement to design and construct at no 

cost to the City mitigation measures consisting of LID/treatment train within the new 
and improvements to the right of ways to provide water quality treatment for runoff 
from the right of ways. To ensure both water quality criterion and tree canopy criterion 
are achieved within the limited space of urban right of ways, the City recommends 
the use of soil cell type LIDs.  

 
The City requires cost contribution established and provided by the proponent and a 
comprehensive operation and maintenance (O&M) manual for implementing non-
conventional infrastructure, which include, but are not limited to OGS and LIDs. The 
O&M cost contribution and O&M manual are to be reviewed and accepted by the 
City. Soil cells with a SWM function would similarly be recognized as non-
conventional infrastructure and therefore have an associated O&M cost contribution 
requirement. 
 

73. The Owner shall acknowledge and agree in the Subdivision Agreement that prior to 
issuance of a building permit on the Block 2 Lands, the Owner shall demonstrate that 
necessary Development Agreement(s) have been entered into with the City to 
commit to the design-build schedule of the Black Creek Renewal Works, and 
acknowledge and indemnify the City and TRCA from the risk they are accepting in 
advancing this development within a flood prone area. The Owner shall provide 
documentation including, but not limited to TRCA approved floodplain mapping and 
modelling and written confirmation from the City that Black Creek Renewal works 
associated with removal of the floodplain in the vicinity of the Subject Lands are 
complete or substantially advanced to the satisfaction of the TRCA and the City. 
 

74. Prior to final approval of the Plan and/or commencement of grading or construction, 
the Owner shall implement the following to the satisfaction of the City: 

 
a) Submit a Phase One Environmental Site Assessment (ESA) report and, if 

required and as  applicable, a Phase Two ESA, Remedial Action Plan (RAP), 
Risk Evaluation, Risk Assessment report(s) in accordance with Ontario 
Regulation (O. Reg.) 153/04 (as amended) or its intent, for the lands within the 
Plan. Reliance on the report(s) from the Owner’s environmental consultant shall 
be provided to the City.  

b) Should there be 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 required to meet the applicable  Standards set out in the Ministry of the 
Environment, Conservation, and Parks (MECP) document “Soil, Ground Water 
and Sediment Standards for Use under Part XV.1 of the Environmental 
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Protection Act” (as amended), submit a complete copy of the Record(s) of Site 
Condition (RSCs) filed on the Environmental Site Registry including the 
acknowledgement letter from the MECP, covering all the lands within the Plan. 

c) Submit a sworn statutory declaration by the Owner confirming the 
environmental condition of the lands to be conveyed to the City. 

d) Reimburse the City for the cost of the peer review of the ESA reports and 
associated documentation, as may be applicable. 
 

75. The following warning clauses shall be included in the Agreement of Purchase and 
Sale, condominium declarations, condominium agreement and subdivision 
agreement: 
 

a) “Purchasers and/or tenants are advised that ultimate works for Street “A” and 
a vehicular connection to the west will be extended in the future in accordance 
with VMC Secondary Plan to facilitate development of adjacent lands without 
further notice.” 

b) “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.” 

c) “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 
Municipality and the Ministry of the Environment, Conservation, and Parks.” 

d) “Purchasers/tenants are advised that due to the proximity of the adjacent 
industrial and commercial facilities, sound levels from these facilities may at 
times be audible.” 

e) “Canadian National Railway Company (“CN”) is the owner of certain lands 
known as the MacMillan Rail Yard (the “CN Lands”) located within a kilometer 
of the Subject Lands, and that the CN Lands are now and will continue to be 
used for the present and future railway and trucking facilities and operations of 
CN and its customers on a continuous basis (24 hours of each day in each 
year) including, without limitation, the operation and idling of diesel locomotives 
and trucks with the generation of diesel fumes and odours, 24 hours a day 
artificial lighting of the CN Lands which may illuminate the sky, the 
classification, loading, unloading, braking and switching of rail cars containing 
bulk and other commodities including hazardous substances and/or goods 
containing the same which can make wheel squeal, noise, vibration, odours, 
airborne particulate matter and/or dust and the operation of various processes 
for the maintenance of rail and truck equipment. 

 
CN, its customers, invitees, lessees and/or licensees will not be responsible for 
any complaints or claims by or on behalf of the owners and/or occupants of the 
Subject Lands from time to time arising from or out of or in any way in 
connection with the operation of the CN Lands and all effects thereof upon the 
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use and enjoyment of the Subject Lands or any part thereof, and whether 
arising from the presently existing facilities and operations of CN, its customers, 
invitees, lessees or licensees, upon or from any and all future renovations, 
additions, expansions and other changes to such facilities and/or future 
expansions, extensions, increases, enlargements and other changes to such 
operations. 
 
CN shall not be required, at any time, to change any of its facilities or operations 
upon the CN Lands as a result of or in response to any complaints or claims. 
CN may in the future renovate, add to, expand or otherwise change its facilities 
on the CN Lands and/or expand, extend, increase, enlarge or otherwise change 
the operations conducted upon the CN Lands. 
 
An agreement under the Industrial and Mining Lands Compensation Act has 
been entered into between the Owner of the whole of the Subject Lands and 
CN releasing any right you may have now or in the future to sue CN, its 
customers, invitees, lessees and/or licensees for nuisance arising out of the 
operation of an activity at the CN Lands including any noise, vibration, light, 
dust, odour, particulate matter emanating therefrom.  
 
Noise levels from CN’s MacMillan Rail Yard may not meet the maximum noise 
limits of the Ministry of the Environment and Climate Change criteria as defined 
in Noise Assessment Criteria in Publication NPC-300, “Environmental Noise 
Guideline – Stationary and Transportation Noise Sources – Approval and 
Planning”. Noise levels from activities from the CN MacMillan Rail Yard could 
potentially cause discomfort or annoyance and/or interrupt conversations in 
outdoor areas.” 
 

f) “The Owner shall save harmless the City of Vaughan and York Region from 
any claim or action as a result of water or sanitary sewer service not being 
available when anticipated.” 

g) “Purchasers/tenants are advised that adjacent properties may be redeveloped 
with mid to high-density proposals in the future.” 
 

76. Prior to earlier of the initiation of any grading or construction on the subdivision, 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. 
 

77. Prior to earlier of the registration of the Plan of Subdivision or commencement of 
construction on the Subject Lands, the Owner shall provide plans and designs for the 
grading of the lands, streetscape works, the roads, and municipal services to the 
satisfaction of the City. 
 

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

79. The Owner shall agree in the subdivision agreement to design and construct, at no 
cost to the City, Street “A” & “B” and the associated services, to the satisfaction of 
the City. 
 

80. The Owner shall agree in the subdivision agreement to design and construct to the 
approved engineering drawings the necessary road improvement for the road 
widening along Maplecrete Road, to the satisfaction of the City.  These works are 
considered growth related and certain elements are included in the 2022 City’s 
Development Charges Background Study. 

 
 
 
 
 
 
 
 
 



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 

Corporate Services 

June 15, 2023 

Matthew Peverini, RPP, MCIP 
Senior Planner  
Development Planning Department  
City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, ON  L6A 1T1 

Dear Matthew Peverini, 

RE:  Draft Plan of Subdivision SUBP.13.V.0046 (19T‐13V006) 
Part of Lots 1 and 2, Registered Plan 7977 
(1834371 Ontario Inc.) 
City of Vaughan 

Further  to  the  Region’s  comment  letter  dated  June  2,  2023  on  the  related  Official  Plan 
Amendment (OPA) application LOPA.22.V.0039 (OP.22.009), this  letter provides comments on 
the draft plan of subdivision prepared by Bousfields Inc., Drawing No. 2261‐17dp, dated March 
30, 2022. The draft plan of subdivision should await direction from the City regarding the VMC 
Secondary Plan Update. However, should the plan of subdivision receive draft plan approval in 
advance of  the VMC Secondary Plan Update, we  request  the attached Regional conditions of 
approval be included in the City’s decision. 

The  site  is  located  on  the  southwest  corner  of  Highway  7  and Maplecrete  RoadSU  and  is 
municipally known as 2951 Highway 7 and 180 and 190 Maplecrete Road, in the City of Vaughan. 
The application proposes to facilitate the development of 5 residential towers (25, 30, 39, 45 and 
49‐storeys) with a combined total of 2,176 residential units and 5,300m2 of retail/commercial 
floor space. 

Technical Comments 
Regional  Infrastructure  Asset  Management,  Transportation  Planning,  Sustainable  Mobility, 
Transit  and Development  Engineering  staff  have  reviewed  the  draft  plan  of  subdivision  and 
associated documents and provides technical comments, attached hereto. 

Summary 
As mentioned as part of  the  related OPA application LOPA.22.V.0039  (OP.22.009),  the City  is 
currently undertaking a process to update the Vaughan Metropolitan Centre (VMC) Secondary 
Plan, which will  identify  preferred  land  use,  the  appropriate  level  of  development,  and  the 
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required hard and soft services needed to accommodate new growth. Therefore, the approval of 
this site‐specific OPA and draft plan of subdivision should await further direction from the City 
on an updated Secondary Plan, as  it will provide guidance on the appropriate height, density, 
urban design, transportation and water and wastewater requirements in a comprehensive and 
coordinated manner.   
 
In the event that the draft plan of subdivision dated March 30, 2022  is approved by the City of 
Vaughan, the plan is subject to the attached Schedule of Clauses/Conditions. We request a copy of 
the notice of decision, draft approved plan, and the conditions of draft approval should the plan be 
approved. 
 
Should  you  have  any  questions  regarding  the  above,  please  contact  Justin Wong,  Planner,  at 
extension 71577 or through electronic mail at justin.wong@york.ca.   
 
Yours truly, 
 

 
 
Duncan MacAskill, M.C.I.P., R.P.P. 
Manager, Development Planning 
 
JW/ 
 
Attachment (1):    Schedule of Clauses/Conditions for the Draft Plan of Subdivision 

 
YORK‐#15335335‐v1‐SUBP_13_V_0046_(19T‐13V006)_‐_YR_Condition_Letter 
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Schedule of Clauses/Conditions 
SUBP.13.V.0046 (19T‐13V006) 

Part of Lots 1 and 2, Registered Plan 7977 
(1834371 Ontario Inc.) 

City of Vaughan 
 

Re: Bousfields Inc., Drawing No. 2261‐17dp, dated March 30, 2022. 
 

Clauses to be Included in the Subdivision Agreement 
 

1. The Owner shall save harmless the City of Vaughan and York Region from any claim or action 
as a result of water or sanitary sewer service not being available when anticipated. 
 

2. The Owner  shall  agree  that  no  direct  access  from  Blocks  1  and  2  to  Highway  7 will  be 
permitted. Access shall be obtained from internal roadways. 

 
3. The  Owner  shall  implement  the  planned  Vaughan  Metropolitan  Centre  Secondary  Plan 

roadway network as shown on Schedule C. 
 

4. The Owner shall agree that no site alteration and/or development works of any kind shall be 
undertaken on Blocks 1, 2, 3 and/or 4 without appropriate Site Plan and/or Engineering 
approvals from York Region. 
 

Conditions to be Satisfied Prior to Final Approval 
 

5. The  Owner  shall  provide  to  the  Region  the  following  documentation  to  confirm  that 
unrestricted water and wastewater servicing capacity is available from the Region assigned 
pool and have been allocated to the subject development by the City of Vaughan: 
 

 A  copy  of  the  Council  resolution  confirming  that  the  City  of  Vaughan  has  allocated 
servicing  capacity,  specifying  the  specific  source  of  the  capacity,  to  the  development 
proposed within this draft plan, or any phase thereof, and 
 

 A  copy of  an email  confirmation by  a City of Vaughan  staff member  stating  that  the 
allocation to the subject development remains valid at the time of the request for regional 
clearance of this condition. 

 
6. The  road allowances  included within  the draft plan of  subdivision  shall be named  to  the 

satisfaction of the City of Vaughan and York Region. 
 

7. The Owner  shall provide a  copy of  the Subdivision Agreement  to  the Regional Corporate 
Services Department, outlining all requirements of the Corporate Services Department. 
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8. For any applications  (Site Plan or Zoning By‐law Amendment)  completed after  January 1, 
2020, the Owner shall enter into a Development Charge Rate Freezing Agreement with York 
Region to freeze/lock in the Development Charge rate at the time the site plan application or 
Zoning By‐law Amendment is deemed complete submission, satisfy all conditions, financial 
and otherwise, and confirm the date at which Regional development charge rates are frozen; 
Regional  Development  Charges  are  payable  in  accordance  with  Regional  Development 
Charges By‐law in effect at the time that Regional development charges, or any part thereof, 
are  payable.  Please  contact  Fabrizio  Filippazzo,  Manager,  Development  Financing 
Administration to initiate a Development Charge Agreement with York Region. 

 
9. The Regional Corporate Services Department shall advise  that Conditions 1  to 8  inclusive, 

have been satisfied. 
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MEMORANDUM ‐ TECHNICAL COMMENTS 

 
RE:  Draft Plan of Subdivision SUBP.13.V.0046 (19T‐13V006) 

Part of Lots 1 and 2, Registered Plan 7977 
  (1834371 Ontario Inc.) 
  City of Vaughan 
 
Regional Staff have reviewed the above noted draft plan of subdivision application, as well as the 
supporting  documents,  and  provide  the  following  comments.  These  comments  are  not  an 
approval  and  are  intended  to  provide  information  to  the  applicant  regarding  the  Regional 
requirements that have been identified to date. 

 
Infrastructure Asset Management (IAM) 
 
1. York Region acknowledges the updated and additional information provided in the updated 

Functional Servicing Report (FSR), prepared by Valdor Engineering Inc., dated March 2023, 
regarding the anticipated timing of water and wastewater infrastructure upgrades required 
to service the proposed development, which the FSR notes are expected to be completed by 
the City of Vaughan in 2024. Additionally, results of hydrant testing undertaken in November 
2022 have been documented in the FSR. Should changes to the proposed servicing strategy 
occur, an updated FSR shall be forwarded to the Region for review and record. 
 

2. Details  of  the  dewatering  strategy  have  not  been  discussed  in  the  FSR,  however,  the 
Supplemental Hydrogeological  Investigation Report,  prepared  by  exp  Services  Inc.,  dated 
April 2022, notes that short term dewatering will require treatment prior to discharge to the 
municipal storm/sanitary system and  long‐term dewatering will require treatment prior to 
discharge to storm sewers, not to the sanitary system. 

 
3. The Owner is advised that temporary discharge to the municipal sanitary sewer system will 

only be considered when no other alternatives are  feasible. The Region does not support 
permanent discharge of groundwater to the sanitary system. Please incorporate in the design 
accordingly. 
 

Transportation Planning 
 
1. As part of the site plan review stage, the Owner will be required to provide a comprehensive 

Transportation Demand Management Plan  (TDM) consistent with Region’s Transportation 
Mobility Plan Guidelines to the satisfaction of York Region. The TDM Plan shall include a TDM 
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checklist that summarizes the programs and measures, estimated costs and responsibility of 
the applicant to implement TDM recommendations. 
 

2. Presto Card ‐ The Transportation Demand Management Plan (TDM) shall recommend transit 
incentives above and beyond of what is provided through the Region DC Charges. In order to 
encourage residents to take transit, the applicant shall provide one adult YRT Monthly Pass 
PRESTO card for each residential unit, for a 3‐month period. The approximate cost to date is 
$154 per adult monthly pass and shall be borne by the developer.  

 
Sustainability Mobility 
 
1. The Owner shall revise and extend the in‐boulevard cycle track on Maplecrete Road further 

north, to terminate at the Highway 7 stop bar with a drop curb. City of Vaughan staff and 
Region staff have discussed and agreed on this approach, as it is consistent with other VMC 
active transportation facilities interfacing with Highway 7.  

 
Transit 
 
1. Existing fixed‐route YRT services operating in the vicinity of the subject lands include: 

 
 Route 20 ‐ Jane 
 Route 77 ‐ Highway 7 
 Route 720 ‐ Hwy 407 Terminal/Wonderland 
 Viva orange 
 Brampton Transit’s Route 501 Züm Queen 
 

2. Existing Mobility On‐Request services operating in the vicinity of the subject lands include: 
 
 MOR 65+ 
 

3. The Owner  is strongly advised to coordinate with the City of Vaughan to provide sidewalk 
facilities  connecting  from  the  subject  lands  to  the  Highway  7.  The  pedestrian  access 
connection shall meet the  local municipality’s standards for sidewalks and shall be owned 
and maintained by the local municipality. 

 
4. As  per  York  Region's  Transportation Master  Plan,  Jane  Street,  from Highway  7  to Major 

Mackenzie Drive West is identified as a Bus Rapid Transit corridor. YRT plans to introduce Viva 
service  along  this  corridor  in  the  future.  Implementation of BRT  service  is dependent on 
ridership demand and budget availability. 
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Development Engineering 
 
1. The  intersection  of  Street  “A”  with  Highway  7  will  be  restricted  to  right‐in/right‐out 

movements only 
 

2. No part of the shoring system with the exception of tie‐backs will be permitted to encroach 
into the road allowance of Highway 7. 

 
3. York Region would like to note the site is in an identified area of concern due to known high 

water  table  conditions  and  confined  artesian  aquifer  conditions,  which  could  have 
geotechnical implications with respect to construction activities including, but not limited to, 
dewatering  (short‐term  or  long‐term),  foundation  construction,  and  building  stability.  As 
such,  York  Region  recommends  that  any  geotechnical  and  hydrogeological  investigations 
undertaken by the owner take into account the fact that groundwater levels may currently 
be artificially depressed at the site due to third party permanent dewatering systems in the 
area.   Also, please note that the Environmental Monitoring and Enforcement group of the 
Environmental Services department should be contacted at sewerusebylaw@york.ca  for a 
dewatering permit, if required. 
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COMMENTS: 

 

 

Alectra Utilities has received and reviewed the submitted plan proposal. This review, however, does not imply any 

approval of the project or plan.   

The owner(s), or his/her/their agent, for this plan is/are required to contact Alectra Utilities to obtain a subdivision 

application form (SAF) and to discuss all aspects of the above project. The information on the SAF must be accurate 

to reduce unnecessary customer costs, and to provide a realistic in-service date. The information from the SAF is 

also used to allocate/order materials, to assign a technician to the project, and to place the project in the appropriate 

queue.  A subdivision application form is enclosed with this request for comments.  

 

Alectra Utilities will prepare the electrical distribution system (EDS) design for the subdivision. The subdivision project 

will be assigned to an Alectra Utilities design staff upon receipt of a completed SAF.  The design of the subdivision 

can only commence upon receiving a design prepayment and the required information outlined on the SAF.   

 

Alectra Utilities will obtain the developer(s) approval of the EDS design, and obtain the required approvals from local 

government agencies for EDS installed outside of the subdivsion limit. Alectra Utilities will provide the developer(s) 

with an Offer to Connect (OTC) agreement which will specify the responsibilities of each party and an Economic 

Evaluation Model outlining the cost sharing arrangement of the EDS installation between both parties. The OTC 

agreement must be executed by both parties and all payments, letter of credits and easements received in full before 

Alectra Utilities can issue the design for construction.  

 

Town Home/Semi Detached municipal and/or private developments require a minimum set back of 3.40M from the 

street line to any structure such as foundations, outdoor stairs, porches, columns etc…… to accommodate standard 

secondary service connections.  
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All proposed buildings, billboards, signs, and other structures associated with the development must maintain 

minimum clearances to the existing overhead or underground electrical distribution system as specified by the 

Ontario Electrical Safety Code and the Occupational Health and Safety Act. 

 

All communication, street light or other pedestal(s) or equipment(s) must not be installed near Alectra Utilities 

transformers and/or switchgears.  Enclosed with this request for comments are Alectra Utilities clearance standards.   

 

Existing Alectra Utilities plant in conflict due to driveway locations or clearances to the existing overhead or 

underground distribution system will have to be relocated by Alectra at the Developer’s cost. 

 

We trust this information is adequate for your files.   

 

 

Regards,  

Mitchell Penner 

Supervisor, Distribution Design-Subdivisions    

Phone: 416-302-6215      

E-mail:  Mitchell.Penner@alectrautilities.com 

Subdivision Application Information Form is available by emailing Mitchell.Penner@alectrautilities.com 

 

mailto:Mitchell.Penner@alectrautilities.com
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DEVELOPER’S INFORMATION 

Company name:  

Contact Name/Title:  

Telephone:  

Email:  

Address:  

CIVIL CONSULTANT INFORMATION 

Company Name:  

Contact Name/Title:  

Telephone:  

Email:  

STREET LIGHT CONSULTANT INFORMATION 

Company Name:  

Contact Name/Title:  

Telephone:  

Email:  

LAWYER’S INFORMATION 

Company Name:  

Contact Name/Title:  

Telephone:  

Email:  

Legal Description of Land:  

SUBDIVISION INFORMATION 

 

Choose Subdivision Type: 
Residential  Condo Tower 

Alectra’s ICI dept. will 
look after the service 
connection. 

 Commercial/Industrial 

Alectra’s ICI dept. will 
look after the service 
connection. 

Anticipated Start Dates: City Services: Hydro*: 

Name of Subdivision & Municipality  

Municipal Subdivision File No. or Address:  

Subdivision Ownership: Municipal 
 

 

Private 
 

 

Mixture 
 

 

* Anticipated start date for hydro plant installation must be at least 6 months from date of application. 
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NOTE: CITY DRAWINGS DATED WITH LAST REVISION TO BE SUBMITTED PRIOR TO 

COMMENCEMENT OF HYDRO DESIGN. 

UNIT INFORMATION 

 
Type of Units 

 

Total 

Number: 

 

Avg. Square 

Feet per unit 

 
Special Conditions 

 
YES 

 
NO 

Single Family:   MicroFIT Homes: 
 

 

 

 

Semi-Detached:   3Rd Party Metering: 
 

 

 

 
Townhouse:   Electric Vehicle Chargers: 

 

 

 

 
Condo Towers:  N/A Meter Closets - 

TH/Condo Sub Only: 

 

 

 

 

Condo Tower Units:   Gang Metering - 
TH/Condo Sub Only 

 

 

 

 

Metered SL connection(s):  N/A    

Flat Rate SL connection(s):  N/A    

 QTY. 

Number of Blocks Requiring 3 Phase Power Supply in a Residential Subdivision:  

Requirement for Single Phase Supply Point for Municipal Park or other service:  

Indicate main breaker service size for number of residential 

dwellings. Not applicable to commercial/industrial and condo 

tower subdivisions. 

60A 100A 200A 400A Other 

     

Additional Information (please include additional info. in the below space) 
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REQUIRED INFORMATION 

Alectra Utilities requires that the following information be provided together with this 
form in order to prepare the Offer to Connect Agreement: 

1. Legal Description of the lands, copies of draft subdivision or reference plans, showing 
all easements. 

2. One complete set of engineering and architectural drawings (must indicate location of 
meter bases and if applicable exterior stairs) and, together with the general plan in 
AutoCAD format. 

3. All approved right-of-way cross sections from the municipality or region. 

4. Title documents pertaining to the subject lands, including a current parcel register, 
transfer/deed of land, copies of any encumbrances and a current Certificate of 
Incorporation of the registered owner. 

5. The servicing schedule. 

6. Confirmation of site access date for hydro installation. 

 
Following Conditions shall be observed to the satisfaction of Alectra Utilities: 
 

a) The owner shall enter into a servicing agreement (offer to connect) and will be 
responsible for the cost-sharing as detailed in the offer to connect. 

 
b) The owners shall be responsible for the costs of the relocation of existing plan to 

accommodate the new road(s). 
 

c) The owner shall be responsible for the costs associated with the hydro plan expansion 
to supply the development. 

 
d) The owner shall contact Alectra Utilities Subdivision Department for the availability of 

adjacent plan capable of servicing this site and to discuss the electrical service 
installation requirements and schedule.  

 
Any easements required by Alectra Utilities for the provision of electrical service to the 

subdivision will be determined by Alectra Utilities in its sole discretion at the design stage of the 
project. 
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APPROVAL AND SIGNATURE OF DEVELOPER 

 

 
Signature: 

 

 
 

Name of Authorized Signatory/Agent: 
 

Title: 
 

Company Name: 
 

Date: 
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Matthew Peverini

From: circulations@wsp.com
Sent: Thursday, April 20, 2023 9:50 AM
To: Matthew Peverini
Subject: [External] OPA (OP.22.009), ZBLA (Z.22.018) and Draft Plan of Subdivision (19T-13V006); 2951-2957 

Regional Rd. 7 W. & 180 Maplecrete Rd., Vaughan

2023‐04‐20 

Matthew Peverini 

Vaughan 
, ,  

Attention: Matthew Peverini 

Re: OPA (OP.22.009), ZBLA (Z.22.018) and Draft Plan of Subdivision (19T‐13V006); 2951‐2957 Regional Rd. 7 W. & 180 
Maplecrete Rd., Vaughan; Your File No. 19T‐13V006,OP.22.009,Z.22.018 

To Whom this May Concern, 

We have reviewed the circulation regarding the above noted application. The following paragraphs are to be included as 
a condition of approval: 

“The Owner acknowledges and agrees to convey any easement(s) as deemed necessary by Bell Canada to service this 
new development. The Owner further agrees and acknowledges to convey such easements at no cost to Bell Canada. 

The Owner agrees that should any conflict arise with existing Bell Canada facilities where a current and valid easement 
exists within the subject area, the Owner shall be responsible for the relocation of any such facilities or easements at 
their own cost.” 

Upon receipt of this comment letter, the Owner is to provide Bell Canada with servicing plans/CUP at their earliest 
convenience to planninganddevelopment@bell.ca to confirm the provision of communication/telecommunication 
infrastructure needed to service the development. 

It shall be noted that it is the responsibility of the Owner to provide entrance/service duct(s) from Bell Canada’s existing 
network infrastructure to service this development. In the event that no such network infrastructure exists, in 
accordance with the Bell Canada Act, the Owner may be required to pay for the extension of such network 
infrastructure. 

If the Owner elects not to pay for the above noted connection, Bell Canada may decide not to provide service to this 
development. 

To ensure that we are able to continue to actively participate in the planning process and provide detailed provisioning 
comments, we note that we would be pleased to receive circulations on all applications received by the Municipality 
and/or recirculations. 
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We note that WSP operates Bell Canada’s development tracking system, which includes the intake and processing of 
municipal circulations. However, all responses to circulations and requests for information, such as requests for 
clearance, will come directly from Bell Canada, and not from WSP. WSP is not responsible for the provision of 
comments or other responses. 

Should you have any questions, please contact the undersigned. 

Yours truly, 

Juan Corvalan 
Senior Manager ‐ Municipal Liaison 
Email: planninganddevelopment@bell.ca  

NOTICE: This communication and any attachments ("this message") may contain information which is privileged, confidential, proprietary or otherwise subject to 
restricted disclosure under applicable law. This message is for the sole use of the intended recipient(s). Any unauthorized use, disclosure, viewing, copying, 
alteration, dissemination or distribution of, or reliance on, this message is strictly prohibited. If you have received this message in error, or you are not an 
authorized or intended recipient, please notify the sender immediately by replying to this message, delete this message and all copies from your e-mail system and 
destroy any printed copies. You are receiving this communication because you are listed as a current WSP contact. Should you have any questions regarding 
WSP's electronic communications policy, please consult our Anti-Spam Commitment at www.wsp.com/casl. For any concern or if you believe you should not be 
receiving this message, please forward this message to caslcompliance@wsp.com so that we can promptly address your request. Note that not all messages sent 
by WSP qualify as commercial electronic messages.  

AVIS : Ce message, incluant tout fichier l'accompagnant (« le message »), peut contenir des renseignements ou de l'information privilégiés, confidentiels, 
propriétaires ou à divulgation restreinte en vertu de la loi. Ce message est destiné à l'usage exclusif du/des destinataire(s) voulu(s). Toute utilisation non permise, 
divulgation, lecture, reproduction, modification, diffusion ou distribution est interdite. Si vous avez reçu ce message par erreur, ou que vous n'êtes pas un 
destinataire autorisé ou voulu, veuillez en aviser l'expéditeur immédiatement et détruire le message et toute copie électronique ou imprimée. Vous recevez cette 
communication car vous faites partie des contacts de WSP. Si vous avez des questions concernant la politique de communications électroniques de WSP, veuillez 
consulter notre Engagement anti-pourriel au www.wsp.com/lcap. Pour toute question ou si vous croyez que vous ne devriez pas recevoir ce message, prière de le 
transférer au conformitelcap@wsp.com afin que nous puissions rapidement traiter votre demande. Notez que ce ne sont pas tous les messages transmis par WSP 
qui constituent des messages electroniques commerciaux.  

-LAEmHhHzdJzBlTWfa4Hgs7pbKl



Enbridge Gas Inc.  
500 Consumers Road 
North York, Ontario M2J 1P8 
Canada 

December 6, 2023 

Matthew Peverini 
Senior Planner 
Development Planning Department 
City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, ON L6A 1T1 

Dear Matthew, 

Re: Draft Plan of Subdivision – 1st Recirculation,  
Official Plan Amendment, Zoning By-law Amendment – 2nd Submission 
1834371 Ontario Inc 
2951 Highway 7 and 180 and 190 Maplecrete Road 
City of Vaughan 
File No.:  19T-13V006, OP-22-009, Z-22-018 

Enbridge Gas does not object to the proposed application(s) however, we reserve the right to amend or 
remove development conditions. 

This response does not constitute a pipe locate, clearance for construction or availability of gas. 

The applicant shall use the Enbridge Gas Get Connected tool to determine gas availability, service and 
meter installation details and to ensure all gas piping is installed prior to the commencement of site 
landscaping and/or asphalt paving.  
(https://enbridge.outsystemsenterprise.com/GetConnected_Th/Login2?OriginalURL=https%3A%2F%2Fe
nbridge.outsystemsenterprise.com%2FGetConnectedApp_UI%2F) 

If the gas main needs to be relocated as a result of changes in the alignment or grade of the future road 
allowances or for temporary gas pipe installations pertaining to phased construction, all costs are the 
responsibility of the applicant. 

In the event that easement(s) are required to service this development, and any future adjacent 
developments, the applicant will provide the easement(s) to Enbridge Gas at no cost. 

Sincerely, 

Willie Cornelio CET 

Sr Analyst Municipal Planning 
Engineering 
— 

ENBRIDGE
TEL: 416-495-6411 
500 Consumers Rd, North York, ON M2J1P8 

enbridge.com
Safety. Integrity. Respect. Inclusion.
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DELIVERY PLANNING 

200 – 5210 BRADCO BLVD 

MISSISSAUGA, ON L4W 2G7 

416-262-2394 

CANADAPOST.CA 

July 7, 2022 

City of Vaughan – Planning Department 

To: Matthew Peverini, Senior Planner, VMC Program 

Reference: OP.22.009, Z.22.018 Related Files:  N/A 
2951 – 2957 Highway 7 and 180 Maplecrete Road 
Ward 4 

Canada Post Corporation appreciates the opportunity to comment on the above noted application and it is 
requested that the developer be notified of the following: 

In order to provide mail service to the 5 mixed-use building development with retail unit(s) at ground level, Canada 
Post requests that the owner/developer comply with the following conditions: 

⇒ The owner/developer will provide the building with its own centralized mail receiving facility.  This lock-box
assembly must be rear-loaded, adjacent to the main entrance and maintained by the owner/developer in
order for Canada Post to provide mail service to the tenants/residents of this project. For any building
where there are more than 100 units, a secure, rear-fed mailroom must be provided.

⇒ The owner/developer agrees to provide Canada Post with access to any locked doors between the street
and the lock-boxes via the Canada Post Crown lock and key system.  This encompasses, if applicable, the
installation of a Canada Post lock in the building’s lobby intercom and the purchase of a deadbolt for the
mailroom door that is a model which can be retro-fitted with a Canada Post deadbolt cylinder.

As per our National Delivery Policy, retail/commercial and/or non-residential use units will also receive 
mail delivery at centralized locations, not directly to their door.  

For example:  If there is a common indoor entrance or connection extra mail compartments can be provided to 
accommodate these units in the main mailbox panel.  If these units are not part of the condo/building then a 
separate centralized mail receiving facility/box can be set up by the developer at an alternative location. 

The specifications can be found in our Delivery Standards Manual, which can be downloaded from this link: 
https://www.canadapost.ca/cpo/mc/assets/pdf/business/standardsmanual_en.pdf 

As the project nears completion, it is requested that the Developer contact me directly for Postal 
Code(s) as existing postal coding will not apply and new postal codes will be issued for this 
development.  I am also requesting the developer/owner contact me during the design stage of the 
above project, to discuss a suitable mailbox/mailroom location. 

Canada Post further requests the owner/developer be notified of the following: 

1. There will be no more than one mail delivery point to each unique address assigned by the Municipality.

2. Any existing postal coding may not apply, the owner/developer should contact Canada Post to verify

postal codes for the project.

3. The complete guide to Canada Post’s Delivery Standards can be found at:

https://www.canadapost.ca/cpo/mc/assets/pdf/business/standardsmanual_en.pdf

Should you require further information, please do not hesitate to contact me at the above telephone number or 
mailing address. 

Regards, 
 
Lorraine Farquharson 
Lorraine Farquharson 
Delivery Services Officer | Delivery Planning – GTA 
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From: Proximity
To: Matthew Peverini
Subject: [External] 2023-11-02_CN Commnets_OP.22.009, Z.22.018 and 19T-13V006 (3rd Submission) - 2951-2957 Highway 7 and 180 Maplecrete Road - 1834371 Ontario Inc.
Date: Thursday, November 2, 2023 12:46:06 PM
Attachments: image001.jpg

image004.png
image002.png
Development Project Review Form.PDF

Hello Matthew,

With reference to my email dated July 25, 2023, we are waiting to receive the Project Review Form to proceed with a CN development agreement and
registration of easement. CN will require for the following mitigation measures to be included as the noise mitigation conditions:

•  STC 37 windows/doors, that is the vision glass portion of the façades (north and east facing façades)
•  Central a/c (all residential units)
•  Noise barriers for building rooftop terraces as shown in Figure 5 of SLR report dated May 2022.
•  CN warning clause

“Warning: Canadian National Railway Company or its assigns or successors in interest has or have a rights-of-way within 1000 metres from the land the subject
hereof. There may be alterations to or expansions of the railway facilities on such rights-of-way in the future including the possibility that the railway or its
assigns or successors as aforesaid may expand its operations, which expansion may affect the living environment of the residents in the vicinity,
notwithstanding the inclusion of any noise and vibration attenuating measures in the design of the development and individual dwelling(s). CNR will not be
responsible for any complaints or claims arising from use of such facilities and/or operations on, over or under the aforesaid rights-of-way.”

Thank you and do not hesitate to contact me with any questions.

Best regards

Ashkan Matlabi, Urb. OUQ. MBA

Urbaniste sénior / Senior Planner (CN Proximity)
Planning, Landscape Architecture and Urban Design
Urbanisme, architecture de paysage et design urbain

E : proximity@cn.ca
T : 1-438-459-9190
1600, René-Lévesque Ouest, 11e étage
Montréal (Québec)
H3H 1P9 CANADA
wsp.com
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DEVELOPMENT PROJECT REVIEW


Further to the applicable conditions of approval, the Owner shall enter into and register:


☐  CN’s standard development agreement (the “CN Agreement”) with the necessary revisions to address the Owner’s 
development, and/or 


☐  CN’s standard environmental easement (“Transfer of Easement”), 


and shall pay CN’s reasonable costs in preparing and negotiating the Transfer of Easement or the CN 
Agreement and Transfer of Easement (as applicable). 


Date (day/month/year) Name 


/ / 


PLEASE CHECK ALL APPLICABLE
☐ Official Plan Amendment ☐ Zoning By-law Amendment ☐ Plan of Condominium


☐ Site Plan ☐ Consent ☐ Other


☐ Variance ☐ Plan of Subdivision


TO BE COMPLETED BY MUNICIPALITY/PROPONENT


1 Proponent’s name and contact information 


2 Proponent’s lawyer’s name and contact information 


3 Proponent’s consultant(s) name(s) and contact 
information 


4 Municipality 


5 Municipal Address of Proposed Development 


6 PIN(s) for Proposed Development 


7 Legal Name of Owner on Title 


8 Municipal Application Number(s) 


9 
Is a Staff Report available? 


If so, please attach all Staff Report(s) 


10 Date Application(s) filed with Municipality 


11 Status of the Application(s) 


12 
Have conditions of approval been provided by the 
municipality and/or CN? 


If so, please attach all conditions of approval 


13 


Has a Noise and Vibration Study or Drainage / 
Storm Water Management Plan been prepared? 


If so, please attach all Reports, Addenda, Peer 
Review Comments 


14 Is the Proposed Development Plan for a 
condominium or freehold? 


15 Municipal planner’s name and contact information 


16 Property specific concerns identified by CN and/or 
municipality (i.e. drainage, setback, grading) 
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