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ITEM: 6.12  
 REPORT SUMMARY   

MINOR VARIANCE APPLICATION  
FILE NUMBER A160/22 

 
Report Date: March 28, 2024 

 
THIS REPORT CONTAINS COMMENTS FROM THE FOLLOWING  

DEPARTMENTS & AGENCIES (SEE SCHEDULE B):  
 

Additional comments from departments and agencies received after the publication of the report will be made available on 
the City’s website.  
 

Internal Departments 
*Comments Received 

Conditions Required Nature of Comments 

Committee of Adjustment Yes ☐ No ☒ Recommend Adjournment 
Building Standards (Zoning) Yes ☐ No ☒ General Comments 
Development Planning Yes ☒ No ☐ Recommend Approval w/Conditions 
Development Engineering Yes ☐ No ☒ Recommend Approval/No Conditions 
Development Finance Yes ☐ No ☒ General Comments 
Fire Department Yes ☐ No ☒ General Comments 

 
External Agencies 
*Comments Received 

Conditions Required Nature of Comments 
*See Schedule B for full comments 

Alectra Yes ☐ No ☒ General Comments 
TRCA Yes ☐ No ☒ General Comments 
YCDSB Yes ☐ No ☒ General Comments 
Region of York Yes ☐ No ☒ General Comments 
Region of Peel Yes ☐ No ☒ General Comments 

 
PUBLIC & APPLICANT CORRESPONDENCE (SEE SCHEDULE C) 

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

Type 
Name Address Date 

Received 
(mm/dd/yyyy) 

Summary 

Applicant Arcadis 
Professional 
Services 
(Canada) Inc. 

8261 Highway 50, Vaughan 01/31/2024 Cover letter 

Applicant Arcadis 
Professional 
Services 
(Canada) Inc. 

8261 Highway 50, Vaughan 01/31/2024 Planning Report Justification 

 
BACKGROUND (SCHEDULE D, IF REQUIRED) 

* Background Information contains historical development approvals considered to be related to this file.  
This information should not be considered comprehensive.  

Application No. (City File)  Application Description 
 (i.e. Minor Variance Application; Approved by COA / OLT) 

N/A N/A 
 

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

Hearing Date   Reason for Adjournment (to be obtained from NOD_ADJ) 
March 14, 2024 Minor Variance Application A160/22 was adjourned by the 

Committee of Adjustment to April 4, 2024, to accommodate 
statutory public notice (Property abutting Brampton). 

 
SCHEDULES 

Schedule A  Drawings & Plans Submitted with the Application  
Schedule B  Comments from Agencies, Building Standards & Development Planning 
Schedule C (if required)  Public & Applicant Correspondence  
Schedule D (if required)  Background 

   

https://www.vaughan.ca/council/committees-boards-and-task-forces/committee-adjustment
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MINOR VARIANCE APPLICATION  
FILE NUMBER A160/22 

 
CITY WARD #:   2 
  
APPLICANT:  8261 Highway 50 limited 
  

 

AGENT:  Amy Shepherd 
  

 

PROPERTY:  8261 Hwy 50, Vaughan 
  
ZONING DESIGNATION:  See below.  
  
VAUGHAN OFFICIAL PLAN 
(2010) DESIGNATION: 

Vaughan Official Plan 2010 (‘VOP 2010’): “Prestige Employment" 

  
RELATED DEVELOPMENT 
APPLICATIONS: 

DA. 18.078 
  

PURPOSE OF APPLICATION:  Relief from the Zoning By-law is being requested to permit to permit 
reduced parking/loading space requirements to facilitate the 
construction of a proposed self-storage facility (with outdoor waste 
storage) and a retaining wall. Relief is also being requested to facilitate 
related Site Plan Application DA.18.078. 

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

The subject lands are zoned EM1 Prestige Employment Area, and under Zoning By-law 001-2021, 
as amended. 

# Zoning By-law 001-2021 Variance requested 
1 A minimum of 68 parking spaces are required 

for the site. 
Table 6-2 

To permit a minimum of 26 parking spaces on 
the site. 

2 A minimum of 1 Type A loading space 
dimensioned at 3.5m wide X 17m long X 4.4m 
high and 3 Type B loading spaces dimensioned 
at 3.5m wide X 11m long X 4.0m are required. 
Section 6.11.2  Table 6-16 

To permit one loading space dimensioned at 
3.5m wide X 9.0m long X 4.2m high. 

3 A minimum of 1 Type A and 3 Type B loading 
spaces are required. 
Section 6.11.4 Table 6-18 

To permit one Type B loading space. 

4 
 
 

A short-term bicycle parking space shall have a 
minimum setback of 3.0m from a parking area.  
Section 6.5.5 2b 

To permit a short-term parking space to have a 
minimum setback of 2.8m from the parking 
area. 

5 
 
 

 Waste storage shall be wholly located within a 
building, within a waste storage enclosure or 
within a private garage.  
Section 4.24 2 

To permit the waste storage to be located 
outside of the building in the front yard. 

6 
 

A waste storage enclosure shall be prohibited in 
any part of a front yard and exterior side yard. 
Section 4.24.4.a 

To permit a waste storage enclosure in the front 
yard.  

7 
 

The waste storage area does not meet the 
definition of waste storage enclosure.  
Section 3.0  

To permit a waste storage area in the front yard 
that is not in a wholly enclosed detached 
building or structure and has no roof.    

8 A retaining wall greater than 1.0m in height 
shall be setback an equal distance to the height 
of the highest portion of the retaining wall. 

To permit the retaining walls at various heights 
between 1.0m and 2.4m to be setback 0.0m 
from interior side and rear lot lines and 1.0m 
from front lot line. 
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The subject lands are zoned EM1 Prestige Employment Area, under Zoning By-law 1-88, as 
amended. 

 Zoning By-law 1-88 Variance requested 
9 A minimum rear yard of 12.0 metres is required. 

Schedule A 
To permit a minimum rear yard of 8.8 metres. 

10 A minimum interior side yard of 6.0 metres is 
required. 
Schedule A 

To permit a minimum interior side yard of 3.73 
metres. 

11 A minimum of 132 parking spaces are required 
for the site. 
Section 3.8 

To permit a minimum of 26 parking spaces on 
the site. 

12 A minimum parking space length and a 
minimum accessible parking space length of 6.0 
metres is required. 
Section 2.0 and 3.8 

To permit a minimum parking space length and 
an accessible parking space length of 5.7 
metres. 

13 A minimum of 4 loading spaces are required for 
the site. 
Section 3.9 

To permit one loading space on the site. 

14 Loading and unloading shall not be permitted 
between a building and a street. 
Section 3.9 d 

To permit loading and unloading to be located 
between a building and a street. 

15 A strip of land not less than 9 metres in width 
shall be provided along a lot line abutting a 
provincial highway or an arterial road. 
Section 6.1.6 

To permit a strip of land not less than 6.19 
metres in width to be provided along a lot line 
abutting a provincial highway or an arterial road. 

     
HEARING INFORMATION 

DATE OF MEETING: Thursday, April 4, 2024 
TIME: 6:00 p.m.  
MEETING LOCATION: Vaughan City Hall, Woodbridge Room (2nd Floor), 2141 Major Mackenzie Drive  
LIVE STREAM LINK: Vaughan.ca/LiveCouncil 

PUBLIC PARTICIPATION 
 

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

 
Mail: City of Vaughan, Office of the City Clerk, Committee of Adjustment, 2141 Major Mackenzie Drive, 
Vaughan, ON, L6A 1T1 
 
To speak electronically, pre-registration is required by completing the Request to Speak Form on-line 
and submitting it to cofa@vaughan.ca no later than NOON on the last business day before the meeting. 
 
THE DEADLINE TO REGISTER TO SPEAK ELECTRONICALLY OR SUBMIT WRITTEN COMMENTS 
ON THE ABOVE NOTED FILE(S) IS NOON ON THE LAST BUSINESS DAY BEFORE THE MEETING. 

 
INTRODUCTION  

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

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

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

COMMITTEE OF ADJUSTMENT  
Date Public Notice Mailed:  March 21, 2024 

https://www.vaughan.ca/council/minutes_agendas/council_broadcast/Pages/default.aspx
https://vaughancloud.sharepoint.com/sites/zb/Shared%20Documents/Forms/AllItems.aspx?id=%2Fsites%2Fzb%2FShared%20Documents%2FCOA%2FWebsite%20Documents%2FRequest%20to%20Speak%20%2D%20COA%2Epdf&parent=%2Fsites%2Fzb%2FShared%20Documents%2FCOA%2FWebsite%20Documents&p=true&ga=1
mailto:cofa@vaughan.ca
mailto:cofa@vaughan.ca
https://vaughancloud.sharepoint.com/sites/zb/Shared%20Documents/Forms/AllItems.aspx?id=%2Fsites%2Fzb%2FShared%20Documents%2FCOA%2FWebsite%20Documents%2FRequest%20to%20Speak%20%2D%20COA%2Epdf&parent=%2Fsites%2Fzb%2FShared%20Documents%2FCOA%2FWebsite%20Documents&p=true&ga=1
mailto:cofa@vaughan.ca
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COMMITTEE OF ADJUSTMENT  
Date Applicant Confirmed Posting of 
Sign:   

  March 15, 2024 

Applicant Justification for Variances:   
*As provided in Application Form  

Relief from the Zoning By-law is being requested to 
permit to permit reduced parking/loading space 
requirements to facilitate the construction of a proposed 
self-storage facility (with outdoor waste storage) and a 
retaining wall. Relief is also being requested to facilitate 
related Site Plan Application DA. 18.078. 

Was a Zoning Review Waiver (ZRW) Form 
submitted by Applicant:  
*ZRW Form may be used by applicant in instances where a 
revised submission is made, and zoning staff do not have an 
opportunity to review and confirm variances prior to the 
issuance of public notice.   

 Yes ☐ No ☒ 

COMMENTS: 

None 
Committee of Adjustment Recommended 
Conditions of Approval:  

None 

  
BUILDING STANDARDS (ZONING)  

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

Building Standards Recommended 
Conditions of Approval:   

None 

  
DEVELOPMENT PLANNING  

**See Schedule B for Development Planning Comments. 

Development Planning Recommended 
Conditions of Approval:   

That all comments on Site Development Application 
DA.18.078 be addressed to the satisfaction of the 
Development Planning Department. 

  
DEVELOPMENT ENGINEERING  

 
       Link to Grading Permit     Link to Pool Permit    Link to Curb Curt Permit   Link Culvert Installation  
The Development Engineering Department does not object to the Minor Variance application A160/22.  
Development Engineering Recommended 
Conditions of Approval:   

None 

 
PARKS, FORESTRY & HORTICULTURE (PFH)  

No comments received to date. 

PFH Recommended Conditions of 
Approval:   

 None 

  
DEVELOPMENT FINANCE  

No comment no concerns.  
Development Finance Recommended 
Conditions of Approval:   

None 

 
BY-LAW AND COMPLIANCE, LICENSING AND PERMIT SERVICES  

No comments received to date. 

BCLPS Recommended Conditions of 
Approval:   

None 

  
BUILDING INSPECTION (SEPTIC)  

No comments received to date. 

Building Inspection Recommended 
Conditions of Approval:   

None 

  
FIRE DEPARTMENT  

Builder to work within the OBC requirements and applicable standards. 

https://www.vaughan.ca/services/residential/dev_eng/permits/Pages/default.aspx
https://www.vaughan.ca/services/residential/dev_eng/permits/Pages/default.aspx
https://www.vaughan.ca/services/residential/transportation/roads/curb_cuts_and_driveway_widening/Pages/default.aspx
https://www.vaughan.ca/services/residential/transportation/roads/culvert_installation/Pages/default.aspx
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FIRE DEPARTMENT  
Fire Department Recommended 
Conditions of Approval:   

None 

  
RECOMMENDED CONDITIONS OF APPROVAL SUMMARY 

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

Joshua.cipolletta@vaughan.ca  
That all comments on Site Development 
Application DA.18.078 be addressed to the 
satisfaction of the Development Planning 
Department. 

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

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

mailto:Joshua.cipolletta@vaughan.ca
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SCHEDULE A: DRAWINGS & PLANS  
 

  



8261 Hwy 50, Vaughan

LOCATION MAP A160/22

Scale: 1: 4,510

October 19, 2023 10:00 AM
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Proposed Deciduous Tree

Perennials

150mm Depth Topsoil,
Fine Grade and Sod

Concrete Paving

Property Line

Bench

Bike Ring

Proposed Deciduous Shrubs

Proposed Evergreen Shrubs

1.8m ht. Black Vinyl Chain Link Fence

1.5m ht. Black Decorative Fence

Trash Receptacle

Riverrock Splash Edge

1.2m ht. Black Decorative Fence

Grasses

Site Reserve

Road allowance conveyance

SNOW STORAGE SNOW STORAGESNOW STORAGE

SNOW
STORAGE

G

SNOW
STORAGE

BUILDING A
BUILDING

B
BUILDING

C
BUILDING

D
BUILDING

E

CROSS SECTION

LONGITUDINAL SECTION

40mm depth saw cut control joint at
±1500mm or as shown on plan

Fiberboard expansion Joint (typ.) @
±6000mm or as shown on plan

20mm Fiberboard control joint at curbs & walls

150mm compacted depth
19mmØ Crusher Run to 98% SPD

Compacted subgrade:
98% SPD disturbed grade
95% SPD undisturbed grade

Trowelled edge at perimeter edges (typ.)

150mm thick C-2 32 MPa at 28 days concrete
5-7% air entrained, light broom finish

Slope to drain

SNOW STORAGE SNOW STORAGESNOW STORAGE

SNOW
STORAGE

G

SNOW
STORAGE

BUILDING A
BUILDING

B
BUILDING

C
BUILDING

D
BUILDING

E

REVISIONS

DATE DESCRIPTION

NOTE: Contractor is to check and verify all dimensions and conditions on
the project, and is to immediately report any discrepancies to the
landscape architect before proceeding with the work.

Project Title

Landscape Architecture   I   Site Design

IssuedDate

Scale

Sheet  Number

Job  Number Drawn  By

Checked  By

File Number

Vaultra Storage

Vaughan, ON

Highway 50 Storage
8261 Highway 50

April 2021

BTI-1614

SPA File No. DA.18.078 

Note:  All Drawings by Baker Turner inc. to be Printed in Colour.

https://bakerturner.com/
Tel:  (289) 291-7620Suite 243

2010 Winston Park Drive
tba@bakerturner.comOakville Ontario  L6H 5R7

LEGEND

NOTES:
1. Plant material to conform to the Canadian Nursery Trades association metric Guide Specifications for Nursery Stock, latest edition.
2. Contractor to verify quantities listed: plant quantities to be supplied as shown in plan in case of discrepancies between plan and

quantities listed.
3. All plant material to be sourced from nurseries with an 800km radius.
4. Provide 2 year warranty for all plant material.

KEY PLAN

Landscape Plan

As Shown 

L.1

MT

EO

SITE

LANDSCAPE PLAN
1:300

CONCRETE PAVING & SPECIFICATIONS
1:20

1
L.1

CONCRETE SPECIFICATIONS

1. Concrete materials and methods of construction to comply with
Can3-A23.1-M77

2. Contractor to verify accuracy of concrete details and reinforcement prior to
installation

3. Provide the following materials accordingly;
3.1. Cement - to Can3-A5-M77M Normal Type 10
3.2. Aggregates (for concrete) - to Can3-A23.1-M77
3.3. Reinforcing Steel (if specified) - to CSA 630.12-1972
3.4. Wire Ties (if specified) - to CSA 630.3-1972 (R1979) Plain, cold drawn

annealed steel wire
3.5. Form Stripping Agent - Colourless mineral oil, free of kerosene
3.6. Latex Bonding Agent - Sika Bond by Sikamix Ltd. or approved equal
3.7. Form Lumber - Clean, free of loose knots, splits and with repairs

made smoothly and securely.
3.8. Joint Fillers - 20 mm thick, preformed, non-extruding, resilient

bituminous type
3.9. Add mixtures - to be used only when approved by engineer
3.10. Aggregates (for base) - 19mm Crusher Run limestone shall be

produced by crushing limestone to OPSS 1010.05.03.06 physical
requirements

3.11. Water (for mixing and curing) - to be reasonably clean and free of oil,
salt, acid, alkali, sugar, organic matter, or other substances injurious
to the finished product and shall meet the requirement of CSA A23
I.M

4. Class C-2 exposure concrete mix to provide a compressive strength of 32
Mpa at 28 days, entrained air of 5 to 7 percent and a slump at point of
discharge of 60 mm for curbs and footings

5. Granular base to be compacted to 95 percent maximum dry density to
ASTM D698-78 and to depths as detailed

6. Pour concrete in favourable weather conditions
7. Apply surface finishes as detailed
8. Provide expansion and contraction joints as detailed
9. Repair defective areas while concrete is still plastic, or remove defective

work and replace with new concrete
10. Concrete areas will not be accepted under the following conditions;

10.1. Failure to meet requirements of this specification
10.2. Excessive honeycombing or embedded debris
10.3. Average strength in any area is less than 95 percent of the   specified

minimum
10.4. Surface irregularities
10.5. Cosmetic and structural damage (e.g., cracks, chipped edges)
10.6. Poor quality workmanship

11. It is the contractor' s responsibility to maintain and protect concrete areas
until time of final acceptance

PEDESTRIAN CIRCULATION PLAN
N.T.S

Internal Concrete Pathways

Municipal Sidewalk

PLANT LIST

H  I  G  H  W  A  Y    5  0

BENCH

IN-GROUND
WASTE
CONTAINER

Entry Sign. See Architectural Drawings

CONCRETE PAVING (Typ.)

Roof Overhang

TRASH RECEPTACLE

BIKE RACK (Typ.)
Accessible Parking Signage.
See Site Plan.

Light Standard (Typ.)
See Electrical Drawings

SPLASH EDGE (Typ.)

Make connection with new municipal sidewalk
including the depressed curb required where the
sidewalk runs through the driveway entrance
connecting also to the internal walkway in the
right-of-way on the Landscape Plan

Line Painting by others

CURB CUT WITH
TACTILE PAVERS

Asphalt Paving (Typ.)
See Site Plan

Armourstone Retaining Wall (Typ.)
See Civil Drawings.

ELECTRICAL VEHICULAR GATE B (Typ.)

Concrete Curb (Typ.) See Site Plan

1.8M HT. BLACK VINYL
CHAIN LINK FENCE (Typ.) 3

L.5

1.5M HT. BLACK
DECORATIVE FENCE (Typ.) 4

L.5

1
L.2

1
L.2

1
L.2

1
L.1

2
L.5

1
L.3

ELECTRICAL VEHICULAR
GATE A (Typ.) 1

L.4

Cornus alba
'Jefreb' (33)

Taxus x media
'Densiformis' (17)

Betula papyrifera
'Renaissance Oasis' (1)

Taxus x media 'Densiformis' (74)

Betula papyrifera
'Renaissance Oasis' (1)

Tilia cordata (3)

Tilia cordata (4)

Betula papyrifera
'Renaissance Oasis' (1)

Gleditsia triacanthos var. inermis 'Skycole' (17)

Mix alternating groups of 11:
Rosa rugosa (33)
Spiraea prunifolia (22)

Deschampsia cespitosa (40)

Hemerocallis 'Stella D'Oro' (174)

Mix alternating
groups of 20:
Rosa rugosa (60)
Spiraea prunifolia (60)

Rosa rugosa (25)

Transformer.
See Electrical
DrawingsAcer saccharum (5)

Taxus x media
'Densiformis' (18)

Euonymus fortunei 'Emerald 'n' Gold' (7)

Taxus x media 'Densiformis' (15)

Euonymus fortunei
'Emerald 'n' Gold' (14)

Taxus x media
'Densiformis'
(15)
Euonymus fortunei
'Emerald 'n' Gold' (14)
Taxus x media
'Densiformis' (15)

Euonymus fortunei
'Emerald 'n' Gold' (14)

Euonymus fortunei
'Emerald 'n' Gold' (14)
Taxus x media
'Densiformis' (15)

2
L.2

Taxus x media 'Densiformis' (15)

Issued for ReviewApr 07, 2022

Issued for SPA SubmissionApr 21, 2022

Issued for CoordinationJul 18, 2022

Issued for SubmissionJul 21, 2022

Trees planted within the Regional road allowance shall conform to the following requirements:
a. All trees shall be planted in accordance with the York Region Street Tree and Horticultural Design Guidelines (Jan. 2022).
b. York Region Natural Heritage and Forestry Staff (NHF) shall be provided with 2 weeks notification notified to schedule a site meeting to

review planting layout as well as notification at the completion of tree planting. York Region NHF may inspect the trees post planting and
annually to ensure that the trees are planted and maintained in accordance with York Region standards. The developer shall be responsible
for correcting all identified deficiencies.

c. All tree planting shall occur only during the first appropriate planting season immediately following the completion of construction between
April 1st and June 30th.

d. Trees shall be subject to a two (2) year warranty period. During that time the developer shall warranty the trees against mortality from any
biotic and abiotic factor, and/or as a result of incorrect planting or maintenance procedures.

e. All trees shall be watered a minimum of fourteen (14) times per year throughout the growing season for the duration of the two year
warranty period.

f. At the end of the two (2) year warranty all gator bags and stakes are to be removed and the mulch is to be added in accordance with
specifications.

Issued for SubmissionJul 22, 2022

Re-Issued for Site Plan Approval Aug 02,2022

York Region's File Number (SP.22.V.0153)

Euonymus fortunei
'Emerald 'n' Gold' (14)

Line painting to denote
snow storage area (Typ.)
See Site Plan.

Acer x freemanii
'Jeffersred' (3)

TACTILE PAVERS (Typ.)2
L.2

Re-Issued for Site Plan Approval Jul 24, 2023

Re-Issued for Site Plan Approval (Revised)Jul 28, 2023

1
L.5

Acer x freemanii
'Jeffersred' (4)

1.5M HT. BLACK DECORATIVE FENCE (Typ.)4
L.5

1.2M HT. BLACK DECORATIVE FENCE (Typ.)4
L.5

Picea pungens (4)
Calamagrostis x acutiflora
'Karl Foerster' (183)
Cornus canadensis (450)

Betula papyrifera
'Renaissance Oasis' (1)

Cornus alba 'Jefreb' (10)

Deschampsia
cespitosa 'Goldtau' (75)

Deschampsia
cespitosa 'Goldtau' (290)

Site Reserve. See Architectural Drawings

Road allowance conveyance.
See Architectural Drawings

ELECTRICAL PEDESTRIAN
GATE 2

L.3

Viburnum × rhytidophylloides 'Alleghany' (5)

Euonymus alatus 'Compactus' (10)

Re-Issued for SPAJan 15, 2024

1.2M HT. BLACK
DECORATIVE FENCE (Typ.) 4

L.5
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ADS GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE ALL

AROUND CLEAN, CRUSHED, ANGULAR STONE IN A & B LAYERS

EXCAVATION WALL

(SLOPED OR VERTICAL)

PERIMETER STONE

SC-740/DC-780 END CAP

SUBGRADE SOILS

PAVEMENT LAYER

PERIMETER STONE

EXCAVATION WALL

(SLOPED OR VERTICAL)

SC-740/DC-780 END CAP

300mm MIN

150mm MIN 1295mm 300mm MIN

762 mm

150 mm

230 mm MIN

450 mm MIN

SC-740 CHAMBER

6" (150 mm) SDR35 PIPE

12" (300 mm) NYLOPLAST INLINE DRAIN

BODY W/SOLID HINGED COVER OR GRATE

PART# 2712AG6IP*

SOLID COVER: 1299CGC*

GRATE: 1299CGS

CONCRETE COLLAR NOT REQUIRED

FOR UNPAVED APPLICATIONS

CONCRETE COLLAR

PAVEMENT

FLEXSTORM CATCH IT

PART# 6212NYFX

WITH USE OF OPEN GRATE

6" (150 mm) INSERTA TEE

PART# 6P26FBSTIP*

INSERTA TEE TO BE CENTERED ON

CORRUGATION CREST

* THE PART# 2712AG6IPKIT  CAN BE

USED TO ORDER ALL NECESSARY

COMPONENTS FOR A SOLID LID

INSPECTION PORT INSTALLATION

18" (450 mm) MIN WIDTH

CONC SLAB

200mm MIN

STORAGE BASIN DETAILS

INSPECTION PORT ISOLATOR ROW

25.83 m

29.40 m

ELEVATED BYPASS MANIFOLD

TWO LAYERS OF ADS GEOSYNTHETICS 315WTK WOVEN

GEOTEXTILE BETWEEN FOUNDATION STONE AND CHAMBERS

5' (1.5 m) MIN WIDE CONTINUOUS FABRIC WITHOUT SEAMS

24" (600 mm) HDPE ACCESS PIPE REQUIRED

USE FACTORY PRE-FABRICATED END CAP

PART #: SC740EPE24B

STORMTECH HIGHLY RECOMMENDS

FLEXSTORM PURE INSERTS IN ANY UPSTREAM

STRUCTURES WITH OPEN GRATES

COVER ENTIRE ISOLATOR ROW WITH ADS

GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE

8' (2.4 m) MIN WIDE

SC-740 CHAMBER

OPTIONAL INSPECTION PORT

SC-740 END CAP

CATCH BASIN

OR MANHOLE

600mm MIN SUMP

3
.
5

 
m

300mm

INV 189.90

600mm

INV 189.60

300mm

INV 189.90

INFILTRATION

MANHOLE

MH 1

INFILTRATION

MANHOLE

MH 1

ISOLATOR ROW

190.51

189.60

189.90

ADS GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE 

SC-740/DC-780 CHAMBERS - 2 ROWS OF 12 CHAMBERS PER ROW

CITY OF VAUGHAN SITE PLAN NOTES
1. STANDARD DRAWINGS OF THE CITY OF VAUGHAN CONSTITUTE PART OF THE SITE PLAN DRAWING.

2. ALL CONSTRUCTION WORK TO BE CARRIED OUT IN ACCORDANCE WITH THE REQUIREMENTS OF THE OCCUPATIONAL HEALTH AND SAFETY ACT AND
REGULATIONS FOR CONSTRUCTION PROJECTS.
3. THE OWNER SHALL RETAIN THE SERVICES OF HIS CONSULTANTS TO ENSURE REQUIRED INSPECTION REPORTS AND/OR CERTIFICATION REQUIREMENTS ARE
SUBMITTED TO THE ENGINEERING DEPARTMENT AND OTHER AFFECTED CITY DEPARTMENTS.
4. THE OWNER AND/OR HIS REPRESENTATIVE/CONTRACTOR SHALL RECTIFY ALL DISTURBED AREAS TO ORIGINAL CONDITION OR BETTER AND TO THE
SATISFACTION OF THE CITY.
5. THE LOCATION OF ALL UNDER/ABOVE GROUND UTILITIES AND STRUCTURES IS APPROXIMATE

ONLY, AND WHERE SHOWN ON THE DRAWING(S) THE ACCURACY OF THE LOCATION OF SUCH UTILITIES IS NOT GUARANTEED. THE OWNER AND/OR HIS
REPRESENTATIVE/CONTRACTOR SHALL DETERMINE THE LOCATION OF ALL SUCH UTILITIES AND STRUCTURES BY CONSULTING THE APPROPRIATE AUTHORITIES OR
UTILITY COMPANIES CONCERNED. THE OWNER/CONTRACTOR SHALL PROVE THE LOCATION OF ALL SUCH UTILITIES AND STRUCTURES AND SHALL ASSUME ALL
LIABILITY FOR DAMAGE OR RESTORATION TO SAME.

6. ANY CONFLICTS WITH EXISTING SERVICES SHALL BE RECTIFIED AT THE OWNER'S EXPENSE.
7. SANITARY AND STORM MANHOLES SHALL BE IN ACCORDANCE WITH OPSD 701.010, OPSD 701.011, OR OPSD 701.012 AS REQUIRED. MANHOLES SHALL BE
BENCHED TO THE OBVERT OF PIPES EXCLUDING CATCHBASIN MANHOLES.
8. FRAME AND COVERS SHALL BE AS PER OPSD 401.010 TYPE 'A'.
9. ALL SANITARY MANHOLE COVERS IN THE PONDING AREAS TO BE WATER TIGHT AS PER OPSD 401.030.
10. ALL CATCHBASINS SHALL BE INSTALLED IN ACCORDANCE WITH CITY STANDARD DRAWING S-104. ALL CATCHBASIN FRAMES AND COVERS SHALL BE PER SD
400.010, OPSD 400.020, OR OPSD 400.110 OR APPROVED EQUAL.
11. ALL INDUSTRIAL/COMMERCIAL/CONDOMINIUM WATERMAIN CONNECTIONS SHALL BE CONSTRUCTED IN ACCORDANCE WITH CITY STANDARD DRAWINGS
C-102, C-103.  W-106 & W-111 ARE NOT APPLICABLE AS METER AND BACKFLOW PREVENTER'S ARE LOCATED IN MECHANICAL ROOM.
12. WATERMAIN SHALL HAVE A MINIMUM VERTICAL SEPARATION OF 0.5m AND HORIZONTAL SEPARATION OF 2.5m BETWEEN ANY SEWER OR MANHOLE.
13. HYDRANTS TO BE INSTALLED AS PER CITY STANDARD W-104, WITH 1.0m MINIMUM CLEAR FROM ALL OBSTRUCTIONS.
14. DRIVEWAY ENTRANCE SHALL BE CONSTRUCTED WITH HEAVY DUTY ASPHALT FROM THE BACK OF THE MUNICIPAL CURB OR EDGE OF PAVEMENT TO THE
PROPERTY LINE (AREA HIGHLIGHTED ON DRAWING(S)) IN ACCORDANCE WITH THE FOLLOWING SPECIFICATIONS:

(A) 50MM COMPACTED DEPTH OF HL3 ASPHALT - TOP COURSE

(B) 75MM COMPACTED DEPTH OF HL8 ASPHALT - BINDER COURSE

(C) 150MM COMPACTED DEPTH OF 20MM CRUSHER RUN LIMESTONE - GRANULAR BASE

(D) 300MM COMPACTED DEPTH OF 50MM CRUSHER RUN LIMESTONE - GRANULAR SUB-BASE

15. ALL CONCRETE CURB FROM EXISTING ROAD CURB TO STREET LINE SHALL BE BARRIER CURB CITY STANDARD OPSD 600.110. ALL CONCRETE CURB HEIGHTS SHALL
BE 150MM UNLESS OTHERWISE NOTED. DRIVEWAY CURB TO BE DISCONTINUOUS AT SIDEWALK AND TAPERED BACK 600MM MINIMUM.
16. ALL REQUIRED CURB CUTTING AT DRIVEWAY ENTRANCE(S) AND CURB DEPRESSIONS AT SIDEWALK CROSSINGS SHALL BE INSTALLED TO THE SATISFACTION OF
THE CITY.
17. BARRIER CURB TRANSITIONS TO FULL ROADWAY CURB TO BE AS PER OPSD 350.010.
18. EXISTING ROADWAY CURB AND GUTTER TO BE CONTINUOUS THROUGH THE PROPOSED DRIVEWAY ENTRANCE(S) ALONG WITH THE MUNICIPAL SIDEWALK.
19. SIDEWALK TO BE 200MM THICK THROUGH DRIVEWAY ENTRANCE PER CITY STANDARD R-128.
20. FROST COLLARS ARE TO BE PROVIDED ON CURB STOPS AND VALVE BOXES WHEN LOCATED WITHIN THE LIMITS OF THE DRIVEWAY.
21. DRIVEWAYS SHALL BE SETBACK A MINIMUM CLEARANCE OF 1.0M FROM ALL ABOVEGROUND SERVICES OR OTHER OBSTRUCTIONS.
22. APPROPRIATE CONSTRUCTION DETAILS SHOULD BE PROVIDED FOR RETAINING WALLS HIGHER THAN 1.0M. DETAILS SHALL BE DESIGNED AND CERTIFIED BY A
PROFESSIONAL ENGINEER UPON APPROVAL. HANDRAIL/GUARD IS REQUIRED WHEN HEIGHT EXCEEDS 0.60M (AS PER CITY STANDARD DRAWING FRW-105 OR
APPROVED EQUAL) UPON COMPLETION RETAINING WALLS GREATER THAN 1.0m TO BE CERTIFIED BY A STRUCTURAL AND GEOTECHNICAL ENGINEER.
23. LANDSCAPING SHALL NOT ENCROACH ON BOULEVARD NOR SHALL BOULEVARD GRADES BE ALTERED.
24. SLOPES IN LANDSCAPED AREAS AND ON BERMS SHALL NOT EXCEED 3 HORIZONTALS TO 1 VERTICAL.
25. PAVEMENT GRADES (MIN. 0.5 %, MAX. 5%).
26. DRAINAGE SWALES WITH GRADES (MIN. 2%, MAX 5%)
27. OUTSIDE LIGHTING SHALL BE DIRECTED DOWNWARD AND INWARD AND DESIGNED TO MAINTAIN ZERO CUTOFF LIGHT LEVEL DISTRIBUTION AT THE PROPERTY
LINE.
28. SANITARY, STORM AND WATER SERVICE CONNECTIONS WHICH ARE NOT IN PLACE ON THE MUNICIPAL ROAD ALLOWANCE TO THE PROPERTY LINE SHALL BE
ARRANGED FOR INSTALLATION BY THE CITY ON PAYMENT OF INSTALLATION COSTS BY THE OWNER. TO INITIATE THE INSTALLATION OF THE SERVICE CONNECTION(S),
THE OWNER SHALL FILE AN APPLICATION WITH THE CONSTRUCTION SERVICES DIVISION OF THE ENGINEERING DEPARTMENT WHICH INCLUDES A COPY(S) OF THE
APPROVED SITE PLAN DRAWING(S).
29. SILT FENCE(S) TO BE INSTALLED AND MAINTAINED TO PREVENT SILT FLOWING ONTO ADJACENT LANDS.
30. CONSTRUCTION ACCESS SHALL BE CONSTRUCTED WITH A MINIMUM DEPTH OF 450MM CRUSHED STONE BASE FROM THE MUNICIPAL CURB OR EDGE OF
PAVEMENT TO THE PROPERTY LINE, TO THE SATISFACTION OF THE CITY.
31. THE SURFACE OF ALL LOADING SPACES AND RELATED DRIVEWAYS, PARKING SPACES, AND

MANEUVERING AREAS WITHIN THE SITE SHALL BE PAVED WITH A HARD SURFACE. THE RECOMMENDED MINIMUM DEPTH REQUIREMENTS ARE AS FOLLOWS:

(A) 50MM COMPACTED DEPTH HL3 ASPHALT - TOP COURSE

(B) 75MM COMPACTED DEPTH HL8 ASPHALT - BINDER COURSE

(C) 125MM COMPACTED DEPTH 20MM CRUSHER RUN LIMESTONE-GRANULAR BASE

(D) 350MM COMPACTED DEPTH 50MM CRUSHER RUN LIMESTONE-GRANULAR SUB-BASE.

32.  ALL PROPOSED PARKING SPACES FOR DISABLED TO INCLUDE "RB-93 BY PERMIT ONLY" TRAFFIC SIGN AND PAVEMENT DISABLED SYMBOL MARKING IN
ACCORDANCE WITH CITY STANDARD DRAWING.
33. THE OWNER/CONSULTING ENGINEER SHALL DESIGN, IMPLEMENT AND MONITOR EROSION AND SEDIMENT CONTROL MEASURES DURING ALL PHASES OF
CONSTRUCTION IN THE PLAN IN ACCORDANCE WITH THE TRCA EROSION AND SEDIMENT CONTROL GUIDELINES FOR URBAN CONSTRUCTION, DATED 2019, TO
SATISFACTION OF THE CITY AND TRCA.

GENERAL NOTES
1. ALL MEASUREMENTS ARE IN METERS AND PIPE SIZES ARE IN MILLIMETRES UNLESS OTHERWISE NOTED.

2. THE DESIGN BY URBAN ECOSYSTEMS LIMITED IS CONFINED TO SITE GRADING, STORMWATER MANAGEMENT, STORM SEWERS, SANITARY SEWERS AND WATER
DISTRIBUTION SYSTEMS, INCLUDING APPURTENANCES.  PLUMBING, DRAINAGE, AND WATER DISTRIBUTION WITHIN THE BUILDING STRUCTURE ARE SPECIFICALLY
EXCLUDED FROM THE DESIGN BY URBAN ECOSYSTEMS LIMITED.  FOR THOSE WORKS, THE CONTRACTOR SHALL REFER TO ARCHITECTURAL AND MECHANICAL DESIGN
DRAWINGS.
3. THE LOCATION AND DIMENSIONS OF PROPOSED BUILDINGS, PARKING LOTS AND LANDSCAPED AREAS HAVE BEEN OBTAINED FROM THE SITE PLAN(S) PREPARED
BY ARCHITECT FIRM.  FOR DIMENSIONS AND OTHER DETAILS, THE CONTRACTOR SHALL REFER TO THE ARCHITECT'S SITE PLAN.
4. ALL EXISTING TOPOGRAPHICAL INFORMATION HAS BEEN OBTAINED FROM OLS SURVEYOR, SURVEYORS.
5. ALL CONSTRUCTION WORKS, INCLUDING TRENCHING SHALL BE DONE IN STRICT ACCORDANCE WITH THE OCCUPATIONAL HEALTH AND SAFETY ACT.
6. FOR DETAILS AND DIMENSIONS, THE CONTRACTOR SHALL REFER TO STANDARD DRAWINGS APPROVED BY THE LOCAL MUNICIPALITY/REGION.
7. THE CONTRACTOR SHALL THOROUGHLY EXAMINE THE SITE AND SATISFY HIMSELF OF THE ACTUAL CONDITIONS TO BE ENCOUNTERED AND THE REQUIREMENTS
OF THE WORK.
8. THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND NOTIFY THE ENGINEER OF ANY DISCREPANCIES IN OR OMISSIONS FROM THE DRAWINGS.
9. ALL TRAFFIC CONTROL AND SIGNAGE SHALL BE IN ACCORDANCE WITH MTO TRAFFIC CONTROL MANUAL.
10. THE CONTRACTOR SHALL NOTIFY THE ENGINEER AND PROVIDE HIM WITH A CONSTRUCTION SCHEDULE 48 HOURS PRIOR TO COMMENCING CONSTRUCTION OF
UNDERGROUND SERVICES.
11. THE CONTRACTOR SHALL NOTIFY THE ENGINEER AND THE LOCAL MUNICIPALITY/REGION 48 HOURS PRIOR TO COMMENCING ANY WORK WITHIN A MUNICIPAL
ROAD ALLOWANCE.
12. THE CONTRACTOR SHALL BE RESPONSIBLE TO LOCATE, PROTECT, AND SUPPORT AS NECESSARY ALL EXISTING UTILITIES AND MUNICIPAL SERVICES.
13. ANY TRENCHES WITHIN THE TRAVELED PORTION OF A ROAD ALLOWANCE SHALL BE BACKFILLED WITH UNSHRINKABLE FILL UNLESS OTHERWISE NOTED.
14. ALL AREAS WITHIN AN EXISTING ROAD ALLOWANCE DISTURBED BY CONSTRUCTION SHALL BE RESTORED TO THEIR ORIGINAL CONDITION TO THE SATISFACTION
OF THE ENGINEER AND THE LOCAL MUNICIPALITY/REGION.
15. ALL EXISTING MANHOLES, CATCHBASINS, VALVE CHAMBERS, HYDRANTS, VALVES, ETC. ARE TO BE ADJUSTED TO FINAL GRADES TO THE SATISFACTION OF THE
ENGINEER.
16. WHEREVER PIPES, MANHOLES, CATCHBASINS, VALVE CHAMBERS OR OTHER APPURTENANCES ARE CONSTRUCTED IN FILL AREAS OR IN DISTURBED GROUND,
THE TRENCH SHALL BE EXCAVATED TO UNDISTURBED GROUND AND BACKFILLED WITH GRANULAR A OR OTHER SUITABLE MATERIAL APPROVED BY THE
GEOTECHNICAL ENGINEER COMPACTED TO 100% STANDARD PROCTOR DENSITY.

STORM SEWERS AND APPURTENANCES
1. ALL STORM SEWERS UP TO AND INCLUDING 450mm DIAMETER SHALL BE PVC CONFORMING TO CSA B182.2, ASTM D3034 MIN. DR 35 OR LATEST AMENDMENT

THEREOF.

2. ALL STORM SEWERS 450mm DIAMETER AND LARGER SHALL CONFORM TO OPSS 1820, CSA A257.3 (CL65-D) AND CSA A257.1 ASTM C14, OR CSA 257.2 ASTM C76
ASTM C655 OR THE LATEST AMENDMENT THEREOF.
3. PVC PROFILE PIPE CSA B182.4 IS NOT PERMITTED
4. ALL CATCHBASIN MANHOLES AND MANHOLES SHALL CONFORM TO OPSD STANDARD 701.01, 701.03, 704.01 & 400.02 AND CITY OF VAUGHAN STANDARD M-1.
5. ALL CATCHBASINS SHALL CONFORM TO OPSD 700.01, 704.01 AND 400.02 AND CITY OF VAUGHAN STANDARD DWG K-4.  CATCHBASIN LEADS SHALL BE 300mm
PVC CSA B182.2 MIN. DR 35 UNLESS OTHERWISE NOTED.
6. ALL STORM MANHOLES ARE TO BE BENCHED THROUGHOUT TO THE CROWN OF ALL PIPES ON A VERTICAL PROJECTION FROM SPRINGLINE UNLESS OTHERWISE
NOTED.
7. ALL STORM SEWER BEDDING SHALL CONFORM TO CITY OF VAUGHAN STANDARD UNLESS OTHERWISE NOTED.

(A) PVC PIPE: BEDDING AND COVER MATERIAL TO CONFORM TO OPSS 1010 GRANULAR A.

(B) CONCRETE PIPE: BEDDING MATERIAL SHALL CONFORM TO OPSS1010 GRANUAR A.  COVER MATERIAL SHALL BE MORTAR SAND CONFORMING TO OPSS
1010 GRANULAR D

(C) RECYCLED MATERIALS ARE NOT PERMITTED.

(D) HIGH PERFORMANCE BEDDING IS NOT ACCETPED UNLESS WRITTEN CONFIRMATION PROVIDED BY THE CITY OF VAUGHAN.

8. NOTE ALL CATCHBASINS AND CB MANHOLES REQUIRE A CONTINUOUS CIRCULAR SUBDRAIN INSTALLATION (@ 2.0 M RADIUS) AROUND EACH STRUCTURE WITH
A MINIMUM OF TWO CONNECTIONS TO THE STRUCTURE.

SANITARY SEWERS AND APPURTENANCES
1. ALL SANITARY SEWERS SHALL BE PVC CONFORMING TO CSA B182-2, ASTM D-3034, ASTM F679 (T-1) MIN. DR 35 OR LATEST REVISION THEREOF.

2. ALL MANHOLES SHALL CONFORM TO OPSD 701.01, 701.03 AND 401.01 TYPE A, AS WELL AS CITY OF VAUGHAN STANDARD M-1.
3. ALL SANITARY SEWER BEDDING SHALL CONFORM TO CITY OF VAUGHAN STANDARD UNLESS OTHERWISE NOTED.

(A) PVC PIPE: BEDDING AND COVER MATERIAL TO CONFORM TO OPSS 1010 GRANULAR A.

(B) CONCRETE PIPE: BEDDING MATERIAL SHALL CONFORM TO OPSS1010 GRANUAR A.  COVER MATERIAL SHALL BE MORTAR SAND CONFORMING TO OPSS
1010 GRANULAR D

(C) RECYCLED MATERIALS ARE NOT PERMITTED.

(D) HIGH PERFORMANCE BEDDING IS NOT ACCETPED UNLESS WRITTEN CONFIRMATION PROVIDED BY THE CITY OF VAUGHAN.

WATERMAINS AND APPURTENANCES
1. ALL WATERMAINS 150mm DIAMETER AND LARGER SHALL BE PVC CONFORMING TO CSA B137.6, AWWA C900-75 AND AWWA C901-78.  THE PIPE JOINTS SHALL
BE APPROVED PUSH ON, MECHANICAL OR FLANGED AS REQUIRED FOR 1,000 Kpa RATED PRESSURE.

2. ALL WATERMAINS SHALL HAVE A MINIMUM COVER OF 2.1m TO TOP OF PIPE.
3. ALL FIRE HYDRANTS SHALL CONFORM TO CITY OF VAUGHAN STANDARDS.
4. THRUST BLOCKING SHALL CONFORM TO CITY OF VAUGHAN STANDARD DRAWINGS.
5. PIPE BEDDING SHALL CONFORM TO CITY OF VAUGHAN STANDARD DRAWING CLASS B.
6. SERVICE CONNECTIONS SHALL CONFORM TO CITY OF VAUGHAN STANDARD DRAWING I-2.
7. ALL MATERIAL AND CONSTRUCTION METHODS MUST CONFORM TO CURRENT CITY OF VAUGHAN STANDARDS AND SPECIFICATIONS.
8. 50mm BLOW OFFS SHALL BE INSTALLED AT ALL DEAD ENDED WATERMAINS FOR BLEEDING OFF, CHARGING AND FLUSHING THE WATER SYSTEM.
9. UPON COMPLETION OF THE CONSTRUCTION OF THE WATER DISTRIBUTION SYSTEM, THE CONTRACTOR SHALL FLUSH, PRESSURE TEST AND DISINFECT THE
WATER DISTRIBUTION SYSTEM AS DIRECTED BY THE ENGINEER AND THE LOCAL MUNICIPALITY/REGION.
10. ALL CURB STOPS SHALL BE INSTALLED 3.0m FROM THE FACE OF THE BUILDING WALLS UNLESS OTHERWISE NOTED.
11. WATERMAINS SHALL BE INSTALLED TO GRADES AS SHOWN ON THE APPROVED SITE PLANS.  A COPY OF ALL GRADE SHEETS MUST BE SUPPLIED TO THE
ENGINEER PRIOR TO COMMENCEMENT OF WORK.
12. WATERMAINS SHALL HAVE A MINIMUM CLEARANCE OF 0.5m VERTICALLY AND 2.5m HORIZONTALLY FROM UTILITIES.

SURFACE WORKS
1. ALL CONCRETE CURBS SHALL CONFORM TO OPSD STANDARD 600.04 AND 600.11 AS NOTED.

2. DRIVEWAY ENTRANCE CURB TRANSITIONS TO BE AS PER OPSD 350.010
3. ALL SIDEWALKS SHALL CONFORM TO THE STANDARDS AND SPECIFICATIONS OF THE LOCAL MUNICIPALITY.
4. ALL ASPHALT PAVEMENTS SHALL BE CONSTRUCTED AS SPECIFIED ON THE ARCHITECTS SITE PLAN OR AS SPECIFIED BY THE GEOTECHNICAL ENGINEER.
5. ALL LANDSCAPED AREAS SHALL BE GRADED AND CONSTRUCTED AS SPECIFIED ON THE LANDSCAPE ARCHITECTS DRAWINGS AND SPECIFICATIONS.
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SCHEDULE B:  
COMMENTS FROM AGENCIES, BUILDING STANDARDS & 

DEVELOPMENT PLANNING 
 

Department / Agency  
*Comments Received 

Conditions Required Nature of Comments 

Building Standards (Zoning) *See 
Schedule B 

Yes ☐ No ☒ General Comments 

Development Planning Yes ☒ No ☐ Recommend Approval w/Conditions 
 
External Agencies 
*Comments Received 

Conditions Required Nature of Comments 
*See Schedule B for full comments 

Alectra Yes ☐ No ☒ General Comments 
TRCA Yes ☐ No ☒ General Comments 
YCDSB Yes ☐ No ☒ General Comments 
Region of York Yes ☐ No ☒ General Comments 
Region of Peel Yes ☐ No ☒ General Comments 
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Date: February 15th 2024 

Attention: Christine Vigneault 

RE: Request for Comments 

File No.: A160-22 

Related Files:  

Applicant Highway 50 Self Storage Ltd. 

Location 8261 Hwy 50 

  

 

 

 

 

 

 

 

 

 

 

 

 



 

2 
 

 
 

COMMENTS: 

 
 

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

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

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

References:  
 

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

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

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

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

• Canadian Standards Association, latest edition (Basic Clearances) 
 

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

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

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

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

  

 

 

 

 

 

 

 

 

 

mailto:stephen.cranley@alectrautilities.com
mailto:stephen.cranley@alectrautilities.com
mailto:Mitchell.Penner@alectrautilities.com
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2141 Major Mackenzie Drive 

Vaughan, Ontario 
Canada L6A 1T1 
(905) 832-2281 

 

Page 1 of 2 
 

 
 
To:   Committee of Adjustment 
 

From:   Bernd Paessler, Building Standards Department 
 
Date:   February 9, 2024 
 
Applicant:  Highway 50 Self Storage Ltd. 
 
Location:  8261 Hwy 50  
                                CONC 3 Lot 20 
 
File No.(s):  A160/22 

 
Zoning Classification: 

 
The subject lands are zoned EM1 Prestige Employment Area, and under 
Zoning By-law 001-2021, as amended. 

 

# Zoning By-law 001-2021 Variance requested 
1 A minimum of 68 parking spaces are required for the site. 

Table 6-2 
To permit a minimum of 26 parking 
spaces on the site. 

2 A minimum of 1 Type A loading space dimensioned at 3.5m 
wide X 17m long X 4.4m high and 3 Type B loading spaces 
dimensioned at 3.5m wide X 11m long X 4.0m are required. 
Section 6.11.2  Table 6-16 

To permit one loading space 
dimensioned at 3.5m wide X 9.0m long 
X 4.2m high. 

3 
 
 
 

A minimum of 1 Type A and 3 Type B loading spaces are 
required. 
 
Section 6.11.4 Table 6-18 

To permit one Type B loading space 

4 
 
 

A short-term bicycle parking space shall have a minimum 
setback of 3.0m from a parking area.  
Section 6.5.5 2b 

To permit a short-term parking space to 
have a minimum setback of 2.8m from 
the parking area. 

5 
 
 

 Waste storage shall be wholly located within a building, 
within a waste storage enclosure or within a private garage.  
Section 4.24 2 

To permit the waste storage to be 
located outside of the building in the 
front yard. 

6 
 

A waste storage enclosure shall be prohibited in any part of 
a front yard and exterior side yard. 
 
Section 4.24.4.a 

To permit a waste storage enclosure in 
the front yard.  

7 
 

The waste storage area does not meet the definition of 
waste storage enclosure.  
Section 3.0  

To permit a waste storage area in the 
front yard.  

8 A retaining wall greater than 1.0m in height shall be setback 
an equal distance to the height of the highest portion of the 
retaining wall. 

To permit the retaining walls at various 
heights between 1.0m and 2.4m to be 
setback 0.0m from interior side and rear 
lot lines and 1.0m from front lot line. 

 
The subject lands are zoned EM1 Prestige Employment Area, under 
Zoning By-law 1-88, as amended. 
 

 Zoning By-law 1-88 Variance requested 
9 A minimum rear yard of 12.0 metres is required. 

Schedule A 
To permit a minimum rear yard of 8.8 
metres. 

10 A minimum interior side yard of 6.0 metres is required. 
Schedule A 

To permit a minimum interior side yard 
of 3.73 metres. 

11 A minimum of 132 parking spaces are required for the site. 
Section 3.8 

To permit a minimum of 26 parking 
spaces on the site. 

12 A minimum parking space length and a minimum 
accessible parking space length of 6.0 metres is required. 
Section 2.0 and 3.8 

To permit a minimum parking space 
length and an accessible parking space 
length of 5.7 metres. 

13 A minimum of 4 loading spaces are required for the site. 
Section 3.9 

To permit one loading space on the 
site. 

14 Loading and unloading shall not be permitted between a 
building and a street. 
Section 3.9 d 

To permit loading and unloading to be 
located between a building and a street. 

15 A strip of land not less than 9 metres in width shall be 
provided along a lot line abutting a provincial highway or an 
arterial road. 
Section 6.1.6 

To permit a strip of land not less than 
6.19 metres in width to be provided 
along a lot line abutting a provincial 
highway or an arterial road. 

 



  
2141 Major Mackenzie Drive 

Vaughan, Ontario 
Canada L6A 1T1 
(905) 832-2281 

 

Page 2 of 2 
 

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

 There are no outstanding Orders on file. 
 
 Other Comments: 
 

 

 

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

drawing for building permit/site plan approval. 

2 The subject lands are located within the Highly Vulnerable Aquifer as per the Source Water Protection 
Plan which provides policies for protecting the drinking water sources/supply. The policies respecting 
the Source Water Plan should be addressed. 

3 
 
 

Based on Ontario Regulation 413/12 being an act for Accessibility for Ontarians with Disabilities Act 
2005. Five barrier free parking spaces will be required 2 Type A and 3 Type B. per Section 80.36 2. 

Note: The barrier free parking spaces cannot be varied by Committee of adjustment under regulation 
413/12. 
 

4 This application is deemed to be transitioned under section 1.6.3.3 of bylaw 001-2021 as amended. 
The applicant may request removal of these variances if they wish.  
 

5 Please provide updated plans to Development planning department re: DA.18.078. 

Conditions of Approval: 
None 
 

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

 



/1  

 
 
 
 
 
 

February 16, 2024 

Christine Vigneault 
Manager, Development Services and 
Secretary Treasurer to the Committee of Adjustment 
City of Vaughan 
2141 Major MacKenzie Drive West 
Maple ON, L6A 1T1 
Christine.Vigneault@vaughan.ca 

 
RE: Region of Peel Comments  
 Minor Variance Application 

8261 Highway 50 
Vaughan file No: A160/22 
Peel Regional File: A-22-160B  
Associated File: SP-18-078V 

 
Dear Christine, 
 
The Region of Peel has had an opportunity to review the subject minor variance application 
and has no objections to approval of this request based on the drawings (R-Plan and site 
Plan, revised Jan 16, 2024) as submitted. 

 
If you have any questions or concerns, kindly advise us at your earliest convenience. Please 
contact me (sonia.tam@peelregion.ca 905.791.7800 x4283). 

 
Thank you, 

 

Sonia Tam 
Sonia Tam, RPP, MCIP 
Intermediate Planner 
Development Services 
Region of Peel 

mailto:Christine.Vigneault@vaughan.ca
mailto:sonia.tam@peelregion.ca
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If you have any questions or concerns, kindly advise us at your earliest convenience. Please contact me 
(sonia.tam@peelregion.ca 905.791.7800 x4283). 
 

Thank you, 
 

Sonia Tam 
Sonia Tam, RPP, MCIP 
Intermediate Planner 
Development Services 
Region of Peel 

 
Cc: John Hardcastle, Manager, Development Services, Region of Peel 

Paul Tobia, Senior Planner, Weston Consulting 
Casandra Krysko, Senior Planner, Development Planning, City of Vaughan 
Nick Sawyer, Site Plan Development Planner, Region of York 

mailto:sonia.tam@peelregion.ca
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To:   Christine Vigneault, Committee of Adjustment Secretary Treasurer 
 
From:   Nancy Tuckett, Director of Development Planning 
 
Date:   March 11, 2024 
 
Name of Owner: Highway 50 Self Storage Ltd. 
 
Location: 8261 Highway 50 
 
File No.(s):  A160/22 
 
 
Proposed Variance(s) (By-law 001-2021): 

1. To permit a minimum of 26 parking spaces on the site. 
2. To permit one loading space dimensioned at 3.5 m wide X 9.0 m long X 4.2 m 

high. 
3. To permit one Type B loading space. 
4. To permit a short-term parking space to have a minimum setback of 2.8 m from 

the parking area. 
5. To permit the waste storage to be located outside of the building in the front yard. 
6. To permit a waste storage enclosure in the front yard. 
7. To permit a waste storage area in the front yard that is not in a wholly enclosed 

detached building or structure and has no roof. 
8. To permit the retaining walls at various heights between 1.0 m and 2.4 m to be 

setback 0.0 m from interior side and rear lot lines and 1.0m from front lot line. 
 
By-Law Requirement(s) (By-law 001-2021): 

1. A minimum of 68 parking spaces are required for the site. 
2. A minimum of 1 Type A loading space dimensioned at 3.5 m wide X 17 m long X 

4.4 m high and 3 Type B loading spaces dimensioned at 3.5 m wide X 11 m long 
X 4.0 m are required. 

3. A minimum of 1 Type A and 3 Type B loading spaces are required. 
4. A short-term bicycle parking space shall have a minimum setback of 3.0 m from 

a parking area. 
5. Waste storage shall be wholly located within a building, within a waste storage 

enclosure or within a private garage. 
6. A waste storage enclosure shall be prohibited in any part of a front yard and 

exterior side yard. 
7. The waste storage area does not meet the definition of waste storage enclosure.   
8. A retaining wall greater than 1.0 m in height shall be setback an equal distance to 

the height of the highest portion of the retaining wall. 
 
Proposed Variance(s) (By-law 1-88): 

9. To permit a minimum rear yard of 8.8 m. 
10. To permit a minimum interior side yard of 3.73 m. 
11. To permit a minimum of 26 parking spaces on the site. 
12. To permit a minimum parking space length and an accessible parking space 

length of 5.7 m. 
13. To permit one loading space on the site. 
14. To permit loading and unloading to be located between a building and a street. 
15. To permit a strip of land not less than 6.19 m in width to be provided along a lot 

line abutting a provincial highway or an arterial road. 
 
By-Law Requirement(s) (By-law 1-88): 

9. A minimum rear yard of 12.0 m is required. 
10. A minimum interior side yard of 6.0 m is required. 
11. A minimum of 132 parking spaces are required for the site. 
12. A minimum parking space length and a minimum accessible parking space 

length of 6.0 m is required. 
13. A minimum of 4 loading spaces are required for the site. 
14. Loading and unloading shall not be permitted between a building and a street. 
15. A strip of land not less than 9.0 m in width shall be provided along a lot line 

abutting a provincial highway or an arterial road. 
 
 
 

http://www.vaughan.ca/
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Official Plan: 
 
City of Vaughan Official Plan 2010 (‘VOP 2010’): “Prestige Employment” within Volume 1, 
Schedule 13 – Land Use and Volume 2, Section 12.12 Huntington Business Park 
 
Comments: 
 
The Owner is requesting relief to permit the construction of a self-storage facility, with 
the above-noted variances. The Owner submitted Site Development Application File 
DA.18.078, which is currently under review, to facilitate the proposed development. As 
part of the City’s review, the above-noted variances were identified to implement the 
development as proposed. 
 
Development Planning Department staff has no objection to Variances 1, 11 and 12 for 
the proposed parking spaces. The proposed parking space length complies with the 
standards established by Zoning By-law 001-2021. The number of proposed parking 
spaces have been reviewed by the Transportation Engineering Division of the 
Development Engineering Department and are considered sufficient to serve the 
proposed self-storage facility use. 
 
Development Planning Department staff has no objection to Variances 2, 3, 13 and 14 
for the proposed loading space. The loading space is located within an enclosed front-
facing loading area internal to the building. As the loading area is enclosed, only the 3 
doors permitting access to the internal loading area will be visible from the street, not the 
loading area itself and the loading vehicles will not project beyond the front wall of the 
building. The size, location, and reduction to the amount of required loading spaces have 
been reviewed by the Transportation Engineering Division of the Development 
Engineering Department and are considered sufficient to serve the proposed use. 
 
Development Planning Department staff has no objection to Variance 4 for the location 
of short-term bicycle parking given that the 0.2 m reduction to the required setback 
between the bicycle and vehicular parking areas is not anticipated to be perceptible, is 
minor in nature and is not anticipated to have any adverse impacts to the function of the 
site. 
 
Development Planning Department staff has no objection to Variances 5, 6 and 7 for the 
proposed waste storage area. The Molok waste containers located in the front yard will 
not be visible from Highway 50 as they will be screened from view by the proposed 
retaining wall and landscaping. The armourstone retaining wall will stretch the entire 
length of the rear (east) and southern interior side lot line, and most of the length of the 
front (west) lot line. The retaining wall will be topped with a decorative chain link fence. A 
variety of deciduous trees will be located in the front yard between the retaining wall and 
the waste storage area. The Molok waste containers are located near the enclosed 
loading area which is a publicly accessible area. Locating the loading and waste storage 
activities near one another enhances functionality by consolidating the site’s utilitarian 
activities. The waste storage area has also been approved by Waste Management 
through the Site Development Application process and is considered appropriate for the 
development. 
 
Development Planning Department staff has no objection to Variance 8 for the proposed 
retaining wall. The retaining wall, as detailed in the above paragraph, will surround the 
development on three sides. The Development Engineering Department has reviewed 
the retaining wall through the Site Development Application process, has no concerns 
with the location of the retaining wall, and is satisfied that drainage within the site will be 
maintained. 
 
Development Planning Department staff has no objection to Variances 9 and 10 for the 
proposed reduction to the rear and interior side yard setbacks. The proposed setbacks 
comply with the setback requirements of Zoning By-law 001-2021. The setbacks have 
been reviewed through the Site Development Application process, are considered 
appropriate for the development, and are not anticipated to have adverse impacts to the 
surrounding properties or streetscape. 
 
Development Planning Department staff has no objection to Variance 15 for the reduced 
6.19 m landscape strip. The landscape strip provides sufficient room for tree plantings 
along its length which, in conjunction with the proposed retaining wall, provides an 
adequate buffer between the proposed building and Highway 50. The Urban Design 

http://www.vaughan.ca/
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Division of the Development Planning Department have also reviewed the minor 
variance application and have no objection. 
 
Accordingly, Development Planning Department staff can support the requested 
variances and is of the opinion that the proposal is minor in nature, maintains the 
general intent and purpose of the Official Plan and Zoning By-law, and is desirable for 
the appropriate development of the land. 
 
Recommendation: 
 
Development Planning Department staff recommends approval of the application, 
subject to the following condition: 
 
Condition of Approval: 
 
If the Committee finds merit in the application, the following condition of approval is 
recommended: 
 

1. That all comments on Site Development Application DA.18.078 be addressed to 
the satisfaction of the Development Planning Department. 

 
Comments Prepared by: 
 
Joshua Cipolletta, Planner 
David Harding, Senior Planner 

http://www.vaughan.ca/


Prabhdeep Kaur

From: Kristen Regier <Kristen.Regier@trca.ca>
Sent: Wednesday, February 14, 2024 11:04 AM
To: Committee of Adjustment
Cc: Prabhdeep Kaur
Subject: [External] RE: A160/22 - REQUEST FOR COMMENTS, CITY OF VAUGHAN

Hello,  

The subject property at 8261 Hwy 50, Vaughan is not located within TRCA’s Regulated Area. TRCA’s Planning and 
Regulatory policy interests are not impacted.  

As such, TRCA has no comments on the application. 

Best,  

Kristen Regier, MA (she / her) 
Planner  
Development Planning and Permits | Development and Engineering Services 
Toronto and Region Conservation Authority (TRCA) 

T: 437-880-2129 
E: kristen.regier@trca.ca 
A: 101 Exchange Avenue, Vaughan, ON, L4K 5R6 | trca.ca 

CAUTION! This is an external email. Verify the sender's email address and carefully examine any links or 
attachments before clicking. If you believe this may be a phishing email, please use the Phish Alert Button.  



CAUTION! This is an external email. Verify the sender's email address and carefully
examine any links or attachments before clicking. If you believe this may be a phishing
email, please use the Phish Alert Button.

From: Yushi Ao
To: Committee of Adjustment
Cc: Karyn McAlpine-Tran
Subject: [External] Fwd: A160/22 - REQUEST FOR COMMENTS, CITY OF VAUGHAN
Date: Friday, February 23, 2024 3:58:14 PM
Attachments: APPPLANS_A160_22_02_02_24.pdf

COMBLDG_A160_22_02_09_24.pdf
APPCOVLETTER_A160_22_02_02_24.pdf
APP_A160_22_02_02_2024.pdf

Hello,

Thank you for the opportunity to comment on the above referenced Minor Variance 
application. YCDSB staff have reviewed the material provided and have no comments or 
objections to its approval.

Regards,

Yushi Ao
Planner and Project Analyst
Planning Services
York Catholic District School Board
yushi.ao@ycdsb.ca

mailto:yushi.ao@ycdsb.ca
mailto:CofA@vaughan.ca
mailto:karyn.mcalpine-tran@ycdsb.ca
mailto:yushi.ao@ycdsb.ca
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Proposed Deciduous Tree


Perennials


150mm Depth Topsoil,
Fine Grade and Sod


Concrete Paving


Property Line


Bench


Bike Ring


Proposed Deciduous Shrubs


Proposed Evergreen Shrubs


1.8m ht. Black Vinyl Chain Link Fence


1.5m ht. Black Decorative Fence


Trash Receptacle


Riverrock Splash Edge


1.2m ht. Black Decorative Fence


Grasses


Site Reserve


Road allowance conveyance


SNOW STORAGE SNOW STORAGESNOW STORAGE


SNOW
STORAGE


G


SNOW
STORAGE


BUILDING A
BUILDING


B
BUILDING


C
BUILDING


D
BUILDING


E


CROSS SECTION


LONGITUDINAL SECTION


40mm depth saw cut control joint at
±1500mm or as shown on plan


Fiberboard expansion Joint (typ.) @
±6000mm or as shown on plan


20mm Fiberboard control joint at curbs & walls


150mm compacted depth
19mmØ Crusher Run to 98% SPD


Compacted subgrade:
98% SPD disturbed grade
95% SPD undisturbed grade


Trowelled edge at perimeter edges (typ.)


150mm thick C-2 32 MPa at 28 days concrete
5-7% air entrained, light broom finish


Slope to drain


SNOW STORAGE SNOW STORAGESNOW STORAGE


SNOW
STORAGE


G


SNOW
STORAGE


BUILDING A
BUILDING


B
BUILDING


C
BUILDING


D
BUILDING


E


REVISIONS


DATE DESCRIPTION


NOTE: Contractor is to check and verify all dimensions and conditions on
the project, and is to immediately report any discrepancies to the
landscape architect before proceeding with the work.


Project Title


Landscape Architecture   I   Site Design


IssuedDate


Scale


Sheet  Number


Job  Number Drawn  By


Checked  By


File Number


Vaultra Storage


Vaughan, ON


Highway 50 Storage
8261 Highway 50


April 2021


BTI-1614


SPA File No. DA.18.078 


Note:  All Drawings by Baker Turner inc. to be Printed in Colour.


https://bakerturner.com/
Tel:  (289) 291-7620Suite 243


2010 Winston Park Drive
tba@bakerturner.comOakville Ontario  L6H 5R7


LEGEND


NOTES:
1. Plant material to conform to the Canadian Nursery Trades association metric Guide Specifications for Nursery Stock, latest edition.
2. Contractor to verify quantities listed: plant quantities to be supplied as shown in plan in case of discrepancies between plan and


quantities listed.
3. All plant material to be sourced from nurseries with an 800km radius.
4. Provide 2 year warranty for all plant material.


KEY PLAN


Landscape Plan


As Shown 


L.1


MT


EO


SITE


LANDSCAPE PLAN
1:300


CONCRETE PAVING & SPECIFICATIONS
1:20


1
L.1


CONCRETE SPECIFICATIONS


1. Concrete materials and methods of construction to comply with
Can3-A23.1-M77


2. Contractor to verify accuracy of concrete details and reinforcement prior to
installation


3. Provide the following materials accordingly;
3.1. Cement - to Can3-A5-M77M Normal Type 10
3.2. Aggregates (for concrete) - to Can3-A23.1-M77
3.3. Reinforcing Steel (if specified) - to CSA 630.12-1972
3.4. Wire Ties (if specified) - to CSA 630.3-1972 (R1979) Plain, cold drawn


annealed steel wire
3.5. Form Stripping Agent - Colourless mineral oil, free of kerosene
3.6. Latex Bonding Agent - Sika Bond by Sikamix Ltd. or approved equal
3.7. Form Lumber - Clean, free of loose knots, splits and with repairs


made smoothly and securely.
3.8. Joint Fillers - 20 mm thick, preformed, non-extruding, resilient


bituminous type
3.9. Add mixtures - to be used only when approved by engineer
3.10. Aggregates (for base) - 19mm Crusher Run limestone shall be


produced by crushing limestone to OPSS 1010.05.03.06 physical
requirements


3.11. Water (for mixing and curing) - to be reasonably clean and free of oil,
salt, acid, alkali, sugar, organic matter, or other substances injurious
to the finished product and shall meet the requirement of CSA A23
I.M


4. Class C-2 exposure concrete mix to provide a compressive strength of 32
Mpa at 28 days, entrained air of 5 to 7 percent and a slump at point of
discharge of 60 mm for curbs and footings


5. Granular base to be compacted to 95 percent maximum dry density to
ASTM D698-78 and to depths as detailed


6. Pour concrete in favourable weather conditions
7. Apply surface finishes as detailed
8. Provide expansion and contraction joints as detailed
9. Repair defective areas while concrete is still plastic, or remove defective


work and replace with new concrete
10. Concrete areas will not be accepted under the following conditions;


10.1. Failure to meet requirements of this specification
10.2. Excessive honeycombing or embedded debris
10.3. Average strength in any area is less than 95 percent of the   specified


minimum
10.4. Surface irregularities
10.5. Cosmetic and structural damage (e.g., cracks, chipped edges)
10.6. Poor quality workmanship


11. It is the contractor' s responsibility to maintain and protect concrete areas
until time of final acceptance


PEDESTRIAN CIRCULATION PLAN
N.T.S


Internal Concrete Pathways


Municipal Sidewalk


PLANT LIST


H  I  G  H  W  A  Y    5  0


BENCH


IN-GROUND
WASTE
CONTAINER


Entry Sign. See Architectural Drawings


CONCRETE PAVING (Typ.)


Roof Overhang


TRASH RECEPTACLE


BIKE RACK (Typ.)
Accessible Parking Signage.
See Site Plan.


Light Standard (Typ.)
See Electrical Drawings


SPLASH EDGE (Typ.)


Make connection with new municipal sidewalk
including the depressed curb required where the
sidewalk runs through the driveway entrance
connecting also to the internal walkway in the
right-of-way on the Landscape Plan


Line Painting by others


CURB CUT WITH
TACTILE PAVERS


Asphalt Paving (Typ.)
See Site Plan


Armourstone Retaining Wall (Typ.)
See Civil Drawings.


ELECTRICAL VEHICULAR GATE B (Typ.)


Concrete Curb (Typ.) See Site Plan


1.8M HT. BLACK VINYL
CHAIN LINK FENCE (Typ.) 3


L.5


1.5M HT. BLACK
DECORATIVE FENCE (Typ.) 4


L.5


1
L.2


1
L.2


1
L.2


1
L.1


2
L.5


1
L.3


ELECTRICAL VEHICULAR
GATE A (Typ.) 1


L.4


Cornus alba
'Jefreb' (33)


Taxus x media
'Densiformis' (17)


Betula papyrifera
'Renaissance Oasis' (1)


Taxus x media 'Densiformis' (74)


Betula papyrifera
'Renaissance Oasis' (1)


Tilia cordata (3)


Tilia cordata (4)


Betula papyrifera
'Renaissance Oasis' (1)


Gleditsia triacanthos var. inermis 'Skycole' (17)


Mix alternating groups of 11:
Rosa rugosa (33)
Spiraea prunifolia (22)


Deschampsia cespitosa (40)


Hemerocallis 'Stella D'Oro' (174)


Mix alternating
groups of 20:
Rosa rugosa (60)
Spiraea prunifolia (60)


Rosa rugosa (25)


Transformer.
See Electrical
DrawingsAcer saccharum (5)


Taxus x media
'Densiformis' (18)


Euonymus fortunei 'Emerald 'n' Gold' (7)


Taxus x media 'Densiformis' (15)


Euonymus fortunei
'Emerald 'n' Gold' (14)


Taxus x media
'Densiformis'
(15)
Euonymus fortunei
'Emerald 'n' Gold' (14)
Taxus x media
'Densiformis' (15)


Euonymus fortunei
'Emerald 'n' Gold' (14)


Euonymus fortunei
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Taxus x media 'Densiformis' (15)


Issued for ReviewApr 07, 2022


Issued for SPA SubmissionApr 21, 2022


Issued for CoordinationJul 18, 2022


Issued for SubmissionJul 21, 2022


Trees planted within the Regional road allowance shall conform to the following requirements:
a. All trees shall be planted in accordance with the York Region Street Tree and Horticultural Design Guidelines (Jan. 2022).
b. York Region Natural Heritage and Forestry Staff (NHF) shall be provided with 2 weeks notification notified to schedule a site meeting to


review planting layout as well as notification at the completion of tree planting. York Region NHF may inspect the trees post planting and
annually to ensure that the trees are planted and maintained in accordance with York Region standards. The developer shall be responsible
for correcting all identified deficiencies.


c. All tree planting shall occur only during the first appropriate planting season immediately following the completion of construction between
April 1st and June 30th.


d. Trees shall be subject to a two (2) year warranty period. During that time the developer shall warranty the trees against mortality from any
biotic and abiotic factor, and/or as a result of incorrect planting or maintenance procedures.


e. All trees shall be watered a minimum of fourteen (14) times per year throughout the growing season for the duration of the two year
warranty period.


f. At the end of the two (2) year warranty all gator bags and stakes are to be removed and the mulch is to be added in accordance with
specifications.


Issued for SubmissionJul 22, 2022


Re-Issued for Site Plan Approval Aug 02,2022


York Region's File Number (SP.22.V.0153)


Euonymus fortunei
'Emerald 'n' Gold' (14)


Line painting to denote
snow storage area (Typ.)
See Site Plan.


Acer x freemanii
'Jeffersred' (3)


TACTILE PAVERS (Typ.)2
L.2


Re-Issued for Site Plan Approval Jul 24, 2023


Re-Issued for Site Plan Approval (Revised)Jul 28, 2023
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Acer x freemanii
'Jeffersred' (4)


1.5M HT. BLACK DECORATIVE FENCE (Typ.)4
L.5


1.2M HT. BLACK DECORATIVE FENCE (Typ.)4
L.5


Picea pungens (4)
Calamagrostis x acutiflora
'Karl Foerster' (183)
Cornus canadensis (450)


Betula papyrifera
'Renaissance Oasis' (1)


Cornus alba 'Jefreb' (10)


Deschampsia
cespitosa 'Goldtau' (75)


Deschampsia
cespitosa 'Goldtau' (290)


Site Reserve. See Architectural Drawings


Road allowance conveyance.
See Architectural Drawings


ELECTRICAL PEDESTRIAN
GATE 2


L.3


Viburnum × rhytidophylloides 'Alleghany' (5)


Euonymus alatus 'Compactus' (10)


Re-Issued for SPAJan 15, 2024


1.2M HT. BLACK
DECORATIVE FENCE (Typ.) 4


L.5
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ADS GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE ALL


AROUND CLEAN, CRUSHED, ANGULAR STONE IN A & B LAYERS


EXCAVATION WALL


(SLOPED OR VERTICAL)


PERIMETER STONE


SC-740/DC-780 END CAP
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(SLOPED OR VERTICAL)


SC-740/DC-780 END CAP


300mm MIN
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450 mm MIN


SC-740 CHAMBER


6" (150 mm) SDR35 PIPE


12" (300 mm) NYLOPLAST INLINE DRAIN


BODY W/SOLID HINGED COVER OR GRATE


PART# 2712AG6IP*


SOLID COVER: 1299CGC*


GRATE: 1299CGS


CONCRETE COLLAR NOT REQUIRED


FOR UNPAVED APPLICATIONS


CONCRETE COLLAR


PAVEMENT


FLEXSTORM CATCH IT


PART# 6212NYFX


WITH USE OF OPEN GRATE


6" (150 mm) INSERTA TEE


PART# 6P26FBSTIP*


INSERTA TEE TO BE CENTERED ON


CORRUGATION CREST


* THE PART# 2712AG6IPKIT  CAN BE


USED TO ORDER ALL NECESSARY


COMPONENTS FOR A SOLID LID


INSPECTION PORT INSTALLATION


18" (450 mm) MIN WIDTH


CONC SLAB


200mm MIN


STORAGE BASIN DETAILS


INSPECTION PORT ISOLATOR ROW


25.83 m


29.40 m


ELEVATED BYPASS MANIFOLD


TWO LAYERS OF ADS GEOSYNTHETICS 315WTK WOVEN


GEOTEXTILE BETWEEN FOUNDATION STONE AND CHAMBERS


5' (1.5 m) MIN WIDE CONTINUOUS FABRIC WITHOUT SEAMS


24" (600 mm) HDPE ACCESS PIPE REQUIRED


USE FACTORY PRE-FABRICATED END CAP


PART #: SC740EPE24B


STORMTECH HIGHLY RECOMMENDS


FLEXSTORM PURE INSERTS IN ANY UPSTREAM


STRUCTURES WITH OPEN GRATES


COVER ENTIRE ISOLATOR ROW WITH ADS


GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE


8' (2.4 m) MIN WIDE


SC-740 CHAMBER


OPTIONAL INSPECTION PORT


SC-740 END CAP


CATCH BASIN
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MH 1
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MH 1


ISOLATOR ROW


190.51


189.60


189.90


ADS GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE 


SC-740/DC-780 CHAMBERS - 2 ROWS OF 12 CHAMBERS PER ROW


CITY OF VAUGHAN SITE PLAN NOTES
1. STANDARD DRAWINGS OF THE CITY OF VAUGHAN CONSTITUTE PART OF THE SITE PLAN DRAWING.


2. ALL CONSTRUCTION WORK TO BE CARRIED OUT IN ACCORDANCE WITH THE REQUIREMENTS OF THE OCCUPATIONAL HEALTH AND SAFETY ACT AND
REGULATIONS FOR CONSTRUCTION PROJECTS.
3. THE OWNER SHALL RETAIN THE SERVICES OF HIS CONSULTANTS TO ENSURE REQUIRED INSPECTION REPORTS AND/OR CERTIFICATION REQUIREMENTS ARE
SUBMITTED TO THE ENGINEERING DEPARTMENT AND OTHER AFFECTED CITY DEPARTMENTS.
4. THE OWNER AND/OR HIS REPRESENTATIVE/CONTRACTOR SHALL RECTIFY ALL DISTURBED AREAS TO ORIGINAL CONDITION OR BETTER AND TO THE
SATISFACTION OF THE CITY.
5. THE LOCATION OF ALL UNDER/ABOVE GROUND UTILITIES AND STRUCTURES IS APPROXIMATE


ONLY, AND WHERE SHOWN ON THE DRAWING(S) THE ACCURACY OF THE LOCATION OF SUCH UTILITIES IS NOT GUARANTEED. THE OWNER AND/OR HIS
REPRESENTATIVE/CONTRACTOR SHALL DETERMINE THE LOCATION OF ALL SUCH UTILITIES AND STRUCTURES BY CONSULTING THE APPROPRIATE AUTHORITIES OR
UTILITY COMPANIES CONCERNED. THE OWNER/CONTRACTOR SHALL PROVE THE LOCATION OF ALL SUCH UTILITIES AND STRUCTURES AND SHALL ASSUME ALL
LIABILITY FOR DAMAGE OR RESTORATION TO SAME.


6. ANY CONFLICTS WITH EXISTING SERVICES SHALL BE RECTIFIED AT THE OWNER'S EXPENSE.
7. SANITARY AND STORM MANHOLES SHALL BE IN ACCORDANCE WITH OPSD 701.010, OPSD 701.011, OR OPSD 701.012 AS REQUIRED. MANHOLES SHALL BE
BENCHED TO THE OBVERT OF PIPES EXCLUDING CATCHBASIN MANHOLES.
8. FRAME AND COVERS SHALL BE AS PER OPSD 401.010 TYPE 'A'.
9. ALL SANITARY MANHOLE COVERS IN THE PONDING AREAS TO BE WATER TIGHT AS PER OPSD 401.030.
10. ALL CATCHBASINS SHALL BE INSTALLED IN ACCORDANCE WITH CITY STANDARD DRAWING S-104. ALL CATCHBASIN FRAMES AND COVERS SHALL BE PER SD
400.010, OPSD 400.020, OR OPSD 400.110 OR APPROVED EQUAL.
11. ALL INDUSTRIAL/COMMERCIAL/CONDOMINIUM WATERMAIN CONNECTIONS SHALL BE CONSTRUCTED IN ACCORDANCE WITH CITY STANDARD DRAWINGS
C-102, C-103.  W-106 & W-111 ARE NOT APPLICABLE AS METER AND BACKFLOW PREVENTER'S ARE LOCATED IN MECHANICAL ROOM.
12. WATERMAIN SHALL HAVE A MINIMUM VERTICAL SEPARATION OF 0.5m AND HORIZONTAL SEPARATION OF 2.5m BETWEEN ANY SEWER OR MANHOLE.
13. HYDRANTS TO BE INSTALLED AS PER CITY STANDARD W-104, WITH 1.0m MINIMUM CLEAR FROM ALL OBSTRUCTIONS.
14. DRIVEWAY ENTRANCE SHALL BE CONSTRUCTED WITH HEAVY DUTY ASPHALT FROM THE BACK OF THE MUNICIPAL CURB OR EDGE OF PAVEMENT TO THE
PROPERTY LINE (AREA HIGHLIGHTED ON DRAWING(S)) IN ACCORDANCE WITH THE FOLLOWING SPECIFICATIONS:


(A) 50MM COMPACTED DEPTH OF HL3 ASPHALT - TOP COURSE


(B) 75MM COMPACTED DEPTH OF HL8 ASPHALT - BINDER COURSE


(C) 150MM COMPACTED DEPTH OF 20MM CRUSHER RUN LIMESTONE - GRANULAR BASE


(D) 300MM COMPACTED DEPTH OF 50MM CRUSHER RUN LIMESTONE - GRANULAR SUB-BASE


15. ALL CONCRETE CURB FROM EXISTING ROAD CURB TO STREET LINE SHALL BE BARRIER CURB CITY STANDARD OPSD 600.110. ALL CONCRETE CURB HEIGHTS SHALL
BE 150MM UNLESS OTHERWISE NOTED. DRIVEWAY CURB TO BE DISCONTINUOUS AT SIDEWALK AND TAPERED BACK 600MM MINIMUM.
16. ALL REQUIRED CURB CUTTING AT DRIVEWAY ENTRANCE(S) AND CURB DEPRESSIONS AT SIDEWALK CROSSINGS SHALL BE INSTALLED TO THE SATISFACTION OF
THE CITY.
17. BARRIER CURB TRANSITIONS TO FULL ROADWAY CURB TO BE AS PER OPSD 350.010.
18. EXISTING ROADWAY CURB AND GUTTER TO BE CONTINUOUS THROUGH THE PROPOSED DRIVEWAY ENTRANCE(S) ALONG WITH THE MUNICIPAL SIDEWALK.
19. SIDEWALK TO BE 200MM THICK THROUGH DRIVEWAY ENTRANCE PER CITY STANDARD R-128.
20. FROST COLLARS ARE TO BE PROVIDED ON CURB STOPS AND VALVE BOXES WHEN LOCATED WITHIN THE LIMITS OF THE DRIVEWAY.
21. DRIVEWAYS SHALL BE SETBACK A MINIMUM CLEARANCE OF 1.0M FROM ALL ABOVEGROUND SERVICES OR OTHER OBSTRUCTIONS.
22. APPROPRIATE CONSTRUCTION DETAILS SHOULD BE PROVIDED FOR RETAINING WALLS HIGHER THAN 1.0M. DETAILS SHALL BE DESIGNED AND CERTIFIED BY A
PROFESSIONAL ENGINEER UPON APPROVAL. HANDRAIL/GUARD IS REQUIRED WHEN HEIGHT EXCEEDS 0.60M (AS PER CITY STANDARD DRAWING FRW-105 OR
APPROVED EQUAL) UPON COMPLETION RETAINING WALLS GREATER THAN 1.0m TO BE CERTIFIED BY A STRUCTURAL AND GEOTECHNICAL ENGINEER.
23. LANDSCAPING SHALL NOT ENCROACH ON BOULEVARD NOR SHALL BOULEVARD GRADES BE ALTERED.
24. SLOPES IN LANDSCAPED AREAS AND ON BERMS SHALL NOT EXCEED 3 HORIZONTALS TO 1 VERTICAL.
25. PAVEMENT GRADES (MIN. 0.5 %, MAX. 5%).
26. DRAINAGE SWALES WITH GRADES (MIN. 2%, MAX 5%)
27. OUTSIDE LIGHTING SHALL BE DIRECTED DOWNWARD AND INWARD AND DESIGNED TO MAINTAIN ZERO CUTOFF LIGHT LEVEL DISTRIBUTION AT THE PROPERTY
LINE.
28. SANITARY, STORM AND WATER SERVICE CONNECTIONS WHICH ARE NOT IN PLACE ON THE MUNICIPAL ROAD ALLOWANCE TO THE PROPERTY LINE SHALL BE
ARRANGED FOR INSTALLATION BY THE CITY ON PAYMENT OF INSTALLATION COSTS BY THE OWNER. TO INITIATE THE INSTALLATION OF THE SERVICE CONNECTION(S),
THE OWNER SHALL FILE AN APPLICATION WITH THE CONSTRUCTION SERVICES DIVISION OF THE ENGINEERING DEPARTMENT WHICH INCLUDES A COPY(S) OF THE
APPROVED SITE PLAN DRAWING(S).
29. SILT FENCE(S) TO BE INSTALLED AND MAINTAINED TO PREVENT SILT FLOWING ONTO ADJACENT LANDS.
30. CONSTRUCTION ACCESS SHALL BE CONSTRUCTED WITH A MINIMUM DEPTH OF 450MM CRUSHED STONE BASE FROM THE MUNICIPAL CURB OR EDGE OF
PAVEMENT TO THE PROPERTY LINE, TO THE SATISFACTION OF THE CITY.
31. THE SURFACE OF ALL LOADING SPACES AND RELATED DRIVEWAYS, PARKING SPACES, AND


MANEUVERING AREAS WITHIN THE SITE SHALL BE PAVED WITH A HARD SURFACE. THE RECOMMENDED MINIMUM DEPTH REQUIREMENTS ARE AS FOLLOWS:


(A) 50MM COMPACTED DEPTH HL3 ASPHALT - TOP COURSE


(B) 75MM COMPACTED DEPTH HL8 ASPHALT - BINDER COURSE


(C) 125MM COMPACTED DEPTH 20MM CRUSHER RUN LIMESTONE-GRANULAR BASE


(D) 350MM COMPACTED DEPTH 50MM CRUSHER RUN LIMESTONE-GRANULAR SUB-BASE.


32.  ALL PROPOSED PARKING SPACES FOR DISABLED TO INCLUDE "RB-93 BY PERMIT ONLY" TRAFFIC SIGN AND PAVEMENT DISABLED SYMBOL MARKING IN
ACCORDANCE WITH CITY STANDARD DRAWING.
33. THE OWNER/CONSULTING ENGINEER SHALL DESIGN, IMPLEMENT AND MONITOR EROSION AND SEDIMENT CONTROL MEASURES DURING ALL PHASES OF
CONSTRUCTION IN THE PLAN IN ACCORDANCE WITH THE TRCA EROSION AND SEDIMENT CONTROL GUIDELINES FOR URBAN CONSTRUCTION, DATED 2019, TO
SATISFACTION OF THE CITY AND TRCA.


GENERAL NOTES
1. ALL MEASUREMENTS ARE IN METERS AND PIPE SIZES ARE IN MILLIMETRES UNLESS OTHERWISE NOTED.


2. THE DESIGN BY URBAN ECOSYSTEMS LIMITED IS CONFINED TO SITE GRADING, STORMWATER MANAGEMENT, STORM SEWERS, SANITARY SEWERS AND WATER
DISTRIBUTION SYSTEMS, INCLUDING APPURTENANCES.  PLUMBING, DRAINAGE, AND WATER DISTRIBUTION WITHIN THE BUILDING STRUCTURE ARE SPECIFICALLY
EXCLUDED FROM THE DESIGN BY URBAN ECOSYSTEMS LIMITED.  FOR THOSE WORKS, THE CONTRACTOR SHALL REFER TO ARCHITECTURAL AND MECHANICAL DESIGN
DRAWINGS.
3. THE LOCATION AND DIMENSIONS OF PROPOSED BUILDINGS, PARKING LOTS AND LANDSCAPED AREAS HAVE BEEN OBTAINED FROM THE SITE PLAN(S) PREPARED
BY ARCHITECT FIRM.  FOR DIMENSIONS AND OTHER DETAILS, THE CONTRACTOR SHALL REFER TO THE ARCHITECT'S SITE PLAN.
4. ALL EXISTING TOPOGRAPHICAL INFORMATION HAS BEEN OBTAINED FROM OLS SURVEYOR, SURVEYORS.
5. ALL CONSTRUCTION WORKS, INCLUDING TRENCHING SHALL BE DONE IN STRICT ACCORDANCE WITH THE OCCUPATIONAL HEALTH AND SAFETY ACT.
6. FOR DETAILS AND DIMENSIONS, THE CONTRACTOR SHALL REFER TO STANDARD DRAWINGS APPROVED BY THE LOCAL MUNICIPALITY/REGION.
7. THE CONTRACTOR SHALL THOROUGHLY EXAMINE THE SITE AND SATISFY HIMSELF OF THE ACTUAL CONDITIONS TO BE ENCOUNTERED AND THE REQUIREMENTS
OF THE WORK.
8. THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND NOTIFY THE ENGINEER OF ANY DISCREPANCIES IN OR OMISSIONS FROM THE DRAWINGS.
9. ALL TRAFFIC CONTROL AND SIGNAGE SHALL BE IN ACCORDANCE WITH MTO TRAFFIC CONTROL MANUAL.
10. THE CONTRACTOR SHALL NOTIFY THE ENGINEER AND PROVIDE HIM WITH A CONSTRUCTION SCHEDULE 48 HOURS PRIOR TO COMMENCING CONSTRUCTION OF
UNDERGROUND SERVICES.
11. THE CONTRACTOR SHALL NOTIFY THE ENGINEER AND THE LOCAL MUNICIPALITY/REGION 48 HOURS PRIOR TO COMMENCING ANY WORK WITHIN A MUNICIPAL
ROAD ALLOWANCE.
12. THE CONTRACTOR SHALL BE RESPONSIBLE TO LOCATE, PROTECT, AND SUPPORT AS NECESSARY ALL EXISTING UTILITIES AND MUNICIPAL SERVICES.
13. ANY TRENCHES WITHIN THE TRAVELED PORTION OF A ROAD ALLOWANCE SHALL BE BACKFILLED WITH UNSHRINKABLE FILL UNLESS OTHERWISE NOTED.
14. ALL AREAS WITHIN AN EXISTING ROAD ALLOWANCE DISTURBED BY CONSTRUCTION SHALL BE RESTORED TO THEIR ORIGINAL CONDITION TO THE SATISFACTION
OF THE ENGINEER AND THE LOCAL MUNICIPALITY/REGION.
15. ALL EXISTING MANHOLES, CATCHBASINS, VALVE CHAMBERS, HYDRANTS, VALVES, ETC. ARE TO BE ADJUSTED TO FINAL GRADES TO THE SATISFACTION OF THE
ENGINEER.
16. WHEREVER PIPES, MANHOLES, CATCHBASINS, VALVE CHAMBERS OR OTHER APPURTENANCES ARE CONSTRUCTED IN FILL AREAS OR IN DISTURBED GROUND,
THE TRENCH SHALL BE EXCAVATED TO UNDISTURBED GROUND AND BACKFILLED WITH GRANULAR A OR OTHER SUITABLE MATERIAL APPROVED BY THE
GEOTECHNICAL ENGINEER COMPACTED TO 100% STANDARD PROCTOR DENSITY.


STORM SEWERS AND APPURTENANCES
1. ALL STORM SEWERS UP TO AND INCLUDING 450mm DIAMETER SHALL BE PVC CONFORMING TO CSA B182.2, ASTM D3034 MIN. DR 35 OR LATEST AMENDMENT


THEREOF.


2. ALL STORM SEWERS 450mm DIAMETER AND LARGER SHALL CONFORM TO OPSS 1820, CSA A257.3 (CL65-D) AND CSA A257.1 ASTM C14, OR CSA 257.2 ASTM C76
ASTM C655 OR THE LATEST AMENDMENT THEREOF.
3. PVC PROFILE PIPE CSA B182.4 IS NOT PERMITTED
4. ALL CATCHBASIN MANHOLES AND MANHOLES SHALL CONFORM TO OPSD STANDARD 701.01, 701.03, 704.01 & 400.02 AND CITY OF VAUGHAN STANDARD M-1.
5. ALL CATCHBASINS SHALL CONFORM TO OPSD 700.01, 704.01 AND 400.02 AND CITY OF VAUGHAN STANDARD DWG K-4.  CATCHBASIN LEADS SHALL BE 300mm
PVC CSA B182.2 MIN. DR 35 UNLESS OTHERWISE NOTED.
6. ALL STORM MANHOLES ARE TO BE BENCHED THROUGHOUT TO THE CROWN OF ALL PIPES ON A VERTICAL PROJECTION FROM SPRINGLINE UNLESS OTHERWISE
NOTED.
7. ALL STORM SEWER BEDDING SHALL CONFORM TO CITY OF VAUGHAN STANDARD UNLESS OTHERWISE NOTED.


(A) PVC PIPE: BEDDING AND COVER MATERIAL TO CONFORM TO OPSS 1010 GRANULAR A.


(B) CONCRETE PIPE: BEDDING MATERIAL SHALL CONFORM TO OPSS1010 GRANUAR A.  COVER MATERIAL SHALL BE MORTAR SAND CONFORMING TO OPSS
1010 GRANULAR D


(C) RECYCLED MATERIALS ARE NOT PERMITTED.


(D) HIGH PERFORMANCE BEDDING IS NOT ACCETPED UNLESS WRITTEN CONFIRMATION PROVIDED BY THE CITY OF VAUGHAN.


8. NOTE ALL CATCHBASINS AND CB MANHOLES REQUIRE A CONTINUOUS CIRCULAR SUBDRAIN INSTALLATION (@ 2.0 M RADIUS) AROUND EACH STRUCTURE WITH
A MINIMUM OF TWO CONNECTIONS TO THE STRUCTURE.


SANITARY SEWERS AND APPURTENANCES
1. ALL SANITARY SEWERS SHALL BE PVC CONFORMING TO CSA B182-2, ASTM D-3034, ASTM F679 (T-1) MIN. DR 35 OR LATEST REVISION THEREOF.


2. ALL MANHOLES SHALL CONFORM TO OPSD 701.01, 701.03 AND 401.01 TYPE A, AS WELL AS CITY OF VAUGHAN STANDARD M-1.
3. ALL SANITARY SEWER BEDDING SHALL CONFORM TO CITY OF VAUGHAN STANDARD UNLESS OTHERWISE NOTED.


(A) PVC PIPE: BEDDING AND COVER MATERIAL TO CONFORM TO OPSS 1010 GRANULAR A.


(B) CONCRETE PIPE: BEDDING MATERIAL SHALL CONFORM TO OPSS1010 GRANUAR A.  COVER MATERIAL SHALL BE MORTAR SAND CONFORMING TO OPSS
1010 GRANULAR D


(C) RECYCLED MATERIALS ARE NOT PERMITTED.


(D) HIGH PERFORMANCE BEDDING IS NOT ACCETPED UNLESS WRITTEN CONFIRMATION PROVIDED BY THE CITY OF VAUGHAN.


WATERMAINS AND APPURTENANCES
1. ALL WATERMAINS 150mm DIAMETER AND LARGER SHALL BE PVC CONFORMING TO CSA B137.6, AWWA C900-75 AND AWWA C901-78.  THE PIPE JOINTS SHALL
BE APPROVED PUSH ON, MECHANICAL OR FLANGED AS REQUIRED FOR 1,000 Kpa RATED PRESSURE.


2. ALL WATERMAINS SHALL HAVE A MINIMUM COVER OF 2.1m TO TOP OF PIPE.
3. ALL FIRE HYDRANTS SHALL CONFORM TO CITY OF VAUGHAN STANDARDS.
4. THRUST BLOCKING SHALL CONFORM TO CITY OF VAUGHAN STANDARD DRAWINGS.
5. PIPE BEDDING SHALL CONFORM TO CITY OF VAUGHAN STANDARD DRAWING CLASS B.
6. SERVICE CONNECTIONS SHALL CONFORM TO CITY OF VAUGHAN STANDARD DRAWING I-2.
7. ALL MATERIAL AND CONSTRUCTION METHODS MUST CONFORM TO CURRENT CITY OF VAUGHAN STANDARDS AND SPECIFICATIONS.
8. 50mm BLOW OFFS SHALL BE INSTALLED AT ALL DEAD ENDED WATERMAINS FOR BLEEDING OFF, CHARGING AND FLUSHING THE WATER SYSTEM.
9. UPON COMPLETION OF THE CONSTRUCTION OF THE WATER DISTRIBUTION SYSTEM, THE CONTRACTOR SHALL FLUSH, PRESSURE TEST AND DISINFECT THE
WATER DISTRIBUTION SYSTEM AS DIRECTED BY THE ENGINEER AND THE LOCAL MUNICIPALITY/REGION.
10. ALL CURB STOPS SHALL BE INSTALLED 3.0m FROM THE FACE OF THE BUILDING WALLS UNLESS OTHERWISE NOTED.
11. WATERMAINS SHALL BE INSTALLED TO GRADES AS SHOWN ON THE APPROVED SITE PLANS.  A COPY OF ALL GRADE SHEETS MUST BE SUPPLIED TO THE
ENGINEER PRIOR TO COMMENCEMENT OF WORK.
12. WATERMAINS SHALL HAVE A MINIMUM CLEARANCE OF 0.5m VERTICALLY AND 2.5m HORIZONTALLY FROM UTILITIES.


SURFACE WORKS
1. ALL CONCRETE CURBS SHALL CONFORM TO OPSD STANDARD 600.04 AND 600.11 AS NOTED.


2. DRIVEWAY ENTRANCE CURB TRANSITIONS TO BE AS PER OPSD 350.010
3. ALL SIDEWALKS SHALL CONFORM TO THE STANDARDS AND SPECIFICATIONS OF THE LOCAL MUNICIPALITY.
4. ALL ASPHALT PAVEMENTS SHALL BE CONSTRUCTED AS SPECIFIED ON THE ARCHITECTS SITE PLAN OR AS SPECIFIED BY THE GEOTECHNICAL ENGINEER.
5. ALL LANDSCAPED AREAS SHALL BE GRADED AND CONSTRUCTED AS SPECIFIED ON THE LANDSCAPE ARCHITECTS DRAWINGS AND SPECIFICATIONS.


STORM WATER MANAGEMENT SUMMARY
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2141 Major Mackenzie Drive 


Vaughan, Ontario 
Canada L6A 1T1 
(905) 832-2281 


 


Page 1 of 2 
 


 
 
To:   Committee of Adjustment 
 


From:   Bernd Paessler, Building Standards Department 
 
Date:   February 9, 2024 
 
Applicant:  Highway 50 Self Storage Ltd. 
 
Location:  8261 Hwy 50  
                                CONC 3 Lot 20 
 
File No.(s):  A160/22 


 
Zoning Classification: 


 
The subject lands are zoned EM1 Prestige Employment Area, and under 
Zoning By-law 001-2021, as amended. 


 


# Zoning By-law 001-2021 Variance requested 
1 A minimum of 68 parking spaces are required for the site. 


Table 6-2 
To permit a minimum of 26 parking 
spaces on the site. 


2 A minimum of 1 Type A loading space dimensioned at 3.5m 
wide X 17m long X 4.4m high and 3 Type B loading spaces 
dimensioned at 3.5m wide X 11m long X 4.0m are required. 
Section 6.11.2  Table 6-16 


To permit one loading space 
dimensioned at 3.5m wide X 9.0m long 
X 4.2m high. 


3 
 
 
 


A minimum of 1 Type A and 3 Type B loading spaces are 
required. 
 
Section 6.11.4 Table 6-18 


To permit one Type B loading space 


4 
 
 


A short-term bicycle parking space shall have a minimum 
setback of 3.0m from a parking area.  
Section 6.5.5 2b 


To permit a short-term parking space to 
have a minimum setback of 2.8m from 
the parking area. 


5 
 
 


 Waste storage shall be wholly located within a building, 
within a waste storage enclosure or within a private garage.  
Section 4.24 2 


To permit the waste storage to be 
located outside of the building in the 
front yard. 


6 
 


A waste storage enclosure shall be prohibited in any part of 
a front yard and exterior side yard. 
 
Section 4.24.4.a 


To permit a waste storage enclosure in 
the front yard.  


7 
 


The waste storage area does not meet the definition of 
waste storage enclosure.  
Section 3.0  


To permit a waste storage area in the 
front yard.  


8 A retaining wall greater than 1.0m in height shall be setback 
an equal distance to the height of the highest portion of the 
retaining wall. 


To permit the retaining walls at various 
heights between 1.0m and 2.4m to be 
setback 0.0m from interior side and rear 
lot lines and 1.0m from front lot line. 


 
The subject lands are zoned EM1 Prestige Employment Area, under 
Zoning By-law 1-88, as amended. 
 


 Zoning By-law 1-88 Variance requested 
9 A minimum rear yard of 12.0 metres is required. 


Schedule A 
To permit a minimum rear yard of 8.8 
metres. 


10 A minimum interior side yard of 6.0 metres is required. 
Schedule A 


To permit a minimum interior side yard 
of 3.73 metres. 


11 A minimum of 132 parking spaces are required for the site. 
Section 3.8 


To permit a minimum of 26 parking 
spaces on the site. 


12 A minimum parking space length and a minimum 
accessible parking space length of 6.0 metres is required. 
Section 2.0 and 3.8 


To permit a minimum parking space 
length and an accessible parking space 
length of 5.7 metres. 


13 A minimum of 4 loading spaces are required for the site. 
Section 3.9 


To permit one loading space on the 
site. 


14 Loading and unloading shall not be permitted between a 
building and a street. 
Section 3.9 d 


To permit loading and unloading to be 
located between a building and a street. 


15 A strip of land not less than 9 metres in width shall be 
provided along a lot line abutting a provincial highway or an 
arterial road. 
Section 6.1.6 


To permit a strip of land not less than 
6.19 metres in width to be provided 
along a lot line abutting a provincial 
highway or an arterial road. 


 







  
2141 Major Mackenzie Drive 


Vaughan, Ontario 
Canada L6A 1T1 
(905) 832-2281 
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Staff Comments: 
 
 Stop Work Order(s) and Order(s) to Comply: 


 There are no outstanding Orders on file. 
 
 Other Comments: 
 


 


 


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


drawing for building permit/site plan approval. 


2 The subject lands are located within the Highly Vulnerable Aquifer as per the Source Water Protection 
Plan which provides policies for protecting the drinking water sources/supply. The policies respecting 
the Source Water Plan should be addressed. 


3 
 
 


Based on Ontario Regulation 413/12 being an act for Accessibility for Ontarians with Disabilities Act 
2005. Five barrier free parking spaces will be required 2 Type A and 3 Type B. per Section 80.36 2. 


Note: The barrier free parking spaces cannot be varied by Committee of adjustment under regulation 
413/12. 
 


4 This application is deemed to be transitioned under section 1.6.3.3 of bylaw 001-2021 as amended. 
The applicant may request removal of these variances if they wish.  
 


5 Please provide updated plans to Development planning department re: DA.18.078. 


Conditions of Approval: 
None 
 


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


 








 


IBI Group Professional Services (Canada) Inc. is a member of the IBI Group of companies 


ARCADIS PROFESSIONAL 
SERVICES (CANADA) INC. 
7th Floor – 55 St. Clair Avenue West 
Toronto ON  M4V 2Y7  Canada 
tel 416 596 1930  fax 416 596 0644 


 
 


 


January 31, 2024 (revised from original August 4, 2023) 


 
Christine Vigneault 
Secretary Treasurer - Committee of Adjustment 
City of Vaughan 
2141 Major Mackenzie Drive, 
Vaughan, ON L6A 1T1 


Dear Ms. Vigneault: 


RESUBMISSION - REVISED TO MINOR VARIANCE APPLICATION MV A160/22 FOR A SELF-STORAGE 
FACILITY ON 8261 HIGHWAY 50, VAUGHAN   
Arcadis Professional Services (Canada) Inc. (previously IBI Group) is the authorized planning consultant for 8261 
Highway 50 Limited (c/o Vaultra Asset Management), who are the owners of the property legally described as 
Part 2 on Plan 65R 30590, being Part of Lot 9, Concession 10 and municipally known as 8261 Highway 50 in the 
City of Vaughan (the “Subject Property”). As shown in Figure A, the subject property is currently zoned ‘EM1 
Prestige Employment’ by both Zoning By-law (ZBL) 1-88, as amended, and the City’s new Comprehensive ZBL 
001-2021, as amended.  


Figure A. Subject Site and EM1 Prestige Employment Zoning 


A Site Plan Approval (SPA) application (DA 18-078) is under review for the self-storage development, with a 6th 
and anticipated final SPA submission being made in early February 2024.   


A Minor Variance application was originally submitted in May 2022 and was assigned file number MV A160/22. 
A revised application was submitted in August 2023 and following the Stage 1 review, modifications have been 
made to the requested relief. The following 17 requested variances reflect the Building Standards Department’s 
November 29, 2023 zoning review that identified 14 variances, plus four (4) additional variances that were 
identified in conjunction with the Building Standard’s Department (via the August 31, 2023 zoning review and a 
December 11th, 2023 email) and further review of the new ZBL 001-2021: 
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Zoning By-Law (ZBL) 001-2021 


1. ZBL requires a minimum of 65 (68) parking spaces for the proposed development, whereas 26 parking 
spaces are proposed.1 


2. ZBL requires a minimum of 1 Type A loading space dimensioned at 3.5 m wide by 17 m long by 4.4 m 
high and 3 Type B loading spaces dimensioned at 3.5 m wide by 11 m long by 4.0 m high, whereas 1 
loading space dimensioned at 3.5 m wide by 9 m long by 4.2 m high is proposed. 


3. ZBL requires a minimum of 1 Type A and 3 Type B loading spaces, whereas 1 Type B loading space is 
proposed.  


4. ZBL requires a short-term bicycle parking space to have a minimum setback of 3.0 m from a parking area, 
whereas a short-term bicycle parking space is proposed to have a minimum setback of 2.8 m from the 
parking area. 


5. ZBL requires waste storage to be wholly located within a building within a waste storage enclosure or 
within a private garage, whereas waste storage is proposed to be located outside of the building in the 
front yard. 


6. ZBL prohibits waste storage enclosures in any part of a front yard and exterior side yard, whereas a 
waste storage enclosure is proposed to be located in the front yard. 


7. Waste storage area does not meet the definition of waste storage enclosure, whereas waste storage is 
proposed to be located in the front yard. 


8. ZBL requires retaining walls to be set back 1.0 m from a property line for every 1.0 m of height of wall, 
whereas the proposed retaining wall will abut the rear (east) and south (side) property lines with 0.0 m 
setback and reach heights of up to 1.5 m and it will be set back a minimum of 1.5 m from the front (west) 
property line and reach heights of 2.4 m.  


9. ZBL stipulates that landscape means open land used for the growth and maintenance of grass, flowers, 
shrubs, trees and similar vegetation or horticultural elements, and may include granular geological 
materials, whereas retaining wall proposed in landscape.  


Zoning By-Law (ZBL) 1-88 


10. ZBL requires a minimum rear yard of 12.0 metres, whereas a minimum rear yard of 8.8 m is proposed. 
11. ZBL requires a minimum interior side yard of 6.0 m, whereas a minimum interior side yard of 3.73 m is 


proposed. 
12. ZBL requires a minimum of 129 (132) parking spaces for the proposed development, whereas 26 parking 


spaces are proposed.1 
13. ZBL requires a minimum parking space length and minimum accessible parking space length of 6.0 m, 


whereas a length of 5.7 m is proposed. 
14. ZBL requires a minimum of 4 loading spaces whereas 1 loading space is proposed. 
15. ZBL requires loading and unloading to not be located between a building and street, whereas doors to an 


enclosed loading and unloading area is proposed between the building and Highway 50. 
16. ZBL requires a strip of land not less than 9 m be provided along a lot line abutting a provincial highway or 


an arterial road, whereas a strip of land not less than 6.19 m is proposed along Highway 50. 
17. ZBL stipulates that a landscape strip shall be used for nothing else other than landscaping, whereas a 


retaining wall is proposed on the landscape strip. 


 


 
 


1 The Site Plan provided with the 5th SPA submission made in July 2023 and the Minor Variance application submitted in August 2023 
showed a total floor area of 12,831 m2  (rounded up from 12,830.96 m2 and 12,830.56 m2 respectively). At the ZBL 1-88 rate of 1 parking 
space per 100 m2 of floor area this would result in a parking requirement of 129 parking spaces and at the new ZBL 001-2021 rate of 0.5 
parking spaces per it would per 100 m2 of floor area this would result in a parking requirement of 65 parking spaces. We are unclear as to 
why the November 29, 2023 zoning review cites a requirement for 132 parking spaces.  The latest Site Plan that is being submitted with 
the 6th SPA resubmission in February 2024 shows a total floor area of 12,832.51 m2, thus continuing to requiring 129 or 65 parking spaces 
based on the ZBL standards, whereas 26 parking spaces are proposed.  
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In support of this revised resubmission of the Minor Variance application, please find enclosed the following: 
• Revised Submission Form with revised Structure Setback, Structure Size and Variance Charts; 
• Revised Draft R-Plan; 
• Revised Site Plan, revised Elevation Plans and Building A Floor Plan; 
• Revised Parking Justification Study; 
• Revised Landscape Plan; and 
• Revised Site Servicing and Grading Plan (detailing the proposed retaining wall). 


With the original May 2022 submission the Owner and Authorization Form, Transfer Deed, Tree Declaration 
Form and application payment of $3,671 by Visa were provided. 


The remainder of this letter describes how the requested variances meet the four tests of the Planning Act, with 
Figure B illustrating the location of the requested relief.  


Figure B. Location of Proposed Zoning Relief 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


Relief from Parking Standard  
On a typical day a Vaultra self-storage facility will generally have less than 15 customer visits. These visits are 
spread throughout the day, with only a few occurring at the same time. Further, the facility typically has only one 
(1) staff member on site at a time. As detailed in the Parking Study, a proxy survey conducted for self-storage 
facility of similar scale in Mississauga revealed that peak parking demand is anticipated at a rate of 0.07 spaces 
per 100 m2 of gross floor area (GFA) whereas a rate of 0.20 spaces per 100 m2 is proposed, resulting in ten (10) 
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of the proposed 26 parking spaces being occupied at peak hours. Based on Vaultra’s experience and the parking 
demand and utilization seen at the proxy survey, the proposed 26 parking spaces (24 surface and 2 within 
building A) will more than adequately meet self-storage customer and employee demands. 


Relief from Parking Stall Length  
The proposed parking spot length of 5.7 metres for the standard and accessible parking spaces is adequate to 
meet the needs of users/drives and it complies with the requirements of the new ZBL 001-2021 and are in 
keeping with the goals of the City of Vaughan Urban Design Guidelines and Vaughan Parking Design Guidelines 
to maximize the placement of buildings on site and to accommodate more expansive and enhanced landscaped 
areas.  As detailed in the Parking Study prepared by Arcadis, the two (2) internal standard parking spaces and 
larger internal loading area have been designed to accommodate vehicle movement and parking for up to three 
(3) larger vehicles if needed.  


Relief from Loading Space Standards and Dimensions and Location 
The proposed self-storage facility is meant to provide a necessary service to businesses and households that 
require additional space to store items such as goods, business records, merchandise, personal belongings, or 
seasonal items and will not involve the shipping of persons, animals, goods, wares or merchandise. The majority 
of customers will arrive by car, van or small truck and will utilize the three interior parking spaces or the standard 
parking spaces provided in the surface lots  for loading/unloading purposes. The one (1) proposed loading space  
dimensioned 3.5 m x 9.0 m long and x 4.2 m high is appropriate for the needs of Vaultra’s customers.  


Under ZBL 1-88, loading and unloading is shall not be located between a building and a street. The entrance to 
the interior loading within the main Building A is proposed fronting Highway 50.  However, the proposed overhead 
doors will be an attractive mix of glazing and metal that will compliment the other proposed building materials 
and will be closed, except for very short periods throughout the day, and read as part of the building wall/façade. 
The operational security requirements of Vaultra which require gated access to the one-storey buildings and 
therefore it is not possible to move the Building A access doors to the sides of the building.  


Relief of Setback for Short-term Bicycle Parking 
The bicycle parking is proposed to be accommodated at the main entrance of Building A within a 3.5 m wide 
entrance area that is defined with pavers. The tandem bicycle racks are aligned parallel with the building, with 
the outer edge located approximately 2.8 m from the curb to the parking area. This width provides for a safe 
distance to separate bike parking activities and people parking their cars.  


Location of Waste Storage 
A small, discrete Molock waste storage system and collection area is proposed 
directly outside of the main the building, near the doors to the enclosed loading area.  
It is within the front yard but will be largely screened from view from Highway 50 with 
the retaining wall and landscaping. 


Minimal waste is produced by self-storage facilities, as customers are prohibited 
from disposing contents from their storage units or packing materials on-site. Waste 
will generally be limited to whatever is generated from the customer service office 
or small deposits by customers (e.g. empty coffee cups). The Molock containers 
must be located in a publicly accessible area, and therefore cannot be located in the 
building or at the rear within the gated / secure area. 


Relief from Rear Yard Setback 
The proposed minimum rear yard setback of 10.8 m exceeds the requirements of the new ZBL 001-2021, which 
requires a minimum rear yard setback of 7.5 m within the ‘EM1’ zone, and provides adequate separation between 
the industrial lands to the east.  


Relief from Interior Side Yard Setback 
The proposed minimum interior (south) yard setback 3.73 m exceeds the requirements of the new ZBL 001-
2021, which requires a minimum interior side yard setback of 3.0 m within the ‘EM1’ zone, and provides adequate 
separation between the industrial lands to the south.  
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Relief from Landscape Strip and Retaining Wall Setbacks 
Peel Region and York Region plan to widen Highway 50 and as part of the SPA the proposed self-storage facility, 
8261 Highway 50 Limited must convey an approximately 2.5 m wide strip of land along its western property line 
for the new road right-of-way (ROW). Additionally, it must convey a 0.3 metre reserve which is intended to protect 
for access to the widened road from the private property.  As a result of the conveyances,  the proposed minimum 
width of the landscape strip along Highway 50 to the new property line (which is east of the conveyances shown 
in the attached draft R-Plan) is 6.19 m. This does exceed the new ZBL 001-2021, which requires a 3.0 m 
landscape strip, but due to the topography of the site and adjacent properties, a retaining wall reaching a height 
of approximately 2.4 m is required along the western, eastern and southern frontages. The minimum of 6.19 m 
landscape strip adjacent to Highway 50 will contain a retaining wall.  


The proposed armour stone retaining wall will be accompanied by 
greenery and shrubs at the base, as well as decorative fencing 
and additional shrubbery and greenery at the top to create an 
attractive street frontage, enhance the pedestrian experience on 
Highway 50, and appropriately screen surface parking and 
laneways from the public realm. The Region of Peel will not permit 
drainage/run-off from landscaping into the Regional road right-of-
way and as such a very minimal amount of landscaped area may 
be located in front (to the west) of the retaining wall.  


Given the site grading and drainage requirements, it is not possible for the retaining wall to be set back from the 
eastern and southern property line. With the land conveyance for the road widening, the western retaining wall 
will only be set back approximately 1.7 m from the new property line, and this will vary a bit as the width of the 
wall varies depending on the height. 


It is my professional planning opinion, this COA application should be approved given the proposed variances 
meet the four tests of Section 45(1) of the Planning Act both individually and collectively as they: 


• Are minor in nature; 
• Are desirable for the appropriate development and use of the land;  
• Maintain the general intent and purpose of the Zoning By-law; and  
• Maintain the general intent and purpose of the Official Plan. 


Should you have any questions or require any additional information please do not hesitate to contact the 
undersigned. 


Yours truly, 


IBI GROUP 


Amy Shepherd, MCIP, RPP, AICP 
Associate Principal  


 





		Relief from Parking Standard
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Office Use Only MINOR VARIANCE APPLICATION
File Number:


Date Submitted: 


File Manager: 


Applicable Fee:  Residential/Agricultural/Institutional
 Industrial/Commercial


Ward & Block Number: Ward:           Block: 


Date Pre-Review Complete
(Stage 1): 
Date Initial Zoning Review 
Complete (Stage 2): 


Date Reports & Studies Submitted 
(if required) (Stage 3):
Date Application Deemed 
Complete (Stage 4): 


Section 1.0.1 of the Planning Act requires that all information and material as provided to the municipality 
under this Act shall be made available to the public.


SECTION A: OWNER / AGENT INFORMATION, COMMUNICATIONS & PAYMENT


Owner Information


Registered Owner(s):
Indicate all registered owners as shown 
on property deed


Highway 50 Self Storage Ltd.


Registered Owner(s) Mailing 
Address: 


100 Zenway Blvd, Vaughan, On L4H 2Y7


Registered Owner(s) Phone 
Number: 


905-264-5962


Registered Owner(s)Email 
Address: 


jsgro@zzengroup.com


Agent Information


Agent Name(s): Arcadis, Amy Shepherd


Agent Mailing Address: 
55 St. Clair Avenue West, Toronto, ON M4V 2Y7


Agent Phone Number: 416 705-3233 mobile


Agent Email Address: amy.shepherd@arcadis.com


Communications & Payment


Please forward all 
communications relating to this 
application to: 


Only the Authorized Agent should receive communications from the City 
on this file.


How are you making payment? Credit Card - paid May 27, 2022


Name & Phone Number of Person Making 
Payment


Amy Shepherd
417 505-3233
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SECTION B: DESCRIPTION OF SUBJECT LANDS 


Property Address: 
*Subject Lands


8261 Highway 50 


Legal Description: 
(If you do not have a municipal address, 
we require a legal description of the 
property)  


Part of Lot 9, Concession 2 Being Part 2 of Plan 65R30590 


SECTION C: PROPERTY, ACCESS & SERVICING INFORMATION 
Property Size (Metric) 


Frontage:  
Frontage is typically the horizontal distance between the side lot lines abutting 
your street. However, please reference the Zoning By-law for calculation 
requirements which differ for irregular lot shapes, corner lots etc. 


161.76   metres 


Lot Depth: 
Where lot configuration is irregular, approximate (+/-) can be used to indicate 
approximate lot depth.  


69.31    metres 


Lot Area: 12,051 after conveyance 
of land to Peel Region for 
Road Widening 


m2         


Property Information 


Are you proposing an addition to an existing building? If yes, what will it be used for? 
No 


What is the existing use of the property? 
 


How long has the property been used for this purpose (approx. # of years)?  


Are you proposing to change the use of the property? 
No 


If you are changing the use, please describe the new use. 


What year did you acquire the subject land (year of purchase)? 
2008 


What year were all buildings and/or structures on the subject land constructed? 
none - vacant 


Is this application required to facilitate a concurrent severance application? If yes, advise if the 
subject land is the severed or retained land.  
No 


Are there any easements or restrictive covenants affecting the property? If yes, please describe the 
easement or covenant and its effect. 
Previously expropriated easement for future widening of Highway 50 (Part 1) and new proposed 
conveyance for road widening (based on updated Regional Requirements) plus a 0.3 m reserve 


How is this property accessed?  Regional Road          


How is this property serviced for 
water?  


 Municipal 


How is this property serviced for 
sewage disposal?  


Municipal Sewer 
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SECTION D: APPLICATION DETAILS 


Confirm Application Type: Minor Variance to the City’s Zoning By-law - Section 45(1) of the Planning Act 


Official Plan designation of the subject land to be provided by Planning staff as part of the application 
review process. 
Zone Category of the subject land to be provided by Zoning staff as part of the application review process. 


Confirm the purpose of the application: Seeking to develop the subject property with a prestige self-
storage facility (SPA application under review - DA 18.078).  The property is currently zoned ‘EM1 
Prestige Employment’ by Zoning By-law 1-88 and the following relief is required to facilitate the 
development of the property in a well-laid out urban format that reflects the City's updated approach to 
planning (i.e. ZBL 001-2021, adopted by Council but is under appeal):  
Zoning By-Law (ZBL) 001-2021


1. Minimum of 68 parking spaces required, whereas 26 parking spaces proposed. 
2. Minimum of 1 Type A loading space dimensioned at 3.5 m wide by 17 m long by 4.4 m high and 3 Type B loading spaces dimensioned at 


3.5 m wide by 11 m long by 4.0 m high required, whereas 1 loading space dimensioned at 3.5 m wide by 9 m long by 4.2 m high proposed.
3. Minimum of 1 Type A and 3 Type B loading spaces required, whereas 1 Type B loading space proposed. 
4. Short-term bicycle parking space to have a minimum setback of 3.0 m from a parking area, whereas minimum setback of 2.8 m proposed.
5. Waste storage to be wholly located within a building within a waste storage enclosure or within a private garage, whereas waste storage  


proposed outside of building in front yard.
6. Waste storage enclosures prohibited in any part of a front yard and exterior side yard, whereas waste storage enclosure proposed in front 


yard.
7. Waste storage area does not meet the definition of waste storage enclosure, and waste storage proposed in front yard.
8. Retaining walls to be set back 1.0 m from a property line for every 1.0 m of height of wall, whereas proposed retaining wall will abut rear 


(east) and south (side) property lines with 0.0 m setback and reach heights of up to 1.5 m and will be set back minimum of 1.5 m from  front 
(west) property line and reach heights of 2.4 m. 


9. Landscape means open land used for the growth and maintenance of grass, flowers, shrubs, trees and similar vegetation or horticultural 
elements, and may include granular geological materials, whereas retaining wall proposed in landscape.


Zoning By-Law (ZBL) 1-88
10. Minimum rear yard of 12.0 metres, whereas a minimum rear yard of 8.8 m is proposed.
11. ZBL requires a minimum interior side yard of 6.0 m, whereas a minimum interior side yard of 3.73 m is proposed.
12. ZBL requires a minimum of 132 parking spaces for the proposed development, whereas 26 parking spaces are proposed.1
13. Minimum parking space length and minimum accessible parking space length of 6.0 m, whereas  length of 5.7 m proposed.
14. Minimum of 4 loading spaces whereas 1 loading space proposed.
15. Loading and unloading not to be between a building and street, whereas doors to an enclosed loading and unloading area proposed 
between the building and Highway 50.
16. Required a strip of land not less than 9 m be provided along a lot line abutting a provincial highway or an arterial road, whereas strip of land 
not less than 6.19 m proposed along Highway 50.
17.Landscape strip shall be used for nothing else other than landscaping, whereas retaining wall proposed on landscape strip.


Explain why you cannot comply with the provisions of the City’s Zoning By-law? 


Relief from Parking Standard: On a typical day a Vaultra self-storage facility will generally have less than 15 
customer visits. These visits are spread throughout the day, with only a few occurring at the same time. Further, the 
facility typically has only one (1) staff member on site at a time. As detailed in the Parking Study, a proxy survey 
conducted for self-storage facility of similar scale in Mississauga revealed that peak parking demand is anticipated at 
a rate of 0.07 spaces per 100 m2 of gross floor area (GFA) whereas a rate of 0.20 spaces per 100 m2 is proposed, 
resulting in ten (10) of the proposed 26 parking spaces being occupied at peak hours. Based on Vaultra’s experience 
and the parking demand and utilization seen at the proxy survey, the proposed 26 parking spaces (24 surface and 2 
within building A) will more than adequately meet self-storage customer and employee demands.


Relief from Parking Stall Length: The proposed parking spot length of 5.7 m for the standard and accessible parking 
spaces is adequate to meet the needs of users/drives and it complies with the requirements of the new ZBL 
001-2021 and are in keeping with the goals of the City of Vaughan Urban Design Guidelines and Vaughan Parking 
Design Guidelines to maximize the placement of buildings on site and to accommodate more expansive and 
enhanced landscaped areas.  As detailed in the Parking Study prepared by Arcadis, the two (2) internal standard 
parking spaces and larger internal loading area have been designed to accommodate vehicle movement and parking 
for up to three (3) larger vehicles if needed. 


Relief from Loading Space Standards and Dimensions and Location: The proposed self-storage facility is meant to 
provide a necessary service to businesses and households that require additional space to store items such as 
goods, business records, merchandise, personal belongings, or seasonal items and will not involve the shipping of 
persons, animals, goods, wares or merchandise. The majority of customers will arrive by car, van or small truck and 
will utilize the three interior parking spaces or the standard parking spaces provided in the surface lots  for loading/
unloading purposes. The one (1) proposed loading space  dimensioned 3.5 m x 9.0 m long and x 4.2 m high is 
appropriate for the needs of Vaultra’s customers.  Under ZBL 1-88, loading and unloading is shall not be located 
between a building and a street. The entrance to the interior loading within the main Building A is proposed fronting 
Highway 50.  However, the proposed overhead doors will be an attractive mix of glazing and metal that will 
compliment the other proposed building materials and will be closed, except for very short periods throughout the 
day, and read as part of the building wall/façade. The operational security requirements of Vaultra which require 
gated access to the one-storey buildings and therefore it is not possible to move the Building A access doors to the 
sides of the building. 


Relief of Setback for Short-term Bicycle Parking: The bicycle parking is proposed at the main entrance of Building A 
within a 3.5 m wide entrance area that is defined with pavers. The tandem bicycle racks are aligned parallel with the 
building, with the outer edge located approximately 2.8 m from the curb to the parking area. This width provides for a 
safe distance to separate bike parking activities and people parking their cars. 
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Location of Waste Storage: A small, discrete Molock waste storage system and collection area is proposed directly 
outside of the main the building, near the doors to the enclosed loading area.  It is within the front yard but will be 
largely screened from view from Highway 50 with the retaining wall and landscaping. Minimal waste is produced by 
self-storage facilities, as customers are prohibited from disposing contents from their storage units or packing 
materials on-site. Waste will generally be limited to whatever is generated from the customer service office or small 
deposits by customers (e.g. empty coffee cups). The Molock containers must be located in a publicly accessible 
area, and therefore cannot be located in the building or at the rear within the gated / secure area.


Relief from Landscape Strip and Retaining Wall Setbacks: Peel Region and York Region plan to widen Highway 50 
and as part of the SPA the proposed self-storage facility, 8261 Highway 50 Limited must convey an approximately 
2.5 m wide strip of land along its western property line for the new road right-of-way (ROW). Additionally, it must 
convey a 0.3 metre reserve which is intended to protect for access to the widened road from the private property.  As 
a result of the conveyances,  the proposed minimum width of the landscape strip along Highway 50 to the new 
property line (which is east of the conveyances shown in the attached draft R-Plan) is 6.19 m. This does exceed the 
new ZBL 001-2021, which requires a 3.0 m landscape strip, but due to the topography of the site and adjacent 
properties, a retaining wall reaching a height of approximately 2.4 m is required along the western, eastern and 
southern frontages. The minimum of 6.19 m landscape strip adjacent to Highway 50 will contain a retaining wall. 


Relief from Rear Yard Setback: The proposed minimum rear yard setback of 10.8 m exceeds the requirements of the 
new ZBL 001-2021, which requires a minimum rear yard setback of 7.5 m within the ‘EM1’ zone, and provides 
adequate separation between the industrial lands to the east.


Relief from Interior Side Yard Setback: The proposed minimum interior (south) yard setback 3.73 m exceeds 
requirements of the new ZBL 001-2021, which requires a minimum interior side yard setback of 3.0 m within the 
‘EM1’ zone, and the proposed provides adequate separation between the industrial lands to the south. 


The proposed armour stone retaining wall will be accompanied by greenery and shrubs at the base, as well as 
decorative fencing and additional shrubbery and greenery at the top to create an attractive street frontage, enhance 
the pedestrian experience on Highway 50, and appropriately screen surface parking and laneways from the public 
realm. The Region of Peel will not permit drainage/run-off from landscaping into the Regional road right-of-way and 
as such a very minimal amount of landscaped area may be located in front (to the west) of the retaining wall. 


Given the site grading and drainage requirements, it is not possible for the retaining wall to be set back from the 
eastern and southern property line. With the land conveyance for the road widening, the western retaining wall will 
only be set back approximately 1.7 m from the new property line, and this will vary a bit as the width of the wall 
varies depending on the height.


Does your application propose a reverse slope driveway?   No 


If yes, a Grading Plan will be required as part of the application submission. Furthermore, depending on 
the nature of the reverse sloped driveway, a Servicing Plan and Stormwater Management Brief prepared 
by a qualified Professional Engineer may be required. For more information regarding this requirement 
please contact Development Engineering. 


SECTION E: APPLICABLE LEGISLATION & SUPPORTING MATERIALS 


Provincial Policy Statement 


Is the application consistent with the Provincial Policy Statement under 
subsection 3(1) of the Planning Act?  


For more information regarding the Provincial Policy Statement click here or visit 
https://www.ontario.ca/page/provincial-policy-statement-2020 


Yes 


Greenbelt Plan Area & Oak Ridges Moraine Conservation Plan Area 


Are the subject lands located within the Greenbelt Plan area or Oak Ridges 
Moraine Conservation Plan area? 


For more information regarding the Greenbelt Plan and Growth Plan click here or 
visit https://www.ontario.ca/page/greenbelt-maps#section-0  


No 


Vaughan Natural Heritage Network 


Are the subject lands located within Vaughan’s Natural Heritage Network as 
shown on Schedule 2 of the City of Vaughan Official Plan 2010? 


No 


Endangered Species Act, 2007 
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The City of Vaughan has Species at Risk within its jurisdiction which are protected under the Endangered 
Species Act. 2007, S.O.2007. The Applicant is required to comply with Ministry of Natural Resources and 
Forestry regulations and guidelines to protect these species at risk and their habitat notwithstanding any 
approvals made or provided by the City in respect to the application. 
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Migratory Birds Convention Act, 1994 


The City of Vaughan follows the Migratory Birds Convention Act (1994) regulated by Environment and Climate 
Change Canada. The Migratory Birds Convention Act regulations protect migratory birds, their eggs and nests 
from hunting, trafficking and commercialization and, prohibits the destruction of bird habitat (nests). The City of 
Vaughan bird breeding window is April 1 to August 31. If the Applicant proposes to remove trees within this 
timing window, nest surveys are required to confirm there are no active bird nests. 


Toronto & Region Conservation Authority 


Is the property subject to this application within the TRCA Regulation Limit? 


To determine if your property is within the Regulation Limit, please visit: 
https://trca.ca/planning-permits/regulated-area-search-v3/  


No 


The Toronto and Region Conservation Authority (TRCA) is empowered by the Conservation Authorities Act to 
regulate development, interference with wetlands and alterations to shorelines and watercourses (Ontario 
Regulation 166/06). The TRCA is identified as a public commenting body under the Planning Act and provides 
the City of Vaughan with technical expertise on matters pertaining to flood and erosion control and well as the 
protection of natural features and functions within its watersheds. 


Prior to submission, it is the applicant’s responsibility to confirm if a development proposal is regulated by the 
TRCA under Ontario Regulation 166/06. For more information, please call 416 661 6600 or email 
planning&permits@trca.ca.  


If it is determined your property is located within an area regulated by the TRCA or requires technical           
review, a separate TRCA review fee will apply (payable to the TRCA). The TRCA may also require the     
submission of additional technical materials (i.e. an Environmental Impact Study, floodplain 
mapping/modelling, Geotechnical Assessment etc.) to support your proposal. 


As part of the review process, the City of Vaughan will circulate the application to the TRCA. The City will not 
approve an application without TRCA’s clearance. 


Public and Private Property Tree Protection By-Law (052-2018) 


The City of Vaughan requires that the Tree Declaration Form be completed and attached to any Committee of 
Adjustment Application and to any Building, Demolition, or Site Alteration Permit. 


If you indicate in the Tree Declaration Form that “Yes” development will impact a private tree (greater that 20 
cm and within a 6 metre perimeter of the proposed construction) or public tree (of any diameter), then the 
application is subject to Public and Private Property Tree Protection By-Law (052-2018).  


What if my proposed development is within a 6 metre perimeter of a private or public tree?  
As part of the review of this application Planning Staff may require an Arborist Report, which may include a 
Tree Inventory and Tree Preservation Plan which identifies all trees on the property; and neighbouring and/or 
City owned trees within 6 m of the property boundary. The report should identify any trees to be removed or 
injured and establish the appropriate tree protection zones (TPZ) and tree replacement requirements. This 
report will be required prior to your application being scheduled for a hearing.  


The City’s Parks, Forestry and Horticulture Operations Department will also require that the applicant obtain a 
permit in accordance with the criteria established in the Tree Declaration Form. As part of the permit process, 
an Arborist Report may also be required. This report would include a Tree Inventory and Tree Preservation 
Plan which identifies all trees on the property; and neighbouring and/or City owned trees within 6 m of the 
property boundary for the purposes of identifying any trees to be removed or injured and establish the 
appropriate tree protection zones (TPZ) and tree replacement requirements.  


Urban Forestry staff will provide applicant with the technical requirements for tree protection as part of the 
application review process. These technical requirements may include the requirement for the submission of 
an Arborist Report, a Tree Protection Plan and a Replanting Plan/ Landscape Plan to support the Private 
Property Tree Removal Permit. Please review important information regarding the City’s Tree Protection 
Protocol with respect to the Committee of Adjustment process.  
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Additional Supporting Materials May be Required 


Depending on your proposed development and the 
variances being requested, internal departments 
and outside agencies may request that you submit 
additional supporting materials that may include 
technical studies, plans etc. 


To prevent delays in processing it is recommended 
that you speak with appropriate staff in advance to 
confirm submission requirements. 


Examples of types of supporting materials  
that may be requested 
Planning Justification Report 
Arborist Report, Tree Protection Plan, Replanting 
Plan/Landscape Plan 
Environmental Impact Study/Natural Heritage 
Evaluation 
Delineation of Development Limits (in consultation with 
TRCA) 
Oak Ridges Moraine Conservation Plan Conformity 
Report 
Greenbelt Plan Conformity Report 
Tree Inventory and Preservation Plan 
Concept plans and drawings 
Urban Design Plan 
Environmental Site Assessment 
Storm Water Management Report 
Servicing Study 
Parking / Traffic Study 
Cultural Heritage Impact Assessment 
Any other relevant items as required by technical 
reviewers 


SECTION F: HISTORY OF DEVELOPMENT APPROVALS ON THE SUBJECT PROPERTY 
In the following chart, list any previous (historical) development applications/approvals and any related 


development applications/approvals that are currently in process. 


SPA Application (DA 18.078) originally submitted in 2018 and 5th submission made July 28, 2023. 6th 
submission to be made early February 2024.


ZONING BY-LAW AMENDMENT (2-YEAR MORATORIUM) 
Has a Zoning By-law Amendment under Section 34 of the 
Planning Act been approved by Council on the subject 
lands?  
If yes, what was the City File Number?  


If yes, provide the date of the passing of the By-law. 


Please note (for all ZBA approvals granted after July 1, 2016): No 
person shall apply for a minor variance from the provisions of the by-law 
in respect of the land, building or structure before the second 
anniversary of the day on which the by-law was amended unless 
permitted by Council resolution. 


No
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SECTION G: AUTHORIZING STATEMENTS & DECLARATION


PERMISSION TO ENTER:


I, Amy Shepherd


authorize the Committee of Adjustment and the City of Vaughan to enter onto the subject lands for the 
purposes of evaluating the merits of this application.


Date Signed: 2024-02-01


ACKNOWLEDGEMENT OF PUBLIC INFORMATION: 


I, Amy Shepherd


Acknowledge that the information collected on this form is considered to be a public record as defined by 
section 27 of the Municipal Freedom of Information and Protection of Privacy Act. The applicant grants the City 
permission to reproduce, in whole or in part, any document submitted as part of a complete application for 
internal use, inclusion in staff reports or distribution to the public either online or by other means for the purpose 
of application review.


Date Signed: 2022-05-06T00:00:00-04:00


SWORN DECLARARATION 
The applicant must provide an affidavit or sworn declaration that the information provided in this application is true. This declaration 
can only be completed by an authorized owner or agent. 


If you have access to a computer device that has both audio and camera function, staff can schedule a virtual meeting to 
complete the commissioning of your application. If you do not have access to a device with these functions, you will need to get 
the application commissioned (privately) in person by your solicitor or a public notary. Your assigned Committee of Adjustment 
File Manager can assist you with this process after the preliminary review of your application is complete and payment made.


Would you like staff to schedule a virtual meeting to complete the commissioning of your application?


Yes
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SECTION H: AUTHORIZATION OF OWNER(S) & AGENT 


All owners of the property must authorize any person working on the file. 


For example, if only one owner is present to apply they must be authorized by all other owners listed on title. 
Similarly, a non-owner working on the file (as an agent) must be authorized by all registered owners.  


If the owner is listed in a corporate name (i.e. 123456 Ontario Inc.), the application must be signed by an officer 
of the corporation and the words, “I have authority to bind the Corporation” must be printed under the 
signing officer’s name in lieu of affixing the corporate seal. 


Condominium Corporations: Applications involving registered condominium properties must provide a letter 
of authorization from the Condominium Corporation. Signees of the letter must indicate that they have the 
authority to bind the corporation. 


Authorizing Statements of Owner Authorization 


As of the date of this application, I / we the undersigned are the Registered Owner (s) or Beneficial Owner (s) of 
the lands described in this application. 


I / We have examined the contents of the application and certify that the information submitted with the 
application is correct insofar as I / we have knowledge of these facts.  


I / We authorize the following individuals to submit this application and all related information, including personal 
information as well as authorization to sign on behalf of owners for the purposes of Section G and make oral 
submissions at the hearing.  


Amy Shepherd and Robert Spurgeon 


SIGNATURE OF ALL REGISTERED OWNERS (LISTED ON TITLE) 


Print Name:  


Signature:


Date signed: 2022-05-06T00:00:00-04:00 


 , I have the authority to bind the corporation 


Print Name:  


Signature:


Date signed: 2022-05-06T00:00:00-04:00 


fld_Authority_to_Bind_Corporation_Owner_2 , I have the authority to bind the corporation 


Print Name:  


Signature:


Date signed: 2022-05-06T00:00:00-04:00 


, I have the authority to bind the corporation 











Tree Declaration Form 


Tree Declaration 


TREE DECLARATION FORM 
The City of Vaughan requires that this form is completed and attached to any Committee 
of Adjustment Application and to any Building, Demolition, or Site Alteration Permit.


Application(s) on the Property: (Please check all that apply)


Building Permit:  Permit #: __________________ 


Demolition Permit:  Permit #: ___________________ 


Committee of Adjustment: Application #:______________ 
Site Alteration Permit:  Permit #: ___________________
Other:  Please Specify: __________________________ 


Applicable City Tree By-Law
By-Law Number 052-2018


 A By-law to regulate the planting, maintenance and removal of trees on public and private property in the City of Vaughan and to repeal By-law 
Nos. 258-83, 95-2005, 185-2007, and 205-2007.
Subsection 5 of By-Law 052-2018 provides that: no Person shall on Public Property do or cause or permit to be done, any of the following: 
Abuse, attach, burn, cut down, carve, damage, Destroy, Injure, paint, paste, peel, prune, pull up, remove, scrape, tack, top, transplant or trim all 
or any part of a Tree, including a Public Tree, or Pour any substance that will Injure a Tree.
Subsection 6 of By-Law 052-2018 provides that: no Person shall Injure or Destroy or cause or permit any Trees on Private Property, having a 
diameter of twenty (20) centimetres or more or having a base diameter of twenty (20) centimetres or more, to be Injured or Destroyed unless 
authorized by a Tree Removal Permit to do so, pursuant to this By-law.


Construction Activity:
Includes, but is not limited to: demolition work, 
excavation, grading or boring, carpentry, electrical 
work, plumbing work, storage and movement of 
construction materials, vehicles, equipment, or 
debris. 


Private Trees 
(That are 20cm or larger in diameter 
measured 1.4 metres above existing 


grade.)


Public Trees
(That are any size in


diameter)


Are your proposed works going to 
alter, injure, or destroy any healthy 
trees on the property?


 Yes   No 


 Yes  


 No 


Are your proposed works going to 
alter, injure, or destroy any trees 
that are dead, diseased, or 
hazardous? 


 Yes   No  Yes   No 


Tree Details: Do you need to make an application for a Permit to Injure or Destroy (a) Tree(s)?


 No  No  Yes  


 Yes  


Will the Construction Activity occur 
within the “Tree Protection 
Zone” (see chart below) of a 
protected tree on or within 6 metres 
of the proposed construction?  


**If you have selected YES to any 
of the options mentioned above: 


January 2020 


Applicant/Owner Information: 


Name:______________________________________ 


Mailing Address:______________________________ 


Phone:_____________________________________ 


Email:______________________________________ 


B.


C.


Are any existing trees located on or within a 6 metre perimeter of the proposed construction?     


Yes                 No           "If no, then proceed to section E: "Declaration of Applicant"


A.


You must apply for a Tree Permit from Forestry Services and attach a copy.



https://www.vaughan.ca/services/residential/parks_forestry_operations/forestry_services/tree_bylaws/General%20Documents/95-2005.pdf

https://www.vaughan.ca/cityhall/by_laws/Bylaws/052-2018.pdf

https://www.vaughan.ca/services/residential/parks_forestry_operations/forestry_services/tree_bylaws/Pages/default.aspx
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Yes  No Yes  No 


Table 1: Minimum Tree Protection Zone Determination 


Diameter at Breast 
Height in 
centimetres 
(measured at 1.4 
metres above the 
ground) 


Minimum Protection 
Distances Required* 
(Public and Private 
Trees) 
*Minimum Tree Protection 
Zone distances are to be 
measured from the outside 
edge of the tree base.


Minimum Protection 
Distances Required (Trees in 
Naturalized Areas) 


*The drip line is defined as the area 
beneath the outer most branch tips
of a tree.


<10 1.2 m The drip line* or 1.2 m 


10-29 1.8 m The drip line or 3.6 m 


30-40 2.4 m The drip line or 4.8 m 


41-50 3.0 m The drip line or 6.0 m 


51-60 3.6 m The drip line or 7.2 m 


61-70 4.2 m The drip line or 8.4 m 


71-80 4.8 m The drip line or 9.6 m 


81-90 5.4 m The drip line or 10.6 m 


91-100 6.0 m The drip line or 12.0 m 


>100 6 cm protection for each 
1cm diameter 


12 cm protection for each 1 cm 
diameter or the drip line 


Declaration of Applicant (Applicant and/or Owner Listed on Applications Referenced on Page 1)


I declare that: 
(first and last name) 


  The information contained in this form and attached documentation is true to the best of my knowledge. 


  Signature of Applicant/Owner:  Date: 


The personal information on this form is collected under the Municipal Act, 2001, S.O. 2001 c.25 s. 227 (b) and (c), and the 
Municipal Freedom of Information and Protection of Privacy Act, R.S.O. 1990, c. M56. The information will be used to 
process the application and to create statistical reports. 


Note: Questions should be directed to Parks, Forestry & Horticulture Operations at 905-832-2281 or 
forestrycirculations@vaughan.ca 


_______________________________________________________________________________


Yes No


Summary - Office Use Only (based on information provided above)


Date:_______________________________________________________________________________________


Is a Permit required?         Yes         No
If yes, has an application for a Tree Permit been submitted?


Parks, Forestry & Horticulture Operations
905-832-2281
Joint Operations Centre
2800 Rutherford Road, Vaughan, L4K 2N9


E.


D.





		Name: Highway 50 Self-Storage Ltd

		Building Permit: Off

		Permit #1: 

		Mailing Address: 100 Zenway Blvd, Vaughan, ON L4H2Y7

		Demolition Permit: Off

		Permit #: 

		Phone: 905-264-5962

		Committee of Adjustment: Off

		Application # 1: pending

		Email: ssperanza@zzengroup.com

		Planning Application: Off

		Permit # 2: 

		Other: Off

		Please Specify: SPA - DA 18.078

		Y: Off

		Yes: Off

		Y2: Off

		Y3: Off

		N: Off

		No: Off

		N2: Off

		N3: Off

		Y5: Off

		Y6: Off

		N5: Off

		N6: Off

		Yes 3: Off

		No3: Yes

		Full name: Amy Shepherd

		Date today: May 2, 2022

		Sum: Off

		Sum 1: Off

		Sum 2: Off

		Sum 4: Off

		Date today (2): 
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Pravina Attwala

Subject: FW: [External] RE: A160/22 - REQUEST FOR COMMENTS, CITY OF VAUGHAN

 

From: Development Services <developmentservices@york.ca>  
Sent: Friday, March 1, 2024 5:38 PM 
To: Lenore Providence <Lenore.Providence@vaughan.ca> 
Cc: Committee of Adjustment <CofA@vaughan.ca> 
Subject: RE: [External] RE: A160/22 - REQUEST FOR COMMENTS, CITY OF VAUGHAN 
 

  
Hi Lenore,  
 
The Regional Municipality of York has completed its review of the minor variance application – A160/22 (8261 Highway 

50) and has no comment.  
 
Please note that comments and conditions will be provided through the related Site Plan SP.22.V.0153 (DA.18.078).  
 
Please provide us with a digital copy of the notice of decision for our records.  
 
 
Our working hours may be different. Please do not feel obligated to reply outside of your scheduled working hours. Let’s work together 
to help foster healthy work-life boundaries.  

 

Niranjan Rajevan, M.Pl. |  Associate Planner, Development Services, Planning and Economic Development, Corporate 

Services  
------------------------------------------------------------------------------------------------------------------------ 

The Regional Municipality of York | 17250 Yonge Street | Newmarket, ON L3Y 6Z1  
1-877-464-9675 ext. 71521 | niranjan.rajevan@york.ca | www.york.ca 

Our Values: Integrity, Commitment, Accountability, Respect, Excellence 

 
 
Our Mission: Working together to serve our thriving communities – today and tomorrow 
 
Please consider the environment before printing this email. 
 

 CAUTION! This is an external email. Verify the sender's email address and carefully examine any links or 
attachments before clicking. If you believe this may be a phishing email, please use the Phish Alert Button.  
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SCHEDULE C: PUBLIC & APPLICANT CORRESPONDENCE 
 

Correspondence 
Type 

Name Address Date 
Received 
(mm/dd/yyyy) 

Summary 

Applicant Arcadis 
Professional 
Services 
(Canada) Inc. 

8261 Highway 50, Vaughan 01/31/2024 Cover letter 

Applicant Arcadis 
Professional 
Services 
(Canada) Inc. 

8261 Highway 50, Vaughan 01/31/2024 Planning Report 
Justification 

 
 
 
 
 
 

  



 

IBI Group Professional Services (Canada) Inc. is a member of the IBI Group of companies 

ARCADIS PROFESSIONAL 
SERVICES (CANADA) INC. 
7th Floor – 55 St. Clair Avenue West 
Toronto ON  M4V 2Y7  Canada 
tel 416 596 1930  fax 416 596 0644 

 
 

 

January 31, 2024 (revised from original August 4, 2023) 

 
Christine Vigneault 
Secretary Treasurer - Committee of Adjustment 
City of Vaughan 
2141 Major Mackenzie Drive, 
Vaughan, ON L6A 1T1 

Dear Ms. Vigneault: 

RESUBMISSION - REVISED TO MINOR VARIANCE APPLICATION MV A160/22 FOR A SELF-STORAGE 
FACILITY ON 8261 HIGHWAY 50, VAUGHAN   
Arcadis Professional Services (Canada) Inc. (previously IBI Group) is the authorized planning consultant for 8261 
Highway 50 Limited (c/o Vaultra Asset Management), who are the owners of the property legally described as 
Part 2 on Plan 65R 30590, being Part of Lot 9, Concession 10 and municipally known as 8261 Highway 50 in the 
City of Vaughan (the “Subject Property”). As shown in Figure A, the subject property is currently zoned ‘EM1 
Prestige Employment’ by both Zoning By-law (ZBL) 1-88, as amended, and the City’s new Comprehensive ZBL 
001-2021, as amended.  

Figure A. Subject Site and EM1 Prestige Employment Zoning 

A Site Plan Approval (SPA) application (DA 18-078) is under review for the self-storage development, with a 6th 
and anticipated final SPA submission being made in early February 2024.   

A Minor Variance application was originally submitted in May 2022 and was assigned file number MV A160/22. 
A revised application was submitted in August 2023 and following the Stage 1 review, modifications have been 
made to the requested relief. The following 17 requested variances reflect the Building Standards Department’s 
November 29, 2023 zoning review that identified 14 variances, plus four (4) additional variances that were 
identified in conjunction with the Building Standard’s Department (via the August 31, 2023 zoning review and a 
December 11th, 2023 email) and further review of the new ZBL 001-2021: 
 

attwalap
Received

attwalap
Typewritten Text
A160/22

attwalap
Rectangle
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Zoning By-Law (ZBL) 001-2021 

1. ZBL requires a minimum of 65 (68) parking spaces for the proposed development, whereas 26 parking 
spaces are proposed.1 

2. ZBL requires a minimum of 1 Type A loading space dimensioned at 3.5 m wide by 17 m long by 4.4 m 
high and 3 Type B loading spaces dimensioned at 3.5 m wide by 11 m long by 4.0 m high, whereas 1 
loading space dimensioned at 3.5 m wide by 9 m long by 4.2 m high is proposed. 

3. ZBL requires a minimum of 1 Type A and 3 Type B loading spaces, whereas 1 Type B loading space is 
proposed.  

4. ZBL requires a short-term bicycle parking space to have a minimum setback of 3.0 m from a parking area, 
whereas a short-term bicycle parking space is proposed to have a minimum setback of 2.8 m from the 
parking area. 

5. ZBL requires waste storage to be wholly located within a building within a waste storage enclosure or 
within a private garage, whereas waste storage is proposed to be located outside of the building in the 
front yard. 

6. ZBL prohibits waste storage enclosures in any part of a front yard and exterior side yard, whereas a 
waste storage enclosure is proposed to be located in the front yard. 

7. Waste storage area does not meet the definition of waste storage enclosure, whereas waste storage is 
proposed to be located in the front yard. 

8. ZBL requires retaining walls to be set back 1.0 m from a property line for every 1.0 m of height of wall, 
whereas the proposed retaining wall will abut the rear (east) and south (side) property lines with 0.0 m 
setback and reach heights of up to 1.5 m and it will be set back a minimum of 1.5 m from the front (west) 
property line and reach heights of 2.4 m.  

9. ZBL stipulates that landscape means open land used for the growth and maintenance of grass, flowers, 
shrubs, trees and similar vegetation or horticultural elements, and may include granular geological 
materials, whereas retaining wall proposed in landscape.  

Zoning By-Law (ZBL) 1-88 

10. ZBL requires a minimum rear yard of 12.0 metres, whereas a minimum rear yard of 8.8 m is proposed. 
11. ZBL requires a minimum interior side yard of 6.0 m, whereas a minimum interior side yard of 3.73 m is 

proposed. 
12. ZBL requires a minimum of 129 (132) parking spaces for the proposed development, whereas 26 parking 

spaces are proposed.1 
13. ZBL requires a minimum parking space length and minimum accessible parking space length of 6.0 m, 

whereas a length of 5.7 m is proposed. 
14. ZBL requires a minimum of 4 loading spaces whereas 1 loading space is proposed. 
15. ZBL requires loading and unloading to not be located between a building and street, whereas doors to an 

enclosed loading and unloading area is proposed between the building and Highway 50. 
16. ZBL requires a strip of land not less than 9 m be provided along a lot line abutting a provincial highway or 

an arterial road, whereas a strip of land not less than 6.19 m is proposed along Highway 50. 
17. ZBL stipulates that a landscape strip shall be used for nothing else other than landscaping, whereas a 

retaining wall is proposed on the landscape strip. 

 

 
 

1 The Site Plan provided with the 5th SPA submission made in July 2023 and the Minor Variance application submitted in August 2023 
showed a total floor area of 12,831 m2  (rounded up from 12,830.96 m2 and 12,830.56 m2 respectively). At the ZBL 1-88 rate of 1 parking 
space per 100 m2 of floor area this would result in a parking requirement of 129 parking spaces and at the new ZBL 001-2021 rate of 0.5 
parking spaces per it would per 100 m2 of floor area this would result in a parking requirement of 65 parking spaces. We are unclear as to 
why the November 29, 2023 zoning review cites a requirement for 132 parking spaces.  The latest Site Plan that is being submitted with 
the 6th SPA resubmission in February 2024 shows a total floor area of 12,832.51 m2, thus continuing to requiring 129 or 65 parking spaces 
based on the ZBL standards, whereas 26 parking spaces are proposed.  
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In support of this revised resubmission of the Minor Variance application, please find enclosed the following: 
• Revised Submission Form with revised Structure Setback, Structure Size and Variance Charts; 
• Revised Draft R-Plan; 
• Revised Site Plan, revised Elevation Plans and Building A Floor Plan; 
• Revised Parking Justification Study; 
• Revised Landscape Plan; and 
• Revised Site Servicing and Grading Plan (detailing the proposed retaining wall). 

With the original May 2022 submission the Owner and Authorization Form, Transfer Deed, Tree Declaration 
Form and application payment of $3,671 by Visa were provided. 

The remainder of this letter describes how the requested variances meet the four tests of the Planning Act, with 
Figure B illustrating the location of the requested relief.  

Figure B. Location of Proposed Zoning Relief 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Relief from Parking Standard  
On a typical day a Vaultra self-storage facility will generally have less than 15 customer visits. These visits are 
spread throughout the day, with only a few occurring at the same time. Further, the facility typically has only one 
(1) staff member on site at a time. As detailed in the Parking Study, a proxy survey conducted for self-storage 
facility of similar scale in Mississauga revealed that peak parking demand is anticipated at a rate of 0.07 spaces 
per 100 m2 of gross floor area (GFA) whereas a rate of 0.20 spaces per 100 m2 is proposed, resulting in ten (10) 



 4 

of the proposed 26 parking spaces being occupied at peak hours. Based on Vaultra’s experience and the parking 
demand and utilization seen at the proxy survey, the proposed 26 parking spaces (24 surface and 2 within 
building A) will more than adequately meet self-storage customer and employee demands. 

Relief from Parking Stall Length  
The proposed parking spot length of 5.7 metres for the standard and accessible parking spaces is adequate to 
meet the needs of users/drives and it complies with the requirements of the new ZBL 001-2021 and are in 
keeping with the goals of the City of Vaughan Urban Design Guidelines and Vaughan Parking Design Guidelines 
to maximize the placement of buildings on site and to accommodate more expansive and enhanced landscaped 
areas.  As detailed in the Parking Study prepared by Arcadis, the two (2) internal standard parking spaces and 
larger internal loading area have been designed to accommodate vehicle movement and parking for up to three 
(3) larger vehicles if needed.  

Relief from Loading Space Standards and Dimensions and Location 
The proposed self-storage facility is meant to provide a necessary service to businesses and households that 
require additional space to store items such as goods, business records, merchandise, personal belongings, or 
seasonal items and will not involve the shipping of persons, animals, goods, wares or merchandise. The majority 
of customers will arrive by car, van or small truck and will utilize the three interior parking spaces or the standard 
parking spaces provided in the surface lots  for loading/unloading purposes. The one (1) proposed loading space  
dimensioned 3.5 m x 9.0 m long and x 4.2 m high is appropriate for the needs of Vaultra’s customers.  

Under ZBL 1-88, loading and unloading is shall not be located between a building and a street. The entrance to 
the interior loading within the main Building A is proposed fronting Highway 50.  However, the proposed overhead 
doors will be an attractive mix of glazing and metal that will compliment the other proposed building materials 
and will be closed, except for very short periods throughout the day, and read as part of the building wall/façade. 
The operational security requirements of Vaultra which require gated access to the one-storey buildings and 
therefore it is not possible to move the Building A access doors to the sides of the building.  

Relief of Setback for Short-term Bicycle Parking 
The bicycle parking is proposed to be accommodated at the main entrance of Building A within a 3.5 m wide 
entrance area that is defined with pavers. The tandem bicycle racks are aligned parallel with the building, with 
the outer edge located approximately 2.8 m from the curb to the parking area. This width provides for a safe 
distance to separate bike parking activities and people parking their cars.  

Location of Waste Storage 
A small, discrete Molock waste storage system and collection area is proposed 
directly outside of the main the building, near the doors to the enclosed loading area.  
It is within the front yard but will be largely screened from view from Highway 50 with 
the retaining wall and landscaping. 

Minimal waste is produced by self-storage facilities, as customers are prohibited 
from disposing contents from their storage units or packing materials on-site. Waste 
will generally be limited to whatever is generated from the customer service office 
or small deposits by customers (e.g. empty coffee cups). The Molock containers 
must be located in a publicly accessible area, and therefore cannot be located in the 
building or at the rear within the gated / secure area. 

Relief from Rear Yard Setback 
The proposed minimum rear yard setback of 10.8 m exceeds the requirements of the new ZBL 001-2021, which 
requires a minimum rear yard setback of 7.5 m within the ‘EM1’ zone, and provides adequate separation between 
the industrial lands to the east.  

Relief from Interior Side Yard Setback 
The proposed minimum interior (south) yard setback 3.73 m exceeds the requirements of the new ZBL 001-
2021, which requires a minimum interior side yard setback of 3.0 m within the ‘EM1’ zone, and provides adequate 
separation between the industrial lands to the south.  
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Relief from Landscape Strip and Retaining Wall Setbacks 
Peel Region and York Region plan to widen Highway 50 and as part of the SPA the proposed self-storage facility, 
8261 Highway 50 Limited must convey an approximately 2.5 m wide strip of land along its western property line 
for the new road right-of-way (ROW). Additionally, it must convey a 0.3 metre reserve which is intended to protect 
for access to the widened road from the private property.  As a result of the conveyances,  the proposed minimum 
width of the landscape strip along Highway 50 to the new property line (which is east of the conveyances shown 
in the attached draft R-Plan) is 6.19 m. This does exceed the new ZBL 001-2021, which requires a 3.0 m 
landscape strip, but due to the topography of the site and adjacent properties, a retaining wall reaching a height 
of approximately 2.4 m is required along the western, eastern and southern frontages. The minimum of 6.19 m 
landscape strip adjacent to Highway 50 will contain a retaining wall.  

The proposed armour stone retaining wall will be accompanied by 
greenery and shrubs at the base, as well as decorative fencing 
and additional shrubbery and greenery at the top to create an 
attractive street frontage, enhance the pedestrian experience on 
Highway 50, and appropriately screen surface parking and 
laneways from the public realm. The Region of Peel will not permit 
drainage/run-off from landscaping into the Regional road right-of-
way and as such a very minimal amount of landscaped area may 
be located in front (to the west) of the retaining wall.  

Given the site grading and drainage requirements, it is not possible for the retaining wall to be set back from the 
eastern and southern property line. With the land conveyance for the road widening, the western retaining wall 
will only be set back approximately 1.7 m from the new property line, and this will vary a bit as the width of the 
wall varies depending on the height. 

It is my professional planning opinion, this COA application should be approved given the proposed variances 
meet the four tests of Section 45(1) of the Planning Act both individually and collectively as they: 

• Are minor in nature; 
• Are desirable for the appropriate development and use of the land;  
• Maintain the general intent and purpose of the Zoning By-law; and  
• Maintain the general intent and purpose of the Official Plan. 

Should you have any questions or require any additional information please do not hesitate to contact the 
undersigned. 

Yours truly, 

IBI GROUP 

Amy Shepherd, MCIP, RPP, AICP 
Associate Principal  

 



 
 

 
 

 

 Final Report 
 

Review of Parking and Loading 
Requirements: Self-Storage Facility, 
8261 Highway 50, Vaughan 
 

 

Prepared for Hwy 50 Self Storage Limited (c/o Vaultra Asset Management) 
by Arcadis (previously IBI Group)  
January 31, 2024 
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1 Introduction  
Hwy 50 Self Storage Limited (c/o Vaultra Asset Management) and their development partner 
ZZEN Group of Companies Limited (the “ZZEN Group”), own a 1.18-hectare (2.92 acre) vacant 
property on Highway 50 in the City of Vaughan. The property is municipally known as 8261 
Highway 50 and legally described as Part 2 of Plan 65R 3090, Part of lot 9, Concession 10. The 
property is located on the east side of Highway 50, between Langstaff Road to the north and Fogal 
Road to the south (see Exhibit 1). The property is currently zoned ‘EM1 – Prestige Employment 
Area’ and is located within the Huntington Business Park. 
Exhibit 1: Subject Property – 8261 Highway 50, Vaughan 

 
Vaultra Asset Management (“Vaultra”), in partnership with the ZZEN Group, intend to build a 
premium self-storage facility (the “development”) on the property that will be comprised of one (1) 
4-storey self-storage building and four (4) ambient 1-storey self-storage buildings with a total gross 
floor area (GFA) of 12,832.51 m2. A total of 26 standard parking spaces, two (2) of which will be 
barrier-free, and one (1) Type B loading space are proposed for the development. Customers with 
units in the 1-storey self-storage buildings will have direct access to their units from the laneways 
and can drive right up to their unit. 

1.1 Purpose of Study 
The City of Vaughan Zoning By-law 1-88 (the “ZBL”) requires that parking for self-storage facilities 
be provided at a rate of one (1) space per 100 m2 of GFA. On October 20, 2021, City of Vaughan 
Council endorsed the new Comprehensive Zoning By-law (the “CZBL”), which requires that 
parking for self-storage facilities be provided at a rate of 0.5 spaces per 100 m2 of GFA. Based on 
these rates, a total of 132 or 68 spaces would be required by ZBL 1-88 and the new CZBL 
respectively. Arcadis (previously IBI Group) was retained by Hwy 50 Self Storage Limited to 
confirm how many parking spaces the proposed self-storage facility requires, and to prepare a 
parking justification report in support of the Minor Variance (MV) and Site Plan Approval (SPA) 
applications for this development. 

1.2 Summary of Study Findings 
This report describes how the 26 total parking spaces proposed for the four-storey self-storage 
facility and four (4) 1-storey ambient self-storage buildings, at a standard of one (1) parking space 
per 494 m2 of GFA, are sufficient to meet anticipated customer and staff parking demand and how 
with the drive-up function of the 1-storey ambient self-storage buildings, no additional standard 
parking spaces are required. The findings of the parking assessment are based on detailed land 
use and transportation research and analysis, customer survey analysis and Vaultra’s extensive 
development and operational experience.  
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2 Proposed Development 
Vaultra Asset Management, in partnership with ZZEN Group, plans to construct a premium self-
storage facility at 8261 Highway 50. As shown in Exhibit 2 and the detailed site plan attached in 
Appendix A, the proposed development includes a four-storey self-storage facility and four (4) 
ambient self-storage buildings, for a total GFA of 12,832.51 m2, 26 standard parking spaces, one 
(1) Type ‘B’ loading space and six (6) bicycle parking spaces: 

• Building A (Main Building): Four (4) storeys, 11,159.50 m2 

• Buildings B through E: One (1) storey, 1,673.01 m2 

o Building B: 475.26 m2 

o Building C: 475.26 m2 

o Building D: 393.79 m2 

o Building E: 328.70 m2 

• 26 Parking Spaces 

o 24 Standard Parking Spaces (22 exterior & 2 interior) 

o 2 Barrier-Free Parking Spaces 

• 1 Type ‘B’ Loading Space (interior) 

• 6 Bicycle Parking Spaces 

Exhibit 2: Site Plan for Proposed Self-Storage Facility at 8261 Highway 50, Vaughan 

 

Vaultra has a number of self-storage facilities operating throughout the Greater Toronto and 
Hamilton Area (GTHA) and elsewhere in Canada. They also have several new facility 
developments underway. Vaultra’s customer base is typically 60% residential customers and 40% 
business/commercial customers. Often customers rent more than one locker within a facility. 
During the winter periods, Vaultra generally has less than ten (10) customers per day accessing 
its facilities. In other seasons customer access increases slightly, but still is generally less than 15 
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customer visits per day. A description of Vaultra’s typical self-storage customer activity is detailed 
in Exhibit 3 below.  

Exhibit 3: Typical Vaultra Self-Storage Customer Base and Frequency of Visits 

TYPE OF SELF-STORAGE CUSTOMERS FREQUENCY OF VISITS 
Personal or Household 
Storage of furniture, appliances, personal belongings, seasonal equipment, 
motor vehicles, boats, recreational vehicles, motorcycles, and other household 
goods. Specialized storage can be provided for wine, paintings, furniture, 
exotic vehicles and higher valued items. 
Often customers use the space during renovations, when they are moving 
houses or for de-cluttering purposes. Students use storage during holiday and 
non-school term periods as a cheaper alternative to housing rental.  

 
A few times per year or less, generally 
on weekends or in the early evening.  
Generally personal or household 
customers only come to drop-off or 
pick-up their goods when they are 
ready to move or during a change in 
seasons.  

Business or Commercial  
Storage of business records, seasonal goods, equipment, fixtures, tools, 
merchandising materials, and job materials. Many business customers use the 
space for logistics warehousing and transition requirements.   
A proportion of these customers are expected to be small businesses who 
work from home and use the storage lockers for their goods and merchandise 
and may also use the flex office and meeting room space (e.g. event planners, 
dressmakers, wholesale and retail representatives, accountants, contractors).  

 
 
Weekly or monthly basis, generally on 
weekdays during the day. It is very 
rare for business customers to access 
their units daily.  

2.1 Proposed Parking and Loading 
As shown in Exhibit 4, a total of 26 parking spaces are proposed for the self-storage development, 
along with one (1) loading space and six (6) bicycle parking spaces.  
Exhibit 4: Proposed Number of Parking and Loading Spaces for Proposed Uses  

LAND USE 
STANDARD 
PARKING 
SPACES 

BARRIER FREE 
PARKING 
SPACES 

TOTAL 
PARKING 
SPACES 

LOADING 
SPACES 

BICYCLE 
PARKING 
SPACES 

Self-Storage - 
Buildings A - E 
(12,832.51 m2) 

24 2 26 1 6 

Total 24 2 26 1 6 

Customers and employees of the self-storage facility will have access to 26 parking spaces, which 
results in a parking standard of one (1) space per 494 m2 of GFA. Two (2) standard parking stalls 
are located within the interior of the building to provide covered loading and unloading areas for 
smaller vehicles. The proposed reduced parking rate will need to be approved by the City’s 
Committee of Adjustment through an application for Minor Variance. In addition, customers with 
units in the 1-storey self-storage buildings (Buildings B-E) will have direct access to their units 
from the laneways and can drive right up to their unit. 

As shown in Exhibit 2, a majority of the parking for the development is located in front of and 
along the southern façade of Building A. The parking has been designed to ensure safe and direct 
access to the main building (Building A) and ambient self-storage buildings (Buildings B-E), as 
well as meet the goals and objectives of the Huntington Business Park and the City-wide Urban 
Design Guidelines. In accordance with section 7.6 of the City-Wide Urban Design Guidelines, the 
minimal parking at the front of Building A acts as a smaller convenience parking area to provide 
visitors with direct access to the main building. Additional parking along the southern façade of 
Building A and along the southern lot line will be visually screened by landscaping along the 
Highway 50 frontage southern property line.  



ARCADIS (PREVIOUSLY IBI GROUP)  FINAL REPORT 
REVIEW OF PARKING AND LOADING REQUIREMENTS: SELF-STORAGE FACILITY, 8261 HIGHWAY 50, VAUGHAN 
Prepared for Hwy 50 Self Storage Limited (c/o Vaultra Asset Management) 

January 31, 2024 6 

3 Zoning Requirements 
In October of 2021, Vaughan City Council endorsed the CZBL (By-law No. 01-2021) to replace 
the City of Vaughan ZBL 1-88. It is our understanding that parts of the CZBL have been appealed 
to the OLT. Based on correspondence with City staff, it is our understanding that the subject SPA 
application has been determined to be transitioned in accordance with Subsection 1.6.3.3 of the 
CZBL, and therefore is subject to Zoning By-law 1-88, as amended, only. However, for the purpose 
of this report, this section analyzes the parking and loading rates of the proposed self-storage 
facility with respect to the applicable provisions of the both the ZBL and the new CZBL.  

A total of 26 parking spaces of which two (2) are barrier-free, six (6) bicycle parking spaces and 
one (1) loading space are proposed for the 12,832.51 m2 premium self-storage facility. The 
proposed parking rate will need to be approved by the City’s Committee of Adjustment as it does 
not meet the City’s parking standard for self-storage facilities. 

3.1 Vaughan Zoning By-law 1-88 
It is our understanding that self-storage facilities are interpreted as a form of warehousing for the 
purpose of zoning compliance. As such, the following sections analyze the loading, bicycle parking 
and vehicle parking of the proposed self-storage facility based on the requirements of the ZBL that 
apply to “warehouse” uses. 

3.1.1 Loading 
Section 3.9 of ZBL 1-88 outlines the following loading space requirements for industrial or 
commercial uses involving the shipping or loading of persons, animals or goods, wares or 
merchandise: 
Exhibit 5: By-law 1-88 Loading Requirements for Industrial and Commercial Uses 

GFA MINIMUM NUMBER OF LOADING SPACES REQUIRED 

500 m2 or less No loading space 

From 501 – 2,500 m2 inclusive One (1) loading space 

From 2,501 – 10,000 m2 inclusive Two (2) loading spaces 

Above 10,001 m2 Two (2) loading spaces for every 10,000 m2 or portion 
thereof of Industrial/Commercial gross floor area 

Based on the requirements of Section 3.9 of ZBL 1-88, and noted above in Exhibit 5, the proposed 
development would require four (4) loading spaces. As per provision 3.9(a) loading spaces are to 
be at least 9.0 metres long, 3.5 metres wide and having a vertical clearance of not less than 4.2 
metres. As shown in Exhibit 2 and noted on the Site Plan (see Appendix A), the proposed 
development includes one (1) Type ‘B’ loading space with a length of 9.0 metres, a width of 3.5 
metres and a vertical clearance of 4.2 metres. Two (2) standard parking spaces are located within 
the interior of the building to provide customers with smaller vehicles a covered loading area 
without impacting the larger loading spaces. However, it should be noted that the loading area 
and driveway have been designed to accommodate vehicle movement and parking for up to three 
(3) larger vehicles within the loading area if needed (see Vehicle Manoeuvring Diagrams prepared 
by BA Group for more information). 

Assessing Vaultra’s existing self-storage facilities, loading spaces for these developments are 
intended to serve only small and medium-sized trucks, with the majority of customers utilizing 
loading spaces for smaller vehicles and vans. The proposed mix of interior loading and parking 
spaces has been designed to accommodate the needs of customers based on Vaultra’s 
operational experience. However, as only one (1) loading space is provided, the proposed number 
of loading spaces will require approval by the City’s Committee of Adjustment. 
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3.1.2 Bicycle Parking 
As per Section 2.2.4 of the City of Vaughan Official Plan, it is the intent of the City to accommodate 
and facilitate the use of active transportation to and within Employment Areas by providing on or 
off-street bikeways, connected greenways and bicycle parking facilities. Based on the bicycle 
parking requirements of the ZBL, no bicycle parking spaces are required for the proposed 
development as it is located outside of the Vaughan Metropolitan Centre. However, six (6) bicycle 
parking spaces are being proposed, which exceeds the requirements of the ZBL and reflects the 
intent to provide bicycle parking facilities within Employment Areas. All six (6) bicycle parking 
spaces are located next to the main entrance of Building A. 

3.1.3 Parking 
Section 3.8 of ZBL 1-88 sets out parking requirements for all residential and non-residential uses. 
Self-storage is not an identified use. Based on correspondence with City staff, it is our 
understanding that parking for self-storage facilities is to be provided at a rate of one (1) space 
per 100 m2 of GFA. As previously noted, and further detailed in Section 3 of this report, a self-
storage facility of this size generally will have less than 10 to 15 customer visits throughout an 
entire day.  

If the City’s parking standard were applied to the proposed development, a total of 129 parking 
spaces would be required, which is far more than what self-storage facilities require. The proposed 
parking standard is a minimum of 26 spaces, or a rate of 1 space per 494 m2 of GFA or 0.20 
spaces per 100 m2 of GFA (Exhibit 6). 

Exhibit 6: By-law 0225-2007 Parking Requirements vs the Parking Proposed for Highway 50 

PROPOSED LAND USE / 
BUILDING USE 

PROPOSED 
GFA (M2) ZBL PARKING REQUIREMENT1 PROPOSED 

PARKING PARKING DEFICIENCY 

Self- Storage  12,832.51  1 space per 100 m2 of GFA or 
129 spaces 

26 spaces  -103 

Barrier-Free Parking N/A 

For between 13 to 100 parking 
spaces: 4% of the total number of 
parking spaces (of which 50% will 
be Type A and 50% will be Type 
B) or 2 spaces (1 Type A and 1 

Type B) 

2 spaces (1 
Type A and 
1 Type B) 

0 

3.1.3.1 Barrier-Free Parking 

As per provision 3.8(d)(iii) of the ZBL, accessible parking is to be provided at a rate of 4% of the 
number of provided parking spaces, of which 50% will be Type A and 50% will be Type B, when 
the total number of spaces is between 13 and 100. As 26 parking spaces are proposed, two (2) 
spaces must be accessible / barrier-free, of which one (1) must be Type A and one (1) must be 
Type B. A total of two (2) barrier-free parking spaces are proposed, of which one (1) is Type A 
and one (1) is Type B. 

3.2 Vaughan Comprehensive Zoning By-law 
As previously noted, it is our understanding that the CZBL does not come into effect until all 
appeals have been withdrawn or disposed of and that the subject SPA application has been 
determined to be transitioned in accordance with Subsection 1.6.3.3 of the CZBL. However, the 
following sections have been prepared order to compare the proposed development with the 
direction of future zoning requirements endorsed by City Council.  

 
1 Provision 3.8(e) of the ZBL states that If the application of standards results in part of a space being required, a full space shall be 
provided.  
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It is our understanding that self-storage facilities are interpreted as a “Commercial Storage” use in 
the CZBL. As such, the following sections analyze the loading, bicycle parking and vehicle parking 
of the proposed self-storage facility based on the requirements of the CZBL that would apply to 
“Commercial Storage” uses.  

3.2.1 Loading 
Section 6.11 of the CZBL outlines loading space requirements for various residential and non-
residential uses. Table 6-18 of the CZBL outlines the loading space requirements for industrial or 
commercial uses involving the shipping of persons, animals, goods, wares or merchandise, except 
a supermarket, hotel or place of assembly. The proposed self-storage facility is meant to only 
provide a necessary service to businesses and households that require additional space to store 
items such as goods, business records, merchandise, personal belongings, or seasonal items and 
will not involve the shipping of persons, animals, goods, wares or merchandise. As such, it is our 
understanding that loading spaces would not be required for the proposed development. 

The proposed development includes one (1) Type ‘B’ loading space and two (2) interior parking 
spaces that have been designed to accommodate the expected needs of Vaultra customers based 
on operational experience. As such, the proposed number of loading spaces exceeds the 
requirements of the CZBL.  

3.2.2 Bicycle Parking 
Section 6.5 of the CZBL outlines bicycle parking space requirements for all residential and non-
residential uses, with specific provisions for those uses within the VMC and MU zones, and those 
within all other zones. The site is zoned ‘EM1 – Employment Area’ and would therefore be subject 
to the minimum bicycle parking rates outlined in Table 6-8 of the CZBL. Based on comments 
received from City staff, it is our understanding that required bicycle parking is based on the size 
of the office component of the proposed development.  

In accordance with Table 6-8, bicycle parking for office uses is required at rates of 0.1 spaces per 
100 m2 of GFA for long-term spaces and 0.1 spaces per 100 m2 of GFA or 3 spaces, whichever 
is greater, for short-term spaces. As detailed on the Ground Floor Plan prepared by Pearce 
McCluskey Architects (Drawing A2.0), it is our understanding that the proposed customer service 
office is approximately 127.72 square metres in size. Accordingly, one (1) long-term bicycle 
parking space located within the building and 3 short-term bicycle parking spaces would be 
required, whereas six (6) short-term bicycle parking spaces are proposed. 

Given the nature of the use, the majority of customers will arrive to the site via small or medium 
sized trucks and automobiles. The proposed number of bicycle parking spaces is based on the 
anticipated demand based on Vaultra’s operational experience. 

3.2.3 Parking 
Section 6.3 of the Comprehensive ZBL outlines the parking requirements for all residential and 
non-residential uses in all zones. As per Table 6-2 of the CZBL, parking for commercial storage 
uses is to be provided at a minimum rate of 0.5 spaces per 100 m2 of GFA in the ‘EM1’ zone. If 
applied, the proposed development would require 65 parking spaces, which is far mare than what 
self-storage uses generally require. As previously noted, the proposed parking standard is a 
minimum of 26 spaces at a rate of 1 space per 493 m2 of GFA or 0.20 spaces per 100 m2 of GFA 
(Exhibit 7). 
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Exhibit 7: CZBL Parking Requirements vs the Parking Proposed for Highway 50 

PROPOSED LAND USE / 
BUILDING USE 

PROPOSED  
GFA (M2) CZBL PARKING REQUIREMENT2 

PROPOSED 
PARKING PARKING DEFICIENCY 

Self- Storage  12,832.51  0.5 space per 100 m2 of GFA or 
65 spaces 

26 spaces  -39 

Barrier-Free Parking N/A 

For between 13 to 100 parking 
spaces: 4% of the total number of 

required parking spaces or 3 
spaces  

2 spaces (1 
Type A and 
1 Type B) 

-1 

3.2.3.1 Barrier-Free Parking 

The CZBL requires that accessible parking be provided at rates based on the total required parking 
spaces. As noted, a total of 65 parking spaces would be required for the proposed development if 
the parking standard of the CZBL were applied. As per Table 6-4 of the CZBL, barrier-free parking 
spaces are required at a rate of 4% when the total number of required parking spaces is between 
13 and 100 spaces. 

As per provision 6.4.3.2 of the Comprehensive ZBL, where an odd number of barrier-free parking 
spaces are required, the number of barrier‐free parking spaces must be divided equally between 
a Type A and a Type B parking spaces and the remaining spaces may be provided as a Type B 
barrier-free parking space. As 65 parking spaces are required, a total of three (3) barrier-free 
parking spaces are required, one (1) Type A and two (2) Type B. A total of two (2) barrier-free 
parking spaces are proposed, of which one (1) is Type A and one (1) is Type B.  

  

 
2 Provision 6.2.2 of the CZBL states that If the calculation of a required parking space, barrier‐free parking space, bicycle parking 
space or loading spaces results in a fraction, the applicable requirement shall be rounded up to the next whole number 
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4 Anticipated Self-Storage Parking Occupancy 
and Demand 

It is common practice for self-storage developments to require relief from a Zoning By-law in order 
to right-size the amount of parking. Few municipalities have parking standards which recognize 
that self-storage facilities can operate satisfactorily with comparatively small parking 
complements. The Town of Oakville is one example that has, whereby Zoning By-law 2014-014 
requires a “minimum of 1.0 parking space per 100 m2 net floor area, to a maximum minimum 
requirement of 8 parking spaces”. 

To determine an appropriate parking provision for the proposed self-storage facility, IBI Group 
undertook a review of the parking standards of existing and planned self-storage facilities, 
evaluated past proxy survey results and drew from Vaultra’s vast experience operating and 
developing new self-storage facilities.  Vaultra has managed over 120,000 m2 of self-storage 
space for many years and has not recorded a single customer complaint regarding insufficient 
parking at any of its sites.  

As detailed below, based on Vaultra’s operational experience and industry standards, the 
proposed 26 parking spaces, are more than adequate to serve customers and staff of the 
proposed self-storage facility on Highway 50.  

4.1 Comparison of Existing Self-Storage Facility Parking 
Examples of the parking supply and resulting ratio of parking for a number of existing and planned 
self-storage facilities in the GTHA are shown in Exhibit 8. As shown in Exhibit 8 there is a broad 
range of parking rates for self-storage facilities in Vaughan where parking is provided at rates from 
one (1) space per 268 m2 to one (1) space per 983 m2. The 26 parking spaces and ratio of one 
(1) space per 494 m2 proposed by Vaultra for the Highway 50 self-storage facility are comparable 
to what is being provided at other facilities.  

Exhibit 8: Example of Parking Rates Provided at Vaultra and Other Self-Storage Facilities 
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4.2 Anticipated Self-Storage Parking Occupancy  
As noted, other Vaultra self-storage facilities generally have less than 15 customers per day 
accessing their storage units or the customer service office. To further verify parking requirements, 
Vaultra had a parking utilization proxy survey conducted at Safe Self-Storage – Mississauga West 
in Mississauga during the following time periods: 

• Saturday March 30, 2019 – 9:00 a.m. to 6:00 p.m.; 

• Sunday, March 31, 2019 – 9:00 a.m. to 6:00 p.m.; 

• Friday, April 5, 2019 – 12:00 p.m. to 9:00 p.m.; and 

• Saturday April 6, 2019 – 9:00 a.m. to 6:00 p.m. 

These count hours are consistent with City of Mississauga staff comments, which indicated that 
observations should be conducted on one Friday, one Saturday, and one Sunday; followed by a 
validation survey on the day of the week where the highest utilization had occurred. 

Safe Self Storage – Mississauga West offers a combination of outdoor “drive-up” units and indoor 
units and offers access to the facility to customers between the hours of 6:00 a.m. and 10:00 p.m. 
daily. The leasing office is open from 9:00 a.m. to 6:00 p.m. Monday through Friday, from 9:00 
a.m. to 5:00 p.m. on Saturday, and from 10:00 a.m. to 4:00 p.m. on Sunday.  

This site is comparable to the proposed development due to its similar urban context (industrial / 
employment areas), and its similar overall size. It is our understanding that hours of operation and 
access at the proposed development will be similar, as will be the mix of storage unit sizes.  

Parking occupancy was observed at the approximately 10,708 m2 GFA facility every 30 minutes 
during the study period, with staff vehicle and customer vehicles observed separately. These 
observations are presented in Appendix B and were converted to a parking utilization rate of 
spaces per 100 m2 GFA for comparison purposes. The results of the utilization surveys are 
presented in Exhibit 9 through Exhibit 12. 

Exhibit 9: Observed Parking Utilization – 2480 Argentina Road, Mississauga – Saturday March 30, 2019  
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Exhibit 10: Observed Parking Utilization – 2480 Argentina Road, Mississauga – Sunday, March 31, 2019 

 

Exhibit 11: Observed Parking Utilization – 2480 Argentina Road, Mississauga – Friday, April 5, 2019 
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Exhibit 12: Observed Parking Utilization – 2480 Argentina Road, Mississauga – Saturday, April 6, 2019 

 
As shown in Exhibit 9 through Exhibit 12, peak parking utilization at 2480 Argentia Road was 
observed to be 0.07 spaces per 100 m2 GFA, and occurred on Saturday, April 6, 2019, at 
approximately 12:00 p.m. Of the seven (7) vehicles parked in the parking area site at this time, 
four (4) were customer vehicles and three (3) were staff vehicles.  

This level of utilization is below the 0.20 spaces per 100 m2 GFA proposed parking supply at 8261 
Highway 50, and well below the one (1) space per 100 m2 GFA rate required by the ZBL and the 
0.5 spaces per 100 m2 GFA rate required by the CZBL. 

Based on Vaultra’s experience and the parking demand and utilization seen at the proxy survey 
site in Mississauga the anticipated demand for the proposed self-storage is 0.07 spaces per 100 
m2 GFA. With the 26 parking spaces, the proposed parking supply rate for the self-storage facility 
will be 0.20 spaces per 100 m2 of GFA which translates to nine (9) of the 26 proposed spaces 
being occupied at peak times (35% occupancy) as illustrated in Exhibit 13.  

Exhibit 13: Anticipated Parking Demand in Peak Hours for the Proposed Self-Storage – 8261 Highway 50 

LAND USE SIZE (M2 GFA) ANTICIPATED 
PARKING DEMAND 
RATE  

ANTICIPATED 
PARKING 
DEMAND 

PROPOSED 
PARKING 
SUPPLY RATE 

PROPOSED 
PARKING 
SUPPLY 

SURPLUS / 
DEFICIENCY 
(SPACES) 

ANTICIPATED 
OCCUPANCY 
(%) 

Self-Storage  12,833.51 
0.07 spaces per 

100.0 m2 
9 

0.20 spaces 
per 100.0 m2 

26 +17 35% 
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5 Conclusion 
A total of 26 parking spaces, of which two (2) are barrier-free, one (1) Type ‘B’ loading space and 
six (6) bicycle parking spaces are proposed for the self-storage facility on 8261 Highway 50. The 
proposed parking spaces include two (2) internal parking spaces to provide customers with smaller 
vehicles a covered loading and unloading area. However, the loading area and driveway have 
been designed to accommodate vehicle movement and parking for up to three (3) larger vehicles 
within the loading area if needed. Customers with units in the 1-storey self-storage buildings will 
also have direct access to their units from the laneways and can drive right up to their unit. 

The ZBL requires that parking for self-storage facilities be provide at a rate of 1 space per 100 m2 
of GFA. In comparison, the new CZBL requires that parking for self-storage facilities be provided 
at a rate of 0.5 spaces per 100 m2 of GFA. Based on the requirements of each Zoning By-law the 
proposed 12,832.51 m2 GFA self-storage facility would require 129 spaces or 65 spaces 
respectively. A total of 26 parking spaces are proposed for the self-storage facility, which 
translates to a ratio of one (1) space per 494 m2 or 0.20 spaces per 100 m2. 

As noted, on a typical day a self-storage facility will generally have less than 15 customer visits. 
These visits are spread throughout the day, with only a few occurring at the same time. A self-
storage facility typically has only one (1) staff member on site at a time.  

This report describes how the 26 parking spaces proposed for the self-storage facility, at a 
standard of one (1) parking space per 494 m2 of GFA, are sufficient to meet anticipated customer 
and staff parking demand. The findings of the parking assessment are based on detailed land use 
and transportation research and analysis, proxy surveys conducted at existing self-storage 
facilities and Vaultra’s extensive development and operational experience. 

Based on Vaultra’s experience and the parking demand and utilization seen at the proxy survey 
site in Mississauga, the proposed 26 parking spaces will more than adequately meet self-storage 
customer and employee demands.  

As noted, Vaultra has managed over 120,000 m2 of self-storage space for many years and has 
not recorded a single customer complaint regarding insufficient parking at any of its sites. Based 
on operational experience and industry standards, the proposed 26 parking spaces are more than 
adequate to serve the overall 12,832.51 m2 of self-storage GFA. 

We respectfully request that the City of Vaughan approve a parking standard of 1 space per 494 
m2 of GFA (or 0.20 spaces per 100 m2 of GFA) for the proposed self-storage facility at 8261 
Highway 50. 
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Appendix A – Detailed Site Plan 
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Appendix B – Parking Utilization 
Proxy Survey Results – 2480 
Argentia Road 
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