
CITY OF VAUGHAN 
 

EXTRACT FROM COUNCIL MEETING MINUTES OF MAY 22, 2024 
 

Item 2, Report No. 17 of the Committee of the Whole, which was adopted without 
amendment by the Council of the City of Vaughan on May 22, 2024. 
 
 
 

2. 2281539 ONTARIO INC.: ZONING BY-LAW AMENDMENT FILE Z.17.014; 
DRAFT PLAN OF SUBDIVISION FILE 19T-17V003 – 10 BEVAN ROAD, 
VICINITY OF NETHERFORD ROAD AND CLEMSON CRESCENT 

The Committee of the Whole recommends: 

1) That the recommendations contained in the report of the Deputy 
City Manager, Planning and Growth Management, dated May 7, 
2024, be approved; and 

2) That comments from the following speakers be received: 

1. Fred J. Cook, Clemson Crescent, Maple; and 
2. Gerry Schiller, Lancer Drive, Maple. 

 
Recommendations 

 
1. THAT Zoning By-law Amendment File Z.17.014 (2281539 Ontario Inc.) 

BE APPROVED, to amend Zoning By-law 1-88, to rezone the Subject 
Lands from “A Agricultural Zone” and “R1 Residential Zone” to “R1 
Residential Zone”, “R2 Residential Zone”, OS1(H) Open Space 
Conservation Zone with the Holding Symbol (H), and “OS1 Open 
Space Conservation Zone”, in the manner shown on Attachment 2. 

 
2. THAT the Holding Symbol “(H)” shall not be removed from the OS1(H) 

Open Space Conservation Zone with the Holding Symbol “(H)”, until 
the following conditions is addressed to the satisfaction of the City and 
Toronto and Region Conservation Authority (TRCA): 

 
a) Confirmation of the extent of the erosion hazard (i.e., physical 

top of slope and/or long-term stable top of slope) associated 
with the valley corridor and establishment of an applicable 10 
metre setback from the erosion hazard limit, to the satisfaction 
of TRCA. 

 
3. THAT Draft Plan of Subdivision File 19T-17V003 (2281539 Ontario 

Inc.) BE APPROVED SUBJECT TO THE CONDITIONS OF DRAFT 
PLAN OF SUBDIVISION APPROVAL identified on Attachment 3, to 
create 21 single detached residential lots, an open space block, a 
public parkway block, and public roads, as shown on Attachment 2; 

 
4. THAT Vaughan Council adopt the following resolution for the allocation 

of water and sewage servicing capacity: 

…/2 
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“THAT Draft Plan of Subdivision File 19T-17V003 (2281539 
Ontario Inc.) be allocated servicing capacity from the York 
Sewage Servicing/Water Supply System for a total of 21 single-
family residential units (75 persons equivalent).  The allocation 
of said capacity may be redistributed (at the discretion of the 
City), in accordance with the City’s Servicing Capacity Allocation 
Policy, if the development does not proceed to registration 
and/or building permit issuance within 36 months” 
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Committee of the Whole (1) Report

  

DATE: Tuesday, May 07, 2024      WARD: 1    
 

TITLE: 2281539 ONTARIO INC.: ZONING BY-LAW AMENDMENT FILE 

Z.17.014; DRAFT PLAN OF SUBDIVISION FILE 19T-17V003 – 10 

BEVAN ROAD, VICINITY OF NETHERFORD ROAD AND 

CLEMSON CRESCENT  
 

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

 

ACTION: DECISION  

 

Purpose 
To seek approval from the Committee of the Whole for Zoning By-law Amendment and 

Draft Plan of Subdivision applications to permit 21 single detached dwellings, an open 

space block and roads (the ‘Development’), as shown on Attachment 2. 

 

 
 

Recommendations 
1. THAT Zoning By-law Amendment File Z.17.014 (2281539 Ontario Inc.) BE 

APPROVED, to amend Zoning By-law 1-88, to rezone the Subject Lands from “A 

Agricultural Zone” and “R1 Residential Zone” to “R1 Residential Zone”, “R2 

Residential Zone”, OS1(H) Open Space Conservation Zone with the Holding 

Symbol (H), and “OS1 Open Space Conservation Zone”, in the manner shown on 

Attachment 2. 

Report Highlights 
 The Owner proposes to rezone the Subject Lands (Attachment 1) to permit a 

residential subdivision consisting of 21 single detached lots, an open space 

block a public walkway block and public roads. 

 Zoning By-law Amendment and Draft Plan of Subdivision applications are 

required to implement the Development. 

 The Development Planning Department supports the approval of the 

applications subject to the conditions as outlined in this report. 
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2. THAT the Holding Symbol “(H)” shall not be removed from the OS1(H) Open 

Space Conservation Zone with the Holding Symbol “(H)”, until the following 

conditions is addressed to the satisfaction of the City and Toronto and Region 

Conservation Authority (TRCA): 

 

a) Confirmation of the extent of the erosion hazard (i.e., physical top of slope 

and/or long-term stable top of slope) associated with the valley corridor 

and establishment of an applicable 10 metre setback from the erosion 

hazard limit, to the satisfaction of TRCA. 

 

3. THAT Draft Plan of Subdivision File 19T-17V003 (2281539 Ontario Inc.) BE 

APPROVED SUBJECT TO THE CONDITIONS OF DRAFT PLAN OF 

SUBDIVISION APPROVAL identified on Attachment 3, to create 21 single 

detached residential lots, an open space block, a public parkway block, and 

public roads, as shown on Attachment 2; 

 

4. THAT Vaughan Council adopt the following resolution for the allocation of water 

and sewage servicing capacity: 

 

“THAT Draft Plan of Subdivision File 19T-17V003 (2281539 Ontario Inc.) 

be allocated servicing capacity from the York Sewage Servicing/Water 

Supply System for a total of 21 single-family residential units (75 persons 

equivalent).  The allocation of said capacity may be redistributed (at the 

discretion of the City), in accordance with the City’s Servicing Capacity 

Allocation Policy, if the development does not proceed to registration 

and/or building permit issuance within 36 months” 

 

Background 

Location: 10 Bevan Road (the ‘Subject Lands’).  The Subject Lands and surrounding 

land uses are shown on Attachment 1.  A single detached dwelling and accessory 

buildings are currently located on the Subject Lands. 

 

Applications have been submitted to permit the proposed Development 

2281539 Ontario Inc. (the ‘Owner’) have submitted a Zoning By-law Amendment and 

Draft Plan of Subdivision (the ‘Applications’) for the Subject Lands to permit the 

Development as shown on Attachment 2: 

 

1. Zoning By-law Amendment File Z.17.014 to amend Zoning By-law 1-88 to rezone 

the Subject Lands from “A Agricultural Zone” and “R1 Residential Zone” to “R1 

Residential Zone”, “R2 Residential Zone”, and “OS1(H) Open Space Zone” as 

shown on Attachment 2. 
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2. Draft Plan of Subdivision File 19T-17V003, as shown on Attachment 3 (‘Draft 

Plan’) to facilitate a residential subdivision consisting of 21single detached lots, 

an open space (Block 22), a public pathway (Block 24), 0.3 m reserves (Block 

23), and public roads. 

 

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

Notification Protocol for the Applications 

 Notice of Public Hearing: mailed September 8, 2017, to all property owners within 
150 m of the Subject Lands 

 Location of Notice Sign: Bevan Road 

 Date of Public Meeting: October 3, 2017, date ratified by Council October 24, 
2017 

 Date of Second Public Meeting: September 13, 2023, date ratified by Council 
September 26, 2023 

 Date of Committee of the Whole Courtesy Notice sent to those that requested to 
be notified:  May 1, 2024. 

 

Previous Reports/Authority 

The following is a link to the Public Hearing for these Applications: 

 
October 3, 2017 Committee of the Whole (Public Hearing) 
 
September 13, 2023 Committee of the Whole (Public Meeting) 

 
Analysis and Options 

The Development is consistent with the Provincial Policy Statement and 
conforms to the Growth Plan, York Region Official Plan 2010, and Vaughan 
Official Plan 2010 
 
Provincial Policy Statement, 2020 (‘PPS’) 

The PPS provides direction on matters of Provincial interest related to land use planning 
and development and include building strong, healthy communities with an emphasis on 
efficient development and land use patterns, wise use and management of resources, 
and protecting public health and safety. 
 
The Subject Lands are within a Settlement Area and the Delineated Built-Up Area of the 
Built Boundary of York Region.  The Development facilitates a compact urban form 
through the intensification of underutilized lands in the City’s established Settlement 
Area where full municipal services exist.  The compact urban form, the ability to utilize 
existing municipal infrastructure, and the opportunity to provide housing is consistent 
with the PPS. 
 

https://www.vaughan.ca/sites/default/files/CW(PH)1003_17_2.pdf?file-verison=1700067494883
https://pub-vaughan.escribemeetings.com/filestream.ashx?DocumentId=150228
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A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2019, as amended 
(the ‘Growth Plan’) 
The Growth Plan provides a framework for implementing the Province’s vision for 
building strong, prosperous communities within the Greater Golden Horseshoe to 2041.  
The premise of the Growth Plan is building compact, vibrant, and complete 
communities, developing a strong competitive economy, protecting, and wisely using 
natural resources, and optimizing the use of existing and new infrastructure to support 
growth in a compact and efficient form. 
 
The Subject Lands are within a Settlement Area, as defined by the Growth Plan, 
utilizing existing municipal water and sanitary servicing connections located on Bevan 
Road.  The Development will add to the range and mix of housing types within the area 
to assist in accommodating the needs of all household sizes and incomes.  The 
Development will provide connections to the City’s existing trail system implementing 
the goals and objectives of complete communities. The Development shown on 
Attachment 2 conforms to the Growth Plan. 
 
York Region Official Plan 2010 (‘YROP 2010’) 
The YROP 2022 replaces the YROP 2010 with respect to applications not deemed to 
be complete as of the YROP 2022 date of approval, November 4, 2022, (Transition 
Policy 7.4.13).  As the Applications were deemed complete prior to the approval of 
YROP 2022, the YROP 2010 remains as the in-force Regional Official Plan against 
which conformity of the Applications is measured. 
 
YROP 2010 designates the Subject Lands “Urban Area”, which permits a wide range of 
residential, commercial, industrial, and institutional uses.  The Subject Lands are 
located within the “Community Area” designation.  The Development results in the 
modest intensification of the existing residential area with 21 single detached lots which 
is considered to be “local infill” within the Community Area.  The Development conforms 
to the YROP 2010. 
 
Vaughan Official Plan 2010 (‘VOP 2010’) 
VOP 2010 sets out the municipality’s general planning goals and policies that guide 
future lands use.  The Subject Lands are identified in VOP 2010 as follows: 
 

 “Community Area” on Schedule 1 – Urban Structure  
 “Low Rise Residential” and “Natural Area” on Schedule 13 – Land Use  
 The “Low-Rise Residential” designation permits detached, semi-detached and 

townhouse dwellings at a maximum building height of 3-storeys 
 The “Natural Area” designation is subject to the Core Features policies in the 

Natural Heritage Network Section 3.2 of VOP 2010.  Policy 3.2.3.8 allows for the 
development or site alternation on lands adjacent to Core Features provided that 
an Environmental Impact Study has demonstrated that the Development or site 
alteration will not result in a negative impact on the feature or its functions. 
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The Development shown on Attachment 2 is within an established neighbourhood within 
a Community Area characterized by low-rise residential housing.  The Development 
respects the character of the surrounding area by proposing a modest infill of 21 single 
detached residential lots.  The Development respects the existing character of the area 
in terms of lot configuration, lot size, and built form. 
 
A portion of the Subject Lands including a 10 m buffer, will be maintained as Natural 
Area, appropriately zoned, and conveyed into public ownership respecting the Natural 
Area policies of VOP 2010.  On this basis, the Development conforms to VOP 2010. 
 
Council enacted Zoning By-law 001-2021 as the new Vaughan Comprehensive 
Zoning By-law 
As the Applications were received by the City on March 29, 2017, and deemed 
complete on April 24, 2017, the Applications are transitioned under Zoning By-law 001-
2021 and have been reviewed under Zoning By-law 1-88. 
 
Amendments to Zoning By-law 1-88 are required to permit the Development 
Zoning 
“R1 Residential Zone”, subject to site-specific Exception 9(96), and “OS1 Open Space 
Conservation Zone” by By-law 1-88. The R1 Residential Zone permits the single 
detached dwellings, however the OS1 Open Space Conservation Zone does not permit 
residential uses. 
 
The Owner proposes to rezone the Subject Lands to “R1 Residential Zone”, “R2 
Residential Zone”, and “OS1(H) Open Space Conservation Zone”, in the manner shown 
on Attachment 2, no site-specific exceptions to the R1 Residential and R2 Residential 
Zone standards are required. 
 
The Development Planning Department supports the Development, subject to the 
Conditions of Approval 
Subdivision Design 
The Draft Plan shown on Attachment 2 includes 21 single detached residential lots, an 
open space block, a public pathway block that will provide a multiuse pathway 
connection to existing City of Vaughan trails, a new public road, an extension of Bevan 
Road, and 0.3 m reserves. 
 
Access to the Subject Lands will be via the extension of Bevan Road and the new public 
road Street ‘A’. 
 
Prior to the execution of the Draft Plan, the Owner shall satisfy all conditions of Draft 
Plan of Subdivision Approval contained in Attachment 3. 
 
Urban Design 
All development within the Draft Plan is required to proceed in accordance with the 
Vaughan Council approved City-Wide Urban Design Guidelines.  Urban Design 
conditions are included in Conditions of Approval in Attachment 3. 
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Cultural Heritage 
The Subject Lands are included as a property of interest in the City of Vaughan’s Built 
Heritage Inventory. A Cultural Heritage Impact Assessment (CHIA) has been submitted 
in support of the Applications and concluded that the Subject Lands did not meet the 
criteria of designation under the Ontario Heritage Act. The report recommended 
commemoration of the former Line Family farm site. 
 
To conserve the cultural heritage of the Subject Lands, the Owner shall submit a 
Commemoration Plan which will confirm the final location, design, and content of a 
heritage plaque which will incorporate and reuse a portion of the farmhouse fieldstone 
foundation and be located along the planned public pathway (Block 23). This will meet 
the following VOP 2010 policy: 
 
6.1.1.2. To support an active and engaged approach to heritage conservation and 
interpretation that maximizes awareness and education and encourages innovation in 
the use and conservation of heritage resources. 
 
Conditions to this effect are include in Attachment 3. 
 
Archaeology 
The Development Planning  Department, Urban Design and Cultural Heritage Division 
have advised that the Subject Lands are not identified as having archaeological 
potential, subject to any archaeological resources or human remains being located 
during construction.  Warning clauses in this regard are included in Attachment 1. 
 
The Development Planning Department is satisfied with the Draft Plan as shown on 
Attachment 2, subject to Attachment 3. 
 
The Development Planning Department is processing Files Z.14.005 and 19T-
14V002 – 7 Bevan Road (Guido and Joanne Marinucci) 
The Development Planning Department is reviewing Files Z.14.005 and 19T-14V002     
which are located south of the Subject Lands at 7 Bevan Road.  The coordination of 
public roads, infrastructure, and multi-use pathways with the Applications will be 
evaluated through the review of the 7 Bevan Road development. 
 

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

 
Operational Impact 
The Policy Planning and Special Programs (‘PPSP’) Department has no objection 
to the Development 
The PPSP Department has no objection to the approval of the Applications.  The Owner 
shall ensure the provisions of the Endangered Species Act, 2007, S.O. 2007 are not 
contravened. As such, it is the responsibility of the Owner to comply with the provisions 
of the Act. 
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The Development Engineering (‘DE’) Department supports the Development, 
subject to the Conditions of Approval 
The DE Department has no objection to the Development subject to conditions included 
in Attachment 3, and have provided the following comments: 
 
Road Network 
A new cul-de-sac is proposed to be constructed through the extension of Bevan Road to 
the east.  Access for the Subject Lands is proposed from the future Street ‘A’, 
intersection with a proposed future extension of Bevan Road. The ultimate right-of-way 
(‘R.O.W.’) width for the future Bevan Road extension and Street ‘A’ should match the 
existing public road R.O.W. in the adjoining draft plan of subdivision File 19T-14V002. 
 
Water Servicing 
The Subject Lands are in Pressure District 7 (PD7) and the existing water services 
within the vicinity include a 150 mm diameter polyvinyl chloride (‘PVC’’) watermain 
which terminates at the end of Bevan Road of which connects to an existing 150 mm 
diameter PVC watermain on Clemson Crescent to the south.  Water services for the 
Subject Lands can be provided by construction of a water service connection to the 
existing 150 mm dia. watermain within the Draft Plan. 
 
The proposed design indicates that the watermain will be extended into the future cul-
de-sac (future Street “A”) and water services will be provided to Lots 1 to 21.  The 
Functional Servicing Report prepared by MMM Group Limited, dated March 2017, notes 
that a 150 mm diameter PVC watermain is proposed on the east side of Street “B” 
within the boulevard area with a 25 mm diameter copper main looping around the cul-
de-sac where the future road allowance terminates which will provide domestic and fire 
flow demands for the proposed development. Curb stops for water services should be 
outside of the driveways and in a softscape area. 
 
Sanitary Servicing 
The Subject Lands will be serviced by a future 200 mm diameter sanitary sewer on the 
extension of Bevan Road and through Street “B”. The sanitary sewer is proposed to 
connect to the existing 250 mm dia. sanitary sewer located on Bevan Road via EX. SAN 
MH2A. The existing sanitary sewer directs flows westward through a 6 m wide 
easement and connects to the sanitary sewer system servicing the residential 
subdivision on Villandry Crescent. 
 
There are no anticipated issues with the proposed sanitary sewer connection to service 
the Development. 
 
The Owner shall provide the Ministry of the Environment, Conservation and Parks 
(MECP) approvals for sewage works. 
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Stormwater Management 
The Subject Lands will be serviced by a new storm sewer system on the extension of 
Bevan Road through the Subject Lands.  The storm sewer system will be connected to 
an existing sewer system at the intersection of the extension of Bevan Road and 
construction of Street “B”.  The system discharges into an existing channel which drains 
into the Don River. The Subject Lands abut an existing stormwater detention pond, 
known as Macfarlane Pond. 
 
The Subject Lands generally slopes from northeast to southwest and eventually 
discharges to the west to a storm outfall to the Don River, which is subject to TRCA 
regulations. 
 
Two drainage catchments are proposed for the Subject Lands, with lots along the 
westerly side of Street “B” (i.e., Lots 1 to 11), are proposed to drain to an infiltration 
trench located along the rear of these properties.  The remaining lots (i.e., Lots 12 to 21) 
will have controlled discharge to the proposed storm sewer system along Street “B” and 
eventually outlet to the existing municipal storm sewer on Bevan Road. 
 
Erosion and Sediment Control 
Erosion and sediment control mitigation measures are to be implemented during 
construction to minimize silt laden runoff discharge from the Development. 
 
The Owner 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 December 12, 
2006, to the satisfaction of the TRCA and the City. 
 
Noise Mitigation 
The Owner had previously submitted a Noise Impact Study prepared by WSP dated 
March 22, 2017. The report identifies local traffic as a source of relatively minimal noise 
levels affecting the Subject Lands.  The report is in support of the Development and 
concludes that the Draft Plan can be developed without any significant noise concerns 
to the existing and adjacent residential properties. 
 
An updated Noise Impact Study and/or reliance letter will be required as part of the 
Subdivision Agreement prior the issuance of final approval.  The final Noise Study shall 
provide specific waring clauses for inclusion in the related Subdivision Agreement and, 
if necessary, all details regarding the design and implementation of recommended noise 
mitigation features.  Standard warning clauses shall be included in agreements of Offers 
of Purchase and Sale and lease/rental agreements to make future occupants aware of 
the potential noise situation. 
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Environmental Site Assessment  
The Owner submitted a Site Screening Questionnaire, and Phase One and Two 
Environmental Site Assessment (‘ESA’) reports for the Subject Lands.  The DE 
Department reviewed the submission and are satisfied with the submitted ESA 
documents. 
 
Sewage and Water Allocation 
On March 26, 2024, Vaughan Council endorsed the 2023 Servicing Capacity 
Assignment and Allocation of Servicing Capacity Distribution Report.  Accordingly, 
servicing capacity to the Development is available and unrestricted. A recommendation 
to allocate servicing capacity is included in the Recommendation Section of this report. 
 
Grading 
The Subject Lands predominately drain from east to west under existing conditions.  
The Subject Lands are bounded by Bevan Road to the south and existing detached 
dwellings to the east, which front onto Netherford Road or Clemson Crescent.  To the 
north the Subject Lands are bounded by more single detached residential homes and 
parkland, and to the west is bounded by a natural area. 
 
Dewatering 
The Owner will be required to make an application for any temporary and permanent 
dewatering system that is required for the Development and enter into an agreement 
and/or permit to discharge groundwater as required by the City.  A condition to this 
effect is included in Attachment 3 c). 
 
Street Lighting 
The Owner must design and construct street lighting/pedestrian scale lighting system on 
Street  to the satisfaction of the City. The streetlight system shall use LED luminaire, 
pole type and type of fixtures (or equivalent) in accordance with the City Standards and 
Specification and the City’s Streetscape/Open Space Master Plan.  A condition to this 
effect in included in Attachment 3 a). 
 
Development Charges apply to the Development 
The Owner shall pay to the City the applicable Development Charges in accordance 
with the Development Charges By-laws of the City of Vaughan, York Region, York 
Region District School Board and the York Catholic District School Board.  A condition 
to this effect this included in Attachment 3 of this report. 
 
The Parks Infrastructure Planning Department (‘PIPD’) has no objection to the 
Applications, subject to the Conditions of Approval 
The Owner is proposing a public pathway shown as Block 24 on Attachment 2 (Draft 
Plan).  A portion of the public pathway, which extends west of Bevan Road will be 
shared with the owner located south of the Subject Lands.  PIPD is satisfied with the 
location and width of the public pathway subject to the Owner addressing the Conditions 
of Approval in Attachment 3. 
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Cash-in-lieu of the dedication of parkland is required 
The Owner is required to pay to the City by way of certified cheque, cash-in-lieu of the 
dedication of parkland, in accordance with the Planning Act and the City’s cash-in-lieu 
Policy.  A condition to this effect is included in Attachment 3 of this report. 
 
Other external agencies and various utilities have no objection to the 
Development 
The York Region District School Board and York Catholic District School Board have 
advised they have no objection to the Applications and have no conditions regarding the 
proposed Draft Plan. No comments were received from the Conseil Scolaire de District 
Catholique Centre Sud.  Alectra Utilities Corporation, Bell Canada, Enbridge, and 
Canada Post have no objection to the Applications, subject to their Conditions of 
Approval in Attachment 3 d), 3e), 3f) and 3e) respectively. 
 

Broader Regional Impacts/Considerations 
York Region has provided conditions of approval  
York Region has no objection to the Applications, subject to their comments and 
Conditions of Approval included in Attachment 3b). 
 
The TRCA has provided conditions of approval 
TRCA have no objection to the approval of Draft Plan, subject to the conditions of 
approval included in Attachment 3c). 
 

Conclusion 

The Development Planning Department is satisfied that the Applications are consistent 
with the PPS, conforms to the Growth Plan, YROP 2010 and VOP 2010, and are 
appropriate for the development of the Subject Lands.  The Development is considered 
appropriate and compatible with existing and planned land uses.  On this basis, the 
Development Planning Department can support the recommendations in this report and 
the Conditions of Draft Approval listed in Attachment 3. 
 
For more information, please contact Carol Birch, Planner, at extension 8485. 
 

Prepared by 

Carol Birch, Planner, ext. 8485. 
Margaret Holyday, Senior Planner, ext. 8216. 
Mary Caputo, Senior Manager of Development Planning, ext. 8635. 
Nancy Tuckett, Director of Development Planning, ext. 8529. 

 

Attachments 

1. Context and Location Map. 

2. Draft Plan of Subdivision File 19T-17V003 and Proposed Zoning. 

3. Conditions of Draft Plan of Subdivision Approval File 19T-17V003. 
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ATTACHMENT 3 
 

CONDITIONS OF DRAFT PLAN OF SUBDIVISION APPROVAL 
 

DRAFT PLAN OF SUBDIVISION FILE 19T-17V003 (THE ‘PLAN’) 
2281539 ONTARIO INC. (THE ‘OWNER’) 

PART OF LOT 19, CONCESSION 4, CITY OF VAUGHAN 
 
THE CONDITIONS OF THE COUNCIL OF THE CITY OF VAUGHAN THAT SHALL 
BE SATISFIED PRIOR TO THE RELEASE FOR REGISTRATION OF PLAN OF 
SUBDIVISION FILE 19T-17V003 (THE ‘PLAN’), ARE AS FOLLOWS: 
 
The Owner shall satisfy the following Conditions of Approval: 
 
1. The Conditions of Approval of the City of Vaughan as set out in Attachment No. 

3a). 
 
2. The Conditions of Approval of York Region as set out in Attachment 3b) and dated 

July 19, 2017. 
 
3. The Conditions of Approval of the Toronto and Region Conservation Authority as 

set out in Attachment 3c) and dated October 24, 2022 and March 27, 2024. 
 
4. The Conditions of Approval of Alectra Utilities Corporation as set out in Attachment 

3d) and dated May 16, 2017. 
 
5. The Conditions of Approval of Bell Canada as set out in Attachment 3e) and dated 

May 12, 2017. 
 
6. The Conditions of Approval of Enbridge Gas Distribution Inc. as set out in 

Attachment 3f) and dated May 11, 2017. 
 
7. The Conditions of Approval of Canada Post as set out in Attachment 3 g) and 

dated May 18, 2017. 
 

Clearances 
 
1. The City shall advise that the Conditions contained in Attachment 3a) have been 

satisfied and the clearance letter shall include a brief statement detailing how 
each condition has been met. 
  

2. York Region shall advise that the Conditions contained in Attachment 3b) have 
been satisfied and the clearance letter shall include a brief statement detailing 
how each condition has been met. 
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3. The Toronto and Region Conservation Authority shall advise that the Conditions 

contained in Attachment 3c) has been satisfied and the clearance letter shall 
include a brief statement detailing how each condition has been met. 

 
4. Alectra Utilities shall advise that the Conditions contained in Attachment 3d) have 

been satisfied and the clearance letter shall include a brief statement detailing 
how each condition has been met. 

 
5. Bell Canada shall advise that the Conditions contained in Attachment 3e) have 

been satisfied and the clearance letter shall include a brief statement detailing 
how each condition has been met. 
 

6. Enbridge Gas Inc. shall advise that the Conditions contained in Attachment 3f) 
have been satisfied and the clearance letter shall include a brief statement 
detailing how each condition has been met. 

 
7. Canada Post shall advise that the Conditions contained in Attachment 3g) have 

been satisfied and the clearance letter shall include a brief statement detailing 
how each condition has been met. 
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ATTACHMENT 3a) 
 

DRAFT PLAN OF SUBDIVISION FILE 19T-17V003 (‘THE PLAN’) 
2281539 ONTARIO INC. (‘THE OWNER’) 

PART OF THE LOT 19, CONCESSION 4, CITY OF VAUGHAN 
 

THE CONDITIONS OF THE COUNCIL OF THE CITYOF VAUGHAN (THE ‘CITY’) 
THAT SHALL BE SATISFIED PRIOR TO THE RELEASE FOR REGISTRATION OF 

PLAN OF SUBDIVISION FILE 19T-17V003, ARE AS FOLLOWS: 
 

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

Consulting, Draft Plan of Subdivision 19T-17V003, Revision 7, dated December 
2023, (the ‘Plan’). 

 
2. The lands within the Plan shall be appropriately zoned by a Zoning By-law which 

has come into effect in accordance with the provisions of the Planning Act. 
 
3. The Owner shall pay any and all outstanding application fees and street naming 

fees to the Development Planning Department, in accordance with the in-effect 
Tariff of Fees By-law. 

 
4. The Owner shall pay any and all outstanding application fees, and landscape 

review and inspection fees to the Vaughan Development Planning Department, 
Urban Design Division in accordance with the in-effect Tariff of Fees By-law. 

 
Development Engineering 
 
5. The Owner shall enter into a subdivision agreement with the City of Vaughan to 

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

 
6. The road allowances included within the Plan shall be dedicated as public 

highways without monetary consideration and free of all encumbrances. 
 
7.  The road allowances included within the Plan shall be named to the satisfaction 

of the City and the York Regional Transportation and Infrastructure Planning 
Branch. 

 
8. The road allowances included in the Plan shall be designed in accordance with 

the City's standards for road and intersection design, temporary turning circles, 
daylighting triangles, and 0.3 m reserves. The pattern of streets and the layout of 
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Lots and Blocks shall be designed to correspond and coincide with the pattern 
and layout of abutting developments. 

 
9.        Any dead ends or open sides of road allowances created by the Plan shall be 

terminated in 0.3 m reserves, to be conveyed to the City without monetary 
consideration and free of all encumbrances, to be held by the City until required 
for future road allowances or development of adjacent lands. 

 
10.  The Owner shall agree in the subdivision agreement that construction access 

shall be provided only in a location approved by the City and the Region of York. 
 
11.  Prior to final approval of the Plan, the Owner shall provide easements as may be 

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

 
12. Prior to final approval, a soils report prepared at the Owner's expense shall be 

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

 
13. Prior to the initiation of grading, and prior to the registration of the Plan or any 

phase thereof, the Owner shall submit to the City for review and approval the 
following: 

 
A detailed engineering report that describes the storm drainage system for the 
proposed development within the Plan, which report shall include: 
 
a) plans illustrating how this drainage system will tie into surrounding 

drainage systems, and indicating whether it is part of an overall 
drainage scheme, how external flows will be accommodated, and the 
design capacity of the receiving system; 

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

 
c) storm water management techniques which may be required to 

control minor or major flows; and 
 

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

 
The Owner shall agree in the subdivision agreement to carry out, or cause to 
carry out, the recommendations set out in any and all of the aforementioned 
reports to the satisfaction of the City. 
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14. The Owner shall agree in the subdivision agreement that no building permits will     
be applied for or issued until the City is satisfied that adequate road access, 
municipal water supply, sanitary sewers, and storm drainage facilities are 
available to service the proposed development. 

 
15.  Prior to final approval of the Plan, the Owner shall pay its proportionate share of 

the cost any external municipal services, temporary and/or permanent built or 
proposed, that have been designed and oversized by others to accommodate the 
development of the plan. 

 
16.  Prior to final approval of the Plan, the Owner shall make the necessary 

arrangements at the expense of the Owner for the relocation of any utilities 
required by the development of the Plan to the satisfaction of the City. 

 
17.  The Owner shall agree in the subdivision agreement to design, purchase material 

and install a streetlighting system in the Plan in accordance with City Standards 
and specifications.  This Plan shall be provided with decorative streetlighting to 
the satisfaction of the City. 

 
18.  The Owner shall agree that all Lots or Blocks to be left vacant shall be graded, 

seeded, maintained and signed to prohibit dumping and trespassing. 
 
19.  The Owner shall agree in the subdivision agreement to maintain adequate 

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

 
20.  The Owner shall cause the following warning clauses, to be included in a 

schedule to all offers of purchase and sale, or lease for all Lots/Blocks within the 
entire Plan: 

 
(a) “Purchasers and/or tenants are advised that the planting of trees on City 

boulevards in front of residential units is a requirement of the City and a 
conceptual location Plan is included in the subdivision agreement. While every 
attempt will be made to plant trees as shown, the City reserves the right to 
relocate or delete any boulevard tree without further notice. 

 
  The City has not imposed an amount of a tree fee or any other fee, which may 
be charged as a condition of purchase for the planting of trees.  Any tree fee 
paid by purchasers for boulevard trees does not guarantee that a tree will be 
planted on the boulevard in front or on the side of the residential dwelling.” 
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b) “Purchasers and/or tenants are advised that proper grading of all lots in 
conformity with the Subdivision Grading Plans is a requirement of this 
subdivision agreement. 

 
The City has taken a Letter of Credit from the Owner (Subdivision 
Developer) for the security to ensure all municipal services including, but not 
limited to lot grading, are constructed to the satisfaction of the City.  Direct 
cash deposit from the Purchasers to the City and/or Owner, for lot grading 
purposes, is NOT a requirement of this subdivision agreement. The City of 
Vaughan does not control the return of such deposits and purchasers/ 
tenants must direct inquiries regarding this return to their vendor/landlord.” 

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

Telecommunications Act and the Canadian Radio and Telecommunications 
Corporation (‘CRTC’) and Innovation, Science and Economic Development 
Canada (‘ISEDC’) authorize telephone and telecommunication facilities and 
services to be provided by telecommunication carriers other than traditional 
carriers for such services and that purchasers and tenants are advised to 
satisfy themselves that such carriers servicing the lands provide sufficient 
service and facilities to meet their needs.” 

 
d) “Purchasers and/or tenants are advised that driveway widths and curb cut 

widths are governed by City of Vaughan By-Law 1-88, as amended, as 
follows: 

 
i) The maximum width of a driveway shall be 6 m measured at 

the street curb, provided circular driveways shall have a 
maximum combined width of 9 m measured at the street curb. 

 
ii) Driveway in either front or exterior side yards shall be 

constructed in accordance with the following requirements: 
 

Lot Frontage Maximum Width of 
Driveway 

6.0 - 6.99m¹ 3.5m 
7.0 - 8.99m¹ 3.75m 
9.0 – 11.99m¹ 6.0m 
12.0m and greater² 9.0m 

 
¹ The Lot Frontage for Lots between 6.0 - 11.99m shall be comprised of a 

Minimum of 33% Landscaped Front or Exterior side yard and a minimum 
sixty percent (60%) of the Minimum Landscaped Front or Exterior side 
yard shall be soft landscaping in accordance with Paragraph 4.1.2. 
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² The Lot Frontage for Lots 12.0m and greater shall be comprised of a 
Minimum of 50% Landscaped Front or Exterior side yard and a minimum 
sixty percent (60%) of the Minimum Landscaped Front or Exterior side 
yard shall be soft landscaping in accordance with Paragraph 4.1.2.” 

 
e) “Purchasers and/or tenants are advised that mail delivery will be from a 

designated community mailbox as per requirements dictated by Canada 
Post. The location of the mailbox shall be shown on the community plan 
provided by the Owner in its Sales Office.” 

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

control features within both the development area and the individual building 
units, noise levels, including from construction activities, may be of concern 
and occasionally interfere with some activities of the building occupants.” 

 
g) “Purchasers and/or tenants are advised that fencing and/or noise attenuation 

features along the lot lines of Lots and Blocks abutting public lands, including 
public highway, laneway, walkway or other similar public space, is a 
requirement of this subdivision agreement and that all required fencing and 
barriers shall be constructed with all fencing materials, including foundations, 
completely on private lands and totally clear of any 0.3 m reserve, as shown 
on the Construction Drawings. 

 
h) “The City has taken a Letter of Credit from the Owner for security to ensure 

all fencing including, but not limited to privacy fencing, chain link fencing and 
acoustic fencing, are constructed to the satisfaction of the City.  Direct cash 
deposit from the Purchasers to the City and/or Owner, for fencing, is not a 
requirement of this subdivision agreement.” 

 
i) “Purchasers and/or tenants are advised that fencing along the lot lines of 

Lots and Blocks abutting public lands is a requirement of this subdivision 
agreement and that all required fencing, noise attenuation feature and 
barriers shall be constructed with all fencing materials, including foundations, 
completely on private lands and totally clear of any 0.3 m reserve, as shown 
on the Construction Drawings. 

 
The City has taken a Letter of Credit from the Owner (Subdivision 
Developer) for the security to ensure all fencing including, but not limited to 
privacy fencing, chain link fencing and acoustic fencing, are constructed to 
the satisfaction of the City. Direct cash deposit from the Purchasers to the 
City and/or Owner, for fencing, is NOT a requirement of this subdivision 
agreement. 

 
The maintenance of the noise attenuation feature or fencing shall not be the 
responsibility of the City, or the Region of York and shall be maintained by 
the Owner until assumption of the services of the Plan. Thereafter the 
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maintenance of the noise attenuation feature or fencing shall be the sole 
responsibility of the lot Owner. Landscaping provided on Regional Road 
rights-of-way by the Owner or the City for aesthetic purposes shall be 
approved by the Region and maintained by the City with the exception of the 
usual grass maintenance.” 

 
(j)  “Purchasers and/or tenants are advised that the Plan is designed to include 

rear lot catch basins. The rear lot catch basin is designed to receive and carry 
only clean stormwater. It is the homeowner’s responsibility to maintain the rear 
lot catch basin in proper working condition by ensuring that the grate is kept 
clear of ice, leaves and other debris that would prevent stormwater from 
entering the catch basin.  The rear lot catch basins are shown on the 
Construction Drawings and the location is subject to change without notice.” 

 
(k) “Purchasers and/or tenants are advised that the Owner (Subdivision Developer) 

has contributed towards recycling containers for each residential unit as a 
requirement of this subdivision agreement. The City has taken this contribution 
from the Owner to off-set the cost for the recycling containers, therefore, direct 
cash deposit from the Purchasers to the Owner for recycling containers 
purposes is not a requirement of the City of Vaughan. The intent of this 
initiative is to encourage the home Purchasers to participate in the City’s waste 
diversion programs and obtain their recycling containers from the Joint 
Operation Centre (JOC), 2800 Rutherford Road, Vaughan, Ontario, L4K 2N9, 
(905) 832-8562; the JOC is located on the north side of Rutherford Road just 
west of Melville Avenue.”  

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

  
21.  The Owner shall enter into a Subdivision Agreement for the Draft Plan of 

Subdivision application and to carry out all servicing and any additional external 
works identified by the City. 

 
22. Prior to execution of the Subdivision Agreement:  
 
 a) The Development Engineering Department shall approve the final site 

servicing and grading plan, erosion control plan, functional servicing and 
storm water management reports, site plan drawings, final noise report, 
and Traffic Impact Study (TIS).  

 
 b) The Owner shall be required to acquire the necessary lands from the 

neighboring property located at 7 Bevan Road for the purposes of 
constructing the ultimate right-of-way of the Bevan Road extension. The 
lands acquired shall be conveyed to the City through the Subdivision 
Agreement. The Owner shall provide proof of such acquisition to the City 
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prior to execution of the subdivision agreement. 
 
 c) The Owner shall make the necessary arrangements with the City’s 

Environmental Services Department for the supply of potable water for 
construction purpose The Owner shall be responsible for all costs incurred 
by the City in connection with the water used for testing and flushing the 
water distribution system. 

 
 d) Pay the applicable fees pursuant to the current Fees and Charges By-law 

including water consumption during building construction. 
 
23. The Owner shall enter into a Subdivision Agreement with the City to satisfy all 

conditions, financial or otherwise for the construction of the municipal services 
including but not limited to roads (extension of Bevan Road), watermains, 
sanitary & storm sewers, as required for the Subject Lands at no cost to the City. 
The Agreement shall be registered to the lands to which it applies to and to the 
satisfaction of the City.  

 
 The Owner shall agree in the agreement, among other things, to:  
  

a) Design and construct any required improvements to the municipal 
infrastructure to support this development, including but not limited to 
urbanization/extension of Bevan Road in the event the City or existing 
community agrees with this urbanization and Street “B”, and required 
municipal services (watermains, sanitary & storm sewers) on Bevan Road 
and Street “B”.  
 

b) Design and construct the sidewalk along Bevan Road on the west side to 
connect to the existing sidewalk on the existing portion of Bevan Road in 
the event the City or existing community agrees with this new sidewalk 
construction.  

 
c) Design and construct street lighting/pedestrian scale lighting system on 

Street “B” to the satisfaction of the City. The streetlight system shall use 
LED luminaire, pole type and type of fixtures (or equivalent) in accordance 
with the City Standards and Specification and the City’s Streetscape/Open 
Space Master Plan. 

  
d) Pay applicable agreement fees and others pursuant to the City Fees and 

Charges By-law as amended and post necessary letter of credits. 
  

e) Submit a geotechnical report that identifies the existing site conditions and 
provides recommendations for the design and construction of the 
proposed municipal infrastructure and services including a pavement 
design structure for ideal and non-ideal conditions to the satisfaction of the 
City. The Owner shall agree to carry out, or cause to carry out, the 
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recommendations of the report to the satisfaction of the City. 
 

f) The Owner shall agree to implement the recommendations of the final 
detailed noise impact assessment report into the design and construction 
of the dwellings on the Subject Lands and include all necessary warning 
statements on all agreements of purchase and sale or lease of individual 
units, all to the satisfaction of the City. 

 
g) Prior to occupancy of each unit, a noise consultant shall certify that the 

building plans are in accordance with the noise control features 
recommended by the final detailed noise impact assessment report.  
Where mitigation measures such as wall, window and/or oversized forced 
air mechanical systems are required, these features shall be certified by a 
Professional Engineer at the City’s request. The Engineer’s certificate 
must refer to the final detailed noise impact assessment report and be 
submitted to the City’s Chief Building Official and the Director of 
Development Engineering.  

 
h) Prior to occupancy of each dwelling unit, the Owner shall submit to the 

City satisfactory evidence that the appropriate warning clauses have been 
included in the Offer of Purchase and Sale, lease/rental agreements and 
condominium declarations. 

 
i) The Owner shall agree within the future subdivision agreement to pay a 

maintenance fee to the City for the upkeep and repair of the proposed 
OGS unit. The fee amount will be calculated by the Environmental 
Services Department and will be based on the cost of maintenance, 
including labor, materials and any other expenses incurred by the City. 
The fee will be required to be collected prior to execution of the 
subdivision agreement.   

 
24.  The Owner shall facilitate and coordinate the preparation of a Cost Sharing 

Agreement with the Owner of 7 Bevan Road for the design and construction of 
any municipal infrastructure including, municipal water, storm and sanitary 
infrastructure as well as any surface works proposed for the Bevan Road 
extension, including the provision for payment of City fees and posting financial 
securities, to the satisfaction of the City. 

 
25. The Owner shall arrange to prepare and register a reference plan at their 

expense of the Sbject Lands showing the part of the reserve to be lifted to permit 
access for the proposed access for the Subject Lands to the satisfaction of DE. 
The Owner shall submit a draft reference plan to the Development Engineering 
Department for review prior to deposit.  The Owner shall pay for the required fees 
to lift the 0.3 m reserve along the proposed driveway access. The dedication by-
law registration fee is $400.00. 
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26. Site access is being proposed via a cul-de-sac is proposed to be constructed 
through the extension of Bevan Road to the east. Access for the Subject Lands is 
proposed from future Street ‘A’, intersecting with a proposed future extension of 
Bevan Road. Please note the ultimate right-of-way (R.O.W.) width for the future 
Bevan Road extension and Street ‘A’ should match the existing public road 
R.O.W. in the adjoining draft plan of subdivision (19T-14V002).  

 
 The full road allowance for all proposed roads must been conveyed to the 

satisfaction of the City and the proposed extension will be subject to conditions in 
the future Subdivision Agreement. 

 
27. Bevan Road shall be extended with 17.5 m R.O.W. based on existing road width 

and in conjunction with the concurrent development proposal for draft plan of 
subdivision (19T-14V002), located to the south of the Subject Lands, which 
proposes a 17.5 m R.O.W. Note building permits will be issued until after the full 
road allowance has been conveyed to the satisfaction of the City. 

 
Urban Design 
 
28.  Prior to the landscape plan review by Urban Design staff, a fee shall be provided 

by the Owner to the Development Planning Department in accordance with 
recent council approved fee by-laws (commencing January 1, 2023); i.e. Tariff of 
Fees for Vaughan Planning Applications – Landscape Plan Review. 

 
• This fee will include staff's review and approval of proposed 

streetscaping/landscaping within the development (including but not 
limited to urban design guidelines, landscape master plan, architectural 
design guidelines, perfect submission landscape architectural drawings, 
stormwater management pond planting plans, natural feature edge 
restoration/management plans), and tree inventory/preservation/removals 
plans. 

 
• In addition, a fee will be applied for each subsequent inspection for the 

start of the guaranteed maintenance period and assumption of the 
development by the City of Vaughan 

 
29.  Prior to final approval, the Owner shall prepare an urban design brief. The 

document must articulate how the community layout and concept is consistent 
with the performance standards outlined in the Vaughan City-Wide Urban Design 
Guidelines and Vaughan City-Wide Official Plan. The document shall address but 
not limited to the following issues. 

 
• Landscape master plan; co-ordination of the urban design/streetscape 

elements including fencing treatments and street tree planting; 
• Architectural control design guidelines; 
• Sustainability design practices/guidelines; 



10 
 

• Retain a control architect at the cost of the Owner with concurrence of the 
City to ensure compliance with the approved architectural design 
guidelines; 

• Agree that prior to the submission of individual building permit 
applications, the control architect shall have stamped and signed the 
drawings certifying compliance with the approved architectural guidelines; 
and 

• Acknowledge that the City may undertake periodic reviews to ensure 
compliance with the architectural design guidelines and should inadequate 
enforcement be evident, the City may cease to accept drawings certified 
by the control architect and retain another control architect at the expense 
of the Owner. 
 

30.  Prior to final approval, the Owner shall provide a detailed tree preservation study 
to the satisfaction of the City. The study shall include an inventory of all existing 
trees, assessment of significant trees to be preserved and proposed methods of 
tree preservation based on the arborist report recommendations.  

 
• In addition, the study shall qualify the value of the tree replacements using 

Urban Design Tree Replacement Valuation outlined in the City’s Tree 
Protection Protocol. 

• The Owner shall not remove trees without written approval by the City. 
• The Owner shall enter into a tree protection agreement in accordance with 

City Council enacted Tree By-Law 052-2018, which will form a condition of 
the draft plan approval. 

 
31.  Prior to final approval, the Owner shall provide a buffer block abutting the 

environmental protection lands in accordance with TRCA policies along 
residential lots and residential blocks. 

 
32.  Prior to final approval, the Owner shall prepare a detailed edge management 

plan study for the perimeter of the open space lands. The study shall include an 
inventory of all existing trees within an 8 m zone inside the staked edges, and 
areas where the open space edges are disturbed, assessment of significant trees 
to be preserved and proposed methods of edge management and/or remedial  

 planting shall be included. The Owner shall not remove any vegetation without 
written approval by the City. 

 
• The Owner shall provide a report for a 20 m zone within all staked open 

space edges to the satisfaction of the TRCA and City, which identifies 
liability and issues of public safety and recommends woodlot/ forestry 
management practices and removal of hazardous and all other trees as 
identified to be removed prior to assumption of the subdivision  

 
33.   The warning clause council approved September 29th, 1997 with respect to 

“Tree Fees” shall be included in the subdivision agreement: 
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• “Purchasers are advised that the planting of trees on City boulevards in 

front of residential units is a requirement of the subdivision agreement. A 
drawing depicting the conceptual location for boulevard trees is included 
as a schedule in this subdivision agreement. This is a conceptual plan 
only and while every attempt will be made to plant trees as shown, the 
City reserves the right to relocate or delete any boulevard tree without 
further notice.” 

• “The City has not imposed an amount of a ‘Tree Fee’ or any other fee 
which may be charged as a condition of purchase for the planting of trees. 
Any ‘Tree Fee’ paid by the purchasers for boulevard trees does not 
guarantee that a tree will be planted on the boulevard in front or on the 
side of a residential dwelling.” 
 

34.  The Owner shall agree in the subdivision agreement to erect a permanent 1.5m 
high black vinyl chain-link fence or approved equal along the limits of the 
residential lots and blocks that abut the environmental protection lands and 
associated buffer blocks 

 
35.  The Owner shall agree in the subdivision agreement to erect a permanent 1.5m 

high black vinyl chain-link fence or approved equal along the limits of the 
residential lots and blocks that abut existing park block.  

 
36. The Owner shall agree in the subdivision agreement to erect an appropriate 

fence barrier along the limits of the existing park lands, to the satisfaction of the 
City. 

 
37. The Owner shall agree in the subdivision agreement to erect permanent wood 

fence treatments for flanking residential lots and residential blocks; to be 
coordinated with the environmental noise report and architectural design 
guidelines. 

 
38. The Owner shall convey the public pathway Block 24 to the City free of all cost 

and encumbrances. 
 
39 The Owner shall agree to convey Environmental Protection Blocks 22 and 

associated buffer blocks to the TRCA or the City free of all cost and 
encumbrances. 

 
• To enhance the edge green infrastructure, the Owner agrees to conduct 

root pruning where required for the existing tree cover within 5 m limit, 
removal of dead and hazardous trees; pruning of deadwood and 
hazardous tree conditions on trees along the edges is required. 
 

• Install heavy duty tree protection fence including heavy duty siltation 
control devices along the hoarding line. The hoarding and siltation fencing 
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must be installed, inspected, and approved by the City of Vaughan 
Forestry prior to commencement of any earth works. 

 
• No grading to occur within the environmental buffer Block 22. 

 
40. Prior to final approval, the Owner shall agree in the subdivision agreement that 

all development shall proceed in accordance with the City of Vaughan 
Sustainability Metrics program. 

 
• The program shall present a set of metrics to quantify the sustainability 

performance of new development projects. 
 
41. The Owner shall agree in the subdivision agreement to erect permanent wood 

fence treatments for flanking residential lots and residential blocks; to be 
coordinated with the environmental noise report and architectural control design 
guidelines. 

 
42. The Owner shall agree in the subdivision agreement to provide a soils report for 

all tree pits and planting beds throughout the subdivision to the satisfaction of the 
City. 

 
Parks Infrastructure Planning and Development 
 
43. Parkland Dedication: To meet dedication requirements under the Planning Act, 

the VOP 2010 (Section 7.3.3 Parkland Dedication) and current Parkland 
Dedication By-Law and amendments, payment-in-lieu of parkland will be 
applicable at the time of building permit, discounting any public parkland 
dedicated to the City. Real Estate Services staff shall review and provide 
comments as required. 

  
44. Trail Feasibility: Prior to execution of the Subdivision Agreement, the Owner is to 

provide a Letter of Coordination regarding the trail feasibility with WSP which 
would indicate the Coordination of Detailed Design Drawings for the trail 
alignment. 

 
45. Base Trail Requirements: Prior to the registration of the Subdivision Agreement, 

the Owner shall agree to develop the base requirements for Trail Block 24 in 
accordance with the Barley Smith Greenway (BSG) Trail Feasibility Study by 
WSP.  The base trail requirements are to be implemented in coordination with 
and as required by the ongoing Bartley Smith Greenway Trail Feasibility Study. 

 
a. Prepare a complete inventory and analysis of existing vegetation (to be 

completed by a Certified Arborist) for all existing trees within and adjacent to 
the proposed work area and multiuse recreational trail Block 24, to the 
satisfaction of the City. Drawings shall indicate the location of all existing 
trees, including limit of drip line, trees to be removed and trees to be 
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maintained. No grading work is permitted within the drip line of existing trees 
that are to be preserved. All dead, damaged and hazardous trees are to be 
removed and disposed of off-site. The City’s Parks, Forestry and Horticulture 
Operations (PFHO) department is to review and to advise of any tree 
compensation value and the appropriate securities required in the form of a 
Letter of Credit; 

 
b. Prepare an existing conditions plan illustrating topographic information in 

order to assess slopes and a grading plan grading plan illustrating proposed 
storm water run-off; 

 
c. Provide a preliminary construction cost estimate; 

 
d. As base condition requirements, the trail Block 24 shall be graded based on 

the proposed trail alignment, stormwater management requirements, existing 
underground municipal infrastructure, surface drainage patterns and sub-
surface storm water servicing requirements and shall conform to the overall 
grading plan of the subdivision. Restoration of Block 24 shall meet the 
requirements of the TRCA and City and shall include, but not limited to, 
topsoil, native seed mix and ground cover; 

 
e. The Owner shall be responsible to maintain trail block until such time as the 

trail construction commences or assumption is granted. Maintenance shall 
entail maintaining sufficient grades to prevent standing water, cutting the 
grass/vegetation a minimum of twice in summer, erosion repairs, and removal 
of any debris that is dumped on the site, to the satisfaction of the City. 

 
f. All plans are to be completed by a registered Landscape Architect and are 

required to provide sufficient information to the satisfaction of the City. 
 
46. Base Trail Inspection: Prior to scheduling the final inspection of the Base 

requirements for Trail works to the satisfaction of the City, the Owner shall 
provide the City with the following information: 

 
a. a certification from the professional consulting Landscape Architect that 

confirms that the base requirements of the Trail have been constructed in 
accordance with the approved construction drawings, City standards and 
specifications, and sound engineering/construction practices. This certification 
must be signed and stamped by a member of the Ontario Association of 
Landscape Architects (O.A.L.A);  

 
b. a grading certification from either the professional consulting Landscape 

Architect or an Engineer based on the review of the Ontario Land Surveyor 
(OLS) completed survey for the rough grades, confirming the base 
requirements for the Trail works have been constructed to the approved 
construction drawings and specifications;  
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c. a detailed breakdown of the final as-constructed costs of the Trail certified by 
the professional consulting landscape architect to the satisfaction of the City; 

 
d. copies of all final executed construction contracts, approved contract extras 

and change orders related to the construction of the Trail to the satisfaction of 
the City; 

 
e. copies of all quality assurance test results, supplementary geotechnical 

reports and construction related reports;  
 

47. Ultimate Tail Construction: In the event that the Owner and the City agree that 
the Owner will elect to have the trail constructed to its ultimate condition, the 
Owner shall agree that the design, securities and construction for the trail will be 
addressed through developer build agreement pursuant to the plans and details 
approved by TRCA and the City, shall be Development Charge eligible, and to 
the satisfaction of TRCA and the City. 

 
48. Letter of Credit: Prior to execution of the Subdivision Agreement, the Owner shall 

agree to provide the City representative with a Letter of Credit(s) totaling the 
complete cost to develop the following: 
a. the Base Trail Requirements for Block 24;  

 b. the portion of the future trail (Block 24) which runs east-west from the south 
end of Street ‘B’ that is on the Subject Lands (3 m width).  

 
 The Letter of Credit shall be held for the estimated construction costs for the 

proposed site works, which shall include but is not limited to all required 
surveying, grading, landscape restoration along with all required construction 
costs to build said works. The Owner is responsible for the total cost of the 
design and construction of all noted works above.  

 
 Portions of, or the total sum of, the Letter of Credit may be drawn upon by the 

City, as necessary, to complete the above-noted work, in the case where the 
Owner does not fulfil Conditions identified in the subdivision agreement and/or if 
deemed necessary by the City. 

 
49. Dedication of Block 24: Prior to registration, the Owner dedicate Block 24 – Trail 

Block to the City, free of all charges and encumbrances. 
 
50. Dedication or/and Easement of Environmental and Open Space lands: Prior to 

registration of the Plan, the Owner shall dedicate Block 22 and Block 25 into 
public ownership, free of all charges and encumbrances.  Should the lands be 
conveyed to any agency or entity other the City of Vaughan.  If required by the 
City, prior to registration of the Plan, the Owner shall provide a blanket easement 
on the whole of the Block 22 – Environmental and Block 25 – Open Space for the 
purposes of public access and the construction and maintenance of a future 
public trail over a portion of the blanket easement Lands.  
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 The following condition will be included in the Subdivision Agreement: 
 
 “Upon execution of the agreement, the Owner agrees to convey a blanket 

easement (the “Blanket Easement”) of the whole of Block 22 Environmental 
Protection and Block 25 Open Space (“the “Blanket Easement Lands”), in favour 
of the City of Vaughan for the purposes of public access and the construction 
and maintenance of a future public trail/walkway (the “Public Trail/Walkway”) 
over the portion of the Blanket Easement Lands. The Owner agrees that the 
Blanket Easement shall remain on the Subject Lands until the following are 
completed to the satisfaction of the City: (i) a reference plan showing the location 
of the Public Trail/Walkway and associated structures on a portion of the Blanket 
Easement Lands, is prepared by the City and deposited on title; (ii) the Owner 
has completed construction of the Public Trail/Walkway; and (iii) a permanent 
easement for the Public Trail/walkway has been registered on title. Upon 
occurrence of items (i), (ii), and (iii), the City shall register, a Transfer, Release 
and Abandonment of the Blanket Easement.” 

 
 

51. Fencing: The Owner shall agree to construct a 1.8 m high black vinyl chain-link 
fence, wholly on the Subject Lands, where it abuts the park block boundary to the 
north and open space blocks to the west, with all fencing material, including 
foundations, to delineate the boundary of the park and open space and to screen 
the yard amenity area on the lot. The Owner shall agree to be responsible for the 
total cost of the design and construction of all works to complete the fence and 
associated landscaping works, including but is not limited to any works of a 
temporary nature. The fence is to be constructed entirely on the subject lands 
and of materials which will not impede the drainage of stormwater flows from the 
Subject Lands, to the satisfaction of the City. 

 
52. Permission to Enter: The Owner shall provide the City with seven (7) days written 

notice to allow the City to issue a permission to enter (PTE) prior to any works on 
Park property. The owner shall coordinate a site meeting with the PIPD if 
necessary) and the General Contractor to review site conditions prior to the 
commencement of any work. 

 
53. Warning Clauses(s): The Owner shall agree to include the following warning 

clauses within all Offers of Agreement of Purchase and Sale or Lease for all 
lots/units abutting the City-owned park (Naylon Parkette), the Multi-use 
Recreational Trail, and lands zoned “OS1” Open Space: 

 
 "Purchasers and/or tenants are advised that the lot abuts a park, open space, 

and/or a Multi-use Recreational Trail and that lighting and noise should be 
expected from the use of the park/trail for recreational purposes. A 1.8 m high 
black vinyl chain-link fence is to be constructed abutting the park block boundary 
to the north with all fencing material, including foundations, wholly on the lot as 
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per to delineate the boundary of the park and to screen the yard amenity area on 
the lot." 

 
 "Purchasers and/or tenants are advised that the lot abuts a storm water 

management pond or open space valley and associated buffer, which may 
include trails and maintenance access routes and that noise and lighting should 
be expected from the use of the trail and operation and maintenance of the 
associated structures and facilities.” 

 
 "Purchasers and/or tenants are advised that the lot abuts a neighborhood park, 

open space and a Multi-use Recreational Pathway, which may be subject to 
future redevelopment resulting in additional/revised and/or renewed recreational 
opportunities that may result in lighting and/or noise." 

 
 “Purchasers and/or tenants are advised that any encroachments and/or dumping 

from the private lots to the existing park or the Multi-use Recreational Pathway 
and lands zoned “OS1” Open Space One, are prohibited.” 

 
Real Estate 
 
54. The Owner shall pay to Vaughan by was of certified cheque, cash-in-lieu of the 

dedication of parkland equivalent to 5% or 1 ha per 300 units of the value of the 
Subject Lands, prior to the issuance of a Building Permit, in accordance with the 
Planning Act and the City’s cash-in-lieu Policy.  The Owner shall submit an 
appraisal of the Subject Lands, in accordance with Sec. 42 of the Planning Act, 
prepared by an accredited appraiser for approval by the Vaughan Legal 
Department, Real Estate Division, and the approved appraisal shall for the basis 
of the cash-in-lieu payment. 

 
Development Finance 
 
55. The Owner shall enter into a subdivision agreement with the City of Vaughan to 

satisfy all conditions, financial or otherwise of the City, with regard to such 
matters as the City may consider necessary, including development charges. 

 
Cultural Heritage 
 
56. Should archaeological resources be found on the property during construction 

activities, all work must cease and both the Ontario Ministry of Heritage, Sport, 
Tourism and Cultural Industries, as well as the City of Vaughan’s Development 
Planning Department, Urban Design and Cultural Heritage Division shall be 
notified immediately. 

 
 In the event that human remains are encountered during construction activities, 

the proponent must immediately cease all construction activities.  The proponent 
shall contact the York Regional Police Department, the Regional Coroner and the 
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Bereavement Authority of Ontario. 
 
57. The Subject Lands are listed as a property of interest in the City of Vaughan’s 

Built Heritage Inventory. To conserve the cultural heritage of the Subject Lands, 
the Owner shall submit a Commemoration Plan which will determine the final 
location, design and content of a heritage plaque to the satisfaction of the Parks 
Infrastructure Planning and Development Department, and the Development 
Planning Department, Cultural Heritage Division. The Commemoration Plan shall 
include the following: 

 
1. The heritage plaque design, including the reuse and incorporation a 

portion of the farmhouse fieldstone foundation 
2. The determination of the heritage plaque location along the public 

pathway (Block 24) of the Bartley Smith Greenway  
 



Corporate Services 

File No.: 19T-17V03 
Refer To: Justin Wong 

July 19, 2017 

Mr. Mauro Peverini 
Director of Development Planning 
City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, ON L6A lTl 

Attention: Carol Birch, M.C.I.P., R.P.P. 

Re: Draft Plan of Subdivision 19T-17V03 
10 Bevan Road 
Part of Lot 19, Concession 4 
(Peter Tommasino, 2281539 Ontario Inc.) 
City of Vaughan 

I 

York Region has now completed its review of the above noted draft plan of subdivision prepared 
by Brutto Consulting, Version No. VER-01, dated February 22, 2017. The proposed development 
is located south of Major Mackenzie Drive and west of Keele Street, on lands municipally known 
as 10 Bevan Road, in the city of Vaughan. The draft plan of subdivision consists of 21 single 
detached units and blocks for stormwater management pond easement, environmental protection, 
future residential and roads, within a 4.67 ha site. 

Water Resources 
The Regional Environmental Services Department, Water Resources Branch, does not have any 
concerns with the proposed development application with respect to Source Water Protection. 
Additional technical comments from the Water Resources Branch is attached hereto. 

Sanitary Sewage and Water Supply 

This development is within the Maple North wastewater area and will be serviced from Water 
Pressure District No. 7. 

Residential development requires servicing capacity allocation prior to final approval. If the City 
of Vaughan does not grant this development allocation from the existing capacity assignments to 
date, the development may require additional Regional infrastructure based on conditions of 
future capacity assignment, which may include: 

• Duffin Creek WPCP Stages 1 and 2 Upgrades - 2017 expected completion
• Duffin Creek WPCP Outfall Modification - 2021 pending the outcome of the Class EA
• Other projects as may be identified in future studies.

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

Internet: www.york.ca 
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October 24, 2022              CFN 57929 

SENT BY E-MAIL (carol.birch@vaughan.ca) 

Carol Birch 
Planner 
Development Planning Department 
City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, Ontario L6A 1T1 

Re: 5th Overall Submission Reviewed by TRCA (4th Submission from City)  
Draft Plan of Subdivision Application 19T-17V003 
Zoning By-law Amendment Application Z.17.014 
Part of Lot 19, Concession 4 
10 Bevan Road 
City of Vaughan, York Region 
2281539 Ontario Inc. (Agent: Brutto Consulting)  

Further to our previous letter dated August 27, 2020, this letter acknowledges receipt of the 5th overall 
submission (4th submission from the City) of materials associated with the above noted applications. 
The materials were received by the Toronto and Region Conservation Authority (TRCA) on 
September 30, 2022. A list of the materials reviewed is included in Appendix ‘A’.  

Application Specific Comments 

It is our understanding that the current submission proposes minor changes including the removal of a 
sidewalk on “Street A”, updates to the stormwater management (SWM) design to coordinate with the 
development to the south at 7 Bevan, modifications to grading on Block 1, cross section drawings for 
“Street A” and the public pathway (Block 24) and erosion and sediment control updates.  

TRCA staff have completed a review of the materials and continue to be generally satisfied with the 
draft plan. Comments related to the proposed restoration works and flood plain mapping updates that 
were included in our previous letters, have been carried over and included in Appendix ‘C’ of this letter 
for the City and applicant’s consideration. New comments related to the SWM design have also been 
included in Appendix ‘C’. It is the expectation of TRCA that the noted comments will be addressed as 
a part of the detailed design/permit process for the project.  

Recommendation 

TRCA staff has no objection to the approval of Draft Plan of Subdivision 19T-17V003, subject to the 
conditions listed in Appendix ‘B’. 

TRCA’s comments on Zoning By-law Amendment Application Z.17.014 can be found within the 
conditions of draft plan approval.   
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Please provide the Notice of Decision for both the Draft Plan of Subdivision and Zoning By-Law 
Amendment once they are approved. 
 
Fees/Timing 
 
Please note that this project will be subject to a clearance fee at the time of clearance, which will be 
based on the fee schedule in effect at that time. 
 
At the time of requesting clearance of TRCA conditions of draft plan approval, we ask that the 
applicant submit their request in writing to TRCA offices a minimum of 90 days in advance of 
expected registration. Additional time may be required in cases where open space lands are to be 
dedicated into public ownership, and/or Ontario Regulation 166/06 permits are required from TRCA 
(i.e., grading and servicing, SWM ponds, detailed infrastructure works). We ask that the applicant 
consider these requirements and take into consideration the required timelines prior to the submission 
of draft plan clearance requests. 
 
We trust these comments are of assistance. Should you have any questions, please do not hesitate to 
contact me at stephen.bohan@trca.ca 
 
Regards, 
 
 
Stephen Bohan 
Senior Planner  
Development Planning and Permits | Development and Engineering Services 
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Appendix ‘A’: Materials Reviewed by TRCA 
 
Materials received by TRCA on September 30, 2022 
 

 Comment Response Matrix, prepared by proponent, not dated.  
 

 Drawing No. A1, Draft Plan of Subdivision 19T-17V003, prepared by Brutto Consulting, revision 
no. 6 dated April 2022.  

 
 Draft Zoning By-law Amendment, prepared by proponent, not dated.  

 
 Functional Servicing Report, prepared by WSP, dated May 19, 2022.  

 
 Stormwater Management Report, prepared by WSP, dated May 19, 2022. 

 
 Design Coordination Letter, prepared by WSP, dated August 4, 2022,  

 
 Design Coordination Letter, prepared by Urban Watershed Group Ltd., dated August 4, 2022. 

 
 Civil Engineering Design Drawings, prepared by WSP, dated May 2022. 
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Appendix ‘B’– TRCA’s Conditions of Draft Plan Approval  
 
TRCA’s Conditions of Draft Plan Approval  
TRCA staff have no objection to the approval of Draft Plan of Subdivision 19T-17V003, Part of Lot 19, 
Concession 4, City of Vaughan, Regional Municipality of York as prepared by Brutto Consulting, 
revision no. 6 dated April 2022, subject to the following conditions: 
 
Red-line Revisions   
  

1. That this draft plan of subdivision be subject to red-line revision(s) in order to meet the 
requirements of TRCA’s conditions of draft plan approval (Conditions 2 through 15 inclusive in 
TRCA’s letter dated October 24, 2022), if necessary, to the satisfaction of TRCA. 
 

2. Prior to the registration of the Plan of Subdivision, the Owner shall provide an M-Plan showing 
the lot/block lines and any required revisions to the satisfaction of the City of Vaughan and 
TRCA.  

 
Prior to Works Commencing 
 

3. That prior to topsoil stripping and prior to the registration of this plan or any phase thereof, the 
Owner shall submit a detailed engineering report and plans to the satisfaction of TRCA for any 
proposed topsoil stripping in the plan area. This submission shall include:  

 
o Detailed plans illustrating the topsoil stripping proposal, including but not limited to the 

locations, staging and methodology. 
 

o An erosion and sediment control report and plans for the subject lands that includes 
proposed measures for controlling or minimizing erosion and siltation on-site and/or in 
downstream areas during and after topsoil stripping 

 
4. That prior to any development or site alteration (except for topsoil stripping) and prior to the 

registration of this plan or any phase thereof, the Owner shall submit a Functional Servicing 
Report (FSR) and detailed engineering reports (e.g., Stormwater Management, Site Level 
Water Balance) that describes in detail the applicable stormwater management criteria, how 
the proposed storm drainage system will be designed to meet stormwater management 
criteria, and how it will comply to TRCA requirements. These reports shall include, but not 
limited to:  
 

i. A description of the storm drainage system and appropriate stormwater 
management techniques including minor and major flow controls for the 
proposed development of the subject land and how it will comply with all related 
TRCA requirements for quantity, quality, water balance and erosion control. 

 
ii. Plans illustrating how this drainage system will tie into surrounding drainage 

systems, i.e., identifying if it is part of an overall drainage scheme, how external 
flows will be accommodated, the design capacity of the receiving system. 

 
iii. Appropriate Stormwater Management Practices (SWMPs) to be used to treat 

stormwater, to mitigate the impacts of development on the quality and quantity 
of ground and surface water resources as it relates to the natural heritage 
system, both aquatic and terrestrial. 
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iv. Detailed plans indicating location, orientation, size and description of all 
stormwater management features, including outlet structures, and all other 
proposed servicing facilities (e.g., infiltration trenches, etc.), grading, site 
alterations, development, and infrastructure, which are required to service or 
facilitate the development of the subject lands, which may require a permit 
pursuant to the Development, Interference with Wetlands and Alterations to 
Shorelines and Watercourses Regulation (Ontario Regulation 166/06), as may 
be amended. 

 
v. Design of flow dispersal measures and treatments associated with stormwater 

management outlets to reduce potential erosion, impacts to the natural system, 
and maximization of potential infiltration, to the satisfaction of the TRCA. 

 
vi. Detailed plans and calculations for the proposed lot-level, conveyance and end-

of-pipe controls to be implemented on the site. 
 

vii. The integration of Low Impact Development (LID) measures and the 
employment of source and conveyance controls to: mimic pre-development site 
hydrology, overall site water balance, pre-development water budget to satisfy 
the CTC Source Protection Plan criteria, and feature-based water balance to 
the satisfaction of the TRCA. 

 
viii. A subsurface investigation (including assessment of groundwater levels) for the 

final design of foundations, site grading and stormwater management 
infrastructure. The recommendations of the subsurface assessment will be 
used to inform the final design and construction plans. All underground 
construction and infrastructure must be designed to not require permanent 
dewatering, and any potential impacts to the groundwater system that may 
result from the development must be assessed and mitigated 

 
ix. An evaluation that addresses the need for groundwater dewatering during 

construction, including but not limited to details for its disposal, potential 
impacts to natural features due to groundwater withdrawal, mitigation 
measures, and any permitting requirements.  

 
x. Grading plans for the subject lands. 

 
xi. Cross-sections and details where grading and filling is proposed in or adjacent 

to the Open Space Block (Block 22) and Public Pathway Block (Block 24), 
including detailed cross sections for any proposed retaining walls adjacent to 
the subject blocks. The cross-sections and details shall include, but shall not be 
limited to, existing and proposed grades; limits of the natural features, hazards 
and buffers; transition to the adjacent tableland areas; interim and permanent 
stabilization of the slopes/disturbed areas; soil remediation; mitigation; tree 
protection; sediment and erosion controls; supporting geotechnical/soils 
analyses; and compensation to the satisfaction of TRCA. 

 
xii. An erosion and sediment control report and plans for the subject lands that 

includes proposed measures for controlling or minimizing erosion and siltation 
on-site and/or in downstream areas during and after construction. 
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xiii. That prior to the registration of this plan or any phase thereof, the Owner 
prepare updated HEC-RAS model and a digital version of the flood plain map 
sheet to TRCA standards.  

 
5. That prior to site alteration and prior to the registration of this plan or any phase thereof, the 

Owner prepare a tree protection and preservation plan for the site to the satisfaction of TRCA. 
 

6. That prior to the registration of this plan or any phase thereof, the Owner prepare a detailed 
restoration plan for the existing offline pond feature and a comprehensive edge management 
plan in accordance with the Scoped Environmental Impact Study Addendum No, 2, prepared 
by WSP, dated February 26, 2019 and TRCA’s comments of June 20, 2019 to the satisfaction 
of TRCA for the Open Space Block (Block 22).  

 
7. That prior to the registration of this plan or any phase thereof, the Owner prepare trail plans 

and details to the satisfaction of TRCA for areas within and adjacent to the Open Space Block  
(Block 22) and Public Pathway Block (Block 24). The exact location of the trails shall be to the 
satisfaction of TRCA and the City of Vaughan.  
 

8. That prior to the registration of this plan or any phase thereof, the Owner prepare a plan that 
addresses the removal and restoration of historical, man-made intrusions in the Open Space 
Block (Block 22) and Public Pathway Block (Block 24) to the satisfaction of TRCA, which must 
include but is not limited to the removal of paths, culverts, structures, fences, debris, etc. and 
the restoration of these areas to a natural state. 

 
9. That prior to the registration of this plan or any phase thereof, the Owner obtain all necessary 

permits from TRCA pursuant to the Development, Interference with Wetlands and Alterations 
to Shorelines and Watercourses Regulation (Ontario Regulation 166/06), as may be amended, 
to the satisfaction of TRCA.   

 
10. That the Open Space Block (Block 22) and Public Pathway Block (Block 24) be dedicated into 

public ownership (TRCA or the City of Vaughan), free of all charges and encumbrances, to the 
satisfaction of TRCA. 

 
11. That the implementing zoning by-law recognize the Open Space Block (Block 22) and Public 

Pathway Block (Block 24) in an open space, or other suitable environmental zoning category, 
which has the effect of prohibiting development, to the satisfaction of TRCA. 

 
12. That the implementing zoning by-law be prepared to the satisfaction of TRCA. 
 
13. That the Owner provide a copy of the approved implementing zoning by-law to TRCA, when 

available, to facilitate the clearance of conditions of draft plan approval. 
 

14. That the Owner agrees in the subdivision agreement, in wording acceptable to TRCA which is 
standard, normal and consistent with applications and approvals for development of this kind: 

 
i. To carry out, or cause to be carried out, to the satisfaction of TRCA, the 

recommendations of the reports/strategies and details of the plans referenced 
in TRCA’s conditions of draft plan approval. 

 
ii. To install and maintain all stormwater management and erosion and 

sedimentation control structures operating and in good repair during the 
construction period, in a manner satisfactory to TRCA; 
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iii. To obtain all necessary permits from TRCA pursuant to the Development, 
Interference with Wetlands and Alterations to Shorelines and Watercourses 
Regulation (Ontario Regulation 166/06), as may be amended, to the 
satisfaction of TRCA; 

 
iv. To comply with the permits approved under Ontario Regulation 166/06, as may 

be amended, including the approved plans, reports and conditions to the 
satisfaction of TRCA; 

 
v. To erect a permanent fence along all residential lots that abut the Open Space 

Block (Block 22) to the satisfaction of TRCA and the City of Vaughan; 
 

vi. To prohibit grading works within the Open Space Block (Block 22) and Public 
Pathway Block (Block 24) unless approved by TRCA; and, 

 
vii. To prohibit retaining walls in or adjacent to the Open Space Block (Block 22) 

and Public Pathway Block (Block 24) unless approved by TRCA.   
Fees  
 

15. That the Owner provide a copy of the fully executed subdivision agreement and pay TRCA the 
required draft plan of subdivision planning review fees, clearances fees and permit fees 
(topsoil stripping, grading, servicing, etc.) to the TRCA.  
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Appendix ‘C’: Detailed Design Comments 

 TRCA Comments (June 25, 2018) TRCA Response (October 4, 2018) TRCA Comments (June 20, 2019)  TRCA Comments (October 24, 2022) 

Flood Plain Management  

1. 

 

As previously discussed, please explore revising the grading at the 
south end of the site such that the proposed flood plain storage is 
contiguous with the natural system as it is currently illustrated as a 
ponding area. 

As noted in the response letter the existing 
berm is not overtopped during the Regional 
event and flood waters would only enter the 
area of the existing pond in backwater 
conditions. As such, TRCA does not require 
further modifications to the proposed cut and 
fill. However, please revise the depiction of 
the flood line to correspond with this 
condition. 
 

It has been clarified that the existing berm 
overtops between sections R-R and L-l (north 
end of the site). Although the shape of the 
flood plain proposed is not ideal, it is 
understood that due to the berm elevation, 
relative to the Regional water surface 
elevation most of the flow will be contained 
within the channel area and will spill over into 
the pond area during the Regional event.  As 
such, TRCA can accept the proposed 
changes. The flood line has been revised and 
is now accurately plotted.   

No further action required. 
 

2. Provide a digital version of the HecRAS modelling for TRCA’s review. 
 

A digital version of the modelling has been 
provided. It is noted in the response letter that 
the berm is higher than the Regional WSEL 
however, at sections 3.444 and 3.446 the 
modelling shows the berm/levee as 
overtopped. Please clarify and revise the 
modelling/mapping as necessary. Further, the 
cross-sections shown on DWGs XS-2 and 
XS-3 do not correspond with the cross-section 
geometry shown in the HecRAS model. The 
berm and watercourse do not seem to be 
depicted on the drawings for some sections 
e.g. P-P and N-N. Please examine this 
discrepancy and revise such that the 
drawings and model are consistent. 
 

The cross-sections and flood line appear to 
be consistent with regards to overtopping of 
the berm. Please submit a digital version of 
the updated modelling that corresponds with 
the flood plain map sheet. 
 
 

Comment remains to be addressed as a part of 
detailed design/permit process.  
 
 

3. Once the flood limit has been finalized please provide a flood plain 
map sheet, to TRCA’s standards, to be incorporated into TRCA’s flood 
plain mapping program.  
 

As per comment #1 above, please revise the 
depiction of the flood line to illustrate the 
floodline keeping to the west of the berm until 
the southern end of the property where it can 
pond back into the existing pond area. Please 
note TRCA will require a final version of the 
approved flood plain map sheet. 
 

Please submit a digital version of the flood 
plain map sheet to TRCA standards. Please 
see the attached for specifications and 
contact Mike Todd at mike.todd@trca.ca if 
you have questions with regards to the 
mapping. 
 

Comment remains to be addressed as a part of 
detailed design/permit process.  
 
 

Stormwater Management 

4. TRCA defers the review of water quantity control to the City of 
Vaughan as this site drains into the municipal storm sewer network. 
 

No response required. 
 

No response required.  
 
 
 

Currently the pre-development quantity control 
targets were developed using the rational method 
and the post-development flow rates are from the 
PCSWMM modelling. Please demonstrate that 
post-to-pre quantity control has been provided 
using the same method of calculations for both 
pre and post conditions. If PCSWMM is used, 
please provide the modelling files for review.  
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Appendix ‘C’: Detailed Design Comments 

 TRCA Comments (June 25, 2018) TRCA Response (October 4, 2018) TRCA Comments (June 20, 2019)  TRCA Comments (October 24, 2022) 

The Hydrologic and Hydraulic Analysis Memo 
dated March 19, 2021, demonstrates the impacts 
of developing 10 Bevan lands without quantity 
control. Please confirm that the intention of the 
development is to provide post-to-pre control as 
per the Stormwater Management Report, dated 
May 19, 2022. 
 

5. An OGS unit is proposed to treat the runoff from the impervious 
surfaces. TRCA has taken a position parallel to the City of Vaughan 
where by OGS units, regardless of manufacturer, as a stand-alone 
measure can achieve up to a 50% TSS removal. As TRCA requires 
80% TSS removal, please provide additional water quality control 
measures. 
 

CB Shields have been included in the design 
on the road catch basins. TRCA supports the 
implementation of CB shields, however 
doesn’t feel that they provide much additional 
water quality benefit when used in series with 
an OGS as they provide removal of similar 
contaminants. However, as infiltration 
trenches have also been proposed at all catch 
basins, the treatment train approach including 
CB Shields, infiltration and an OGS unit 
satisfies TRCA’s water quality requirement. 
The comment has been addressed. 
 

Comment remains addressed.  
 

Please clarify how the level of imperviousness for 
7 Bevan was determined as it was used in the 
quantity and quality calculations. Further, please 
consider whether the infiltration trench proposed 
to provide additional treatment after the OGS unit 
can be sized to include 7 Bevan drainage as well 
such that the treatment train approach for 7 
Bevan can also occur downstream of the OGS 
unit.  
 

6. 
 

Please revise the SWM report to add discussion on erosion control. If 
this site is not draining to a SWM facility that provides erosion control, 
the criteria of 5 mm on-site retention applies. Please note that 
although a large infiltration trench is proposed, a large portion of 
impervious area on the site is not directed to any on-site retention 
measures. As the erosion control requirement applies to all impervious 
surfaces please include additional measures to capture more of the 
site. 
 

No discussion has been added to the report to 
discuss erosion control. Erosion control has 
however been addressed through the water 
balance for the site. It is noted on page 10 of 
the SWM report that 1mm is acceptable for 
initial abstraction on impervious areas which 
is contrary to TRCA’s SWM guideline. 
However, as the infiltration LIDs proposed are 
sized to collect the 8.2 mm storm event 
(roadway area) and the 19 mm event (rear 
yard trench) TRCA does not require the 
calculations to be redone at this stage. Please 
note however for future submissions the 
report should discuss erosion control and 
should not mention initial abstraction for 
impervious areas when discussing 5 mm on-
site retention. 
 

A water balance discussion has been added 
to the report. This addresses the previous 
comment. 
 
 

No further action required.  
 
 

7. 
 

It is noted that the water balance criterion is for on-site retention of 
runoff from the 5 mm storm. Please note that this site falls within 
WHPA-Q which requires post-development infiltration match pre-
development infiltration values. Please revise the water balance 
section and calculations to ensure the measure proposed achieve this 
criterion. Please ensure all information is consistent between the 
Hydrogeological Report and SWM report. 
 

The SWM report has been revised to include 
a discussion on post-to-pre water balance for 
the site. This addresses the previous 
comment. 
 

Comment remains addressed.  
 
 
 
 

No further action required.  
 
 
 

8. TRCA staff strongly encourage the integration of Low Impact 
Development techniques into the urban road cross section design. 

No response required. 
 

No response required.  No further action required.  
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 TRCA Comments (June 25, 2018) TRCA Response (October 4, 2018) TRCA Comments (June 20, 2019)  TRCA Comments (October 24, 2022) 

LIDs not only bolster the overall stormwater management strategy of 
the site but also add to the character and aesthetics of the 
neighborhood. Some LID opportunities could include boulevard 
bioretention, stormwater planters, curb extensions, permeable 
sidewalk, perforated pipes etc. Please refer to the Sustainable 
Technologies LID Opportunities in Road ROW document for further 
assistance. 
https://wiki.sustainabletechnologies.ca/wiki/LID_opportunities_in_road-
right-of-ways  

  

Environmental Impact Assessment   

9. While TRCA has no objection to the filling of the off line pond, it does 
provide ecological benefit to the Natural Heritage System. Upon 
review of the system, it is the opinion of TRCA that this is a great 
ecological restoration and enhancement opportunity. A typical 
approach at TRCA for enhancing the ecological quality of offline 
ponds is to convert the open aquatic area into a wetland with a range 
of water depths and vegetation communities through landscape 
contouring, plantings, seeding and habitat structures. Despite the 
suggestions within the Environmental Impact Sturdy (EIS), it is more 
than likely that there are a variety of reptiles, amphibians, fish, birds 
and invertebrates currently utilizing the pond and the removal of this 
feature would displace this habitat completely.  

 
TRCA staff recommend a hybrid approach to filling the pond, whereas 
some filling of the pond could be done in efforts to facilitate the 
conversion of the open water aquatic habitat into a diversity of 
vegetation communities and water depths. The restoration of the pond 
should exhibit wetland characteristics and include riparian areas, 
fringe areas, emergent zones, submerging zones and a deep water 
component; complete with 100% native planting coverage of a 
diversity of trees, shrubs, seed mix and habitat structures (e.g. 
basking logs, nest boxes, debris piles etc.) in efforts to enhance upon 
existing conditions rather than complete removal.  

 
Please update the EIS to demonstrate how the pond will be enhanced 
through the development process. Please see Appendix C for TRCA 
typical wetland restoration detail for further reference. The 
recommendations developed through the EIS will be utilized at the 
detailed design stage.  
 
 
 
 

TRCA staff appreciate the willingness of the 
proponent to undertake a restoration program 
for the Open Space lands and are pleased to 
continue to work closely with the proponent 
and their consulting team to develop a diverse 
and robust naturalization design for the pond 
and surrounding area. It is TRCA’s 
expectation that the area will be fully restored 
to a natural, self-sustaining state. That being 
said, TRCA staff do not currently have a 
sufficient level of information to formally agree 
upon the conceptual restoration design for the 
Open Space area as proposed in WSP’s 
memo, dated August 13, 2018. The extent, 
form and composition of the 
restoration/compensation areas (i.e., 
wetlands, riparian zone, upland forest) needs 
to be justified through scientific analysis that 
is technically defensible and clearly 
demonstrates how the proposed design will 
provide adequate protection and 
enhancement of the Natural System that 
currently exists on the site and along this 
reach of the West Don River valley system.  
 
Moving forward, TRCA staff requires a EIS 
addendum focused specifically on providing 
justification for the conceptual restoration 
design and to discuss the impacts of the flood 
plain manipulation, trail alignments, storm 
water management infrastructure, buffer 
configuration, development limits etc., so staff 
can make an informed decision on the 
appropriateness of the development design.

The EIS illustrates a constructed wetland with 
a 30 m buffer from the wetland to the limit of 
development. Please note that this is an 
inaccurate portrayal of the Natural System as 
it has been previously determined that the 
limit of development would be the revised 
flood plain plus a 10 m buffer. As such, it is 
the opinion of TRCA staff that the entirety of 
the manipulated flood plain associated with 
the pond be enhanced to a wetland 
community and that the 10 m buffer from the 
flood line be planted with upland species in a 
buffer configuration. Please update the EIS to 
show the limits of the proposed flood plain 
and ensure this area is naturalized to a 
wetland community. Moreover, please ensure 
the 10 m buffer from the flood line is planted 
with appropriate species in a buffer 
configuration. 

Comment remains to be addressed as a part of 
detailed design/permit process.  
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10. 
 
 
 
 
 
 
 
 

Please note that some drawings show a trail within the valley however, 
the impacts and appropriateness of the trail within the valley has not 
been discussed within the EIS. Update the EIS to determine if a trail 
within the valley is appropriate and if deemed to be required, ensure 
that at a functional level it is sited in a manner that minimizes impacts 
to the Natural Heritage System to the greatest extent possible and is 
compensated for of sufficient scope and scale. 

See comment 9 above.  
 

Please note that some of the figures still 
show a trail to be constructed by others within 
the valley slope on the west side of the 
watercourse and through the Significant 
Woodland. The EIS has not discussed an 
appropriate location for any future trail 
alignment. Please ensure that there is 
sufficient space outside of the Natural 
System is incorporated into the subdivision 
design to allow for a trail. It is TRCA’s 
recommendation that any future trail be 
integrated into the road network of the 
proposed subdivision. The EIS should be 
updated to speak to an appropriate location 
of a trail that is ecologically justified and 
defensible. Please see original comment 
June 25, 2018. 

Comment remains to be addressed as a part of 
detailed design/permit process.  
 
 
 
 
 
 

11. The site servicing and supporting infrastructure (e.g. SWM Facilities, 
LIDS, outfalls etc.) associated with the proposed development has not 
been discussed within the EIS. The EIS should be updated to discuss 
site servicing and the supporting infrastructure and how it is sited in a 
manner that minimizes impacts to the Natural Heritage System to the 
greatest extent possible and is compensated for of sufficient scope 
and scale. 
 

See comment 9 above. 
 

TRCA continues to encourage that the 
proposed infiltration trenches be placed into 
public ownership and outside of the Natural 
System (i.e., within the road ROW boulevard) 
to better ensure long term maintenance and 
operations of the infrastructure.  
 

Comment remains to be addressed as a part of 
detailed design/permit process.  
 
 
 
 
 
 

Zoning By-Law Amendment Recommendation  

12. 
 
 
 
 
 

TRCA policies recommend that lands considered to be part of the 
natural system, including the 10m buffer, be zoned into an appropriate 
open space designation. Furthermore, TRCA policies recommend that 
these lands by conveyed into public ownership, free of all 
encumbrances, in order to ensure the long term protection and 
management of the lands. 
 
Once the limits of the natural system and associated buffer on the 
subject property are confirmed by addressing the above noted 
comments, TRCA recommends that these lands be appropriately 
zoned into an open space designation and conveyed into public 
ownership. 
 

No response required. 
 

No response required.  
 
 
 
 
 

No response required.  
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Birch, Carol 

From: 

Sent: 

To: 

Subject: 

5/12/2017 

Carol Birch 

Vaughan 

' ' 

Attention: Carol Birch 

prime@mmm.ca 

Friday, May 12, 2017 3:42 PM 

Birch, Carol 

Draft plan of subdivision - 10 Bevan Rd. 

Re: Draft plan of subdivision - 10 Bevan Rd.; Your File No. l 9T-l 7V003 

Our File No. 77310 

Dear Sir/Madam, 

We have reviewed the circulation regarding the above noted application. 

The following paragraph is to be included as a condition of approval: 

"The Owner shall indicate in the Agreement, in words satisfactory to Bell Canada, that it will grant to Bell 
Canada any easements that may be required, which may include a blanket easement, for 
communication/telecommunication infrastructure. In the event of any conflict with existing Bell Canada 

facilities or easements, the Owner shall be responsible for the relocation of such facilities or easements". 

We hereby advise the Developer to contact Bell Canada during detailed design to confirm the provision of 

communication/telecommunication infrastructure needed to service the development. 

As you may be aware, Bell Canada is Ontario's principal telecommunications infrastructure provider, 
developing and maintaining an essential public service. It is incumbent upon the Municipality and the 
Developer to ensure that the development is serviced with communication/telecommunication infrastructure. In 
fact, the 2014 Provincial Policy Statement (PPS) requires the development of coordinated, efficient and cost­

effective infrastructure, including telecommunications systems (Section 1.6.1 ). 

The Developer is hereby advised that prior to commencing any work, the Developer must confirm that 
sufficient wire-line communication/telecommunication infrastructure is available. In the event that such 

infrastructure is unavailable, the Developer shall be required to pay for the connection to and/or extension of 

the existing communication/telecommunication infrastructure. 

If the Developer elects not to pay for the above noted connection, then the Developer will be required to 
demonstrate to the satisfaction of the Municipality that sufficient alternative communication/telecommunication 

1 
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CANADA 
� 

POSTES 

POST CANADA 

May 18, 2017 

City of Vaughan 
Planning Department 
2141 Major Mackenzie Dr 
Vaughan, ON L6A 1 Tl 
Attn: Carol Birch 

Reference: File No.: 19T-17V003 

CANADA POST 

2701 RIVERSID E D RIVE SUITE N0820 

OTTAWA ONK1A0B1 

CANADAPOST.CA 

Location: Part Lot 19, Concession 4. 10 Bevan Road 

Owner: Peter Tommasino, 2281539 Ontario Inc. 

POSTES CANADA 

2701 PROM RIVERSIDE BUREAU N0820 

OTTAWA ON K1A 081 

POSTESCANADA CA 

Canada Post Corporation appreciates the opportunity to comment on the above noted 

application and it is requested that the developer be notified of the following: 

Canada Post has reviewed the proposal for the above noted Development Application and 

has determined that the completed project will be serviced by centralized mail delivery 

provided through Canada Post Community Mail Boxes. 

In order to provide mail service to this development, Canada Post requests that the 
owner/developer comply with the following conditions: 

⇒ The owner/developer will consult with Canada Post to determine suitable permanent
locations for the placement of Community Mailboxes and to indicate these locations
on appropriate servicing plans.

⇒ The Builder/Owner/Developer will confirm to Canada Post that the final secured

permanent locations for the Community Mailboxes will not be in conflict with any

other utility; including hydro transformers, bell pedestals, cable pedestals, flush to

grade communication vaults, landscaping enhancements (tree planting) and bus

pads.

⇒ The owner/developer will install concrete pads at each of the Community Mailbox
locations as well as any required walkways across the boulevard and any required
curb depressions for wheelchair access as per Canada Post's concrete pad
specification drawings.

⇒ The owner/developer will agree to prepare and maintain an area of compacted
gravel to Canada Post's specifications to serve as a temporary Community Mailbox
location. This location will be in a safe area away from construction activity in order
that Community Mailboxes may be installed to service addresses that have occupied

prior to the pouring of the permanent mailbox pads. This area will be required to be
prepared a minimum of 30 days prior to the date of first occupancy.

⇒ The owner/developer will communicate to Canada Post the excavation date for the

first foundation (or first phase) as well as the expected date of first occupancy.
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