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DI POCE Management Limited

February 5, 2019 

Mark Antoine, Senior Planner 
Development Planning 
City of Vaughan 
2141 Major Mackenzie Drive, 
Vaughan, ON L6A 1 T 1 

Dear Mr. Antoine: 

RE: PROPOSED OFFICIAL PLAN AMENDMENT 

11063 AND 11191 REGIONAL ROAD 27, CITY OF VAUGHAN 

EAST KLEINBURG DEVELOPMENTS INC. / 1045501 ONTARIO LIMITED 

CITY FILE NO. OP.17.008 

We are writing to express our concerns and opposition to the proposed "Mid-Rise Mixed Use" 
designation contemplated on the subject lands through the above noted Official Plan Amendment in the 
City of Vaughan. It is our opinion that the proposed Official Plan Amendment to develop a portion of the 
site for Mid-Rise Mixed Use density is not compatible with the surrounding existing and proposed low­
rise residential uses for the following reasons: 

• The Official Plan Amendment Opinion Report" dated April 2017 and the addendum letter dated
December 5, 2018, does not adequately demonstrate or justify the appropriateness and
compatibility of the proposed Mid-Rise Mixed Use density (12 storey height limit) relative
existing and planned to Low-Rise residential uses the in the surrounding area.

• While we recognize that detailed design will follow through the future Zoning By-law
Amendment I "Scoped Block Plan" and Site Plan Applications, the proposed OPA will establish
the principal of land use without sufficient consideration addressing aspects such as built form,
height, massing, shadow impacts and transition to lower density residential dwellings within the
context of the surrounding existing and planned communities.

• Further analysis of maximum building heights should be undertaken and the inclusion of policies
related to the protection of the existing and planned lower density residential communities should
be established in the OPA and/ or in Site Specific Area Policies.

• There seem to be inconsistencies between the information provided. For example, the April 2017
report notes that the mixed use block will contain residential and commercial uses between 6 to 8
storeys in height, however, the proposed OPA and concept sketch dated December 2018
identifies this parcel of land to allow a maximum height of 12 storeys with no holding provisions.

175 SUN PAC BOULEVARD, UNIT IA, BRAMPTON, ONTARIO L6S 5Z6 

TELEPHONE (905) 793-0093 FACSIMILE (905) 793-1611 
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Subject: FILE OP.17.007 AND OP.17.008 - HEARING SUBMISSIONS 

From: Robert Lenz 
Sent: February-04-19 8:57 AM 
To: DevelopmentPlanning@vaughan.ca 
Cc· 
Subject:'FILE OP.17.007 AND OP.17.008 - HEARING SUBMISSIONS 

PUBLIC HEARING 
C 

2-. 
COMMUN/CA TJON 

Date: t'.c,b 6{i9 ITEM NO. j 4-c2

Good day,please find a list of requests and comments from property owners at irby Road regarding the 
development applications OP.17.007 and OP.17.008, Kirby 27 Developments Limited and East Kleinburg 
Developments lnc./1045501 Ontario Inc for councils consideration at the upcoming Committee of the Whole 
(Public Hearing) February 5, 2019. 

1. Elimination of Street "B" intersection at north end of property with Kirby Road. With regards to
safety, location is very poor for this intersection to be placed here and will cause vehicular accidents in
the future as the road is crested by a blind hill to the west and a blind curve approaching from a lower
elevation to the east. Cars entering and exiting will not have sµfficient sight line and time to negotiate
oncoming traffic. Also, traffic congestion on Kirby is already unacceptable at rush hour times, this
road can not handle additional traffic traveling on it.

2. Property at4111.,1Kirby Road be allowed at the developers expense and property owners approval,
noise, barrier and light intrusion prevention measures to safeguard the existing property if an
intersection is allowed at Street "B" and Kirby Road. Possible items could include as additions to the
property ndise solutions through increased vegetation, fencing, headlamp absorption alternatives so
head lamps from vehicles are not shining onto the property, traffic control to stop cars that may drive
straight through the intersection.

3. Developer to safeguard _and guarantee the continued, satisfactory and uninterrupted use of well water
supply to all adjacent properties.

4. Creation of a buffer zone along north end of property adjacent to Kirby Road to allow proper
accommodation of City Planned Trails (Pedestrian and Bicycle Network: Facility Types, Vaughan Nov.
2012) as is allowed for along west side of the property adjacent to Highway No. 27.

5. All new residences to be fully detached in keeping with the current area style.
6. Street "A" at Highway No. 27 should be controlled by signals for safety.
7. Pedestrian walkways leading from inside the new neighbourhood to access the trail around the

development in the buffer zone.

Sincerely, 

Robert Lenz and Family 

Kirby Road 

1 
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999 Edgeley Dl\'d- Unit 6 
Vm,glL1ll. ON, I.AK sz,1 

Mr. Jason Schmidt-Shoukri 

Deputy City Manager, Planning an<l Growth Management 

City of Vaughan 

2141 Major Mackenzie Drive 

Vaughan, ON L6A lTI 

Re: 11363 & 11063/11191 Highway 27, City of Vaughan 

File No. OP.17.007 and OP.17.008 

Dear Mr. Schmidt-Shoukri: 

PUBLIC HEARING 

COMMUN/CATION 

Date:f-e_b s J,9 ITEM NO. \ +-2.

(,JJ6)<1SJ.6197 
Email: cum110:[.un111oro11,11lri11g.ca 

February 5th , 2019 

We are the Planning Consultants for Humbcrplex Developments Inc. who are owners of property to the 
immediate south of the subject applications. 

We have had. an opportunity to review the materials that were available via the City's website. This letter 
outlines our questions and concerns arising from our review to date of the applications that are before the 
Committee of the Whole Public Hearing of February 5th 2019. \Vie will be providing further input as the 
approval process continues. Our comments are noted below and do not appear in any particular order but we 
have outlined our concern with the Transitional Policies of the Greenbelt Plan first in this submission. 

1. The applicant has gone to great lengths to justi�, why the lands which are partially within the
Greenbelt Plan enjoy transitional status under the Plan. The proponent indicates that OPA 60 I was
in place prior to the approval of the Greenbelt Plan (December 16, 2014).

In such cases the proponent advises that the lands are not required to conform to the Greenbelt Plan.
The key reference in the Greenbelt plan is Section 5.2.1. Careful consideration needs to be applied
to the interpretation of Section 5.2.1. The heading of this section reads "Decisions on Applications
Related to Previous Site-Specific Approvals".

It is important to note that OPA 601 was not a site-specific approval. OPA 601 is a comprehensive
Community Plan in which the subject lands are located. OPA 601 designates the Golf Course lands
as Special Use-Golf. Within that designation there is a provision that limited residential development
may occur provided the development docs not detract from the major use of the lands as a golf
course.
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David R. Donnelly, MES LLB 

david@donnellylaw.ca 

April 30, 2019 

Via e-mail to Mauro.peverini@vaughan.ca 

Mauro Peverini  

Director of Development Planning 

City of Vaughan 

2141 Major Mackenzie Dr. 

Vaughan ON  L6A 1T1 

Dear Mr. Peverini, 

Re: 11363 & 11063/11191 Highway 27 

File No. OP.17.007 and OP.17.008 

City of Vaughan 

Donnelly Law represents Humberplex Developments Inc. (“Humberplex”), the 

landowner immediately adjacent to the subject applications known as the 

Copper Creek application (the “Subject Lands”).  Please accept this letter as 

our introduction as co-counsel with Mr. Gerry Borean of Parente Borean LLP.   

We wish to be informed of any new developments with respect to the on-going 

evaluation of the application, and reiterate the request to meet with the City 

and Toronto and Region Conservation Authority (“TRCA”) to discuss the file, first 

articulated in the email of Mr. C Brutto, dated February 5, 2019. 

It is our understanding a number of residents are in the process of incorporating 

in order to represent their interests before the City of Vaughan (“Vaughan”), 

York Region (“York”), relevant agencies, and Province of Ontario.   

Humberplex has retained a number of experts to examine the application 

arising from the unanswered questions remaining after the February 5, 2019 

Committee of the Whole Public Hearing.  Specifically, Humberplex is not satisfied 

the technical and planning work undertaken to date justifies the introduction of 
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approximately 630 dwellings and associated infrastructure in and around the 

Greenbelt. 

 

Residents routinely see a number of wildlife traversing the valley onto the golf 

course lands and surrounding woodlands e.g. deer, coyote, turkeys, fox, 

amphibians, etc.  There are a great number of species-at-risk associated with 

the nearby branch of the Humber River. 

 

Of great concern to Humberplex is that the development proposal at the 

proposed density introduces new land uses in protected valley lands in the 

Greenbelt for infrastructure, including a stormwater management pond.  

Humberplex is conducting a peer review of the Environmental Impact Study to 

ensure that vulnerable species such as the red side dace are protected.  The 

Greenbelt Plan does not permit infrastructure in Natural Areas such as is being 

proposed. 

 

In addition, concerns have been raised but not answered regarding possible 

future uses of Greenbelt Natural Areas for an expanded clubhouse and other 

development requiring paving and the introduction of impermeable surfaces in 

close proximity to sensitive water features. 

 

The proposal also appears to not conform with an important policy in Vaughan 

Official Plan Amendment 601, which applies directly to the Copper Creek lands.  

OPA 601 designated the area “Special Use Golf” that created an important 

open space and recreational amenity in the agricultural and rural areas north of 

the Village of Kleinberg. 

 

Residential uses should be ancillary to the golf course. The designation allowed 

only “limited residential development of a minor nature” and contemplated a 

very modest population estimate for redevelopment of the Subject Lands, to a 

maximum of 570 people. 

 

The development proposal yields a population estimate of 2,273 people, or 

approximately four times the density prescribed by OP 601.   

 

Kleinberg-Nashville is not identified as an area of intensification in the Vaughan 

Official Plan, 2010 (“VOP”). 

 

As a landowner, Humberplex is acutely concerned regarding inappropriate 

development that does not conform to the VOP. 

 

VOP Section 2.2.3 identifies the communities of Woodbridge, Kleinburg, Maple, 

Thornhill, Concord, and the new communities of Vellore and Carrville as 

contributing to a unique sense of place for the City and establish the Vaughan 

identity. Part of that identity is a landscape dominated by trees, open space, 
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wide lots and generous backyards that permit the maximum greenspace and 

foliage. 

 

The predominate feature of these communities is there contribution to a modest 

scale of development that does not overwhelm its surroundings.   

New communities must attempt to do the same. Section 2.2.3 also indicates 

that:  

 

“…Vaughan’s existing Community Areas are characterized by 

predominantly Low-Rise Residential housing stock, with local amenities 

including local retail, community facilities, schools and parks, and they 

provide access to the City’s natural heritage and open spaces.  

 

The policies of this Plan will protect and strengthen the character of these 

areas. As the City grows and matures, these Community Areas will remain 

mostly stable.  

 

However, incremental change is expected as a natural part of maturing 

neighbourhoods. This change will be sensitive to, and respectful of, the 

existing character of the area”. 

The proposed developments will not protect or strengthen the character of the 

area and represents a form of development that is not sensitive to, or respectful 

of, the existing character of the area.  

The proposals fundamentally lack an appropriate transition with the adjacent 

lands by incorporating undersized lots and introduces new building types and 

larger building mass than what is found within the surrounding neighbourhood. 

This has functional, aesthetic and environmental consequences.  It is the 

unnecessary introduction of infrastructure and impermeable surfaces that 

exceeds the prescribed amounts.  Intensification has its place, but not here. 

We understand that Vaughan has exceeded its provincially mandated target 

for intensification. The benefit of this outcome is a reduction in the need for 

intensification outside of designated areas. In other words, intensification as 

proposed in the development application is unnecessary.  

 

Furthermore, OP 601 pre-dates the Greenbelt Plan.  To benefit from the transition 

provision under s. 5.2.1 of the Plan, a landowner cannot significantly increase 

the density or intensity of development.  This opinion is shared by a number of 

senior planners familiar with the Greenbelt Plan. 

 

As you are aware, the re-development of major open spaces in Vaughan is a 

very controversial subject in Vaughan.  Residents are becoming increasingly 
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concerned that the lack of a stricter Open Space protection policy is 

undermining important natural and cultural heritage landscapes like golf 

courses that abut the Humber River. 

Mostly, residents are concerned that the conversion of these open spaces were 

never contemplated in the Block Plans that are to guide development and 

inform prospective property buyers with respect to the landscape in which they 

make, for many, their most significant investment in purchasing a home.  As you 

are no doubt aware, Council has been asked previously to adopt an Interim 

Control By-law (“ICBL”) to study the issue of loss of greenspace. 

Presently, Council appears to be dealing with each new development 

application on an ad hoc basis.  Our client is concerned regarding the loss of 

open space and respectfully submits that Council should plan for the 

preservation of greenspace in a comprehensive manner.   

Compounding this concern is the uncertainty surrounding the number, type and 

location of new units in this sensitive area.  This uncertainty further undermines 

the technical work conducted in order satisfy public agencies that the 

environment is being protected. 

My client reiterates its position that it is premature to approve the development 

at this time.  In addition, given the interest and concern of residents, a meeting 

should be held with the City and TRCA representatives in order to answer these 

questions and those posed by Mr. C. Brutto previously. 

Please do not hesitate to contact me at 416-572-0464, or by e-mail to 

david@donnellylaw.ca , cc’ing alexandra@donnellylaw.ca, should you have 

any questions or comments concerning this correspondence.    

Yours truly, 

David R. Donnelly 

cc. Jason Schmidt-Shoukri, City of Vaughan

John MacKenzie, TRCA

G. Borean

mailto:david@donnellylaw.ca
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