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VMC Studies

3



Purpose of VMC 
Secondary Plan Update

• Reflect, align, and conform with new 
policy direction

• Bill 108, Bill 197, Community Benefits Charge
• Growth Plan (2020) & PPS (2020)
• York Region Official Plan Review
• City of Vaughan Official Plan Review
• Concurrent VMC studies (e.g., TMP, PWMP, 

Servicing)

• Consider potential boundary expansion

• Confirm that the vision and objectives 
are being met

• Develop an implementation strategy for 
community services & facilities
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The City of Vaughan is committed to ensuring that 
its downtown continues to develop as a 
complete and balanced community with 
high-density mixed uses that are transit supportive 
and pedestrian friendly, with a vibrant sense of 
place, a high-quality public realm and 
environmentally sustainable design approaches. 
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Project Timeline
We are 
here
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Project Timeline
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VMCSP 
Context

Total area: 
190 hectares

Total developable area: 
100+ hectares

Statistics
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9 VMC Secondary Plan Area

VMCSP
Context:

UGC
Urban Growth 

Centre within VMC 
Boundary

9



10 VMC Secondary Plan Area

VMCSP 
Context:

MTSAs
Preliminary Major 

Transit Station 
Areas within VMC 

Boundary
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Original 2031 Targets
• Density: 200 people & 

jobs/ha
• 25,000 residents + 11,500 

jobs by 2031

Current Trends*
• 270% residential unit & 

256% population
• 32,000+ residential units & 

64,000+ population
• 107% office (>1.6m ft2)
• 72% retail (~540,000 ft2)

*subject to Council approval
of projects under review and
pre-application projects

Based on development
statistics from January 2021

Trends:
Development

Pipeline
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Development and Anticipated Development Relative to VMC Secondary Plan Targets (Oct. 2020)

All planning assumptions and land use budgets to be updated through VMCSP Update.

Trends:
Potential 

Development
Pipeline
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Trends:
Potential 

Development
PipelineDevelopment and Anticipated Development Relative to Preliminary MTSA Targets (Oct. 2020)
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25,000 VMC Secondary Plan 
targets (by 2031)

Calculations are preliminary and a baseline reflection of assumptions and data extrapolated from current development trends (City of Vaughan, October 2020) based on the Board-approved Secondary Plan’s 
Land Use Budget (Urban Strategies Inc., 2017) as well as population and employment estimates (Hemson, 2019), which will be revised based on York Region’s land needs assessment. 
*Total development pipeline is based on projects completed, under construction, approved, proposed through development applications and pre-application consultations as of October 2020, 
subject to Council approval.

50,000 2010 VMC 
Secondary Plan 
(estimated full build-out)
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Trends:
Development Trajectory

2017 OMB 
Settlement
(estimated full build-out)
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The VMC is transforming into a vibrant, modern 
urban centre for residents and businesses that 
encompasses all amenities of an urban lifestyle. 
The average density of projects 
continues to significantly exceed those 
planned in the current VMC SP.
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Efforts are being undertaken to maintain a balance
between current population density trends 
and available hard and soft infrastructure, 
including community services and parks and open 
spaces
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As of right:
Height and 

Density
VMC Secondary Plan 

Schedule I: Height 
and Density 
Parameters
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Secondary 
Plan:

Land Use 
Precincts
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Trends:
Density
Approved and 

Proposed Densities 
in the VMC 

(October 2020)

*

*

* New applications received as of November 2020 19



Trends:
Height

Approved and 
Proposed Heights 

in the VMC 
(October 2020)

*

*

* New applications received as of November 2020 20



Trends:
Built Form

Type

Apartment
93%

Townhouse, 
7.2%

% Developments Completed or 
Under Construction (January 2021)

% Approvals and Proposals
(January 2021)

Apartment
99.7%

Townhouse, 
0.3%
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Trends:
Unit Size

1 
Bedroom, 

59.3%

2 
Bedroom, 

38.1%

3 Bedroom
2.7%

1 
Bedroom, 

48.3%
2 

Bedroom, 
49.5%

3 Bedroom
2.3%

% Developments Completed or 
Under Construction (January 2021)

% Approvals and Proposals
(January 2021)

22



Developments and approvals to date are heavily 
weighted towards residential uses in the form 
of high-rise condominiums, predominantly 
consisting of 1- and 2-bedroom units. 

A balance of uses and variety of housing 
types, tenures, unit sizes, and building types are 
critical to achieving a complete downtown
community that is vibrant and diverse.
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Schools in 
the VMC
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1. Technical Advisory Committees

• City of Vaughan staff

• External agencies (York Region, YCDSB, YRDSB, MTO, TRCA, 
407 ETR, TTC, Nav Canada)

2. Interviews with Members of Council

3. Meetings with Landowners 

• West of Jane Street

• East of Jane Street

Virtual Pre-Consultation 
Meetings
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What We’ve Heard:
Online Survey
Nov. 18, 2020 – Jan. 22, 2021

357 respondents

• 21% live in the VMC

• 60% live elsewhere in Vaughan

• 19% live outside of Vaughan
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Survey respondents said the top 3 issues to 
building a successful downtown core are:

• Developing more parks and open spaces 
(selected by 54%)

• Improving community services and facilities 
(selected by 41%)

• Ensuring sufficient parking 
(selected by 41%)
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87% of survey respondents said proximity to 
public transit makes the VMC a desirable place 
to live, along with its proximity to major 
highways (75% of respondents).
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People are concerned about traffic congestion 
(selected by 64% of survey respondents) making 
the VMC an undesirable place to live as well as
not enough parks and open spaces in the 
VMC (selected by 46%).
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“Culture Venue / Performing 
Arts Venue is much needed 
in Vaughan”

“Ensure the flow of traffic 
moves easily and quickly”

“Less high-rise construction and 
more family friendly spaces”

What We’ve Heard: Online Survey

“Add more community services in VMC 
like hospital, clinic, postal services, 
daycares etc... to fit in all ages”

“Create more retail space and 
entertainment that is in walking distance 
from all these condos being built”

“I live not far from VMC but there are 
very limited or dangerous ways for 
me to get to VMC that isn't in a car 
or public transit”
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Key Findings

• Development is proceeding at a greater intensity than anticipated in 
the 2010 Secondary Plan and the Plan needs to be recalibrated to 
account for development pressures 

• Development interest is creating a different balance of uses than 
envisaged in the 2010 VMC Secondary Plan 

• Recent developments in the VMC feature considerably higher than 
planned building heights and densities, therefore the hierarchy of 
heights and densities in the VMC will need to be carefully 
planned
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• Reinforcing an Appropriate Scale of Development

• Achieving Built Form Variety, Including Mid-Rise Built Form

• Finding a Balance of Uses

• Serving the Population with Public Amenities

• Realizing the Housing Variety Necessary for an Inclusive 
Community

• Planning During a Period of Profound Disruption

• Establishing Transitions at the VMC’s Boundaries

Key Priorities of 
VMCSP Update
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Recommended 
Study Area Limits

Potential 
Boundary 

Expansion

This report is seeking 
Council endorsement on 
the geographic limits 
of potential boundary 
expansion study areas
and to bring forward 
future land use options 
that correspond more 
precisely to the parcel 
fabric.  
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Potential 
Expansion 

Area “A”
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• Resolve the jog in the existing boundary

• Introduce intentional built form transition in height to surrounding 
context and Prestige Employment areas

• Offer opportunities for much needed parkland and community 
infrastructure 

• Provide appropriate buffering of uses

• Consider newly-approved employment conversions

Potential 
Expansion 

Area “A”
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Approved Employment 
Conversions

Potential 
Expansion 

Area “A”
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Potential 
Expansion 

Area “B”
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• Introduce intentional built form transition in height to surrounding context and prestige 
employment areas

• Consider newly-approved employment conversions

• Offer opportunities for much needed parkland and community infrastructure

• Provide appropriate buffering of uses

• Provide an edge to the VMC boundary that is double loaded with development frontage 

Potential 
Expansion 

Area “B”
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Approved Employment
Conversions

Potential 
Expansion 

Area “B”
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Next Steps

Phase 1

• Final Background Study Report

• Virtual Open House: February 25 – March 25

Phase 2

• Explore options for height and density, 
transportation, land use, parks and open 
spaces, and community amenities

• Community Services and Facilities analysis
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Thank you

Connect with VMC Program
Christina Bruce
Director, VMC Program
Christina.Bruce@vaughan.ca

Amy Roots
Senior Manager, VMC Program
Amy.Roots@vaughan.ca

Jennifer Cappola-Logullo
Manager Development 
Engineering, VMC Program
Jennifer.Logullo@vaughan.ca

Gerardo Paez Alonso
Manager Strategic Parks 
Initiatives, VMC Program
Gerardo.PaezAlonso@vaughan,ca

www.vaughan.ca/VMCPlan
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